
Town of New Glarus

Plan Commission Minutes

Thursday, November 17, 2011
7:00 PM
Attendance: Bob Elkins, Duane Sherven, Gof Thomson, John Ott, and Reg Reis, Dean Streiff (alternate 7:10 PM), and John Freitag
Not in Attendance: Keith Seward
Also in Attendance: Kim Schucardt, Sherry Wilde (agent for Janie and Andrew Crawford), Craig Galhouse (Assessor for the Town), Mike Fenley (Town Building Inspector), Dale Hustad (Town Attorney), Jim Hoesly, and John Wright (Deputy Clerk)
Chair Pro Tem B. Elkins brought meeting to order at 7:00 PM

1. Review Proper Posting—confirmed by Deputy Clerk
2. There were no public comments.

3. J. Ott moved to approve the minutes of 10/20/2011 as presented; 2nd R. Reis.  Motion carried.

4. Deputy Clerk Wright stated he was presented with a question regarding §110 Land Division/Subdivision of the Town’s Code.  Wright stated that the Code is clear about excluding properties from the calculation of contiguous acreage as defined by Certified Survey Map (CSM) prior to the adoption of Chapter 15 (now 110) on October 13, 1997.  Contiguous acreage is the basis for determining the maximum amount of large lot or cluster divisions of property.  Wright stated the he was uncertain whether a Plat of Survey filed with Green County Register of Deeds prior to date of Ordinance would also be excluded from the calculation of contiguous acreage.  Wright reported he contacted a representative from the Green County Register of Deeds Office yesterday.  Their observation was that a Plat of Survey is filed, whereas a CSM is recorded.  The representative suggested for Wright to contact the Green County Corporation Counsel Brian Bucholtz.  
Wright reported he spoke with Bucholtz yesterday afternoon, but Bucholtz was unable to render an opinion and suggested Wright contact Green County Zoning Administrator Adam Wiegel.  Wright contacted Wiegel about a related question (see attached excerpt from 081218 Plan Commission minutes).  According to the minutes, Wiegel did not find a Plat of Survey to be an adequate substitute for a CSM; however, Wiegel based his opinion on the assumption that the Plat of Survey would not include a metes and bounds description of the property.  Wright referred those in attendance to a Plat of Survey prepared for Verlyn Adamson, dated September 20, 1977.  Wright noted this Survey includes a metes and bounds description of property, a monument, and the existing road adjacent to the property.  
Sherry Wilde noted the 3.90 property described by the Plat of Survey was never part of the original Crawford farm.  D. Hustad noted there is a Town precedent of a Plat of Survey, considered as a separate parcel.  Deputy Clerk Wright established the property was owned by the Crawfords prior to the date of Ordinance (October 13, 1997); the 1997 Assessment Roll that was printed on June 27, 1997.  Sherry Wilde requested the Plan Commission accept the Plat of Survey of the property to be excluded from the contiguous acreage owned by the Crawfords and to consider the additional sale of 4.1 acres to the east of that property to the Schucardts as a Neighbor Exchange (i.e. no new lots would be created and no additional residential building sites would be transferred with the sale).  G. Thomson moved to accept the Plat of Survey as equivalent to a Certified Survey Map.  D. Hustad warned that a general motion could set an unwanted precedent that might allow other descriptions of property to qualify for exemption from contiguous acreage as well.  Thomson withdrew his original motion.  B. Elkins recommended that an expert in surveying be consulted for their opinion.  Motion: G. Thomson moved to accept this Plat of Survey as the equivalent of a Certified Survey Map if the legal description meets the Certified Survey Map standards (without any change) and same as so attested to by a registered land surveyor; 2nd J. Ott.  Motion carried.  D. Sherven suggested the request come from the Town, not the divider or their representative; without objection.  Deputy Clerk-Plan Administrator Wright agreed to present the issue to Todd Hasse of Hasse Surveying in Monroe, WI and noted his charges, if any, would be taken from the CSM escrow deposit made by Agent Wilde; without objection.
5. As discussed above, Sherry Wilde is representing this potential Neighbor Exchange/Land Division for Janie and Andrew Crawford.  Ms. Wilde explained that the Crawfords want to sell a total of 8.0 acres of their property that includes one residential building site: land contained within the Plat of Survey totaling 3.90 acres and an additional 4.10 acres to the east (see attached aerial map).  If the determination by Surveyor Hasse is that the Plat of Survey is not equivalent to a CSM and thereby exempted from the contiguous acreage, then the Crawfords have authorized Wilde to request the approval of one large lot division of their property.
a. Building Inspector Mike Fenley reported he conducted a site visit on Tuesday, November 15, 2011 as part of a Preliminary Site Suitability Study.  Fenley stated the proposed location of the driveway would not need to be engineered, although a small amount of work would need to be done directly off of Pioneer Road to reduce the initial grade and a culvert would need to be installed in line with the existing ditching.  Fenley went on to state that the proposed location of the building envelope would create no or little erosion problems, although a second culvert might be necessary near the midpoint of the proposed driveway.  

b. Deputy Clerk Wright presented the results of the Technical Review Committee:

· The driveway will not exceed the maximum grade of 13% (it will be 6-7% on average) per §36-5 H and will not disturb any slope in excess of 25% per 36-6 A (1)
· No inside radius of the proposed driveway is less than 36 feet per §36-5 G
· Site lines to either side of the ingress to the lot are in excess of the 250’ minimum and is on a section of Pioneer Road that has recently been double-striped for added safety

· The proposed location of the building envelope is well below the ridgeline

· The proposed rear of the building envelope is within 50’ of the existing wooded area to limit the future dwelling’s visibility

· The proposed length of the driveway is between 400-500 feet in length and may require one turnout for emergency vehicles if it is found to exceed 500’ and must be a minimum of 16 feet wide per §36-5 B
· The proposed location of underground utilities is unknown; however, there is an existing residence on the other side of the ridge and a transformer pedestal nearby on Hustad Valley Road

c. The members of the Commission considered the proposed land division and reviewed the preliminary CSM as prepared by Thom Grenlie.  Motion: G. Thomson moved to recommend the division of property as described by the preliminary CSM if the Plat of Survey is found not to be equivalent to the Certified Survey Map; 2nd J. Ott.  Motion carried.  Deputy Clerk-Plan Administrator Wright noted Fenley’s Preliminary Site Suitability Determination fee of $100 would need to be paid out of the CSM escrow account paid by Wilde regardless of the outcome of Hasse’s review.
6. B. Elkins introduced Craig Galhouse of Wisconsin Assessment Services who has agreed to give a presentation on assessing real properties.  Galhouse handed out sample documents to demonstrate how land classifications and subclassifications affect the market value of property.  According to the Wisconsin Assessment Manual there are administrative descriptions for how these classifications are applied.  Galhouse stated the Department of Revenue website includes a document for the lay user entitled 2011 Agricultural Assessment Guide for Wisconsin Property Owners (http://www.revenue.wi.gov/pubs/slf/pb061.pdf).  Galhouse used Conservation of Reserve Program (CRP) property as an example of agricultural use, which in spite of not being in active production is still ag use.  Galhouse noted that Class 5: Undeveloped is a catch-all category that includes swampland, wetlands, bogs, fallow agricultural lands, etc.  Class 7: Other includes farm improvements including residences.  Galhouse noted by using sales comparison approach, the value of each classification of unimproved property can be accurately estimated.  Once all these values are known and subtracted from the sale price, the improvement value can be derived.  
Galhouse then shared the same sample parcels to illustrate how the assessed value can be altered according to changes in use value and classification.  The members thanked Galhouse for his presentation.
7. Jim Hoesly stated he attended another meeting regarding the Farmland Preservation Map for the County on November 1, 2011; D. Streiff was unable to attend.  Hoesly noted that per a conversation he had with Tonya Gratz from the Green County Land and Water Conservation Department, an Agricultural Enterprise Area can be piggybacked with any contiguous property in an adjoining municipality.  Hoesly presented a new map that excludes small parcels, cemeteries, the brewery, the Village, and the New Glarus Woods State Woods Park.  Mr. Hoesly presented a second map that also excluded parcels recorded by Certified Surveys; this would eliminate a substantial amount of property from qualifying for agricultural preservation programs.  It was noted that any property that was defined by a Certified Survey, but not built upon would be eligible.  Todd Jenson and Tonya Gratz stated the County would help farmers develop a nutrient management plan, if requested.  Attorney Hustad suggested additional public notification of these discussions (beyond posting agendas) so they can react to the proposed maps as well.  Jim Hoesly stated his understanding is that there will be no conversion fee for new enrollees into a new plan who later opt out prior to the end of the 15-year term.  Motion: J. Ott moved to approve Map #1, dated 11/17/2011 that excludes small lots; 2nd D. Streiff.  G. Thomson proposed an amendment to the motion, stating if Larry Kubehl’s land is included, it will not change the terms of the development contract he has with Green County Zoning re: development of his property prior to a specific deadline.  D. Hustad did not think it was relevant to the motion; Thomson retracted his motion.  Motion carried.
8. B. Elkins stated that last month Deputy Clerk Wright asked the members if they would like to add a discussion item to this agenda regarding trailers within the Town to which they agreed.  It was agreed to defer this item to next month’s regular agenda; without objection.
9. B. Elkins reported the most recent Joint Town/Village Negotiation Committee was held on September 29, 2011.  The group recommended to their respective Boards the approval of a contract with MD Roffers of approximately $8,900 to be split equally.  Roffers would write a Cooperative Boundary Agreement that was in accord with both municipalities’ Comprehensive Plans.  Elkins reported that the Village Board approved the proposal, whereas the Town Board opted to wait until K. Seward had an opportunity to review.  
10. The next meeting will be Thursday, December 22, 2011 at 7:00 PM.  Agenda items will include: Continued Discussion of Trailer Issue; Update on Joint Town/Village Negotiation Committee.  G. Thomson moved to adjourn; 2nd R. Reis.  Motion carried.  Meeting adjourned at 9:28 PM.                                                                                       
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