
Town of New Glarus

 Planning Commission Minutes

Thursday, September 27, 2007

7:00 P.M.
Attendance:  Keith Seward, Chris Narveson, Dean Streiff, John Ott (7:15), Bob Elkins, Reg Reis (7:02), Duane Sherven, and John Wright, Deputy Clerk.  Not in attendance:  John Freitag and Gof Thomson.

Also in Attendance:  Roger and Cheryl Arn, Al Lienhardt, Dave Blecker, and Katie Ross.
K. Seward called the meeting to order at 7:00 PM.

1. Review Proper Posting—confirmed by Chair and Deputy Clerk.

2. Approve Minutes (8/16/2007).  J. Ott made a motion to approve the minutes from 08/16/2007with a correction that Duane Sherven was not in attendance; seconded by B. Elkins.    Minutes approved as amended without objection.  
3. Public Comments.  C. Narveson stated that he objects to the current language contained in the Intergovernmental Agreement between the Town and Village for the development along Durst Road.  He worries about who is culpable if work along the right-of-way is not completed within 40 days.  Chair Seward stated that the Town and Village have been meeting on the issues surrounding the Neuchatel development and its impact upon adjacent residents along Durst Road.  One of the concerns of the Town is with bonding of the work.  The developer issued a letter of credit for the benefit of the Village to avoid any potential problems that might arise; the funds total approximately $90,000.

Seward stated that all the utilities will be along the public right-of-way.  The roadway will be widened and lifted.  Easement Agreements have been drafted for Bernard Schwoerer and Larry Disch that have yet to be signed.  There will be 30” culverts beneath their driveways and capped laterals for sewer, water and utilities for each of the existing three homes. There are eight or nine properties along Durst and the Village has agreed to include laterals for the future.  The target date to begin work on Durst Road is in the spring of 2008 to be completed within a maximum of 40 days.  The Village did not want to be held to the 40 days in case of conditions beyond their control, preferring 90 days instead.
4. Report from Dale Hustad Regarding Language of Hauser Restrictive Covenant.  K. Seward asked to delay item 4 until the arrival of Dale Hustad.  There was no objection to delay item 4 until later in the meeting pending Hustad’s arrival.
5. Consultation with Al Lienhardt Regarding Proposed Clustering of Property.  Al Lienhardt presented a more recent proposed Certified Survey Map that omits the location, size and shape of the building envelope and reconfigures the lots to follow County Road N.  Lienhardt presented a document from Green County Highway Department for their recommendations for driveway placements.  Lienhardt did not get a permit from Green County for the northern shared driveway because he is not considering selling or developing that property within the next year.  He also stated that he would like to continue to use the field road that is currently there.  Lienhardt stated that he was treating the drive as an easement rather than creating a shared driveway agreement.  Dick Marty had suggested to Lienhardt the northern driveway location based on visibility rather than being opposite Larry Kubehl’s proposed development.  D. Sherven asked if Lienhardt would have access to the remainder of his property to the north to which he replied that he has a field drive to access that location.
At the August 16, 2007 Planning meeting it was determined that Lienhardt would have to deed restrict a minimum of 44.420 acres as open space.  Lienhardt stated that he had done research on the property within the Managed Forest Land program.  He calculated that he would have to remove 6 acres from the program and repay the taxes saved to the Wisconsin Department of Natural Resources.  Lienhardt showed the members the location of the building sites relative to the existing trees and contours of the land.  He also showed the members where the soil test had been conducted.  K. Seward asked if any Restrictive Covenants will be drafted for the properties.  Lienhardt will treat any restrictions as deed restrictions rather than as Restrictive Covenants.  Lienhardt will share those restrictions in the future since they are not required.  He will restrict mobile homes and will restrict the building lot sizes to the minimum of 2 acres.  K. Seward stated that the restrictions would help Mike Fenley, the Town’s Building Inspector.  J. Ott argued that because Lienhardt was only considering developing one lot at this point that creating restrictions could become overly burdensome.
R. Reis asked if it was necessary to define the joint driveway at this point.  Lienhardt has defined it as depicted on his revised plan based upon the suggestions from Green County.  R. Reis stated that there would be fewer stops if the northern drive was across from the proposed Kubehl development.  Lienhardt restated that Green County had placed the northern driveway based upon site lines.  He also stated that the number of lots in Kubehl’s proposed development would require and additional passing lane be added to County Highway N.  D. Sherven noted that the other option within the Kubehl development is for the bus to pull into the subdivision instead of stopping on N.  Lienhardt paid the $175 consultation fee for his appearances before the Land Planning Commission and the $50 affidavit fee.  K. Seward asked the members present if they had any additional suggestions, needs or concerns.  There were none at this point in time. 
Lienhardt had spoken with Nic Owen, the Village of New Glarus Administrator, who said that the plan will require the joint approval of the Extraterritorial Zoning Commission.  Seward noted that there will need to be a Public Hearing once Lienhardt’s changes/additions to his proposal are completed.  J. Ott made a motion to approve the proposed CSM as presented; 2nd by B. Elkins.    The motion carried without objection. The group noted that the building lots aren’t required due to the small lot sizes.  The Deputy Clerk agreed with the Clerk to schedule and properly advertise and mail notifications for a Public Hearing.
6. Consultation with Andrea Priebe Regarding Options for Developing Don Thompson Property.  This item was tabled due to absence of the parties involved until some future date when they contact this Commission.  
7. Consultation with Roger and Cheryl Arn Regarding Available Splits for Property.  Cheryl Arn had contacted the Town Office on July 9, 2007 about options for building on and/or selling portions of their properties.  The Arns own 277.64 acres on Durst Road that contains a single home that existed at the date of the Ordinance enacted on October 13, 1997.  According to the split computation completed on July 10, 2007, the Arns have six remaining splits.  Roger stated that he is building a home for his own use and that it and the property it is on would not be sold.  Roger noted that Mike Fenley, the Town’s Building Inspector had visited the site last month.  K. Seward noted that the farm is within the Extraterritorial Zone.  The members present did not see any conflicts within that zoning district.  D. Streiff asked if the Arns would have to survey a 2 acre building site in order to meet the Town’s code.  Streiff stated that he had to survey a building site for a home for his son as noted that the same was required of Jim Hoesly for a home he was building on his property; Streiff noted that both items established a precedent for surveying a building site given these circumstances.  The Arns had no objection to creating a Certified Survey Map.  Seward requested an easement be considered to alleviate any future problems if and when they choose to sell adjacent property.  It was noted that when Jim Hoesly built a home on his lot that it did not require a Public Hearing.
8. Discussion of Possible Tower Ordinance with Presentation by David Blecker.  R. Reis introduced David Blecker and shared information about a workshop he hosted in Spring Valley, Wisconsin.  Mr. Blecker stated that he has 15 years experience working with wind turbines and is an electrical engineer.  Blecker stated:

· location is crucial regarding the effectiveness of this technology 

· education is advisable to those considering this alternate energy option
· wind energy is currently growing at a 30% rate annually and Texas has now surpassed California in number of wind turbines

· the average home consumes 900 KwH per month

· most systems don’t store excess energy

· appropriate setbacks are the primary restriction a municipality should be concerned about: 1 to 1.1 times the tower height from property lines and roads is recommended

· a typical wind turbine under moderate wind conditions generates around 45 dBa compared with a speaking voice that generates 65 dBa

· wind generators must be insured for liability purposes

· maintenance for small towers is approximately 2 hours per year

· a typical small unit has a life expectancy of 20 to 25 years

K. Seward asked who is erecting these wind farms.  Blecker stated that private capital is backing most wind farms.  However, in Wisconsin WE Energies and Alliant are both invested in this technology and are employing wind technologies to even out fluctuations in other energy costs.  Seward asked the percentage of their energy generated by wind technology; currently the figure1.6 %, which might be raised to a 20% in the future.  K. Seward asked about buyback and sellback of surplus energy.  Blecker stated that systems up to 20 KwH have a buy back agreement at the retail cost.  The voltage is typically either 240 or 480.  Blecker stated that there are safeguards established in case the electrical grid was to go down.  
J. Ott asked the average cost for a single-family home.  Blecker said the cost can vary widely; between $10,000 and $200,000 and is around $50,000 for the average user.  D. Sherven asked the timeline for payback.  Blecker stated that the payback is less about economics and more about values and beliefs.  When working with farmers the payback can be as brief as four years with ideal conditions.  Blecker stated that the blades of modern turbines are airfoils so they cannot turn with ice on the blades eliminating the risk of throwing ice any appreciable distance.  Blecker suggested that wind turbines are most appropriate in those areas zoned Ag1 and Ag 2.  D. Sherven noted that at the County level that Conditional Use needs to be reviewed when owners of properties zoned agricultural are considering rezoning as wind farms.  B. Elkins asked about single pod, guy lattice tower, or guy wires.  Blecker stated that there is no difference for performance, just a cost and aesthetic differentiation.  Maintenance for small towers is approximately 2 hours per year.  A typical small unit has a life expectancy of 20 to 25 years.
Blecker summarized a case that had been overturned by the Court of Appeals.  In Mequon a couple of neighbors wanted to each construct wind turbines on their own property and neighbors complained.  Eventually the City of Mequon’s Board of Zoning Appeals denied the residents conditional use permits citing Wisconsin Statutes 66.031 and 66.032.  The Court of Appeals eventually struck down the municipality’s limitations as established by the Local Circuit Court.  Blecker went on to summarize a similar case in St. Croix Falls whereby it was determined by the Circuit Court in Polk County that the delays in granting approval for a resident to construct a wind generator overreached the bounds of that local authority.  The members present thanked Blecker and Ross for their time, information and recommendations.
9. Update on Split Computations Presented by Deputy Clerk Wright.  Wright shared with the members present that he has completed 26 of the 36 sections of the Town.  He has also spot reviewed some of the first computations that he completed to make sure that they are accurate now that he has more experience.  Some of the more difficult computations that have been calculated will be reviewed at some future date with Rick Maliszewski of Ekum Abstract in Monroe, WI to ensure accuracy.  Wright anticipates that he will be able to complete the balance of the computations within a month’s time.  Deputy Clerk Wright stated that one of the largest frustrations is the apparent neighbor exchanges that have taken place that have reconfigured properties, yet do not appear in the public record.  These exchanges are inferred by the change of legal description of property in the annual Property Tax Rolls and in the graphic representation of property on plat maps.  Wright makes a notation of these changes on the computation sheets with probable dates of change.
10. Set Next Meeting and Agenda Items.  The next meeting will be on Thursday, October 18, 2007 at 7:00 PM.  Agenda items will include: Discuss a Tower Ordinance with Possible Action; Possible Consultations with Arns and Lienhardt; and Report from Dale Hustad Regarding Language of Hauser Restrictive Covenant.
11. Move to adjourn by D. Sherven; motion seconded by D. Streiff.  Meeting adjourned without objection at 9:18 PM.
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