
Town of New Glarus

 Planning Commission Minutes

Thursday, April 26, 2007
7:00 P.M.
Attendance:  Keith Seward, Bob Elkins, Dean Streiff, John Ott, Reg Reis, Duane Sherven, Gof Thomson, John Freitag, and John Wright, Deputy Clerk.  Also in attendance:  Don Buesser, Sharon Darrow, Bill Tomkins, Dorene Disch Severson, Howard Severson, Todd Hasse, Jerald and Juanita Dahlen, Tom Sandahl, Stuart Grossen, Leo Sweeney, Joyce and Vic Eggleston, J. Stumpf, Bob Darrow, Dale Hustad, Darrel Weber, John Marty and Ron Fuhr.
K. Seward called the meeting to order at 7:00 PM.

1. Review Proper Posting—confirmed by Chair and Deputy Clerk.
2. Approve Minutes (3/15/07).  J. Ott made a motion to approve, seconded by B. Elkins.  G. Thomson wanted reference to the letter mailed to Jim Hoesly on April 2, 2007 from K. Seward to be included in the minutes to avoid confusion with the discussion in item 5; that Hoesly’s building site did not constitute a split.  In the letter Seward explains to Hoesly that although the land division does not constitute a split because the property has not been sold, it nevertheless is a 35 acre deduction from the existing parcel (see item 12 below).  D. Sherven asked Deputy Clerk Wright who had made the motion and seconded it on the approved action under item 5.  Wright will listen to the recorded minutes and will amend the minutes to include that information.  Sherven also noted that under item 6, Mike Marty’s title is surveyor not contractor.  Finally, Sherven asked about the accuracy of the source of the original document he presented under item 9 Potential Drawbacks—Code of Country Living.  Deputy Clerk Wright explained that Sherven’s document was indeed from the Town of Monroe in Adams County; the confusion was created when the Town of York mistakenly attributed the basis of their document Realities of Country Living to the Town of Adams in Green County. Wright agreed to add a note in the March 15, 2007 minutes under item 9 to clarify this error.  Minutes approved with the noted changes without objection.
3. Consultation with Bob Darrow and Jon Stumpf, Ken Sakai Design, Regarding Golf Chalets at Edelweiss.  B. Darrow said that he approached both the Edelweiss Golf Course and the Town of Exeter Plan Commission and that their plan had been received favorably by both.  J. Stumpf met with a representative from Green County to discuss the proposed plans and the location of the lots.  
J. Stumpf presented an updated plan using satellite information to make his plan more specific.  The outlines represent the building envelopes and the dark lines represent the shared drives.  Through statements by Stumpf and through questioning by the membership, new facts arose about the project:

· Green County will not allow three single-family dwellings to be contained on a single lot (J.S.)

· Green County requested that the drives be public right of ways, meaning they would be Town roads, not private drives (K.S.)

· There are now six and a half lots proposed in the Town of New Glarus (D.S.)

· There is only on lot per townhouse so they will be treated like condominiums (G.T.)

· An association agreement between property owners will include provisions for the maintenance of the three joint wells and two septic fields (K.S.)

· The two utility structures pictured on the map will house the equipment used to monitor the wells and septic systems (K.S.)

· There is approximately 30 feet between building envelopes and approximately 40 feet between each townhouse (J.O.)

· The target date to break ground on the project is fall of 2007 (K.S.)

· Darrow owns five single-family lots in the Town of Exeter adjacent to the ones in the Town of New Glarus (G.T.)

The following is a list of recommendations made by the members present:

· An additional legal description was necessary to describe the specifics of the townhouse/condo approach (G.T.)

· The Association by-laws should include restrictions regarding potential fire hazards including green, maintained lawns and restrictions for burning trash (J.O.)

· An assurance that there would be adequate water pressure from the two wells to be able to fight a fire(s) (K.S.)

· A list of reasons to grant a variance of density and existing lot lines from the Town Board (D.S. and K.S.)

· The shared driveways would need to be built to Town road specifications (K.S.)

Darrow would like to have a list of concerns from the Land Planning Commission.  J. Ott recommended that the plans include sprinkler systems because of the nearness of the buildings.  K. Seward does not feel that there has been negativity towards the project, but the list of reasons for requesting a variance is a top priority.  R. Reis asked if the neighbors would need to be contacted when the Town Board considers the variance.  Seward asked Hustad if that phase requires a Public Hearing.  Hustad stated that the issue could be divided into two phases: variance and Public Hearing, but in this instance he wondered if two Public Hearings might be preferable. 
4. Discuss Dale Hustad’s Memo Regarding Utility Lines.  This issue had been dealt with in the February 15, 2007 meeting and was contained in those minutes that were approved at the March 15, 2007 meeting.
5. Review Green County Shared Driveway Ordinance.  This item has been addressed previously as described above in item 4.

6. Consultation with Ron Fuhr Regarding Split Calculations on Rebecca Hauser Properties and Driveway Widths and Underground Utilities.  R. Fuhr said wants to be on the Planning Commission agenda for next month.  K. Seward said that the new County Code requires that the joint driveway needs to be a minimum of 18’ wide with 3’ of shoulder.  R. Fuhr will consult with D. Hustad before next month’s meeting.  The two properties for Hauser will be on the June agenda for the Town Board for a Public Hearing.

7. Consultation with Pete Raskovic Regarding Clustering of His Property.    Raskovic stated that his goal is to preserve as much tillable land as possible.  Raskovic wondered if a representative from the Commission could come to the property to offer advice.  Seward noted that if it were to happen that the Commission would not consider that as an approval of his proposal by that individual, nor the majority.  The following facts/requests were shared with Raskovic regarding his proposal:

· A request  for a contour overlay map of the farm to help the Land Planning members visualize the topography and to determine if an engineered drive was necessary (K.S.)

· The joint driveway to access the other two proposed lots will need to be brought up to the standard of the current code (K.S. and J.O.)

· 3 lots are the minimum number in a cluster, but not every lot needs to be built upon (K.S. and J.O.)

· Consult the code closely when developing his plans and consider working with an architect or surveyor (K.S. and J.O.)

· 85% of his total property would need to be deed restricted if clustered, equaling 38.25 acres (K.S. and G.T.)

Seward noted that the existing farm buildings, 6-8 in number, are on what should be undeveloped land and stated that this issue needs to be addressed.  D. Sherven noted that agricultural buildings are allowed in open space.  J. Freitag made a motion to consider the agricultural buildings as part of the open space; D. Sherven seconded.  D. Hustad noted that on page 9, item (29) of the code addresses this issue.  There was a discussion about the distinction between agricultural and commercial use of a building.  Sherven noted that a Conditional Use Permit allows an Agricultural space to remain classified as agricultural while it operates in a commercial manner.  G. Thomson asked if this motion is specific to this issue or will set precedence; Thomson felt uncomfortable allowing this item based on an omission as opposed to an affirmative statement.  The motion carried without objection that the farm buildings can be considered as open space.
8. Consultation with Jerald and Juanita Dahlen Regarding Split Calculations for Their Properties.  The Dahlens have purchased 40 acres in the Town of York where they will build in the next year.  They are looking to sell their property on State Hwy 69 north that they had purchased from Delmar Arn and are seeking the Planning Commission’s advice for the number of splits available.  K. Seward asked if the parcels added up to 114.23 acres; according to the tax rolls the acreage adds up to 112.43.  Their acreage would allow for a total of 3 splits, two of which are taken up by the two existing homes.  Seward said that one option is to use the remaining split to cluster.  A cluster requires that the lots be contiguous and of a minimum size (2 acres).  According to Seward’s calculations the Dahlens could have a maximum of 6 lots.  If, however, the lots are larger than the minimum there would be fewer lots allowed because of the amount of open space required.
9. Consultation with Stuart Grossen and Tom Sandahl Regarding Driveway Construction and Building Plans and Schedule.  Seward asked if they were aware of the Green County Driveway Code, which they were.  Stuart Grossen presented the membership with a hand drawn preliminary plan with some elevation figures.  Grossen is going to engineer the driveway to reduce it to a 10% grade that will slope away from the road to minimize the potential for vehicle runoff.  He has spoken to Dave Anderson from the New Glarus Fire Department, but Anderson has not visited the site to date.  Seward thought the radius of the curve near the home was sharp for emergency vehicles.  Seward asked about the utilities easement.  Sandahl said that the utilities would follow the driveway and will be underground from County Trunk H to the building site.  Seward stated that the engineered drive would need to be inspected by someone else in addition to the Town’s Inspector at Sandahl’s expense.  Sandahl is planning to complete the drive by the end of May and hopes to get approval to begin building by June.  K. Seward asked the members present if there would be any objection to sign the Driveway Access Verification Certification document for Green County; there was no objection.  T. Sandahl paid the $500 non-refundable inspection fee and the $500 refundable deposit.
10. Consultation with Todd Hasse Regarding Dorene Disch Property Division.  T. Hasse apologized; he had been under the impression since the December 14, 2006 meeting that he had the Planning Commission’s approval and was hoping to appear before the Town Board.  Hasse presented:

· A CSM for lots 1 & 2 north of Marty Road and lots 3 & 4 to the south; an Exhibit A was attached to each CSM to show the proposed building envelopes and location of utilities with notes regarding zoning and partition fences
· A CSM to accommodate John Marty’s barn, garage and drive that was discovered to be on Disch’s property when conducting the boundary survey

· Use Statement and Application

Hasse stated that he had contacted Alliant Energy; they stated that a ten foot easement would be sufficient and that a formal plan was not required now for future agreements to hook up power.  Seward noted that the driveways are not indicated on the maps because it had been previously agreed that this detail would be waived until a future date if and when homes were built on the lots.  After some discussion Hasse was presented some options for indicating open space:

· The open space could be described through metes and bounds on the CSMs (K.S. and D.H.)

· The open space for lots 1 through 4 could be indicated on the Exhibit A attached to the appropriate CSMs (D.S.)

Hasse agreed to add reserved as open space in the proper areas of the provided CSMs.  After consulting with D. Hustad, Seward asked the Commission’s permission to allow the sketch presented at the December meeting to be modified to represent the required restrictions for the home farm site.  Seward stated that the building envelope for the original farmstead could be increased to 3.6 acres to allow for future building to replace the uninhabitable home.  Approximately 0.5 acre will be turned over to John Marty in a neighbor exchange.  That small transfer, it was noted, would change the overall acreage slightly.  Seward asked to consider conditional approval with the contingencies that open space is defined on the CSMs, a sketch that shows the farm with the building site and size defined, and revised calculations to reflect the neighbor exchange with J. Marty.  B. Elkins moved for conditional approval with the noted contingencies; seconded by J. Freitag.  Seward noted that earliest date for the Open Hearing would be at the June Town Board meeting.

Sharon Darrow asked about the fencing issue.  Seward explained that the Town of New Glarus Code requires residential land owners whose property abuts existing agricultural lands with cattle to provide and maintain partition fences.  Green County would need to be consulted after approval of the Planning Commission.  J. Marty was assured that the Warranty Deed for the exchange of property can proceed independently of the Commission’s action.  The motion to approve the Disch land division with the noted contingencies passed without objection.
11. Update on Edelweiss Estates: Public Hearing and Town Board Action.  Chair Seward stated that the Town Board approved the plans approved by the Land Planning Commission.  Seward noted a change from what the Planning Commission approved; the location of the driveway off Zentner Road to C. Kepplinger’s future home site will be decided at some point in the future.  The underground utility easements were addressed on the CSMs.
12. Review Letter sent to Jim Hoesly.  He should note that the building site would deduct 35 acres from his available acreage.  Seward noted that he was sent a split calculation sheet as well.  D. Sherven noted that in the future if the home is sold it would require a Certified Survey Map.  
13. Public Comments.  Darrel Weber stated that he had come to an agreement with Sherry Wilde regarding his property and shed off of State Highway 39.  D. Sherven stated that Dennis and Mary Kay Dorn received a Conditional Use Permit from the Board of Adjustments for use of their guesthouse.  One of the conditions is the installation of a new septic system.  Sherven would like to see the Land Planning Commission review these issues in conjunction with the Town Board before they go before Green County for approval.  Sherven stated that if plans do not meet the criteria of the Smart Growth Plan, the County should not consider their approval.

Sherven also noted that many cannot make Special Planning Commission meetings scheduled as early as 5:30 and 6:00 PM for property division discussions.  K. Seward noted that the Planning Commission has been remiss in some instances of holding Public Hearings for CSMs, land splits, major subdivisions, and Survey of Plats.  G. Thomson noted that the fee structure doesn’t support the work that is required of the office staff and Commission members.

K. Seward reported that Rock Road has asked for the Town to allow for the storage of their batch plant off of Exeter Crossing Road until December of 2008.  They are pursuing a Conditional Use Permit with Green County.  G. Thomson suggested allowing them to store the equipment until December of 2007 and to charge a fee if they return for an extension.  J. Freitag noted that he was told in the past that the Town was able to collect taxes upon the value of the equipment located in a quarry within the Town; he was not able to find a statute, however, to substantiate that claim.  D. Hustad noted that Craig Galhouse, the Town’s Assessor should be consulted.  K. Seward wanted a copy of the extension to the Conditional Use Permit from Green County Zoning that had been approved by the Board of Adjustments last summer.  K. Seward stated that they must pay for the repair of Exeter Crossing Road from the quarry entrance west to Highway 69.  G. Thomson suggested the use of a deposit, $5,000 for example, for the approval to store their equipment to assure the repair of Exeter Crossing Road.  
G. Thomson asked if the issue of the Old Town Hall would be addressed at the next Town Board meeting.  K. Seward stated that the Town has until June to exercise the Right of First Refusal on the Property.  Currently there is a $40,000 bid on the property from the owners of Nicki’s Diapers, a local online business.  The Parks Commission had examined the space on February 12, 2007 and did not recommend its purchase for their needs to the Town Board.  The Parks Commission, it was noted, had started a Sinking Fund for a Town Hall/Town Park.  G. Thomson recommended that an architect be consulted about the expense of bringing the space up to modern standards.
14. Set Next Meeting and Agenda Items.  The next meeting will be on Thursday, May 24, 2007 at 7:00 PM.  Agenda items will include: Consultation with Bob Darrow, and Consultation with Pete Raskovic.
15. Move to adjourn by B. Elkins, motion seconded by J. Ott.  Meeting adjourned without objection at 9:05 PM.
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