
Town of New Glarus

Planning Commission Minutes

Thursday, February 15, 2007
7:00 P.M.
Attendance:  Keith Seward, Bob Elkins, John Ott, Duane Sherven, Reg Reis, Dean Streiff, and Pattie Salter, Town Clerk.  Absent: Gof Thomson and John Freitag,   Also in attendance: Tom Sandahl, Stuart Grossen, Robert Darrow, Jon Stumpf (from Ken Saiki Design), Dale Hustad, Clark Kepplingerk, and Mike Marty.
K. Seward called the meeting to order at 7:00 PM.

1. Review Proper Posting—confirmed by Chair and Clerk Salter.
2. Approve minutes of 1/25/07 meeting.  John Ott requested a minor change to the minutes to clarify that the golf course is located in the Belleville District and served by Monticello fire and emergency services. Motion to approve minutes from 1/27/07, as amended by J. Ott, seconded by B. Elkins; without objection; motion carried.  
3. Tom Sandahl Appearance.  K. Seward reminded the members present that T. Sandahl acquired property from Rebecca Hauser in August of 2006 that is located north of County Highway H to the east of County Highway J.  Seward questioned Sandahl about the division of tax parcel # 23 024 0230.0000 in order to have accurate information for determining how many available splits were left for all of the properties she owned in that location.  Seward noted that on an unrecorded CSM that Sandahl brought before the Commission what had previously been proposed in an earlier survey as two nearly equal splits was now a single 42.19 Acre parcel with a 2 Acre split off of the southeastern corner that is to be retained by Rebecca Hauser. In this agreement R. Hauser is able to retain one building site on 2 Acres and Sandahl receives one building site on the remaining 40.19 Acres.  Sandahl stated that he does not intend to cluster the property.  The 10.01 Acres on the western edge of parcel # 23 024 0230.0000 was accepted as split #5 on an unrecorded CSM when it was brought before the Town Board on March 7, 2006. 
Sandahl stated that he received a permit from the Highway Department to relocate the driveway to the east of the field drive off of County Highway H.  Sandahl stated that there is already a tube at that location.  The old driveway is to be removed this spring.  Sandahl and Hauser’s lots will be accessible through a shared driveway easement.  The proposed shared portion of the driveway is 50 feet.  One of the restrictions placed on Hauser’s building site is that an improvement must go in the southeast corner.  According to Sandahl, Hauser agreed to pay for the first 50 feet of the driveway.  The center of the shared drive is the western line of Hauser’s 2 Acre parcel.  D. Sherven noted that the slope of the proposed driveway to the marked building site was considerable according to the contour map.  Seward estimated that the proposed building site is approximately 40 feet below the ridge.  Sandahl noted where trees had previously been cleared for a field drive.  
Seward stated that the proposed driveway needs to be inspected to assure minimum standards including proper sight lines.  The total length of the driveway from County Highway H to Sandahl’s proposed building site is approximately 900 feet.  The length requires a turnaround and B. Elkins noted that for every 500 feet there also needs to be a turnout for a passing lane.  Seward noted that the grade of the driveway needs to be reduced to less than thirteen percent.  Sandahl is planning on adding approximately twelve feet of fill at the bottom and cutting down nine feet at the top of the drive to reduce the grade.  Sandahl noted the location of survey pins and old fence lines on the Property Survey conducted by Thom R. Grenlie of Madison, Wisconsin.
D. Sherven asked if there were enough splits remaining to assure that Sandahl could proceed with his plan.  Seward stated that originally there was the potential for ten splits: the home farm now owned by Peter Raskovic of 45.43 Acres was split #1, the 48.81 acres sold to Chad Yaun was split #2, the 5.06 Acres that is owned by Stephen Chambers was split #3, the 5.43 Acres that is owned by Robert Cegann was split #4, the aforementioned split that came before the Planning Commission on March 7, 2005 is split #5.  Split #6, Seward continued, would be Sandahl’s property purchase of 40.19 Acres, split #7 would be the 2 Acre parcel with a building site retained by Hauser, split #8 had not been identified and #9 is the cluster development described in CSM 3867.  Seward noted that approximately 37 Acres needs to be deed restricted for the cluster development as open space.  J. Ott wondered if the splits needed to be renumbered so that the unidentified split #8 becomes a yet to be determined split #9.  Seward figured that there were enough remaining acres to accommodate leaving the numbering system as is unless further research revealed a need to revise it.
Members brought up the fact that Sandahl, because his parcel exceeds 40 Acres in size, could opt to cluster so long as he identifies the building sites within a 2 Acre area with three contiguous building sites.  The balance of the property would have to be deed restricted as open space to accommodate the cluster.    It was noted that Sandahl may be required to do more tree trimming/removal to accommodate emergency vehicles.  If the driveway is built according to Town specifications J. Ott did not see any problems with it getting approval from emergency services.  However, some provision needs to be made to allow the trucks to come close to the building site and to be able to turn around.  Tom Sandahl will make an appointment with Mike Fenley, the Town’s Building Inspector.  K. Seward made Sandahl aware of the two fees for the Driveway Application/Inspection process.  
The Planning Commission noted that it needs clarification from R. Hauser or her representative Ron Furhr as to the status of the balance of Hauser’s land division.  This is not the responsibility of T. Sandahl, but a related matter that needs to be completed by the Clerk or Deputy Clerk before the next Planning Commission meeting.
4. Update on Darrel Weber Issue.  Chair Seward made the members aware of the proposed property swap between Sherry Wilde and Darrel Weber.  Weber has a 1.5 Acre piece of property next to the Neuchatel subdivision.  The swap of a small wedge was proposed so that Wilde could get the necessary easement for the proposed entrance into her Neuchatel subdivision.  Weber would be compensated with a similar piece of property contiguous to the western edge of his property.  This swap would require the abandonment of his driveway.  Weber would then connect a Town Driveway to the new Village street that would lead into Neuchatel from State Highway 39 to give him access to his property.  It is his intention that his swapped property be in the Town, not in the property annexed by the Village.
5. Consultation with Bob Darrow and John Stumpf about updated designs for Golf Chalets at Edelweiss.  At last month’s meeting the Planning Commission had requested that B. Darrow should create a document that included legal language to formally request a variance if he was to pursue his proposed duplex design.  One of the larger obstacles expressed by the Commission at the prior meeting was that Darrow’s proposal re-divided the property that resulted in more building sites.  B. Darrow stated that he was still refining the variance issues to present before the Commission.  He reported that he will be going before the Exeter Town Planning Commission on Tuesday, February 20, 2007.  After he spoke to Bill O’Connor, a member of the Joint Extraterritorial Zoning Commission who represented the Town of Exeter, it was Darrow’s impression that they were very receptive to his plan.  Darrow went on to state that he would also be meeting with the Board of Directors from the Edelweiss Chalet Country Club the same night.

Duane Sherven asked if Darrow or Stumpf had checked Green County Codes or Ordinances yet.  They agreed that they had read those documents, but had not yet spoken with the Zoning Administrator.  Sherven stated that he had spoken to Adam Wiegel, Green County Zoning Administrator, and that he had questions.  Darrow agreed that he would speak to the County, but thought it more appropriate to get approval of the preliminary plan from the Planning Commission first.  Darrow’s next steps, he stated, was to work on the variance request and to have an Engineer and Surveyor create a plan to scale.
Jon Stumpf of Ken Sakai Design presented preliminary images of how he visualizes the exterior of the duplexes would look and how they would be located along the slope.  B. Elkins asked for further details concerning the upper illustration; Stumpf explained that the structure on the left is the house and the roofed structure on the right is an attached garage.  The structure between the main floor of the house and the lower level that is built into the slope is a deck.  The vertical structure between units is a chimney.  Darrow cautioned that these were preliminary drawings, not to scale, and that more detailed plans would follow if he was encouraged by the Planning Commission. 

D. Sherven asked if all the properties in the Town of New Glarus would be contained on a single CSM.  Stumpf wasn’t sure, but knew that it would have to be replatted from the original configuration so that each house sat on a lot and that the surrounding common area would be defined.  Sherven asked if that meant that each house would have a separate CSM to which Stumpf agreed.   Seward thought that although the proposal is intriguing, it requires replatting the lots which had been grandfathered in pre-ordinance which would now make it a post-ordinance project.  As such it would need to adhere to those new guidelines regulating clustering and density.  J. Ott thought that this project was laid out much better than the original configuration, but did not mean that to suggest his approval of the entire project; many questions still needed to be addressed to convince the Planning Commission that a variance is warranted.  Darrow agreed to speak to a representative from Green County Zoning before appearing before the Commission again next month.  He would also be able to report on the meetings with the Planning Commission of the Town of Exeter and with the Board of Directors from Edelweiss Chalet Country Club.  
6. Consultation with Clark Kepplinger and Calkins Engineering about updated designs for Edelweiss Estates.  Seward reminded the members that C. Kepplinger had come before the Commission last month to propose 6 large lot divisions of the property he purchased from John Frietag located between Zentner and Marty Road.  Last month preliminary plans were presented, but not all driveways and their slopes were defined.  C. Kepplinger was asked to have a CSM created for the 20 acres he had agreed to set aside as open space.  He was also was asked to provide a copy of the Restrictive Covenant that applied to the lots to be sold in addition to a contour map of the topography.    Kepplinger was asked to consult Dave Anderson, Chief of the New Glarus Fire Department about his plans.  The Commission also requested that the location of the fence be included on the proposed Plat of Survey.
C. Kepplinger gave Clerk Salter a $2500 check for the escrow account to cover engineering and legal fees.  Kepplinger will pay the $175 application fee and $50 affidavit fee the following day.  C. Kepplinger and Mike Marty of Calkins Engineering presented a Concept Layout comprised of an aerial view of the property with superimposed contours, tax parcel numbers, roads and the proposed locations of the six lots and their shared cul-de-sacs.  The map also defines the 20 acre area that is deed restricted as non-buildable open space.  C. Kepplinger pointed out that the three lots to the southeast corner of the property along Marty Road are set back 100 feet to define the areas where homes can be built, adjacent to the woods.  The setback is represented by a dashed line.  Lot 1 is 16 acres, Lot 2 is 15 acres and Lot 3 is 15 acres in size.  Kepplinger is flexible on the location of the three building sites to accommodate the ordinance restricting rooflines relative to the ridgeline.  If a buyer wants a variation from what he has proposed in the restrictive covenant they are then to come before the Planning Commission.
Also included in his packet are the restrictive covenants and joint driveway easement agreements.  He pointed out on page three of the restrictive covenant that the utilities will be underground.  On page two, he continued, the single family dwellings are restricted to single story construction and a minimum size of 1800 square feet irrespective of porches and garages.  They are to have 2 ½ car, attached garages.  He has planned a 2400 square foot outbuilding, 40 feet by 60 feet in either the building restricted area in the 100 foot setback or in the woods.  The owners may keep a maximum of three horses but no other livestock.  The three lots adjacent to Marty Road will be in one Certified Survey Map and the three lots adjacent to Zentner Road will be contained in a different CSM.  Kepplinger is retaining Lot 3 adjacent to Zentner Road for himself.  Lots 1 and 2 adjacent to Zentner Road are 20 acres in size.
The building envelope for Lots 1 and 2 adjacent to Zentner Road are defined on the map and are just below the ridgeline.  The homes are restricted to single-story construction of a minimum of 1600 square feet to be located to the east of the dashed line.  Owners may keep a maximum of five horses but no other livestock.  All the buildable lots on both the proposed CSMs are restricted to a maximum garden of one acre, cannot park cars outside the road and oil tanks cannot exceed 1,000 gallons.  The third driveway that had been discussed previously was not pictured on the map.  The planned cul-de-sacs have 66 foot wide easements with a 20 foot asphalt surface, four compressed to three.
C. Kepplinger was given the Site Review application and the CSM Survey Checklist.  He was warned that he needs to read the Town of New Glarus Code.  Seward stated that he Kepplinger needed to be mindful of the issues of suitability of soil types for building, for septic fields, and potential flooding/runoff issues.  Kepplinger was further instructed to secure DNR and Town Board approval when he prepares to put in his ponds. K. Seward noted that the properties’ location next to neighboring agricultural entities (Eichelkraut, Sherven and Dorn) require that Kepplinger review §15.6.10 because the partition fence issue must be recorded on the Final Plat, CSM or within the Restrictive Covenants.  The CSMs must be recorded before he can sell any lots. C. Kepplinger plans on attending the next LPC meeting. 
7. Discussion of Building Setback Definition. The question is does the 2 acre building envelope prevail or the lot-line?  D. Hustad’s interpretation according to an email to K. Seward dated 2/5/07 is:  
My interpretation of the above is that the Building Envelope designates where the residential structure will be placed.  The structure needs to be placed within that Building Envelope such that all set backs are met, from the structure, not necessarily from the Building Envelope.

In a Cluster Development, the minimum two acre lots must be share a common lot line.  One of the set backs for the residential structure would be from that common lot line.  The other set backs would be from the street, rear lot line, etc.



All commission members present agreed that this definition made sense.

8. Discussion of Utility Construction: Overhead vs. Underground. Seward submitted D. Hustad’s interpretation from an email dated 2/5/07 that reads as follows:
My interpretation of the above (applicable sections of the Land Division and Subdivision Code) is that at some point, whether during consultation with the Planning Committee or during the review of the CSM or Plat by the Town Board that the location of the electrical lines, as well as whether poles will be utilized are discussed and agreed upon.  If the Town Board wants the Planning Commission to look at this issue, the Town Board needs to make that known.
For a single large lot building site, it appears that the transmission lines can be above ground until they get to the actual lot line where the building envelope is located.  At that point, the preference is for the utility lines to then be buried.  For Cluster Development or Plats, the lines can be above ground (transmission lines) until they reach the development.  Once they reach the development, the (distribution) line that may service several lots is to be underground, as well as the lines that go from that distribution line to the residence.  Furthermore, where there are multiple building sites that will require easements for power lines that those easements are made available to the Town Board.

The requirement is to the land divider such that he/she is to make the utility companies aware of the requirements of the Town Board as it relates to above and below ground utility lines.

If Pattie has a checklist for land dividers, this issue, if it is the wish of the Town Board, should be added to that checklist.

As far as enforcement, the Building Inspector needs to be made aware of agreements regarding utility lines so that when the Building Permit is requested and he/she does follow up inspections that this issue can be overseen by him/her as well.

9. Public Comments.  Duane Sherven presented a handout that the Town of Monroe uses as part of their Driveway Ordinance Amendment.  Add this issue to the March Agenda.

The next meeting is set for Thursday, March 15, 2007 at 7:00 PM.  The agenda is to include the Clark Kepplinger appearance, an update of the Darrel Weber issue, another consultation for Darrow /Disch and a discussion regarding the “Potential Drawbacks – Code of Country Living” handout. 
10. Move to adjourn by D. Streiff, motion seconded by J. Ott.  Meeting adjourned without objection at 9:05 PM.
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