
Town of New Glarus

Planning Commission Minutes

Thursday, January 25, 2007
7:00 P.M.
Attendance:  Keith Seward, Bob Elkins, John Ott, Duane Sherven, Reg Reis, Dean Streiff, and John Wright, Deputy Clerk. Absent: Gof Thomson and John Freitag.   Also in attendance: Robert Darrow, Jon Stumpf (from Ken Saiki Design), Mike O’Connell, Dale Hustad, David Pesch, Clark Kepplinger, Mike Marty, and Eileen Horn.
K. Seward called the meeting to order at 7:05 PM.

1. Review Proper Posting—confirmed by Chair and Deputy Clerk Wright.
2. Approve minutes of 12/14/06 meeting.  Motion to approve minutes from 12/14/06, as presented by J. Ott, seconded by D. Sherven; without objection; motion carried.  Approve minutes of 12/28/06 Special Planning meeting.  Motion to approve 12/28/06, as presented by J. Ott, seconded by R. Reis; motion carried without objection.
3. Consultation with David Pesch.  Chair Seward reminded the members that the Peschs had come before the Planning Commission on 1214/06 to seek a partial abandonment of Gmur Road, requiring a variance from current ordinance.  At that time the Peschs had agreed to approach the property owner to their south to reach an agreement regarding a turnaround to bring Gmur Lane up to the current roadway standards.  Deputy Clerk Wright sent the Peschs copies of the Driveway Procedure Checklist, Driveway Application, Driveway Ordinance, and Highway Design Ordinance as instructed by the Commission.  David Pesch informed the Commission that he had a Certified Survey Map created and after looking at the space limitations on their lot they have decided that the 120’ turnaround would require the removal of trees and removal of the existing kitchen.  They have, therefore, withdrawn their request to partially abandon Gmur Lane.  The Commission members thanked Mr. Pesch for making them aware of this decision change.
4. Consultation with Bob Darrow for Proposed Property Improvements of Edelweiss properties and Jon Stumpf from Ken Sakai Design.  Chair Seward stated that B. Darrow had come before this Commission in November of 2006 for a consultation regarding his properties located near the Edelweiss Golf Course.  Those seven properties within the Town of New Glarus were established pre-ordinance and as such are exempt from the 2 acre minimum for a building site.  B. Darrow informed the Commission that in the past 60 days his plans have changed considerably.  He has been working with Ken Saiki Design of Madison.  Darrow’s proposed development is designed around a theme.  The name of the proposed grouping of improvements is the Golf Chalets at Edelweiss.  Darrow presented examples of local architecture whose style he would like to emulate.   He feels this style would be marketable and would make an attractive addition to the community.  Darrow introduced the Architectural Designer from Ken Saiki Design, Jon Stumpf.  
Stumpf stated that the location of Darrow’s land is ideal because it overlooks the Edelweiss Golf Course and the Village.  Stumpf used the concept of clustering to visualize improvements to the land that don’t stress property boundaries.  The design team wants to avoid the parceling of the land and building tall homes at the top of each high point.  They are working to preserve the rural bluffs along the ridgeline.  The highest point is about 1,020 feet.  The design calls for the peak of the roofs to be below the ridgeline.  He proposed 6 duplexes and 3 single-family dwellings.  The yards would form an approximate perimeter of 30-40 feet around each building site.  The property beyond each perimeter is to be held in common and would allow for a series of trails.  Stumpf also proposed to consolidate septic systems and wells.  By designing the units as a whole it minimizes the potential problems with water runoff and erosion.  The plan is divided into West and East Neighborhoods.  Darrow has a total of 22.5 acres in New Glarus and Exeter combined.  Eight of the lots are in the Town of New Glarus.  The black boxes on his supplied diagram represent existing structures.  Instead of having a series of individual driveways there will by two crossing drives that serve all the dwellings.

K. Seward sees the described septic system as being a custom system on the shallow bedrock that would require maintenance over the years.  Darrow introduced Mike O’Connell of Mount Horeb Plumbing, Inc. to explain the septic system. Mike thinks that the septic would most likely be a mound system.  It would essentially be a mini-sewage treatment facility that would pre-treat the water.  In Dane County an agreement is required among the residents and an annual inspection is required.  Stumpf described a system that he had installed in Minnesota that is essentially a sealed wetland whereby plants break down the sewage.  Seward asked if there would be an association and, if so, would it include snow removal, mowing and maintenance of the sewage system and well system.  The system is designed to accommodate the number of bedrooms in the design.  B. Elkins asked if the capacity would accommodate future additions.  Stumpf replied that approximately double the land for the septic system would be set aside to allow for future needs.
Seward asked if the original property lines would disappear: Stumpf confirmed.  B. Elkins asked if the entire project would be supervised.  Darrow stated that he plans to build 2-3 structures initially that he will oversee from beginning to end.  Stumpf said the proper term is a duplex condo.  Each residence as proposed by Stumpf, would sit on its own lot, so each duplex condo is on two adjacent lots.  Seward sees the density issue as being the problem and to approve it would require a variance from the Town Board.

D. Hustad stated that originally there were 11 lots and now there is a request to create 14 lots.  Originally there were 8 lots to the west of the line that divides the Town from Exeter.  There had been 3 lots in Exeter that has now been increased to 5 after a recent purchase.  Hustad noted that on the New Glarus side there was the possibility of 8 single-family dwellings but now what is being proposed is 7 duplexes instead.  Elkins wonders if the old lots were to be abandoned, wouldn’t a variance then be required.  Hustad doesn’t see a problem with erasing old property divisions as much as the issue of creating additional building sites.  Seward wondered if the Golf Course would be willing to deed restrict property to maintain adequate open space.  J. Ott thought that the golf course was approximately 160 acres in size.  The members expressed concern that there is a provision for a throughput to the property from Valley View Road for emergency services.  Ott noted that the golf course is located in the Belleville District but served by Monticello for fire protection as an agreement with Monticello and New Glarus Services.  New Glarus Services does not perform fire inspections in that area.

Seward asked who the target market for the Golf Chalets at Edelweiss would be.  Darrow figured about 75% of the sites would sell to people from the New Glarus area.  Darrow considers that most of the properties would probably sell to 50-55 year olds.  Elkins asked whether the structures would be single or two-story.  Stumpf plans for a walkout design because they are built into a hillside.  Darrow plans for the basements to be unfinished, which the potential for becoming bedrooms in the future.  Elkins thinks a limit has to be set on the total number of bedrooms so that the sewage system doesn’t have to be redesigned in the future if it were to exceed the designed capacity.
D. Sherven noted that duplexes were allowed prior to the current ordinance but there was only one owner and one renter.  Seward stated that the next step would be for the Planning Commission to consider the variance question regarding the change from the original 8 building sites to the duplex-condo concept that proposes more properties.  Hustad sees no problem with establishing single-owner duplexes other than the response of the neighbors.  Hustad said that the first step is a variance request and then a public hearing.  Hustad cautioned that it would set precedence and that the reason given for a variance cannot be based upon economic rationale.  Hustad also notes that the cluster concept as defined by the Town is very specific and that the design team’s use of the term to describe their grouping does not fulfill the formal requirements established by the Town.

Seward asked Darrow and his design team to come before the Town Board to seek a variance and that the language in the request should make a compelling argument in favor of the variance using appropriate legal language.  J. Ott would also like to know what the Town of Exeter thinks of the plan.  The property is within the Plat Review area of the Village, but outside of the ETZ.  Members voiced their individual concerns that were non-binding.  Darrow agreed to speak to the owners of the Golf Course, the neighboring property owners and Exeter Township and then will request another consultation with the Planning Commission at a future date.
5. Discussion/Action on Eileen Horn Neighbor to Neighbor Property Exchange.  Carol and Sandra Horn had appeared before this Commission on April 20, 2006 to seek information regarding a neighbor exchange of property.  The Planning Commission had asked that the Horns provide a survey and legal description to the Town Clerk upon completion.  This exchange would be approved, the Planning Commission decided, as long as no additional splits were created, according to those minutes.  Chair Seward directed the members’ attention to a map of the original piece of property, to a map of the neighboring property owned within the family by Doug and Sandra Horn, and to the proposed new configuration that adds 4.9 acres to the original property.  Seward asked D. Hustad if this issue also needs to go before Town Board.  Hustad replied that step as unnecessary so long as no new splits would be created.  J. Ott moved to approve the neighbor to neighbor property exchange and R. Reis seconded; the motion was approved without objection.  Seward signed the new CSM, the Application for Subdivision, and the Town Review of County Land Division/Subdivision Application documents dated 1/25/2007.
6. Seward asked if there was any objection to delay the Update on Action Taken by Town Board on John Freitag Property to deal with the Kepplinger issue.  No objection.  Consultation with Clark Kepplinger Regarding Purchase of Freitag Property.  C. Kepplinger is proposing five lot divisions of the parcel he recently purchased from John Freitag with a sixth lot on an adjoining piece of property that had been lot 2 on the old CSM # 3548.  He provided a concept layout created by Calkins Engineering with a proposed name of Edelweiss Estates.  Three of the lots would be by the woods off of Marty Road with one cul-de-sac entry.  He stated that he would draw up the plan for that cul-de-sac to assure that it was according to the Town’s specifications. He proposed a private road 630 feet in length.  Seward explained that according to current ordinance a road over 500 feet in length needs a pull-off lane that is 50 feet in length and 8 feet in width for emergency vehicles with a minimum road width of 16 feet. However, Seward continued, if requested by the property owner, a road over 500 feet in length could be built to a minimum width of 20 feet to allow two vehicles to pass, and the passing lane requirement could be waived.  C. Kepplinger said that he will make the easement 66 feet in case he would ask for it to become a Town road in the future.

He is planning a second road off of Marty Road to the north that was not pictured.  Also not pictured on the plan are driveways for other properties off of Zentner Road.  C. Kepplinger asked the Commission’s preference regarding driveways.  Seward states that shared driveways are preferred where possible so long as Kepplinger secured shared driveway agreements.  Kepplinger stated that there would be Restricted Covenants for these properties: a minimum of 1800 square feet on the first floor; walkouts; two-story plans would be discouraged; two and a half car garage; and facing stone or brick on the exterior.  Kepplinger anticipates these homes will be in the $400,000 range.

Seward asked Kepplinger where the 16 Acres are located that must be deed restricted per the agreement with J. Freitag.  Kepplinger showed Seward that it was within a green-colored area on the map and would be 20 acres, 4 acres in excess of the amount needed.  The Planning Commission members agreed that the open space would need a CSM.  Kepplinger realizes that his plan waives his right to cluster.  He plans on developing ponds and restoring the springs on the property.  Seward asked that Kepplinger review the current codes regarding the preferred locations of the proposed improvements.  Kepplinger will not build the homes, but will oversee their plans which will be part of the agreement in the sale of the property.
K. Seward asked D. Hustad if this proposal would be a minor division of property.  Hustad stated that any division of property with eight or less improvements is a minor development.  Seward wants to see driveways defined, including slopes, with possible locations of building sites.  J. Ott stated that C. Kepplinger should see Dave Anderson, Chief of the New Glarus Fire Department, regarding his input.  Seward would also like to see a contour map of the properties.  R. Reis suggested that the DNR be consulted regarding the ponds.  C. Kepplinger said that he would consult them as well as Soil Conservation.  The property has natural springs that need work to clean out and restore.  Kepplinger wants to put a wood fence along Zentner 1 1/2 by 6 inch painted oak boards with posts every 8 feet.  K. Seward requested that the location of the fence be included on the proposed Plat of Survey.  The Restrictive Covenants, it was stated, would also be helpful in the proposal.  C. Kepplinger was supplied a copy of the current Chapter 15 Ordinance by the Deputy Clerk before leaving.
7. Update on J. Freitag issue.  Seward directed commission members to the copies of the letters and affidavit from Freitag.  K. Seward noted that the affidavit was signed but as of this date had not yet been recorded.  He noted that the affidavit prohibits the construction of any residential, industrial or commercial structures on Parcel A (which was deed restricted in the deed for Duane Sherven’s purchase of that property).  48 acres of Parcel B also prohibits the same to meet the needs of a cluster development.  14.7 acres would be similarly deed restricted in the property sold to C. Kepplinger.  As noted above, Kepplinger plans on raising that restriction to 20 acres.  There were no objections or further discussion regarding this topic.
8. Update on Visit to Town of Dunn by Members of PDR/TDR, Parks Commission and Impact Fees Committee.  In attendance at the Dunn visit on January 10, 2007 were K. Seward, R. Reis, C. Holmes, K. Talarczyk, Kim Bright, R. Mahoney, G. Albright and G. Thomson.  Seward noted that K. Talarczyk and C. Holmes had visited Dunn previously as members of the Parks Commission.  Seward stated that the Town of Dunn has emphasized the Purchase of Development Rights supported by local taxation approved by referendum.  In essence, Seward explained, PDR pays farmers not to develop their property.  The restrictions upon the property will preserve it in perpetuity.  Seward went on to explain that Transfer of Development Rights would take the decisions about property away from the public and that is why Dunn has gone with PDR.  Ott asked if the PDR/TDR has met often.  Seward said that they are gathering information at this phase.  If the PDR/TDR Committee comes to a conclusion they are to express that to the members of the Town Board.  Seward pointed out that about 53% of the funding for PDR in Dunn is provided through grants and donations.  Seward stated that applicants have their property appraised so that the value pre and post-development can be compared.  The difference of these two figures is what is offered to the landowner to purchase the development rights.  Reis noted that education was essential for making the implementation of PDR possible.  He also noted that organic farming has been promoted as part of this effort to preserve farm land in Dunn.  The money generated by lakeshore property in Dunn also pays a large share to support this effort.  The pros and cons of PDR versus TDR were discussed.
9. Discuss Land Planning Fees and Philosophy.  Chair Seward noted that the present use of the fee structure is inadequate.  He asked the members present if there is a better way of performing the review process.  Ott stated that the Planning Commission provides a public service and proposed that a fee be levied after a project is approved.  Seward stated that Impact Fees can only be used for specific projects determined by a Needs Assessment and cannot be used for public schools.  Roads, parks, storm water management issues, libraries, fire stations, walking paths, etc. can be partially funded by Impact Fees.  Seward asked the members if the current $175 fee for a consultation with the Planning Commission needs to be revised.  Should it be assessed only once for a project, or each time that the Commission meets to consider the same issue?  K. Seward would like to have further research performed to see what other communities do in levying fees.
10. Correspondence.  Deputy Clerk Wright received an e-mail from T. Hasse regarding Dorene Disch property division on January 23, 2007.  He has not yet completed the survey of the Disch property, but will contact this office when the family is ready for the approval of their CSM.
11. Public Comments.  There were no public comments.
12. The next meeting is set for Thursday, February 15, 2007 at 7:00 PM.  The agenda is to include the Tom Sandahl issue and an update of the Darrel Weber issue.  Possibly Darrow or Disch will request another consultation.
13. Move to adjourn by B. Elkins, motion seconded by D. Streiff.  Meeting adjourned without objection at 9:23 PM.
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