
Minutes of Town of New Glarus Planning Commission
April 14, 2004

ATTENDING: 
R. Elkins, J. Ott, M. Renner, D. Sherven, J. Freitag, K. Seward, S. Wilde & P. Salter

ALSO ATTENDING: 
Melissa Peirick (Post Messenger), Tara Wilde-Anderson (Wilde Real Estate), Jeffery Johnson (MSA Professional Services), Robert Talarczyk, Judy Babler, Todd Schluesche, Terry Babler, Darrel Weber, Brian Jeglum, Randy Acker, Jeff Hammes (Soil Scientist), Mary Funseth, Roy Kempfer, Willis Disch, Suzi Janowiak (Village of New Glarus), Thomas Myers (Village of New Glarus), Jeff Starz, Fred Lubcke, Ken McKenzie, Dean Streiff, Leo Sweeney, Judy Jeglum, Chris Narveson and Barbara Thompson.

CALL TO ORDER: 
R. Elkins/7:07 p.m. Swiss Miss Center


PROOF OF POSTING: 
Read by R. Elkins, confirmed by Clerk

Discussion/Action: 
R. Elkins introduced Duane Sherven.  Sherven served as Treasurer for the Town of New Glarus from 1990-1999 and currently serves on the Green County Board of Adjustment.  P. Salter swore Sherven in to serve a 3-year term on the Land Planning Commission.  Term expires April 30, 2007.

Discussion/Action: 
J. Ott moved to approve the minutes of 3/10/04, 2nd by M. Renner.  Motion carried.

Discussion: 
S. Wilde, of Wilde Realty presented a preliminary concept map of a planned development on an approximately 29-acre piece of property she currently owns fronting on State 39, and within the ½-mile area of the Village of New Glarus.  She hopes to divide the condo portion of the site into lots of approximately 2/3 of an acre.  The planned development is to be adult only and would include some condominium units.  A berm would be built along the north line to control run-off water.


The units themselves would be built both along the primary roadway and along cul-de-sacs.  The initial concept plan depicts a total of 35 lots including the condo-duplex lots.  Each lot meets the minimum lot size requirement of Green Co. Zoning.


R. Talarczyk presented the initial concept as meeting the letter and intent of the current town land split/land use ordinance, as well as the lot size requirements of Green Co. Zoning.


Various issues and questions are to be addressed by the presenters and answered to the satisfaction of the planning commission, prior to presentation of a plat to the Town Board:  Traffic, septic and well run-off, neighborhood character, village concerns, wooded areas, watershed management, visual screening, maintenance of watershed management structures, ponds and berms, and cul-de-sacs.  In addition, the total number of units of housing will be addressed, as the number of lots in not necessarily the number of dwellings when used as condo lots.


Technical information was presented in preliminary, verbal form by J. Johnson of MSA, R. Talarczyk and J. Hammes.


R. Talarczyk spoke to the issues of access points on State 39, indicating that the two points of access were evaluated by State DOT as appropriate.  Talarczyk also noted that modification of the cul-de-sac length and some lot locations might have to be modified to meet the necessary berm locations.


J. Johnson of MSA explained that there are three natural watersheds on the property.  There are two natural swales on the east and west side of the property.  The proposed berm structures would be designed to manage the run-off so the sum total of run-off would be the same predevelopment and post-development.  The total flow would not increase even thought the total hard surface area would increase.  J. Johnson noted that the only instance he could think of where the run-off would be excessive would be in the event of a 50-100 year storm.  He suggested that a Gabion Structure (wire basket retaining walls filled with stone) could be installed to handle the larger storm issue.


J. Hammes noted that the entire daily outflow of septic systems is confined within the mound system on a dose basis.  As such it has negligible effect on total ground water.  In response to question, he also noted that nitrates should be less from septic systems than from the Agricultural usage current.


In response to questions about future maintenance, J. Johnson stated that typically a berm is maintained by the Township.  In this instance, it could be dedicated to the Town or the Condo-Association could be responsible for its maintenance.


Concerned citizens of Duerst road expressed concerns of the winter melt and storm water run-off, the close proximity of the new developments to the abandoned dump south of State 39, the effect the proposed development would have on neighboring property values, and how an all-adult community would integrate with their family based residential area.


DNR variance for wells would be required to address the dump proximity.


Developer Wilde indicated that assurance had been given that such variance would be likely.


M. Renner reminded everyone present that the committee’s task was to determine if the concept meets the land planning ordinance.  The “concept” plan as submitted appears to meet the “letter” of the ordinance.  Further planning would be necessitated by the major development portion of the town ordinance, along with various county and state ordinances and statutes.  The Town Board would be responsible for final approval or denial of the plan.


At the time of the preliminary plat the Town’s engineer will review that plan to ensure that all state statutes and regulations have been met and will make recommendations to the Board to bring the plan into compliance if there are areas of non-compliance.


Village of New Glarus President, T. Myers brought Village concerns to the attention of the Planning Commission.  The Village is adopting an interim-zoning ordinance to preserve existing Town Zoning within the Town of New Glarus, providing extra territorial jurisdiction in the Towns of Exeter and New Glarus.  He further stated the desire of the Village to expand by annexation along the State 39 corridor, expressing the opinion that a development of this density should only be allowed in annexed areas, particularly this close to the Village.  He suggested that issues of extension of Village services were a matter of cost and who would bear such cost, rather than technical difficulty.  Ms. Wilde indicated that there were properties between her site and the Village Boundary whose owners had rejected annexation and that she did not wish to seek annexation.


He asked if the town planning commission could consider some type of freeze on this development request until the extraterritorial plan commission is formed.  M. Renner addressed the request as Town Chairman by stating that it was not legally possible to do that based on State law, local ordinance or by county ordinance.  When a legal request is made, we are law-bound and obligated to deal with it within the framework of existing law.  It is important to remember that the request by the Village to exercise the extraterritorial zoning process came after the initiation of this particular land use request.


Renner asked that T. Myers take the message back to the Village Board that the town of New Glarus appreciates that the invitation extended by the town to the village to formalize the inter-boundary planning process has been taken to the action stage by action on the extra-territorial zoning ordinance.  Renner suggested that we look at the Wilde application together and use this experience as a means of establishing some working precedents of cooperation.


Myers stated that the Village Board and constituents had raised questions in regard to having a developer sitting on the Land Planning Commission.


Todd Schluesche, attorney, of the firm Kittelsen, Barry, Wellington identified himself as representing the Duerst Rd Residents. He questioned whether the preliminary plan actually met all the requirements of the Land Planning Ordinance, pg. 44 section 15-7-3 sub a, sub 1, sub a. Unless there is determination that the subdivision will be served by Village sewer at some point in the "foreseeable future" the minimum lot sizes would need to be more than 20,000 sq. ft. T. Schluesche stated that although the preliminary plan as drawn with lots over 20,000 feet may very well comply with “Chapter 15, Article E“, the Technical provisions, but did not believe that the General Provisions or “Article C” met the requirements of the subdivision guidelines.

15-3-3(b) “. . . Consistent with character, size and quality on nearby and adjoining properties.” 

Nothing close to this level of development nearby

15-3-3(c) “ . . . Maintain rural character of the Town of New Glarus”
50 Single-family dwellings in less than 30 acres ­ well under 1 acre per 

family is not keeping with rural character

15-3-3(d) “. . . Protect environmentally sensitive sites.” 
This area appears to have 15% slope that raises runoff concerns. 

15-3-3(e) “. . . Minimize disruption of distant vistas.”

The current view would be taken away and replaced by 30 houses 6-10 condos, 2 roads and 40 driveways. 

T. Schluesche asked the Land Planning Members to deny the planned 

subdivision request because it is incompatible with the site and that the 

site is unsuitable for this plan. 

M. Renner reminded everyone present that the objections raised are based on “Guidelines” but the issues raised can, should and will be addressed during the planning process. In terms of lot size, form of the subdivision, the letter of the law has been met.

Discussion: 
R. Elkins moved to close the public comments portion of the meeting, M. Renner 2nd. This portion closed.

Discussion/Action: 
S. Wilde recused herself from voting on or speaking to any matters related to her application. 

Discussion/Action: 
After a brief discussion, K. Seward moved, D Sherven second to table action on the preliminary plan until addition information is provided as to the following questions: 

1. What is the definition of "foreseeable future" in regards to plans of connecting to Village Sewer?

2. Does the Town¹s Engineer feel this is a feasible plan?

3. Does the Lot Size meet the Town¹s Ordinances density issue? 

4. Can the number of wells and septic systems be diminished? 

5. How will the sight line issues be addressed? 

J. Freitag stated that he could only support the portion of the motion that 

pertained to whether or not the site can be served by the Village in the 

foreseeable future and asked that the motion be amended to reflect this. 

K. Seward agreed to so amend D. Sherven 2nd, motion carried. 

Discussion: 
Clerk will add the question of likely extension of Village Sewer on the Town Board agenda, since the ordinance calls for the Town Board to make that determination. 

Discussion: 
M. Renner reported that the Town Board had voted to increase the Land Planning Commission Chairs¹ per diem from $20 to $25. He also reported that the Town Board had decided to use April 30th as the official date of office, but members are appointed as of date of oath of office. 

Discussion: 
M. Renner reported that the next Smart Growth Meeting is May 27 in Monroe. Worksheet packets will be mailed to commission members.

Discussion: 
M. Renner noted that as plans were moving forward on the Joint Extraterritorial Commission with the Village, the following people were being considered to serve on the commission: Robert Elkins, Darryl Murken, one or more of the Town Board Members and Ms. Karen Talarczyk. 

There being no further business for the commission M. Renner moved, J. Freitag 2nd to adjourn. Motion carried 10:15 adjourned. 

Respectfully submitted, 

P. Salter 

Clerk

