

Town of New Glarus

Special Plan Commission Minutes

Monday, November 2, 2009

7:30 P.M.
Attendance: John Ott, Keith Seward, John Freitag, Dean Streiff, Duane Sherven, Reg Reis, Bob Elkins, Gof Thomson, and John Wright

Also in Attendance:  Dale Hustad, Brian Jeglum, Bob Borucki, and Janette Streiff
K. Seward called the meeting to order at 7:30 PM.

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

2. Public Comments.  There were no public comments.

3. Chair Seward noted that the group was meeting this evening to consider a proposal regarding property located at W5254 County Highway W.  He went on to note that each Commission member had a packet with information provided by Mr. Borucki and a packet prepared by the Deputy Clerk.  Seward recalled that Mr. Borucki has looked at a number of different properties within the past year and attended a recent meeting of the Plan Commission to ask some questions.  Mr. Borucki reported that they have relocated their retail sales portion of their business (The New Glarus Primrose Winery) closer to downtown New Glarus located in the Village on First Street.  This move has resulted in increased sales.  Borucki provided the Commission members with the following information:

· Increased sales will require at least doubling current production to keep up with demand

· The topography of the property is ideal for growing grapes which may be considered at some future time

· The Boruckis plan on residing at the existing home on tax parcel ID #94.2000

· The existing 38’ X 30’ commercial structure with a 14’ wide overhead door lends itself well to production and by virtue of being on a single level will improve efficiency

· The outbuilding mentioned above does not currently have connections for water and septic which will need to be done

· The outbuilding will meet the anticipated production needs for the time being, but may be expanded at some point in the future
· Retail sales at this location is not currently a priority at this time, but Mr. Borucki would like to know if it would be an option in three to five years

· Green County provided information on the existing septic system

· Currently 2-3 part-time employees participate in the manufacture of the product; increased production at the proposed facility would likely result in 2 full-time employees

Chair Seward made the Boruckis aware that this Commission will review the concept and will possibly make a recommendation to the Town Board who will decide Town approval/disapproval; ultimately the Joint Extraterritorial Zoning (ETZ) Committee has the authority to grant the Conditional Use Permit (CUP).  Seward noted that his interpretation of the ETZ Ordinance would classify this operation as a conditional use within the Ag-Transitional (A-T) Zone, not a permitted one.  Seward further noted that this meeting is to discuss any concerns about the proposal and to pass those along to the Board; if approved by the Board the Town Chair will sign the CUP if that is approved by the Joint ETZ Committee.  
Seward requested that Commission members raise any questions they may have about this proposed use of the property that is for sale.  Seward expressed concern regarding the adequacy of the current driveway.  If the driveway is improved to the current standards of the Town’s Code of Ordinances, then that should provide a better margin of safety with adequate accessibility of emergency vehicles.  Deputy Clerk Wright estimated the length of the driveway at 1,825 feet.  Seward stated that a building permit will require the current driveway to be brought up to current standards; the length requires a minimum width of 16’ of hard surface with a pull-off lane for every 500’, to be spaced as equally as possible (per the standards established in §35-5 (B)).  Seward noted that structures on this property were lost to fire in the past because fire vehicles were unable to traverse the narrow drive.  
Seward noted that in the rest of the Town and in other Extraterritorial Zones this property of 12.220 acres would have only one residential building site available.  However, the potential of this same property within the A-T Zone if provided with private septic systems would allow three additional building sites (minimum lot sizes of 2.0 acres).  Five residences located on the property would require public sewer and water which would result in diminished minimum lot sizes.  Another concern of the Town is well and septic; what capacity do the existing systems have to handle future demands.  Ultimately the Village would have jurisdiction over these matters.  Seward recommended that any future considerations for retail sales should be thought about at this time.
Seward asked Mr. Borucki the type of licensing that is currently required of his operation; Borucki stated that he has licensing through the Village, State, and Federal governments.  Seward noted that any sampling or retail sales at the County W site would require a Liquor License from the Town [note: the Commission members had copies of the description of a Class “B” liquor license from the Wisconsin Department of Revenue, wholesale winery permit information from the Wisconsin.gov website, and a copy of State Statute §125.53 (1) pertaining to winery permits.  

Elkins asked about the age of the current septic system.  Borucki stated that the home was rebuilt after a fire in 1993, although he was uncertain if the well and septic were upgraded or replaced at that time.  After he reviewed records for which the Commission members did not have copies, Mr. Borucki concluded that the original well and septic was installed in 1973.  Elkins asked if the well and septic were exempt from inspection; Borucki noted that the Crismans receive notices every three years.  Borucki’s records indicate that the well and septic systems were inspected on April 6, 2009 and were found to be compliant.  Seward recommended that Borucki present that document to the Joint ETZ Committee if his plan is approved by the Town Board.  
D. Sherven asked if the existing building is commercially built and if it can be brought up to the necessary standards.  Borucki replied yes although he would insulate the structure and install water.  Borucki noted that the Federal Alcohol and Tobacco Tax and Trade Bureau would oversee the approval to transfer production from the current site on Second Street to the new site.  Borucki will move transfer production in phases and anticipates the transfer to be completed within approximately a year-and-a-half if sewer and water could be extended to the outbuilding in early spring.

Elkins researched requirements for a business with employees: restroom facilities are required for part-time and/or full-time employees and industrial waste water may not be put into the same septic as the toilets.  Mr. Borucki noted that water in his facility is used for cleaning steel tanks, plastic containers, and floors so is uncertain that this use would require separate septic.  Elkins noted concerns of neighbors to this proposed operation in a residential area: 

· The effect it might have on land values 
· Concerns regarding noise and odors 
· Additional traffic 
· General opposition to a retail outlet that is licensed to sell alcohol 

Elkins noted that Neuchatel was rejected by the Town Board in part because it did not conform to the character of the existing neighborhood.  Borucki replied that the location near County Highway W lends itself to a retail operation although that possibility is not something he expects to explore in the near future; to him it is simply an option.
Mr. Jeglum recommended that members of the Commission visit the existing production facility to find out the nature of the operation.  Jeglum noted that the facility has operated in a predominantly residential neighborhood without complaints from the neighbors.  Elkins noted that this A-T Zone is referred to as the Future Residential Neighborhood by the Village of New Glarus during discussions of PEAP.  Seward noted that the issues and complaints of neighbors should be addressed at the Public Hearing for the CUP consideration before the Joint ETZ Committee.  D. Sherven asked for a brief summary of the A-T Zone.  Seward read aloud a description and the permitted uses and noted that Ag Commercial is a Conditional Use within that zone.  Sherven noted that outside the ETZ that there are many conditional use permits in effect around Green County mixed into residential neighborhoods with specific conditions that are tailored to each situation.  
J. Freitag asked Mr. Borucki about the frequency of operation; Borucki replied that production would be fairly continuous but supplies would be delivered multiple times a year, not multiple times per month or week.  B. Borucki stated that the crushing facility is located in Highland, WI so the juice would be delivered to the production facility.  J. Freitag noted that the Boruckis do not have children and estimates that the operation would have less traffic than a typical family with children at home.  R. Reis asked about the probability of having a retail outlet on the site.  Borucki replied that it is low in priority, but he would like to be able to entertain the possibility at some future date.  Seward asked if the existing structure would be sufficient for the time being.  Borucki, agreed, although an addition may be needed for restrooms or added capacity.  Seward noted that if the house where ever to be sold the Town would like a recorded joint driveway agreement.  
G. Thomson asked Seward the fundamental difference between A-T and A-PL zones.  Seward replied that the A-P and A-PL allows for clustering; whereas, the A-T does not allow for clustering and has lower density requirements depending on whether sanitation is private or public.  Wright asked about where finished product was to be stored; Borucki replied that it would be at both locations and that the finished product is not taxable until transferred to the retail outlet.  Currently finished product moved once weekly although the frequency could drop if more is moved each trip.  Freitag noted that the proposed operation for him is more desirable than many of the permitted uses.  Borucki is fine if a retail outlet was not allowed if it prevents the approval of his current proposal.  B. Jeglum noted that if the retail option is to be considered at some future date Mr. Borucki would need to go back through the process of approval of the CUP; therefore it should have no bearing on the approval of the current plan.  D. Hustad agreed that a Conditional Use Permit would be tailored specifically to the particulars of his current plan.  G. Thomson asked if the equipment is easily moved to another facility to which Borucki agreed.  Thomson noted that the equipment would be considered personal property and would be assessed independently from the buildings and the land.
K. Seward noted that if the CUP is approved through the Joint ETZ, whereas building permits and driveway review will be handled by the Town.  D. Sherven moved to recommend to the Town Board approval of the project based upon the information presented this evening; 2nd J. Freitag.  K. Seward wondered if the objection as expressed by B. Elkins should stop this project at this level or should those concerns be heard before the Town Board and possibly the Joint ETZ.  R. Reis questioned whether use of the term compatibility as used by other municipalities should be researched to determine if it has bearing upon whether the nature of the current neighborhood is a concern.  J. Ott noted that another possibility is to request rezoning the property from the A-T to the A-PL zone.  Seward requested further discussion and receiving none called for a roll call vote: J. Freitag, aye; G. Thomson, aye; R. Reis, aye; K. Seward, aye; B. Elkins, nay; J. Ott, aye; D. Sherven, aye.  Motion carried [note: D. Streiff did not vote because of his role as an alternate in a meeting with perfect attendance].
4. G. Thomson moved to adjourn; 2nd by J. Freitag.  Meeting adjourned at 8:43 PM.

Revised 091103









PAGE  
3

