MINUTES OF THE SPRINGDALE PLAN COMMISSION MEETING Nov. 25, 2013  
IN ATTENDANCE: Ellen Bunn, Mike Fagan, Jim Hanson, John Rosenbaum, Jeff Smith,  and Denise Sullivan . (A quorum is present.)                         
CALL TO ORDER: by Rosenbaum at 7:09 p.m. 

NOTICE OF THE MEETING: pursuant to Wisconsin Open Meeting Law was confirmed. The final agenda was posted on 11/21/13 in the three customary locations in the Town of Springdale as required by law and as a courtesy to the residents, published in the Mt. Horeb Mail. 
MINUTES: MOTION by Smith/Hanson to approve the minutes of 10/28/13. Motion carried 6-0.
BAKKEN GRIMSTAD LLC/SEC. 10/CONCEPT PLAN/GRIMSTAD RD.: ATTENDEES FOR THE PROJECT: Doug and Mary Friday, owners; Tom Bunbury, realtor marketing the development; and Dave Glusick, Vierbicher engineer for owners. 

NO ACTION: A. Background: Syl and Louise Sutter (Sutters) owned 231 acres of farmland and unproductive farmland on the effective date of the Plan. In 2004 they sold approximately 224 acres to developers Bakken Grimstad LLC. (Developers). No improvements existed on the land at time of sale.

In 2004 the Town approved a 5 acre CSM for the Sutters from the 231 acres without creating a concept plan for the rest of the land since their was no existing house on the 231 acres. The Sutters built a house, their residence, on parcel 0607-101-8610-0. (It contains 5.041 acres and is valued in 2013 at $370,500. The 2013 assessment roll shows Syl and Louise Sutter owning two additional vacant parcels: 0607-101-8081-0 – class 5 land, 4.670 acres valued at $18,700, and  0607-101-8940-0 – class 5 land, 2.330 acres valued at $9,300.)
In 2007 a realtor for the Developers proposed a draft Option 3 concept plan for the remaining 226 acres showing approximately 17 houses as an Option 3 development. Due to the concern re: road upgrade costs on Bakken Rd. the draft concept plan was withdrawn. 

By 1/2008 the Developers sold 74.4 acres to Mr. Saalsaa who subsequently divided the 74.4 acres into two 35+ acre parcels and sold it. The land in these parcels is agricultural land and highly visible land. (In 2013, this land is owned by Tyler Marks in two parcels: 

0607-102-8030 – class 4 land, 31.6 acres plus class 5 land – 5. 4 acres = total acreage of 37 acres valued at  $28,700

0607-102-9530 – class 4 land, 37.4 acres and class 5 land, 0.1 acres = total value of $10, 600.)
In 11/2008 an agent for the Developers proposed a draft A. Option 1 concept plan. This draft concept plan showed  three new houses clustered on Grimstad Rd. and 2 new house sites at the end of Bakken Rd. and a draft B. Option 1 concept plan for the same 5 houses described above and a 6th  density unit to be attached to the remaining chunk of farmland. There was no follow-up by the agent for the Developers for the 11/2008 proposal and no further discussion of this proposal. 

8/9/12 Tom Bunbury of Bunbury Realtors has been hired to sell the property for the owners in Illinois. The owners suggest the property contains approximately 156.5 acres. Bunbury reports that the owners purchased an agricultural field along CTH PD last fall from Rasmussen lands and if so, did not contain any density units, and should not be included in the acreage tally for density units. 

According to the 2013 assessment roll the owners own 160.59 acres in five tax parcels:

0607-101-9503-0 – class 4 land, 70 acres, class 5 land, 3.67 acres, class 5m land, 20.85 acres = total acreage of 94.52 acres valued at  $59,900.                  . 

0607-102-8021-0 – class 4 land, 32.430 acres valued at  $7,400.                      .

0607-104-8542 -0 – class 4, 16.5 acres plus class 5, 5 acres = total acreage of 21.510 acres valued at $24,000

0607-104-9001-0 – class 4, 10.72 acres plus class 5m, 0.48 acres = total acreage of 11.2 acres valued at $3,300.

0607-104-9610-0 – purchased from Rasmussen lands in 2012 – class 5, 0.93 acres valued at $100.

(The acreage listed in the assessment roll cannot be used as the basis for the contiguous acres owned calculation because oftentimes the assessment roll acreage tally includes road right-of-way.)

B. Calculation of density units: For conformance with the Plan, three density units have been used and 99.4 acres shall be subtracted from the contiguous acres owned for these three density units.

1 density unit subtracted for Syl and Louise Sutter at the end of Bakken Rd. = -25 acres. (Because this land was outside of the land transaction but part of the contiguous acres owned on the effective date of the Plan and left behind as a potential lot, it has to count as 25 acres from the contiguous acres owned because it was created without a concept plan.) 

The Plan states in Sec. 14 (A) 3. (a) When one lot smaller than twenty-five acres was created under residential option 1, then the calculation shall be based on contiguous acres owned on effective date minus twenty-five acres. If the lot was larger than twenty-five acres, then the acreage greater than twenty-five shall also be subtracted from the contiguous acres owned on the plan effective date. 

1 density unit subtracted for Tyler Marks on the 37.4 acre parcel = -37.4 acres.

1 density unit subtracted for Tyler Marks on the 37 acre parcel.  = -37 acres.

The Plan states in Sec. 14 (A) 5. “If a parcel greater than 35 acres has been created after the Plan effective date without a concept plan…and the owners of the newly created parcel and the owners of the contiguous acres owned on the effective date of the Plan wish to allot more than one density unit to the new parcel, the Plan Commission will consider the contiguous acres owned on the effective date of the Land Use Plan as the basis for the concept plan. Until such time that a transfer of development rights program is adopted by the Town of Springdale, the contiguous acres owned on the Plan effective date shall be in essence ‘frozen’ to allow for the transfer of density units among the parcels greater than 35 acres and the original contiguous acres on the effective date of the Plan. 

231.370 acres – 25, 37, 37.4 acres = 131.97 acres = Option 1 – 5 lots, Option 2 – 8 lots, Option 3 – 9 lots. 

C. Draft Concept Plan submitted: Option 3 clustered rural subdivision showing 11 lots on 25% of 156 acres accessed via a proposed new town road and shared driveways. 

In general, the following aspects of the draft concept plan were viewed positively:
*Cluster development in one area to preserve as farmland, wetlands and woodlands; *May be easier to access development via Grimstad Rd. vs. Bakken Rd.; *Lots on north-facing slope near CTH PD less visible than lots on south-facing slope; *Landscaping buffer proposed along CTH PD to avoid visible strip development. *This will lead to the improvement of existing Grimstad Rd.
Concerns about the draft concept plan included, but may not be limited to the following:

*The Plan requires the PC to consider the contiguous acres owned on the Plan effective date. “…Approval of development areas/building envelopes shall be contingent upon review by the Plan Commission of the total contiguous acres owned on the Plan effective date, and the determination that the development areas/building envelopes satisfy the goals and policies of the Land Use Plan. Prior conveyances or construction of improvements may affect the land division options available. ..The Town is not obligated to approve driveway permits and/or building permits for lots, parcels or building sites created after May, 20, 2013, without prior approval of the a concept plan.”
*The Land Division and Subdivision Ordinances Sec. 3.51 (2) states “Open space shall be designated as part of the subdivision plat. The minimum required open space in acres shall be equal to the number of acres occupied by all residential lots in the subdivision, or 50% of the gross acreage, whichever is greater.” (Therefore, if 132 acres were used for the subdivision, the 9 lots and the subdivision open space would be located on 25% of the acreage = Lots on 16.5 acres and subdivision open space = 16.5 acres.) 

*It may be more cost effective to eliminate the three proposed lots on the north side of the intermittent stream since the DNR might require a bridge crossing. 

D. Next steps: The Town shall prepare an aerial photo of the contiguous acres owned by the Sutters on the Plan effective date to evaluate the prior conveyances. The PC has scheduled a site visit of the property on 12/14/13 at 9 a.m.

D. ANDERSON/SEC. 6/REVISED CONCEPT PLAN-MOVE HOUSE SITE/GETZ RD. 8/26/13, 10/28/13, 11/2 – site visit, 
NO ACTION: Background: Don Anderson has attended the 8/26/13 and 10/28/13 PC meetings and the 11/2/13 PC site visit at the land on Getz Rd. as he considers revising the concept plan for a “Final Plat of Oak Glen” containing 10 buildable lots. Six lots have been sold. Lots 2, 3, 4, and 5, as numbered on the real estate sales flyer, are unsold. 

General perspective: During the site visit, the rough land on the northwest edge of Dick Bakken’s land was viewed as a possible house lot. Any other lot would need to remain within the overall footprint of the approved “Final Plat of Oak Glen.” It was generally agreed that the Outlot 2 as labeled on the plat, the 22 acre piece of contiguous farmland south of the existing lots to CTH S, should remain as agricultural land. 

Next steps: D. Anderson will consider his options and notify the PC if further action is needed. Before action by the PC, some legal questions about any new proposal and its consistency with the approved plat will have to be addressed by the town attorney. All legal costs incurred by the town will be reimbursed by the landowner. 
PROPOSED AMENDMENTS: ACCESSORY BUILDING SIZE; DEFINITON OF RESIDENTIAL ACCESSORY BUILDING AND COMMERCIAL ACCESSORY BUILDING, STANDARDS FOR PROPOSED BUSINESSES:

PC member Jeff Smith continues to research the standards for the size of residential accessory buildings. He will draft language to present to the TB as a formal request to amend the Plan, Land Division and Subdivision ordinance, Driveway Permit ordinance and Building Permit ordinance, as needed. The Building Permit ordinance may be amended in the near future, while the other documents 

may be amended as part of the annual review of the Plan. In response to the questions posed in the October PC meeting, it was learned that: 
1. The Town may establish standards for the size and location of residential accessory buildings that differ from DCCO standards. 

2. The Town may employ the previous DCCO standard of limiting the size/total floor area of all residential accessory buildings to 100% of the floor area of the associated residence. 
3. The Town may establish criteria for the size and location of residential accessory buildings on new lots created after the adoption of Plan amendments, as well as on lots created prior to the Plan amendments. Changes to the size and location of residential accessory buildings will be viewed as “pre plan” or “post plan.” 

4. The process for town review and permitting of residential accessory buildings has to be discussed. It was generally agreed that action on the size of the residential accessory buildings could happen before action on the location of such buildings. 
PLAN COMMISSION PROCEDURES: The next PC meeting will be held on Monday, Jan. 27, 2014, at 7 p.m., with the deadline for submittals as Jan. 13, 2014.  (Typically, the PC does not meet in December due to the holidays.) A site visit has been scheduled for the Bakken Grimstad LLC lands on Dec. 14, 2013, 9 a.m., at the turn-around of Grimstad Rd. 
ADJOURN: MOTION Fagan/Sullivan to adjourn. Motion carried 6-0.  

Respectfully submitted,                                                                                                         Vicki Anderson, Recording Secretary
