14  Implementation Strategy

Thefind dement in the comprehensive planning process is the implementation of the St. Germain Year
2020 Comprehensive Land Use Plan, specificaly the Y ear 2020 Preferred Land Use Map. The
development of aland use plan is an exhaustive and |abor intensive process. Often, little energy is
reserved to take the steps necessary to begin "working" the plan. However, the plan’s ultimate success
will be tied to the energy and resources which are gpplied to the plan’simplementation strategy, as the
implementation is the critica link between planning and positive action in the town.

The implementation strategy includes the short term action plan (included in the front of this document)
and optional/informationd tools that could be used to achieve the town’'s desired vison as st forth in
this plan. The short-term action plan is designed to facilitate the immediate policies and directives
identified by the planning process. In addition, voluntary implementation tools which property owners
may become involved in are identified.

Implementation of the plan will take the town some time and money to adopt the procedures and
recommendations necessary to work plan initiatives into adminigirative procedure. Planning, in and of
itself, has strength only to identify the path to St. Germain’s long-term vison. Implementation tools,
coordinated and gpplied, actudly develop the ideas over time, incrementaly building vison to redlity.

14.1 Implementation Tools

An overview of the recommended implementation tools are contained in this section. The
recommended tools include those which have been identified as part of the action plan. In addition to
the recommended tools, an overview of optiona/informationa implementation toolsis also provided.
The optiona tools are provided for future reference by the town, should the town decide to pursue
other optionsto aid in achieving the gods and objectives of the plan.

The following implementation tools have been identified as the proposed tools to be used by town
decison makersto achieve the vision, gods, and objectives of this plan. These tools are supported
grongly by the town in terms of both being able to accomplish the objectives of the plan, and the ability
of the town to adminigter them effectively. The action plan identifies when the town anticipates to have
such ordinances established.

Action Plan (please see the beginning of the document)

The action plan is a short-term andlysis of actions primary to the success of . Germain’s Year 2020
Comprehensive Land Use Plan. The action plan was placed in the beginning of this document to
display the importance and identity of the implementation actions. Implementation will not be successtul
without execution. The proper context to review the plan is by the ideas and actions generated by the
process that culminate into vaue; the vaue being a measure of benefit toward the place in time that
dlowsfor growth and yet retains or even enhances the community character and sense of place.
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Zoning Ordinance

The town of St. Germain has adopted and administers their own zoning ordinance (SG92). The town
gtill operates under the regulation of county zoning, as administered by Vilas County, but has adopted a
dricter verson of the county ordinance. The town has its own zoning adminigtrator and reviews zoning
and development requedts through the St. Germain Planning and Zoning Committee. Zoning requests
ultimately are approved by Vilas County once through the loca review and approva process.

The town needs to review the town zoning ordinance provisons in SG92 as they relate to the preferred
land use classfications discussed in Section 12. The town of S. Germain should aso consider
adopting text amendments and zoning map changes as to more specific and in conformance with the
vison and use st forth in the . Germain Year 2020 Comprehensive Land Use Plan. The preferred
land use dassifications indicate the type, location, and dengity of uses throughout the town. Ultimately,
the town zoning code should be amended to facilitate the preferred uses of land.

The preferred land uses need to be compared to the existing town zoning districts to determine
compatibility of preferred use to existing zoning regulation. At the time of report preparation, S
Germain was working with an attorney to review the town zoning code, and was working through the
process of comparing existing zoning digtricts to the preferred uses identified in the plan. The town will
a0 need to work with Vilas County to discuss any preferred changes to the St. Germain zoning code,
as the town has adopted and is under the jurisdiction of the county zoning ordinance.

The town should first pursue aredesignation of St. Germain lands from the existing zoning (Map 9-3)
configuration to revised zoning digtricts (if any) to more accurately portray the preferred land uses as
indicated on Map 12-1. Such amendments would apply only to the town of St. Germain, and not the
entire county. In addition, the town should encourage Vilas County to review and utilize the information
contained within Map 12-1, Year 2020 Preferred Land Use, to assst in decisons regarding the
rezoning of properties.

Land Divison Ordinance

Section 236 of the Wisconsin Statutes regulates the division of land into lots for the purpose of sde or
building development. The town may regulate, by ordinance, the subdivison of land within its
corporate limits. St. Germain has adopted ordinance SG-1997-2, Town of &t. Germain Land Division
Ordinance, that regulates how and when aparcel isto be created and made ready for devel opment.
Mot importantly, the land division ordinance helps implement the land use plan. A land divison
ordinance may regulate dengty of development, but it may not regulate use of property, whichisa
function the zoning ordinance provides. However, the town can amend the exigting land division
ordinance to require a new land divison be in conformance with the St. Germain Year 2020
Comprehensive land Use Plan as abadis of the approva of the land divison. The key to the
amendment istwo-fold. The first amendment should be a text amendment to require consstency to the
plan. Thisrevison will kick in the dengty provison asidentified by the preferred land use classfications.
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The second revision includes requiring an gpplicant who needs gpprovd for aland divison to submit a
clear and concise letter of intent as part of the land divison application. The letter of intent submitted as
part of the gpplication record can be used to administer use of the property, which typically has been
done with zoning.

The revised land division ordinance can, with the revisons stated, be a vauable tool to administer land
use plans without the benefit of coordinated zoning. The adminidration of the land divison ordinanceis
akey factor to the success and use of land divison regulations. A deterrent to effectivenessisthe
regulation affects new land divisions, not land previoudy divided and of property record.

In the case of the town of St. Germain, the land division ordinance must aso reference the land use plan
and its associated policies as the primary decision-making guide until local or county zoning is adopted.
Thiswill strengthen the decisions made by the town. The land division ordinance will accompany the
Vilas County Zoning Ordinance as the primary implementation tool to achieve its desired future
condition and goas and objectives of the plan.

Design Review Standards

Desgn review standards are typicaly used by communities to ensure quality community character
through establishing regulations, standards, and procedures for conducting Ste plan reviews as it gpplies
to new business, industry and/or multi-family development. The objectives of desgn review standards
often include: 1) to ensure efficient, safe, and atractive land development that is compatible with
surrounding land uses and community character, 2) to implement the gods and policies of the land use
plan; 3) to provide for screening landscaping, signage and lighting which enhances and complements
land development activities and minimize adverse impacts on surrounding properties, 4) to develop
proper safeguards to minimize environmental impact, and to advance and promote sound growth and
continued development, and 5) to safeguard property vaues and promote high-quality development,
among others.

Standards should be devel oped for landscaping/screening, signage, parking, traffic, lighting, ste
layout/building orientation, and building design, dong with any other areas deemed gppropriate or
necessary as identified by the town. This ordinance would assist the town in maintaining its rurd
character through the gppearance of new development, which often stimulates private investment into
exiging buildings. Figure 13-1 in Section 13, Downtown Development and Design, captures the
character and charm of northwoods design, features that would be directly regulated by design review.

Basic Code of Ordinances
The town of St. Germain may aso develop a basic code of ordinances within the town. Thisbasic

code of ordinances should include the following ordinances, in addition to the basic ordinances which
have aready been established by the town (Section 8.3 Development Regulation.
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An ordinance to regulate landfills, quarries and gravd pits.

An ordinance to regulate large events and assemblages.

An ordinance to regulate potentid hazards and public nuisances.
An ordinance to regulate junk motor vehicles and white goods.
An ordinance to regulate cdlular towers.

a s wbdpE

These ordinances should be considered as part of a code of ordinance book to be administered by the
Town's Planning Committee.

Home Occupational Businesses

Home occupations are becoming more popular, and rura locations (especidly the northwoods) are
prime candidates for the impacts associated with shift in workforce locations. The town of St. Germain
regulates home occupationa businesses through the St. Germain zoning code. Theissues ariseto
surrounding properties when conditions change rdlative to the use of a primarily resdentia land use to
more of acommercid-type use.

The language in the St. Germain zoning code is generd. The ordinance should establish what types of
home occupationa businesses are dlowed, hours of operation, number of employees, number of
customers, Signage, outdoor storage, permitted and conditiona uses, and other criteriawhich define
when ahome business has exceeded the limits of operating in an area that has infringed upon the
protection of the hedlth, safety, convenience and generd welfare of town resdents. The existing
language does address most of the issues; however, it would be in the town’ sinterest to review and
refine the language to specificaly administer home occupations, as they will increase in use in the town.

14.2 Optional/Informational Implementation Tools

The following implementation tools are identified as optional asthey are either not necessarily needed
at the present time to achieve the vision, gods and objectives of the plan, or currently do not have
strong support from the town. They are however, very useful tools thet the town may want to consider
implementing in the future to ad in achieving its vison.

Driveway Ordinance

Driveway ordinances are developed to establish standards for driveways that will provide for safe and
adequate access from private development to public right-of-ways. In thistype of ordinance, the term
"driveway" is often defined to mean private driveway, road, field road or other means of trave through
any part of aprivate parce of land or which connects or will connect with any public roadway. The
ordinance should identify the following:

+ Approvd requirements
¢+ Fees
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+ Application procedures

+  Spedifications for driveway congtruction (including maximum length, surface width, width
clearance, maximum grade, etc.)

+ Other requirements (i.e., engineering plan, pendties, etc.)

The town of St. Germain may want to consder the development of a driveway ordinance to ensure that
town services may be adequately provided, and to ensure that development is not occurring beyond a
specified distance from public roads, thereby providing quicker emergency vehicle response time while
aso mantaining the town’srurd character.

Purchase of Development Rights (PDR)

Purchase of development rights programs have been in place in the eastern states for severd decades
and have received much support from farmers. PDR’s dlow a governmenta entity or non-profit
conservation organization to purchase the development rights to land (woodland, agriculturd, etc.) to
ether keep it in operation or undeveloped. The sdlling of development rights is done on a voluntary
bass by landowners and the rights are purchased based on st priorities such aslocation, soil qudity,
etc. The vaue of the rights usually ranges from 30% to 80% of the property’ s fair market vaue, or the
difference between the vaue of the land before redtrictions are placed, and the vaue after the easement
isplaced ontheland. Sdling development rights has numerous benefits for the landowner, including the
ability to obtain the equity (or development vaue) from the property, keeping the land permanently in
agricultura production or as open space, dlowing the property to be passed from generation to
generaion within the family, potentid for sgnificant tax savings on retirement income, and to make
needed capital investments with the proceeds. The PDR program aso helps maintain tax rates as taxes
for public service costs will be kept low because there will be less demand for services. Purchasing
development rights results in a permanent restriction on the land. These programs are typicdly funded
by avariety of sourcesincluding property and saes taxes, red estate transfers, specid purpose taxes,
farmland conservation fees, genera funds and bonds. 1n the town of St. Germain, a PDR program
could be used to preserve the identified rurd areas of the town.

Transfer of Development Rights (TDR)

The transfer of development rights and purchase of development rights are Smilar in that compensation
is given to the landowner for the land’ s development vaue. The TDR program differs from the PDR
program, however, in that it relies on the free market transfer of development rights from the open land
to the development arearather than governmenta acquisition. Two types of land are included in the
TDR program: 1) lands which are to be protected from development, from which the devel opment
rights are sold, and 2) lands that are developable. If adeveloper wishesto develop at a greater dendty
than is currently permitted on a certain property, the developer may buy the development rights from
another property, thereby sacrificing the development rights of one property for the increased
development of another. The price of the development rights in such atransaction is determined by the
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willing sdler and buyer. Thistype of program isameans of redistributing development rights from rurd,
open areas to urban areas.

Conservation Easements

Protecting the conservation vaues of a property by voluntarily placing a permanent restriction on
development is achieved by a conservation easement. The easement can be donated to a qualifying
agency, such asaland trugt, or purchased by a unit of government. Land trusts may be locd, regiond,
date, or nationwide organizations. The conservation easement is legally recorded on the deed to the
property, thereby restricting development by al owners of the property to follow. The redtrictiveness
of the easement isflexible, and dlows the landowner to determine the limits to be placed on
development. The landowner continues to own, manage and use the land placed under easement,
including full control over public access, however the development rights of the property belong to the
chosen entity. A landowner choosing to donate development rights by means of establishing a
conservation easement is entitled to atax deduction, as donating development rights of land isa
charitable act. In addition, a conservation easement will likely reduce property vaue, thereby reducing
tax liability. Inthetown of St. Germain, a conservation easement program could be used to preserve
the identified rurd areas of the town.

Cluster Development

One of the most successful implementation techniques which can be used to protect significant land
resources, such as agricultura lands, woodlands, and natural, scenic and open aressis cluster
development. This technique can be more effective when public, private, and non-profit agencies
combine ther tools through cooperative efforts. The gppropriate combination of tools should be
defined which are best suited to the successful protection of land in each individud Stuation. Cluster
development should be awelcome option in the preferred rurd areas of the town as such development
would dlow for some resdentiad development opportunities while at the same time preserving the
town’srura character.

The objective of cluster development is to concentrate development in one or more portions of an area
S0 that sgnificant tracts of important resources may be preserved. In fact, the primary design eement
in cluster development is open space; |ot layouts are designed around the open space/naturd features.
This type of development encourages the creation of small |ots near agricultura, wooded, scenic or
natura resource lands while protecting these resources, rather than scattering large lots throughout
senstive aress. It isgeneraly required that 60%-80% of the development Site remain open, or inits
naturd state, when using cluster development.

The following describes an example of how cluster development works:

There are 100 acres available for development in a community. In a conventional zoning
district requiring a minimum lot size of 5 acres, 17 dwelling units would be evenly distributed
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across the 100 acre property. Under cluster development, however, a reduction in lot size
would be permitted. The degree of reduction can vary, depending upon the open space
preservation objectives identified. For the purposes of this example, if the minimumlot size
reduction werefrom5to 1, alot area of 1 acre would be permitted. Therefore, those same
17 dwelling units would only occupy 17 acres of the site, leaving 83 acres preserved in open
gpace. The advantage of cluster development in this example then is that each resident
would have 84 acresto enjoy - a one acre private lot plus 83 acres of common open space -
rather than only 5 acres as under conventional devel opment.

Figure 14-1 provides an example of how cluster development looks in comparison to conventiond
development, and illustrates how naturd areas can be preserved through the clustering technique.

The Rurd Clugter Development Guide (Southeast Wisconsin Regiond Planning Commission, 1996)
identifies that ot reductions of less than 4:1 (no dengty bonus), which result in approximately 55% open
space, are not recommended (SWRPC, 1996) to achieve the god of cluster development. Itisaso
recommended that a dengity bonus be provided to further encourage cluster developments as an option
over conventiond development. Experience has shown that optiond cluster development will usudly
not be chosen over conventiona development unless adensity bonusis provided to the developer,
thereby increasing the number of lotsdlowed. Densty should be increased by at least 30% in order for
cluster development to become attractive to a devel oper; doubling the density may not be extreme
(SWRPC, 1996).

Tables 14-1 and 14-2 present examples of how cluster developments could be implemented with a
density bonus provided. The outcome of conventiond subdivisonsis aso portrayed.
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Figure 14-1

Conventional vs. Cluster Development in Natural Resource Areas
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Table 14-1

Cluster Development Scenario

Minimum Lot Size of Five (5) acres

Conventiond 50% O.S. 50% O.S. 60% O.S. 60% O.S. 75% O.S. 75% O.S.
Deve opment 50% D.B 100% D.B 50% D.B 100% D.B 50% D.B 100% D.B
Acres 80 80 80 80 80 80 80
Conventiond Lots
(1 dw/5 acres) 16 16 16 16 16 16 16
Totd Lotswith
Dengty Bonus N/A 24 32 24 32 24 32
Min. Lot Size* 5 acres 1 acre 0.75 acre 0.75 acre 0.5 acre 0.5 acre 0.375 acre
Max. Lot Size** N/A 1acre 0.75 acre 0.75 acre 0.5625 acre 0.5 acre 0.375 acre
Hexibility Factor N/A 20% 20% 17.5% 17.5% 10% 10%
(16 acres) (16 acres) (14 acres) (14 acres) (8 acres) (8 acres)
Tota Acres
Developed 80 24 24 18 18 12 12
oS = Open Space
D.B. = Density Bonus

Flexibility Factor = Accounts for land to be used for roads and lotting inefficiencies.

*  Indicates minimum lot size allowable.

** | ndicates maximum allowable lot size required to still obtain desired amount of open space - Total Developed Acres is based on number of |ots developed

at maximum lot size.
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Note:  Subdivisionswith lot sizes under 1 acre will likely require a cluster sanitary system.
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Table 14-2
Cluster Development Scenario
Minimum Lot Size of 20 Acres

Conventional 50% O.S. 50% O.S. 60% O.S. 60% O.S. 75% O.S. 75% O.S.

Development 50% D.B 100% D.B 50% D.B 100% D.B 50% D.B 100% D.B
Acres 80 80 80 80 80 80 80
Conventional Lots 4 4 4 4 4 4 4
(1 du/20 acres)
Total Lots with Density N/A 6 8 6 8 6 8
Bonus
Min. Lot Size* 20 acres 1 acre 1 acre 1 acre 1 acre 1 acre 1 acre
Max. Lot Size** N/A 4 acres 3 acres 3 acres 2.25 acres 2 acres 1.5 acres
Flexibility Factor N/A 20% 20% 17.5% 17.5% 10% 10%

(16 acres) (16 acres) (14 acres) (14 acres) (8 acres) (8 acres)

Total Acres Developed 80 24 24 18 18 12 12

O.S. = Open Space
D.B. = Density Bonus
Flexibility Factor = Accounts for land to be used for roads and lotting inefficiencies.

*  Indicates minimum lot size allowable.
**  |ndicates maximum allowable lot size required to still obtain desired amount of open space - Total Developed Acres is based on number of |ots developed

at maximum lot size.
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It is necessary in the examples above to both decrease the minimum lot Sze and to add a dengity bonus
in order to make cluster development attractive to the developer. Smply reducing the minimum lot Sze
would achieve the desired outcome of cluster development, however if dendty remained congtant, the
developer would be alowed the same number of lots under dl scenarios. Experience has shown that if
thisis the case, the developer will select to proceed with the conventiona development over cluster
development.

The town land division ordinance language should be the tool used to gpprove and regulate cluster
development.

Permanent Open Space Dedication in Cluster Developments

Mogt often, the open space created through cluster devel opment remains as common open space
owned by the residents of the subdivison (homeowners association). Each of the individud
homeowner’ s deeds will account for this land; each homeowner will own asaid amount of acreage
plus a percentage of the open space, which will be deeded as such to each homeowner. Each
homeowner should have an equd interest (% ownership) of the open space, regardless of individua lot
Sze ownership.

The dedication of such land to atown or municipality is rather unsuccessful for the primary purpose that
doing so takesthisland off of the tax roll. Management of the open space is the responghbility of the
homeowners association. Issues such as timber management, wood cutting, hunting, and recreationa
use should be addressed through covenants established by the homeowners association.

Management/Maintenance of Cluster Sanitary Systemsin a Cluster Development

The management/maintenance of a cluster sanitary system in a cluster development should be

addressed by forming an independent sanitary sewer district which is under town supervision.
Experience has shown that alowing a homeowners association to manage and maintain a cluster systlem
is unsuccessful. There are two primary reasons why a homeowners association should not be
respongible for the management of a cluster sanitary system: 1) homeowners are often uninformed
buyers whereby many do not understand what they are buying into in such a development; and 2)
homeowners often do not know how to maintain the sanitary system (i.e. how often to inspect system,
what to look for, how to inspect system, etc.). Therefore, towns must be involved in the management
of cluster sanitary systems in these Stuations to ensure proper maintenance of the system.

The following example which was implemented on the east coast demonstrates how atown(s) could
successfully undertake the management of cluster sanitary systemsin cluster developments. Severd
towns grouped together and hired one inspector/engineer to ingpect dl the cluster sanitary systems
established as part of cluster developments within these towns. The ingpector would report back to the
towns the maintenance needs of each sanitary system. The towns, in turn, would contact the residents
of the respective subdivisons and identify the maintenance that should be completed on the system.
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The resdents of the subdivision were then responsible for hiring an engineer to make repairsto the
system, at their own expense (homeowners association expense).

Cluster sanitary systems can be very successful if established correctly and under proper management.
It isimperative that the towns be involved in the monitoring of these sysems. Therefore, the
management of numerous clugter sanitary systemsis a concern the town must be prepared to address
prior to permitting cluster developments in which cluster sanitary systems would be required. In
addition, the town land division ordinance language should require that developers proposing cluster
developments creste consumer information packets, especidly in the case of having a cluster sanitary
system, to ensure that home buyers are informed of their responsibilities.

Construction Site Erosion Control Ordinance

Under 861.354 of the Wisconsin Statutes, the town may enact a congtruction Site erosion control and
sormwater management ordinance. The main purpose of such an ordinance would be to protect water
qudity and to minimize the amount of sediment and other pollutants carried by runoff or discharged
from congtruction sites to lakes, streams and wetlands. 1t is recommended that the town does not need
to develop a separate ordinance to regulate congtruction Ste erosion at this time, however the town
may want to consder regulating erosion contral through its building permit gpprova or land divison
ordinance process.
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