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TOWN OF TROY
654 Glover Road, Hudson, WI 54016
Phone: (715)425-2665 Fax: (715)425-2551

PLAN COMMISSION MEETING will be held on Thursday, April 30™, 2026, at the Troy
Town Hall at 6pm.

Site Visit:
565 Cty Rd U Beginning at 5:30pm

AGENDA:
1. Call meeting to order
2. Roll Call
3. Public Input to the Plan Commission

8.

9.

Approve Minutes of April 2™, Plan Commission meeting
Public Hearing to Consider a Conditional Use Permit:

Applicant: Settlement Hill Farm
Site Location: 565 County Road U
PID: 040-1001-20-100
Request: To consider amending the current conditional use permit for approval of
a liquor license.
Consideration and Possible Action on recommending approval of a Conditional Use Permit
Applicant: Settlement Hill Farm
Site Location: 565 County Road U
PID: 040-1001-20-100
Request: To consider amending the current conditional use permit for approval of
a liquor license.

Discussion and Consideration on Comprehensive Plan Updates — Process & Updates
Correspondence

Potential items for future meetings

10. Adjourn

Action may be taken on any agenda item.

This is official notice that a quorum of the Town Board Supervisors may be present at the Plan
Commission Meeting at the date, time and location above. This is not a formal meeting of the
Town Board. The purpose of the Town Board Supervisors’ attendance is to gather information.





No formal discussion or action will be taken by the Supervisors. This agenda and meeting
location is subject to change. The posted agenda at the Town Hall is the primary notice.

April Fredrick
Clerk/Treasurer






DRAFT

PLAN COMMISSION MEETING

Town of Troy
April 2, 2026
Hudson Wisconsin 54016

Members Present: Doug Rowen, Pete Hawksford, David Wolf, John Bjorseth
Members Absent: Dean Albert, Alicia Schneider, Warren Vollmar
Staff Present: Rob Jones, David Carlson
Recording Secretary: Amanda Randall
Others present:
AGENDA:

1. Call meeting to order

2. Roll call

3. Public input

4. Approve minutes of March 5, 2026 Plan Commission meeting;

5. Discussion and consideration on Comprehensive Plan updates-Process & Updates
6. Correspondence

7. Potential items for future meetings

8. Adjourn.

AGENDA:
1. Call to order
Plan Commission Chair Doug Rowen called the meeting of the Troy Plan Commission to order at 6:00
p.m.

2. Roll Call
Present were Doug Rowen, Pete Hawksford, John Bjorseth, and David Wolf.

3. Public Input
There was no public input.

4. Approve minutes of March 5, 2026 meeting:
The minutes of the March 5, 2026 Plan Commission meeting were previously distributed. David Wolf
moved to approve the minutes of the March 5, 2026, Plan Commission meeting. Pete Hawksford
seconded. Roll call vote, all ayes. Motion carried.

5. Discussion and consideration of Comprehensive Plan -Process & Updates
Rob Jones presented the Planning Hub website for the Comprehensive Plan update. The website is not
yet publicly available but Plan Commission members were sent the link to access it. He reviewed the
issues Cedar Corp. has experienced waiting for Census Bureau data and the more generalized data that
was released. The goal is to adopt the Plan update by this summer. Once the draft is approved, it will be
made publicly available and a public hearing will be held.





The Planning Hub website is integrated with Cedar Corp’s GIS and has tabs for project overview,
documents, input, and a public comment map. The documents section includes a list of key updates in
the 2026 draft and summarizes the nature of the revisions for each chapter. He highlighted areas that the
Town should focus on, including the Future Land Use map.

The Commission reviewed Chapter 6 Land Use and the Future Land Use Map, including discussion of
the Land Eligible for Commercial Rezoning (LECR) overlay area and whether it should be based on
development since the last plan and public inputs to rezoning requests. The proposed expansion (blue
bulb) area around Glover Road east of Highway 35 that expands the LECR overlay area was selected
due to the topography of that location, as any commercial buildings would be less visible to residential
homes. The Town could also consider eliminating the LECR overlay entirely and instead rely on the
Future Land Use Map for rezoning decisions.

The Commission discussed what type of commercial development the Town would like to attract. Rob
Jones reviewed the Goals, Objectives, and Policies section of the Comprehensive Plan which helps
guide those decisions. The Town’s stated goal is to attract development that’s appropriate in the right
spot; the Town could further detail what is meant by “appropriate.” The Commission discussed the
advantages of Cooperative Boundary Agreements, and Chairperson Rowen noted that the Town is
exploring an Agreement right now with the City of Hudson. Boundary agreements can offer the Town
some influence over the location and use of annexed property. The Town’s Conservation Easements and
TDR program also help discourage annexation, as Conservation Easements stay with the property even
if annexed into a city. The Commission discussed streamlining the development process and promoting
the Town’s lower taxes, access to Highway 35, proximity to 1-94 and MSP airport, and availability of
large tracts of land. There was also discussion on attracting low-water use businesses, developing a more
retail-oriented Town Center, and potentially providing municipal water.

Rob Jones asked the members to review the website and let him know of any errors either by emailing
him directly or using the public input form. More time is needed to proofread before the website is
publicly posted. He will let Plan Commission members know when new chapters are added for review.
The Transportation chapter will be ready for review at next month’s meeting; the Commission briefly
discussed ATV/UTV/e-bike use on Town roads. There was consensus that the Town should not allow
expanded use of ATVs,UTVs,Golf Carts or e-bikes/motorcycles beyond what is allowed in State Statute.
The Commission should keep reviewing the Planning Hub website and the available documents.

6. Correspondence
Chairperson Rowen noted an informational brochure about the proposed Town Hall expansion project
and that there is an informal meeting regarding the project coming up. At the annual meeting in April,
the Town will be asking for the electors’ approval for the project.

7. Potential items for future meetings
There is a potential application for the May meeting, which is being held April 30", Work will continue
on the Comprehensive Plan update. Chairperson Rowen will share information in the future on the
potential boundary agreement with the City of Hudson at a future meeting.

8. Adjourn
David Wolf moved to adjourn the meeting of the April 2, 2026, Plan Commission at 8:19 p.m.
John Bjorseth seconded. Motion carried.
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DATE: April 22, 2026

TO: Town of Troy Plan Commission

FROM: Robert Jones

REGARDING: Settlement Hill Farm — Conditional Use Permit (CUP) Amendment

Conditional Use Permit (CUP) Amendment — Settlement Hill Farm
Applicant: Evonne and Michael Ganz
Address: 565 County Road U
Zoning: Agricultural Residential (AG-RES)

1. Background / Approved CUP

The subject property is a 7.53-acre farmstead located along County Road U in the AG-RES District. In 2018, the
Town Board approved a Conditional Use Permit authorizing operation of a seasonal wedding and event venue
under the Town’s agricultural tourism framework. The approved CUP established the following parameters:

e Seasonal operation (May—October)

e Maximum of 24 events annually

e Maximum attendance of 275 people

e Hours limited to 8:00 a.m. to 11:00 p.m.

e Use of existing buildings and grounds only

e On-site parking and limits on outdoor amplified music

The CUP has been in place and operational, however the 2018 approval did not explicitly address alcohol
consumption or service.

2. Proposed Revisions to the CUP

The applicant is requesting an amendment to explicitly allow the consumption of alcohol on the premises in
conjunction with the approved event venue use to compliant with changes to liquor licensing in the state.

The request:

e Does not expand the use
e Does not increase event frequency, attendance, or hours
e Does not propose new construction or site changes
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The applicant has provided updated operational narrative confirming:

e Continued use as a low-frequency, seasonal event venue
e Typical events consistent with past operations
e No history of complaints from adjacent properties

3. Town Process and Framework

Relationship to Liquor Licensing

This request is tied to State and Town regulatory requirements.
e Wisconsin Statutes (Ch. 125) regulate alcohol sale and consumption
e Consumption at an event venue may require a license, even if alcohol is not sold
Town ordinance (Chapter 74) provides that:
e Aliquor license may be issued in non-commercial districts only if:
o The use is permitted, or
o A CUP specifically authorizes alcohol consumption or sale

Conditional Use Permits (Chapter 170)

Conditional uses are generally afforded a presumption of approval, provided that reasonable conditions can
address potential impacts.
e CUPs are allowed uses within a zoning district when standards are met
e CUPs run with the land and are transferable
e The role of the Plan Commission and Town Board is to:
o Evaluate likely impacts
o Apply reasonable conditions to mitigate those impacts

Approval of this CUP amendment does not grant a liquor license. It instead establishes the zoning framework
in which the Town Board could issue a license.

4. Considerations

The Plan Commission is evaluating a modification to an existing approved use, not a new land use. The event
venue has been operating under the approved CUP, and the amendment does not change the intensity,
footprint, or overall character of the use. The request adds explicit authorization for alcohol consumption
within the AG-RES District as part of the approved operations, consistent with State law and Town liquor
license requirements.

Conditional Use Permits must be supported by findings that the use will not be detrimental to public health,
safety, or welfare; will not impair neighboring properties; will remain compatible with surrounding land uses;
and will be supported by adequate access, utilities, and site conditions. Impacts such as traffic, drainage, and
nuisances should attempt to be mitigated with site specific conditions.

The existing CUP and operational history provide a basis for these findings. As part of this review, the Plan
Commission may consider the overall performance of the existing CUP, while focusing its evaluation on
whether the addition of alcohol consumption remains compatible.
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Potential Conditions Related to Alcohol Consumption

1.

Compliance with Wisconsin Statutes Chapter 125 and all applicable licensing requirements, including
consistency between CUP authorization and any license issued by the Town

Consideration of whether existing hours of operation remain appropriate in the context of alcohol
consumption

Consideration of whether additional limitations on the location or manner of alcohol service are
necessary beyond those established through licensing

Continued application of noise and nuisance standards, including limitations on outdoor amplified
sound

Consideration of whether existing parking and site circulation are adequate or if modifications are
warranted based on operational characteristics

5. Possible Motions

Motion to recommend approval of the Conditional Use Permit amendment for the Settlement Hill Farm
property, 565 County Road U, to allow alcohol consumption in conjunction with the approved event venue
use, subject to conditions, based on the following findings:

1.

The Plan Commission conducted public hearing on April 30, 2026, and has considered all oral and
written testimony received as part of the record.

The proposed amendment is a modification to an existing approved conditional use and does not
expand the intensity, footprint, or operational scale of the use.

The use, as amended, remains consistent with the purpose and intent of Chapter 170 and is
compatible with the surrounding agricultural and rural residential context.

The addition of alcohol consumption represents an operational component commonly associated with
event venues and does not inherently alter the character of the approved use.

Any potential impacts related to the amendment can be reasonably mitigated through conditions
applied to the Conditional Use Permit.

Approval of the amendment provides the necessary zoning framework for the Town Board to consider
issuance of a liquor license in compliance with Wisconsin Statutes and Town ordinance.

The Conditional Use Permit shall incorporate the following additional or modified conditions as
determined appropriate by the Town Board based on the Plan Commission recommendation and
public hearing record: [Insert conditions discussed and agreed upon during deliberation]






CONDITIONAL USE APPLICATION File #:

Office Use Only

Chapter 170, Section V, Town of Troy Zoning Ordinance
APPLICANT INFORMATION
Applicant Name: Setfement Hill “asng  Owner Name (if not Applicant): Evomie + Ny L Gone
Mailing Address: 5665 (aym'j'}} Eﬁd LA Mailing Address: Sem <
Hu«/gg, Wl 5906

Daytime Phone: (715 ) 760 - 003D Daytime Phone: ( )

E-mail:

SITE INFORMATION
Site Address: 565 Camﬂ'hj Roaed U, Hudsan Wi 5H0lb

Property Location: W ¥2 1/4, NW 114, Sec._01 . T._2¢ N.R.1G W, Townof Troy (Complete legal description
must be attached.)

Parcel Identification Number(s):_ ©40 - j0ol~ 20 - {00 Al Parcel Hol-28.19.7C.

LAND USE INFORMATION
Zoning District Designation: A ) ri coltuea] Res id ential

State the nature of your request: Ahsﬁm,‘_“_l_g@m} / Event Venu.t. Rene uAi

Is there a conservation easement on your land? D Yes {¥]|No

D See attached application narrative and application procedure form.

FEES
Application Fee: 8 350 (plus professional
Supplemental Application Fees: $.175  x (# of additional $ * fees/expenses)
Total Fees: requests) s

- All application fees must be submitted with application and are non-refundable.

- Additional fees paid as directed by the Town Clerk.
- Fees will be doubled for applications submitted after construction project initiated, and/or written enforcement

action has commenced.

I attest that the information contained in this application is true and correct to the best of my knowledge.
Applicant Signature: gf %/vm Date_ /14 iZdZéé

[74
Owner (if not applicant) Signature: Date
OFFICE USE ONLY
Pre-application Meeting: _ With:
Complete Application Accepted: By
Fee Received: $ Receipt #: Scheduled Hearing Date:
Phone:(715) 425-2665 Town of Troy FAX: (715) 425-2551

http://townoftroy.org 654 Glover Road, Hudson, WI 54016





Response to questions on Form: Conditional Use Application

1. Describe the details of your request:

A) To operate a seasonal wedding/event venue on the Farmstead from May through
October. We would limit our weddings to one per week during the season.
Occupancy would be 275 guest or less. Most events would be on Saturdays.
Operating hours would be from 8 am to 11 pm the day of the event. A typical day
would be guest arriving between 3 and 4 pm. Ceremony between 4 and 5 pm
outside or inside, followed by a catered dinner and dance inside the barn with
the event ending no later than 11 pm. We plan to use the buildings that are
already in place. The farmstead dates back to 1852. We do not have plans to
make drastic changes to the farmstead in the hopes to preserve it as a historic
farm/property and not a commercial-style venue.

B) To host May through October, small corporate day retreats on occasion on
weekdays. Food would be catered in.

C) Due to new Wisconsin Liquor laws, we are looking to acquire a Class “B” and
“Class C” liquor license that allows our patrons to bring in beer and wine.

2. Describe your impact of your request on the enjoyment and value of surrounding
properties. If there is no impact, explain why:
There is very little impact on the adjoining neighbors since most of the property around
us is zoned Exclusive Ag being corn fields owned by the Garbe family. Our land butts up
to the German Settlement Cemetery on the Southern border. The only neighbors that
may feel an impact would be our neighbors Melvin & Kathyrn McElwain, James Darren &
Ann Roby who live across the road from us. They may notice a slight increase in
neighborhood traffic about a half hour before the ceremony would when guests are
trickling in. People leave the event at different times throughout the event, so traffic on
the road is not noticeably different once guest have arrived. Our driveway is long and we
have ample parking space in the back, so there is no backup of cars on the road.

Ceremonies, if outside, last on average of a half hour. Since ceremonies take place in

the apple orchard or the spot behind a small pine grove, much of this is buffered by the
trees between us and the neighborhood. The rest of the event activities would be inside
the barn. The barn is built into the hillside and has two layers of siding on its upper level,
so, sound of the event is contained within. Since the McElwains’ are directly across the
road from us, they may feel some loss of privacy when an event is in progress. However,
their home is a good distance from the road, as is the barn on our property and
numerous trees in between the two properties. In the years we have been doing events,

we have not received one complaint from either neighbor.





3. Describe the Compatibility of your request with the uses and character of the
surrounding area:
I feel that it is important to preserve this historic barn and farmstead which was/is true
to the original character of the area, but is now being threatened and encroached upon
by urban sprawl. | feel that using the 106-year-old barn as a wedding/event venue gives
it a useful purpose and will help preserve the farm structure much better than if it was
used to house animals at this point. | also feel that the barn is an important structure in
the Historic German Settlement area. We hope to not change the appearance of the
farm, but keep its rural integrity.

4. Describe how your request is consistent with the spirit of the intent of the zoning
district in which your property is located. (Please refer to the purpose statement for
your zoning district in the Town of Troy zoning Ordinance.)

We want to responsibly preserve this barn and keep it from deteriorating and falling
down as so many barns have done in this neighborhood in the last few years, and help
retain the scenic rural setting and heritage that we live in and that Wisconsin is known
for. But even more important, the farm is part of the Historical German Settlement area
which is a 6-mile radius that was settled by a group of German families back in 1851-
1854. The German Settlement once included numerous family farms, a community bake
house, school and livery. Our farm was the first farmstead the group erected for the
Bartholomew Schwalen family. There are elements of the original barn and house in the
existing barn that was built in 1920 after a fire took down the original barn that was built
in the 1850’s. From what we know of this group of immigrants and their history, they
loved music and were known to have community barn dances in the area, so | think they
would be happy to see this farm used in this way (See attached articles in regards to the
German Settlement Historic Society.)

It is also notable that, Bartholomew Schwalen allowed the group to utilize some of his
land for the German Settlement Cemetery that butts up to our property on the South
side. | have been told it is the oldest (active) family run cemetery in the state of
Wisconsin. It is one of the reasons we named the property Settlement Hill Farm (see
attached Wisconsin Historical Marker). We have been involved in helping the German
Settlement Heritage Society in raising money and preserving the original German Bake
house and park located in the Cottonwood South Development just a mile down the
road. We hope this barn can also remain standing as a testament to the German
Settlement History and farming heritage of the area.





5. Describe how your request will impact public health, safety, and general welfare. What
measures will you take to minimize any negative impacts?
By finding a use for this historic barn, instead of letting it become another empty
deteriorating barn, which in turn would be a danger to those in the area and home to
rodents, we will instead be preserving some of the rural look, character, and heritage in
the neighborhood. We would allow no food preparation here. Food will be catered in by
local licensed restaurants & catering companies. For bathrooms, we require the rental of
Porta-Potties or Portable bathroom trailers, so there will be no effects to soil or ground
water. We will have numerous garbage cans and bags throughout the event area and will
have a dumpster behind our storage shed (out of view) for garbage and will recycle as
much as possible.

The past six years, we have been working with Engineer Bill Lindau of Lindau
Companies Inc., Township Inspector Brian Wert and the Hudson Fire Department. We
have followed their expertise in all recommendations to make the barn safe for this type
of use. We have added structural support, to the specs recommended by the engineer.
We have more than the required exits on both levels with doors that push out. Exits are
marked with signage and emergency lighting. We have also installed smoke alarms and
extinguishers in accordance to the recommendations of the Hudson Fire Chief.

6. How will you ensure that your request will not constitute a nuisance by reason of dust,
smoke, odor, or other similar factor? What measures will you take to prevent a
nuisance?

I do not see that there would be any nuisance of dust, odor or smoke to neighbors due
to this being an event venue. Sound is the only possible nuisance to the neighbors. To
address that issue, we have a statement in the venue contract, that the couple and the
DJ have to sign, agreeing that we control the volume of the music. Again, the barn has
two layers of siding on it, so it is already pretty sound proof from the neighborhood. We
will be on the premises during an event and would be there to make sure that the sound
stays within the barn. We have given our close neighbors our phone number and asked
them to text us if they were hearing the music. In the years we have been doing this, we
have not gotten one complaint from our neighbors.

7. Additional comments:;
Due to the new Wisconsin Liquor laws Mike has successfully completed the Wisconsin
Food & Bev Training course to start the approval process for the Class “B” & C Wine and
Beer licensing. See attached letter requesting consideration to an adjustment to the
Township ordinance Chapter 74 to allow us to also provide liquor for mixed drinks.





I am a Dairy Farmers daughter and fell in love with this barn when we found this
property back in 1996. We want to preserve this barn and like the idea of sharing this
beautiful countryside, the feel of its rural heritage, and the experience of seeing and
being in an authentic barn with those that come to visit.

Wisconsin has been known as the dairy state. Almost all of the Wisconsin
souvenirs/memorabilia/calendars that you find have an iconic Wisconsin barn on it.
These family barns are a symbol of our state, but they are disappearing quickly due to
urban sprawl and since the demise of small family farming. Many of these barns have .
disappeared from the canvas due to age, disrepair and the high cost to maintain a barn
structure. This is one of a few barns that the farmer was able to take good care of over
the years and it has the potential to stay standing for a long time to come if it gets
continuous care as a result of a useful purpose. | feel that a wedding/event venue is a
use for this structure that would be a lot less wear and tear on the building than if it was
used for animals. Hopefully insuring a long life.

I would also like to take this opportunity to point out that our venue will not only help
us with the cost of living and keeping up with the maintenance of the barn and
farmstead, it also brings in thousands of dollars of revenue to the local economy through
the use of: florists, bakeries, photographers, party rental companies, hotels, camping
grounds, limo/shuttle services, restaurants, caterers, downtown shops etcetera. It will
also highlight the many things this area has to offer to those who come to the weddings
Jevents and stay the weekend.

Please call me if you have any questions or need clarification on my response to your
questions. | would also be happy to walk the committee through the venue if that would
be helpful.

Respectfully submitted,
Evonne Ganz
Mike Ganz
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DATE: April 22, 2026

TO: Town of Troy Plan Commission

FROM: Robert Jones

REGARDING: Transportation Chapter #4 — Draft Maps Review

1. Project Status

Draft narrative sections for the Comp Plan continue to be developed and refined. Updated materials are being
posted on the project hub site for ongoing Plan Commission review:

https://townoftroy-cedarcorp.hub.arcgis.com/pages/documents

At the April meeting, the Plan Commission expressed interest in a more detailed review of the Potential
Corridors Map. We are forwarding the working drafts of the Chapter 4 maps and a discussion on
considerations for a future/potential corridors mapping work.

2. Draft Maps

The following draft maps are included in the Transportation Chapter:
e Map 4.1 — Functional Classification
e Map 4.2 — Potential Corridors
e Map 4.3 —Bicycle and Pedestrian Facilities

3. Potential Corridors Map

This map is intended to identify long-term opportunities for roadway connectivity, not to establish precise
alignments or commit the Town to specific projects. In considering this map, thee practices may be useful:

1. Conceptual Planning Tool:
Potential corridor maps should remain conceptual, identifying general areas where future connections
may be appropriate without fixing exact locations.

2. Flexibility for Future Conditions:
Corridors should allow for adjustment over time based on land division, environmental constraints,
infrastructure feasibility, and development patterns.
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Coordination with Land Use:
Corridors should generally support the Future Land Use Map by improving access, reinforcing planned
growth areas, and avoiding conflicts with long-term preservation areas.

Avoidance of Premature Commitments:
Mapping should not imply right-of-way dedication or construction timing. Implementation should
occur through future subdivision review, capital planning, or additional coordination.

Connectivity and Network Efficiency:
Corridors should be evaluated based on their ability to improve overall system connectivity, reduce
dead-end conditions, and distribute traffic in a manner consistent with the Town’s rural character.

Property Owner Awareness:
While conceptual, mapped corridors should be clear enough to inform long-term expectations for
landowners and guide subdivision layout where applicable.




















