DIVISION 5. STANDARDS FOR EVALUATING PROPOSED CONDITIONAL USES, ZONING DISTRICT CHANGES AND SITE PLANS


Sec. 130-131. Information to be considered.

The plan commission or the city council may consider any relevant factors, including, but not limited to, the factors identified below, when considering an application for a conditional use permit, change in zoning district, or site plan approval, to the extent such factors are deemed relevant to the particular application.  In addition, the plan commission may consider the information required under section 130-203 when considering an application for site plan approval.  The plan commission or common council may attach conditions on approval of an application for application for a conditional use permit, change in zoning district, or site plan approval to address problems that are not in direct conflict with this chapter.

 (1)   Site design and physical characteristics.    

a.   Existing topography, drainage patterns and vegetative cover and the suitability of the proposed use in this regard.

b.   Availability of water, sewer, rail and other services and the utility requirements of the proposed site.

c.   Where public sewers are not available, the percolation characteristics of the soil.

d.   Adequacy of the proposed internal circulation system, including safety considerations.

e.   Access to sites from the internal circulation system.

f.   The costs of providing various public services.

g.   Appearance (how the area will look).

(2)   Site location relative to public road network.    

a.   Convenient access to a public road network (safety of access points).

b.   Visibility from the proposed road and the need for visibility.

c.   Access; the location is to provide access primarily by righthand turning movements.

(3)   Land use.    

a.   Compatibility with existing or proposed uses in the area.

a. Relation to any existing land use plan.

c.   Relation to existing or proposed development at nearby interchanges.

d.   In reviewing an application for a zoning district change to the local business district (B-1), central business district (B-2), community business district (B-3), regional business district (B-4), or planned office district (O-1), the plan commission and city council shall consider whether the proposed zoning district change likely will result in increased vehicular traffic on nearby local streets in areas of existing residential development and whether such increased traffic will have an adverse impact on the existing residential development.
(4)   Traffic generation.    

a.   Amount of daily and peak hour traffic to be generated, related to site size. Traffic shall be subclassified as to arterial, collector and local streets.

b.   Amount of traffic generated relative to existing and anticipated ultimate generated traffic in the area.

c.   Expected composition of site-generated traffic by vehicle types.

d.   Effect of site-generated traffic on the operation of the area.

e.   Safety and convenience to future users.

(5)   Community effects.    

a.   Immediate and long range tax base.

b.   Access to market or service area.

c.   Relation to scenic or recreation values.

d.   Relation to the public interest, the purpose and intent of this chapter and substantial justice to all parties concerned.

e.   Compliance with the master plan's goals and objectives.

(6)   Other relevant factors.    

a.   Compliance with the performance standards in article III of this chapter.

b.   Additional impacts.
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