ARTICLE II. ADMINISTRATION AND ENFORCEMENT*
DIVISION 8. SITE PLAN REVIEW AND APPROVAL

Sec. 130-201. Purpose of division.

      The purpose of this division is to specify the requirements and procedures for the review and approval of site plan applications. The provisions of this division are designed to ensure that all proposed land use and development activity complies with the requirements of this chapter. Specifically, this division requires that the initiation of all development activity (including building permits, occupancy permits for a change of use of an existing lot or structure where there is contemplated a site plan revision, clear cutting, grading or filling) require the approval of site, building and operational plans by the plan commission before the building, occupancy, and zoning permits can be issued; except that the following activities are exempt:

(a) Single family and two-family residences

(b)  Interior renovations that do not alter the building footprint

(c)  Alterations of exterior siding, window and door openings, or roofing, that do not alter the building footprint

(d) Additions of uncovered decks, stairs, and handicap ramps, except for decks used for outside seating for eating or drinking establishments.

(e) Fences permitted under Section 130-540 of the City of Evansville Zoning Ordinance

(f) Signs permitted under Section 130-1270 through 130-1283 of the City of Evansville Zoning Ordinance

(Ord. No. 1997-18, § 3(17.19(1)), 1-19-1998, Ord. 2009-10)

Sec. 130-202. Initiation of request for approval; pre-application meeting; review by zoning administrator; appeal for variance.

(a)   Initiation of request for approval.  Proceedings for approval of a site plan shall be initiated by the owner of the subject property, or his legally authorized representative.  

(b)   Pre-application meeting.  The applicant shall first meet with the zoning administrator and other applicable city staff to discuss preliminary concepts and plans for the development. Guidance will be provided to the applicant on technical requirements and procedures, and a timetable for project review may be discussed.  

(c)   Review by zoning administrator.  The applicant shall apply to the zoning administrator for the scheduling of an appearance before the plan commission. The zoning administrator shall notify the applicant of the date and time of the applicable plan commission meeting. The appearance before the plan commission shall not be scheduled unless the application is approved as complete by the zoning administrator per the requirements of section 130-203. The review of the submitted application shall be completed within ten working days of application submittal. Once the application is approved as complete, the zoning administrator shall schedule an appearance before the plan commission a maximum of seven weeks from the date of complete application acceptance.  

(d)   Appeal for variance.  If the zoning administrator, in connection with a site plan review, decides that the proposed development being reviewed is prohibited by a literal enforcement of this chapter, the applicant for site plan approval may elect to appeal from the zoning administrator’s decision to the plan commission or the board of appeals. If the applicant elects to make the appeal to the plan commission, the applicant and plan commission shall follow the procedure, including payment of the required fee, set forth in sections 130-151 to 130-154. The plan commission may issue one decision on the appeal and the application for site plan approval or may issue separate decisions.  

(Ord. No. 1997-18, § 3(17.19(2)), 1-19-1998; Ord. No. 1998-3, § 1, 6-9-1998; Ord. No. 2003-12, § 7, 10-14-2003, Ord. 2009-05)

Sec. 130-203. Application requirements.

     All applications for proposed site plans shall be approved and certified as complete by the zoning administrator prior to the formal initiation of the procedure described in this division. No placement of the application on any agenda as an item to be acted upon shall occur unless such certification has occurred. The item may be placed on any agenda as a discussion-only item, with the permission of the zoning administrator, without an application. Prior to the placement of the site plan application on the plan commission's agenda, the applicant shall provide the zoning administrator with 12 copies of the complete application as certified by the zoning administrator. The zoning administrator may waive the certain specific application submittal requirements for site plans or site plan amendments for minor projects where the scope and scale of a project requiring site plan approval does not warrant literal interpretation of the application requirements.  Any waivers of submittal requirements must be specifically described and included in any motion by the plan commission acting on such minor projects. The complete application shall comprise all of the following:

(1)   Written description of intended use.  Written description of the intended use describing in reasonable detail:  

a.   The existing zoning district (and proposed zoning district if different);

b.   Natural resources site evaluation worksheet (per the zoning administrator);

c.   Current land uses present on the subject property;

d.   Proposed land uses for the subject property;

e.   Projected number of residents, employees, and daily customers;

f.   Proposed amount of dwelling units, floor area, impervious surface area, and landscape surface area, and resulting site density, floor area ratio, impervious surface area ratio, and landscape surface area ratio;

g.   Operational considerations relating to hours of operation, projected normal and peak water usage (optional), sanitary sewer or septic loadings (optional), and traffic generation;

h.   Operational considerations relating to potential nuisance creation pertaining to noncompliance with the performance standards addressed in this chapter, including street access, traffic visibility, parking, loading, exterior storage, exterior lighting, vibration, noise, air pollution, odor, electromagnetic radiation, glare and heat, fire and explosion, toxic or noxious materials, waste materials, drainage, and hazardous materials. If no such nuisances will be created (as indicated by complete and continuous compliance with the provisions of this chapter), then the statement "The proposed development shall comply with all requirements of this chapter" shall be provided;

i.   Exterior building and fencing materials;

j.   Possible future expansion and related implications relative to subsections (1)a--i of this section; and

k.   Any other information pertinent to adequate understanding by the plan commission of the intended use and its relation to nearby properties.

(2)   Site plan.  A property site plan drawing (and reduction at 11 inches by 17 inches) which includes:  

a.   A title block which indicates the name, address and phone/fax numbers of the current property owner and/or agents (developer, architect, engineer, planner) for project;

b.   The date of the original plan and the latest date of revision to the plan;

c.   A north arrow and a scale. The scale shall not be smaller than one inch equals 100 feet;

d.   A parcel number of the subject property;

e.   All property lines and existing and proposed right-of-way lines, with bearings and dimensions clearly labeled;

f.   All existing and proposed easement lines and dimensions with a key provided and explained on the margins of the plan as to ownership and purpose;

g.   All required building setback lines;

h.   All existing and proposed buildings, structures, and paved areas, including building entrances, walks, drives, decks, patios, fences, utility poles, drainage facilities, and walls;

i.   The location and dimension (cross section and entry throat) of all access points onto public streets;

j.   The location and dimensions of all on-site parking (and off-site parking provisions if they are to be employed), including a summary of the number of parking stalls provided versus required by this chapter;

k.   The location and dimension of all loading and service areas on the subject property and labels indicating the dimensions of such areas;

l.   The location of all outdoor storage areas and the design of all screening devices;

m.   The location, type, height, size and lighting of all signage on the subject property;

n.   The location, height, design/type, illumination power and orientation of all exterior lighting on the subject property, including clear demonstration of compliance with lighting requirements of this chapter;

o.   The location and type of any permanently protected green space areas;

p.   The location of existing and proposed drainage facilities; and

q.   In the legend, data for the subject property as follows:

1.   Lot area;

2.   Floor area;

3.   Floor area ratio;

4.   Impervious surface area;

5.   Impervious surface ratio; and

6.   Building height.

(3)   Landscaping plan.  A detailed landscaping plan of the subject property, at the same scale as the main plan (and a reduction at 11 inches by 17 inches), showing the location of all required bufferyard and landscaping areas, and existing and proposed landscape point fencing and berm options for meeting such requirements. The landscaping plan shall demonstrate complete compliance with the requirements of article IV of this chapter. (The individual plant locations and species, fencing types and heights, and berm heights shall be provided.)  

(4)   Grading and erosion control plan.  A grading and erosion control plan at the same scale as the main plan (and a reduction at 11 inches by 17 inches) showing existing and proposed grades, including retention walls and related devices, and erosion control measures per the detailed requirements of this Code.  

(5)   Elevation drawing.  Elevation drawing of proposed buildings or proposed remodeling of existing buildings showing finished exterior treatment shall also be submitted, with adequate labels provided to clearly depict exterior materials, texture, color and overall appearance. Perspective renderings of the proposed project and/or photos of similar structures may be submitted, but not in lieu of adequate drawings showing the actual intended appearance of the buildings. 

(6)
Traffic impact report.  A traffic impact report that meets the requirements of this part if the number of trips per day for the existing and proposed development is 750 or more. When the number of trips per day is 300 or more but less than 750, the city may require a traffic impact report when circumstances warrant such review. When a traffic impact report is required, the applicant shall hire an engineer as approved by the city to prepare the report. The approved engineer shall have expertise in transportation planning. Trip generation rates for various land uses shall be based on the manual entitled "Trip Generation" (latest edition) published by the Institute of Transportation Engineers. Trip generation rates from other sources may be used if it can be shown that the alternative source better reflects local conditions. The traffic impact report shall be in written form along with supporting maps and other information as appropriate. At a minimum, the report shall include the following elements (1) existing traffic circulation conditions and patterns; (2) anticipated traffic circulation conditions and patterns, including truck movements; (3) effects of the project on traffic safety and efficiency; (4) recommendations/alternatives to alleviate negative effects; and (5) an executive summary.

(7)   Copies.  Three full-size copies of the items required by subsections (3)--(5) of this section.  

The zoning administrator may waive the certain specific application submittal requirements for site plans or site plan amendments for minor projects where the scope and scale of a project requiring site plan approval does not warrant literal interpretation of the application requirements.  Any waivers of submittal requirements must be specifically described and included in any motion by the Plan Commission acting on such minor projects.

(Ord. No. 1997-18, § 3(17.19(3)), 1-19-1998, Ord. 2006-30, Ord. 2009-05, Ord. 2009-10)

Sec. 130-204. Review by plan commission.

      The plan commission, in its consideration of a submitted complete application for site plan approval, shall take into account the intent of this chapter to ensure attractive, efficient, and appropriate development of land in the community, exterior architectural design, construction materials, signage, color, and building form, and to ensure particularly that every reasonable step has been taken to avoid depreciating effects on surrounding property and the natural environment. The plan commission, in reviewing the application, may require such additional measures and/or modifications as it deems necessary to accomplish this objective. If such additional measures and/or modifications are required, the plan commission may withhold approval of the site plan until revisions depicting such additional measures and/or modifications are submitted to the satisfaction of the plan commission, or may approve the application subject to the provision of a revised application reflecting the direction of the plan commission to the satisfaction of the zoning administrator. Such amended plans and conditions applicable to the proposed use shall be made a part of the official record, and development activity on the subject property may not proceed until the revised application has been approved by one of the two procedures described in this section as directed by the plan commission.

(Ord. No. 1997-18, § 3(17.19(4)), 1-19-1998)

Sec. 130-205. Approval required prior to initiation of land use or development activity.

      Absolutely no land use or development activity, including site clearing, grubbing, or grading, shall occur on the subject property prior to the approval of the required site plan. Any such activity prior to such approval shall be a violation of this chapter and shall be subject to all applicable enforcement mechanisms and penalties.

(Ord. No. 1997-18, § 3(17.19(5)), 1-19-1998)

Sec. 130-206. Modification of approved plan.

The plan commission shall review all proposed deviations to an approved site plan with the procedures outlined in sections 130-202 and 130-204 when such deviation would result in consequences not considered in the initial review; would result in consequences of a greater magnitude not contemplated in the initial review; would materially change the appearance of a building or other structure, or would change one or more of the written findings. In other cases, the zoning administrator, upon written petition, may authorize a minor deviation in consultation with the city engineer and other city department heads, as may be appropriate, provided such deviation does not circumvent a condition imposed by the plan commission. Examples of a minor deviation in most situations include, but are not limited to, a change to an outdoor lighting plan, landscaping plan, pedestrian flow, and on-site parking. If the zoning administrator authorizes a minor deviation, he shall document such decision in writing and submit it to the plan commission at its next regularly scheduled meeting. If the zoning administrator does not authorize a minor deviation, the applicant may submit the application to the plan commission for review and action consistent with sections 130-202 and 130-204.

 (Ord. No. 1997-18, § 3(17.19(6)), 1-19-1998, Ord. 2006-32, Ord. 2009-05)

Sec. 130-207. Fees.

     A fee as established by the council from time to time by resolution and as set forth in appendix A, plus reimbursement of municipal consulting costs, is required for the procedure described in this division.

(Ord. No. 1997-18, § 3(17.19(7)), 1-19-1998)

Sec. 130-208 deleted with Ord. 2009-10.

(Ord. No. 1997-18, § 3(17.19), 1-19-1998, Ord. 2009-10)

Secs. 130-208--130-230. Reserved.

* Cross references:  Administration, ch. 2.





