
City of Evansville Plan Commission

Regular Meeting

Monday, March 3, 2014, 6:00 pm

City Hall (Third Floor), 31 South Madison Street

MINUTES

1. Call to Order. The meeting was called to order at 6:00 pm by Mayor Sandy Decker.

2. Roll Call. Members present: Mayor Sandy Decker, Matt Eaton, John Gishnock, Jon Senn, Carol Endres, Jim Brooks, and Bill Hammann.  Others present: City Administrator Dan Wietecha, Community Development Director Nicole Sidoff, Planning Intern Brad Sippel, and members of the public.

3. Approval of Agenda.  Brooks made a motion, seconded by Senn, to approve the agenda.  Motion approved unanimously.
4. Approval of Minutes. Senn made a motion, seconded by Endres, to waive the reading of the minutes from the February 3, 2014 regular meeting and approve them as printed. Motion approved unanimously.

5. Civility Reminder. Decker noted the city’s commitment to civil discourse.
6. Citizen appearances other than agenda items listed.  None
7. New Business

a.  Public hearing concerning Ordinance 2014-01, petition for annexation (Evansville Ford)
i. Initial staff and applicant comments: Sidoff overviewed the staff memo concerning the annexation, adding that the parcel owned by Steinhoff is adjacent to another parcel owned by Steinhoff that is already in the city. The assessed value of the property to be annexed is about $350,000. The applicants added that they are looking forward to becoming part of the City of Evansville and expanding their business.

ii. Public hearing: The public hearing was opened by Decker at 6:05 p.m. Alvin Francis from the Town of Union asked why Evansville Ford needed to annex into the city. The applicants stated they need to connect to the city’s sanitary sewer system for the expansion. They would not have room for a septic system to support their expanded operations, as the septic system would cause them to lose around 30 parking spaces. The public hearing was closed at 6:06 p.m.
iii. Plan Commissioner questions and comments: Hammann asked if all landowners supported annexation. Sidoff responded that as a unanimous consent annexation all landowners signed the petition for annexation. Jim Brooks asked if the Steinhoff properties would be combined upon annexation. Sidoff replied that the property will likely be combined in the future but there are no current plans to do so.

iv. Motion: Motion by Brooks, seconded by Senn, to recommend Common Council approval of Ordinance 2014-01, annexing territory to the City of Evansville. Motion approved unanimously.
b. Public Hearing concerning a proposed application for a Conditional Use Permit request for Evansville Ford to allow outdoor storage and a vehicle repair and maintenance facility, site plan review.
i. Initial staff and applicant comments: Sidoff overviewed the staff memo. A Conditional Use Permit (CUP) is needed in the B-3 district for outdoor vehicle storage/sales and vehicle repair. Sidoff recommended the Plan Commission look closely at two items regarding the site plan. One is the façade signage. City ordinance only allows one façade sign per business. Evansville Ford has three façade signs proposed in the site plan; however, they are still under the limit for total square footage of façade signage allowed for by the ordinance. The second is the landscaping plan, which does not meet the points requirement established for the amount of new impervious surface on the property. The applicants plan to use prairie grass along much of the northern and eastern sections of property, which does not count towards the total points. The Plan Commission should discuss whether the proposed landscape plan meets the intent of the ordinance.
ii. Public hearing: Mayor Decker opened the public hearing at 6:14 p.m. There were no comments. Hearing was closed at 6:15 p.m.
iii. Plan Commissioner questions and comments: Hammann noted that the requested uses regarding the CUP are appropriate for a car dealership. Senn asked about the proposed hours for Evansville Ford (M-F 7am-8pm, Saturday 8am-5pm). Hammann recommended increasing the hours of operation allowed in the conditional use permit to 9pm M-F and 7pm Saturday. Brooks stated this would prevent Ford from needing to come back for a new CUP for hour of operation changes. Hammann noted the hours in the CUP would be consistent with Symdon Chevrolet.
iv. Motion regarding conditional use permit application: Decker noted the necessary findings required to approve a CUP for vehicle repair and maintenance and outdoor storage for Evansville Ford. Brooks noted the CUP meets all of the criteria. Hammann noted it was consistent with the Comprehensive Plan and City zoning, and would have no adverse effects on adjacent properties. 
Motion by Brooks, seconded by Hammann, to approve the issuance of a Conditional Use Permit for 8038 US Highway 14 to allow for outdoor storage of motor vehicles per Section 130-404 of the Zoning Code and to allow for a vehicle repair and maintenance facility per Section 130-417 of the Zoning Code, finding that the benefits of the use outweigh any potential adverse impacts, and that the proposed use is consistent with the required standards and criteria for issuance of a CUP set forth in Section 130-104(3)(a) through (e) of the Zoning Ordinance. The conditional use permit is approved subject to the following conditions:

1. The business operator, now and in the future, shall comply with all provisions in the City’s Zoning Code, as may be amended, related to vehicle repair and maintenance (Section 130-417).

2. No vehicles associated with the vehicle repair and maintenance business or being served by the vehicle repair and maintenance business may be stored off-site or on City streets.

3. No salvage of vehicles shall take place on the property.

4. Hours of operation shall be limited to Monday-Friday: 7am - 9pm and Saturday: 8am - 7pm.

5. All regulations by other governmental entities pertaining to the use shall be adhered to at all times.  

6. The use shall comply with Article III of Chapter 130 at all times (Article III concerns performance standards).  

Motion passed unanimously.
v. Motion regarding site plan review: Hammann expressed worry about setting a precedent for substituting prairie grass for landscaping points, as that is not the intent of the point system. However he believes Ford’s landscaping plan meets the intent of the ordinance and the 1,726 points is appropriate. Brooks commented that there was some leeway with Symdon’s landscape plan as well. Brooks also stated that the inclusion of prairie grass meets the intent of the ordinance, but should not be substituted for points. Gishnock agreed with Hammann and Brooks, adding the landscaping is appropriate given the use, and that they have made similar concessions in the past. Endres asked about the distance from Highway 14 to the landscaping, and whether the plants will be able to survive a winter of snow being thrown on them. Hammann asked if there was a sidewalk proposed in the site plan. There is not. Gishnock noted there appeared to be 20 feet between the street and the landscaping. Hammann noted there will likely be a sidewalk installed in the future and that should be kept in mind. Hammann mentioned the signage is appropriate for an auto dealership, and the signage guidelines come from Ford Motor Corp, similar to any other dealership in the country. The existing lot sign would remain. Decker asked if the lighting would extend past the property lines. A lighting study was done and the lights will not shine past the property, and they are ground facing. Hammann asked if the lighting plan was approved by city. Sidoff noted it was approved by the city engineer. Gishnock pointed out that the biofilter in the detention basin should be planted with plants and not seed to ensure its success. Hammann suggested adding points for biofilters and raingardens to the landscaping ordinance. It was noted that the detention basin was designed to state and city codes and approved by the city engineer and the DNR. Brooks asked if the site would keep both Highway 14 access points. Rick Bierman, RB Designs architect for the project, stated that they will remove one access point to maintain a single access point to the property.
Motion by Brooks, seconded by Hammann, to approve the site plan for 8038 US Highway 14, granting a variance to allow for the proposed façade signage, as per Section 130-1272(g) of the City Zoning Code, and verifying that the proposed landscaping plan meets the intent of the City’s landscaping ordinance, as per Section 130-262 of the City’s Zoning Code. Motion approved unanimously. 
c. Discussion and possible recommendation on Evansville Ford annexation agreement. 

Hammann asked what the time frame for construction is, and Bierman said they will begin as soon as the annexation agreement is approved by Common Council, scheduled for 3/18, and have the project finished within 6 months, hopefully sooner. Sidoff overviewed the annexation agreement, noting that the amount of taxes owed to the Town of Union for the two Ford parcels (estimated at 3,778.70) will be paid by the developer, and the amount of taxes on the other property being annexed is negligible and will be absorbed by the city. RB Designs requested the city consider waiving the sewer and water connection fee since they are paying for extending the sewer to the Ford property and extending to the north lot line. Wietecha explained that the fees are tied to the costs imposed on the city of connecting, and requiring extension to the far lot line is a common and universal practice. There was a discussion of a fee recapturing system as other adjacent properties connect to the city sewer, Ford could possibly be relieved of X amount based on the expectation that the city would recoup those fees when the adjacent properties connect to sewer. There was a discussion that this was a Common Council decision and not Plan Commission, and they will deal with the development agreement as written. Motion by Hammann, seconded by Senn, to recommend Common Council approval of the development agreement between M&J Real Estate and the City of Evansville. Motion approved unanimously.
d. Discussion and Possible Recommendation on Traffic Study for SWAG project

SWAG wants the city to recommend 2 access points to the development from Highway 14 for better marketability and access to the commercial development. In the past, the Wisconsin Department of Transportation (DOT) has opposed more access points due to the proximity to County Highway M and the desire to maintain safe and efficient traffic on state highways. There was a discussion of the need for two access points from Highway 14 instead of zero. Safety is the highest priority, with marketability second. The proximity of J. Lindemann Dr. to County Highway M and the terrain of this section of Highway 14 create complications for highway access. Ultimately the DOT makes the decision regardless of what the city prefers. There was a discussion of the DOT’s plan for this section of Highway 14. They recommended roundabouts in prior years. There was a discussion on problems with the traffic study. These included that Stoughton Trailers was not active on the day of the study, the study did not account for the farm traffic to Landmark Services Cooperative created by the fall harvest, and there was no mention of the impact of large events on the SWAG property on traffic flow. Hammann mentioned that large events that could have between 10,000 and 30,000 people in attendance, which would completely change the dynamics of traffic. SWAG states the traffic engineers had their projected numbers, and they are not sure how they used them. There was agreement by Plan Commission members that the traffic study as it sits is not a rational basis for a recommendation for two access points from Highway 14, because it is based on unreal assumptions. Plan Commissioners expressed concern on TIF money overwhelmingly funding roads rather than property. Plan Commission would support a recommendation to DOT to analyze the options that would promote the safest access. SWAG representatives pointed out that the Rock County Fair is not a guarantee at this site. Mayor Decker stated that it should be considered and there needs to be a concrete plan and projected numbers so infrastructure does not need to be upsized within 10 years of the development. There was a discussion debating the merits of sending a letter to the DOT and/or Traffic Analysis & Design, Inc. (TADI, the firm responsible for the report). Hammann stated the DOT will look at numbers, not a letter. There is general agreement that the study is incomplete and needs to be expanded to include Stoughton Trailers operating at capacity, the harvest season, and peak volumes of traffic generated by SWAG events. The city spent good money on this study and it does not serve its intended purpose without taking those factors into account. 
Motion by Brooks, seconded by Hammann, to direct staff to draft a letter to TADI to revise the study to take into account Stoughton Trailers operating at capacity, the peak harvest season, and peak volumes of traffic generated by SWAG events, and copy the DOT in with this letter. There was questioning as to whether this would be included in the original $20,000, since the study is considered incomplete. Motion approved unanimously.
e. Discussion of Parkland Dedication Fees

Wietecha noted the fee in lieu of parkland has not been increased for 8 years. The Plan Commission discussed the change in development environment since the fee was created, as well as inflation. There was a discussion of indexing the fee to something, and general agreement that would be appropriate. Wietecha suggested it could be indexed to yearly property assessments. Brooks mentioned it could be codified so it does not have to be revisited yearly.
f. Smart Growth Plan Update
Sidoff noted that 2000 surveys were sent out, with roughly 700 returned for about 35% response rate. There is a Committee of the Whole meeting in May to review surveys.

8. Monthly Reports

a. Report on floodplain map updates.  No report.
b. Report on other permitting activity by Zoning Administrator.  Sidoff noted that the annexed parcels will come into the city with temporary zoning. The official rezone will likely be considered next month, as well as a certified survey map to combine the two Evansville Ford parcels. JB Auto Transformers had a 1 year timeframe in their permit; city code has a 2 year timeframe by right. It has been over two years now. Progress appears to have stalled, and the permit is probably expired.
c. Report on the Unified Land Development Code Committee.  No report.
d. Report of the Evansville Historic Preservation Commission.  No report.
e. Report on Common Council actions relating to Plan Commission recommendations.  The Park Plan was certified by the Wisconsin Department of Natural Resources.
f. Report on Board of Appeals actions relating to zoning matters.  There is UW-Extension training for Board of Appeals Members on March 18. Sidoff will be attending.
g. Enforcement Report.  No report.
9. Meeting Reminder.  The next Plan Commission meeting will be on Tuesday, April 1, 2014, at 6 pm at City Hall. This is also Election Day.
10. Adjournment.  Hammann made a motion, seconded by Senn, to adjourn the meeting. Motion approved unanimously at 7:55 pm.
The minutes are not official until approved by the Plan Commission at their next regular meeting.
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