
City of Evansville Plan Commission

Regular Meeting

Monday, August 4, 2014, 6:00 p.m.

City Hall (Third Floor), 31 South Madison Street 

MINUTES
1. Call to Order at 6:00 pm.
2. Roll Call. Members present: Mayor Sandy Decker, Matt Eaton, John Gishnock, Rick Cole, Bill Hammann, Barbara Jacobson and Carol Endres. Others present: Interim Community Development Director Brad Sippel and Director of Rock County Planning Colin Byrnes.
3. Approval of Agenda. Hammann made a motion, seconded by Jacobson, to approve the agenda. Motion approved unanimously.
4. Approval of Minutes: Hammann made a motion, seconded by Jacobson, to waive the reading of the minutes from the July 1, 2014 regular meeting and approve them as printed, with the following amendment to section 7.d.: Change “and” to “in” in the sentence “Sidoff favors expanding the allowed commercial use in a light industrial district over allowing greater light industrial and a commercial district.” 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 a rezoning application for Maple Grove Family Dental at 39 West Church St. (6-27-162.1).
i. Initial Staff and Applicant Comments. Sippel overviewed the location and current conditions of the parcel in question. It is surrounded by a mix of uses, primarily residential in the south, and a mix of institutional, commercial, and residential to the north, east, and west. The entire block to the north is zoned B-2, Central Business District. The parcel has been in use as a dental office since the construction of the building in the 1970’s. The applicant, Melanie White, is seeking to rezone the property because it is currently a non-conforming use, and she wishes to expand her business by enclosing the attached carport to add more interior room. This will allow her to add an additional treatment room, and bring the restroom up to ADA standards. The Local Business District (B-1) is designed to fit in with adjacent residential development, so the proposed zoning is appropriate. Melanie White added that none of the neighbors she spoke to up to today had any issues with the rezoning or expansion. She added that the one neighbor that did express concerns had no problem with her proposed expansion, but was concerned about the possibility of the use being changed to a more intense use. She emphasized that the real value of this property to her is as a dental office and she has no intention of relocating and selling the property. She added that the roofline and footprint of the building will remain unchanged from its current configuration.
ii. Public Hearing. Mayor Decker opened the public hearing at 6:07 pm. Colin Byrnes from the Rock County Planning and Development Agency asked about the parking facilities at the site. He questioned if the sidewalk was handicap accessible. White responded that the driveway is used for handicap parking and the sidewalk is accessible for people who park on the street. The remaining driveway space after the expansion will continue to be used for handicap parking. Employees currently park on Church Street, and there is plenty of street parking available for patients. Byrnes asked if there will be any additional employees added as part of the expansion. White responded that there would likely be one hygienist added. Byrnes added the facility is centrally located, and there is a daycare across the street so people are coming and going all day long. Mayor Decker closed the public hearing at 6:12. Al Pitas showed up at 7:00, although he missed the public hearing he commented that he did not plan to oppose the rezone, but just had some concern about what could locate there if Dr. White planned to sell. Pitas explained he has less concern about that after discussing Dr. White’s plan with her, stating that the more she invests in this location as a dental office the less likely she is to sell.
iii. Plan Commissioner Questions and Comments. Plan Commissioners questioned if the handicapped entrance would remain at the front of the building after the expansion, causing a need to go around the building to enter. White responded that there would be a handicap accessible entrance where the carport currently is in addition to the ramped entrance at the front of the building. White added she will be parking on the street rather than the carport after the expansion. Gishnock asked about the limitations of the B-1 district. The size restrictions for B-1 are 5,000 square feet per floor and no more than two stories. There is also a minimum landscape surface ration of 25% for single story and 30% for two story buildings. Given the size of the lot these requirements limit the size of the building allowed. Hammann asked if the applicants will have to appear before the Plan Commission again to re-up a conditional use permit or anything. Decker pointed out that it is a permitted use as a professional service, and it is very appropriate to rezone it to B-1 after 40 years. Gishnock asked if it would ever get too big for the space. Sippel responded that it should not be an issue, given its close proximity to the downtown and the spatial limitations of the site. Decker noted if she wanted to double the size of her practice she would likely need another site. White added that adding any more capacity beyond the proposed expansion would require her to add an associate, which is not her intention. The expansion and an additional hygienist will allow her to see approximately one additional patient per hour. Mayor Decker overviewed the required findings the Plan Commission must acknowledge for a rezoning application. Hammann added that this action is retaining a business in the center of Evansville, rather than on the outskirts, which may help to reduce traffic. This parcel is also designated as commercial in the comprehensive plan. Jacobson asked about the hours, which will remain unchanged.
iv. Motion. Hamman made a motion, seconded by Endres, to recommend the Common Council approve the rezoning of parcel 6-27-162.1 from R-1 (Residential One) to B-1 (Local Business), finding that the public benefits of the proposed rezoning outweigh any and all potential adverse impacts of the proposed rezoning, as identified in Section 130-174(3)a-c of City ordinances. Motion approved unanimously.
b. Smart Growth Plan update.
i. Discussion and possible motion on public participation plan. Sippel overviewed the changes he made to the draft public participation plan, which is required by law to be adopted as part of the comprehensive plan update. There was a discussion regarding the timing of the kick-off meeting and the hiring of a new Community Development Director. The new hire for the position is expected to begin in mid-September. There was consensus that the kick-off meeting should be delayed until fall. There was also a dialogue between Colin Byrnes of Rock County Planning and Development Agency and the Plan Commission on the contract between Rock County and the City of Evansville for interim planning services. Since the new Community Development Director will not start before the September Plan Commission, Byrnes will be available to assist with that meeting if needed. Gishnock asked about the business survey listed in the Public Participation Plan. Sippel and Decker responded that the survey questions are finalized but the Economic Development Committee still needs to split the businesses between the committee members, as some businesses will be spoken to face to face. Hammann also expressed interest in seeing the City website have larger presence on the Public Participation Plan. There was a discussion about setting up an email account dedicated to Smart Growth plan feedback, similar to the email they set up for the annual budget process. Hammann made a motion, seconded by Cole, to approve the Public Participation Plan for the City of Evansville Smart Growth Plan update with the addition of a section on the City website/email under the public involvement opportunities heading, and the change of the kick-off meeting from summer/fall to fall. Motion approved unanimously.
ii. Initial Discussion on Smart Growth Growth Chapters 3: Community Profile and 4: Housing. Sippel stated the Community Profile likely will not need much discussion, because it involves mostly demographic data, projections and information from the community survey. There was a discussion on some changes to be made to the major city employers list in Chapter 3. Sippel then overviewed some slight shifts in support for various housing choices shown by the community survey. In general, support has increased for affordable single family housing and for all varieties of multifamily housing, including duplexes, townhomes/condos, and apartment buildings, and support for upscale single family housing has slightly decreased. Despite the increase in support, increasing the number of apartment buildings is still supported by less than half of the survey respondents. There was a discussion about the rental market in Evansville, noting that the market is very tight, and there are very few rentals available. This trend is seen in Edgerton as well. Sippel pointed to an article included in the packet that overviewed real estate market projections, which documented two trends. One is that renting is becoming more popular; and the other is that the preference of people that will be entering the market in the coming years is shifting from single family homes on large lots to denser single family homes on small lots and multifamily housing such as town homes, when these choices translate to shorter commute times and more mixed and active neighborhoods. Decker asked if we are projecting this 10 year update forward another 10 years, so that the plan reads 2035. Sippel responded that was his intention with the update. Hammann explained the context of some of the original goals in the 2005 plan. Development on the west side was in full force and it seemed that the developments only had around four variations of houses that repeated, leading to little architectural variety in that neighborhood. This is why there are goals related to growth management and the reason for support for more upscale housing. Gishnock noted that there were many mentions in the housing chapter about the dichotomy between the larger historic homes and the smaller new ranch style homes, with no new large homes being built. Hammann explained that the Capstone Ridge subdivision was the attempt to create larger lots with larger homes, and the subdivision went bankrupt after phase one and the vacant lots are now bank owned. While the macroeconomic factors likely had some influence on this, development is still stagnant in Capstone Ridge while other development is increasing. It was noted this also served as a transition area between the rural large lot homes in the Town of Union and the medium sized lots in the Countryside Drive area. The original thought was that having larger homes would also improve the city’s equalized value for city and school property tax purposes as well. Windmill Ridge is another attempt at some more upscale housing. The Commission decided that the goals should be evaluated first then the bulk of the chapter can be discussed around the goals that are decided upon.
iii. Discussion on Housing implementation review and goals. The plan commission overviewed the housing goals from the 2005 Smart Growth Plan, determining if any of them should be removed or changed. A short discussion was had about what could constitute community character in regards to Housing Goal #4. There were mentions to street trees, architecture, landscaping and recreation. Given the change in the growth rate from 2005 until now, Housing Goal #5 needs some revision to reflect current circumstances. Gishnock expressed whether there are any major goals that most other communities include that Evansville is missing. Hammann stated that architectural design standards were a highly discussed topic during the last plan update. Matt Eaton expressed interest in a goal promoting quality construction, so we don’t have issues like wet basements. This can be addressed by adding some additional objectives under housing goal 4. One added objective would be adding a property maintenance ordinance. Another objective to add to goal 4 is to promote quality construction throughout the entire process. Sippel mentioned there is no goal regarding neighborhood safety, so that may be something to consider when revising goals, as we’ve heard concerns about the speed of traffic on the west side of the city. This may be better suited for the transportation chapter, but housing characteristics such as the large required minimum setbacks may be influencing the speed of traffic. Jacobson expressed interest in addressing sidewalk issues as well, although that is better suited for the transportation chapter. Jacobson also expressed interest in requiring a certain amount of trees and plantings on new residential lots, similar to other communities such as Milwaukee and Madison. Decker suggested putting a historic preservation objective related to strengthening the enforcement capabilities of historic preservation and establishing a property maintenance ordinance under Goal #2: Maintain housing values over time. The Commission moved on to discuss the policies included in the Housing Chapter. Given the possibility of the Ice Age Trail going through Evansville, the second policy, requiring developments to provide links and access to planned trails, will be very important going forward. Gishnock pointed to an article Sippel included in the packet relating to a policy requiring adequate layout of new streets to avoid traffic hazards. This article evaluated the safety of streets based on their width, and showed that narrower neighborhood streets reduce accidents by encouraging slower vehicle speeds. After discussing each policy, it was determined that the policies listed are all still relevant and should be included. Cole and Hammann expressed desire to see bikeability in addition to walkability as an emphasized policy or goal. Sippel stated it may be worth considering an objective addressing the creation of a separate bicycle and pedestrian plan. Cole added that designating certain roads as bicycle routes would even help. There was a discussion on adding a landscaping policy for new residential properties. Byrnes added that landscaping can require a lot of site planning. Currently, the City of Evansville does not require site plans for residential properties. Gishnock opined that the City’s resources may be better placed in landscaping on larger scale commercial properties rather than individual residential properties, as many homeowners take it upon themselves to landscape their properties and commercial properties typically are harsher and need more landscaping to soften them. Jacobson pointed out that in other communities the landscaping is required by the builders. The general consensus coming out of this discussion is that there should be an objective added regarding the improvement of landscaping in the city. Next meeting the commission will begin looking at the supporting objectives to evaluate the status of the objectives of Goals #1, 2 and 3.
c. Discussion about posting Plan Commission Packets on the website with agendas and minutes. The Plan Commission was supportive of posting Plan Commission packets online, stating that any opportunity to give the public more information is a good thing.
d. Bauer House property update. Decker noted the closing date has been extended another 30 days.
e. Post office relocation update. The Postal Service has made a determination to proceed with relocating the post office in Evansville. Now there is a thirty day appeal period for the relocation.
f. Community Development Director hiring update. Jason Sergeant should be starting sometime in September.
8. Monthly Reports
a. Report on floodplain map update. No Update.
b. Report on other permitting activity by Zoning Administrator. Approved the sign application for Evansville Ford.
c. Report of the Evansville Historic Preservation Commission. They had one application to reroof the apartment building across the street from City Hall.
d. Report on Common Council actions relating to Plan Commission recommendations. The Council approved the MOU with Rock County Planning.
e. Report on Board of Appeals actions relating to zoning matters. None.
f. Report on Enforcement. Nicole sent a letter to Precision Collision informing them the Conditional Use Permit expired and they must appear before the Plan Commission before they open.
g. Planning Education/News. Sippel included articles about the housing market, spot zoning, and street widths.
9. Next Meeting: Tuesday, September 2, 2014 at 6 p.m.
10. Motion to Adjourn.  Hammann made a motion, seconded by Endres to adjourn at 8:10p.m. Motion approved unanimously.
Mayor Sandra J. Decker, Plan Commission Chair

