
CITY HALL • 100 STATE STREET • BELOIT, WI 53511

**Please note that, upon reasonable notice, at least 24 hours in advance, efforts will be made to accommodate
the needs of disabled individuals through appropriate aids and services. For additional information to
request this service, please contact the City Clerk's Office at 364-6680, 100 State Street, Beloit, WI 53511

MEETING NOTICE AND AGENDA
Beloit City Plan Commission

Wednesday, August 21, 2013 at 7:00 PM
The Forum

Beloit City Hall, First Floor
100 State Street, Beloit

1. Call to Order and Roll Call

2. Approval of the Minutes of the August 7, 2013 Meeting

3. Planned Unit Development – Woodman’s – 1877 Madison Road
Public hearing, review and consideration of a Planned Unit Development Master Land Use
Plan for the property located at 1877 Madison Road

4. Certified Survey Map – 2157 Schuster Drive
Review and consideration of a two-lot Certified Survey Map for the property located at
2157 Schuster Drive

5. Status Report on Prior Plan Commission Items

6. Adjournment

If you are unable to attend this meeting, please contact Gail Riddle in the Planning Office at
364-6700 no later than 4:00 PM the day before the meeting.

Notice Mailed: August 16, 2013 Approved: Julie Christensen
Community Development Director
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MINUTES
BELOIT CITY PLAN COMMISSION

Wednesday, August 7, 2013
The Forum, Beloit City Hall

100 State Street, Beloit

1. Call to Order and Roll Call
Chairperson Faragher called the meeting to order at 7:04 PM. Gail Riddle called the roll.
Present were Commissioners Kelly, Moore, and Nee. Commissioners Jacobsen and Kincaid
were absent.

2. Approval of the Minutes of the July 17, 2013 Meeting
Commissioner Jacobsen moved and Commissioner Nee seconded a motion to approve the
July 17, 2013 minutes. The minutes were approved. (4-0)

3. Conditional Use Permit – La Fuente Restaurante – 946 Wisconsin Avenue
Public hearing, review and consideration of a Conditional Use Permit to allow the indoor
sales, possession, and consumption of alcohol in a C-2, Neighborhood Commercial District,
for the property located at 946 Wisconsin Avenue

Julie Christensen summarized the Staff Report and Staff Recommendation. Ms.
Christensen shared that a neighbor called after the staff report was mailed indicating that
they were concerned about the proximity of alcohol sales to the school and the potential
for additional traffic in the neighborhood.

Commissioner Nee asked if there is still a minimum distance between the old school and
this property that it must meet to allow alcohol sales. Ms. Christensen answered that the
City Clerk indicated that the distance requirement only applied to full liquor licenses. The
Class B beer license is for alcohol consumption onsite with a restaurant, and the applicant
would have the ability to sell packaged beer. The wine license only allows for consumption
of wine onsite.

Chairperson Faragher opened and closed the Public Hearing.

Commissioner Moore asked if there were any concerns from the neighbors, and Ms.
Christensen answered that there was the concern from the business community that they
did not want the sale of alcohol added to their neighborhood.

Commissioner Nee moved to approve the Conditional Use Permit with Staff
recommendations and Commissioner Kelly seconded the motion. The motion carried. (4-0)
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4. Conditional Use Permit – New Restaurant/Retail Development – 2777 Milwaukee Road
Public hearing, review and consideration of a Conditional Use Permit to allow a drive-in
use, an outdoor seating area, and the sales, possession and consumption of alcohol in a C-
2, Neighborhood Commercial District, for the property located 2777 Milwaukee Road

Ms. Christensen summarized the Staff Report and Staff Recommendation.

Commissioner Nee asked if the curb and gutter had been installed, and Ms. Christensen
stated that they will be required to install the additional curb and gutter.

Chairperson Faragher opened the Public Hearing.

Mr. Jerry Mortier, W228 N745 Westmound Drive, Waukesha, was present to answer
questions. Mr. Mortier commented that the seating capacity for the outdoor seating area
is proposed to be 20.

Chairperson Faragher closed the Public Hearing

Commissioner Nee moved to approve the Conditional Use Permit with Condition #5
changed to allow alcoholic beverages in the outdoor seating area and an exit-only gate to
the sidewalk. Commissioner Kelly seconded the motion. The motion was approved. (4-0)

5. Conditional Use Permit – Residential Care Apartment Complex – 2157 Schuster Drive
Public hearing, review and consideration of a Conditional Use Permit to allow a Residential
Care Apartment Complex in a C-1, Office District, for the property located at 2157 Schuster
Drive

Ms. Christensen summarized the Staff Report and Recommendation.

Chairperson Faragher opened and closed the Public Hearing.

Commissioner Moore moved to approve the Conditional Use Permit with Staff
recommendations and Commissioner Kelly seconded the motion. The motion carried. (4-0)

6. Status Report on Prior Plan Commission Items
Ms. Christensen commented that the Comprehensive Plan Amendment and Re-zoning for
the two parcels on Grand Avenue and the parcel on Forest Avenue by Gaston School were
approved by City Council.

7. Adjournment
The meeting adjourned at 7:36 PM.



August 21 Staff Report, Woodman's PUD

CITY OF BELOIT
REPORT TO THE BELOIT CITY PLAN COMMISSION

Meeting Date: August 21, 2013 Agenda Item: 3 File Number: PUD-2013-01

Applicant: Building Systems General
Corp.

Owner: Woodman’s Food Markets, Inc. Location: 1877 Madison Road

Existing Zoning: C-3, Community
Commercial District

Existing Land Use: Grocery Store,
Warehouses, & Gas Station/Service

Parcel Size: 17.05 Acres

Request Overview/Background Information:
Building Systems General Corp., on behalf of Woodman’s Food Markets, Inc., has submitted an application for review and
consideration of a Planned Unit Development (PUD) - Master Land Use Plan for the property located at 1877 Madison Road. A
copy of the PUD - Master Land Use Plan is attached to this report.

The PUD District is a special-purpose zoning district that permits greater flexibility in land planning and site design than
conventional zoning districts and is intended to provide flexibility in architectural design and clustering of buildings. The process
begins with submittal of a PUD – Master Land Use Plan, which is a conceptual plan. The PUD process also involves rezoning
the subject property to PUD, either during or after consideration of the PUD – Master Land Use Plan.

Key Issues:
 This large parcel includes the Woodman’s grocery store & parking lot, a massive warehouse complex, and a small gas

station with quick lube & carwash services. The applicant constructed a 32,639 square-foot warehouse addition in
2011 and is currently constructing a 91,546 warehouse addition.

 The attached Location and Zoning Map shows the various zoning districts and land uses surrounding the subject
property.

 This proposed PUD – Master Land Use Plan involves the demolition of the existing gas station/carwash/quick lube
facility, the demolition of an existing 34,000 square-foot warehouse, and the construction of a new gas
station/carwash/quick lube facility at the southern end of the subject property near the intersection of Madison Road
and Woodman Lane.

 The existing Woodman’s grocery store and warehouses are located on one zoning lot. The existing, detached gas
station/carwash/quick lube facility is located on the same zoning lot, which is nonconforming. The PUD is necessary in
order to construct a new, detached gas station/carwash/quick lube facility on the same lot as the other buildings.

 The applicant has the option of creating a new lot for the gas station/carwash/quick lube facility through a CSM, which
would not require a PUD, but the applicant’s preference is to keep all of the facilities on one parcel. Creating a new
parcel may also create difficulty in terms of meeting the setbacks applicable to new underground fuel tanks.

 The subject property is currently zoned C-3, Community Commercial. If the requested PUD – Master Land Use Plan is
approved, the applicant will need to rezone the subject property to PUD and submit detailed site & architectural plans
for Planning staff review and approval.

 The proposed improvements consist of a 3,150 square-foot convenience store with 3 quick lube bays, a new canopy
over 5 dual gasoline & diesel pumps, and a 2,112 square-foot automatic drive-through carwash with two bays.
Although all drive-through uses require a Conditional Use Permit, Planning staff is recommending a condition of
approval that will consolidate the CUP process with this PUD.

 According to Section 8-112 of the Zoning Ordinance, an automatic carwash must have four stacking spaces. The
proposed carwash includes adequate stacking spaces.

 According to Section 8-103 of the Zoning Ordinance, the proposed gas station/carwash/quick lube facility must be
served by 13 off-street parking stalls. When the filling stalls are included, the proposed facility includes 15 stalls.

 The proposed PUD – Master Land Use Plan also involves the addition of two loading docks to the westernmost
warehouse and the construction of a small employee parking lot on the current gas station site.

 Planning staff is concerned about the lack of pedestrian connectivity on the subject property, and is recommending a
condition of approval that will require the applicant to provide a sidewalk between the new facility and the public
sidewalk along the north side of Madison Road. This sidewalk will be partially public and partially private.

 The City’s review agents have reviewed the proposed PUD and have not submitted any comments.
 Section 5-305 of the Zoning Ordinance requires the City Council to establish development standards during the PUD

process. Development standards are addressed in the Staff Recommendation section of this report.
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 Section 2-402(g) of the Zoning Ordinance allows for the approval of a PUD - Master Land Use Plan if the following five
criteria can be met:

o The plan represents an improvement over what could have been accomplished through strict
application of otherwise applicable standards, based on the purpose and intent of the Zoning
Ordinance. The proposed plan allows flexibility in site design, specifically the relocation and replacement of a
deteriorated gas station/carwash/quick lube facility, on the same parcel as the grocery store and warehouses,
which would not be possible through strict interpretation of the Zoning Ordinance.

o The PUD - Master Land Use Plan complies with the standards of Section 5-300. The PUD - Master Land
Use Plan complies with the standards of Section 5-300.

o Service providers will be able to provide necessary public services, facilities, and programs to serve
the development proposed. Service providers will be able to provide necessary services, facilities, and
programs to serve the development. The review agents have been notified and have not raised objections.

o The development is consistent with and implements the planning goals and objectives contained in
the Comprehensive Plan and other adopted policies and documents. See the consistency section below.

o The PUD - Master Land Use Plan is consistent with sound planning practice and the development will
promote the general welfare of the community. Subject to certain conditions of approval, the proposed
PUD will improve the appearance of the subject property while enhancing traffic flow, safety, and pedestrian
connectivity.

Consistency with Comprehensive Plan and Strategic Plan:
The Comprehensive Plan recommends Community Commercial uses of the subject property. The PUD is consistent with the
goals, objectives, and policies contained in the Comprehensive Plan. Consideration of this request supports Strategic Goal #5.

Sustainability:
 Reduce dependence upon fossil fuels – Although the proposed PUD involves the replacement of a gas station,

Planning staff is recommending conditions of approval that will accommodate bike riders and pedestrians.
 Reduce dependence on chemicals and other manufacturing substances that accumulate in nature – N/A
 Reduce dependence on activities that harm life sustaining eco-systems – N/A
 Meet the hierarchy of present and future human needs fairly and efficiently – This project is expect to have a

positive impact upon all stakeholders.

Staff Recommendation:
The Planning & Building Services Division recommends approval of the PUD - Master Land Use Plan for the property located
at 1877 Madison Road, based on its consistency with the Zoning Ordinance and subject to the following conditions:

1. This approval authorizes the construction of a detached 3,150 square-foot convenience store with 3 quick lube bays, a
new canopy over 5 dual gasoline & diesel pumps, and a detached 2,112 square-foot automatic drive-through carwash
with 2 bays on the Woodman’s property located at 1877 Madison Road. These improvements may be located on the
same zoning lot/tax parcel as the existing grocery store and warehouses.

2. The proposed drive-through carwash is hereby approved, and a separate Conditional Use Permit is not required.
3. For allowable use & dimensional standard purposes, the regulations applicable in the C-3, Community Commercial

District shall apply to the subject property.
4. For outdoor sign purposes, the regulations applicable in the C-3 District shall apply to the subject property.
5. All of the recently approved Conditional Use Permits for the subject property and the conditions imposed thereon

remain in full force and effect.
6. The final site plan shall include and the applicant shall construct a new sidewalk that will connect the new convenience

store to the public sidewalk along the north side of Madison Road. The applicant shall provide a bike rack near the new
convenience store that can accommodate at least 4 bicycles.

7. Full-scale vehicle repair as defined in the Zoning Ordinance is prohibited on the subject property.
8. Prior to issuance of a Building Permit for this project, the applicant shall rezone the subject property to PUD and submit

detailed site & architectural plans for Planning staff review and approval.
9. Any major changes in the adopted conditions or use of the property shall be approved by the Plan Commission and

City Council by amending this PUD – Master Land Use Plan. The Director of Planning & Building Services may
approve minor changes administratively and allow accessory structures and uses that comply with and meet all of the
standards and requirements of the City of Beloit Municipal Code.

Fiscal Note/Budget Impact: N/A

Attachments: Location & Zoning Map, Photos, PUD – Master Land Use Plan, Application, Public Notice, and Mailing List.
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August 21 Staff Report, CSM-2013-11, 2157 Schuster Drive

CITY OF BELOIT
REPORT TO THE BELOIT CITY PLAN COMMISSION

Meeting Date: August 21, 2013 Agenda Item: 4 File Number: CSM-2013-11

Applicant: Combs & Associates Inc. Owner: Shirley Bonafede Location: 2157 Schuster Drive

Existing Zoning: C-1, Office District Existing Land Use: SF Dwelling Total Area: 4.56 Acres

Request Overview/Background Information:
Combs & Associates Inc. has submitted an Application for the Review of a Minor Subdivision and a 2-Lot Certified Survey Map
(CSM) for the property located at 2157 Schuster Drive. According to Section 12.05(1)(b) of the Subdivision Ordinance, the Plan
Commission may approve, conditionally approve, or reject any minor subdivision of land within the City where there is no
dedication of land to the City.

Key Issues:
 This CSM was approved in August 2012, but the approval lapsed when the CSM was not finalized and recorded with

the Register of Deeds by December 31, 2012.
 The intent of the proposed CSM is to separate the existing single-family dwelling on the subject property from the

remainder of the parcel in order to create a buildable parcel for a proposed assisted living facility.
 On August 19, 2013, the City Council reviewed a Conditional Use Permit to allow the assisted living facility.
 The assisted living facility would be constructed on proposed Lot 1, which is 4.03 acres in area. Proposed Lot 1

includes 89 feet of frontage on Cranston Road and 383 feet of frontage on Schuster Drive.
 Proposed Lot 2 is 0.53 acres in area and includes the existing single-family dwelling with 117 feet of frontage on

Schuster Drive.
 Proposed Lot 1 will be addressed as 2020 Cranston Road, since the primary driveway will be on Cranston Road with

an emergency-only access driveway on Schuster Drive.
 Both proposed lots comply with the minimum lot width, lot area, and setback standards for properties zoned C-1.
 The City’s Review Agents have reviewed the proposed CSM and have not submitted any comments.

Consistency with Comprehensive Plan and Strategic Plan:
The City’s Comprehensive Plan recommends Planned Mixed Use for the subject property and the surrounding parcels. The
proposed assisted living facility is consistent with this recommendation. Consideration of this request supports City of Beloit
Strategic Goal #5.

Sustainability:
 Reduce dependence upon fossil fuels – This project involves the development of an underutilized site in a location

that is very near pharmacies, recreational opportunities, emergency services, and bus lines. In addition, this project
will utilize existing infrastructure.

 Reduce dependence on chemicals and other manufacturing substances that accumulate in nature – N/A
 Reduce dependence on activities that harm life sustaining eco-systems – N/A
 Meet the hierarchy of present and future human needs fairly and efficiently – This project involves the

development of an assisted living facility that will meet the needs of the community’s aging population.

Staff Recommendation:
The Planning & Building Services Division recommends approval of the attached two-lot Certified Survey Map (CSM) for the
property located at 2157 Schuster Drive in the City of Beloit, subject to the following conditions:

1. The final CSM shall be recorded with the Rock County Register of Deeds before Building Permits to construct the
assisted living facility will be issued.

2. The final CSM shall be recorded with the Rock County Register of Deeds by December 31, 2013.

Fiscal Note/Budget Impact: N/A

Attachments: Location & Zoning Map, CSM, Application, and Resolution.
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RESOLUTION
APPROVING A TWO-LOT CERTIFIED SURVEY MAP

FOR THE PROPERTY LOCATED AT
2157 SCHUSTER DRIVE

WHEREAS, Section 12.05(1)b of Chapter 12 of the Code of General Ordinances of the City
of Beloit entitled “Subdivision and Official Map Ordinance” authorizes the City Plan Commission of
the City of Beloit to approve, conditionally approve, or reject any minor subdivision of land within
the jurisdiction of the City; and

WHEREAS, the attached two-lot Certified Survey Map for the property located at 2157
Schuster Drive, containing 4.56 acres, more or less, is located within the jurisdiction of the City of
Beloit; and

WHEREAS, the City Plan Commission of the City of Beloit has reviewed the attached two-
lot Certified Survey Map, which pertains to the following described land:

NOW, THEREFORE, BE IT RESOLVED THAT the Plan Commission of the City of
Beloit does hereby conditionally approve the attached two-lot Certified Survey Map for the property
located at 2157 Schuster Drive, subject to the following conditions:

1. The final CSM shall be recorded with the Rock County Register of Deeds before Building
Permits to construct the assisted living facility will be issued.

2. The final CSM shall be recorded with the Rock County Register of Deeds by December 31,
2013.

Adopted this 21st day of August, 2013.

__
James Faragher, Plan Commission Chairman

ATTEST:


