








CITY OF BELOIT
REPORT TO THE BELOIT CITY PLAN COMMISSION

Meeting Date: December 18, 2013 Agenda Item: 3 File Number: CU-2013-20

Applicant: Hendricks Commercial
Properties, LLC

Owner: Hendricks Commercial
Properties, LLC

Location: 601, 605, 645, 655, 701
Third Street

Existing Zoning: M-2, General
Manufacturing District & WPO,
Wellhead Protection Overlay District

Existing Land Use: Manufacturing &
Office

Total Area: 16.3590 Acres

Request Overview/Background Information:
Hendricks Commercial Properties, LLC has filed an application for a Conditional Use Permit to allow Office and Health
Club uses at the Ironworks facility in an M-2, General Manufacturing District, for the properties located at 601, 605, 645,
655, & 701 Third Street.

Key Issues:
 The applicant has proposed the addition of a Health Club at the subject property, as well as the addition of Office

uses. Both of these uses require a Conditional Use Permit in the M-2 zoning district.
 The proposed new Health Club and Offices are part of the new Ironworks South development. This project

involves renovation of the southern half of the Ironworks facility, including partial demolition and the creation of a
new west-east driveway leading from Third Street to a cul-de-sac near the river. This will separate the buildings
into a North and South development. The project is currently under Site Plan Review. A copy of the proposed site
plan is attached to this report.

 This project received a Floodplain Variance from the Board of Appeals on August 13, 2013. This allowed the first
floor of the development to be elevated to the base flood elevation instead of the flood protection elevation. This
also required other flood-proofing measures be taken in lieu of elevating the ground floor to the protection level.

 The attached Location & Zoning Map shows the location of the subject properties and the underlying zoning of
the surrounding area. The entire area is included in the WPO District. The adjacent zoning and land uses are as
follows:

o North: M-2, General Manufacturing District; Manufacturing
o South: CBD-1, Central Business-Core District; Office
o East: Rock River
o West: CBD-1 & CBD-2, Central Business Districts; Office and Parking Uses

 The City’s Review Agents have reviewed this application and have not submitted any comments or concerns.
 The Downtown Beloit Association has expressed full support of this development.
 The attached Public Notice was sent to four nearby property owners. As of this writing, staff has not received any

comments or concerns.
 Findings of Fact

Based on Section 2-504 of the Zoning Ordinance, the Plan Commission shall make a recommendation based
on the following considerations:

a. Whether the establishment, maintenance, or operation of the conditional use will be detrimental to or
endanger the public health, safety, morals, comfort, or general welfare;

 The proposed conditional use will not impact public health, safety, or welfare. Office uses are
already present in the Ironworks facility and the additional of a Health Club will increase
general welfare.

b. Whether the conditional use will be injurious to the use and enjoyment of other property in the
immediate vicinity for purposes already permitted;

 The proposed conditional use will not impact the use of nearby properties.



c. Whether the conditional use will substantially diminish or impair property values within the
neighborhood of the subject property;

 The proposed conditional use will not negatively impact property values in this neighborhood.
The addition of the proposed uses will likely increase property values.

d. Whether the establishment of the conditional use will impede the normal and orderly development
and improvement of the surrounding property;

 This is a developed, urbanized area that includes a wide array of commercial and
manufacturing uses. The proposed conditional use will not impede development of this area.

e. Whether the exterior architectural design or site layout of the proposed conditional use is so dissimilar
or otherwise incompatible with existing or proposed development in the immediate neighborhood that
it will cause a depreciation in property values;

 The proposed design and site layout are compatible with existing developments. This will be
monitored by Planning Staff during Site Plan Review.

f. Whether adequate utilities, access roads, drainage or other necessary facilities will be available to
serve the proposed use at the time of its occupancy or use;

 Adequate facilities are available to serve the additional uses at the Ironworks facility.
g. Whether adequate measures will be taken to minimize traffic congestion; and

 An additional 93 off-street parking stalls will be added to the subject property to minimize
traffic congestion.

h. Whether the conditional use will comply with all applicable regulations of the Zoning Ordinance.
 The conditional use will comply with all other applicable regulations of the Zoning Ordinance.

Consistency with Comprehensive Plan and Strategic Plan:
The City’s Comprehensive Plan recommends General Industrial uses for the subject property. This recommendation is
intended reflect the major use of the Ironwork’s site. Consideration of this request supports City of Beloit Strategic Goal
#5.

Sustainability:
 Reduce dependence upon fossil fuels – This project is located near the downtown area. This will increase

pedestrian and transit accessibility to and from the facility. Using the existing Ironworks site for this project
reduces dependence upon fossil fuels by capitalizing on the reuse of this existing structure.

 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 – The overall redevelopment of

this industrial property will have a positive impact on all stakeholders.

Staff Recommendation:
The Planning & Building Services Division recommends approval of a Conditional Use Permit to allow Office and Health
Club uses at the Ironworks facility in an M-2, General Manufacturing District, for the properties located at 601, 605, 645,
655, & 701 Third Street, based on the above Findings of Fact and subject to the following condition:

1. This Conditional Use Permit authorizes up to 66,000 square feet of Office space and 85,000 square feet of Health
Club space in the existing Ironworks building.

2. The applicant shall provide additional parking stalls if deemed necessary during Site Plan Review.

Fiscal Note/Budget Impact: N/A

Attachments: Location & Zoning Map, Application, Site Plan, Public Notice, and Mailing List.














