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**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, April 22, 2015 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 April 8, 2015 Meeting 

3. Sign Ordinance Exception – Tilley’s Pizza House – 900 Fourth Street 
Public hearing, review and consideration of an exception to Section 30.40(2)(e) of the 
Outdoor Sign Regulations to allow more than three secondary, on-premises signs in a 
C-3, Community Commercial District, for the property located at 900 Fourth Street   

4. Conditional Use Permit – Apara Care – 2020 Cranston Road 
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 
2020 Cranston Road 

5. Status Report on Prior Plan Commission Items 

6. Adjournment 

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

Notice Mailed:  April 17, 2015 Approved: Julie Christensen, Community 
Development Director 
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Minutes 

Beloit City Plan Commission 

Wednesday, April 8, 2015 at 7:00 PM 

The Forum 

Beloit City Hall, First Floor 

100 State Street, Beloit 

1. Call to Order and Roll Call 
Chairperson Faragher called the meeting to order at 7:01pm. Commissioners Faragher, 

Moore, Ruster, Finnegan, Kincaid, and Johnson were present. Commissioners Tinder and 

Mathis were absent.  

 

2. Approval of the Minutes of the March 18, 2015 Meeting 
Commissioner Ruster moved to approve the minutes from the March 18, 2015 meeting.  

Commissioner Johnson seconded the motion. The motion passed unanimously.  

 

3. Release of Utility Easements – Gateway Business Park 

Review and consideration of a request to release utility easements in the Gateway Business 

Park located east of Gateway Boulevard, south of Apex Drive, and north of Colley Road 

Julie Christensen summarized the Staff Report and Recommendation.  

Currently, there are no utilities in the easement. Pratt would be submitting a Certified 

Survey Map to the Council; however, they need the utilities released before they can move 

ahead with that process. The easements are not needed by any of the utilities.  

This would be the next step in beginning to build for Pratt.    

Commissioner Johnson moved to approve this motion. Commissioner Finnegan seconded 

the motion. The motion passed unanimously (6-0).  

4. AT&T Easement – Stateline Restoration Prairie Park - 540 Colby Street 

Review and consideration of a 20-foot easement to AT & T along Prospect Street in the 

Stateline Restoration Prairie Park located at 540 Colby Street 

Julie Christensen summarized the Staff Report and Recommendations.  

There would be no issues related to the right of way regarding the parks, sidewalks or other 

paths. None of the Division Directors that reviewed this request had any issues with the 

easement. The City is comfortable with the language in the request.  



City Engineer Mike Flesh spoke to the council to explain the history behind AT&T needing 

the easement. The easement is legally necessary to ensure that AT&T’s facilities are located 

within an easement.  

Mr. Flesh elaborated on the conditions of the easement. He stated that the utilities are not 

above ground and that everything is already underground and in a vault. AT&T would not 

be allowed to place marker posts above ground.  

Commissioner Ruster moved to approve the motion. Commissioner Johnson seconded the 

motion. The motion passed unanimously (6-0). 

5. Installation of a Bike Path in Big Hill Park – 1101 Big Hill Road  

Review and consideration of a bike path proposed to be constructed in Big Hill Park located 

at 1101 Big Hill Road 

Julie Christensen summarized the Staff Report and Recommendations.  

Mike Flesh, City Engineer, described the proposed bike path in Big Hill Park. It would be 

ideal to pave the area by Goose Creek Bridge if the funding is available.   

According the Mr. Flesh, there is a sizable grant that is available. It remains to be seen 

whether or not the amount will be sufficient once the grading, switchbacks, and tree removal 

is done. Unfortunately, there is not an extensive collection of projects similar to this with 

which they could better gauge the price of the path. 

They are hopeful to have the path completed by this coming fall. An evaluation of the forest 

fauna is necessary this coming spring to determine whether a particular species is present.      

There will not be any severe drop-offs due to the design and the switchbacks.  

Regarding the tree removal, Mr. Flesh stated that, historically, the contractors will usually 

take the trees to harvest the wood, which reduces the overall fees for the City. The trees that 

are being removed are older trees, nearing the ends of their lives, yet they still have 

harvesting value.  

The Parks and Recreation Commission has reviewed the bike path and is very much in 

favor.   

Commissioner Moore moved to approve this motion. Commissioner Ruster seconded the 

motion. The motion passed unanimously (6-0). 

6. Status Report on Prior Plan Commission Items 

 The request for rezoning for Elmwood Commons was denied by City Council.  

At the next Plan Commission meeting, there will be a sign ordinance exception for Tilley’s. 

The electronic sign was applied for in January and built upon 3 conditions (due to the fact 

that only three secondary signs are permissible) ---brightness of the sign, needing to remove 

the Ballyhoo sign, and the display could not change more than every 5 seconds.   

 There might also be a possible discussion on the CSM for Pratt. 



There will be a community forum with the three City Manager applicants at 7pm at Library 

on April 9
th

. Audience participation is encouraged and blank cards will be available to 

provide feedback to the Council. Friday, the three applicants will be interviewed once more 

by the City Council. Hopefully, a decision will be made and presented for deliberation by 

April 20
th

. Department Heads will also be interviewing and providing feedback to the 

Council on Thursday April 9
th

, 2015.  

There is not an additional meeting for the 43 and I90 project planned anytime soon. The 

DOT website would provide additional information. Mr. Flesh stated he would be willing to 

discuss the project individually to further explain the project. 

7. Adjournment 
The meeting adjourned at 7:22pm.  
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CITY OF BELOIT 
REPORT TO THE BELOIT CITY PLAN COMMISSION 
 
 
Meeting Date: April 22, 2015 
 

Agenda Item: 3 File Number: SOE-2015-01 

Applicant: Rick Brunton 
 

Owner: Tilley Corporation Location: 900 Fourth Street 

Existing Zoning: C-3, Community 
Commercial District 

Land Use: Restaurant & Tavern 
 

Parcel Size: 1.8 Acres 

 
 
Request Overview/Background Information: 
Rick Brunton of JNB Signs, on behalf of Tilley’s Pizza House, has filed an application for an exception to Section 
30.40(2)(e) of the Outdoor Sign Regulations (the “Sign Ordinance”) to allow more than 3 secondary, on-premises signs in 
a C-3, Community Commercial District, for the property located at 900 Fourth Street. 
 
 
Key Issues: 

 The primary sign on the premises is the billboard-style sign on the south side of the building facing Portland 
Avenue (see attached photo). This sign will remain, which means that all other signs are classified as secondary, 
on-premises signs. 

 According to the Sign Code, each business property is allowed 3 secondary signs up to 30 square-feet in area. 
 The applicant recently received approval to construct a new sign near the corner of Fourth Street and Portland 

Avenue (see attached photo) consisting of one static secondary sign and one electronic secondary sign, which 
brings the total number of secondary signs on the property to four. This approval was contingent upon the 
applicant removing the “Ballyhoo Tavern” sign from the north side of the building (see attached photo) or 
obtaining an Exception to allow all four secondary, on-premises signs to remain. 

 The existing “Ballyhoo Tavern” sign is under 30 square-feet in area and was installed when the subject property 
was redeveloped in 2012. 

 According to the Sign Ordinance, the Plan Commission may grant an exception if it determines that compliance 
will create an economic hardship, the hardship is not self-created, and the exception will not undermine the 
purpose of the Sign Ordinance or the public interest. 

 The application, which is attached to this report, includes a statement relating to hardship. According to the 
applicant, compliance with the strict letter of the Sign Ordinance would leave the northern entrance to the tavern 
portion of the business without adequate identification. 

 Section 30.48(2) of the Sign Ordinance outlines standards for granting an exception.  The Ordinance states that 
the Plan Commission may grant an exception if it determines that: 

a. Compliance with the strict letter of the Sign Ordinance would create an economic hardship by either 
unreasonably restricting an on-premises sign owner from advertising a business or rendering 
conformity with such regulations unnecessarily burdensome upon an owner of an on-premises sign. 

 Compliance with the ordinance would require the applicant to either remove the existing 
tavern entrance sign or the primary (billboard-style) sign, which is a relic from the original 
pizza restaurant building and is important to the business’ identity. 

 Both compliance options would reduce the visibility & character of the business, which would 
be unnecessarily burdensome. 

b. The hardship is not self-created. 

 The applicant is attempting to retain an existing billboard-style wall sign that is part of the 
pizza house’s character, but the sign’s size elevates it to primary sign status. As a result, the 
applicant’s new ground sign near the corner consists of two secondary signs, which is 
unusual and limits their ability to retain an entrance sign for the tavern. 

c. The exception will not undermine the purpose of the Sign Ordinance or the public interest. 
 The existing sign package on the subject property is scaled appropriately, uses attractive 

materials, and does not negatively impact neighboring properties or the public in general. 
 The proposed fourth secondary sign is small and only visible from the north side of the 

parking lot, and functions mainly as a directional sign. 
 
 
Consistency with Comprehensive Plan and Strategic Plan:  
The subject property’s underlying zoning district classification is consistent with the Comprehensive Plan. Consideration of 
this request supports City of Beloit Strategic Goal #5. 
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Sustainability: (Briefly comment on the sustainable long term impact of this policy or program related to how it will impact 
both the built and natural environment utilizing the four following eco-municipality guidelines) 
 

 Reduce dependence upon fossil fuels – N/A 
 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 – N/A 

 

Staff Recommendation: 
The Planning & Building Services Division recommends approval of an exception to Section 30.40(2)(e) of the Sign 
Ordinance to allow more than 3 secondary, on-premises signs in a C-3, Community Commercial District, for the property 
located at 900 Fourth Street, based on the above Findings of Fact and subject to the following conditions: 
 

1. All of the existing signs, including the secondary “Ballyhoo Tavern” wall sign above the entrance, may remain on 
the subject property indefinitely. 

2. The Electronically Variable Message (EVM) board may not flash, and must hold each image for at least five 
seconds. 

3. Any major changes in the adopted conditions of this Sign Ordinance Exception shall be approved by the Plan 
Commission. The Director of Planning & Building Services may approve minor changes administratively. 

 

Fiscal Note/Budget Impact: N/A 
 

Attachments: Sign Location Map, Photos (3 pages), Application, Public Notice, and Resolution. 
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SIGN LOCATION MAP 
 

 
Image Source:  Google Maps 

Primary 

Secondary 

#2 & #3 

Secondary #1 

Secondary #4 
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Secondary Sign #1 
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Secondary Sign #4 

(Proposed to Remain) 
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RESOLUTION AUTHORIZING AN EXCEPTION TO 

THE SIGN ORDINANCE FOR THE PROPERTY 

LOCATED AT 900 FOURTH STREET 

 

WHEREAS, the application of Rick Brunton of JNB Signs, on behalf of Tilley’s Pizza 

House, for an exception to Section 30.40(2)(e) of the Outdoor Sign Regulations (the “Sign 

Ordinance”) to allow more than 3 secondary, on-premises signs in a C-3, Community 

Commercial District, for the property located at 900 Fourth Street, having been considered by the 

Plan Commission of the City of Beloit, Wisconsin at a public hearing held for that purpose. 

 

NOW, THEREFORE, IT IS HEREBY RESOLVED, that the Plan Commission of the 

City of Beloit, Rock County, Wisconsin does hereby grant an exception to Section 30.40(2)(e) of 

the Sign Ordinance to allow more than 3 secondary, on-premises signs in a C-3, Community 

Commercial District, for the property located at 900 Fourth Street in the City of Beloit, for the 

following described premises: 

 

Lot 1 of a Certified Survey Map as recorded in Volume 34 on Pages 280-282 of the 

Certified Survey Maps of Rock County, located in the City of Beloit, County of 

Rock, State of Wisconsin.  Said parcel contains 1.8 acres, more or less. 

 

This exception is subject to the following conditions: 

1. All of the existing signs, including the secondary “Ballyhoo Tavern” wall sign above the 

entrance, may remain on the subject property indefinitely. 

2. The Electronically Variable Message (EVM) board may not flash, and must hold each 

image for at least five seconds. 

3. Any major changes in the adopted conditions of this Sign Ordinance Exception shall be 

approved by the Plan Commission. The Director of Planning & Building Services may 

approve minor changes administratively. 

 

Adopted this 22
nd

 day of April, 2015. 

 

 PLAN COMMISSION 

 

 

   

 James Faragher, Plan Commission Chairman 

 

ATTEST: 

 

 

  

Julie Christensen, Community Development Director 
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CITY OF BELOIT 

REPORT TO THE BELOIT CITY PLAN COMMISSION 
 
 
Meeting Date: April 22, 2015 
 

Agenda Item: 4 File Number: CU-2015-02 

Applicant: Aaron Otto, Apara Care 
 

Owner: CJF Investments LLC Location: 2020 Cranston Road 

Existing Zoning: C-1, Office District Existing Land Use: Vacant Land Parcel Size: 4.03 Acres 
 

 
Request Overview/Background Information: 
Aaron Otto of Apara Care Inc. has filed an application for a third Conditional Use Permit to allow a Residential Care 
Apartment Complex (Cherry Tree Assisted Living Community) in a C-1, Office District, for the property located at 2020 
Cranston Road. 
 
 
Key Issues: 

 The applicant obtained Conditional Use Permits in 2012 & 2013 for this project, but both expired after a year of 
inactivity. The applicant has assured staff that financing is in place, and the project is ready to proceed. The 
applicant submitted the attached timeline, which shows work starting on May 31

st
 and completion in March 2016. 

 The prior permits were issued for 2157 Schuster Drive, which at the time included an existing single-family home 
and the vacant land on which this project was planned. The applicant has since purchased the entire parcel and 
recorded a Certified Survey Map to subdivide the vacant 4-acre assisted living site (addressed as 2020 Cranston 
Road) from the half-acre house parcel. 

 The proposed facility includes a 24-unit Community Based Residential Facility (CBRF) wing, an 
administration/commons area, and a 48-unit Residential Care Apartment Complex (RCAC) wing. The CBRF is 
permitted by right in the C-1 district, while the RCAC is a conditional use in the C-1 district. 

 The attached Location and Zoning Map shows the location of the parcel involved in this application. The 
adjacent zoning and land uses are as follows: 

  North: PLI, Public Lands & Institutions District & C-1; Telfer Community Park & Vacant Land 
  South: R1 – Urban Residential District; Single-Family Dwellings (Town of Turtle) 
  East: C-1, Office District; Vacant Land 

West: C-2, Neighborhood Commercial District; Commercial 
 The primary driveway is on Cranston Road and a secondary, emergency driveway leads to/from Schuster Drive. 
 The proposed administration/commons area will be one story in height and 8,778 square feet in area. The 

proposed CBRF will be one story in height and 11,290 square feet in area. The proposed RCAC will be two 
stories in height and 13,063 square feet in area per floor. 

 According to Section 8-103 of the Zoning Ordinance, group living uses must have off-street parking in an amount 
equal to ½ parking stall per resident room. Therefore, the proposed 72-unit facility must have 36 off-street parking 
stalls. The applicant has proposed 73 parking stalls, including 3 accessible parking stalls. 

 A preliminary Site Plan and other supporting documents are attached to this report. 
 The attached Public Notice was sent to eleven nearby property owners and the Town of Turtle Clerk. 
 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; 

 Subject to certain conditions of approval, the proposed conditional use will not be detrimental 
to or endanger the public health, safety, morals, comfort, or 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 assisted living facility is compatible with the institutional and commercial uses 
along this stretch of Cranston Road and the residential uses to the south. The proposed 
facility includes large building setbacks and extensive open space that will create a campus-
like setting. Therefore, the proposed conditional use will not be injurious to the use and 
enjoyment of other property in the immediate vicinity for purposes already permitted. 

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

 On the contrary, the proposed improvement of this underutilized parcel is likely to enhance 
property values within the neighborhood. 
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d. Whether the establishment of the conditional use will impede the normal and orderly development 
and improvement of the surrounding property; 

 The establishment of the conditional use will not impede the development and improvement 
of surrounding property. 

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 layout includes the one-story CBRF near the low-density neighborhood to the 
south and the administration area and two-story RCAC closer to the institutional and 
commercial uses along Cranston Road. The proposed parking areas will have limited visibility 
from all sides. Therefore, the proposed layout is compatible with existing development in the 
neighborhood. 

 Detailed building elevations & materials will be reviewed by staff during Architectural 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 and infrastructure are available to serve the conditional use. 
g. Whether adequate measures will be taken to minimize traffic congestion; and  

 The proposed facility includes adequate off-street parking and is not expected to cause 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 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 a Conditional Use Permit to allow a Residential Care 
Apartment Complex in a C-1, Office District, for the property located at 2020 Cranston Road, based on the above Findings 
of Fact and subject to the following conditions: 

1. This Conditional Use Permit authorizes a two-story Residential Care Apartment Complex with up to forty-eight 
(48) units and 26,126 square feet of floor area, as part of the Cherry Tree Assisted Living Community. 

2. This shall be the final Conditional Use Permit issued for this project. If the project does not break ground and 
proceed according to the attached schedule within two (2) months of approval, or if work ceases for a period of 
two (2) months or longer, this Conditional Use Permit shall be null and void and the site shall be restored to its 
prior condition. 

3. Prior to issuance of Building Permits for this project, the applicant shall complete the Architectural Review and 
Site Plan Review processes and shall respond to all staff calls and emails regarding the project within 72 hours. 

4. The driveway on Schuster Drive shall be secured by a locked gate approved by the Fire Chief and shall only be 
used for emergency ingress and egress. 

5. The applicant shall obtain an Erosion Control Permit prior to breaking ground on this project. 
6. 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 Conditional Use Permit. The Director of Planning & Building Services may 
approve minor changes administratively. 

 

Fiscal Note/Budget Impact: N/A 
 

Attachments: Location & Zoning Map, Proposed Plans (3), Timeline, Application, Public Notice, and Mailing List. 
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