
 
-Mayor Dianne Duggan, Plan Commission Chair 

 
 

                                        N O T I C E 
 

A meeting of the City of Evansville Plan Commission will be held on the date and time stated below. Notice is further given that 
members of the City Council and Historic Preservation Commission may be in attendance. Requests for persons with disabilities who 
need assistance to participate in this meeting should be made by calling City Hall at (608)-882-2266 with as much notice as possible.  

 
 

City of Evansville Plan Commission 
Regular Meeting 

City Hall, 31 S Madison St., Evansville, WI 53536 
Tuesday, November 5th, 2024, 6:00 pm 

REVISED AGENDA 
 

1. Call to Order 

2. Roll Call 

3. Motion to Approve Agenda 

4. Motion to waive the reading of the minutes from the October 1st, 2024 meeting and approve 
them as printed. 

5. Civility Reminder 

6. Citizen appearances other than agenda items listed. 
7. Discussion Items 

A. Review and Discussion on Site Plan Application SP-2024-04, Conditional Use Permit 
Application CUP-2024-06, and Rezoning Application RZ-2024-05 for a Kwik Trip Gas 
Station/Convenience Store on parcel 6-20-228.1 

1. Review Staff Memo and Applicant Comments 
2. Public Hearing 
3. Plan Commissioner Questions and Comments 

 
B. Public Hearing for Land Division Application LD-2024-11 for a preliminary subdivision 

plat (Settler’s Grove) on parcel 6-27-970C.2 
1. Review Staff Report and Applicant Comments 
2. Public Hearing 
3. Plan Commissioner Questions and Comments 
4. Possible Motion with Conditions 

C. Review and Discussion for Conditional Use Permit Application CUP-2024-05 for a duplex 
in the R-1 Residential District One on parcel 6-27-358 (16 Jackson Street) 

1. Review Staff Report and Applicant Comments 
2. Public Hearing 
3. Plan Commissioner Questions and Comments 

 
D. Concept Plan Discussion – Capstone Ridge 

8. Community Development Report 
9. Upcoming Meeting: December 2nd, 2024 at 6:00pm 



 
-Mayor Dianne Duggan, Plan Commission Chair 

 
 

10. Adjourn 
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City of Evansville Plan Commission 
Regular Meeting  

Tuesday, October 1st, 2024, 6:00 p.m. 
 

MINUTES 
 
1. Call to Order at 6:00pm.  

2. Roll Call: 

3. Motion to approve the agenda, by Lathrop, seconded by Gishnock. Suggestion to review item 7H 
first, in order to accommodate audience. Accepted. Approved unanimously.  

 
4. Motion to waive the reading of the minutes from the September 3, 2024 meeting and approve them 

as printed, by Lathrop, seconded by Barnes. Approved unanimously.  
 
5. Civility Reminder.  Duggan noted the City’s commitment to conducting meetings with civility.   
 
6. Citizen appearances other than agenda items listed.   
  
7. Discussion Items.  

A. Public Hearing for Land Division Application LD-2024-11 for a preliminary subdivision plat 
(Settler’s Grove) on parcel 6-27-970C.2 

i. Review Staff Report and Applicant Comments 
Spranger advised that this application will be reviewed at the next meeting but an initial 
public hearing will be held today. 

ii. Public Hearing 
Opened at 6:31 pm. Paul Liesse asked about the paths shown on the plan and expressed 
that if we are going to have paths they should lead somewhere. Public hearing closed at 
6:32 pm. 

 
B. Review and Action for Land Division Application LD-2024-12 for a preliminary and final plat 

on parcels 6-27-862 (60 N Union), and Rezoning Application RZ-2024-04 to zone the entirety of 
Lot 1 of that plat to B-3 and Outlot 1 to C-1. 
 

i. Review Staff Report and Applicant Comments 
Spranger described the purpose of the application to delineate between the buildable and 
unbuildable areas of the lot. 

Members Present/Ab
sent 

 Others Present 

Mayor Dianne Duggan  P  Colette Spranger (Community Dev. Director) 
Alderperson Gene Lewis P  Jason Sergeant, City Administrator 
Alderperson Abbey Barnes P  Joe Geoffrion, Roger Berg, Ben Corridon, 
Bill Lathrop P  John& Sharon Thielenhouse, Joy Morrison, 
John Gishnock P  Kathleen&Troy Worrall, Steven Keller, Jeff Meyers, 
Mike Scarmon A  Candice Kasprezak, Makenzie Schonenberger,  
Eric Klar  A  Will&Leslie Casey, Ron Mallon, Bill Hurtley,  
   Jonathan Hollingsworth, Alvin Francis, Nick Haefs 
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ii. Public Hearing 
Opened at 6:35 pm. Ben Corridon asked what guidelines there would be for the wetlands 
to be preserved. Spranger expressed that stormwater would not be put into the wetland 
and that it would be left wild, and that the wetland would still be on private property and 
Culver’s would be responsible for it. Public hearing closed at 6:37 pm. 

 
iii. Plan Commissioner Questions and Comments 

None. 
iv. Motion with Conditions 

Motion to recommend Common Council approve a certified survey map to divide 
parcel 6-27-862 into Lot 1 and Outlot 1, finding that the application is in the public 
interest and meets the objectives contained within Section 110-102(g) of city 
ordinances, with the condition that the final CSM is recorded with the Rock County 
Register of Deeds. Motion by Lathrop, seconded by Barnes. Motion carried 
unanimously. 
 
Motion to recommend Common Council approve Ordinance 2024-12, Rezoning 
territory at 60 N Union St. Motion by Lathrop, seconded by Gishnock. Motion carried 
unanimously. 

 
 

C. Review and Action for Land Division Application LD-2024-13 for a preliminary and final 
Certified Survey Map to combine parcels 6-27-661 and 6-27-541 (421 Almeron St) 
 

i. Review Staff Report and Applicant Comments 
Spranger discussed the application to combine parcels under the same ownership. 
Spranger discussed that there was a gap in the parcels that appeared it may have 
originally been a public right of way but no evidence of any right of way ever being 
platted has been found. 

ii. Public Hearing 
Opened at 6:43 pm. Joy Morrison gave a brief history of the property and advised she has 
no objection to the merger. Public hearing closed at 6:45 pm. 
 

iii. Plan Commissioner Questions and Comments 
None. 

iv. Motion with Conditions 
Motion to recommend Common Council approve a certified survey map to combine 
parcels 6-27-661 and 6-27-541 into one lot, finding that the application is in the public 
interest and meets the obectives contained with in Section 110-4(5) of city ordinances, 
with the condition that the final CSM is recorded with the Rock County Register of 
Deeds. Motion by Lathrop, seconded by Gishnock. Motion carried unanimously. 
 

D. Review and Action for Land Division Application LD-2024-14 for a preliminary and final 
Certified Survey Map on parcel 6-27-316.368 (649/651 Windsor Ln) 

 
i. Review Staff Report and Applicant Comments 

Spranger stated that D and E are closely related. The applications had been previously 
approved but were never recorded with the Rock County Register of Deeds. The 
application is to split a duplex lot down the shared wall of an existing duplex.  
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ii. Public Hearing 

Opened at 6:47 pm, no comments received, closed at 6:48 pm. 
 

iii. Plan Commissioner Questions and Comments 
Gishnock commented that he would like to know how to keep duplexes rentable for 
future developments. Barnes asked about renters being able to purchase the properties 
they reside in. 

iv. Motion with Conditions 
Motion to recommend Common Council to approve a certified survey map to divide 
parcel 6-27-316.368 into two lots for a two-family twin residence, located at 621 and 
623 Windsor Lane, finding that the application is in the public interest and meets the 
objectives contained within Section 110-102(g) of city ordinances, with the following 
conditions: 

a. The final certified survey map is recorded with the Rock County Register 
of deeds. 
b. A joint maintenance and cross access agreement is then made and 
recorded against both properties. 

Motion by Barnes, seconded by Lathrop. Motion carried unanimously. 
E. Review and Action for Land Division Application LD-2024-15 for a preliminary and final 

Certified Survey Map on parcel 6-27-559.5067 (601 Porter Rd/305 S Sixth St) 
 

i. Review Staff Report and Applicant Comments 
Spranger advised this application was the same as D but on a different property. 

ii. Public Hearing 
Opened at 6:54 pm, no comments received, closed at 6:55 pm. 

 
iii. Plan Commissioner Questions and Comments 

None. 
 

iv. Motion with Conditions 
Motion to recommend Common Council to approve a certified survey map to divide 
parcel 6-27-559.5067 into two lots for a two-family twin residence, located at 601 
Porter Road and 305 S Sixth Street, finding that the application is in the public interest 
and meets the objectives contained within Section 110-102(g) of city ordinances, with 
the following conditions: 

a. The final certified survey map is recorded with the Rock County Register of 
deeds. 
b. A joint maintenance and cross access agreement is then made and recorded 
against both properties. 

Motion by Lathrop, seconded by Barnes. Motion carried unanimously. 
 

F. Review and Action for Conditional Use Application CUP-2024-04 for an Indoor Commercial 
Entertainment Use on parcel 6-27-20.2 (26 W Main St) 

 
i. Review Staff Report and Applicant Comments 

This application is for a business for an indoor kid’s play place which had previously 
been approved at a different location across the street. The business now wishes to move 
to a new location and therefore needs a new conditional use permit. 
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ii. Public Hearing 
Opened at 6:58 pm, no comments received, closed at 6:59 pm. 

 
iii. Plan Commissioner Questions and Comments 

None. 
iv. Motion with Conditions 

Motion to approve a Conditional Use Permit for Indoor Commercial Entertainment per 
section 130-408 on parcel 6-27-90 located at 33 W Main Street, 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 € of the Zoning Ordinance, subject to the following 
conditions: 

a. Hours of operation shall be no earlier than 6am and no later than 
10pm. 

b. The business operator shall obtain and maintain all City, State, and 
County permits and licenses as may be required. 

c. Any substantial changes to the business model shall require a review 
of the existing conditional use permit. 

d. Any changes to signage, outdoor lighting, and/or building façade are 
subject to approval from the Historic Preservation Commission. 

e. Use cannot create a public nuisance as defined by local and state law. 
f. The Conditional Use Permit is recorded with the Rock County 

Register of Deeds. 
Motion by Barnes, seconded by Lathrop. Motion carried unanimously. 
 

G. Review and Action for Site Plan Application SP-2024-03 for an office expansion on parcel 6-27-
866 (340 Union St) 

 
i. Review Staff Report and Applicant Comments 

Spranger advised that the parcel shares land with multiple uses, including the Mobil 
station and farmland. The application is to add office space onto a rear building on the 
property.  

 
ii. Plan Commissioner Questions and Comments 

Gishnock commented on the direction of the lighting. Spranger suggested adding a 
condition regarding dark sky compliant lighting.  

iii. Motion with Conditions 
Motion to approve site plan application 2024-03 for improvements and building 
expansion on parcel 6-27-866, addressed at 340 N Union Street, finding that the 
proposed changes meet the required standards and criteria set forth in Section 130-131 
of the City of Evansville Zoning Ordinance, and are in the public interest, subject to eh 
following conditions: 

a. Applicant complies with any and all other local, state, or federal 
regulations pertaining to the site.  

b. Any major deviations from approved plans will require a resubmittal of 
application and any possible fees or enforcement action. 

c. Addition must connect to City sewer and water services. 
d. Applicant records the site plan with the Rock County Register of Deeds. 
e. All lighting shall be dark sky compliant. 
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Motion by Lathrop, second by Gishnock. Motion carried unanimously. 
H. Review and Possible Action for Annexation Application A-2024-01 to annex parcel 6-20-

326.506 from the Town of Union to the City of Evansville 
 

i. Review Staff Report and Applicant Comments 
Spranger described the purpose for the application. Spranger discussed that this 
application would be consistent with the Comprehensive Plan. The site is adjacent to a 
stormwater pond, there will be stormwater management available on site. No known 
man-made constraints exist. The application will also need to be approved by the state 
Department of Administration. 

ii. Public Hearing 
Opened at 6:16 pm. John Thielenhouse who neighbors the property expressed that he 
would prefer that the property be residential and would not like to see a gas station there. 
Candice Kasprezak asked if a survey will be done, Spranger replied that one has been 
completed. Will Casey expressed that he is in favor of the annexation and would like to 
see a KwikTrip. Spranger had received written comments, one in favor and one with 
environmental concerns. Public hearing closed at 6:23 pm. 

 
iii. Plan Commissioner Questions and Comments 

Lathrop asked if there would be issues with high-capacity ATC lines going over a gas 
station. Haefs responded that they have been in contact with them. Gishnock asked about 
the current zoning of the property, which is Agricultural. Barnes asked about what 
contingencies are in the purchase agreement. Haefs advised that as long as the annexation 
and the site plan are approved, the purchase would go through.   
 

iv. Motion with Conditions 
Finding that the annexation is consistent with the Comprehensive Plan, the Plan 
Commission recommends Common Council approval of Ordinance 2024-13 and the 
annexation agreement with the following conditions: 

a. DOA deems annexation to be in the public interest. 
b. The applicant signs and accepts the Annexation Agreement. 

Motion by Barnes, seconded by Lathrop. Motion carried unanimously. 
 

I. Review and Possible Action for Annexation Application A-2024-02 to annex parcels 6-20-305, 
6-20-305.01, and 6-20-219B from the Town of Union to the City of Evansville 
 

i. Review Staff Report and Applicant Comments 
This application is to annex parts of the right-of-way which were not included in the 
previous annexation for the CHS property. 
 

ii. Public Hearing 
Opened at 7:11 pm, no comments received, closed at 7:12 pm. 

 
iii. Plan Commissioner Questions and Comments 

None. 
 

iv. Motion with Conditions 
Finding the annexation is consistent with the Comprehensive Plan, the Plan 
Commission recommends Common Council approve Ordinance 2024-09. 
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Motion by Lathrop, seconded by Gishnock. Motion carried unanimously. 
 

8. Community Development Report  
i. Spranger is still working on putting together an informative flyer regarding underutilized 

store fronts.  
ii. Lathrop brought up Settler’s Grove and reiterated the desire to increase density in new 

developments. Gishnock added that he does not want to see increased density be pushed 
down the road for the future. 

9. Next Meeting Date:   
       Tuesday, November 5, 2024 at 6:00 p.m. 
 
10. Adjourn. 6:53 p.m. 
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 SITE PLAN/CONDITIONAL USE PERMIT, REZONING APPLICATION – STAFF REPORT 

Applications: SP-2024-04, CUP-2024-06, RZ-2024-05 

Applicants: Kwik Trip (represented by Seth Wadell) 

Parcel:  6-20-228.1  Location: 13828 W US HWY 14 

November 5, 2024 

  
Prepared by: Colette Spranger, Community Development Director  

Direct questions and comments to: c.spranger@evansvillewi.gov or 608-882-2263 
 

   
Description of request: Applicant is seeking approval of a site plan and a conditional use permit 
to operate a gas station/convenience store, and rezoning of that property to the B-3 Community 
Business District pending approval of the annexation ordinance bringing it into the City. 
 
Current zoning district: Agricultural (still in Town of Union) 
Proposed Zoning District: B-3 Community Business upon approval of annexation 
 
Status of Annexation Application A-2024-01 – Applicant has not submitted the full annexation 
petition to the Department of Administration. Common Council has had a first reading of an 
ordinance for annexation of this property. Staff will not advance the second reading of the 
ordinance until a recommendation has been made by the Wisconsin Department of 
Administration. 
 
Staff Recommendation for November 5th: Plan Commission should take no action on site plan, 
rezoning, or conditional use permit applications until City has received a recommendation from 
the Department of Administration regarding the appropriateness of the annexation. 
 
For discussion at the November 5th meeting, staff is suggesting Plan Commission focus on the 
following topics: 

• Site design/layout with respect to recent zoning code updates 
• Traffic considerations 

 
Site design/layout  
The City recently passed updates to its zoning ordinance to improve building placement along 
streets and preferred site design with regard to gas stations. Recently this resulted in some 
success with shielding the parking area at the upcoming Culver’s and ensuring the building itself 
is the prominent feature of the site. The City has long used the Allen Creek Corridor Plan to 
guide design for new development, and codifying it into the zoning ordinance is one tool the 
City can use to continue to improve streetscapes and prominent entrances to the City.  
 
Below is the image City staff have used to convey this goal. It features a prominent entrance 
that faces the street, parking behind the building, and a canopy area that is set back into the 
property. Generous landscaping screens the gas canopy area from the street, especially for 
pedestrians. 
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What the City aims to avoid with this ordinance is a site design similar to the one across the 
street. 

 
Per the zoning code, the front yard for a corner lot is the shorter of the two street sides. Per the 
zoning code, gas pumps are not allowed in this area. Staff has not received a version of the site 
plan with the building featured toward the corner or gas pumps out of the front yard. Applicant 
sites traffic patterns for diesel, loading, and refueling. While the site is unusual in its long, 
triangular configuration, staff has several thoughts regarding how to change the site to achieve 
the spirit of intended ordinance: 

• Reconfigure site to have building in corner, with one side featuring an entrance. The 
other side fronting the road could feature signage. Staff suggest placing the main 
fueling canopy in a way that it acts as a deterrent to anyone trying to use the 30’ wide 
driveway running the length of the property as an unofficial thru street. (See comments 
below.) 

• Applicant could remove the bank of parking along the side closest to County M and 
narrow the driveway between the curb and canopy. This would have the benefit of 
reducing pavement, removing points of congestion for both pedestrians and vehicles, 
and removing a parking area along street frontage. Parking space standards are 
flexible for gas stations, as fueling stations are not counted towards required parking 
although they often serve as parking.  

• Seek a variance from the Board of Appeals for building siting. 
  
Traffic Considerations – Offsite 
The traffic study builds off that provided by CHS for its oilseed processing plant. Current 
conditions were measured in April 2023 and October 2023, and captures harvest traffic. Traffic 
studies assess the impact of new traffic generation on existing and proposed infrastructure and 
assign Level of Service (LOS) grades as a way to demonstrate congestion. LOS A is little to no 
delay or congestion; Level E is an intersection at capacity. Notably with this traffic report, a 
number of the turns analyzed at the County M/Highway 14 intersection drop from LOS B to LOS 
C. This indicates an increased delay of a few seconds. Staff is concerned about future 
development on the 25 undeveloped acres of land planned for mixed use at the southeast 

Corner lot featuring prominent pavement and parking on each street frontage with the building recessed to the back corner. 
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corner of Highways M/14, and how more traffic could further impact the level of service for the 
entire intersection. While this particular development would not trigger more intense intersection 
improvements (i.e. dedicated turn lanes or a roundabout), the next development likely will. The 
City would like to understand that need, to the extent possible, well in advance. 
 
Traffic Considerations – Onsite 
Along the northern edge of the property there is a stretch of pavement over 600’ long and at 
least 30’ wide with no barriers to thru traffic. In some instances, this pavement is almost 70’ wide 
and leads to two parking areas and the diesel canopy. Traffic would be coming from both 
directions and would be unrestricted as cars and trucks navigate where to park. For reference, 
East Main Street is 36’ from curb to curb. Staff suggests either traffic calming devices (i.e. bump 
outs or landscape islands) or a drastic reduction or redirection of pavement. The odds of this 
corridor acting as a quasi street to avoid the County M/US Highway 14 intersection is high. 
 
Chapter 130 Review Criteria and Standards 
The following section compares the site plan with the basic provisions of the base zoning district 
and other considerations of how the site functions, both internally and within its environs.  
 
Site Plan Criteria Evaluation 
Section 130-131 of the Municipal Code, includes factors for evaluating site plans. 
 
Criteria Staff Comment 

1. Site Design and 
Physical 
Characteristics 

• City has made recent changes to its zoning code to 
encourage site design that promotes focuses on the building 
and streetscape versus autocentric. This plan currently does 
not meet the new standards. 

• Site features a quasi road along the northern boundary of the 
property. There is little in the way of traffic control for truck 
and vehicle traffic. Staff is concerned this will function as a 
through lane for those looking to bypass the County 
M/Highway 14 intersection.  

2. Site location relative to 
public road network 

• Site has frontage along County Highway M and US Highway 
14/Main Street.  

• WisDOT is requiring a left turn lane for eastbound traffic on US 
Highway 14/Main Street. 

3. Land Use • Comprehensive Plan Future Land Use Category: Walkable 
Business 

• B-3 Community Business is a district that accommodates and 
encourages walkable features. 

4. Traffic Generation • Site anticipated to generate over 3,000 trips per day, with a 
peak of 110-120 trips/hour during rush hours.  

• Traffic study builds off that provided by CHS for its oilseed 
processing plant. Current conditions were measured in April 
2023 and October 2023, and capture harvest traffic 

• Southbound traffic on County Highway M decreases its Level 
of Service from B to C, indicating that traffic backing up will 
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Criteria Staff Comment 

become an occasional occurrence because of this 
development.  

5. Community Effects • 24 hour convenience store would provide options for 
residents, especially those who work shifts with non-traditional 
hours 

• Increases non-residential portion of City’s tax base 

6. Other Relevant Factors Off Site improvements that will be required as part of approval 
include: 

• A dedicated left turn lane on eastbound Main Street/US 
Highway 14 

• Applicant to work with City to coordinate continuation of the 
public sidewalk north from 14/M intersection to the 
connected path north of the stormwater pond 

   
 
B-3 Zoning District Bulk Requirements 
 
Sec. 130-827. Requirements for 
non-residentials uses.  

B-3 Community 
Business 

Kwik Trip Met? 

1. Non-Residential Intensity    
a. Max # of Floors 4 1  
b. Min Landscape Surface 

Ratio 
15% 57%  

c. Max Building Coverage 60% 6%  
d. Max Floor Area Ratio 1.5 0.56  
e. Minimum lot area 9,000 square feet 165,553 square feet  

f. Max Building Size 20,000 square feet 9,195 square feet  

g. Max Parking Lot Street 
Frontage 

50% 61% on front yard  
(County M side) 

 

2. Non Residential bulk and lot 
dimensions 

   

a. Minimum lot area 9,000 square feet 165,553 square feet  

b. Min Lot Width 70 feet OK  

c. Min Street Frontage 50 feet OK  

3. Minimum setbacks and 
building separation 

   

a. Building to Front Lot Line 
Building to Street Side Lot Line 
Either of above next to ROW of 
100+ feet 

10 feet 
 
 

35 feet 

OK  
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Sec. 130-827. Requirements for 
non-residentials uses.  

B-3 Community 
Business 

Kwik Trip Met? 

b. Building to resident. side lot line 10 feet OK  

c. Building to resident. rear lot line 25 feet n/a  

d. Building to nonres. side lot line 10 feet or zero feet on 
zero lot line side 

n/a  

e. Building to nonres. rear lot line 25 feet n/a  

f. Min paved surface setback- 
Side/rear 

5 feet OK  

g. Min paved surface setback -
Street 

10 feet OK  

h. Min building separation 12 feet, or zero feet on 
zero lot line side 

n/a  

4. Max building height 40 feet Applicant to verify building 
height 

 

5. Driveways and Access    

a. Max width at sidewalk 25 feet Plans show 35’ at both 
driveways. 

 
Pedestrian crosswalks should 
also be clearly painted going 
across driveways.  

 

b. One driveway allowed per 
street on which lot has 
frontage 

1   

 
Site Plan/Conditional Use Standards 
Sec. 130-418. Gas station/convenience store/food 
counter. 

Kwik Trip  

a. Clearly marked pedestrian crosswalks shall be provided 
for each walk-in customer access to the facility adjacent 
to the gas pumps and driving lanes 

None shown for diesel or 
gasoline areas.  Should be 
marked on pavement, 
especially for pumps marked 
as accessible. 

 

b. Any convenience store/food counter building shall be 
located within the building envelope closest to the street 
side or occupy the corner area of any lot it occupies. 
Gas pump areas shall not be located in any front yard 
area.  

  

c. The gas pump areas shall be designed so as to not 
impede or impair vehicular traffic movement, or 
exacerbate the potential for pedestrian/vehicle 
conflicts. 

This site features a large 
amount of pavement and 
little internal traffic control. 
Along the northern edge of 
the property there is a stretch 
of pavement over 600’ long 
and at least 30’ wide with no 
barriers to thru traffic.  
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Sec. 130-418. Gas station/convenience store/food 
counter. 

Kwik Trip  

d. In no instance shall a gas pump area be permitted to 
operate (in a manner) which endangers the public 
safety, even if such a land use has been permitted 
under the provisions of this article. 

This gives the City the ability to 
address dangerous conditions 
after the business is built and 
operating. 

 

e. The setback of any overhead canopy or similar structure 
shall be a minimum of 10 feet from all street right-of-way 
lines and a minimum of 20 feet from all residentially 
zoned property lines, and shall be a minimum of 5 feet 
from other property lines. The total height of any 
overhead canopy or similar structure shall not exceed 20 
feet as measured to the highest part of the structure.  

Setbacks of canopy areas are 
OK. 
 
Applicant to verify height of 
canopies. 

 

f. All vehicular areas of the facility shall provide a surface 
paved with concrete or bituminous material which is 
designed to meet the requirements of a minimum four-
ton axle. 

  

g. The facility shall provide a bufferyard along all property 
borders abutting residentially zoned property with a 
minimum opacity per section 130-270. 

Submitted landscape plan 
shows good screening for this 
area but conflict with 
easement requirements.  

 

h. Interior curbs shall be used to separate driving areas 
from exterior fixtures such as fuel pumps, vacuums, menu 
boards, canopy supports, and landscaped islands. The 
curbs shall be a minimum of six inches high and be of a 
nonmountable design. No curb protecting an exterior 
fixture shall be located closer than 25 feet to any 
property line.  

  

i. Such uses shall comply with article II, division 4 of this 
chapter, pertaining to standards and procedures 
applicable to all conditional uses. 

Standard condition to ensure 
any uses to not become 
nuisances. 

 

 
Key:  
Green = compliant 
Yellow = legal but may require further inspection 
Red = non-compliant 
“OK” denotes a condition that is currently existing and conforming the zoning district. 
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Landscape Regulations 
(Article IV, Ch. 130) 

 

Total needed: 3,776 points. 
Kwik Trip: 4,916 points (submitted)/1,666 approvable 
 
Comments: 

• The current sight is home to a number of mature trees. Staff requested that trees in good 
condition be kept to the extent practically possible. The current plan protects and 
keeps 8 mature trees on site.   

• Good pedestrian linkages to public sidewalk and around building.  
• 850 points are street trees located off property between the curb and sidewalk next to 

the westbound lane of Main Street/US Highway 14. Staff would like to see these 
relocated to the opposite side of the sidewalk to improve visibility of 
pedestrians/bicyclists.  

• 2,400 points are evergreens planted in an area subject to an easement with the 
American Transmission Company (ATC). The easement in place grants rights to ATC to 
remove any plant growth in the area that could interfere with the operation of the 
power line. Landscaping is met to be a permanent feature of the site. 

• No landscape islands in the parking lot are shown. Landscape islands are required per 
Section 130-265(6) for parking areas over 10,000 square feet. Landscape islands could 
be used to separate and direct traffic throughout the site. 

 
Other Relevant Zoning Code Standards 

Performance Standards 
(Article III, Ch. 130) 

 

Plan Commission to consider nuisances or adverse impacts related to air pollution, fire/explosive 
hazards, glare/heat, liquid/solid wastes, noise, odors, radioactivity, electrical disturbances, 
vibration, or water quality. 
 
Staff comments that diesel canopy is close to a residential neighborhood with little in the way of 
shielding noises. Per the sign ordinance, the canopy will not have backlit signage. There will still be 
the issue of light emitting from the canopy, which should not cross property lines or measure more 
than 0.5 footcandles at the property line.   
 
Staff has also received comments from neighbors concerned about negative health impacts from 
living so close to a gas station.  

 
Signs 
(Article X, Ch. 130) 

 

Sheet C100 from the Civil Set shows a pylon sign at the Highway 14/Main Street Entrance.  
Sheet SP1 from the Sign Plan detail sheets shows a monument sign at western edge of Pond 2.   
The details for signs include one for a pylon sign but not a monument. 
Only one will be allowed. Staff suggests a monument sign as backlit signage is not allowed. 
One sign featuring fuel prices is allowed. 
 
No LED strips or backlit illumination allowed on canopies. Halo lighting OK. 
 
Logo signage on building will need to be illuminated from a top-down light source.  
 
All lighting must be dark sky compliant. 
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Parking 
(Article XI, Ch. 130) 

 

Section 130-419(3) 
One space per 300 square feet of gross floor area for convenience store // Needs 31 
One space per 3 seats of food counter seating                                            // n/a 
One Space per employee on the largest work shift of the food counter // Needs 3 
Total parking not to exceed 15% of minimum needed 
Total needed: 34 total, 2 accessible (39 max) 
 
Kwik Trip: 36 total, 2 accessible 
Comments: 
Zoning code does not indicate if fueling stations are considered parking spaces. If fueling stations 
are included, 20 additional spots could be considered parking areas. Staff is aware not all 
customers come to this location for fuel. This could be an argument for some flexibility if the site 
design needs to change at the expense of parking spaces. 

 
Lighting 
(Article XI, Ch. 130) 

 

Lighting plan needed to ensure lighting does not trespass onto neighboring residential properties. 
Max illumination at property line shared with residences cannot exceed 0.5 footcandles.  
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 CONDITIONAL USE PERMIT APPLICATION – STAFF REPORT 

Applicant: Tim Porter 

Parcel: 6-27-358 

Location: 16 Jackson Street 

November 5, 2024 

  
Prepared by: Colette Spranger, Community Development Director  

Prepared for: City of Evansville Plan Commission 
 

   
  
Description of request: The applicant has submitted 
an application for a conditional use permit to allow 
a duplex in the R-1 zoning district per section 130-
324 of the Evansville Zoning Ordinance. 
   

Staff Analysis of Request:   
The existing lot is 8,712 square feet and meets the 
requirements of the R-1 zoning district that a two-
family dwelling should have at least 8,000 square 
feet. The lot has an existing garage but is otherwise 
vacant. 

Any duplex that is built will need to conform to the 
standard setbacks that apply to every newly built 
house in the City’s R-1 zoning district. A driveway 
could be shared between the two units to allow for 
the building to utilized the length of the lot.  

The current owner is not planning to build the duplex 
but is aiming to sell the lot and wants to assure any 
potential buyer with the approval to build a duplex. 
As with all conditional use permits in Evansville, if the 
permit is not used within 365 days of being issued, it 
will expire.  

Unique to this lot, is that sanitary sewer mains do not 
run underneath Jackson Street.  In order to serve this 
property, an alternative connection must be made. 
The closest hook up would be from Franklin Street to 

the south. The City engineer has been consulted about this and a workaround has been 
identified. An image below shows a proposed linkage through the sidewalk/terrace, which 
would circumvent having to rip up and rebuild parts of Jackson Street, which was reconstructed 
in 2018.  
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However, when extending a long lateral was first considered, it was to construct a single family 
home. City policy and state building code mandate that newly built duplexes must have 
separate water and sewer laterals to serve each unit. Additionally, allowing a lateral to be built 
in the right-of-way would be setting a precedent for other similar situations, such as if other 
properties on Jackson Street were to subdivide and request new services. This is a question that 
should be left up for consideration by Municipal Services staff and will be reviewed at its next 
meeting. 

 
 
 

Required Plan Commission findings for Conditional Use Permit request: Section 130-104 (3) of the 
Municipal Code, includes criteria that should be considered in making this decision: 

1. Consistency of the use with the comprehensive plan.  The proposed use in general and in 
this specific location is consistent with the city’s comprehensive plan of September 2022.   

Staff Comment: The Comprehensive plan indicates a desire to promote infill 
development where City services are available and to provide a variety of 
housing types.  

2. Consistency with the City’s zoning code, or any other plan, program, or ordinance. The 
proposed use in general and in this specific location is consistent with City’s zoning code, 
or any other plan, program, or ordinance, whether adopted or under consideration 
pursuant to official notice of the city.   

Staff comment: The proposed construction is consistent with the City’s zoning 
code and other plans, programs, and ordinances. 
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3. Effect on nearby property.  The use will not result in a substantial or undue adverse impact 
on nearby property, the character of the neighborhood, environmental factors, traffic 
factors, parking, public improvements, public property or rights-of-way, or other matters 
affecting the public health, safety, or general welfare, either as they now exist or as they 
may in the future be developed as a result of the implementation of the City’s zoning 
code, the comprehensive plan, or any other plan, program, map, or ordinance adopted 
or under consideration pursuant to official notice by the city.  

Staff Comment: No adverse effect is anticipated on nearby property.  
4. Appropriateness of use.  The use maintains the desired consistency of land uses, land use 

intensities, and land use impacts as related to the environs of the subject property.   
Staff Comment: Two family twin dwellings are an appropriate use in the R-1 district.  

5. Utilities and public services. The use will be adequately served by, and will not impose an 
undue burden on, any of the improvements, facilities, utilities, or services provided by the 
City or any other public agency serving the subject property.   

Staff Comment: Water is available to this location under Jackson Street and a 
plan is in place to service the site with sanitary sewer from Frankling Street. 

 
Required Plan Commission conclusion:  Section 130-104(3)(f) of the Municipal Code requires the 
Plan Commission to determine whether the potential public benefits of the conditional use do or 
do not outweigh any and all potential adverse impacts. 

 
Staff recommendation: hold a public hearing and take no action tonight until Municipal Services 
can review its policy on extending mains/laterals in public right-of-way 
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November 4, 2024 

 
To:   Plan Commission 
From:   Colette Spranger, Community Development Director 
Subject: Concept Plan for Capstone Ridge Replat/Planned Unit Development 

 
 
A concept plan for Planned Unit Development (PUD) for the remainder of the Capstone Ridge subdivision 
was submitted to and discussed with staff. Per the procedures in the zoning code, conceptual review by 
Plan Commission precedes a formal application.  
 
Initial review of the plat showed promise, given that the Capstone Ridge plat has long sat dormant due to 
stormwater concerns. Essentially, the unimproved part of the plat is a natural bowl that does not easily 
drain. There are existing stormwater ponds on site, but the City Engineer’s policy for adequately 
stormwater storage has been to accommodate two back-to-back 100 year flood events. Recent 
meteorological events both worldwide and regionally have resulted in torrential flooding in places that 
do not normally experience it. Staff would agree that, while not required by the State, planning for back 
to back storm events is prudent. 
 
Of note with the submitted concept plan: 

• ~94 units of duplex/multiple family housing 
• ~21 units of single family housing 
• Removal (vacation) of existing City right-of-way of Genesis Drive and Abraham Drive, opting 

instead for private streets through parts of the PUD 
• Expansion of the existing stormwater ponds to accommodate back-to-back storm events 

Staff was initially intrigued by the amount and variety of housing this concept plan suggested. However, 
with further review, staff is not certain a Planned Unit Development (PUD) is the appropriate tool to 
quickly enable housing in this location.  
 

• The last PUD issued for market rate housing in the City was for Prairie Crossing. That 
development was to include walking trails and extensive landscaping which was never installed. 

• PUD plans can take a significant amount of time to create and must be referenced every time a 
unit is built. Essentially, a PUD creates is own zoning district. The reason a City would allow such 
a development to occur is if it gained something (housing density, architectural/design 
standards) that its existing residential zoning districts lack. In return, the PUD is allowed some 
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leniency for things like building setbacks and other minor standards observed elsewhere in the 
City. 

• PUDs expire after 10 years per Evansville code, making future redevelopment harder to manage. 
• Vacating Genesis Drive creates an inconsistency with the Transportation Plan Map of the 

Comprehensive Plan. Vacating Abraham Drive in place of a private road would create a quasi-
public street connecting Exodus Pass and Salvation Way. 

• Park land is still not considered in this plan; per the Park and Open Space Plan, a parklet 
(neighborhood park) should be created somewhere in the location.  

Furthermore, the same density of units can be achieved without replatting the area or vacating streets. A 
handful of the lots would need to be converted to stormwater ponds to accommodate runoff/drainage.  
 
Most of the lots that were proposed to be part of the PUD are wide enough to accommodate duplexes. If 
the developers are able to find/create 2-3 housing designs that work for those lots, all that would need to 
be done to get shovels in the ground would be rezoning from R-1 to R-2 and a land divider’s agreement 
that specified requirements for streets, sidewalks, stormwater, parkland, and utilities. Some of these lots 
could then be zero lot lined, if desired. If townhouses were desired, particularly on the side of Exodus Pass 
closest to the cemetery, lots could be created by combining existing lots. A PUD would also need to 
provide its own trash/recycling service; utilizing the plat as is would eliminate that need. From a 
perspective of long-term maintenance, this would be the City’s preference.  
 
Other items to consider include the expired development agreement. There is no letter of credit on file 
for the development and no amendment or update has been made to the original agreement that was 
created in 2005.  
 
Plan Commission is asked to provide comment on the proposed concept plan.   
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