Pursuant to due call and notice thereof, a Planning Commission Meeting was held on Tuesday, April 30, 2019 at 6 p.m. 
PRESENT:  John Grutsch, Joel Bauer, Bryan Becker, Dick Glatzmaier, Michelle Meyer
Jodi Austing-Traut, Jeff Manthe, Jeff Meyer, Katie Reiling
ABSENT:  None 
The meeting was called to order at 6:04 p.m.
UPDATE ON SUBDIVISION ANNEXATION ZONING OF A PARCEL OF LAND PID 03.00953.0000
Jodi Austing-Traut gave a brief update on the project.  The Joint Planning Board which is made up of city and township residents met approximately two weeks ago to take a look at the subdivision and annexation. The officials agreed that this project met the Orderly Annexation Agreement and they approved the annexation.  The zoning that was requested is not consistent the future land use map.  Planning Commission is considering recommending an amendment to the comprehensive plan future land use map to include an area of commercial on the north side of CSAH 155 (PID 03.00953.0000).
COMPREHENSIVE PLAN FUTURE LAND USE MAP

The public hearing was opened at 6:03 p.m.

Jeff Meyer discussed PID 03.00953.0000 which is 71.53 acres.  The land is in the township and is currently zoned Agriculture.  City of Avon future land use map show this area along with most of the future land use as single family residential.  This map was adopted in 2005.  We are at the point that we need to talk about what to do with land in the annexation area to possibly get some commercial zoning.  
The property owner of the first house on Angelfish has been living there for 39.5 years.   He understands that communities grow.  His concerns are the proposed access and the influx of traffic and also what future development will look like.  He also expressed concerns for any children walking or biking in the area.  

Michelle Meyer stated that it would be appropriate to forego having a formal comprehensive plan study done, but in order to do an amendment we may need to look into access points, traffic, environmental concerns, etc.   It was noted that on the zoning map dated 1999 there was a section of Ochotto Park that was designated as C2.  The land across from Budde trucking was also C2 on this map.  
Paul Maxwell from Ratcliff Development was present to discuss the project.  He works with Dollar General on assignment.  Mr. Maxwell explained that his job working for Dollar General is to find property large enough, which appropriately meets their needs.   They did look at other properties in Avon and settled on this area because there was no other viable site in the downtown area.   Jeff Meyer asked why business is being directed away from the downtown area.  Meyer asked if Dollar General could buy the corner lot on CSAH 9/CSAH 54 along with the two homes adjacent and construct on this corner.  It was noted that not only does this lot contain wetland that would need to be made up in some other area of town if that was filled but the cost of purchase and demolition of the homes and site prep would put them well over three times their budget.  It was also noted that the former Joseph’s property was also reviewed and would not meet the needs of Dollar General.  
Mr. Maxwell assured Meyer that if they could feasibly construct within the central business district they would.  Maxwell further explained the restrictions that Dollar General has in terms of where their buildings can be located.  They are not able to build adjacent to a lake or interstate, or near funeral homes or railroad tracks, etc.  They try to find areas as close to downtown as possible.  It is estimated approximately 4 to 5 cars will be at Dollar General at any given time including two employees.   There will not be a huge influx of traffic.  

Another concern brought up by residents was the high traffic on Angelfish due to the compost site.  Police Chief Corey Nellis agreed the first month of spring and last month of fall the traffic is increased.  Council could consider making the compost only available to city residents to help cut down on the traffic. 
Michelle Meyer questioned if the County was approached regarding an access point.  Ms. Meyer felt that an access from 155 could change how adjacent residents feel about the project.  Access issues could differ depending on whether a larger parcel were to eventually be commercial versus just the 1.5 acres being annexed. Dick Glatzmaier felt that most people would not likely would want to build a home right off of CR 155 and commercial on the southern end of the lot would be a good fit.

David Blonigan stated he has issues with commercial development in this area.  He would like to see it as pure residential as stated on the map.  A concern is what the property values will do if there is adjoining commercial in the area as opposed to residential. 
John Grutsch stated that we have hundreds of lots in Avon Estates available to build a home.  We may never see residential homes on this Keppers property.  Grutsch explained that the reason we are working on this comprehensive plan future land us map now is so we don’t need to go through this process every time new development would come in and also to avoid spot zoning.  The City does not have available land for commercial development. Grutsch pointed out that Jeff Meyer and Bryan Becker own the majority of land available for commercial development in the city.  

Mr. Maxwell stated it would be a low priority for Dollar General to come back and look at another spot if this proposed site does not work out.  A resident asked how this would impact other retail in Avon. Grutsch stated that Dahlin’s Grocery is for sale. Bryan Becker has been trying to get a grocery store to come into Avon for years now.  There are very few businesses that want to come to Avon.  This opportunity is rare for the City.
A resident of the Avon Township was present and very strongly disagreed with the location of Dollar General.  She is concerned that down the road they will keep adding parcel after commercial parcel in this area.  She does not feel it is safe with two daycares on Angelfish and the proximity of the park.   

It was noted that Dollar General generally seeks out the fringes of communities.  Their idea is to draw the residents of the community to their neighborhood store. Their target market is not interstate travelers.  Maxwell stated that Dollar General is not a small business and it has a natural attraction of its own that draws people to the store.
Impervious surface coverage was discussed and it was explained that all run off is dealt with at the engineering stage of the building permit.  Jodi Austing-Traut stated in 2007 the city received permission from the DNR to raise impervious coverage in commercial areas.  
Don Heurung suggested land near the Smith farm.  Grutsch indicated the Smith farm is not for sale at this time. Heurung asked if the school was notified of this project and also questioned the possible need for expansion of the school in the future.   Jodi Austing- Traut stated they did discuss this project at a recent meeting where several school board members were in attendance.  
Mr. Maxwell stated to the group that this is generally the kind of growth communities want to bring in.  They will spend over a million dollars on the project which will bring in taxes and jobs.  The perception of inconvenience and safety issues will be taken care of with the rules and regulations that are in place with city ordinances.  There is no reason that we would be looking at any ordinance changes.  This project would need to meet all regulations the city has in place along with meeting any and all stormwater and runoff plans which would be engineer approved.  In order to move forward we need to address the comprehensive plan future land use map.
John Grutsch addressed the not-in-my-backyard concerns. He stated that the first person to build in Avon Estates wanted the whole place to himself.  He further explained the difficulty in trying to plan for the future as property owners tend to restrict development if the development is near them.  He pointed out that the property owners are trying to come up with different areas that this business should be located to while there are complaints that taxes are too high and there is not enough commercial tax base in town as we are a bedroom community.  Growth has to occur and we need the economic stimulation to occur.    

Motion by Michelle Meyer to close the public hearing at 7:30 p.m. second by Joel Bauer, all in favor and carried.
Planning Commission statements:

Joel Bauer stated we are looking for businesses to come into town.  We could possibly spend money on studies and in the process lose this business.  Mr. Bauer does not feel it is worth the risk especially considering the concerns will be addressed through regulations in the permitting process. 

Bryan Becker would like to get the Dollar General in the City.  He feels a section along the southern edge zoned commercial and also working with the County for suggestions would be appropriate.

John Grutsch would like to see a smaller area along the southern edge that would be deep enough for commercial development.  Any additional development would probably not happen for a while.  

Dick Glatzmaier would like additional information on CSAH 155 and if an access would be allowed.  

Michelle Meyer expressed her opinion that Dollar General’s concerns are not the concerns of the Planning Commission and they need to represent the public.  The access is an important piece that needs to be reviewed/studied. 

Mayor Manthe stated that the city is quite concerned with the need for additional commercial development.  He explained that while 70 acres might be more than necessary for commercial development in the near future, we should at least consider the smaller area.  He also suggested the city continue to look at limiting access to the compost site to address traffic concerns.

Public hearing was reopened
Items that need to be researched for May 21 meeting
· Statement from Engineer regarding what impact a commercial business would have on Ochotto Lake.  
· Weight restrictions on Angelfish Avenue

· Potential for access on CSAH 155

Motion was made by Michelle Meyer to close the public hearing at 7:45 p.m., second by Dick Glatzmaier, all in favor and carried.  
Motion was made by Michelle Meyer to table the discussion and continue the public hearing on May 21st to present additional information to the public, second by Bryan Becker, all in favor and carried.
Meeting was closed at 7:50 p.m.
Respectfully Submitted 
by Amy Pease
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