Date:		 September 25, 2024

To:	Town of Mukwonago Plan Commission
From: 	Ben Greenberg, Town Planner
Subject:	Site plan request to expand the parking lot associated with Story Hill Church, located at S91W30580 County Hwy NN (MUKT1959993003), Town of Mukwonago – Joshua Koskinen, applicant; Wisconsin District of Wesleyan Church, owner.

Application:	2024-17; https://s.zoninghub.com/IW0JLZTP15

Meeting:	October 2, 2024, Plan Commission and Town Board meeting

General Description. Story Hill Church has applied to expand the church’s parking lot. The property is zoned P-1 Public District.

[image: ]


Zoning Jurisdiction. The subject property is located in the Town’s zoning jurisdiction.

Overview. Story Hill Church is located on the subject parcel, which is approximately 6.2 acres in size.  The Hillside Community Church previously occupied the property.  The property contains the church building, an accessory residence near Hwy NN and an accessory structure northwest of the church.  The site plan also contains a paved parking lot striped for 93 vehicles, a playground, connecting walkways and large areas of open space, consisting of mainly turf grass.

The adjacent properties to the north (zoned R-1) and west (zoned S-E) are used for single family residential purposes.  The Meadowland Town Homes, in the Village, are immediately to the east, and a lot owned by the school district (zoned P-1) which contains a building used for salt storage is located directly across Hwy NN to the south.  

The applicants are proposing to expand the paved parking lot to the south.  The 13,300 sq. ft. expansion would add 47 additional (9’ x 18’) parking spaces.  According to Joshua Koskinen, the applicant and head pastor, the demand for parking routinely exceeds the supply of on-site parking during Sunday services.  The nearby high school is being used by congregation members as an unofficial overflow parking lot.  The lot expansion will be slightly more than ten (10) feet to the east lot line, whereas a minimum of 10 feet is required.  A site plan showing the lot expansion is attached as Exhibit A.  The applicant has discussed a temporary entrance for construction vehicles with Town staff.  It should be noted that the Waukesha County Department of Public Works would need to authorize any connections to Hwy NN.

The applicants have noted that some site grading will be required.  A minor retaining wall depicted in the site plan will be utilized to mitigate grading.  No changes to site drainage are proposed.  Due to the amount of land disturbance proposed (over 3,000 sf), a Stormwater Permit to regulate erosion control will be required by the Waukesha County Land Resources Division

There is an established tree buffer between the proposed lot expansion and east lot line.  There are no existing buffers to the south or west.  A landscape plan, attached as Exhibit B, was submitted in support of the application.  The plan proposes the installation of two (2) tall deciduous trees (2” min. size), seven (7) low evergreen trees (min. 3’ tall), and seven (7) medium evergreen shrubs (min. 18” tall).  The taller species would be located along the south and south west elevations of the parking lot to maximize the effectiveness of the vegetative buffer from public views. 


Review procedure. The Plan Commission makes the final decision regarding site plans/plans of operation.

Notice requirements. Aside from being shown on the meeting agenda, no other public notice is required.

Basis of decision. In reviewing this site plan request, the following standards must be considered:

· Section 36-495   Site Plan Standards.
· Section 36-1301 Parking Lot Standards.
· Section 36-1444 Parking Lot Landscape Requirements.



Site Plan Standards [s. 36-495]:

(1) Effects of the project on traffic safety and efficiency and pedestrian circulation, both on-site and off-site;

(2) Effects of the project on the natural environment;

(3) Effects of the project on surrounding properties, including operational considerations relating to hours or operation and creation of potential nuisances;

(4) Compliance with the site design principles and architectural standards enumerated in division 8 of article VI;

(a) Existing natural resources and topographic features on the site shall be preserved to the greatest extent possible while affording a reasonable use of the property.
(b) The project shall not create any hazard.
(c) The project shall be designed to avoid existing hazards, whether manmade or natural, and if avoidance is not possible, to mitigate the effects of the hazard to a satisfactory level necessary to protect the public health, safety, and welfare.
(d) Parking areas and pedestrian accessways located on the site shall be designed to promote safety and efficient traffic flow.

(5) Compliance with other applicable requirements in this chapter; and

(6) Any other factor that relates to the purposes of this chapter as set forth in section 36-5 or as allowed by state law.




General standards for parking lots [Sec. 36-1301] Findings are noted in bold.

(1) Parking design.  Any building erected or placed on a lot shall be provided with off-street vehicle parking space, not greater than 350 feet from the principal use.  

(2) Dimensional requirements of a parking space. A standard parking space shall be 9 feet in width by 18 feet in length for 30°, 60°, or 90° (angled) parking.  A standard parking space shall be 10 feet in width by 24 feet in length for 0° (parallel) parking.  There shall be an ingress and egress aisle at least 24 feet in width if there is parking on both sides of the aisle, and at least 16 feet in width if there is parking on only one side of the aisle. 

The proposed parking area will provide 90° (angled) parking.  Parking space dimensions will be 9’ x 18’as required; The double loaded ingress egress aisle will be 24 feet wide as required; The single loaded ingress egress aisle will be 22 feet wide, which exceeds the 16 foot requirement.

(3) Surfacing. Any off-street parking area, other than that provided for a single-family residence or an agricultural use, which has a capacity of 4 or more vehicles, shall be hard surfaced. 

An asphalt surface is proposed.

(4) Screening. Any off-street parking area, other than that provided for a residence or agricultural use, which abuts or faces a property containing a residential dwelling, shall provide a planting screen, landscaped fence, or wall, at least 4 feet in height along the side abutting or fronting on a residential dwelling.  Plans for such screen shall be submitted to the plan commission for approval before installation.

The applicant is proposing to utilize the established tree buffer that separates the parking lot from the adjacent residential use to the east.

(5) Setback. In any parking area, which abuts a lot with a residential dwelling, other than the parking provided for a residence, no vehicle shall be parked closer than 10 feet to the base setback line.

The expansion is not proposed within 10 feet of the base setback line.

(6) Offset. In any parking area, which abuts a lot with a residential dwelling, other than the parking provided for a residence, no vehicle shall be allowed to park closer than 10 feet to the abutting residential lot line.

The parking lot expansion will comply with the 10 foot offset requirement.


(7) Lighting. Lights provided in any parking area, other than that provided for a residence or agricultural use, shall be designed as full cut-off fixtures, so that the luminaire is totally shielded from view at the centerline of the street, and located so that the cut-off line is at least 10 feet within the lot line.

No additional lighting is proposed.

(8) Accessibility. Parking spaces shall be accessible at all times from a street, alley, or driveway intended to serve such parking. 

(9) Use of required parking spaces. The required off-street parking shall be for occupants, employees, visitors, and patrons. The storage of merchandise, supplies, motor vehicles for sale, or the repair of vehicles on such parking area is prohibited. In addition, the use of a parking lot for overnight camping, including recreational vehicle camping, is prohibited. 

(10) Drainage. Parking areas shall be properly graded for drainage.


Parking Lot Landscape Requirements [Sec. 36-1444] 

(1) Minimum amount required. A minimum of 120 landscape points shall be provided on a prorated basis for every 10,000 square feet of paved area. 

The proposed expansion requires 160 landscape points.  The applicant is proposing two tall trees (30 points x 2), seven low evergreen trees (12 points x 7) and seven medium evergreen shrubs (5 points x 7) totaling 179 points.  The existing tree line contains at least six mature tall deciduous trees which can be considered for additional landscape points.

(2) Use of various plant types. A minimum of 60 percent of all landscape points shall be devoted to tall trees and a minimum of 20 percent of all points shall be devoted to shrubs. 

When the existing tree line is considered, the applicant meets both minimum plant variety standards.

(3)	Placement within a landscaped area. A minimum of 325 square feet of landscaped area shall be located within 10 feet of the perimeter of the paved area for the placement of every 100 landscape points, or fraction thereof. 

		All landscaping is proposed within ten feet.




Potential Plan Commission motions for approval. Approve the site plan as set forth in the petitioner’s application; approve the site plan with conditions; or deny the application.

The plan commission may render its decision at the same meeting the matter was initially considered or at a subsequent meeting, but no later than 40 days [after the public hearing] unless the applicant agrees to an extension of a specified duration.

Imposition of conditions. The plan commission may impose one or more conditions of approval as may be necessary to grant approval. Such conditions and restrictions may relate to the establishment, location, construction, maintenance, operation of the use, off-site impacts, and any other aspect of the use that impacts the public health, safety, morals, comfort, or general welfare.  If an approval includes one or more condition of approval, the property owner must sign the decision notice to acknowledge the terms of the approval and return the same to the zoning administrator within six months of the decision.

Required Conditions:
1. This approval will automatically expire 12 months after the date of approval unless substantial work as authorized by the approval has commenced and continues in good faith to completion and that the zoning administrator may, with cause, grant a one-time extension not to exceed 12 months;
2. The property owner must sign the decision notice to acknowledge the terms of the approval and return the same to the zoning administrator within six months of the decision.
3. Prior to any land disturbance, the property owner must obtain a zoning permit for the minor retaining wall.

Additional conditions to consider.
1. Prior to any land disturbance, a grading and erosion control plan shall be submitted to the Town Planner for review and approval.  The proposed retaining wall must be identified on the plan, including the top and bottom wall heights. 
2. A Stormwater Permit from the Waukesha County Land Resources Division shall be obtained and a copy provided to the Town Planner, prior to any land disturbance.
3. Prior to any land disturbance, a final landscape plan identifying specific tree and shrub species shall be submitted to the Town Planner.  All landscaping must be installed no later than May 1, 2025, unless an extension is granted by the plan commission.  The property owner shall be responsible for the perpetual maintenance, care, and replacement of all landscaping identified in Exhibit B. 
4. The storage of merchandise, supplies, motor vehicles for sale, or the repair of vehicles on such parking area is prohibited. In addition, the use of a parking lot for overnight camping, including recreational vehicle camping, is prohibited. 

5. Professional Fees. Petitioner shall, on demand, reimburse the Town for all costs and expenses of any type that the Town incurs in connection with this development, including the cost of consulting fees) for the review and preparation of required documents or attendance at meetings or other related professional services for this application, as well as to enforce the conditions in this conditional approval due to a violation of these conditions.
6. Payment of Charges. Any unpaid bills owed to the Town by the subject property owner or his or her tenants, operators or occupants, for reimbursement of professional fees (as described above); or for personal property taxes; or for real property taxes; or for licenses, permit fees or any other fees owed to the Town; shall be placed upon the tax roll for the subject property if not paid within thirty (30) days of the billing by the Town, pursuant to Section 66.0627, Wisconsin Statutes. Such unpaid bills also constitute a breach of the requirements of this conditional approval that is subject to all remedies available to the Town, including possible cause for termination of the conditional approval.

Attachments:
1. Application materials
2. Exhibit A – Site Plan
3. Exhibit B – Landscaping Plan
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