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In response to a question from Commissioner Davis, Mark Moeller, City Planner, stated
that the property is located within an area of the central business district that does not
require off street parking for any use. However, this property is benefitted by a
significant number of off street parking spaces that could, in part, accommodate
residential use of the building. It was felt that this amenity would particularly benefit
upscale/owner occupied housing concepts.

At this point, Chairman Porter called on Mr. Moeller to prowde a summary of the staff
report.

Mr. Moeller explained that the property, located at 152 West Thll’d Street, contains
approximately .58 acres of land. This figure includes both the building footprint and
parking lots located northerly and westerly of the building. The property is currently
zoned M-1 while B-2 zoning is being requested. This classification would be consistent
with current B-2 zoning patterns located to the north, east, and south. Although land to
the west is presently zoned M-1, the parcel immediately adjacent to the rezoning site is
owned by Winona County and is being leased to Winona Monument Company for
cemetery monument sales purposes. Beyond that, land use consists of a service club,
limited residential, and the County. offlce complex ‘

Historically, Mr. Moeller stated that ongmal 1959 zoning of the building, and parking lot
located northerly of the building was B-2. This was changed to M-1 in 1967 in order to
facilitate an industrial expansion. Industrial use continued within the building until
approximately the mid 70s at which time the structure began its transition to office retail
use. He explained that immediate nelghborhood use patterns have changed little since
the 1959 zoning plan and have continued to reflect commercial/residential patterns to
the north, east, and south. Again, although lands to the west are presently zoned M-1,
this classification does not reflect the transmon away from industrial use that the area
has expenenced smce 1959 zonlng,

In summary of the staff analys;s Mr. Moeller noted that:

1. No error or overS|ght in orlgmal zoning was made during initial 1959 and
subsequent 1967 zoning of the site.

2. Since 1967 rezoning, use of the immediate neighborhood to the north, east, and
west, has changed little. However, existing industrially zoned lands to the west
have experienced a transition away from industrial use.

3. Rezoning of the site to B-2 will not result in “undue” impacts on the
neighborhood.

4. Consideration of the rezoning site for the proposed use is not “unreasonable”.

5. Spot zoning is not evident, while approval of the request would be consistent with
various recommendations of the City’'s Comprehensive Plan. Among these is a
recommendation to phase industrial zoning out of the Central Business District.

Given the previous, staff recommends approval of this request. Mr. Moeller stated that
should the Commission concur with this recommendation, a motion to approve should
be forwarded to Council. Options to this action would include:
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Service Drive and, as required pursuant to B-3 zoning standards, buildings and parking
areas will not be located within 50 feet of the west property line. Again, this
“requirement” of B-3 zoning is intended to provide a buffer between the proposed auto
dealership use and existing residential development to the east. Although the zoning
code is silent as to how such buffers should be treated, as presented, the applicant
proposes to use it for a landscaped berm and a stormwater detention pond. The project
will require mass grading of the site. The first floor elevation of the structure is
proposed to be at 669 feet (approximately 3 feet higher than the current church).
Incidental features supporting proposed grading will include retaining walls along
portions of east, west, and south sides of the development site.

Again, although the enclosed site plan submittal does include data required by the City
site plan ordinance, rezoning hearings did bring out a number of surficial concerns that
now heed to be considered/certified by the Commission, including:

Site Access. Given concerns of neighboring residents, approval of the zone
change was subject to certain conditions that were designed to restrict vehicular
access to/from Lake Boulevard (south) and the Johnstones Addition (west) and
the development site. The site plan shows that primary access will be from
Service Drive. No alternative access points to the west and south are proposed.

Although discussion of the access issue also suggested the construction of
physical barriers off of the Parkview/Johnstone Street intersection, proposed
topographic variations along the west property line (reference attached grading
plan) will serve the same purpose.

Lighting. Given that the zone change will promote commercial use closer to the
Johnstone Addition area, the effect of parking lot lighting was a major concern
during the rezone process. In addressing this, the site plan package does
include a proposed lighting plan showing the location/type of lighting fixtures
proposed. As noted, proposed fixtures will be of LED style scattered at designed
intervals throughout planned parking areas. Poles will be at heights of 26 feet.
Given LED lighting, and planned “orientation” of fixtures, the lighting plan also
includes a photometric lighting schedule that certifies the effect of lights on
adjoining property. Given this schedule, both direct/indirect lighting impacts on
adjoining residential property should all but cease at west and south property
lines of the development site. To clarify, this does not mean that lit objects won't
be seen from outside of the site. However, this form of light fixture does
minimize spill over (light pollution) that is often encountered with other forms of

fixtures (sodium/mercury vapor, etc.).

Noise. Given the type of use proposed, excessive noise is not expected to be an
issue. Should problems occur, they could be abated pursuant to the City Noise
Ordinance (Chapter 39).

Buffer. Although it is expected that opinion will vary on the form of visual
screening to be employed through the 50 foot buffer area, the applicant is
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proposing the construction of a 3-4 foot berm topped by a single row of Techny
Arborvitae trees through the southerly two thirds of the buffer, and a single row of
same tree westerly of the proposed stormwater detention pond. Although this
tree may be dependable and would (at 10 foot spacing) provide a fairly solid
screen over a short time, any approval of the site plan should include provision
for long term tree maintenance or replacement in the event of disease or death.
In further addressing the berm, previous comments from the City Engineer
encourage moving this feature as far to the east as possible in order to minimize
fill requirements on top of the 20 foot wide sewer easement located along the

west side of the buffer.

Storm Drainage. As currently proposed, the majority of storm drainage from the
site will be directed to the Highway 61 ditch (north of stormwater detention pond)
where it flows under the highway to its north side, then easterly. In part, the
present plan shows that the drainage from the westerly third of the site will be
directed to the stormwater holding pond while the remainder of the site will be
served by storm sewers and sheet flow to existing ditches. Although the site plan
package does include a concept for site drainage, details of this element are still
developing. In response to neighborhood contacts, staff has heard concerns of
the design and maintenance of the detention pond. Will the pond hold water
continuously, will mosquitoes be controlled, and will it be mowed? These
questions will need to be addressed prior to plan approval.

Outside of the previous, other issues may surface as a result of discussion occurring on
the June 23™. Again, all concerns should be fully addressed before approval of the
plan. If certain questions can't be issued at that time, the Commission may table
approval pending additional information to the project.

In concluding, it is suggested that the Commission use the following format for review of
the site plan:

Bon

. Summary of staff comments.

Presentation of the project by the applicant/consultants, Commission questions.

. Open/Close public comment period.

Discussion/Action.

Attachments
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