


PLANNING COMMISSION MINUTES

DATE: July 27, 2015
TIME: 4:30 p.m.
PRESENT: Chairperson Davis, Commissioners Boettcher, Porter, Hahn

Buelow, and Ballard
ABSENT: Commissioners M. Olson, L. Olson, and Fritz

STAFF PRESENT: City Planner Carlos Espinosa

The meeting was called to order at 4:30 p.m. by Chairperson Dauvis.

Approval of Minutes — July 13, 2015

The minutes for July 13, 2015 were approved upon motion by Commissioner Boettcher
and second by Commissioner Hahn.

Natallia Properties CUP Review

Chairperson Davis opened the public hearing and asked if the petitioner would like to
say a few words about the project.

Dennis McEntaffer stated that the residential units on the first floor of 109 East Third
Street are planned to be two bedroom loft style apartments utilizing the existing
mezzanine. A frozen yogurt shop and another commercial use will occupy the front
one-half of the first story, with the residential units in the rear. An additional 8
apartments are planned for the second and third floors of the building.

Chairperson Davis then called on Carlos Espinosa to present the staff report. Mr.
Espinosa stated that staff's review found the proposal to satisfy both the general and
specific criteria for the CUP, and accordingly staff is recommending approval.

Next, Chairperson Davis asked if anyone else would like to speak about the CUP.

Janel Moore - 1520 Gilmore Valley Road - stated that she had concerns about parking
for the commercial and residential uses in the building. Mr. McEntaffer stated that there
will be 3 spaces in the rear of the building, and parking at the public parking lot adjacent
to Midtown Foods is nearby.

Gaby Peterson - 1338 Wincrest Drive - stated that she simply wanted to voice support
for the project.

There being no others who wished to speak, Chairperson Davis closed the public
hearing.
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Commissioner Boettcher asked if the residential units would have a security system.
Mr. McEntaffer replied affirmatively.

Commissioner Porter asked what kind of market research Mr. McEntaffer had done
relative to downtown residential units for professionals. Mr. McEntaffer stated that he
had discussed the need for this type of residential units with representatives of both the
City of Winona and the Chamber of Commerce.

Next, Commissioner Boettcher motioned to approve the CUP. The motion was
seconded by Commissioner Hahn and approved unanimously with an abstention by
Commissioner Ballard.

Future Action Iltems

Mr. Espinosa gave a brief overview of the Development Code Update proposal
submitted by the selected consultant — Hoisington Koegler Group Inc. Mr. Espinosa
stated that a contract is being finalized and the project should start in August.

Adjournment

There being no further business to come before the Commission, the meeting was
adjourned at 5:00 p.m.

Carlos Espinosa
City Planner




PLANNING COMMISSION

AGENDA ITEM: 3. Lindgard Group CUP Review

PREPARED BY: Carlos Espinosa

DATE: September 14, 2015

Summary

LLindgard Group LLC proposes to use the rear portion of the first story at 62 East Third
Street for residential units. A Conditional Use Permit (CUP) is required for first-floor
residential uses in the Central Business District Core pursuant to City Code Section
43.60(b)(2):

(b) Conditional Uses. The following uses shall be permitted only if specifically
authorized by the Commission in accordance with the provisions of this chapter and
Section 41.01 of this Code:

(2) Residential. First story residential use within the central business district
core; provided that the use meets the following conditions:

a. Exclusive of required entrances, the residential use may occupy no portion
of the front one-half of first story floor area. If any part of a rear building line is
located within 100 feet of a public parking Iot, no residential use may occupy
the rear one-half of first story floor area. In the case of a corner lot having two
building frontages, no rear first story residential use shall be permitted which
has, other than required entrances, openings which are visible from a public
street.

b. The Commission may apply additional requirements of the applicant which
it feels are necessary to protect future residents from the day to day activity of
adjacent non-residential use

The CUP application proposes 3 one bedroom units and 1 two bedroom unit on the first
floor of 62 East Third Street (see Attachment B).

The property is in a locally designated historic district. As a result, any exterior
alterations are subject to approval by the City’s Heritage Preservation Commission.




PLANNING COMMISSION

3. LINDGARD GROUP CUP REVIEW
SEPTEMBER 14, 2015

PAGE 2

Staff Review

Specific CUP Requirements

The two specific requirements applicable to the application are:

(1) The residential use may occupy no portion of the front one-half of first
story floor area.

Attachment B shows the proposed first floor layout and clearly demonstrates that
no portion of the front one-half of the building’s first story is proposed to be
residential.

(2) If any part of a rear building line is located within 100 feet of a public
parking lot, no residential use may occupy the rear one-half of first story
floor area.

The applicant received a variance to the required 100 setback to a public parking
lot on August 5, 2015. The variance contains a condition that any windows
facing the parking lot are fixed and obscured so that people cannot see in from
the outside. The property is approximately 20 feet from the municipal parking lot
at Second and Center Street.

General CUP Requirements

The general requirements applicable to all CUP applications are listed below. A
summary of the applicant’'s comments is listed in italics followed by staff's review.

(1) The extent, location and intensity of the conditional use will be in
substantial compliance with the Winona Comprehensive Plan.

Applicant: This project will add additional housing/residential space to the
downtown while maintaining commercial use in the front 50% of the building.
This is in accordance with the Comprehensive Plan.

Staff: The Comprehensive Plan designates the project as “Downtown Mixed Use”
in the future land use plan:
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Future Land Use Categories / Density I/ Intensity I Design

Descriptions
DMU - Downtown Mixed Use

Encompasses a broad range of
uses and intensities:

s Governmental offices
¢ Significant retail

s Arts and entertainment,
lodging, conference centers

¢ Mid- to high-density housing

¢ Public and private parking
facilities

Greatest densities and
heights

Protection of historic
buildings or building groups
Design guidelines
Pedestrian-oriented design

Limited off-street parking
required

Emphasize river views

Redevelopment and rehab
opportunities

In accordance, the proposed project is in substantial compliance with the

Comprehensive Plan.

(2) The conditional use will conform to all applicable zoning regulations for the
district in which the property is located.

Applicant: The project will conform to all zoning regulations.

Staff: With approval of the CUP by the Commission, the project will conform to all

applicable zoning regulations.

(3) Considering existing circumstances and potential uses under existing
zoning, the conditional use will not substantially impair the use and
enjoyment of other property in the neighborhood.

Applicant: Unused space will be converted into upscale housing. It should not
impair the use and enjoyment of other property in the neighborhood.

Staff: The proposed residential units and resulting combination of residential and
commercial on the first floor of the building is similar to other properties in the
vicinity (see Attachment C). As a result, the proposed use will not substantially
impair the use and enjoyment of other property in the neighborhood.

(4) The conditional use will not impede the normal and orderly development
and improvement of the surrounding property.

Applicant: The conditional use should improve properties in the surrounding area.
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Staff: Given the proposed residential and commercial use is similar to
neighboring buildings; the project will not impede the improvement of surrounding

property.

(5) Considering existing circumstances and potential uses under existing
zoning, the conditional use will not be detrimental to the existing character
of the development in the immediate neighborhood or be incompatible with
or endanger the public health, safety and general welfare.

Applicant: The building will meet current building and fire codes. The proposed
use will be compatible with the character of the area. The entire building
currently has a sprinkler and fire alarm system. This will continue to be used in
the space described.

Staff: The proposed residential units will be compatible with the character of the
immediate area, and improvements to the building will not endanger public
health, safety and welfare.

(6) The conditional use will not create an excessive burden on existing parks,
schools, streets/roads and other public facilities, which serve or are
proposed to serve the area.

Applicant: There will not be any burden put on parks, roads, or schools.

Staff: The addition of four (4) residential units to the first floor of the property will
produce demand for off-street parking. However, the project is located within the
downtown parking overlay — which exempts the project from the parking
requirements for residential units.

(7) The conditional use will not adversely affect neighboring property and
dwellings because of excessive traffic generation, glare, noise or other
nuisance characteristics.

Applicant: Neighboring properties will not have noise and excessive traffic
problems.

Staff: The addition of four residential units on the first floor of 62 East Third
Street will likely not have an adverse affect on neighboring properties in terms of
excessive traffic generation, glare, noise or other nuisance characteristics.
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(8) A conditional use located on property having significant historical and
architectural resources shall preserve such resources, and a conditional
use shall not substantially diminish other neighboring property having
significant historical and architectural resources.

Applicant: All historic resources shall be preserved. There will be minimal impact
to the exterior/rear portion of the building. The interior was renovated in the mid-
90s and does not contain any historical resources in the subject area.

Staff: As noted previously, the property is in a locally designated historic district.
As a result, any exterior alterations are subject to approval by the Heritage
Preservation Commission.

(9) The conditional use shall either preserve or not significantly negatively
affect natural and environmental resources.

Applicant: There will be no negative effect on the environment.
Staff: The project is proposed for a parcel that is already developed. The
addition of residential units on the first floor will occur with the envelope of the

existing building.

(10) The conditional use will comply with other applicable city, county, state,
and federal regulations, as applicable.

Applicant: The use will comply with all other applicable regulations.

Staff: The applicant is working with City staff to obtain the approvals needed to
proceed with the project.

Recommendation

Given the review above, staff recommends approval of the Lindgard Group CUP
application.

Planning Commission Options

In review of the CUP, the following options are available to the Planning Commission:

1) Approve the CUP. Under this option, a motion to adopt the attached resolution
would be in order.

2) Approve the CUP with additional conditions. Under this option, a motion to
approve the attached resolution with additional conditions would be in order.
Reasonable and necessary conditions may be added:
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I. To ensure compliance with the Comprehensive Plan, the general CUP
standards, and/or with the specific CUP criteria.

ii. To protect the health, safety, morals, and general welfare of the public.

3) Deny. Under this option, following the hearing and deliberation, the Commission
should state specific reasons for denial related to the criteria for the CUP. A
motion should be made to postpone further consideration and direct staff to bring
a resolution of denial to the next meeting. Staff will then draft a resolution of
denial for adoption at the next meeting.

4) Table. Under this option, the Commission may choose to table the application to
the next meeting.

Attachments:

A. Application

B. Project Location and First Story Layout
C. Downtown Residential Units

D. Resolution




August 17th, 2015

To whom it may concern:

Lindgard Group LLC is seeking a Conditional Use Permit from the in order to
convert the existing northwest and Northeast commercial spaces (Suites 3 &4) at
62 E 3 Street into (3)- one 8g0room - and (1)- two bedroom apartment (see
floor plan drawing provided).

We are seeking a CUP to build apartments in this location due to the lack of street
frontage and visibility of the specified commercial spaces. The northeast space has
been vacant for about 1 %; years. We believe that apartments would put both spaces
to better use by increasing the population of the downtown, thus adding value to the
commercial sector in the future.

This all is possible without compromising the two other commercial spaces in the
front 50% of the building. Separate entrances would be made for the residential
tenants. Allowing them to go in and out of the apartments freely without using the
current commercial hallway. This will keep the commercial use of the main level
separate from the residential. Thus preserving access for customers and employees
from the public parking lot in the back of the building.

Thank you for your time and consideration
Adam Cloeter
Lindgard Group LLC

A



















CERTIFICATION OF RESOLUTION

I, Carlos Espinosa, Secretary for the Winona City Planning Commission, do
hereby certify that | have compared the annexed paper writing with the original Order of
the Winona City Planning Commission RE: Resolution #15-3 and Petitioner(s)
Lindgard Group LLC now remaining of record in my office, and that the same is a true

and correct copy of said original.

WITNESS, my hand in Winona, Minnesota, this 14" day of September, 2015.

Carlos Espinosa, Secretary
Planning Commission




CITY OF WINONA, MINNESOTA
PLANNING COMMISSION RESOLUTION 15-3

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF WINONA,
MINNESOTA APPROVING THE REQUEST FOR A CONDITIONAL USE PERMIT FOR
FIRST-STORY RESIDENTIAL USE WITHIN THE CENTRAL BUSINESS DISTRICT CORE

WHEREAS, the applicant, Lindgard Group LLC, secks a Conditional Use Permit (CUP) to
Winona City Code 43.60(b)(2) to use the rear portion of the first story at 62 East Third Street for
residential and the front for commercial, which property is legally described on the attached
Exhibit A and is zoned B-2; and

WHEREAS, the Planning Commission conducted a public hearing on September 14, 2015, and
received public testimony regarding the requested Conditional Use Permit; and

WHEREAS, all required notices regarding the public hearing were properly made; and

WHEREAS, the Planning Commission subsequently reviewed the requested Conditional Use
Permit at its meeting on September 14, 2015.

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF THE
CITY OF WINONA, MINNESOTA, that it adopts the following findings of fact related to the
requested Conditional Use Permit:

Specific CUP Requirements

The two specific requirements applicable to the application are:

Standard #1: The residential use may occupy no portion of the front one-half of first story floor
area.

Finding #2:  The residential use will occupy no portion of the front one-half of the first story
floor area per the layout in Exhibit C.

Standard #2: If any part of a rear building line is located within 100 feet of a public parking lot,
no residential use may occupy the rear one-half of first story floor area.

Finding #2:  The applicant received a variance to the required 100 setback to a public parking
lot on August 5, 2015. With this variance, the application meets Standard #2.

General CUP Requirements

Standard #1 The extent, location and intensity of the conditional use will be in substantial
compliance with the Winona Comprehensive Plan.




Finding #1

Standard #2

Finding #2

Standard #3

Finding #3

Standard #4

Finding #4

Standard #5

The Comprehensive Plan designates the project as “Downtown Mixed Use” in the
future land use plan:

Future Land Use Categories /  pensity / Intensity / Design

Descriptions
DMU - Downtown Mixed Use

Encompasses a broad range of | ¢ Greatest densities and
uses and intensities: heights

s  Governmental offices * Protection of historic
buildings or building groups

¢ Design guidelines

¢ Significant retail

* Arts and entertainment,
lodging, conference centers | e Pedestrian-oriented design

* Mid- to high-density housing | « Limited off-street parking

¢ Public and private parking required

facilities ¢ Emphasize river views

¢ Redevelopment and rehab
opportunities

In accordance, the proposed conditional use is in substantial compliance with the
Comprehensive Plan.

The conditional use will conform to all applicable zoning regulations for the
district in which the property is located.

With this CUP approval, the conditional use will conform to all applicable zoning
regulations,

Considering existing circumstances and potential uses under existing zoning,
the conditional use will not substantially impair the use and enjoyment of
other property in the neighborhood.

The proposed residential units and resulting combination of residential and
commercial on the first floor of the building is similar to other properties in the
vicinity. As a result, the proposed use will not substantially impair the use and
enjoyment of other property in the neighborhood.

The conditional use will not impede the normal and orderly development and
improvement of the surrounding property.

Given the proposed residential and commercial use is similar to neighboring
buildings; the project will not impede the improvement of surrounding property.

Considering existing circumstances and potential uses under existing zoning,
the conditional use will not be detrimental to the existing character of the




development in the immediate neighborhood or be incompatible with or
endanger the public health, safety and general welfare.

Finding #5  The proposed residential units will be compatible with the character of the
immediate area, and improvements to the building will not endanger public
health, safety and welfare.

Standard #6 The conditional use will not create an excessive burden on existing parks,
schools, streets/roads and other public facilities, which serve or are proposed

to serve the area.

Finding #6 ~ The addition of four (4) residential units to the first floor of the property will
produce demand for off-street parking. However, the project is located within the
downtown parking overlay — which exempts the project from the parking
requirements for residential units.

Standard #7 The conditional use will not adversely affect neighboring property and
dwellings because of excessive traffic generation, glare, noise or other
nuisance characteristics.

Finding #7  The addition of four residential units on the first floor of 62 East Third Street will
not have an adverse affect on neighboring properties in terms of excessive traffic
generation, glare, noise or other nuisance characteristics.

Standard #8 A conditional use located on property having significant historical and
architectural resources shall preserve such resources, and a conditional use
shall not substantially diminish other neighboring property having
significant historical and architectural resources.

Finding #8  The property is in a locally designated historic district. As a result, any exterior
alterations are subject to approval by the Heritage Preservation Commission.

Standard #9 The conditional use shall either preserve or not significantly negatively affect
natural and environmental resources.

Finding #9  The project is proposed for a parcel that is already developed. The addition of
residential units on the first floor will occur with the envelope of the existing
building.

Standard #10 The conditional use will comply with other applicable city, county, state, and
federal regulations, as applicable.

Finding #10  The applicant is working with City staff to obtain the approvals needed to proceed
with the project.




BE IT RESOLVED that the requested Conditional Use Permit is hereby granted subject to the
following condition:

(1) The provisions of Winona City Code, Section 43.31.1.(i), Cancellation of Conditional Use
Permit, are incorporated herein and made a part hereof by reference.

Passed by the Planning Commission of the City of Winona, Minnesota this 14 day of September,
2015.

VOTE: __ DAVIS __ HAHN __ BALLARD _ BUELOW

_ L.OLSON __ M.OLSON  PORTER __ BOETTCHER
ATTEST:
Secretary Chair




EXHIBIT A

Legal Description of 62 E. Third Street

The land referred to herein is described as follows:

Parcel A:
The Easterly 20 feet of Lot 7 and the Westerly 3 feet of Lot 8, Block 15, Original Plat of

Winona, according to the accepted and recorded plat thereof on file and of record in
the office of the County Recorder, Winona County, Minnesota,

Except:

That part of Lot 7, Block 15, Original Plat of Winona, described as follows:
Commencing at the Southwest corner of Lot 6, said Block 15; thence Easterly along
the Southerly line of said Block 15, a distance of 72.58 feet to the point of beginning of
the land to be described; thence continue Easterly along said Southerly line of Block
15, a distance of 27.80 feet; thence Northerly at a deflection angle to the teft of 90° 38
24", a distance of 140.08 feet to a point on the Northerly line of said Lot 7, a distant
99.47 feet Easterly from the Northwest corner of Lot 8, said Block 15; thence Westerly
at a deflection angle to the left of 89° 23' 00", along said Northerly line of Lot 7, a
distance of 18.52 feet; thence Southerly at a deflection angle to the left of 90° 05' 29",
a distance of 74.95 feet; thence Westerly at a deflection angle to the right of 90° 00"
00", a distance of 7.96 feet; thence Southerly at a deflection angle to the left of 89° 58'
13", a distance of 65.10 feet to the point of beginning.

Parcel B:

Lot 8, Block 15 of the Original Plat of the Town (now City) of Winona, excepting
however, the Westerly 3 feet and the Easterly 7 feet of sald Lot, located upon and
forming a part of the SW 1/4 of the SW 1/4 of Sec. 23, Tp. 107, Rg. 7, Winona County,

Minnesota.

Abstract Property




EXHIBIT B

Reference Map




EXHIBIT C

First-Floor Layout




PLANNING COMMISSION

AGENDA ITEM: 4. Project Kickoff — Development Code Update

PREPARED BY: Mark Moeller

DATE: September 14, 2015

As was noted in the Commission’s July 27" Agenda, the City Council has authorized
staff to enter into a contract with Hoisington Koegler Group Inc. (Minneapolis) to assist
the City in:

1. Updating core City development provisions (i.e.: zoning, subdivision, and site
plan ordinances).

2. Repackaging development provisions, currently scattered throughout City Code,
into a single “Unified Development Code”.

As part of its proposal, Hoisington Koegler will team with the firm of McBride Dale
Clarion (Cincinnati, Ohio). Together, these firms will provide the expertise needed to
complete the update project in accordance with community needs and visions.
Additionally, the project is being funded by City funds totaling $100,000. Half of these
funds were authorized by Council for this year, while the remaining half are tentatively
included in next year's budget. As currently proposed, the project is anticipated to be
completed by the end of 2016.

Given that a project contract has now been signed, representatives from Hoisington
Koegler will be in attendance during the Commission’s meeting of September 14" to
initiate the project. For reference, a consultant introduction memo and agenda for the
kickoff meeting are attached. Together, these provide an overview of what we would
like to accomplish during that session.

Hope to see you on the 14™,

Attachments




MEMORANDUM Hoisington Koegler Group Inc.
TO: Winona Planning Commission
FROM: Jeff Miller & Rita Trapp, Hoisington Koegler Group Inc. (HKGi)
SUBJECT: September 14" Kickoff Session for Development Code Update Project
DATE: September 10, 2015
CC: Mark Moeller, City Planner

Carlos Espinosa, City Planner
Greetings —

As the consultant team for the Winona Development Code Update project, we are excited to meet
with the Planning Commission at your regular September 14t meeting to kickoff the development
code update project. Attached is an agenda for the kickoff session and the project’s scope of
services. The purposes of the kickoff session are to introduce our team to the Planning Commission,
provide an overview of the project’s work scope and key objectives, and get your input and
questions regarding this important project for the community. In order to give you ample
opportunity to provide input at the meeting, we have provided some questions at the bottom of
the kickoff session agenda for you to consider prior to Monday’s session.

Thanks!

Jeff Miller
Rita Trapp

Hoisington Koegler Group, Inc.
123 North Third Street, Suite 100 Minneapolis, Minnesota 55401
(612) 338-0800 Fax (612)338-6838 www.hkgi.com

























