


PLANNING COMMISSION MINUTES

DATE: November 23, 2015
TIME: 4:30 p.m.
PRESENT: Chairperson Davis, Commissioners Boettcher, Buelow,

Ballard, M. Olson, and P. Shortridge
ABSENT: Commissioners Hahn, L. Olson and Poﬁer

STAFF PRESENT: City Planner Mark Moeller; City Planner Carlos Espinosa

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

Approval of Minutes — November 9, 2015

The minutes from the Commission’s meeting of November 9, 2015 were reviewed and
upon motion by Commissioner Shortridge and second by Commissioner M. Olson were
unanimously approved as submitted.

Opportunity Winona Presentation

Chairperson Davis noted that she had agreed to modify the agenda in order to hear a
presentation from Lucy McMartin, Director of Economic Development, related to the
newly created Opportunity Winona Program. At this point, she called on Ms. McMartin
to provide the summary.

Ms. McMartin noted that this program, resulting from the coordination of both public and
private partners, was designed to bring focus to Winona Central Business District area
with the purpose of implementing various projects that had evolved from a number of
plans for the area during the past years. She noted that a number of activities are
currently underway to the area, including the recent implementation of the Main Street
Program, budgeted funds for Levee Park Improvements next year, various
redevelopment projects, surficial activities related to completion of the Interstate Bridge,
and the City's current update of its zoning ordinance.

Ms. McMartin stated that a purpose of the Opportunity Winona Project was to, in part; to
capitalize on those acitivities that have started within the area and attempt to infuse
additional planning and monetary resources to the CBD in order to bring it to the “next
level”. She noted that the Winona Port Authority had recently agreed to be a partner to,
and fund, these efforts and will take a lead in the project.

She emphasized that although specific activities at this point have not been identified;
focused planning activities will be carried out within the next number of months in order
to define a clear and specific direction.
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Chairman Davis commended those involved in the process to date and asked if specific
timelines had been created for project implementation. Ms. McMartin noted that
although overall planning goals will need to be coordinated, many of these already exist
through such documents as the City Comprehensive Plan, the new bridge and Levee
Park Plans, etc. It was hoped that a comprehensive listing of goals and objectives
would be completed in conjunction with completion timing of a zoning ordinance update.
She further explained that although the Port will be the prime agency in directing the
program, she and Myron White will be point contact City staff personnel to it.

In response to a question from Chairperson Davis, Ms. McMartin noted that the effort
will require coordination with a number of stakeholders including the Winona Chamber
and Main Street Programs.

In response to a question, Ms., McMartin stated that the Port has agreed to provide
$250,000 in funding to the project. In part, these funds could be used to leverage state
funding that might be available to the area.

Chairperson Davis thanked Ms. McMartin for her attendance this afternoon and
encouraged all to continue following, and supporting, the project where needed.

Board of Adjustment Summary
Chairman Davis called on Carlos Espinosa, City Planner, to provide an overview of this

item.

Mr. Espinosa stated that during the Commission’s last meeting, there were a number of

questions about the Board of Adjustment and its relationship to the Planning
Commission. In response to those concerns, he had develeped the Commission’s

agenda package which, in large part, is designed to identify how the Board works on
both variance and conditional use permit applications.

Mr. Espinosa stated the Powers of the Board of Adjustment are generally found under
state law and specifically established under City Code Section 22.21. State law
provides that the Board could be the City Council, the Commission, or simply another
Board, as has been done in the City of Winona. State law also provides that the Board
has the power to grant variances to provisions of the zoning code or to hear and decide
appeals to decisions made by administrative officers.

The Winona Board of Adjustment meets twice a month on the first and third
Wednesday. Typically, the Board considers two to four requests per meeting with
meetings lasting 30 minutes on average. Mr. Espinosa stated that, pursuant to City law,
each variance request requires a public hearing during which time a petitioner and
neighborhood residents are allowed to speak. Following closure of the hearing, the
Board will discuss and, following its consideration of six criteria, make a decision. This
decision becomes final if not appealed to Council within 10 days of the Board’s action.
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Mr. Espinosa emphasized that the Board's review criteria provide the backbone to
approval or denial actions. Criteria involve the following questions:

1) Is the variance in harmony with the purposes and intent of the ordinance?

2) Is the variance consistent with the Comprehensive Plan?

3) Does the proposal put property to use in a reasonable manner?

4) Are there unigue circumstances to the property not created by the landowner?
5) Will the variance, if granted, retain the essential character of the locality?

6) Are there other considerations for the variance request besides economics?

After addressing the previous, Mr. Espinosa emphasized that the Board must answer
affirmatively to all of those criteria in order to consider granting a variance. Answers to
criteria become the Board'’s findings of approval or denial. He further noted that these
criteria are established by state statute and cannot be changed.

At this point, Mr. Espinosa summarized the Conditional Use Process as well as the
relationship between Board Variance approvals and Planning Commission Conditional
Use Permit approvals. He explained that the Commission’s analysis of a conditional
use permit is based upon different criteria then those used by the Board in considering
variances. In cases were both are required to a project, the variance process needs to
be completed first. Since each action is dependent upon its own evaluation, the Board’s
approval of variance does not necessarily mean that the Commission is required to
approve a CUP. On the contrary, in cases where facts do not support the approval of a
conditional use permit, the Board would have every right to deny it. At that point,
appeals could be taken to Council.

Again, Mr., Espinosa noted that the purpose in bringing this to the Commission this
afternoon was to attempt to help the Commission understand what the Board’s role was
in variance procedures. If Commissioners had additional concerns, he was more than

willing to address them.

Chairperson Davis thanked Mr. Espinosa for his presentation and stated that, for her, it
did help understand the Board’s role as well as its relationship to the Commission in
cases where both variance and conditional use approvals were necessary to a single

project.

Moratorium Information
Mr. Espinosa stated that during the Commission’s last meeting, a number of members

had questions about what would be involved in developing a development moratorium.
In response, he had, included examples of moratoriums related to the creation of the B-
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AGENDA ITEM: 3. Public Hearing — Final Plat — Kuehn Addition

PREPARED BY: Mark Moeller

DATE: December 14, 2015
BASE DATA
Petitioner: Kuehn Brothers Properties LLC
Location: Exhibit A — 408 Highway 14
Existing Zoning: B-1 (Neighborhood Business District)
Area: Approximately 1.13 Acres
Lot Area Requirements: Commercial Uses — None
Residential Uses — Same as R-3 (Multiple
Family Residential) District
Lot Frontage Requirements: Commercial Uses — None
Residential Uses — Same as R-3 District
Yard Requirements: (For Commercial Uses)
Front Yard Setback — 25 Feet
Rear Yard Setback — 10 Feet
Side Yard Setback — None
(For Residential Structures)
Same as R-3 District
Proposed Number of Lots: Exhibit B — Two
Proposed Lot Areas: Lot 1 - 16,988 Square Feet (.39 Acres)
Lot 2 — 32,234 Square Feet (.74 Acres)
Proposed Lot Frontage: Given Access to Ronald Avenue, lot

frontage will include:

Lot 1 —122.01 Feet
Lot 2 —95.9 Feet
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for the duration of the moratorium. State statute stipulates that a moratorium could last
up to one year while the City is conducting a study.

Typically, the size of downtown lots (e.g. 3,000-7,000 square feet) limits projects to a
maximum of 2-4 units. Current regulations require the following:

e 1,500 square feet of lot area for efficiency and one-bedroom units
e 2,500 square feet for two-bedrooms, three bedrooms, etc.

However, the recent CUPs seen by the Planning Commission are located in an overlay
called the “Central Business District Core” (see attached map). This area overlaps the
CBD parking overlay and exempts residential projects from lot area requirements which
limit the number of residential units. As a result, the only regulatory constraint on the
number of units in a project is building code requirements. The impact of high-density
residential projects appears to be at the core of concerns about parking. In accordance,
exempting the creation of up to 4 new residential units during the potential moratorium
may be appropriate.

Given the information above, a potential moratorium could be tailored in the following
fashion:

1. Applying only to the CBD Parking Overlay District.
2. Preventing the creation of new residential units including sleeping rooms.
3. Exempting the creation of up to four residential units per property.

A recommendation supporting a moratorium (interim ordinance) would be forwarded to
Council. The earliest the ordinance could be forwarded is for Council's December 21°
meeting. The ordinance would have to be introduced at this meeting and then approved
for a second reading at Council’'s January 4" meeting. The moratorium would take
effect when published on January 6"

During the time between the Planning Commission recommends approval of the
moratorium and when the ordinance becomes effective, the City could receive building
permit applications for new projects. A full set of plans would need to accompany an
application and the building permit would have to be issued prior to the time the
moratorium becomes effective in order to proceed.

City Code Amendment

Another approach to addressing concerns with parking would be to initiate a code
amendment requiring one (1) parking space per dwelling unit in the CBD Parking
Overlay District. The Comprehensive Plan states that downtown residents “need
dedicated off-street parking, although at lower ratios than typical single-family housing.”
Single-family housing in other areas of the city requires two (2) parking spaces per unit.
Accordingly, a requirement for one (1) off-street parking space would address the
Comprehensive Plan’s guidance on this subject.










