MENOMONIE PLAN COMMISSION
Minutes
May 24, 2010
A regular meeting of the Menomonie Plan Commission was called to order at 7:00 p.m. on May 24, 2010 in the City Hall Council Chambers by Chairman Peltier. 
Members Present: 
Beety, Cook, Smith, Klos, & Martinson
Others Present: 
Mayor Knaack, Eide, Jones, Schofield, Dahl, Sander, Prange & many members of the public
A motion was made by Beety, seconded by Martinson to approve the minutes of the April 26, 2010 meeting.  Motion carried.
Chairman Peltier opened the public hearing for the “Gateway” Planned Unit Development (PUD) being presented for the former Leever’s Super Market site.  Chairman Peltier indicated that the developer’s representatives would make their presentation, the public would be allowed to speak in response to the proposal, city staff would provide additional background as necessary and the Commission would then consider the item under the Business section of the agenda.  
Cary Osborn of AHMC Asset Management Group provided an overview of the proposed project and gave a background of the management company he represented.  He stated that the mixed use 250 bed unit was on a 2 acre site and would include both a retail and housing component as required by the underlining General Commercial zoning district.  John Hamilton and David Stahl, architects from Urban Works, reviewed the architectural renderings and site plan as it had been submitted for consideration before the Commission.  They explained the various components of the project and building amenities including energy efficient fixtures, landscaping, open space, security, and accessible infrastructure adjoining the property.  They indicated that efforts had been taken to minimize the impact on the downtown with facade variations, construction materials and improved streetscape that would enhance the entrance to the downtown.  They stated that the project met various goals in the city’s comprehensive plan including storm water retention, creating open space in the downtown, in-fill development, landscaping, and supporting green building concepts.  The architects presented a computer generated image at numerous points surrounding the site which showed the facade, outdoor space, at grade parking and retail areas that will be created.  The architects also presented a “shadow” study based on the mid-year equinox that indicated a shadow impact on the adjoining 2nd Street West properties primarily between 6 a.m. and 8 a.m.  
The floor was then opened to the public for comments with the following individuals speaking with concerns relating to the project:

 
Tim Williamson

Jeff Callacott


Bill Johnson

John Weber


Mike Schendel

Emilie Wiese


Tiffany Williamson

David Hartung

Bill Groepper 

Pete Wiese


Dan Werner


Doug Larson
Tim Williamson – 905 SE 16th Street 
· expressed concerns regarding the current vacancy rate and market conditions which are the worst in 20 years 
· questioned the timing of the PUD submittal and presentation since this is the busiest time of the year for landlords
· informed the Commission of a rejection of a similar AHMC project in Eau Claire 
· number of units being allowed is too much 
· questioned why variances weren’t being required 
· party deck and open space calculations 
· profit isn’t a hardship 
· process should be slowed down 
· questioned the need for a quick decision based on recent history of legal action against the city  
John Weber – Arkansaw, WI
· expressed his concerns relating to PUD deficiencies that were not being considered including 
· expressed the project was not compatible with adjoining properties 
· appropriateness of the project scale i.e. too big 
· lack of recreation area 
· lack of open space which he scaled at 4.4% of the property
· stated there is a more efficient use of land 
· violated numerous PUD requirements and would be ruining the neighbors’ property 
values.  
Tiffany Williamson - Southside Property Management and over 20 property owners 
· expressed concerns as it relates to the current vacancy rate which is estimated at 15 to 
18% 
· no one could afford rents of $500 per month, the typical maximum rental rate is $300 - 
$350 per month including utilities
· employees will not monitor the security cameras 
· the building will create a problem because it does not blend well with the neighborhood 
· traffic flow and patterns will be a disaster 
· the influence it will have on a local family owned business.  
Pete Wiese – American Edge Real Estate – 621 West Elm Ave.
· expressed concerns knowing the impact this facility would have on many  one and two unit “mom and pop” operations 
· current building doesn’t look that bad anyway; it is not blighted 
· questioned if the developers completed similar projects this size in communities with a population of 15,000 
· expressed concern with the irrigation tanks and large event rain storms 
· cameras will not be monitored with enforcement falling on the local police department which is too busy
· property taxes currently $100,000 with the new taxes at $250,000 
· new complex won’t cover the property taxes that will go away because of other failing rental units 
· lots of people will get hurt because of the proposed development 
· concerns with parking

· business tenants will re-locate from existing properties negatively impacting existing commercial buildings.
· questioned where everyone else will park  
Jeff Collacott - 321 2nd Street West - this is the first home he has purchased and

he raised concerns with the following: 
· increased traffic 
· not enough parking  
· noise from demolition / construction and the duration which could be up to 3 years 
· building complex doesn’t fit the neighborhood 

· expressed concern regarding the negative impact on the value of his home and that he will not be able to sell it 
Mike Schendel - 631 Grandview Court representing the property at 115 4th Avenue West 

· expressed concerns with the set back of the building behind the sidewalk along 4th Ave
· building too close to 4th Ave and is too high

· stated we won’t be able to see the sky 
· expressed concern that the project doesn’t fit the historic downtown and impact on the Louis Smith Tainter house
· disappointed with the timeliness of citizen notification  
· felt the project had an overall institutional feel 
David Hartung – 860 E. Madison St., Durand, WI

· recently entered the rental business with property on 8th Street  
· disincentives to undertake future maintenance or investment  in existing properties 
· lack of bike racks 
· large trucks backing into loading dock off 2nd Street West 
· spring move out garbage will be an issue 
· snow removal will be an issue with the project
· impact on community at move in 
· too dense, too much and market is saturated 
· $500 rent is too high; does it include utilities?
· capacity of deck

· questioned if a traffic study had been done 
Dan Werner - 407 2nd Street West 
· concerned with traffic patterns 
· worried about back-ups that may occur at 4th Avenue and 2nd Street West 
· didn’t feel that the project fit with the neighborhood  
Bill Johnson -  Menomonie Theatre Guild board member – 122 23rd Ave. 
· questioned the impact of increased property value
· upset to the balance they currently feel comfortable with 
Emile Wiese – American Edge Real Estate - 621 Elm Ave. West 
· information received from UW-Stout indicates they have approximately 9000 enrolled students however; 1000 are commuters and 2000 are on-line students  
· remaining 6000 students would be local residents that are available to the local rental market.  
Bill Groepper – E4005 Cty Road BB – 
· Have the developers done a market study to determine if this type of unit is needed in the community
· concerned with other rent revenue going down  
Doug Larson – 2710 Shady Pine Lane
· concerns with moving the project forward

· could a stipulation be placed on the owners that they can only sell or lease to another private entity which does not include non-profits?

· does this project need to be 4 stories tall?

After the public hearing Randy Eide, Director of Public Works, responded to a number of issues raised during the public hearing comments and indicated the plans meet the general requirements as reviewed and forwarded by city staff with the recommendation to add 28 parking spaces on or off-site before phase 2 is allowed to proceed. Charlie Jones of Cedar Corporation indicated that a traffic analysis had been done which showed that the former grocery store generated 4,200 trips per day and the proposed mixed use development will generate an estimated  2,550 trips per day.  John Dahl, Chief Building Inspector, provided the history of the central business district and the relationship of density and parking in that zone.
Chairman Peltier then opened the floor for Commission discussion and questions. After individual comments; a motion was made by Peltier, seconded by Martinson to favorably recommend City Council approval of the “Gateway” PUD as presented with the condition that an additional 28 parking spaces be identified and created before phase II would begin.  Motion carried.

Tom Hanley of SDS Architects and Dennis Blau from Cedar Corporation provided an update on the Wakanda Elementary School Addition which will begin later this summer.  In addition to the building expansion, the reconfigured site lay-out was presented for the Commission’s review with no action being required from the Commission.
A motion was made by Smith, seconded by Martinson to adjourn.  Motion carried.

Respectfully Submitted,
Lowell Prange,
Recording Secretary
