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Memo

To: Plan Commission
Fr: Trevor Fuller, Planning and Zoning Administrator

Re:  APPROVAL OF PETITION FROM MAYFLOWER GREENHOUSES, INC. — REQUESTING PLANNED
DEVELOPMENT DISTRICT ON PARCELS AL-125-7 & AL-125-8; LOCATED AT 3241-3245 RIVERSIDE DRIVE

Date: 19 January 2016

Attached are the proposed plans submitted by Mayflower Greenhouses, Inc. for the preliminary review of the
planned development district at 3241-3245 Riverside Drive (attachments 1A, 1B, 1C). A representative from
Mayflower will be present at the meeting to talk about the project and answer any questions.

Planned Development District Process

The PDD process offers both the village and the developer flexibility from the zoning code. Not all details of the
plan need to be consistent with what is required in the zoning code, but deviation from the zoning code should
be to promote a development that is innovative in design, character, and quality.

The Plan Commission is asked to make a decision on the preliminary plan review of the Mayflower proposal. Site
specific details of the project should be discussed and concerns should be brought to the attention of the
developer, however, preliminary plan approval or disapproval should be on project principle only — whether or
not the proposed project would be consistent with the purpose, spirit, and intent of the Village Comprehensive
Plan, other village development plans, and the purpose defined in village ordinance 11.25(C).

The petitioner is not prohibited from resubmitting the same or different proposal in the future if preliminary
approval is not obtained. Furthermore, approval is preliminary only and does not bind the Village of Allouez to
final approval of the project.

Staff and Plan Commission Recommendation

Staff has reviewed the presented plans and has shared initial comments with representatives from Mayflower
(see attachment 2A).

Given that the proposed use is an allowed use in the existing underlying zoning, staff recommends preliminary
approval of the proposed project concept. The developer should continue to work with staff in developing a final
site plan that is consistent with the Village of Allouez Comprehensive Plan and meets the necessary permit
requirements.

The Plan Commission is asked to recommend to the Village Board to approve, not to approve, or table
Mayflower’s PDD petition.

**Note if the recommendation is not to approve, reason for the recommendation must be provided. The Plan Commission can only table a
decision for up to two months.
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Impact Analysis Report for:

3241/3245 Riverside Drive

Allouez, WI 54301

Mayflower Greenhouse - Allouez Store

Our project is a development of the current empty property that formerly held the “Town and Country”
Supper Club at 3241 and 3245 Riverside Drive in Allouez. The village of Allouez recently acquired this
property and has accepted an offer to sell the property to Mayflower Greenhouse, Inc. The Village of
Allouez has insured that the zoning for this property is appropriate for the intended use of a new retail
outlet for Mayflower Greenhouse. Mayflower Greenhouse has selected this site as an ideal location for
an opportunity to expand our business into Allouez. We are excited to be part of the transformation of
the Riverside corridor. This site gives us everything we are looking for: consistent traffic along Riverside
Drive and surrounds us with a desirable residential customer base.

Commercially zoned property exists to the north. There are residential properties to the east and south.
Current zoning to the west is unknown to us. The property to the west is a large property currently for
sale. The layout plan will meet setback rules and we will follow all of the guidelines set out to
accommodate our residential neighbors. The site plan consists of a 3000 square foot building that will
incorporate a “glass” Greenhouse within the structure. There will be connecting classic greenhouses
connected on the rear of the building (east side) adding an additional 2800 square feet. As the property
is close to 2 acres there will be plenty of parking and bike rack accessibility. During the spring, summer
and fall, we will have full plant and container displays viewable to Riverside. We currently have no plans
to eliminate the trees from the site. The site currently has a fence running along the south and east
sides as a barrier to the residential properties they adjoin. We will retain and improve the fence to
insure privacy for those residences.
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Anticipated impacts to the site and adjacent neighborhood are expected to be entirely positive.
Mayflower Greenhouse is the leading design greenhouse in NE Wisconsin and we will not only beautify
the current property but give Allouez residents an additional resource to make their own properties
even more beautiful. Our unique building proposal and fantastic plant displays will immediately
improve the current lot and enhance the entire corridor. Proposed hours of operation will be 8 AM to
7PM on most days. Seasonal demands in April, May and June will expand hours while winter hours will
be contracted to some degree. We expect brisk traffic during the spring and summer seasons and
normal retail traffic the rest of the year. We will be conducting regular workshops and classes
throughout the year that are often started at 6-6:30 PM and'have 2 hour duration. This site enjoys 2
driveway connections to Riverside Drive which will allow easy in and out traffic flow. There is existing
parking lot lighting which we will retain and improve. Security lighting around the building will be
employed during hours while business is closed and parking lot lighting will be dimmed but remain on
during this time. '

This store will not be a production facility. All plant production will occur at our west side location and
plants and hard goods will be delivered to this location by our own vehicles. Any commercial deliveries
will be during business hours.

Since this site is technically a redevelopment, utility services currently exist to service building and entire
site. All utility services will be upgraded as needed to accommodate our needs and abide by the codes
that dictate them. The site function will be improved to accommodate storm water and drainage
concerns. Our surveyor is currently working with the village to address these issues. The Blacktop and
gravel parking lot that is proposed should help mitigate some drainage issues. This project should have
no negative impacts to village services or schools. Five Allouez residents are already in place as
employees and we will add additional Allouez residents as employees when we near completion. We
also have an Allouez based contractor constructing the building. The store will create an entirely new
tax revenue for the village and will enhance the look of Riverside Drive.

If the PDD process proceeds as we have planned with the village, we will pour the foundation in
February and start construction in mid-March. As the center section of the building is a glass
greenhouse structure, this portion of the construction will be accomplished in only a few days. The
same is true for the classic style greenhouses attached to the back of the building on the east side of the
property. The remaining normal construction (framed/stick built) will commence at the same time as
the greenhouse construction. The entire facility should be completed and open for business by the first
week of May, 2016. The design of this structure, while deviating from normal design requirements (thus
the PDD process), will add a unique “wow” factor to the Riverside corridor. This business will strongly
contribute to the Village’s vision for the new look and purpose of Riverside drive and add beauty and
cache to the street and neighborhood.
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Preliminary PDD Review - Staff Comments

Site:

Developer:

Date Reviewed:

3241-3245 Riverside Drive (Parcels AL-125-7 & AL-125-8)
Mayflower Greenhouses, Inc.
Attn. Chris Beno

Zoning Department review:

The use is an allowed use in the existing underlying zoning district.

The proposed size of the building allows for plenty of room to meet the setback and
parking requirements.

A CSM should be completed to combine the two lots and to section off the triangle in
the rear as requested in the contract.

Fire Department review:

No immediate concerns with the proposed use.

Parks, Recreation, and Forestry Department review:

No concerns at this time.

Public Works Department review:

No requirements needed at this time, however, an erosion control and stormwater
management plan will be required for the development. Stormwater treatment will
need to be provided either on-site or possibly purchased from the village. It will also be
necessary to control the rate of runoff even if treatment is not provided.

Access to Riverside Drive must be obtained from WisDOT as the driveway is proposed
on Riverside Drive.

January 19, 2016

Comments Submitted By: Trevor Fuller, Village of Allouez Planning & Zoning Administrator




