
Plan Commission Agenda 
 
City Hall Council Chambers *via remote access ONLY 
203 S. Farwell Street, Eau Claire, WI 54701 
October 19, 2020, 7:00 PM 
 
 

While City Hall offices and meeting rooms remain closed in response to COVID-19, meetings of the  
Plan Commission are being held virtually through online meeting systems and will be available to the 
public via *Webex using a computer, tablet or smartphone (requires Webex app), or telephone (audio 
only) using the link or dial-in number. 
 

Event Address for Attendees:   
https://eauclairewi.webex.com/eauclairewi/onstage/g.php?MTID=eedcfa679edc76899e5bae0ba66b7fd2b 

Audio Only Conference:  United States Toll +1-408-418-9388 
Access Code:  968 698 389 

 
1. Call to Order 
 
2. Roll Call 
 
3. Approval of October 5, 2020 minutes 
 
4. Open public comment period for items that do not appear on this agenda noted as public 

hearings or public discussion 
  
5. Public Hearing – For Recommendation to the City Council 

Rezoning (Z-1658-19 Amd) – Amend general development plan for mixed-use development 
known as Prairie Heights Residences 
Request:  To recommend approval to amend the general development plan for a mixed-

use development of a four-story apartment building and a commercial building 
Applicant: Gerrard Development LLC  

 Location: 3301 & 3155 Birch Street 
 
6. Public Hearing – For Recommendation to the City Council 

Rezoning (Z-1679-20) – C-2P & R-3P with a General Development Plan for multi-family 
apartments 

 Request:  To recommend approval of rezoning property from C-2P to R-3P with a general 
development plan for multi-family apartments up to 56 units 

 Applicant: Grip Development and Timberview Properties LLC 
 Location: Southwest corner of North Crossing and Mill Run Road 
 
7. Public Discussion – For Recommendation to the City Council  
 Certified Survey Map (CSM-10-20) 
 Request: To recommend approval of a 2-lot CSM with right-of-way dedication  
 Applicant: City of Eau Claire and Eau Claire Library 
 Location 400 Eau Claire Street  
 
8. Public Discussion – For Approval by the Plan Commission 
 Site Plan (SP-2034)  
 Request: To recommend approval for a site plan for Dimension X Design 
 Applicant: Advanced Engineering Concepts 
 Location: 1262 International Drive 
 
9. Public Discussion – For Approval by the Plan Commission 
 Site Plan (SP-1921 Amendment #2) 
 Request: To recommend approval for a site plan for Associated Bank 
 Applicant: Kapur Inc. & Midland Commercial Development Corp. 
 Location: 2425 London Road 
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10. Public Discussion – For Approval by the Plan Commission 
 Acquisition  
 Request: To recommend approval for an acquisition and site approval 
 Applicant: Housing Authority 
 Location: 3128 Delbert Road 
  
11. Future Agenda Items and Announcements 
 
12. Adjournment 
 
If you have any questions concerning any of the Plan Commission items, please call the Department of Community Development 
at 715-839-4914. This notice is given in accordance with the provisions of Subchapter V of Chapter 19 of the Wisconsin Statutes. 
Notice is hereby given that members of the City Council may be present at the foregoing meeting to gather information about a 
subject over which they have decision-making responsibility. This constitutes a meeting of the City Council pursuant to State ex 
rel. Badke v. Greendale Village Bd., 173 Wis.2d 553, 494 N.W.2d 408 (1993) and must be noticed as such, although the Council  
will not take any formal action at this meeting. In order to accommodate the participation of persons with special needs at this 
meeting, the City will provide the services of a sign language interpreter or make other reasonable accommodations on request.  
To make such a request, please notify the City at 715-839-4902 at least 2 days prior to the meeting. 
 
 
________________________________ 
Eric Larsen, Chairperson   
 
c:  News Media 
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#6 - Z-1679-20

#5 - Z-1958-19 Amd

#7 - CSM-10-20

#1 - #4 are Administrative items

#8 - SP-2034 #9 - SP-1921 Amd #2

#10 - Acquisition 

Plan Commission
10/19/20 Agenda Items
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Staff Report 

 
 
To: Plan Commission Hearing Date: 
  Plan Commission: 10/19/20, 7:00 P.M. 
From: Community Development  
 
File No.: Z-1658-19 Amd City Council: 10/26/20, 7:00 P.M.  
  
 
Agenda Item:      Request to amend general development plan for a mixed-use 

development of a four-story apartment building and a commercial 
building located to the northeast of Birch Street and River Prairie Drive 
and along the Eau Claire River 

Applicant:     Gerrard Development, LLC Architect: Cornerstone Architects, LLC 

Property Owner:    City of Eau Claire (south/Lot 1); Gerrard Development, LLC (north/Lot 2) 

Surrounding Land Use: North: Vacant (R-3P zoning) 
 East: Eau Claire River 
 South: Vacant (P-Public zoning) 
 West: Office & Church (C-1AP & R-1 zoning) 

Area:  +/- 3.34 acres Comprehensive Plan:  Transitional: Commercial; Medium to 
High Density Residential 

Existing Zoning:  C-3MX & P-Public   Proposed Zoning:  Same 

Existing Land Use:  Vacant   Proposed Land Use:  Mixed-use residential 
and commercial/office 

Recommendation:  If the Plan Commission finds the general development plan consistent with 
the Comprehensive Plan, the Commission should approve Z-1658-19 Amd with conditions. The 
Waterways and Parks Commission met on September 23rd and recommended approval. A final 
site plan will be required at a later date. 
 
Analysis:  Gerrard Development, LLC working with Cornerstone Architects, LLC are requesting 
an amendment to their general development site plan for a mixed-use development project 
known as Prairie Heights Residences, located northeast of Birch Street and River Prairie Drive.  
The proposed development would include 60 apartments and approximately 10,000 to 12,000 
square feet of commercial space.  Attached is the general development plan, building 
elevations, vicinity map, and aerial for the project.   
 

The project site is approximately 3.34 acres in size and upon Council approval, the portion of 
the property (south) would be sold by the City to Gerrard Development per an agreement 
approved by the City Council in 2019.  The City-owned parcel along the river is approximately 
1.8 acres in size. 
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Z-1658-19 Amd 
Page 2 
 
The site plan notes that the new configuration of the proposed buildings would still be at least 
40 feet from any property line and would be approximately 120 feet from the top of the bank 
of the river. The top of bank is noted on the site plan. The City’s Greenway Guidelines 
(attached) state that buildings should be at least 40 feet from the top of the bank along the 
river and at least 20 feet from the property line abutting the City property. In addition, parking 
areas, driveways, decks, and similar land improvements should not be less than 10 feet from 
the top of bank and property line. 
 
Access to the development would be off of Birch Street. Approximately half of the 113 parking 
spaces (54) would be underground and 59 spaces would be provided on a surface lot. Site 
drainage was previously proposed to go to an infiltration basin and wet detention pond located 
at the southwest portion of the property. Drainage is no longer specified but is required as part 
of the future Site Plan approval and with the approval of City Engineering. 
 
Changes to the general development plan include separating the commercial uses from the 
residential by creating a second building at the corner of Birch Street and River Prairie Drive. 
The applicant also proposes to reduce residential units from 80 to 60 and increase commercial 
square footage from 9,000 square feet to 10-12,000 square feet. Although parking would be 
reduced from 117 spaces to 113, 50 more spaces are now proposed to be added to surface 
parking. 
 
Streets: The site is located in the northeast quadrant of River Prairie Drive and Birch Street. 
Portions of Birch Street adjacent to this site do not currently have curb and gutter. Sidewalks 
will be required along all public streets, per City Code, unless a deferral is granted by the City 
Council. All requests for sidewalk deferral must be made in writing. 
 
Traffic: The zoning of the proposed development (C-3P) permits many different uses with 
varying traffic generating impacts. The multi-family residential area is estimated to generate 
approximately 35 to 55 trips during the peak hour. The commercial development could 
generate between 40 and 145 trips during the peak hour of generation, depending on the 
actual use. It is recommended that a Traffic Impact Analysis (TIA) be performed on the 
proposed commercial and multi-family areas when specific uses have been identified and the 
site plans are submitted for approval. The number, frequency, and type of trip generated by a 
commercial land use can vary widely. The goal of the TIA should be to indicate the traffic 
impacts of the development under average traffic conditions and to identify any improvements 
needed to maintain the existing level of service (LOS) “C” or better. Development agreements 
for construction of required traffic capacity improvements should be negotiated as part of the 
site plan or plat or approval/development agreement process. Access to the site will be 
authorized by the Eau Claire County Highway Department, which follows FDM guidelines for 
intersections at grade. 
 
Water Main: The existing water main in Birch Street is of adequate size and pressure to serve 
this subdivision. 
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Z-1658-19 Amd 
Page 3 
 
Sanitary Sewer: The existing sanitary sewer in Birch Street is of adequate size and depth to 
serve this subdivision. 
 
Storm Drainage: Due to the grades of the site, the existing public storm sewer system in Birch 
Street is not a viable option for connecting to. Storm water runoff will either need to be piped 
to the Eau Claire River for discharge through the adjacent downstream property or a retention 
pond will need to be constructed on site. Retention criteria will be: Storage volume will be 
based on detaining the peak discharge from the developed lot, resulting from a 1-% probability 
design storm event (100-year). Retention design will need to follow the City’s snowmelt 
hydrology procedure. Calculations will need to be provided showing that the storm water 
detention facility and storm drain piping is adequately sized. 
 
Grading: Portions of the land within this plan have slopes that are steeper than 20%. West 
Central Wisconsin Regional Planning Commission will coordinate the review and approvals with 
the Wisconsin Department of Natural Resources. 
 
Transit: This site is located along Bus Routes #4 – Locust Lane and #17 – Altoona. 
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Development Guidelines for Waterway and Greenway Areas. 

Setback. In order to minimize any adverse effects on the waterway environment and enhance the 
appearance and image of these areas, it is necessary that development, including structures, parking 
lots, drives, storage areas, signs, decks, deposition or extraction of materials, etc., be set back from the 
waterways. Buildings should be set at least 40 feet from the top of bank in order to protect a corridor of 
trees and other vegetation as well as to soften the view to the building from the water; reductions to 
this guideline may be granted in the Downtown as outlined in the Waterway Plan. The top of bank will 
be located by the City Engineer. It is commonly defined as the point at which the slope changes from 
less than to greater than 20 percent.  

Parking areas, driveways, public streets, plazas, decks, and similar land improvements may be located at 
a reduced setback but not less than 10 feet from the top of the bank or greenway. In locations where 
there is no top of bank, the setback should be at least 50 feet from the Ordinary High Water Mark 
(OHWM). Where there is publicly owned land along the waterfront (the Greenway) Buildings or other 
structures should be located no closer than 20 feet from the land-side edge of property line with such 
land.  

In addition to the guidelines set forth above, site specific characteristics of a particular property as listed 
below may dictate additional setback: • The property abuts an especially scenic or natural portion of the 
greenway and such setback is essential to preserve these areas; • Slope of the area exceeds 12 percent; 
• The property possesses unique or valuable features or resources in which the additional setback is 
necessary to preserve such features; • The Eau Claire Waterway Plan identifies an area as proposed 
greenway and the additional setback is necessary to allow for the eventual extension of the greenway 
along that portion of the waterway without conflicting with the proposed development; • The floodplain 
or shoreland/wetland provisions require additional setback; • The height or mass of a building which is 
proposed would have a detrimental impact on the abutting greenway or waterway. 
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Below are aerial photographs that further detail the site’s location and surrounding land uses.
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Project Calculations:

Property Size = 145,926 sq. ft. (3.35 acres).
             Lot 1 = 86,055 sq. ft.
             Lot 2 = 59,871 sq. ft.

Lot Coverage:  63,122 sq. ft. (43.3%) coverage, balance is open.
          Parking Lot & Drives = 26,310 sq. ft.
          Apartment Building    = 30,296 sq. ft.
          Commercial Building =   6,516 sq. ft.

Stand Alone Commercial Office and Multi-Family Residential with
Underground Vehicle Parking:

- R-2 Multi-family Residential occupancy
Type 5A - Combustible, Unprotected Construction
4 story above grade plane
Full NFPA 13 Fire Sprinkler system

- S-2 Low Hazard Storage Occupancy (Parking Garage)
Type 2B - Non-Combustible, Unprotected Construction
2 story above grade plane
Full NFPA 13 Fire Sprinkler system

- B Business Occupancy (9,168 sq. ft.)
           Type 5B - Combustible, Unprotected Construction
           1 story at grade
           Full NFPA 13 Fire Sprinkler system

Multi-Family Residential Building
Ground Floor Parking & Apts          = 30,296 sq. ft.
First Floor Apartments                     = 19,062 sq. ft.
Second Floor Apartments                 = 19,062 sq. ft.
Third Floor Apartments                    = 18,720 sq. ft.
Bldg Footprint = 30,296 sq. ft.       Bldg Total Area= 87,140 sq. ft.

Residential Units Allowed per MX zoning = 21 per acre plus 25%
     3.35 x 21 x 1.25 = 87.9 units allowed

60 Residential Units: (10% reserved for homeless)
             26 - 1 Bedroom (670 sq. ft.)
             22 - 2 Bedroom (964 sq. ft.)
            12- 3 Bedroom (1,232 sq. ft.)

On Site Parking Requirement Calculation:
         (1 space per bedroom & 1 space per 300 sf of office)
     26  (26 - 1 Bedroom, 4 handicap, 4 homeless)

           44  (22 - 2 Bedroom, 3 handicap, 3 homeless)
                      36  (12 - 3 Bedroom, 1 handicap, 1 homeless)

27  (8,000 sf / 300 sf/vehicle, commercial)
                    133  Parking requirement per base ordinance

-20  (less 15% for bikes & public transportation)
                    113  Total Parking Requirement

On Site Parking Provided:
     54 - Underground parking stalls (1 HC van accessible)

59 - Site Parking (1 HC van accessible)
                    113 - Total Parking stalls

Prairie Heights Residences
Corner of River Prairie Dr & Birch St 
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Ground Floor Details:

Ground Floor Footprint = 30,296 sq. ft.
             Residential = 11,234 sq. ft.
             Parking Garage= 19,062 sq. ft.

8 Apartment Units:
             8 - 3 Bedroom (1,232 sq. ft.)

53 Parking Stalls (9'-6" x 19')
1 Handicap Van Accessible Stall (11' x 19')

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

Mechanical

Room

Power assist

door openers,

both doors

Office

Community
Room

Elev.
Lobby

MailboxesVestibule

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422WELLWORTHTOILETSVITREOUS CHINA

K-2905-8FARMINGTONLAVATORYCAST IRON

K-3422
WELLWORTHTOILETSVITREOUS CHINA

1st Floor Details:

1st Floor Residential = 19,062 sq. ft.

16 Apartment Units:
             7 - 1 Bedroom (670 sq. ft.)
             7- 2 Bedroom (964 sq. ft.)
             2 - 3 Bedroom (1,232 sq. ft.)
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2nd Floor Details:

2nd Floor Residential = 19,062 sq. ft.

18 Apartment Units:
             9 - 1 Bedroom (670 sq. ft.)
             7- 2 Bedroom (964 sq. ft.)
             2 - 3 Bedroom (1,232 sq. ft.)
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3rd Floor Details:

3rd Floor Residential = 18,720 sq. ft.

18 Apartment Units:
             10 - 1 Bedroom (670 sq. ft.)
             8- 2 Bedroom (964 sq. ft.)
             0 - 3 Bedroom (1,232 sq. ft.) G
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2nd Floor Plan
Scale: 1/16" = 1'-0"

3rd Floor Plan
Scale: 1/16" = 1'-0"
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South Elevation
Scale: 1/8" = 1'-0"

East Elevation (south of middle)
Scale: 3/32" = 1'-0"

East Elevation (north of middle)
Scale: 3/32" = 1'-0"

East Elevation (north end)
Scale: 3/32" = 1'-0"
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Staff Report 

 
 
To: Plan Commission Hearing Date: 

Plan Commission:  10/19/20, 7:00 p.m. 
From: Community Development  
 

File No.: Z-1679-20 City Council:    10/26/20, 7:00 P.M. 
  
 

Agenda Item:     Request to rezone property from C-2P to R-3P and to adopt the general 
development plan for 56-units of apartments located on the southwest corner 
of North Crossing and Mill Run Road, on Stonewood Drive. 

 

Applicant:  Grip Development  Property Owner:  Under Contract – Kwik Trip Inc. 

Surrounding Land Use:  North:  North Crossing (C-3 – Town Zoning) 
 East:  Residential (R-3P zoning) 
 South: Residential (R-3P zoning) 
 West: Commercial (C-3P zoning) 

Area:  +/- 3.64 Acres    Comprehensive Plan: Commercial  

Existing Zoning:  C-2P  Proposed Zoning:  R-3P 

Existing Land Use:  Vacant  Proposed Land Use:  Multi-family  

Recommendation:  If the Plan Commission finds the general development plan consistent with 
the Comprehensive Plan, the Commission should approve Z-1679-20 with conditions that a final 
site plan will be required at a later date. 

1. A final site plan approval by the Plan Commission. 
2. A certified survey map dividing the lot into two lots. 
3. Reduce the concept driveways from three to two onto Stonewood Drive. 
4. Provide detailed calculations of the estimated storm water runoff from this 

development. These calculations are used to size onsite storm water 
conveyance systems, the storm water detention facility, and the discharge 
piping. This requirement may be extended if field surveys indicate further 
analysis is needed. 

 

Analysis:  Grip Development is proposing to rezone property from C-2P to R-3P and to adopt 
the general development plan for multi-family apartments for up to a 56-units located on the 
southwest corner of North Crossing and Mill Run Road, on Stonewood Drive.  This property was 
remaining from the development to the west, which is occupied by Kwik Trip.  The property was 
part of the master plan (known as Westridge Village) for this area and was suited for 
neighborhood commercial.  Over the years, commercially zoned property within this 
neighborhood has been rezoned and developed into multi-family and assisted living.  This area 
has seen recent development activity with Care Partners Assisted-Living, Beehive Homes 
Assisted-Living, phase II of the condos to the east, and Kwik Trip to the west.  The vacant lot has 
been marketed for sale for over two years.  The applicant has the property under contract 
which is currently owned by Kwik Trip Inc.  Attached is the preliminary site plan and narrative 
for the proposed project.   
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Zoning:  The Comprehensive Plan designates this site as being appropriate for commercial 
development.  The Comprehensive Plan text states the following: 
 

In areas designated as Commercial on the Planned Land Use Map, the city will consider 
residential zoning based on the following: 
 An attractive urban residential environment is created. 
 A comprehensive and holistic approach is key to planning the vicinity that may result 

over time in additional retail, office or residential investments.   
 The commercial and residential components of the area are designed to appear and 

function as an integrated whole through building location, size, orientation and 
materials, access, parking, sidewalks, landscaping, and lighting. 

 Negative effects on nearby existing housing are mitigated. 
 Nearby roads and intersections can accommodate the increased traffic while 

maintaining an acceptable level of service. 
 Surface water is managed according to the requirements of the City 

 

For this request, the property is near commercial development to the west and north, while 
residential development is to the east and south of the site.   
 

General Development Plan:  The preliminary site plan shows the layout of the proposed project. 
The narrative notes the building will be two stories consisting of 1-bedroom and 2-bedrooms up 
to 56 total dwelling units.  The applicant explains the location chosen has easy highway access 
and accessibility to larger employers, making the apartments affordable.  A certified survey 
map is required to divide the existing Kwik Trip store and this new multi-family development. 
Staff did receive a few phone calls about the proposed development regarding the concept of 
the proposal.  The general development plan shows three new driveways proposed onto 
Stonewood Drive, which with the approval, the Plan Commission and Council can reduce the 
number down two total driveways.  This will reduce the number of traffic movements onto 
Stonewood Drive.  A final site plan approval would be required for Plan Commission review at a 
later date.  
 

Streets:  The existing portion of Stonewood Drive adjacent to this development extends 
to roughly 60% of the frontage. Sidewalks will be required along all public streets, per 
City Code, unless a deferral is granted by the City Council. All requests for sidewalk 
deferral must be made in writing. 
 

Traffic:  The zoning of the proposed development (R-3) permits building of low-rise multi-
family housing. The R-3 residential area proposal is to have up to 56 units. This could 
generate between 45 to 90 trips during the peak hour, depending on actual number of 
residents/dwelling units built. Pending the final site layout and estimated trip generation, 
an abbreviated traffic impact analysis (TIA) may be requested. The goal of the TIA should 
be to indicate the traffic impacts of the development under average traffic conditions 
and to identify any improvements needed to provide a level of service (LOS) “C” or 
better. Development agreements for construction of required traffic capacity  
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improvements should be negotiated as part of the site plan or plat or 
approval/development agreement process. 
 

Highway Noise:  The proposed development is adjacent to State Highway 312. The 
highway existed prior to the development of the property into residential lots; therefore, 
in accordance with Trans 233, the Department of Transportation will not be responsible 
for any noise barriers for noise abatement. The CSM will contain a notation that the lots 
may experience noise at levels exceeding the level in Trans 405.04, Table 1, and that the 
Department of Transportation is not responsible for abating noise from an existing state 
trunk highway. Consideration should be given by the developer to noise abatement 
treatment such as earth berms and vegetation along the north boundary of the proposed 
site. 
 

Water Main:  The existing water main in Stonewood Drive is of adequate size and 
pressure to serve this development. 
 

Sanitary:  The existing sanitary sewer in Stonewood Drive is of adequate size and depth 
to serve this subdivision. 
 

Storm Drainage:  The closest storm sewer to serve this area is located adjacent to this 
site within Stonewood Drive. This site was included in the sizing of the adjacent storm 
water facility on the south side of Stonewood Drive. Onsite detention will not be 
required. Water quality BMP’s will be required to reduce Total Suspended Solids by 80% 
for infill development greater than one acre. 
 

Grading: No grading plans have been submitted at this time. 
 

Transit:  Transit does not currently serve within one mile of this area. 
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Staff Report 

 
 

To: Plan Commission Hearing Dates: 
Plan Commission:  10/19/20, 7:00 p.m. 
City Hall, Council Chambers 

From: Community Development  
 

File No.: CSM-10-20 City Council:  10/27/20, 11:00 a.m. 
  
 

Agenda Item: Request to approve a two-lot CSM with right-of-way (ROW) dedication for 
the Library located at 400 Eau Claire Street. 

 

Applicant & Property Owner:  City of Eau Claire  Area:  +/- 1.6 acres 

Surrounding Land Use:  North: Eau Claire River 
 East: Office (CBD zoning) 
 South: Bank (CBD zoning) 
 West: Mixed-Use (CBD zoning) 

Existing Zoning:  P-Public    Proposed Zoning:  Same 

Existing Land Use:  Library   Proposed Land Use:  Same  

Recommendation:  If the Plan Commission finds compliance with the general provisions of City 
Code, the Commission should approve the CSM. 
 

Analysis:  City of Eau Claire and the Eau Claire Public Library are requesting approval of the CSM 
for ROW dedication.  Attached is the CSM showing the proposed two-lot CSM.  During the 
review process of the existing Library site, it appears the existing South Farwell Street 
encroaches onto the property.  This CSM is to clean up this issue as the Library is in the process 
of expansion.  This CSM also adds a Riverview easement along the Eau Claire River for the 
potential future trail.  This CSM will be reviewed by the City Council at their October 27th 
meeting.  
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Staff Report 

 
 

To: Plan Commission Hearing Date: 
Plan Commission:  10/19/20, 7:00 p.m. 
City Hall, Council Chambers 

From: Community Development  
 

File No.: SP-2034 
  
 

Agenda Item:   Request for approval of a site plan for Dimension X Design located at 1262 
International Drive 

Applicants: Advanced Engineering Concepts &Durand Builders  Area:  +/- 1.4 acres 
 

Surrounding Land Use:  North: Vacant (I-1P zoning) 
 East: Industrial (I-1P zoning) 
 South:  Industrial (I-1P zoning) 
 West: Industrial (I-1P zoning) 
 

Existing Zoning:  I-1P  Proposed Zoning:  Same 
Existing Land Use:  Vacant   Proposed Land Use: Industrial 
 
Recommendation: The attached draft letter to the applicant is provided for Plan Commission’s 
consideration in review of this site plan.  If the Plan Commission desires to approve this site 
plan, staff would recommend the conditions as noted in this letter. 
 

Analysis:  Advanced Engineering Concepts and Durand Builders are requesting approval for 
Dimensions X Design located at 1262 International Drive.  Attached is the narrative provided by 
the applicant along with the site plan, floor plans, and elevations of the proposed building.   
 

The site plan shows a footprint of an approximately 18,625 square foot building. The site plan 
shows a future addition of 5,000 square foot to the north of the proposed building.  The 
proposed building is shown in the elevations.  The parking would be based on the employee 
and customer needs, which is 17 during peak hours.  The revised site plan shows 33 parking 
stalls for employees and customers, which the Plan Commission will need to determine is 
appropriate.  Staff would note the 42-foot wide drive access is excess and should be reduced 
down to 30 feet wide.  The property has one driveway access to International Drive.  Bicycle 
parking should be added to the site, with two “U-shaped” racks near the entrance. 
 

The landscape plan shows a mixture of trees and foundation plantings.  A pedestrian link should 
be added to the site to the public sidewalk.  The site plan notes that exterior lighting will be in 
compliance with city standards.  A dumpster enclosure is shown on the site plan near the 
proposed building.  
 

Grading and Drainage:  The site is tributary to the Chippewa River at the Sky Park outfall south 
of Short Street. Storm water detention facilities will not be required for peak rate runoff control 
because of the available capacity in the downstream conveyance system. Storm water best 
management practices (BMP’s) are required to improve runoff water quality. Grass swales and 
an infiltration basin are proposed as the water quality BMP’s. Materials submitted with the site 
plan indicate that, in this application, these units are calculated to remove approximately 91% 
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of Total Suspended Solids. The threshold new development BMP’s identified in NR151 is an 80% 
reduction in Total Suspended Solids. The proposed facility will meet that requirement for the 
site. The proposed method of handling storm water runoff is to direct runoff to a detention 
area that discharges north via an overflow weir. Calculations submitted with the site plan 
indicate the basin will contain smaller events and have a reduced release rate for larger storm 
events. 
 

Public Utilities: Water and sewer service is available to the site; record dimensions of public 
facilities can be obtained by calling the Engineering Department. Utility connections may 
require a work in the right-of-way permit and a plumbing permit. Fire sprinkler designs should 
be based on current fire hydrant flow tests. Contact the Water Utility at 715-839-5045 to obtain 
fire hydrant flow test data or to request a flow test. 
 

Traffic:  The traffic generated by the proposed improvements should not adversely impact 
traffic flow in the area. The plan calls for a new 25-foot curb cut on International Drive for 
driveway access. 
 

Transit:  This project is located along Bus Route #21 – Shopko Plaza. It is not likely to generate 
any demand for Transit. 
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203 S. Farwell St., P.O. Box 5148, Eau Claire, WI  54702-5148 
www.eauclairewi.gov 

 

 
 

COMMUNITY DEVELOPMENT 
 Economic Development: (715) 839-4914 
 Inspections: (715) 839-4947 
 Planning: (715) 839-4914 
 Fax: (715) 839-4939

 
 
 
October 19, 2020  
     DRAFT    
      
Advanced Engineering Concepts 
1360 International Drive 
Eau Claire, WI 54701 
 
RE:  SP-2034, Dimension X Design – Plan Commission Site Plan Review 
 
Dear Applicant: 
 
The Plan Commission, at its October 19, 2020 meeting, reviewed the above-referenced site plan.  
 
A.  Conditions to be shown/satisfied on a revised site plan: 
 
The following conditions must be satisfied prior to it being approved: 
1. City of Eau Claire Engineering Department approval of drainage calculations and drainage plan. 
2. Reduce down the western drive access for vehicles and trucks from 42’ to 30’ and replace with 

grass/open space. 
 

After the conditions noted above are met, a building permit may be issued. 
 
B. Conditions to be met prior to occupancy permit: 

 
Conditions which must be met prior to issuance of the occupancy permit for this project include: 
1. Bicycle parking should be added to the site, with two “U-shaped” racks near the entrance. 
2. A pedestrian link should be added to the site to the public sidewalk.  
 
Any changes in your site plan must be reviewed by the Department of Community Development.  Please 
contact me at 715-839-4914 if you have any questions or if you need additional information. 
 
Sincerely, 
 
 
 
Ryan Petrie 
Associate Planner 
 
c: File, Calvin Miller 

41



Advanced Engineering Concepts 
1360 International Drive, Suite #1 
Eau Claire, WI 54701 
Office 715.552.0330  
www.aec.engineering 
  

 

 

Project Memo 
To: City of Eau Claire-Engineering Department 
From: Matt Appel, P.E. 
CC:  
Date:  September 25, 2020  

Re: Drainage Analysis - Lot 4 Sky Park – Dimension X Design – Durand Builders 

A new 18,625-sf building and 24,137-sf of associated parking lot are proposed for a new 
manufacturing business, on lot 4 of the Sky Park Business Park on International Drive. Lot 4 is 
2.00-acres and is vacant. The site is tributary to a regional stormwater facility that provides for 
peak discharge mitigation. Infiltration and water quality performance standards must be met on 
this site. The proposed site will have 51,700-sf of impervious surface, which is 59.3% of the site. 
The site soils are mainly Plainfield loamy sand of HSG A with underlying sand and gravelly 
coarse sand sub-soils. The site is partially wooded and partially open. The partially open areas 
have areas of exposed soil where little vegetation grows. 

The western half of the rooftop (9,625-sf) will drain via downspouts and storm sewer to an 8” 
storm sewer service that is stubbed into the site from International Drive. The remainder of the 
rooftop and pavement will drain via swales to an infiltration basin in the northeast corner of the 
site. The stormwater design accounts for an additional 5,000-sf of potential future rooftop and 
2,816-sf of potential future pavement.  The swales and basin will infiltrate a minimum of 75% of 
the average annual infiltration amount and will provide for an overall minimum 80% total 
suspended solids reduction for the overall site.  

The site is divided into 5 watersheds. Watershed 1S (17,374-sf) is on the east side and includes 
the front-east parking lot that will drain to a front lawn and a swale along the east side of the 
building. Watershed 2S (29,679-sf) is on the west side and includes the main-western parking lot 
and half of the future roof. Watershed 3S (1,352-sf) includes that portion of the parking lot that 
drains out the front driveway. Watershed 4S (9,480-sf), is the west half of the roof that will drain 
to storm sewer. Watershed 5S (18,899-sf) includes the eastern rooftop and the infiltration basin. 
Watershed 1S drains to a series of 3-foot wide swales (GS#1, GS#3 & GS#4) in the front and 
east side of the site. Watershed 2S drains to a 6-foot wide swale (GS#2) in the north of the site. 
The swales drain to a 3.5-foot deep infiltration basin that will have a bottom with minimum 
1,100-sf of surface area at 865.00 and a minimum top area of 10,000-sf at 868.50. The 
underlying sand sub-soil was estimated to have a 3.6-in/hr infiltration rate and the grass swales 
were assumed to have a dynamic infiltration rate of 1.8-in/hr. The eastern rooftop was routed 
directly to the infiltration basin, in the case, that it is piped directly to the infiltration basin, thus 
bypassing the swale GS#4. 

The proposed improvements were modeled in WinSLAMM and the results are shown in Table 1. 
The swales and infiltration basins result in an overall 91% TSS reduction for the site. 
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Table 1. Watershed, Device and TSS Reduction Efficiency (20335 C.mdb model) 
Watershed (area) Control Practice (Device) TSS reduction 

1S-LU#1 (0.400-ac.)  CP#1-GS#1 to GS#3 to GS#4 to Infiltration Basin 98.28 % 
2S-LU#2 (0.681-ac.) CP#2-Grass Swale #2 to Infiltration Basin 81.12 % 
3S-LU#3 (0.031-ac.) none 0.00 % 
4S-LU#4 (0.218-ac.) none 0.00 % 

(0.681-ac.)  CP#4-GS#3 to GS #4 to Infiltration Basin 100.00 % 
(0.681-ac.) CP#5-GS#4 to Infiltration Basin 100.00% 

5S-LU#5 (0.433-ac.) CP#3-Infiltration Basin 100.00 % 
Overall (1.763 ac.) 

 
91.36 % 

 

The technical requirements require this site to infiltrate 75% of the annual pre-development 
average annual infiltration volume. The site was modeled in WinSLAMM as 
existing/undeveloped (Model 20335 A.mdb), the existing site as entirely impervious (Model 
20335 B.mdb), and the site in the proposed development state with controls (Model 20335 
C.mdb), based on the average annual rainfall. The post-development infiltration volume was 
found to be 87.1% of the pre-development infiltration volume. Table 2 summarizes the results: 
 
Table 2. Pre-developed and post-developed infiltration performance 

A 
Model 20335 A: 

Runoff from entire 
site modeled as 

undeveloped 

B 
Model 20335 B: 

Runoff from 
entire site 

modeled as 
entirely 

impervious 

C 
Model 20335 C: 

Runoff from 
developed site w/ 

controls 

B-A= 
Annual pre-
developed 
infiltration 

volume 

B-C= 
Annual post-

developed 
infiltration 

volume 

Post-
developed 
infiltration 

volume 
percentage: 

 

1,407 ft3 142,956 ft3 19,626 ft3 141,549 ft3 123,330 ft3 87.1 % 

 

A HydroCAD model of the site, shows the infiltration basin will contain the 1-yr and 2-yr storm 
events and release runoff from the 3-yr, 10-yr and 100-yr storms. The down-spout connections 
are sized to convey the 10-yr storm event to the 8” storm sewer service.  The peak discharge and 
high-water levels are shown in Table 3. 
Table 3: Post-construction peak discharge rates and highwater level. 

Storm Event 

Post-Developed 
Peak Rate to 
Storm Sewer 
Service (4S) (cfs) 

 Post-Developed 
Peak Rate Inflow 
to Inf. Basin (1P) 

(cfs) 

Post-Developed 
Peak Discharge 

leaving Inf. Basin 
(1P) (cfs) 

 
High Water 

Level 

Overall Post-
Developed 
Peak Rate 
(1R) (cfs) 

1-yr 24-hr 0.66 3.10 0.00 866.75 0.75 
2-yr 24-hr 0.76 3.58 0.00 866.94 0.87 
3-yr 24-hr 0.81 3.80 0.03 867.01 0.92 
10-yr 24-hr 1.11 5.23 1.58 867.22 2.08 

100-yr 24-hr 1.81 8.72 5.98 867.52 7.51 

 

Attachments: 11”x17” plans, Area Breakdown Spreadsheet, Watershed Map, WinSLAMM 
inputs/outputs, HydroCAD input/outputs. 
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Prelim. Door Schedule alt.

Function
Type
Mark

Coun
t Family and Type

R,O,
Rough
Width

Rough
Height

Exterior 39 2 Commercial O.H. DOOR: 16' X 16' O.H. DOOR 16'-3" 16'-1"
Interior 41 2 Hollow Metal Door Hollow Metal Frame: 3/0 X 7/0 3'-4" 7'-2"
Exterior 43 1 Hollow Metal Door_With_Glass -insulated: 3/0 X 7/0 Half Lite 3'-4" 7'-2"
Exterior 47 2 Hollow Metal Door Insulated with Hollow Metal Frame: 3/0 X 7/0 3'-4" 7'-2"
Exterior 56 2 Store Front Full Glass Door and Frame with sidelights: 3/0 x 7/0 W/(2) SL 5'-9 1/2" 7'-2"
Interior 59 2 Strip_curtain_door_12487: 10' X10'
Interior 62 5 Solid Wood Door Hollow Metal Frame: 3/0 X 7/0 3'-4" 7'-2"
Interior 67 1 Solid Wood Door_With_Glass: 3/0 X 7/0 Full Lite 3'-4" 7'-2"
Interior 68 8 Solid Wood Door_With_Glass: 3/0 X 7/0 Half Lite 3'-4" 7'-2"
Interior 69 1 Hollow Metal Door_Double Hollow Metal Frame: 3/0 X 7/0 Full Glass Dbl. Dr. 6'-4" 6'-0"
Exterior 76 2 Double_Gate_Trash_Enclosure_5305: 16' W x 8' H 16'-0" 8'-0"
Exterior 79 1 Store Front Full Glass Door and Frame with sidelights: 3/0 x 7/0 W/ SL WOOD

OPTION
5'-9 1/2" 7'-2"

Interior 80 1 Hollow Metal Door_Double Hollow Metal Frame: 2/6 X 7/0 Dbl. Dr WOOD 5'-4" 7'-2 1/2"
Interior 81 2 Solid Wood Door Hollow Metal Frame: 3/0 X 7/0 Wood Dr. HM Frame 90 min. fire

rating
3'-4" 7'-2"

Interior 85 3 Solid Wood Door_With_Glass: 3/0 X 7/0  Wd Door HM frameHalf Lite 90 min. fire
rating

3'-4" 7'-2"

Interior 93 2 Door-Opening: 6' x 84" 6'-0" 7'-0"

Single Window Schedule alt.

Window Type Count Window Description Type Comments

19 12 Aluminum_Exterior_Window_-_Single 48"W. x 48"H.
20 13 Aluminum_Exterior_Window_-_Single 60"W. x 36"H.
22 1 Aluminum_inter_Window_-_Single - 60"W. x 48"H. HM FRAME
23 5 Aluminum_inter_Window_-_Single - 48"W. x 48"H. HM

FRAME
HM FRAME

24 1 Aluminum_inter_Window_-_Single - 60"W. x 48"H. HM
Frame

HM FRAME

25 1 Aluminum_inter_Window_-_Single - 84"W. x 48"H. HM
Frame

HM FRAME
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3/16" = 1'-0"
1 Level 1 Main Level - Callout 1

Room Finish Schedule

Room Info Floor
Base

Wall Ceiling
Height Comments Room Number Name Area Perimeter Floor Finish Wall Finish Ceiling Finish

101 VEST 67.29 ft² 33'-2 11/16" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
102 OFFICE 189.79 ft² 57'-6 11/16" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
103 OFFICE 178.33 ft² 53'-10 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
104 RECEPTION/ WAITING 1,004.22 ft² 266'-2 1/2" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
105 OFFICE 168.68 ft² 52'-2 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
106 OPEN OFFICE CUBES 250.28 ft² 63'-6 3/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
107 OFFICE 142.9 ft² 48'-2 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
108 OFFICE 162.19 ft² 51'-2" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
109 CONFERENCE 287.55 ft² 72'-0 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
110 OFFICE MENS 60.73 ft² 31'-8 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE EPOXY PAINTED 5/8" GYP DROPPED SHEETROCK 2X2 ACT 9'-9"
111 OFFICE 145.13 ft² 48'-2 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
112 OFFICE WOMENS 47.73 ft² 27'-8 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE EPOXY PAINTED 5/8" GYP DROPPED SHEETROCK 2X2 ACT 9'-9"
113 OFFICE 142.61 ft² 48'-2 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
114 JANITOR 96.54 ft² 39'-11 3/4" SEALED CONCRETE NONE EPOXY PAINTED 5/8" GYP PAINTED 5/8" GYP 10'-5"
115 BREAK ROOM 451.92 ft² 88'-9 1/4" SALT AND PEPPER GROUND CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED 2X2 ACT 9'-9"
116 MECH. 79.97 ft² 40'-4 3/4" SEALED CONCRETE NONE PAINTED 5/8" GYP PAINTED 5/8" GYP 10'-5"
117 SHOP WOMENS 47.66 ft² 27'-8" SEALED CONCRETE VINYL BASE EPOXY PAINTED 5/8" GYP DROPPED SHEETROCK 2X2 ACT 9'-9"
118 SHOP MENS 94.77 ft² 47'-6" SEALED CONCRETE VINYL BASE EPOXY PAINTED 5/8" GYP DROPPED SHEETROCK 2X2 ACT 9'-9"
119 PRODUCTION 11,909.32 ft² 467'-9 3/4" SEALED CONCRETE NONE LINER 8' TALL SIMPLE SAVER ABOVE EXPOSED SIMPLE SAVER 20'-0"
121 TOOL 410.55 ft² 81'-1 1/4" SEALED CONCRETE NONE PAINTED 5/8" GYP PAINTED 5/8" GYP 14'-0"
122 SAMPLE 214.73 ft² 61'-0 1/2" SEALED CONCRETE NONE PAINTED 5/8" GYP PAINTED 5/8" GYP 14'-0"
126 PRODUCTION STORAGE 242.77 ft² 68'-4" SEALED CONCRETE VINYL BASE PAINTED 5/8" GYP DROPPED SHEETROCK 2X2 ACT 9'-9"
127 COMPRESSOR 200 ft² 60'-0" SALT AND PEPPER GROUND CONCRETE NONE PAINTED 5/8" GYP PAINTED 5/8" GYP 14'-0"
128 SHIPPING ROOM 550.78 ft² 93'-10 3/4" SALT AND PEPPER GROUND CONCRETE NONE LINER 8' TALL SIMPLE SAVER ABOVE EXPOSED SIMPLE SAVER 14'-0"
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203 S. Farwell St., P.O. Box 5148, Eau Claire, WI  54702-5148 
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