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December 1, 2015

PLANNING COMMISSION MINUTES - CITY OF INVER GROVE HEIGHTS

Tuesday, December 1, 2015 – 7:00 p.m. 
City Hall Chambers - 8150 Barbara Avenue

Chair Maggi called the Planning Commission meeting to order at 7:00 p.m.

Commissioners Present:
Dennis Wippermann

Elizabeth Niemioja
Bill Klein

Tony Scales
Armando Lissarrague

Pat Simon

Joan Robertson
Harold Gooch 

Annette Maggi

Commissioners Absent:

Others Present:

Allan Hunting, City Planner





Tom Link, Community Development Director

APPROVAL OF MINUTES

The minutes from the November 17, 2015 Planning Commission meeting were approved as submitted.

MIHM CUSTOM HOMES – CASE NO. 15-43PA
Reading of Notice
Commissioner Simon read the public hearing notice to consider the request for a comprehensive plan amendment to change the land use designation from MDR, Medium Density Residential to LDR, Low Density Residential, for the property located on the west side of Highway 3 between future 65th and 67th Streets.  7 notices were mailed.  
Presentation of Request

Mr. Hunting explained the request as detailed in the report.  He advised that the applicant is requesting a comprehensive plan land use change from a medium density designation to a low density designation for a future single-family development located in the Northwest Area (NWA).  The applicant has chosen to request the land use change portion of the application before a detailed PUD application is submitted, but they have included a concept plan of the development.  If the land use change is not approved, the land owner will consider other options.  The subject property is approximately 18 acres in size and is just east of the recently approved Blackstone Ridge development.  The MDR designation would result in 108-216 units for this parcel versus 18-54 units for the LDR designation.  The conceptual plan is showing 48 single-family units and would likely connect to the existing roadways in Blackstone Ridge, as well as the future 65th and 67th Streets.  The main issues to address with this request are the density and financial implications, and the housing policy and diversity.  Mr. Hunting advised there are policies in the Comprehensive Plan’s Housing chapter that state a need for diversity of housing and to provide a balanced housing supply for all people at all income levels and unit types.  He advised that currently the market demand is for single-family homes.  Because of this the City may need to be flexible in some of their density demands until the higher density demands increase.  Also, the land use designation to the west and north is LDR so a change to LDR could be considered a continuation of that.  On the other hand, the quadrant around the intersection of Highway 3 and 70th Street was anticipated to be the highest density area in the NWA.  If the City starts changing more of this area to low density single-family there is a potential of creating built in conflicts.  He advised that historically the City has done a fairly good job of maintaining a roughly 50/50 mix of single-family to multiple family housing.  The recent trend of approving predominantly single-family could have an impact on the overall housing balance.  Another issue is the financial implications resulting from the proposal having fewer units than what was assumed for this parcel.  Financial implications; however, are the purview of the City Council.  During the Groveland Heights and Blackstone approvals the City Council created a new subcategory, LDR/NWAPUD, which establishes that projects with unit counts that fall below projections are obligated to pay the projected unit count fee collections that were part of the original assumptions.  The City Council is currently studying the issue of financing utilities in the NWA.  A clearer direction for comprehensive plan amendments should come out of these discussions.  

Mr. Hunting explained the three alternatives listed in the report.  Alternative A would be to recommend denial of the request to change the land use to LDR and rather recommend approval of a land use change to LDR/NWAPUD.  Alternative B is to recommend that City Council authorize submittal of the application to the Metropolitan Council for their review/action and not take final action on the land use change until they have final development plans.  The third alternative would be to recommend denial of the request.  Staff did not make a formal recommendation on this request.  Council has recently approved some amendments in the NWA based on some of the current market factors, but there may be a point where they need to look at focusing back on the densities recommended in the comprehensive plan.  Mr. Hunting advised that four amendments have been approved recently, with all but one resulting in a reduction in overall density.  He advised that Council is going to have to decide if they want to continue using credits to cover the fee shortage.   
Chair Maggi asked if the Housing Committee would provide a recommendation on this request.  
Mr. Hunting replied that the request was presented to the Housing Committee, but they chose not to make a recommendation.  He advised that in general the Housing Committee is opposed to density reduction as they believe the City should continue to have different housing types.  
Chair Maggi asked for clarification on how long an LDR designation would stay in place in a situation like this where there is no actual development plan in place.
Mr. Hunting replied that the parcels would remain MDR until such time as a PUD plan was approved.   

Commissioner Niemioja stated she was uncomfortable with Alternative A, and questioned how the Planning Commission could make a recommendation to change the land use designation to LDR/NWAPUD without analysis of the financial implications.

Chair Maggi stated in her mind it would simply allow Council the opportunity to determine if there was a financial requirement.  
Mr. Hunting advised that the Council could still choose how they wanted to address the financials, but it would set it up so there is an obligation for the developer to pay the difference.    
Commissioner Niemioja stated that recommending a land use change based on financial implications and credits seemed beyond the Planning Commission’s scope.

Chair Maggi stated she was comfortable with recommending Alternative A as they were not making a decision about what the financial contribution would be or making a land use decision based on a specific amount of money the developer would pay to the City.

Mr. Hunting advised that the new category was set up to gain compensation for reduced density, but the exact number is something City Council would address.
Commissioner Klein asked if the reduced density would affect overall property taxes as well.    

Mr. Hunting replied that was a difficult question to answer as it would depend on the product type.
In regard to an earlier statement that there was less demand for multiple-family housing, Commissioner Robertson asked if individuals owning townhomes or twin homes were struggling to sell their properties.   

Mr. Hunting replied that was not something the City analyzed. 

Mr. Link stated the City could choose to respond solely to the current market demand, or it could choose to reserve certain properties for different products and densities, such as townhomes or apartments.  He advised that for the last couple decades the City has had a great diversity of housing.  In the NWA, however, the City has seen only single-family residential starting at $400,000 or townhomes starting at $250,000.  The City must decide whether they want to continue to have housing diversity and if so, how they will accomplish that.  
Commissioner Robertson asked if staff was aware of any upcoming multiple-family developments.  
Mr. Link replied the only two projects he was aware of were a final plat for Blackstone Ponds (100 townhome units) and a preliminary plat for IMH (36-48 townhome units).  He advised that market demand constantly shifts and although there is a current demand for single-family, in another five years the interest could be for multiple-family.  

Commissioner Robertson stated it would be helpful to have an understanding of the vacancy rates of existing townhome developments in the City, as having a 50/50 split of single-family versus multiple-family may not be wise if the multiple-family homes were not being fully utilized.

Mr. Link replied they have not researched the multiple-family vacancy rates in the City.   

Chair Maggi asked if the question posed by Commissioner Robertson should perhaps go to the Housing Committee.  She asked if the Argenta Hills developments were guided medium density residential.
Mr. Hunting replied the Argenta Hills development was low density residential.  

Commissioner Wippermann asked what the assumption was for the NWA as far as total housing units.
Mr. Link replied that they used three different estimates for the NWA for three different purposes; for financing they anticipated approximately 4,000 household, for environmental analysis they anticipated approximately 6,000 households, and for the comprehensive plan they anticipated approximately 5,000 households.  This increased the population forecasts from 12,000 to 18,000.  
Commissioner Wippermann asked if it was unlikely that the Metropolitan Council would have an issue with the 50 units being proposed.    

Mr. Link replied that the Metropolitan Council does not typically look at individual applications but rather at overall trends and acreages, with their biggest concern being affordable housing.  Metropolitan Council addresses that by making sure there are significant acreages set aside for medium and high density residential; so far they have not raised any concerns.

Opening of Public Hearing
Tom Mihm, 842 Ivy Lane, Eagan, advised he was available to answer any questions.

Chair Maggi asked the applicant if he read and understood the report.

Mr. Mihm replied in the affirmative.  He stated the proposed land use would work well with the property’s topography, be consistent with the Blackstone Ridge development to the west, and be more compatible with the surrounding area than a high density development.  

Chair Maggi closed the public hearing.  
Planning Commission Discussion

Commissioner Niemioja supported the comprehensive plan’s goal of maintaining diversity, felt that a medium density development could also enjoy the beauty of the property, recommended they focus on maintaining a diverse level of density to last long-term, and agreed with a statement in the report that single-family housing alone could not support diversity of housing for sustainability requirements of the comprehensive plan.

Chair Maggi asked if the roadway system would be similar to that shown in the concept plan if this were left as medium density.
Mr. Hunting replied it would likely be something similar as the patterns were already established by the approved subdivision to the west and the known collector streets to the north and south (65th and 67th Streets).    

Chair Maggi asked if a medium density development would likely consist of townhomes.
Mr. Hunting replied it was difficult to say as the topography might make it difficult to construct row townhomes and would perhaps lend itself better to a multi-story product.    

Commissioner Robertson asked if building townhomes in this area instead of single-family homes would necessitate more short connecting streets which could potentially reduce the density.  
Mr. Hunting replied that typically multiple-family projects had a private road system in addition to the local public streets, but it was difficult to predict how that would lay out. 

Commissioner Gooch stated the single-family conceptual plan flowed well, seemed appropriate for this area, and was consistent with the property to the west.  He was concerned about the potential for high volumes of traffic to be going through the single-family neighborhood if this was changed to a townhouse development, and he felt that high density development would be more appropriate near the 70th Street/Babcock Trail intersection.
Commissioner Wippermann shared Commissioner Gooch’s comments, stating the proposed land use flowed well from the Blackstone Ridge development.  He stated he had a concern about recommending Alternative A since LDR/NWAPUD involved financial considerations which were not the Planning Commission’s purview. 
Commissioner Niemioja asked Mr. Hunting to elaborate on the statement in his report regarding density conflicts. 

Mr. Hunting stated the concern is that even though the overall plan is to have commercial and high density housing south of this parcel, putting in single-family homes first could result in built in opposition to developing that higher density.  The natural concern is that the single family residents may have traffic concerns or may not want to see high density close to them.   
Commissioner Lissarrague asked for clarification of Alternative B.

Mr. Hunting advised that land use changes need to be approved by the Metropolitan Council.  Alternative B authorizes the submittal of the application to the Metropolitan Council prior to final development plans being approved by City Council.    
In regard to Alternative A, Commissioner Scales asked if approving a land use change to LDR rather than LDR/NWAPUD would affect what the Council could do.  
Mr. Hunting replied it would not.  

Chair Maggi stated her understanding is that recommending approval of the LDR/NWAPUD designation would simply provide the framework allowing Council to act in relation to financial matters.  
Planning Commission Recommendation
Motion by Commissioner Gooch, second by Commissioner Scales, to recommend approval of a comprehensive plan amendment to change the land use designation from MDR, Medium Density Residential to LDR, Low Density Residential, for the property located on the west side of Highway 3 between future 65th and 67th Streets, with the two conditions listed in the report.  
Motion carried (8/1 - Niemioja).  This item goes to the City Council on December 14, 2015.
CITY OF INVER GROVE HEIGHTS – CASE NO. 15-46ZA

Reading of Notice

Commissioner Simon read the public hearing notice to consider the request for an ordinance amendment to Title 10 of the City Code (Zoning Regulations) relating to the provision on seven day temporary parking of vehicles in the front yard in single-family residential zoning districts.  No notices were mailed.

Presentation of Request

Allan Hunting, City Planner, explained the request as detailed in the report.  He advised that this relates to the front yard parking ordinance that Council approved in November 2014.  The restrictions do not allow parking on grass in the front yard except for two exceptions.  One of the exceptions, which allows parking of vehicles or recreational vehicles on the grass in the front yard on a temporary seven day basis, has become an issue and code enforcement has noted it is too difficult to enforce.  Throughout the enforcement process of front yard parking complaints, the reporting parties expressed concerns that many cars continued to park in the front yard.  The vehicles would be gone during the day but parked overnight and weekends on the grass.  As long as those vehicles were being consistently moved, they were not in violation due to the seven day exception to the code.  Because of this issue Council directed staff to hold a public hearing and get a recommendation from the Planning Commission regarding the removal of the seven day exception.  Code enforcement and staff recommend removing the seven day exception from the ordinance.    
Chair Maggi asked if approval of this ordinance amendment would prohibit all recreational vehicles from being parked in front yards in the winter.  

Mr. Hunting replied that during the winter parking ban any vehicle could be parked in the front yard.  

Mr. Link corrected Mr. Hunting’s statement, advising that the winter exception would allow only automobiles to be parked in the front yard.  Boats, trailers, and other recreational vehicles could not be parked in the front yard during the winter parking ban. 
Opening of Public Hearing

There was no public comment.

Chair Maggi closed the public hearing.

Planning Commission Recommendation

Motion by Commissioner Wippermann, second by Commissioner Lissarrague, to recommend approval of an ordinance amendment to Title 10 of the City Code (Zoning Regulations) relating to the provision on seven day temporary parking of vehicles in the front yard in single-family residential zoning districts.  
Motion carried (9/0).  This item goes to the City Council on December 14, 2015.

OTHER BUSINESS
Mr. Hunting advised that the December 15, 2015 Planning Commission meeting has been cancelled.
The meeting was adjourned by unanimous vote at 7:52 p.m.
Respectfully submitted, 

Kim Fox 

Recording Secretary

























