AGENDA
CITY OF KENTWOOD PLANNING COMMISSION
TUESDAY, NOVEMBER 23, 2021
KENTWOOD COMMISSION CHAMBERS
4900 BRETON AVENUE
7:00 P.M.

Call to Order

Pledge of Allegiance (Holtrop)

Roll Call

Approval of the Minutes of November 9, 2021.

Approval of the Agenda for November 23, 2021.

Acknowledge visitors and those wishing to speak to non- agenda items.
Old Business

There is no Old Business

Public Meeting

Case#33-21 Master Plan Request - Change from Office to Low Density Residential Land
Use- located at 2802 44 Street

Public Hearing

Case#34-21 — Union @ Silver Station — Site Plan Review for an Apartment Development
— located at 5844 Division Ave SE

Work Session

There are no Work Sessions
New Business

There is no New Business
Other Business

1. Commissioners’ Comments
2. Staff’s Comments
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M. Adjournment

*Public Hearing Format:
1. Staff Presentation — Introduction of project, Staff Report and Recommendation
Introduction of project representative
2. Project Presentation — By project representative
3. Open Public Hearing (please state name, address and speak at podium. Comments are limited to five
minutes per speaker; exceptions may be granted by the chair for representative speakers and
applicants.)
Close Public Hearing
Commission Discussion — Requests for clarification to project representative, public or staff
Commission decision — Options
postpone decision — table to date certain
reject proposal
accept proposal
accept proposal with conditions.

aoe o onk



PROPOSED MINUTES OF THE REGULAR MEETING
OF THE KENTWOOD PLANNING COMMISSION
NOVEMBER 9, 2021, 7:00 P.M.
COMMISSION CHAMBERS

Chair Jones called the meeting to order at 7:00 p.m.
The Pledge of Allegiance was led by Commissioner Pemberton .

Roll Call:

Members Present: Bill Benoit, Catherine Brainerd, Dan Holtrop, Sandra Jones, Ray
Poyner, Mike Pemberton, Darius Quinn

Members Absent: Ed Kape (with notification)

Others Present: Community Development Director Terry Schweitzer, Economic
Development Planner Lisa Golder, Senior Planner Joe Pung, Planning Assistant Monique
Collier, the applicants and about 40 residents.

Motion by Holtrop, supported by Benoit, to excuse Kape from the meeting.

- Motion Carried (7-0) —
- Kape absent -

Approval of the Minutes and Findings of Fact

Motion by Commissioner Holtrop, supported by Commissioner Poyner, to approve
the Minutes of October 26, 2021 and the Findings of Fact for: Case#29-21 — Equine
Assisted Development - Major Change to Site Plan — Located at 3220 32" Street
SE;Case#30-21- Zoning Ordinance Text Amendments Relating to: RPUD-1 &
RPUD-2 Descriptions; Adult Foster Care Facilities and amendment to the variance
request provision of the Subdivision Control Ordinance

- Motion Carried (7-0) —
- Kape absent -
Approval of the Agenda

Motion by Commissioner Pemberton, supported by Commissioner Quinn,
to approve the agenda for the November 9, 2021 meeting.

- Motion Carried (7-0) —
- Kape absent -

Acknowledge visitors wishing to speak to non-agenda items.

There was no public comment.
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Old Business
There was no Old Business
Public Meeting

Case# 32-21 — Master Plan Amendment Request — Change from Institutional to Medium
Density Residential Land Use Located at 2400 Forest Hill

Schweitzer stated 2400 Forest Hill Avenue is a 10.3 acre parcel currently the location for
Christ Community Church. He stated the surrounding uses are low density residential,
medium density residential and high density residential. He stated they would like to
change the land use designation from institutional to medium density residential.

Schweitzer discussed the background of the property He stated it has been zoned RPUD-
1 High Density Residential Planned Unit Development since 1992. The property is
phase 2 of the 80-acre Embassy Park PUD located south of Burton Street and along the
east side of Forest Hill Avenue. The original plan specified that the 10.3-acre property be
developed into 37 condominium units made up of an assortment of 2, 3- and 4-unit
buildings. The approval of the overall PUD plan included 182 attached condominium
units as well as a plat with up to 64 single family detached homesites. The overall
density of the project was less than 4 units per acre consistent with the low-density
residential land use classification in 1992.Schweitzer stated in 1995, phase 2 of the PUD
plan was changed to allow for the construction of the current place of worship. In that
same year the 56 lot Forest Meadows single family detached subdivision to the east and
the 32-unit Forest Meadows Condominium development to the south were initiated and
both have developed largely consistent with the original PUD plan.

Schweitzer stated on the church site the main building is in the middle of the property. He
stated the area to the north along Burton Street frontage is in a bowl. It is lower than the
frontage on Burton and Forest Hill. As you go along the east edge of the site there is as
much as a 30 foot drop from the top down to the backyards of the homes along the Forest
Hills subdivision. Schweitzer stated as you look on the southern portion of the site, it is
more a gradual slope down into the Forest Meadows condominium development.

Schweitzer stated Cypress Partners has come forward to the City to seek a change in the
Master Plan for this property. He stated they would like to change the land use
designation from institutional to medium density residential land use. The concept plan
portrays 65 units of owner occupied senior independent living apartment housing
consisting of 2,3 and4 unit buildings.

Schweitzer stated staff is seeking input from those that are present to get their comments
about the change. He stated given the nature of this type of review State law requires that
the Planning Commission take into account the comments, but also over the next 6 weeks
we want to allow for anyone who has any concerns, questions or opinions that they have
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the opportunity to share that feedback back to the Planning Commission. He stated after
the 6 week period there will be a time set for a public hearing for review and formal
action taken by the planning commission. He stated the hearing will be held on January
11,2022.

Schweitzer stated the Planning Commission has really focused on what has taken place
over the past 30 years. The plans and development of the properties on the west side of
Forest Hill Avenue have changed more substantially since the original plan in terms of
the types of housing and ownership. In 1995 the overall PUD was expanded by .97 acres
to the northwest as part of the development of two 40-bed assisted living facilities
(eventually licensed as adult foster care). In 2003 the overall PUD was expanded again
by 1.17 acres to the southwest to accommodate 23 attached townhouse condominium
units where two office buildings had originally been planned. In 2018 Clark at Keller
Lake received approval to build 70 independent living units of which 52 have been
constructed

Schweitzer stated this site is currently classified as an institutional use is now being
considered to be reverted back to a residential use. He stated the other aspect deals with
density, low density residential is 4 units per acre. What is being proposed now with the
65 housing units is medium density residential which can be anywhere from 4 up to 8
units per acre. He stated a lot of the conversation that has taken place with the Planning
Commission and is there is some receptiveness to the reclassification of it from
institutional to medium density residential provided that it be limited to no more than 6
units per acre, taking into account the surrounding development that has taken place in
that area

Jones opened the public meeting.

Steven Lipnicki, 2519 Bluff Meadows was present. He stated he supports changing the
classification from institutional to residential, but he does have some concerns of the
density that is being proposed. He is also concerned about the buffer area as well as the
homes that back up to where the new homes would be built. He is concerned about the
grading. The homes would be higher and almost bedroom level of some of the homes that
they live in as well as the condos. He stated he is concerned about greenspace as well he
would like to see more greenspace. He stated he is in support of the low density housing.

Susan Post, 2455 Candlestick, was present. She stated her concern is that there is a
columbarium located on the premises of the church yard. She has family members whose
ashes are there. She was concerned about the fate of remains of the 23 individuals that are
buried there close to Forest Hill and Burton.

Julie Dunakin, 2497 Bluff Meadows was present. She stated they live in a very sloped
area and invite the commissioners to come out and look at their neighborhood. She stated
she was told they own 1/3 of the hill. She stated the property is a large slope. She stated
when the commissioners are considering the density of the property to keep in mind that
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they are allowing possible walk outs looking down into their homes. She would like for it
to be low density.

Benoit pointed out that we are only discussing the Master Plan change from Institutional
to Medium density residential.

Marc Daneman, 2557 Forest Bluff Drive was present. He stated he is on the board for
Forest Meadows Condominiums. He stated the commissioners need to look at what is
appropriate in the surrounding area. He stated it is all low density residential. He stated
he is fearful of a medium density approval with the suggestion of it being 6 units per acre
because that is not enforceable to any future Planning Commission nor City Commission.
He stated if they are going to change the land use desognation it should be low density.
He stated another concern is traffic. He stated concerns with any future developments that
is going to increase the traffic. He stated this is premature to consider.

Lois Devries, 2504 Forest Bluff was present. She stated we should not be changing the
Master Plan so that the church can sell its property. She stated it is odd to have 65 —2
story buildings that are targeted towards 60-80 year olds. She stated she thinks there is a
lot of complication. She encouraged the commissioners to come and look at that property.
She stated it is on a very busy road.

Kathryn Lipnicki, 2519 Bluff Meadows Dr. was present. She stated she thinks that the
concept of the Master Plan potentially going back to what it was before would be more
feasible. She thinks the 37 units low density seems more reasonable. She would like the
commissioners to go with the original 37 units as opposed to doubling it 65, that should
not be on that 10.3 acre site.

Jim Vansolkema, 2552 Forest Bluff was present. He stated the traffic on Forest Hills and
Burton is growing and to have medium density there will be a lot of traffic. He stated the
low density seems better and not allowing the developer to go out on Burton. He stated to
the south there is so much vacant land.

Mark Kirsch, representative from the church at 2400 Forest Hills was present. He stated
they have been in the community since 1997. He stated over time it has been proven that
the building is not something that can be sustained. He stated their initial approach was to
look for another church that are more financially viable of taking it over and keeping the
ministry moving forward. He stated the amount of cost that it takes to keep that building
just sitting there is expensive. He stated there are people whose ashes are on the property
and the church is the caretaker. He stated he will reach out to the families and they have
been working with some area cemeteries to make arrangements for relocation. He stated
when he saw the work of Cypress Partners he felt very comfortable working with them.
He stated they looked at putting tiny houses on the property and staff let them know that
would not be desirable, then they looked at apartments. He stated the property is under
used and under developed and unfortunately a church cannot stay there, it is hard for
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them. He stated the Board feels comfortable to use the property to develop homes for
people.

Mike Parks representative of Cypress Partners was present. He stated medium density
residential allows up to 8 units per acre. The way the City of Kentwood works in a PUD
is on a net acreage basis. He stated it actually equates to 6 — 6 %4 units. He stated he is
asking for them to allow up to the medium density residential which allows 8 but when it
works through the system you can only get 6 - 6 Y. He stated they focused on this
because of the demand in the market. He stated the traffic associated with this product is
2 of what it would be for a single family home. He stated they think it is a terrific fit for
the property. He stated they will work through any and all issues with the neighbors and
the Planning Commission. He stated homes are in huge demand when they ran their
market studies and considered the demographics.

Dave Dunakin, 2497 Bluff Meadows was present. He stated he thinks they need to stick
to low density residential because a lot of that land isn’t buildable. There are going to be
some challenges.

Sue Hamilton, 2502 Bluff Meadows Dr. was present She wanted clarification on what net
density and intensity means. She stated her concern is they don’t know what the end
product might be. Schweitzer clarified that net density means you take away those things
that have easements on it where you can’t do anything else or the path in which the water
or sewer comes into the property. Discussion ensued.

Schweitzer stated there was question about the next steps in the process. Schweitzer
stated January 11, 2022 we will have a public hearing. He stated the residents will receive
a notice. He stated they can provide any additional input prior to that meeting that they
would like to share.

Case#30-21- Zoning Ordinance Text Amendment Relating to Athletic Training Facilities
in Industrial Districts

Pung stated the amendments would make allowance for athletic training facilities but
would prevent other indoor recreational use such as go cart tracks, trampoline parks, etc.
from locating within industrial districts. The amendments would limit the size of such
facilities in an industrial district to 25,000 square feet. Limitations on competitive
spectator events would be imposed as part of the special land use review process

Golder stated the concern of the Right Place is that we don’t have enough industrial land.
For something to be built new they have to wait a year and a half to get the materials
necessary to build. She stated there is a real concern that we don’t have enough industrial
property right now to support any growth that we might have.

Poyner stated he is not in favor of looking at it larger than 25,000 square feet. However
he wonders if we should use industrial space for something like this. He stated he is not
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even sure he is in favor of 25,000 square feet, but if he had to choose, definitely not being
larger than 25,000 square feet.

Holtrop stated he is not sure if 25,000 square feet is enough. He stated if the sporting
place is going to pay more than industrial the landlord is going to take it. He stated he is
ok with that too. He stated he would love to see it larger.

Benoit stated he agrees that we are going to be taking up a bunch of industrial space. He
supported starting at 25,000 square feet maximum. If they find out it is a problem then we
go back and tweak it.

Quinn stated he is in support of the 25,000 square feet.

Pemberton stated he agrees 25,000 is a good start. He stated he thinks they need to get a
start somewhere and it doesn’t mean that the industrial space will disappear forever.

Jones stated she thinks 25,000 is a good start as well.

Case#33-21 Master Plan Request - Change from Office to Low Density Residential Land
Use- located at 2802 44" Street

Schweitzer stated when looking at the history on this property, up until 2004 the area
from 44" Street south to the Justice Center was master planned medium density
residential. In 2004 the developer came forward and proposed to change it to low density
residential with office use on the 44 Street frontage. It is split in that area because that is
where the low lands and the wetlands are on the overall property. He stated in both the
Kentwood Estates plat and he Woodhaven Condominiums further to the south there is a
lot of wetlands in those properties as well. He stated wetlands has had a part in terms of
how this has been parceled off. He stated the major reason they are going back to low
density residential is that it would be more consistent with the use that is immediately to
the south under development. Schweitzer stated the office market has disappeared, it has
been zoned office since 2004 and no proposal for development on the property. He stated
it was low density residential at one point now they are proposing to go back to low
density residential again.

Schweitzer displayed a photo of the developers concept plan. They are proposing
separate buildings with 20 bed adult foster care in each building. They are also looking at
the concept of screening to the single family detached subdivision to the east.

Mike Maier, the applicant was present.
Pemberton stated he doesn’t have a problem with the proposed change it has been master

planned office for a long time with no development. He stated his only concern with the
concept plan is the exit and entrance onto Walma. He surmised it is really close to 44™
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Street and he can see where it will be difficult to turn right out of there at certain times of
the day.

Quinn stated he has no issue with the use. Quinn wanted to know more about the living
quarters. Mayer stated they will be 10 bedrooms shared by 2 people, single story
buildings, residential in style.

Benoit stated he has no problem with conceptual plan, but the Master Plan discussion
should not be focused on specific plan.. He stated he has no problem with the change in
the Master Plan it is a good idea. He suggested if the applicant is going to provide the
commissioners with drawing provide them with 2-3 different examples of what can be
done there. Maier stated the language in zoning didn’t cover the adult foster care
language that the State used. Maier stated he agrees with Benoit, he wished there was a
way they can parallel the approval of the site plan and the zoning and the master plan.
The sequential way it is being processed is putting them out to March 1, 2022.

Holtrop stated he the can see the site for low density residential.

Brainerd stated she has no problem with low density residential. She stated we should
address the 2004 covenance. Maier stated the covenance has to be dealt with because
they are illegal and the seller knows that and he is working on that.

Poyner stated he doesn’t have a problem with the change
Jones concurred. She had no concerns, it makes complete sense.

Case#34-21 — Union @ Silver Station — Site Plan Review for an Apartment Development
— located at 5844 Division Ave SE

Golder introduced the request. She stated with this request is regulated by the Form
Based Code, Corridor General. She stated this parcel is 6.7 acres it was part of a 7.8 acre
property PUD that was approved in 1990’s. She stated they suggested a retail building, a
fast food with a drive-thru, and mobile home sales. The only thing that was built was the
Family Dollar building. She stated when they approved the overall plan our City
Engineering Department required all the detention to be in place; therefore we have a
nice detention easement going right along the front and also a cross access easement that
goes across the front as well. She stated that is going to need to be modified to allow this
to happen.

The surrounding uses include Brentwood Mobile home park to the east about 10 homes
are located up against this proposed development. To the south is the park and ride for

the bus rapid transit a car dealership in Wyoming to the east and a car dealership to the
north of Family Dollar.
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Golder stated the applicant is requesting site plan review of a 152-unit apartment
development located on 6.7 acres of property. Eight buildings are proposed; a
community room is proposed in Building B, adjacent to Division Avenue. Of the 152
proposed apartments, 40 are one bedroom units, 84 are two bedroom units, and 28 are
three bedroom units. The one bedroom units are 730 square feet in area, the two
bedroom units are 950 square feet in area, and the three bedroom units are 1,127 square
feet in area.

Golder stated the site is proposed to be developed at a density of 22.68 units per acre. By
comparison, the Cityline apartments were developed at a density of 21 units per acre.
Although there is no stated density maximum, if the development were as dense as
Cityline, only 141 units would be permitted.

Golder stated the development is accessed from Division Avenue on the southern edge
of the site. This driveway aligns with the auto sales drive driveway across Division
Avenue (City of Wyoming). In addition, it is possible that the apartment development
can be accessed through the Family Dollar parking lot. When the Family Dollar was
developed in 2000, it was part of an overall PUD development that included the site for
the proposed Union at Silver Station Apartments. Cross access between the two parcels
was a condition of the approval of the original development; a cross access easement was
recorded. The original cross access easement is located 60’ from the proposed cross
access for the apartment development. The easement will have to be amended in order to
allow cross access between the uses.

Golder stated the detention is going to be moved over to the south side of the site. She
stated sanitary sewer issues have to be addressed. They have to reroute some of the sewer
to another sewer district. The applicant Engineers are working on that as well.

Golder stated in the FBC we have build- to zones. She stated in Corridor General for our
Flex building the build to zone is between 5-20 feet, For a public road we take that
setback from the ROW.

Golder stated for the private driveways and access that go through the parking lot what
was done for City Line and what is proposed here is to take from the building to the start
of the parking. She stated generally speaking all those also meet the build-to line except
for building “E” they are a little too far. They measure to be about 27 feet, moving them 7
feet forward or closer would give more room along the edge. She stated that is a problem
that needs to be addressed. There is only 15 feet between the property line and the
buildings. She stated you will have the patios and air conditioners and then the entrance
to the buildings and there is about 25-35 feet from the property line to the mobile homes.

Golder stated there is some existing vegetation and some good sized trees on both the
apartment side and on the mobile home side. She stated we have asked the applicant to
take a look at where those trees are. She stated because of the grading and how close they
are to the lot line there will be no trees left on the property so that would all be just grass .
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She suggested by moving the building forward and seeing what kind of trees remain on
the mobile home site and look to see what areas they need to beef up the landscaping so
that there is some privacy for the mobile home community adjacent.

Golder stated this is a flex building with a dooryard fagade. Flex buildings required to be
150 foot maximum and 3 of the buildings are 160, therefore a variance would be
required. She stated the floor height the 1 floor required to be 14feet high 2" floor 8 feet
high. These buildings are 10 foot, the 1% floor is 10 foot they need a variance for that as
well.

Golder stated we need a little bit more information on the amount of transparency or
glass on the 1* floor windows. The dooryard fagade requires 20% clear glass on the first
floor, and at least 15% on the upper floors. The applicant must provide this information
on transparency to ensure compliance with is regulation.

Golder stated a horizontal expression line is required between the first and second floor.
The expression line is required to be between 24” and 42” and extend the entire width of
the fagade. Trim board appears be used but does not meet the 24-42” requirement of the
form based code. A variance is required.

Golder stated we also need additional information on the pole heights for the site lighting
and verify compliance with lighting levels.

Golder stated with respect to parking you go back to the regular zoning ordinance and
that would require 304 parking spaces and you can reduce that by 25% if there is adjacent
availability of parking. She stated we have the Silverline parking. That would mean they
need 288, they have provided those. They also have provided carports. She stated she
doesn’t really like them on the front of the building. She is hoping they can move them to
the side or elsewhere. She also suggested they move the dumpster back so it is not sitting
out in the front.

Golder stated the one thing she questioned was the sufficiency of open space in the plan.
The proposed development includes a clubhouse, a dog park, a playground, and an
“amenity space”. The applicant must detail what is included in the amenity space and
playground. She stated with 28 three bedroom apartments, there are likely to be a
number of children living within the development; the location of play area/open space is
limited within the development.

Tyler Knox, developer for the Annex Group 409, Massachusetts Ave Indianapolis, IN
46204 and Nicolas Fergatos, 9365 Counselors Row Suite 116 Indianapolis, IN 46240
engineer were present.

Fergatos stated this is a work force housing development very similar to CityLine
Apartments. Fergatos stated they are going to make some changes that staff mentioned.
They are going to move up the back buildings and look at the screening. He stated he
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went to the site and looked at some of the tree locations that were mentioned. He stated
there is a fence that runs on the property line and he would say the vast majority or
almost all the large trees you see from Division are off of the property, they are on the
other side of the fence and they will keep those. He stated leaving the property line
allows them to put some buffering if they need to or a nice newer fence.

Fergatos stated as far as the amenity spaces they can provide in greater detail what
MSHDA will require to be located on the grounds as well as certain sizing and different
types of playground equipment that they will be providing for the tenants.

Poyner questioned if we will have a couple work session and get the word out to the
neighbors particularly the ones in the mobile home park to make sure they have an
opportunity to be part of this process. Golder stated we are going to get notices to the
park management to make sure that the individuals are notified. Golder stated it depends
on the commissioners if they want to have more than one hearing but there will also be
City Commission level review regarding the financing of the community. Poyner stated it
is important to take into consideration the buffer zone and fencing he thinks that is a good
idea. He stated he isn’t sure what the impact of lighting will be. Golder stated we have
been provided a lighting plan, we can get that to the commissioner. Poyner questioned if
there was a traffic assessment. Golder stated in the report there is a projection of what
apartments will generally generate. She stated we asked the applicant to provide us an
assessment of what reduction in vehicle count might happen given the fact that the
project is located on the Silverline.

Brainard stated she did have concerns about the buffer and screening but it sounds like
they will be getting us some revisions. She stated the density jumped out at her she had
some concerns, however, there is a need for additional housing and being on the
Silverline there are a lot of pros to the project overall.

Holtrop stated if we are following guidelines in the FBC he is good with the project. He
stated he didn’t know if there was a way to reduce density and add more amenities but
that is his comment. He stated he noticed the bark park in the back corner. He stated if he
lived next door to that he was wondering whether or not he would appreciate it and
questioned if that could be moved. He stated Kelloggs Woods Parks about 4 blocks down
the road has a dog park. He wondered if he could connect somehow walking out the north
side of his parcel or not. Holtrop questioned the timeframe. Knox stated they plan to
submit their loan application to MSHDA this coming December 16, 2021, with their pilot
application 90 days after that with a potential closing date of October 1, 2022 and
construction starting then as well.

Benoit stated we approved this FBC and haven’t had a lot of bites except for apartments.
Golder stated one of the things we thought made Division Ave unsuccessful is the lack of
people living there so we were hoping for apartments. She stated we didn’t think we
would get a lot of mixed use and that was confirmed by the Division United Consultant.
She stated she thinks if we get more residential, because we don’t have any more big
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lots, it will be more townhouse, duplexes and 4 unit type. Benoit questioned if we put a
cap on apartments in the FBC. Golder stated no we didn’t. She stated we could look at
our Master Plan and be more specific in the FBC area. Benoit stated we have had two of
these developments now and it sounds like both of them need a few variances. He
questioned should we be tweaking the FBC. Golder stated the reason why we did what
we did is because the flex building is the only building that allows for sloped roofs. She
stated we discussed if we wanted something to be able to convert back to commercial and
vice versa and we want to be as flexible as possible. She stated the consultant thought it
was important to not have the buildings be too long. Benoit stated the biggest thing he
sees with the lighting is that it is supposed to stop at the property line, but the problem is
residents still see the light and those are the biggest complaints he hears, but he lets them
know yes you are going to see the light.

Quinn he would like to see a buffer but noted they plan to address that.

Pemberton stated density jumped at him. .He would like to see a few more onsite
amenities. He stated they have some hurdles to get through, but he would like to see it
happen. He stated he is excited to see this plan.

Jones questioned if Family Dollar is not amenable to using their parking lot what is their
next plan. Fergatos stated they have had trouble getting in contact with them. Family
Dollar and the Dollar store are now merging and the merger along with their legal
counsel was just completed yesterday. They have been held up and supposed to reach out
to him sometime this week. He stated they seemed like they are going to work with them
it doesn’t impact Family Dollar. Jones questioned the Silverline parking lot. Fergatos
stated they have had conversations with them and they are open to it. He stated long term
the developer can provide some type of connection across the ditch so residents don’t
have to walk along Division to get in there. Jones stated the open space and amenity
space is also important. Jones also stated it would be her vote to relocate the carports.
Know stated they have some other places they could put them and will be looking into
that.

L New Business
There was no New Business

J. Other Business
1. Commissioners’ Comments
2. Staff’s Comments

K. Adjournment
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Motion by Commissioner Benoit, supported by Commissioner Poyner to adjourn
the meeting.

- Motion Carried (7-0) —
- Kape absent -

Meeting adjourned at 9:15pm

Respectfully submitted,
Ed Kape, Secretary



Memorandum

TO: Planning Commission

FROM: Terry Schweitzer, Community Development Director
DATE: November 16, 2021

RE: Updated Master Plan Memo-2802 44" Street

During the November 9, 2021, work session there was good discussion concerning the master
planning of 2802 44 Street, SE. It appeared the consensus of the commission was that it may
be appropriate to change the Office land use designation to Low Density Residential like the
residential development to the north, south and east.

The staff report and graphics provided to the Commission in advance of the meeting made note
of the land use designations and development densities of the surrounding properties. The forms
of the surrounding residential development include single family detached subdivisions, single
family attached condominiums and attached apartments. The density of the detached single
family developments are relatively lower than the density of the attached residential uses.

Another prominent factor in the land use planning discussion of this 4.7 acre site is its
relationship with the 24 acre area south along the Walma Avenue frontage. In 2004 the 29-acre
area on the southeast corner of 44" Street and Walma Avenue was zoned R1-C Single Family
Residential and Master Planned for Medium Density Residential use. That summer the property
owner sought and secured rezoning of the southernmost 24 acres to RPUD-1 to accommodate a
plan for a low density attached condominium development at 4 units per acre. The northernmost
balance of the site was rezoned to Office. The subsequent update of the city’s Master Plan in
2005 reflected the changes in land use associated with the approved rezonings.

In the past two years the city has approved changes to the development plans for the RPUD-1
zoned properties. The northernmost 12.83 acres is being developed to accommodate the 38-lot
Wildflower Estates single family detached plat. Along the north edge of the plat there is a
designated wetland area common to the subject site. The southernmost 11.82 acres, Woodhaven
Condominium, has received final site plan approval to construct 41 single family attached
dwellings. However, the 4.7-acre subject site fronting on 44" Street is still zoned office and has
not been developed over the past 17 years.

1|Page 2802 44'" Street Master Plan Amendment Review



If the land use designation is changed to Low Density Residential the associated zoning districts
would still make special land use allowance for clinical office use for the admittance and
treatment of human patients by a professional, such as a physician, dentist, or the like, except,
that under this provision, the patients are not lodged therein overnight.

Next Steps

On November 23, 2021, a public meeting will be held inviting residents residing within 300 feet
of the property at 2802 44" Street to discuss the proposed change in the master planned land use
designation of the site from Office to Low Density Residential. This meeting will initiate the
minimum 42-day review period required under State Law to accept comment on the proposed
master plan amendment. No action will be taken at this time.

On January 25, 2022, a public hearing will be held inviting residents residing within 300 feet of
the property at 2802 44" Street as well as area transportation, railroad and land use agencies,
adjoining communities and public utility providers. The Planning Commission can then take
formal action on the request.
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