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	PLANNING COMMISSION MINUTES - CITY OF INVER GROVE HEIGHTS

Tuesday, May 18, 2021 – 7:00 p.m. 
**REMOTE MEETING**

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

Commissioners Present:	Elizabeth Niemioja
				Annette Maggi
				Dennis Wippermann
				Pat Simon 
				Scott Clancy
				Kate Challeen
				Joan Robertson
				Jonathan Weber
				Brett Kramer
				
Commissioners Absent:	
				
Others Present:		Allan Hunting, City Planner
				Heather Botten, Associate Planner

[bookmark: _Hlk18566395][bookmark: _Hlk11742723][bookmark: _Hlk496171447]Chair Niemioja explained the public participation process.  


APPROVAL OF MINUTES
The minutes from the April 20, 2021 Planning Commission meeting were approved as submitted.


KAYAK PROPERTIES - CASE NO. 21-30Z

Reading of Notice
Commissioner Simon read the public hearing notice to consider the request for a rezoning of the property from R-1A, single-family residential to R-1C, single-family residential, for the property located at 2644 70th Street.  35 notices were mailed.

Presentation of Request
Allan Hunting, City Planner, explained the request as detailed in the report.  He advised that the applicant would like to subdivide the existing parcel and create two new lots.  The property is 1.63 acres in size.  To subdivide the parcel, a rezoning to R-1C would be required.  The property is currently zoned R-1A which requires a 40,000 square foot minimum lot size.  The R-1C district requires a 12,000 square foot minimum lot size.  If the rezoning is successful, an application for a preliminary and final plat would be required.  The proposed subdivision would be consistent with the comprehensive plan designation which allows 1-4 units per acre.  The current zoning of R-1A, which has a minimum lot size of 40,000 square feet, was set up for homes that at the time were not connected to sewer or water.  With city utilities now available to this area, all lots would need to be connected to city sewer and water.  One lot would be created around the existing house and two lots would be created that would access Bovey Avenue.  The proposed lots would range in size from 21,000-25,000 square feet.  The lots abutting this property to the south are roughly 12,000 square feet in size.  Staff received two emails; one was included in the packet and the other was emailed to commissioners yesterday.  Staff recommends approval of the request.  

Chair Niemioja noted that commissioners actually received emails from three residents (Skradski, Krumrie, and Borscheid/Habeck).  

Opening of Public Hearing
Mr. Hunting advised that the applicant was having difficulty logging into the virtual meeting.

Commissioner Clancy asked for clarification of future utility connection requirements.

Mr. Hunting replied that if the lots were created, they would have to install sewer and water stubs to the property lines for each of the lots.    

Chair Niemioja asked if all the proposed lots would be over 21,000 square feet in size.

Mr. Hunting replied in the affirmative.  

Terry Buchanan, 3495 Northdale Blvd, Suite 200, Minneapolis, advised he was available to answer any questions.

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

Mr. Buchanan replied in the affirmative.  

James Hartman, 7055 Blake Path, stated he lived behind the subject property and was concerned about his existing drainage problem.  He advised that he contacted the City Engineer about this issue about a month ago.

Chair Niemioja asked staff if they were aware of this existing issue.

Mr. Hunting replied he was not, but that engineering was likely working on that independent of this rezoning request.

Chair Niemioja asked if all the water issues would be approved by the engineering staff when the final subdivision plat was reviewed.

Mr. Hunting was unsure how the engineering review of this plat would affect what appears to be current drainage issues.    

Mr. Buchanan stated that the final grade typically must be approved by the city after the house is built.  

Chair Niemioja asked Mr. Hartman if that provided clarification.  

Mr. Hartman replied it did not.  He thought a plan would be discussed tonight for his drainage problem.    

Chair Niemioja advised that unfortunately commissioners did not have the information being requested for matters relating directly to Mr. Hartman’s property, but the applicant would have to manage the water properly from the proposed lots.    

Commissioner Simon asked if the applicant would need to come in with a preliminary and final plat for the new lots and, if so, would the water issues be addressed at that time.  

Mr. Buchanan replied that their plan was to sell the lots.  The builders would have to get the final grade approved by the city to ensure the lot drainage flows properly.    

Mr. Hartman asked if he would incur any expense with his drainage issue.  

Chair Niemioja stated that the commission did not have any information on a drainage issue on Mr. Hartman’s property related to this matter.  Any additional water coming onto Mr. Hartman’s property from the subject properties would be dealt with in conjunction with the plat application.    

Mr. Hunting stated any complaints to the City Engineer on an existing drainage problem would be handled separately from the subdivision plat.   Engineering reviews the grading and stormwater management for any house being constructed to make sure it does not have a negative impact on neighboring properties.    

Mr. Buchanan stated the elevation of the lot would provide several possibilities as far as moving dirt or directing drainage to the street.  It is currently elevated from the street, there is no lowland, and it is currently being cut and maintained.   

Mr. Hartman asked who owned the subject property.    

Mr. Buchanan replied that he did.  

Mr. Hartman asked if he bought it from the prior owner.

Mr. Buchanan replied in the affirmative.  

Mr. Hartman advised that he was told this was park property.    

Mr. Buchanan replied that he did not know about any park property.

Mr. Hunting advised there was no park property in this vicinity on the south side of 70th Street.  

Mr. Hartman stated the prior owner told him he had not paid taxes on the property because after he passed away the property would become City Park property. 

Mr. Hunting clarified that it would not go to the City of IGH.  The City never acquired this property, it has always been in private ownership, and he could not speak to what the previous owner was telling neighbors.  

Mr. Hartman replied that the previous owner was paying less than half the taxes he should have been paying on the property.

Chair Niemioja replied that they could not resolve that issue here as they did not know the history of the property; she noted it was not relevant to the request.    

Chair Niemioja closed the public hearing.

Planning Commission Recommendation
Motion by Commissioner Simon, second by Commissioner Weber, to approve ethe request for a rezoning of the property from R-1A, single-family residential to R-1C, single-family residential, for the property located at 2644 70th Street, with the conditions listed in the report.

Motion carried (9/0).  This item goes to the City Council on June 14, 2021.

Motion by Commissioner Robertson, second by Commissioner Weber, to accept the additional two emails not included in the original report into the public record.

Motion carried (9/0).


RACHEL DEVELOPMENT – CASE NO. 21-29PAZ

Reading of Public Notice
[bookmark: _Hlk74646385]Commissioner Simon read the public hearing notice to consider the request for a rezoning of the property from B-3, General Business to R-3C, Multi-Family Residential, and a Comprehensive Plan Amendment to change the land use from NC, Neighborhood Commercial to MDR, Medium Density Residential, for the property located at 7855 Cahill Avenue.  9 notices were mailed.

Presentation of Request
Heather Botten, Associate Planner, explained the request as detailed in the report.  She advised that the property is 3.81 acres in size and is currently zoned B-3, General Business and guided for Community Commercial. The applicant would like to develop a 40-unit one-level senior assisted living and memory care facility on the property which requires a comprehensive plan amendment to MDR, Medium Density Residential and a rezoning to R-3C, Multiple-Family Residential.  The surrounding uses include commercial to the south and east, city park to the west, and single-family residential to the north.  Multiple-family housing is typically developed along collector roads and is compatible with the commercial uses in this district.  The proposed zoning and land use does not appear to be out of the character for the surrounding neighborhood and is a good transitional use between the single-family residential to the north and the commercial development to the south.  Staff recommends approval of the request with the two conditions listed in the report.  Staff did not hear from any of the surrounding property owners.  

Commissioner Clancy noted that this property has been for sale for a long time and asked if the City was aware of any prior interest in this property.  

Ms. Botten replied that in 2020 a three-story climate-controlled storage building was approved for this site; however, it did not come to fruition.  That is the only project she is aware of for this property.    

Opening of Public Hearing
David Stradtman, Rachel Development, 3180 Napier Court NE, St. Michael, advised that he was available to answer any questions.

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

Mr. Stradtman replied in the affirmative.  He advised that many cities see the proposed assisted living/memory care facility as a quasi-commercial use, and it will provide a nice buffer between the residential and more intensive commercial uses.  None of the occupants in this facility will have their own vehicles.  Staff will be on site 24 hours a day providing for medical needs.    

Commissioner Wippermann asked who would be managing the facility.  

Mr. Stradtman replied that Life Spark, a well-respected experienced operator of senior assisted living facilities, would manage this facility.  He advised that they have partnered with them at numerous locations, and they have a minority ownership stake in these facilities and are therefore very much invested in the success of the facility.    

Chair Niemioja asked what the staff ratio would be for this facility.

Mr. Stradtman replied there would be good care ratios for the residents living in this facility; typically, there would be 25-30 staff members.  A facility like this would not produce a lot of traffic and they have found there is a need for facilities like this that provide higher-level acuity and memory care.  

Commissioner Robertson noted that there were several assisted living facilities in the city and asked if the applicants had done any market analysis that led them to believe they would be successful at this location.  

Mr. Stradtman replied that they do extensive market research for each location as this is a significant investment.  They have found that there is a gap in the market between independent senior living facilities and nursing homes.  The proposed facility fills in the gap and provides an alternative for people who need care and cannot live by themselves. 

Commissioner Robertson asked if the applicants had other facilities located in commercial areas similar to this.

Mr. Stradtman replied in the affirmative.  He noted that they want people to be aware of where they are located so when they need to find a place for a loved one, they are top of mind.  The fact that Cub Foods is across the street with high traffic volume would be beneficial in that regard.    

Commissioner Robertson asked if this would be a for-profit entity.  

Mr. Stradtman replied in the affirmative.  They can be good businesspeople while also being positive members of the community and serving a need.   

Chair Niemioja closed the public hearing. 

Planning Commission Discussion
Commissioner Weber believed this was a well thought out plan and a good fit for this area.    

Commissioner Kramer agreed, stating in his opinion this was a much better utilization of the property than the previously approved storage facility.  The park setting would be beneficial for the residents and visitors and staff would have the convenience of being near Cub Foods, McDonalds, etc.  

Planning Commission Recommendation
Motion by Commissioner Kramer, second by Commissioner Maggi, to approve the request for a rezoning of the property from B-3, General Business to R-3C, Multi-Family Residential, and a Comprehensive Plan Amendment to change the land use from NC, Neighborhood Commercial to MDR, Medium Density Residential, for the property located at 7855 Cahill Avenue.    

Motion carried (9/0).  This item goes to the City Council on June 14, 2021.


DAKOTA COUNTY COMMUNITY DEVELOPMENT AGENCY - CASE NO. 21-27PZS

Reading of Notice
[bookmark: _Hlk74915044][bookmark: _Hlk74914556]Commissioner Simon read the public hearing notice to consider the request for a comprehensive plan amendment to change the land use from LDR and Mixed Use to HDR,  High Density Residential, a rezoning of the parcel to R-3C, Multiple-Family Residential, a preliminary and  final plat for a one lot subdivision, a conditional use permit for a 34 unit multiple family development, a vacation of an unimproved alley, and variances from setbacks and any other variances related thereto, for the property located between Delilah Avenue, 63rd Street and Dilley Avenue along Concord Boulevard.  36 notices were mailed.

Presentation of Request
Allan Hunting, City Planner, explained the request as detailed in the report.  He advised that Dakota County has purchased several lots along the west side of Concord over the years between 63rd and 64th Streets.  Their plan has always been to redevelop the site into a multiple-family development.  The project would consist of 34 units in a 7-building townhouse development.  The development would require a comprehensive plan amendment to remove the existing low density residential and mixed use and re-guide it to high density residential.  The applicant is asking to rezone the property to R-3C, multiple-family and for approval of a preliminary and final plat which combines all the land into one lot.  The project is designed to provide a main street design with sidewalk access to the main roads giving this a sort of downtown feel and will include two small tot lots. They are proposing to vacate a portion of the existing alley and are asking for a conditional use permit (CUP) for a 34-unit multiple family development.  Four variances are being requested for building setbacks, parking lot setbacks, building coverage and impervious surface coverage.  He noted that some additional emails were provided to commissioners in addition to the emails included in the packet.  Staff supports the project as presented.  

Commissioner Robertson had concerns about the amount of impervious surface being proposed and asked if engineering staff had commented on the significant grade drop from Dilley Avenue.    

Mr. Hunting was not aware of any comments specifically regarding the grade change, but engineering did not have any issues regarding their general review of the project and associated plan to manage stormwater.  

Commissioner Challeen noted that the development would be on a very busy road and asked if there were any thoughts on traffic management.    

Mr. Hunting advised that the County Plat Commission reviewed the plat and made no comments or recommendations for any traffic improvements or controls.  Their only comments were around pedestrian circulation.  

Opening of Hearing
Kari Gill, Dakota County CDA, 1228 Town Centre Drive, Eagan, advised she was available to answer any questions.

Chair Niemioja asked the applicant if she read and understood the report.

Ms. Gill replied in the affirmative.  She advised that the CDA purchased the first dilapidated home in this development in 2007 at the request of the city.  Over the years they have acquired the other homes from willing sellers as they became available.  After speaking with the City, they put together a plan for potential redevelopment of the site for multi-family housing.  They are proposing a 34-unit development with a mix of 2- and 3-bedroom units.  This is for workforce housing, which is families with children targeted at 60% of area median income; there are both minimum and maximum income requirements.  They have 26 of these developments throughout Dakota County with the average income served being about $35,000.   If the building were open today the monthly rents would be $800 for a 2-bedroom and $885 for a 3-bedroom.  The soonest they would likely begin construction would be 2022.  The CDA does their own property management and maintenance, and their staff is well trained and readily available.  They also have a site attendant that will notify staff of any issues.  They do tenant background checks, including former rental, criminal, and credit checks.  They have three similar developments in Inver Grove Heights, with the first being built in 1994.  The CDA has three senior buildings in the city as well.  

The architect, Andy Madson, LHB, 701 Washington Avenue N, Suite 200, Minneapolis, stated the proposed development consists of mainly two portions of the site separated by the existing alley.  There is a fair amount of topographical changes on the west side of the site and the east portion is fairly flat.  All parking for the development will be accessed off the alley.  The plan proposes to vacate the public alley from mid-block down to the south and make that alley segment part of the development.  The bulk of the surface parking for the site will be to the west side of the alley.  A retaining wall will be required west and north of the surface parking to seat the parking lot into the hillside.  They are proposing 34 separated private garages.  Overall, the development provides 2.5 stalls per dwelling unit.  All buildings in the development will be two stories tall except for the two one-story garage buildings.  Concord is a County road and the CDA recently learned that the County will be seeking an additional four feet for the sidewalk easement along Concord to potentially widen the sidewalk along the eastern edge of the site in the future.  This new information is prompting the following recommendations from the CDA to the submitted proposal:  contingent upon approval the CDA would like to eliminate the individual front entry approach in Buildings 3 and 8.   The CDA is also asking to work with City staff to select an appropriate tree variety along Concord to ensure it will still flourish if the sidewalk is widened.  Each unit fronting on the courtyard has a direct entry door to provide access to the recreation space and tot lot.  The townhouses that back up to the courtyards are organized with the main living areas of the house looking onto the courtyard to help foster community and connectedness with that shared space.  Their engineers have been working extensively on handling the stormwater. They will be installing large storage tanks below the green spaces.  

Commissioner Robertson asked where the water stored in those tanks would ultimately drain to.  

Mr. Madson stated he was not the civil engineer on this project, but his understanding was that the storage under the green spaces in the courtyards was intended to handle the bounce of a big storm event.  He assumed the stormwater would ultimately end up in the Mississippi River through the storm sewer system.    

Matt Oxford, 6259 Concord, stated he lived just south of the proposed project.  He is very familiar with the area as he has been a resident there for 30 years and has owned business and rental properties on Concord.   He advised that he was calling from Alaska tonight. He is concerned about the site being so close to the road, the trains go by continuously, and there is heavy traffic.  He has two children with respiratory issues, and he believes it is from living in that area.  He questioned why they would expose people that were already struggling to those kinds of difficulties.  He has waited for this vision of Concord to occur but all they have gotten is used car lots.  Also, the houses the CDA purchased were meth houses and he questioned how that would impact the water.  The only nearby food source was Holiday, and It was not safe for children to cross the road to get to it.   In his opinion a smaller development or senior living would be more applicable.  Putting the proposed development here would be a drain on the police force and schools.  In his opinion the dog park site would have been a better location for this type of a development.

Chair Niemioja asked if someone could explain the proposed noise mitigation measures.  

Mr. Madson explained that they are proposing laminated glass for sound reduction, and they designed the townhome units using the staircase to the second floor as a buffer between the living space of the home and Concord Boulevard.    

Mr. Oxford advised that the train noise is intense, especially on the second floor.  

Chair Niemioja asked if someone could address the analysis of whether this was an appropriate CDA location.

Ms. Gill stated most of their tenants are working families with kids that are going to school like the other families living in the neighborhood in the single-family homes.  Eliminating the front entries along Concord would help prevent kids from going that direction and instead towards the internal courtyard.  She did not think it would be different from other families living in the area in terms of it being a suitable place to live.  

Chair Niemioja asked the applicants if they were aware of any intent by the County of improving crosswalks to get to the other side of Concord.    

Ms. Gill replied that the County intended to remove the existing parking spots on Concord and at some point add a small median so pedestrians would have a place to stop while waiting for traffic.  

Mr. Oxford stated this was better suited as a commercial property.   He stated it seems like this area cannot figure out what it wants to be.  No one has built a new home in this area for a long time.  The people that live in this area are just hanging on because they cannot afford to move anyplace else.  He felt the dog park was a good fit, but this was not a good place for children, the road was too busy, there is no bus line, and installing heavier glass only reduces sound when you are in the house.  He recommended they hold off and see how things shake out before moving forward.  Mr. Oxford suggested getting feedback from the fire department, police department, schools, and others that would be impacted.  In his opinion the number of variances being requested for this project is a red flag.  He noted that the auto business across the street blacktopped their whole lot on a Sunday and no one did anything about it.  

Chair Niemioja noted that residents should call the City in situations like that.    

Greg Grover, 7231 Cahill Avenue, stated he owns property at 5975 Concord and was raised at 5995 Concord.  He agreed with Mr. Oxford’s comments, thinks they are proposing too much density for a property this size, it has noise and air pollution, and it is not a good location for children.  He stated one car garages would not be enough and they would likely have a parking problem.  A car wash or restaurant would be a better use for this property rather than housing.  Rental units will result in issues no matter how carefully they screen their tenants.  Dakota County has two scattered site houses a block or two north of here and there has been trouble at those locations.    

Chair Niemioja asked the applicant to clarify how many vehicles a resident could have on this property.

Mr. Madson advised that they are proposing 34 two- and three-bedroom units.  Each unit will have a single car garage and there will be an additional 51 surface stalls which will meet the City’s 2.5 stalls per unit requirement.  

Chair Niemioja advised that they have not encountered air quality concerns before and asked how they would consider air quality and habitability.

Mr. Hunting stated he did not have any comments on that topic as it was not a standard thing that would be reviewed for subdivisions.    

Mr. Grover advised that the MPCA would bring an air quality monitor down if it were requested and the results would likely halt this project because of the bad air.

Chair Niemioja asked how close the City was at hitting the target amount of workforce housing in our community.  

Mr. Hunting replied that the Metropolitan Council would like the City to provide for something like 570 affordable or workforce housing units in the next 20 years.  He was not sure exactly how many units they had at this point.    

Chair Niemioja closed the public hearing.    

Planning Commission Discussion
Commissioner Robertson advised that she picked kids up from school and stopped by this site on her way home.  Without any influence from her, the kids’ first reaction was that they felt sorry for any children who would have to live there.  She was concerned about the lack of public transportation and amenities in the neighborhood to support the residents (i.e., grocery store, drug store, etc.).  She was also concerned about kids crossing Concord, stating she often sees children attempt to cross Concord from the mobile home community to the gas station.  Lumping together those issues with her own perception, and the air quality concerns, makes her question whether this is a good fit for this area.  

Commissioner Weber agreed that this area should be developed but did not think this was a good fit.  He is not comfortable with the number of variances being requested and stated they would not recommend approval for an individual requesting this type of variance.  At this point he would not support the request and suggested that they restructure their proposal.  

Commissioner Maggi was supportive of the CDA’s work but agreed that they should revamp their plan to one that better aligns with the requirements for this location.   

Chair Niemioja stated she did not have a problem with the rezoning and proposed density but agreed with some of the setback concerns.  Because there are a lot of families with children already living in this area, she would recommend that the MPCA look at this area regarding air quality to make sure residents are safe.  

Planning Commission Recommendation
Motion by Commissioner Weber to approve the rezoning of the parcel from R-1C, Single-Family Residential to R-3C, Multiple-Family Residential. 

Chair Niemioja asked if he wanted to address the comprehensive plan amendment first.  

Mr. Hunting clarified that the report did not list all the land use requests.  The applicant is requesting six actions, including a comprehensive plan amendment with two conditions, a rezoning, preliminary plat, conditional use permit, the variances, and a vacation of the alley, on which the commission may want to add a condition that the utility and road easement must be put in place.

Commissioner Weber thanked staff for the clarification.

Motion by Commissioner Weber, second by Commissioner Clancy, to approve a comprehensive plan amendment to change the land use from LDR and Mixed Use to HDR, High Density Residential and a rezoning of the parcel from R-1C, Single-Family Residential to R-3C, Multiple-Family Residential, with the conditions listed in the report.    

Motion carried (8/1 - Robertson).  

Commissioner Weber asked if they could temporarily deny the vacation until the applicants come back with a revised preliminary plat.

Mr. Hunting replied that they could recommend denial tonight and see what action Council takes.

Chair Niemioja questioned why they would not approve the vacation.

Motion by Commissioner Weber, second by Commissioner Simon, to approve the vacation of an unimproved alley, with the conditions and easements specified by staff.  

Motion carried (9/0).  

Motion by Commissioner Weber, second by Commissioner Maggi, to deny the request for a preliminary and final plat for a one lot subdivision, a conditional use permit for a 34-unit multiple family development, and variances from setbacks, with the justification for denial as previously discussed.   

Motion carried (9/0).  

Mr. Hunting requested they summarize their rationale for denial.

Chair Niemioja felt the practical difficulties were weak, especially regarding safety for children.

Commissioner Robertson added safety for children as it includes a recommendation for an air quality study, and the lack of public transportation and general amenities in the neighborhood.

Commissioner Maggi noted that things like air quality were not within the Planning Commission’s purview of land use.  

Commissioner Weber stated that the basis for denial of the preliminary and final plat was the standard layout that went around with the setbacks and with the design of the property, for the CUP setbacks and use of the surrounding facilities for parking, etc., and for the variances they are way below the standards that they would look at for that type of area so commissioners would like them to go back and redesign their plan.  

This item goes to the City Council on June 14, 2021.  

Chair Niemioja noted that there will be two new commissioners at the next meeting.  She also pointed out that they had a caller from Alaska tonight and hoped residents could continue to have the ability to call in even when they go back to in-person meetings.  She thanked Annette Maggi and Brett Kramer for their work on the Planning Commission and asked commissioners to advise staff of any planned vacations to ensure they have a quorum.    


The meeting was unanimously adjourned at 8:22 p.m.

Respectfully submitted,

Kim Fox
Recording Secretary
