PLANNING COMMISSION

DATE: 10/28/13

AGENDA ITEM: 4A —PuUBLIC HEARING
CAse # 2013-35

ITEM: Comprehensive Plan Amendment — Diedrich Property

SUBMITTED BY: Nick Johnson, City Planner

REVIEWED BY: Kyle Klatt, Community Development Director
Washington County

SUMMARY AND ACTION REQUESTED:

The Planning Commission is being asked to consider a request to amend the Lake EImo
Comprehensive Plan to change the future land use designation of property immediately east of Lake
Elmo Avenue and approximately 2,200 feet north of Interstate 94 from HDR — Urban High Density
Residential to MDR — Urban Medium Density Residential. The applicant has submitted a
Preliminary Sketch Plan for a proposed residential subdivision to support the Comprehensive Plan
Amendment (CPA) request. It is anticipated that the applicants will be presenting a formal Sketch
Plan at an upcoming Planning Commission meeting. Staff is recommending that the Planning
Commission recommend approval of the request.

GENERAL INFORMATION

Applicant: Tammy Diedrich and Gary Reider, 7401 Wyndham Way, Woodbury, MN
Property Owners: Tammy Diedrich and Gary Reider, 7401 Wyndham Way, Woodbury, MN
Location: Part of Section 36 in Lake EImo, north of 1-94, east of Lake EImo Avenue, and
south of the Cimarron Manufactured Home Park. PID Number
36.029.21.32.0002
Request: Application for Comprehensive Plan Amendment — HDR to MDR
Existing Land Use: Vacant
Existing Zoning: RT — Rural Transitional Zoning
Surrounding Land Use: North — manufactured home park; west — vacant/agricultural land, south
—single family home and golf practice facility, and east — light industrial
Surrounding Zoning: RT — Rural Transitional; RS — Single Family Residential; MDR — Urban
Medium Residential
Comprehensive Plan: Urban High Density (7.5 — 15 units per acre)
Proposed Zoning: MDR - Urban Medium Density Residential
History: The subject property is currently vacant.
Deadline for Action: Application Complete — 10/2/13
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60 Day Deadline — 12/1/13
Extension Letter Mailed — No
120 Day Deadline — 1/30/14

Applicable Regulations:  Article 10 — Urban Residential Districts (MDR)

REQUEST DETAILS

The City of Lake EImo has received a request from Tammy Diedrich and Gary Reider for a
Comprehensive Plan Amendment to change the future land use designation of property north of
Interstate 94 and east of Lake EImo Avenue from High Density Residential (HDR) to Medium
Density Residential (MDR). This property is located within the 1-94 Corridor Planning Area, and
was included in the previous Comprehensive Plan Amendment to incorporate the 1-94 Land Use
Plan. The property is presently owned by Tammy Diedrich and Gary Reider and is under contract for
purchase by Pratt Homes. Pratt would like to develop the property as a single family
attached/detached townhome development at a density that is lower than the future land use guidance
of HDR (7.5 to 15 units per acre) that was approved as part of the Comprehensive Plan Update.

In addition to the request for a Comprehensive Plan Amendment, the applicant has submitted a
preliminary sketch plan to aid the review of the CPA. The preliminary sketch plan includes 48 total
residential units (22 attached, 26 detached). While it is difficult to calculate an accurate figure for net
density at this time, it is anticipated that the proposed townhome development will have a net density
that is consistent with the City’s Urban Medium Density Residential - MDR land use category.
Finally, it is likely that the applicants will be presenting a Sketch Plan for formal review at an
upcoming Planning Commission meeting in the future.

BACKGROUND

The applicant’s site is currently vacant and is approximately % mile south of 10" Street (CSAH 10),
and just south of Cimarron Manufactured Home Park and Golf Course. Water services have been
requested by the applicant, but would need to be installed as part of a larger City project to extend
water down Lake EImo Avenue.

When the City drafted the future land use map for this area as part of the 1-94 Comprehensive Plan
Update last year, this site was guided for high density residential development at a density of 7.5 to
15 units per acre. The applicants have stated that the existing HDR — High Density Residential
guidance for this site is not consistent with plans to develop the site as proposed in the submitted
preliminary sketch plan. Due to this inconsistency, the applicants are petitioning the City to change
the future land use map for this area to MDR — Medium Density Residential. Based upon a similar
request for the property to the south of the Diedrich property, as well as other feedback from the
development community in general, the market for high density multi-family housing does not
appear strong for this location at this time.

Finally, it should be noted that the property to the south the Diedrich property, the Landucci property,
is currently under contract by Ryland Homes. Ryland also petitioned the City for an amendment of
the future land use map in the Comprehensive Plan for this property, changing the land use
designation from Urban Medium Density Residential - MDR to Urban Low Density Residential —
LDR. The City Council approved this request on 10/1/13 (Resolution #2013-086) contingent upon
Met Council approval. In addition, Ryland completed a Sketch Plan review with the Planning
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Commission and City Council on 9/23/13 and 10/1/13 respectively. As part of the Ryland submittal
process for the Landucci property, the alignment of the 5" Street minor collector road was relocated
to the south to accommodate all parties. This alignment has been mutually agreed upon by all parties
and is included in both the sketch plan for the Landucci property (Ryland) and preliminary sketch
plan for the Diedrich property (Pratt).

PLANNING AND ZONING ISSUES

The City undertook a lengthy process to update the Comprehensive Plan for the 1-94 Corridor, which
included establishing a work group to help craft the overall land use plan and conducting a series of
meetings in order to receive public comments concerning the plan. The updated plan made several
modifications from the City’s earlier plans, and most significantly, created several different
categories of residential development. The approved plan now establishes three distinct residential
planning categories that use increasing densities to separate each of these residential areas ranging
from low density to high density. The City was also able to successfully negotiate a lower threshold
at the bottom end of the density scale in order to better respond to current market conditions.

In order to achieve the growth targets as specifies in the City’s Memorandum of Understanding
(MOU) with the Met Council, the City did need guide a certain portion of the 1-94 Corridor for
medium and high density residential development. The applicant’s site was determined to be an
appropriate location for high density housing. This decision was partly based on comments from the
impacting property owners stating their desire to guide their properties for the higher density
residential development.

The applicant’s parcel and parcel to the south are somewhat unique because they are isolated from
the larger residential areas within the 1-94 corridor. The subject parcel is located immediately
adjacent to land that is guided for Business Park development, while the remaining property it
borders is guided for high density residential. The property is also close in proximity to The Forest
single family residential neighborhood. Given the surrounding land uses, a rational argument could
be made to either keep this area guided for higher density residential development in order to provide
for additional buffering from future business park uses, or to change the designation to medium
density in order to better fit with the existing neighborhood across the street and the single family
development expected on the Landucci property to the south.

In order to consider a Comprehensive Plan Amendment, the Planning Commission should take into
account any changes that may have occurred in the community since the Comprehensive Plan was
adopted that would warrant an amendment. In this case, it has been a very short time since the 1-94
Corridor Land Use plan was adopted; however, Staff would like to note that in the time since
adoption there has been considerable interest in development from the market that was either lacking
or non-existent in the recent past. Based upon the nature of the development interest generated thus
far, there has been little interest in multi-family residential projects in the areas that have been guided
for such uses. Obviously the market can and will change in the future, but the City will be faced with
significant infrastructure costs (and potential penalties under the MOU) should projects fail to
materialize.

REVIEW AND ANALYSIS
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The applicant’s site is 14.34 acres in size, representing a small portion of the total 1-94 development
area. Given the size of the parcel, the proposed reduction in overall density will not have a significant
impact on the overall projections for residential units in this area. Additionally, the three residential
categories that are used in the Comprehensive Plan are defined by a range of units, which provides
some additional room for the City to achieve its City’s growth targets while taking into account the
uncertainty surrounding the true development potential for any given parcel of land. The City did not
perform any detailed studies to identify how much of each parcel in the corridor was developable

(i.e. not wetland, heavily wooded, located on steep slopes, etc.), and the range will allow some
leeway for allowing an appropriate level of development that is consistent with the City’s overall
goals and objectives for growth and development.

Staff is also continuing to work with the Met Council to achieve the City Council’s stated objective
of reducing the overall residential unit counts that are mandated under the MOU. Given recent
conversations with the Met Council, the City anticipates that some relief will be granted, reducing the
overall projected REC unit and population figures as part of the upcoming 2040 projections. It is
Staff’s initial opinion that any reductions would likely occur in the areas of the City that are guided
for the denser residential categories since it may be difficult to develop the entirety of these areas at
the planned higher densities.

Finally, it should be noted that Washington County submitted review comments related to the
requested Comprehensive Plan Amendment. Washington County’s review comments can be found in
attachment #5. While the majority of the review comments are applicable to the Preliminary Sketch
Plan submitted by the applicants, it should be noted that Washington County does not offer any
objection to the request to amend the City’s Comprehensive Plan.

DRAFT FINDINGS

Given the relatively small size of the applicant’s parcel (taking into account potential changes in the
vicinity) and the current lack of interest in high density, or multi-family, residential development,
Staff is supportive of the proposed amendment and is recommending approval of the requested
change to the Comprehensive Plan based on the following findings:

1. That the proposed area impacted by the proposed amendment is relatively small and will not
have a significant impact on the City’s ability to achieve its 2030 household and population
forecasts.

2. That current market conditions are not favorable for multi-family housing, yet it is in the
City’s interests to accommodate market-driven development at present in order to provide a
reasonable return on recent major infrastructure improvements.

3. That the City is continuing to work towards potential reductions to the 2030 growth targets
specified in the Met Council MOU that will likely reduce the amount of areas in the
community that are guided for high density housing.

RECCOMENDATION:

Staff recommends that the Planning Commission recommend approval of request by Tammy
Diedrich and Gary Reider to amend the Lake EImo Comprehensive Plan by changing the future land
use designation of property immediately east of Lake EImo Avenue and approximately ¥2 mile south
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of 10" Street North (PID: 36.029.21.32.0002) from HDR — Urban High Density Residential to MDR
— Urban Medium Density Residential. Suggested motion:

“Move to recommend approval of the request by Tammy Diedrich and Gary Reider to amend the
Lake EImo Comprehensive Plan based upon the findings outlined in the Staff Report”

ATTACHMENTS:

1. Application w/Narrative and Preliminary Sketch Plan

2. Location Map

3. Future Land Use Map (Map 3-3 from Comprehensive Plan)
4. Proposed Amendment: MDR to LDR

5. Washington County Review Comments

ORDER OF BUSINESS:

- INtroduction ... Community Development Director
- Report by Staff ... Community Development Director
- Questions from the Commission............cccccveeueee. Chair & Commission Members
- Open the PUBIIC HEAING .....oviuiiiieeee s Chair
- Close the PUDIC HEAING.......coiiiiiieiieieee e Chair
- Discussion by the Commission ...........ccccevvvvernenne Chair & Commission Members
- Action by the CommisSioN..........ccocvvvvereivereseenn Chair & Commission Members
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w Source: Esri, DigitalGlobe, GeoEye, i-cubed, USDA, USGS, AEX, Getmapping,
Aerogrid, IGN, IGP, swisstopo, and the GIS User Community

Location Map: Diedrich Property (PIN: 36.029.21.32.0002)
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