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MEMORANDUM							

To:			St. Anthony Village Planning Commission
From:			Breanne Rothstein, AICP, City Planner
				
Date:			Planning Commission meeting on August 28, 2017	
					
WSB Project No.	02170-300
Request:	Comprehensive Plan Amendments, Preliminary PUD Development Plan, and Preliminary Plat for The Village, LLC 

GENERAL INFORMATION
Applicant:		The Village, LLC
Owners:		The Village, LLC
Location:		2401 and 2501 Lowry Avenue
Existing Land Use /	Manufactured Home Community/Single-Family Residential (approximately 97 			    	home sites and 95 RV sites); Bremer Bank Site/Commercial 
Zoning:
Surrounding Land	North: 	Low Density Residential / Zoned R-1 - Single Family Residential
Use / Zoning:	East: 	High Density Residential/Planned Unit Development Kenzington Terrace (ownership condos for seniors) are located immediately to the east (5 stories, plus at grade garage (70 feet in height).
South: 	High Density Residential and Commercial/Planned Unit Development  The Legacy (4 stories of rental, assisted living for seniors (48 feet), Walker Senior Housing (3 stories of affordable rental, assisted living for seniors (36 feet),  and Autumn Woods (3 stories general occupancy rental units (40 feet).
			West: 	Single-Family Residential and Commercial in Minneapolis
BACKGROUND
The applicant for the proposal, The Village, LLC, with lead developer Continental Property Group, purchased the Lowry Grove Manufactured Home Community on June 13, 2016. In the ensuing year, the mobile home park, and the former and new property owners were engaged in a series of State statutory requirements for mobile home park closures. The Lowry Grove mobile home park formally closed on June 30, 2017.
On October 24, 2016, the Planning Commission reviewed an initial Planned Unit Development (PUD) sketch plan submission for the site from The Village, LLC. An Environmental Assessment Worksheet (EAW) for the site was completed in November of 2016.
On July 18, 2017, The Village, LLC submitted a series of land use applications for their proposed redevelopment of the former Lowry Grove site. The proposed redevelopment now includes both 2401 Lowry Avenue (the site of the former mobile home park) and 2501 Lowry Avenue (the current site of Bremer Bank).

DESCRIPTION OF THE REQUEST 
The site under re-development consideration is approximately 17.26 acres located on the southwestern edge of the city of St. Anthony at 2501 Lowry Avenue and 2401 Lowry Avenue (see enclosed site location map). Bremer Bank (2 stories) is located on the southwestern-most corner of the property and has been added as part of the re-development plan since the review of the sketch plan. 

The preliminary plat and PUD preliminary development submittal proposes a residential redevelopment that includes several housing types, styles, and ownership models. There are a total of 833 housing units proposed on the site, comprised of five buildings of multifamily housing and 32 for-sale townhome units. Buildings A and C include 300 units of senior housing; Buildings B and D together are proposed to have 391 market-rate apartments; and Building E includes 110 units of affordable housing. Buildings A and B, set back behind the townhomes on the west side of the development, are proposed to be 55 feet in height (5 stories). Buildings C, D and E are proposed at 66 feet (6 stories).

The redevelopment proposal includes two stormwater retention ponds and a stormwater infiltration basin feature. Lot 2 Block 2 contains a 1.4-acre park with a six-foot sidewalk trail connecting Roads A and B. There are six-foot sidewalks along each of the proposed roadways. There are a total of 1,122 designated parking stalls proposed for the development. These include 988 enclosed parking stalls (64 of these are associated with townhome garages), 72 surface stalls (associated with Building E) and 62 on street parking stalls associated with roadway bump-outs across the development site.

The Village, LLC has submitted the following requests with their land use application for the redevelopment plan for 2401 and 2501 Lowry Avenue:
· Two Comprehensive Plan Amendments: 
· A comprehensive plan amendment to the High Density Residential district to accommodate a higher proposed density on the site. The overall site density is proposed as 48 units per acre. The current comprehensive plan allows a maximum density of 40 units per acre in areas guided for High Density Residential.
· At 2401 Lowry Ave, a comprehensive plan amendment to change the guided land use from Commercial to High Density Residential. 

· Rezoning request to change the zoning of the site from R1 – Single Family Residential (at 2501 Lowry Avenue) and C – Commercial (at 2401 Lowry Avenue) to Planned Unit Development (PUD).  A Planned Unit Development (PUD) preliminary development plan review is also requested, in accordance with the rezoning request.
· Preliminary Plat review for their re-development plan for 2401 and 2501 Lowry Avenue; a preliminary plat submission must include certain required elements to be considered for complete review.
Each of the components of the applicant’s land use request was accompanied by a separate narrative written by the applicant, and included as attachments. 


COMPREHENSIVE PLAN GUIDANCE
The Comprehensive Plan’s Land Use Plan discusses the following items related to the sites at 2401 and 2501 Lowry Avenue:
· It guides the 2401 Lowry Avenue (Bremer Bank) site for Commercial and the 2501 Lowry Avenue site for High Density Residential. It acknowledges that mobile home housing on the former Lowry Grove site was aging and states intent for a long-term redevelopment plan for higher-intensity use of the site.
· It states that any changes in land use would be initiated by the landowner, not proactively by the City.
· It states that any change in land use would require proper notification and provision for re-location under state statute.
· It states the importance of provision of affordable housing in this area to the community.
· It outlines a general vision, should the property re-develop, that includes a mix of multi-family housing (“townhomes and condominium apartments”)
· It discusses the need for better pedestrian improvements and streetscape on Kenzie Terrace.
· The density range for High Density Residential is specified as a minimum of  25-40 dwelling units per acre.

ZONING GUIDANCE
The 2401 Lowry Ave site is currently zoned C – Commercial, which is a zoning district that allows generally for retail sales and service uses. The 2501 Lowry Ave site is currently zoned R-1 – Single Family, which is a zoning district that allows for detached single family uses.  The applicant is requesting to rezone both sites to Planned Unit Development (PUD).  The intent of a PUD zoning designation is “to create a more flexible, creative, and efficient approach to the use of land”, and may include a greater use variety and dimensional flexibility than the underlying zoning district(s) would allow.

City Code section §152.203 (“ALLOWED USES”) stipulates that a PUD development plan may deviate from the area’s underlying zoning and allowed uses, and that the uses defined in the final PUD agreement take precedence:

“Uses within a PUD may include only those uses generally considered associated with the general
land use category shown for the area on the official Comprehensive Land Use Plan. However, in some
unique situations, the PUD may allow the approval of use or uses that are not listed as either permitted or conditional uses in any underlying zoning district. The specific allowed uses and performance standards for each PUD shall be delineated in an ordinance and development plan. The PUD development plan shall identify all the proposed land uses, which shall become permitted uses if the final development plan is approved.”

PRELIMINARY PUD DEVELOPMENT REVIEW
Staff deemed the preliminary plat submission complete after reviewing the submitted elements against the required information listed in §151.02. The following summarizes the proposal for each element of the preliminary plat and preliminary PUD site plan.

Housing Types and Massing/Height: The preliminary plat and PUD preliminary development submittal proposes a residential redevelopment that includes several housing types, styles, and ownership models. The table below summarizes the housing types and massing for each segment of the proposed development.
	Site Element
	Housing Type
	Total Units
	Height

	Building A
	Senior housing 
	130
	55’ (5 stories)

	Building B
	Market-rate
	171
	55’ (5 stories)

	Building C
	Senior housing
	170
	66’ (6 stories)

	Building D
	Market-rate
	220
	66’ (6 stories)

	Building E
	Affordable
	110
	66’ (6 stories)

	Townhomes
	For sale attached housing
	32
	1-2 story

	Total Units Proposed: 833 housing units

	Overall Site Density: 47.7 units per acre



Buildings A and B, both proposed at five stories in height, are set back behind the townhomes located along Stinson Boulevard. Buildings C, D and E, each proposed to have six stories, front Kenzie Terrace. Buildings A and C are proposed to be managed and operated by Ebenezer, a senior home community. Buildings B and D are proposed to be constructed and operated by Continental Property Group, and Building E is proposed to be constructed and operated by Aeon, an affordable housing developer. The townhome element will be sold to a townhome developer/builder.

Traffic, Streets and Access: The development plan proposes two main access points, one from Stinson Boulevard and one from Kenzie Terrace. Building E would also retain its existing access drives off of Stinson and Kenzie, but there are no proposed internal roadway connections between Building E and the remainder of the site. Roads A, B, C and D are included on the preliminary plat as Outlot A and are proposed as private roadways. A traffic study was completed as a part of the Environmental Assessment Worksheet (EAW) review, and detailed recommendations were included in that report. The traffic study includes a recent additional memo to include and evaluate existing and proposed volumes on Stinson Parkway and Lowry Avenue.

Parking: There are 1,122 total parking stalls proposed for this development. The table below summarizes the parking type, stalls and area associated with each segment of the proposed development.

	Site Element
	Enclosed Parking Stalls
	Surface Parking Stalls
	Parking Area (SF)
	Stalls per unit

	Building A
	130 (underground)
	--
	47,000
	1

	Building B
	222 (underground)
	--
	80,000
	1.3

	Building C
	222 (underground)
	--
	80,000
	1.3

	Building D
	285 (underground)
	--
	103,000
	1.3

	Building E
	65 (underground)
	72 (parking lot)
	42,000
	1.4

	Townhomes
	64 (garage)
	
	64,000
	2

	Guest Parking
	--
	62 (on-street)
	Not given
	--

	TOTAL
	958 stalls
	134 stalls
	
	













Landscaping: The plan provides a suggestion of the development’s landscaping concept through the Site Plan exhibit. However, the application does not include a separate landscaping exhibit and the elevation renderings do not provide landscaping detail. The site plan indicates boulevard tree plantings along the roadways surrounding Blocks 3 and 4 and the park plaza.  

Streetscape/Urban Design: The site plan and preliminary plat shows street design, sidewalks and trails incorporated into the project design. Setbacks shown on the site plan are 20 feet along most site boundaries (30 feet along Kenzie Terrace), while internal setbacks are zero feet. The applicant has also provided a narrative description of some of the design elements of the project including overall configuration of the parks and green space elements within the site design, height and density of the buildings, and integration of the site into the existing surrounding area and land use. 

Trails/Sidewalks: The preliminary plat shows 6-foot sidewalks integrated into the site design along all internal roads, as well as a sidewalk trail connecting Road A and Road B through the park plaza. While there is an existing sidewalk along both Stinson Blvd and Kenzie Terrace integrated into the project design, there are no proposed enhancements to existing sidewalks nor internal sidewalk connections proposed to connect Building E with the remainder of the site.

Public Spaces/Parks: The preliminary site plan includes the following park and public space elements. These are proposed to be open to the public, but privately maintained and programmed.
· Park/Plaza (Lot 2 Block 2): This 1.4-acre area is dedicated park space that includes a stormwater pond, a fountain feature, and a plaza. Site plan renderings show opportunity for additional park features to be incorporated into the park design. 
· Building plazas/open space: Buildings A, B, C and D each incorporate a plaza or courtyard area into their design.

Environmental Assessment Worksheet: A full report was completed for the analysis of the environmental impacts, including infrastructure impacts, contamination, traffic, and permitting required. Detailed information was analyzed, and this report is available on the city’s website, or at city hall.

Environmental (Contamination): There is contamination on the site from the apparent spreading of oil on dirt roads for dust control (historically), the location of a dry cleaner on the Bremer site, and the siting of underground petroleum tanks (historical). The appropriate Response Action Plan has been submitted and approved by appropriate agencies. The developer is intending to remediate all environmental contamination on the site as a part of redevelopment. The EAW completed for this site has listed the detailed permits and information related to this clean up effort.

Grading: A grading plan has been submitted that appears to involve significant grading and changes to the grade on the site. It appears that most, if not all trees, will be removed as part of the grading.

Stormwater Management: A stormwater management collection and treatment system is proposed through a system of curbing, catch basins, underground conveyance, ponding, and bio-retention. This includes traditional at grade ponds and below grade bio-filtration systems.

Utilities: Public sanitary sewer and watermain extensions and hydrants are proposed as part of this development. The infrastructure is proposed under private streets, with public easements over them. 

[image: ]Phasing: The staging plan depiction is shown below. The staging plan indicates the sequence of site development and indicates a total buildout time frame of 5 to 7 years. Building D, the roads, the utilities, the park, and the stormwater retention pond are all incorporated into the first stage of development. This will be followed by the construction of building A. Next staged are the townhomes, followed by Building C and then Building B. Building E is currently listed as “TBD” in the phasing plan. Aeon has indicated that they anticipate a 2019 construction season, depending on award of tax credits and other required funding sources.



Park Dedication Fees: Park dedication is required on all new subdivisions in St. Anthony. The amount of land (or cash in-lieu) will be determined at the time of final plat. All park dedication requests will need to be reviewed by the Park Commission. More details will be needed to determine appropriate park dedication obligation and credit.

Development Agreements/Contracts: A series of development agreements and contracts will be required for this project. These legal documents will be drafted and prepared at appropriate times during the final plat/final development plan stage.
Other Agency Requirements: In addition to city code requirements for the review and consideration of a Planned Unit Development preliminary development plan, re-zoning and subdivision application, this re-development is subject to many other jurisdictional requirements including the following:

State Rules Governing Completion of an Environmental Assessment Worksheet (EAW). Due to its size (over 375 attached units), State Rule 4410 requires preparation of an EAW to evaluate and identify existing environmental conditions and identify the impacts of this proposed development with regard to land use, soils, fish/wildlife, historical property, water resources, sewer, water, and transportation infrastructure and any potential noise, odor, light, or visual impacts. This document has been completed and several recommendations listed in this staff report are a result of this study.

Minnesota Pollution Control Agency. As part of the developer’s purchase of the property, Phase I and Phase II Environment Assessments were completed and identified several sources of contamination on the property, which will need to be properly handled and remediated through the process established by the Minnesota Pollution Control Agency. Additionally, sanitary extension and construction permits will also be needed. Copies of all required permits will be required to be submitted prior to final approval of the development.

Hennepin County Transportation. Kenzie Terrace is a County Road and coordination with their plans and needs regarding changes or upgrades to Kenzie Terrace is required. Copies of all access permits will be required to be submitted to the city prior to final approval of the development.

Minneapolis Park and Recreation Board. MPRB has submitted comments regarding the proposed development, outlining the process and permits required. The land under which Stinson Parkway is built is considered MPRB parkland, not right-of-way. Therefore, special review and provision must be made for any upgrades or impacts to Stinson Parkway, given its designation as parkland and the MPRB jurisdiction. Copies of all required Park Board permits will be required to be submitted prior to final approval of the development.

Mississippi Watershed Management Organization. This development will be subject to the rules of the MWMO and the city regarding pollutant loading reduction, discharge rates and volumes, and flood elevations. The city is the permitting agency for the MWMO.


COMMUNITY INPUT TO DATE
There has been much interest in this proposal, starting last year and continuing to-date. Staff has received almost 100 emails since the sketch plan phase, and has included them as an attachment. Additionally, staff has spoken with many residents and concerned neighbors and has summarized the concerns as follows:
· Concerns over the density and height of the proposal. The most common concern is the opinion that the comprehensive plan should not be amended to accommodate this development and that heights should be consistent with those around the site.
· Concerns over the loss of affordable housing. People have expressed the need to retain/replace affordable housing on the site.
· Concerns over traffic and safety. People have stated the increase in traffic on Stinson Parkway will reduce livability and increase congestion at key intersections.
· Concerns regarding views for existing Kensington Terrace residents. People have expressed concern over the reduction in views from their units.
· Concerns over tree removal. 
· Concerns over school capacity and other public services. 
· Concerns over the handling and treatment of stormwater runoff.
While there have been other concerns expressed, and also support expressed for the project, the overwhelming majority have stated the above concerns.

ANALYSIS
Comprehensive Plan Amendments Requests
The City must follow statutory requirements and ensure conformity within the comprehensive plan when amending its comprehensive plan, which serves as the foundation for land use policy. Section 152.002 establishes the purpose and intent of the city of St. Anthony’s zoning code. Therefore, Staff has evaluated the request for the comprehensive plan amendments using the standards set forth in Section 152.002:
A. Does the comprehensive plan amendment to increase the maximum allowable density from 40 to 48 units per acre achieve the following findings?
(1) The use districts are protected. Yes, use districts are not affected by this comprehensive plan amendment request.

(2) Orderly development and redevelopment is promoted. The increase in density requested does not promote orderly development since it is inconsistent with surrounding densities and inconsistent in density and scale with past re-development. Recent development in the city has been approved at 38 units per acre and 4 stories in height.

(3) The proposal provides adequate light, air, and access to property.  No, the proposed density does not allow adequate access within the site due to the location and placement of several, large retaining walls. The internal road and trail network does not allow for adequate access around all buildings.

(4) Prevent congestion in the public streets. No, allowing an additional increase in density will not prevent congestion on public streets. While an increase in traffic is expected, and the traffic study calls for the completion of required improvements associated with the traffic study, an increase in density will not improve the current or proposed traffic situation.

(5) Prevent overcrowding of land and undue concentration of structures by regulating land, buildings, yards, and densities; The proposed density of the development exceeds what the site can reasonably accommodate, given the surface water and grade challenges on the site. The site would be better configured if the density was a max of 40 units per acre;

(6)  Provide for compatibility of different land uses. The proposal provides for a variety of residential land uses on the site. 


B. Does the comprehensive plan amendment to change the land use at 2401 Lowry Avenue from commercial to high density residential achieve the following findings?
(1) Protect the use districts. The proposed land use is high density residential, which is a change from the commercial designation.

(2) Promote orderly development and redevelopment. In staff’s review of the proposal, a change to land use from commercial to high density residential does promote orderly development since a commercial use of the parcel on the corner would be isolated from most nearby commercial. 

(3) Provide adequate light, air, and access to property. The land use change does not affect the provision of adequate light, air, and access. The proposed access to the site will need to be evaluated and commented on as part of the overall PUD request. Generally, high density residential uses generate less traffic than commercial uses.

(4) Prevent congestion in the public streets. The land use change proposed does not prevent, or substantially affect, congestion in the street. 

(5) Prevent overcrowding of land and undue concentration of structures by regulating land, buildings, yards, and densities. The land use change proposed does increase the overall density on the site, but generally, high density residential is considered less intense than a full utilization of the site as a commercial use.

(6)  Provide for compatibility of different land uses. The proposed land use change provides for better compatibility with the rest of the development, which is proposed as high density residential. The integration of the site will be addressed as part of the PUD review.

Staff has completed a thorough review of the Preliminary PUD Development Plan and Preliminary Plat proposal and has the following comments and requested changes:
· Full streetscape exhibit. Currently the site plan is lacking in detail about the design and plan for the streetscape for the project. The look and feel of the streetscape is a critical feature for a site of this scale. Staff requests the submission of a full and separate streetscape exhibit that includes more detail regarding dimensions of sidewalks and trails, curbs, parking bump-outs, driveways, public infrastructure in streetscape (hydrants, utility boxes, etc), and boulevards and boulevard landscaping. This includes the area along the alleyway on the north side as well as on all public and private streets. Specifically, the following additions/considerations are requested:
·  A trail plan is requested that connects all of the building areas together. 
· Many retaining walls are proposed. The site needs to be re-evaluated to reduce the number of retaining walls, especially in areas critical to urban design (along Kenzie Terrace and along private streets; between Building E and Building C; and in the northeast corner of the site. This also relates to the grading and drainage plan, and stormwater management plan.
· Boulevard trees and sidewalks are requested on each of the streets.
· The removal of all existing encroachments into Stinson Parkway.
· The addition of street lights along Stinson Parkway, in coordination with the Park Board on number and spacing.
· Landscaping Plan. Staff is requesting submittal of a landscape plan that details the location and programming for greenspace (particularly over the areas labeled “biofiltration basin.”) All areas in the development need intentional landscaping and programming. More information is required regarding the green spaces indicated interior to Building B. All areas not proposed as greenspace (driveways in alley, Building B interior, biofiltration areas, patio on Building D) should be removed as “green” from the site plan. An effort should be made to indicate the preservation of trees, where possible.
· Details regarding building plans. Staff is requesting  more detail about the proposed style(s) of the townhomes, and confirmation that there are no driveways proposed for the townhomes on Stinson Parkway and details regarding the off-street parking for these units (distance from garage door to curb along Road C). Additionally, there seem to be measurement discrepancies shown on the site plan for the lengths of the north side driveways as well as driveway access. 
Staff requests that the Applicant examine the accuracy of these measurements and submit revised plans showing details of access along the alley, including location, grades, and building elevation views of the north side of those townhomes. 
Staff is also requesting all four building elevations for each building and labeled for ease in reading/evaluating. Urban design and the interaction of the building with the street, walkways, and views from surrounding properties needs to be evaluated. The proposed number of 1, 2, and 3 bedroom apartments proposed should also be indicated, by building.
· Details on Parking. Staff is requesting more information on the details on the parking garages proposed is missing (underground, at-grade, or above grade, and proposed lowest floor elevations of underground garages).  Also, more information is requested regarding guest parking (how many numbers of underground and at grade guest parking), handicap parking stalls (how many and location). Since the number of proposed stalls is well below the city code requirement of 2 stalls per unit, staff is requesting information regarding best practices for the provision of parking at other recent development sites in the vicinity and more data to support allowing a reduction in the parking spaces required. 
· Area breakdown by use. Similar to the table provided with the existing conditions exhibit, staff would like the Applicant to provide a table showing the areas associated with each proposed use of the development. This table would include the square footage associated with each type of residential (market, affordable, townhome, and senior), streets, trails and sidewalks, public use and/or open space. This should also include the estimated number of 1, 2, and 3 bedroom apartments proposed, by building.
· Staging detail. Staff is requesting a more detailed estimate of the timeline associated with each stage of the development. There is an understanding that uncertainty exists with development timing; however, staff would like a better understanding of the expecting duration of each stage of development.
· Revised Plans for Building E. Since a new developer is now involved, revised plans for Building E and the surrounding site are requested. As proposed, Building E (which contains the affordable housing associated with this project) is physically isolated from the remainder of the site by a large retaining wall and a bioretention area. There are no internal roadway or sidewalk connections to other site buildings or features, including the park and open space areas, and there is both a parking lot and retaining wall that act as a separation cutting off the building from the development overall. The design of this building could be better incorporated into the site plan and could be integrated into overall development in a more inclusive way with the addition of a trail. Grading changes are required to eliminate or reduce the grade change between Building B and D. 
· Vacation of Easement. There is currently a watermain easement through the site, which will need to be vacated through a separate action accompanying a final plat.
· Engineering Comments. The full engineering staff report is available as an attachment. 
· There appear to be many outstanding questions and concerns with the stormwater management systems, especially as it relates to the rest of the site. Resolution of these questions and issues will require coordination with City Engineer. 
· An erosion control must be submitted and reviewed.
· Soil borings and logs must be submitted and reviewed.
· Details on the operations and maintenance of the privately held stormwater facilities will be required to be enumerated in the development agreement.
· Detailed requirements for transportation improvements are listed in the traffic study, and incorporated here by reference. It has been concluded that the improvements listed in the report are satisfactory, in staff’s recommendation, to meet the demands generated by this development. While there are intersections in the vicinity that currently experience congestion during peak hours, these conditions are not created by this development proposal.
· Police and Fire Comments. The full comments from Police and Fire and available as an attachment. In particular, the following changes are requested:
· A 20 foot clear zone around each building, free of any trees, structures, ponds, or grade changes, and reinforced with material acceptable to the engineer for the purposes of access. This is particularly important between Buildings B and D, east of C, and east of A. This can be accomplished with a paved trail in many locations. A lesser width may be allowed in certain areas, with approval of the fire chief.
· Placement of a hammerhead at the eastern terminus of Outlot A/Road B. This will require re-evaluating the 114 foot long retaining wall in this location.
· Hydrants added to Stinson Parkway (on private property).
· Location of building entrances, and distances to nearest hydrants, and provisions for emergency vehicle parking.
· Closer review of access points along Kenzie and proximity to the Lowry/Stinson intersection. Hennepin County will need to review and approved these access points.
· The EAW incorporates many detailed comments and permitting requirements, all of which is incorporated by reference.
STAFF RECOMMENDATION
In consideration of the above items, staff recommends that the Planning Commission take the following actions:
· Concerning the comprehensive plan amendment to increase the allowed density on the site from 40 to 48 units per acre -- Staff recommends denial of the comprehensive plan amendment to increase density, based on the findings enumerated in the staff report. 
· Concerning the comprehensive plan amendment to change 2401 Kenzie Terrace land use designation from commercial to high density residential -- Staff recommends approval of the comprehensive plan amendment, based on the findings enumerated in the staff report.
· Staff recommends tabling of the preliminary PUD plan and preliminary plat until such a time that the comprehensive plan amendments are acted upon and revised plans are submitted that are consistent with the comprehensive plan, as may be amended.
SUGGESTED MOTION

 The following actions are options for the Planning Commission to consider:
1) Motion to recommend denial of the comprehensive plan amendment to increase density for the subject property from 40 to 48 units per acre, based on the findings listed in the staff report; motion to recommend approval of the comprehensive plan amendment to change the land use on 2401 Lowry from commercial to high density residential, based on the findings listed in the staff report; and motion to table action on the preliminary PUD development plan and preliminary plat until resolution of the comprehensive plan amendment request (RECOMMENDED MOTION);

2) Motion to table action on the comprehensive plan amendments, preliminary PUD development plan, and preliminary plat, based on the submittal of additional information, as enumerated in the staff report;

3) Motion to recommend denial of the comprehensive plan amendments, preliminary PUD development plan, and preliminary plat, and direct staff to prepare a draft resolution declaring terms of the same. 
ATTACHMENTS
1. Site Location Map
1. Village LLC Building Exhibits, with parking information
1. Village LLC statement of support of PUD
1. Village LLC statement of support of comprehensive plan amendments
1. Village LLC Civil Plans
1. Public Comments
1. Traffic Study Addendum
1. Detailed staff review comments
1. Building Height Exhibit
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