AGENDA
PLANNING COMMISSION MEETING
CITY OF SHOREVIEW

CALL TO ORDER
ROLL CALL
APPROVAL OF AGENDA

APPROVAL OF MINUTES

REPORT ON CITY COUNCIL ACTIONS
Meeting Dates: August 5, and 19,2019
Brief Description of Meeting Process- Chair, Kent Peterson

July 23, 2019

NEW BUSINESS

A

DATE: AUGUST 27, 2019

TIME: 7:00 PM

PLACE: SHOREVIEW CITY HALL
LOCATION: 4600 NORTH VICTORIA

RESIDENTIAL DESIGN REVIEW- STANDARD VARIANCE

FILE NO: 2728-19-15

APPLICANT: Outdoor Innovations Landscaping, LLC

LOCATION: 985 Oakridge Ave

CONDITIONAL USE PERMIT*
FILE NO: 2729-19-16
APPLICANT: Christopher Glasoe
LOCATION: 4640 Chatsworth St.

STANDARD VARIANCE

FILE NO: 2730-19-17

APPLICANT: Eric and Mary Snustad
LOCATION: 815 Lakeview Dr

COMPREHENSIVE SIGN PLAN*
FILE NO: 2731-19-18

APPLICANT: Shepherd of the Hills
LOCATION: 3920 Victoria St N

COMPREHENSIVE SIGN PLAN*
FILE NO: 2732-19-19

APPLICANT: New Life Evangelical Lutheran

LOCATION: 180 County Road F



F. SITE AND BUILDING PLAN REVIEW*
FILE NO: 2733-19-20
APPLICANT: LSE Architects
LOCATION: 955 County Road D West

5. MISCELLANEOUS

A.  City Council Meeting Assignments
e September 3, 2019 Commissioner Riechers
e September 16, 2019 Commissioner Doan
B.  Planning Commission Workshop
e September 10, 2019

6. ADJOURNMENT

* These agenda items require City Council review or action.



SHOREVIEW PLANNING COMMISSION
MEETING MINUTES
July 23, 2019

CALL TO ORDER

Chair Peterson called the July 23, 2019 Shoreview Planning Commission meeting to order at
7:00 p.m.

ROLL CALL

The following Commissioners were present: Chair Peterson; Commissioners Anderson,
Riechers, Solomonson, and Yarusso.

Commissioner Doan arrived late.
Commissioner Wolfe was absent.

APPROVAL OF AGENDA

MOTION: by Commissioner Solomonson, seconded by Commissioner Anderson to approve
the July 23, 2019 Planning Commission meeting agenda as presented.

VOTE: AYES: Anderson, Riechers, Solomonson, Yarusso, Peterson
NAYS: None
ABSENT: Doan, Wolfe

APPROVAL OF MINUTES

MOTION: by Commissioner Solomonson, seconded by Commissioner Anderson to approve
the minutes of June 25, 2019, as presented.

Commissioner Doan arrived at this time in the meeting.

VOTE: AYES: Anderson, Doan, Solomonson, Peterson
NAYS: None
ABSTAIN: Riechers, Yarusso

Commissioners Riechers and Yarusso abstained as they did not attend the June 25th meeting.

REPORT ON CITY COUNCIL ACTIONS

City Planner Castle reported that the City Council approved the following:
« Development Ordinance Amendment for Hydroponic Farming;
« Conditional Use Permit for Daniel Walstrom at 230 Demar Avenue for an accessory structure;

« Conditional Use Permit for Tim & Stacey Madison, 904 County Road | West, to retain an
existing detached garage with building of a new home;
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« Conditional Use Permit for Kenneth Zarling & Linda Menke at 5480 Lake Avenue, for a
detached accessory structure; and

« Development Ordinance Text Amendment from Shepherd of the Hills Lutheran Church and
New Life Evangelical Lutheran Church for full color display on electronic message center
signs.

OLD BUSINESS

VARIANCE - RESIDENTIAL DESIGN REVIEW

FILE NO.: 2724-19-11
APPLICANT: LEE HOMES
LOCATION: 288 JANICE STREET

Presentation by Economic and Development Planning Associate Niki Hill

The proposal is to construct a new home. The variance requested is to allow a foundation area of
1,880 square feet; the maximum allowed is 1,600 square feet. At the last Planning Commission
meeting this application was tabled due to the Commission’s concerns about a second variance
for impervious surface.

The lot consists of 7,800 square feet in area with a lot width of 60 feet and lot depth of 130 feet.
Currently, the property is vacant. It has frontage on Wabasso Avenue, which is an unimproved
street. The property is zoned R1, Detached Residential and is a nonconforming lot. The
maximum impervious surface coverage allowed is 30%.

The applicant has revised the plan to include a pervious surface driveway. A variance for
impervious surface is no longer requested, as the plan will comply with code at 29.3%. The
foundation area has also been reduced to 24.1%, not the 24.5% previously requested. The Code
requirement is 18% so a variance is still needed for foundation area.

The applicant states that the proposal is for reasonable use of the property to develop a single-
family home. It is consistent with Shoreview’s overall land use plan and R1 zoning. Unique
circumstances exist in that the lot is a non-conforming size in width and area and smaller than
other lots on Janice Street. The home proposed is scaled for the lot.

Staff finds that practical difficulty exists with unique circumstances in lot area and lot width.
The proposed two-story home meets all setback requirements from all property lines and is in
scale with the lot and other homes in the neighborhood. Staff believes the variance will not
adversely impact the character of the neighborhood and recommends approval of the Residential
Design Review with the foundation area variance and conditions listed in the staff report.

The revised plan was noticed to property owners within 150 feet. No comments were received.

Commissioner Solomonson asked for clarification about the memo received from the Public
Works Department regarding the pervious surface driveway. Ms. Hill explained that there will



be a pervious road in front of the subject lot that anticipates management of water runoff from
this lot when it is developed. Water runoff would be treated with or without the pervious
driveway.

Chair Peterson opened the discussion to public comments. There were none.

Commissioner Doan thanked the applicant for considering the comments from the Planning
Commission at the last meeting. The elimination of the impervious surface variance is in
keeping with vision and values of the community.

MOTION: by Commissioner Doan, seconded by Commissioner Riechers to approve the

5.

6.
7.

residential design review and adopt Resolution 19-64 approving the requested
variance and submitted by Lee Homes, for 288 Janice St., to increase the
foundation allowed of 20.5% to 24.1% for the construction of a new home with
attached garage. Said approvals are subject to the following:

The foundation area of all structures shall not exceed 24.1% of the total lot area as a
result of this project.

The project must be completed in accordance with the plans submitted as part of the
Variance and Residential Design Review applications. Any significant changes to these
plans, as determined by the City Planner, will require review and approval by the
Planning Commission.

This approval will expire after one year if a building permit has not been issued and
construction commenced.

Material storage and construction vehicle parking shall be limited to the subject property.
No construction parking or storage is permitted within the public right-of-way or on
nearby private property without the written consent of the affected property owner.
Erosion control will be installed in accordance with City Code requirements prior to any
site disturbance. Vegetation shall be restored in accordance with City Code standards.

A building permit must be obtained before any construction activity begins.

This approval is subject to a 5-day appeal period

This approval is based on the following findings of fact:

1.

2.

The proposed improvement is consistent with the policies of the Comprehensive Plan,
including the Land Use and Housing Chapters.
Practical difficulty is present as stated in Resolution 19-64

VOTE: AYES: 6

NAYS: 0



NEW BUSINESS

EXTENSION REQUEST - RESIDENTIAL DESIGN REVIEW - VARIANCE

FILE NO.: 2700-18-20
APPLICANT: MICHAEL O’CONNELL
LOCATION: 5486 LAKE AVENUE

Presentation by City Planner Kathleen Castle

The applicant did receive approval for a Residential Design Review, variance and Conditional
Use Permit from the City Council last August. However, the Rice Creek Watershed District has
raised issues regarding the flood plain on the property. Mr. O’Connell is working with the
District to resolve these issues and is, therefore, requesting a six-month extension on the
approvals previously received. This would be contingent upon the City Council also granting a
six-month extension.

Mr. O’Connell, Applicant, explained that the issue is that for the last 40 years the Watershed
District has always taken into account the ridge along the north shore of Turtle Lake and has
allowed two elevations to be used along that ridge—one on the lake side and one on the wetland
side. The Watershed District used two different watershed levels until June 2019. When the
allowance of two different elevations changed, he began an appeal because of the impact to
homes in the area. On Monday, July 22, 2019, he received a phone call from the Watershed
District affirming the ridge and continuing to acknowledge two elevations. He has a preliminary
permit meeting with the Watershed District. He still has issues with flood plain mitigation.
Neither he nor his neighbors have ever had flood insurance. If flood plain mitigation cannot be
accommodated on-site, the Watershed District will require off-site mitigation before a permit
will be issued.

Chair Peterson thanked Mr. O’Connell for attending and explaining the details of the issues with
the Rice Creek Watershed District.

Commissioners agreed that with the unique circumstances, the extension should be granted and
that the spirit of the original approval still stands.

MOTION: by Commissioner Doan, seconded by Commissioner Yarusso, to extend the
Residential Design Review and Variance approvals for Michael O’Connell, 5486
Lake Avenue, and adopt an amendment to Variance Resolution 18-56 which
addresses this extension. The approvals are extended to February 28, 2020 and
are subject to the City Council extending approval of the Conditional Use Permit
for the detached garage.

VOTE: AYES: 6
NAYS: 0



STANDARD VARAIANCE

FILE NO.: 2726-19-13
APPLICANT: ERIC KALMES
LOCATION: 5107 ALAMEDA STREET

Presentation by Associate Planner Aaron Sedey

The application is to alter and extend a deck that is located in the Ordinary High Water Level
(OHWL) setback. The maximum setback is 50 feet; the proposal is for 62.1 feet. The property
is on the east side of Turtle Lake and zoned R1, Detached Residential. It is developed with a
single-family home and detached garage. The deck is considered a nonconforming structure.
There is no documentation that the deck was permitted, but it could have been part of the house
that was built in 1949. A permit was approved in 2013 for the deck to be altered as part of a lot
split.

Code allows legal nonconforming structures to be repaired and maintained within the same
footprint. The OHW setback is calculated on the basis of the setbacks of the two principal
structures on the two adjoining properties. The average of the two setbacks of the adjoining lots
plus or minus 10 feet is the setback used to calculate the OHW setback.

The applicant states that the home was the first built of the neighboring homes in 1949. The
purpose of the project is to rebuild an old and unsafe deck. The design would allow the deck to
be used and have access to the water without going through the home. In order to make the
current deck safe. In order to make the current deck safe, a footing would be required in the
middle of the patio. Shoreland mitigation is required. The applicants plan to use architectural
mass and a rain garden near the lake.

Notices were sent to property owners within 150 feet of the subject property. Two comments
were received in support of the proposed project.

Staff finds that practical difficulty is present. The planned modifications and addition to the
current deck will make it no closer than the patio to the OHWL. Unique circumstances are
present due to the placement of the home on the property in 1949. Also, the adjacent home to
the south is set back further because of a sewer line. The character of the neighborhood would
not be changed, as the deck will extend no further than the patio. The views of adjoining
properties are away from the subject property. Staff is recommending approval.

Chair Peterson opened the discussion to the public. There were no public comments.

Commissioner Solomonson noted that the setbacks are 50 to 60 feet to the north and larger
setbacks to the south. There is not a straight shoreline. These varying setbacks were discussed
in 2013, when the deck was altered. With the layout of the homes to the north, this is a
reasonable request.



Commissioner Yarusso stated that strict setback enforcement may not be appropriate because of
the sewer line which forces some of the setbacks to be larger.

MOTION: by Commissioner Riechers, seconded by Commissioner Doan to approve a
variance request for OHW setback for the proposed deck rebuild at 5107 Alameda
Street, subject to the following conditions:

1. The deck must be built to as shown in the survey within the footprint and description
depicted on the submitted survey and be no closer than 62.1 feet from the OHWL.

2. The project must be completed in accordance with the submitted as part of the Variance
application. Any significant changes to these plans, as determined by the City Planner,
will require review and approval by the Planning Commission.

3. The existing vegetation on the lakeside of the property shall remain and not be removed
or disturbed as a result of this project.

4. This approval will expire after one year if a building permit has not been issued and work
has not begun on the project.

5. Shoreland Mitigation Affidavit is required to be signed before the building permit is
issued.

6. This approval is subject to a 5-day appeal period. Once the appeal period expires, a
building permit may be issued for the proposed project. A building permit must be
obtained before any construction activity begins.

This approval is based on the following findings of fact:

1. The deck not further out than the concrete patio represents a reasonable use of the
property. Any modification of the deck design on the lake side would require a variance
as it is located in the required setback from the OHW.

2. Unique circumstances stem from the characteristics of this property, including the deck
location, and the placement of the home on the lot when it was built in 1949. Additional
the sewer location on the southern lot alters the setbacks.

3. The new deck will not go out further than the concrete patio. Also it will not obscure any
of the adjoining property views because the homes are situated differently for their views.

VOTE: AYES: 6
NAYS: 0

VARIANCE-SITE AND BUILDING PLAN REVIEW

FILE NO.: 2727-19-14
APPLICANT: JOHN LAUGHLIN
LOCATION: 3434 LEXINGTON AVENUE

Presentation by Niki Hill Economic Development and Planning Associate

The current development is a multi-tenant building on a 1.2 acre site. The building area consists
of 10,503 square feet, 9600 square feet of which is leasable space. Parking consists of 50 stalls,



which exceeds the requirement of 48 stalls for the 9600 square feet. The proposal includes a full
parking lot resurfacing and expansion of 4 additional stalls.
The variance request is to reduce the front setback from the required 20 feet to 11 feet.

The applicant states that there is a shortage of parking. The desire is to add parking is to help
attract tenants. Existing lawn areas would be converted to 4 additional parking spaces. Two of
the additional spaces would meet code requirements for setbacks and two would extend the
parking lot to the west and encroach on the front setback.

The applicant is willing to work with the City to make sure there is no negative impact to the
essential character of the neighborhood or add to the sewer/runoff water load of the City.
Required landscaping will be put in.

The existing use and site plan are consistent with the Comprehensive Plan and C1 zoning. The
proposed parking lot meets and exceeds all setback requirements except the front setback. A
variance for 11 feet of setback is requested along Lexington Avenue. Staff believes the proposed
parking expansion up to 54 stalls is reasonable due to the needs of businesses.

The property is in the Rice Creek Watershed District and does not require a permit because it doe
not meet the 10,000 square foot disturbance area. Impervious surface coverage is a minimal
increase from 68.9% to 70.5%. The maximum impervious surface coverage allowed in the C1
District is 75%.

Any trees removed must be replaced. The applicant is proposing landscaping to screen the new
parking stalls and additional vegetation on the south side of the building to aid in water retention
and treat impervious surface water runoff.

Staff believes practical difficulty is present. Reducing the front setback from 30 feet to 11 feet is
reasonable based on business needs and will assist the owner in fully leasing the building.
Unique circumstances are created by the need for additional parking with no other space to
expand. Lexington Avenue has a 100-foot right-of-way at that location, but the road is also two
lanes. This leaves additional vegetation between the road and the property line. The character of
the neighborhood will not change.

Property owners within 350 feet were notified. There was one question to staff but otherwise no
comments. Staff is recommending approval with the conditions listed in the staff report.

Chair Peterson asked if other properties down to County Road E on Lexington have varied front
setbacks. Ms. Hill stated that the only property is the gas station at County Road E and
Lexington. Otherwise, other buildings align with the 20-foot front setback.

Commissioner Yarusso expressed concern that with 100 feet of right-of-way, there may be plans
for 4 lanes in the future on Lexington. Ms. Hill answered that the parking lot would remain
within the property boundary. There are no County plans for widening the road in that area.



Chair Peterson asked if there would be room for the trail as well as 4 lanes and whether the
vegetation to the north is a rain garden. Ms. Hill stated that the right-of-way size does not
change. At County Road E there are 4 lanes with the sidewalk trail. The applicant will work
with staff on the best solution for roof runoff on the north. It has not been determined whether
the water will be directed to gutters.

Mr. Jim Falkner, Architect, 2350 County Road J, White Bear Township, stated he has been
working with the applicant on interior design and leasing issues.

Mr. Mike Fisher, 3101 81st Avenue North, Brooklyn Park, Premier Commercial Properties,
stated that he has been working with the applicant as General Manager of the building.

Commissioner Anderson asked for more detail regarding the need for additional parking. Mr.
Falkner stated that tenants are more service oriented. Potential tenants need in and out type of
parking.

Commissioner Solomonson asked if overflow parking is available. Mr. Fisher stated that with
nearby residential and a daycare, there are no options for overflow parking. The intent is to
contain parking on the lot. He added that they are willing to work with the City on needed
landscaping to achieve an appealing look.

Chair Peterson noted that there are three office buildings with parking in the back, but the
parking lots are not connected. He asked if there would be an opportunity for cooperative
parking among those businesses. Mr. Falkner respond that mainly happens with a larger user
that has some empty parking spaces. A tenant who needs more parking than what this property
can accommodate will not be offered a lease. Mr. Fisher added that there are older trees and
vegetation between the subject property and the office property to the north, which they do not
want to remove. He noted that with cooperative parking agreements, there is often confusion
with snow removal costs and who is using the parking the most. The potential tenant being
considered is looking for additional parking to serve customers. This tenant would complete
leasing of the building.

Chair Peterson opened the discussion to public comment. There were none.

Chair Peterson stated that by approving a reduced front setback, landscaping and screening is
important as long as it is safe. Commissioner Solomonson added that one problem with
landscaping closer to the road is maintaining a clear sight line for traffic.

MOTION: by Commissioner Anderson, seconded by Commissioner Yarusso to adopt
Resolution 19-74 approving the requested variance for the reduced front setback
to 11 feet and recommend the City Council approve the Site and Building Plan
Review, subject to the following conditions:

Site and Building Plan Review
1. This approval permits the expansion of the parking lot as identified in the plan
submittal.



2. Prior to submittal of the Building Permit application, the applicant shall revise the
landscape plan to include additional plantings along the north side of the building to
capture stormwater runoff.

3. A permit shall be obtained from the Rice Creek Watershed District, if required, prior
to the issuance of a building permit for this project.

Variance
1. Said approval is contingent upon City Council approval of the Site and Building Plan
2. This approval is subject to a 5-day appeal period.

This approval is based on the following findings of fact:

1. The proposed improvement is consistent with the policies of the Comprehensive Plan.

2. Practical Difficulty is present as stated in Resolution 19-74.

3. The proposed land use is consistent with the designated Commercial land use in the
Comprehensive Plan and C1, Commercial Zoning District

4. The development supports the City’s business retention and expansion goals by
supporting the continued reinvestment in existing building to help maintain and attract
small to medium businesses.

VOTE: AYES: 6
NAYS: 0

MISCELLANEOUS

City Council Meetings
Commissioner Anderson and Chair Peterson will respectively attend the City Council meetings
of August 5th and August 17th.

Commissioner Doan asked if it would be necessary for a Commissioner to attend a Council
meeting if the item being approved is on the consent agenda or is non controversial. While
commissioners are happy to attend Council meetings, he also wants to be respectful of people’s
time if planning items are not going to be discussed.

The Commission discussed not wanting to be absent if an item were pulled from the consent
agenda for discussion and that it would be difficult to define when a commissioner’s presence is
not needed. Commissioners are free to leave the meeting once action has been taken on planning
items. Ms. Castle stated it is her opinion that commissioners do not need to attend if an item is
on the consent agenda. She offered to notify commissioners on Monday if a planning item is
pulled from the consent agenda.

Chair Peterson noted that the Council has expressed its appreciation for Commissioners’
attendance and giving a report when requested. There is a good relationship between the City
Council and the Planning Commission.



ADJOURNMENT

MOTION: by Commissioner Solomonson, seconded by Commissioner Doan to
adjourn the meeting at 8:18 p.m.

VOTE: AYES -6
NAYS -0

ATTEST:

Kathleen Castle
City Planner
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File 2733-19-20
LSE Architects/Roseville Area School District
Emmet D Williams Elementary School, 955 W County Road D

As the expansion will be used for school use, it is compatible with the institutional land use
designation and surrounding low density residential land uses.

DEVELOPMENT ORDINANCE REQUIREMENTS AND REVIEW .

The property is zoned R1, Detached Residential which allows schools as a permitted use. The
Site and Building Plan review process enables the City to publicly review the plans and
determine the impacts on the planned land use of adjoining properties. The City Council has the
authority to approve the proposed use upon the finding that it will not impede or otherwise
conflict with the planned use of adjoining property (Section 205.044 (B)). Conditions may be
attached to site and building plan approval by the City Council to ensure compatibility with
adjacent land uses.

SITE AND BUILDING PLAN REVIEW

The submitted plans have been reviewed in accordance with the Code standards. In the past,
school uses have been reviewed in accordance with the standards of the O, Office District rather
than the R-1, Detached Residential District, due to the nature of the use. The Office District
standards (Section 205.044) have been used as a guide in Staff’s review of the proposal.

Site Plan

The proposal is to expand and remodel this building to better meet the needs of the student
population. The building additions exceed the minimum structure setbacks required from a
property line. Again, the OFC, Office Zoning District standards have been used as a guide for
this proposal.

o | Minimum Structure - s T _
 PropertyLine | (Office Distict, Section|  Setback: |+ oo Froposed:n o
R 205044y o | e '
Front
(W County Road D) 50 feet 159 feet 159 feet
Side
Richmond Avenue 30 feet 126.5 feet 119.9 feet
Architectural Design

The additions are each one story and are consistent with the height of the existing building. The
exterior of the proposed entryway addition will blend in with the existing front building fagade
using a combination of brick, metal and glass. The gymnasium addition will be constructed with
glass and a pre-cast concrete wall panel colored to match the existing gym.

The City’s architectural design standards (Section 206.050) do not allow the use of concrete
panels unless permitted through the site and building plan review process. This type of material
has been permitted in the past for gymnasiums. The plans do propose blending in these panels
with the existing gym by using a color finish that matches. The upper portion of the panels have







File 2733-19-20
LSE Architects/Roseville Area School District
Emmet D Williams Elementary School, 955 W County Road D

STAFF RECOMMENDATION

The proposed plans conform to the requirements of the City’s development regulations and the
policies of the Comprehensive Plan. Staff is asking the Planning Commission hold the hearing
and take testimony from all interested parties. Per Staff’s review, the proposal is consistent with
the Comprehensive Plan policies and the Development Code standards.  Also, these
improvements should not impede or conflict with the surrounding residential land uses. Staff is
asking the Commission to forward the Site and Building Plan Review application to the City
Council with a recommendation of approval. The approvals are subject to the following
conditions:

Site and Building Plan Review
1. The project must be completed in accordance with the submitted site and building plans.
Any significant changes to these plans, as determined by the City Planner, will require
review and approval by the Planning Commission and the City Council.
2. The approval will expire after one year a building permit has not been issued.
A tree preservation plan shall be submitted and identify the trees to be preserved and
protected.
4. A ftree replanting plan shall be submitted for the removal of any landmark trees.
Landmark trees removed shall be replaced at a ratio of 6:1.
Any work in the County Road D West right-of-way will require a permit from the City,
6. Approval of the final grading, drainage, utility, and erosion control plans by the Public
Works Director, prior to the issuance of a building or grading permit for this project.
7. The Building Official i1s authorized to issue a building permit for the project, upon
satisfaction of the conditions above.

L

N

Attachments
1. City Engineer Comments
2. Applicant’s Statement and Submitted Plans
3. Motion Sheet









MOTION
SITE AND BUILDING PLAN REVIEW - LSE ARCHITECTS
EMMET D. WILLIAMS ELEMENTARY SCHOOL.
955 COUNTY ROAD D WEST

MOVED BY COMMISSION MEMBER:
SECONDED BY COMMISSION MEMBER:

To recommend the City Council approve the Site and Building Plan Review for the proposed
improvements at Emmet D. Williams Elementary,955 County Road D West. The approvals are
subject to the following conditions:

1.

e

L

The project must be completed in accordance with the submitted site and building plans.
Any significant changes to these plans, as determined by the City Planner, will require
review and approval by the Planning Commission and the City Council.

The approval will expire after one year a building permit has not been issued.

. A iree preservation plan shall be submitted and identify the trees to be preserved and

protected.

A tree replanting plan shall be submitted for the removal of any landmark trees.
Landmark trees removed shall be replaced at a ratio of 6:1.

Any work in the County Road D West right-of-way will require a permit from the City.
Approval of the final grading, drainage, utility, and erosion control plans by the Public
Works Director, prior to the issuance of a building or grading permit for this project.

The Building Official is authorized to issue a building permit for the project, upon
satisfaction of the conditions above.

This approval is based on the following findings of fact:

1.
2.
3.

The proposed improvement is consistent with the policies of the Comprehensive Plan.
The proposed improvements are consistent with the Development Code Standards.

The proposed improvements will not impede or conflict with the surrounding residential
land uses.

VOTE:

AYES:

NAYS:
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