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PRESENT:  Vice-Chairperson Dennis Regan, Members Scott Henke, Tom Stapleton, and Alderperson Liaison Joe Kohler

ABSENT AND EXCUSED:  Chairperson Timothy C. Michalak, Members Kuepper and Anderek

ALSO PRESENT:  City Planner Justin Drew
[bookmark: _GoBack]
Call to Order – Vice-Chairperson Regan called the meeting to order at 5:30 p.m.   

Minutes – Vice-Chairperson Regan requested review of the minutes of June 8, 2020.  Motion by Henke, second by Stapleton to approve minutes of June 8.  Motion carried.

Appearances – Vice-Chairperson Regan requested appearances.  The following people appeared:
Carrie Josten, 4160 N. Main Street:  Noted objections to the concept plan on agenda for mixed-use development north of Pheasant Run:  smaller lots on less land than originally described; no green space; potential issues so close to an active airport; does not make sense for the area/does not blend in with the area.  Also reminded members that previous concerns need to be addressed going forward, and noted the possibility that the proposed development could actually be encroaching on her property.
Bill Ohm, 4214 N. Main Street:  Echoed Ms. Josten’s concerns; understood that this is a transition subdivision from Pheasant Run and the number of lots do not work as such; researched Plan Commission members’ and others’ lot sizes and found 15,000 square foot lots on average – the average lot in this subdivision is smaller than the smallest lot owned by the leadership; the Smart Growth Plan indicates that Rs-3 is a more appropriate zoning for this area; area is already distressed due to the water issues.  Mr. Ohm referenced the DNR website for information on area wetlands and asked about the type of duplexes that would be built, including style, size and condo/not condo, and expressed concern about the driveway connections noting a speed limit change would be needed, and lack of amenities in the subdivision.
Dennis Hegy, Second District Alderperson, 115 Martin Drive:  Noted that the original attachment to the City was based on single family zoning.  Mr. Hegy came to the meeting to learn more about the development; he lives in the City on a ¼ acre lot and does not have a concern about the density.  He reminded members that recent developments in the City have been duplex and multi-family but not single family.
Tom Rego, 6899 Pheasant Run Road:  Who is footing bill for:  infrastructure, sidewalk, sewer, water, electrical, and maintaining same?  

Discussion and Consideration of a Proposed Wall Sign in the Business Improvement District, Creations 101, 302 N. Main Street
Executive Summary Review:
Lemberg Electric has submitted an application for wall signage for Creations 101, located at 302 North Main Street.  The sign is intended for the front (N. Main Street) side of the building.  The current sign (Hometown Appliance) was approved in 2001.  The unit to the north had signage approved for Allstate Insurance in 2014.  The sign is composed of painted acrylic letters and logo.  Lettering is below a stylized square/circle gift logo.  Two colors are used, a bright green to the left (“Creations” and the square) and a mid-range blue to the right (“101” and the circle).  The sign measures 43 square feet, below the maximum square footage allowed, and is correctly placed within the signable area.  The sign is not illuminated.  There is minor concern regarding the choice of colors.  The green is very bright, not usually considered an acceptable choice in this Historic District.  On the other hand, it presents well against the brown of the façade.  The blue, while an acceptable color in itself, fades into the façade a bit.  The lettering, logo and colors are already established for the business and the issue is not problematic enough to recommend a change.  Planning Staff recommended approval.  
Plan Commission Discussion, Rezoning, Creations 101 Wall Sign
Mr. Drew reviewed the Executive Summary, noting also that the building is from the 1950s and therefore the colors are not the issue they might be with an older building.  Vice-Chairperson Regan agreed and requested discussion.  There was no further discussion.  Motion by Henke, second by Kohler to approve sign.  Motion carried.
Discussion and Consideration of a Concept Plan for a Mixed Use Residential Development Located on North Main Street North of the Pheasant Run Town Subdivision
Executive Summary Review:
In 2018 the Council approved the attachment of approximately 84.87 acres of land owned by Timothy and Joy Neuville to the City.  It was assigned a temporary zoning of Rs-4 Single-Family Residential.  The Developer has submitted a conceptual plan for a mixed single-family and two-family residential development consisting of 161 units (87 single family lots and 74 two family units).  The land is surrounded by the Pheasant Run Subdivision to the south, agricultural and residential Town properties to the north and west, and wetland to the east.  The proposal shows two entrances from North Main Street with the two-family units located at the southeast and north/northeast portions of the property.  The adopted Smart Growth Plan identifies this area for medium density residential development at a density of 1.1-2.9 units per acre.  The proposal adheres to the Smart Growth Plan (2.9 units per acre proposed).  Staff believes that the proposed number of units, mix of units and subdivision layout would work well on the property and would be a welcome addition to the City.  The single-family lots proposed have a minimum size of 8,125 square feet and would meet the minimum area requirements of the Rs-4 District with a Planned Unit Development.  The width of the lots is not included in the proposal.  The Rs-4 District requires a minimum of 80 feet.  If the lots are narrower than 80 feet, the Developer may need to petition for Rs-5 zoning for the single-family lots as part of their request to have permanent zoning assigned to the development.  The two family units would require a rezoning to Rd-2 Two-Family District. The Development proposes two public streets intersecting with North Main Street.  Based on the distance from other streets and driveways, the proposed street locations appear acceptable.  The duplex units on Outlot 4 are proposed to be accessed by two private driveways similar to the Conservancy Development on South Wilson Avenue and the Fox Haven and Willow Glen condominiums on East Loos Street.  As per all of the City’s residential developments, sidewalk would be required on both sides of all streets.  Staff also recommends requiring sidewalk on the east side of North Main Street from the southern street in the development to Yellowstone Drive in the Borlen Farms development.  The sidewalk should be able to be placed within the existing North Main Street Right-of-Way (ROW).  The property slopes down to the west, north and east from a high point on the south central portion of the property   Substantial grading of the property is likely necessary and a more thorough review of a detailed grading and stormwater management plan would take place as part of a preliminary plat review.  Outlots 1, 5 and 6 and the western portion of Outlot 3 are expected to be stormwater management areas.  Electric Power is available from the Borlen Farms Subdivision.  This development isn’t contiguous to Hartford Electric’s service territory and in order to serve the development, Hartford Electric would need to reach a service area agreement with WE Energies.  The Utility Director is assuming a 12” water main will be extended to serve the development, and that there should be adequate pressure and flow in this area.  Water main would be extended to the development within the North Main Street ROW from Borlen Farms and would be done at the Developer’s expense.  Sanitary main would be extended to the development within the North Main Street ROW from Borlen Farms and would be done at the Developer’s expense.  A sanitary lift station and / or grinder pumps may be needed, and Staff will continue to work with the Developer as they fine tune the sanitary sewer plan.  Planning Staff recommended approval.
Plan Commission Discussion, Mixed Use Development Concept Plan North of Pheasant Run Subdivision
Mr. Drew reviewed the Executive Summary, providing some information regarding items that had been brought up in the Appearance portion of the meeting. Mr. Drew explained gross density and that the density was more like 1.9 units/acre.  The smallest lot is similar to lots in Borlen Farms and Partridge Hollow.  The duplex lots will probably need a condominium arrangement.  The developer will be required to pay infrastructure costs, and maintenance responsibility rests with the developer or homeowners association.  A speed limit reduction will probably be required for the area when the access streets are installed.  Vice-Chairperson Regan requested discussion.  Member  Henke noted his opposition to PUDs – the terraces are too small, causing snow overruns and citizen calls to alderpersons.  Member Henke requested more information on the sidewalks, they will not extend past properties?  Mr. Drew explained that the sidewalk would end at the first block on the southern end of the development.  Member Henke asked about the responsibility for Town residents such as Mr. Rego, noting that it was not fair to require him to maintain the sidewalk (shoveling etc.).  Mr. Drew agreed and said that would be part of the negotiations going forward.  Member Henke stated that duplexes without a PUD could not be done.  Member Henke also noted that the County should be enforcing against Borlen Farm if drainage is flowing onto this property - drainage needs to stay on a property.  Mr. Drew explained that in development, any changes have to be for the better, therefore drainage does not necessarily need to stay on a property.  Member Henke stated that conceptually he was ok with the development but was opposed to a PUD or any attempts to rezone.  Member Kohler compared the houses to brownstones and objected to the development on several points – condensing instead of expanding housing units as a city moves farther out does not work with the surrounding areas; PUDs do not work especially in regard to snow removal; change from single family only to mixed single family and duplex; jumping from City to Town along Main at the Josten property; lack of busing for schoolchildren.  Member Kohler also noted the changing times and stated his belief that homes will tend to be larger as more people work from home.  Member Stapleton voiced his agreement with members Henke and Kohler.  Vice-Chairperson Regan stated that while the City had guidelines for development, this concept plan is not a good fit for the area.  Member Regan asked about amenities, why is there not a park.  Mr. Drew noted that the park in Borlen Farms is close and maintenance of another park is not currently within the Park Department’s Park Plan or purview.  Member Henke explained that he is not opposed to the density of this concept plan but the zoning needs to be true Rs-4.  Member Regan agreed that the zoning needs to remain Rs-4 and the wetland question for the SW corner needs to be verified.  At this point Mr. Drew reminded members of recent mixed zoning subdivisions on the edges of the City:  Gateway Estates, Red Oak, and Mount Vernon.  Motion by Henke to keep zoning at standard Rs-4 and the conceptual plat goes along with that.  Motion carried.
Discussion and Consideration of a Rezoning Request for Two Lots (24 and 2 5) on Stonecrop Drive, Windsong Crossing Subdivision
Executive Summary Review:
Hillcrest Stonecrop has requested the rezoning of land described as lots one and two of the attached proposed Certified Survey Map (CSM), subject to the recording of said CSM.  The two lots are currently lots 24 and 25 of Windsong Crossing subdivision, plus a small portion of lot 23.  The proposed certified survey map adjusts the south boundaries of current lots 24 and 25 to create lots 1 and 2, which results in current lot 23 losing some land along its north lot line when it becomes lot 3 of the new CSM.  Hillcrest Stonecrop has requested the rezoning of these two proposed lots to single family: Rd-2 Two Family Residential to Rs-4 Single Family Residential.  Hillcrest Stonecrop owns the three lots and several duplex lots across Stonecrop Drive, and is in the process of building out and creating a condominium development for the duplexes.  The company has customers interested in single-family construction on the proposed lots 1 and 2.  Proposed lot 3 will remain Rd-2 zoning.  The properties are surrounded by two-family zoning to the north, single family to the north and west, and duplex zoning to the south and east.  The properties meet size requirements for Rs-4 zoning.  City Staff believes that a deadline of December 31, 2020 for recording of the certified survey map is reasonable and recommends same as a condition of approval.  Planning Staff recommended approval of the rezoning request for Lots 24, 25 and a portion of lot 23 in Windsong Crossing subdivision subject to the recording of a CSM prior to December 31, 2020.
Plan Commission Discussion, Rezoning Request for Lots 24 and 25 of Windsong Crossing Subdivision:
Mr. Drew reviewed the Executive Summary.  Vice-Chairperson Regan requested discussion.  There was no discussion.  Motion by Henke, second by Stapleton to recommend approval of the rezoning request.  Motion carried.

Discussion and Consideration of a Site Plan for Hartford Union High School Driveway and Parking Changes, 805 Cedar Street
Executive Summary Review:
HUHS has submitted a plan to add two new driveways to the large parking lot to the north of the school.  The existing driveway on the east side of the large parking lot would remain but would not generally be used and would be maintained with gates.  The existing tie-in from the large parking lot to the driveway on the west would similarly not be used and would be maintained through the use of a gate.  In the B-1, B-2, B-5, M-1, M-2, M-3, M-4, and I-1 Districts, the minimum distance between driveways shall be 30 feet; the minimum distance between driveway and lot line shall be 15 feet; the maximum driveway width shall be 40 feet beginning at the right-of-way line. The maximum number of driveways per lot shall be one (1), however, if the lot width exceeds 100 feet, two (2) driveways may be permitted. The Plan Commission may approve additional driveways after review of the site plan if it is determined that additional driveways will improve traffic circulation and will not cause detriment to adjacent properties.
· The new driveways would meet the minimum distance between driveways.
· The new driveways would meet the maximum width allowance.
· The school and their engineers believe that traffic flow would be improved by separating the large parking lot from the lot that goes around the south and west of the school.
· The parking lot and driveway on the south and west side of the school would be entrance only from Cedar Street and exit only onto West Monroe Avenue.
· Staff’s only concern is the proximity of the two driveways on the northwest side of the site and the potential for many vehicles exiting onto West Monroe Avenue from both driveways.  However, given that the northwest side of the large parking lot is identified primarily as staff parking (and staff generally leave later than the students), Staff believes that the proposed configuration can work.
· If this area becomes a traffic ingress/egress issue, Staff will work with HUHS to identify and implement solutions.
Planning Staff recommended approval of the Hartford Union High School driveway and parking site plan.  
Plan Commission Discussion, Site Plan for HUHS Driveway and Parking.
Member Henke reminded members and Mr. Drew that he is on the HUHS school board and would have to abstain.  Mr. Drew noted that he would consult with the City Attorney to make sure the vote (3 members) was sufficient.  Mr. Drew reviewed the executive Summary.  Vice-Chairperson Regan asked if the driveway being lined up directly across from Summit Street was a good idea.  Mr. Drew stated that it was and Member Kohler noted the stop signs at each location.  Member Kohler asked how the proposed gates would be raised and lowered.  Mr. Drew explained that gates would be down all the time except for things like maintenance and shoveling or if for some reason traffic needed to be routed out that way.  Member Henke asked if two exits are necessary.  Mr. Drew affirmed, noting traffic volume.  Member Henke asked if the Plan Commission could require a review if the second driveway (west) on Monroe proves to be hazardous.  Mr. Drew affirmed.  Some discussion ensued regarding the back parking area (from Monroe to Cedar along the back of the school.  Motion by Kohler, second by Stapleton to approve parking site plan for Hartford Union High School.  Motion passed, with Member Henke abstaining.

Motion by Kohler, second by Stapleton to adjourn.  Meeting adjourned at 6:19 p.m.   

Respectfully submitted,
Justin Drew, City Planner


Compiled by Char Smelter, Planning Secretary
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