Meeting Minutes
New Prague Planning Commission
Wednesday, December 21, 2005

1. Call Meeting to Order

The meeting was called to order at 6:35 p.m. by Planning Commission Chairperson Grant
Gengel with the following members present: Kay Wilcox, Pat Remfert, and Grant Gengel.
Absent were Bob Gilman and Michael LaDuke.

City Staff Present: Renee Christianson - City Planner and Ken Ondich — City Planner.
2. Approval of November 16, 2005 Meeting Minutes

It was moved by Wilcox, seconded by Remfert to accept the November 16, 2005 meeting
minutes as submitted. Motion carried (3-0, Gilman and LaDuke absent).

3. Request for Conditional Use Permit #C8-2005 — Water Tower
New Prague Utility Commission, applicant

Planner Christianson presented the staff report. She provided background information on the
existing water storage facilities in the City, and also background information on the needed
improvements to the water system to improve fire flow to the west side of the City as well as
storage capacity. She presented a site map of the tower site. She noted that an elevated water
tower is an essential service by definition in the zoning ordinance and also noted that essential
services are not listed as a permitted use in the I-1 Light Industrial District but are a permitted
use in every other district within the City. She noted that a conditional use was being considered
for the water tower because it is not listed as a permitted or conditional use in the I-1 District.
She read through the criteria that must be found to allow the water tower as a conditional use.
She noted minimum lot size and setback criteria for the water tower that would not be met
because of the small lot size for the tower and that the City owns the adjacent park land. She
noted that all setbacks are also not being met. She reviewed the access to the water tower and
noted that there would be no required parking because the tower would only be accessed by one
truck a couple of times a week. She noted that one security light above the door and aviation
lights on the top of the tower would be the only lights for the water tower. She stated that staff
recommends that the Zoning Ordinance ultimately be amended to allow essential services in the
I-1 Zoning District because it was probably an oversight because they are permitted uses in every
other zoning district in the City.

The public hearing was opened at 6:50 PM.
With no public comments received the public hearing was closed at 6:51PM.
Commissioner Gengel asked how many gallons the water tower would hold.

Dennis Seurer, Public Works Director representing the New Prague Utilities Commission, stated

that the tower would be 500,000 gallons just as the other water tower in town. He stated that
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they had three different shapes of tower that they looked at. He stated that the total cost of the
water tower was about 1.3 million dollars.

Commissioner Remfert asked when construction on the tower would start.

Mr. Seurer stated that construction would probably start in the spring, but that the contractor
could start any time since the contract had been approved. He stated that the tower was not
required to be in service until 2007.

Commissioner Remfert asked what population could be served by the City with the new tower.

Mr. Seurer stated that with the new tower they should be able to service 12,000 people in the
regular pressure zone. He stated that the SE portion of town near the Tikalsky Acres
development is on a different pressure zone and that the current lots are ok with the booster
station. He stated that any lots outside the approved development in that area would trigger the
need for another water tower up to 500,000 gallons in size.

Commissioner Remfert asked where in relation to the water tower the townhomes are located.

Planner Christianson stated that it was over 100’ to the base of the water tower to the nearest
possible townhome building.

Commissioner Gengel stated that he barely notices the tower that is by his own home and that he
is ok with the proposal.

Commissioner Wilcox stated that she is ok with the look of the tower and stated that she didn’t
see the need to do any landscaping unless a fence is put up on the site. She stated that a variance
should be noted for the small lot size for the water tower.

It was moved by Wilcox, seconded by Remfert to recommend approval of Conditional Use
Permit #C8-2005 for a Water Tower with the following findings:

1. The proposed water tower will not create an excessive burden on existing or proposed parks,
schools, streets and other public facilities which serve or are proposed to serve the area. The
tower will provide a needed service in that it will supply improved water storage capacity and
improved fire flows to properties within the City of New Prague. Adequate roads and utilities to
service the tower are planned.

2. The proposed water tower is surrounded by wooded city owned park land on its south side, by
industrial zoned and used property on its north and east sides, and by residentially zoned property
on its west side. The closest existing residential home is more than 500° from the proposed
tower, and the closest potential residential home is approximately 125 from the proposed tower.

3. The structure and site will be maintained by the New Prague Utility Commission, and will be
kept neat and orderly at all times.
4. The proposed water tower assists in providing essential water service to the City of New Prague

by providing additional storage, pressure, and volume for fire flow, and therefore is reasonably
related to the overall needs of the City and to the existing land use.

5. The use of the property for the purposes of providing an essential service is not specifically listed
as a permitted or a conditional use within the I-1 zoning district, but it has been determined to be
consistent with the purposes of the zoning ordinance and zoning district because the tower is

needed in order to adequately provide for the protection of the public health, safety and general
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welfare of the public. The I-1 zoning district is determined to be the most appropriate zoning
district for such a tower.

6. The use is consistent with the Comprehensive Plan for the City which acknowledges the ongoing
Water Distribution System Analysis study completed by the New Prague Utility Commission and
also identifies the need for an additional elevated water tower to serve the existing and continued
growth of New Prague.

7. Because the proposed water tower will have few vehicles entering the site it will not cause any
traffic hazards or congestion.
8. Adequate utilities, roads, drainage, and other facilities are being provided to the site. These

improvements are currently under construction as part of the adjacent development of Raven
Stream Village Second Addition.

And with the following conditions:

1. The conditional use permit is issued for a period of one year, and shall become

null and void without further action from the Planning Commission unless used

within one year of the date granting the permit.

The access driveway shall be surfaced with bituminous or concrete.

3. Landscaping or screening meeting the requirements of Section 707 of the Zoning
Ordinance shall be provided along the westerly property line in the event that a
fence is installed around the tower.

no

And noting the following variances:

1. A variance is being granted to allow the tower to be built on a lot which does not
meet the minimum lot size of 40,000 sg. ft. in the I-1 Light Industrial District.

2. A variance is being granted from the required setbacks to the base of the water
tower.

Motion carried: Ayes 3 Nays 0

4. Request for Conditional Use Permit #C9-2005 — Multi-Family Residential in B-1 District
John Schumacher, applicant

Planner Ondich presented the staff report. He provided background information about the
Concept Plan review that took place at the November 16, 2005 Planning Commission meeting.
He noted that any reuse of the building with residential units would require a conditional use
permit. He noted that the three members present at the concept review meeting all found the
reuse of the building for only residential units on both the first and second floor acceptable while
noting the adjacent businesses make retail or commercial use on the first floor difficult. He
noted section of the comprehensive plan that relate to the downtown commercial policies and
objectives and how they relate to the proposed condominium units in the building. He read
through the findings to allow the conditional use permit for the nine residential condominium
units. He noted the layout of the residential units and the common area hallway and the need for
it to be ADA accessible to the elevator. He noted that the addition to the second floor of the
building must be brick to complement the rest of the building and to meet the zoning ordinance
requirement for the B-1 district. He noted that the parking is located to the south of the building
and that the Planning Commission has historically required 2 off-street parking spaces for each
residential unit in the B-1 District in the past and that 18 spaces would be required for the nine
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residential units. He stated that the parking spaces must be striped and meet the ordinance size
requirement of 9 x 20’ and that the parking area must be retained by the condominium
association ownership for maintenance purposes. He noted that the large trash receptacle in the
rear parking area must be screened to meet the zoning ordinance requirements to cut down on
blowing trash in the area. He noted that the parking lot lighting should be changed to meet the
ordinance requirement of the zoning ordinance so as not to shine onto neighboring residential
properties. He noted that the public works director would like to know how the utilities for each
unit will be handled. He stated that staff recommends approval of the conditional use permit for
the nine residential condominium units with the findings and conditions listed in the staff report.

The public hearing was opened at 7:25 PM.
With no public comment received the public hearing was closed at 7:26 PM.

Commissioner Gengel asked if the large fireplace and chimney on the rear of the building would
remain on the building.

John Schumacher, applicant, stated that the large chimney and fireplace would be kept and that
he specifically had a second flue installed for the addition of a second user for it. He stated that
the condominium units will not need the large dumpster that is currently on the property because
that was used for much of the restaurant garbage. He added that the future parking garage would
have an area to store garbage receptacles. He stated that the sewer for the entire building would
be shared for each unit and that each unit would have its own water line and electric meter. He
stated that he would like to add bay windows on the back of the second story addition. He stated
that the main entrance is from the back because it is ADA accessible and easy to access from the
parking area. He stated that the basement would be used for storage with nine cages for the nine
units. He added that he has never had a water problem in the basement of the building. He
stated that local contractors are planned to do the work and would start once the council gives
final approval. He stated that he would start with three units on the main floor before moving
forward with the second floor and the costly $85,000 elevator.

Commissioner Remfert asked what kind of interest there has been in the units.
Mr. Schumacher stated that they have a waiting list of people interested but that they are waiting
until the approval process is done. He stated that they will be priced around $245 a square foot.

He stated that he would rather not price any unit above the $300,000 range.

Commissioner Wilcox noted that the eastern most unit on the main floor would have no entrance
from the common hallway area and asked how they would access the basement.

Mr. Schumacher stated that they would have to walk around the outside of the building to access
the common hallway and basement area. He noted that the entire building is sprinkled.

Commissioner Wilcox gave information to Mr. Schumacher about Federal Rehabilitation Tax
Credits.

Commissioner Wilcox asked if there is a structural defect in the building if the City is liable.
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Planner Christianson stated that the City would not be liable and that architects and structural
engineers would need to sign the plans for the conversion.

It was moved by Remfert, seconded by Wilcox to recommend approval of Conditional Use
Permit #C9-2005 to allow nine residential condominium units with the following findings:

1. The nine residential condominium units in the building will not be an excessive burden
on existing parks, schools, streets, and other public facilities because the nine residential
units would be less intensive in use than the previous hotel and restaurant which used
more municipal water and sewer service and also generated more traffic throughout the
day and especially during lunch and dinner hours.

2. Since the building is proposed to be converted to residential condominium units it will be
inherently more compatible with the adjacent residential properties than the previously
more intensive use as a restaurant and hotel. The rear parking lot is most adjacent to the
neighboring residential properties and is screened on the east and south sides from the
residential properties by privacy fences. In addition, the site has many trees that have
been planted to provide a softer appearance to the site and around the parking area. The
value of adjacent homes will not be adversely affected as the outward appearance of the
building will only change slightly and the parking lot configuration will remain as it
currently exists.

3. The appearance of the parking area and open space around the building will not change in
appearance as it currently exists which will not adversely affect the adjacent residential
properties. The appearance of the building will change slightly with the addition of an
enclosed porch area on the west side of the Main Street facing portion of the building to
match the existing enclosed porch area on the east side of the same fagade. The only
other major change to the appearance of the building is the proposed second story
addition above the existing dining room area where the zoning ordinance requires that the
addition be completed with brick to match the rest of the downtown area and specifically
the rest of the building. It is an historic building and its current appearance is well kept
and does not have an adverse effect on adjacent residential properties and its proposed
appearance will maintain its historic appearance.

4. The Comprehensive Plan of the City states that an objective of the downtown commercial
area is to maintain the historical character of the downtown. The conversion of the
building to nine residential condominium units would maintain the historical character of
the building exterior. The Comprehensive Plan also states that the City should continue
to encourage private sector rehabilitation and renovation of existing buildings in the
downtown and encourage the use of upper levels of commercial buildings for office and
residential uses. The redevelopment entirely as residential units would be a historic reuse
of the building and the building as a residential use with units on the first floor would still
draw foot traffic downtown along with quality people to the area and that the building
integrity would remain. The west side of town with the adjacent mill and non-retail uses
make commercial use (specifically retail use) of the building on the first floor difficult
and keeping the building looking attractive is just as important as keeping a commercial
use on the first floor.

5. The zoning ordinance states that the purpose of the B-2 Community Commercial district
is to encourage the continuation of a viable downtown area by allowing retail, service,
office and entertainment facilities as well as public and semi-public uses. In addition,
residential uses will be allowed to locate above the commercial establishments. Any use
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in this district shall not be required to provide off-street parking. The redevelopment as a
multiple family dwelling is listed as a conditional use in the B-1 Central Business District
and is specifically appropriate for this building only for the reasons listed in finding #4
above.

6. The nine residential condominium units will create less traffic than the previous
restaurant and hotel use in that the tenants and a few visitors will be accessing the site on
a daily basis versus hotel guests and restaurant patrons. The former restaurant use
specifically had peak hours of traffic generated around lunch and dinner hours which will
not be matched by the residential units. The proposed use is more comparable with the
former hotel portion of the building as related to traffic generation.

7. Adequate utilities and drainage have been provided to the building. Adequate access
roads have also been provided and an “Access and Reciprocal Parking Easement” exists
with the adjacent property owner to the east to ensure access is maintained to the rear
parking area for the condominium unit residents.

And with the following conditions:
1. The conditional use permit is issued for a period of one year, and shall become

null and void without further action from the Planning Commission unless used
within one year of the date granting the permit.

2. The applicant, John Schumacher, must comply with all recommendations of the
Public Works Director.
3. To meet the ordinance requirement of Section 725 for the B-1 Central Business

District the predominant building materials on the addition to the second floor of
the building must be brick to complement the historical downtown building
materials and specifically to match the construction of the building as it currently
exists.

4. No outdoor storage of garbage directly outside the building is allowed and the
large trash receptacle must be screened from view to meet the ordinance
requirements of Section 703 of the Zoning Ordinance.

5. All lighting used to illuminate the building and parking area must meet the
ordinance requirements of Section 704 of the Zoning Ordinance so as to not shine
light onto adjacent neighboring properties.

6. Twenty (20) Parking Spaces in the rear parking area south of the building,
meeting the requirements of Zoning Ordinance Section 717 must be provided for
the nine residential units. Each unit shall have access to two parking spaces.

7. Each parking stall be striped at a size of 20’ long by 9’ wide with white or yellow
painted lines of not less than four (4) inches wide to mark the 20 parking spaces in
the rear parking area.

8. The rear parking area must be retained with the condominium association
ownership to ensure that it is maintained and owned by the residents of the
building.

Motion carried: Ayes 3 Nays 0

5. Request for Conditional Use Permit Amending #C2-2005 — Childcare Facility
Chantel Dacas, applicant
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Planner Ondich presented the staff report. He provided background information on the previous
conditional use permit approval for the mixed use building in which the childcare facility is
proposing to locate. He noted that childcare facilities were not included as allowable on the
original conditional use permit request. He noted that the proposed facility would have a
maximum of 22 children between the ages of 6 weeks to 33 months, would be open 6:00 AM to
6:00 PM and would have up to four employees plus the owner on site. He stated that the facility
is required by the state for licensing to have 1,500 sqg. ft. of outdoor play area and that the
applicant is proposing a 6’ tall fence around the play area to meet the requirement. He noted that
their sign would be placed on the front of the building as shown on the building elevation
drawing. He noted that the childcare center is not listed as a conditional use in the B-2
Community Commercial District, but that it could be considered if it meets the criteria for
conditional uses. He read through the findings to approve the childcare facility. He stated that
childcare centers are specified for parking requirements and that it would be required to have 1
space per 250 sq. ft. of floor area which for the 1,635 sq. ft. of floor area would require 6.54
spaces for the childcare center. He noted that the spaces remaining where employees would not
park would leave 1-2 spaces for pick up and drop off of children. He suggested that the outdoor
play area be moved entirely behind the building instead of partially located north of the parking
lot on the west side of the building but noted that a lot of fill would be needed to accomplish this.
He noted that all screening must be located outside of the outdoor play area and moved if
necessary to accommodate this. He asked the planning commission what the fence should be
made out of. He stated that staff recommends approval of the amendment to conditional use
permit #C2-2005 to allow a childcare facility with the findings and conditions contained in the
staff report.

The public hearing was opened at 7:50 PM.
With no public comments received the public hearing was closed at 7:51 PM.
Commissioner Gengel asked if the outdoor play area was large enough.

Chantel Dacas, applicant, stated that the 1,500 sq. ft. outdoor play area meets the size
requirement.

Commissioner Wilcox asked about the recreational equipment that would be placed outside.

Ms. Dacas stated that she is required by the state to have three recreational items in the outdoor
play area.

Commissioner Gengel asked if fill would be needed for the play area configuration that she has
proposed.

Ms. Dacas stated that fill is needed in either layout of the play area. She stated that she and Mr.
Kratochvil had walked out the play area and would prefer to keep the play area as proposed.

Commissioner Gengel stated that he felt the use was appropriate for the building and site.

Commissioner Wilcox stated that there is a need for the facility in the City.
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Commissioner Remfert asked if the parking was ok for the use.

Commissioner Gengel stated that he wondered what would locate in the space next to the
childcare center.

Ms. Dacas stated that for her license she cannot be located next to a facility that sells either guns
or alcohol. She asked the Planning Commission what the fence could be made out of and said
that she’d like to have it be chain link as is used for most childcare centers.

The Planning Commission indicated that they were ok with chain link fencing.

It was moved by Remfert, seconded by Wilcox to recommend approval of Conditional Use
Permit Amending #C2-2005 to allow a childcare facility with the following findings:

A.

The proposed childcare center will not create an excessive burden on existing parks,
schools, streets or other public facilities because it will have it’s own fenced in outdoor
play area, the age group of the children do not yet attend public or private schools, and
the traffic generated by the childcare center is no more than a typical retail use.

The proposed childcare center is sufficiently compatible with the adjacent residentially
zoned land to the north of the property and is also compatible with the three residential
apartment units located on the second floor of the building in that childcare often takes
place in typical residential settings and does not have negative effects upon the use and
enjoyment of residential units or properties.

The structure and site’s appearance have previously been approved through Conditional
Use Permit #C2-2004 and the addition of the childcare center will not adversely affect the
appearance of the previously approved site and building elevations. The only visible
outdoor change will be the addition of the 6’ tall fence for the outdoor play area.

The proposed childcare center is reasonably related to the overall needs of the City in that
childcare for residents is a needed service and service establishments are typically located
in commercial districts.

The childcare center is consistent with the purposes of the zoning ordinance and the B-2
Community Commercial District in that it is a use which accommodates the traveling
public who must drive children to the center and typically continue their drive to work
after that time which requires close proximity to highway access.

The childcare center is a commercial type service use which is not in conflict with the
Comprehensive Plan of the City which guides the area to a commercial use.

The childcare center will not cause traffic hazard or congestion. There will typically be
drop off of the children in the early morning ours with little traffic during the day until
the children are picked up prior to the center closing. The maximum 22 children in the
center will not generate excessive traffic for dropping off and picking them up.
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H. The access roads to the childcare center are adequate to handle the traffic for the center.
The one-way access for the parking area in front of the building will provide an ideal
drop off and pick up traffic pattern for the site.

And with the following conditions:

1. The conditional use permit is issued for a period of one year, and shall become null
and void without further action from the Planning Commission unless used within
one year of the date granting the permit.

2. Trees required for screening must be moved outside of the childcare center’s outdoor
play area fence.

Motion carried: Ayes 3 Nays 0

6. Review Park Board Recommendation Regarding Greenway Trail Development

Planner Ondich presented a memo and information regarding the Greenway Trail System that
was presented to the Park Board at their December 13, 2005 meeting. The question that was
posed to the Park Board was if trails should be primarily street side, primarily backyard, or a
combination of the two. The Park Board recommended that the Greenway Trail System be a
combination of street side and backyard trails that would link the City’s parks together and that
the City should utilize money from the “sidewalk fund” to assist in paving portions of the
Greenway Trail System. The Park Board noted that the backyard trail connections would be an
attractive route to parks rather than the street side sidewalks and trails that have become
prevalent in recent developments. The Park Board recommended the minimum right of way
section for the Greenway Trail should be 50’ to accommodate plantings and landscaping.

Commissioner Gengel stated that he has always thought the Greenway Trail should be a
backyard trail separated from the streets.

Commissioner Wilcox stated that 1 mile of greenway trail would take up 6 acres of park land
dedication and is the reason the park board recommended that the greenway be a combination of
backyard and street side trails. She added that the 50° right of way for the Greenway is
recommended to provide for 20° of green space and trees on each side of the trail as a buffer to
the residences it may be routed behind.

Commissioner Remfert stated that he concurs with the Park Board recommendation on the
Greenway Trail System.

7. Miscellaneous
A. External Wood Burning Stoves

Planner Ondich presented a memo on External Wood Burning Stoves used to heat homes. He
stated that staff recently had a request to install an external wood burning stove to heat a home
with radiant hot water heat and that the zoning ordinance does not address them. He noted that
they burn large pieces of wood and run constantly which produces a lot of smoke. He stated that
he posted a question on the Minnesota Planning Association website about how other cities have
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handled these wood burning stoves in the past. He stated that he received 6 responses. He noted
that most cities consider them to be a building code matter and not a zoning code matter other
than storage of fire wood. He noted that the two cities that allow them have had issues with
smoke and complaining neighbors. He noted that the City’s zoning code allows the storage of
firewood for residential homes and that the smoke would be handled through the nuisance code.
He noted that some cities such as Perham and Two Harbors ban the use of the units because they
are not regulated by the MPCA or the EPA because they burn externally from a home. Planner
Ondich also presented draft ordinance language that could be used to regulate the units in their
placement to other structures and smoke stack height that are used by cities in Vermont,
Wisconsin and New York State.

The Planning Commission stated that they can see a concern with the units and their smoke
output and possible large piles of firewood within the City setting. They asked that staff get the
City Attorney’s opinion on if they can be regulated or banned by the City.

Staff noted that the person asking about installing may apply for a permit and that there is
nothing the City can do to legally stop them from applying for a permit at this time.

8. Adjournment
The meeting was adjourned by order of the Chairperson Grant Gengel at 8:35 PM.

Respectfully submitted,
A—=D O
» %

Kenneth D. Ondich
City Planner
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