CITY OF PARK RIDGE

505 BUTLER PLACE

PARK RIDGE, IL 60068
TEL: 847/ 318-5291

FAX: 847/ 318-6411
TDD:847/ 318-5252
URL:http://www.parkridge.us

DEPARTMENT OF COMMUNITY
PRESERVATION AND DEVELOPMENT

Date: June 13, 2017

To: Planning and Zoning Commission

Thru: Jim Brown, Community Preservation and Development Director

From: Jon Branham, Senior Planner

Subiject: Planned Development - Concept Plan for 1440 Higgins Road Townhomes

INTRODUCTION AND BACKGROUND

The concept plan was initially reviewed by the Commission on May 9, 2017. At that meeting, the
Commission discussed several aspects of the plan. The meeting minutes have been included.

Since that meeting, the applicant has made adjustments to the plan and is seeking further guidance from
the Commission. The adjustments include reducing the number of units from 34 to 31 and increasing the
front and rear yard setbacks. Additional exterior parking spaces have been added. Overall height has
been reduced. Vehicular access to Higgins Road has also been eliminated.

1440 Higgins LLC (Piotr Filipek), applicant, requests a concept plan review for a planned development at
1440 Higgins Road, in accordance with Section 5.6.B of the Zoning Ordinance, for an 31-unit residential
townhome project.

Section 5.6.B of the Zoning Ordinance states that before submitting a formal application for a planned
development, the applicant may present a concept plan before the Commission for the purpose of
obtaining information and guidance prior to entering into binding commitments or incurring substantial
expense. The Commission shall review the concept plan, and provide such information and guidance as it
deems appropriate. Any opinions or advice provided by the Commission shall be in no way binding, with
respect to any official action the Commission or City Council may take on the subsequent formal
application. The review of the concept plan shall not constitute a public hearing.

Note that because this is a review of a concept plan and not a review of a formal application, staff is not
offering a full and comprehensive analysis of the proposal.

THE SITE

The site has a total area of 95,438 square feet or 2.19 acres. The site is currently occupied by a garden
center / landscaping refuse business. Commercial properties are to the east and west; single-family
residential to the north, and Higgins Road to the south. Across Higgins Road, in Chicago, are commercial
land uses.

OUR MissION:  THE CITY OF PARK RIDGE IS COMMITTED TO PROVIDING EXCELLENCE IN CITY SERVICES IN ORDER TO UPHOLD
AHIGH QUALITY OF LIFE, SO OUR COMMUNITY REMAINS A WONDERFUL PLACE TO LIVE AND WORK.



The zoning of the property is currently B-2, General Commercial District. The site is surrounded by R-2,
Single Family Residential to the north, B-2, General Commercial District to the east and west, and
commercial/office zoning (City of Chicago) to the south.
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Zoning Map. Subject property highlighted in yellow. It is zoned B-2.

ANALYSIS

Staff reviewed the project for compliance with Sections 5.4 and 5.5 of the Zoning Ordinance and Higgins
Road Corridor Plan for development proposal.

Map Amendment

A map amendment from the B-2 General Commercial District to the R-4, Multi-Family Residential
(Planned Development) District would be required.

Higgins Road Corridor Plan

The Higgins Road Corridor Plan was adopted in 2010, and serves as an addendum to the City’s 1996
Comprehensive Plan. The Plan area encompasses the north side of Higgins Road from Dee Road to
Canfield Road, which serves as the southern boundary of Park Ridge. Some areas of the Plan were
identified for specific types of development (see below).

The Higgins Road Corridor Plan identifies the subject site for a mix of office and commercial uses, and
identifies the subject property as a significant redevelopment opportunity. The Plan envisioned this area
to potentially be redeveloped in conjunction with other adjacent properties for a larger scale development.
Townhome developments were not identified in this area of the Plan, but are envisioned for areas east of
the subject site. The Plan states that when the subject property is redeveloped, that the City should seek



to acquire an additional 33 feet to widen Peterson Avenue to two lanes, and that the planned development
process could be a useful mechanism to assist in the acquisition of additional right-of-way.
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Excerpts from Higgins Road Corridor Plan. Figure 8 (top) shows desired zoning for the subject site and
area. “Project Area A” in the Higgins Road Corridor Plan included the subject site. This page from the

plan illustrates the plan’s intentions for the site.



Density Requirements

The Zoning Ordinance contains a regulation on density, called “Minimum Lot Area.” For the R-4 zoning
district, 3,000 square feet of lot area is required for each townhouse unit. Thus:

95,438 square feet [lot area] / 3,000 = 31.8 townhouse units allowed
The 31 units proposed would therefore meet the density requirement.
Yard and Bulk Requirements

The concept plan does not meet the front and rear yard requirements of the R-4 District (Section 7.3,
Table 3). A 25-foot front yard is required along Peterson Avenue, and a 25-foot setback is provided. A
30-foot rear yard is required along Higgins Road, but only a 23-foot setback is provided (only the
southwestern-most unit in “Building #7 currently encroaches). Interior side yard requirements appear to
be met.

Lot coverage is proposed at 25%, which would meet the district requirement (50%). Open space is
indicated as 54%, which would meet the 30% standard for the district. The proposed building height is
proposed at 34 feet-11 inches, which would meet the 35-foot height requirement of the R-4 District.

Comment: Roof-mounted mechanical equipment is not shown on the elevations. The omission of such
equipment from elevations has been an issue in the past. The applicant should clarify if mechanical
equipment will be mounted on the roofs of the units, and, if so, the dimensions of the equipment and how
it will be screened.

Parking Requirements

The proposed parking plan currently indicates 62 enclosed parking spaces for the 31 units, plus 14
unenclosed surface parking spaces, for a total of 76 parking spaces. Section 12.13, Table 9 would require
62 parking spaces based on the number of units, so this requirement would be met. The applicant would
also need to meet all other requirements of Section 12 regarding Off-Street Parking and Loading.

Comment: The concept plan still does not indicate a trash enclosure; there might be a need to sacrifice
one or more parking spaces for trash enclosure location(s). The applicant should clarify intentions for
location of trash enclosure(s).

Planned Development Requirements

If the applicant moves forward with a Stage 1 Planned Development application, a site plan with
dimensions, detailed elevations, floor plans, a traffic circulation plan, a traffic generation plan, and
utilities and stormwater drainage plans will need to be submitted as part of the application requirements.

Additionally, preliminary landscape and screening plans will need to be submitted for the entire project.
Plant species, sizes and quantities of all plants proposed for the site must be shown. The concept plan
shows a fair grouping of trees in appropriate locations, i.e. providing partial screening along Higgins
Road.

A construction schedule would also need to be submitted as part of the planned development process, and
would need to comply with Section 5.7 construction schedule requirements. A general construction
schedule was provided by the applicant with the concept plan application.



The Planned Development section of the Zoning Ordinance was recently amended to clarify that:
“Planned developments are not intended to serve as a means by which an applicant seeks to circumvent
normal zoning or other land use regulations. The Planning & Zoning Commission may recommend, and
the City Council may approve, specific conditions when recommending or authorizing a Planned
Development. Exceptions from the Zoning Ordinance are permitted through the Planned Development
process, however, in no case shall an exception to district regulations within a planned development be
granted unless the applicant demonstrates a “substantial benefit to the City.” Section 5.5 of the Zoning
Ordinance lists criteria for granting exceptions to standards and offers a list of potential “substantial
benefits to the City” in return for the exceptions (attached).

The applicant has indicated that a public amenity would be provided by dedicating a 33-foot depth of the
property across the entirety of Peterson Avenue in order to allow for the street and right-of-way be
expanded in width. Given potential traffic generation from the site, a street widening to two lanes may
have been a requirement of approval anyway.

The applicant should clarify if the intention is to simply dedicate the right-of-way or to financially
contribute to the widening of the street.

The applicant has been advised on other planned development cases that have been reviewed by the
Commission, the importance of meeting Zoning Ordinance requirements, minimizing requested
exceptions, and providing significant public benefit to offset any needed exceptions. Staff has met with
many potential developers over the past several years regarding the site, and nearly all interested parties
have proposed residential-type uses.

The applicant should provide additional detail to the Commission as to what public benefits listed in
Section 5.5 are to be provided in exchange for exceptions, and the necessity of exceeding Zoning
Ordinance requirements, particularly density and height, with regard to the current proposal. The
Commissioners should provide some guidance on whether they feel the offer of right-of-way dedication
alone is a sufficient offer of a public benefit.

DIRECTOR COMMENT

The applicant has revised the concept plans so that many design features previously not in compliance
with the Zoning Ordinance now are in compliance. Rather than continuing to attempt to whittle away at
the remaining features not in compliance, the real issue to consider now is whether the City should be
willing to accept a relatively dense residential development on a site that has long been earmarked—in
both planning documents and zoning regulations--for commercial re-development.

At the previous concept plan review for this proposal (May 9" P&Z meeting), a couple of residents
expressed concerns about adverse impacts that multi-family residential development might be having on
the local school districts. These concerns were echoed (largely by the same citizens) at a recent City
Council meeting. Valid concerns, to be sure, but I must note that over the last few decades several studies
have attempted to measure the number of school-aged children (usually defined as 5-18 years old)
generated by various types of residential development such as single-family detached homes, single-
family attached (e.g. townhouse, duplexes) and multi-family buildings.

In a recent study, for example, conducted by the National Association of Home Builders (NAHB)
concluded, inter alia, that:

= There are fewer school-aged children in new construction than in existing units;



= For all residential types, the number of bedrooms in a unit has an impact on the number of school-
aged children;

And, most important,

= Attached single-family residences (i.e. townhouses, as are being proposed along Higgins Road),
generate on average 38.3 school-aged children per 100 housing units, or .383 school-aged children
per single unit. If this average were applied to the proposed development, we could expect it to
generate 11 school-aged children.*

To be sure, the NAHB publishing a study on the impacts of housing development on school districts
might be akin to the tobacco industry publishing a study on the impacts of cigarettes on health. But a
study conducted by Rutgers University, and based on 2000 US Census data for the state of Connecticut,
reached somewhat similar conclusions:

= Asingle-family attached 2 bedroom unit generates, on average, 0.23 school-aged children
= Asingle-family attached 3 bedroom unit generates, on average, 0.62 school-aged children?

Using these averages, the proposed development would generate 7.13 children if all units were 2-
bedroom; or 19.2 children if all units were 3-bedroom. And an average of those two averages—used to
calculate the impacts of a proposed development with a mix of 2- and 3-bedroom units—is 13.1 school-
aged children.

In this particular instance the potential generation of a dozen or so school kids most likely spread across
the K-12 spectrum would not have a great impact on our local school districts. I don’t mean to minimize
the importance of potential negative impacts of residential development on our school districts—I simply
feel it is a larger issue to be considered by the City’s policy makers at a different time and venue. For
now, | would prefer that the Planning and Zoning Commission weigh what | consider to be the major
issue with this proposal: Is it prudent for the City to agree to the conversion of a site identified as a prime
location for commercial re-development—of which Park Ridge has few—to residential re-development?

COMMISSION REVIEW AND ACTION

The Commission should provide comments and feedback to the applicant on the concept plan for the
planned development proposal. Of particular concern:

= The Commission should weigh whether a waiver from zoning standards should be accompanied by
more than a dedication of right of way.

= The proposal is contradictory to the Higgins Road Corridor Plan. The Commission should weigh
how comfortable it would be in recommending a deviation from the plan.

! Ford, Carmel. "Only 41 Children for Every 100 Housing Units in the U.S., on Average." NAHB: Only 41
Children for Every 100 Housing Units in the U.S., on Average. February 1, 2017. Accessed June 07, 2017.
http://www.nahbclassic.org/generic.aspx?sectionlD=734&genericContentiD=255505&channelID=311.

% «School Age Children Per New Housing Unit,” Connecticut Partnership for Balanced Growth, undated. Accessed
June 07, 2017. http://donaldpoland.com/documents_and_links/3-Don_Poland Writings/CPBG _ -
Rutgers_School Age Children.pdf



http://www.nahbclassic.org/generic.aspx?sectionID=734&genericContentID=255505&channelID=311
http://donaldpoland.com/documents_and_links/3-Don_Poland_Writings/CPBG_-_Rutgers_School_Age_Children.pdf
http://donaldpoland.com/documents_and_links/3-Don_Poland_Writings/CPBG_-_Rutgers_School_Age_Children.pdf

ATTACHMENTS

1. Planned Development Application, dated 3/30/17

2. Project Summary, prepared by Applicant, undated

3. Conceptual Floor Plans, Elevations, Site Plan, prepared by Neri Architects, dated 5/30/17
4. Plat of Survey, prepared by A.P. Surveying Co., dated 11/10/16

5. Aerial Map, prepared by Staff

6. Zoning Map, prepared by Staff

7. Section 5.5 of Zoning Ordinance

8. Higgins Road Corridor Plan Excerpt, Future Zoning Designation Map

9. Higgins Road Corridor Plan Excerpt, Project Area A

10. Higgins Road Corridor Plan Excerpt, Peterson Avenue



Planned Development Application
City of Park Ridge

Community Preservation and Development Department . 505 Butler Place . Park Ridge, iL . 60068
Phone: (847) 318-5291 . Fax: (B47) 318-6411 . www.parkridge.us

Case Number: [77~ /- PD Type of Planned Development (check one):
K CoNCEPT Peap

o Stage 1 Development Plan
0 Stage 2 Development Plan
Subject Property Information:

Address: 1440 Higgins Rd, Park Ridge, IL 60068 Zoning District: B-2

Legal Description (can attach separate sheet): Please see attached Exhibit A - Legal Description.

Applicant Information:
Name: 1440 Higgins, LLC (Piotr Filipek} Phone: 773-852-7677
Address: E-mail: piotrfilipek@me.com

Owner Information:

Name: Dolores Kowalski, Trustee Phone: 312-726-0531 (Attorney Nicholas Cicromski

Address:

Summary of Requested Planned Development (see Section 5.0 of the Zoning Ordinance);

Piease see attached Exhibit B - Project Summary.

| hereby certify, as the undersigned applicant, that the above statements and attached documentation are true and correct to the
best of my knowledge.

\\ %&M\ v/ b/ don

Signature of Applicant Date




PLANNED UNIT DEVELOPMENT (PUD)
SUBMITTAL
FOR

TOWNHOME DEVELOPMENT

LOCATED AT:

1440 HIGGINS

MAY 18, 2017

SUBMITTED TO
THE CITY OF PARK RIDGE

BY:

N E R 1| FALih |
INYL NI TECTS), o

444 N. NORTHWEST HWY. STE 355
PARK RIDGE L 60068

TEL 847.825.9400

FAX B47.825.9451
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2121 PARKVIEW COURT

D A. P. SURVEYING Oozw>z<u PC. %%mﬂwﬁ,ﬁ%m&w%f

FAX: (847) 853-39391
APSURVEYING@YAHOO.COM

NORTH LICENCE No. 184-003309

PROFESSIONAL DESIGN FIRM - LAND SURVEYING CORPORATION

PLAT OF SURVEY

THE WEST HALF OF TRACT OF LAND DESCRIBED AS FOLLOWS: THAT PART OF THE NORTHWEST % OF
THE SOUTHWEST 4 OF SECTION 2, TOWNSHIP 40 NORTH, RANGE 12, EAST OF THE THIRD PRINCIPAL
MERIDIAN DESCRIBED AS FOLLOWS:

COMMENCING AT A POINT IN THE NORTH LINE OF SAID SOUTHWEST 4 3.57 CHAINS EAST OF THE
NORTHWEST CORNER OF SAID SOUTHWEST %4 THENCE EAST ON THE NORTH LINE OF SAID SOUTHWEST

L 16,77 CHAINS TO THE NORTHEAST CORNER OF SAID NORTHWEST 4 0OF THE SOUTHWEST %

AFORESAID;, THENCE SOUTH ON THE EAST LINE OF SAID NORTHWEST 4 OF THE SOUTHWEST 4617

CHAINS TO THE CENTER ROAD, THENCE 79-% DEGREES WEST ALONG THE CENTER [OF SAID ROAD,
1707 CHAINS MORE OR LESS TO A POINT 357 CHAINS ¢ MEASURED PARALLEL WITH THE NORTH LINE

OF SAID SOUTHWEST % EAST OF THE WEST LINE OF SAID SOUTHWEST 4, THENCE NORTH PARALLEL

WITH THE WEST LINE OF SAID SOUTHWEST 4 330 CHAINS TO THE PLACE [OF BEGINNING EXCEPTING
THEREFROM THE WEST 50 FEET THEREDF IN TOWN LEYDEN IN COOK COUNTY, ILLINOIS,

COMMONLY KNOWN AS: 1440 HIGGINGS RUOAD, PARK RIDGE, ILLINOIS.
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= - THIS PROFESSIONAL SERVICE CONFORMS TO THE CURRENT
= ILLINOIS MINIMUM STANDARDS FOR A BOUNDARY SURVEY.
T DISTANCES ARE MARKED IN FEET AND DECIMAL PART THEREOF.
MONUMENTATION OR WITNESS POINTS WERE NOT SET AT THE CLIENTS REQUEST T — BUILDING LINES AND EASEMENTS ARE SHOWN ONLY WHERE
UNLESS OTHERWISE NOTED HEREON THE BEARING BASIS, ELEVATION DATUM AND —— _ THEY ARE SO RECORDED IN THE MAPS, OTHERWISE REFER TO
COORDINATE DATUM IF USED IS ASSUMED — YOUR DEED OR ABSTRACT
A T COMPARE ALL POINTS BEFORE BUILDING BY SAME AND
— AT ONCE REPORT ANY DIFFERENCE.

I HAVE MADE NO INDEPENDENT SEARCH OF THE RECORDS FOR EASEMENTS,
ENCUMBRANCES, OWNERSHIP OR ANY OTHER FACTS WHICH AN ACCURATE AND L
CURRENT TITLE SEARCH MAY DISCLOSE AS PART OF THIS SURVEY, BUT HAVE

RELIED UPON THE INFORMATION SUPPLIED TO ME BY THE OWNER'S State of Illinoi
REPRESENTATIVE. ate ol lllino1s
THE TITLE COMMITMENT WAS NOT FURNISHED FOR THIS SURVEY.
DIMENSIONS ARE NOT TO BE ASSUMED FROM SCALING.

County of Cook S5

We, A.P.SURVEYING COMPANY, PC. do hereby
certify that we have surveyed the above described property and that,
35-002819 to the best of our knowledge, the plat hereon drawn is an accurate
PROFESSIONAL representation of said survey.
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Scale: 1 inch =
November 10, 2016.
PROF. IL. LAND SURVEYOR No. 2819
TROY REALTY License Expiration: November 30, 2018.
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Dizclzimer: This mep is for generz] informetion purposes only. Although the informstion is belisved to be generally acowrate, errors mey exist 2nd the weer should indspendantly confirm for acouracy. The mep doss not constitute 2 regulatory determination znd is
not 2 bese for enginsering design A Fegistersd Land Surveyor should be consulted to determine precize locztion boundzriss on the ground.



Zoning Special Purpose

Zoning Ordinances
DB-I: Feetail and Office Diztrict
DB-J: General Commercial District
DB -3, General Commercial Wholesale and Service District
DB -4, Uptown Business District
DEB: Educational Boarding Purpose District
DH: Hospital Special Purpose District
O, Office Dhstrict
DDS: Open Space Special Purposze District
P, Parking Special Purpose District
R-1, Single Family Residential District
DR-J: Single Family Reszidential District
DR-S: Two Family Residential Dhstrict
DR—-L Multifamily Residential District
DR-S: Multifamily Residential District
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Minutes for the Planning and Zoning Commission (Cont.)

ll. OTHER ITEMS

Concept Plan Review for a Planned Development (Townhomes) at 1440 Higains Road

Mr. Branham provided an overview of the application. He stated 1440 Higgins LLC (Piotr
Filipek), applicant, requested a concept plan review for a planned development at 1440
Higgins Road, in accordance with Section 5.6.B of the Zoning Ordinance, for a 34-unit
residential townhome project. He stated the site is currently occupied by a garden center /
landscaping refuse business and summarized details of the plan and surrounding property
uses. He stated a map amendment from the B-2 General Commercial District to the R-4,
Multi-Family Residential District would be required. He summarized details of the Higgins
Road Corridor Plan, which identifies the site as commercial / office mixed-use.

He stated the Commission shall review the concept plapgand groviEe such information and
acly y the Commission
shall be in no way binding, with respect to any officiz m Gfion thedy T n or City Council
may take on the subsequent formal application. Sy o ent plan shall not
constitute a public hearing. o o

He sated the Commission should comment and add iBachyto the applicant on the
concept plan for the planned development proposal :

apphcant ) _ dllowing the concept revuew process. He
further sum gatioh and requested feedback from the Commissioners on the
proposal. . i -‘Tfnf Ehapplicant was under contract for the property and was

5 at 444 Northwest Highway, architect for the applicant,
dﬂ:‘n papplication. He mentioned the applicant was planning to
gdding a public sidewalk. He indicated that the site would

- diPark Ridge requirements regarding storm water detention. He
provided a ipf of the floor plan for the units including the roof top deck and

Mr. Paul Kolpak acknowledged the importance of the guidance from the Commissioners.
Commissioner Bennett inquired who would be responsible constructing the widening of
Peterson Avenue since the land is being dedicated to the City. He also inquired if the

applicant would consider a mixed-use development which is identified in the Higgins Plan.

Mr. Kolpak indicated that the applicant is open to discussion regarding the construction item.
He stated there were market difficulties renting commercial and office space at this time.



Minutes for the Planning and Zoning Commission (Cont.)

Mr. Neri further addressed the concern with mixed-use development and difficulty for
obtaining financing. He indicated that condominiums or rental apartments would also not be
economically feasible at the site.

Commissioner Hanlon stated he felt funding could be available for condominiums.

Commissioner Argionis inquired about the price point for the townhomes. Mr. Filipek,
applicant, stated the units would be priced around $400,000.

Chairman Baldi inquired about why the setbacks could not be met. Mr. Neri indicated there
were issues with the dimensions of the site layout because of the proposed street dedication
as well because of the width of the building and fire lane width.

educing the number
oad and stormwater

Commissioner Hanlon stated that the site could be acc
of townhomes. He also inquired about the public side
detention.

Mr. Neri confirmed that a sidewalk will be construct i i ed the
proposed area of underground retention.

Mr. Neri agreed to look into this concerngif@ ieistated he wotlld also like to review
with the Fire Department.

gght the property would best be
Id be eliminated and the height

with a residential use at this M
utilized as commercial. He
should be reduced if the aphii

Pat Livensparger, YESite s@chooncern with the number of multi-family residential
units developddiNtRg Con ity ON@FJhe past few years. She expressed there could be
potential igi@a ., pArk district, and library. She also indicated that the
police angdH % cabild be impacted as well. She stated the development had no
benefit tg

Judy Barol@ysresi a#et the Planning and Zoning Commissioners to carefully look at
the impact ¢ dergthisrdevelopment could have upon the community.

Missy Langan, resident, expressed concern regarding multi-family residential development.
She stated she was not in favor of the proposal. She stated the standards for the map
amendment would not be met.

Alderman Marc Mazzuca expressed concern regarding parking on Peterson Avenue. He
felt there were other multi-family components in the area. He stated the neighbors had
some concerns with the height and density of the development. He also expressed
concerns with setbacks, water retention and parking. He also suggested reaching out to the
schools regarding potential impact.



Minutes for the Planning and Zoning Commission {Cont.)

Commissioner Bennett reiterated his concerns and stated he would prefer a use such as a
hotel at the site.

Commissioner Argionis stated he agreed with Commissioner Bennett. He stated the site
should be developed as commercial use. He was also concerned with the impact on
schools and the community. He was not comfortable changing the zoning from the B-2
District.

Commissioner Hanlon stated he understood the idea of a commercial use at the site,
however, cited other residential uses in the area. He expressed concemn with the current
use at the site and alleviating the site's current issues. He expressed the cut-through would
not be a problem. He felt there were public benefits to the devglopment proposal and stated
additional residential in this area would not be problematic. Hi a#ted there could be a
better design for this particular plan. He stated a fast-foaf, reS #l this site would not
necessarily be an improvement.

of the population in Park Ridge which is less today ;
ideal site for residential but noted other resudentlal us

Alderman
which wa _.-.-_' =

VI. ZONING @R}

None

Vil PUBLIC COMMENT

None

Vil. ADJOURNMENT

On a motion by Commissioner Bennett, seconded by Commissioner Zamaites, the
Commission AGREED to adjourn the meeting.

The meeting was adjourned at 8:25 pm
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