TOWN OF SILT

MINUTES FOR

PLANNING & ZONING COMMISSION MEETING

TUESDAY, JANUARY 20, 2009, 7:00 P.M.

Call to Order
Chair Andrew Reeves called the meeting to order at 7:00 p.m.

Roll Call

Present:

Chair Andrew Reeves

Vice Chair John Reeves





Commissioner Joe Carpenter





Commissioner Ron Morgan




Commissioner Mark Rinehart





Alternate Patricia McClure


Absent:

None


Also present at the meeting were Community Development Director Gale Carmoney, Town Engineer Dave Kotz, and Planning & Building Technician Kathleen Michel.  
Pledge of Allegiance

Conflicts of Interest
There were no conflicts of interest.

Consent Agenda
(1) Minutes of January 6, 2009
MOTION:
Commissioner Morgan made a motion to approve the minutes as corrected on page 3 to clarify no parking adjacent to building could be used for loading and unloading and on page 6 regarding conveying comments to Comprehensive Plan consultant through the Community Development Director.  Commissioner Carpenter seconded the motion and the motion carried unanimously.  
Public Comment
There was no public comment.

Agenda Changes
There were no agenda changes.

New Business
Request of Go-Fer Foods of Silt for exception to the provisions of Chapter 17.60 of the Silt Municipal Code – Sign Exceptions.
Mr. Carmoney presented the staff report, a copy of which is available for public review at the Community Development Department.  He explained the various code sections from which this application sought exceptions.  He then explained staff’s recommendation for a smaller monument sign coupled with the prices displayed on the canopy sign.  He indicated that multiple signs were on site that could be incorporated into the monument sign and removed from other locations on the property. 
Staff Recommendation
If the commission decided to approve Go-Fer Foods of Silt Sign Exception request as presented or with additional conditions, staff would like the commission to consider the following conditions as well:

1) That all representations of the applicant made in its application and in statements during the Commission hearing be considered conditions of approval with which the applicant shall comply unless specifically modified by the Planning & Zoning Commission.

2) That the applicant applies for and receives a miscellaneous permit for the construction of the proposed sign to include a site plan that demonstrates the sign will not impede traffic flow at the roundabout, and that all inspections are performed as required.  

3) That applicant agrees to remove the eastern freestanding sign when the new sign is installed at the corner.  

4) That the sign meets appropriate wind loads and anchorage criteria to preserve public safety.

5) That a landscaped area be included at the base of the new sign 

6) That the illumination level of the signs on the property not exceed levels allowed by code.

7) That the applicant, if the commission wishes, provides a photometric plan regarding the lighting output of the new signs on the property.

8) That the applicant pays to the Town all review fees incurred by the Town, including, planning, legal and engineering, prior to installation of the sign.

Applicant Rick Sarten, 1868 Deer Park Circle, Grand Junction, Colorado, was present on behalf of his application.  He spoke about his reasons for wanting to change the sign and an attempt to meet the contract requirements of Conoco for image signs.  He indicated that a monument sign might create a visual problem at the roundabout.  
There was discussion with the commission regarding the limited options on the property for sign placement, visibility from Highway 6&24, distance to the right of way, and height of the proposed sign.  The commissioners recognized the advantage of having electronic signage displaying fuel prices but were not convinced that a taller sign would be welcome at the main entrance to town and in the visual corridor of downtown.  They felt a new sign would improve the appearance of the property but were not convinced that a freestanding sign was the best answer.  

There was discussion of the development of the monument sign at Tim’s Tools and how that decision was reached in the past with a compromise among the applicant, the fuel supplier and the town.  There was a consensus on the commission that the applicant could come back to the commission with a more complete application package that provided specifics about the location of the sign, removal of other signs on the property, and a design with a shorter sign near the roundabout.
MOTION:  
Commissioner Morgan moved to table the request from Go-Fer Foods for a sign exception to the next Planning and Zoning Commission agenda when space was available.  Vice Chair John Reeves seconded the motion.  The motion carried with all ayes.
Request by Stillwater Commercial LLC (d.b.a. Divide Creek Center) for Approval for Amendment to an Annexation and Development Agreement, Planned Unit Development Zoning and Final Plan and Plat for 51.13 Acres known as the Dixon Annexation
Mr. Carmoney presented the staff report, a copy of which is available for public review at the Community Development Department.  He indicated this should be a familiar application to most of the commissioners so he offered to cover the main points of the project and address commissioner questions afterwards.  He indicated that Divide Creek Center had 51 acres and there was a site where Antero might put gas wells.  There was also space for storm water retention.  Developable area was just over 20 acres.  The island was 7 acres and there was riparian habitat area along the river.  The trailhead at the BLM site connected to trails along the river.  The tunnel under the interstate would connect the trail in Divide Creek with a trail to the 16th Street right of way.  The subdivision improvement agreement and an amendment to the annexation and development agreement were pending with an amended and restated document to clean up changes and to include impact fees to add residential units to the project.  There had been discussion in the past about safety issues for crossing to the island.  Two by two pavers would be installed in the river to allow the river to flow naturally yet enable people to cross to the island.  A sign would notify that the trail was closed at high water.  
Mr. Carmoney indicated the affordable housing element would be addressed by agreement with Garfield County Housing Authority.  The site was currently zoned B-2 and a PUD was proposed to allow some special uses in the development.  Residential units would necessitate park impact fees and school dedication fees.  Irrigation would be minimal and would be addressed with each parcel as developed.  School dedication fees would apply for the residential element.  Staff recommended that the drainage containment element collect sediment before it entered the river.  CDOT permits and Corps of Engineers wetlands permits had been issued.  An owner agreement was needed regarding the trailhead improvements at the BLM location for the trail extending through Divide Creek Center.  State Wildlife asked for minimal impact at the island area.

Mr. Carruth indicated he would negotiate with Mr. Cudworth to reach agreement about the trailhead construction.  He indicated the applicant was requesting cost recovery for the engineering costs to apply to FEMA for a CLOMAR.
Staff Recommendation

Staff suggested that the Planning & Zoning Commission recommend that the Board of Trustees approve Divide Creek Center’s request for Final Plan, an Annexation and Development Agreement Amendment, and PUD zoning with the following conditions:

1) That the applicant obtains all permits and approvals required by the Town of Silt, the U.S. Army Corps of Engineers, Colorado Department of Transportation, The  Federal Emergency Management Administration and other governmental authorities prior to development.
2) That the applicant continue to coordinate with staff to determine what type of improvements are needed for the pedestrian/bicycle path within the I-70 tunnel connecting the 16th Street right-of-way with the Divide Creek Center development.

3) That the cost for the improvements to the trail connection in the I-70 Tunnel will be addressed in the Subdivision and Improvements Agreement.

4) That all of the impact fees applicable to this final plan and plat approval as referenced in the original Annexation and Development Agreement and in this staff report be included in an Amended and Restated Annexation and Development Agreement.

5) That the recommendations from John Currier of Resource Engineering for revising the water dedication and irrigation requirements be included in an Amended and Restated Annexation and Development Agreement.

6) That an Amended and Restated Annexation and Development Agreement reflect the recent revisions to Title 13 of the municipal code in regards to equivalent EQR requirements for irrigation water. 

7) That an Amended and Restated Annexation and Development Agreement require that the applicant is responsible for assessing cost recovery from third parties whose properties are included in the flood study prepared by High Country Engineering.

8) That the applicant place a sign on the mainland side of the river crossing to the island park warning trail users of high water conditions during certain times of the year.  

9) That the step blocks proposed for the river crossing to the island park be two (2) foot by two (2) foot by two (2) foot thick in order to stabilize them during high water flows as suggested by staff and that a concrete path connecting the pedestrian path at the southeast corner of the Holiday Inn site be established under the C.R. 311 bridge to connect with the path at the southwest corner of this project. 

10) That the applicant is responsible for the parking area improvements at the trailhead located at the northeast corner of the BLM site. 

11) That the School Land Dedication fee-in-lieu be included in the Amended Annexation and Development Agreement.

12) That prior to Board approval of the final plan the applicant will provide appropriate documentation to ensure that two residential units subject to Garfield Housing Authority guidelines will be available. 

13)  That the applicant contributes to offsite traffic control improvements required in a special district or supports and contributes to a road impact fee.

14)  That the applicant coordinates with the Town’s engineer to addresses the various engineering issues identified in SGM’s 1/14/09 memo to the satisfaction of Town Staff. 

15)  That the applicant coordinates with the Fire Marshal to ensure there are no further concerns to the satisfaction of Town Staff. 
Applicant Dennis Carruth was present and requested clarification regarding drainage and the pedestrian path under the bridge.  His engineer, Scott Gregory of High Country Engineering, was also present.  
Mr. Carmoney explained that the path would be inserted under the bridge and that the applicant’s and the Town’s engineers would need to work out the details without too much disruption of the riverbank.  Discussion followed about how it would be addressed and the challenges with the winter flow level and future maintenance.
Mr. Carruth asked for clarity about what was being asked for in improving the tunnel pathway.  
Mr. Carmoney indicated the trail would extend to the 16th Street right of way only.

Applicant requested clarification of water quality issues and that the source of off-site storm water should address the retention before it reached Divide Creek property.
Mr. Carruth spoke about taking the drainage around the parcels west toward Road 311 to the swale at 311 and down to the river with an open swale and culverts only at road crossings.  He commented on the professionalism of the staff and his pleasure in working with Community Development staff and the Town engineer.  He requested that the affordable housing be exempt from park and school impact fees.  He asked that the 23.68 acres be changed to 20.79 by excluding the Antero parcel from development fees.  Irrigation EQR change likely would not affect his parcels.  He indicated he would work with Art Cudworth (BLM developer) on the parking space improvements for the trailhead.  
The commissioners offered their comments on the project and touched on such items as island access and the safety issues in high water times, concerns about whether Antero will actually place gas wells on its parcel, how parking for trail use would be addressed, whether the island and riparian area would have impact on the public works department for additional maintenance, whether there was information on runoff from parcels to the north of the project, and that no pets would be allowed in the natural habitat area or on the island.  

At 9:30, the Chair opened the public hearing.  No one was present to comment.

At 9:31, the Chair closed the public hearing.  

MOTION:  
Commissioner Morgan moved to approve the request of Stillwater Commercial LLC dba Divide Creek Center for amendment to Annexation and Development Agreement, Planned United Development Zoning and Final Plan and Plat for 51.13 acres of the Dixon Annexation with the changes in staff recommendation discussed by the applicant not to require parkland fees on affordable housing and correction in the acreage to 20.79 acres, to proceed with the proposed mitigation for storm water drainage, and that Tract B would pay impact fees if developed.  Vice Chair John Reeves seconded the motion.  Comment by Commission Carpenter to specify that affordable housing be as defined by Garfield County Housing Authority was agreed upon.  Discussion whether to place a timeline on the gas field development resulted in clarification that development fees would be due if and when the Antero parcel were developed.  Motion carried as amended with all ayes.  
Staff and Commission Comments
Mr. Carmoney reminded the commissioners of a meeting on January 28, with the Comprehensive Plan Review consultants and the citizens’ advisory committee.  There was hope of having about 15 people involved in this group.  A second meeting was planned for February 10.  He indicated that it would be helpful to have at least two of the commissioners attend the meetings.  
Commissioner Morgan announced that he would chair an advisory committee on the roundabout and asked for any ideas commissioners may offer for the center of the roundabout.  He indicated funding was limited but they would seek to develop something appropriate.  He wondered if records of the prior committee were available.
Mr. Carmoney indicated that prior materials concerning the roundabout may be in his office and he would look for it.  

MOTION:
At 9:45 p.m. Commissioner Morgan moved to adjourn the meeting and Commissioner Carpenter seconded the motion.  The meeting was adjourned.  


./s/






/s/





Chair Andrew Reeves



Kathleen Michel







Planning & Building Technician
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