TOWN OF SILT

MINUTES FOR

PLANNING & ZONING COMMISSION MEETING

TUESDAY, FEBRUARY 3, 2009, 7:00 P.M.

Call to Order
Chair Andrew Reeves called the meeting to order at 7:02 p.m.

Roll Call

Present:

Chair Andrew Reeves

Vice Chair John Reeves





Commissioner Joe Carpenter





Commissioner Mark Rinehart




Alternate Joyce Gornick




Alternate Patricia McClure


Absent:

Commissioner Ron Morgan
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
Commissioner Carpenter declared a conflict of interest regarding the High Point Ventures/Autumn Ridge application.
Consent Agenda
(1) Minutes of January 20, 2009
MOTION:
Commissioner Carpenter made a motion to approve the minutes of January 20, 2009 as presented.  Vice Chair John Reeves seconded the motion and the motion carried unanimously.  
Public Comment
There was no public comment.

Agenda Changes
Mr. Carmoney suggested moving Staff and Commissioner Comments before the Autumn Ridge item so Commissioner Carpenter could participate in the discussion.  

New Business
.

Request by Raley Ranch Project, LLC to Continue Public Hearing on Preliminary Plan and Zoning for the Painted Pastures North Subdivision to February 17, 2009
Mr. Carmoney explained the procedure for the item and discussed the matter with the commission.  He mentioned that due to the number of continuances of this item, the applicant may have to re-notice the application if the applicant is unable to provide additional materials and information needed to proceed before the next meeting.
Chair Reeves open the public hearing at 7:07.  

Having no public comment, the Chair closed the hearing.

MOTION:
Vice Chair John Reeves moved to continue the Raley Ranch Project, LLC Public Hearing on Preliminary Plan and Zoning for the Painted Pastures North Subdivision to February 17, 2009.  Alternate Gornick second the motion and it was carried unanimously.  
Staff And Commissioner Comments:
Mr. Carmoney advised that February 10, 2009 was the first public workshop on the Comprehensive Plan update.  He encouraged all to attend.  He reported there was a good turnout for the citizens’ committee meeting.  He indicated the meeting would take place at the Silt Community Center at 6:30 p.m.  The March public workshop date was not yet selected but could possibly be on a Saturday.  
Commissioner Rinehart suggested distributing workshop flyers to members and the audience this evening.   

Alternate Gornick advised of her scheduled absences in March.  

It was determined that without Commissioner Morgan present and Commissioner Carpenter leaving due to a conflict of interest, both alternates would vote regarding the High Point Ventures matter.
Commissioner Rinehart commented on the Conoco sign in Glenwood which would give an idea of the actual sign size when the commission reconsidered the Go-Fer sign exception at a future date.
Request by High Point Ventures, LLC for Approval of Preliminary Plan, and PUD zoning on 3.05 Acres for Autumn Ridge Subdivision.
Mr. Carmoney presented the staff report, a copy of which is available in the Community Development Department.  
Applicant Deric Walter was present with attorney Ed Sands.
Mr. Carmoney presented the report summary and discussed the requested increase in density.  He indicated the subdivision was similar to Center Townhomes.  He stated that applicants were working with Garfield County Housing Authority re affordable units but had not yet determined how many units will be set aside for deed restriction.  He reminded the commissioners that variances requested by applicants at sketch plan had been referred to the Board of Trustees for determination.  Those variances included whether park in-lieu fees could be used in Flying Eagle Park and consideration of a sunset provision on the commercial mixed-use element.  The Board had no problem with eliminating garages for some units and applying park in-lieu fees to Flying Eagle Park.  The Board was adamant that it reviewed the project at the four year point regarding the commercial element.  Mr. Carmoney stated the applicant considered lot width variance a key to affordable housing.  The through street at Cactus Drive would serve safety elements and the commission must consider its effect on housing to the north.  Zoning was currently R-1.  He summarized the surrounding uses. The property directly across Main Street was in Garfield County.  
Mr. Carmoney summarized the limited responses from referral agencies.  Cactus Ditch Company requested that the Board not give final approval of the project until the ditch company had reached agreement with the applicant.  CDOT had not received an application from developer but provided a quick analysis of the project’s impact.  CDOT informed staff that the project was at the threshold requiring additional improvements to State Route 6/24.  
The staff report spelled out what was involved in the PUD.  Variance for the sidewalk width and right of way was not necessary as the proposed design met code.  The turn radius was less than code required but was adequate for safety vehicles.  Key to that was a through street.  Staff recommended that snow storage was an HOA responsibility.  Town would only clear snow from the public right of way.  Commission needed to address the variances requested, such as lot width.  He pointed out code sections that applied to the requested variances.  The Board would have ultimate responsibility to determine what would go into the PUD.  The project seemed compatible with surrounding uses.  The ditch would serve as a buffer between high density use and lower density neighborhood.  Cactus Ditch Company discouraged addition of more landscape planting in the easement.  Army Corps of Engineers would comment regarding wetlands but it was generally believed there were no wetlands on site.
Actual traffic counts would be affected by the phasing of the development and the estimated usage would be at the threshold for additional traffic improvements.  The development was close to requiring a left turn lane at the early phases.  CDOT indicated that the town should collect funds for improvement at the intersection or restrict movement.  CDOT needed the application to make the determinations. The Town’s traffic engineer suggested improving access at 16th and Main Streets instead.  Parking for the townhomes was adequate.  The twenty-foot lot width would provide space for parking in front of the units without garages.  The units with garages would have 200 sq. ft. garages.  Applicant proposed 90 square foot storage areas for units without garages.  
Utility services were available to the area.  The irrigation water component was satisfied by the water shares owned by applicant.  A utility easement and utility tap issues must be addressed.  Applicant asked for abandonment of the water easement and relocation of the line to Autumn Lane.  Public Works wanted to retain an easement to the ditch to serve the wetlands area near the site.  The water taps claimed for the property were never used and no standby fees were paid for them over the years.  
Calculation of EQRs for the project had yet to be completed.   EQRs were determined by the number of bathrooms in the residential condo units.  If not negotiated at this point, they would be calculated for each unit at building permit issuance.  Park impact fees would be collected for each unit and park land dedication had been waived and the fee in-lieu will be used to make improvements at Flying Eagle Park.  

Staff Recommendation:
Staff recommended that the Planning and Zoning Commission recommend approval of High Point Ventures request for preliminary plan and PUD zoning on 3.05 acres known as Autumn Ridge Subdivision and forward this application to the Board with the following conditions:

1. That the Planned Unit Development ordinance be revised to allow only 4 residential units over the 7,000 square foot commercial building as presented at sketch plan review and that the residential density cannot be changed regardless of whether the commercial use is developed.

2. That the Planned Unit Development ordinance be revised to require 1 parking space per 200 square foot of retail commercial to ensure there is adequate parking on lot 7 at full build out.

3. That the applicant obtains the necessary approvals from the ditch company to allow the improvements as proposed. 

4. That all bus stop locations will be reviewed and approved by the RE-2 School District prior to final plan submittal.

5. That the applicant obtains the appropriate access permits from the Colorado Department of Transportation prior to final plan submittal.

6. That the location of the mail box kiosk be reviewed and approved by the Post Master prior to final plan submittal.

7. That a conceptual drawing of Lot 7 be submitted for staff review prior to final plan submittal and the Board approves the concept before final approval on the PUD ordinance.

8. That the applicant supplies a landscaping plan prior to final plan submittal.

9. That the applicant provides architectural renderings and a story pole to depict what the development will look like. 

10. That staff and the applicant resolve the issue of providing an adequate water supply to the wetlands south of Main Street before final plan submittal.

11. That staff and the applicant agree on the maximum number of EQRs that this project will need in order to determine the potable water rights dedication fee-in-lieu. 

12. That the PUD ordinance is revised to eliminate reference to streets less than 160 feet long that terminate in a dead-end.

13. That the actual number of affordable housing units this development will provide be determined prior to Final Plan submittal and the specific conditions that assure sustainable affordability (e.g. deed restrictions).

14. The applicant will consider providing additional landscape buffering/separation between the proposed project and the Mazuchi Subdivision to the north and address the issue at the final plan submittal.
15. That the applicant addresses the comments in the Town engineer’s memo dated January 27, 2009.
Applicant Deric Walter spoke about the goal of providing affordable and attainable housing for the community and including a commercial component in the area.  Applicant wanted to minimize responsibilities for the people living in the area.  There were amenities surrounding the area.  He displayed a proposed site plan and explained the elements applicant was seeking to incorporate into the plan.  Although the images presented by the applicant were not actually planned for this development, he showed the potential appearance of the buildings with broken roof lines, varied colors, open fencing, and trees with colored foliage.  
He explained the layout of the commercial element in the development.  Applicant proposed commercial/office space with residential condos above the commercial spaces.  They were able to fit necessary parking in the area to serve the development.  If commercial space did not develop, it would become 12 condos instead.  He presented proposed appearance of the multi-use building.  They proposed three units per floor for residences or four per floor depending on the demand.  He explained the increased density as a result of the current economic situation as lower home prices required higher density.  He discussed smaller 800 or 900 sq. ft. condos instead of 1200 sq. ft. size.  He suggested that two bedroom units would satisfy the need for housing in the area at less cost to a buyer.  He talked about playground equipment for the park.  He submitted a suggested list of changes in the staff recommendations.
Commissioner comments:  
Commissioner Rinehart asked about non-traditional and non-conforming living situations once the development was in place, i.e. trucks, cars, rvs, snow mobile trailers  and how they would be managed.
Deric Walter said the development exceeded the parking requirements and the covenants would require parking in the garages.  Central maintenance of landscaping helped keep the area looking good and gave a consistent grooming of the property.  A strong HOA would keep it well maintained.    

Ed Sands, applicant’s attorney, spoke about the covenants and elements within them and the HOA responsibilities and developer involvement in training HOA members.
Commissioner Rinehart asked if they had considered the future transition to rental properties.  

Deric Walter pointed out that the affordable units could not be rented.  He indicated those units would be placed throughout the development and the deed restrictions would go forward with the ownership.  He indicated covenants prevented short term rentals and required maintenance of the properties.  

Chair Andrew Reeves opened the public hearing at 8:23 p.m. and asked speakers to address the commissioners directly.
Jason Cordova, 261 Cactus Drive, was concerned about sidewalks continuing to the stop sign at Grand Avenue and would the development have its own guest parking. 
Don Marshall, New Castle, and Zofia Bryjak, 1200 Main Street, spoke about signage on the Red River Inn and existing commercial use.  They would still want a sign on the east side of the building and did not want it to be denied because of residential development east of the business.
Brian Thompson, 211 Valley Drive, was concerned about density and traffic, open space and places for kids to play.  He asked if dogs were allowed.  
Bridget Sharon, 240 Cactus Drive, worried about increased traffic up Cactus to take kids to school, more crime from constant foot traffic and the type of people who might live there.  
Charlie Sharon, 240 Cactus, did not want a through street.  He reminded the commission of a gate that was discussed at a prior meeting.
Claudia Plattner, 220 Valley Drive, wondered if a bridge at Valley was still planned.  She was concerned about density and property values.

Eddie Piker, 201 N. 16th Street, was concerned about extra traffic.  He asked if there would be a stop light at 16th street to slow traffic in that area.
Charlie Sharon asked about access other than Cactus Drive.
Chair Reeves closed the public hearing 8:36 p.m.
Mr. Carmoney offered to address the public comments and spoke about the traffic control issues.  He indicated another sign at Red River Inn was not guaranteed.  Other signs needed to go up first and the commission could not discuss those signs now.  CDOT had not considered traffic from north.  CDOT needed a permit application for review.  He agreed that parents taking children to school may increase traffic.  He further indicated that emergency vehicle access was preferable to a gate.  Cactus Ditch Company did not want additional crossings such as a foot bridge at Valley.  He indicated a stoplight at 16th Street was a suggestion that CDOT might agree with.  Entrance to the development was from Main Street and Cactus Drive access would provide better flow.  He encouraged citizens to come talk with the Board of Trustee about their questions.
Further Commissioner comments:

Commissioner Rinehart offered sympathy to those who bought on a cul-de-sac that might change to a through street.  He agreed that noise and lighting of this community would affect its neighbors.  

Alternate Gornick indicated her respect for the neighbors and commented that progress would take place.  There were enough dead-end streets in Silt.  The Town had to consider emergency access.  

Vice Chair John Reeves asked about building heights.  

Deric Walter indicated 30 and 35 feet height.  Lot 7 had 35 feet for the three-story building but the third story was an unfinished basement.  Three story buildings were on the lower level of the property.  
Vice Chair Reeves asked about improvements on existing Cactus Drive. 

Deric Walter proposed widening asphalt and striping it to create a walkway instead of installing curbs, gutters and sidewalks.  He agreed it might affect some on-street parking.  He indicated that the original tracts were platted with provision for a through street.  
Alternate McClure asked about the ditch company easement and the provision for private space outside.  She asked about the size of residential units.
Deric Walter responded the residences would be 1300 to 1400 sq. ft. with a basement.  The smaller size was associated with the commercial component. 

Alternate McClure recognized the huge impact on those who had been here a long time.  Parking and walkways would affect people living nearby.  Density seemed too high.  Humans needed affordable housing and deserved pleasant spaces.  She liked the mixed use idea.  Progress needed to be well thought out.  
Deric Walter evaluated the property and stated that because of location it would have been full commercial usage.  He indicated he tried for a blend of uses of surrounding areas and had looked for an infill project.  
Chair Andrew Reeves asked about on-street parking.  

Deric Walter said code required 2 parking spaces per 3 bedroom unit. By mandating use of garages, he felt they had created extra spaces.  He indicated that commercial uses ceased at the end of business time and opened up spaces for guests to park.  
Mr. Carmoney clarified that garage parking was not included as meeting the off-street parking count.

Chair Reeves asked whether the HOA planned to hire staff to maintain covenants.
Ed Sands indicated the covenants allowed it.  

Chair Reeves indicated that professional management would be best.  He asked if there was another solution rather than a through street.
Mr. Carmoney indicated the town wanted to avoid dead-end streets.  

Deric Walter indicated where there would be stop signs to slow traffic through the complex.  He further indicated they asked for a sidewalk variance because commercial use required 10 foot sidewalks.  He indicated they had traffic studies on the complex and had provided them to staff.  

Town Engineer Dave Kotz commented on areas in front of housing leaving little room for trees.  He agreed the impact on residents of Cactus Drive was very real.  Striping right of way would impact the residents and took away areas where they parked.  He asked the developer to make it better for those residents.  He wanted to see walkways on Grand.  He indicated there were other engineering items to discuss with Deric.  
Commissioner Rinehart suggested reducing roofline space and looking at shed type rooflines that would reduce the height of buildings.  He felt that reducing height of buildings would address some concerns of the neighbors.  He wanted to see a place for a community garden.  
Chair Reeves liked the density as the town needed housing.  This project had a problem with taking away from the neighbors but he would like to see what improvements could be done without a negative impact on those neighbors.  He asked for more input on the striping concept.  

Alternate Gornick indicated that without a through street, the project could not work.  

Alternate McClure liked the idea of mixed use.  She felt it would soften the impact if landscaped well.  

Vice Chair Reeves asked if Mr. Carmoney had comments on applicant’s suggested recommendations.
Mr. Carmoney commented on the arguments to increase density, stating that more density did not solve the economics.  Parking for the commercial portion could change.  Conceptual drawing was nice but did not eliminate the need for this change.  It did not hurt to see the conceptual drawings.  Item 10 of staff’s conditions was ok but needed negotiation.  He saw no reason to change item 14 of staff conditions.  
Chair Reeves indicated there were public concerns that needed to be addressed.  He was not sure there were enough details provided, but needed to leave staff the room to work on further details.  He did not think a 2000 square foot condo was needed.  He wanted to let staff negotiate further to resolve some of the issues.  
Mr. Carmoney reminded commissioners that all five commissioners and alternates needed to vote.
Chair Reeves called for a motion.
MOTION:
Commissioner Rinehart moved that Request by High Point Ventures, LLC for Approval of Preliminary Plan, and PUD zoning on 3.05 Acres for Autumn Ridge Subdivision not be approved until additional items were ironed out.  The motion died for lack of a second.

MOTION:
Vice Chair John Reeves moved to recommend approval of the Request by High Point Ventures, LLC, for Approval of Preliminary Plan, and PUD zoning on 3.05 Acres for Autumn Ridge Subdivision with all recommendations 1 through 15 as submitted by staff.  Alternate Gornick seconded the motion.  The motion carried with all ayes.
Commissioners held a discussion of meeting procedures:  
Chair Andrew Reeves indicated that Commissioners needed to go over procedures for meetings.  He wondered if they were being efficient in how they conducted meetings.
Mr. Carmoney believed the public was very efficient in its presentations.  

A discussion of procedures for meetings followed.  

Town Engineer Dave Kotz observed that the public should be able to express its views and have a response to their questions as they ask them, yet avoid a debate with the applicant.  
Chair Reeves indicated that having staff answer the questions was a way to avoid this.  Discussion followed about using a sign-in for those who wanted to speak at a public hearing.  The existing sheet was for speaking on a topic not on the agenda and was generally used by the Board of Trustees.  
There was further discussion about how some applicants provided the bare minimum required by the code and other applicants had volunteered information early in the process.  It was agreed that the PUD ordinance needed a rewrite to strengthen it.  There was further agreement that the Town needed to focus on infill with the town limits.
Adjournment
At 9:59 p.m. Alternate Gornick moved to adjourn the meeting and Vice Chair John Reeves seconded the motion.  The meeting was adjourned.  


/s/






/s/





Chair Andrew Reeves



Kathleen Michel







Planning & Building Technician
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