TOWN OF SILT

MINUTES FOR

PLANNING & ZONING COMMISSION MEETING

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

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

Roll Call

Present:

Vice Chair John Reeves




Commissioner Joe Carpenter





Commissioner Ron Morgan




Commissioner Mark Rinehart





Alternate Joyce Gornick

Absent:

Alternate Patricia McClure




Chair Andrew Reeves

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) Planning & Zoning Commission minutes of February 17, 2009.
MOTION: 
Commissioner Carpenter made a motion to approve the February 17, 2009 minutes as presented.  Commissioner Morgan seconded the motion and the motion carried unanimously.  
Public Comment
There was no public comment.

Agenda Changes
There were no agenda changes.

It was determined by consensus that Alternate Gornick would be the fifth voting member during the meeting.
New Business
Consideration of the Raley Ranch Project LLC Request for Preliminary Plan Approval and Consideration of R-2 and R-3 Zoning on 42.26 Acres to be known as Painted Pastures North.
Mr. Carmoney presented the staff report, a copy of which is available for public review in the Community Development Department.  The staff recommendations in the report were as follows:
Staff recommendation:

The Planning & Zoning Commission recommend that the Board of Trustees approve the Painted Pastures North Preliminary Plan and consider the proposed R-2, General Residential and R-3, Residential Zoning Districts with the following conditions:

1) That all statements made by the applicant both in the application and in meeting(s) before the Planning & Zoning Commission and the Board of Trustees be conditions of approval.

2) That the sewer line upgrades proposed in the Painted Pastures agreements be completed prior to commencement of Phase 1 Painted Pastures North infrastructure work.

3) That the applicant provide cross sectional renderings that illustrate the visual impact this development will have on the ridgeline prior to Board review of the Preliminary plan. 

4) That the applicant shall negotiate solely with the Bureau of Reclamation and the Silt Water Conservancy District and obtain all permits and approvals necessary for piping of the Silt Pump Canal prior to Final Plat submittal.
5) That the conditions for future development in the northeast portion of the property (formally labeled Tract 3000) must be determined prior to Final Plan Submittal.  
6) That drilling of exploratory borings in the steep slope areas proposed for construction are performed to verify the assumptions and provide criteria for retention system design prior to Final Plan Submittal.  

7) That an example of the type of retention system proposed along Overo Boulevard be determined and presented before Final Plan submittal.

8) That the Board approves a variance for a sidewalk on one side of Overo Boulevard.

9) That the Board approves a variance for the reduced paved street width for Overo Boulevard.

10) That the Board approves a variance for a 10% grade for Overo Boulevard that exceeds the maximum grade.

11) That the Board approves a variance for a Cul-de-sac that exceeds the 500 foot maximum length.

12) That a trail head be established at the southeast portion of this development (in the vicinity of the detention area and wetlands) and a trail head at the western end of Palomino Court (in the proximity of the former Ware Hinds ditch easement) that will connect with and extend a trail system onto the properties east and west of this project. 
13) That a stub out street be established at the southeast portion of this development (in the vicinity of the detention area and wetlands) that will continue the town’s street network onto the property east of this project when development occurs there. 
14) That staff and the applicant analyze the proposed park areas and calculations further to determine what is acceptable to the town’s standards.  

15) That any “hazard” trees found in the in the wetlands area and in open space 3000 be remove or trimmed per Public Works request.

16) That the applicant and staff continue to work on a solution for providing a trail onto Phase Two of this development when active construction is not present.

17) That ridgeline protection guidelines or building envelopes be established to prevent homes from encroaching on the ridgeline and from being established in steep slope areas where soils are unstable prior to final plan submittal.

18) That unless a connection to the upper pressure zone or a water storage tank is established at a higher elevation to provide the appropriate water pressures, a Phase One Final Plat note state that low water pressure conditions exist in Phase One and that a homeowner may require a in house booster pump system to maintain adequate water pressures.

19) That a definite construction plan be determined to establish a connection to the upper pressure zone or building a water storage tank at Mesa View to provide the appropriate potable water and irrigation water pressures.  

20) That the Town’s water consultant, John Currier at Water Resources confirms that the proposed irrigation water shares are sufficient for both Painted Pasture and Painted Pasture North or that a fee in lieu is required.
21) That the applicant addresses all of the Town’s Engineer Dave Kotz’s comments regarding this proposal to the satisfaction of Town staff.
Mr. Carmoney spoke about the number of lots and the location of the project.  The infrastructure from the earlier tract would be extended to the new subdivision.  County area around the property was zoned ARRD, Agricultural Residential Rural Density.  The project was proposed as R-2 and R-3 zoning so that the height allowed by R-3 would allow developer to build taller buildings into hillsides.  Street configuration was modified in the addendum submitted 2/24/09 and would use Heavenly View for emergency access.  Five open spaces for parks and a public trail system were proposed.  It would be a phased project.  Variances were requested for the sidewalk on a single side of Overo Boulevard and for a road that was narrower than standard code requirements as was allowed in Painted Pastures.  Two areas required retaining walls to establish roadways.  Road grade would exceed the 8% allowed by code.  This varied from what was presented at sketch and was changed due to topography and engineering issues.  Some lots would have 30% slopes which required additional engineering.  The commission needed to make recommendation regarding the proposed variances.  
Mr. Carmoney reported on responses to referrals from Bureau of Land Management and local safety agencies regarding access.  An agreement would be necessary with other agencies regarding storm water discharge and use of the pump canal.  Several Comp Plan amendments had been made to Hillside Residential Land Use Designation changing density from one unit per three acres to 2.2 units per acre.  He pointed out that ridgeline protection was recommended in the original Comp Plan but guidelines were not established in the code.  Staff was concerned about the potential appearance of retaining walls and lack of detail provided at this time.  
Trail surface needed to be determined.  Other trails in the town were paved especially where sewer easements were involved.  The town was concerned about access and the ability to clear the trails during the winter if they had a gravel surface.  Secondary access to Phases 1 and 2 were a concern.  A 20-foot paved easement was proposed to connect Heavenly View to Palomino Court and engineering had to be worked out for the access proposed.  
Commission Carpenter asked for clarification of how phasing applied.
Mr. Carmoney indicated that approval would not be phased but development would be done in phases.  

Dave Kotz indicated that Phase 2 could not record its plat unless questions were answered.  

Mr. Carmoney spoke about an 8-acre parcel that would not be included in the development at this time but issues such as water pressure and irrigation water needed to be calculated if that area was to be developed.  If excluded from this tract’s density calculations, the 8-acre parcel should be set aside from future development.  
Commissioner Morgan asked whether the 8 acre out-parcel could be set aside for development as part of the upper acreage.
Mr. Carmoney indicated there had been no dialogue between town staff and adjacent property owners about future development north of this proposed development.  Staff was not satisfied with the open space set asides and whether the parcels were suitable for parks or were simply open space easements.  The terrain did not lend itself to development of parks.  Trails were proposed and were suitable for walking.  Trail phasing was still in question as phasing would result in a trail to nowhere.  Phase 2 should include a completed trail system at the earlier stage.  There was a question of Phase 2 trail use and liability issues before the lots were developed and sold.  
Off-street parking appeared to be adequate.  Some lots did not have scale to indicate the parking available.  Building envelopes and setbacks were not specific enough to protect the ridgeline.  Water pressure to higher elevations might be borderline.  The Town would like to have formal abandonment of the Ware & Hinds ditch easement that was no longer in use.   School district issues had been addressed with plans for school bus stops.  
There were many issues remaining but negotiation would hopefully resolve them.  Last minute changes during the preparation of the staff report created some new issues that still needed to be addressed.  Staff needed commission input to forward the application to the Board.  

Applicant was invited to speak.  Marc Hogan of Baker, Hogan & Houx Architecture & Planning, and Deric Walter of Boundaries Unlimited, Inc. were present on behalf of the applicant.  Mr. Hogan introduced realtors Toby and Debbie Guccini, Attorney Neil Goluba, and Water Engineer Tom Zancanella from the Painted Pastures North development team.
Mr. Hogan explained this development was an extension of work previously done in Painted Pastures.  Next the developer would be completing a roundabout and landscaping in the subdivision.  He spoke about the phasing as the topography cuts the property into two portions.  He indicated the various natural features on the property.
Mr. Walter talked about the Overo Blvd. alignment following an old easement in the property.  One small portion of the road would have some fill.  The 25-foot wide road had no need for parking and served as a boulevard only.  He explained the emergency access provisions on the cul-de-sac.  The trail would be 10 feet wide with shoulders and could serve as an emergency access.  There was a potential to connect to Heavenly View and a potential connection to property north of the subdivision.  
Mr. Hogan indicated they had allowed for the possible future connections with other areas.  

Toby Guccini indicated that the Helen Johnson property to the north would be used for waterline easements and said another property owner also had provided a letter consenting to an easement.  

Mr. Hogan talked about the future possibility of other property development and a connection to CR 214 and why they wanted to keep the 8 acres as an out-parcel.  

Tom Zancanella spoke about water alternatives for the subdivision.  He spoke about a payment for additional EQRs to use domestic water for irrigation.  

Mr. Walter spoke about lot size that would result in 4,000 sf or less irrigated area on 6,000 to 8,000 sf lots.  

Mr. Hogan spoke about guidelines and provisions for solar power in the homes to be built.  They planned to design homes that were built into the hillsides.  He said they had problems with Conditions 5, 13 and 16 in the staff report.  Condition 5 concerned a parcel they wanted to hold back for combination with future acquisitions for development.  
Condition 13 involved a stub street request.  Mr. Walter described conditions that did not leave Condition 13 as a viable option for this subdivision.  The site was suitable as a home site rather than a subdivision area.  Wetlands were also involved with the area and crossing wetlands would require substantial improvements for a minimum number of homes.  They offered a driveway easement rather than a full street.  On Condition 16, Mr. Walter stated the trail system components would serve their particular areas and the homeowners association would maintain the trails.  
Neil Goluba, applicant’s attorney, spoke about the water fees and dedication for the out-parcel.  He indicated the 8-acre out-parcel would not skew the figures.  The parcel would be subject to future development and calculations would be made at that time.  

There was discussion of whether the 8-acre out-parcel was included in the density calculations for the subdivision.
Vice Chair Reeves asked about Lot 71 which faced the unimproved street and how it would be maintained and what happened to the lot access.  He wanted HOA language to address maintenance of the area.  He asked who would improve the stub out road if it were improved.  
Vice Chair Reeves called for questions to applicants from the commissioners.

Commissioner Morgan asked about designation of “existing county road” and the finish grades on the lots to direct drainage to the streets and to protect steep slopes.  He was concerned about drainage problems when a developer did not address drainage, had extreme elevations and did not make efforts to stop runoff.  Cuts were changing the historic drainage patterns.  He asked whether the CC&Rs provided for drainage responsibility.  He spoke about future problems with the addition of patios or decks.  He noted that a few lot owners could create a massive problem for a lot at lower elevation.
Mr. Hogan indicated there was an easement for a county road on a current access easement and agreed they could address drainage in the CC&Rs.  
Mr. Walter indicated there would be private drainage easements on the lots. 
Commissioner Morgan questioned widths of specific streets and the radius called for in code.
Mr. Hogan indicated the streets matched what was in Painted Pastures.  

Commissioner Morgan was concerned about the lack of park space.  Open space seemed adequate.  He asked who would maintain the silo and how it would be protected.  He was concerned about irrigation water.  He also asked about the stub street in item 13 and why a driveway access wasn’t requested.  He asked whether an access agreement provided for a trail head.
Mr. Carmoney indicated code required a stub out.

Commissioner Gornick asked questions about the trail surface and was advised that it was a surface with give for walkers or joggers. 
Commissioner Rinehart asked about the white/black representation on the home sites.  He noted the challenges with the topography.  Ridgeline protection was an important consideration and he wanted to work with the developer to improve the appearance from earlier developments.  He would like to see less density in the tract.  He noted that the R-2 and R-3 zoning versus PUD got the developer off the hook for parks.  Trail system was good but he questioned the wait on the Phase 2 trail portion.  He would like to see the trail extended to upper phase for use now and noted that a primitive trail would be a good thing.   Commissioner Rinehart asked about connection to other areas for water access.  He was concerned that they did not have a water source confirmed and were asking for town approval based on something they had not secured.  
Mr. Walter explained that construction would affect trail use when it disturbed the trail.  He stated that ownership of the upper property was an issue and public access would not be welcome until development took place.  He indicated that it would be a dangerous construction site in the interim. 
Mr. Hogan stated their trail would not connect to any trail that Silt already had.
Mr. Carmoney was concerned about lack of access to the canal right of way.

Town Engineer Dave Kotz asked about the Phase 1 potable water pressure.  He was concerned about low pressures.  He suggested a note on the plat about low pressures and need for in-house pump systems.  Raw water irrigation was needed in the tract. 

Mr. Zancanella spoke about applicant keeping options open regarding water.  

Vice Chair Reeves asked whether the application would go to the Board before the issues were worked out.
Mr. Kotz indicated that at this point the applicant wanted to work out details before the Board considered the application  
Commissioner Carpenter asked whether switch backs were considered.  He was concerned about vehicle speed coming down the collector road.  He agreed that the solar exposure on the road was good but was concerned about the narrow road and the steep grade.  He asked whether speed control measures had been considered.  

Mr. Walter indicated the roads followed the draws through the property and widths complied with what was done in Painted Pastures.  Mr. Walter indicated that the Fire Department emergency personnel were not in favor of speed bumps.
Commissioner Carpenter asked whether emergency vehicles would be able to utilize the Heavenly View access road with the steep grade.  

Mr. Carmoney spoke about the concerns of the Fire Department regarding the grade on the road.  They were not happy about the 15-16% grade but final grades had not been established.  

Commissioner Morgan commented about the distance from the cul-de-sac to the proposed Heavenly View connection.

Commissioner Carpenter acknowledged that evidence of soil stability on individual home sites occurred at permit.  He asked about studies on the roadway.
Mr. Walter spoke about soil nailing method that was used up valley.  He indicated that further study would reveal the answer and the cost.  

Mr. Kotz spoke about stability methods and the economics following the right investigations.  

Commissioner Carpenter asked about the trail surface and access to manholes and which phase included them and about the trail connection at Buckskin.
Mr. Walter stated manholes would be in Phase 2.  He indicated the trail might become emergency access as it had been widened at Town’s request.
Commissioner Carpenter questioned why the phases were considered together because all the questions seem to be with the Phase 2 portion.  Commissioner Carpenter emphasized that water was a big unresolved issue. 

Mr. Hogan responded that economics required an entitlement for both phases.  He indicated that the issues could be resolved between preliminary and final stages.  He thought they were close to reaching resolution.  Mr. Hogan indicated there were many solutions that were not yet determined.  The conditions simply required they work it out before final.  They were still considering options at the preliminary stage.

Commissioner Carpenter expressed his reluctance to make decisions with all the unanswered questions that remained.  He was concerned about water connection to Mesa View and the problems that happened there already.  

Mr. Walter spoke about the water pressure issues in Mesa View and stated another tank would not affect pressure, only volume.  He believed they could work out the best solution for all entities.
Commissioner Carpenter asked whether traffic at 6/24 intersection would experience a difference in the traffic volume. 

Mr. Walter indicated there was a slight difference as there were more lots in the current proposal.
Mr. Kotz spoke about the conditions applicant wanted to change.  He wanted to see adjusted calculations on Condition 5 density calculations if held for future development.  He suggested the Condition 13 stub out street could be changed to a platted right of way to the landlocked property.  He agreed that the trial surface in Condition 16 was a good surface and applicant had agreed to have the HOA maintain the surface.  There needed to be a hard surface for flusher trucks to access manholes.  Applicant needed to better explain the raw water irrigation system.  If the commission had concerns about Phase 2, it needed to address them in case Phase 2 never happened.

Vice Chair Reeves commented about emergency access with only the one main street.  

The Vice Chair opened the public hearing at 9:43 p.m..  
Michelle Soet, property owner in Heavenly View, was disappointed in communications with homeowners in Heavenly View.  She had shares of water that came from the head gate she indicated on the map and if the source were culverted, it would affect her water supply.  The slope from Heavenly View to Painted Pastures was extremely steep and she was concerned about the drainage for those below.  The Heavenly View access was 60 feet according to her plat map but Camario took away part of that access.  There had been no discussion with Heavenly View homeowners about paving the access or creating an emergency access.  Many of the items within Phase 2 were a concern and needed to be addressed.  Their emergency access was very unsafe access as a result of the Camario improvements.  She indicated on the map where the water was routed from the head gate, through her lateral and down through her property to a pond.  She said she spoke with the Ware & Hinds ditch secretary who indicated people were still served from the ditch.  The secretary did not believe it had been abandoned.  
Mr. Walter described the piping of Ware & Hinds ditch around Davis Point as part of Painted Pastures and the connection to town system.  He indicated there was a pump station on the far side of Davis Point and that the system was not yet operational to deliver to the town system.
Michelle Soet said the ditch continued past her delivery point but she did not know who else received water from the ditch.  

Mr. Carmoney indicated they were talking about two different things.  

Mr. Goluba indicated that Ware & Hinds did not own the ditch easement as it was a lateral for shareholders and the ditch was the responsibility of its shareholders.  He indicated that the Town Attorney had the appropriate information and the agreement had not been finalized.  
Vice Chair Reeves was concerned that Mr. Walter was aware of Michelle Soet’s head gate and lateral.  
Mr. Walter indicated that he and Toby Guccini had a meeting coming up with the Bureau of Reclamation to go over details.

Commissioner Morgan asked if property owners were informed of the meeting.

Mr. Walter said no, that the Bureau asked to meet with applicants.

Mr. Goluba indicated they needed to get water to her property.

Commissioner Morgan asked whether applicants had discussed water with property owners.

Ms. Soet indicated they never communicated with her about the water.

Commissioner Morgan pointed out that maps showed covered pipes and no head gate.  He indicated the property owner should be in the communications loop as developer was proposing changes to Ms. Soet’s lateral and she needed to be informed.
Vice Chair Reeves closed the public hearing at 9:55.  
MOTION:  
At 9:58 p.m., Commissioner Carpenter moved for a 15 minute extension of the meeting; Alternate Gornick seconded the motion and the motion carried.  
Commissioner Morgan was concerned about approving the phases at the same time.  He was concerned about secondary emergency access and the water situation for both potable and irrigation water.  He had no problem with Phase 1 as proposed.
Commissioner Carpenter wanted clarification on calculations of density, fee in lieu, and open space.  He wanted building envelopes or ridgeline guidance and intent.  
Mr. Carmoney pointed out the difference in acreage if the 8-acre parcel was not included.  He needed correct figures for calculations.

Vice Chair Reeves wondered if there was a way to move forward with just Phase 1.

Mr. Carmoney indicated it was up to the commission to make that call.  He agreed there were calculations that needed to be cleared up.

Vice Chair Reeves called for a motion:  

MOTION:  
Commissioner Morgan moved to approve Phase I only of Painted Pastures North modifying staff recommendation 5 to recalculate all fees and density and all impact fees with removal of 8 acres; change 13 to a platted right of way rather than stub street; and both applicant and staff continuing to work out resolution re trail paving with solid surface at manholes and other areas with compacted surface and all other staff recommendations be adhered to.  Commissioner Rinehart seconded the motion.  
Discussion:  Commissioner Carpenter clarified that the commission was approving a variance in density.

Mr. Carmoney confirmed that it changed from 2.2 to 2.8 per acre.  
Mr. Kotz pointed out that certain conditions were applicable only to Phase 2.  

Further discussion was held about which conditions would apply and which should be deleted.
AMENDED MOTION:  Commissioner Morgan amended the motion to approve Phase 1 only of Painted Pastures North and to delete staff conditions 3, 4, 17 and 19 pertaining to Phase 2 from the list and all other conditions would remain including revisions to condition 5 to recalculate acreage and condition 13 to provide a platted right of way rather than stub street.  Commissioner Rinehart seconded the amended motion.  The motion carried 5-0.
Adjournment
MOTION:  
At 10:15 p.m. Commissioner Carpenter moved to adjourn the meeting and Commissioner Rinehart seconded the motion.  The meeting was adjourned.  


/s/






/s/





Chair Andrew Reeves



Kathleen Michel







Planning & Building Technician
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