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PLANNING COMMISSION
CITY OF ST. GEORGE
WASHINGTON COUNTY, UTAH
February 11, 2014 – 5:00 PM

PRESENT:	Chairman Ron Bracken
Commissioner Kim Campbell
Commissioner Nathan Fisher (entered meeting at 5:06 pm)
Commissioner Julie Hullinger 
Commissioner Ron Read 
Commissioner Ross Taylor 
Commissioner Ro Wilkinson 
Council Member Joe Bowcutt 

CITY STAFF: Community Development Coordinator Bob Nicholson
Development Services Manager Wes Jenkins 
Planner II Ray Snyder			
Project Manager Todd Jacobsen 
Assistant City Attorney Victoria Hales 
Deputy City Attorney Paula Houston
Administrative Secretary Genna Singh 

EXCUSED:	 Planner I Craig Harvey 



FLAG SALUTE

Chairman Ron Bracken called the meeting to order and led the flag salute at 5:01 pm.

1. FINAL PLATS (FP)

A. Consider approval of a final plat for “Avallon at Meadowood Phase 4” a twenty (20) lot residential subdivision plat. The representative is Mr. Roger Bundy, R & B Surveying. The property is zoned R-1-7 (Single Family Residential 7,000 square foot minimum lot size) and is located at approximately 1550 West and 50 South (Green Valley, the east end of Burgundy Way). Case No. 2014-FP-012. (Staff – Todd J.) 

B. Consider approval of a final plat for “Meadow Park Phase 3” a seven (7) lot residential subdivision plat. The representative is Mr. Roger Bundy, R & B Surveying. The property is zoned R-1-10 (Single Family Residential 10,000 square foot minimum lot size) and RE-12.5 (Residential Estate 12,500 square foot minimum lot size) and is located at approximately 2240 East and Crimson Ridge Drive (Little Valley area). Case No. 2013-FP-072. (Staff – Todd J.) 

C. Consider approval of a final plat for “The Flats at South Pointe Phase 3” a sixty-five (65) lot residential subdivision plat. The representative is Mr. Eric McFadden, Premiere Design & Engineering. The property is zoned R-3 (Multiple Family) and is located at approximately 2800 East and 450 North (south of Pine View High School).  Case No. 2013-FP-023. (Staff – Todd J.)

D. Consider approval of a final plat for “Riverstone Subdivision Phase 3” a twelve (12) lot residential subdivision plat. The representative is Mr. Roger Bundy, R & B Surveying. The property is zoned R-1-10 (Single Family Residential 10,000 square foot minimum lot size) and is located at approximately 890 West and 4050 South (just south of the Calvary Chapel of St. George off Pioneer Road). Case No. 2014-FP-004. (Staff – Todd J.)

Todd Jacobsen noted that there was a power line running through here. The line has been relocated further south. The easement for that power line has been vacated so everything is clear for this plat.

E. Consider approval of a final plat for “Bloomington Ranches Phase 3 and Phase 5 Amended” a lot merger within two residential subdivision plats. The representative is Mr. Scott Woolsey, Alpha Engineering. The property is zoned R-1-10 (Single Family Residential 10,000 square foot minimum lot size) and OS (Open Space) and is located at approximately 3540 South Sugar Leo Road (in the Bloomington area). Case No. 2014-LRE-002. (Staff – Todd J.) 

**Commissioner Nathan Fisher entered the meeting at 5:06 pm**

Todd Jacobsen noted that they want to merge these three lots with the land they own in the back. There is a utility easement that will remain in place for the irrigation line. There is also a NRCS rock wall that is there at the river.

	MOTION: Commissioner Julie Hullinger made a motion to approve items 1A through 1E and authorize chairman to sign.
SECONDED: Commissioner Ross Taylor seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.





2. EASEMENT VACATION (EV)

Consider approval of a public utilities and drainage easement vacation for property located in the old alignment of 1450 South Street and River Road (on the north side of the current alignment of 1450 South and River Road). The representative is Mr. Brandon Anderson, Rosenberg Associates. Case No. 2014-LRE-001. (Staff – Todd J.)

Todd Jacobsen stated that the City retained the easement because the City still had sewer and water in it.  With the new projects and property lines, they moved the lines so now it is time to vacate the old easements so the developers can move forward with their building permits.    

Commissioner Nathan Fisher asked if it runs across the new 1450 and junction.
Todd Jacobsen showed where the easement will run on the map.
Commissioner Nathan Fisher asked if that will that be an issue going south.
Todd Jacobsen stated that only this particular easement is being vacated.  Any other utilities that were there will remain.  We are only vacating a document that was recorded for that particular easement.

	MOTION: Commissioner Ro Wilkinson made a motion to accept Item 2 for an easement vacation.
SECONDED: Commissioner Nathan Fisher seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.




3. GENERAL PLAN AMENDMENT,   PUBLIC HEARING (5:00 P.M.)

Consider a request to amend the City General Plan Land Use Map by changing the land use designation from Business Park and Professional Office to Commercial and High Density Residential on approximately 47.5 acres located generally between Riverside Drive and Virgin River at approximately 2200 East. The applicant is Wadman Corporation and the representative is Mr. Bret Whalen. Case No. 2014-GPA-002. (Staff – Bob N.)

Bob Nicholson said the current zoning is predominantly R-1-10 with some commercial zoning near Mall Drive and Riverside Drive.  The current general plan has some commercial designation.  There is a Maverik there. Most of the property was designated as professional offices and a business park.  The request is for an expansion of the commercial area.  There will be a public street on the north side of the bridge near the trail.  The commercial will be on approximately 37 acres and the rest will be high density residential.  The developer proposes the high density residential to wrap around the existing LDS chapel.  

There is an erosion protection wall that will be there. There is an existing trail there that will run on the erosion wall.  There is a 100 year flood plain.  The majority of the property, about 92%, is outside the flood plain.  The more important note is the erosion hazard boundary.  That indicates the historic meandering of the river.  Within that hazard is the erosion protection wall.  

The City general plan has a series of policies. One regarding flood plains is to discourage residential development within the flood plain.  Part of our recommendation is not to have residential development in that flood plain.  Commercial impact is different than flooding of dwellings so we’re not as concerned with that. 

The commercial area is bounded by Riverside Dr.  The Mall Drive extension is proposed to be 4 and 5 lanes but will be 2 lanes initially.  We think the traffic can be accommodated with the two arterial streets.  

The developer is proposing high density residential. The designation on the general plan is 10 or more units per acre. From a zoning perspective that could be R-3, R-4 or PD-Residential which would be determined as a zoning request. The range is 10-22 units per acre.

Staff recommendations are as follows:
1. No residential development be allowed in the 100 year floodplain boundary. However, parking and/or open space – recreation area could be located within that area.

2.  The location of the erosion protection wall is critical to safeguarding future development from flooding due to erosion. Therefore, no zone changes or subdivision platting within the erosion hazard boundary should occur until approval is granted by the Corps of Engineers for the construction of the erosion protection wall in the location proposed by Rosenberg Associates.

3. The Dinosaur Crossing Erosion Hazard Assessment dated Dec 3, 2013 prepared by Rosenberg Associates contains seven recommendations for the proposed project, and these seven recommendations should be conditions of approval for the project. The seven recommendations are attached. The applicant’s General Plan proposal includes both residential and commercial property within the Erosion Hazard Zone.  Any structures within that zone should have deep foundations.  Preference would be that development is on the outside however if development occurs inside they should have deep foundations that would withstand floods larger than the 100 year flood.  

4. The proposed public street which connects Mall Drive to 2450 East Street should generally follow the alignment shown on the “Erosion Protection Exhibit” map which shows this extending along the north side of the proposed Erosion Protection Wall.

5. The traffic circulation proposed is good.  When the bridge is complete the traffic circulation and capacity will be good in those arterial streets.

Bob highlighted valuable points from the seven recommendations given from Rosenberg’s Erosion Hazard Study:
1. Development approvals should be conditioned upon the construction of suitable erosion protection consistent with City ordinance. . .
2. Erosion protection should be installed between the proposed development infrastructure including any proposed roads, utilities, structures and the Virgin River. The suggested location to install the erosion protection is adjacent to the existing City trail and the proposed street alignment following the river as in Figure 3
3. Care should be taken during the final design and installation of the erosion protection and associated fields as to not increase the potential for flooding upstream, downstream, or adjacent to the development. No filling should occur without the necessary permits 
4. a flood plain development permit should be obtained prior to construction
5. The Virgin River bank should remain undisturbed except for the removal of evasive species and replacement with appropriate vegetation.  Mitigation areas should be re-vegetated according to the Virgin River Master Plan
6. maintenance responsibilities should be discussed during project approval
7. it should be acknowledged by the developer and property owners that larger than 100 year floods can and do occur. The site plan should provide landscaping, open space, and parking to the maximum possible.  Commercial development is and residential structures are recommended to be clustered outside of the hazard zone and flood damage. Structure foundations located within the erosion hazard zone should consider deep foundations and be protected from local site drainage.
Those are the seven recommendations that we feel should be conditions of the approval.

Commissioner Ross Taylor addressed Rick Rosenberg asking about item 3 concerning erosion protection not increasing the potential for flooding for surrounding properties.  If a portion of the river is armored and a portion is not, is there a possibility that surrounding areas will be affected? How far back should it be protected to ensure there is not that possibility?
Rick Rosenberg responded that this part of the river already has protection on the south bank.  NRCS installed protection after the flooding in 2005.  That was armored to protect Seegmiller marsh which is a known habitat for endangered species.  They didn’t put any on the north bank.  By installing rip rap here you are protecting both sides. The armor-ment we want on the north side provides the buffer for the river to live within.  It’s easier to put it in on this side because we know where it is on the other side already. If there wasn’t rock on the other side of the river we probably would have pulled it back more.
Commissioner Ross Taylor clarified that the north side just has to go a little more.
Rick Rosenberg responded it has to be closed on the erosion line.  The primary rip rap will go up until the yellow line so everything within the boundary is protected. If they want to phase this project they can but it will still provide full protection.  Any phase that they do in the hazard zone has to close on that boundary.  

Commissioner Kim Campbell asked what is considered deep foundation.
Rick Rosenberg replied that what we suggest in the report is that the foundation be deeper than what is required for the structural or soils bearing. There would be some velocities on top of that bench.  I’m looking 3-4 feet depending on the soil and landscaping for that site as well as landscaping. Landscaping should be done to minimize flow from the parking lot, which is a recommendation from the Virgin River Master Plan. Anything to slow flow down, such as perpendicular curbs and rock burms so the flows won’t congregate on that bench.  If they do the right design in the parking lot it shouldn’t be more than 3-4 feet.

Commissioner Nathan Fisher addressed Mr. Rosenberg asking how he sees recommendation 7 concerning acknowledgment of flooding.
Rick Rosenberg responded that acknowledgement can occur on the plat with a hazard note or it can be put as a deed restriction.  We recommend this on anything adjacent to drainage ways. The ordinance protects to a certain level but that doesn’t limit what Mother Nature can do.  There are some costs associated with it.
Commissioner Nathan Fisher asked how that is dictated.
Rick Rosenberg replied it’s hard to say how it will be platted. It has to go through a titlement process with the City.  I would hope that through review it would be worked out. Without knowing how it will be platted it’s hard to say. We want it to show up on the title report.  Many things go on the plat that don’t show up on the title report.
Commissioner Nathan Fisher responded that that is his concern.  Something needs to force the developer to provide that information as part of the purchase contract.
Rick Rosenberg added that it’s doing due diligence for the buyer.

Commissioner Ron Read asked Mr. Rosenberg to address Bob’s concern about the residential in the flood area.
Rick Rosenberg responded that the high density has set back, landscape, and parking requirements. There are things you can do the not have to put a structure in that piece.  That area should be graded and they may elevate it bit but it’s not floodway so it’s not subject to those requirements.  Multi-family makes it easier to deal with.  That piece will be protected from erosion risk.  All of this ground is high ground now.  It isn’t river bottom.  It is high ground that has been graded and used in the past.  You are not pushing material into the river when you build on it.

Chairman Ron Bracken opened the item to the public for comment.
There were no public comments.
Chairman Ron Bracken closed the item to the public and opened to

	MOTION: Commissioner Kim Campbell made a motion to approve Item 3 General Plan Amendment taking into consideration staff comments.
SECONDED: Commissioner Ro Wilkinson seconded the motion.

Commissioner Nathan Fisher asked if it is a condition that the staff recommendations are followed for approval of the general plan amendment or if it will be a condition to the zone change.
Deputy City Attorney Paula Houston replied that you can put it in for now, but it definitely has to be on the zone change.
Commissioner Nathan Fisher clarified, so we don’t have to do it now we can do it later.
Deputy City Attorney Paula Houston replied yes.

AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.




4. WIRELESS MASTER PLAN 

Consider a request to amend the Wireless Development Master Plan for Verizon. The representative is Mr. Jared White, Technology Associates. Case No. 2014-WMP-001. (Staff - Ray S.)

Ray Snyder presented the following;
There are four proposed locations.  Note that this is a request for location approval only at this time.  If approved, the applicant will have to come in with a conditional use permit for each. This is part one of the two part process to see if the locations are approved.  Again this is a Planning Commission approval it does not go to City Council.

Page 2 of the staff report shows the four potential locations.  For heights – the first area they would like a 100’ pole.  Again this is just a location approval, but if approved they will come in with the conditional use permit. Turtle is proposed to be 60’ that will require a CUP. Motorhome will require a CUP. Boulevard will be 4’ above a roof and that is a permitted use that staff would look at.
 
Ray showed where the proposed locations are on the map. Four possible locations have been shown. 

In the “Wireless Telecommunication Facilities” ordinance, Title 10, Section 22, 3(A) it states that a master plan is required. Item B states that any amendments must go through the process that is happening tonight. Section C has information concerning monopoles.

The city maintains a Master Plan for each wireless company in the Community Development Department.  This applicant requests permission to establish four (4) new additional independent sites on the existing Master Plan. It’s proposed that the sites will be occupied by Verizon and may lease to other telecommunication companies to co-locate. They can co-locate, but I don’t know if they are or not.  They are allowed to do that, we just have to verify engineering. A separate CUP will be required for each site. Equipment shelters are typically at each site as well.

Jared White approached stating that the report covered most of it but I am open to questions.

Commissioner Kim Campbell asked why the locations with larger poles can’t be located on existing poles in different places.
Jared White responded that we actually prefer to co-locate. We have agreements with other carriers.  The real reason is that there are not existing poles there that will provide the coverage we need. As technology increases there are not towers in this area that work.  The real reason is there is nothing tall enough that we can use to provide coverage in that area.


	MOTION: Commissioner Nathan Fisher made a motion to recommend approval of Item 4 an amendment to the Wireless Master Plan.
SECONDED: Commissioner Ron Read seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.




5. PRELIMINARY PLATS (PP)

A. Consider approval of a preliminary plat for “Sun River Phase 44 thru 47” a ninety-three (93) lot residential subdivision. The applicant is Sun River St. George Development and the representative is Mr. Matt Kelvington and Mr. Scott McCall. The property is zoned PD-R (Planned Development Residential) and is located on the southeasterly corner of Pearl Vista Drive and Angle Arch Drive.  Case No. 2014-PP-008 (Staff – Wes J.).

This is the last piece of the Sun River development.  The interior streets in this subdivision will be private streets.  The two exterior roadways, Angle Arch Drive and Pearl Vista Drive, are public roadways that have already been improved. There is approximately 76 feet of elevation change across the property.  The developer is proposing rock walls between lots to account for this elevation change.  The contours on the east of the property are a sound burm. They will then landscape and plant trees to alleviate the noise from I-15.  There are four phases – they will start from the northern most phases and work south.

	MOTION: Commissioner Ron Read made a motion to recommend approval of item 5A.
SECONDED: Commissioner Nathan Fisher seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.



B. Consider approval of a preliminary plat for “Valderra Residences” a five (5) lot residential subdivision. The applicant is Valderra Land Holdings LLC and the representative is Mr. Alan Wright. The property is zoned PD-R (Planned Development Residential and is located in the ‘Ledges’ and is situated on the west side of State Route 18. The site is bounded by the Ledges golf course on the northeast and Snow Canyon State Park on the west.  Case No. 2014-PP-009 (Staff – Wes J.).

On the original PD master plan for the Ledges development the approved plan showed 20 units on 6 acres in this area for a density of 3.33 units per acre.  The density for this project will be less than what was approved. The roadway and utility improvements for this project have already been installed with the Estates at Valderra project.

	MOTION:  Commissioner Julie Hullinger made a motion to recommend approval of Item 5B.
SECONDED:  Commissioner Ross Taylor seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.




C. Consider approval of a preliminary plat for “Pine Park Estates” a twenty-four (24) lot residential subdivision. The applicant is Pine Park Estates, LLC and the representative is Mr. James Sullivan. The property is zoned RE-12.5 (Residential Estates 12, 500 square foot minimum lot size) and is located at Little Valley Road and approximately 3000 South and east of the existing City softball fields at The Fields at Little Valley.  Case No. 2014-PP-010 (Staff – Wes J.).

The developer is proposing double fronting lots along Little Valley Road.  A 10-foot landscape strip and a 6-foot high privacy wall will be required along Little Valley Road.  On the 90’ ROW the City has taken ownership of the landscape and privacy wall.  On the 66’ we have asked the developer to pay to maintain the landscape strip for a 10 year period.  We will calculate that fee at the time the plat is recorded.  We have done this because on the 66’ they could front and do circular driveways. It is more their choice to create the double fronting.  On 90’ we do not allow that access.  Lots 1-6 will have back onto the St. George City softball complex. The developer is proposing a 20-foot walkway/utility corridor between proposed lots 6 and 7.

Chairman Ron Bracken asked if they are allowed access to Little Valley Road.
Wes Jenkins responded that he would have to reconfigure his layout to do that.  Other developments did not want to front Little Valley Road.  They do have that option. The other properties pay for a portion of the landscape fee for maintenance cost.  
Chairman Ron Bracken countered that a property south wanted to front but were told they could not.
Wes Jenkins replied, no, they are allowed to do circular drives. It’s at the applicant’s discretion. Sun Valley chose not to do it because of the transmission line.
Chairman Ron Bracken asked if the four acre parcel down there could access Little Valley Road.
Wes Jenkins responded that originally the ordinance was written to where they could do this and the lots would take care of the landscape strip. That wasn’t working so it was revised so that an HOA would maintain or something is to be worked out with the City.  On 66’ if the City takes ownership they have to pay for that maintenance.
Commissioner Nathan Fisher asked if we get title for that.
Wes Jenkins responded, yes.
Commissioner Nathan Fisher noted that the attachment given is not accurate.
Wes Jenkins agreed that the attachment was not accurate and a revised version was submitted.

	MOTION: Commissioner Ron Read made a motion to recommend approval of Item 5C.
SECONDED:  Commissioner Nathan Fisher seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.




D. Consider approval of a preliminary plat for “Hughes Subdivision” a twenty-two (22) lot residential subdivision. The applicant is Mr. Denice Hughes and the representative is Mr. Denice Hughes. The property is zoned R-1-10 (Single Family Residential Estate 10,000 square foot minimum lot size) and is located along 2160 East and north of 2450 South.  Case No. 2014-PP-012 (Staff – Wes J.).

A zone change for this property from RE-12.5 to R-1-10 was approved by the City Council on November 21, 2013.  Most of the utilities have already been stubbed. They will need to extend.  The cul-de-sac is 1200’. Standard is 600’ however the bulb is there so the fire department will be okay.  I talked to the water services director and he indicated that the line if dead ended will have low pressure and low water quality.  They recommend that somehow the water line be extended through the lot and into Greystone and tie in to provide a loop. He recommends that part of approval is the line extension.

Commissioner Ross Taylor asked if staff would like that condition on approval.
Wes Jenkins responded yes.


	MOTION: Commissioner Ross Taylor made a motion to recommend approval of Item 5D with the condition that the extension of the water line through the cul-de-sac into Greystone so the water pressure will be stable for those residences.
SECONDED: Commissioner Kim Campbell seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.



E. Consider approval of a preliminary plat for “Oakwood Estates” an eighty-eight (88) lot residential subdivision. The applicant is Development Solution, Inc and the representative is Mr. Brett Burgess. The property is zoned R-1-10 (Single Family Residential 10,000 square foot minimum lot size) and is located at approximately 3150 S 3000 E.  Case No. 2014-PP-013 (Staff – Wes J.).

The developer is proposing lot size averaging so many do fall below that 10,000 size.  49 do exceed the R-1-10 size so they do comply with the ordinance of at least half. The lots on 3000 E will be double fronting and will require the 10’ landscape strip and the privacy wall.  The developer is proposing that lot 88 be a temporary detention basin until downstream storm drain facilities have been installed. The temporary basins will be used until a storm drain line is put through the Seegmiller property.  

	MOTION: Commissioner Nathan Fisher made a motion to recommend approval of Item 5E, preliminary plat for Oakwood.
SECONDED: Commissioner Ro Wilkinson seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.




F. Consider approval of a preliminary plat for “Acoma” a one hundred forty-two (142) lot residential subdivision. The applicant is Development Solutions and the representative is Mr. Stacy Young. The property is zoned PD (Planned Development) and is located on the east side of SR-18 adjacent to the existing round-about and south of hole 9 on the Ledges golf course.  Case No. 2014-PP-006 (Staff – Wes J.).

The name for this project has the potential to change.

On the master plan that was approved for this development in Dec. 2007, the area where this subdivision is being proposed was approved for 203 units over 31.5 acres, which is a density of 6.4 units per acre. They will be required to dedicate the frontage roads and an interior road.  Interior streets will be private. The developer is proposing to do pads with common area and limited common area.  There will be an HOA that will maintain the common and limited common areas within the subdivision.
This was supposed to come last meeting but it was pulled by the City Manager because of the private streets.  The City has a policy where private streets are no longer allowed.  Grandfathered streets are in part of the Ledges, Sun River and Stone Cliff.  Estrella has been looking at the cost to maintain their roads and now they are asking the City for help because the cost is substantial.  I did visit with the City Manager as well as the applicant.  City Manager decided to let it go forward and let Planning Commission and City Council decide.  

This will be the only area on the east side with private streets.  This would fall under the HOA for the overall Ledges but would also have its own sub-HOA.  When they modify the Ledges master plan in the near future, they will then create a nightly rental overlay zone.  When they proposed that to the City Manager he saw that this is a pointed project so he felt that Planning Commission and City Council could determine.  In Villa Highlands they did alleys with private streets and off street parking.  They also provided parking for the units outside.  Acoma wants each unit to have a stall in the driveway and in the garage with no on street parking.  

Commissioner Nathan Fisher asked where the guest parking is located.
Wes Jenkins answered; they may have provided a revised layout that is not here.  The guest parking is 1:3 units.  They did show parking stalls on the other plan I have.
Commissioner Nathan Fisher asked if the streets were not private how wide would they be.
Wes Jenkins replied that the smallest if 45’.  They are doing 24’ pavement and it would be 30’ with sidewalks on both sides.  There will also be a trail system.

Stacy Young (applicant) approached to help answer questions:
First of all, if this were a conventional townhome project there would be a two way drive with pop outs.  Where we show driveways are parking stalls and carports. The typical two with one covered.  That is here but has driveway and garage instead.  If we go to a standard road of 45’ minimum and then driveways it wasn’t desirable.  Also with the HOA – this would be a sub HOA that would not be under the existing Ledges HOA.

Commissioner Kim Campbell asked the applicant if he sees the streets being use more or less with the resort motif.
Stacy Young responded that the streets would be used exclusively for local destination type users rather than through traffic.  There are connections to public streets but those using the private streets will only be going to that unit.
Commissioner Kim Campbell stated that reason for his question is the wear and tear on the street. If used less, the wear and tear will actually be more. This product may not lend itself to keeping the streets for longer duration due to less traffic.  
Stacy Young replied; I don’t dare guess without a traffic study.  We’re comfortable because this is more within the world of a self contained project with an HOA that covers the resurfacing of driveways and landscaping.  
Commissioner Kim Campbell clarified that this is a 2-way drive through not really a street.
Stacy Young replied, yes.

Commissioner Nathan Fisher asked if there is any worry about parking on the street.
Stacy Young responded that is a consideration. We feel comfortable with the extra stalls we’ve given due to the garage and driveway area we’ve given at each unit as well as the visitor parking.  There will also be HOA enforcement.  
Commissioner Nathan Fisher asked if guest parking be scattered or clustered.
Stacy Young responded that parking will be scattered.
Bob Nicholson added that the driveways are long enough to where if the garage was full of stuff they could still park in the driveway.

	MOTION: Commissioner Nathan Fisher made a motion to recommend approval of Item 5F, Preliminary Plat for Acoma.
SECONDED: Commissioner Ron Read seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Motion passes.



Adjourn

	MOTION:  Commissioner Nathan Fisher made a motion to adjourn.
SECONDED: Commissioner Ro Wilkinson seconded the motion.
AYES (7)
Commissioner Kim Campbell
Commissioner Ross Taylor
Chairman Ron Bracken
Commissioner Julie Hullinger
Commissioner Ron Read
Commissioner Ro Wilkinson
Commissioner Nathan Fisher
NAYS (0)
Meeting adjourned at 6:26 pm










