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PC--Summary Minutes January 14, 2008

+PC minutes are transcribed in a summarized manner. Audiotapes are available in the Planning Department for reference. This audiotape begins in first staff report.  The starting spot is noted.  Videotapes are also available for viewing in the Audio-visual (CATS) Department (phone #349-3111 or E-mail address: moneill@monroe.lib.in.us) of the Monroe County Public Library, 303 E. Kirkwood Ave.

The City of Bloomington Plan Commission (PC) met on Monday, January 14, 2008, at 5:30 p.m. in the Council Chambers. Members present: Jack Baker, Scott Burgins, Susan Fernandes, Joe Hoffmann, Milan Pece, Adrian Reid, Tom Seeber, Chris Sturbaum and Pat Williams.
ROLL CALL

MINUTES TO BE APPROVED: None
REPORTS, RESOLUTIONS, AND COMMUNICATIONS:  
· Election of  Plan Commission President and Vice-President

Current President – Bill Stuebe

Current Vice President – Milan Pece

***Milan Pece nominated Bill Stuebe as President; Tom Seeber nominated Milan Pece as Vice-president.  Williams seconded both motions.  Voice vote was unanimous for approval.
· Appointment of Plat Committee membership

Current members – Adrian Reid, Travis Vencel, Pat Williams

Tom Micuda asked if all would continue to serve.  
***Tom Seeber nominated Reid, Vencel and Williams to continue serving on the Plat Committee. Milan Pece seconded the motion.  Voice vote was unanimous for approval.

· Appointment of Plan Commission representative to the Board of Zoning Appeals

Current Appointment – Milan Pece

Tom Micuda clarified that the Mayor selects one of his appointments to serve on the BZA.  That person is Tom Seeber.  Milan Pece is appointed by the Plan Commission.  He is one of two members of the PC who live in the unincorporated areas of the planning jurisdiction (not in the city limits).The other member is Travis Vencel.   By State law either Pece or Vencel must be the PC rep to the BZA.

***Jack Baker nominated Milan Pece to serve as PC representative to the BZA.  Williams seconded the motion.  Voice vote was unanimous for approval.

· Re-appointment of Tom Micuda as Planning Director

Milan Pece noted that the mayor has sent a letter to the PC requesting confirmation of the appointment of Tom Micuda as Planning Director. 
***Chris Sturbaum nominated Tom Micuda as Planning Director. Tom Seeber seconded the motion.  Voice vote was unanimous for approval.

Chris Sturbaum noted that Isabel Piedmont will be the City Council representative to the PC for the second ½ of the year.

PETITIONS CONTINUED TO: February 11, 2008:

SP-28-07
Westwood Property Investment, LLC (Morton North)


 300 W 11th St.

Site plan approval of a mixed-use development on approx. 7.9 acres including 208 total residential units

PUD-47-07
Robert Shaw

3600 N. Prow Rd.

Final plan and preliminary plat approval for 47 single family homes and 16 single family condominiums units on 15 acres to be known as Ridgefield, Phase IV.


PETITIONS:
SP-42-07
Tyler Curry

    
644 N. Morton St.


Site plan approval to allow a 6-unit multifamily residential structure

Tom Micuda informed the PC that on the tables in front of the dais are models for cases 1, 2 and 3.  The PC should examine them at will.  He also reintroduced Rachel Johnson to the PC.
Rachel Johnson presented the staff report.  The petitioner is requesting site plan approval to allow a 6-unit multifamily residential structure.  The building is at the corner of 11th and N. Morton St.  The property is made up of 2 parcels.  The zoning is downtown commercial with a downtown core overlay.  There would be 24 bedrooms well within the downtown density requirements.  This requires Plan Commission (PC) review due to the surveyed multifamily house to the east. Also, 3 waivers are requested. The density is 120 bedrooms per acre.  Density of 180 bedrooms per acres is permitted in the UDO. Parking would be behind the building.  Landscaping plan meets all requirements.  There will be a wall with landscaping around the parking area.  They are requesting a parking setback waiver to allow the parking to be less than 5 feet from the south property line.  The petitioner is requesting a 3-foot setback from the south property line.  Staff supports this waiver as well as a waiver to allow the parking to be less than 20 feet behind the building. The parking space that is closer to the house than allowed was designed that way to protect a tree.  Also requested is a waiver to allow the building to not align with the adjacent surveyed structure.  Staff supports this waiver.  Staff also supports a waiver to allow a first floor with less than 70% void to solid.  Based on the written findings above, staff recommends approval of SP-42-07, and all associated waivers, with the following conditions. 

1. Final City Utilities Department approval is required before release of any permits.
2. If approved by Public Works, bike parking shall be located within the 11th Street ROW, as indicated on the site plan.    

3. The existing historic brick sidewalk along Morton St. shall be preserved to the extent possible. The sidewalk must meet ADA requirements and be a minimum of 5 feet in width.

4. Pedestrian scaled lighting shall be provided along N. Morton Street and W. 11th Street.  These must be approved by the Board of Public Works and shall meet UDO height and design requirements.

Doug Bruce of Tabor Bruce spoke for the petitioner.  This is a very small site.  The building footprint will be around 3200 sq. feet.  They are proposing a townhome type of apartment. They are concentrating on streetscape design, as well. They are trying to mimic some of the older brick buildings in the area.
Scott Burgins asked Micuda to make a note to review the void-to-solid issue later.  It comes up all the time.  Is there no first floor commercial required in this area?

Shay said staff has already noted that this policy needs to be reviewed. That is correct.
Burgins asked if there was a patio further east.

Bruce said that is actually off of a bedroom.  It is not something that we expect to have 30 people standing out on. We wanted to step the upper floor back since it is closer to the historic home.

Susan Fernandes agreed about the problem with void-to-solid ratio requirement.  The tree plot looks very small to her.  If we are trying to preserve the tree, we should make sure we allow it to survive.  If that is a pin oak, those are very vulnerable to root compression.
Bruce said the tree is on the property line.  They will do what they can do.  Most of the other trees around it are in pretty bad shape.  Planning wanted to keep it. The petitioner will try.  You really want to stay out of the drip line of the tree.

Fernandes said staying out of the drip line might not be the only measure necessary.  What assurance do we have that this tree will be preserved?
Shay said we have no assurance but know that the petitioner will give it a really good try.  

Fernandes was concerned with equipment driving under the tree could kill the tree.  Add that to the list of things that would be good to review.  How deep are the modulations along the front?
Bruce said they are about a brick or two deep.  That creates depth relief.  Creating shadow lines is important.  The effect is similar to the brick work on the IU Press and Hirons buildings.
Jack Baker asked if there is any color banding.

Bruce said they have discussed it.  Older Showers buildings in the area don’t have color banding.  There is a lot of exposure on this building.  He wouldn’t want the color treatment to just be on one side.  There are many window openings on this building.  

Baker said he was glad to see less EIFS.  

Bruce said the only EIFS on the building is on the stepped back upper balcony.

Baker would like to review the amount of EIFS that we allow in buildings. We should keep it to a minimum and to things like friezes.  He didn’t have a problem with the differences in setbacks since the buildings are so far apart.  He was okay with the parking arrangements.

Chris Sturbaum complemented the changes since he saw last it.  It has a lot of nice details.  You’ve achieved a classic contributing building. What is the reason for the cantilever on the back?

Bruce said a standard lot is 66 feet deep.  This lot is 60. To get enough parking here with 24 bedrooms, we had to sacrifice some ground floor space. We are still working on the structural design.  That is brick on the upper level being cantilevered.  That adds to the load quickly.

Sturbaum asked if the tree dies, would the petitioner replace it with a more appropriate tree.  (Tyler Curry said yes.)  Where is the bike parking?
Johnson said it is on 11th St. 

Sturbaum asked if they could use the cantilever for sheltered bike parking.
Bruce said they don’t have any space left. He thought an awning sticking off the side of the building for sheltered bike parking would look out of place. 
Sturbaum asked if we should require some commercial component.  What problem would that be?

Bruce said this is a townhouse project.  First floor commercial would ruin the whole unit.  It’s a brownstone type of building.
Joe Hoffmann asked staff if they should have to match the front orientation of one building to the side orientation of a registered building.  That is something that we ought to take into consideration when applying that particular standard. The point of that standard seems to be that when two buildings have their fronts facing the same street, they should have a closer alignment.  
Adrian Reid asked if all the trees in the tree grates required.  (Bruce said yes.)

Johnson said the grates are required.  The EC recommended the addition of a couple of trees since the overhead power lines are requiring a smaller tree be used.  

Reid said it looks busy. Everything looks awful close together. Have you proposed lighting?  

Bruce said they will have pedestrian scale lighting and lighting on the building.  

Reid was concerned about site distance with a shorter tree.

Shay said staff would recommend Engineering look at the first tree and make the call.

Tom Seeber asked staff in which downtown districts is commercial on the ground floor is required.  
Shay answered it is required on the Courthouse Square, Kirkwood Corridor, University Village and the Showers Tech Park. 
Pat Williams asked if the parking will be angled.  (Bruce said parallel.)  Will people be able to manage that?  (Bruce said yes and gave an example of 7th and Washington.)

Williams noted that this is the first reference to a brownstone concept project.  She is glad to hear that.  We have called for residential above commercial.  She likes the concept.  She misses the stoops which are part of the brownstone concept.

Bruce said they may be able to add more detail to the front door area.
Pece asked for public comment.

Heather Reynolds spoke for the EC.  They worked with Planning to preserve the pin oak.  It is a nice 18-inch specimen tree.  They have determined that the landscaping island will be adequate.  The EC were happy to review the landscaping plan.   The EC was really pleased with all the beautiful native species of trees and ground cover.  Architectural designs are to create pedestrian-friendly development and a vibrant streetscape.  Front porches or stoops would be good.  Recycling and green building are supported by the EC. 
Doug Dayhoff from Upland Brewery supported the project.  It will be a great addition to their neighborhood.  The setbacks are similar to the setbacks across the street at the Upland.
Isabel Piedmont, City Council, supported the EC comments about recycling.  This project is just barely over the limit (4 units) that would allow for the red recycling bins.  She would encourage looking for a recycling dumpster.  It is a small lot and it will be difficult to locate an additional bin.  Increasingly people looking for housing will be looking for recycling facilities.
Tyler Curry, the property owner and developer, thanked Patrick Shay and the Planning Dept. and Doug Bruce. They will make every best effort to preserve the tree. They will put orange construction fencing around it to protect it during construction.  There are no guarantees but they will do their best.  If it dies, they will replace it with an appropriate tree.  The 11th St. elevation and Morton St. elevation will have lighting on the elevation façade controlled by cells.  11th St. might be busy for the bike racks out in front.  Maybe they should be placed around the rear of the building for relocating or installing additional bike racks. He would support recycling facilities if the program exists.  It is difficult to get 24 college students to do that.  If it can be worked out he would support it.
Sturbaum suggested details about providing recycling. 
Johnson said the Bike & Pedestrian Commission preferred that some bike racks along the 11th St. right-of-way to allow access to the front entrances but additional bike parking in the rear would be okay.  

Reid said Public Works and Engineering would work with them on that. 

Sturbaum asked about possible green space on roof. Is the structure strong enough to take that kind of weight?  
Bruce said they could not do that now but it might be possible in the future since the technology is changing very quickly.

***Hoffmann moved approval of SP-42-07 including all associated waivers and the 4 conditions of approval set forth in the staff report with one additional fifth condition of approval.  
FINAL CONDITIONS OF APPROVAL FOR SP-42-07

1. Final City Utilities Department approval is required before release of any permits.
2. If approved by Public Works, bike parking shall be located within the 11th Street ROW, as indicated on the site plan.    

3. The existing historic brick sidewalk along Morton St. shall be preserved to the extent possible. The sidewalk must meet ADA requirements and be a minimum of 5 feet in width.

4. Pedestrian scaled lighting shall be provided along N. Morton Street and W. 11th Street.  These must be approved by the Board of Public Works and shall meet UDO height and design requirements.
5. If the tree to be preserved does not survive, it must be replaced by a new tree of appropriate species as determined by staff in consultation with the Environmental Commission.
***Sturbaum seconded the motion.  Roll call vote was taken. The motion was approved 9:0.

SP-43-07
Omega Properties


118 E. 7th St.


Site plan approval for 5 multi-family units and 1800 sq. ft. of non-residential space

Jim Roach presented the staff report.  The petitioner is requesting site plan approval in order to build a mixed-use building. The property is located on the south side of E. 7th St. between Walnut St and Washington St. The property is .125 acres and is located in the commercial downtown zoning district and within the Courthouse Square Overlay.  This building is not listed on the City’s Survey of Historic Sites and Structures although the building to the west is. The petitioners propose to demolish the existing building and to build a new 3-story building.  The entire first floor frontage along 7th St. would be 1700 sq. ft. of non-residential space.  There will be 5 apartments totaling 15 bedrooms. No vehicular parking spaces are proposed or required.  There will be 8 bicycle parking spots along the 7th St. right-of-way.  The project meets entrance detailing requirements, parking requirements, height and setback and streetscape requirements.  The building is composed of a mix of brick and cementitious siding and split face siding.  They are proposing to leave the existing sidewalk where it is and to create a patio area at the front of the building.  The front is mostly in the right-of-way but would not impede pedestrian movements on that sidewalk.  4 waivers are requested.  Staff supports the waiver to allow a first floor residential unit in the courthouse square overlay. The apartment on the first floor is at the rear of the building and will be an accessible unit.  The proposal is for 120 bedrooms per acre or 20 more than the allowed in the Courthouse Square Overlay.  It is less dense than several other buildings in the immediate area. Staff supports the additional 2.5 bedrooms.  Staff supports the waiver from the void to solid ratio.  It has an 85%.  This building has 72%.  That seems appropriate since there are large scale doors and windows.  Staff also supports the waiver to allow split faced block along the bottom of the building, cementitious siding on the rear 1/3 and a narrow band of EFIS on the sides. These materials are mostly not visible from the street. Based on the written findings above, staff recommends approval of SP-43-07, and all associated waivers, with the following conditions. 

1. Final City Utilities Department approval is required before release of any permits.

2. Any changes to or permanent features within the right-of-way, including the street lighting, must receive approval from the Board of Public Works. The existing street light shall be replaced with a “full cut-off” style, pedestrian scale light.  

Tim Cover of Studio 3 Design spoke for the petitioner, Omega Properties. The retail space is inching closer to 1800 sq. ft.  He detailed some of the commercial possibilities and outdoor dining.  He pointed out bike parking locations.  The façade is roughly 25 feet wide.  Should there be any damage to the trees, they will replace them.

Pat Williams asked about the access to the 1st floor unit. It looks like there are stairs on their map. 

Cover pointed out that the accessible route bypasses the stairs to the second floor.
Sturbaum asked to see the materials.  
Cover said the body of the building will be a red brick with the accents in a warm gray.  The brick will be wire cut so that it has a clean appearance. They are looking at an integral rather than painted color to the block.
Sturbaum praised the sidewalk to the alley for safe passage.

Jack Baker was concerned about the long windowless hallway to the accessible apartment.  (Cover said they would try to add a couple of windows.)  Baker praised the design.  He suggested when revising the UDO that they define a scale so that we get some uniformity in scale models.  Additional detailing on the models helps him.
Sturbaum asked about recycling.  

Cover said they have space in the back near their trash container to put in a recycling bin.  They will be ready when pick up is available. 
Heather Reynolds of the EC praised the mixed-use design of the building.  The EC wants plenty of bike parking and green elements.  She suggested the developer refer to the City’s Green Building website.  She suggested swapping out Japanese pachysandra since some people think it is invasive.  They suggest Virginia creeper and wild ginger.  There is no master list of invasive species for Indiana.  It is constantly changing so you can’t rely on the UDO list as comprehensive.
Tracy Gunderson with Ferguson and Ferguson who represents CS Property Management the owners of Washington Crossing noted that they have been approached by Omega Properties to buy Washington Crossing. The understanding was that the new building would then encompass both structures.  CS Properties would like to urge a continuance at this point for negotiation purposes. 
Mary Friedman of Omega Properties said this building will be built as it is. CS Properties has indicated interest in discussing the sale of Washington Crossing but it will not affect this building.

Gunderson was concerned with the material waiver.  CS Management is concerned about how much setback there is on the eastside.  They want to make sure that the setback is appropriate.  They are concerned with the density with no parking.  Their parking lot is being used by area apartments.  

Cover said that the setback running all along the east property line is a minimum 5 foot 1 inch. Towards the back of the property where the encroachment occurs, the encroachment is roughly 1 foot into the other property.  We’ve stepped the building back again to maintain distance from the encroachment area. There is no parking provided.  They are looking at the parking garage across the street and will discuss that with their tenants as they come in.
Sturbaum asked staff if having additional density should make you consider providing some parking.

Roach understood the point but staff urged the PC not to require surface parking. In the Courthouse Square Overlay area, there is very little room for parking.  We want buildings to fill out lots.   This is a very small increase over the maximum density.
Micuda said Omega Properties has worked with the City in the past to provide parking in the local parking garage spaces. Many nearby projects are even more dense that this project.
Sturbaum said we expect the petitioner to address it in some way.

Burgins said we won’t always be able to rely on the 7th St. garage.  (Micuda agreed.)
Fernandes said we need to take a look at the downtown parking issue.  Some residents won’t want to buy a parking space in a nearby garage.
***Hoffmann moved approval of SP-43-07 based on the findings in the staff report and including all the waivers associated therewith and on the 2 conditions of approval set forth in the staff report.   Baker seconded the motion.
Sturbaum asked if the petitioner would follow the EC’s recommendations about changing species.  (Cover said absolutely. He asked staff to make a 3rd condition of approval to this effect.

3. The petitioner will consult with staff and the EC to replace the potentially invasive species with other native alternatives.\
***Roll call vote was taken.  The motion was approved by a vote of 8:0:1. (Seeber recused.) 

SP-44-07
Pavilion Properties

501 N. Walnut St.

Site plan approval for a 6-unit multifamily building and 1900 sq. ft. of non-residential space

Jim Roach presented the staff report. The property is in the commercial downtown zoning district and downtown core overlay. The petitioner is requesting site plan approval in order to build a three-story mixed-use building. There would be 6 apartments with 22 bedrooms. There would be about 1700 or more sq. ft. of non-residential space along Walnut St. The petitioner has designed one of the first floor apartments to be convertible to additional commercial space if needed. There are six vehicular parking spaces off of the alley and 12 bicycle spaces. The project has many areas of compliance with the UDO.   Four waivers are requested. 1) Build-to Line: The UDO requires that 70% of the building is built at the build-to line.  The build-to line here is 0.  Staff supports the waiver that would allow the building to be only 53% of the build-to line due to a courtyard.  The wall along 9th St. fills out the streetscape.  2) Parking Setback Standards: The DCO requires a 5-foot setback for parking areas along a side property line and a 20-foot setback is required from the front façade of the building. Staff supports the waiver from parking setback standards.  The parking is shielded from view by a wall and landscaping.  Staff recommends approval of these setbacks to create visually interesting façades and streetscapes.  3) Tree Grate Requirements:  Staff supports the waiver from tree grates since this property has two existing street trees in tree plots.  The City’s urban forester recommends leaving the trees in their plots.  Hardscaping between the trees would be installed.  4) Void-to-Solid Ratio: The DCO requires 70% void while this project will have 63% to 66%. The design utilizes large display windows, large openings, and pedestrian entrances.  Based on the written findings above, staff recommends approval of SP-44-07, and all associated waivers, with the following conditions. 

1. Final City Utilities Department approval is required before release of any permits.

2. Any changes to permanent features within the right-of-way, including the street lighting, must receive approval from the Board of Public Works. Any new street lights must be “full cut-off” style, pedestrian scale lights.  

3. Sidewalks must be repaired, including curbs ramps, to meet ADA guidelines. 

Tim Cover of Studio 3 Design spoke for the petitioner, Pavilion Properties.  The building will be 100% brick with some limestone.  There is some EIFS on the cornice and a couple of horizontal bands. The courtyard area is brick, too.  They will work with the EC to replace some species of vegetation.  They are proposing 2 units to be convertible from residential to commercial should the need arise.  They will protect the trees and replace them if necessary.  There are two apartments on the first floor—one is ADA-accessible the other is not. There are 4 townhouses on the second and third floor.  All units are entered through the courtyard. 
Scott Burgins asked staff if the buildings could have been taller.  There are several buildings of the same size placed around here and no one is trying to put in a bigger one.
Cover said they couldn’t exceed 14 feet higher than the historic building next door.  Without the historic building next door they might have tried to have gone for another floor.
Sturbaum asked about parking.

Roach said a higher building would have needed more parking.  

Burgins asked if there is any reason that any of this won’t be student housing.  (Roach said no.)

Baker asked if the wall going west continues beyond the building.
Cover said it stops at the corner.  The screen wall is a separate element.
Roach said it goes from the edge of the building to the dumpster area.

Sturbaum noted that he has seen an EIFS cornice had become a home for a woodpecker.  He is still not convinced that EFIS lasts.  He advocates for more permanent materials.  He commended them on the changes since he first saw the project.
Cover said the EIFS will be used as cornices which are more of an applied piece.  We will wrap those in Armormat to make the pieces sturdier. The entrance is a locked with a buzzer system at the gate that rings to each of the apartments. The business main entrance is at the top centered on Walnut St. If a business wanted to incorporate the courtyard they could make that possible.  There’s flexibility in the design to accommodate different businesses. 
Adrian Reid asked if the trash containers are all enclosed.  (Cover said yes.)
Pat Williams asked if there would be anything else in the courtyard such as recycling. (Cover said no) 

Williams asked what the problem is with grating the trees. The trees are rather small.

Roach said a tree grate could be put around them in theory.  The trees are already established.  There may be an issue with the grade around the tree.  Tree grates need a very flat surface.   

Shay explained that usually you have all concrete to the street with tree grates.  In this case the existing trees won’t be grated but there will be patches of concrete between the trees to allow concrete access to the street but to allow the trees to remain in their natural habitat.

Williams was concerned about tree protection without grates.

Pece asked if there is parking on the west side of Walnut.  He was concerned about the grass, mud, snow on the tree plots.  

Shay said the concrete pads will be cleared.

Tom Seeber noted that they are really only talking about 2 cars being parked there.

Milan Pece asked for public comment.

Heather Reynolds for the EC thinks this development will contribute to a very vibrant streetscape.  They will work with the petitioner on the invasive species.  The EC encourages recycling.

Jill Lesh lives in Lockerbie Court.  She praised the general plan.  She is concerned with the proposed materials.  She hopes the lintels and sills are limestone.  The balconies on the 3rd floor are huge and could be party magnets.  The 2nd floor has small balconies.
Tom Roznowski said his wife Trish Bracken has a business the building at 505.  He wondered about soil contamination since it was a dry cleaning business.  

Steve Hoffman said they are doing a Phase I and Phase II environmental assessment.  They will clean up whatever needs to be done.  He noted that any materials that are not maintained will deteriorate.  

Roznowski wondered if they would be able to finish by August 2008.

Hoffman said his general contractor is very experienced.  He thinks they will be done by August.
Sturbaum asked what the lintels are made of.

Cover said the lintels are either limestone or a rollock brick which is bricks laid on end.

Jack Baker asked about the balconies.

Cover said there is a wall between each balcony.  The balconies are split vertically.  There is a screen wall that comes up a couple of feet then there are a couple of feet of open rail. The rail is 4 feet as is the division.

Steve Hoffmann said the balconies were a product of the design of the building where there were setbacks in the building at different levels.
There was more discussion about the balcony division design.

Cover said it will up to the landlord to maintain the building and keep it safe.  They will consider making the division wall higher and less easy to get over.

Williams asked the petitioner to attempt to install the tree grates. 

Shay said that staff has made their recommendation and the petitioner agrees. We may need a straw vote here to see how the majority of the Plan Commission feels.
***Joe Hoffmann moved approval of SP-44-07 with all of the associated waivers and based on the written findings of the staff report with the 3 conditions of approval set forth in the staff report plus Condition of Approval #4 providing that petitioner will work with staff in an effort to make demise walls higher and more solid and Condition of Approval #5: The petitioner will agree to work with the staff and the Environmental Commission on choice of species and to replace trees that don’t survive.
1. Final City Utilities Department approval is required before release of any permits.

2. Any changes to permanent features within the right-of-way, including the street lighting, must receive approval from the Board of Public Works. Any new street lights must be “full cut-off” style, pedestrian scale lights.  

3. Sidewalks must be repaired, including curbs ramps, to meet ADA guidelines. 
4. The petitioner will work with staff in an effort to make demise walls higher and more solid.

5. The petitioner will agree to work with the staff and the Environmental Commission on choice of species and to replace trees that don’t survive.

***Jack Baker seconded the motion.  
***Milan Pece called for an amendment that we require tree grates will be substituted for the proposed tree plots. The sidewalks will go to the curb around the tree grates.  Williams seconded the motion.

Hoffmann asked if the tree grate would assume that there would be pavement rather than grass in that location.

Shay said yes.

Sturbaum asked what if after discussion with the EC, it seems to make more sense to keep the tree plot which could even be landscaped.  Would we leave that opening if people agreed?

Roach said the urban forester preferred to keep the tree plots since you would be paving over some parts of the trees’ drip zone.

Sturbaum asked if the forester thought the trees would be more likely to survive in this condition.

Roach said yes.

Pece said that tree plots are not good when you have on-street parking in a heavy pedestrian area.  You end up with pedestrian and convenience issues. 
Reid said that he would like to leave the decision open.  Ultimately, Public Works will be taking care of these because they are in the public right-of-way.  We probably need to determine this at a later time as a staff decision.
Williams said that tree grating and pavement makes it easier for people to step out of their cars on firm footing.  Even the idea of landscaping the right-of-way is not done anywhere else downtown and will be hard to maintain.

***Amendment #1:  Roll call vote was taken. The motion failed by a vote of 5:4.
***Reid presented an amendment (#2): Staff will consult with the urban forester and other relevant officials and make a determination as to whether the tree grate or the tree plot is the better solution.  Pece seconded the motion.  Roll call vote was taken.  The amendment was approved by a vote of 9:0.
Final Conditions of Approval for SP-44-07

1. Final City Utilities Department approval is required before release of any permits.

2. Any changes to permanent features within the right-of-way, including the street lighting, must receive approval from the Board of Public Works. Any new street lights must be “full cut-off” style, pedestrian scale lights.  

3. Sidewalks must be repaired, including curbs ramps, to meet ADA guidelines. 
4. The petitioner will work with staff in an effort to make demise walls higher and more solid.

5. The petitioner will agree to work with the staff and the Environmental Commission on choice of species and to replace trees that don’t survive.

6. Staff will consult with the urban forester and other relevant officials and make a determination as to whether the tree grate or the tree plot is the better solution.  Pece seconded the motion.  Roll call vote was taken.  The amendment was approved by a vote of 9:0.
***Roll call vote was taken.  The petition was approved by a vote of 9:0. 

PUD-39-07
Langley, LLC


1302 W. Countryside Lane

PUD amendment to allow 38 multifamily units (townhomes) on 5.123 acres of Woolery Farms, Parcel G.


Eric Greulich presented the staff report.  The petitioner is requesting a preliminary plan amendment to the Woolery Planned Unit Development (PUD) to allow 38 multi-family units on Parcel G of the Woolery PUD. Also requested is delegation of final plan review to staff.  He reviewed the build out of the Woolery PUD.  The PUD has been approved for 1200 units overall.  This petition is a request for increased density.  However, due to many factors the overall density of the Woolery PUD has ended up being less dense than originally planned. The site is a mix of open meadow and scrub woods.  There are no karst features on the site.  The area of preservation on this property will connect to a tree preservation area on an adjacent parcel.  The density will be 7.4 units per acre with 76 parking spaces. The parking comes out to 2 parking spaces per unit rather than the usual 3 spaces per unit.  Strictly by code, 95 spaces would be required. 2 ½ acres are covered by existing tree canopy. Adams Hill Circle will be extended through the development and connect to a road stub that was provided with Woolery Woods to the east. The internal drives will be private. The adjacent school would appreciate a connection from this subdivision to it. The petitioners will provide the connection. There is a sidepath on the north side of Countryside Lane will be extended with this plan.  The petitioners don’t want to install the sidewalk on the east side of Adams Hill Circle to contribute to preservation of the tree area.  They are not marketing these as student rentals.  They are requesting a parking reduction.  Staff recommends forwarding this petition to the February 11, 2008 Plan Commission hearing for the required 2nd hearing.
Phil Tapp spoke for the petitioners, Chris and Aaron Langley.  They are in agreement with staff’s report.  They would like to have input from the Plan Commission since this is a first hearing.  This is the last area that had a nice stand of tree canopy.  They are requesting this development for affordability and tree preservation.

Chris Sturbaum asked if there are any on-site common areas.  Will they use the school as a park?  

Tapp said there are opportunities for play at the school and via the nature trail to Thomson Park.  We have paths set up to get down to the Clear Creek Trail. 
Sturbaum asked if they are going to help with some off-site trail connections.
Tapp said they want to continue the stub to the north at Thomson Park and to a trail.  They would be open to connect to Summit School.
Sturbaum asked if this is market rate affordability.

Langley said the townhomes run from $85,000 to $94,000.  
Tapp said these are not marketed as rentals.  

Jack Baker asked why they decided to do single-family condos.  (Tapp discussed the history of the Woolery PUD.)
Baker asked if brick will be on all four sides of the first story.  Greulich said the first story only of the sides facing the public street. 
Baker asked if it will be vinyl siding everywhere else.  (Tapp said yes, it holds up well and is affordable.)

Baker asked about HardiPlank.  Tapp said they could look into that but they want to keep the costs down so that the homes are affordable.

Baker noted that the sidewalk is being built at the top and the bottom of the preservation area. It seems the sidewalk should be continuous for pedestrians. 
Susan Fernandes was concerned about parking overflow.

Tapp said they based the numbers on existing projects.  This isn’t student rentals.  They have retired couples and single parents all with one car.  In the development across the street, no one had 3 cars.  

Fernandes supported the sidewalk along the west side of the tree preservation issue.

Burgins asked why they didn’t want to put in the sidewalk.  

Greulich said the trees in there are very nice and large.  The entire reason for not having a sidewalk was to prevent extra grading and tree disturbance.

Fernandes said she was more interested in having a safe crossing to the woods even than having a sidewalk.  The architecture is pretty stripped down.  (Tapp said some of the landscaping isn’t in yet.)  

Tom Seeber asked if this is adjacent to the school’s property.

Greulich said yes.  The school didn’t want a sidewalk to split their field.

Seeber wondered how the homeowners solve the parking problems.

Greulich said there is some additional space where parking spaces could be added. 

Langley said they don’t assign parking spaces now.  He considered parallel parking along the sidewalk along the woods.  

Tapp said they could illustrate to the PC where they could add more should they need it in the future.

Pat Williams asked if they are talking about the permanent need for residents parking or the occasional need for parking for an event or party.

Greulich said if they are illegally parked, they could get a ticket.

Shay said if there was an event and there was a need for more parking, the first thing they would think to do is to parking on the street illegally.  We would probably never know about it and it would probably be gone at the end of the event.  If we want legitimized parallel parking on there we would need to do it now.  

Seeber asked about leaving a right-of-way.

Reid asked how much right-of-way there is.  

Tapp said 50 feet.

Reid said on pg. 71, we show street trees.  We could put monolithic sidewalk in that location and leave the option of parallel parking if needed.
Shay said staff would not like to see a brand new street with monolithic sidewalks.

Seeber said he’d like everyone to think about the parking issue before the next meeting.  He is very supportive of this petition and it’s not going to stop him from voting for it.
Shay said land banking might be the way to go.

Micuda thinks they could pick up more spaces without going east. He doesn’t think this needs additional parking.  This petition is forward thinking by not over parking the site.
Adrian Reid said Public Works is comfortable with not constructing the sidewalk on the east side of the public street.
Seeber asked who would take care of the woods.

Tapp said they would go through the covenants, conditions and restrictions for Phase I to make sure it’s covered in there. The homeowner’s association will deal with that and other common areas.

Sturbaum asked if the perimeter walls are 2 by 4 or 2 by 6.  (Langley said 2 x 4.) Sturbaum suggested using bigger wood on perimeter walls.

Pece asked for public comment.

Heather Reynolds of the Environmental Commission said they support this project.  They are glad it’s affordable and support the tree and greenspace preservation.  95 parking spaces wouldn’t necessarily accommodate parties either. It is near bus stops and pedestrian trails.  They commend the petitioners on their energy efficient features like heat pumps and extra insulation, and recycling pickup.  The plant species list is generally great.  They will work with petitioner to give them more options.
***Joe Hoffmann moved to forward SP-39-07 to the next regularly scheduled Plan Commission hearing for second hearing.  Susan Fernandes seconded the motion.  

Hoffmann said he likes the petition just as it is.  He will be disappointed to add more parking or to build the extra sidewalk.  If they need overflow parking for a party, the school parking lot is close.
Fernandes agreed about the parking.  A couple of additional spaces would be okay.  She thanked the EC for participating in the meeting.
Burgins said he doesn’t think they need a sidewalk along the tree preservation area.
Baker would like to see the sidewalk put in for convenience for people in the community.  We should be working toward connectivity with streets and sidewalks.  We have taken away from the environment from 2 edges but not this one. 

Pece supported the sidewalk, too. There will already be grading there for the street. 
Baker said he thinks there is adequate parking on the site. 
Pece complimented the petitioner on the street connectivity.

***Roll call vote was taken.  The motion was approved by a vote of 9:0.
***Sturbaum moved to suspend the rules to hear additional cases.  Baker seconded.  The motion was approved by a vote of 6:0.

SP-46-07
Gul Saeedi

110 W. 6th St.

Site plan approval to allow a residential unit to be constructed on the ground floor within the courthouse square overlay district.

Pat Shay presented the staff report.  The petitioner is requesting site plan approval in order allow a residential dwelling unit to be located on the first floor within the Courthouse Square Overlay District. The petitioner added 2 units on the rear of his building.  The petitioner is requesting to remodel the back 20% of his building to add a 2-bedroom unit along the back first floor of his building.  This would require a waiver of the prohibition of residential units on the courthouse square district. Staff supports this waiver.  80% of his first floor is retail and has been for many years.  The density would be 120 bedrooms per acre where 100 is the norm.  Staff feels the density is appropriate. Based on the written findings above, staff recommends approval of this petition with the following conditions:

1. Final approval of utility plans by CBU is required prior to release of any building permits. 

2. All terms and conditions of BZA case #s CU-5-05 and CU-1-06 are still binding on this petition.

Gul Saeedi, the petitioner, reiterated the history of his rental units.  He is no longer using this area for his business.  It will be handicapped accessible.  
Pat Williams asked if there was a group working in the 1970’s on design and use of the alleys?  (Shay said he hasn’t seen a study like that.)  This is creating more residential without adding any more square footage to the alley. They call them mews in Britain.  It is an improvement to the entire block.
Burgins supported it, too.  The alley is better looking since his improvements.  You might want to call it a mews for marketing. 
Sturbaum said the “no parking” requirement is allowing these things to happen.  Joe’s experimental “no parking required” area is south of 3rd but in this general area.  Is staff seeing interest in that area?
Shay said yes.

Adrian Reid asked if the exterior of the building is finished.  Will they need to use the public right-of-way for construction?  If you need to use the alley, you will need to get permission.

Gul Saeedi said it would all be internal construction.

Jack Baker asked where else we have allowed this.

Shay said one example is Tartan Realty next to Nicks.  Also, in the Omega Building one block east of this.  
Baker asked if some of them were for ADA purposes.
Shay said some say this allows them to have ADA-accessible units without elevators.  In this case it was a good use of space.
Pece asked if there would be outside illumination.  The City traditionally doesn’t light alleys very well. 
Saeedi said he has already put lighting in the alley at the entrance.

Reid asked if he has an encroachment for that.

Shay said we will need to look into that.  If there is any encroachment we will need to address that with the Board of Public Works.

Burgins said he’s like to start keeping a running tab on people developing without parking requirements.   How many are we adding without any additional parking?
Pece asked for public comment.  There was none.
Sturbaum complimented the petitioner for taking care of the building.  It has come a long way from it’s nearly falling down days.  Demolition Delay had him come in.  Using all brick on the façade of the alley shows a respect for the building and the alley.  You did the right thing.  We should value all the facades. 
***Burgins moved approval of SP-46-07 with the conditions as outlined in the staff report and based on the written findings.  Sturbaum seconded.  Roll call vote was taken.  The motion was approved by a vote of 6:0.
End of Agenda

**Next Plan Commission hearing scheduled for February 11, 2008.
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