TOWN OF BASALT MEETINGS
Planning and Zoning Commission Meeting
Tuesday May 17, 2016

Basalt Town Hall 101 Midland Avenue

6:00 PM Call to Order

Approval of Minutes
e April 19, 2016
e March 29, 2016
e May 3, 2016

Consent Agenda - Continue Public Hearing on Code Amendments to June
7, 2016 for the purpose of considering amendments to the Basalt Municipal
Code to implement the Our Town Subarea Plan: an Amendment to the 2007
Town of Basalt Master Plan. Includes but is not limited to: Amended
Community Serving Commercial (CSC) Zone District; new definitions and
amended definitions.

6:05 Public Hearing - Kai Peterson Application: to construct an addition to the
existing single-family residence at 309 E. Sopris Drive and deed restrict a
portion of the structure as an Accessory Dwelling Unit (ADU). Application
involves a rezoning from R-3 to R-3 TN and Special Review Approval.

Recommended Action: Staff and Applicant presentation; Public Hearing; P&Z
discussion; and if P&Z is comfortable, motion to recommend approval to the
Town Council per Staff Recommendation

6:45 Public Hearing - DavidCo LLC Mini Storage Application: to construct
approximately 81,600 square feet of mini-storage and associated
infrastructure. Application involves rezoning, Sketch Site Plan Review,
Sketch Subdivision Review, Annexation and other associated land use
reviews necessary. The proposed buildings are located directly south of the
existing Basalt Mini-Storage.

Recommended Action: Staff and Applicant presentation; Public Hearing;
Initial P&Z discussion; Identification of Additional Information Needed and
Continuation of Public Hearing to June 7, 2016

7:15 Commissioner Comments and Staff Updates

7:25 Adjourn

Items on the agenda are approximate and intended as a guide for the Commission. Times are subject to
change, as is the order of the agenda. For deadlines and information required to schedule an item on the
agenda, please contact Basalt Town Hall at 927-4701.
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DRAFT

TOWN OF BASALT
PLANNING AND ZONING COMMISSION
PUBLIC HEARING & WORK SESSION
APRIL 19, 2016

CALL TO ORDER

At 7:00 p.m. Basalt Staff member, James Lindt, Assistant Planning Director was present at the
Rocky Mountain Institute Innovation Center meeting room, where the Commission had planned
to meet (due to a scheduling conflict this evening with the Town Council chambers at 101
Midland Avenue). There were no members of the Planning and Zoning Commission present.
There was no public in attendance.

CONTINUATIONS

Public Hearing - Kai Peterson Application: to construct an addition to the existing single-family
residence at 309 E. Sopris Drive and deed restrict a portion of the structure as an Accessory
Dwelling Unit (ADU). Application involves a rezoning from R-3 to R-3 TN and Special Review
Approval.

Work Session: Zoning for Our Town Planning Properties — Amendments to CSC Zone District

Lindt stated that there was no quorum present and continued the Kai Peterson public hearing
and the work session to May 3, 2016.

ADJOURNMENT
The meeting was adjourned at 7:03 p.m.

TOWN OF BASALT
PLANNING AND ZONING COMMISSION

By: Attest:
James Lindt Denise Tomaskovic
Assistant Planning Director Recorder
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DRAFT

TOWN OF BASALT
PLANNING AND ZONING COMMISSION
REGULAR MEETING & WORK SESSION

MARCH 29, 2016

CALL TO ORDER
Chair Johns called the meeting to order at 6:07 p.m. Commissioners answering roll call were Gary
Wheeler, Eric Vozick, Gino Rossetti, Patrick McAllister, Dylan Johns and Alternate Tracy Bennett.

Staff present was Susan Philp, Town Planner; James Lindt, Assistant Planning Director; and
Denise Tomaskovic, Recorder. A sign-in sheet for public attending the meeting is available for
review at Town Hall.

APPROVALS
Minutes of February 16, 2016

M/S ROSSETTI AND WHEELER TO APPROVE THE MINUTES OF FEBRUARY 16, 2016 AS
READ. THE MOTION CARRIED BY A VOTE OF 4-2-0 WITH THE ABSTENTIONS DUE TO NON-
ATTENDANCE OF THE MEETING.

Minutes of February 22, 2016

M/S WHEELER AND ROSSETTI TO APPROVE THE MINUTES OF FEBRUARY 22, 2016 AS
READ. THE MOTION CARRIED BY A VOTE OF 4-2-0 WITH THE ABSTENTIONS DUE TO NON-
ATTENDANCE AT THE MEETING.

Minutes of March 1, 2016

M/S VOZICK AND BENNETT TO APPROVE THE MINUTES OF MARCH 1, 2016 AS READ. THE
MOTION CARRIED BY A VOTE OF 6-0.

AGENDA ITEMS

Eagle County Referral: El Jebel Mobile Home Park Expansion Application by Crawford Properties,
LLC for additional 46 manufactured homes on a site adjacent to the existing mobile home park
(MHP) located on the south side of JW Drive. All units will be rental units and six of them are
designated as deed-restricted affordable housing.

Lindt reviewed a posted site plan as well as the draft referral letter to Eagle County. He pointed out
that Robert Hubbel, applicant, was present as well as the land planner, Doug Pratte.

Pratte, addressing items in Staff's draft referral letter, noted that the AMI calculations for two
bedroom units are based on an annual salary of about $77,000 while three bedroom units are
targeting annual incomes of $89,000. The units will be rented at 100% AMI. Already, with no
formal advertising, 100 families have indicated interest in renting the units.

Regarding traffic issues, Pratte said that both Lindt and Philp have represented the Town on a task
force with Crawford Properties representatives and Eagle County Staff that was convened to
resolve traffic flow issues in El Jebel via a new roundabout on El Jebel Road. Crawford Properties
will be contributing right-of-way, funding for the roundabout and traffic impact fees.
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Town of Basalt Planning and Zoning Commission
March 29, 2016
Page 2 of 5

Regarding childcare comments in the draft referral letter, Pratte pointed out that Crawford
Properties leases two parcels to childcare facilities and has sold part of their property to the school
district for bus storage and a school to be built in the future. Also, the applicant will be paying cash-
in-lieu of school land dedication for mitigation to the school district.

Pratte noted that the applicant has been working with the WE-cycle Program to locate bike rental
units in El Jebel.

Regarding Staff's comments about law enforcement mitigation fees, Pratte read a statement saying
that Crawford Properties supports the multi-jurisdictional law enforcement efforts in the mid-valley
but doesn’t want this neighborhood to be singled out to make payments for law enforcement. This
should be a community-wide effort. Staff responded that similar comments to this effect have been
included in referral letters regarding other proposed developments in the mid-valley.

Commissioner Wheeler asked about law enforcement needs in El Jebel. Staff referred to the
calculations page in their explanation of this fee. Currently, Eagle County doesn’t reimburse the
Town to the extent necessary for law enforcement costs incurred by Basalt for coverage in the
unincorporated areas.

The Commissioners thought it important that the Town receive adequate compensation for sending
its officers to respond to calls outside Basalt's boundaries due to the fact that the counties don't
supply the necessary coverage in the outlying areas.

Pratte suggested changing the letter's wording so it doesn’t seem like this neighborhood is being
singled out as a place where law enforcement will be responding.

Philp said that the County, the Town and the Basalt Police Chief have been working on a
mechanism whereby the Town will be more equitably reimbursed for law enforcement costs outside
Basalt town boundaries.

It was pointed out that the proposed MHP extension is across JW Drive from the El Jebel Fire
Station. Pratte noted that the fire department appreciates the multiple egress points for residents.

In response to a question from the Commissioner Vozick, Hubbel said that the new roundabout on
El Jebel Road is slated for construction in 2017.

Chair Johns asked about parking plans and Pratte, referring to the site plan, provided an
explanation. Johns also had a question regarding water/sewer service and Hubbel explained that
Mid Valley Metro District is considering installing a looped service line to connect the Wendy's area
with Blue Lake Subdivision. Johns then asked about public transportation access and was told that
the nearest RFTA BRT station is between one quarter and one half mile away while the local bus
service has two stops within closer proximity. Philp added that WE-cycle station locations will be
determined in conjunction with bus station locations. Chair Johns concluded his questions by
receiving clarification from Pratte on how the AMI calculations vary between 80% and 100%.

Commissioner Wheeler asked about the status of the mobile home park’s private sewer system.
Hubbel said that two years ago they joined the Mid Valley Metro District.

Public Hearing
The Public Hearing was opened at 6:42 p.m.
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Town of Basalt Planning and Zoning Commission
March 29, 2016
Page 3 of 5

Chair Johns noted that there was no public in attendance.

Lindt, for the record, said that Patrice Becker had submitted an email containing mostly questions
about the proposed MHP expansion.

The Public Hearing was closed at 6:43 p.m.

Commissioner Comments
Chair Johns reviewed suggested changes to the draft referral letter.

Commissioner Wheeler said he was in agreement with amending item 5 to reflect that the applicant
is already working with WE-cycle and, he added, he also supported the language in option 4B
regarding affordable housing. Wheeler said that it was important to stay consistent with the law
enforcement reimbursement for services but state that they are provided within the entire mid-valley
outside the Town boundaries.

Chair Johns suggested clarifying the cost breakdown for police calls outside the Town.

M/S MACALLISTER AND ROSSETTI TO APPROVE THE DRAFT LETTER AS AMENDED TO
INCLUDE SUPPORT OF OPTION 4B, ACKNOWLEDGE THAT DISCUSSIONS WITH WE-CYCLE
ARE ALREADY UNDERWAY, AND THAT THE LAW ENFORCEMENT REIMBURSEMENT
PROVISION APPLIES TO ALL AREAS SERVED OUTSIDE THE TOWN BOUNDARY, NOT JUST
SPECIFICALLY TO THIS PROPOSED EXPANSION AREA. THE MOTION CARRIED BY A
VOTE OF 6-0.

Chair Johns stated that the Planning Commission was moving into a work session at 6:48 p.m.

Work Session: Zoning for Our Town Planning Properties
Philp called Don Elliott of Clarion Consulting, zoning code consultant, to participate in a telephone
conference with the Commissioners.

Philp reviewed the schedule, noting that the Town Council had decided to wait until after the
upcoming election to review the amended zoning code. Also, Staff wanted to check in with the
other Commissioners to make sure everybody is on the same page with the zoning code changes
since there were only two Commissioners at the previous P&Z meeting.

Elliott reviewed the changes that have been made since the last meeting.

e Actual zoning boundary will be established when development proposals are submitted.

o Clarification on condominium hotel definition.

o Possible to change anchor use if space is still vacant after 9 months but the changed use
would require review by P&Z and approval by Town Council.
Dimension table setbacks and height limits.

e Pedestrian openings between buildings.
Facade treatments to echo the rhythm of the historic structures in downtown Basalt.

Commissioner Rossetti thought the secondary uses should be more clearly stated in conjunction

with the anchor uses. He also suggested a change to the setback map that was generated for this
evening’'s discussion purposes.

5 of 142



Town of Basalt Planning and Zoning Commission
March 29, 2016
Page 4 of 5

In response to a question from Chair Johns, Philp further explained the setback requirements for
the BCC parcel. She acknowledged that there needs to be further refinement on this language and
Staff will continue to work on it.

Chair Johns asked if the physical model could have a section to illustrate what the setbacks could
look like.

Commissioner Rossetti was concerned about overly prescribing the zoning code. He was also of
the opinion that it didn’t make sense to spend more money on changes to the model until after the
upcoming election.

Commissioner MacAllister asked why an anchor space would have to be vacant for nine months
before the anchor use could be changed. Elliott said that there is no magic in the number 9 but that
amount of time should allow another operator to be found for the same anchor use before another
use could be substituted. Elliott added that the same use by a different provider can be implement-
ed any time before nine months.

Lindt added that the nine months language was borrowed from the C-2 zoning language on vitality
zone uses.

Elliott offered a few suggestions on ways to change the language and the Commissioners
eventually agreed on changing the language to read three months instead of nine months before an
anchor use can be changed.

Chair Johns asked if the definition of dwelling unit in a condominium hotel includes a kitchen. Philp
suggested clarifying that kitchen facilities can be included in the condo hotel. Johns also
guestioned whether this is a hotel or a fractional ownership situation. Elliott said that the purpose of
the condominium hotel definition is to make sure that if the owner isn’t there then the unit should be
made available in the hotel's rental pool. Ensuing discussion and questions from the
Commissioners indicated that more information needs to be provided in order to clarify the definition
and ensure compliance.

Commissioner Rossetti asked how the existing Aspenalt hotel owners could redevelop their hotel to
add two more stories. Philp responded that under the CSC Zone District they would have to go
through a Sketch Plan and Final Review. They couldn’t add two more stories to their existing hotel
structure due to the location of two of its buildings within the 50 ft. river setback and the CSC buffer
zone which only allows three stories if the third story is set back 10 feet from the facade. Alterna-
tively, the owners could apply for a PUD process (complying with river and road setbacks).

Elliott offered further explanation on the definition of a condohotel. Ownership can’t be controlled
through zoning. Items a through k in the document address the performance function that could
help create the desired vitality levels downtown. There isn’'t a concise way to define the operational
aspect of the zoning code. Elliott said that he could continue to wordsmith the definition but it may
be better to concentrate on clarifying minimum standards.

Philp said that the challenge is to ensure that condohotel units aren’t sold as securities. Some of

the verbiage may apply to preventing that and can be removed since it doesn't pertain to zoning
and land use impacts. Elliott will revise and give to Philp to recirculate for approval.
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Town of Basalt Planning and Zoning Commission
March 29, 2016
Page 5 of 5

The Commissioners agreed to have one more discussion about the zoning amendments on April
19". The public hearing is scheduled to be held on May 3".

Chair Johns expressed the group’s appreciation for Elliott’s help. He said that the concern is
whether or not this proposal follows the intent. That's where the clarity needs to lie.

COMMISSIONER COMMENTS/STAFF UPDATES
Philp outlined the upcoming review schedule and Lindt supplied some proposed review dates.

ADJOURN
M/S BENNETT AND ROSSETTI TO ADJOURN. THE MOTION CARRIED BY A VOTE OF 6-0.

The Planning and Zoning Commission adjourned at 7:55 p.m.
TOWN OF BASALT
PLANNING AND ZONING COMMISSION

By: Attest:
Dylan Johns, Chair Denise Tomaskovic, Recorder
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DRAFT

TOWN OF BASALT
PLANNING AND ZONING COMMISSION
PUBLIC HEARING and
WORK SESSION WITH TOWN COUNCIL
MAY 3, 2016

CALL TO ORDER

At 6:05 p.m. Basalt Town Planner, Susan Philp, noted that there were two Planning and Zoning
Commissioners in attendance; Chair Dylan Johns and Alternate Tracy Bennett. This did not
constitute a quorum of P&Z members. In addition to Philp, Staff present was James Lindt,
Assistant Planning Director, and Recorder, Denise Tomaskovic.

CONTINUATIONS

Public Hearing - Kai Peterson Application: to construct an addition to the existing single-family
residence at 309 E. Sopris Drive and deed restrict a portion of the structure as an Accessory
Dwelling Unit (ADU). Application involves a rezoning from R-3 to R-3 TN and Special Review
Approval.

Philp stated that due to the lack of a quorum the public hearing for this item is continued to May
17, 2016.

WORK SESSION

P&Z Work Session with Basalt Town Council: Zoning for Our Town Planning Parcels -
P&Z Presentation to Basalt Town Council on Update and Status of Amended Community
Serving Commercial (CSC) Zone District.

Philp noted that Mayor Jacque Whitsitt and Town Council members, Auden Schendler and Katie
Schwoerer, were present.

Also in attendance was land use zoning consultant, Don Elliott, of Clarion and Associates. Philp
said that Elliott will outline what's in the CSC Zone District and Chair Johns will explain how and
why the P&Z arrived at its decisions. Philp added that the Town Council has been actively
involved in the Our Town Planning process since January 2014 and charged the P&Z with
preparing the Master Plan Amendment to reflect the Downtown Area Advisory Committee
(DAAC) report, as well as drafting the zoning language to accompany that amendment. This
has resulted in the proposed revisions to the CSC Zone District that would apply to the parcels
within the Our Town Planning area. The purpose is to supply a community-supported
alternative to existing zoning on the parcels or going through a PUD process when a developer
submits an application for the parcels.

Using a Powerpoint presentation, Elliott explained how the proposed revisions to the CSC Zone
District were designed to encourage development/redevelopment that allows these key parcels
to work together to help bring and retain vitality to Downtown Basalt.

Chair Johns noted that the P&Z had actually started doing some planning exercises for the
downtown area before the Our Town Planning process began. The Commissioners were happy
to have the Town Council formalize the process and it's been rewarding to have the community
involved in this creative exercise. The P&Z has been working to capture those ideas and
develop a document that memorializes them. Johns then explained the concepts behind the
suggested anchor uses for each parcel within the Our Town Planning area. The trick has been
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Town of Basalt Planning and Zoning Commission
May 3, 2016
Page 2 of 2

in balancing descriptive vs. prescriptive uses and applications. Height and floor area limits for
each parcel are thus offered in ranges, according to proposed development options.

Philp pointed out that the proposed changes to the CSC Zone District include maintaining views
toward the rivers as well as pedestrian connections between the key parcels, to the river, and
with the existing downtown area. She also explained that the term, “2.5 stories,” really means
three full stories with the third floor set back 10 feet from the facade of the first two floors to
reduce structural mass as perceived from street level.

Philp noted for the public record that prior to this meeting letters had been submitted by Frank
Taverna and Chris Sczelina regarding proposed height limits for the Basalt Center Circle area.
Copies of those letters were given to the Commissioners and Council members present. She
added that some of Sczelina’s comments indicate that he didn’t completely understand the
intent of the proposed 150 ft. setback from the river.

In response to a question from Mayor Whitsitt, Elliott said that stating two to four stories as
ranges for height limits could be included in the CSC Zone District language but then it would
preclude one-story buildings. However, Codes increasingly have included minimum and
maximum building heights.

Philp clarified with Schendler that the CSC Zone District will be applied to parcels only at the
property owner’s request when a development application is submitted. The zoning map won'’t
be changed until that time. Schendler also wondered if the suggested anchor uses had been
subjected to financial analyses as part of the decision-making process. It was explained that
conducting financial analyses of potential uses would be rather impractical at this point and the
determining factors that had been discussed were more along the lines of parcel size, location,
and relationship to adjacent features and parcels. The same type of process was used when
suggesting secondary uses. There is always the possibility of going through a PUD process
instead of designating the CSC Zone District.

Chair Johns added that some of the more technical items such as parking, accommodating
delivery vehicles, and utilities haven’t been fleshed out in this zone district. It was thought that
better decisions regarding these items could be made when development applications are
received due to the evolving nature of transportation and energy demands.

Councilor Schendler also wondered why office space and free-market residential weren’t
included as anchor uses. Chair Johns responded that a business incubator use was included
as an anchor use and both offices and free-market residential can be secondary uses on certain
parcels. This was the result of the community’s expressed desire for Basalt to become known
as a hub for non-profit organizations while at the same time realizing that they will appear only if
there is a way for them to be included as part of an overall financially successful development.

Councilors Schwoerer and Schendler acknowledged all the effort that has gone into the creation
of the revised CSC Zone District language. Councilor Schendler then asked about next steps in
moving along the zoning process. Staff and Elliott explained the procedural process.

The meeting came to a close at 7:17 p.m.
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MEMORANDUM

To: Chairman Johns and Basalt Planning and Zoning Commission

Thru: Susan Philp, AICP Planning Director

From: James Lindt, AICP Assistant Planning Director

Date: May 17, 2016

RE: Public Hearing- Basalt Mini-storage Annexation, Sketch Site Plan Review,

Sketch Subdivision Review, and Employee Housing Evaluation
Introductory Meeting

l; Purpose

Davidco LLC. (“Applicant”) is requesting approval of Annexation, Sketch Site Plan and
Sketch Subdivision to expand the existing Basalt Mini-Storage with approximately
80,000 square feet of additional mini-storage to the south of the existing mini-storage.
Staff suggests that this initial meeting be an introductory meeting to the proposal and
the draft conditions. Staff recommends that the P&Z hear a presentation from Staff and
the Applicant, ask questions, take public comments, and then provide initial discussion.
Ultimately, Staff recommends that the P&Z let Staff know if there is additional
information that the P&Z needs to complete the review of the Application and continue it
to June 7th.

1. Background

The 2.1-acre property subject to the Application is currently vacant and located directly
south of the existing Basalt Mini-storage. The property is currently located in
unincorporated Pitkin County. The Applicant has applied to annex the property into the
Town and construct approximately 80,000 square feet of additional self-storage in four
buildings of approximately 20,000 square feet each. The property is located in the
Town’s Urban Growth Boundary (UGB) and is designated as Light Industrial on the
Future Land Use Map (FLUM) that is included in the 2007 Basalt Master Plan.

In association with the self-storage proposal, the Applicant is proposing to annex and
dedicate portions of South Side Drive and Fiou Lane that were not previously annexed
as clean-up item requested by Town Staff.

. Review Process

The Applicant has received approval for annexation eligibility pursuant to Resolution No.
13, Series of 2016. The Town’s policy is not to annex a property until a development

1
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proposal is approved. The P&Z makes a recommendation to the Town Council on the
proposed Sketch Site Plan Review, Sketch Subdivision Review, and Employee Housing
Evaluation.

V. Discussion Items

Consistency with Master Plan. The 2007 Basalt Master Plan includes the subject
property in the Town’s UGB and the property is designed as Light Industrial on the
Town's FLUM. The proposed mini-storage use appears to be consistent with the
Master Plan’s FLUM designation. In developing the 2007 Master Plan, areas of Light
Industrial designation were added to the FLUM to help in replacing the area of light
Industrial designation that was removed when the Grange Family Ranch was placed
under a conservation easement. Additionally, there were discussions with the
surrounding landowners in developing the Master Plan and it was identified that light
industrial use is a more compatible use with the neighboring working ranch to the west
than residential use as light industrial does not present the potential conflicts of children
and dogs living in close proximity with the livestock.

Consistency with Neighborhood Character: The adjacent property to the north is mini-
storage and much of the property to the north contains light industrial uses. There are
residential uses to the east of the subject property on the east side of Southside Drive.
Staff feels that the proposed landscaping on the east side of the proposed mini-storage
will be important in terms of providing a visual buffer between the mini-storage and the
residential to the east. It should be noted that the land between Southside Drive and
the proposed mini-storage is vacant land that has been subject to prior development
review applications by this Applicant for mixed use development. There is a possibility
that other development will be considered in the future to buffer the existing southside
residential from the proposed mini-storage.

Compliance with Industrial Zone District Requirements: The Applicant proposes for the
mini-storage to be zoned Industrial upon annexation and to comply with the Industrial
Zone District requirements.

Below is a table comparing the proposed development with the Industrial Zone District
dimensional requirements:

Dimensional Industrial Zone District Proposed
Reqguirement

Min. Lot Area 6,000 sf 21,668 sf

Building Height 33 Feet to Midpoint 24 Feet

Ridge Height 35 Feet 33 Feet 6 Inches

# of Stories 3 2

Front Yard Setback 20 Feet Greater than 20 Feet
Rear Yard Setback 10 Feet 20 Feet

Side Yard Setback 10 Feet 10 Feet
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FAR 2:1 .89:1

Min Landscape 10% Greater than 10%
Parking 1 space for every 2|22 parking spaces
employees

Vehicular Access: The Applicant is proposing vehicular access through the existing
Basalt Mini-storage to the north of the proposed mini-storage addition. Additionally, the
Applicant is proposing to construct two (2) access roads to provide vehicular access to
Southside Drive at the intersections of Southside Drive with Alexander and
Meadowview Lanes. The proposed configuration would allow for larger moving trucks
to circulate through the development. The access roads connecting to Southside Drive
are proposed to be private and contain gates so that access to the mini-storage is
protected. Staff has included draft conditions of approval requiring that the access
drives remain private.

Affordable Housing: The Applicant has applied for an employee generation review
pursuant to the Town Code because the Applicant believes that the proposed mini-
storage use has lower employee generation rates than the rate of 4 employees per
1,000 square feet of floor area prescribed by the Town Code. The Applicant originally
proposed that the addition of mini-storage would generate only .5 employees. However,
the Application expressed that tasks like the accounting and maintenance would be
contracted out. Staff determined that these additional services should be included in
the employee generation and suggested that the Applicant would actually be generating
in the realm of two (2) additional employees.

After discussion with Staff, the Applicant provided an addendum to the Application
accepting that .5 employees would be generated for each of the proposed buildings,
equaling a total of 2 employees being generated for the entire development. The
Applicant's addendum further identified that the Applicant would pay cash-in-lieu of
providing affordable housing for each building as they are constructed. The
determination as to whether the Applicant may pay cash-in-lieu of providing affordable
housing is at the discretion of the Town Council. Staff believes it makes sense to allow
for the cash-in-lieu in this circumstance since the requirement generated by the above
employee generation only amounts to a fraction of a unit and it is not an ideal scenario
to have an affordable housing unit included in the mini-storage development. Staff has
included a draft condition that requires the payment of cash-in-lieu based on the
generation of .5 employees per building.

There is an agreement related to the Town'’s purchase of land previously owned by the
Applicant where the library and Midland Park are currently located in the Midland
Addition Subdivision, which provides that the Applicant may get credit for Affordable
Housing mitigation and parkland requirements towards developing the Basalt Design
District properties upon their dedicating a 1.3-acre parcel adjacent to the Rio Grande

3
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requiring that the final asphalt surface be installed with the earlier of 1) the third building
to be built, or 2) within six (8) years of the final development review approval.

Vested Rights: The Application proposed vested rights of three (3) years per building,
which totaled a request for twelve (12) years of vested rights. Staff was concerned that
this was a lengthy request as compared to the Town’s standard vested rights
requirement of three (3) years. In response to Staff's concerns, the Applicant proposed
an addendum to the Application. The addendum to the Application proposed a
compromise for the vested rights with an amended vested rights proposal of nine and
one-half (9.5) years for all four (4) buildings. Staff felt that the amend proposal in the
addendum was more reasonable for a development of this magnitude. Staff has
included a draft condition requiring the vested and rights proposed in the addendum to
the application.

V. Technical Issues:

Fire District Requirements:

The Basalt and Rural Fire Protection District (BRFPD) reviewed the proposed
application and compliance with their comments is required in the draft conditions of
approval.

Basalt Sanitation District:
The Basalt Sanitation District reviewed the proposed application and compliance is with
their comments is required in the draft conditions of approval.

VL. Recommendation

Staff recommends that the P&Z hear a brief presentation from Staff and the Applicant,
consider public comments, and provide initial discussion. Staff would recommend that
the P&Z identify what additional information is required to make a final recommendation
on the Application and continue the public hearing to June 7. Staff has included the
following draft conditions for P&Z’s consideration:

Community Benefits

1. The Final Site Plan submittal shall explain in more detail, the green
building techniques (potentially solar panels on west side of buildings) to
be used within the development and shall describe techniques to be
implemented to achieve compliance with Town’s Sustainable Building
Regulations.

2. There shall be a 1% RETA assessed on all property sold within the
development.

3. The Applicant shall relocate the fence between the Applicant's Property

6
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16.

17.

18.

19.

even with the Town’s recent efforts to revise the floodplain maps. While
the district is not established at the present time, the concept would be
that all annexations contribute to some extent to the funding of needed
river improvements. This type of project would be assessed at a lesser
extent than properties adjacent to the river, which benefit to a much
greater extent by the improvements.

The access gate locations are acceptable to the Town as long as the
Applicant understands that they are responsible for keeping Meadowview
and Alexander Lanes, west of South Side Drive, open and free of parked
vehicles.

The Final Site Plan Application shall include a revised site plan that
permits larger delivery trucks to make the turning movement onto
Alexander Lane from South Side Drive without crossing lanes per
comments from Chris Lehrman of SGM dated February 8, 2016.

As part of the Final Site Plan Application, the Applicant shall demonstrate
compliance with Fire Marshall, Bill Harding’s comments dated January 25,
2016.

As part of the Final Site Plan Application, the Applicant shall demonstrate
compliance with the Basalt Sanitation District's comments from Lee
Leavenworth dated March 3, 2016 and Wyatt Popp dated March 3, 2016.

Water Issues

20.

21.

The Basalt Mini-Storage Expansion project shall be subject to certain
surcharges, as provided in the Municipal Code, for connecting to the
existing water distribution system and for reimbursement of costs incurred
by the Town in designing and constructing the Southside Water Tank. The
Applicant shall update the RHN Water Resources Consultants, Inc. report
(dated March 7, 2007) for submittal with the Final Site Plan Application to
reflect the amended development program.

The Applicant shall meet the basic water rights dedication requirement of
the Town Code by dedicating, by special warranty deed, all direct flow and
storage water rights appurtenant to the land to be annexed. This shall
include pertinent water rights in the Home Supply Ditch, Williams No. 1
Ditch, and the Forker Ditch, as further described in the email from Tom
Kinney, Town of Basalt Water Attorney, to Becky Nichols dated April 6,
2007. The Applicant shall be required to provide a cash-in-lieu payment
reflecting the cost of the Town’s obtaining direct diversion and
augmentation water rights, and any changes of existing water rights
sufficient to meet the full build-out municipal water service demand
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22

23.

24.

occurring during the irrigation and non-irrigation seasons for any shortfall.

The Town shall lease back portions of these water right priorities for
continuation of raw water irrigation within the Basalt Design District
Parcels. (Water rights are typically an issue that is considered by Town
Council as part of their review)

The Applicant shall provide raw water irrigation to any landscaped areas.

Implement to the satisfaction of Town Engineer, the recommendations of
SGM’s 2006 water distribution analysis, which identifies the need for
improved looping of water lines in this area of Southside as proposed in
the Application.

Pedestrian Easement:

25.

The Applicant shall dedicate a 10-foot wide temporary public pedestrian
and a separate construction easement on the Basalt Design District
Property directly south of the Fiou Lane in order for the Town to develop a
temporary asphalt path so that pedestrians would not have to cross the
road to walk from the Rio Grande Trail to the Basalt Avenue underpass.
The temporary public pedestrian and construction easement shall be
dedicated within 180 days of final development review approval and shall
be valid until the property on the south side of Fiou Lane is developed.

Phasing and Vested Rights:

26.

27,

The Final Site Plan submittal shall include a phasing plan for installation of
the 8-inch looped water line prior to the issuance of a certificate of
occupancy on the first storage building to be constructed on the property.
The looped, all-weather, class 6 gravel road shall be provided prior to the
issuance of a certificate of occupancy on the first storage building and
installation of the finished asphalt surface on the looped road shall be
required prior to the earlier of: 1) the issuance of a building permit on the
third of the four (4) storage buildings, or 2) six (6) years from the issuance
of a final development approval. Additionally, the Final Site Plan submittal
shall identify the Applicant’'s acceptance that the 2-year warranty on the
looped water line will not commence until an asphalt surface is installed
over the waterline.

The Final Site Plan submittal shall include the following phasing:

a. A building permit on the first building shall be obtained within one
year of the effective date of a final ordinance of approval; and,

b. A building permit on the second building shall be obtained within
10
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Written Statement regarding Cost Sharing Issues
for

the Proposed Project

Applicant agrees to participate in any reasonable cost sharing or recovery surcharge
agreements that the Town deems appropriate subject to negotiation and approval by applicant.

To Applicants knowledge, there are no outstanding cost recovery agreements applicable
to the subject property or this application. There is attached to this Statement a brief history or
status of cost recovery agreements that did apply in the area of the subject property but have
since expired.
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Sections 503.6 and D103.5 Fire Apparatus Access Road/Security Gates, inclusive but not all of the
following criteria:

e The minimum gate width shall be 20 feet,

e  Gates shall be of the automatic swinging or sliding type.

e These electric gates shall be equipped with a means of opening the gate by fire department
personnel for emergency access. Emergency opening devices shall be approved by the fire code
official.

e  Locking device specifications shall be submitted for approval by the fire code official.

e (ate components shall be maintained in an operative condition at all times and replaced or
repaired when defective.

Comments on Phasing:

The phasing plan as presented in Sopris Engineering letter of 10-27-15 proposes that the entire main water

loop will be installed at time of Building I with no phasing anticipated. The piping of the Forkner irrigation
ditch will be completed during construction of Building 1 as well. Sewer and gas lines are anticipated to be

on the East side of the buildings. The applicant proposes the road be phased in as each building is
constructed utilizing temporary tee turnarounds, unacceptable to the fire district.

The Fire District deems it best for life safety needs and protection of underground utilities that the through
access from Alexander to Meadowview be developed at time of construction of the first building, (Building
1). The road surface shall be of all-weather design able to handle the imposed loads of a 75,000 1b. fire
apparatus. The suggestion as presented to you from SGM Engineering and Public Works of constructing
the through road at time of Building 1 construction having a first layer of asphalt and holding off with the
final asphalt cap until all buildings have been constructed is acceptable.

Thank you for the opportunity to comment on this project. If T can be further assistance as the planning
process continues please feel free to contact me at your convenience.

Sincerely,

Bill Harding, Fire Marshal

Cec: Scott Thompson et al, Fire Chief
Brooke Stott, Asst. Fire Marshal
Boyd Bierbaum, Public Works
Chris Lehrman P.E. SGM Engineering
Jim Wilson, Chief Building Official
Jeff Orsulak, Lipkin Warner
John Petaisto, P.E. Sopris Engineering
Yanci Nichol P.E., Sopris Engineering
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\ OLSSON

ASSOCIATES

March 3, 2016
Basalt Sanitation District
Attn: Denise Diers
PO Box 527
227 Midland Avenue, Unit G2
Basalt, CO 81621

Re: Davidco Mini Storage Project
Sketch Plan Review

Dear Board of Directors:

Olsson Associates (Olsson) has reviewed the Sketch Plan Submittal for Davidco LLG Mini
Storage (Project), specifically the Skelch Plan Engineering Report for the Davidco LLG Mini
Storage Project prepared by Sopris Engineering dated October 27, 2015 (Report) and the Utility
Plan prepared by Sopris Engineering dated October 21, 2015 (Plan). Olsson initiated the review
on February 22, 2016 as directed by Denise Diers.

General Review

The general approach of the construction of the proposed sanitary sewer line in phases as
described within the Report is acceptable. It is anticipated that the sanitary sewer outside of the
public right of way will be considered private infrastructure.

Additional review of the Project will require consideration of the following:
e Determination of the EQRs

The Plan indicated the following information which is acceptable:

1. Slope — The proposed sanitary sewer as shown on the Plan is within the minimum and
maximum slopes. Compliance with section 2.05 should be vetified with the final design.

2. Alignment — The proposed sanitary sewer appears to be in compliance with the Rules
and Regulations. The compliance with Section 2.07 should be verified with the final
design.

3. Manholes — The spacing of manholes appear to be incompliance with the Rules and
Regulations. The final design should confirm the spacing. The manhole details shall be
per the Rules and Regulations.

It is recommended that subsequent submittals to include additional information related to the
impact to the District’s infrastructure to include:
1. Design Flow — Refer to Section 2.02. The development will be considered a commercial
classification.

760 Horizon Drive, Suite 102 TEL 970.263.7800
Grand Jungction, GO 81506 FAX 970.263.7456 www.olssonassociales.com
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2. Pipe Size — Refer to Section 2.03. The proposed sanitary sewer is shown as 8 inch
diameter which meets the minimum size for a sewer main. Verify the depth of flow to the
diameter of the pipe (d/D) does not exceed 0.75.

3. Velocity — Refer to Section 2.04. Verify the sanitary sewer main has a minimum velocity
of 2 feet per second at design peak flow and the maximum velocity does not exceed 10
feet per second.

4. Depth — Refer to Section 2.06. The proposed sanitary sewer depth shown at the
manholes appears to indicate that the minimum and maximum cover criteria is satisfied.
However, the cover between the manholes should be verified with the final grading plan.

Additional comments or concerns may be provided upon review of the additional information.

Please contact me at 970.263.7800 if you have any questions related to thé technical review
referral comments.

W{ﬁlf?’/%

Wyatt E. Popp, PE
Senior Engineer

760 Horizon Drive, Suite 102 TEL 970.263.7800
Grand Junction, CO 81506 FAX 970.263.7456 www.olssonassociates.com
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