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MINUTES
EVANS PLANNING COMMISSION
Regular Meeting
March 12, 2013 – 7:00 p.m.

CALL TO ORDER
Chairperson Bisel called the meeting to order at 7:04 p.m.

ROLL CALL
Present: Chairperson Bisel, Commissioner Grigson, Commissioner Numoto, Commissioner Phillips III

Absent:  Commissioner Brothe

APPROVAL OF MINUTES

Commissioner Phillips motioned, seconded by Commissioner Numoto to approve the February 12, 2013, Minutes as presented.  Motion passed with all voting in favor thereof.


APPROVAL OF AGENDA
The Agenda was approved unanimously with no changes.

AGENDA ITEMS 


A. Public Hearing – Zoning Amendment – Vicinity:  The vacant land located at the northern termini of North Point Drive; Kingfisher Cove Drive and Sheltered Harbor Drive, Evans, Colorado - North Point 6th Subdivision 


PRESENTED BY:	N. Zach Ratkai, Building and Development Manager 

ACTION:			Recommendation to City Council

CITY COUNCIL DATE:	Tuesday, April 2, 2013 

BACKGROUND INFORMATION
Location:
The vacant land located at the northern termini of North Point Drive; Kingfisher Cove Drive and Sheltered Harbor Drive

Applicants:
Front Range Land Resources

Existing Land Use:
Vacant

Proposed Land Use:
None at this time.  

Surrounding Land
Use:
North
City of Greeley


South
R-1 (North Point) and R-2 (North Point)


East
C-1 (Sam’s Club)


West
City of Greeley

Existing Zoning:
R-1 (Single Family)

Proposed Zoning:
R-3 (Multi Family Residential)


Surrounding
Zoning:
North
Commercial (Greeley)
1


South
R-1 and R-2



East
C-1 



West
Residential (Greeley)


Future Land Use
Designation:

Urban Residential







PROJECT DESCRIPTION:  A request to rezone approximately 20 acres, located at the northern termini of North Point Drive; Kingfisher Cove Drive and Sheltered Harbor Drive from its current zoning of R-1 (Single Family Residential) to the R-3 (Multi Family Residential) zone district.  The property is currently platted for single family residential. There is no subdivision application associated with this plat. 


At this time ONLY the request for a rezone will be discussed, site planning and replatting will take place after any zoning is approved and will go through the appropriate processes.  Therefore there is no conceptual development plan submitted with this application.

RECOMMENDATION:  Recommend approval to City Council
ANALYSIS:

1.       Background:

A request has been submitted from Front Range Land Resources, property owner, for a zoning amendment on the property located at the northern termini of North Point Drive; Kingfisher Cove Drive and Sheltered Harbor Drive and encompassing Shelter Cove Drive, Shady Oaks Drive, Sandy Harbor Drive, North Point Drive, Kingfisher Cove Drive, Kingfisher Cove Court and Sheltered Harbor Drive. Please refer to the attached site plan as submitted by the applicant as well as the vicinity maps.  

Current Zoning			R-1 Single Family Residential
Requested Zoning			R-3 Multi-Family Residential

The site is approximately 20 acres and would be rezoned entirely from R-1 to R-3. The applicant has stated in his letter, which is attached, that he is requesting the rezoning due to and assessment of the highest and best use of the property.

The R-1 District was established to “provide a district that preserves the rural openness that defines the identity of the area. The densities and uses required by this chapter are established to enhance the agricultural and open residential character. The allowable nonresidential uses listed here are intended to be harmonious with agricultural uses and low density residential living and should support the local district.”

The R-3 District was established to “provide a district that is centered around the multifamily/apartment neighborhood. The regulations required by this chapter are established to enhance the multifamily residential character that is typical to a high density nonbusiness zone districts. The allowable nonresidential uses listed here are intended to be harmonious with high density residential living.”


Comprehensive Plan Information

From the Comprehensive Plan: “The Comprehensive Plan is the City of Evans’ model for development and maintenance of a healthy and prosperous environment for its citizens to live, work and play. This Plan offers guidelines for the harmonious evolution of the City, which, in turn will lead to a strong community identity that is “uniquely Evans.” This unique identity is the focus of a City that has the benefits of being part of a large metropolitan area with the quiet, peaceful character of a small community.  As growth occurs, the Comprehensive Plan will be used to ensure that development contributes to the well-being of the City and does not place undue hardships on the City’s citizens or services.”

The future land use map shows this site, and the surrounding area, as Urban Residential which is defined in the Comprehensive Plan as: 
Urban Residential Neighborhood 
Characteristics:  Urban Residential Neighborhood areas primarily contain residential development with a variety of housing types, combined with non-residential land uses that are complementary and supportive, such as neighborhood-scale shopping centers and employment areas. Urban Residential Neighborhoods on the Future Land Use Plan map include existing low and medium density residential zones in the City. All urban neighborhoods should have direct access to a full range of urban facilities and services including roads, sidewalks and bicycle paths, water and sanitary sewer, fire and police protection, parks, and schools.
Land Uses:  Primarily single-family detached and attached residential. Neighborhoods are encouraged to include a mix of uses including multifamily residential, neighborhood-scale commercial and employment uses (determined by location criteria), and public and civic uses.
Average Density:  Average density is approximately 4 units per acre. 
Location:  Urban Residential Neighborhoods typically should be close to major arterials and transit systems and bounded by major streets with a direct connection to work, shopping, and leisure activities. Neighborhoods should be internally served by a system of collector and local streets, as well as sidewalks and pedestrian and bicycle pathways.
Design Criteria:  Each neighborhood should contain a “Neighborhood Center” as a focal point that includes local-serving public and institutional uses, including but not limited to schools, daycare facilities, community centers, places of worship, parks, and open space. Urban residential neighborhoods should include a 25 percent open space set aside which may include parks, trails, and open space that is usable and accessible to the neighborhood.
Changing the zoning of the property also furthers several of the goals of the Comprehensive Plan. Goal 6 states, “Evans will promote the development of stable, safe, attractive residential neighborhoods and will ensure that new development and infill is compatible with existing neighborhoods.” Goal 7 states, “Evans will enhance its community identity by improving the appearance and design of its streets and other elements in the public realm, as well as improving the quality of design of new development and redevelopment projects.” Improving the area also furthers Goal 5 which is related to economic development.



2.       Section 19.60.080 of the Evans Municipal Code:


The following criteria of approval for zoning amendments are listed in Section 19.60.080:

19.60.080 Criteria for Approval of Zoning Amendments.  Zoning amendments shall be approved only if the proposed zoning is in substantial conformance with the Evans Comprehensive Plan or there exists substantial reasoning for amending the Comprehensive Plan. 

The current zoning of R-1 would allow the following uses:


19.14.020 Permitted uses. Permitted use groups in the R-1 district shall be as follows:
•       Dwelling, single-family residential;
•       Farming;
•       School;
•       Public service facilities;
•       Accessory building/structure;
•       Accessory use.

19.14.030 Special uses.  Uses permitted pursuant to the terms and conditions of a special use permit as required by Chapter 19.44 are as follows:
•       Recreational facilities, outdoor extensive;
•       Day care center;
•       Long-term care facility;
•       Group homes;
•       Community facilities.

The change to the requested zoning of R-3 would allow the following uses:



19.20.020  Permitted use groups.  Permitted use groups in the R-3 district shall be as follows:
•       Dwelling, single-family;
•       Dwelling, two-family;
•       Dwelling, multifamily;
•       Dwelling, condominium;
•       Dwelling, townhouse;
•       Farming;
•       Group homes;
•       Staff supervised residential facilities;
•       School;
•       Public service facilities;
•       Accessory building/structure;
•       Accessory use.
(Ord. 232-03, 2003: Ord. 005-00, 2000)

19.20.030 Special uses. Uses permitted pursuant to the terms and conditions of a special use permit as required by Chapter 19.44 are as follows:
•       Recreational facilities, outdoor extensive;
•       Day care center;
•       Long-term care facility;
•       Congregate residence;
•       Community facilities;
•       Telecommunication facilities.

3)  Issues 

Compatibility will be a key factor in this area.  With the Commercial area directly to the east, the apartments to the southeast and the single family residential to the west and south, the City needs to ensure compatibility of the land uses.  It would be an appropriate practice to decrease the intensity of the land uses from the Sam’s Club on 23rd Avenue (meaning the most intense land use – commercial – would be located closest to 23rd Avenue, then the next less intense as you head west and so on). In addition, this area is located at the extreme northern end of the North Point overall subdivision and can provide a buffer between the already existing single-family homes and potential development in the parcels to the north, which is within the Greeley city limits.  

With that type of land use planning, it would be a best practice to have multi-family housing as a “buffer” between the commercial uses and the single family residential land uses.

Additionally, staff agrees with the applicant regarding the best and highest use of the land as multi-family residential.  With the current number of platted yet vacant single family lots in Evans, it is clear the housing market is saturated with single family residential opportunities.  The multi-family housing market is under served, with very low vacancy rates in the existing multi-family currently in use.

Notice of this public hearing was provided in accordance with Chapter 19.64 of the Municipal Code.

FINDINGS OF FACT AND CONCLUSIONS

After reviewing the North Point 6th Subdivision Rezone, a request to rezone the property from R-1, (Single Family Residential) to R-3, (Multi Family Residential), the following findings of fact and conclusions have been determined:

1. The requested zone is consistent with the goals and policies of the Comprehensive Plan.
1. The review criteria in Section 19, Section 60.080 of the Evans Municipal Code have been appropriately and sufficiently met.




STAFF RECOMMENDATION:

Zach Ratkai, Building & Development Manager presented the staff report and recommend that the Planning Commission forward a recommendation of approval of the requested R-3 zone, to the City Council with the findings and conclusions listed above.

Chairperson Bisel opened the Public Hearing and asked if there was anyone in attendance that would like to come and speak in favor of the Agenda item. 

Bud Carson, 1609 Pearson Ct, Ft. Collins, CO, owner of the project approached the podium. Mr. Carson did not have a formal presentation, but asked the Commission to approve it because he feels it would create a better economy and bring more people to live in Evans. 
Chairperson Bisel then asked if there was anyone in attendance that would like to come and speak in opposition.
Clifford Deibel, Jr, 3001 Rock Point Dr., Evans, CO, President of the North Point Home Owners Association Board of Directors, addressed the Planning Commission asking the zoning change be denied. Mr. Deibel feels that having multi-family availability in that area may decrease the value of the homes.  He not only feels that it affects the present residents and future residents, but the City as a whole.  North Point HOA is looking to upgrade the aesthetics of the area and have already removed the large cottonwood trees to do so. In the near future North Point HOA will be adding a new fence and other landscaping. Mr. Deibel asked the Commission to consider the negative effects that the new zoning will create.  He presented the Commission with a packet of papers containing letters and the buyer covenants.  
Next, resident Billy Jack, of 2913 Anchor Dr., Evans, CO, has lived in North Point for 13 years. Mr. Jack indicated North Point has improved over the years and crime rate has gone down.  He believes that approval would increase traffic and there is more chance of crime. He asked the Commission to deny recommendation to keep his neighborhood beautiful.
Commissioner Phillips was asking about how much leverage HOA has on the land. Zach Ratkai said he would have to seek the City Attorney’s advice on how that would work. Chairperson Bisel closed the Public Hearing. 
Commissioner Phillips concern is there is no concrete plans and that it is hard to approve it with no real plans.  He indicated he could see how it could affect the area negatively. 

Sheryl Trent, City of Evans Economic & Community Development Director, said City Council has the final say about land use. She suggested to the Planning Commission that they could continue the Public Hearing until legal council is sought, but City Council would still make the determination at the April 2nd meeting. 
The Commission chose not to continue.
RECOMMENDED PLANNING COMMISSION MOTION:
Commissioner Phillips motioned, “Mr. Chairman, on the issue of the North Point 6th Subdivision Rezone, I move that the Planning Commission forward a recommendation of approval of the requested Zoning Amendment from R-1 to R-3 because it meets the criteria to be in substantial conformance with the Evans Comprehensive Plan.” Commissioner Numoto seconded, with all voting in favor thereof.

AUDIENCE PARTICIPATION:
There was not any audience participation.
GENERAL DISCUSSION:
There was no presentation made by staff. 
Chairperson Bisel asked about temporary signs at 37th & State St. located by the phone pole. Mr. Ratkai stated he would drive by that area and correct the situation.
There was discussion about the new Library and Cultural Center that will begin building around June or July and finish in about a year. 
[bookmark: _GoBack]ADJOURMENT:

Chairperson adjourned the meeting at 7:30 p.m.
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