MINUTES
City of Glenwood Springs
Planning and Zoning Commission
Regular Meeting
April 27, 2021
Zoom
6:00PM

1. Roll call

Present at roll call were Commissioners: Marco Dehm, Amber Wissing, Joy White,
Pete Waller, Carolyn Cipperly

Absent at roll call were Commissioners: Sumner Schachter, George Shaver, Ben West

Also present were: Asst. City Manager Jenn Ooton, Asst.
Community/Economic Dev. Director Gretchen
Ricehill, Senior Planner Trent Hyatt, City
Attorney Karl Hanlon, Assistant City Engineer
Jessica Bowser, City Engineer Terri Partch,
Public Works Director Matt Langhorst, Fire
Chief Gary Tillotson,

2. Seating of Alternate Commissioner
Commissioner Cipperly made a motion to seat Alternate Commissioner Waller. Commissioner
Wissing seconded the motion. Commissioner Dehm called the item to question.

Motion passed unanimously.

3. Receipt of the Minutes
Commissioner Waller made a motion to accept the minutes from the March 23, 2021 meeting.
Commissioner Wissing seconded the motion. Commissioner Dehm called the item to question.

Motion passed unanimously.

4. Public Comments
Comments from citizens appearing for items not on the agenda. No citizens presented.


http://www.ci.glenwood-springs.co.us/

5.

a.

Continued Items

Planning File 64-20: Consideration of a Minor Site Architectural Plan to add five new dwelling
units at 405 Laurel Street, a property with five existing units. (PIN #2185-091-00-008) Continued
from March 23 & April 6, 2021 meeting.

Assistant Community Director Gretchen Ricehill provided Commission with a short presentation
on the item, continued from the March 23, 2021 meeting. Due to an error in creating the Zoom
link, this item was not discussed at a scheduled meeting on April 6! and continued to April 27%.

Commissioner Waller had questions on the number of parking spaces provided. Waller also
asked about the parking limits per lease for one-bedroom units. Applicant Romeo Baylosis
provided more information on how the traffic generations counts were calculated.

Commissioner Cipperly had questions about the proposed sidewalk layout on the property.
Applicant Romeo Baylosis provided more information on the design and layout of parking on the
site.

Commissioner Dehm also had questions about the layout of parking on site, stating preference
for adding another onsite parking space on the west side of the parking area. Applicant Romeo
Baylosis explained that adding the extra space on the west could be possible.

Applicant Leah Mayer stated that the required change in design due to Code requirements for
building transition would be difficult to achieve and that the likely result would be the loss of
onsite parking.

Commissioner Waller asked about the status of the new designs and elevations. Applicant Leah
Mayer stated that they had submitted new designs to the Community Development
Department.

Ricehill provided more information on Code requirements for building transitions.

Commissioner White had questions about the differences in zoning and parking requirements.
Staff explained the parking requirements for this property as compared to downtown.

Commissioner Dehm asked staff if additional public comment had been received. Staff
confirmed that no additional comments had been received.

Commissioner Cipperly made a motion to continue the item to the next scheduled meeting
citing concerns over revised designs and its effects on provided parking.

Commissioner Waller seconded the motion.

Commissioner Cipperly had questions on roof design and plate height.



Commissioner Waller had questions on the building transition requirements.
Commissioner Dehm expressed reluctance to further continue the item.

Commissioner Wissing expressed support to approve the item, acknowledging staff and
applicant would continue to work on the design.

Commissioner White also expressed support to approve.

Commissioner Cipperly withdrew the motion to continue. Commissioner Waller withdrew the
second.

Commissioner White made a motion to approve the item citing findings and conditions on page
9 and 10 of the staff report.

Commissioner Wissing seconded the motion.

Commissioner Waller proposed another parking space be added as a condition. Staff confirmed
that this could be included in amended conditions.

Commissioner White amended the original motion to combine conditions C & D and amend
them to add a parking spot to the existing 5 spaces. Commissioner Wissing amended the
second.

Commissioner Dehm called the item to question.

Motion passed unanimously.

Planning File 09-20: Consideration of an annexation and the initial/rezoning OF 15.818 acres to

Commercial (CO) District and Planned Unit Development (PUD) District at 214 Center Drive (PIN
2185-061-00-042) Continued from March 23, 2021 meeting.

Commissioner West joined the meeting.

Senior Planner Trent Hyatt introduced the application, continued from the March 23, 2021
meeting. Hyatt indicated that the applicant had provided more information addressing
feedback received at the March 23" meeting. Hyatt also indicated additional public comment
had been received.

Commissioner White requested staff to provide explanation about cost and benefits to
annexation. Hyatt explained the process of annexation and how any future development on the
site would have to go through the major site plan review process. Hyatt also explained potential
development scenarios if the property remained in Garfield County.

Commissioner Waller had questions how the project related to the Comp Plan, particularly small
town character. Waller also asked when and how the PUD regulations would be implemented.



Hyatt explained that the annexation would create a PUD as part of it becoming part of the City.
Waller also expressed concern over timing of the traffic study. City Engineer Terri Partch
explained that staff had confidence in the traffic counts, and stated applicant had taken traffic
counts at multiple locations, including capturing school traffic. Commissioner Waller also asked
about comments from Fire and Police Departments. Hyatt stated that no specific comments
from Fire and Police were in the packet.

Commissioner White asked if there was a stipulation that proposed amenities in the design
would be a part of the PUD. Hyatt explained that the design of any proposed development
would be determined during the site review process following annexation.

Commissioner Dehm asked if a higher density were possible without a PUD. Hyatt explained the
PUD was intended to give more flexibility in desigh and amenities. Dehm also asked about the
open space requirement. Hyatt confirmed that the proposed development met code
requirements for open space requirements. Hyatt also explained the PUD would be restricted
to 360 units and that alternate densities under other zonings would require more analysis.

Commissioner Waller asked for more details on how this development would affect water
demand. Public Works Director Matt Langhorst explained that this property had water rights to
the Reynolds Ditch and that some of those water rights would be used for irrigation. Langhorst
explained that this would reduce the amount of water consumed by the proposed development.
Langhorst explained that the City would have capacity to serve the proposed development.

Commissioner Cipperly asked how the sprinkler system in this development could affect water
capacity city wide. Langhorst explained that even prior to this proposal the City was looking at
adding another water tank in North Glenwood to provide additional water capacity.

Applicant Barry Rosenberg provided the Commission with a presentation with responses to
community concerns about growth, emergency evacuation, traffic, affordable housing, water,
height, and overall infrastructure demands of the proposed project.

Applicant Curtis Rowe, Traffic Engineer with Kimley-Horn provided further explanation on the
traffic study conducted for this proposal. Rowe stated that counts were conducted in March
2021 and summer of 2020. The second count was completed to incorporate school traffic.
Rowe also explained that these traffic numbers were compared to previous counts and
accounted for future re-development of the mall to create the traffic estimates. Rowe
described proposed improvements to nearby streets and intersections.

Applicant Matthew Fitzsimmons, Architect with Hord Coplan Macht presented on the site
design, included cross sections and elevations of the proposed development. Fitzsimmons
explained how the grading of the site would affect perspective of the elevations as seen from
the north.

Commissioner Wissing requested a recess. Commissioner Dehm called for a five minute recess.

Meeting resumed.



Commissioner Wissing asked staff how a PUD could be amended. Trent Hyatt explained a PUD
would require approval by Planning & Zoning Commission and City Council.

Commissioner White asked the applicant if they had rent ranges for proposed units. White also
asked if there had been proposed improvements to West Glenwood Fire Station. Applicant
Barry Rosenberg explained that the goal for rents was to be $1200-1400 for studios. Fire Chief
Gary Tillotson stated that there had been no direct conversation regarding this development
and a possible new station in West Glenwood. Tillotson stated that the existing station was
obsolete and undersized. Tillotson also stated they were working with Garfield County and
CDOT to minimize traffic gridlock associated with wildfire events.

Commissioner West asked if any domestic water would be used for irrigation. Hyatt confirmed
that irrigation would come from the Reynolds ditch and that the systems would be separate.
West also asked if the traffic study had included the 6 Street roundabout. Applicant Curtis
Rowe explained that roundabout was beyond the scale of the study in relation to the size of the
proposed development. West also asked about the proposed road improvements.

Applicant Yancy Nichol, Sopris Engineering clarified that the streets would be widened to
provide additional space for bicycle routes and parking.

Commissioner Waller asked how much would be added to the width of the road. Nichol
confirmed the street would have 10-11" additional space for travel lanes, 8’ for parking, and
additional space for landscaping.

Commissioner West asked for more information on the full development of the mall in use for
traffic study. Applicant Curtis Rowe explained this was calculated as if the mall were at full retail
capacity. West also had questions on height and asked about height restrictions. Hyatt
explained that some zones allowed for building heights of 60’. West also asked how this
development could affect the water capacity to support future developments. Matt Langhorst
provided further explanation regarding system improvement fees and how those are utilized.

Commissioner Cipperly had questions about the proposed road improvements. Hyatt explained
the improved roads would likely be annexed with this property. Cipperly also asked about
traffic counts at the Mel Ray roundabout. Applicant Curtis Rowe explained 80% of traffic in the
study was assigned to the roundabout.

Commissioner Wissing had questions on the traffic study as well.

Commissioner Waller had questions about which fire evacuation measures the City would take
in relation to this development and the development’s role in those measures. Hyatt explained
this process would be driven by the City rather than this individual developer. City Engineer also
stated that the process would be City driven. Fire Chief Gary Tillotson also expressed hope that
these plans would be in place before this potential development would be completed. Waller
also asked about the transition from the single family north of Donegan to the proposed
development and the height of the buildings. Applicant Matthew Fitzsimmons provided more
information to Waller’s questions.



Commissioner Wissing asked who the anticipated residents of the development would be.
Applicant Barry Rosenberg explained that it could be comparable to Six Canyons and the Lofts,
with residents coming from a variety of sources. Hyatt explained that in speaking to developers,
recent developments have been filled by approximately 1/3 existing Glenwood residents, 1/3
local resident relocating to Glenwood, and 1/3 coming from elsewhere.

Commissioner White asked when the Bell-Rlppy project would be completed. Hyatt confirmed
Bell Rippy would have 100 units and was starting construction in June 2021. White asked if they
had considered home ownership options within the development. Rosenberg explained that
was not a traditional part of their company’s management model but could be considered.

Commissioner Wissing asked if some of the amenities such as the park would be accessible to
the public. Rosenberg explained amenities were typically only available to residents. Rosenberg
stated they there were looking at working with Two Rivers School for a traffic management plan.

Commissioner Cipperly expressed concerns about how the proposed development would
impede the view of the mountains from current Donegan residents. Cipperly requested a
rendering made from ground level on Donegan Road.

Commissioner Dehm asked if this was the lowest density possible to make the project work.
Applicant Barry Rosenberg explained that this project was designed at the lowest density to
make the project feasible. Commissioner Dehm also asked if the developer had considered
meeting the 20% resident restricted and 10% affordable restricted units. Rosenberg stated that
the project was already providing the 10% affordable restricted units and could look into
meeting the 20% resident restricted units.

Commissioner Dehm opened the item to public comment. Commissioner Dehm confirmed that
public comments had been received and included in the packet for this item. Dehm requested
that only members of the public that had not previously submitted comment present.

Mark Gibson, supported denial of the item, citing building height, traffic, and parking.

Todd Hurst, supported denial of the item, citing traffic, utility capacity, open space, lack of single
family ownership options, among other concerns.

Joanne Stanley, supported denial of the item, citing wildfire concerns, management of site,
density, affordability, and water concerns.

Sean Jeung, expressed concerns about lack of parkland, density, and size of development.

Anne Stephens, expressed concerns regarding the development citing
density, size of development, wildfire concerns, and traffic.

Michael Hoban supported denial of the item, citing incompatibility of the project with existing
neighborhood, traffic, and wildfire concerns.

Carlene Clark, supported denial of the item citing wildfire concerns and traffic.



Commissioner Dehm closed the item to public comment.

Applicant Barry Rosenberg stated that the property would limit the number of vehicles per lease
and regulate use of outdoor patio space. Rosenberg also commented on the housing study,
parking, traffic, and local population growth.

Applicant Curtis Rowe, Kimley & Horn provided additional information on the traffic generation
calculations. Rowe also provided information on the daily trips currently generated on nearby
streets.

Applicant Barry Rosenberg also described how the proposed project seemed to match the vision
for this area as described in the 2011 Comprehensive Plan.

Commissioner Cipperly asked for confirmation for the Planning Item. Commissioner Cipperly
asked to continue the item based on findings and conditions of March 23 staff report. Cipperly
cited the need for more information.

Commissioner Waller seconded the motion.

Commissioner Cipperly requested the developer provide more information on the project such
as: developer provide heights to peaks of rooves and tops of parapets, rendering perspective
from Donegan including Red Mountain, verification that the Reynolds Ditch runs and that no
municipal water will be used for irrigation, fire protection details, can-and-will serve letter from
West Glenwood Sanitation District, completed wildfire and evacuation plan, formal agreement
with emergency services for evacuation routes, flood and mudslide debris flow routes, traffic
study, pedestrian safety at Mel Ray, and dedication of parkland instead of fee-in lieu fees for
parks.

Commissioner Waller also stated would like to see there be potential home ownership
opportunities in this development.

Commissioner Wissing requested more information on the potential partnership with Two
Rivers School and potential traffic effects.

Commissioner Waller had questions on density of the project and if this project could be lower
density.

Commissioner Dehm expressed concerns over the need for an evacuation plan for the area as
well as fire protection. Dehm also discussed the Housing Commission recommendations on
page 138 and 139 of the staff report. Dehm also expressed the desire to see another connection
to Highway 6. Dehm also asked the applicant how long the applicant would need to continue
the meeting.



In total, Planning and Zoning Commission made the following requests of the applicant:

1) Provide proposed maximum heights of all buildings to the peaks of sloped roof and tops of
parapets of all buildings.

2) Perspectives from points of view homes along Donegan Road with heights of proposed
buildings with an overlay of Red Mountain depicting impacts of view.

3) Verification that Reynolds Cain ditch runs the full irrigation season confirming the lack of
need for City water.

4) City water availability meets all firefighting needs.

5) City fire services/equipment can be provided for the density and building heights proposed
and/or where they are lacking.

6) Can and will serve letter from West Glenwood Sanitation District.

7) Completed wildfire assessment and evacuation plan (similar to plan completed South
Bridge/Four Mile)

8) Formal agreement from emergency services related to evacuation routes and developer
financial contribution.

9) Confirm any flood, mud slides, and/or debris flow path routes on the property.

10) Traffic analysis should include impact of proposed development at Amy’s Acres

11) Pedestrian safety through crossing at roundabout a Mel Ray.

12) Line of sight at both exits along Donegan and Storm King.

13) Further consideration of park land dedication as opposed to fee in lieu.

14) Potential for future condominium units such as townhomes.

15) Financial feasibility of project compared to the density proposed and related infrastructure
costs balance.

16) More information regarding partnership with Two Rivers Community School.

17) Grand Avenue bridge roundabout impacts

18) Understanding of apartment units approved in the City to date since the housing study.

19) Vehicle access through the mall site

20) Housing Commission recommendations met.

Commissioner Cipperly amended the original motion to continue the item to the next scheduled
regular meeting at the end of May.

Commissioner Waller amended the previous second.

Commissioner Dehm called the item to question to continue the item.
Motion passed unanimously.

New Items

Planning File 08-21: Consideration of an amendment to a Development Agreement for a Minor
Site/Architectural Plan review for Caverns Village

Assistant Community Development Director Gretchen Ricehill provided the Commission with a
presentation on the proposed project. Ricehill explained that the amendment was to convert 4
of the units in the building into hotel units.



Ricehill stated that staff recommended approval of the item citing finding and conditions on
page 3 & 4 of the staff report.

Commissioner Waller asked for clarification on the differences in lodging as defined by Code.
Staff provided more information on the differences between hotels and short-term rentals as

defined by Code.

Commissioner Cipperly asked a question on the language of the original Development
Agreement and the language on the four free market units.

Commissioner Dehm asked staff for more information on the Resort Zoning District.

Applicant Steve Beckley, Iron Mountain Hot Springs briefly discussed the project and how this
request to amend the Development Agreement was developed.

Commissioner Dehm opened the item to public comment.
No members of the public presented.
Commissioner Dehm closed the item.

Commissioner Waller made a motion to approve the item citing finding and conditions on page
3 and 4 of the staff report.

Commissioner Wissing seconded the motion.

Community Development Director Jenn Ooton and City Attorney Karl Hanlon mentioned that
Planning & Zoning Commission has been taking two meetings to decide on items.

Commissioner Waller amended the original motion to continue to the May 10% special meeting.
Commissioner Wissing amended the second.

Commissioner Dehm called the item to question.

Motion passed unanimously.

Commissioner Comments

Commissioners thanked staff and applicants for their time.

Director Comments

Director Jenn Ooton reminded the Commission of an upcoming CDOT meeting.

Ricehill also provided the Commission on an update for the next month’s regular meeting.
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9. Adjournment

Meeting was adjourned at 10:08 PM.



