
GRAND JUNCTION PLANNING COMMISSION 
Public Hearing October 22, 1991 

7:30 p.m. - 9:05 p.m. 

The p u b l i c h e a r i n g was c a l l e d t o o r d e r by Chairman Ron H a l s e y a t 
p.m. i n t h e C i t y County A u d i t o r i u m . 

I n a t t e n d a n c e , r e p r e s e n t i n g t h e C i t y P l a n n i n g Commission, were: 

Ron H a l s e y , Chairman C r a i g R o b e r t 
J i m Anderson S h e i l a h Renberger 
S t e v e Love 

I n a t t e n d a n c e , r e p r e s e n t i n g t h e C i t y Community Development 
Department, were B e n n e t t B o e s c h e n s t e i n , D i r e c t o r ; and K a r l 
M e t z n e r , P l a n n e r . 

Bobbie P a u l s o n , S e n i o r A d m i n i s t r a t i v e S e c r e t a r y , was p r e s e n t t o 
r e c o r d t h e mi n u t e s and Judy Morehouse, KLB S e c r e t a r i a l S e r v i c e s , 
t r a n s c r i b e d t h e m i n u t e s . 

J i m Shanks, P u b l i c Works D i r e c t o r , and John Shaver, A s s i s t a n t C i t y 
A t t o r n e y , were a l s o p r e s e n t . 
* * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * * 
I. CALL TO ORDER 

II . APPROVAL OP MINUTES 

MOTION: (COMMISSIONER ANDERSON) "MR. CHAIRMAN, I MOVE THAT WE 
APPROVE THE MINUTES OF THE OCTOBER 1, 1991 MEETING." 

The m o t i o n was seconded by Commissioner Love. 

A v o t e was c a l l e d , and t h e motion passed unanimously by a v o t e o f 
5-0. 

I I I . MEETING ON ITEM FOR FINAL DECISION 

1. # 68-91 INDEPENDENCE CENTER MINOR SUBDIVISION FINAL PLAT 
A request for a F i n a l Plat for a minor subdivision which 
consists of one l o t on approximately 24.49 acres i n an 
ex i s t i n g Heavy Commercial Zone (c-2). 
P e t i t i o n e r : Grand Junction Development Partners I, 

Mark Goldberg 
Location: Northwest of 25 1/2 Road and Independent Ave 
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PETITIONER'S PRESENTATION 

Mr. Mark G o l d b e r g t h a n k e d t h e Commissioners f o r h a v i n g t h i s s p e c i a l 
h e a r i n g t o accommodate t h e P e t i t i o n e r . 

He e x p l a i n e d t h a t h i s main b u s i n e s s i s r e t a i l r e a l e s t a t e , i e . 
b u i l d i n g s h o p p i n g c e n t e r s t h r o u g h o u t t h e c o u n t r y . The r e q u e s t i s 
t o merge t h r e e p a r c e l s i n t o one s u b d i v i s i o n l o t . The p e t i t i o n e r 

- would l i k e t o b e g i n c o n s t r u c t i o n e a r l y t h i s f a l l . 

Mr. G o l d b e r g e x p l a i n e d t h a t t h e r e were S u b d i v i s i o n Improvements 
Agreements e n t e r e d i n t o p r e v i o u s l y f o r two o f t h e p a r c e l s . One was 
b e f o r e t h e s u b d i v i s i o n was annexed i n t o t h e C i t y . The improvements 
t h a t were t o be i n s t a l l e d by t h e p r e v i o u s agreements have n o t been 
done. There i s a r e s e r v a t i o n on t h o s e p r o p e r t i e s t h a t no b u i l d i n g 
p e r m i t s can t a k e p l a c e u n t i l t h e r e has been a s a t i s f a c t i o n o f t h o s e 
payments. The i n t e n t i s t o e n t e r i n t o a new S u b d i v i s i o n 
Improvement Agreement t h a t w i l l have i n e x c e s s o f $300,000 i n 
p u b l i c improvements (water, sewer, l a n d s c a p i n g , roadways) and 
v a c a t e t h e e a r l i e r ones. Then t h e r e w i l l be o n l y one S u b d i v i s i o n 
Improvement Agreement w i t h t h e Wal Mart o r g a n i z a t i o n s t a n d i n g 
b e h i n d i t . 

The w a t e r w i l l be o b t a i n e d a p p r o x i m a t e l y 200 f e e t n o r t h o f t h i s 
p r o p e r t y a t t h e i n t e r s e c t i o n o f 25 1/2 Road & O r c h a r d . The sewer 
i s l e s s t h a n 50 f e e t from t h e p r o p e r t y . F a i t h S t r e e t w i l l be 
improved on t h e e a s t s i d e w i t h c u r b , g u t t e r s and s i d e w a l k , and o v e r 
50 p e r c e n t o f t h a t s t r e e t w i l l be paved. F a i t h S t r e e t w i l l become 
m a i n l y a t r u c k r o u t e and c o u l d i n t h e f u t u r e have more development 
on t h a t s t r e e t a f t e r t h e improvements a r e done. 

A t t h e o n s e t o f t h e p r o j e c t , Independent and 25 1/2 Road w i l l be 
improved w i t h a c c e l / d e c e l l a n e s and a widened s t r e e t . The i s s u e o f 
t r a f f i c from Highway 6 & 50 i s r a t h e r complex because o f p r o x i m i t y 
o f Independent Avenue. C u r r e n t l y t h e r e i s a t r a f f i c s i g n a l a t t h e 
i n t e r s e c t i o n o f Highway 6 & 50 and Independent. I t i s o ur p l a n t o 
i n s t a l l a n o t h e r s e t o f s i g n a l s a t Sam's main e n t r a n c e on 
Independent. 

T h i s development i s e x p e c t e d t o g e n e r a t e 9,000 v i s i t o r s a day; and 
a t t h e peak hour, t h e r e w i l l be a p p r o x i m a t e l y 400 e g r e s s / i n g r e s s 
a u t o m o b i l e s . The agreement t o i n s t a l l t h e t r a f f i c l i g h t has n o t 
been f i n a l i z e d w i t h t h e C o l o r a d o Department o f Highways because 
t h e r e i s a c o n c e r n r e g a r d i n g t h e e n t r a n c e t o a a u t o m o b i l e 
d e a l e r s h i p w h i c h would have t o be c l o s e d i n o r d e r t o accommodate 
t h e changes i n t e n d e d f o r t h i s development. The p e t i t i o n e r i s 
w o r k i n g o u t a s a t i s f a c t o r y s o l u t i o n w i t h t h e C i t y and t h a t p r o p e r t y 
owner. 

The d r a i n a g e i s s u e i s a problem; t h e r e i s no room t o p u t t h e 
d r a i n a g e i n t o a c o n c e n t r a t e d a r e a . One s o l u t i o n i s t o c o n f i n e t h e 
100 y e a r r a i n s t o r m r u n o f f i n t o a pond and t h e n l e t i t f l o w i n t o an 
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e x i s t i n g c a n a l . The problem i s t h e bottom would p e r c o l a t e . The 
C i t y ' s s o l u t i o n t o t h i s would be t o t a k e t h e d r a i n a g e o u t t h e f r o n t 
o f t h e p r o p e r t y t o an e x i s t i n g barrow d i t c h . T h i s s o l u t i o n s h o u l d 
work and t h e e n g i n e e r s a r e w o r k i n g on t h i s . 

STAFF PRESENTATION 

Mr. M e t z n e r o u t l i n e d t h e a r e a proposed f o r t h e Sam's Warehouse on 
~ a map. The t o t a l s i t e i s 24 1/2 a c r e s . I t i s r e s u b d i v i d i n g seven 

s u b d i v i d e d l o t s and one metes and bounds p a r c e l i n t o one s u b d i v i d e d 
l o t . 

A l l t h e u t i l i t i e s a r e a v a i l a b l e t o t h e s i t e ; t h i s development w i l l 
be hooked t o C i t y Water. R e g a r d i n g t h e d r a i n a g e ; t h e r e a r e two 
p o s s i b l e s o l u t i o n s and e i t h e r s o l u t i o n would work t o t a k e c a r e o f 
t h e 100 y e a r s t o r m e v e n t . The C i t y E n g i n e e r and t h e P e t i t i o n e r ' s 
E n g i n e e r s a r e w o r k i n g t o g e t h e r t o d e c i d e which s o l u t i o n w i l l work 
and be most c o s t e f f e c t i v e . The Dr a i n a g e D i s t r i c t i s r e s p o n s i b l e 
f o r t h e B u t h o r n d r a i n , w hich runs n o r t h o f t h e s i t e . 

A l l o f t h e s t a n d a r d improvements agreements and g u a r a n t e e s f o r h a l f 
s t r e e t improvements on a b u t t i n g r o a d s as w e l l as a l l u t i l i t y 
improvements a p p l y . The improvements w i l l i n c l u d e h a l f - s t r e e t 
improvements on F a i t h S t r e e t . The p e t i t i o n e r w i l l be c o n s t r u c t i n g 
more t h a n h a l f s t r e e t improvements on F a i t h t o a l l o w f o r two l a n e s 
o f t r a v e l , w i t h c u r b - g u t t e r . The a d d i t i o n a l improvements would be 
t h e r e s p o n s i b i l i t y o f t h e p r o p e r t y owner on t h e west s i d e . 

The s u b d i v i s i o n ' s p r e v i o u s improvements agreements w i l l be v o i d e d 
upon a p p r o v a l and r e c o r d i n g o f a new improvement and g u a r a n t e e f o r 
t h i s p r o j e c t . 

The Development Department has r e c e i v e d t h e t r a f f i c a n a l y s i s and 
t h e p r o p o s e d improvements t o t h e i n t e r s e c t i o n o f Independent Avenue 
and Highway 6 & 50, b u t i t has n o t i>een r e v i e w e d t o d a t e . S t a f f 
w i l l r e v i e w and comment on t h e s e i n t h e s i t e r e v i e w p r o c e s s . 

To c l a r i f y f o r t h e Commissioners, t h e q u e s t i o n t o n i g h t i s t h e one 
l o t s u b d i v i s i o n . I n terms o f any motions t h e Commission needs t o 
keep t h a t i n mind. Any a d d i t i o n a l comments on t h e Development 
P r o p o s a l ( S i t e P l a n ) a s i d e from t h e s u b d i v i s i o n a s p e c t o f t h i s need 
t o be k e p t s e p a r a t e . The s i t e p l a n comments can be d i r e c t e d t o t h e 
S t a f f as t o what t h e Commission would l i k e t o se e ; t h e s u b d i v i s i o n 
comments b e i n g s p e c i f i c elements o f t h e motio n . 

Mr. Shaver commented t h a t t h e T r a f f i c P l a n & D r a i n a g e P l a n had been 
r e c e i v e d l a t e t h i s a f t e r n o o n . Any motions f o r a p p r o v a l need t o be 
c o n t i n g e n t upon S t a f f ' s a b i l i t y t o r e v i e w t h e s e p l a n s and e n s u r e 
t h e y meet adequate commercial s t a n d a r d s f o r d r a i n a g e , t r a f f i c and 
u t i l i t i e s . 
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PUBLIC COMMENT 

Joanne Payne, 25 1/2 Road and West Or c h a r d Avenue, was c o n c e r n e d 
about t h e p o t e n t i a l i n c r e a s e o f t r a f f i c on 25 1/2 Road r e f e r r i n g t o 
t h e e s t i m a t e d 9,000 v e h i c l e s t r a v e l i n g t o t h e development. She 
f e l t t h a t many c a r s would be coming from P a t t e r s o n and down 25 1/2 
Road. C u r r e n t l y , 25 1/2 Road i s a s u b s t a n d a r d , v e r y narrow r o a d 
w i t h no s i d e w a l k s w i t h a b l i n d h i l l a t t h e i n t e r s e c t i o n w i t h West 

~- o r c h a r d Avenue. There a r e s e v e r a l c h i l d r e n t h a t walk t o s c h o o l as 
w e l l as a number o f j o g g e r s a l o n g 25 1/2 Road. She a s k e d t h a t t h i s 
c o n c e r n be a d d r e s s e d by t h e E n g i n e e r i n g Department. 

F r a n c i s McCracken, A t t o r n e y r e p r e s e n t i n g John Bauman who owns t h e 
p r o p e r t y a t 541 1/2 F a i t h S t r e e t , s t a t e d t h a t Mr. Bauman*s c o n c e r n s 
were i n r e g a r d t o t h e d r a i n a g e p l a n f o r t h e s u b d i v i s i o n . 
H i s t o r i c a l l y t h e r e have been d r a i n a g e problems w i t h t h e p a r c e l i n 
q u e s t i o n ; i t s i t s s i g n i f i c a n t l y h i g h e r t h a n t h e p r o p e r t y t o t h e 
west and as a r e s u l t t h e water d r a i n s d i r e c t l y o n t o t h e F a i t h 
S t r e e t p r o p e r t i e s . There a r e no storm sewers i n t h e a r e a and t h e 
barrow d i t c h i s n o t adequate t o d r a i n t h e p r o p e r t y , r e s u l t i n g i n 
s t a n d i n g w a t e r f o r a s i g n i f i c a n t l e n g t h o f t i m e a f t e r any r a i n f a l l . 
She s t a t e d t h a t she r e a l i z e d t h a t t h e r e i s an e v a l u a t i o n f o r t h e 
d r a i n a g e system, howevter, adequate d r a i n a g e needs t o be g u a r a n t e e d 
and t h a t would p r o b a b l y r e q u i r e more t h a n j u s t t h e barrow d i t c h o r 
t h e d r a i n a g e d i t c h a l o n g t h e n o r t h s i d e o f t h e p r o p e r t y . She f e l t 
t h a t t h e p r o p e r t y owners a l o n g F a i t h S t r e e t s h o u l d be c o n t a c t e d 
r e g a r d i n g t h e r e s o l u t i o n o f t h e d r a i n a g e problems. 

QUESTIONS 

Chairman H a l s e y asked Mr. Metzner t o comment on t h e q u e s t i o n s 
b r o u g h t up r e g a r d i n g t h e t r a f f i c and t h e d r a i n a g e . 

Mr. M e t z n e r r e p l i e d t h a t Mr. Shanks would be more q u a l i f i e d t o 
answer t h o s e q u e s t i o n s . 

J i m Shanks, P u b l i c Works D i r e c t o r f o r t h e C i t y o f Grand J u n c t i o n , 
spoke f i r s t about t h e d r a i n a g e problem. The C i t y ' s r e q u i r e m e n t i s 
t h a t t h e w a t e r must be l i m i t e d t o t h e 10 y e a r h i s t o r i c u n d e v e l o p e d 
f l o w w h i c h has been c a l c u l a t e d . The D e v e l o p e r c annot d i s c h a r g e 
anymore t h a n t h a t c a l c u l a t i o n . They a r e r e q u i r e d t o accommodate 
t h e 100 y e a r f u l l y d e v e l o p e d storm. T h i s i n c l u d e s q u i t e a b i t o f 
w a t e r , and t h e y have t o d e s i g n f a c i l i t i e s t o h a n d l e t h a t w a t e r and 
l i m i t t h e d i s c h a r g e . S t a f f has been l o o k i n g a t p l a n s ; b o t h o f 
w h i c h have l a r g e r e t e n t i o n b a s i n s which would r e t a i n w a t e r on s i t e 
and r e l e a s e a t a s l o w r a t e . The b a s i n s would be l o c a t e d i n t h e 
n o r t h w e s t c o r n e r o f t h e p r o p e r t y and i n t h e s o u t h w e s t c o r n e r . 
S t a f f r e a l i z e s t h a t t h e r e a r e some c a p a c i t y problems f o r t h e 
f r o n t a g e r o a d and w i l l t a k e t h e s e problems i n t o a c c o u n t . S t a f f 
w i l l be s u r e t h e f i n a l p l a n a d d r e s s e s a l l t h e s e i s s u e s . The 
p r o p e r t i e s t o t h e west would b e n e f i t because F a i t h S t r e e t w o u l d a c t 
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as a b a r r i e r f o r water f l o w i n g t o t h e west. The d i s c h a r g e i s 
l i m i t e d t o t h e h i s t o r i c d i s c h a r g e o f t h e undeveloped p r o p e r t y . 

Chairman H a l s e y asked i f when t h e p l a n i s f i n a l i z e d w i l l t h e r e be 
s t r o n g c o n s i d e r a t i o n r e g a r d i n g t h e f l o w onto F a i t h S t r e e t w h i c h has 
been a h i s t o r i c a l problem? 

Mr. Shanks r e p l i e d i t would be t a k e n i n t o a c c o u n t . 

Commissioner Anderson asked i f t h e d r a i n a g e would be under t h e 
pavement o r down t h e road? Mr. Shanks r e p l i e d i t would p r o b a b l y be 
a c o m b i n a t i o n o f b o t h , some may be i n p i p e s , and some w i l l be 
c a r r i e d o v e r l a n d t o t h e d e t e n t i o n ponds. There a r e no d e t a i l e d 
p l a n s a v a i l a b l e y e t . 

Mr. Shanks s t a t e d t h e t r a f f i c r e p o r t shows p r o j e c t i o n s on 
Independent and 25 1/2 Road. The C i t y r e q u i r e m e n t s a r e t h a t t h e 
d e v e l o p e r c o n s t r u c t h a l f - s t r e e t improvements a l o n g any s t r e e t s t h a t 
f r o n t t h e i r p r o p e r t y . The C i t y w i l l r e q u i r e t h e d e v e l o p e r t o make 
w i d e n i n g improvements a l o n g Independent and 2 5 1/2 Road t o 
accommodate a d d i t i o n a l t r a f f i c . The C i t y w i l l a l s o r e q u i r e t h e 
p e t i t i o n e r t o escrow funds f o r t h e f u t u r e t o t a l r e c o n s t r u c t i o n o f 
t h o s e s t r e e t s . He s t a t e d h i s c o n c e r n s r e g a r d i n g t h e s h a r p c u r v e on 
Independent and t h e impact due t o speeds and i n c r e a s e d volume. He 
f e l t t h a t t h i s k i n d o f development would speed up t h e C i t y ' s 
p r i o r i t y on s t r e e t improvements. The r e c o n s t r u c t i o n o f 25 1/2 Road 
t o Independent w i l l have t o be c o n s i d e r e d . I n t h i s c a s e t h e escrow 
f u n d s from t h i s d e v e l o p e r w i l l go towards t h o s e improvements. 

Commissioner Anderson commented t h a t t h i s i s a l s o a c c e s s f o r t h e 
F i r e Department, and w i t h t h e i n c r e a s e d p r o j e c t i o n s t h e r e may be 
problems e s p e c i a l l y d u r i n g peak t r a f f i c . 

Mr. Shanks commented t h a t t h e i r s t u d y i s c o n s i d e r i n g t h e i m p a c t o f 
t r a f f i c d u r i n g peak h o u r s f o r emergency v e h i c l e s and t h e b a l l p a r k 
t r a f f i c . 

Chairman H a l s e y asked what t h e s i d e w a l k r e q u i r e m e n t s were on 25 1/2 
Road as w e l l as Independent? 

Mr. Shanks s a i d t h a t improvements would i n c l u d e w i d e n i n g t h e r o a d s 
a l o n g w i t h c u r b s , g u t t e r s , and s i d e w a l k s . The west p o r t i o n o f 25 
1/2 Road had n o t s p e c i f i c a l l y been c o n s i d e r e d y e t , b u t i t can be 
l o o k e d i n t o and p r o v i s i o n s made f o r s i d e w a l k s t h e r e . There i s a 
new p r o j e c t f o r w a l k i n g r o u t e s even on major s t r e e t s . 

Chairman H a l s e y asked i f t h e r e were t i m e t a b l e when t h e s e 
improvements would be made. 

Mr. Shanks r e p l i e d t h i s p r o j e c t w i l l have t o compete w i t h o t h e r 
needs t h r o u g h o u t t h e C i t y . E v e r y y e a r t h e p r i o r i t i e s a r e 
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r e e v a l u a t e d , t h i s w i l l c e r t a i n l y move up on t h e p r i o r i t y l i s t as 
t r a f f i c i n c r e a s e s . 

Commissioner Anderson asked i f t h e C i t y would be a b l e t o e v a l u a t e 
t h e p r i o r i t y o f 25 1/2 Road b e t t e r by t h e t i m e t h e D e v e l o p e r comes 
back f o r f i n a l a p p r o v a l ? 

Mr. Shanks s t a t e d he would n ot be a b l e t o because t h e 
p r i o r i t i z a t i o n i s a l o n g s t a n d i n g p r o c e s s t h a t i n v o l v e s t h e p u b l i c , 
and t h e C i t y C o u n c i l . I t p r o b a b l y would n ot be e v a l u a t e d u n t i l 
a f t e r t h e f i r s t o f t h e y e a r . 

Chairman H a l s e y p o i n t e d out t h a t t h e Commissioners would n o t be r e -
r e v i e w i n g t h i s p r o j e c t a g a i n a f t e r t o n i g h t . 

Mr. Shanks commented on Highway 6 & 50 a c c e s s and t h e s i g n a l i n g 
system e x p l a i n i n g t h a t t r a f f i c coming from t h e p a r k i n g l o t w i l l 
c l e a r b e f o r e t h e l i g h t t u r n s . The De v e l o p e r has $120,000 i n t h e 
improvements agreement f o r t h e t r a f f i c s i g n a l c o s t . 

Commissioner R o b e r t s had co n c e r n s about t r a f f i c coming from t h e 
e a s t on Highway 6 & 50 e s p e c i a l l y d u r i n g t h e C h r i s t m a s r u s h . 
Commissioner R o b e r t s added t h a t a l o t o f t r a f f i c w i l l a v o i d t h i s 
c o n g e s t i o n and use t h e Independent Avenue ( r e s i d e n t i a l 
n eighborhood) r o u t e . 

Mr. Shanks commented t h a t t h e s t u d y i n v o l v e s j u s t t h i s t y p e o f peak 
t r a f f i c f o r t h e i n t e r s e c t i o n . Mr. Shanks a d m i t t e d t h a t t h e s t u d y 
c a n n o t second guess t h i n g s l i k e t h a t . 

Mr. B o e s c h e n s t e i n commented t h a t t h e p r o p e r t y was i n what i s 
c o n s i d e r e d a s u b d i v i s i o n and a heavy commercial zone. The P l a n n i n g 
Commission can impose c o n d i t i o n s normal t o a s u b d i v i s i o n a t t h i s 
s t a g e . There w i l l be a n o t h e r s t a g e o f r e v i e w w h i c h i s a S i t e P l a n 
Review S t a g e i n w h i c h a l l t h e C i t y Departments, and a l l t h e U t i l i t y 
Companies p a r t i c i p a t e . A t t h e S i t e P l a n Review S t a g e , i t i s p r o p e r 
t o t a l k about t h e s p e c i f i c s on r o a d improvements, t r a f f i c i m p a c t s , 
d r a i n a g e . The p l a t cannot be r e c o r d e d u n t i l r e q u i r e m e n t s a r e met 
a c c o r d i n g t o t h e d e c i s i o n s made by t h e v a r i o u s a g e n c i e s , and t h e 
b u i l d i n g p e r m i t cannot be i s s u e d u n t i l t h e s i t e p l a n has been 
s a t i s f i e d . The r e q u e s t t o n i g h t i s f o r t h e a p p r o v a l o f a one l o t 
s u b d i v i s i o n . 

Chairman H a l s e y a sked Mr. G o l d b e r g i f he would l i k e t o comment on 
any o f t h e i s s u e s w h i c h had been d i s c u s s e d . 

Mr. G o l d b e r g e x p l a i n e d t h a t f i n d i n g s u i t a b l e p r o p e r t y was an 
i m p o r t a n t a s p e c t o f h i s j o b . The Department o f Highways had t o l d 
them t h a t a r e a s on t h e e a s t s i d e o f town had f u l l c a p a c i t y on t h e 
roadways and e x p a n s i o n would be d i f f i c u l t . He s t a t e d t h a t he a l s o 
l o o k e d f o r p r o p e r t y t h a t was c o r r e c t l y zoned f o r t h e p r o p o s e d 
p r o j e c t . 
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R e g a r d i n g t h e d r a i n a g e problem, F a i t h S t r e e t does n o t d r a i n t o 
d a t e , i t i s i n a b a s i n . However, t h e r e a r e t e c h n i c a l C i v i l 
E n g i n e e r i n g s o l u t i o n s t o t h i s d r a i n a g e i s s u e . But no m a t t e r what 
t h e s o l u t i o n , t h e d i s c h a r g e w i l l not exceed t h e h i s t o r i c f a t e * 

I n r e g a r d s t o t h e i n c r e a s e i n t r a f f i c , we b e l i e v e t h e i n c r e a s e i s 
i s o l a t e d t o Highway 6 & 50. We have been r e q u e s t e d t o p u t i n l e f t 
t u r n a r r o w s , and we a r e d e d i c a t e d t o s o l v i n g t h e i s s u e s . A t t h i s 
p o i n t , we have p u t $300,000 i n w i t h t h e C i t y f o r t h e s e 
improvements. As f a r as t h e s i d e w a l k s , i t would be mote f e a s i b l e 
t o i n s t a l l them once and not have t o t e a r them o u t and r e p l a c e them 
a t a l a t e r d a t e . We have no problem w i t h p u t t i n g them i n a f t e r t h e 
r o a d i s c o m p l e t e d . 

Chairman H a l s e y had c o n c e r n s about t h e l a n d s c a p i n g . 

Mr. G o l d b e r g r e p l i e d t h a t he e x p e c t e d t o t a l k about t h e d e t a i l s 
a f t e r t h e b a s i c p l a n n i n g i s s u e was p a s s e d ; however, h i s b a s i c 
p h i l o s o p h y i s t o have a h i g h degree of l a n d s c a p i n g t o enhance t h e 
m a r k e t a b i l i t y o f t h e p r o j e c t s . There i s 23,000 s q u a r e f e e t o f 
r e q u i r e d l a n d s c a p i n g by t h e M u n i c i p a l Code. He a s s u r e d t h e 
Commission t h a t whatever t h e p e t i t i o n e r d i d would be i n e x c e s s o f 
t h e M u n i c i p a l Code r e q u i r e m e n t s . 

Commissioner R o b e r t s asked about t r a c t B, i f i t was a p r o p o s e d 
d e t e n t i o n a r e a ? 

Mr. G o l d b e r g e x p l a i n e d t h e r e t e n t i o n pond would be on t h e n o r t h end 
o f t h e p r o p e r t y w h i c h would be i n t h e a r e a where T r a c t B. The f i n a l 
l o c a t i o n depends on t h e f i n a l d e c i s i o n on t h e d r a i n a g e f o r t h e 
p r o p e r t y . 

Commissioner Anderson asked i f t h e C i t y was r e a d y t o h a n d l e t h i s 
s i z e o f p r o j e c t ? Independent, 1 s t s t r e e t , 25 1/2 Road w i l l a l l be 
u sed as a c c e s s by p e o p l e coming from t h e n o r t h . 

Mr. M e t z n e r e x p l a i n e d t h a t t h e p r o p e r t y i s zoned c o m m e r c i a l . The 
i m p a c t s would have t o be d e t e r m i n e d by t h e C i t y C o u n c i l ; t h r o u g h 
t h e i r d i r e c t i o n t h i n g s r i s e up on t h e p r i o r i t y l i s t s u ch as t r a f f i c 
i n c r e a s e s . I t i s t h e r e s p o n s i b i l i t y o f t h e S t a f f t o l o o k a t t h o s e 
i s s u e s and r e p o r t them t o t h e C o u n c i l so t h e y can change t h e 
p r i o r i t i e s . S i n c e t h e z o n i n g i s t h e r e , t h e o r e t i c a l l y you c o u l d 
assume t h e p o t e n t i a l t r a f f i c problems were a d d r e s s e d p r i o r t o t h a t 
z o n i n g . 

Mr. Shanks e x p l a i n e d t h a t as t r a f f i c p l a n s change t h e C i t y can 
a d j u s t t h e p l a n s . C i t y C o u n c i l makes t h e f i n a l d e c i s i o n on where 
t h e money goes. 

Commissioner Love asked Mr. Shanks about t h e e n g i n e e r i n g problems 
o f g e t t i n g a l l t h e c a r s i n t o t h e a r e a . Mr. Shanks e x p l a i n e d t h e r e 
a r e 20 y e a r p r o j e c t i o n s f o r t h i s t y p e o f p r o j e c t w h i c h t h e y work 
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w i t h . A l s o , t h e d i f f e r e n t p o s s i b l e r o u t e s t o t h e s i t e are b e i n g 
l o o k e d i n t o and p r o j e c t e d t r a f f i c f o r each. He e x p l a i n e d t h a t t h e 
t t a f f i c p r o j e c t i o n s a r e f o r t h e peak t r a f f i c f o r t h a t area. 
Chairman H a l s e y s t a t e d t h a t s i n c e t h e Commission needs t o make a 
d e c i s i o n on t h e F i n a l P l a t , and asked i f t h e r e were f u r t h e r 
q u e s t i o n s ? 

Commissioner Love q u e s t i o n e d t h e s u b d i v i s i o n i s s u e ; i r r e s p e c t i v e o f 
t h e i n t e n d e d u se, i s t h e Commission o n l y c o n s i d e r i n g t h e 
s u b d i v i s i o n ? 

Mr. M e t z n e r r e p l i e d a f f i r m a t i v e l y , t h e d e c i s i o n t o n i g h t i s s t r i c t l y 
t h e s u b d i v i s i o n p l a t . 

MOTION! (COMMISSIONER LOVE) "MR. CHAIRMAN, ON ITEM #68-91, A 
REQUEST FOR A MINOR SUBDIVISION WHICH CONSISTS OF ONE LOT 
ON APPROXIMATELY 24.49 ACRES IN AN EXISTING HEAVY 
COMMERCIAL ZONE (C-2), I MOVE THAT WE APPROVE THIS 
SUBJECT TO THE REVIEW AGENCY SUMMARY SHEET COMMENTS AND 
SUBJECT TO REVIEW AND APPROVAL OF A COMPLETE TRAFFIC 
GENERATION AND DRAINAGE PLAN AND ANALYSIS AS PART OF THE 
SITE PLAN APPROVAL PROCES8. IN ADDITION TO THE MOTION, 
PUBLIC COMMENTS THAT WERE ENTERED TONIGHT REGARDING 
PUBLIC 8AFETY, DIFFICULTY THE COMMISSION PERCEIVES IN THE 
TRAFFIC ANALYSIS AND DRAINAGE PROBLEMS." 

The m o t i o n was seconded by Commissioner Renberger. 

A v o t e was c a l l e d , and t h e motion passed u n a n i m o u s l y by a v o t e o f 
5-0. 

F o l l o w i n g t h e m o t i o n t h e r e was g e n e r a l d i s c u s s i o n about t h e 
pr o p o s e d s i t e p l a n . 

Mr. G o l d b e r g o u t l i n e d t h e proposed s i t e p l a n w h i c h i n c l u d e d t h e 
130,000 s q u a r e f o o t Sam's b u i l d i n g w i t h an o p t i o n t o expand an 
a d d i t i o n a l 30,000 square f e e t on t h e e a s t s i d e . A l o n g w i t h t h e 
Sam's development, t h e r e w i l l be an o u t l o t . A t t h i s t i m e t h e y a r e 
u n s u r e o f what t h a t o u t l o t w i l l be. I n t h e ca s e o f t h e t r a f f i c 
s t u d y , t h e w o r s t c a s e s c e n a r i o w i l l be used t o c a l c u l a t e t h e 
im p a c t s and t h a t i s a f u l l s e r v i c e r e s t a u r a n t . 

Mr. G o l d b e r g p r e s e n t e d a proposed l a n d s c a p i n g p l a n (drawn by 
A r c e i r i ) w h i c h t h e Commission r e v i e w e d . He o u t l i n e d t h e a r e a s t h a t 
w i l l be l a n d s c a p e d . The l a n d s c a p i n g a l o n g t h e s t r e e t w a y s w i l l be 
sod. The l i g h t e r c o l o r s t o t h e n o r t h and e a s t (shown on t h e p l a n ) 
d e p i c t t h e e x i s t i n g v c o n d i t i o n s o f t h e l a n d . There a r e some 
w e t l a h d s a l o n g t h e n o r t h s i d e o f t h e s i t e . The p e t i t i o n e r s t a t e d 
t h a t t h e y would n o t i n f r i n g e upon t h o s e w e t l a n d s . There a r e 
e x i s t i n g Cottonwood and R u s s i a n O l i v e s t r e e s on t h e e a s t s i d e o f 
t h e l o t and o t h e r l a n d s c a p i n g on t h e s o u t h e a s t c o r n e r w h i c h i s 
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Independent P l a z a . The Code r e q u i r e s t h a t t h i s development have 
23,000 s q u a r e f e e t i n l a n d s c a p e d a r e a . T h i s p l a n has 71,000 square 
f e e t . There i s an a r e a n o r t h o f Independence P l a z a t h a t shows 
heavy l a n d s c a p i n g , b u t we would l i k e t o back o f f t h a t a b i t because 
we do n o t b e l i e v e t h a t 25 1/2 Road w i l l be a major a c c e s s p o i n t f o r 
Sam's. The Code a l s o r e q u i r e s 51 t r e e s a t a c a l i p e r o f 1 1/2 i n c h 
f o r d e c i d u o u s t r e e s and 6 t o 10 f e e t f o r e v e r g r e e n s and 214 s h r u b s . 
T h i s p l a n i n c l u d e s 59 t r e e s and 206 s h r u b s . The p l a n shows more 
t r e e s and s l i g h t l y l e s s s h r u b s , but c e r t a i n l y a l a r g e r p l a n t a r e a . 
Mr. G o l d b e r g s t a t e d t h a t t h e y have t r i e d t o be c o g n i z a n t o f t h e 
t y p i c a l comments r e g a r d i n g a sea o f a s p h a l t . Wal M a r t l i k e s t o 
b r e a k up t h e sea o f a s p h a l t i n t h e i r p r o j e c t s and t h a t i s t h e 
r e a s o n we have i n s t a l l e d l a n d s c a p i n g a t t h e end i s l a n d s . Mr. 
G o l d b e r g s t a t e d t h a t Sam's l a n d s c a p e a r c h i t e c t has i n f o r m e d him 
t h a t t h e s e i s l a n d s need t o be s l i g h t l y l a r g e r t h a n i s shown on t h e 
map; c o n s e q u e n t l y , t h e i s l a n d s w i l l be i n c r e a s e d . 

Mr. G o l d b e r g added t h a t t h e p l a n i n c l u d e s a f r e e - s t a n d i n g 
i d e n t i f i c a t i o n s i g n l o c a t e d i n t h e southwest c o r n e r o f t h e 
p r o p e r t y . 

Commissioner R o b e r t s asked i f t h e r e was a l a n d s c a p e p l a n f o r t h e 
o u t - t r a c t u n t i l i t i s s o l d ? 

Mr. G o l d b e r g r e p l i e d no and asked Commissioner R o b e r t s what he 
would l i k e t o see? 

Commissioner R o b e r t s r e f e r r e d t o o t h e r developments, i e . m a l l w h i c h 
have s e v e r a l undeveloped o u t - t r a c t s which a r e s a t u r a t e d w i t h weeds. 
Because t h e d e v e l o p e r s o f t h e m a l l i n s t a l l e d t h e s u r r o u n d i n g 
i n f r a s t r u c t u r e when i t was b u i l t , t h e p r i c e o f t h e s u r r o u n d i n g l o t s 
a r e e x t r e m e l y e x p e n s i v e . Other developments c o n t i n u e t o b u i l d o u t -
t r a c t s and t h e s e o u t - t r a c t s remain undeveloped and o v e r r u n w i t h 
weeds. Commissioner R o b e r t s s t a t e d t h a t he would l i k e t o see an 
e n t i r e development l a n d s c a p e d so t h a t i t i s c o m p l e t e . 

Commissioner R o b e r t s added t h a t he f e l t t h a t t h e z o n i n g on t h i s l o t 
was n o t a p p r o p r i a t e because o f t h e v i c i n i t y t o t h e N o r t h Avenue on-
ramp t o Highway 6 & 50 and t h e i n a d e q u a t e r o a d c o n d i t i o n s on 
Independent Avenue and 25 1/2 Road. 

D i s c u s s i o n ensued r e g a r d i n g t h e p r o p e r z o n i n g f o r t h i s l o t p r o p o s e d 
f o r t h e Sam's Warehouse, t r a f f i c problems, e t c . 

The m e e t i n g was a d j o u r n e d 9:05 p.m. 
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