~_\__ PLANNING & ZONING
crryor PRESCOTT COMMISSION

Eﬂy/oﬂf/{/} Hometown AGENDA

PLANNING & ZONING COMMISSION Council Chambers + Virtual Zoom Meeting
REGULAR MEETING CITY HALL

THURSDAY, December 9th, 2021 201 S. CORTEZ STREET

9:00 AM PRESCOTT, ARIZONA

The following agenda will be considered by the PLANNING & ZONING COMMISSION at its
meeting to be held on December 9th, 2021, public may attend the meeting in person or through
the use of a technological device via Zoom teleconferencing. Notice of this meeting is given
pursuant to Arizona Revised Statutes, Section 38-431.02.

Join Zoom Meeting
https://us02web.zoom.us/{/84119427453

Dial by your location
1 346 248 7799 or
1 669 900 6833

Meeting ID: 841 1942 7453

l. CALL TO ORDER- Housekeeping- Please keep your phone on mute unless you are
speaking in order to minimize background noise.

Please identify yourself each time you speak so that we can record your comments in
the minutes and properly count motions and votes.

Il. ATTENDANCE
MEMBERS
Don Michelman, Chair Greg Lazzell
Ted Gambogi, Vice Chair George Lee
Stan Goligoski Butch Tracey
Thomas Hutchison

1. REGULAR AGENDA ITEMS
1. Approval of the October 28", 2021 meeting minutes

2. PLN21-003, Preliminary Plat of Forest Hylands Townhome Subdivision, a 22-
lot townhome subdivision on a 1.225 acre parcel located on the southwest
corner of White Spar Road and Forest Hylands; Site Zoning: BG (Business
General); Property Owner: Prescott Hylands LLC; APN: 109-12-038.

V. STAFF UPDATES

V. ADJOURNMENT

CERTIFICATION OF POSTING OF NOTICE


https://us02web.zoom.us/j/84119427453

The undersigned hereby certifies that a copy of the foregoing notice was duly posted at Prescott City Hall and on the
City’s website on 12/3/21 at_1:45 pm in accordance with the statement filed with the City Clerk’s Office.

Sarah Siep, City Clerk

THE CITY OF PRESCOTT ENDEAVORS TO MAKE ALL PUBLIC MEETINGS ACCESSIBLE TO PERSONS WITH DISABILITIES.
With 72 hours advanced notice, special assistance can be provided for sight and/or hearing-impaired persons at this meeting.
Reasonable accommodations will be made upon request for persons with disabilities or non-English speaking residents.
Please call the City Clerk (928) 777-1272 to request an accommodation to participate in this public meeting. Prescott TDD
number is (928) 445-6811. Additionally, free public relay service is available from Arizona Relay Service at 1-800-367-8939 and
more information at www.azrelay.org.


http://www.azrelay.org/
Torey Dawson
Stamp


PLANNING AND
ZONING COMMISSION

MINUTES
s
crryor PRESCOTT
L. ;)cz*;/é*‘{/yj} Flometown
NS
P & Z COMMISSION Zoom Meeting + Council Chambers
PUBLIC HEARING 201 S. CORTEZ STREET
THURSDAY, October 28", 2021 PRESCOTT, ARIZONA
9:00 AM (928) 777-1207
. CALL TO ORDER
Chair Don Michelman called the meeting to order at 9:00 AM
II. ATTENDANCE
COMMISSIONERS STAFF MEMBERS
Don Michelman, Chair George Worley, Planning Manager
Ted Gambogi, Vice Chair Tammy DeWitt, Community Planner
Stan Goligoski Kaylee Nunez, Recording Secretary
Thomas Hutchison Bryn Stotler, Community Dev. Director
Gregory Lazzell, Absent Matt Podracky, Interim City Attorney
George Lee COUNCIL
Butch Tracey Councilman Steve Sischka, Liaison
Councilmember Cathey Rusing
1"l. MINUTES

Approve the minutes of the October 14™, 2021 Planning & Zoning Commission meeting.

Commissioner Gambogi made a motion to approve the October 14", 2021 minutes. The
motion was seconded by Commissioner Hutchison and passed (6-0).

V. REGULAR AGENDA ITEMS
1. CSP21-002- Property Owner- Findlay Family Properties Limited; Applicant- A & B Sign

Company Inc.; A request to for a Comprehensive Sign Plan amendment for Findlay
GMC Dealership on APN: 106-08-088B, 1008 Commerce Drive.
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Community Planner Tammy Dewitt presented a background summary of the project. The existing
Comprehensive Sign Plan was approved in 2016 to allow for three (3) free standing signs and
four (4) wall mounted signs totaling 278 square feet. The request today is for two (2) additional
wall signs totaling 152 square feet. Ms. Dewitt presented a sign inventory provided by the
applicant listing all new and proposed signs and their corresponding square footages, as well as
an aerial map, site photos and renderings of the proposed, additional signage. Staff
recommended a motion to recommend approval of CSP21-002 as submitted.

Commissioner Goligoski made a motion to recommend approval CSP21-002, the motion
was seconded by Commissioner Hutchison; the motion passed (6-0).

2. REZ21-008- Property Owner- Granite Property Investments LLC; Applicant- Granite Basin
Engineering; A request for a rezoning from RE-2 ACRE (Rural Estate 2 Acre) to BG
(Business General) to allow for a mini storage and commercial facility on APN: 106-02-
052C, 5900 Willow Creek Rd.

Planning Manager George Worley presented a General Plan and area overview associated with
this project, as well as the next agenda item (REZ21-007), which is similarly located. Mr. Worley
presented the 2015 General Plan Land Use Map, which designates the subject properties as
Commercial. The map also depicts Industrial designations nearby.

A 2017 traffic volume map from Central Yavapai Metropolitan Planning Organization (CYMPO)
was presented which indicates that 25,000 cars pass the subject intersection a day. Mr. Worley
also presented a zoning map of the subject properties, which are currently zoned Rural Estate 2
Acre (RE-2 ACRE). The RE-2 ACRE zoning designation intends for a very low density residential
district with a rural or agricultural feel. The desired zoning for both properties, Business General
(BG), is a moderate intensity business district. BG uses are most often located on collector or
arterial streets, Willow Creek Road being an arterial. Mr. Worley summarized that the subject lots
are appropriate for business uses in context with the City’s General Plan, yet other considerations
must be made in the context of these projects.

Community Planner Tammy Dewitt then gave a presentation for REZ21-008, which will require a
Conditional Use Permit (CUP) through the Board of Adjustment in order to allow a mini storage
building should the Rezoning be approved. She presented aerial photos and a zoning map of the
area, detailing a property with a Church immediately to the south as well as significant commercial
projects and zoning nearby. Site photos were also presented which detail a steep embankment
on the southeast side, which will make direct access to Willow Creek Road difficult. As such, the
entrance is being proposed off of Pinon Oak Drive. The site plan depicts a 49,224 square foot
storage building as well as a 7895 square foot commercial building which may be comprised of
several commercial uses, but which have not been specifically identified by the applicant.

Ms. Dewitt also presented cross sections of the site elevation which details a higher elevation
overall on the west side than that of the east side of the site, which may provide additional
buffering from the homes to the west. Ms. Dewitt summarized that it is compatible with
surrounding zoning and commercial development, as well as the General Plan and Commercial
Corridor Overlay applicable to Willow Creek Road. A Traffic Impact Analysis (TIA) will be required
due to the heavy traffic in the area as well as additional landscaping to buffer from the adjacent
residential area.

Staff noticed residents within a 1300’ buffer, 1000’ beyond what is required by state statute. Staff
recommends approval / denial of REZ21-008 subject to substantial conformance to the site plan.
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Commissioner Hutchison asked about the height requirement [restriction] in BG zoning; Ms.
Dewitt answered that it is 50'.

Vice Chair Gambogi asked what the approximate net viewable portion of the project from Willow
Creek Road would be. Ms. Dewitt answered that it would be about 20'. Mr. Gambogi asked what
portion would be viewable by the residents to the west, Ms. Dewitt answered that it would be the
full size/height of the developed structure, but that landscape buffering would be required.

Chair Michelman asked whether the TIA would contemplate potential new buildings on the
property. Ms. Dewitt answered that those performing the TIA have numbers through the National
Traffic Safety Standards that are use specific and that they will apply those numbers in order to
see what improvements will be required as a result of the new developments.

Mr. Gambogi asked whether a TIA has been performed for the proposed Banner Hospital nearby.
Ms. Dewitt answered affirmatively.

Tim Welte, a nearby resident, stated he lives in Pinon Oaks and has concerns about the existing
traffic on Willow Creek, particularly the braking distance from the Willow Creek / Pioneer Parkway
intersection to the Pinon Oaks intersection.

Chuck Taubman, resident at 1113 Dandelion Place, stated that most residents are in attendance
out of concerns about traffic, which is already significant in the area. He cited issues of speeding,
the proposed Banner hospital, and the site topography.

Commissioner Goligoski asked resident Tim Welte whether he has changed his ‘regular traffic
pattern’ that is, exiting on Pioneer Parkway versus Willow Creek Road. Mr. Welte answered that
he has, especially to avoid taking a left onto Willow Creek Road.

Steve Antol of 5871 Honeysuckle Road also commented that the traffic in the area is already
terrible and he would be interested in alternatives to a roundabout. He further commented that
the Commission needs to see a traffic study before it can make a decision.

Chairman Michelman asked Ms. Dewitt to talk about the timing of the TIA. Ms. Dewitt answered
that the TIA will be required with the engineering permits and that building permits will not be
issued without that information.

Robert Stockbridge of 5750 Goldenrod Way stated that traffic in the area has tripled in the past 3
years and that police patrol has increased recently as a result. He also feels that a roundabout is
not a good solution.

Robbie Graves, resident at 845 Panicum Drive, believes the process is being done backwards.
She stated the property owner needed to assess the current zoning and traffic concerns prior to
purchasing the property and trying to make it commercial. She feels that accessing commercial
properties off Pinon Oaks Drive is not viable and that the TIA needs to be performed prior to any
decisions being made.

Commissioner Goligoski asked whether the applicant had purchased the property yet; Ms. Dewitt
answered that they have not.
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Commissioner Tracey asked how many homes are projected for Deep Well Ranch; Mr. Worley
answered 10,000 in theory, but build out will likely be much less. Mr. Worley also answered that
there are approximately 300 homes built in Deep Well Ranch thus far.

Nearby residents Luann Van Gundy and Constance Ricks voiced their opposition to both rezoning
proposals on the agenda.

Jerri Rook of 1030 Panicum Drive voiced concerns about an existing business already abutting
Pinon Oaks as well as the possibility of a vast array of business uses on the subject parcel should
it be rezoned to Business General.

William Ray of 5660 Four O’clock Lane asked for clarification of the operating hours of the
proposed businesses, particularly Dunkin Donuts.

Allison Saba of 5825 Goldenrod Way also voiced concerns about the business operating hours.

Donna McCrossen of 1037 Panicum Drive expressed concerns about future traffic, particularly
impacts from the development of Deep Well Ranch.

Chairman Michelman expressed discomfort in voting on this item as the applicant is not present.

Vice Chair Gambogi stated that this property is unlikely to stay as RE- 2 ACRE being that it is
right on Willow Creek Road, noting a rezoning is inevitable.

Commissioner Hutchison expressed his concerns about traffic, namely that there is already too
much traffic that moves too fast. Mr. Hutchison also mirrored Mr. Gambogi’'s statement about
the property being inevitably rezoned.

Commissioner Goligoski agreed that this is a commercial area, but noted a TIA is needed and
that he went out to the project site and attempted to take a left turn out of Pinon Oaks, which he
agreed was very dangerous. He also asked that the applicants propose a plan(s) that doesn't
utilize Pinon Oak Drive as the ingress/egress point.

Commissioner Gambogi made a motion to table REZ21-008 pending receipt of a Traffic
Impact Analysis, clarification on the use(s) of the proposed commercial building, and a
requirement that the applicant be present at any subsequent Planning & Zoning
Commission meetings for this item. The motion was seconded by Commissioner
Goligoski. The motion passed (6-0).

Commissioner Hutchison asked whether the decision to table is time-bounded. Mr. Worley
answered that it will depend on when the applicant can get a TIA performed, which is further
limited by the busy development conditions creating a lack of engineering services. Mr. Worley
also stated that there are no set parameters, per City Code, on timelines for such a matter.

Commissioner Tracey asked about the cost of a TIA. Jason Rieke of Goodyear, Arizona answered
that his firm recently had one in Prescott completed for another Dunkin Donuts, noting it cost
approximately $20,000 and took a month and a half to complete.
3. REZ21-007- Property Owner- Granite Property Investments LLC; Applicant- Bar Napkin
Productions; A request for a rezoning from RE-2 ACRE (Rural Estate 2 Acre) to BG
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(Business General) to allow for a new drive-through restaurant on APN: 106-02-052D,
5930 Willow Creek Road.

Planning Manager George Worley presented an aerial photo of the subject property as well as a
zoning map which indicates Business Regional (BR) zoning to the north and east and residential
zoning to the south and west. Mr. Worley presented a partial site plan proposing a Dunkin Donuts
with drive-through on the northern 1/3 of the property, with the remaining 2/3 not specified as to
use or development scheme. The site plan also indicated a right in/right out access off Willow
Creek, as well as an option for access off Pioneer Parkway, which will have to be evaluated and
approved by Yavapai County, which controls that roadway. Mr. Worley stated that the City Traffic
Engineer has requested a TIA for the proposal and that Pinon Oak Drive could be an alternative
access point. Mr. Worley also expressed concerns about a large portion of the site plan details
being left blank, noting that Planning staff likes to see a more comprehensive, and conceptual
site plan when reviewing a potential Rezoning. He also reiterated concerns about traffic and that
Planning staff would also like to see a requested TIA.

Commissioner Hutchison asked whether there are acceptance criteria for TIAs. Mr. Worley
answered that there are and that the criteria are determined by the City Traffic Engineer.

Applicant Jason Rieke of Bar Napkin Productions explained that his firm was involved with
designing a Dunkin Donuts for another location in Prescott, for which they did perform a TIA. He
also explained that it is difficult to order a TIA when they do not know what use it will be for. That
is why his firm is requesting the rezoning prior to the TIA, as well as withholding further details on
the site plan. Mr. Rieke also stressed that if a Willow Creek ingress/egress point was approved,
they would make street improvements to ensure that it is a right-in/right-out only.

Chair Michelman commented that he has never approved a rezoning without a complete site plan
in all his time serving on the Planning & Zoning Commission.

Commissioner Tracey asked the applicant whether there are other Dunkin Donuts in the area. Mr.
Rieke answered that there is one other under construction in Prescott and another already built
in Prescott Valley.

Applicant and developer Neal Borden of Edgewater, New Jersey reiterated that he is solely
applying at this time for the Dunkin Donuts business and seeks to make it as compatible as
possible with the surrounding area. He also reiterated that safety is key as well as accessibility.

Commissioner Hutchison asked the applicant whether they had a viable business plan should the
property only house a Dunkin Donuts location. Mr. Borden answered that he would be fine with
that.

Wade Crandell of CMA Realty, representing the developer, reiterated that a voluntary
neighborhood meeting was held on January 29" 2021 and that approximately 40-50 residents
attended. Mr. Crandell stressed that the developer is very interested in bringing in a business that
is compatible with the surrounding area and residents, who stressed that they didn’t want a gas
station, convenience store, or bar. Mr. Crandell suggested that the traffic problems will only get
worse if this Rezoning is not addressed and that they are asking for compromise.

Chuck Taubman, nearby resident, expressed concerns about additional traffic and operating
hours. He stated that there is no way that cars can access off Willow Creek Road and that a fast
food restaurant is out of character with the area.
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Robbie Graves, resident of Pinon Oaks, stated that she was at the neighborhood meeting
referenced by Mr. Crandell and that she feels it should have been held prior to an application for
a rezoning filed with the city. She also reiterated concerns about traffic safety and the lack of
details for the remaining portion of the site plan.

Steve Antol, resident of Pinon Oaks, asked about the vacant property to the east of the subject
property, which would be likely to develop should the subject property develop. He believes that
this is also a poor location for retail.

Planning Manager George Worley introduced an additional option—that the applicant could
reduce the proposed rezone area strictly to the area that they have site plan details for (i.e. the
Dunkin Donuts business area only).

Commissioner Tracey asked what the distance from the intersection to the proposed Willow Creek
access pointis. Mr. Rieke answered that it is approximately 300 feet. Mr. Tracey also asked about
the distance from the business to the closest residence; Mr. Rieke answered that it is
approximately 60 feet.

Commissioner Tracey further asked about a noise study; Mr. Worley answered that there is
nothing in the Land Development Code addressing a noise study, but that additional buffering can
be taken into consideration.

Commissioner Gambogi made a motion to table REZ21-007 pending receipt of a Traffic
Impact Analysis and a more definitive site plan. The motion was seconded by Commissioner
Goligoski. The motion passed (5-1), with Commissioner Hutchison voting against the motion.

4. STAFF UPDATES

Ms. Dewitt announced that a calendar for next year's Commission meetings has been provided to all the
Commissioners and that staff will be reaching out to the Commission in the next week or so regarding
November meetings.

5. ADJOURNMENT

Meeting adjourned at 10:58 AM.

Don Michelman, Chairman Kaylee Nunez, Recording Secretary
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MEETING DATE: December 9, 2021

AGENDA ITEM: PLN21-003, Preliminary Plat of Forest Hylands Townhome Subdivision,
a 22-lot townhome subdivision on a 1.225 acre parcel located on the southwest corner of
White Spar Road and Forest Hylands; Site Zoning: BG (Business General); Property
Owner: Prescott Hylands LLC; APN: 109-12-038.

Approved By: Date:

Director: Bryn Stotler BS 12/2/2021
Planning Manager: George Worley aw 12/2/2021
Community Planner: Tammy DeWitt 7D 12/2/2021

Item Summary

This is a request to for a Preliminary Plat for the Forest Hylands Townhome Subdivision,
creating 22 residential lots on 1.225 acres, located on the southwest corner of White Spar
Road and Forest Hylands. The property is zoned BG (Business General) and this
development would be considered an infill project within the City of Prescott. There is
currently a drive-thru restaurant that will be torn down as part of the development of this
property.

Background

The subject property is approximately 1.225 acres, zoned BG (Business General) and will
consist of 22 residential townhome lots. These homes will be 2 story with a 2 car garage on
the lower level and the livable upstairs. Proposed amenities on-site consist of a spool
(spa/pool), bbq area, and ramada.

The BG zoning district allows for commercial and residential uses. This 1.225 acre parcel
would allow up to a total of 36 dwelling units. The proposed plat is for 22 residential townhome
lots.

Access to the subdivision is off of White Spar Road with an emergency access on to Forest
Hylands that will be chained or gated per Fire Department requirements.



AGENDA ITEM: PLN21-003, Preliminary Plat of Forest Hylands Townhome Subdivision,
a 22-lot townhome subdivision on a 1.225 acre parcel located on the southwest corner of
White Spar Road and Forest Hylands; Site Zoning: BG (Business General); Property
Owner: Prescott Hylands LLC; APN: 109-12-038.

Issues for Consideration (LDC Section 9.10.9.A.6)

The City shall consider the following in the review of Preliminary Plats:

a.

The purposes for subdivision regulations of Sec. 9.10.1;

The application complies with all Preliminary Plat requirements.

The requirements of Sec. 9.10.6, Standards for Subdivision Approval;

The applicant has submitted a complete application that has been reviewed by
all our reviewing agencies and no other information is required as part of this
Preliminary Plat application.

The physical arrangement of the subdivision;

The proposed townhome subdivision has supplied all required information and
has made required changes to the layout of the lots and easements for utilities.
No other changes have been requested to this project and meets all code
requirements.

Adequacy of street and thoroughfare rights-of-way and alignment:

The applicant worked with the Public Works Department in regards to the
required utility easements and other easement requirements. The proposed

layout meets all code requirements and no other changes are being required.

Compliance of the streets and thoroughfares with the adopted plans and the
existing street pattern in the area;

The applicant worked with the Public Works and Fire Departments in regards to
the size of the easements for ingress/egress, utilities, trash, and fire turnaround.
The proposed Preliminary Plat meets all the City’s code requirements.

Adequacy of easements for proposed or future utility service and surface
drainage; and

Meets all code requirements.



AGENDA ITEM: PLN21-003, Preliminary Plat of Forest Hylands Townhome Subdivision,
a 22-lot townhome subdivision on a 1.225 acre parcel located on the southwest corner of
White Spar Road and Forest Hylands; Site Zoning: BG (Business General); Property
Owner: Prescott Hylands LLC; APN: 109-12-038.

g. Suitability of lot size and area with respect to the minimum requirements for the
type of sanitary sewage disposal proposed.

The proposed townhome lots meet all code requirements for that zoning district
and each lot will be an attached townhome with a garage.

Attachments
1. Narrative
2. Vicinity aerial map
3. Vicinity zoning map
4. Preliminary Plat

Recommended Action:

MOVE to recommend approval of PLN21-003, Preliminary Plat of Forest Hylands
Townhome subdivision.
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PALMER ARCIITECTS, LTD.

06/10/2021

NARRATIVE
FOREST HYLANDS 22-TOWNHOMES
415 WHITE SPAR ROAD
PRESCOTT, AZ 86303
A.P.N. 109.12.038

Forest Hylands Townhomes (the project) is a proposed infill development consisting of 22 luxury townhomes
units located on 1.25 net acres of land at 415 White Spar Road. The existing zoning is BG and a planned area
development is being proposed.

Forest Hylands will be a gated single townhome community that will consist of (4) building of 2, 6,6 and 7
attached units. The units consist of 2 different plans od 1287 to 1405 S.F. livable in size. Each unit will have (2)
garage parking spaces.

The proposed 2-Story building height will be 28’-0”. Landscaping will consist of transitional mountain palette,
that is intended to be drought to levant species. These mountain gardens will be used as an enhancement to
the project and within amenity areas.

The project is a clean mountain home modern design with architectural facades that enhance the elevation of
the buildings, including large windows on the front and rear elevations that will maximize the amount of light
entering the units.

There will be a ground floor patio which will provide indoor / outdoor space for residents and add visual appeal
to elevations. The colors and materials that will be utilized will provide variation for elevations and will include
warm and cool palettes. Further architectural variation will be provided. Units will be built in pairs with every
other pair being a different plan.

In addition, this project will have a common open area with a spool (spa-pool), ramada and B.B.Q.s for
homeowner’s use in the south-west corner of the site.

All homes will meet or exceed energy star standards with low-e dual pane glass, high efficacy A/C units, water
heaters, and high value insulation. All homes will also provide low water use fixtures and landscapes.

Our Arizona mountain homes will reflect the southwest lifestyle and will provide a attractive integrated project
design for the Prescott community.
Sincerely

Heald o ot

Jerry Palmer
Architect / Builder

4545 N. 3th6 Street. o Suite 200 Phoenix, AZ 85018 o (480) 947.7717
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