Town of Concrete
Planning Commission Meeting
November 13, 2014
7:00 p.m. Chairman Newburn called the meeting to order. Chairman Newburn led the gallery in the Pledge of Allegiance.

 

Roll Call: Planning Commission Members: Sandra Jones, George Theodoratus, Don Payne, Doug Ide and Bruce Newburn. 
Staff Present: Town Planner Marianne Manville-Ailles 
 

Audience Members Signed In: None
Minutes from September 11, 2014: Sandra Jones made a motion to approve the minutes. Don Payne seconded the motion. The motion carried unanimously.
Announcements: Update on Council Action re: PC By Laws and Procedures; Code Change; and Reappointments: Marianne reported on the approval by council on the by-laws and code change. She reported that reappointments will need to take place at the first of the year. She stated that since it will be odd year that position numbers 1, 3, and 5 will be appointed at 2 year terms and that position numbers 2 and 4 will be for 3 year terms. She asked if anyone had a preference for their term length. 

Doug Ide stated that he would prefer a 2 year term. George Theodoratus stated that he did not have a preference and would do whichever was best for the town. Bruce Newburn stated that he would prefer a 3 year term. Sandra Jones also stated that she would prefer a 3 year term. With the other terms decided, Don Payne and George Theodoratus will each be given a 2 year term. 

Position 1 Doug Ide (2 years)

Position 2 Bruce Newburn (3 years)

Position 3 Don Payne (2 years)

Position 4 Sandra Jones (3 years)

Position 5 George Theodoratus (2 years)

Marianne stated that she will take the reappointments back to council at their next meeting. 
Marianne also stated that after adjournment of tonight’s meeting there will be a training opportunity on the Open Public Meetings Act. She explained that a new State law went into effect this year which requires that all public officials, including Planning Commission members complete this training. She referred them to the information in their packets and the PDF of the slideshow with information on this training and stated they will also watch a 15 minutes video. She stated they will watch this together and she will also give them other places they can do further research on this. She also stated this will satisfy the requirement for this training and they will not have to take it again for 4 years. 

Doug Ide asked if they will be given a certificate stating they had completed this training. Marianne stated that it will be recorded in the minutes that they had completed it and that should be sufficient.
Comprehensive Plan Update Discussion: Review information from Doug re: his walk around survey: Doug reported that he had not been able to gather enough comparable data yet. He stated that he has not had enough time to get out there and talk to more people but he will continue to do work on this. He also asked for a review of the questions being asked. He read through the questions on the survey and asked what the difference between duplexes and multi-family units is. Marianne stated that duplexes have 2 units where multi-family would be anything over two units, like traditional apartment complexes. 
Doug discussed the process for going around and asking these questions. He stated he is incorporating this work with some survey work is doing for the Economic Development Task Force as well. Marianne stated that she would like to have these surveys turned in next month. She stated these are needed for completing the housing element they are currently working on. She stated that she wants to get this information to the Department of Commerce by the end of December. She stated the plan is to discuss the housing element tonight.
Discuss Housing goals and policies: Marianne reported they were each given a copy of the housing element showing the mark ups as well as a clean copy which incorporates information they have already discussed as well as information provided by Skagit County. She stated they need to review this and then bring their suggestions and questions back to the next meeting in December. 

Marianne discussed the housing element section of the comprehensive plan. She explained how this portion will work into the comprehensive plan. She reviewed the amounts and types of housing that are currently in town as well as the current population. She stated they need to determine if there is enough housing for the next 20 years. She stated there is definitely not enough housing for the next 20 years when you account for growth over those years. She reported the data received from the County states the town will need an additional 134 structures in the next 20 years to accommodate population growth. 

She reported the County has hired Paul Schissler, a housing expert who has a good grasp on affordable housing. She stated the county has hired him to complete a 10 year strategy on affordable housing in Skagit County. She stated that is has been determined that 3 out of 5 households in Skagit County are paying more than 30% of their income each month for housing which by HUD standards is not considered affordable housing. She stated that county wide 35%-38% of people and 50% of Concrete residents are paying too much for housing. She stated with these numbers that 68 or so of the 134 homes needed should be affordable housing. 
Don Payne stated that if the sewer connection fees were to be cut back to what it was a few years ago that would help people to be able build in town and would help housing costs. 

Marianne stated that reducing costs or waiving system development or connection fees is one of the listed strategies but in Concrete there are loans for the wastewater treatment plant construction that still have to be paid. She stated that if connection fees go away these loans still need to be paid somehow.

Don Payne stated that only two connection fees have been sold since the town raised these rates. He stated the town is losing $100.00 a month it would be getting if they would just give them hookups for free. 

Marianne stated that if these fees are reduced or waived then everyone else would have to make up the difference. 

Don Payne stated that we are already paying cause we are not selling any hook ups in town. He stated that people are building in Cedargrove and other areas but not in town. 

Marianne reported Rural Distressed sales tax funds are available and could possibly be used for impact or system development fees for low-income housing. She stated there is still an option for the town to get paid for these fees and the people building affordable housing could still get the discount. 

Don Payne stated that this is the problem with government. He stated in private enterprise you cut your rates to gain income but in government you raise rates to get more income but then you don’t end up getting more income. George Theodoratus stated you actually stop all income this way. Don stated that people do not buy permits for $9,000 for hookups and he believes the town has only sold two since the fees were raised. 

Marianne stated that since the year 2000 there has not been much growth in multi-family units but there has been approximately 50-60 single family structures built since then. 

Don stated that he did not believe any of these were after the connection fees increased. Marianne reported that between the year 2000 and 2009 there were 53 and between 2010 and now there have been 3. 

Don again stated that he did not believe any of these were after the fees were increased to $9,000. Marianne stated that she does not know the exact date these fees were increased. Don stated that he can guarantee there have only been 2 sold since the fees were raised. 

Marianne reported that since the last update to the comp plan in 2005 the number of housing units has increased by 3 between 2010 and now but at the county level there were 0 in 2011 and very few in 2013. She reported there was down turn in housing the last few years but it is starting to pick back up. 

George Theodoratus asked where these 50-60 homes are. He stated he has not seen these. Don Payne stated that he does not believe there have been that many built the whole time he has lived here. Doug Ide stated that some of those have to be the ones behind Loggers Landing. George stated that those particular homes paid the old rate for the hookup fees. Don stated that those have been good for the town since they are getting the $100 a month for each of those since the hookup fees were paid. 

Doug Ide stated that low-income housing is a good option but the town still does not have the infrastructure in place to accommodate population growth. He stated we can get people here but then they are still 40 minutes away from services. He stated that he doesn’t want to see a bunch of slums built and nowhere for people to work. 

Marianne reminded the Planning Commission that as planning commission members it is their responsibility to work with the numbers and to come up with a plan for the next 20 years. 

Discussion ensued on the types of housing and the size requirements to assist the town in meeting the needed 134 units. 

Sandra Jones asked who is going to build these structures or persuade people to move into town. It was stated builders can get higher prices for these structures down river. 

Don Payne stated the city should become more competitive. He stated he took him 2 weeks to get his water turned on. He stated he does not think that public works was that busy. He stated that if he had paid the $9,000 for a new hookup he would have still had to wait. 

Marianne stated that she is going to discontinue further discussion and complaining on the hookup fees. She stated that there are goals in the comp plan that the members could address. She reviewed the different ideas for promoting growth. She reminded the members that they can make recommendation but that any actual changes would have to be made by the council. 

Marianne also reviewed the zoning code and how some towns and cities have different types of zoning for residential but that Concrete only has one type of residential zoning. She stated that historically in Concrete and Skagit County the comp plan and zoning map are one in the same but that it doesn’t have to been done that way. She stated it could be that the comp plan would have the residential map but the zoning map would determine where higher density would be allowed. She stated that typically higher density is closer to down town and the larger lots are on the outskirts. She stated there may be some other areas in town that higher density could be allowed but this will be discussed further after the Comprehensive Plan update is completed when they address the zoning code changes that will be necessary to implement the comp plan.
Sandra Jones asked what exactly do we want to accomplish with the housing element. Marianne stated that they need to read through the information that she provided to them and then next month they need to let her know which strategies they want to have included in this element. 

Don Payne asked how many vacant buildable lots does the town has available. Marianne stated that according to the American Community Survey information from 2009 there are approximately 90. Don asked if these are ready to build on now. Marianne stated that no, what she was referring to was the number of vacant structures. She stated that available building lots are figured not by lots but by acreage. She stated the numbers from the 2005 comp plan were 43.6 acres in town and 32.5 in Grassmere. She stated these numbers should not have changed too much. 

Don asked if these lots were still need to be subdivided. Marianne stated that some would and some would not. She stated that quite a few are stand alone lots that could be built on and that multi-family construction would not necessarily require a subdivision. She stated that one of the objectives that were stated during the last comp plan update was to get some of the existing buildings rehabilitated and more ascetically pleasing. She stated that this could be less expensive than building new. She also stated that the town code allows for mother-in-law apartments or Accessory Dwelling Units (ADU) but the code could be amended to make these easier to construct. 
Discussion ensued regarding the rules for ADU’s and it was stated that part of the unit would have to be lived in for at least 6 months out of the year. George Theodoratus stated that owner occupied homes usually are maintained better. Marianne stated there are all around benefits to these for the owner and the community. George also stated the town may want to relax on some of the water and sewer codes for these types of units. He stated that he believes right now that these would require separate connections and fees. 

Bruce Newburn stated that he believes one thing that might curtail all of these efforts is not having a sewer system that can handle growth. George and Marianne both stated they believe the new plant has the capacity to accommodate the projected population increase and probably significantly more. 

Marianne stated that the town is beginning to get issues resolved with treatment plant. She reported on the Inflow and Infiltration Study that was just completed that identified issues that need to be repaired in the sewer lines and manholes that will help to reduce the amount of unnecessary flow into the plant. 

Bruce Newburn stated that every time he drives by the pond it looks like it is getting worse and worse. George and Marianne both stated the lagoon is no longer in use. Bruce asked where the sewage is going. It was stated that after the sewage is filtered and treated that it goes into the Baker River. It was also stated that the lagoon has been used, in the past, for any overflow issues and when those occur the town is required to notify the Department of Ecology. It was also stated the town performs the required testing and is compliance. Marianne stated there hasn’t been a compliance issue but an issue with the amount of storm water coming into the plant from the I&I issues. 

Don Payne stated that he is in favor of an industrial park in town. He stated he believes a good area for this would be behind the doctor’s office, where the town is currently working to put a new road in. He stated we need jobs for people in town. 

Sandra Jones stated that is probably the most negative thing about Concrete. She asked how we could attract new people to town when there is nothing here to support them. 

Marianne stated this can be discussed during the economic development element that will also be part of the comp plan update. She stated they will be working with the newly formed Economic Development Task Force to assist with information for this section. 

She stated they will continue this discussion next month and also begin on the land use section. 

She stated she would like them to look through all the information she has given them and to call her with any questions. 

Next Meeting Date and Time: The next meeting will be December 11, 2014 at 7pm.
Bruce reminded everyone to bring back the surveys to the December 11, 2014 meeting. Marianne reminded everyone the training will begin right after adjournment. 
Adjournment: Sandra Jones made a motion for adjournment at 8:04 p.m. George Theodoratus seconded the motion.  The motion carried unanimously.
_________________________ 


_________________________________

Bruce Newburn, Chairman 


Attest: Marianne Manville-Ailles
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Minutes prepared by Andrea Fichter
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