FINAL

VIRGIN TOWN PLANNING AND ZONING 

COMMISSION MEETING MINUTES

Wednesday, August 13, 2008


Present:

Members:
Adele Pincock, Chair

Larry Amodt 



Chris Downard

Others:
Ray Golata, Town Clerk

Lee Ballard, Town Council Planning and Zoning Liaison



Bill Adams, Town Council Member



Bruce Densley, Town Council Member



Karri Gulbransen, Rockin’ K Riding Stable



Ken Gulbransen



Tom LaCosse

Absent:
Kim Spendlove



Bonnie Timmerman

WORK MEETING

The Work Meeting commenced at 6:15 p.m.  

Review Minutes; General Discussion.  

The various agenda items were reviewed.  Larry Amodt pointed out that with regard to agenda item 3a, Karri Gulbransen is listed in error as the agent for Andy Anderson.  The name of the business is the Trading Post.  Chair Pincock wished she had known about the situation sooner.  Commissioner Amodt stated that the name would need to be changed on the application.  It was clarified that Andy Anderson would get the conditional use permit for trail ride staging and Karri Gulbransen would get the business license for Rockin’ K Riding Stables.  

Larry Amodt assumed that Ms. Gulbransen would have to wait another month for action.  He stated that a public hearing was held previously on the issue and the minutes contain evidence of what the neighbors want to see happen.  He suggested terms and conditions be applied to the conditional use permit.  Chair Pincock asked if it was the desire of the Commission to conduct a special meeting.  She had not considered that the previous public hearing could be for the same request.  Commissioner Amodt was not in favor of holding a special meeting.  

With regard to the distribution of agendas, Chair Pincock suggested that Town Clerk, Ray Golata, email the agenda out with a return receipt to ensure that each Commission Member gets one.  

With regard to the Karri Gulbransen matter, Chair Pincock stated that Andy Anderson should actually be applying for the conditional use permit.  Town Council Planning and Zoning Liaison, Lee Ballard, thought a determination had been made that someone else could apply as an agent.  Larry Amodt stated that that could be done but it lists Karri Gulbransen as the applicant rather than as agent.  The business name is listed as Rockin’ K Riding Stables instead of Fort Zion.  

Chair Pincock reported on modifications made to the proposed ordinance governing the temporary occupancy of recreational vehicles (RVs).  Enforcement issues were discussed.  She realized that the Town was trying to encourage owner builders but questioned what was being done to accomplish that.  

REGULAR MEETING 

1. Call to Order.

Chair Pincock called the meeting to order at 6:30 p.m. 

2. Declaration of Conflicts of Interest.

There were no conflicts of interest declared.  

NEW BUSINESS

3. Close Public Meeting and Open Public Hearing on the Following Items:
Chris Downard moved to close the public meeting and open the public hearing.  Larry Amodt seconded the motion.  Vote on motion:  Larry Amodt-Aye, Chris Downard-Aye, Chair Adele Pincock-Aye.  The motion passed unanimously.

a.
Conditional Use Permit (CUP) application for Rockin’ K Riding Stable at 1000 West SR-9 (Karri Gulbransen).
Tom LaCosse thought what was proposed was a very good idea.  His concerns had to do with the number of horses per acre and keeping the site clean.  He stated that the proposal was for up to 14 horses on 1.6 acres which he considered to be quite dense.  He expected that Andy Anderson could fix that easily by using the 170-foot buffer zone between his place and the original proposal.  Mr. LaCosse contacted a reference listed by the applicants who was involved in the same type of business as the one proposed.  The gentleman he spoke with reported he had six acres with approximately 40 horses on it.  The gentleman reported being subject to a zoning ordinance that requires more than one acre, one horse per 10,000 square feet, with a maximum of six.  Mr. LaCosse thought the applicants had done their homework before applying for the permit.

Mr. Lacosse’s third concern was with having an adequate buffer between the adjacent properties.  The gentleman he spoke to said there should be 75 to 100 feet between houses.  He said in looking at the square footage, the applicants were not too far from this number.  He conducted some research on commercial riding stables, zoning, and conditional use permit checklists and offered to share it with the Planning and Zoning Commission.  He reiterated that his main concerns with the neighboring property owners had to do with cleanliness, density of horses, and having a buffer zone between the stables and the adjoining properties.

Lee Ballard asked if the Town had made it clear that the sign ordinance was not yet finished.  She stated that the signs will be temporary.  Chair Pincock confirmed that that was made clear.  Lee Ballard asked about the adjacent property owners.  Mr. LaCosse identified them as the Cherrys on the east side and the Corneliuses on the west side.  

Mr. LaCosse asked about hours of operation.  Chair Pincock responded that the operation would be able to operate during daylight hours only.

Chris Downard asked Mr. LaCosse how he felt about the cleanliness and odor of the existing petting zoo.  Mr. LaCosse responded that no one lives nearby.  One of the conditional use requirements was that it be kept clean.  He commented that the wind comes from the west and there is some odor.  It was determined that the property owner, Virgin Utah Properties, LLC was not contacted about the public hearing.  

Lee Ballard asked about the current road and the right-of-way with regard to the buffer zone.  The applicant, Karri Gulbransen, responded that the road would be gated on both sides.  Lee Ballard expressed concern that if the buffer is larger than the right-of-way, the plans may have to be changed.  Ms. Gulbransen explained that the right-of-way is on Andy Anderson’s property and fencing already exists.  

b.
Conditional Use Permit (CUP) application for Red Rock Vineyards and Winery at 530 East SR-9 (Doug McCombs).  
Lee Ballard stated that the plan looks complete and seems to be well though out.  She suggested the Town encourage preservation of agricultural areas.  Chris Downard asked if the permit would require notification of the adjoining property owners.  Chair Pincock indicated that it was not required.  

4. Close Public Hearing and Open Public Meeting.  
Chris Downard moved to close the public hearing and open the public meeting.  Larry Amodt seconded the motion.  Vote on motion:  Larry Amodt-Aye, Chris Downard-Aye, Chair Pincock-Aye.  The motion passed unanimously.
5. Discussion with possible action on trail ride staging standards that address strict buffers, numbers of animals, accessory stables or barns, and nuisance abatement that are to be dealt with during conditional use reviews.  
Chair Pincock commented that eventually the Town will have standards in Chapter 8 dealing with conditional uses.  She suggested the Commission work on conditions for Rockin’ K Riding Stable tonight that might eventually convert into actual standards for the ordinance.  She wanted to get feedback from the Town Council prior to the September meeting.  She suggested the Commission first address the number of horses allowed.  She liked the idea of limiting the number based on land size.  She commented that that is how it is handled in the rural residential zone.  

Chair Pincock asked Mr. LaCosse about the research he conducted.  Mr. LaCosse reported that he found that the minimum land size is one acre or greater, one horse per 10,000 square feet, not to exceed six horses per lot.  Larry Amodt asked what type of an area Ms. Gulbransen's previous business was in.  Ms. Gulbransen said her last facility was on .75 acre of property with a bed and breakfast behind her, open space on the left and right, and residential across the street.  She had 26 horses on the property and  noted that it was zoned commercial.

Larry Amodt thought it was important to clarify that the Town may not be able to use the same model since it is much more rural.  He thought a line would need to be drawn between what is commercially viable and what is esthetically pleasing.  He wanted to ensure that the neighbors aren’t impacted greatly but yet allow the applicants to still operate a successful business.   

Chair Pincock asked Ms. Gulbransen how often the horses were actually on site on any given day in her previous operation.  Ms. Gulbransen responded that the horses were generally out from dawn until after dark.  Chair Pincock thought that alone was a mitigation. 

Larry Amodt considered cleanliness to be a serious priority.  Ms. Gulbransen agreed, and said she actually wrote the conditions of her prior conditional use permit herself.  Planning and Zoning told her the conditions she imposed on herself were so strict that they had nothing else to add.  Chair Pincock thought it was apparent that Ms. Gulbransen cared very much about her operation.  She was aware that Ms. Gulbransen would have pony rides at the petting zoo.  If the total number of horses and ponies was 14, she asked whether they will all be stabled.  Ms. Gulbransen said they would have access to stables.  There will be stalls along one side for horses and ponies that aren’t as friendly to be stabled.  Cleanliness was of utmost importance to Ms. Gulbransen and she works very hard to make sure the site is free of manure.  

Ms. Gulbransen was told by Andy Anderson that she could have as much space as she needs.  He let her decide where to place the fence.  She explained that it is in its present location because of an existing water spigot. 

Lee Ballard asked about dust mitigation.  Ms. Gulbransen did not know if Mr. Anderson has irrigation water.  Chair Pincock’s biggest complaint with the horses next to her was the dust and flies.  She considered cleanup to be key.  She thought that perhaps a commercial operation should have a standard in that regard.  

Larry Amodt suggested the Commission set an upper limit and include language in the ordinance about the plan provided by the business owners.  It sounded to him like situations could be individual depending on the use being applied for.  If the business owners are willing to make a commitment and set a certain standard for themselves, they could write into in the ordinance that the number of horses on the site could be determined according to the plan of that particular business.  Chair Pincock agreed and indicated that the number of horses still should not exceed a specific number per acre or square footage of the property.  

Larry Amodt commented that the conditional use permit would not be granted just for the area listed on the application.  They would actually be approving the whole property.  Mr. LaCosse stated that there was approximately 60,000 feet.  His understanding was that they are allowed one horse per 10,000 square feet.  Commissioner Amodt explained that the conditional use permit would be for the property.  Chair Pincock thought Mr. LaCosse might be referring to residential zoning rather than commercial zoning.

Chair Pincock asked Ms. Gulbransen for a range of horses per acre based on her experience.  Ms. Gulbransen said she would have 26 horses per acre.  Steve Wistery who was contacted, uses perhaps three acres for up to 60 horses.  The corral in Zion has 40 to 50 horses in their corral every day for operation.  She remarked that their holding pens are not very large.  Ms. Gulbransen proposed much lower numbers in order to be reasonable.  She also stated that some of her horses are guide horses that do not make her any money.  

Chair Pincock liked the suggestion of setting a standard that would specify that the number of horses is dependent on individual business plans, but in no case would the number of horses exceed 20 per acre.  Larry Amodt remarked that the Commission relies on developers to sell projects to them based on the amenities.  He did not think this business should be any different.  He thought horses would also help keep the rural aspect of the Town intact.

Chair Pincock suggested the number of horses be determined by specific proposals for applications.  Lee Ballard suggested adding factors that affect density such as stabling.  For example, if someone has a large stable and plans to keep the animals inside a barn most of the time, that might increase the number of horses allowed.  She explained that a business may be allowed to expand over time based on past performance with regard to dust mitigation and cleanliness.  At her last location, Ms. Gulbransen stressed the significance of the close proximity of the business to residential development.

Larry Amodt suggested six horses per acre as a maximum, contingent upon the aggregate acreage.  Lee Ballard suggested increasing the setback as the density is increased.  Chair Pincock mentioned the necessity of clarifying residential zoning.  The differences between agricultural, residential, and commercial zoning with regard to buffering and setbacks was discussed.  Commissioner Amodt mentioned the fact that there was a condition in one of the zones that requires a certain amount of land between the barn and the house.  The proximity of the barn, house, fencing, and setback on the plans was discussed.  Chair Pincock asked if a minimum 20-foot buffer zone between properties would be a comfortable place to start for a commercial zone.  Minimum buffer standards were discussed.  The possibility of a vegetation buffer was discussed.  

Chair Pincock suggested cleanup be a requirement for any commercial operation.  She reviewed some of the conditions of a conditional use permit application for a different commercial riding stable operating in California.  It required mitigation of dust, flies, sanitation, water usage, drainage, and storage of animal feed.  Mr. LaCosse thought they were good minimum standards to start with.  Larry Amodt thought the same terms would work for a commercial riding stable but thought some might be too restrictive for the Town, such as manure disposal.  He suggested manure be taken off site and buried, recognizing there is not enough room to bury it all.  

Larry Amodt suggested there be a provision to mitigate dust.  Ms. Gulbransen stated that she would not be conducting riding lessons during the day or participating in activities that will create dust.  Typically the horses come back from a trail ride and sleep, which does not create dust.  Larry Amodt suggested they create a list of items to incorporate into the ordinance.  Chair Pincock suggested they make it clear that they are minimum standards and there must be a plan for dust control, buffers, flies, and other potential nuisances.  

Chair Pincock reviewed the standards for accessory stables and barns and options that would allow for a possible increase in density.  She suggested that the number of horses per acre could be six.  That number was contingent on aggregate acreage.  Mr. LaCosse asked for clarification of the number of horses allowed on Ms. Gulbransen’s property.  He asked if that excluded the barn and the house.  Chair Pincock explained that if the Town adopted the standards being discussed, Ms. Gulbransen would be allowed to have up to 36 horses on the property.  Larry Amodt explained that the Town was trying to establish a standard that will work anywhere.  Chair Pincock explained that the number of horses allowed would be determined by the specific applicant and could not exceed six horses per acre in this example.  

Lee Ballard explained that setbacks will be required.  She suggested building coverage be considered when determining density.  Chair Pincock stated that action would be taken on the permit on September 10.  A special meeting could be scheduled if needed.  She welcomed further suggestions from the Commission Members between now and the next meeting.  

6. Discussion with possible action on an ordinance governing temporary occupancy of recreational vehicles.
Chair Pincock reported that she discussed the issue briefly with Larry Amodt and Chris Downard during the work meeting.  She hadn’t received feedback from any Town Council Members.  She commented that she didn’t have a draft for the commercial portion.  

Chair Pincock wanted to revisit the maximum number of days someone could visit in an RV.  She said there already was a provision prohibiting on-street parking of RV’s.  She thought there should be an addition that parking must meet the minimum setbacks of the zone.  Chris Downard commented that in most cases RVs are parked in driveways.  Larry Amodt stated that a lot of homes are built on the setback.  Chair Pincock suggested the ordinance not be in conflict with the CC&Rs of the individual subdivision.  The individual CC&Rs would only cover a small percentage of homes.  

Bill Adams asked if the Commission was considering allowing temporary occupation of an RV on a property.  Chair Pincock responded that when the language was drafted it was specifically for visitors.  The Commission wanted to make it clear that any kind of permanent occupancy of an RV on residential property is prohibited.  Council Member Adams also suggested the maximum number of days be specified.  Chair Pincock stated that originally the maximum number was 10 but recognized that might not be enough.  Bill Adams said the limit was three days before going to a commercial facility.  That was because the sewage would fill up and need to be dumped, however, it cannot be dumped on the property.  Chair Pincock’s understanding was that septic permits are issued based on the home occupancy.  Bill Adams stated that the home must have capacity for the RV to be hooked into the septic system.  

Lee Ballard stated that when someone goes camping in an RV they dump the sewage in the campground facility and return to their individual campsite.  Bill Adams would object to someone in an RV who plans to stay for six months.  He questioned where the sewage would be dumped in that instance.  Chair Pincock said it would be assumed that the visitor would use the facilities of the residence being visited the majority of the time.  Larry Amodt stated that it was specified that the septic could not be hooked to the house.  Chair Pincock agreed and confirmed that the ordinance allows an RV to hookup to water and electricity in a home.

Town Clerk, Ray Golata, stated that when he had his house built, he had his RV hooked up to power and septic.  Bill Adams suggested that long-term RV occupancy be allowed by permit.  It could be applied for in the Town Office.  Bruce Densely agreed and stated that at that time the applicant could be provided with a list of conditions.  Chair Pincock stated that while her preference would be for someone to stay in an RV park, the advantage of an RV is that they allow someone the convenience of visiting a relative economically.  Bruce Densley suggested there be a 10 to 14-day maximum on the temporary occupancy of RVs.  

Larry Amodt stated that the Commission did not pass the ordinance on to the Council because they were told that the proposed conditions were far too harsh and unfriendly.  For that reason the Commission was revisiting the issue.  

Chair Pincock recalled that Susan Parrish referred to a sample ordinance from Sacramento County that allows for more permanent occupancy of RVs if the occupant is present to care caring for an elderly or invalid relative.  Lee Ballard thought it was important to have that kind of freedom.  Chair Pincock thought a three-day limit was too short.  She was more comfortable with something closer to 20 days.  Bruce Densely suggested the time limit be based on how many people are using the RV.  

Chair Pincock read the current draft of the ordinance.  She indicated that prohibiting septic hookup was intended to limit long stays.  Lee Ballard stated that for someone with a hookup it has already been considered.  Bill Adams suggested there be a provision in the ordinance for permanent hookup as opposed to dumping.  Chris Downard commented that that way, when visitors stay for longer periods of time, they could only use the hookup to dump when the tank is full.  

Lee Ballard suggested the ordinance specify a 10-day stay.  Bruce Densley stated that the Town could address problems that arise later.  He expressed concern about creating too much work for Mr. Golata.  Lee Ballard said that if someone stays longer than 10 days, they can make application and specify what they intend to do with their sewage.  The Town can then limit them accordingly.  Bruce Densley commented on the number of days required between visits.  Chair Pincock stated that the intent was to avoid someone taking advantage and using the RV as a satellite bedroom.  With regard to enforcement, Chair Pincock stated that the intent was to prohibit permanent residency of RV’s but allow occupancy on a temporary basis.  

Chair Pincock mentioned the septic capacity and asked if there was a simply way to check or confirm the septic capacity.  Lee Ballard suggested the occupants apply with the Zoning Administrator who can verify the use.  Chair Pincock did not want to make the process overly complicated.  

The proposed language addressing enforcement was presented.  It specified that if the occupancy tag is not returned to the Town Clerk within 10 days of its expiration, the Town Council will make a recommendation at its next regularly scheduled meeting for action to enforce the provisions of the ordinance.  Penalties could include the imposition of fines not to exceed $500 or the actual cost of compliance.  Bruce Densely stated that a visitor could exceed the limit while waiting for the Town Council to meet again to act on issues.  

Chair Pincock suggested that any recommendation include the provision that residents be notified as early as possible.  That could be done through their water bill, legal notice or both and given 30 days to comply.  Lee Ballard suggested reducing the burden on the Town Office and have the first two actions be taken by the Zoning Administrator.  The first would be the equivalent of a red tag or warning if a visitor has not come in for a permit after a 10-day stay.  Chair Pincock said the only method of enforcement would be complaints by neighbors.  She suggested striking mention of generator use since they would not be necessary if the RV is hooked up to electricity in the home.  It was noted that language was added requiring that areas around the RV be kept tidy and free of trash and debris.  

Chair Pincock stated that the penalty portion was covered and would allow visitors to stay for at least 10 days without a permit.  She suggested the permit application be modified to allow for longer stays.  The permit should allow for unusual circumstances such as care giving.  Various penalties and enforcement measures for violations were discussed.  Bruce Densely suggested they conform to the penalty fees for ATV’s to simplify the process and reduce an undue burden on the Town.  Chair Pincock reiterated that the intent was to discourage satellite bedrooms through RV usage.  She also stated that the intent of the ordinance is to help residents, not burden them.  

Chair Pincock suggested conducting a special work meeting on the matter based on the changes made tonight.  Larry Amodt recommended scheduling a special meeting for August 27.

Chris Downard moved to recommend the ordinance governing temporary occupancy of recreational vehicles to the Town Council with the changes discussed for the residential and rural residential zones.  Larry Amodt seconded the motion.  Vote on motion:  Larry Amodt-Aye, Chair Pincock-Aye, Chris Downard-Aye.  The motion passed unanimously.

Chair Pincock hoped the recommendation would include giving notice to residents.  Lee Ballard stated that that would not need to be part of the recommendation.  She wanted to reconsider the 120-day limit originally discussed.  Chris Downard stated that the Commission would want users to be tied to an approved sewer rather than no sewer.  Chair Pincock agreed.  Commissioner Downard asked why an RV would need to be parked on site for 120 days.  Chair Pincock responded that it would be for seasonal care taking purposes.  She mentioned that Andy Anderson was one example where he would need to have a seasonal caretaker watch over his property during the off-season.  

Chair Pincock said the provision should apply to full-time businesses and not just seasonal businesses.  She explained that the Town already allows limited commercial habitation anyway.  Lee Ballard asked if each business should simply be allowed one RV hookup.  Bruce Densely suggested this be on the condition that the main building not be occupied.  For example, if a property owner is on site, an RV would not be allowed.  Commercial habitation issues were discussed.  Lee Ballard suggested adding to commercial habitation the option of installing trailer hookups.  Chair Pincock remarked that she originally proposed that but it was not met with positive feedback.  

7. Discussion regarding amendment of Virgin Uniform Land Use (VULU) Ordinance Section 4-15 on Maximum Height of Fences, Walls, and Hedges.  

Chair Pincock expected that a public hearing would be needed next month and she would like to include the above issue.  She explained that the issue came up specifically because of the heights required for fences for pool enclosures.  They are required to be eight feet tall, although the standard required by most insurance companies and other cities is six feet.  She thought the eight-foot requirement seemed unreasonable.  She wanted to make a recommendation after the public hearing on that item at the next meeting.  Bruce Densely remarked that a lot of communities do not allow fences over six feet.  

Fence, wall, and hedge height issues were discussed.  Bruce Densley did not think it was right for the Town to tell a property owner how high his trees can be.  The validity of the entire section was questioned.  Chair Pincock suggested the Commission review the entire section at the next meeting.  

8. Discussion regarding accessory building size limits in all zones.  

Chair Pincock reviewed various issues that had come up dealing with accessory buildings.  She explained that there is no accessory building size limit in non-residential zones.  The Town has an overall size limit for buildings in the commercial zone of 8,000 feet.  In the highway resort zone it is 20,000 feet.  She thought the Commission should make the accessory building size limits uniform in the residential zone.  She stated that it would not make sense to have both a primary and accessory building both sized at 20,000 square feet.  Lee Ballard remarked that it might vary depending on zone.  She suggested rewriting the agricultural zone rather than modifying it.  In a residential area, Bruce Densely suggested allowing a garage be built to store an RV.  He thought that would look better than RVs parked next to houses.  Lee Ballard wanted to avoid subdivisions looking like industrial zones.  

Chair Pincock clarified that in the residential zone accessory buildings must not exceed 800 square feet or 75% of the primary structure, whichever is smaller.  Chris Downard did not think that was very large.  He stated that his garage is smaller than 1,200 square feet and he cannot fit three cars in it.  Chair Pincock stated that on lots greater than one acre, accessory buildings shall not exceed 1,400 square feet or 75% of the primary structure, whichever is smaller.  For lots under one acre, the accessory building cannot exceed 800 square feet.  She asked the Commission Members to think about what kind of square footage, or percentage of square footage they would like to see for the accessory building size limits in the other zones.  The matter would be included in the public hearing for September.

9. Discussion on pending ordinance items.  

Chair Pincock reported that the pending sign ordinance was temporarily adopted in April.  As a result, the Commission should theoretically have it done by October.  She reported that the building height and excavation was within 100 feet of Wolf Creek and Virgin River, which has run out.  At the September meeting she hoped to recommend adoption of the excavation ordinance and building height ordinance.

Lee Ballard suggested addressing Kim Spendlove’s concern with how the ordinance is written.  The language makes it illegal to farm along the river.  She thought an exception could made for that fairly easily.  

10. Commissioner Comments.  

Chair Pincock had no comments other than that a work meeting needs to be scheduled.  Items to be discussed included RVs, accessory building size limits, and 4-15.  Chris Downard asked for clarification of 4-15 and minimum height requirements.  Chair Pincock said the ordinance required them to be eight feet, which was the problem.  Lee Ballard commented that the ordinance requires what the building code requires.

Chair Pincock stressed the importance of the sign ordinance because of the pending ordinance.  

Chair Pincock thought it would be good to integrate the Streets and Roads Committee recommendations with the Planning Commission street standards.  Lee Ballard suggested there be a chapter in the ordinance that applies only to streets and roads and not only refers to standards, but exceptions to the standards as well.  She added that that the guidelines are suggestions while the ordinance are rules.  Larry Amodt thought the Town had enough rules on how to build roads.

Chair Pincock suggested the Commission meet again on August 20 at 6:00  p.m.

11. Review with possible approval of the Planning and Zoning Commission Minutes for the March 19, 2008, May 14, 2008, May 20, 2008, July 9, 2008, and July 16, 2008 Meetings.

Chair Pincock said the March 19 and May 20 meetings were work meetings.  Mayor Grow directed the Commission to not pay to have them transcribed and that a paragraph or two about what was discussed would be sufficient.  

Chris Downard moved to table approval of the Planning and Zoning Commission Meeting minutes.  Larry Amodt seconded the motion.  Vote on motion:  Chair Pincock-Aye.  Larry Amodt-Aye, Chris Downard-Aye.  The motion passed unanimously.

12. Adjourn Planning and Zoning Meeting.  

Chair Pincock moved to adjourn.  Larry Amodt seconded the motion.  Vote on motion:  Chris Downard-Aye, Chair Pincock-Aye, Larry Amodt-Aye.  The motion passed unanimously.

The Planning Commission Meeting adjourned at 9:00 p.m.

__________________________________

Ray Golata

Town Clerk

Approved:  _________________________
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