
LOWELL PLAN COMMISSION MEETING
October 8, 2015 

President Kelley called the meeting to order at 7:10P.M.  The Pledge of Allegiance was 
recited.  Recording Secretary Dianna Cade called the roll.  Members answering the roll 
call were Rick Kelley, Craig Earley, Jim Konradi, Chris Salatas and Don Parker. Matt 
Felder and Ellias Carras were absent.   Also present were Town Attorney Nicole Bennett,
Building Official Tom Trulley, Department of Public Works Director Greg Shook, Town 
Engineer Craig Hendrix, one member of the press, and eight citizens.  

APPROVAL OF MINUTES
Mr. Parker made a motion to approve the September 10th, 2015 regular meeting minutes,
seconded by Mr. Salatas and carried with five ayes.  

NEW BUSINESS
Mr. Doug Homier of McMahon Engineering approached the podium and stated that he is 
here representing the Cripes who are also here in the audience.  Mr. Homier stated they 
are here to discuss infrastructure standards as related to the new ordinance that was 
passed recently and the subdivision that Mr. Cripe is planning on developing. Mr. Homier
passed out a copy of a proposed preliminary plat to the Commission members.  Mr. 
Homier stated that this is what we are calling Beverly Estates Unit 2, it is on the property 
of the old Reel farm and is located directly east of the existing Beverly Estates. 

 Mr. Homier stated that the main issue he has is pond design, the pond which is located 
right along Clark St. at the low point where the five (5) point culvert is that goes along 
Clark St. and off to the east.  Mr. Homier stated that for over twenty (20) years I have 
been designing ponds with a 3 to 1 (three to one) slope on the sides and a .5 percent slope
on the bottom.  Mr. Homier stated this would help to get more of a bowl than a dish. Mr. 
Homier stated that as we went through the new ordinance we noticed changes; the first 
one being that you cannot have a detention pond within fifty (50') feet of a right of way.  
Mr. Homier stated that the only logical spot for a pond is the low spot which is right 
along Clark St., if we would have to put a fifty (50') buffer between the pond and Clark 
St. that is going to eat up a lot of real estate. Mr. Homier discussed installing a one (1) 
percent slope.  Mr. Homier stated that the 3 to 1 (three to one) slope was the way that he 
has been designing ponds since 1995.  Mr. Homier also stated that he has never put a 
safety ledge in a dry bottom pond.  Mr. Homier stated that he does put them in wet 
bottom ponds but never dry bottom ponds.  Mr. Homier stated that in the new ordinance a
safety ledge is required in a dry bottom pond. 

Mr. Homier stated to look at the intersection with the two curves.  Mr. Homier stated that 
the new ordinance states that with a reverse curve you are to have a one hundred 
(100)foot straight section in between them.  Mr. Homier stated that in a planning meeting
with the staff, it was discussed that since this is a four way stop, and traffic is essentially 
going to be stopped at this point, we just abutted the reverse curbs from one to another.  



Mr. Homier stated that another item is that they wanted sidewalk all the way along Clark 
St. and without developing any lots along Clark St.  Mr. Homier stated what we would 
like to do is the lots that are on Clark St will have sidewalks, so you will put sidewalk to 
the north boundary line and to south boundary line, but in order to get from North to 
South you would go through the interior of the subdivision instead of presenting foot 
traffic along the westerly side of Clark St. 

Mr. Homier stated that these are the things that we discussed a few weeks ago with the 
staff, we decided to present this to you tonight and get your input before I do the engineer
drawings.  Mr Homier stated  depending on how many of these things you will or will not
grant it is going to greatly affect the design of the pond which will in turn affect whether 
we have to reduce the number of lots from four (4) to eight (8). 

Mr. Konradi stated that his only comment was on the sidewalk variance.  Mr. Konradi 
stated we spoke with another developer a few months ago regarding their sidewalk and 
we stuck to our guns on that one and I hope that we do on this one also.  Mr. Homier 
stated it is a unique situation in that the Cripes do not own that one piece that has an 
existing home on it so you will never have a continuous sidewalk along there unless you 
force the owner of that property to put one in or you put one in.  Mr. Kelley asked Mr. 
Homier if he was talking about the Wiggs.  Mr. Homier stated yes.  Mr. Parker stated if 
that is something that is important the Town can either ask the homeowner, or put one in, 
and then you would have a continuous sidewalk.  Mr. Homier stated the other part of the 
sidewalk that they would not want is the one that parallels the pond.  Mr. Homier stated 
walking south; there is not a lot of people that would be walking that way.  Discussion 
followed.  

Mr. Homier stated that instead of addressing it at the actual preliminary plat, we thought, 
let’s bring it out now and have an open discussion and get some input from the 
Commission tonight.  Mr. Parker stated that he would like to get some input from Craig 
Hendricks and Greg Shook.  Mr. Parker stated that the four things that he made a note of 
are:  the sidewalks, the fifty (50) foot buffer, the slope up the pond, and the safety ledge 
issue. Mr. Parker asked if either one of them had any thoughts on that.  Mr. Hendricks 
stated he can explain why they are in the ordinance. Mr. Parker asked if the sidewalks are
regulated in the ordinance or the standards. Mr. Hendricks stated they are in the 
ordinance.  Discussion followed on the sidewalks.  

Mr. Hendricks stated that the easy one is the reverse curbs.  Mr. Hendricks stated that he 
has no problems with the reverse curbs.  Mr. Hendricks stated that it is a stop sign and he 
is trying to line up roads.   Mr. Hendricks stated it is an existing road and he is trying to 
match in.  Mr. Hendricks stated we are okay with that.  



Mr. Homier stated if you go North of this development, there are no sidewalks on Clark 
St.  all the way up to Route 2.  Mr. Homier stated I believe there are none to connect 
north.  Mr. Homier stated for the record that is why we are asking about the sidewalk.  
Mr. Parker stated this is a residential subdivision, eventually you will have kids walking 
and at some point in time the sidewalks will have to be put in and I do not think that the 
town should have to put the entire sidewalk in.   Mr. Parker stated that is why we just 
updated the standards, I think the world of Mr. Cripe and what he is trying to do, but at 
some point the developers have to take on some of this responsibility.  Mr. Homier stated 
that is why we are here to get some input from the Commission.  Mr. Salatas stated that 
the cross country and track teams at the high school utilize Clark St. to practice and we 
need these sidewalks to keep the kids off the roads.  Mr.  Earley stated that out of all the 
items you have on the list, and I can appreciate what you are doing here tonight for the 
Cripes, this item I have to agree with the other members.  Mr. Earley stated at some point
we have to start doing this and keep doing this, unfortunately some of the other Plan 
Commissions before us have not.  Mr. Earley stated you are correct Mr. Homier that it 
will stop at the Wiggs, but hopefully we can make some kind of arrangement to make it 
continue it on.  

Mr. Early stated that he is more interested in discussing with Mr. Hendricks, the fifty (50)
foot right of way, in my opinion, because of the outfall that they are going to be using, I 
do not see any reason why we should not grant a variance there.  Mr. Earley asked Mr. 
Hendricks if he could give him the reason.  Mr. Hendricks stated the first reason would 
be that the fifty (50) feet is for maintenance reasons so that the public works people can 
encircle the pond and get to every location on that pond with equipment if needed.  Mr. 
Hendricks stated the second reason is that the ordinance requires landscaping.  Mr. Earley
remarked but in this case if there was not the fifty feet there would not be any tress or 
landscaping and such. Mr. Hendricks stated that the landscaping is required as part of 
your standards.  Mr. Earley stated the new standards.  Mr. Hendricks stated yes. 

Mr. Hendricks stated that as far as the four to one (4 to 1) slope, that was the standard in 
the previous ordinance and was not changed.  Mr. Hendricks stated that it was expressly 
told to me to not change that and I agree with that.  Mr. Hendricks stated that the one (1) 
percent slope was also in the old ordinance and that was not changed.  

Mr. Homier stated that unit one was not built to a four to one or a one percent slope, how 
that happened I am not sure, I had a hand in it but it was pretty much pre-built before I 
got to Beverly Estates and Mr. Cripe rescued it out of bankruptcy.   

Mr. Earley asked Mr. Homier for further explanation on the slope percentage for the 
pond.  Discussion followed.  



Mr. Shook stated the reason why the town prefers the one (1) percent is because we get 
better drainage. Discussion followed on why the four to one (4 to 1) is needed for 
mowing.

Mr. Shook stated that if the sidewalks are not put in now you will have the same situation
you have on Burr St., by the church, where the sidewalk ends by the pond.  

Mr. Konradi asked if there is any requirement for concrete swales between the in flow 
and out flow.  Mr. Shook stated no.  Discussion followed.

Mr. Shook asked if there had been any consideration to creating one bigger pond and 
eliminating the smaller ones.  Mr. Homier stated that in original Beverly Estates there is a
100 year pathway.  Discussion followed.  

Mr. Homier stated that he would have to talk to Mr. Cripe but an option could be a wet 
bottom pond.  Discussion followed.  

Mr. Homier stated that as I stand here tonight I see that the Commission may allow one 
or two of these.  Mr Homier stated it seems to me that you are adamant at the four to one 
(4 to 1) slope and the half (1/2) percent slope which will greatly increase the size of the 
pond.  Mr. Homier stated that is exactly why we are here, so that I know which direction 
to go in before I fully engineer it.  

Discussion followed on wet/dry bottom pond and fifty (50) foot right of way and the 
number of lots being lost.  Mr. Homier stated the pond will be much larger than the one 
they are looking at tonight.  Mr. Homier stated the pond that is represented on the 
drawings they are looking at is a three to one (3 to 1) with a half percent (½) slope and 
without the fifty foot, once I bring in all the criteria, my guess is that my footprint will 
double.  Discussion followed on a linear pond or ponds in the back yards and circle 
ponds. 

Mr. Homier asked if the Commission would entertain any lots fronting on Clark St.  with 
driveways on Clark St.?  Mr. Homier stated that we could then maybe get a few on Clark 
St. and pull that pond and bring it to the west. Mr. Homier stated that there is always a 
trade off when you are trying to get something to work.  Mr. Parker asked the staff for 
their opinion.  Mr. Trulley asked Mr. Homier about widening Clark St.  Mr. Homier 
stated this was discussed at length at our meeting at the property, and Mr. Mandon and 
Mr. Hendricks had different opinions on this.  Mr. Homier stated that Mr. Hendricks 
thought we should put no deceleration lanes in but widen Clark St.  Discussion followed. 
Mr. Mandon's thoughts were that instead of widening all of Clark St. that we put 
deceleration taper and deceleration lanes in.  Discussion followed.  Mr. Homier stated 
that is what is on the drawing that you are looking at.  Mr. Parker asked what the new 
standards say and he also asked Mr. Shook for his opinion.  Discussion followed about 
traffic on Clark St.  Mr. Parker asked the staff if it is an option for Mr. Homier to use 



Clark St. for lots.  Discussion followed.  Mr. Parker stated if you come up with some 
recommendations, Mr. Homier, I am not saying it will be approved, but we will be 
willing to consider it.     

Mr. Trulley stated that the Wiggs have brick monuments in the front and since they are 
not in the development, it would be the town's responsibility, to bear the cost of moving 
them if we were going to widen the road.  Mr. Homier stated they are in the right of way. 
Discussion followed.  

Mr. Earley asked if we allow you to pick up those two lots is there enough of an 
advantage to do all that?  Mr. Earley stated you are talking about adding another lane to 
Clark St.  Discussion followed.  

Mr. Parker stated Mr. Cripe knows about past developments, he rescued Beverly Estates 
out of bankruptcy and cleaned that mess up, we have had past developments that 
somehow the design standards we desire have slipped thru the cracks and we are trying to
stop that.  Mr. Parker stated we just spent a lot of time and money developing new 
standards, and to deviate from the code and standards right now, I am not in favor of 
unless there is a good reason.   Mr. Parker stated that we would like for the Planning 
Commission to do a work session with our staff and Jim Mandon.  Discussion followed.

Discussion followed on safety issues regarding a fifty foot right of way by the pond.  
Discussion followed on access of the pond in the rear yards.   Mr. Homier discussed the 
four bay and its function.  

Mr. Earley asked Mr. Hendricks for an explanation on the safety ledge in a dry bottom 
pond.  Mr. Hendricks stated that when it rains it has water in it and it could have water in 
it over a period of time depending on how you release it. Mr. Hendricks stated anything 
over five (5) feet you need a safety ledge. Discussion followed.  

Mr. Parker stated that he would like to have a work session with the staff and the 
Planning Commission and review what Mr. Hendricks is looking at, including the fifty 
(50) foot easement.  Mr. Parker stated I know it is in the standards and I do want to 
adhere to the standards, but maybe this is one of the things that we need to revisit and if 
we need to adjust it, then we will.   Mr. Earley stated I agree with Mr. Parker on the work
session and we do not necessarily need to revise our standards, we can discuss variances 
on some of these issues.  

Mr. Earley stated that we should have a meeting as soon as possible so that we do not 
delay Mr. Cripe's project any further.  Discussion followed on a meeting date.  It was 
decided the work session will be on Monday, October 19th, 2015.

FINDINGS OF FACTS:  



Mr. Kelley read into the record the Findings of Facts for PC #15-013, Town of 
Lowell, Amend sign standards section of zoning ordinance §155.104. 

Mr. Parker made a motion to accept the Findings of Fact and the meeting minutes 
and forward a favorable recommendation to the Town Council along with the new 
ordinance, seconded by Mr. Salatas and carried by a roll call vote of all ayes.  
  
ANNOUNCEMENTS:

ADJOURNMENT
With no further comments or questions, Mr. Konradi made a motion to adjourn the 
meeting at 8:15pm, seconded by Mr. Parker, and carried by a voice vote. 

________________________________         ________________________________
Richard Kelley, President         Elias Carras, Secretary
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