MINUTES OF THE PLANNING COMMISSION						          March 20, 2024
OF THE TOWN OF CLARKSTON								                     7:00 PM

Clarkston Planning Commission Meeting held at the Clarkston Town Hall, 50 South Main, Clarkston, UT

Attendance: Chairman Adam Hanover, Commissioner Auten Powell, Commissioner Jeremy Hidalgo
via Zoom: Commissioner Nichole Sparks  
	
Deputy Clerk: Holly Jones

Public Attendance: Garth Day, Darrin Michaelis, Mylind Fawcett   
  
1. CALL TO ORDER PLANNING COMMISSION MEETING
Chairman Hanover called the Clarkston Planning Commission meeting to order at 7:02 pm. Commissioner Sparks was at work and joined the meeting via zoom as soon as she was able. All other planning commission members were in attendance.    

2. BUSINESS

· Willis Acres Phase 2 Preliminary Plat: Chairman Hanover stated the purpose of this meeting was to discuss the Willis Acres Phase 2 Preliminary Plat. He recognized Mylind Fawcett who was the Planning Commission Chairman during Phase 1 and served on the Town Council when the new subdivision ordinance was adopted. 

Mr. Fawcett gave some background information to the current planning commission, which has some new members that are unfamiliar with Phase 1. He stated that it is okay for the commission to ask questions; they are not professionals. When the commission looked at Phase 1, they were working with an ordinance from the 1970s. It was an interesting experience and the first one anybody had done in town. Phase 2 is a continuation from Phase 1. He told the commission that, in his opinion, their job is to consider the town and make sure the subdivision layout conforms with the town and it’s ordinances. There are some things in our code that were meant for later consideration. For example, the code states the subdivider must put in sidewalks, curbs and gutters. During Phase 1, the commission approved Phase 1 with the recommendation that the town council waive the sidewalk, curb, and gutter requirement because there is not another place in town that has sidewalk, curb, and gutter. Mr. Fawcett felt the commission should think about emergency services and the style of the town. He reminded them that they are not trying to stop anybody, but they should protect what our town is. He restated that it is okay not to know something and say, “I don’t know.” He told them they would have more chances to look at the subdivision, since this is just the preliminary plat. The commission can make recommendations and requirements then approve the plat pending those conditions. They do not have to table it until every condition is met. They can approve with conditions. He cited the county planning commission who recently approved something with sixteen conditions, which he saw on their website. They should not expect perfection, nor should they expect to know everything. They should lean on the professionals; that is why we have engineers and attorneys. They should trust themselves to do what they think they should do. He reminded them that they represent the town in this matter. They may or may not like it personally and they probably know people in town that may or may not like it, but we have property rights for a reason. As long as whoever comes before you is following the law and what they want to do does not impede the town from continuing to run how it should the commission can only go by the town ordinances. Chairman Hanover thanked Mr. Fawcett for coming and helping the new planning commission understand the process.          

Chairman Hanover called the engineer to go over his review with him. The commission had just received his review the day of our last meeting. He wanted to go down the list with the developers to make sure everyone had the same understanding and receive a verbal commitment from the developers that the items on the engineer’s review would be taken care of. 

The first item was regarding the mail. Chairman Hanover said that the engineer was fine if it was taking care of on the final plat. The developer could even just say that the mail would be handled through the Post Office. Mr. Day stated that addresses would be on all the subdivided properties on the final plat, but if the commission felt they needed a note stating it would be done they could do that.  Commissioner Powell agreed they would want all the addressing done on the final plat for emergency services. Chairman Hanover stated that many of the comments would be similar. The engineer wanted the developers to know they would be needed on the final plat. 

The next item was about the street lighting. The Chairman asked if the developers had the Clarkston standards book. Mr. Day stated that the design engineer should have that. Chairman Hanover said this is the same as the addresses, the development will need to be in compliance on the final plat. Mr. Day stated that they included two streetlights and pointed out where they were on the plat. They give Clarkston the money to install the streetlights. Rocky Mountain Power will not design for streetlights until the Town requests it. Commissioner Powell stated that they would still need to know where the boxes are. Mr. Day agreed and stated that is why they put them on the plat to show where the conduits will go. He said they may have added too many, the midblock streetlight may not need to be there. The Clarkston Design and Construction Manual was consulted. Chairman Hanover felt if the street lighting matched the designated spacing from the design manual on the final plat that would cover that requirement. 

Chairman Hanover read the engineers comment under roadway improvement. Replace road cross section detail with Clarkston Town standard 99’ cross section detail. He pointed out that what the engineer wants is for the developer to extend the road base 5 feet, as per the standard 99-foot cross section, so that the side of the road lasts longer. The engineer also wanted to reiterate that they will still need to install 18-inch culverts. The developer stated that the design criteria was updated after Phase 1. They are willing to update the design criteria for the typical cross-section to reflect the new standards and stated they were prepared for the 18-inch culvert. 

The next item was that they would provide a MUTCD yield sign at the 300 N/100 E intersection. Again, this is something that needs to be on the final plat.  

Both comments under the wastewater system heading are to be addressed on the final plat.

Under the storm water system heading, the preliminary plat shows drainage swales but not where the swales “will direct stormwater beyond subdivision.” The engineer would like to know where the drainage is going. Does it go out into the fields? Does it go to Clarkston Creek? Will we need to have an agreement with an adjacent landowner to manage the runoff? If it runs off into the field, show where in the field it will go. This is, again, something that needs to be addressed on the final plat. Mr. Day stated that this is low impact stormwater because they do not collect it. If you look at the road cross section, it crowns and there is 13 feet of hard surface in front of every lot. It goes off into the shoulder and then into the swale where it will percolate. They anticipate no stormwater leaving the subdivision. He will talk to the engineer and make sure their calculations are correct. He stated that they have to design for a 100-year storm. They feel that the subdivision should be able to handle that amount of drainage in the frontage areas. Again, he will double check the numbers with the engineer. 

Commissioner Powell had a question, specifically about the east side of lot 7. He asked if they planned on continuing the swale around the corner, on the south and the partial road to the north. The developers stated that they were planning on that. Wherever they do the road it will follow the typical 99-foot road section. The swale will go in either direction, north and south along 100 East. Mr. Day also wanted everyone to be aware that lot 7 and 8 will only front onto 300 North. Those two lots are not allowed to front onto 100 East. Commissioner Powell asked if lots 8, 9, 10, and 11 in Phase 3 will face south. Mr. Day confirmed that they would. They will put a note on the final plat that there will be no access onto 100 East because it won’t be maintained in the winter. Commissioner Powell stated that was his concern with the limited frontage in winter along the east side of lot 7 and the availability of the swale. 

Chairman Hanover read the engineer’s last concern: Fire hydrant layout is acceptable, however consider moving the 300N fire hydrant to the 100E/300N intersection and replacing the 100E fire hydrants with blow off valves. Sunrise defers to the Fire Department. He spoke to the mayor and the Fire Department wants the hydrants on the corner. They train with them on the corner. It will save the subdivider money because they won’t have to buy an expensive fire hydrant. They can do it with a 2-inch line. Mr. Day stated that it would save them from buying two hydrants. They will move the one down to the corner and put in blow offs there. Commissioner Powell asked if there was currently a blow off in the turn around. Mr. Michaelis stated that there was. Commissioner Powell said that at some point the Fire Marshall should be consulted and asked if they had done that yet. They had not. Mr. Day said that when they are developing, they use hydrants as blow offs, but there is a big difference in costs. Commissioner Powell stated that his understanding from the water department is that hydrants are better than blow offs, but if this is the way the Fire Department wants it that is fine. Chairman Hanover confirmed the Fire Department and the engineer both want it that way. As long as that is in the final plat, it is good.    

Chairman Hanover stated that the final takeaway from the conversation with the engineer was that he would be okay with conditional approval of the preliminary plat. Mr. Day stated that the Town has their assurance that all the issues on the engineering review will be taken care of. 

With the engineering concerns addressed, Chairman Hanover read the first item on the attorney’s review. Clarkston Town Code § 11-3-3(B)(4) requires all preliminary plats to show the “names and addresses of the owner, subdivider if other than the owner, and the engineer or designer of the subdivision.” It appears the information for the owner is missing on this draft. He felt that would be an easy update for them, which they committed to take care of. 
 
The second item on the attorney’s review was: Clarkston Town Code § 11-3-3(C)(2) requires all preliminary plats to show boundary of the proposed subdivision “and the acreage included.” The acreage was not listed anywhere on this draft plat. The Town Code does not appear to require the depiction of the legal description for the project area which would likely include the acreage, but we would recommend the legal description simply be added and that should satisfy this requirement and avoid any confusion when it comes to the final plat review. Chairman Hanover said that he saw several places in which acreage was mentioned and the total acreage of Phase 2 is in the top right-hand corner. The only thing the attorney might be talking about is the remaining parcel, which will be part of a future development. Mr. Day said that after they receive preliminary approval, they start spending a lot of money. Any numbers for acreage they put on there would be very preliminary. They do show the subdivision boundaries and the individual lot acreages. He stated he could see the attorney’s point about adding the overall acreage to it, but it is shown in the title report. They can add it to the preliminary plat, but it won’t be survey grade boundary and legal description until the final plat. 

Chairman Hanover said the next thing the attorney talked about was the title report. Clarkston Town Code § 11-3-3(E)(1) requires a title report to be provided with the preliminary plat. We did not receive that, and we would recommend that it be submitted and reviewed prior to any approval of the preliminary plat. This is to ensure that any encumbrances listed on title that may need to be depicted on the preliminary plat can be addressed. Mr. Michaelis stated that he sent that in with his preliminary application, which was confirmed. It was unclear what the attorney meant. Clarkston will follow up with him and see if he did not get it or what he meant exactly. Chairman Hanover felt that it wouldn’t hold up being able to conditionally approve the preliminary plat, depending on what the attorney said. Mr. Day asserted that with the title report, there is a total back stop on that. If there is anything that anybody has ever missed, the recorder’s office will immediately kick it back. He stated that he viewed the title report as an important thing so that the town knows what the encumbrances are or if there are any problems. If something gets missed, it is kicked back out, which is not good for either side. He appreciated the commission looking at it early because that would help them get the final plat ready. 

Other than those few items, the attorney had comments for the commission about what they are trying to do with the preliminary plat. That was everything from the engineer and attorney. Chairman Hanover opened it up to the commissioners to ask any questions they may have. 

Commissioner Hidalgo said that the application asked the developer to show all existing ditches. He did not see anything shown on the plat. Mr. Michaelis stated that on Phase 2 it was just open ground. Commissioner Hidalgo clarified that it is just for Phase 2 and not the whole subdivision. Mr. Michaelis stated that all the swales were put in during Phase 1 and they were not doing any during this Phase. The commissioner asked if the streetlight would be moved from the middle of the street to the corner. Mr. Day stated that they would bounce it off the town standard and see where it needs to go. If it is moved it will probably be to the intersection on the other side. Mr. Michaelis stated that the standard had been the intersection but wondered if it had changed and they needed one midway down the block. Chairman Hanover thought that the draft showed it on the opposite side of the street but was not sure about that. Mr. Day stated that it would have to do with the spacing requirement in the standard.    

Commissioner Powell restated that he felt the developer had satisfactorily addressed the items and committed to taking care of them. The nearest landmark was missing but that is also something that can be addressed on the final plat.    

Chairman Hanover asked Commissioner Sparks if she had any questions. She felt that all questions had been answered adequately and had no further questions. He agreed with her and felt the preliminary plat could be conditionally approved it the commission wanted to proceed. 

Mr. Fawcett wanted to point out the turnaround in Phase 1 for emergency vehicles and snowplows. It will not be there in Phase 2. He wanted to specify that cul-de-sac are not allowed in Clarkston, but temporary roads are. A temporary road – as verified by the state – is simply a road that will, at some point, keep going. It could be next year; it could be in a hundred years. It means that the commission cannot allow lots around that cul-de-sac to end the road. He thought the commission would want to consider if they needed a turnaround at the end of 300 North or 100 East. Mr. Day stated that you can also have a hammerhead turnaround, which they would have from 300 North going onto 100 East. They can talk to the Fire Marshall and see if he is okay with that. Commissioner Powell felt the hammerhead was probably good too, but he thought we might need a turnaround on the north part of 100 East. Mr. Michaelis stated the same thing happened with 400 North. The town was not going to plow 400 North, so the stipulation had been that Lot 1 had to face Main Street. Commissioner Hidalgo felt it would be beneficial to have a temporary turnaround at the north end of 100 East for the snowplow. Commissioner Powell thought it could be worked out with the Fire Marshall. If he recommends putting a temporary turnaround at the north end of 100 East, it could be done before the final plat. Mr. Day pointed out that the road is fully dedicated, so if they want a temporary turnaround, it might make more sense for the developer to finish 100 East all the way to 400 North. That would be something they could discuss with the Fire Marshall as well. Commissioner Powell asked what standard the temporary turnarounds are built to. Mr. Michaelis and Mr. Fawcett stated that they are built to the temporary turnaround standard, which is different than a road standard. They don’t have to have asphalt in a temporary turnaround. Commissioner Hidalgo asked if they would finish 400 North if they were going to take 100 East all the way up. Mr. Day said they would not finish 400 North at this time, but it might be better for everyone to finish 100 East. 

Commissioner Sparks stated the road and water needs to go to the farthest corner of the property and asked if 100 East was meeting that requirement on the south end, as she could not see the plat. Mr. Day confirmed that the road and the water line go to the south edge of the subdivision.         

Chairman Hanover felt that the roads and fire department could be apprised of this information and see if they had any concerns; however, that should not stop a conditional approval of the preliminary plat. 

Commissioner Hidalgo motioned to approve the Willis Acres Phase 2 Preliminary Plat. Commissioner Powell seconded the motion with conditions. Chairman Hanover restated, just to be clear, that is this a motion to approve with the conditions that have been discussed tonight. Both commissioners concurred. A vote was taken, and all commissioners were in favor of approving the Willis Acres Phase 2 Preliminary Plat, with conditions. It will be forwarded on to the town council.   

3. ADJOURN 
There being no further business to come before the planning commission, the Clarkston Town Planning Commission meeting was adjourned at 7:40 p.m.    

__    Holly Jones       _
Clarkston Deputy Clerk
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