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     PLANNING COMMISSION MINUTES
                Meeting of July 31, 2014

City Hall Council Chambers  290 North 100 West Logan, UT 84321  www.loganutah.org

Minutes of the meeting for the Logan City Planning Commission convened in regular session
Thursday, July 31, 2014.  Chairman Davis called the meeting to order at 5:30 p.m.

Planning Commissioners Present:  David Adams, Amanda Davis, Russ Price, Maybell Romero, Garrett Smith   

Planning Commissioners Absent:   Sara Sinclair

Staff Present:  Mike DeSimone, Russ Holley, Amber Reeder, Kymber Housley, Bill Young, Craig Humphreys, Debbie Zilles

Minutes as written and recorded from the June 26, 2014 meeting were reviewed. Commissioner Price moved that the minutes be approved as submitted with a minor grammatical change on page 1. Commissioner Romero seconded the motion.  The motion was unanimously approved.   

PUBLIC HEARING

PC 14-031 Depp Subdivision  Subdivision Permit.  Steven Earl @ Cache Landmark Engineering/Val Egbert, Carolyn Pierce, Daniel Ponce, authorized agent/owner(s) request a 7-lot subdivision to bring remainder parcel into compliance as a legal parcel at 495 S. Southwest Street in the Neighborhood Residential (NR-6) zone; TIN 02-068-0012;0090;0010;0011.

STAFF:  Mr. Holley reviewed the Staff Report as written recommending approval. This area currently consists of five parcels. Three homes have been subdivided and reconfigured at the County, but have never gone through the City’s subdivision process to legally establish developable and recognized building lots.  The request is for a 7-lot single family residential subdivision, with three existing homes already located on lots 1, 2 & 4.  Lots 3,5,6, & 7 being proposed as vacant building lots. The overall site consists of 1.88 acres (82,248 SF), with the proposed lots ranging from 25,644 - 7,327 SF in size. A private road is proposed connecting Southwest Street to lots 6 & 7.  Mr. Holley noted that this particular area is a poor example of the type of development the City would like to see regarding connectivity. He questioned whether it would make sense to extend the proposed stub road further west.

The Land Development Code (LDC) permits subdivisions in the NR6 zone at a density of six units to the acre and minimum lots sizes at 6,000 SF and average minimum lot widths of 60’. LDC 17.37.170 requires that infill subdivisions with 2-8 flag lots have lots sizes of 125% of the base zoning standard (7,500 SF).  As submitted, the project complies with lot size, lot width, density and flag lot requirements.  

PROPONENT:  Steven Earl, from Cache-Landmark Engineering, explained that the proponent’s intent is to build at least two homes.  The requirement for a curb, gutter, sidewalk and park strip would add quite a bit of money and he is debating whether to do three lots or just two (combining lots 6-7 into one lot).  If the proposed road is required to be extended, he is not interested in doing this project at all. His desire is for the road to be as narrow as possible. 

Mr. Holley explained that a standard road is 28’ of paved surface and requires curb, gutter and sidewalk along the entire stretch of roadway. If the applicant chooses to combine two lots into one, access may be provided by a shared driveway with a minimum pavement width of 20’ and curb, gutter and sidewalks are generally not required.  

Chairman Davis asked if the project would have to be re-noticed if the applicant makes a change to the proposal.  Mr. Housley, the City Attorney, advised that if the scope of the project is not expanding it can be continued, without further noticing, to allow for modifications to the proposal. 

PUBLIC:  Alan Hinckley, 635 Southwest St., questioned the minimum lot sizes.  Mr. Holley explained that as currently proposed the infill lots meet the minimum requirement.  He explained that lots are required to be 125% of the minimum lot size established by the underlying zone (which in this instance is 6,000 SF – thus requiring the flag lots to be at least 7,500 SF).  Mr. Hinckley thought it would be wise to require the proposed road to be extended to help with future development and connectivity.  He also asked if the lots associated with the delay agreement would ever be required to add improvements.  Mr. Holley explained that the requirement would be based on certain triggers, i.e. future improvements.  Mr. Hinckley expressed concern that this would allow the neighborhood to look “piecemealed”.  

Cole Checketts, 649 Southwest St., said he was in attendance to become “educated on the process”.  He loves his home and the area; however, he is not fond of the “subdivision up the street” which is set up poorly.  He encouraged the Commission to consider requiring the road to be extended to help with future growth.  He plans on staying in the area and would like to help make the community better.  

Carolyn Pierce, 491 Southwest St., asked about the existing irrigation ditch and whether it will have to be piped for continued access.  Mr. Holley explained that it will be required to continue to serve the existing users whether it is piped or not – the design details have yet to be determined but will not affect the usage.  Mr. Housley pointed out that the canal company has to sign off on the recordation of the final plat.  

Val Christensen, 494 Southwest St., said the neighbors were opposed to the planned unit development (PUD) to the south when it was proposed and felt like the Commission did not listen to the concerns of the citizens and now it is a mess.  He said it is ironic that the citizens saw the problems, seemed to be ignored, and now PUDs are no longer allowed.  He encouraged the Commission to follow the rules/regulations outlined in the Code and not make any exceptions.  

COMMISSION: Chairman Davis asked if any of the lots would be affected if the proposed road was extended.  Mr. Holley said the square footage of lot 6 would be changed.  

Mr. Holley explained for Commissioner Price that the delay agreement regarding curb and gutter (as outlined in Engineering condition 4) would be for the existing homes only; as lots 5, 6 and 7 are developed, the improvements would be required at the time of the building permit.    

Commissioner Price noted LDC §17.37.160b “[…] the street system shall be designed to connect with existing, proposed and planned streets outside of the development.”  He said this is a concern as there are no existing or planned streets to connect to, yet he would like to see some connectivity capability.  He asked about the possibility of establishing a right-of-way, allowing the road to stub out as proposed until such time as there is a plan to make a future connection.  

Chairman Davis felt like the first sentence of that section “Stubbing of streets to allow for future street extensions through adjoining developable parcels is required for all new developments” does allow the Commission some flexibility.  


Mr. Housley agreed with Commissioner Price that this is an obvious problem. Because there are no planned or proposed future streets at this time, it would be difficult to enforce under this provision.  The applicant could agree to some type of easement to protect for future growth.  Currently the Code allows the applicant the option of putting in a private road and he has a right to choose that alternative.

Chairman Davis asked about sidewalk and park strip placement.  Mr. Housley noted that the City has varying park strip placement throughout the City.  There is a suggested standard; however, there have been times when it has been adjusted based on specific circumstances.  

Commissioner Adams asked about putting in an access on the other side of lots 5 and 6.  Mr. Earl said that could be a possibility.  Mr. Holley also noted that a southern road would make more sense because it could be double-loaded.

Mr. Holley advised that if the project changed to one flag lot, the size requirement would be 150% of the minimum lot size and the road would drop from the required 28’ to 20’ without curb, gutter and sidewalk. 

Mr. Earl said he would like to discuss options with the applicant and asked the Commission to continue this project to the next meeting.

MOTION:  Commissioner Romero moved to continue PC 14-031 to the August 14, 2014 meeting as per the applicant’s request. Commissioner Smith seconded the motion.

[Moved: Commissioner Romero    Seconded: Commissioner Smith    Passed: 5-0]
 Yea: D. Adams, A. Davis, R. Price, M. Romero, G. Smith       Nay:     Abstain:  

 WORKSHOP ITEM(S) for August 14, 2014 meeting
· PC 14-032  Duffin Duplex Rezone

Meeting adjourned at 6:18 p.m.






Minutes approved as written and digitally recorded for the Logan City Planning Commission meeting of July 31, 2014.




___________________________________		___________________________________
Michael A. DeSimone					Amanda Davis
Community Development Director			Planning Commission Chairman  




___________________________________		___________________________________
Russ Holley						Amber Reeder 
Senior Planner				 	Planner II 




___________________________________		 
Debbie Zilles					  
Administrative Assistant				 	  
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