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75 North Main Street
Heber City, Utah
Planning Commission Meeting
Thursday, December 11, 2014

6:00 p.m. - Regular Meeting

	Present:
	Planning Commission:
	Harry Zane

	
	
	Darryl Glissmeyer

	
	
	Mike Thurber

	
	
	Kieth Rawlings

	
	
	Stacie Ferguson

	
	
	Mark Webb

	
	
	David Richards

	
	
	

	Absent:
	
	Clayton Vance

	
	
	

	Staff Present:  
	Planning Secretary
	Karen Tozier

	
	City Engineer
	Bart Mumford 



Others Present:  Chip Turner, Fred Schloss, Tracy Turner, Wes Bingham, Alex B. Leeman, Lonny Reed, Todd Cates, Lynette Berg, Kelsey Berg, Todd Berg, Tracy Tolbert, Keith and Cheryl Lawton, Mike Johnston, Jeff Bradshaw, Paul Henke, Joe Coombs, Rod and Stacy Earnshaw, and Rob Karz. 

Chairman Rawlings welcomed everyone to the meeting. The meeting convened at 6:17 p.m. with a quorum present.  

Pledge of Allegiance:		Mark Webb	
Minutes:			November 13, 2014 Regular Meeting

Mike Thurber moved to approve the November 13, 2014 Regular Meeting Minutes. Darryl Glissmeyer seconded the motion.  Voting Aye:  Harry Zane, Darryl Glissmeyer, Mike Thurber, Kieth Rawlings, Mark Webb, and David Richards. Voting Nay: None. Absent: Stacie Ferguson. The motion carried.						

1. Mayor Alan McDonald-Discuss planning related matters

Mayor McDonald expressed his gratitude to the Commissioners for their service to the City. He explained that Kieth Rawlings’ and Mark Webb’s terms were expiring at the end of the year and that he had spoken to these two regarding whether they wanted to remain on the Commission or not. Kieth Rawlings had suggested that there be two alternates on the Commission and Mayor McDonald indicated that he agreed this was a good idea. He invited the Commissioners to attend the Council’s strategic planning meeting that would be held at the IHC Hospital on January 10th. 


2. Red Ledges requests Subdivision Final Approval for Red Ledges Subdivision Phase 2J, located in the Red Ledges Development in the vicinity of Haystack Mountain Drive.  The main entrance to the Red Ledges Development is at 1851 East Center Street (Lake Creek Drive)

Todd Cates made a presentation on Phase 2J. He showed how part of the phase backs up to the eastern side of the bypass. Cates indicated that Horrocks had a clarification to their report regarding cul-de-sacs in the phase; there are no cul-de-sacs that are more than 1300 feet in length. The location and map were shown on the overhead. 

The Commission asked questions on the trail system and engineering issues which Todd Cates answered. The trail alignment and the proposed trail bridge over the canal were discussed. Chairman Rawlings noted this needs to be part of the motion; that any approval be conditional upon that being in place. 

Todd Cates explained the details on information they’ve given to Devin McKrola of WCWEP   regarding the irrigation pond drainage/overflow and he indicated they will have an agreement on this before this is platted.

Harry Zane moved that we recommend the Red Ledges’ request for a Subdivision Final Approval for Red Ledges Subdivision Phase 2J, located in the Red Ledges Development in the vicinity of Haystack Mountain Drive.  The main entrance to the Red Ledges Development is at 1851 East Center Street (Lake Creek Drive). I’d like to approve this recommendation contingent upon that they meet the requirements for the trail alignment, the trail bridge and the irrigation plan and the storm drain is contingent upon that the agreement is in place and that they meet the requirements of Staff and the City Engineer. Mark Webb seconded the motion. Voting Aye:  Harry Zane, Darryl Glissmeyer, Mike Thurber, Kieth Rawlings, Stacie Ferguson, Mark Webb, and David Richards. Voting Nay: None. The motion carried.  

3. Arive Homes requests Annexation of approximately 50.68 acres located from approximately 1970 South Mill Road to 2080 South Mill Road extending west to the east boundary line of Strawberry Storage. The site is located in the northeast quarter of the southeast quarter of Section 8, Township 4 South, Range 5 East, Salt Lake Base & Meridian, called the Strawberry Annexation

Representing the Petitioner was Lonnie Reed of Legend Engineers. Mr. Reed presented information on the annexation request. He indicated that Phil Glass is amenable to the sewer to go through his property and that Tingey is also amenable to working with them; they have documents clarified with that. Kieth Rawlings recommended that this be a condition if there is a recommendation for approval.

Bart Mumford presented information on engineering issues. He discussed water, sewer, traffic, and streets. Bart Mumford had spoken to UDOT the day prior to the meeting. The concept for the future road tying into Highway 40 does work with their spacing and signals. Access will have to upgraded for UDOT. The proposed service for sewer cannot be connected until 500 East is constructed. Until that time the property owners may have to be on septic to serve those properties if it is approved by the health department. Zoning designations of the properties were discussed by the Commission.

People owning property in the annexation proposal who did not sign the petition for annexation were asked to comment. 

Alex Leeman representing Chip Turner and LMT Investment spoke about the zoning issue; Mr. Turner’s property would become non-conforming under the proposed City zoning after annexation occurs. The property is currently zoned as commercial property under Wasatch County zoning. Mr. Leeman requested that current zoning remain where it is. He also pointed out that hookups for amenities such as water and sewer are far away for those on Highway 40; usually these are benefits that annexation brings and they don’t get these customary benefits that come with annexation. He asked that the Commission look at this.

Paul Henke, Joe Coombs, Tod Berg, Lynette Berg, and Cheryl Lawton were opposed to the annexation. Paul Henke and Cheryl Lawton, who reside along Highway 40 expressed concerns over not receiving any benefits from annexation and being subject to higher property taxes. Joe Coombs, Tod Berg, and Lynette Berg indicated they thought the planned subdivision was an example of sprawl, the lot size in the proposed subdivision should be consistent with lot size in the Residential-Agriculture Zone, and lot size should be consistent with the existing community. Connection to the nearest school through sidewalk was something that they referenced as being important to them. Lynette Berg also referenced the Heber City General Plan states that there will be pedestrian and bicycle links between neighborhoods with the first phase of any development. 

Regarding safety issues for children in the proposed subdivision having a sidewalk, trail or a bus to the subdivision to transport them, Darryl Glissmeyer asked the Petitioner whether they had spoken to the school district and how they felt about this; he was hoping to hear tonight from them whether or not they would send a bus to this subdivision to pick up children. Lonnie Reed answered that they were hoping to get that answer as well; in talking with the City he saw this as more of an issue between the City and the school district and not the developer and the school district. The Commission debated the issues that had been discussed. The consensus was there were still lots of unanswered questions. 

Harry Zane moved to continue this. Mike Thurber seconded the motion. Voting Aye:  Harry Zane, Darryl Glissmeyer, Mike Thurber, Kieth Rawlings, Stacie Ferguson, Mark Webb, and David Richards. Voting Nay: None. The motion carried.  

Beside the engineering concerns discussed earlier in the meeting (water and sewer, etc.), the Commission gave the Petitioner direction as to information they wanted to see when the Petitioner came back. They particularly expressed concern over the General Plan future landuse designations and zoning of the properties particularly of the Business and Manufacturing Park Zoning designation along Highway 40 and possibly Residential-Agriculture zoning as they move farther away from the center of town, information on increased property taxes, life/safety issues along the highway, and the highway and proper alignment for road connections. Mike Thurber asked for Lonnie Reed to email the document he had on property taxes to Karen Tozier.

4. Arive Homes requests Subdivision Concept Approval of the Strawberry Subdivision located at approximately 2036 South Mill Road, within the Strawberry Annexation

Mark Webb moved to continue Item No. 5 (this had originally been Item 5, but was changed as one of the items had been cancelled). Darryl Glissmeyer seconded the motion. Voting Aye:  Harry Zane, Darryl Glissmeyer, Mike Thurber, Kieth Rawlings, Stacie Ferguson, Mark Webb, and David Richards. Voting Nay: None. The motion carried.  

Dave Scoville, the owner of Arive Homes, asked if there was any way they could put a deadline on this annexation so they could move forward. 

Stacie Ferguson left the meeting at this time.

5. Discuss Apartments and permitted uses in the R-3 Residential Zone

The Proposal was to remove apartments as a permitted use in the R-3 Zone and to repeal Chapter 18.87 Apartments and to create a separate zone for apartments. 

Mike Johnston of Summit Engineers asked a number of questions. He indicated that he represents a developer who has interest in building on the Wishalan property.  He asked for the reasoning behind removing apartments in the R-3 Zone as a permitted use. This was discussed. Anthony Kohler’s staff report was referenced which outlined why repealing this chapter makes sense. There was discussion on density requirements for apartments under the current zoning. 

A number of Commissioners expressed that they were okay with this proposal to repeal Chapter 18.87 Apartments and remove apartments as a permitted use in the R-3 Zone. Mike Johnston asked if there were ratios showing how our City compares to others with respect to affordable housing and apartments. What are the price rates for rentals and is there a need for more apartments were some of the questions posed.  
 
6. Discuss Building Height in C-2 Commercial Zone, C-3 Commercial Zone, and C-4 Commercial Zone

The existing regulations pertaining to height and the draft ordinance amendment pertaining to height were discussed. Mark Webb thought 65 feet was pretty close for three story buildings to existing homes. David Richards did not see this as being an issue; a developer would probably purchase more property. Building height with respect to the airport flight path was mentioned. Densification of the downtown area was also discussed. There was consensus that the Commission liked the proposal. 

The Commission asked for Mike Johnston’s comments. Mike Johnston expressed that he did not see densification of the downtown occurring for quite some time. He expressed that he thought we need to allow growth in the downtown or it will go somewhere else and it needs to stay here as this is the economic center of this County and has been for the past 125 years. We need to keep our Main Street viable. These types of buildings become anchors.

Interest in a potential hotel being built on Main Street that had been discussed at a prior meeting had been the catalyst to look at building height.

There was brief discussion on the Strawberry Annexation. Various Commissioners expressed their concerns over issues related to the annexation such as concern for the property owners along Highway 40, and the proper zoning for these properties. The Commission discussed that they thought the General Plan should be amended and the zoning should be changed. Darryl Glissmeyer noted he had asked for a list of all the property owners inside the annexation area and whether they were in favor of the annexation, opposed to the annexation, or did not care whether they were annexed or not; and that this had not been provided.

7. Adjournment

Mike Thurber moved to adjourn. Mark Webb seconded the motion.  Voting Aye:  Harry Zane, Darryl Glissmeyer, Mike Thurber, Kieth Rawlings, Mark Webb, and David Richards. Voting Nay: None. Absent: Stacie Ferguson. The motion carried. The meeting adjourned at 8:44 p.m. 



______________________________________
Karen Tozier
Planning Commission Secretary
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