L G AN Project #16-023
i RoseHill Zone Change

Located at 1400 West 1800 South

REPORT SUMMARY...

Project Name: RoseHill Rezone

Proponent/Qwner: Rosehill LLC/Troy Kartchner and Dan Larsen
Project Address: 1400 West 1800 South

Request: Rezone to MR-9

Current Zoning: NR-6

Date of Hearing: May 26, 2016

Type of Action: Quasi-Judicial

Submitted By: Amber Pollan, Planner Il
RECOMMENDATION

Staff recommends that the Planning Commission continue this zone change request to allow for
a boundary line adjustment or subdivision to establish the boundaries of rezone and allow for
further discussion of development issues.

Request

The applicants are requesting a zone change of 13.03 acres from Neighborhood Residential
(NR-6) to Mixed Residential (MR-9) at 1400 West 1800 South; TIN 03-005-0051;-0047. The
applicants would like to continue with Phases 3 and 4 of the RoseHill subdivision. The previous
phases of the subdivision were developed under a Planned Development which allowed for lot
sizes less than 6,000 sf. They are requesting the MR-9 zoning as it allows for lots sizes of a
minimum of 4,000 sf.

Background

The subject property is part of the proposed RoseHill development. The property started as a
larger parcel of 23.98 acres. The property was part of an annexation from the County into
Logan City in July 1999. The property was zoned AG- Agricultural and used agriculturally. In
2002, it was part of a request for a rezone from AG to SFR- Single Family Residential with an
additional 6 acres of property to the west. There were concerns about sensitive areas, water
tables, and 1800 South at the time. A request was resubmitted to rezone from AG to SFT-PD,
the Single Family Traditional Planned Development zoning. This was recommended for denial
as there were still concerns regarding the development constraints and remoteness of the site
to other development.

The request was reduced to the 23.98 acre parcel, proposed for rezone from AG to SFT-PD and
approved in 2003. A Design Review Permit and Subdivision Permit was approved December
18, 2003. The project was approved for four (4) phases and required to come back to the
Commission if there was more than a year between phases and extensions were not requested
or granted. The development was approved with a total of 83 single family lots at an average lot
size of 5100 sf and three open space areas: a 5.29 acre common open space on the wetland
area on the south side of the site, a 1.11 acre private park, and 20’ landscape buffer along 1800
South. Setbacks were approved at a 10’ minimum front and rear building setback and 5’
minimum side yard setbacks. The Planned Development modifications to minimum lot sizes
and setbacks allowed for the preservation of sensitive open space and provision of recreation
amenities to the development.

Phase 1 was recorded in May 2004 and included 19 single family lots, the park and 1800 South
buffer. Phase 2 was recorded in May of 2007 and included 25 single family residential lots. The
lot sizes range from 4300 sf to 8500 sf with an average size of 5362 sf. Home construction
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started in 2005 and the last homes receiving occupancy in January 2014. Nine years have
lapsed since the last subdivision phase was recorded and two years since there was active
work in the subdivision, which means the subdivision has expired. The Land Development
Code rezone took place in 2011 and changed the SFT zoning to NRW- Neighborhood
Residential Westside. This classification was renamed NR-6 in 2013. The NR-6 zoning
requires a 6,000 sf minimum lot size, average lot widths of 50’, and a maximum density of 6
units per acre.

Zoning

The MR-9 zoning designation was added to the Land Development Code in 2013 as an option
between a single family residential and multi-family zone. It aliows for single family detached,
single family attached, and duplex dwellings as permitted uses. Town houses can be permitted
by Conditional Use Permit. There is a maximum density of nine (9) units per acre with a
minimum lot size of 4,000 sf. The lot width requires a minimum average of 40’ per block.
Setbacks are also reduced from the NR-6 standard; a front setback of 15’, side setback of 5,
and rear setback of 10’ are permitted.

The Rosehill Planned Development, as proposed in its entirety in 2003, included 24 acres of
land and 83 single family residential lots. The overall density of the development was 3.8 units
per acre. The eastern half of the project that is developed is approximately 11 acres and has 44
existing homes, which equates to 4 units per acre.

The 13 acres that are part of this request are intended to finish out the Rosehill development
with the remaining 39 single family residential lots and common open space on the southern
portion, as proposed in 2003. The MR-9 zoning would allow for the proponents to continue the
lot sizes and widths consistent with the existing development. However, if rezoned the MR-9
designation does allow for up to 9 units per acre and so a 13 acre site could potentially yield 117
units. The sensitive lands included in this area would limit development of the entire site but
there is not the ability to ensure that the common area on the southern portion is preserved and
maintained as originally proposed. Duplexes could be proposed, which may not be appropriate
for the single family nature of the area. Other attached housing and townhouses could also be
proposed as part of a subdivision of the area. While the intent is for single family development,
the zoning allows for a broader range of use and impact.

General Plan

The Future Land Use Plan (FLUP) contained in the Logan General Plan designates the property
as Detached Residential (DR). The intent of the DR designation is for detached single family
development. It does encourage compact lot design, within the allowed density range, when
used to preserve open space, critical lands, and to avoid natural hazards.

The MR-9 zone does not fit precisely in the DR or MR- Mixed Residential Future Land Use Plan
designation. The MR area is described in the General Plan as encouraging a range of structure
types and is typically for areas with residential densities of 15-30 units per acre. The MR-9
zoning designation is appropriate for the MR areas as it is a Mixed Residential zone but may be
consistent with DR designation as the range of residential building types is limited and the
density is closer to the DR ranges.

Summary

The Rosehill Planned Development plan was approved in 2003 as a subdivision that would
provide for protection of sensitive natural areas, provide recreation amenities, and a diverse mix
of single family residences at an overall density that was consistent with a single family zone in
the more rural areas at the edge of the City. The Rosehill development may still be a
compatible concept but the current NR-6 zoning does not allow for the lot sizes as proposed
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and the MR-9 zoning allows for uses and intensity of development that is not compatible with
the area or General Plan.

The Planning Commission should consider the appropriateness and compatibility of additional
development of lots primarily in the 4000-5000 sf range. If the continuation of the Rosehill
development is appropriate, there may be some ways to provide for a rezone but not open up
the area to incompatible development. Staff is recommending the Planning Commission
continue the request so that some of these issues can be considered and discussed further with
the proponents.

One of the options is the common area proposed on the south side of the development could be
separate from the request or rezoned as Resource Conservation (RC) or Recreation (REC) to
ensure that it is maintained as an open space and water retention area. It appears that there
were some parcels created with the common area or as remainders from the subdivision
phases that are not considered legal lots by Logan City. The parcel issues may be able to be
resolved by a boundary line adjustment or subdivision. This would also allow for the bounds of
a rezone to be provided more accurately to limit the area included in a rezone to MR-20. The
proponent may be willing to record a deed restriction regarding the density and unit type for the
build-out of the project.

PUBLIC NOTICE

Public notice regarding this zone change request was mailed to property owners within 300’ of
the subject property on May 9, 2016. A quarter page ad was published in the Herald Journal on
May 8, 2016 and legal notice published on May 12, 2016. The public notice was posted on the
Utah Public Meeting Notice Website on May 16, 2016.

PUBLIC COMMENTS

As of the time the staff report was prepared, there have been three (3) inquiries into the project
and property owners within the Rosehill existing development have expressed opposition to the
rezone request.

AGENCY AND CITY DEPARTMENT COMMENTS

The project was reviewed by Logan City Departments and other local agencies. There were not
any comments regarding the rezone but some general development matters to be addressed
prior to future development on the property.

RECOMMENDED FINDINGS

The Commission may recommend that the Municipal Council approve an amendment to the

Official Zoning Map if it substantiates findings. Failure to find facts supporting the petition, or

finding facts that are contrary to the petition, are grounds for a recommendation that the Council

deny the zoning amendment. The following are the LDC findings required for a zoning change:

1. The location of the subject property is compatible with the purpose of the new zoning district.

2. The subject property is suitable for all development within the new zoning district without
increasing the need for variances or special exceptions.

3. The subject property is suitable as a location for all of the permitted uses within the new
zoning district.

4. The infrastructure providing access and utility services to the subject property have adequate
capacities or a suitable level of service for the permitted uses within the new zoning district.

5. The subject property, when used for the permitted uses in the new zoning district, will not be
incompatible with adjoining land uses or the purpose of the adjoining zoning districts.

This staff report is an analysis of the application based on adopted city documents, standard city development practices, and available information. The report is to be used
to review and consider the merits of the application prior to and during the course of the Planning Commission meeting. Additional information may be revealed by
participants at the Planning Commission meeting which may modify the staff report and become the Certificate of Decision. The Director of Community Development
reserves the right to supplement the material in the report with additional information at the Planning Commission meeting
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To the City of Logan

It is the desire of Rose Hill LLC, to continue the development of our property. We’d like to finish the
project as it was originally designed. When we started the project it was approved as a planned unit
development (PUD). Due to the economic past the project was stalled. Now that the economics
appear to be favorable, we are seeking to complete it. We have been told by staff that the prior
approval has expired and that the best route to take to finish the project is to request the MR-9 zone.
It is not our desire to build multifamily residences, only continue single-family homes similar to the
existing homes in the prior two phases. We project building the project in phases, the same phases as
originally set, included the dedication of common area.

The new phases will be annexed into the existing Home Owners Association. The common areas in
phases one and two will be available to the future phases and the common areas in phase three and
four will be available to existing owners.

Part of our desire for keeping the project the same is that is we feel the existing owners were promised
what their neighborhood was going to be like. We want to meet those expectations. The common
areas were budgeted and set to be maintained by eighty three individual home owners. In good faith to
the city and to current owners the park area is developed and operational. The park is maintained by
the HOA. To stop the project short of the intended amount of owners will substantially increase the
financial burden on existing owners.

We appreciate the City of Logan for its willingness to consider developments of all types and hope to
continue this development. We invite the staff, council, and commission to visit the existing project.
We feel the residences in this project provide a good addition to the city.
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