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PROPOSED AMENDMENT TO THE CITY SUBDIVISION ORDINANCE     16.24.060: STREET IMPROVEMENTS: (new wording is underlined)     A. All streets within the city shall be improved with streetlights and pavements bounded by integral  concrete curbs, gutters and sidewalks.     B. All streets shall be designed in accordance with the city design standards, AASHTO, or other  approved standards.     C. The arrangement of streets in new subdivisions shall make provision for the continuation of the  streets in adjoining areas insofar as  such continuation of access is determined necessary by the  city. All access roads leading to the subdivision shall be improved as required by the city council.  Wherever feasible ,  l ocal streets shall be laid out to  discourage through traffic  provide   connectivity to adjoining residential areas.   Do we need this highlighted item removed from our ordinance??   D. The owner shall provide traffic control and street name signs, conforming to the city's design  specifications and approved by the city.     E. All su bdivision lots shall have frontage on a dedicated public street improved to city standards  unless the lot is approved as a flag lot under the city's flag lot ordinance, or is approved by the  city council under some other provision. Private streets, alleys,   or ways shall not be approved  except as may be approved as a part of a planned development project under the city planned  development ordinance or when because of hazardous slopes, soils, floodplains, or other  conditions that are determined by the city co uncil as to not being in the best interest of the city.  The technical review committee (TRC), or the planning commission may recommend to the city  council that private roadways, utility improvements, or other improvements be approved. In any  event, private   streets and any utility construction will conform to the construction standards  required for dedicated streets and utilities regarding quality of construction whether dedicated or  not.     F. The arrangement of streets shall provide for the continuation of p rincipal streets between adjacent  properties when such continuation is necessary for convenient movement of traffic, effective fire  protection, for efficient provision of utilities and where such continuation is in accordance with the  general plan. If the  adjacent property is undeveloped and the street must be a temporary dead  end street, the right of way shall be extended to the property line and a temporary turnaround  shall be provided. All permanently dead ended streets shall end in an approved cul - de - sa c or  other improved turnaround unless otherwise approved by the city council.  
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PROPOSED AMENDMENT TO THE CITY SUBDIVISION ORDINANCE
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A. All streets within the city shall be improved with streetlights and pavements bounded by integral concrete curbs, gutters and sidewalks.



B. All streets shall be designed in accordance with the city design standards, AASHTO, or other approved standards.



C. The arrangement of streets in new subdivisions shall make provision for the continuation of the streets in adjoining areas insofar as such continuation of access is determined necessary by the city. All access roads leading to the subdivision shall be improved as required by the city council. Wherever feasible, local streets shall be laid out to discourage through traffic provide connectivity to adjoining residential areas.

Do we need this highlighted item removed from our ordinance??

D. The owner shall provide traffic control and street name signs, conforming to the city's design specifications and approved by the city.



E. All subdivision lots shall have frontage on a dedicated public street improved to city standards unless the lot is approved as a flag lot under the city's flag lot ordinance, or is approved by the city council under some other provision. Private streets, alleys, or ways shall not be approved except as may be approved as a part of a planned development project under the city planned development ordinance or when because of hazardous slopes, soils, floodplains, or other conditions that are determined by the city council as to not being in the best interest of the city. The technical review committee (TRC), or the planning commission may recommend to the city council that private roadways, utility improvements, or other improvements be approved. In any event, private streets and any utility construction will conform to the construction standards required for dedicated streets and utilities regarding quality of construction whether dedicated or not.



F. The arrangement of streets shall provide for the continuation of principal streets between adjacent properties when such continuation is necessary for convenient movement of traffic, effective fire protection, for efficient provision of utilities and where such continuation is in accordance with the general plan. If the adjacent property is undeveloped and the street must be a temporary dead end street, the right of way shall be extended to the property line and a temporary turnaround shall be provided. All permanently dead ended streets shall end in an approved cul-de-sac or other improved turnaround unless otherwise approved by the city council.



G. Intersections shall be designed in conformance with AASHTO standards to provide adequate sight distance and other performance and safety needs as approved by the city.



H. No subdivision shall be approved which does not have access to an improved and dedicated city street. Where a subdivision obtains access from a street which does not meet minimum city standards, the access road shall be improved to a minimum width of twenty five feet (25').



I. Where a subdivision abuts a master planned road, utility or drainage system, the owner shall complete their portion of such improvements the full length of their project in conformance with the official city master plan unless otherwise approved by the city council.



image1.gif







image2.gif








image5.emf
Cit y Council agenda report for 7/27 /16;  Consider an appeal of the Planning  Commission approval of a   Conditional Use Permit request for placement of a  Cell Tower on parcel #SC - 6 - 2 - 22 - 3130 near the south end of Lava Flow Drive and  Malaga Avenue.    Jared White, applicant.     On 6/14/16 the PC approved placement of a 100’ cell monopole (tower) and  associated   support equipment on the Nick Frei property (parcel # noted above).    Resident(s) in the Sunbrook subdivision located to the south of the subject site  have filed an appeal of that decision with the City Council, objecting specifically  to the location of t he proposed cell tower.   Request   from Applicant :   To place a 100   ft tall Verizon wireless cell tower and  related equipment near the south end of Lava Flow Drive and Malaga Avenue in a  Residential - Agricultural (RA) Zone.   Background :    The applicant seeks app roval to place a 100’ monopole cell tower on  the north side of the Santa Clara River in Nick Frei’s farm field which is zoned  Residential - Agriculture (RA).    Since the request falls under a Conditional Use  Permit, notices have been sent to property owners   within 300’ of the proposed  tower.   There are no residents within close proximity and the patio homes in the  Wailea Falls subdivision   or on the south side of the Santa Clara River   (in St  George) seem to be the closest residents .     The applicant proposes  to provide a  galvanized steel monopole but has provided photo simulations showing both a  galvanized (gray color) pole and a brown pole.   The galvanized gray pole is likely  to be no more noticeable than another color, but the applicant appears open to  s ugg estion from the PC.        PC Action:   The PC considered this request on Ju ne 14, 2016 and heard from  some   concerned residents (both Santa Clara & St George residents) regarding  the proposed location of the cell tower.    The applicant reviewed the various  s teps he had taken to decide on the proposed location at the south end of Nick  Frei’s farm field.     Due to the difficulty in crossing four separate properties  along Lava Flow Drive to the Hans Hafen property, the applicant changed the  original site to the   Nick Frei property where only the one property  owner  had to  be dealt with.   Residents in the Sunbrook development on the south side of the  Santa Clara River objected to the site saying it interferes with their view of the  red hills.    After considera ble   discussion the PC approved   the CUP request with  the monopole being a galvanized gray color.  
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[bookmark: _GoBack]City Council agenda report for 7/27/16; Consider an appeal of the Planning Commission approval of a Conditional Use Permit request for placement of a Cell Tower on parcel #SC-6-2-22-3130 near the south end of Lava Flow Drive and Malaga Avenue.    Jared White, applicant.



On 6/14/16 the PC approved placement of a 100’ cell monopole (tower) and associated support equipment on the Nick Frei property (parcel # noted above).   Resident(s) in the Sunbrook subdivision located to the south of the subject site have filed an appeal of that decision with the City Council, objecting specifically to the location of the proposed cell tower.

Request from Applicant:   To place a 100 ft tall Verizon wireless cell tower and related equipment near the south end of Lava Flow Drive and Malaga Avenue in a Residential-Agricultural (RA) Zone.

Background:  The applicant seeks approval to place a 100’ monopole cell tower on the north side of the Santa Clara River in Nick Frei’s farm field which is zoned Residential-Agriculture (RA).    Since the request falls under a Conditional Use Permit, notices have been sent to property owners within 300’ of the proposed tower.   There are no residents within close proximity and the patio homes in the Wailea Falls subdivision or on the south side of the Santa Clara River (in St George) seem to be the closest residents.   The applicant proposes to provide a galvanized steel monopole but has provided photo simulations showing both a galvanized (gray color) pole and a brown pole.   The galvanized gray pole is likely to be no more noticeable than another color, but the applicant appears open to suggestion from the PC.   



PC Action:   The PC considered this request on June 14, 2016 and heard from some concerned residents (both Santa Clara & St George residents) regarding the proposed location of the cell tower.    The applicant reviewed the various steps he had taken to decide on the proposed location at the south end of Nick Frei’s farm field.     Due to the difficulty in crossing four separate properties along Lava Flow Drive to the Hans Hafen property, the applicant changed the original site to the Nick Frei property where only the one property owner had to be dealt with.   Residents in the Sunbrook development on the south side of the Santa Clara River objected to the site saying it interferes with their view of the red hills.    After considerable discussion the PC approved the CUP request with the monopole being a galvanized gray color.
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  From: Mary Sposi [mailto:sposiorders@gmail.com]    Sent: Wednesday, June 15, 2016 4:55 PM   To: rickr@racivil.com; Edward Dickie   Subject: Verizon Cell Tower approval     Dear Mayor Rosenberg,   We respectfully request an appeal of the City of Santa Clara Planning Commission's decision at its  meeting on June 14th, 2016 regarding the approval of the conditional use permit request for  construction of a new Verizon wireless cellular tower facility. W e request this appeal for the reasons  stated in our earlier email to you on this date.  Affected residents were not given sufficient due process  because our request for a hearing was denied.   Further, we argue that Verizon has not shown that a  reasonable  effort was made to place the tower in a location which best minimizes the impact on all  residential communities. Nor has Verizon shown that it has performed any impact studies on the Santa  Clara river and the migratory bird community.     We are in the proces s of forming a coalition of residential owners who are opposed to this cell tower.   There are a number of neighbors who are in agreement on this issue.  We plan on submitting to you a  signed protest letter in the near future.       Thank you for your consider ation of our request.     Mary Beth and Bruce Sposi   286 Lost Crk Dr   St Geoge, Utah 84770   cell: 720 - 272 - 8986     
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From: Mary Sposi [mailto:sposiorders@gmail.com] 

Sent: Wednesday, June 15, 2016 4:55 PM

To: rickr@racivil.com; Edward Dickie

Subject: Verizon Cell Tower approval



Dear Mayor Rosenberg,

We respectfully request an appeal of the City of Santa Clara Planning Commission's decision at its meeting on June 14th, 2016 regarding the approval of the conditional use permit request for construction of a new Verizon wireless cellular tower facility. We request this appeal for the reasons stated in our earlier email to you on this date.  Affected residents were not given sufficient due process because our request for a hearing was denied.   Further, we argue that Verizon has not shown that a reasonable effort was made to place the tower in a location which best minimizes the impact on all residential communities. Nor has Verizon shown that it has performed any impact studies on the Santa Clara river and the migratory bird community.



We are in the process of forming a coalition of residential owners who are opposed to this cell tower.  There are a number of neighbors who are in agreement on this issue.  We plan on submitting to you a signed protest letter in the near future.  



Thank you for your consideration of our request.



Mary Beth and Bruce Sposi

286 Lost Crk Dr

St Geoge, Utah 84770

[bookmark: _GoBack]cell: 720-272-8986   
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		Verizon Wireless  building permit plans- CUP request
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City Council agenda item for July 27, 2016:  Consider approval of a   p roposed amendment to the  Santa Clara City Zoning Regulations   to correct the PD zone change procedure to state that  the Planning Commission holds the public hearing, and the City Council considers the  recommendation from the Planning Commission.   Section 17.68.110:   Application Procedures and Requirements (for a PD  zone project):   17.68.110:B      (new wording is   in bold and   underlined)   2. Rezoning Application: In addition, the applicant shall provide a complete rezoning application and a  cover letter requesting review of the project plan. The project plan shall be revi ewed by staff and  discussed in an informal meeting with the applicant to examine potential areas of nonconformity.  Staff, upon review of the plan, will determine whether the project meets the intent of the district and  includes the required elements. If th e project does not meet with the intent or lacks required  elements, staff may reject the project plan and notify developer of where deficiencies exist so  corrections may be made. However, should the plan meet the intent and contain the required  elements, s taff will accept the project plan and provide the applicant with suggestions for changes  and modifications, if any that will prepare the applicant for the submittal of phase plans. While the  applicant may ask for more than one project plan review, at least   one review is mandatory.   3. Review Of Project Plan By Planning Commission: After staff officially accepts the project plan  (completed application submitted and full review by staff completed), the plan will be placed on the  planning commission agenda prov ided that the date the plan is officially accepted by staff is two (2)  full weeks (14 days) prior to the planning commission meeting. The planning commission shall  hold   a public hearing on the proposed plan   review the project plan   and make a recommendation on  the plan and the rezoning of the property. The planning commission shall review the plan for the  following elements: how the proposed project meets the purpose of a planned development as  provided in section  17.68.010   of this chapter; how the proposed project meets the purpose of the  specific planned development district; the overall project density as well as the density of land use  c omponents; land use mix and percentages; general vehicular and pedestrian circulation including  the location and capacity of the facilities and connections internally and externally; and open space  type, amount and location. Other site and project design c riteria shall be reviewed at the phase plan  stage.   4. Review Of Project Plan By City Council: Upon receiving a recommendation from the planning  commission and before enacting an amendment to the zoning ordinance, the city council shall  hold a   public hearin g thereon   make a determination that the requested rezoning and project plan is   in  the public interest considering the community as a whole .     If approved, the rezoning becomes  effective and the project plan becomes the official plan of the district, which  will determine how  phase plans are developed.    
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[bookmark: _GoBack]City Council agenda item for July 27, 2016:  Consider approval of a proposed amendment to the Santa Clara City Zoning Regulations to correct the PD zone change procedure to state that the Planning Commission holds the public hearing, and the City Council considers the recommendation from the Planning Commission.

Section 17.68.110:   Application Procedures and Requirements (for a PD zone project):

17.68.110:B    (new wording is in bold and underlined)

2. Rezoning Application: In addition, the applicant shall provide a complete rezoning application and a cover letter requesting review of the project plan. The project plan shall be reviewed by staff and discussed in an informal meeting with the applicant to examine potential areas of nonconformity. Staff, upon review of the plan, will determine whether the project meets the intent of the district and includes the required elements. If the project does not meet with the intent or lacks required elements, staff may reject the project plan and notify developer of where deficiencies exist so corrections may be made. However, should the plan meet the intent and contain the required elements, staff will accept the project plan and provide the applicant with suggestions for changes and modifications, if any that will prepare the applicant for the submittal of phase plans. While the applicant may ask for more than one project plan review, at least one review is mandatory.

3. Review Of Project Plan By Planning Commission: After staff officially accepts the project plan (completed application submitted and full review by staff completed), the plan will be placed on the planning commission agenda provided that the date the plan is officially accepted by staff is two (2) full weeks (14 days) prior to the planning commission meeting. The planning commission shall hold a public hearing on the proposed plan review the project plan and make a recommendation on the plan and the rezoning of the property. The planning commission shall review the plan for the following elements: how the proposed project meets the purpose of a planned development as provided in section 17.68.010 of this chapter; how the proposed project meets the purpose of the specific planned development district; the overall project density as well as the density of land use components; land use mix and percentages; general vehicular and pedestrian circulation including the location and capacity of the facilities and connections internally and externally; and open space type, amount and location. Other site and project design criteria shall be reviewed at the phase plan stage.

4. Review Of Project Plan By City Council: Upon receiving a recommendation from the planning commission and before enacting an amendment to the zoning ordinance, the city council shall hold a public hearing thereon make a determination that the requested rezoning and project plan is in the public interest considering the community as a whole.   If approved, the rezoning becomes effective and the project plan becomes the official plan of the district, which will determine how phase plans are developed.
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City Council   Agenda Repo rt for 7/27/16:  Final   Plat for Snow Canyon Estates  Subdivision , phase 2  with 6 lots  located at the NE corner of Lava Cove Drive and  Little League Drive .      Kent Frei, applicant.       Background:   The applicant,    Mr.   Kent Frei, property owner, has decided to plat 6 single  family lots at the NE corner of Lava Cove Drive and Little League Drive, rather than pursue  townhome units as previously proposed.    The property is zoned R - 1 - 10 and all lots meet the  10,000 sq ft m inimum lot size requirement.     Hillside Review Board Recommendation .      The rear portion of the lots have an uphill slope and  these lots were part of the Hillside Board consideration when the entire project was considered  by the Board in 2015.    The develop er, Mr Frei will need to provide   a   storm drainage  solution  similar to the phase 1 subdivision to prevent uphill lots from draining water onto the lower  lots.   This may require a retaining wall along the rear property line of the 6 lots in this  proposed ph ase 2 .       Storm Drainage :   See the separate  report on storm water drainage  for the phase 1 area  prepared by Todd Olsen , Bowen & Collins Engineers, and contract City Engineer.     Other Issues :    Per PC & CC recommendation, the remnant   property along Little League Drive  has  be en   includ ed in Lot #1.   Also, the street improvements (curb,   gutter,& sidewalk) are shown   along the north side of  Little League Drive to the city boundary with St George City.     PC Action:   PC recommends approval of  the Final Plat as presented.  
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[bookmark: _GoBack]City Council Agenda Report for 7/27/16:  Final Plat for Snow Canyon Estates Subdivision, phase 2 with 6 lots located at the NE corner of Lava Cove Drive and Little League Drive.    Kent Frei, applicant.





Background:  The applicant,  Mr. Kent Frei, property owner, has decided to plat 6 single family lots at the NE corner of Lava Cove Drive and Little League Drive, rather than pursue townhome units as previously proposed.    The property is zoned R-1-10 and all lots meet the 10,000 sq ft minimum lot size requirement.



Hillside Review Board Recommendation.    The rear portion of the lots have an uphill slope and these lots were part of the Hillside Board consideration when the entire project was considered by the Board in 2015.   The developer, Mr Frei will need to provide a storm drainage solution similar to the phase 1 subdivision to prevent uphill lots from draining water onto the lower lots.   This may require a retaining wall along the rear property line of the 6 lots in this proposed phase 2.

	

Storm Drainage:   See the separate report on storm water drainage for the phase 1 area prepared by Todd Olsen, Bowen & Collins Engineers, and contract City Engineer.



Other Issues:   Per PC & CC recommendation, the remnant property along Little League Drive has been included in Lot #1.

Also, the street improvements (curb, gutter,& sidewalk) are shown along the north side of Little League Drive to the city boundary with St George City.



PC Action:   PC recommends approval of the Final Plat as presented.
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City Council agenda report for 7/27/16 :   Final   plat for S ycamores @ Santa Clara,  a single family subdivision located on the east side of Gates Lane and on the  south side of the Santa Clara River in an R - 1 - 10 zone.     Project:    Final   Plat for t he Sycamores @   Santa Clara, a 36   lot single family subdivision  on 27.4 acres  in a  R - 1 - 10 zone located east of Gates Lane, south of the Santa Clara River, and generally between the  hillside to the south and the Santa Clara River to the north.     Applicant:   Clara Developm ent LLC,  Kyle Hafen, Rep.     Projec t Engineer:   Rosenberg Associate s,  Allen Hall, rep.     Total Area:  27.4 acres,   with 36   proposed lots.    (density of 1.3   lots per acre)     The Gubler property along the Santa Clara River has been added to this proposed sub division bringing  the total number of lots to 36.     The proposed subdivision extends from the Santa Clara River floodplain on the north to the hillside on  the south.    Most of the property has slopes u nder 15%, but lots 31 thru 36   extend up the hill and h ave  slopes between 25 - 40%.      A wash exists between lots 34 and 35   and extends southward up the slopes.     The wash is a significant drainage area and the applicant proposes to create a detention basin  just south  of lot 34 .   From the detention basin storm   water will be piped underground along the public street to  near the Santa Clara River where the storm water will enter the river.     Other Issues :    T o protect the subdivision against  flooding and  erosion the developer will be required   to  place rip - rap   alo ng the back of lots 1 thru 9.    FEMA’s 100 - yr floodplain line runs through lots 3  - 9, and  the developer proposes to   place   fill  on  those lots in order to remove them from the 100 - yr floodplain.     That fill proposal must be   sub ject to review & approval of  the city and by consulting engineer   Todd  Olsen, PE, Bowen & Collins Engineers (acting as the City Engineer).      Also, the developer is required to  place the necessary rock rip rap for erosion protection along the river.    An easement for river  maintenance   ( flood control maintenance ) and trails  is shown   along the south side of t he Santa Clara  River .    Also landscaping (trees, etc) should be placed along the frontage with Gates Lane, either by the  developer (preferably) or by each individual home owner as  each home is built.     PC Action:    The PC recommends approval of the Final Plat for Sycamores @ Santa Clara.  
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City Council agenda report for 7/27/16:  Final plat for Sycamores @ Santa Clara, a single family subdivision located on the east side of Gates Lane and on the south side of the Santa Clara River in an R-1-10 zone.



Project:  Final Plat for the Sycamores @ Santa Clara, a 36 lot single family subdivision on 27.4 acres in a R-1-10 zone located east of Gates Lane, south of the Santa Clara River, and generally between the hillside to the south and the Santa Clara River to the north.



Applicant:   Clara Development LLC,  Kyle Hafen, Rep.



Project Engineer:   Rosenberg Associates,  Allen Hall, rep.



Total Area:  27.4 acres,   with 36 proposed lots.   (density of 1.3 lots per acre)



The Gubler property along the Santa Clara River has been added to this proposed subdivision bringing the total number of lots to 36.  

The proposed subdivision extends from the Santa Clara River floodplain on the north to the hillside on the south.    Most of the property has slopes under 15%, but lots 31 thru 36 extend up the hill and have slopes between 25-40%.    A wash exists between lots 34 and 35 and extends southward up the slopes.    The wash is a significant drainage area and the applicant proposes to create a detention basin just south of lot 34.   From the detention basin storm water will be piped underground along the public street to near the Santa Clara River where the storm water will enter the river.



[bookmark: _GoBack]Other Issues:    To protect the subdivision against flooding and erosion the developer will be required to place rip-rap along the back of lots 1 thru 9.    FEMA’s 100-yr floodplain line runs through lots 3 -9, and the developer proposes to place fill on those lots in order to remove them from the 100-yr floodplain.    That fill proposal must be subject to review & approval of the city and by consulting engineer Todd Olsen, PE, Bowen & Collins Engineers (acting as the City Engineer).    Also, the developer is required to place the necessary rock rip rap for erosion protection along the river.    An easement for river maintenance ( flood control maintenance) and trails is shown along the south side of the Santa Clara River.    Also landscaping (trees, etc) should be placed along the frontage with Gates Lane, either by the developer (preferably) or by each individual home owner as each home is built.



PC Action:    The PC recommends approval of the Final Plat for Sycamores @ Santa Clara.
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  City Council agenda report for 7/27/16:   Final   plat for a 3 - lot  Subdivision  located at 1311 Vernon Street.  Marv Blosch, applicant       Project:   The proposed project would create a 3   lot single f a mily subdivision   called Andrea ’s Garden in  the   R - 1 - 10/ Historic District   zone located north   of the Santa Clara  River on the   west  side of   Vernon  Street.    The 3 - lot subdivision   i ncludes a flag lot to access a rear   lot off Vernon Street.     Applica nt:  Marv Blosch     Project Engineer:    Rosenberg Associates , Allan Hall , PE     The proposed 3 - lot   subdivision would crea te one flag lot (lot #2)   located to the rear    of lot #1 which  fronts on Vernon Street.   Proposed lot #3 also fronts on Vernon Street and is a deep lot with an   existing  single family ho me.   The fl ag lot is proposed with a  25’ wide access ‘stem’   which meets the city  requirement  of 25’ width  (section 16.24.080 of   the Subdivision Ordinance ) .      All three lots exceed the  minimum lot size requirement of 10,000 sq ft.    The flag lot appears to be a rea sonable access solution  for the rear property behind lot #1.         Staff recommends approval of the proposed 3 lot subdivision.     PC Action:   PC recommends approval of the 3 - lot subdivision as proposed with lot #2 being a flag lot.    The final plat is the s ame as the approved preliminary plat.  
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City Council agenda report for 7/27/16:   Final plat for a 3-lot Subdivision located at 1311 Vernon Street.  Marv Blosch, applicant





Project:  The proposed project would create a 3 lot single family subdivision called Andrea’s Garden in the R-1-10/ Historic District zone located north of the Santa Clara River on the west side of Vernon Street.    The 3-lot subdivision includes a flag lot to access a rear lot off Vernon Street.



Applicant:  Marv Blosch



Project Engineer:  Rosenberg Associates, Allan Hall, PE



The proposed 3-lot subdivision would create one flag lot (lot #2) located to the rear  of lot #1 which fronts on Vernon Street.   Proposed lot #3 also fronts on Vernon Street and is a deep lot with an existing single family home.   The flag lot is proposed with a  25’ wide access ‘stem’ which meets the city requirement of 25’ width (section 16.24.080 of the Subdivision Ordinance).    All three lots exceed the minimum lot size requirement of 10,000 sq ft.    The flag lot appears to be a reasonable access solution for the rear property behind lot #1.    



Staff recommends approval of the proposed 3 lot subdivision.



[bookmark: _GoBack]PC Action:   PC recommends approval of the 3-lot subdivision as proposed with lot #2 being a flag lot.   The final plat is the same as the approved preliminary plat.


