MINUTES OF THE											June 14, 2021	
LAND, USE AND DEVELOPMENT MEETING							6:30 PM
OF THE TOWN OF CLARKSTON


Clarkston Land, Use and Development Meeting held at the Clarkston Town Hall, 50 South Main, Clarkston, UT

Attendance:	Chairman: Wayne Cooper
		Commissioners: Brent Godfrey, Mike Kelly, Richie Calderwood
		Councilmember: absent
	
Deputy Clerk: Holly Jones

Public Attendance: Tim and Stacy Goodey, Mike Balls 
	
1. CALL TO ORDER

Chairman W. Cooper began the meeting at 7:05 pm.  
The minutes from May 10th will be approved at the next meeting.  

2. NEW BUSINESS

Tim and Stacy Goodey Land Development Inquiry – Chairman W. Cooper recognized the Goodeys for an inquiry about land development. Mr. Goodey was inquiring about parcel #15-028-0056 on state highway 142 heading out of town towards Trenton. The parcel is within Clarkston Town city limits. He had a subdivision drawing dated back to 2007 from the previous owner of the lot. The previous owner was working with the town to have the property rezoned because it was in the greenbelt. Mr. Goodey thought it was the only piece of property in the greenbelt within the city limits. The Goodeys bought the property a few years ago with the intent of trying to do something similar and break it up into lots for future use. They wanted to inquire about what it would take to do that, including road specifications. The current drawing was based on 5/8 acre lots; he didn’t know what the minimum size is now. Commissioner B. Godfrey stated that minimum lot size in that area is half an acre. The Goodeys have spoken with Councilmember N. Sparks, and she told Mrs. Goodey the lot sizes. 

The Commission studied the drawing and talked about frontages and the fact that the town does not allow cul-de-sacs. Mr. Goodey said that the problem with running a road all the way through is that it is in the county, the city limit ends on the other side of the property. He asked about having a T turnaround. Commissioner R. Calderwood suggested planning on having the road go all the way through. It was the Commissioners thoughts that, in the future, the property behind the Goodey’s parcel could be annexed in at some point. Chairman W. Cooper stated that the Goodeys can go online and find the subdivision requirements. Some of the criteria includes roads, drainage system for all the homes, and showing where the water line is going in for each of the homes. These requirements are outlined in Clarkston Town Code 11-2-1A and 11-2-2.     

 11-2-1: PROCEDURE FOR SUBMISSION:
   A.   Sketch Plan: Subdividers shall submit a sketch plan to the planning commission of a preliminary plat. The sketch plan is intended to enable the subdivider and the planning commission to have an informal preliminary review of the site plan for general scope and conditions which might affect the plan. The sketch plan shall include the elements listed in section 11-2-2 of this chapter. For large areas where development is anticipated over an extended period of years, the sketch plan shall show the area for which preliminary plat approval will be requested for the first stage of development and also show a concept sketch map of the entire property and its environs. The concept sketch map will be a guide to the planning commission and subdivider, but will have no official standing or approval. It shall be amended or modified from time to time by the subdivider, as deemed appropriate, after sketch plan or preliminary plat approval of stages of development by the planning commission.
 
11-2-2: SKETCH PLAN:
   A.   Included Items: The subdivider shall submit three (3) copies of a sketch plan to the planning commission for review and discussion on site plan, general scope and conditions. The sketch plan shall include all of the following items:
      1.   A map showing the general location of the subdivision and the approximate acreage included.
      2.   All property under the control of the subdivider, even though only a portion is being subdivided, shall be shown. Where the plat submitted covers only a part of the subdivider's tract, the prospective street system of the parts which will not be initially platted shall also be shown. All street systems shall be considered in the light of existing master street plans or other planning commission studies.
      3.   Tentative plans for water and sewer shall be shown.
      4.   The names of the owner, subdivider, if other than the owner, and the engineer or designer of the subdivision.
      5.   Date of preparation, scale and north arrow.

   B.   Scope Of Sketch Plan: The sketch plan will be a guide to the planning commission and subdivider, but will have no official standing or approval. The purpose and intent of the sketch plan is to coordinate activities and responsibilities of the planning commission, subdivider and other interested parties so that a clear understanding of the entire scope of the project subdivision is understood before the subdivider begins work on a preliminary plat. (Ord., 5-15-1975)

Commissioner R. Calderwood also referenced 11-4-3G and H, which states:

11-4-3: STREET IMPROVEMENTS:
 G.   Arrangement: The arrangement of streets in new subdivisions shall make provision for the continuation of the existing streets in adjoining areas and shall provide access to unsubdivided adjoining areas insofar as such continuation or access shall be deemed necessary by the Planning Commission.

 H.   New Streets; Connect With Existing: New streets must connect with existing public streets.

Discussion about road requirements ensued. Mr. Goodey stated that he knew they would have to pave and go so many feet for right of way. He asked about doing double chip. Chairman W. Cooper stated that the town has adopted new standards for roads, including paving and 30 feet on both sides from the road to the property line making it a 90 foot roadway. The sketch currently shows a 40 foot roadway. Mr. Goodey thought that some roads in town are 66 feet. Commissioner M. Kelley stated that 300 S is 66 feet, but most of the roads are 99 feet in town. Commissioner R. Calderwood concurred the current right-of-way is 99 feet. 

Chairman W. Cooper said during the process he would have to get approval from the town’s water, roads, and fire departments. Determinations would have to be made on placement of a fire hydrant, if needed. These things should all be laid out on the sketch plan. Mr. Goodey stated that there were some test holes dug at the time the plans were originally drawn up, but he didn’t know if any of that got recorded.   

Chairman W. Cooper asked if Mr. Goodey was going act as the developer on the project or hire someone. He said that he hadn’t gotten that far yet; he was just exploring how to move forward. Chairman W. Cooper stated that following the code will guide him through the process. Inspections would have to take place as he goes. Mr. Goodey asked who performs the inspections. Chairman W. Cooper stated Clarkson Town contracts with Hyde Park City for all inspections. Darrin Hancey, from Hyde Park, would be over the building inspections, but our town water and road departments would be over inspecting those things. 

Mr. Goodey was interested in what the town’s current impact fees were. He was provided a copy of those. He then inquired about what the procedure would be if he doesn’t put all of the homes in at once. Would the town put water meters in and not charge impact fees until a home was put in? He has heard of cities that stub the water in but then don’t charge the impact fees until a home is actually put there. Commissioner R. Calderwood said that usually cities that do that put a lien on the property. Whoever buys the lot pays the lien. The monies have to be paid one way or another. Commissioner B. Godfrey stated that the developer would have to put the water lines in and the water barrels, and then whoever buys it pays all the impact fees. Commissioner R. Calderwood stated the ordinance on the water line states it must be looped. 

11-4-4: WATER SYSTEM:

E.   Looping Of Lines: All water lines shall be looped rather than dead ended, except in the case of cul-de-sacs and temporary dead end streets.  

Commissioner M. Kelly asked how he goes about the actual subdividing. Mr. Goodey stated that the County can change the legal description of the lots. Commissioner B. Godfrey said that once the plans get approved you take it in and the County will record it. Mr. Goodey said that from that time forward you pay property tax on each individual lot rather than just a greenbelt fee. They become actual building lots at that point. Commissioner M. Kelly asked how it was different as a greenbelt. Mr. Goodey said that back in the day when the town was being laid out the farmers who owned it didn’t want to pay property tax on the individual lots, so they pushed to have it kept in the greenbelt because they had no intentions of ever doing anything with it. They have long since passed away. Chairman W. Cooper said that property tax is much different as greenbelt than as residential lots. 

Mr. Goodey asked what the procedure would be to allow for a smaller roadway. The Commission looked at where the current right-of-ways are and discussed how it might fit into the town’s master plan. They talked about it being considered inner block, but not completely sure what, if any, changes would be allowed. Commissioner B. Godfrey said the original drawing showed a 40 foot roadway. He didn’t think we should go that small but felt the 90 foot right-of-way was very large. Chairman W. Cooper said that is the downside of doing your own road because it takes up so much of the property. City roads take half from each side, so it affects two properties not just one. He said the road right-of-way on the backside may also take up some of the space of the property. Mr. Goodey felt that the drawing already showed the allowance for that road. He was asked if that was a ditch that showed on the map running the full length of the parcel. Mr. Goodey stated that it was, and said that is why they originally went with a cul-de-sac so they wouldn’t have to bury a whole block of irrigation system. They talked about the city’s master plan and when the road right-of-ways get deeded back to the town. Commissioner R. Calderwood said it will probably be deeded when the subdivision is recorded. He asked if the canal company would need a right-of-way back into the ditch. They would probably have a say in this as well. Mr. Goodey said they do come in and burn that ditch every spring. Commissioner R. Calderwood felt that would end up putting the lots in the parcel on two roads. The property is in the master plan and, though it may not be in any of our lifetimes, we do need to be thinking about the future. Chairman W. Cooper cited an example from Hyde Park they didn’t think they would ever put a road in but twenty years later they did put a road in. The properties there ended up with a road in the front and a road in the back. Commissioner R. Calderwood said the question would be if the current sketch is in line with the town’s master plan.   

Chairman W. Cooper summarized that Mr. Goodey would want to start off with a sketch that showed water and electricity, whether that would be poles or go underground. Mr. Goodey said there would be water, power, and gas; one of them would have to come underground. Commissioner M. Kelly mentioned he would also have to get it surveyed. Commissioner B. Godfrey said that the preliminaries would be finding out if all of this is even doable. Mr. Goodey concurred with that. Commissioner B. Godfrey thought the first thing to figure out is, if this is going to be a cul-de-sac, and if the road can be 66 feet or does it have to be 99 feet. Commissioner M. Kelly thought that he had seen that the town does not allow cul-de-sacs. Commissioner R. Calderwood said that emergency vehicles would need to have enough room for access and to turn around. Mr. Goodey wondered if you could leave it as a cul-de-sac but leave right-of-way to take the road all the way through. Commissioner R. Calderwood stated it would need to be part of the plan. Chairman W. Cooper read 11-1-6 Lot Frontage:

11-1-6: DEFINITIONS:

LOT FRONTAGE: The distance along the front of the lot bordering a street as required in the various zones; except on a cul-de-sac where it shall be a minimum of thirty feet (30') at the front lot line, with compliance to minimum side yard requirements.

Mr. Goodey felt that was the same as other lots. Commissioner M. Kelly confirmed the setback from the front lot line is thirty feet and twenty from the back. The sideyards are five and fifteen feet in R-1. Chairman W. Cooper added the height requirement is no taller than thirty-five feet. 

Mr. Goodey wanted to clarify that their suggestion would be putting the utilities on the drawing and redraw the road. He said the main thing is the concepts have to agree before you can start surveying. The Commission agreed. Chairman W. Cooper asked Commissioner R. Calderwood how the looped water line would work if it was going off of one line. Commissioner R. Calderwood stated that it would go in a block pattern, down 300 E to 100 S back to 200 E. Mr. Goodey asked about the water line that dead ends at the Arnolds. Commissioner R. Calderwood said that what has happened in the past does not mean that is what happens in the future. He said that there is a lot of problems with that line. Commissioner M. Kelly said that you can still pull off of both side of a water line and other Commissioners agreed. Again, Commissioner R. Calderwood felt the town’s master plan would need to be taken into consideration.  

Chairman W. Cooper asked who was over the water department. He was informed it is Bryan Goodsell. He wondered if he would know about the water. Commissioner R. Calderwood cited 11-4-4, saying it looked like everything would need to go through the town engineer. Mr. Goodey asked who the town engineer was and was told it was Sunrise Engineering. They would have to be included in the water planning. 



 11-4-4: WATER SYSTEM:
   A.   Cast Iron Pipe: All culinary water pipe shall be cast iron unless otherwise approved by the town engineer and town council.
   B.   Line Size: Minimum line size for mains and laterals shall be six inches (6"), except for cul-de-sacs where fire hydrants are not needed, a four inch (4") line size will be allowed. Pipe sizes larger than six inches (6") may be required where an extension to roads within a subdivision is anticipated, thereby requiring service from a water line in the original subdivision. The town engineer shall determine the size of lines greater than six inches (6") in diameter. Service lines shall be installed to the property line of all lots within the subdivision.

As far as power, the Goodeys would need to contact Rocky Mountain Power and ask what it would take to bring the power in underground. Chairman W. Cooper asked if the town requires street lights anymore. Mr. Goodey thought there was one close by on the corner but didn’t know if others were needed. Deputy Clerk H. Jones was asked to find out about street lamps. Chairman W. Cooper thought the next step was to get all of this onto a sketch with the help of Sunrise Engineering. Mr. Goodey asked if anything can go in the same trench. Commissioner R. Calderwood said that they all have to be separate. Commissioner M. Kelly said that when he built his place he just told the lady at Rocky Mountain Power what he wanted and she designed it. He just approved what they did. Rocky Mountain Power laid it all out and then he presented it to the town. It was mentioned that Mr. Goodey would also want to contact Dominion Energy about how to handle the natural gas. 

Commissioner B. Godfrey felt the road was still the biggest issue and needed to be taken care of before incurring the costs of getting the utility companies involved. Commissioner R. Calderwood stated that the development of 300 E should be included in the plan. Commissioner B. Godfrey asked if it was known what was said about this original sketch, if it came in front of the town before. The Deputy Clerk did not know. She was asked to look it up. Chairman W. Cooper said that he knows that it was originally rejected but did not know why. Mr. Goodey said he didn’t know if it had been accepted or rejected but he did know the economy got bad and that was a factor. Commissioner B. Godfrey also thought it had been rejected but didn’t know if it was something that could have been taken care of. It was still felt that the road right-of-ways were off and the lots may have to be rearranged to meet all of the size requirements.  

Chairman W. Cooper said that Mr. Goodey could talk to the utilities and the engineer, and the Commission would find out about the roads and get back to them.

Commissioner B. Godfrey asked if the Goodeys bring everything in and it’s all okay, where does the clearance from the city come from to say if there is enough water for one home or one hundred homes? Chairman W. Cooper agreed that was something the Commission needed to know. Commissioner R. Calderwood stated that would be done by the city engineer. He thought that was part of the procedure for submission as outlined in the subdivision code. Commissioner B. Godfrey felt that the drawing the Goodeys brought in tonight was a preliminary sketch. He felt like we ought to be able to let him know if there was enough water for the project before they spent much more money on it. Chairman W. Cooper and Commissioner R. Calderwood thought it would be up to them to decide to spend more money or not. They felt it was up to the Goodeys to do due diligence. Whether the town has enough water for the project or not would be up to the Town Council or the city engineer. Just because the Commission approves it doesn’t mean it is going to go through. The Commission is just saying we approve what they have done up to this point, based on the knowledge we have. That is why they need to go talk to the water and the power and these other things. That isn’t the Commissioners’ responsibility. Commissioner B. Godfrey felt like people should know before putting money into it if there is even water resources available. Commissioner R. Calderwood said that would fall under 11-2-3B: 

 	11-2-3: PRELIMINARY PLAT:

 	B.   Existing Conditions:
      		1.   The location of the nearest legal monument.
      		2.   The boundary of the proposed subdivision and the acreage included.
      3.   All property under the control of the subdivider, even though only a portion is being subdivided. Where the plat submitted covers only a part of the subdivider's tract, a sketch of the prospective street system of the unplatted parts of the subdivider's land shall be submitted, and the street system of the part submitted shall be considered in the light of existing master street plans or other planning commission studies.
      4.   The location, width and names of all existing streets within two hundred feet (200') of the subdivision and of all prior platted streets or other public ways, railroad and utility rights of way, parks, and other public open spaces, permanent buildings and structures, houses or permanent easements and section and corporation lines, within and adjacent to the tract.
      5.   The location of all wells, proposed, active and abandoned, and of all reservoirs within the tract and to a distance of at least one hundred feet (100') beyond the tract boundaries.
      6.   Existing sewers, water mains, culverts or other underground facilities within the tract and to a distance of at least one hundred feet (100') beyond the tract boundaries, indicating pipe sizes, grades, manholes and exact location.
      7.   Existing ditches, canals, natural drainage channels and open waterways and proposed realignments.
      		8.   Boundary lines of adjacent tracts of unsubdivided land, showing ownership where possible.
      9.   Contour at vertical intervals of not more than two feet (2') excepting in mountainous or otherwise steep areas where a more practical interval would be warranted.

Commissioner B. Godfrey stated that he understood all that he just felt like they needed to throw that out there when people come in; that they need to let them know they should check with the Town Council and see if it is even feasible. Chairman W. Cooper said they could do that but whoever is submitting a plan needs to have a sketch plan so that we can see what it is they want to do. Commissioner B. Godfrey wanted to know if Mr. Goodey would need to do another sketch plan. Chairman W. Cooper said yes, he needed to have one with everything on it that was talked about. He said that since there is not a moratorium on water right now, we have to assume that there is enough water for anyone who is building, until someone tells us otherwise. The Commissioners felt they would want to know that information before drawing up plans, if it was them. Chairman W. Cooper said we aren’t telling them whether there is enough water or not, that has to come from the city. All the commission is doing is approving what he is bringing to them, as far as preliminary materials. It would then be the city’s responsibility to say whether or not they have the water for eight homes. Commissioner M. Kelly asked if that would be Sunrise Engineering and the others confirmed that it was. Commissioner R. Calderwood stated that it would have to go along with the water master plan. 

Commissioner B. Godfrey asked if the town has gone away from chip and seal roads and they have to be blacktop now. Commissioner W. Cooper stated that the roads must be a full asphalt road. Commissioner B. Godfrey said that was very different from chip and seal. Other Commissioners confirmed that it is a greater expense to put that type of a road in. Commissioner R. Calderwood said that the Commission would need to be careful because if they allow less than standard that opens the door for other developers to do the same. Commissioner B. Godfrey stated that is the problem we have had up to this point. Chairman W. Cooper concurred that the set standard should be followed. 

Mike Balls – Zoning Clearance – 15 S 200 W – Chairman W. Cooper recognized Mike Balls for a zoning clearance. Mr. Balls placed a shed two feet from his property line but, because it slopes toward the property line, it should be five feet from the property line. The LUDM Commission is requesting that he slide his shed three feet to the south. Commissioner B. Godfrey asked if it was a temporary shed. He stated that the shed was on skids and gravel. Mr. Balls stated that his concern with moving it three feet is that the main purpose of the shed is to keep horse tack and farming tractor equipment in, but moving it three feet to the south will put it right where the water naturally flows there. He put in a drainage system there to keep water away from the house. Moving the shed will put it in the drain field. Chairman W. Cooper asked about turning it the other way. Mr. Balls said that would be even worse because it would be even farther south. Mr. Balls stated the other side of the house is where their septic is, and he didn’t want to put it way back because people get stuff stolen all the time lately. He asked if there was something he could do for a variance. Chairman W. Cooper stated that if he wanted to try to get a variance he could go to City Council and explain the situation to them. All the Commission can do is tell him what the code is and where the shed should be. If Mr. Balls thinks he doesn’t want to move it and try to get a variance, he can do that. 

Commissioner M. Kelly asked if he knew where the property lines are and if he had a survey. Mr. Balls stated that he did. He didn’t know where the survey marker is in the front; he went off the Hills T-post. Chairman W. Cooper said Mr. Balls knew where the pin is on the south side and he knows how wide his lot is. Mr. Balls felt frustrated because it is not a maintained road, all of the Hills water comes onto his property, and there is a berm there. Chairman W. Cooper said that the LUDM Commission are only trying to make everybody be compliant. If the Commission says it is okay for Mr. Balls to go two feet, they get in a vicious cycle when somebody else says they don’t want to go five feet and the Commission allowed Mr. Balls to only go two feet. They are just trying to have a standard that everyone has to comply to. He said that has always been the argument in town is that certain people didn’t have to do things to code. The Commission is just trying to have everybody be held to the same standard. Mr. Balls said that he understood their position. 

Commissioner M. Kelly asked what all the stuff outside the boarder of the property was. Chairman W. Cooper said it was a ditch and a mound and it goes up to the gravel pit. Commissioner R. Calderwood said the main water line is under the mound of dirt. Mr. Balls stated there were also some dog runs. 

Chairman W. Cooper said that the Commission will give him thirty days. He can go before the Town Council and ask for a variance or make the shed compliant. Mr. Balls said he didn’t know how he would move it. He said maybe he could call the guy that dropped it off. The Commission discussed possible ways to push or pull it over. Mr. Balls said that if they could see his property, right now there is room to drive something back but if he moves it over then there is drainage that he doesn’t want to go into. He felt it was a frustrating situation.         
The Deputy Clerk will put Mr. Balls on the schedule for Town Council meeting and put him on the agenda for next month’s LUDM meeting. 

[bookmark: _GoBack]Mr. Balls wanted to ask about the letter that people get, he felt that it was too strongly worded for the first notice people receive. He wished that someone would have just come and talked to him first. Chairman W. Cooper stated the Commission doesn’t know who is building what unless they come in and get a permit or after they have already started. Mr. Balls stated that citizens hear all sorts of things, he heard that if a structure is moveable it is not permanent and therefore not subject to zoning. Chairman W. Cooper said that that was misinformation because the definition of a permanent structure in the code is if it is on your property for six months, it is permanent. Mr. Balls said that his point is that there are people who don’t know that. It was the first time he tried to do anything like that and it would have been nice to have a face-to-face contact before being threatened with a type C misdemeanor. Commissioner M. Kelly pointed out that it was not meant to be a threat it was just advisement. Mr. Balls said that the letter says stop what you are doing or else. Chairman W. Cooper said that the Commission will take a look at modifying that letter for something like this. He felt that was meant to be more for building a house. He felt Mr. Balls made a good suggestion. The Commission will talk about it and see if they need to make a different letter for zoning. He asked to have it put on the agenda for the following month.    

Other Permits:
· Zeb Atkinson: Mr. Atkinson’s building permit for a carport at 72 N 200 E was approved by Councilmember N. Sparks on May 19, 2001 through City Inspect. 

3. OTHER BUSINESS

Annexation: Chairman W. Cooper wanted the Commission to have a copy of the revised map. This map, along with the policy plan, is ready to go to the Town Council. Councilmember N. Sparks will present it to the Town Council.  

Building Permit Application Procedure: The Commission reviewed the procedure process, application checklist, and fee schedule that will be available on the Town’s website. Commissioner M. Kelly motioned to approve the procedure process, application checklist, and fee schedule for the town website. Commissioner R. Calderwood seconded the motion. The building permit application procedure was approved and will be put on the website.  

4. ADJOURN 

There being no further business to come before the LUDM Commission, Commissioner B. Godfrey motioned that the Clarkston Town LUDM meeting be adjourned. Commissioner R. Calderwood seconded the motion. The meeting adjourned at 8:37 p.m.  



_________________________________
Clarkston Deputy Clerk

	

Clarkston Town Land Use & Development Management Meeting
June 14, 2021
	8

