Five County AOG

Memo

To: Kanab City Planning Commission
From: Levi Roberts, Associate Planner
cc: Joe Decker, Interim City Manager; Gary McBride, Business/Land-use Coordinator

Date: January 7, 2014

Re: Sensitive Lands Ordinance review: Section 11.5-11.7

During the December 17 Planning Commission meeting, Staff recommended the following
structure for reviewing the Sensitive Lands Ordinance, in preparation for recommending an
amendment to the Land Use Ordinance:

1. Purpose and provisions of the ordinance (11.1, 11.2, 11.4, 11.9)

2. Development permit process, required documentation, and project compliance (11.5-11.7)
3. Development Standards (11.8)

4. Definitions (11.3)

The Planning Commission discussed and reached consensus upon section 1 of the process.
The purpose of this memo is to discuss and recommend changes for section 2 of the process
(11.5-11.7).

Section 11-5 Development Permit Process

Section 11.5 of the draft ordinance includes a process, which is repeated in other sections of
Kanab City Code, including the Subdivision Ordinance and the Chapter 9 of the Land Use
Ordinance for Site Plan Review. Rather than repeating this process in Chapter 11, Staff
recommends to refer to clarify in this section than sensitive lands shall be reviewed as part of
the subdivision, site plan, and/or building permitting process. This change will help simplify the
ordinance, and clarify that sensitive lands are to be reviewed during the existing development
review process. Location of sensitive lands is already included for subdivision applications.
Staff recommends adding this requirement as a site plan element, as well.

Section 11-6 Required Permit Documents

Section 11-6.1 references a “Sensitive Lands Development Permit.” In order to simplify
the process, Staff recommends including sensitive lands information as part of



development review, including the subdivision, site plan, and building permitting process.
Doing so would create less of a burden to applicants and to the City in reviewing
application, while still allowing review of sensitive lands.

Similar to Section 11-5, Section 11-6 includes many requirements which are already
required and included in other sections of Kanab City Code, with a few exceptions. The
information included in Section 11.6.3 Concept Plan is already included in subdivision and
site plan review. Section 11.6.4-11.6.8 includes requirements, which are already included
in the Kanab City Standard Specifications for Design and Construction. Therefore, Staff
recommends omitting sections 11.6.3-11.6.8 from the Ordinance. 11.6.10 of the draft
ordinance includes language about a landscape plan. The Subdivision Ordinance and
Chapter 9 of the Land Use Ordinance already include sections relating to landscaping.
Staff recommends including language in these sections which refers to the specific
landscaping requirements in hillside areas, so that applicants understand that they can
include this information, as part of the standard Landscaping Plan.

Exhibits and reports not already included as part of the current development review
process, which are included in the draft ordinance include: Slope Analysis Exhibit,
Geology Report, and Restrictive Covenant.

Staff believes that the Slope Analysis Exhibit (11-6.2) is appropriate to include as a
requirement for development within hillside areas (>20%). The City Engineer has
indicated that the slope calculations, included on the Sensitive Lands Overlay map are
not sufficiently precise for analysis of an individual development. The calculations give a
general overview of slopes in the area, but the information included in the proposed slope
analysis exhibit would allow the applicant and the City to more accurately analyze the
slope within the proposed development. The only information for the slope analysis that
Staff recommends to change are the increments of slope on the exhibit, included in
11.6.2.2. This is so that the exhibit coincides with the regulations of the ordinance,
including the 20% slope designation.

The Geology Report (11.6.9) would provide valuable information regarding the geologic
conditions of a site. Much of the information is larger scaled in nature and includes faults,
landslides, etc. The Engineer has estimated that such a report would cost between
$2,500 and $7,000. For a small development, this cost may be too burdensome, making a
development cost prohibitive. Staff recommends that the Geology Report be only required
for major subdivisions within the Sensitive Lands Overlay.

The draft ordinance states that a Restrictive Covenant may be required on the owner to
ensure that future owners are informed. Section 11-15 of the current ordinance requires a
restrictive covenant for development that requires a geologic or letter report. The City
Engineer has recommended that this requirement reviews this requirement of the
ordinance.

Section 11-6.11 includes language stating that the City may require additional exhibits
and reports. Given the uniqueness of various developments, Staff believes that this
provision is important to include in the ordinance. However, the City Engineer has
suggested omitting sections 11-6.11.1, as these documents are typically only required if
federal funding is utilized.



Section 11.7 Project Compliance Assurance

Section 11.7 of the draft ordinance requires letters of compliance for various documents
required by the sensitive lands ordinance. The Engineer has estimated that each letter
would cost $340-$510, with a total of five letters listed. While it may be valuable for the
City to assure that the engineer or other professional conducting the work signs an
agreement that states that the plan complies with the ordinance, this type of
documentation is not required elsewhere for development review. If the Planning
Commission believes that this type of documentation is needed, it should be considered
to include it for all development, not only those in sensitive lands areas. However, under
the current structure of development review, Staff believes that the documentation
required in this should not be required. Therefore, this section should not be included in
the ordinance revision.

Summary of Recommendations

1. Omit text included in the draft section 11.5 and include an explanation that sensitive
lands shall be reviewed as part of the development review process via subdivision,
site plan, and building permitting.

Add requirement for site plan to include sensitive lands areas.

Omit language that refers to a “Sensitive Lands Development Permit.”

Revise slope analysis slope ranges to coincide with ordinance regulations.

Omit Sections 11.6.3-11.6.8 and 11.6.10.

Require a geology report only in major subdivisions that contain sensitive lands.
Include a reference to the landscape design standards in the Chapter 9 of the Land
Use Ordinance and Chapter 3 of the Subdivision Ordinance, which include
Landscaping regulations.

8. Omit Section 11-7 Project Compliance Assurance.
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be evaluated according to the standards and procedures
outlined in this chapter.

11-4.3. Underlying Zoning: All  underlying zoning
restrictions shall apply as set forth in the Kanab City Land
Use Ordinance. In cases of conflict between the
provisions of this chapter and other established
regulations, the most restrictive provisions shall apply.
Parcels containing significant areas of sensitive lands are
encouraged to apply for Planned Development (PD)
zoning to discourage sensitive lands from being disturbed
and encourage clustering of development on land more
suitable for development.

Section 11-5 Development Permit Process

Review of sensitive lands shall be performed as part of
the Subdivision, Site Plan, and/or, Building Permitting
process, as applicable to the development.
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Section 11-6 Required Permit Documents

11-6.1. In addition to documents required during
subdivision, site plan, and building permitting process,

tFhe following documents are required for reviewing a
S cnsiti I - | N .
appheationdevelopment containing sensitive lands, unless
specifically waived by the Development Committee or City
Engineer.

11-6.2. Slope Analysis Exhibit: All parcels containing
areas determined—te—with a slope of 20% or greater, as
delineated in the Exhibit N: Sensitive Lands Overlay Map,
be—within—the—Hillside—Overlay—Zene—shall prepare a
detailed slope analysis exhibit. The slope analysis exhibit
shall be reviewed during the site plan, subdivision, and/or
building permit process as applicable to the development.

11-6.2.1. For the slope analysis, the applicant shall
use a base topographical map of the subject site,
prepared and signed by a Utah licensed civil engineer
or land surveyor. This base topographical map shall
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include all adjoining properties within one hundred
fifty feet (150") of the site boundaries to portray the
site's context.

11-6.2.2.The slope analysis calculations shall be
prepared by a Utah licensed professional who is
proficient in creating the exhibits with the use of
computer software designed for preparing said
exhibits. This slope analysis shall be prepared using
CAD based or GIS based software specifically designed
for such purpose. Contours on the exhibits shall be
prepared using no greater than two foot (2') contour
intervals with ten foot (10') contours being clearly
labeled and at a scale of not less than one inch equals
one hundred feet (1" = 100'). The slope analysis
exhibit shall delineate slope bands, with contrasting
colors, for the following slope ranges: zero percent
(0%) to fifteen percent (15%), greater than 15
percent (>15%) to twenty—five percent (205%),
greater than 205 percent (>205%) to thirty percent
(30%), greater than 30 percent (>30%) to forty
percent (40%), and greater than 40 percent (>40%).

11-6.2.3. Also included in the slope analysis exhibit
shall be a tabulation chart indicating the land area in
acres within each slope category as identified herein.

11-6.2.4. Also included in the slope analysis exhibit
shall be a sufficient number of slope cross sections to
clearly illustrate the extent of the proposed grading.
The slope cross sections shall:

11-6.2.4.1. All be drawn at the same scale and
indexed, or keyed, to the existing topography,
grading plan, and project site map. Both vertical
and horizontal scales shall be indicated and be of
the same scale. The slope cross section shall
extend at least one hundred fifty feet (150')
outside the project site boundary to clearly show
impact on adjacent property. Slopes shall be
calculated in intervals no greater than forty feet
(40') along the cross sections.

11-6.2.4.2. At a minimum, sections shall be drawn
along those locations of the project site where:

11-6.2.4.2.1. The greatest alteration of
existing topography is proposed;
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11-6.2.4.2.2. The most intense or massive
development is proposed;

11-6.2.4.2.3. The site is most visible from
surrounding land uses;

11-6.2.4.2.4. Where grading will impact
natural drainage conditions.

11-6.2.4.3. At least two (2) of the slope profiles
shall be roughly parallel to each other and roughly
perpendicular to existing contour lines.

11-6.2.4.4. The slope cross sections shall be
stamped and signed by a Utah licensed professional
proficient in creating such cross sections indicating
the datum, source, and scale of topographic data
used in the slope profiles. The signer shall attest to
the fact that the slope profiles have been
accurately calculated and identified.

11-6.2.4.5. The slope cross sections shall show
existing and proposed topography, structures, and
roadways. Proposed topography and features shall
be drawn with a solid line. Existing topography and
features shall be drawn with a dashed line.
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11-6.9. Geology Report: “Fhe—Geologic—Hazard—And
Ad Conditions—St—G Hrrri Mot bt

Area" —document—and—maps——prepared—by—the—Utah
geological-survey{eurrentedition)-A Geology Report shall

be provided for major subdivisions which contain areas

within the Sensitive Lands Overlay Zone. shal—be
reviewed-when-consideringa-site for-develepment. A Utah
licensed professional engineering geologist or a Utah
licensed professional engineer who is trained and
experienced in the practice of geotechnical engineering
shall prepare the geology report. The geology report may
be included in the geotechnical report, and shall include
the following:

11-6.9.1. The location and boundaries of the project
site and its general geologic setting.

11-6.9.2. A description of the specific geologic
conditions at the site.

11-6.9.3. Identification of potential geologic hazards
(such as faults, landslides, rockfall, flooding and
liquefaction).

11-6.9.4. Conclusions and recommendations regarding
the effects of the geologic conditions and any potential
hazards on the proposed development, and
recommendations to minimize any hazard to life or
property, or any adverse impact on the natural
environment.
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11-6.11. Additional Exhibits or Reports: The
Development Committee, City Engineer, Planning
Commission and/or the City Council may request
additional exhibits, documents, or reports to adequately
address unique circumstances and comprehend the full
impact of any proposed development. Such exhibits,
documents, or reports shall be submitted with other
application materials, and may include:

assessmentstudies:

11-6.11.4. More detailed grading exhibits showing
mitigation or grading details, based on site visits with
the developer's representative.

11-6.11.5. In some cases computer generated three-
dimensional imaging or photo imbedded visual
simulations may be requested to adequately depict the
post-development conditions and their impact on the
visual character of the site. Included shall be
depictions of any topographical areas with steep
slopes and/or unique topographical features planned
for disturbance illustrated at a distance and
perspective that will adequately illustrate
postdevelopment conditions along with the proposed
mitigation for development. In tandem with these
exhibits, pre-development digital photographs of the
site shall be included showing identical views utilized
in the post-development computer generated three-
dimensional imaging exhibits for comparison. The
number of computer generated exhibits and their
locations and perspective shall be based on site visits
with the developer's representative.

11-6.12. Restrictive = Covenant: The Development
Committee, City Engineer, Planning Commission, or City
Council may require the owner(s) of the subject real
property to sign and deliver to Kanab City a restrictive
covenant —prior to project approval or issuance of a
building permit for construction, to address the following:
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11-6.12.1. A complete description of the geologic
condition of the subject real property, including
references to relevant reports and studies;

11-6.12.2. A description of the grading, filling, or
excavating or erection of structure(s) approved in the
letter report or geologic report which has been
acknowledged by the City Engineer, together with the
requirements and restrictions imposed thereon;

11-6.12.3. A covenant and agreement enforceable
by Kanab City, adjoining landowners, and any
subsequent owner of the subject real property that
only the grading, filling, or excavating or erection of a
structure in the acknowledged letter report or geologic
report will be constructed or maintained without
further compliance with this Chapter, as it may be
amended from time to time.

11-6.13. Civil or Criminal Fraud: It shall be unlawful for
any person, including the seller or the seller's
representative, directly or indirectly in connection with
the sale or offering for sale of real property located in
Kanab City, to make any untrue statement of a material
fact related to the geologic condition of the subject
property. This Section shall be construed to create private
and public civil causes of action in addition to creating
criminal liability.
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Section 11-8 Development Standards

11-8.1. All proposed development and improvements
within a designated sensitive lands area are subject to the
following required development standards. These
standards are intended to provide a framework for
development that is sensitive to the unique characteristics
of hillside properties. Their purpose is not to discourage
proposals for innovative or alternative methods of design
in a hillside area; innovation is encouraged as long as the
end result is one which respects significant landform
features and is consistent with the purposes expressed in
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KANAB

Land Use Ordinance

Chapter 9

SITE PLAN
REVIEW

This
ordinance
promotes the
orderly and
harmonious
appearance
of buildings
and
structures
and the
development
of land

Adopted January 22, 2008
Revised July 28, 2009

Section 9-3 Site Plan Requirements

A site plan, drawn to scale, shall show, as applicable by
the Land Use Ordinance:

A.
B.

Scale of plan and direction of north point.

Lot lines, adjacent streets, roads, trails, and rights-
of-way.

Location of all existing structures on subject
property and adjoining properties, with utility lines,
poles, and other equipment, fully dimensioned.
Location of proposed construction and

improvements, with location and dimension of all
signs.

Any new or re-modeled parking lot to be built.

Proposed motor vehicle access, circulation patterns,

FG.

with individual parking stalls,
gutter, and sidewalk location.

trails, and curb,

Mapped floodplains and sensitive land areas relative

I. Name,

to the project boundary as delineated in Exhibit N:
Sensitive Lands Overlay.

H.Explanatory notes as necessary.

address,
builder and owner.

and telephone number of the

J. A landscaping plan, according to the requirements

found in this Ordinance.

K. All other information related to the site plan and

reasonably required as determined by the Kanab
City Planning Commission or the Kanab City Zoning
Administrator when authorized.

Section 9-4 Additional Site Plan Requirements by
Application

9-4.1. Mobile and Park Model Home Parks

Mobile and Park Model Home Parks shall meet the
requirements of Chapter 12 for an overall plan for
development, in conjunction with site plan
requirements listed in Section 9-3.

Page - 2 - of 14



KANAB

Land Use Ordinance

Property owners shall keep landscaped areas
free of weeds and trash.

Chapter 9 7
Also see Exhibit J & K

Formatted: Outline numbered + Level: 1 +

SITE PLAN P. Hillside Areas: Development within hillside areas- _

REVIEW shall meet the landscape design standards of EI‘.’mbe"“g_‘ Style: A, B, C, ... + Startat: 8 +
- N ignment: Left + Aligned at: 2.5" + Indent at:

Chapter 11 of this Ordinance. 2.85"

This
ordinance
promotes the
orderly and

Section 9-9 Conditions

The Kanab City Planning Commission, or the Kanab City
Zoning Administrator when authorized, shall decide all
applications for site plan review. Site plan approval may
include such conditions consistent with the consideration
of this Chapter as the Kanab City Planning Commission
or Kanab City Zoning Administrator deem reasonable
and necessary under the circumstances to carry out the
intent of this Chapter.

harmonious Section 9-10 Findings and Decisions
appearance Upon a finding by the Kanab City Planning Commission,
of buildings or the Kanab City Zoning Administrator when
authorized, that the application meets the requirements
and of this Chapter, the site plan approval shall be granted,
structures subject to such conditions as are necessary; otherwise,
and the approval shall be denied.
development
of land Section 9-11 Notification of Approval or Denial

Adopted January 22, 2008
Revised July 28, 2009

Upon the granting of site plan approval, the secretary of
the Kanab City Planning Commission shall prepare and
mail or deliver to the applicant a formal statement
thereof, stating the fact of the grant and any conditions
attached thereof, or the fact of denial and the reasons
therefore.

Section 9-12 Time Limitations on Approval

If construction in harmony with the permit for any
development for which site plan approval has been
granted has not been commenced within one (1) year
from date of notification of approval, the approval shall
be deemed automatically revoked. Upon application, an

Page - 9 - of 14




KANAB

Subdivision Ordinance

Chapter 3

Design
Requirements

All subdivisions
shall result in the
creation of lots
that are
developable and
capable of being
built upon. The
design of the
development shall
avoid or fully
mitigate hazardous
site conditions as
outlined in the
Kanab City Land
Use Ordinance.

3-4.1. The design of developments and placement of
buildings should preserve the natural terrain, drainage,
existing topsoil, tree groupings, large individual trees
and large rocks.

3-4.2. Natural informal landscape design is encouraged
in lieu of formal, geometric design.

3-4.3. Different types of adjacent uses both within and
between developments should be buffered (separated or
screened), by extensive tree planting.

3-4.4. Drought resistant plants and landscapes are
encouraged.

3-4.5. Development within hillside areas shall meet the

landscape design standards of Chapter 11 of the Land

Use Ordinance.

Section 3-5 Buildings

3-5.1. Fire Standpipes: Standpipes complying with
current City building code standards shall be required for
all commercial and multi-residential buildings, regardless
of the number of stories.

3-5.2. Fire Hydrants: Fire hydrants shall be installed in
accordance with Kanab City Standard Specifications for
Design and Construction.

3-5.3. Provisions for Handicapped: Provisions for
physically handicapped persons shall be provided as
required by the Americans with Disabilities Act (ADA).

Section 3-6 Roads and Streets

3-6.1. Road Layout And Geometry: The design and
arrangement and construction of all roads, public and
private, shall be in conformance with the Kanab City
Standard Specifications for Design and Construction and
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