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Minutes of the Syracuse Planning Commission Regular Meeting September 6, 2022

[bookmark: _Hlk102544508][bookmark: _Hlk105569834][bookmark: _Hlk101341170][bookmark: _Hlk103753686][bookmark: _Hlk55399350]Minutes of the regular meeting of the Syracuse Planning Commission, held in Council Chambers and accessible via Zoom on September 6, 2022, at 6:00 PM.


[bookmark: _Hlk100218452]Present: 	Commission Members:	Kenneth Hellewell, Chair 
Keeth Kennington, Vice-Chair
 					Lonn Hunter
Scott Shea
James King
Dennis Johnson
														
[bookmark: _Hlk105657261]Excused: 				Ivy Ruelan
Alan Gallegos

[bookmark: _Hlk103258373]City Employees:		Noah Steele, CED Director
Golden Barrett, Fire Marshal
			Royce Davies, Planner
Micheal Kerswell, Planner		

City Council Liaison:	Paul Watson
									
[bookmark: _Hlk111727348][bookmark: _Hlk112223309]Visitors:	Michael Hensley, Kevin Porter, Terry Palmer, Mike Braunberger, Brian Duffy, Deanna Braunberger, Michael Duffy, Peter Gamvroulas, Ramesh Wettasinghe, Logan Johnson

1. [bookmark: _Ref335132561]Meeting Called to Order 

A quorum was present, as defined in Utah Code, Title 52, Chapter 4 – Open and Public Meetings Act. Chair Hellewell called the meeting to order at 6:08 PM as a regularly scheduled meeting, with notice of time, place, and agenda provided 24 hours in advance to the public and each commissioner. Commissioner Shea provided an invocation and Commissioner Johnson led the Pledge of Allegiance.
[bookmark: _Hlk103755241]COMMISSIONER HUNTER MOVED TO ADOPT THE AGENDA FOR THE SEPTEMBER 6, 2022 PLANNING COMMISSION MEETING, WITH THE PUBLIC HEARING FOR THE VILLAGE ON 2000 W REZONE/DEVELOPMENT AGREEMENT TO BE HELD LATER THAN PREARRANGED. COMMISSIONER KENNINGTON SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.

2. Meeting Minutes 

The following minutes were reviewed by the Planning Commission:
· Regular Meeting & Work Session for August 16, 2022
· Regular Meeting & Work Session for October 5, 2021
· Regular Meeting & Work Session for October 19, 2021
· Regular Meeting & Work Session for November 2, 2021

COMMISSIONER KENNINGTON MOVED TO APPROVE THE MINUTES FOR THE PLANNING COMMISSION MEETINGS (REGULAR AND WORK SESSIONS) AS PRESENTED. COMMISSIONER HUNTER SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.

3. Public Comment

		None offered.

4. Agenda Items
[bookmark: _Hlk100221575]
Discussion / Motion:  Text Amendment – Commercial Boarding: A proposed amendment to City Code for the regulation of commercial animal boarding facilities.

Senior Planner, Royce Davies indicated that the current City Code restricts commercial kennels to be set back at least 200 feet from a public street which prohibits their placement on most commercial properties in the City.  He pointed out that the ordinance also requires that kennel owners obtain licensing from Davis County for each dog which makes sense for residential kennels where dogs are most often owned by the property occupant but runs contrary to commercial kennels where dogs are often left for boarding by their owners.  He noted that commercial kennels are required to be located on parcels with at least 5 acres which rules out nearly all undeveloped commercial parcels in the City.  He informed; per Planning Commission direction on August 20, 2022, Staff has analyzed minimum square footages per dog for both play and sleeping areas along with additional requirements for cages or kennels where dogs will sleep.  
He acknowledged that these calculations are in accordance with recommendations from the American Society for the Prevention of Cruelty to Animals (ASPCA). The square footage requirements are at the upper end of what other municipalities require for these types of facilities (40 to 100 square feet per dog).
		
Applicant, Ramesh Wettasinghe spoke of variable-sized sleeping quarters he’s seen in regional animal boarding businesses.  He surmised that nine square feet (3’ x 3’) is the smallest sleeping area he would provide in a facility.  He commented on acceptable parameters for play areas.

Commissioner Johnson reported findings from his research of Ruffledale Pet Resort – a successful dog boarding and daycare company in Layton.

COMMISSIONER KENNINGTON MOVED TO RECOMMEND CITY COULCIL APPROVAL OF THE TEXT AMENDMENT TO ESTABLISH AN ORDINANCE FOR THE REGULATION OF INDOOR ANIMAL BOARDING FACILITIES. COMMISSIONER SHEA SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.

Public Hearing:  Subdivision Amendment – Stonefield Estates: Request of Dave and MeLisa Stone for an amendment to Phase 2 of the Stonefield Estates subdivision, located at approximately 1602 W 2700 S in the R-2 zone (Single-Family Residential).

Royce Davies explained; The applicant is requesting approval of a subdivision amendment creating a new lot by dividing the lot roughly in the middle. The lot is currently addressed to 2700 South and the division cuts off southern access for lot 116, so new addressing has been provided. The three-foot landscape strip that was required north of lot 116 to prevent creation of a double-frontage lot when the Stonefield Estates subdivision was originally approved will remain. Addressing for lot 117 has only been provided for 1525 West to direct access onto that road rather than the busier 2700 South.
He affirmed that all staff comments have been addressed and the proposed plat meets all the requirements of the City Code.  He relayed Staff’s recommendation for approval.

Commissioner Shea made mention of an existing fence and outbuilding that will encroach the front yard setback, if the lot is subdivided and access is arranged as proposed.

Chair Hellewell opened the Public Hearing.
[bookmark: _Hlk113866957]There was no response from the public. 
Chair Hellewell closed the Public Hearing.

Implications of potential legal/nonconforming and preexisting conditions were deliberated by the Commission at length.

COMMISSIONER HUNTER MOVED TO RECOMMEND THAT THE CITY COUNCIL APPROVE THE PROPOSED AMENDMENT TO THE STONEFIELD SUBDIVISION, LOCATED AT APPROXIMATELY 1602 W 2700 S.  COMMISSIONER KING SECONDED THE MOTION.  COMMISSIONERS KENNINGTON, HUNTER, KING, JOHNSON, AND CHAIR HELLEWELL VOTED AYE.  COMMISSIONER SHEA VOTED NAY.  THE MOTION CARRIED.
		
Public Hearing:  Subdivision Amendment – Legacy Park Estates: Request of Ivory Development LLC for an amendment to the Legacy Park Estates subdivision, located at approximately 2325 S 1230 W in the R-2 zone (Single-Family Residential).

Royce Davies summarized; The applicant is requesting approval of a preliminary subdivision amendment for planned property associated with a proposed land swap of undeveloped, City-owned property which was denied by the City Council on August 9, 2022. The new plan shifts lots on the east-center of the subdivision to the west and realigns 1230 West slightly, as lots have shifted. He noted that the change increases the number of lots from 65 to 70.  He stated that all staff comments have been addressed and the proposed plat meets all the requirements of the City Code, and he recommended it be approved.

Chair Hellewell opened the Public Hearing.

[bookmark: _Hlk113878692]There was no response from the public. 

Chair Hellewell closed the Public Hearing.

Syracuse Fire Marshal, Golden Barrett verified that the presented plat meets fire safety constraints.

COMMISSIONER SHEA MOVED TO RECOMMEND THAT CITY COUNCIL APPROVE THE LEGACY PARK SUBDIVISION AMENDMENT AS PRESENTED.  COMMISSIONER HUNTER SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.

Public Hearing:  Text Amendment – A proposed amendment to the R-2 Zone ordinance, reducing the length of the current rear setback requirement.

Royce Davies informed that an amendment to the City Code concerning the current 30-foot rear yard
setback in the R-2 Zone has been proposed by Ivory Development.  He clarified that the applicant would like to reduce the rear yard setback to 25 feet for the primary dwelling.  He displayed photographs of the rear yard massing within R-2 and R-3 zones to provide a visual comparison.  In answer to Chair Hellewell’s question about the rationale behind this proposal, he explained that trending house design does not impose a deep buildable footprint.  He noted that builders typically push foundations to meet the limit of the minimum front setback. 

Chair Hellewell expressed his opinion that the requested revision would quash the sense of open backyard space (between houses) that was intended when the thirty-foot setback was ascribed.  

Chair Hellewell opened the Public Hearing.

Ivory Development Project Manager, Peter Gamvroulas expounded the developer’s basis for the proposed text amendment. 

Chair Hellewell closed the Public Hearing.

Commissioner Shea spoke of the differentiation between R-2 and R-3 site development standards.  He verified that the applicant is requesting a 25-foot rear setback for the R-2 zone.

COMMISSIONER HUNTER MOVED TO RECOMMEND THAT CITY COUNCIL DENY THE PROPOSED TEXT AMENDMENT TO REDUCE THE LENGTH OF THE REAR SETBACK REQUIREMENT IN THE R-2 ZONE TO 
25’-0”.  COMMISSIONER JOHNSON SECONDED THE MOTION.  COMMISSIONERS SHEA, JOHNSON, HUNTER, KING, AND CHAIR HELLEWELL VOTED AYE.  COMMISSIONER KENNINGTON VOTED NAY.  THE MOTION CARRIED.

Public Hearing:  Text Amendment – A proposed amendment to City Code regarding the setback encroachment of exterior stairwells.

CED Director, Noah Steele noted that, currently, when a resident wants to add a stairway into their basement, the setbacks for the zone are measured from the edge of the concrete of the stair.  He explained that zoning setbacks are in place to keep the open views and landscaping for the enjoyment of residents and for wayfinding. He submitted; the stairs are below ground - they do not impede the views much and have minimal impact to landscaping. He indicated that such a stairwell is tied into the house foundation and the current operating procedure for building inspectors is to measure setbacks from the edge of the stair concrete and not the edge of the home's foundation. He displayed existing text in the code and proposed changes.  He acknowledged that the Planning Commission discussed this item in their work session on August 16th, 2022.

Chair Hellewell opened the Public Hearing.

Syracuse resident, Michael Hensley asserted that the proposed encroachment provision would pose a hazard, as it allows a (blind) basement stairway landing as close as three feet from a six-foot-tall fence line.

Syracuse resident, Kevin Porter requested time to comment on a previous item.
 
Chair Hellewell denied Mr. Porter’s request, indicating that the Public Hearing for that item was formally ended.  He subsequently closed the Public Hearing for the proposed amendment to City Code regarding the setback encroachment of exterior stairwells.

Aforementioned hazards were weighed up by staff members and commissioners.

COMMISSIONER SHEA MOVED TO RECOMMEND CITY COUNCIL APPROVAL OF THE PROPOSED TEXT AMENDMENT TO INCREASE THE ALLOWABLE SETBACK ENCROACHMENT FOR EXTERIOR BASMENT STAIRWELLS.  COMMISSIONER KENNINGTON SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.

[bookmark: _Hlk112230057]Public Hearing:  Industrial Site Plan – Request of RueCo, LLC for approval of a Site Plan for Syracuse Flex Building 4, located at approximately 1384 W 350 S containing 1.65 acres in the ID zone.

Noah Steele indicated that the City has received an application from RueCo, LLC for site plan approval of a 29,000 square foot industrial building to be located at approximately 1384 W 350 S - associated with the 'Bear River Storage project currently under construction. He noted that the Bear River Storage project went through the site planning process in 2020, but the applicant didn't have building 4 designed yet.  He affirmed that Staff reviewed the plans for compliance and there are no unresolved comments. He displayed and remarked on the proposed plans.

Chair Hellewell opened the Public Hearing.

There was no response from the public. 

Chair Hellewell closed the Public Hearing.

COMMISSIONER HUNTER MOVED TO APPROVE OF THE SITE PLAN FOR THE SYRACUSE FLEX 4 INDUSTRIAL BUILDING AT APPROXIMATELY 1384 W 350 S, AS PRESENTED.  COMMISSIONER KENNINGTON SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.

[bookmark: _Hlk110410485][bookmark: _Hlk111733484]Public Hearing:  Rezone/Development Agreement – Village on 2000 W:  Request of Wright Development Group for approval of a Development Agreement for the Village on 2000 W subdivision, located at approximately 300 S 2000 W.

Noah Steele explained that the Planning Commission has already reviewed this item and held a Public Hearing on 8/16/22. A positive recommendation for approval was forwarded to City Council. He informed that City Council discussed the item during a work meeting on 8/23/22 where it was tabled for additional discussion. He stated that further exceptions to the ordinance, not originally presented on 8/16/22, are being sought. Because the development agreement is acting as a supplement to the ordinance, he clarified, all items in the agreement must be presented anew to the Planning Commission in a Public Hearing. He outlined the following exceptions proposed by the applicant:
-Density: Ordinance allows 9/acre, 11.3/acre is being requested.
-Front door direction: Ordinance requires that front doors face the road or drive isle. Perimeter
units are in compliance (the internal doors are not facing the drive isles but to HOA courtyards).
-Buffering: Ordinance requires 15' of landscaping and a 6' concrete fence. Applicant proposes vinyl fencing on east and west borders and reduced landscaping width where drive isle enters from 2000 W. 

Chair Hellewell opened the Public Hearing.
Michael Hensley contended that the applicant should be held to ordinance standards.  He submitted that the ordinance was written for a reason and questioned why an exception would be allowed at the point his property meets the future project.

Landowner, Brian Duffy verified that a concrete fence will be installed to separate his pasture from the proposed development.

Chair Hellewell closed the Public Hearing.

Wright Development Group representative, Logan Johnson stated that vinyl fencing is proposed in locations where future utility connections will intersect the property line.  He attested that the developer and west-side property owner (The Church of Jesus Christ of Latter-day Saints) have collaborated on the matter.  He stated that concrete fencing will buffer any area where livestock is kept.  He maintained that the required 15-foot landscaping buffer must be reduced in some parts in order to align streets and accommodate sidewalks.   

COMMISSIONER HUNTER MOVED TO RECOMMEND CITY COUNCIL APPROVAL OF THE REQUESTED REZONE/DEVELOPMENT AGREEMENT AS PRESENTED, WITH A CONDITION THAT FENCING AROUND THE GLICK AND HENSLEY PARCELS, BEHIND THE FRONT PLANE OF EXISTING DWELLINGS, BE 6-FOOT HIGH AND OF CONCRETE CONSTRUCTION. COMMISSIONER JOHNSON SECONDED THE MOTION.  COMMISSIONERS KENNINGTON, HUNTER, KING, SHEA, AND JOHNSON VOTED AYE.  CHAIR HELLEWELL VOTED NAY.  THE MOTION CARRIED.

5. Adjourn

AT 8:05 PM COMMISSIONER HUNTER MOVED TO ADJOURN AND PROCEED WITH THE WORK SESSION.  COMMISSIONER KING SECONDED THE MOTION.  THE MOTION CARRIED UNANIMOUSLY.





