APPROVED MINUTES

AMERICAN FORK CITY
PLANNING COMMISSION REGULAR SESSION
NOVEMBER 02, 2022
The American Fork City Planning Commission met in a regular session on November 02, 2022, at the American Fork City Hall, 31 North Church Street, commencing at 7:00 pm.

Present:	Chairman Woffinden
	Christine Anderson
   Bruce Frandsen
   Jenny Peay
   Rodney Martin
   Chris Christiansen
   David Bird
   Harold Dudley  

Absent:	     

Staff Present:     Patrick O’Brien          	Development Services Director
      George Schade			IT Director
      Megan Crowley		Administrative Assistant
      Cody Opperman		Planner 1
      Travis Van Ekelenburg	Senior Planner
      Susan Goebel-Canning	Public Works Director
      Rebecca Andrus		City Engineer
      Ben Hunter			Project Engineer

Others Present:  Adam Anderson, Ginger Romriell, Dennis Beck, Maeta Beck, Heidi Shin, Daniel Shin, Luis Santana, Ken Berg, Chad Maughan, Brent Wilkinson, Nathan Dye, Greg Cronin, Thatius Falls, Suzy Hunter, Trevor Barlow, Jackson Foilett, Steve Davies

Chairman Woffinden led the “Pledge of Allegience”

Christine Anderson moved to approve minutes October 19, 2022, Planning Commission Regular Session.  Chris Christiansen seconded the motion. 

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed


1. Public hearing and recommendation on a code text amendment, amending Section 17.12.204 titled “D” Definitions, related to the adopted provisions of the City and the use of the International Building Code.

Patrick O’Brien: I'm presenting this on behalf of the Chief Building Official for the city. This is just updating some language in our code to reflect the code that they use at the state level for our building reviews. We're just changing to the International Building Codes which we've had adopted for a number of years. But it has not been reflected in the city’s development code. So that's just the main function of this of this proposal. Before we came over to this meeting, the Chief Building Official asked me just to make everyone aware that there is an item that still needs to be added to this. He is asking that we table the item tonight until we can provide the breakdown of our list of fees that will follow along with this out of the International Building Code or out of the uniform building code to be adopted. So, it was just a last-minute item. He said that we can still adopt this language tonight. But the easiest thing, instead of having two things at a later stage, is just to wait and table the item if that’s ok with the Planning Commissioners instead of removing it fully because we need to redo this.

Public Hearing Opened

No public comment

Public Hearing Closed

Chris Christiansen motioned to recommend Tabling of the: proposed text amendment of the American Fork Municipal Code, amending Section 17.12.204 and instruct staff and the City Building Official to complete the fees and other items to add to this. Harold Dudley seconded the motion.

Bruce Frandsen: How have we identified one family dwellings in the past in our code? I know down in the TOD area there’s been a lot of discussion with individuals about single family dwellings. It has sometimes been interpreted by the city to mean townhomes. Is a dwelling unit the same as a single-family unit.

Patrick O’Brien: My understanding is that in the International Building Code townhomes are classified as being a single-family home they’re single family attached rather than single family detached. I understand the difference between a townhome and the duplexes which would fall into our dwelling two family type of use has something to do with the finish on the property in terms of firewall for shared walls. I can get you some more information from our inspectors on that because they'll be the ones who have that detailed information.

Bruce Frandsen: I’m just looking at seven sub two, dwelling one family is detached. Are you saying that’s not how American Fork is going to interpret that in the future? Do you mean if it’s still attached, we’re going to call it a one family home? 

Patrick O’Brien: If its attached and it’s under a townhome product under the International Building Code its assessed as being a single family dwelling. We can look into that and get a more concrete definition of that.

Bruce Frandsen: I think it will be worth really looking into that.

Patrick O’Brien: We will have to follow up the International Building Code sets out for that definition. We can just transfer the definitions of that across.

Bruce Frandsen: I would like to know how it reads today and it will read when this comes in. We’ll see what the difference will be.

Patrick O’Brien: When I put it together like we've done for further down in this section, I will redline it, so you see what was in place and what we're proposing now. I think that's kind of our standard approach now for any code text amendments, so that you can see what existing code is being repealed or amended.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion tabled

1. Public hearing and recommendation on a proposed zone change for approximately 8 acres of land located at approximately 1500 South Center St, from the PF (Public Facilities) zone to PI-1 (Planned Industrial) zone.

Patrick O’Brien: The zone change happened a number of years ago for the southern portion of this property its actually the majority of the area. When the property was annexed into city there was a requirement in the annexation agreement, for the northern portion that's about eight acres to be zoned for public facility use. The power corridor that runs through that area would match up with our trails master plan for that area for a trail and linear park. We have been working with a developer who is looking at that area. The rezone request is kind of linking in with that because the proposal is trying to have some development within that Public Facilities zone. Not within the utility easement so there would still be no development in that end it would be an open space type of use. The problem is our trails master plan calls for a linear park to run through that area.  The staff recommendation on this is to table the item tonight because we have worked with city administration and the applicant is proposing to develop this area to look at the possible reroute of our linear park. Due to the nature of it being through a planned industrial area and potentially not having it be the type of use of around a park that we wanted. The recommendation is that it's tabled tonight while we further examined the feasibility of a potential new route for our trail and what impacts moving the linear park and trail would have that might allow for that area to be rezoned at a later point.
Jenny Peay: If they were to move that would they be surrendering acreage to do that?

Patrick O’Brien: The acreage would still remain with the owner of the property and the developer who’s going to purchase it. What would happen is the public facility use would potentially go away to allow it to be rezoned. Because of the power easement that runs through that area, we wouldn't be able to have any development underneath the power lines, but it could be used for other uses like a parking lot or storage area or something. Open storage area not structured storage area that would allow them to utilize the full potential of the site while still respecting the easement. There would be no swap of land or anything we would just be looking at proposing a new route for the trail. We're looking at having it following along our thoroughfares in the city instead of trying to cut across through some properties. We have a better potential of developing along the roads in the city rather than waiting to piecemeal some of these projects together as they annex into the city or develop. We spoke with the developer who's working with the applicant who owns the property as well on this. The applicant seemed satisfied with that as of this morning when we met with them. You could recommend denial because right now it doesn’t meet trails master plan for the city. Our recommendation for tabling is, if we're able to reroute everything and update our trails master plan and have that approved through our parks and trails committee back to planning commission and city council, if the owner wants to come back in, we wouldn’t be making them pay a fee a second time. At that point we could take final action on it. If it works out that we can update our trails master plan or if that's not something that happens, we can still take final action.

Public Hearing Opened

No public comment

Public Hearing Closed


Bruce Frandsen motioned to recommend tabling of the: Public hearing and recommendation on the Zone Change to the PI-1 (Planned Industrial), for the properties located in the area of 1500 South Center Street and instruct the developer and staff to continue to coordination as to rerouting and updating the parks and Trails Master Plan. Jenny Peay seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion tabled

1. Public hearing and recommendation on a proposed zone change for property located at approximately 96 N 350 W, from the R3-7500 Residential zone to the CC-2 (Central Commercial) zone.

Patrick O’Brien: The applicant couldn't make it tonight just due to illness, so he's asked that we either not take action on it or just table the item till the next meeting. So, he can be here to present his case. The staff recommendation on this however, was to recommend denial. That will be creating a new island of zoning in our city. That would create a second CC-2 zone. We are trying to have our CC-2 zone to extend our existing zone rather than creating a secondary core through that. So just to give the applicant his ability to present to the planning commissioners we’re fine if it's tabled or there no action taken. Table would be preferential from a staff perspective, so we don’t have to re notice it.

Public Hearing Opened

No public comment

Public Hearing Closed


Harold Dudley motioned to recommend table of the zone change to the Central Commercial (CC-2) zone, for the properties located in the area of 96 north 350 West and instruct the developer and staff to put back on the agenda when the applicant can attend. Chris Christiansen seconded the motion.
Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion tabled

John Woffinden: Beck Hillside Estates preliminary plan and final plat will be discussed together with two separate votes.

Patrick O’Brien: This is a 5.49-acre piece of property in the city up by the city golf course. The proposal is to have 12 lots in this subdivision. Planning commissioners are probably relatively familiar with this. We've had it before a number of times, and we've had some code text amendments brought forward that staff had initiated that are being utilized in this proposal. Staff hasn't found any issues with the applicant’s proposal for either the preliminary plat or the final plat. There was one item that staff did discuss with the applicant. They have provided a proposal for a trail to run through the subdivision to meet the requirements of our master plan. Discussions with city administration mean that staff is recommending instead that the trail is conditioned to be on 200 east rather than through the subdivision to enable future development of that. I think the applicant is satisfied with that they’ve done everything that the city has asked to meet code. We are asking for this condition and that's something that we're going to address in the update to our trails master plan. We are going to highlight and reflect that new route rather than coming through the development that we're going to run along the side of the development.

Ben Hunter: There is just a few outstanding items that remain that were included in the packet and on plan set from our DRC review comments.  The main items were extending the cul-de-sac the full length as code allows which is 650 feet which is measured from the right of way line to the center of the cul-de-sac. One other thing is to ensure that all the power lines are required for all subdivisions to be varied. They actually have overhead power lines of 200 East but there's also some on the south side of the property as well. Per code all overhead utilities would need to be varied. Aside from that, there are just a couple other minor comments that we had on that. But once those are addressed, then we should be good.

Adam Anderson: I’m with Anderson development and I’m here representing Beck Hillside Estates. Mr. Anderson Stated that he was happy that his project was moving forward and glad that the staff had helped him get this point and he was excited to move forward in this process.

Patrick O’Brien: Mr. Chairman, just in terms of language, I did notice one error we have just on our recommendations for the preliminary plan. It would be just to approve tonight for the preliminary plan. That’s the power of the planning commission. My apologies for that error on the on the recommended motion. You will approve the preliminary plan. There's no recommendation on that. The recommendations are on the final plat

1. Review and action on a Preliminary Plan for Beck Hillside Estates located in the area of 757 North 200 East, in the R1-9000 Residential zone.

Chris Christiansen motioned to recommend approval of the: Review and action on a Preliminary Plan for Beck Hillside Estates located in the area of 757 North 200 East, in the R1-9000 Residential zone subject to any conditions found in the staff report or recommended by the Fire Marshall. Bruce Frandsen seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a Final Plat for Beck Hillside Estates located in the area of 757 North 200 East, in the R1-9000 Residential zone.

Chris Christiansen motioned to recommend approval of the: Review and action on a Final Plat for Beck Hillside Estates located in the area of 757 North 200 East, in the R1-9000 Residential zone subject to any conditions found in the staff report or recommended by the Fire Marshall. Rodney Martin seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action of a Final Plat for Stonecreek Plat J, requesting approval of Plat J of the overall Stonecreek Development, in the PR 3.0 Zone, located in the area of 1000 South 380 West.

Cody Opperman: The development is in PR 3.0 zone; they are creating 33 lots in this development. This is part of a multistage development that has been going on throughout our city. This area consists of 9.8 acres. There are some conditions of approval from engineering. The staff recommendation would be approval subject to those conditions.

Ben Hunter: This one has a couple of minor comments on the plat and then they're working with TSSD on obtaining a 40-foot easement for their sewer. But otherwise, everything else meets the standards and specifications

Bruce Frandsen: They have a detention pond on the property, who are the adjacent landowners? Is the parcel that on the south side UDOT property or is that on the next phase?

Ben Hunter: It’s in the subsequent phase, but it is in the very southwest corner of their overall development. South of that is the UDOT parcel for the vineyard and west of it is the Christiansen’s.

Bruce Frandsen: So thats not on this plat that we’re talking about?

Ben Hunter: Correct.

Bruce Frandsen: Are we talking about that plat tonight?

Ben Hunter: This is Plat J.

Bruce Frandsen: I think it’s in plat K and I can hold my questions until then. But the concern is this, we ran 100 feet of sewer line into an existing sewer. We pumped over 1 million gallons of water out of that trench. That was following a sewer line in the ground that was installed a few years ago. There was 10 million gallons last year. That sewer lines gets filled in with large gravel and that collects all of the underground water in that area. The farmers count on using that. It hits the trench and follows trench and this one follows it for almost ¾ of a mile. It hits the end of the trench and has nowhere to go except up and it destroyed a couple acres worth of farmland.  I looked at the plans and I was wondering if we’re going to have any sewer lines or anything that will dump into those retention ponds. Those retention ponds fill up and they are banked higher than the surrounding properties. If they fill up higher than the surrounding properties it will seep out 100-150 feet into the neighbor’s soil. You shouldn’t put a retention pond right up against someone else’s property you ought to keep it on your own property.

Ben Hunter: The pond is on Plat K which is the next one. Our requirements are if it overflows it overflows into the street or right of way. Down by the lake it heads further south into wetlands and into the lake. They have included this on the plans. The retention pond has a depth of about 4500 at the bottom of the pond.

Bruce Frandsen: They usually put an outlet at the top of the pond or berm. We expect the pond to fill up three or four feet worth of water and then percolate out into the neighbor’s property.

John Woffinden: The pipe that was put in the ground is better than gravel? Can they put clay dikes every few feet along it to get the water out away from the pipe?

Bruce Frandsen: They did not until it went into the TSSD line. It ruined about 10 acres of alfalfa. TSSD hired someone to come in and put clay dams in every 100 feet. They dig the trench and put the 5-foot clay dam in it so the water can only come to that point. They did that almost all the way to the sewer plant to try and stop that. You still have the water, and it has to go somewhere and if it’s a clay dam the water goes up.

John Woffinden: Can they solve the problem by putting clay dykes along the line they put in? I know years ago they put in clay dikes to divert the water.

Bruce Frandsen: That helps but it’s not in our code, we don’t require that.

John Woffinden: The waters still got to go someplace like you said.

Bruce Frandsen: Yes, there was a million and half gallons in one week and that was in a dry year.

Christine Anderson: Bruce are you saying you don’t feel comfortable recommending approval for a plan where the water retention is set up like this?

Bruce Frandsen: I think Plat J is ok I got ahead of myself. The retention is adjacent to the property to the North. When we go down south another 100 yards then I’m concerned.

Christine Anderson motioned to recommend approval of the: Review and action of a Final Plat for Stonecreek Plat J, requesting approval of Plat J of the overall Stonecreek Development, in the PR 3.0 Zone, located in the area of 1000 South 380 West subject to any conditions found in the staff report. Harold Dudley seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action of a Final Plat for Stonecreek Plat K, requesting approval of Plat K of the overall Stonecreek Development, in the PR 3.0 Zone, located in the area of 1000 South 380 West.

Travis Van Ekelenburg: This development is about19.78 acres. They had recent submittal last week and they had to meet some requirements for square footage on the corner lots. We feel comfortable that they meet code section 17.7.210 and 17.7.211. We are recommending approval.

Ginger Romriell: Plat K has 58 lots and its our last one in this subdivision. 

Harold Dudley motioned to recommend approval of the: Review and action of a Final Plat for Stonecreek Plat K, requesting approval of Plat K of the overall Stonecreek Development, in the PR 3.0 Zone, located in the area of 1000 South 380 West subject to any conditions found in the staff report. Chris Christiansen seconded the motion.

Christine Anderson: Bruce do you feel like this would need a different kind of code requirement to have the water retention on the outside of the property?

Bruce Frandsen:  I personally am not in favor of that as it stands. The retention pond is not lined with clay or rubber to try and keep that water on the property. I think it can be engineered around that; they may have to move some things around. State law requires you to keep your own water on your property. Just because it goes underground it’s still a problem.

Christine Anderson: Do you see a way to arrange the property so it’s in the center of your property or it’s engineered in a way that it would retain the water more.

Ken Berg: We are placing the extension of 1100 south, which is a city master plan roadway. Which is also adjacent to future alignment of the vineyard corridor. Right now, our pond is within what the vineyard corridor would be. If we are to move this pond to a different part of our property, we’re just taking out lots. I can’t move lots any other place then where they are. South of that is the UDOT property but it’s also the “powerline park” underneath the park power lines. We’ve tried to design the pond per city code. Its only allowed to have three feet of water and you have an extra foot of freeboard in case a storm comes it outlets to the city street. It gets really hard when you’re trying to track where groundwater goes. We are doing our best to meet the current city codes. When we’re installing the sewer if we come across a vein of water, we will address that clay dams or dikes. As part of your sensitive land’s ordinance, it requires us to look at existing water rights and keep the surrounding water rights whole. Your sensitive lands ordinance does not talk about this issue that we're talking about. How do you be the sheriff of ground water with who’s pond is impacting who. We meet your current standards.

Christine Anderson: Parcel KE is that abutting linear park or is that part of the linear park?

Ken Berg: That’s part of the linear park it clips a portion of it. That’s one set of three power lines that run through there. The future vineyard would be North of that. 

John Woffinden: Maybe this is something, Patrick, that we need to look out for more sensitive land on this and figure out some way to at least address the issue. I don’t know how we can control ground water.

Patrick O’Brien: We can look into it I’ll get with our engineers. When we go to water stuff that's a little bit beyond my technical expertise, but we can definitely put it on our list of things to look into.

Christine Anderson:  If you’re getting that much water from neighbors our code needs to be tightened for what’s required in a water retention area.

Bruce Frandsen: Who is the landowner to the west?

Patrick O’Brien: Christensen’s or Patterson’s

Jenny Peay: Sometimes it’s impossible for code to address every issue that comes up. Its best to look at it and mitigate the best way we can. These need to be addressed prior to moving forward.

Patrick O’Brien: Well, I understand where you're coming from. I think the applicant is vested in our current code that's what we need to assess them under.

Bruce Frandsen: Ken, is there not a slew on the west side of this retention pond? Immediately adjacent to it between woodside and Bill Anderson?

Ken Berg: There is an irrigation ditch. I think the slew is all the way out to 570 but there is a ditch there.

Bruce Frandsen: It runs water year-round and there’s spring upstream?

Ken Berg: There is a ditch it may collect water. But it’s not identified as one of those hunter slews.

Bruce Frandsen: Can this not be dumped into that slew?

Ken Berg: There is potential to do that. Based on the area that is encumbered by the future park. The future being a collector and not having to build a master plan drain all the way to the lake it makes sense in this area to propose a really large retention pond. More than is needed for this whole development to keep it shallow and use that area appropriately. So, it can be landscaped properly and wait until a time where a bigger and better use will happen when the vineyard goes through. This retention pond is a place holder for somebody else.

John Woffinden: The ditch is running water 24-7 would it be considered wetlands by any chance?

Ken Berg: It's from the sensitive land stuff that we've done there's no water rights associated with that ditch. They are similar to a slew where you have points of diversion. It shows up as an irrigation ditch.

John Woffinden: Where does the water go when it runs down that ditch it runs 24-7 where is it going?

Bruce Frandsen: There is not a lot of water, it will trickle down through there so it’s always moist. It goes down and it’s pulled out for farmers. There is no point of diversion it’s an irrigation ditch. I know 12 years ago everyone had to put in oil separators in all these detention ponds and pipe all the way to the lake. We’ve seen the water go into an existing ditch that goes to the lake. As long as we’re not pulling water off of the asphalt, that gets into another issue.

Ken Berg: The detention pond would help filter that water where it could be discharged to the ditch. Your current code allows you to discharge to historic slews if it goes through an oil water separator and that could be part of this development. Right now, we propose retention. That's the strictest criteria in your development ordinance for stormwater is 100% of the 100-year storm retention. Detention the pond shrinks because you don’t need that size. So, in the future, the pond needs to be converted to a detention pond and there's future development to the south it makes sense to run those flows directly to the lake that’s an option as well. 

Jenny Peay: On your final plat it says that no outlet orifices are required here would they need to change that?

Ken Berg: Right now, it’s a retention which means no water exits the site. There are no orifices or outlet structures, it’s a retention pond. If it was modified to be a detention pond where you retain the water for a moment and then release it down stream. That pipe, downstream user agreements, and all of those things were not contemplated because we were doing a retention pond. They could be but that was not a requirement.

David Bird: Your current pond could be converted to a retention pond?

Ken Berg: It’s easy to go from retention to detention, its really hard to go the other way. 

David Bird: But that is a possibility?

Ken Berg: We've done it many times before.

Christine Anderson: So from what I'm hearing, it seems like this development is in line with our current code, but that our current code could use some adjusting to make it a little more secure for neighboring parcels.

Ken Berg: water Any time your nest to a 42-inch line of any type, which is the TSSD line that’s going through there. You’ve got a big pipe and big gravel envelope around it and that moves a lot of water. We’re installing eight and ten inch lines in this development. We will have some water but the farther we move away from the TSSD line the less water we will encounter. We’re trying to be good neighbors and control that. I know when that initial sewer line went in we weren’t the best of neighbors, we battled a long time to get that sorted out. But over the ten years, those construction methods have improved to monitor those and to not create the bog that disrupts the wetland.

Bruce Frandsen: We we’re pulling it off the 10-inch line coming our way. I will vote nay on this so when it goes to City Council, which I think it will because it meets code, City Council will know there’s something we need to address here. Our hands are tied because it meets current code. We should be looking at making changes to that code in the future, so we don’t have this problem.

John Woffinden: Water is a valuable commodity.

Voting was as follows:

Chairman Woffinden		NAY
Christine Anderson		AYE
Bruce Frandsen			NAY
Jenny Peay				NAY
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

Cody Opperman: So, we've got a pretty large development going here for AFPD South Plat B. We've got one lot for a single-family development, and it's going to be around .18 acres. But there are some subject to conditions of approval here. Based off of the fire marshals’ comments. The major concern is with the fire hydrants just shrinking the widths between the two to meet the 500-foot maximum requirements. Staff recommends approval based off of that condition.

John Woffinden: Is this the same discussion for plat C also? We can discuss them together.

Cody Opperman: AFPD plat C will have two lots both with .18 acres. Directly above this location, and the same comment will apply to the fire hydrants from our fire marshal.

Ben Hunter: We have no concerns. 

Ken Berg: This is all part of the AF crossings subdivision that we did. We had an internal rectangle that somebody didn’t pay their property taxes. We finally fixed that situation and now we have these three last lots.

1. Review and action on a Final Plat for AF PD South Plat B located in the area of 700 S 850 W, in the PR-3.0 Residential zone.

Rodney Martin motioned to recommend approval of the: Review and action on a Final Plat for AF PD South Plat B located in the area of 700 S 850 W, in the PR-3.0 Residential zone subject to any conditions found in the staff report. Chris Christiansen seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a Final Plat for AF PD South Plat C located in the area of 700 S 850 W, in the PR-3.0 Residential zone.

Rodney Martin motioned to recommend approval of the: Review and action on a Final Plat for AF PD South Plat C located in the area of 700 S 850 W, in the PR-3.0 Residential zone subject to any conditions found in the staff report. Jenny Peay seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a site plan for 500 E Automall Business Center, for the development of a business center in the PI-1 (Planned Industrial) zone, located at 450 E Automall Drive
Cody Opperman: You previously saw 500 East Automall Business Center at the October 19th Planning Commission meeting. It is going to be one parcel for that office warehouse structure. The entire development parcel contains 3.81 acres. We have put in the staff report that we are tabling the item, but we have been working with the applicants. We have concluded that this can be approved as conditioned based on the conditions in our staff report. Later on, we'll eventually make this move forward.

Patrick O’Brien: We can outline some of those conditions in more detail. The applicant is here, and they can speak to some of these things. I think we had a productive meeting this morning and I appreciate their time and willingness to engage with staff on all of this to help get the project moving forward. One of the items is related to a comment from our Fire Marshal for their aerial access. That's to have their 26-foot drive aisle within 15 to 30 feet of the building so they can get ladders up and maneuver. The other is a condition from the Planning staff related to the landscape plans. We would condition approval that the applicant would submit plans that address the previous comments from staff to get all of the planting material included in their plans to reflect what is required in our code. There was one item where our Trails Master Plan calls for a trail to be included on the edge of the property. I'm not sure how it happened, but when the plat was approved a few years ago, that was never required to be dedicated by staff at that time. That's one of the downfalls of missing it at that point. I don't think we can go back and require that of the applicant. For full transparency, I wanted to raise that information with the Planning Commission so you're aware of that issue. I think it's something we can address as we look at our Trails Master Plan update as well.

John Woffinden: Engineering, do you have any comments? In particular, I noticed that some of the traffic and drains still needs to be verified, is that still out there?

Ben Hunter: Yes, we have been working with them. The traffic impact was related to the overall plat for both this lot and the one next to it that the Maverick was going on. There are some missing components on the striping plan that we've been asking for that they're working on getting incorporated in. There had been some previous comments both related to the same trail. There's a ditch where that trail is supposed to go and we're trying to confirm how it ties in. They have several grades that were still sloping off to the adjacent properties, so [we were looking for] some additional grading and drainage information to make sure that there are not any issues in that way.

Christine Anderson: Do you feel that these can be completed if we move forward at this point?

Ben Hunter: Yes, and they are aware of it. After the meeting this morning I had a subsequent call with the Engineer on the project and he was going to get with the traffic engineer to resolve some of those issues. We’re working with them on the drainage as well. 

Greg Cronin introduces Steve Davies to give more history on the project. 

Steve Davies: I think you’re familiar with this project. We bought the property some years ago and sold the corner piece off to Maverick. I think they have been in and received their site plan approval. This is at the intersection of 500 East and Automall Drive. We’re putting in a 32,000 square foot warehouse on the piece to the West. 

Greg Cronin: I’d like to thank the staff for a productive meeting, we’re happy with where this is going. I think that the major things were all resolved and we're fully confident that working with the staff will get the last couple of things noted before we approach the [City] Council. *Mr. Cronin reiterates his thanks to the staff and their willingness to work through the comments. 

Jenny Peay: asks for the list of conditions needed. 

Patrick O’Brien: We need to meet the Fire Marshal’s access requirement. These are all comments that are outlined on the plan set. We have a standalone condition of approval in our staff reports that would ask the applicant to meet the conditions or comments outlined in the plan. We will have it in the minutes. If someone wants to make a motion, we can read through the additional comments for you. We can do whatever the applicant and their counsel would like.

Christine Anderson: In the approval suggestion when it says “subject to any conditions found in the staff report” would that include everything?

Patrick O’Brien: That would be in the staff report as subject to the comments outlined on the plan set. If you want to add the language of “subject to comments on the plan set” that will also cover it. We have a list of them. We have a good faith agreement with the applicant. We know that the four major points that we’re looking to address will get this movement to City Council as quick as possible and get them on their way. 

Greg Cronin: We are also in agreement with that. I think we’ve resolved all the lining for the traffic.

Patrick O’Brien: And the updated landscape plans.

Cody Opperman: You also need 225 bushes and 8 trees.

Greg Cronin: Landscaping we agreed with Cody, and we’ve got that coming. Fire Marshall comment where we move the loading dock away from the building near to it so they can drive and move their ladders to get to the building but they’re still within the distance they need to be. We opened that up and the Fire Marshall was good with that. We resolved the shared path with some modifications from your shared path plan. I think that was a staff and us discussion about the viability of that and what would happen. We agreed to provide an easement for the remainder of our property past our parking stalls in the event that it is becomes a trail. So, we have made that allocation just that we'll do what we can if y'all come to that point, but it looks like that will probably be abandoned by your new plan. But we tried to cooperate there.

Ben Hunter: The other one was the drainage at the property lines.

Greg Cronin: I think that’s handled within your department. The striping that was requested was striping that’s on mavericks’ side, not adjacent to our property. Apparently in the platting phase there was a request to show some striping.

Ben Hunter: We requested the traffic impact study for the entire plat. Typically, what happens with the plat is that all of the public improvements meaning the roadway, the sidewalk, the curb and gutter that are part of that plat are included as construction drawings for that plat. They have to be bonded for before the plat is recorded. So, they've been working on that traffic impact study for the whole plat and not just their site because it was originally part of the plat. And there's been some comments back and forth and then the striking although Maverick may be installing it as they construct it since it was part of the overall plat of the whole subdivision of the two lots. That’s why the striping needs to be shown because the striping was related to the overall plat not just one site but both sides.

Greg Cronin: We’ve agreed to show the lines on the plans and as Maverick improves it, they will construct that document. So, we're showing the construction lines so that it kind of cleans up something that probably should have occurred in the past. We’ve asked our engineers to clear those lines so we can get them cleaned up. So, I think those are the only things that were really outstanding. There were some other very small comments. There were 19 total and I think these were the only four that were still outstanding. We had a very productive, and I considered a very pleasant, meeting this morning to fine tune those and I think we're in good, good shape.
Jenny Peay motioned to recommend approval of the: Review and action on a site plan for 500 E Automall Business Center, for the development of a business center in the PI-1 (Planned Industrial) zone, located at 450 E Automall Drive subject to any conditions found on the plan set as indicated from staff and in the staff report. Rodney Martin seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed


John Woffinden:  We will discuss 4 5 and 6 together and then we will discuss plats 7 & 8 together.

Patrick O’Brien: All of the Edgewater developments we are up to phase 2 and 3. Previous phases were phase one and The Yard. They’ve gone through the TOD approval process which includes district framework plan approval, preliminary and final block plan approval and lot plan approval issued by the city. One of the holdups in the past has been that lot plan approval has not been issued by the city. I can confirm now that the applicant has received their lot plan approval for phase two & three. Staff doesn’t have any issues with their lot plan or what was being proposed by the applicant for any of the plats of the two different phases.

Chad Christopherson: We’ve been working with the city for a while and we feel like we’ve gotten to a point that everything worked out and we’re ready to move forward.

Patrick O’Brien: There is one condition just on the approval, you'll see it in your packet. The condition is that there is a wall issue with the development and until that issue satisfied the condition is just to withhold the recording of the plats. That’s something that the applicant is aware of. This has been the case with a previous plat amendment that came through for Edgewater 1A, 2A, and 3A. We're working with the applicant on that from the from the city side to try and get that resolved.

1. Review and action on a Final Plat for Edgewater Phase 2, Plat 4 located in the area of 350 S 1100 W, in the TOD zone.
Chris Christiansen motioned to recommend approval of the: Review and action on a Final Plat for Edgewater Phase 2, Plat 4 located in the area of 350 S 1100 W, in the TOD zone subject to any conditions found in the staff report and recommended by the Fire Marshall. Harold Dudley seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a Final Plat for Edgewater Phase 2, Plat 5 located in the area of 350 S 1100 W, in the TOD zone.
Rodney Martin motioned to recommend approval of the: Review and action on a Final Plat for Edgewater Phase 2, Plat 5 located in the area of 350 S 1100 W, in the TOD zone subject to any conditions found in the staff report and recommended by the Fire Marshall. Harold Dudley seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a Final Plat for Edgewater Phase 2, Plat 6 located in the area of 350 S 1100 W, in the TOD zone.
Chris Christiansen motioned to recommend approval of the: Review and action on a Final Plat for Edgewater Phase 2, Plat 6 located in the area of 350 S 1100 W, in the TOD zone subject to any conditions found in the staff report and recommended by the Fire Marshall. Harold Dudley seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a Final Plat for Edgewater Phase 3, Plat 7 located in the area of 450 S 1100 W, in the TOD zone. 
Chris Christiansen motioned to recommend approval of the: Review and action on a Final Plat for Edgewater Phase 3, Plat 7 located in the area of 450 S 1100 W, in the TOD zone subject to any conditions found in the staff report and recommended by the Fire Marshall. Harold Dudley seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a Final Plat for Edgewater Phase 3, Plat 8 located in the area of 450 S 1100 W, in the TOD zone.
Chris Christiansen motioned to recommend approval of the: Review and action on a Final Plat for Edgewater Phase 3, Plat 8 located in the area of 450 S 1100 W, in the TOD zone subject to any conditions found in the staff report and recommended by the Fire Marshall. Christine Anderson seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on a site plan for an accessory building in excess of 1000 square feet for the Shin Family Lot, located at 685 W 1040 N, in the R1-12000 zone.
Patrick O’Brien: I think you'll probably remember we had an amended subdivision in from the Shin family a few weeks ago. This is just for the accessory structure on their property. Planning staff didn't find any issues in relation to this. The actual size of the structure requires it to go before planning commission for approval. You are the approval body for this tonight as an administrative site plan. The staff recommendation is to approve this tonight.
Ben Hunter: I was just making sure the drainage didn’t go off on onto the adjacent properties. I know that there is a separate building permit for walls or fences. Depending on what they’re doing that will be a separate approval through the building department. The other one was combining the plans together into one which I think they’ve already done that.
Harold Dudley motioned to recommend approval of the: Review and action on a site plan for an accessory building in excess of 1000 square feet for the Shin Family Lot, located at 685 W 1040 N, in the R1-12000 zone subject to the conditions found in the staff report. Rodney Martin seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed

1. Review and action on preliminary plan for the Bridges at Fox Hollow development, located in the area of 350 E 1080 N, in the PR-3.0 Residential zone.
Cody Opperman: This is a preliminary plan for the Bridges at Fox Hollow located up north in American Fork. This plan has been through a previous phase with Planning Commission. This project is a conservation subdivision in our PR3.0 zone. It has 52 lots for the flexible lot projects and 31 lots for their conservation subdivision project. The total is 83 lots on 31.2 acres. here were no major comments that need to be addressed on the preliminary plan. There is one subject to condition. There is a shared use path going through the Bridges at Fox Hollow. According to our bike and pedestrian master plan they need to incorporate that path on their final plat rather than right now.
Ben Hunter: Based on the latest plan set we don’t have any additional comments.
Rodney Martin motioned to recommend approval of the: Review and action on preliminary plan for the Bridges at Fox Hollow development, located in the area of 350 E 1080 N, in the PR-3.0 Residential zone subject any conditions found in the staff report. Chris Christiansen seconded the motion.

Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed



1. Other Business
John Woffinden: Asked Susan to step forward and introduce herself.
Susan Goebel-Canning: Introduced herself.
Patrick O’Brien: We will have a much shorter agenda for our next Planning Commission meeting. 
Patrick and the commissioners spoke about the yearly trainings that the commissioners must complete to stay on Planning Commission.
Bruce Frandsen: I had a question about the trails master plan. Are we going to take a more comprehensive look at that? Which departments are working on that?
Patrick O’Brien: It will be a good mixture of staff; planning staff will take a good portion of the work on this. Our parks team will also be heavily involved underneath Derek Reichert as one of the directors. Camden Bird our Assistant City Administrator will also be involved. And then we'll have some input from engineering as well based on different cross sections of the different trail types throughout the city. We’re going to revise and update our existing master plan. Rebecca brought up a good point earlier today that we do need to do an updated study on our impact fees as it relates to this. So, we want to get this thing moving pretty soon because we've got some developments that are hopeful that changes will enable them to move forward on different things. One of the main ones was the Sky Harbor project from earlier. We're hoping we can get that addressed so we don't have to open this up again in another 12 to 24 months. We want to have something that will be comprehensive for the next five to eight years.
Bruce Frandsen: Will we have any input before it shows up here (at Planning Commission).
Patrick O’Brien: Yes, you will have input. We will have to have a public consultation period where we will send this to all of the commissioners prior to it coming to Planning Commission and City Council. It will also go before the parks and trails committee, and they will probably have input. So, we're doing as much as possible to make sure that everyone who needs to be involved is involved, while trying to make sure that it doesn't blow up into an 18-month project. We want to really get this thing moving and underway. 
Bruce Frandsen: We’ve taken a look at fixing our landscaping requirements to be more in line with state law which says more zero scaping. Bruce talked about the cost of water and zero scaping the city.
Patrick O’Brien: Cody is a bit of a tree hugger he does have a background in urban ecology. We are utilizing his expertise on that, and Cody and I are working on updating out landscaping section of code. It was adopted in 2012 and last updated in 2015 and there has been a lot of changes at the state level. We want to meet a lot of the challenges that the state is experiencing right now so we can have more drought tolerant landscape materials and species. Zero scape we don’t call for that right now. We are very turf friendly in what we look for, its cheaper to put in grass then shrubs. We have allowances to let people put in extra turf to get away with putting shrubs and that’s a lot of water use. We are trying to explore what some of the good code options are for us. And we don't know right now if it's going to be a tweak to an existing ordinance or if it's going to be a repeal and adoption of a brand-new ordinance. We will bring it before the Planning Commission and City Council possibly in a joint work session. If we do this now and have a code text amendment, we don’t want to come back to this again we want to make sure we get it right the first time.
John Woffinden: I’m the city representative to the home builders association and you might want to pay attention to the upcoming legislative session that starts in January. They are talking about going to a standardized set of plans for each city. All the road widths will be the same, all the sub basins will be the same. Trying to make it easier for everyone to be the same throughout the state.  
Harold Dudley: I thought the water rights was handled by the state. Do we as a city handle that or are there state laws in place?
Bruce Frandsen: The state engineer is responsible for all water lines, all underground, subsurface, and surface. The water right owners need to have somebody protect their rights.
Ben Hunter: The state water engineer oversees all the water rights in Utah. Yes, there are state laws that prohibit you from infringing on a water users right that is established by the state. We as the city have some of those requirements in our sensitive land’s ordinance, we make sure there is not an infringement on the water rights. The city’s responsibility is limited unless we have more government intervention. The state water engineer identifies water right and when they are sold the state water engineer changes them from agricultural use to municipal use. This is why we have water right attorneys to verify change of use applications.
Harold Dudley: Do you think our development code needs some work?
Ben Hunter: There is always room for improvement. We’ve changed a lot of sections of code, and I have a list of more sections of code that are outdated. You can’t always anticipate every single situation and we have to apply the code to each one.
Harold Dudley: You answered my question and I’m in agreement.
Jenny Peay: Is that up to us to enforce state codes?
Ben Hunter: I don't know. I don't believe so, but I don't have an answer. To be able to say what is established in state code. What’s the municipalities responsibility, versus something that's between third parties. It just depends on the application. That’s why we as staff are cautious in not inserting the city into a situation that is not the city's responsibility to be resolving.
Christine Anderson moved to adjourn the meeting.  Jenny Peay seconded the motion.  
Voting was as follows:

Chairman Woffinden		AYE
Christine Anderson		AYE
Bruce Frandsen			AYE
Jenny Peay				AYE
Rodney Martin			AYE
Chris Christiansen		AYE	
Harold Dudley			AYE
The motion passed
Meeting adjourned at 8:48
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