

Western Weber Planning Commission		November 15, 2016

Minutes of the Western Weber Planning Commission meeting of November 15, 2016, held in the Weber County Commission Chambers, 2380 Washington Blvd. Floor 1, Ogden UT 
Members Present:	Mark Whaley, Chair
			Jannette Borklund
Roger Heslop
			Wayne Andreotti
			Blake Hancock

Member Excused:	John Parke
Jennifer Willener

Staff Present:	Rick Grover, Planning Director; Ronda Kippen, Principal Planner, Chris Crockett, Legal Counsel; Sherri Sillitoe, Secretary

· Pledge of Allegiance
· Roll Call

1. Administrative Items
1.1.  Approval of the August 09, 2016, September 13, 2016 and October 11, 2016 meeting minutes
 Chair Whaley declared the minutes approved as presented.

2. Consent Agenda Items

	2.1. DR2016-10	Consideration and action for a design review for Grant Trucking Maintenance Shop at
					approximately 910 West 24 South - Dave Grant, Applicant; Steven Peterson, Agent
	MOTION:  Commissioner Heslop moved to recommend approval of DR2016-10 Design Review of the Grant Trucking Maintenance Shop subject to all review agency requirements and based on the following conditions:  Proof of culinary water and waste-water services will be provided for the new building by Ogden City prior to receiving a building permit from Weber County.  This recommendation is based on the following findings:  The proposed use conforms to the Western Weber General Plan; the proposed use will not be detrimental to the public health, safety, or welfare; the proposed use complies with applicable County ordinances; and the proposed design and use will not deteriorate the environment of the general area so as to negatively impact surrounding properties and uses.  Commissioner Hancock seconded the motion.  A vote was taken and Chair Whaley stated that the motion carried by a unanimous 5-0 vote, with Commissioners Andreotti, Borklund, Heslop, Hancock, and Chair Whaley voting aye.  

2.2.	DR2016-12	Consideration and action for a design review amendment of original file #MSP2004-02 requested by WinCo Foods, located at 2423 Rulon White Blvd. - Brandon John, Agent 
	MOTION:  Commissioner Andreotti moved to approve DR2016-12 for the design review amendment for the WinCo Foods Warehouse located at 2423 Rulon White Blvd Ogden, UT.  It was previously approved as file# MSP2004-02.  This motion is subject to all review agency requirements and based on the following conditions:   	Proof of culinary water and waste-water services will be provided prior to receiving a building permit from Weber County, and proof of approval from the Weber Industrial Park representative for the proposed improvements.   The recommendation is based on the following:  The proposed use conforms to the Western Weber General Plan; the proposed use will not be detrimental to the public health, safety, or welfare; the proposed use complies with applicable County ordinances; and the proposed design and use will not deteriorate the environment of the general area so as to negatively impact surrounding properties and uses.  Commissioner Heslop seconded the motion.  A vote was taken and Chair Whaley stated that the motion carried by a unanimous 5-0 vote, with Commissioners Andreotti, Borklund, Heslop, Hancock, and Chair Whaley voting aye.

	2.3.	LVG082416	Consideration and action on a request for final approval of Gallop Bend Subdivision, consisting of 20 lots, and located at approximately 3662 West 2550 South.  There will be two accesses to this Subdivision, one from 2550 South and the other from 2475 South – Dwight Pincock, Applicant
MOTION:  Commissioner Hancock moved to recommend final approval.  Recommendation is conditional upon meeting the requirements for the county reviewing agencies as follows:   the subdivision improvement agreement must be included; that the monument escrow is paid to the County Surveyor’s Office; a cost estimate submitted to the County Engineer for approval; subdivision improvement agreement with financial guarantee; a state construct permit must be submitted prior to this project going before the County Commission.  The recommendations are based on the following:  That the proposed subdivision conforms to the West Weber General Plan; the proposed subdivision complies with the applicable ordinance; the proposed subdivision will not be detrimental to the public health, safety and welfare; and that the proposed subdivision will not deteriorate the environment of the general area so as to negatively impact surrounding properties or uses.  Commissioner Andreotti seconded the motion.  A vote was taken and Chair Whaley stated that the motion carried by a unanimous 5-0 vote, with Commissioners Andreotti, Borklund, Heslop, Hancock, and Chair Whaley voting aye.

In answer to a question by Chair Whaley, Planning Director Grover indicated that if the Commissioners desire to consider input, it is within the Planning Commission’s purview to hear that.  

Linda Byram, 3755 W 2475 S, asked when the street will go through on 2475 S. and when the construction would begin. Rick Grover indicated that typically the public street improvements are required to be escrowed for and then when they go to develop the public streets, the escrow is released back to them. 
	 
Brock Loomis, Jack Fisher Capitol, the developer on the project, stated that they hope to begin construction in January.  The project is proposed to be a 16 week construction project and forecasted to end in April or May and the road finished.

2.4.	LVS082616	Consideration and action on a request for preliminary approval of the Saddlebred Acres Subdivision, consisting of 24 lots, and located at approximately 4000 West 2200 South – Ivory Homes, Applicant; Chase Freebairn, Agent

MOTION:  Commissioner Borklund moved to recommend Preliminary Approval of Saddlebred Acres Subdivision consisting of 24 lots, located approximately at 4000 W 2200 S based on the findings that it conforms to West Weber General Plan; with the recommendations that the proposed subdivision complies with the applicable ordinances; that the proposed subdivision will not be detrimental to the public health, safety and welfare; and that the proposed subdivision will not deteriorate the environment of the general area so as to negatively impact surrounding properties or uses.  The conditions of approval are that they comply with all reviewing agencies; prior to receiving preliminary approval from the County Commission, the applicant shall submit a subdivision improvement agreement approved by the County Engineer; all easements and buildings and structures within and immediately adjacent (within 30 feet) to the tract of land to be subdivided are to be shown on the plat; a capacity assessment from Taylor West Weber Water Improvement District and a State Construct Permit from the Utah State Department of Environmental Quality Division of Drinking Water for expansion of the water system and water lines serving the subdivision is required prior to the subdivision being forwarded for final approval from the Planning and County Commission.  The recommendation is based on the following findings:  The proposed subdivision conforms to the Western Weber General Plan; with the recommended conditions, the proposed subdivision complies with applicable ordinances; the proposed subdivision will not be detrimental to the public health, safety, or welfare; and the proposed subdivision will not deteriorate the environment of the general area so as to negatively impact surrounding properties and uses.  Commissioner Andreotti seconded the motion.  A vote was taken and Chair Whaley stated that the motion carried by a unanimous 5-0 vote, with Commissioner Andreotti, Borklund, Heslop, Hancock, and Chair Whaley voting aye.

3. CUP 2016-19  	Consideration and action on a request for a conditional use permit for Terakee Farm PRUD, a 232 unit Planned Residential Unit Development located at approximately 700 N. 3600 W. in West Weber.

Rick Grover stated that the Planning Commission members will not be reviewing the subdivision portion at this time, only the Conditional Use Permit for the PRUD; how it is designed, the architecture, landscaping, etc.  

Brad Blanch, 1060 East 3400 North – North Ogden, applicant, stated that they have been before the Planning Commission a few times.  The project has 160 acres.  They initially looked at the cluster ordinance and felt it became unusable and they were successful in amending the PRUD ordinance to have the same bonus density as the cluster ordinance.  
Their proposed development was patterned after the Agri-topia development in Arizona.  In looking at the 160 acres, they will still have over 70 acres of open space that they would like to use as farming acreage as well as equestrian services.  The Planning staff has been very helpful in their review.  He knows that the community is having meetings to talk about what they want their community to look like.  You can have a community that looks like the community to the south or north which has hardly any open space and a lot of property that is cut up.  He urges the property owners with large parcels to come together to come up with ways that they can utilize open space in a better way.  They have been able to do that with these 160 acres, but he believes most developers do not have the patience to do what they are trying to do.  They are trying to do something that is beneficial to the community. 

With this project, they want to have two access points through this development.  As you head west to 4700 West, all that property is open acreage with a little bit of farming that happens there.  They are trying to be effective with the use of water in this proposed development.  All of the water used on this project including the farming area will be pressurized systems so that they are hoping to have excess capacity water to benefit the property owners to the west so that they could have a better development design in the future.  Regarding 3600 W., which is the street leading into this development; they have met with the Planning, Engineering, and Surveying office staff, to make sure that they are doing the right thing for that road.  Brad Blanch handed out a larger aerial image of the proposed subdivision area showing 3600 W.  Mr. Blanch referred the members to Page 17 of the staff report which referred to the following points listed in the staff report:  1.  The Weber County Surveyor, Attorney, and Engineer Office have taken the position that 3600 West is a public right of use, a public right of way, 2. The right of way is centered on the existing travelled roadway, 3. The Weber County Surveyor’s Office put together a detailed map showing dedicated right of way, presumed right of use right of way and where they would like to see the proposed right of way width and location. Mr. Blanch stated that the comment that they made back to him in writing is that Weber County will defend the legitimacy of this right of way.  The 5th point was that Weber County Parcel 15-044-0008 is 2 rods (33 feet) wide and has senior rights to all property parcels in the area.  It has not been dedicated as part of the road.  It lays part into the road and part out of the road and again, Weber County will defend the legitimacy of this parcel.  For 1,000 ft. they have about 60 ft. right of way and for the other 1,000 ft. which goes from the section line to the south, that has partially been dedicated.  The right of way that exists (60 ft.) to the north, from that area there is a minimum 33 ft. already owned by Weber Count and as you head further to the south there is about 50 ft., which means there is more available to the south.  This means the road is wide, gets narrow, and then gets wider again. 

They have spent time with the Engineering Department, Utah Power and Questar Gas and given the property that is here right now, there is enough right of way to put the road in as well as utilities that would be needed such as water, sewer, and needed pavement and more than likely the power poles will stay on the west side or the road and the natural gas would stay on the east side of the road.  The question now becomes how much does the county want to have for safety purposes for full access and for full right of way purposes.  By his count there are 13 residential accesses on this road and so substandard that he believes the County would be interested in improving the road even if it was only for 13 residential lots.  He also calls out that there are 6 subdivisions that have been approved along this road showing its indicated use as a public road.  In 2007 there was a commercial conditional use approved for a daycare and comments were made by the Planning Commission that for us to give you approval of the daycare, the County was saying it was a public road.  He believes the bridges have already been crossed and the question comes again as to how much right of way width is needed for safety purposes.         

Commissioner Borklund asked Brad Blanch if he is asking the County to pay for road improvements or the right of way, the developer will pay for that.   They are not asking the County for any financial assistance for this process.  The width the county would like is either a 60 of 66 ft. right of way.  In this particular case, they believe that there is already over 1,000 ft. to the north of 60 ft. plus feet road dedicated headed to the south through property the county owns plus the right of use right of way they believe there is a minimum 33 ft. and as you get to the end of the road, there is probably over 50 ft. so they think that a road that they will put through, they willfully fund for all of the improvements included.  If the county decides for safety purposes they desire additional right of way, they would provide the funds for that.  Within the subdivision they will have curb, gutter and sidewalk.  The access road will be like many of the Weber County roads where it will have 24 ft. of pavement, with 4 ft. on each side for shoulder and run off and then above ground utility power.  

Chair Whaley noted that the Weber Fire District made a preliminary plan review regarding roads and the weight restrictions; the requirements they need for their equipment.  Central Weber has provided a feasibility letter for this project, Taylor West Weber Water has provided a feasibility letter for this project, and the Fire District has said that as long as they meet weight capacity, etc., they would be allowed one access is going to be okay.  He knows Commissioner Heslop knows this that within Agri-topia, they were not required to have sprinkler system within the houses, but they went ahead and offered that amenity anyway as a marketing too; however, they will be required to put sprinklers in the homes with one access until they can get the second access.

Ronda Kippen stated that conditional uses for Planned Residential Unit Developments are required to be recommended by the Planning Commission and by the County Commission for final approval.  The PRUD is located at approximately 700 North 3600 West in West Weber.  The proposal is a master planned project consisting of 232 units. The PRUD will be a two-phased development consisting of 206 single family lots ranging in size from 5,454 square feet to 74,847 square feet and 26 Accessory Dwelling Units.  The proposed PRUD will offer a variety of housing options (and includes approximately 69.5 acres of dedicated open space.  The property is located in the A-2 Zone, which required 40,000 sq. ft. for a single-family residence.   The PRUD offers some flexibility; where with this PRUD there will be a neighborhood park (located in the center of the development).  Surrounding the park will be the smaller residential units, and the medium lots will surround the smaller lots creating a buffer.  Then they will have the open space which will encompass the smaller lots to act as a screening buffering tool so it is not such an adjustment between the larger lots and outside the subdivision.  Located to the northwest of the subdivision is the larger lots and the equestrian area and that is where you will see lot sizes ranging from 27,000 sq. ft. up to 74,847 sq. ft.  The applicant is requesting a 50% bonus density based on preserving 50 acres or more as an agricultural parcel.  With the 50% bonus, the applicant will be able to add an additional 77 units to the 155 base units for an overall density of 232 units.

The proposed development is considered an “agro-community.”  The residential lots will be surrounded by a park, river trails, an equestrian barn and two “in use” agricultural parcels that will provide fresh seasonal produce for the community.  This will be a mixed use community; where some homes will not just be residential; on the main level it will be designated as commercial and then there will be residential on the upper level.   The commercial uses will not be manufacturing and industrial uses with higher noise levels so as to impact the neighbors.  Agro communities have been gaining popularity across the country and if approved, Terakee Farm will be the first agro-community in Weber County.  The idea of the agro-community is to enable residents of Weber County the opportunity to be a part of a sustainable and health centered community.  There will be the lots surrounding the park and there will be an extensive pathway, the lots surrounding the park, an equestrian barn and two in use agricultural parcels that will be able to provide fresh seasonal produce to community members as well as any commercial businesses that may be in that location.  There will also be a Farmer’s market located by the Community Center. 

Ronda Kippen continued by stating that the A-2 Zone requires 40,000 sq. ft. so they are looking at lots that range from .12 acres to 1.71 acres.  There will be 26 accessory dwelling units that will be put on the medium size lots.  They will be identified during the preliminary and final subdivision process.  With the variation in lot area, they will also be looking at a variation in lot setbacks.  In the A-2 Zone it is a 30 ft. front, 30 ft. rear and a combination in side yard setback of 14 ft. on one side and 10 ft. on the other or 12ft. and 12 ft.  The applicant is asking for 20 ft. front setback, a 5 ft. side and a 5 ft. rear on the small lots.  A typical lot will be a 20 ft. front, 10 ft. side and a 5 ft. rear and the medium lots will also have the same.  They are not asking for a variation on the height of single family homes.  The equestrian barn will be at the community center, and will ask for a taller height.  The equestrian center will provide housing for horses of residents that live within Terakee Farms.

As part of the conditional use permit, a design review will be required.  As part of the design review they will be looking at certain areas related to safety for persons and property (evaluating the road stubs, traffic and traffic congestion), the infrastructure, amenities, and the environment.  The Fire Marshal has said where they don’t have ingress and egress in a development with 30 lots or more, the homes will be required to be sprinklered.  As far as parking, the Terakee Farm Park is surrounded by homes and this is a unique design where some of the homes will be accessed from an alleyway; some of the homes will be accessed from the rear of their lot instead of the front of their lot.  Currently, they do not have any parking proposed for the park. The Planning Commission has the ability to waive parking requirements.  Staff doesn’t necessarily feel that there will need to be parking for the park; however, over by the community center and farmers market, there will need to be adequate parking.  The Planning Commission can add additional parking requirement as they see fit.  Each of the mixed use developments will be required to have their own design review and chances are the Planning Commission will not see those reviews because those under one acre and 10,000 sq. ft. lots will be administratively approved.  As part of that analysis, they will ensure that there is adequate parking for the residential and the infrastructure that is being proposed in the commercial use.  The applicant has not proposed any outdoor advertising other than the ground monument sign and as far as protection of the environment, the applicant is proposing to become certified in the International Dark Sky organization.  They have one certified dark sky park in Weber County and that is North Fork Park in the Ogden Valley.  The applicant is proposing to do something similar in Terakee Farms which will protect the habitat surrounding the development.  

Chris Crocket read Section LUC 108 Section 4-4. Titled Decision requirements, which is the law regarding the items the Planning Commission shall consider under a Conditional Use: “A conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to substantially mitigate the reasonably anticipated detrimental effects of the proposed use in accordance with the standards of this chapter, or relevant standards or requirements of any other chapter of this Land Use Code.”  If there are anticipated detrimental effects such as issues with parking, or traffic, etc., those are things that the Planning Commission can consider; and if the Planning can come up with a condition that will mitigate that, the Planning Commission has to approve.  The question is with the conditions that have been proposed and staff recommendations and additional conditions that the Planning Commission may want to impose, does that mitigate those anticipated detrimental effects; if yes, the Conditional Use Permit needs to be approved.  


Chair Whaley referred the members to Finding #7 included in staff’s list of recommendations as follows:  “The proposal will not deteriorate the environment of the general area so as to negatively impact surrounding properties and uses.”  In speaking to the Planning Commissioners, he does not believe that this standard has been met because the road is a big issue.  If he will build 3600 West, 60 ft. wide, and install improvements all the way to 12th Street, that may be a different matter, but to just start at the center of the road and build a reasonable access and reasonable ability for all the traffic that this will generate to fit into this neighborhood, that would be a different matter.  

Ronda Kippen indicated that Finding #7 is based on condition #3 as follows, “The applicant will need to work with the Weber County Commission and Weber County Engineering Division regarding the access along 3600 West during the preliminary subdivision process to ensure adequate access to the development.”  When we say adequate access that means we are making a substandard road and having it meet County standards.  This means improving the entire road, 3600 West, to meet County standards in order to facilitate development a development of this magnitude.  Brad Blanch stated that the commitment becomes that it is safe to access this property.  He does not know the County standards going all the way out to 12th Street.  Clearly that is something that will need to be mitigated.  He believes that Mr. Hansen’s concerns are legitimate.  As a condition that the Planning Commission has provided, from his perspective, that is fair.  Commissioner Borklund stated that the County Commission will make the determination of the Road.     

The whole road 3600 West will need to be improved.  In order to facilitate a development of this magnitude Chair Whaley asked Brad Blanch if he understands the requirement of having to develop the entire road.  Brad Blanch stated that the commitment becomes that it is safe to access this property; he does not know what the County standards are going all the way out to 12th Street; clearly that is something that will have to be mitigated and met.  He believes that Mr. Hansen’s concerns are legitimate and so as a condition that the Planning Commission has provided from his perspective, that is fair.  Commissioner Borklund indicated that the road determination would be made by the County Commissioners, not by the Planning Commission.  

Chris Crockett stated that with the concerns that have been raised with traffic and the conditions of the road; the question to ask themselves is, does the condition that the applicant work with the County Commission and Engineering in the future to have a road that  would meet the County standards; does that adequately mitigate that detrimental effect?  If it is yes, then they approve.  If not, they can add additional conditions.   

Commissioner Borklund indicated that maybe they want to pin the language down to reflect that they want a 60 ft. right of way and to work with Engineering to make sure the road standards are met.  Chair Whaley expressed that he does not believe they need to give the dimensions at this point.  Planning Director Grover stated that the Engineering Department looks at the traffic safety and they should probably leave it in Engineering’s hands because they are qualified to review those standards.  Chair Whaley agreed with Planning Director Grover.  

	The members discussed the conditions that they need to include in the motion and the findings that need to be made.

Brad Blanch stated that the multiple dwelling unit option or young families with senior parents has turned out to be a large advantage to Agri-topia.  Daybreak also chose to use include this advantage in their development.  He made this comment because they have 206 units and he would love to have a 50% bonus density, but he doesn’t need 206 lots.  Say there were 180 lots and he increased the multiple dwelling opportunities, which is why it is included in the calculation.

Ronda Kippen indicated that they will not need to look at parking at the park because it is a private park.  If the trail is a private trail, they will not need to look at parking.  The key areas where they should be evaluating parking for is farmer’s market and the community center.  Guest parking will be evaluated during each design review.  Commissioner Borklund questioned whether they should be evaluating parking at each single-family home, and Mrs. Kippen stated that the homes would have a garage and then there would be a driveway, just like a typical residential area.  Commissioner Borklund stated that the alley way might be overloaded during a large event or holiday, etc.  Chair Whaley stated that the concern seems to be for those instances or holidays that may occur, they would need to address where additional parking could be located during those times.  Commissioner Borklund stated that the additional parking areas need to be convenient to the homes.    Mrs. Kippen indicated that they need to follow the single-family dwelling parking standards in the Land Use Code, which is 1 ¾ stalls per dwelling unit.  Commissioner Borklund stated that if they see it is creating a detrimental impact to the neighbors, they could require more than that.  Mrs. Kippen stated that to go up and beyond the standards, they would have to have ac evidence that it is a detriment.  The applicant is not asking for a reduction in parking   As a clarifications, they would be looking at additional parking for the area at the farmer’s market, the community center, and then on a case-by-case basis at design review for each mixed use as they are applied for.  Brad Blanch stated that he agrees that parking needs should be reviewed.  In Agri-topia, he had the same questions and was told parking was not an issue in that development where they had the driveways and roadways, etc.    Planning Director Grover stated that in most subdivisions, guest parking is provided for in the driveways.  

Wayne Stevenson stated that Highway 39 is owned by the State and is not part of the road system.  He questions how they are going to handle that as you come from the State owned 12th Street to 3600 West.  Planning Director Grover stated that if the Planning Commissioners include #3 in the staff report, this issue will be addressed.

MOTION:  Commissioner Heslop moved to recommend approval of CUP2016-19 Consideration for a conditional use request for Terakee Farm, a 232 unit Planned Residential Unit Development, located at approximately 700 North 3600 West – 158.1 Acre Proposal.  The recommendation includes the following recommendations  for approval:  A “Side, facing street corner lot” setback standard shall be added to the final subdivision plats for review and approval; a note is added to the preliminary subdivision plan stating the single family homes within the development have been approved in whole or in part for nightly rentals or monthly rentals including the ability to utilize lockout sleeping rooms for nightly rentals; the applicant will need to work with the Weber County Commission and Weber County Engineering Division regarding the access along 3600 West during the preliminary subdivision process to ensure adequate access to the development.  The lots that have been identified as mixed-use lots will be restricted from such uses as manufacturing and industrial auto repair due to the close proximity to adjacent property owners; the additional landscaping plans will be included in the preliminary and final subdivision design for the Terakee parking area and will be further evaluated at the point in the process.  They also include that they would like the developer to provide proof of financial feasibility for the development as a condition of approval.  They impose conditions that there be additional parking areas to ensure that street parking does not create hazardous traffic conditions and congestion as a condition of the approval process.  These recommendations are based on the following findings:  That the proposed subdivision conforms to the West Central Weber General Plan; with the recommended conditions, the proposal complies with the applicable County ordinances; the building uses, locations, lot area, width, yard, height and coverage regulations proposed are acceptable as shown on the preliminary subdivision; the proposed master planned development is in conformance with the approved Zoning Development Master Planned; the proposal to preserve a parcel containing at least 50 acres or more may receive up to a 50% bonus density; the proposal will not be detrimental to the public health, safety, or welfare;  and the proposal will not deteriorate the environment of the general area so as to negatively impact surrounding properties and uses.  Commissioner Hancock seconded the motion.  A vote was taken and Chair Whaley stated that the motion carried by a unanimous 5-0 vote, with Commissioner Andreotti, Borklund, Heslop, Hancock, and Chair Whaley voting aye.



4.	Discussion Item	Request to discuss options for a proposed subdivision, Taylor, Vista, that would be located  approximately at the corner of 2550 S. 4700 W. in Taylor – Carson Jones 

Chair Whaley asked if Mr. Jones could submit a conceptual subdivision plan.  Ronda Kippen indicated that Carson Jones paid a $50 fee to get some input and feeback from the Planning Commissioners before he would submit an official subdivision application.  The standard subdivision process does not require a conceptual process, only a cluster subdivision.  
Carson Jones, representative Jim             , stated that the property at the corner of 2550 South and 4700 West in Taylor is a 55 acre piece of property.  They are not looking to do a cluster subdivision and asking for any bonus density.  The subdivision would consist of one acre lots.  There is an 8” water line going down 2550 South and there is a sewer line at 5100 West, which is downstream to the north of the property.  There is no proposed access onto the highway and the subdivision would have two entrances once they reach the 30th lot, which is required by the Fire Marshal.  The project will be phased.    
Commissioner Borklund indicated that it looks like there will be back facing lots onto 4700 West.  Jim           stated that there would be a no-access strip placed on the lots that face onto the highway.  Commissioner Borklund stated the homes would still have their backyards facing a busy street and she believes there should be some type of berm or fencing for those lots.  Mr.   agreed that they should look at some type of fencing or berm.
Commissioner Andreotti indicated that there are other lots in the Western Weber County area that have the same situation and most of them have a 6 ft. plastic or other fence to help buffer the homes from the traffic.  Commissioner Andreotti asked if any thought was put in regarding submitting a cluster subdivision of this property instead of a standard subdivision. 
Carson Jones replied that they had looked at about ten different subdivision options for this property.  They are developing this property for the owners of the Wight Turkey Farm.  They are going to continue to farm and they will start this subdivision and when they are done turkey farming, they will start phases 3 and 4.  Mr. Jones stated that he would prefer the lots to be half-acre lots because he believes when the new freeway comes in; people will be looking for smaller lots.  They have been looking at designing this subdivision for over one year and are anxious to move forward.  In answer to a comment by Commissioner Whaley, Carson Jones stated that they are hoping for some barrow capacity in the ditch.  Part of the parcel that is left out that has buildings on it, they may move the detention basin to retain as an easement on the neighboring property to hold all the storm drainage water.  Jim stated that working with the 150 ft. frontage requirement was a challenge for this property.  Commissioner Borklund indicated that if the proposal was ready, she believes it would meet the ordinance.
Scott Mendoza indicated that on 2550 South, it may not meet the County’s subdivision minimum block length standard.  So if the distance between the two subdivisions are not greater than 500 ft., it would not meet the County’s subdivision minimum block length standard.   If it can’t be met, they may need to stub to 4700 West or elsewhere.  Jim  stated that centerline to centerline they would meet that standard but they will look at this information.
Carson Jones stated that he does not know if it would be possible on the cul-de-sac to get a variance to be able to be 160 ft. wide at the 30 ft. setback; right now the ordinance states that you have to be 150 ft. wide at the 30 ft. setback.
Chris Crockett, Legal Counsel, stated that he would have to look at the Code to see if there are any authority granted to the Planning Commission to give exceptions, but  the general rule  is that the exceptions in the LUC is presented to the Board of Adjustment as a variance.
Commissioner Borklund asked if there will be curb, gutter and sidewalk in the entire subdivision, or will they ask for a deferral agreement.  Jim  stated that the standard is curb, gutter and sidewalk but they are looking at a 24 ft. wide road with the standard shoulders with a 66 ft. wide right of way and maybe the Planning Commission would entertain having a 4 ft. wide paved bike lane for pedestrian traffic.  
Director Grover stated that the Planning Commission would not be making any action this evening.
Ronda Kippen asked the Planning Commission if they would like to entertain pedestrian traffic lay out through this development such as either a bike lane or a sidewalk with crosswalk.  The members indicated that they would leave it up to the subdivision developer.
Commissioner Borklund stated that if they have animals on the back of the lots, does it matter if the animals back onto 4700 West?  Mrs. Kippen stated that in the A-2 Zone, you would have to have two acres of more to have large animals.
5.	Public Comment for Items not on the Agenda

Betty Tetford asked a question regarding the Saddlebred Acres because she did not know how the process works.  She asked if everything has been already decided with the action taken tonight by the Planning Commission or when can property owners that live near there discuss the proposal.  Her property would abut the subdivision and she just received notice of tonight’s meeting in the mail.  She wonders if there was a prior meeting where the layout was discussed and whether animals would be allowed in the subdivision because she would like to see more horse property.  She also desires to know if the subdivision would have secondary water.

Her concern regarding whether there would be a detrimental impact to neighboring property owners.  Regarding secondary water, their water has been through the drought season for the past several years; however, sometimes it has been shut off earlier or started later and this is a big concern to her.  How will these new subdivisions impact their secondary water?  Scott Mendoza gave Ms. Tetford a copy of the staff report and stated that she could contact staff to have her questions answered.

Commissioner Heslop indicated that she will not lose their secondary water rights.  Betty Tetford asked if the  commission is considering the availability of water when they approve new subdivisions?  Commissioner Borklund stated that as part of their approval, they get reports from the water company telling them that they can provide the service.

Ms. Tetford further asked if they have to have projections as to the availability of their water, and Chair Whaley replied yes.  Commissioner Borklund indicated that the Planning Commission decision is a recommendation to the County Commission.

6.	Remarks from Planning Commissioners 

	Commissioner Andreotti indicated that he will not be at the next meeting because he has to have a knee replacement.

7.	Planning Director Report
8.	Remarks from Legal Counsel
9.	Adjourn    

The meeting was adjourned at 7:41 p.m.
Respectfully Submitted,
Sherri Sillitoe, Secretary
[bookmark: _GoBack]Weber County Planning Commission
	Page 1


	Page 2

