[image: ]Planning Commission Meeting Minutes
Tuesday, October 23, 2018

Planning Commission Members in Attendance: Trevor Wood, Kylie Lance, Art Adcock, Michelle Sperry & Brad Gunnell. 
Others in Attendance: City Manager Ben Reeves, Community Development Director Jason Bond, Engineer Jon Lundell, Eli Clark representing Bella Vista, & Mike DeMarco representing Salisbury Homes.
Commission Chair Wood called the meeting to order at 7:02 p.m.
Invocation/Inspirational Thought: Commissioner Adcock offered an inspirational thought. 
Pledge of Allegiance: Mr. Bond led the pledge of allegiance. 
Public Forum: Commission Chair Wood opened the Public Forum at 7:04 p.m. and closed it at 7:04 p.m.
Public Hearing-Bella Vista Concept Plan:
Mr. Bond explained that the developer is requesting a Planned Unit Development, or PUD for their subdivision. He clarified that a PUD would allow the developer to have denser lots in exchange for providing an amenity, such as a park to the City. Mr. Bond noted that no approval will be given tonight but rather a recommendation may be made to the City Council, who then makes the decision. Staff recommends that the Planning Commission provide a recommendation to the City Council tonight, with feedback regarding the PUD zoning. 
Mr. Bond reported that the developer is proposing a subdivision of 115 townhomes. He stated that this subdivision had a previously approved preliminary plan. But, because the development agreement was not finalized there is no PUD designation for this subdivision. Mr. Bond clarified that this is essentially a new application. 
Eli Clark (a representative of the developer) described that the market demand strongly points towards multifamily housing, and that is why the developer is proposing a subdivision of townhomes.
Commission Chair Wood opened the Public Hearing at 7:13 p.m. 
(‘Attachment A’ represents the feedback sent to the City Manager and Planning Commission regarding this Public Hearing.)
Larry Loveless explained that his property borders the South of this development. He noted that it’s a benefit for him for this property to be developed, but he would like to see a mix of housing rather than a high concentration of town homes. Mr. Loveless is concerned about hundreds of extra cars accessing the freeway from Main Street. He requested that more freeway entrances be provided before more development takes place. Mr. Loveless suggested that the developer be required to install a trail system. He also asked if the park will be owned by the City, or the HOA.
Bill Ferguson recounted that about 15 years ago multiple fruit growers annexed into the City. At that time the City Council required a traffic study. The traffic study suggested that 4th East shouldn’t be a 
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main thoroughfare, but rather 3rd East should be. He expressed that he is not opposed to development however, he is concerned about townhomes being built. Mr. Ferguson requested that this development is not approved until there is a right of way on 3rd East. 
Beth Topham stated that she has lived in Santaquin for 60 years. She is concerned about the traffic increase this subdivision would create. Ms. Topham also expressed concerns about the community having adequate water to support this development. She asked that the water and traffic be studied prior to any subdivision approval. Ms. Topham also expressed concern that many of these units will become rentals. 
Shanna Stilson stated that she isn’t opposed to development but, she is opposed to the proposed townhomes. She is concerned about the vehicles, trailers, etc. that each unit will bring. Her main concern is that traffic will be pushed to 200 East. Ms. Stilson explained that making a left hand turn off of 200 East to Main Street is currently difficult, and she believes this development will make the traffic significantly worse. She is also concerned that this development will decrease her property value. Ms. Stilson requested that single family homes are built instead of townhomes. 
Lori Diamond agreed with the shared sentiment of being against the proposed townhomes, but not development. She noted that the roads aren’t wide enough to handle the current traffic, let alone traffic from the proposed development. Ms. Diamond asked that more consideration is made, and that further studies are conducted. 
Kurt Stringham expressed concern that the Public Hearing wasn’t listed as a rezone, when the developer is asking for a PUD.  He explained that residents bought into the area knowing that it was zoned R-10, and not expecting a PUD. Mr. Stringham is worried that the proposed development will create parking issues, and that the developer won’t live up to the amenities they promise. 
Sara Olson explained that apartment buildings are being built North of the Elementary school. She is concerned that high density building is being condensed to the North end of town. She thinks that single family homes are long term housing as opposed to multifamily housing. Ms. Olson is worried that there won’t be enough parking for these units, even with the heightened parking restrictions. She is concerned that there aren’t enough safe walkways for kids in the core area of town. Ms. Olson agreed that affordable housing is needed, but stated that townhomes aren’t much cheaper than single family homes. 
Jenifer Larsen explained that she is ok with growth, but is concerned that multifamily houses don’t create a sense of community. She didn’t anticipate townhomes being built nearby when she moved in. Ms. Larsen foresees traffic difficulties, as well as safety issues for emergency services with this development. 
Tom Larsen agreed with the aforementioned traffic concerns.  He noted that the existing townhomes to the North have streets that are too narrow to park cars on. He agreed that townhomes usually have a high turn around number, and would like to see single family homes instead. 
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Poala Kitchen thinks that the City needs more single family homes. She doesn’t feel that the City needs more parks North of Main Street.  Ms. Kitchen believes that the City isn’t getting enough in return for this density, and would like to see a trail system as a possible amenity instead. 
Mariah Haws shared that she is opposed to this rezoning. She doesn’t believe that this development is good for the safety of children, and believes there will be a higher increase of crime. She explained that she isn’t opposed to growth, but would like the growth retained to single family homes. 
Douglas Rowley manages the cold storage for Mountainland Apples. He explained that they work at night, and make significant noise. He stated that it will be difficult to continue driving trucks in and out their business if this development is approved, because of the increased traffic. Mr. Rowley asked that the developers be reminded of the affect that the Orchards will have on any nearby residents. 
Commission Chair Wood closed the public hearing at 8:01 p.m. 
Mr. Reeves acknowledged and thanked the public for coming out and stating their concerns. 
Mr. Bond addressed the following questions from the Public Hearing: He reported that a future interchange to the North is in the long range plans for the City, and explained that numbers need to justify an interchange before UDOT will approve it. He announced that the City has obtained funding in 2022 to allow further widening of Main Street. Mr. Bond explained that the proposed park is anticipated to be owned and maintained by the City. He clarified that multifamily unit’s mean that the units are attached, but it is anticipated that each unit would contain only one family. Mr. Bond defined a PUD rezoning as a possible tool for the City to consider in order to obtain amenities. 
Mr. Bond explained that every City is receiving pressure from the State Legislature to provide moderate income housing.  He recognized that multifamily housing doesn’t necessarily mean affordability. Mr. Bond addressed the concerns regarding narrow streets, and stated that the City Council recently adopted an ordinance prohibiting private streets which could be narrower than a public street.
Commissioner Gunnell asked where Santaquin City stands on providing affordable housing per the State’s requirements. Mr. Bond explained that a moderate income housing element is required in the General plan, and the City is currently working on this element to better understand the States requirements. 
Commissioner Lance asked that concerns regarding water be addressed. Mr. Reeves explained that the original proposal didn’t have the required water. He clarified that 3 acre feet of water per acre is required for this development. The City Council passed a resolution to transfer water to the Cities name for this development however, water has not been recorded in the Cities name at this time. Mr. Reeves noted that City Council only accepts wet water, or water that the City can use directly. Once the City Council accepts the water, it must go through the State approval before it’s dedicated to the City.  
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Commissioner Adcock asked how Summit Creek Irrigation shares benefit the City. Mr. Reeves answered that the City owns Summit Creek Irrigation shares which it uses for irrigation purposes. Mr. Bond clarified that water pressure issues don’t necessarily relate to a lack of water. 
Commissioner Gunnell asked what the City will do to address traffic issues. Mr. Reeves explained that the City encourages UDOT to widen their infrastructure, and steps have been taken to continue widening Main Street. Further, UDOT conducts studies on Main Street annually and this year per the City’s request, the study is being done in the fall to include school traffic. 
Mr. Reeves explained that the previous proposal provided single family homes as the perimeter for the already existing single family homes. Commissioner Adcock stated that he would feel better about a proposal that included a mixture of single family and townhomes with a buffer. 
Commissioner Lance mentioned that this is prime property that she thinks should be developed as single family homes. She suggested that moving forward a serious conversation is needed about 300 East. Commissioner Lance encouraged the developer to check the stats of high end single family homes.
Commissioner Wood asked if a more recent traffic study been conducted. Mr. Reeves explained that the traffic study discussed tonight took place before the light was installed and Main Street was widened. He pointed out that significant changes have since occurred. The last major study was conducted in 2014, and the City is required to update the City master plan every 5 years. The City Council has asked that a study is done sooner due to increased development. Commissioner Wood suggested that due to the heavy impact to the existing homes it would be appropriate that an upfront traffic study is required of the developer. 
The Commissioners agreed that they were not in favor of a PUD for this development. They also discussed that a PUD may have a negative effect on existing property value, and create traffic issues in the area. 
Motion: Commissioner Lance motioned to forward a recommendation to the City Council that Bella Vista not be rezoned as a PUD for the following reasons; traffic safety concerns, maintaining the cohesiveness of the community, and water concerns. Commissioner Adcock seconded.
Roll Call:
Commissioner Lance		Aye
Commissioner Sperry		Aye
Commissioner Gunnell		Aye
Commissioner Adcock		Aye 
Commissioner Wood		Aye
The vote passed unanimously 5 to 0. 
The Commission took a recess at 8:42 p.m. and resumed at 8:50 p.m. 
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Public Hearing- Foothill Re-Preliminary Plan Review:
Mr. Bond explained that the next three agenda items are from the same developer and in the same general area. He informed the Commission that the Foothill Subdivision has approval for a previous preliminary plan. The previously approved development agreement includes 218 multifamily units, and 206 single family lots.  Salisbury Homes is proposing to modify the development agreement to include 
less multifamily units. Changes would also include more single family lots, with denser single family lots closer to the Frontage Road, and multifamily townhomes to the South near the interchange. He reported that their new proposal provides more open space, and only increases the densities by a half of a unit per acre. 
Mr. Reeves explained that the City is concerned about providing road connectivity. The main concern is bringing Highland Drive down to the South exit. The City wants the Frontage Road to go through, because 9th South isn’t wide enough to handle the majority of traffic. Mr. Reeves clarified that the Brubaker development would continue the Frontage Road through to Canyon Road. This proposal moves the high density to the South in order to protect the home owners who have already purchased in these areas. He noted that this maintains a mix of uses, and affords for a new park. 
Commissioner Adcock asked if the smaller homes near the freeway are single family homes. Mr. Bond explained that they are single family homes on around a 3500 square feet lot, with reduced setbacks. Mr. Bond showed the developers proposed renderings for the detached townhomes.
Commission Chair Wood opened the Public Hearing at 9:00 p.m.
Brandon Christensen is concerned because the developer doesn’t own all of the property to further the Frontage Road. Mr. Christensen noted that the three way stop sign on Pole Canyon and Canyon Road has helped with traffic concerns. He stated that he likes the townhomes being moved nearer to the freeway exit. Mr. Christensen is concerned that the small single family lots will create large traffic concerns. He asked that the Frontage Road is completed before, or near the beginning of development. 
Brendon Bowen expressed appreciation for the accommodations made by the developer to improve their plans. His main concern is the timeline for the development of the Frontage Road. He explained that currently the majority of heavy load trucks are traveling down 900 South. Mr. Bowen asked that the Frontage road is completed at the beginning of the development rather than at the end. 
Phil Rowley representing Summit Creek Irrigation Company stated that a flood channel is needed to take the water to the South exit in order to prevent and help address flooding in this area. 
Dan Shelley expressed appreciation for the developer making changes that benefit the existing residents. He is concerned about construction traffic traveling through 900 South. He noted that open space seems to be the last thing that is finished for developments, and he would like to see a responsible time requirement. 
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Megan Christensen stated that she is glad to see the number of town homes decreased. She explained that she moved to Santaquin because it was one of the only areas that provided larger lots. Ms. Christensen asked the City to encourage the developer to keep larger lots. 
Commission Chair Wood closed the Public Hearing at 9:11 p.m. 
[bookmark: _GoBack]Mike DeMarco representing Salisbury Homes addressed concerns from the Public Hearing. He explained that Salisbury bought the project with the currently approved plans, but they didn’t feel that the existing development agreement was marketable. Mr. DeMarco noted that they listened to residents’ concerns regarding multifamily units, and they are excited about the detached townhomes. He stated that this development will take 5 plus years to build. Mr. DeMarco described the lot layout as cascading from smaller lots near the freeway and Frontage Road, to larger lots in the middle. He explained that they want this to be a nice community with strict CC&R’s. 
Mr. DeMarco reported that in the last 18 months they have stubbed the sewer under the Frontage Road and into Foothill Village. He explained that it is their desire to attempt to entitle and move through the 75 approved lots along the Frontage Road and, develop the road the following year. Starting in 2020 any development will require full improvements along the Frontage Road. Mr. DeMarco informed the Commission that Salisbury bought the Brubaker property to provide the access needed for the Frontage Road. Salisbury also has an agreement with the property owner to North of Brubaker to allow access and provide the needed connection. He noted that aligning all three properties is the best way to provide the connection. Mr. DeMarco reported that the existing dirt road isn’t a public road, and signage has been provided stating that, but the public still drives on it. He noted that every unit built will offset the cost and expense of the Frontage Road going through. 
Commissioner Lance asked if the front of the detached townhomes will be landscaped. Mr. DeMarco explained that front yard landscaping will have to be completed by the resident within 1-year. Commissioner Wood asked for clarification regarding road phasing. Mr. DeMarco explained that after the 75 approved lots are built, they will be required to install full improvements along the right of way from I-15 to 900 South. Mr. Bond clarified that the Frontage Road won’t initially be full width, but will be done in a way that will allow for the road to be widened when needed. Mr. Reeves noted that widening the Frontage Road will be the City’s responsibility when it’s warranted.
Commissioner Wood asked what the square footage of the detached townhomes will be. Mr. DeMarco stated that they will be 1800 square feet not counting the basement, and the price will be in the mid 200,000’s. Commissioner Lance asked when development for Brubaker and Highland Drive will begin. Mr. DeMarco explained that they will phase the development to the North and he would estimate it beginning in 2020. Commissioner Gunnell asked if the Frontage Road will tie directly into Highland Drive. Mr. Reeves explained that it is anticipated that it will be a perpendicular connection to Canyon Road. Which will require a realignment of Highland Drive, and acquiring property from the irrigation company for this connection. 
Commissioner Adcock asked if the detached townhomes will meet setback requirements. Mr. Bond clarified that there aren’t standard setbacks within the PUD. Mr. DeMarco explained that they are 
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proposing to have a 5-foot setback on each side. Commissioner Adcock asked if that setback will meet fire code. Mr. Bond noted that a 5-foot setback between buildings is required per international building code.
Commissioner Lance stated that she thinks this project is a good compromise. Commissioner Gunnell expressed that he thinks detached townhomes are preferable to townhomes. Commissioner Lance asked if there is any way to keep people from driving on the dirt road. Mr. Reeves stated that he will bring that concern to the Police Department. 
Motion: Commissioner Lance motioned to forward a positive recommendation to the City Council for approval of the revision to the Foothill preliminary subdivision. Commissioner Sperry seconded.
Roll Call:
Commissioner Lance		Aye
Commissioner Sperry		Aye
Commissioner Gunnell		Aye
Commissioner Adcock		Aye 
Commissioner Wood		Aye
The vote passed unanimously 5 to 0. 
Public Hearing- Brubaker Preliminary Plan:
Mr. Bond informed the Commission that the Brubaker property is currently zoned as R-15 and could have 55 lots. If it were to be rezoned to R-10 it could have 81 lots. The developer is asking for an R-10 PUD and their proposal includes 81 lots. They would like the PUD in order to obtain densities rather than lots. Mr. Reeves added that the roads in the Brubaker subdivision provide the connectivity needed for the Frontage Road. 
Commission Chair Wood opened the Public Hearing at 9:43 p.m.
Phil Rowley asked if there are any plans to control to dust generated from trucks. He explained that it can cause serious problems on the fruit farms. He would like to see this zoning remain R-15. Mr. Rowley asked that the developer addresses the lifeline pipeline that is under the Brubaker subdivision. He explained that it is a 15-inch waterline that feeds the farm. He asked that the developer either replace, or move it so that the homes won’t be affected by the pipeline. He pointed out that it can’t be moved during irrigation season. 
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Brendon Bowen asked if the homes will face inward, and if so, will a fence be provided along the outline of the development. Mr. Reeves stated that it is a current negotiation regarding whether the fence will be a part of the CC&R’s or not. Mr. Bowen noted that he would prefer not to see a large concrete fences. Mr. Reeves explained that the concern is preventing homes from having backyard access off of a future arterial road. 
Brandon Christensen is concerned about the property to the North that isn’t owned by the developer. He stated that the if land owner backs out of their agreement, all traffic would remain on 900 South. Mr. Reeves informed Mr. Christensen that there are currently active negotiations between the City, developer, and 
the owner of the property to the North. Mr. Reeves pointed out that the current R-15 zoning wouldn’t require the Frontage Road, however, the R-10 PUD facilitates the construction of the Frontage Road, and removes the traffic off of 900 South. Mr. Christensen stated that he would like to see the connection of the road happen prior to further development. Mr. Bond explained that the soonest the Frontage Road will be completed, is concurrently with the proposed development. 
Commission Chair Wood closed the Public Hearing at 9:51 p.m.
Commissioner Adcock motioned to extend the meeting until 10:30 p.m. Commissioner Gunnell second. The vote was unanimous in the affirmative. 
Commissioner Lance asked that City staff ensure that verbiage is included in the development agreement regarding the road being installed in a timely manner. 
Commissioner Adcock asked how to address the Rowley’s existing 15-inch waterline. Mr. Reeves noted that the existing waterline would have a prescriptive right. He explained that typically existing lines are rerouted and connected. Mr. Reeves recommended that the Planning Commission suggest that the City Council consider it in their Development agreement. 
Motion: Commissioner Adcock motioned to forward a positive recommendation to the City Council for approval of the Brubaker Preliminary Plan, with a provision included to protect the existing 15-inch waterline. Commissioner Lance seconded. 
Roll Call:
Commissioner Lance		Aye
Commissioner Sperry		Aye
Commissioner Gunnell		Aye
Commissioner Adcock		Aye 
Commissioner Wood		Aye
The vote passed unanimously 5 to 0. 
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Public Hearing-Brubaker Re-zone:
Commission Chair Wood opened the Public Hearing at 9:59 p.m. 
Todd Rowley asked that the road named Red Barn View Drive be changed. He explained that building supplies, and other packages have been dropped off at their business The Red Barn. 
Commissioner Wood asked staff if the street can be renamed. Mr. Reeves explained that it’s challenging because residents have already moved in, but it would be a process between all of the residents and property owners. Mr. Lundell clarified that this address change would include 30-40 homes.
Commission Chair Wood closed the Public Hearing at 10:03 p.m. 
Commissioner Lance pointed out that although she would like to see larger lots, she believes the road connection is more important. The Commission agreed with her. 
Motion: Commissioner Adcock motioned to forward a positive recommendation to the City Council to Rezone the Brubaker subdivision from C-1 and R-15, to an R-10 PUD. Commissioner Lance seconded.
Roll Call:
Commissioner Lance		Aye
Commissioner Sperry		Aye
Commissioner Gunnell		Aye
Commissioner Adcock		Aye 
Commissioner Wood		Aye
The vote passed unanimously 5 to 0. 
Approval of Minutes: 
Motion: Commissioner Lance motioned to approve the minutes from October 9th 2018. Commissioner Gunnell seconded. The vote was unanimous in the affirmative. 
Planning Commission Business:
Mr. Bond informed the Commission that there is a Land Use Area training on Saturday November 3rd for any Planning Commission Members interested. Mr. Reeves clarified that the City will provide for fees and transportation. Mr. Bond stated that he will forward the information to the Commissioners. 
Mr. Bond reported that the Mayor has interviewed and selected a new candidate for the Planning Commission. 
Mr. Bond invited the Commission members to the Salt Lake Chamber of Commerce’s electronic presentation for multifamily housing, at the City Council Meeting on November 6th. The presentation will take place at 8 p.m. 
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Mr. Bond informed the Commissioners that the Main Street Rezone was approved by the City Council as the Planning Commission recommended it. 
Adjournment:
Commissioner Lance motioned to adjourn at 10:11 p.m.




















___________________________                                                          _________________________
Trevor Wood, Commission Chair                                                             Kira Petersen, Deputy Recorder
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