SARATOGA S PRINGS

Planning Commission Meeting

Thursday, February 27, 2014
Meeting held at the Saratoga Springs City Offices
1307 North Commerce Drive, Suite 200, Saratoga Springs

MINUTES

Work Session 6:32 P.M.

Present:

Cammission Members: Jeff Cochran, Sandra Steele, Jarred Henfine, Kara North, Hayden Williamson and Kirk
Wilkins

Absent Members: Eric Reese

Staff: Lori Yates, Kimber Gabryszak, Sarah Carrofl, Kevin Thurman, Chantelle Rosson

Others: Aimee Walker, Brett Lowell, Greg Larsen, Henry Barlow, Reed Barlow, Sterling and Sandy Parker, Ben
Washer, Josh Tippetts, Stephen Sowby, Steve Larson, Colbey Hawks, Mark Nelson, Emily Shoell, Jen Southwick,
Karalyn Becraft, Janette Crump, Keveny Daley, Abby Nielson, Dan McGarry, Brylee Sage, Maddy Butler, Kelsie Lish,
Tina LeBaron, Mary Ann Krull, Amy Loveless, Kelsey Dean, Devar Klingonsmith, Ross Welch, Danielle Cahaon, Ashley
Buhman, Mark Buhman, Ben Dean, Sara Merrell, Maurie Pyle, Brooke Snowball, Ryan Poduska, Kathy Hansen, Chad
Hansen, Nina Broadbent, Bret Walker, Anna Henry, Steve Maddox, Heather Cole, Paula Heaton, Carl Whiting

No discussion for Work Session
Pledge of Allegiance led by Hunter

Jeff Cochran opened the public input,

Tina LaBaron asked that the Planning Commission follow the agenda. The previous meeting was too long.

Jeff Cochran closed the public input.

4. Public Hearing: Rezane and Concept Plan for Heron Hills located at approximately 3250 South
Redwood Road, Steve Larson, applicant.

Sarah Carroll presented the Rezone and Concept Plan for Heron Hills.

Steve Larson, applicant is open to options from the Planning Commission with regards to the detention basin and
other ways to facilitate the proposed development.

Jeff Cochran opened the public input.

Bret Walker reminded the Planning Commission that the resident recently voted to exclude high density here in the
City. Bret is concerned with the outlet being so close to Redwood Road which poses a safety concern. The proposed
development is too close to the main road. There is a blind hill near this development also that creates a safety
concern.

Aimee Walker adding additional homes to this area will only create additional problems with the secondary water, We
as current residents rely on the secondary water. Redwood Road is known to have a large number of cyclist riding
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that area, we add more homes and traffic to the road this will be creating a safety hazard. Redwood Road has a blind
spot near this development that will be a safety concern as well for those residents exiting the development.

Tina LaBaron would suggest doing without the proposed park and that the zoning is kept as R-3. Rather than
another marina the city shouid to bring in additionaf sand to the existing beach.

Mary Ann Krull the lot sizes are too small for this area. She is afraid that the homes will become rentals. The
surrounding homes will decrease in value. This Is a beautiful community but decreasing the lot sizes will not be a
benefit. Remember there is a limited water supply. She is against this development and feels that this development
will harm the community. The traffic will only increase to the already high volume traffic. There is no walking trail to
the area; the residents don't want high density, where would they park if there was a beach front. The city already
has a beach area.

Amy Loveless would like to see R-3 zoning and no extra beach. She indicated that the existing beach still needs to
have modifications.

Jeff Cochran closed the public input,

Jeremy Lapin the secondary water for this development has been thoroughly reviewed and the applicant is
responsible for building infrastructure if needed. The Redwood Road vertical curve is a concern and will address this
issue with UDQT since this is a UDOT road and is their responsibility. He s unaware of any distance restrictions for
driveways located near a major roadway but will review the Code regarding this matter. The proposed park layout
will include parking and will accommodate those using the facillty.

Sarah Carroll indicated that no driveways will back onto Redwood Road. There would be a trail along Redwood Road
and the back of those homes. The R-4 zone density is 2.84 acres which would include up to 4 units per acre. The
proposed plan meets the R-3 zoning and this plan contains the same number of lots that was previously submitted.

Hayden Williamson asked if there would be a difference in the number of lots with and without the park.

Ken Berg, applicant stated that there is more open space that is required and if the park was installed then there
would be 124 lots if the open space was not proposed then there would be 129 lots. The praperty includes a portion
of the lake which would be unigue to the development.

Steve Larson is complying with a more positive development and we have been trying to wark with the City and
would be willing to meet with the residents,

Sandra Steele stated that she is one who wanted to see changes to this plan; the applicant took it to heart and made
those changes. The decisions have to be made that will be best for the community, The park will service all those
within the community. The driveways located near Redwood Road are a valid concern. She asked if the developer
would be willing to place the driveways on the east side of Redwood Road be placed on the easterly side and those
driveways on the western side of Redwood Road be placed on the westerly side. This would be a better layout for
the development. She would suggest that the three street names be changed, feels that the names are too long and
confusing names. She also suggested the name of the subdivision be Heran Hills. She would recommend option#3
for the parks and aption #2 for the detention basin.

Hayden Williamsen thanked the residents for attending the meeting and providing their input. He feels that there are
safety concerns that have been expressed by the citizens which is the access near Swainson Avenue. Hayden asked
staff if another second access could be reviewed rather than what is being proposed.

Jeremy Lapin felt that the propesed access fit the area but staff could explore all possible options.

Sarah Carroll Indicated that an cul-de-sac could be a possibility.

Hayden would like to see a better solution for the secondary access road. Will the detention basin be grassed?
Sarah Carroll indicated that hasn' been determined yet at this time.

Hayden Willlamson wili the detention basin be a playable space?

Sarah Carroll stated that it could be,

Kirk Wilkins asked that staff work with the applicant regarding the park. He is fine with the proposed zoning along

with the proposed concept plan. He would favar option #2 for the detention basin. He asked that staff and applicant
work with UDOT regarding a potential option to provide adequate safety to the area.
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Kara North thanked the residents for their input. She feels that a majority of concerns have been resolved by staff. If
the City standards are being met with Redwood Road then that is less of a concern, Parking at the park is a must.
Would like to see option #2 for the detention basin and to fix the flag lot and be In compliance with the 30 foot
width.

Jarred Henline based on prior discussions the developer has made the necessary changes asked by the City. He
would favor optian #2 for the detention basin, He appreciates the applicant working with the City.

Jeff Cochran the applicant has done what has been asked of him. The density isn't going to change if a new plan was
to be presented. He feels that option #2 far the detention basin will work. He is concerned with the flag lots on the
west side of the development and asked if the developer would be willing to make those lats more valuable.

Motion was matde by Kara North and seconded by Sandra Steele to forward a positive recommendation

the City Council for the approval of Heron Hiils Rez located a imately 325
Redw d, Steve Lar: lican n the findin d conditions li in the staff repo|

dated February 27, 2014 and subject to the rezone occuring at the time of recordation, Ave; Kara
N dra Steol ; - n = n

h Henline. H illiamson, Kirk Wilkins an ff Cochran. Motion w.
unanimous,

5. Preliminary Plat for Heron Hills located at approximately 3250 South Redwood Road, Steve Larson,
applicant.

Sarah Carroll presented the Preliminary Plat for Heron Hills at the time of the rezone.

The Planning Commission discussed this item with the rezoning.

Motion was made by Kara North and seconded by Kirk Wilkins to forward a positive recommendation
to the city Council for the approval of the Preliminary Plat for Heron Hills located at approximately
3250 South Redwaod Road, Steve Larsen, applicant based on the findings and conditions listed in the
staff report dated February 27, 2014. Ave: Kara North, Kirk Wilkins, Jarred Henline, Hayden
Williamson, Sandra Steele and Jeff Cochran.

Subject to:
1. That the driveway for Lots 202, 203, 106, 107, 108, 222, and 223 be reconfigured.
2. That the flag lots be revised.
3. That staff and applicant revisit the safety concerns along Redwood Road.,

6. Public Hearing: Amendment to Sierra Estates Master Development Plan located between 350-600
West and 400 North, Stephen Sowby, applicant.

Sarah Carroll presented the amendment to the Sierra Estates Master Development Plan which included revisions to
the open space and senior living community, and preserving land for the Mountain View Corridor.

Steve Sowby, applicant thanked staff for their help with a successful plan. He briefly touched on the amendments to
the plan.

Jeff Cochran opened the public input,

Paula Heaton asked if the fencing would be installed to provide protection to the new residents and the existing
resident who are on agriculture property. She would like to see that the agricultural rights remains. She asked that
those buying lots in this development be made aware of the agricultural area.

Heather Cole asked if two-stary homes will be buitt on the lots that back along McAllister Lane. Sarah Carroll stated
that is possible. Heather asked why the lots are so much smaller and why was the zone changed from an R-3 to R-6
back in 2007.

Henry Barlow feels that chain link fencing doesn't keep the animals fram getting out,
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Danielle Cahoon asked if fencing would be around the senior center building after being completed and would there
be adequate parking available.

Sterling Parker asked if there will be enough water and sewer capacity for these additional homes. Wil this
potentially increase the rates to the water?

Jeff Cochran ciosed the public input,

Kevin Thurman indicated that there is a law that requires fencing for farm animals and the applicant would need to
comply.

Sarah Carroll stated that she doesn't have the answers as to why the rezone occurred in 2007 without researching
that, The lot sizes in an R-6 zone are geared towards less maintenance. The developer hasn't discussed types of
fencing for the facility at this time. The parking plans for the senior center have been implemented,

Jeremy Lapin at this point there hasn't been any issues with sewer and cullnary capacity. The pressure has been a
concern but there is no supply concern at this time, The city is planning to install secondary water meters to
eliminate the over consumption by residents.

Kevin Thurman indicated that the State Code has laws that protect agricultural area. Staff would need to take more
time to research this matter.

Sandra Steele asked if the city could require the developer to sign a prepared document which indicates the type of
zoning that they are building next to.

Kimber Gabryszak not sure if we have the ability to require this from the developer but staff could look into this
request.

Ross Welch spoke about the rezone that occurred in 2007 R-6 was only for senior living and only for this product

Jarred Henline asked if a notice and or condition could be placed on the plat to make property owners aware of the
surrounding agricultural zone.

Kara North appreciates the public’'s comments. The applicant will need to work with staff regarding fencing. She
would like to see that property owners are aware of the surrounding zone. She is pleased with the proposed plan.

Kirk Wilkins asked If chain-link fencing is even allowed in the city’s developments. Kimber Gabryszak chain link is only
allowed in the agricultural zone. He agrees that language regarding the nuisance be added to the plat. He suggested
that shade lighting be used on the properties were permitted.

Hayden Williamson asked if the small lots are single family lots are intended for senior housing. Hayden asked that
staff work with the developer on reducing the light from the surrounding property owners.

Sandra Steele asked what area of the open space would the tax payers be responsible for. Sarah Carroll stated that
the public open space would be 10.87 acres and additional park strip along 400 north. Sandra asked who would
maintain the southeast corner open space. Sarah Carroll the developer would be maintaining it.

Sandra asked if the traffic study that was completed years prior was still a valid study. Jeremy Lapin stated that a
traffic study would be conducted during the preliminary plat process.

Sandra how many assisted living units will there be. Steve Sowby stated that there will be 46 units.

Sandra has problems with the number of units; the concept plan doesnt work because you would need to have 2.5
parking stalls available for the cottages. She has several issues with access onta 400 notth, the number units, safety,
and parking. Will the food service be for all residents? Steve Sowby the services will be for all senior residents.
Sandra asked if the applicant would be fine with a condition that the clubhouse only be used for those residents and
not for any other use.

Jeff Cochran asked Sarah Carroll what is the difference between the previous and current concept plan. Sarah Carroll

stated that the previous plan was a PUD Overlay and had more units on it. Today there is no PUD option and less
density to the plan.
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Motion was made by Kara North and seconded Hayden Williamson to forward a positive
recommendation to the City Council for the Amendment to Sierra Estates Master Development Plan
located between 350-600 West and 400 North, Stephen Sowby, applicant with the findings and

nditions listed in the staff re ated February 27, 2014 with the following cenditions listed. Aye:

Subject to;
1. That the neighboring agricultural use be noted on the plat.
2. That the Concept Plan be brought back to the Planning Commission.

7. Public Hearing: Preliminary Plat for Stillwater Phase 6 located at 2700 South Stillwater Drive, Land
Scolutions Partner, applicant.

Sarah Carrall presented the Preliminary Plat for Stillwater Phase 6.

Jeff Cochran opened the public input.
No public input at this time.

Jeif Cochran closed the public input,

Kirk Wilkins asked what the proposed lot sizes would be. Sarah Carroll stated that they are 8,000 square feet.
Kirk stated that lots 40 & 41 show a difference in lot sizes,

Sandra Steele, Hayden Williamson, Kara North, Jarred Henline and Jeff Cochran had no comments regarding this
item.

Motion was made by Jarred Henline and seconded by Kirk Wilkins to forward a positive
recommendation to the City Council for the approval of the Praliminary Plat for Stillwater Phase 6
located at 2700 South Stillwater Drive, Land Solutions Partner, applicant based on findings and
conditions listed in the staff report dated February 27, 2014 and subject to Lots 40 & 41 matching the
current lot size code requjrement. Aye: Jarred Henline, Kirk Wilkins, Kara North Havden Williamson,
Sandra Steele and Jeff Cochran. Motion was unanimous.

8, Continued Public Hearing: Rezone and Concept Plan for Talus Ridge located at approximately 550
North 800 West, Edge Homes, applicant.

Sarah Carroll presented the Rezone and Concept Plan for Talus Ridge.

Steve Maddox, applicant pointed out that this parcel is unique and has impacted the design of this development, We
are making an effort to make this a livable community, There will be no driveways that will back onto the main
corridor. The zone change is not to increase the density but to allow for flexibility on lot size which would allow for 70
foot frontage rather than an BO foot frontage, the average lot size would be 10,369 square feet. The water system is
a concern but there are plans that are being considered. The proposed open space would be completed as scon as
possible so that the residents could utilize the area.

Jeff Cochran opened the public inguf,

Kelsey Dean has created a petition regarding the proposed rezone, open space and density, The residents would like
to see another concept plan which would show the zoning as R-3. The lots located at the south end of the Sunrise
Meadows development are farger and the lots in this proposed development should resemble those lot sizes.

Reed Barlow this will provide a unique feel to that area with the proposed corridor, The development will be a good
thing to the area.

Paula Heaton would like there to be conditions noted on this development plat which would indicate the nieghbering
agricultural use,
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Henry Barlow noted that he lives south of the proposed developed which is agricultural property. Comments on the
plat for this certain use would be suggested. Chain-link fencing doesn't always keep animals in. He expressed
concerns with losing his agricuftural rights. He suggested that the development have larger lots on the southern end
of the parcel near the collector road.

Carl Whiting echoed what was earlier stated by Kelsey Dean. He feels that an R-3 zone would work for this
development, and is pleased with the proposed development.

Sara Merrell asked that the developer inform the future property owners of the existing surrounding agriculture zone
and that those future property owners can't eliminate this use, There is plenty of additional land to zone as R4. The
proposed community will be nice and will enhance the area.

Ashely Buhman asked where would the construction traffic enter and exit, She is opposed to the requested rezone
and feels that an R-3 zone would work better especially with the types of homes that are planned to be built,

Maurie Pyle concerned that the lower lots could potentially flood due to the proposed grade. She suggested that the
road be widened at 400 North and 800 West ta accommodate the additional traffic.

Josh Tippitts has mixed feeling with the proposed development. The different lot sizes provide a variety to the area,
but smaller lots would be more appropriate for the area. How soon would the open space be developed?

Devar Klingonsmith is concern with the lots becoming future rental properties. This is a prime place for larger lots
and homes,

Danielle Cahoon additional homes in the area will create a traffic impact to the existing road. The collector road is
great but will only benefit the developer and the nearby schools. The R-4 zone is not appropriate for the area. The
rear and side setbacks are of a concern.

Tim, resident of Sunrise Meadows would favor an R-2 rezone, He asked if the city is advocating the rezone for
exchange of the collector road.

Mark Buhman supports what has been voiced by the other citizens.

Nina Broadbent doesn't like the proposed lot sizes being small. Has the parking near the open space been considered
at all?

Lance Cradle asked if the property would be annexed into Eagle Mountain City.

Greg Larsen would advise that the parking near the open space be addressed because Sunrise Meadows park
currently has issues with parking. How and what is the purpose of the proposed green space and will there be future
potential use of the green space, Where Is the Planning Commission with future schools to accommodate the
growth?

Keveny Daley concerned with the proposed coilector road. She would like to see that the rural area be honored and
try to keep it as is, if possible,

Jeff Cochran closed the public input.

Steve Maddox the purpose of the rezone is diversity and feels that these types of lots would fit the area.

Sarah Carroll the overall density the applicant is requesting is 2.43 units per acre. The parking for parks will be
designed into the parks but is not been determined at this time. This particular development will not be annexing into
Eagle Mountain. There is property west of this that is being discussed if better served here within the Saratoga
Springs or Eagle Mountain. Alpine School District is aware of the continuous growth here in the City and In Eagle
Mountain.

Kimber Gabryszak stated that State Code clearly prohibits the City from requiring any sort of capacity or ability to
serve a development.
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Jeremy Lapin the widening of Pony Express will help with the traffic capacity. A traffic study will need to be
completed. Widening work has also been completed to 400 North as well. An upgrade to the secondary water well
located near the Sunrise Meadows will need to be conducted prior to completion of the development. Staff will look
into mitigating the drainage befare construction begins. There will be cutoff channels installed as well.

Steve Maddox stated that CC8R's will be expected for this development.

Jarred Henline at a crossroads with this development and what is the best interest for both the residents and the
applicant. The collector road can be a benefit for everyone involved. He would recommend approval of this proposed
rezone,

Kara North a property owner can reguest rezone and understands the density is a huge concern with the residents.
She appreciates the residents’ concerns with the rezone, She recommends that a note be added to the plat
regarding the surrounding agricultural use. I am conflicted with the R-3, R-4 rezone and would be interested to hear
what the other Commission has to say.

Kirk Witkins conflicted with the proposed rezone and would support the resident’s needs. As much as he tries to be
developer friendly he doesn't support the applicant’s request,

Hayden Williamson notices that most lots are within an R-3 zone is that correct. Sarah Carroll that is correct, She
suggested to the Commission that the rezone could remain an R-3 zone and a lot size reduction could be
recommended.

Steve Maddox the concern here from others is the concern of density but as the developer my focus is on frontage. I
could meet the criteria of the zone if necessary, but it wouldn't be as good of a layout.

Hayden Williamson would like to see that the rights of property owners be protected. The R-4 zone would impact the
current residents and feels that there are other options that could be appealing to everyone,

Sandra Steele pleased with the proposed R-4 zone and knows that the developer isn't asking for exceptions. The City
and residents will greatly benefit from the proposed collector road.

Jeremy Lapin stated that this particular property provides a unique capacity ability to assist future phasing in the
area, It also provides infrastructure for future development as well. The elevation is unigque in that aspect,

Sandra Steele feels that the lot sizes are equal figures or higher to the existing Sunrise Meadows development. The
project provides a nice mix and variety. She feels that the current concept plan is feasible. She would suggest a
rezone once the plat is recorded. She would like to see that the water resource is protected. She would like to see
fencing instalted around the perimeter of the property. She supports the proposed rezone,

Jeff Cochran asked if a collector road is required to be installed by the developer. Jeremy Lapin no it isn't a
requirement.

Motion was ma Sandra Steele and seconde Jarred Henline to forward a positive

recommendation to the City Council for the Rezone for Taklus Ridge located at approximately 550 North

800 W Edge Homes, applicant based on the findings and conditions listed in the staff report dated

February 27, 2014. Aye: Sandra Steele, Jarred Henline and Kara North.
Nay: Kirk Wilkins, Hayden Williamson and Jeff Cochran.

Subject to:
1. That the rezone be finalized during the preliminary plat approval.
2. That a note is added to the plat informing property owners of the existing agricultural use,

Tie vote no recommendation was given to the City Council.

9. Public Hearlng Rewsmns to the City of Saratoga Springs Land Development Code. (Sectlons 19.01~-
G neral P

eve ite Plan Review, 19.15-Condi |onal Uses 19. 17-Genera| Plan

Ordinances, or Zoning Map Amendmentg. 19.18-Signs, 19.26-Planned Community Zone)
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Kimber Gabryszak presented the code amendments.

Jeff Cochran opened the public input,

Danielle Cahoon asked what changes were made to Section 19.03, Powers and Duties of the City Code. Kimber
Gabryszak indicated that this would allow for certain decisions to be made by the Administration, Planning
Commission or the City Council.

Jeff Cochran closed the public input.

The Planning Commissioners had no comments with regards to the revisions at this time.

Motion was made by Sandra Steele and seconded by Hayden Williamson to forward a positive
recommendation to the City Council for the approval of the Revisions to the City of Saratoga Springs

Lang Development Code. (Sections 19.01-General Prow ions, 19.02-Definitions, 19.03-Powers an
D 19.04-Land U Zones 19.05- lementa .08-Home Occu |ons 19. 09 Off Stre
P k 1 i i i

and Jeff Cochran. Motlon was unanimous.

10. Approval of Minutes:
a. December 12, 2014.
b. January 9, 2014,
c. January 23, 2014.

Motion was made by Kara North and seconded by Kirk Wilkins to approve the minutes dated December
12,2013, January 9, 2014 and Janu 23, 2014 with the correction made to those minutes. Aye: Kara

North, Kirk Wilkins, Sandra Steele, Hayden Williamson, Jarred Henline and Jeff Cochran. Motion was

unanimous.

11. Commission Comments.
The Commissioners had no comments at this time.
12. Director’s Report.

The Planning staff had no reports to provide at this time.

Motion to adjourn at 11:10 p.m. was unanimous.
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