FARMINGTON CITY
PLANNING COMMISSION MEETING
October 20, 2016

FIELD TRIP/STUDY SESSION

Present: Acting Chair Heather Barnum, Commissioners Connie Deianni, Bret Gallacher,
and Dan Rogers, Community Development Director David Petersen, Associate City Planner Eric
Anderson, and Recording Secretary Lara Johnson, Chair Rebecca Wayment and Commissioners
Kent Hinckley and Alex Leeman were excused.

Field Trip

The Planning Commission conducted a field trip and looked at the undeveloped land in the
vicinity of Glovers Lane and the bird refuge

Study Session

Iltem #3. Bruce Bassett — Requesting preliminary plat approval for the Eagle Cove Conservation
Subdivision

Eric Anderson said the applicant received schematic plan approval some time ago, and is now
seeking preliminary plat approval for the Eagle Cove Conservation Subdivision. The property is located
in the AA zone; however, the property for the proposed subdivision consists of three existing lots. The
applicant has requested TDRs for the additional 13 lots, totaling 16 lots in the subdivision. The TDR
transaction price has been determined through negotiations with the City Manager, but it has not yet
been approved by City Council. The approval of the TDR transaction price needs to occur prior to final
plat, so one of the conditions is that no vesting will be taking place until the TDRs are finalized. Eric
Anderson said all other issues have been resolved. He also said there is one item that needs to be
“cleaned up.” Currently, the applicant’s property line crosses over the existing ROW. The City is asking
the applicant to quit claim any interest he may have, if any, in the 30’ of ROW to the City, and to show it
on the site plan.

In discussing the proposed motion, Eric Anderson said Condition #5 states no on-site retention
shall be allowed; this was a condition requested by the City Engineer. The City Engineer would like all
storm water piped into the roads due to the high water table. The commissioners asked if Condition #6
means houses might be removed if the West Davis Corridor is approved for the Glovers Lane alighment.
Eric Anderson said yes, houses might be removed; however, until a record of decision has been made
for the WDC, the City cannot stop the application. Eric Anderson said the City Council added Condition
#6 when the Council approved the schematic plan. The Council hoped that having a note placed on the
plat would provide interested property owners a “buyer beware” clause.

Bret Gallacher asked for clarification on if the Commission is approving the TDR with the
preliminary plat, although a final TDR transaction price has not yet been set. Eric Anderson said City
Council has approved the lot count and the TDR transaction, but the Council has not approved the final
price for the TDRs.
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Heather Barnum also pointed out the motion should read “preliminary plat” in lieu of
“schematic ptan.”

Item #4. Nick Mingo / lvory Homes — Requesting preliminary plat approval for the Davis Creek
Conservation Subdivision

Eric Anderson said the applicant is requesting preliminary plat approval for the Davis Creek
Conservation Subdivision, which is the residential subdivision and not the adjacent commercial one. He
reminded the Commission that during the schematic plan, the Planning Commission, City Council, and
staff requested that the applicant move the road to the western southern boundary of the subdivision
so adjoining property owners would have access to the road for future development. In pushing the
road to this location, it extended the length of the cul-de-sac longer than the 1,000’ dead-end
restriction. The DRC, which includes the Fire Department, has reviewed the dead-end street and
recommend approval of it.

Eric Anderson said the applicant has applied for a conservation subdivision, and has received
approval of a waiver for the open space. He said the applicant has negotiated an amount, and the
amount has been approved by City Council. The applicant has not yet paid the amount, but the
payment will take place prior to final plat.

Heather Barnum also pointed out that the motion needs to be amended to read “preliminary
plat” in lieu of “schematic plan.”

REGULAR SESSION

Present: Acting Chair Heather Barnum, Commissioners Connie Deianni, Bret Gallacher,
and Dan Rogers, Community Development Director David Petersen, Associate City Planner Eric
Anderson, and Recording Secretary Lara Johnson. Chair Rebecca Wayment and Commissioners
Kent Hinckley and Alex Leeman were excused.

Item #1. Minutes

Connie Deianni made a motion to approve the Minutes from the October 6, 2016 Planning
Commission meeting. Dan Rogers seconded the motion, which was unanimously approved.

Item #2. City Council Report

Eric Anderson gave a report from the October 18, 2016 City Council meeting. He said the
Hunters Creek Conservation Easement Amendment was tabled. The Hunters Creek HOA approached
City Council and staff to amend the conservation easement to allow for park improvements in its open
space; however, many people voiced opposition during the public hearing. The City Council tabled the
item so staff can work with the HOA to determine where certain uses will be allowed. Eric Anderson
said the Nelson Property Rezone from A to LR for three estate lots was approved, as well as the Station
Park West Rezone from A to the GMU zone. City Council reversed the Planning Commission’s decision
for the Bitackhurst Property Rezone. The Planning Commission was split 3-2 to deny the rezone
application; however, after much discussion, the City Council decided to approve the request for the
property rezone. David Petersen gave an update on the Special Assessment Area. He said the City
dropped the assessment by two-thirds for each property owner. It seems that the City may be given a
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grant and may be allowed to use Prop 1 funds to assist with the cost of the improvements. Even with
the two-thirds decrease, the assessment may still be too high for many residents. David Petersen said
in order to get approval for the SAA, 60% of the residents in the area must vote in favor of it.

SUBDIVISION

Item #3. Bruce Bassett — Applicant is requesting preliminary plat approval for the Eagle Cove
Conservation Subdivision consisting of 16 lots on 6.25 acres of property located at approximately 1100

West Glover Lane in an AA {Agriculture — Very Low Density) zone. (S-28-15)

Eric Anderson said this subdivision is across from the new 1100 W. park, soccer fields and
elementary school. Currently, the applicant’s property is zoned AA, but is made up of three existing lots.
The applicant is proposing 16 lots, including the existing home, which means the applicant needs TDRs
for 13 lots. The City Council has approved the lot count and the TDR transaction, and the applicant has
reached a negotiated price for the TDRs with the City Manager. The TDR transaction price has not yet
been approved by City Council. Staff included a condition to the motion that City Council must approve
the final TDR transaction price prior to final plat recordation.

Eric Anderson said the City Engineer has requested that no onsite retention be allowed, but that
all storm water be piped into the road. A condition to the motion has been included to meet this
request. Eric Anderson also said that the boundary for the subdivision is currently shown in the 1100 W,
ROW. He said another condition to the motion is that the applicant quit claims any interest he may have
in the 30’ of property over to the City prior to final piat. Eric Anderson said all other issues have been
resolved.

Bret Gallacher asked what circumstances made it necessary for the TDR transaction. Eric
Anderson said the minimum lot size for the AA zone is 10 acres, but 5 acres is allowed under a
conservation subdivision. The property for the subdivision consists of three existing lots, but the
applicant could not subdivide the property anymore because of the minimum lot size. In order to reach
the proposed 16 lots, the applicant is requesting 13 lots through TDRs. David Petersen said the City
Council approved the use of TDRs in this circumstance; however, at other times the Council has said no.
David Petersen said when the TDRs for this subdivision was approved, the City Council was trying to find
ways to improve 1100 W. as it was prior to the construction of the elementary scheol. The City Council
felt this subdivision would be helpful in improving the southern half of 1100 W.

Heather Barnum asked where the location is for the Glovers Lane alignment of the WDC. David
Petersen said the Glovers Lane alignment is approximately 15’ from Bruce Bassett’s existing home, and
then it cuts diagonally through the entire subdivision.

Bruce Bassett, 1132 W, Glovers Lane, thanked the Commission for their time, but did not have
any further comments at this time,

Heather Barnum asked if Condition #3’s language was sufficient to ensure the ROW is quit
claimed to the City, or if additional language needs to be added. Eric Anderson said the language is
sufficient. The ROW currently exists; however, the applicant’s property line was erroneously placed
over the ROW. Staff and the applicant are working to “deed,” or otherwise amend, the 30" ROW to the
City. The condition simply addresses that the ROW boundary needs to be correctly shown.

In reference to David Petersen’s comment regarding the City Council’s approval of TDRs in this
subdivision in exchange for improvements of 1100 W., Heather Barnum asked if those expected



Planning Commission Minutes — October 20, 2016

improvements should be specifically outlined. David Petersen said the applicant is responsible for
improvements on their half of the ROW. He suggested if the Commission would like to, the Commission
could specifically list the improvements, or add to Finding #2, “...as set forth in the staff report.”

Motion:

Bret Gallacher made a motion that the Planning Commission recommend approval of the
schematic plan for the Eagle Cove Subdivision, subject to all applicable Farmington City ordinances and
development standards, and the following conditions:

1. The applicant shall address all outstanding DRC comments on final plat;

2. No vesting shall occur for this project until the City Council has approved the final TDR
transaction, which must be completed prior to final plat consideration.

3. The applicant shall show the boundary of the subdivision to the western edge of the 1100 West
right-of-way on final plat;

4. Anote shall be placed on the plat addressing future property owners within the subdivision
explaining that there may be odors associated with adjacent agriculture uses;

5. No on-site retention shall be allowed as part of this subdivision;

6. A note shall be placed on the plat stating: “the preferred alignment of the West Davis Corridor
may affect this property, depending on the final record of decision.”

Dan Rogers seconded the motion, which was unanimously approved.

Findings for Approval:

1. The proposed subdivision conforms to all of the development standards as set forth in the
Farmington City Subdivision and Zoning Ordinances.

2. The proposed development wilt aid the City in improving Glover Lane and 1100 West as set forth
in the staff report.

3. The densities requested are similar to those found in Farmington Park, and Farmington Creek
Estates Phases II-IV.

Item #4. Nick Mingo / lvory Homes — Applicant is requesting preliminary plat approval for the Davis
Creek Conservation Subdivisien consisting of 15 lots on 9.5 acres of property located at 475 West
Glover Lane in an AE (Agriculture Estates) Zone. {5-9-16)

Eric Anderson said Ivory Homes is proposing Davis Creek commercial and residential
subdivisions; however, only the residential subdivision is being considered tonight. Eric Anderson
reminded the Commission that staff, the Planning Commission, and City Council all voted in favor of
moving the road to the western and southern boundary so that future property owners could develop
their property with access to the road. Moving the road to the western and southern boundary
extended the cul-de-sac past the 1,000" dead-end restriction, so the Planning Commission and City
Council approved the extension of the cul-de-sac. Eric Anderson said all outstanding issues from the
DRC have been resolved. He also said the City Engineer requested that there is no onsite storm water
retention, so Condition #1 requires a 30" storm drain easement so the storm water can be piped through
the cul-de-sac and into the Davis Creek subdivision. Eric Anderson also said the price of the waiver for
the open space has been agreed upon and approved by City Council, but that the amount must be paid
prior to plat recordation.

Chase Freebairn, 978 E. Wood Oak Lane, Salt Lake City, said ivory Homes is looking forward to
building this development, and that he is available for any questions.
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Bret Gallacher said he seems to remember many concerns about traffic during the public
hearing on this item. He asked if those concerns have been addressed. Eric Anderson said he thought
most of the traffic concerns were brought up during the proposed subdivision in the LM&B zone with
regards to the Forza Fields. Many residents dislike the additional traffic the Forza Fields create. Eric
Anderson said the read in this subdivision would not be affected by the Forza Fields. He also said, based
on experience, if the City Traffic Engineer did review this subdivision, he would most likely determine it
as having minimal impact.

Connie Deianni expressed her previous concerns regarding on-street parking, as the high school
will be across the street. She asked if signs restricting on-street parking could be put up. David
Petersen said the Police Department typically waits to see if there is a problem prior to putting signs up.

David Petersen made a recommendation for another condition. He said since Ivory Homes will
soon be the property owner, David Petersen suggested a condition be inciuded that Ivory Homes agrees
to vote “yes” for the SAA, as long as the required improvements are equal to or less than the amount
the applicant would have to pay if they were not part of the SAA. Representatives from Ivory Homes
discussed it among themselves, but requested that they have time to consider it. Eric Anderson said he
would make a note to include the recommendation as a condition for the approval of final plat.

Moation:

Dan Rogers made a motion that the Planning Commission approve the preliminary plat subject
to all applicable Farmington City ordinances and development standards and the following conditions:

1. The applicant shail provide a 30’ storm drain, sanitary sewer, and secondary water easement
from the cul-de-sac to the proposed Davis Creek Commercial Subdivision on final plat, as
illustrated on the attached preliminary plat;

2. The applicant shall pay the approved open space waiver in the agreed upon amount of $90,000
payable to the City prior to plat recordation.

Connie Deianni seconded the motion, which was unanimously approved.

Findings for Approval:

1. There appears to be no sensitive or constrained lands on site worth preserving, and the 2.85
acres of open space could be better used efsewhere in the City.

2. The lot sizes exceed the minimum and average lot size required in a Conservation Subdivision
for an AE zone significantly.

3. The proposal seeks to create in-fill development in an area of the City where such development
makes sense, i.e. across from the new high school.

4. By moving the road to the southern and western boundaries, the proposed preliminary plat is
allowing for the future development of several adjacent property owners who otherwise might
not be able to develop their long and deep parcels.

5. The applicant has addressed all of the conditions for schematic plan approval from both the DRC
and the Planning Commission on this preliminary plat.

6. The applicant has received approval from the City Council for the cul-de-sac to exceed the dead-
end street provision of 1,000 feet, because this road will provide access for neighboring
properties to better utilize their long, deep parcels for future development.

7. The applicant has received approval from the City Council for the waiver of the open space
provision of a conservation subdivision by a vote of mere than four members,
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GENERAL PLAN AMENDMENT

Item #5. Jonathan Hughes and Chase Freebairn / Ivory Homes — Applicants are requesting a
recommendation for General Land Use Plan Amendment of 31.79 acres of property located at
approximately 600 South 1525 West from DR (Development Restricted, Very Low Density, and/or
Agriculture Open Space) to RRD {Rural Residential Density} designation. (Z-2-16}

The Planning Commission, staff, and the applicant relocated to the Study Session room so that
staff could more easily present all information to the Planning Commission regarding the 4218 elevation
line and the possibility of moving it.

David Petersen presented the general plan map and text to the Commission. He said the Zoning
Ordinance states that the accompanying text provides greater information to the general plan and is to
supersede the map. David Petersen explained that there is also a transportation plan, trails master
plan, park and leisure services plan, affordable housing plan, storm drainage plan, a downtown master
plan, etc. He said in total, there are volumes that contribute to the City’s General Master Plan, and all
volumes have accompanying text.

David Petersen said the 4218 {ine was established as the demarcation line for the City in 1993,
Since that time, the City Council has “stood tall” against any changes to it. He said there was a time
when a developer asked to bring fill in for some low spots on a property to bring the elevation above the
4218 line. The City Council welcomed the applicant to bring fill in, but the Council would not change the
location of the 4218 line, or in other words amend the general plan and the zone designation.

David Petersen then presented and reviewed key points of the Proposed General Plan
Amendment. Listed below is an overview of the discussion staff and the commissioners had on each
point.

OPEN SPACE

David Petersen said the General Plan is to encourage the maintenance of farmland and other
open lands. Currently, the 4218 line cuts through the Bangerter property. The Bangerter family is
currently farming the property, and has plans to continue to do so. If the 4218 line is moved, it is
important to consider how it may affect the farmland. Currently, the 4218 line has been helpful in
preserving the farmland, as the 4218 line has been the boundary for the Development Restriction {DR)
areas. The DR areas are very low density and allow for agricultural open space.

David Petersen said the City has liked the farmlands around wildlife corridors, including the bird
refuge. He does not know the impact of moving the 4218 line to the west or south might have on these
wildlife corridors and habitats.

The General Plan Amendment also calls for the City to perform an open space study to
determine which lands have the highest priority in terms of preservation within a comprehensive open
space system. David Petersen said this study has not been done, and that there is very little open space
that remains within the City.

RECREATION/OPEN SPACE
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David Petersen said he feels moving the 4218 DR line should not affect the trails system within
the City.

PUBLIC FACILITIES

David Petersen said in the past, sometimes developers use small ponds to address their storm
water; however, such ponds are onerous for the City to maintain. The City requires storm water to be
piped in many circumstances. When the new elementary school was being built, the School District
tried to obtain approval to pipe the storm water on the property owned by the DWR, but they were not
granted approval to do so. If the demarcation line is moved, storm water placement may be a problem
as the City anticipates possible pushback from related agencies.

TRANSPORTATION

David Petersen said 1525 W. is a “problem child” within in the City. The road was built over a
dirt road that was never properly compacted. A county overlay has been added a few times. 1525 W.
was briefly considered when the City was looking into the SAA. David Petersen said the City is
anticipating the need for 1525 W. to be improved as staff has looked at the 3 main ways to access the
future high school, which include 650 W., 1100 W., and 1525 W. He said Flatrock Subdivision may be
key in improving 1525 W.

AGRICULTURE

David Petersen said the General Plan recommends an open space study; however, that study
has not been completed.

RESIDENTIAL

David Petersen said the applicant’s property has always been a concern regarding sewer;
however, staff talked with Central Davis Sewer District {CDSD} and determined the applicant’s property
does have accessibility to sewer. CDSD said the sewer line to the other properties would be very
difficult. CDSD has a policy that says another [ift station cannot be created unless there are 150 homes.
David Petersen said if the DR line is moved, 150 homes could easily be added, but sewer might remain a
problem. Dan Rogers suggested working with CDSD to create a DR line that follows where sewer may
be restricted.

ANNEXATION

David Petersen said that unincorporated property can be planned for beyond the City's
boundaries.

FLOOD PLAIN

David Petersen said there is a lot happening with the flood plain. In the past, fill could be
brought in so the lowest floor is above the flood plain line. Since that time, standards have become
stricter, and developers are now required to obtain a Condition Letter of Map Revision (CLOMR) as part
of the development process, and the LOMR {Letter of Map Revision) which removes the property out of
the flood plain map. Heather Barnum asked if developers have an option to build in the flood plain, but
are required to maintain flood insurance. David Petersen said that he understood that developers do
not have that option. He showed the Commission the newly proposed FEMA flood plain line for Davis
County. David Petersen said the new flood plain line is being protested by the cities of Layton and
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Bountiful {among possibly others), so FEMA is required to go back to “the drawing board.” David
Petersen said he feels whatever FEMA propases for the new line it most likely will be similar to what
was originally proposed for Farmington City.

Connie Deianni asked what options a property owner may have if the DR is moved, and the
property owners want to develop, but then find themselves in the new flood plain. David Petersen said
the property owners could still be removed from the flood plain. He explained Farmington Park and the
new elementary school were both located in the flood plain; however, fill was brought in and a CLOMR
and a LOMR were obtained to remove the park and school from the flood plain. David Petersen said he
thought the new flood plain could be the new demarcation line; however, the new flood plain may not
be adopted until 2018. He also said a developer could still request to be removed from the flood plain
through a CLOMR and LOMR, so it may not adequately work as a demarcation line. David Petersen said
the 4218 line was easy to enforce because it was a line. He said if Glovers Lane were the preferred
alignment for the WDC, for example, the WDC would be another easy demarcation line to enforce.
David Petersen said in review of all possibilities for a new demarcation line, Jonathan Hughes’ property
falls north of most lines considered.

GREAT SALT LAKE

David Petersen said the only uses considered below the 4218 line are agriculture and open
space.

WETLANDS

David Petersen said the wetlands should be considered when determining a new demarcation
line.

SEWER

David Petersen said there are a dozen parcels or so that may be affected by moving the 4218
line. He suggested discussing each parcel individually with CDSD. He said depending on what CDSD is
able to provide, a sewer restriction area may provide a more appropriate DR area than the flood plain
line. David Petersen added that CDSD did confirm there are no problems with providing sewer to
Flatrock Subdivision, and the City said the same regarding culinary water.

David Petersen said staff did not provide a motion for the Planning Commission to consider as
staff would like direction from the commissioners on how they would like staff to move forward. David
Petersen said the applicant is not able to make the first City Council meeting in November due to timing
issues with posting notices. If the Commission directs staff, staff can have a more defined motion in
writing to consider at the next Planning Commission meeting without affecting the timing of the
applicant going before the City Council. David Petersen also mentioned that zone changes are typically
reviewed with the schematic plan. Previously, the applicant had only submitted a conceptual plan with
the request for a zone change, but has since submitted an application for review. He said staff could
also prepare the schematic plan for review, alongside the zone change, for the next Planning
Commission meeting.

Connie Deianni said she feels using the sewer-restricted area as the new demarcation line may
be the most reasonable. She expressed concerns that moving the line could cause development to
affect the wetlands and/or bird refuge. She said she is not opposed to development in the area;
however, she does not want it to affect these areas, so the sewer-restricted area may be a logical way to
prevent it from getting any closer to the preservation areas.
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Bret Gallacher asked if future sewer accessibility could create a moving target for a demarcation
line if the sewer-restricted area is used as that new line. David Petersen said if 150 homes are proposed
in an area, the developer can apply for a lift station, which could cause the sewer-restricted area to
change.

Heather Barnum said she feels obtaining an open space study, which will prioritize critical
preservation areas, may be the best option in determining a new line that will not move. Connie
Deianni asked where the money would come for such a study. Heather Barnum said she thinks the City
would be able to apply for a grant to do so.

Dan Rogers said another solution is to leave the DR line as is, and suggest the applicant could
apply for TDRs to obtain higher density. David Petersen said a TDR is very costly; the applicant may
come back with higher density in order to obtain the rooftops he needs to make the TDRs worth it. Dan
Rogers said he understands that it is expensive, but nothing else would have to change.

Bret Gallacher said another solution is to deny it with the finding that the Commission would
like to wait until a record of decision is made with the WDC, so the WDC could be the final demarcation
line. He said he is not necessarily in favor of that solution, but it is an option.

Heather Barnum again suggested the open space study. She said if the City preformed this
study, it could provide a list of the highest priority of preservation areas, as well as what properties may
be in the clear because they are not critical to preserve. She said she feels a study like this may take
some time, but it could provide a definite location for a demarcation line. The study could then provide
a “shelter” in the future as to why other properties cannot be developed. Heather Barnum said she
feels the time it takes to complete the study would be worth it. She also suggested the area to be
considered for the open space study could be narrowed to shorten the length of time to complete the
study; however, it may be difficult to consider the prioritization of preservation for one piece of
property when a whole open space system should be considered. She suggested that staff could
consider other areas to include in the study.

David Petersen suggested that the Planning Commission could vote to recommend approval of
the Ivory Homes’ application, and not approve anything else until the study is considered. He said there
could also be a more in depth review of which parcels should be included in the study. Bret Gallacher
said perhaps instead of a defined line to establish the DR area, a standard could be created. Heather
Barnum said she is not comfortable making a decision on this property until it is first reviewed as part of
a comprehensive system. Bret Gallacher asked staff how the commissioners should move forward.
David Petersen said a recommendation could be made to the City Council that the Commission does not
recommend that the general plan be amended until a clear definition for the demarcation line is made.

Nick Mingo, 978 E. Wood Oak Lane, Salt Lake City, said he appreciates the policy discussion that
has taken place regarding the 4218 line and how it impacts the City overall. He said he understands the
struggle the commissioners are having as the 4218 line could create changes all over the City. He said
David Petersen outlined many issues regarding the 4218 line, including the Great Salt Lake, agricultural
land, storm water access to the Great Salt Lake, sewer, wetlands, and more. Nick Mingo said David
Petersen pointed out that most, if not all of these issues do not apply to the Hughes’ property. He said
he does not want to rush a citywide decision and feels it will be important to bring in multiple experts to
be involved in the process, but feels the concerns addressed do not apply to the Hughes’ property. Nick
Mingo said he feels the Commission should take time to study the general plan amendment, but asked
that the Commission still consider the application before them. He said he feels the Commission should
determine if they think 34 new lots on 32 acres of property with 9 acres of open space is appropriate for
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this area. Nick Mingo said the new 4218 line or the new flood plain might be easy demarcation lines;
however, many factors will play into a new line. He said he feels an open space study will provide the
information the City needs to determine the new line. Nick Mingo said what Ivory Homes is asking at
this time is that the general plan be amended for 32 acres to allow for 34 half-acre lots. He said the 32
acres can have sewer access, will not be located in the newly propose flood plain, are not sensitive
wetlands, and should not be affected by other issues previously addressed.

Bret Gallacher thanked the applicant for the information he presented, but said he feels the
applicant is saying Farmington should take time to do research to determine where the new line should
be, except for the 32 acres they are looking to develop because it “probably” fits the definition. Nick
Mingo apologized that he “made that jump bigger than he meant to.” He said he thought the feeling
that those concerns did not apply to this property was mutual among staff and the commissioners.
Connie Deianni agreed that she does not feel those concerns apply to the 32 acres; Heather Barnum
disagreed with that assumption.

Heather Barnum ciarified why she feeis some of the presented concerns may affect the Hughes’
32 acres of property. She asked David Petersen if he feels he could make a professional opinion on how
this development may impact the wildlife habitat. David Petersen said no, he does not feel he could
make a professional opinion on the matter. Heather Barnum said she feels there needs to be a few
more “checks” with experts, including a wildlife expert, prior to recommending if this property does or
does not fit in the DR area.

Bret Gallacher said he does not believe gathering more information would be a 3-year process;
however, he feels doing so will provide an appropriate test to see how the 32 acres “fits.” Connie
Deianni said she feels an open space study is a good idea. In the event the study comes back and said
this property is not impacted, the line still needs to be moved, which could create other issues. Heather
Barnum said the study could help determine what the priority of preservation line should be, as well as
give recommendations on where to move the line. Bret Gallacher said the line may not be something
drawn on a map, but could be based on certain standards.

Nick Mingo clarified that they, the applicants, are not seeking to move the whole line, but
asking to move a small portion of it.

David Petersen said he could create a matrix consisting of the affected parcels that touch the
current line and of standards from the general plan. He said he does not feel qualified to address
wildlife concerns; however, the City does have access to a consultant that could speak to it. He said he
could prioritize these standards, and then have the Planning Commission decide if that is encugh to
keep a DR line on that specific property. Heather Barnum said she likes that idea to determine what
areas to consider for the open space study. She said the study might have to look at other areas outside
of the affected parcels in order to determine what should be preserved, and not just “how developable
it is.” She feels looking at a comprehensive system will determine how a change may impact the entire
landscape of the City.

Connie Deianni asked how long it will take to obtain the money for the study and who will pay
for it. Heather Barnum said the Planning Commission can make a recommendation to the City Council
regarding the study, and the City Council may say we cannot afford it. Bret Gallacher asked if the
Commission chooses not to make a recommendation until the study is completed or if the Commission
makes a recommendation to complete the study. Heather Barnum said the Commission could make
both recommendations. She said an application is before the Commission, and the Commission can
make a motion to recommend denial or approval of it. Bret Gallacher said he would like to ask staff to
put together a recommendation that includes a priority list and a motion based on that, which would

10



Planning Commission Minutes — October 20, 2016

also include conditions and findings to the motion. Dan Rogers suggested making a motion to
recommend denial of the application for a rezone, but recommend that the City Council consider the
open space study. He said that gives the applicants the option to consider a TDR transaction on their
own. He also suggested that the item could be tabled, so it remains with the Planning Commission to
obtain more information. David Petersen said if the motion were tabled, it would still be presented to
City Council to obtain approval of funds for a wildlife consultant. Heather Barnum suggested also
making a motion on whatever the Commission feels best about because it is a legislative act, and the
Commission is only a recommending bady.

Bret Gallacher asked staff what their recommendation is regarding how to proceed forward.
David Petersen suggested tabling the motion. He said he could immediately call the wildlife consultant,
and then discuss the potential cost of the consulting fee with the City Manager. He said staff could put
together a matrix as previously discussed, and present it at the next meeting. Dan Rogers said he is
comfortable tabling the motion; Heather Barnum agreed, and suggested that the schematic plan also be
presented to the Commission at the next meeting with the rezone. David Petersen said the motion to
table the item does not need to include findings, but that it is okay to make a note for further direction
to staff.

Motion:

Connie Deianni made a motion that the Planning Commission table the request for
recommendation for the General Land Use Plan Amendment of 31.79 acres of property from Jonathan
Hughes and Chase Freebairn from Ivory Homes and that the Commission provides direction to staff for a
report for the next Planning Commission meeting. Dan Rogers seconded the motion, which was
unanimously approved.

The Planning Commission stated the following as recommendations for staff to present at the next
meeting:

1. A matrix that includes each factor regarding the decision, and a hierarchy matrix of all properties
affected by the old 4218 line and the new 4218 line, as well as how the 5200 line is affected on
the east side of the City;

2. The time frame, cost, criteria and feasibility to use general funds for an open space study of the
overall comprehensive open space system, which would include the current properties along
the 4218 line {as provided in the matrix completed by staff). This study should provide a
comprehensive look of all open space to determine what open space has high priority for
preservation in Farmington in the overall open space system and not just what land meets
certain criteria within the matrix.

OTHER

Item #t6. Miscellaneous: a} OTR Presentation from the APA Conference

David Petersen said the presentation is not ready at this time. Heather Barnum removed the
miscellaneous item from the agenda.

ADJOURNMENT

Motion:
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At 8:55 p.m., Dan Rogers made a motion to adjourn the meeting, which was unanimously
approved.

e P

- T

Heather Barnum
Acting Chair, Farm n City Planning Commission
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