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1 Vice Chair Johnson stated, he is not indined to be against density, and is not inclined to

2 support the proposed changes. He commented that density usually increases per acre property
3 value, creating a stronger, more sustainable development. He also said he is in favor of giving
4 more flexibility to a developer in order to duster development and save more open space, and

5 said he feels keeping things as they are is more respectful of property rights. Vice Chair

6 Johnson said the driving issue for him is property rights.
7

8 Commissioner Kjar made a motion to approve the Code Text Amendment as presented
9 by staff with findings (a) through (g). Commissioner Daly seconded the motion.

10

11 Reasons for Action (findings):
12

13 a. The Planning Commission finds that the City Council desires to receive feedback

14 with regards to how gross densities for residential development are calculated with

15 regards to sensitive and constrained lands.

16 b. The Planning Commission finds that the Commission as a whole, desired to consider

17 changes to how gross densities are calculated with regards to sensitive and

18 constrained lands.

19 c. The Planning Commission finds that according to Section 12-420-2.3, Residential

20 Development Policies, hillside and naturally wooded canyons should be provided
21 protection from indiscriminate development.
22 d. The Planning Commission finds that according to Section 12-440- 1, General -
23 Natural Hazards Element, a number of natural hazards exist, which should be

24 considered in how residential areas are developed.
25 e. The Planning Commission finds that according to Section 12-440-2, Natural Hazards

26 Policies, residential development should not occur in areas subject to the flooding of

27 natural streams.

28 f. The Planning Commission finds that according to Policy # 3, Foothills Management
29 Plan, the management plan has a desire to protect and maintain the natural drainage
30 in canyons and ravines.

31 g. Therefore, the Planning Commission finds that the proposed amendments to the

32 Zoning Ordinance facilitate the desires of the goals and policies mentioned above.

33

34 The Commissioners discussed possible development scenarios that could occur with the

35 current ordinance. Vice Chair Johnson said, he feels that existing legislative oversight with a

36 PUD would be an effective check against irresponsible development. Mr. Snyder commented

37 that the proposed Code Text Amendment is the fastest way to address the concerns - the other

38 options would take time and effort. He said he feels the Hafoka situation has driven too much

39 response; there is very little risk that a similar situation would occur again. Mr. Snyder said he

40 would suggest scrapping the proposed changes and move toward improving the hillside

41 ordinance. Commissioner Wright said she would be inclined to support the proposed changes if

42 they bring peace to citizens and do not hurt development or property rights. Mr. Snyder pointed
43 out that the Commissioners are citizen planners responsible for protecting land use rights.
44

45 Commissioner Kjar said he shares Vice Chair Johnson's aversion for excess

46 regulation. The hillside is already zoned R- L with four lots per acre and grade restrictions.

47 Mr. Snyder repeated that the emotional reaction to one project should not be used to justify a

48 whole list of land use regulation. Commissioner Wright said she feels it is important to include

49 street and sidewalk in the definition of developable land for those trying to figure out what gross
50 density includes - language deleted with the proposed changes. Commissioner Wright made a

51 motion to amend the definition of density, gross to include the words " including but not limited

52 to streets and sidewalks" at the end of the sentence. Vice Chair Johnson seconded the motion.

53 Mr. Snyder said he understands her point, but cautioned that specifying streets brings up
54 questions regarding specifics. The ordinance includes a provision for the Zoning Administrator






