Lance & Robyn Platt
10980 Secret View Dr.
Sandy, UT 84092

May 28, 2018

Sandy City Board of Adjustment
10000 Centennial Pkwy
Sandy, UT 84070

Board of Adjustment Member:

We submit to the Sandy City Board of Adjustments for variances specific to Lot 1 in Firefly
Forest Subdivision [ocated at 3392 E. Deer Hollow Circle in Sandy.

The history of this property is most relevant to the request before the Board of Adjustments. The
proposed Firefly Forest Subdivision is located in the Deer Hollow Ranches area just east of
Wasatch Blvd on approximately 10700 South. This land is in an area originally developed under
Salt Lake County without consideration to the current subdivision ordinances of Sandy City.
Some homes were originally built in this area in the 1970’s with most of the homes being built in
the 1980°s and 90°. The most recent home was completed in late 2017.

The issue with future development in this area is that the roads were not designed to the current
Sandy City subdivision ordinance requirements. Specifically, the roads are not of sufficient
width or length, and do not have two points of access. Likewise, these roads do not currently
have curb, gutter and sidewalks as required by the City. The limitations of the existing roads
open the possibility to future development under one of only three circumstances—that the
remaining lots are grandfathered into the County requirements, the roads are brought up to the
Sandy City’s current requirements, or that exceptions/variances are granted to accommodate new
development using the existing roads.

The property identified as Lot 1 in Firefly Forest subdivision is a combination of two separate
one acre lots—the first of which was created in 1998 when it was sold by Claire Payzant to
Lynnette Slattery; The second was created by Massoud Parvar in 2004. Both parcels were
created while under the jurisdiction of Salt Lake County with the intent to build homes on these
lots. The same process was followed in creating these lots as was used in 1989 when Payzant
sold a separate one-acre piece of land to David & Marilyn Williams who ultimately developed
their land without issue. The primary distinguishing fact is that this land is now under the
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jurisdiction of Sandy City wherein new development must meet ordinance requirements that
were not originally intended for this land.

Sandy City took responsibility for this land through the annexation process in 2012. There was a
clear understanding at the time of the annexation that this land was intended for one or more
residential homes as the zoning was set up to support this interest. At best, there were some
clerical errors preventing the land from being recognized as a buildable lot due to the way it was
recorded under Salt Lake County as a parcel rather than a lot of record. At worst, there was
some intentional interference from Sandy City in preventing it from being recorded as a legal lot
of record within the County prior to the annexation. The property owners were in the process of
plating this land when their efforts were thwarted by the Sandy City through the lack of
willingness on the City’s part to provide the necessary municipal services that had been provided
to every other home in this area while under the responsibility of the County. Sandy used the
necd for access to water as a motivation for the property owners to annex into the City only to
find that they were ultimately led down a path that would prove to be more limiting than it was
otherwise.

This point cannot be overstated. As part of the annexation process, Sandy City has agreed to
grandfather any legally subdivided lot in this area into the SL County requirements allowing
these lots to be built upon. However, if the lot was not created as a legal lot of record prior to the
annexation, then the land is subject to the City’s subdivision ordinance requirements. The City’s
contention is that this land was not legally subdivided prior to the annexation and therefore does
not receive the benefit of the grandfathered status. The property owners contend that the land
met all the requirements to become legal lots of record save only the ability to receive full
municipal services from Sandy City. In other words, Sandy City had complete control over the
ability for these lots to become legal lots of record within the County prior to the annexation and
chose not to support this effort.

The great irony is that Sandy City rests on the belief that these lots were not subdivided legally
prior to the annexation and therefore do not qualify for the grandfathered status that other lots in
this same area have benefited from. Therefore, the primary request before the Board of
Adjustments is that this land be granted the Grandfather status it deserves and warranis such that
it may become the buildable lot it was intended to be. The Planning Commission recognized that
it had the power and authority to deem this lot as one that would qualify under this Grandfather
status thereby removing any need for granting the requested exceptions. However, they also
recognized that such a decision could be a slippery slope and ultimately were reluctant to allow
this to be the precedent.
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We believe this decision warrants further consideration. The precedent must take into account
“Intent.” There is an undeniable implicit understanding that the intent of this land has been a
residential buildable lot for more than 20 years. The lot was created as a parcel in the same
manner as the neighboring lot (Olsen’s) with the intent to build on it in a similar manner. The lot
was recognized by Salt Lake County as a residential lot which is most relevant considering this
land was created and organized within the County. Moreover, it fit the County requirements to
become a buildable lot. The issues surrounding this lot stem from Sandy City’s interest in
bringing this land from the County into the City. Had the land originally been developed under
Sandy City code requirements back in the early 1970’s, the roads would be adequate to support
the interests of the land owners. Since that is not the case, the City is wanting to fit something
that was not intended to conform to its ordinance requirements into a box that it was never
designed to fit into. If the City does not believe it can adequately support this area, it would have
been better off providing the requested municipal services and allowing it to remain under
County authority.

We respectfully ask the Board of Adjustments to consider the unique history of this land, taking
into account the intent of this land, in allowing Lot 1 of the Firefly Forest Subdivision to benefit
from the grandfathered status as it relates to the roads in the Deer Hollow Ranches area.

e
;
e
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In the event this request is not granted, I will return to the issue at hand which is that the property
in the Deer Hollow Ranches area does not conform to the Sandy City Subdivision Ordinance
Requirements. While Lot 1 of the proposed Firefly Forest Subdivision is suitable to be built
upon outside of the limitations inherent with the existing roads, there is a need to seek approval
for variances from the Board of Adjustments. Specifically, the following five variances are
being requested:

¢ Two points of access: 15A-21-10(D)

e Dead-end in excess of 600 feet: 15A-15-04(B)(7)(b)
¢ Road width of 32 feet: 15A-21-10(F)

s Curb, gutier and sidewalk: 15A-21-02

e Frontage of 110 feet: 15A-21-21(B)

The proposed subdivision before the Board of Adjustments does not conform to these
Development Code requirements. There is currently only a single point of access into the
neighborhood from Wasatch Blvd which causes the subject lot to be located more than 600 feet
from a public street. Likewise, the roads are only 20° wide at a maximum and do not have curb,
gutter or sidewalk. Lastly, the frontage is a few feet shy of meeting the 110” requirement.

These five code requirements were debated at length with and by the Planning Commission
when the proposal was presented before them on May 17", After much deliberation, the
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Planning Commission determined that so long as the roads met the fire department minimum
standard requirements (20” width with approved fire-apparatus turnaround), exceptions could be
granted for the road width, curb/gutter/sidewalk and frontage requirements. They unanimously
agreed that exceptions were warranted for these three code requirements based on the following
three things: First, the area not have adequate drainage to support curb and gutter, Second, the
road widths were agreed to remain at 20” in part to keep a promise made to the residents at the
time of annexation wherein the City stated that they would not impose their ordinances on these
residents with regard to wider streets, sidewalks and street lights. Lastly, the frontage was really
a non-issue. It was not a concern in the letter from the City Engineer and was something the
Planning Commission agreed could be granted an exception for.

The balance of the debate centered on the remaining two code requirements standing in the way
of development approval. These last two hurdles are the single point of access and a dead-end
road that exceeds 600’ in length. Although it was a split decision, The Planning Commission
ultimately determined that exceptions would not be granted for these two code requirements.
The basis of the decision was two-fold: Precedent and Safety.

The issue of Precedent with this lot was fueled by a member of the Development Committee who
indicated that if this lot were to be approved it could possibly open the door to other property
owners in the Deer Hollow Ranches area with an interest in seeking similar exceptions.
Unfortunately, this argument was not presented with sufficient context. While two other
properties in the Deer Hollow Ranches were identified by name in that meeting—Payzant and
Tillitson properties, the proper comparisons were not outlined in relation to the subject land. It is
important to understand that Payzant and Tillitson are faced with very different circumstances
than the subject lot. Payzant, for example, has a single three-acre parcel of land. Claire Payzant
has openly acknowledged he has no interest in developing the land during his lifetime. If
Claire’s children were to pursue a path to development in the future, they are presented with a
different set of [imitations. Foremost among the limitations is that Payzant does not have an
existing right-of-way from his property to Wasatch Blvd. Even if the same exceptions or
variances were made available to Payzant, he does not have the ability to expand the East facing
portion of Deer Hollow Circle to meet the 20 minimum width requirement, Additionaily,
Payzant’s land is also plagued with issues related to active springs, 30% slope and earthquake
fault lines. Precedent does very little to help advance any development efforts of Payzant.

Similarly, the Tillitson property is also not a fair comparison. Sandy Tillitson owns five or more
acres of land at the very top of Deer Hollow Ranches. She has apparently expressed an interest
in subdividing her property to create additional residences in the area. This is an entirely
different proposition as we are looking to combine existing parcels that were created while the
property was under the jurisdiction of the County as opposed to subdividing a single existing lot
to create multiple lots out of one. While we believe there is little risk in either Payzant and/or
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Tillitson receiving approval to develop their land as they see fit, we strongly believe that a
decision to grant the requested variances on Lot 1 in Firefly Forest Subdivision does not create a
precedence that advances the interests of these two other parties. Our situation is entirely unique
from these other property owners and has little to no bearing on their development interests.

The other contributing factor that led the Planning Commission to deny our request was that of
safety. One Planning Commission member commented that she would not be able to sleep at
night with the idea that she might put us in harm’s way having only one point of access. Another
Planning Commission member sought us out following the meeting to advise us that he believed
in our proposal and wanted to see it happen so long as we have two points of access. While we
appreciate the noble efforts of these Planning Commission members who expressed concern for
our safety, they regrettably missed some very important elements of our proposal. When we
explained to this same Planning Commission member that our proposal improves the safety of
the neighborhood bringing meaningful safety measures to one or more homes in the area and is
also in compliance with the fire department standards, he recognized and acknowledged the
oversight on his part.

As we outlined in our letter to the Planning Commission, our proposal includes multiple efforts
to add value to the area, especially when it comes to improving public safety. The following list
includes the improvements that are outlined in our proposal:

1. Improving the existing dead-end road from what is now roughly eleven feet wide to a
20" width providing better access to both the Olsen residence and the Guo residence.

2. The creation of a fire apparatus turnaround on the new lot which will support both the
subject lot as well as the Guo home.

3. Installing an additional fire hydrant that will provide fire protection for the Guo home
in addition to the subject residence.

4. The removal of some existing vegetation thereby reducing the fire threat to other
homes in the area.

5. The installation of a fire suppression system throughout the structures even though it
is not required.

6. The use of building materials that comply with the Sensitive Overlay Area
requirements.

7. Lastly, a comprehensive drainage retention system will be developed to support the
100-year storm that will retain all storm water on the property minimizing the runoff
impact on the surrounding area.

As we learned after the meeting with the Planning Commission, it was not understood that the
existing Guo home on the dead-end road does not have sufficient fire protection. There is
currently not a fire hydrant within reach of that home; There is also not a fire-apparatus
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turnaround anywhere near the Guo home; And lastly, the narrow road servicing the Guo home,
which is only 11 to 12’ wide, does not adequately support emergency vehicles. As such, our
proposal includes an indisputable improvement to the area from a safety perspective improving
safety measures for not only the Guo home, but the Olsen home as well.

Notwithstanding the need for context around the concerns of precedent and safety, we recognize
that the issues related to a single point of access and dead-end road in excess of 600” are less
than ideal. In fact, we recognize it to such an extent that we have willingly spent thousands, if
not tens of thousands of dollars to find a solution for the single point of access road. On a map,
the solution looks obvious. ..simply connect Lone Springs Cove to Deer Hollow Circle and we
have our two points of access. As simple as this might sound, it is not a feasible solution. We
have engaged competent engineers who have looked at every possible solution (o create a loop
using these two roads. Unfortunately, the elevation difference between the two makes it an
improbably solution. There is a 45” elevation change between the fire apparatus turn-around on
our property and the top of Lone Springs Cove. Moreover, the primary section where these two
roads would need to connect is well over 50% slope eliminating any possibility of creating an
adequately engineered connecting road between the two. If this were an option, these two roads
would have been connected back when the developments were created within the County. In the
end, we have expended a great deal of resources, energy and effort to find a solution to the
problem of a single access road, and at this point, there is not a viable solution available for that
second point of access.

With all due respect to those concerned for our safety, this is a risk we are willing to accept. 1
understand what it means to live on a private, dead-end street in excess of 600’ without a second
point of access. I grew up on one within Salt Lake County where my parents have now lived for
over 40 years. I would not have had it any other way., With that said, we are willing to consider
all reasonable safety measures that will help add value to the City as well as the local
neighborhood. As this is one area of the Development Code that does not have a feasible
solution and taking into account that Sandy City “inherited” the limitations with the road system
in the Deer Hollow Ranches neighborhood, we submit to the Board of Adjustments for a
variance to the requirements for two points of access and dead-end road in excess of 600°.
Likewise, we ask for formal variances to be granted for the other three code requirements that
the Planning Commission had previously agreed to provide exceptions for—Road widths,
curb/gutter/sidewalks, and frontage.

We acknowledge that this is a complex issue with competing interests from the City, neighbors
and ourselves as the property owner/developer. There is not an outcome that all parties will
ultimately agree is right, however the Board of Adjustments does have the ability to see that
substantial justice is done in relation to this matter. As such, we encourage the Board of
Adjustments to become as informed as possible. Regrettably, we found the information
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presented to the Planning Commission by the City lacking in objectivity as they presented a
highly biased recommendation to deny our proposal devoid of substantiating facts and omitting
pertinent details. As such, we have included with this letter the following attachments to more
effectively provided a balanced representation of the facts:

o Platt Letter to the Planning Commission dated April 28", 2018

e Sandy City Community Development Memorandum dated May 9", 2018

e Platt response to Sandy City Community Development Memorandum presented on May
17" 2018

e Lynnette Slatter-Cully Letter to the Planning Commission dated March 16™, 2018

Thank you for your consideration.

Sincerely, =
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Lance & Robyn Platt
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SLOPE ANALYSIS:

SLOPE0-10%

SLOPE 10% - 20%

SLOPE 20% - 30%

SLOPE 30% OR GREATER




GACHY.Z1 HIONA $E4G N BIIOT0 36 Tk SINTALUATIY 0%
[y “HOILINSLEROD Tod|CINNA 803 ST1¥L30 QY SNCALIGITITEAE ALK
(S

M.uu o AQheeS: HaM FONVTH0I0R NI A3D0¥E-L10d 38 Tives AN HaUWA T 8
el o0 LNYYCAH
o et} i Tt ¥ MU ON HO LNOREWA 2 VoL GIFOME FTOLSAME CYIC T 9
m= s
- O m A L ANERQA 3HLOL
B = i 3 e e CIONYT 30 TV ZATWA AYYIIATY WNOLIGEY GV LS54 B vl YE YIS
3 T iy "SI0V 0 A8 AL - e El L O NIV BHL WDM3 L FE 0
m o - ] uuu.mw.vz..emw ITHO0E -HoNaieIon mwmbﬁ&llw. e n. SAHYOINY LS AL|D ATNYS
D m =m S T e T PR ! ANSHENS 155 DL QI0VHIHN 38 TYHE SOUVONY E ZNTHHNS L334 LG Od
- Q= By 0. OAINGEY - a\\\ - L¥HL NOLLZHLOHA SIS HOS U3HINDIH CLNYECAH SN NOITvdSy MGT3
c - M Eivielsw S HOINGIHTHALNED S TIRNN 48 LNVHOAH 3dA2 NOBTIAdNCD-9 36 G
TEIT . i MLBS S B LT

= ; A

o g CIUMDIY 61 0D HEINIE TH

W % [y =z 4 g \ fol A L3 30 $CL IHAWON YAATD 40 LEE 40 WNINECIA] 30 4G WANNIAY '3
= - W O ; (smufw Saipxﬁzﬁﬂém»zﬁm. .
O X - W S8 Wi w7 Ly 3R o o el
m = = A fing sty ..\uw.nn.”umuﬁu? BAIS 15¥3 ONY HLYGN DL NI ¥ZLLAS 50 o 4301 £ INM NIVABLYI0T €
) m @) T oot 90 Lol A0 Ton ArT  adr
rCw WOk 3O 1l e Al iy

. 19 V.90 36 NV S IY.E0
2 M QW SNCUYIITZAS LN BASO SHL MOl CINEEVLSS Y3LT] TYACHddY
Hm W “enits 31N HLYGOH 136 Sr SINTATUNGTH BIH1O HOSY NALLOMHLINGD

b 9] VtaINA B S LS ONY GNOLLrGAE o CHYaNTLE AL AdnvE

] — L 40 NETEIAT LS3L9 IHL OLMQANTA TG NOLLNILENGD T T

= 3B

NOLLAHJSHG ANY SAINHI93E 0,
HORg SAC SNDIYCYA AL LS L¥ QULLR5GLOR HOTAYL XTI 30 AT TR
ENTT0A Ha%¥HL ADM HOLDSASH: SILLILIN AMENd ALD AGNYS wtlON L

FRUAN YT

BT a3y )

0,5 NALANED A0,

HHMIT NS ALYNIGHOTT]
I

TS ey

e
pe Ry T ve

TTIOET N W
T 3 aTeE

[ SN NS MEN ANV ENLLANLSHOD YO
LN SHOIVLS U038 BILLNILN ¥ZH20 THY TSNV HIWES SHVUINYE SNILSHE
\ I NSILVATE SRANI Y ENDLLYIC AiFh TR THAHS ¥OLI¥HINGS '

Vo 2XNEIVZACHAH HITS R S0 NV ATV 0L ORI SIRSIC IHL
A\ [ L IS00 OM Lv T8l vel2x 26 TIVHE MOLOISHNI 5O MIaN|ONE Lone:Sae 3ML A8
Loy @9 LYNHEI0 BL2F530 “HOLOTASHY MO 33RInT Lonsr2x IHL A8 daNG3s
v 38 AYW SLESL TWOHLIO0Y SONVLIIOLY TeMeld OL Nattkd SINDRIACHSM
(B TS GTTIVLENE TIY ND U2WHSbE 3 Tiwe 62632 NalLST 430

1 \ Oy STIOHNYH 50 31631 WANDYA S153L ufr NOILETeENE CI0IA 7

| \ 0UOPT HYLD ACKYE "ASIM Q0L huMDS
" \ 200 391440 AMLSK ML L¥ JTVIIXAY FiW SNOLIYIATIIE Qe SONVINY LS
[ \ \ IBLSIG AL 30 530 BROLYIIAITHCE ROUSTH SNCS ONY SOUYONYLE
_ N\ \ NDISHQIISS] 11510 IOVEITRS AGRYS it

fon sorag
¢ DBAMEYETA 0 o Bl
S L %6 B ravds N
NS And guuuﬁ..h«uzu
R

LOILS NI Q3 NMSISNT 37 TIVHS SINBYAACHAN ¥RVES A0 RS TY ¢
g T EALAN LIS NFHRAE NV ACNYE

.&Vﬁbi&ﬂm&zﬂzﬁm
 NTivhveds 15 01 SO0lkGea; \L

S ki s o
Py e o1 gadingEy A AP 3 e S
Pty ahin ey fewag” . 2 . 0 ;
\\o_mz)ﬂsemgdhu.kﬁnﬂzu_«uw‘ 2l - 3 2 ) 4 .
H 1 - 3AuTT YA mkﬂz_.ﬂz\ EER S T

R ¥ 7

SNOLLEIEO2 ONW GLAICE 1HBILYTLYN
AR GRIINY LSNGS I8 TIYHE S8 ONY 51450400 N0 WL T T

F ‘BNILLOFNNGO 301N HAS
m\. GNOLMIINAWAGD ONY THIR O3 T 503 Ny d AUS WOHIZS T 0L HS45 '8

S~ SAYHGENT QTBY NS ¥ YIAD IEu103 6YE GILYIBLNT
HEINI 8 2349 SOV LTS HON| D 33 WANINGS ¥ 50 CSATNEY

dolp o ¥ SAN15RLS INSNSAVE LNITYAINDS SHA MUM 02Ty WY 38 Y1T¥HS 3snLanuLs
- . ToaLE AT KSR

L highs yhoa ob v o wawdn K - . 5 T | PNV BPASE NS @ ITYIENI LNBHINYS LAY NEILYAYSCE B4 Ve HOLVHLRO3 TH3 4T SN
VEL iMJHOSIOAN N Y S ) A ; ’ H : SHEIVYLS LVIN N LYSMIS 36 THHE IN3 38 0.4 L1vHdSY SNUSEE Tiv #

49 5L TAa Bk 4753 TSN X ‘EHagTE LSTHHL A ONSE ]

foria ousmdvaRa ¢ w Jer i TTvENLS

£ A IE pvNIgoaT) NIk T bousrwamonag [0 f)

TIINES VLM NI NI [ 0 TTzreben 6 vl [
1L AEVORPLS ALII AGNYE TIV SN g N

i
i

[
! BSLELS AN

HOLZTALENED SHENC SN SUSEG
\ ©4, FOVAYA ¥A 40 INEINT LIS ANY CNLLOSHUEN 40 S EISNOSTY 36 TIvHE

0ites e 2l0an 18
¥# 9ims spouRgeL el §0Z
SI0ABAING ~ SIALLE|d - SJoau|Buz

Wiy gafpnbpuegeno A
late-eLn Iser) vad £ LEEZE 20 (5ER) Butld

NOLTVMLNED NOLITHLENG STvaung INE vy
L BT Il AN B03 THENCeSTl 38 Thms HOLAEINGD L

N3RS ONEA
! 1NIAIsd G2 HSIGAAL TT¥ InCHN ONY 1SN0 SNPA07E JAIATHe OL S WAL
A 2T NAACA L3 TIHS HOLIWHLNOD “STRVANYLS ALI AQNYS SHLHIM
i [F— SONPCUODIY N TOHLNO LM 502 TASNOISTY 36 Thee HOLIIINGD &
i N0RASTEIS AN HOC-ALLA SHORTTIL
L5 d0s TITWAVEAT
; [TOHNS MOTIHS QIS agHYS] TG LSvonna
£ HW VS NS .38 THLIHE et T
(ol TN 93 TR o ! SEvHD YA
4 / - Tutig
29540 »
SLMONGS YavES |
s ey e
o

LIS ST 1L 3OS PHICIIELOR PvOMadTEL
! 3003808 AMIn0

o0 D Nz b 59k IO 0N INOHEITIL
Dhgl B8 31 3L 4:.:%; NIONITIOP ATTIHE

g r . 1
LSyHL v Ches |
{38 TR B TIELSN)
e |

< O TSN

@
c
&
I
%
O
c
g
@
m
=
r
Z
0

g

S e L2
B0 2.4 TS
- i Syvreett 30 346100
- DT EYEa oL FEsE-
© 0 34vaSaNTNILSTE:

Ao o

[

DRUHERHMYHA SN
adio kanve

BYY S1VLNOI SOMEEE AIMUA AMILA LYHA BEAD NaLLISRNAr
ANbAYH ASYOH LY Y3HLO Y0 3ISLEI INAWAACIN] VBRSNS
3 S .5 LS AGHYS *ALID AGNVS 40 T¥ADN e NALLIW 3HL LTIORLIV SOLTVIINGD

3L A8 30 38 T NS Sy FALLTILLN 40 NG 3L N S50WHD ON '8
. 3N STEELS ANI \

©.8 USRI 57853 AN

. BT00 SELI3 T TWNOLLYN)
L, lonlushE Rl lssisaol |/ @I QY SORYONYLS $3MCd MYINNON AXOQR “SOYINYLS ALID AINYS
r - (SwenouL oulengimet | ANTHANG LSCH THL HLW FONrQUQIDY NI ITVIVLSHI3E TIHHS WHGM TTY %
a0 TIOHNGY GOUNEN TASNI
o AICHNYIN T 2EDE ZNCNEY _\ “AYM 20 LDl DN 3rel NEXSOM, ANY SAICT 0L B0l ALY
/ ACNTS PO O3%IYL90 30 15NN AT INFWHRIWONSNT b 20 Lkold ¥ ¢
/ | LNV LY GEAIYLE0 30 v
{ A40DW “HIINIONT AL0 NO ENOILEOITS STURONYLS ALl AE GELSTHI0
/ FFINEIH LD BETTHA SHOLROIITAS ONY EORONY 18 WY JUGE SHL
! A0 6NN HOLIVNGD "SNCYORIOSAE OHY E00 THIENTD B
HIOUNIND ) Oy IATA D DHVENYLE ALID AONYE HLtM K1a203 TTHE ETVIHZIYH ONY HeOM TY
3 TIYLSHI Nial ¥3reh 0.0 SNLGOD
g QNBOITHO0H Y 3UIS LT I33kE Oz usY (FEAN “ATHO ILVANKGH Y SHY SN DHNCHTYINT
LN 8 NS LSS IV “BNDT AN NI AuOW) 40 INTNISNBINA B3 OF HOIbe 31U
\ v 20 Lah¥EA 03 T 0

SE2CN TREINED




11¥1d 0NV HOd a3dvd3dd
W' TS '3 'SEL L O3S INOILYOO01

NYTd ONIGYHD
dI0 MOTIOH Y330 '3 ¢6¢€

T oM e

s

— g ey

e

B IRAFE Y|

oy ReBpnBpUBLENqIALIA
191€-eL9 (sep) ked/ feez-€20 (seb) sueyd

014k YEIN ‘361030 13
@ 8pNS BhEwage] (583 502

]
oG
3
éx
iR
‘0
=C
L~
o
ar
3=

0

S e ey

AN HOw NEG SMETY -

R0t 30T S .Il - V\N&
e .

%) g nz:nzsc&h_x,zmp oy H
i MO DLW AN 7 ]
L \iﬁmﬂeﬁn Laphustion;
R R y

s AR

#

/ A
Ny 1410 Ma g INS T
7 Bzﬁnuwuaﬁmmmﬁuﬁ

oAy splolvwgy
T i

/i

3]
0 Hmﬂ.__o|WuE§» LTWHEEY
NSNS NEAGAYS ATYHESY

1ok s 3ghhon |

oS ATEWELLOE |

0415 7 AT SOWIHNGAR 1Y !
1AL = NeHLYATTE eS8 4oL
aMBd HOLLNE Y

o

ALY WIS

i
A
A, '
‘a2ig3lond 36 oL |

sENOvO TS |
. Suplwosiska

. . - I}
FvSSONT 0K THLshE—~ T}
"WONOMMEN 20 SUNN 3Kzn0.

“IOW1d3Y ONY ONID s
VoSG SNILSDE

:wxam.rupﬁ. v
W OLLSDE NESNTY

ST locus s

R 30143 TIvHG HOLIwHINGD u._.oz\
=
[ =

NGLLY AT AJPATAIND
LS HOLYI ANMASARD
| LTVHJSW SNUSDE NI ANN

T
. i CNITYEN 0L
et S NS

/

NYE HIOTS tnawe
|

/
/

/
/

F0vy00ns 3wl

* ¥An0 354000 35vH CAUVIUING HON
) = N\_PHIAC 3SUNCS IoVAUNS LTvHasY Honl

; ¢ i e / T A £ 40 ONLSISNGD A¥Waniig INAWIAYY

LT¥HdSY 30M 1003 0T dcwz,

FOMY OMILSNE !

T W3less ONIDRNGG Nolvonan
NDINAM 1TTdHGD W ICIAOS TIVHS T8 |
NOILINISN 0O AWWOYOH MIN AB 031443 |
SVEILSAS GHITANINaS NOLLYSIbH| 3avOSCn |

AMISTT MO N 34 10 LTS OL ¥ [TLON

¥ o8 = TW T
(o)

/

/

T ?
- =

TIVOS DIHAVYED
HLHON

B

FEVETIY CNOB NI O MO[He ONY
ISVITIY CNOB W00 FHL CL HORd HFINICHS SIS 2780 OL

0436 ONY ISYITTH CHOB %05 3HL THO3E J3T1d3H HO OTxl3.
38 OLCIINATHL A1 3IS 0L WHINWD OI0IA 38 TTHS S3dls 0L

SNOIL¥SHIT345 ALID ADNYS O HHCINOD BAELL
TIASCACHA THL VML MOHS 01 NOLIWIMOHN| LNTES |15 AW

QNS 'SNIOOEE ONYS TV HO4 CHNINDSN Sty STYLLWENS b

TEAYED EANIW L OZLIWEN03 (NN ZL NG 135
36 TIVHE STHOE NELLINAC ONY CENES LTTNI LEWaTHd T L

ssI0SY
MOTIY 4 SIASTHAY YIHAO0 VO ML TUIUINGD 'LTvHESY
40 S2UWYD TN O ST TI0HNY TI¥ 440 HYI™D 0L

NOILIBEN SSVETY
GHEE Twhid FHL UL TN NALIONEE SNV 1D ¥ A GENIVL YA
36 0L 2w Edld ONY SIX08 IHL Tdld ONY SIXOE 1NC NF1D
“LTINI TIV 40 10 GEINVETA 38 8L 3Ny SHEE0 Ny L)

‘OHYOECHYD ANV JLLSYTd WEOM
WHOd TIY Sy TIEM % JavHHNS 3AISHI Jcld HG XCH 3HLWCHS
SNOISNMLONA HIHLO ONY VAT SN 'ST0. o¥NS Incval 1

Ly id TOHINO SAILIMISTH FHL
40 GIOEI TI¥ ONNCHY LNOHD 'SIXCE LN ONY L1a N3 NI
£35C3 TIV LY NOLLENYHL 0F1HA38 'HLOOWE ¥ 31vIHD 0. LN0¥D
YO8 ALIVINCD 4G dOk ONY Tiswad ¥ LT1HI 40 WOLLOE NIZVLTE
LACYO Ol ONY $39C3 LTINS JHVHS ¥O Q300N 'CNICTELCHY
Tiv 3A0NY O ITESNOLEIN $I ¥OLIVEINGS YLD

O BYMZ JHL ‘KNI ¥ CL LXEN CHL¥I0T 38 OL CISCuTH
B1UWHL XCE LN HAVE MO 'SONR 30VH0 NEIAIE 2NcNT 2

HLOOAS L 9oL 3y En
L¥'S3003 d¥VHS HO OFIOWT TI¥ 'ATIWNOLLOY ‘WiNld HLOOWS

¥ 04 ¥Of 0. 3l 40 NOLLOINNOD 1 2MGHS ANY F1oHN
HO08 3HL 30 Tv IASHI IAL HUM SN 40 6ald ina

‘SILIVE YT VINOLS FHL YOS JIINGIY
1 LNDYO MIATHIHM 0351 T8 TIWHS LNOND SNDINIHS-ON 'S

ig462-605) NALWHYAT EXHOM SIENG ALID ATNYE NOMA

O mn Apree@y
L% CINMLED

30 NYSFWLI0 ONY SNOILWOIISEHS NEILONKLEHOD TWIOINAW
H0:# STIVAIG ON¥ SNOLLVIIHISIE QUVENYLS AL AONYS

IHL 4C NOIASY 1531¥] 3H OL WYOINCS TTYHE E3LLIEDW
TO¥INGD QOO NG SNOE XHOM ONY SIVRELYW TV 7

ANILLNVED SN
FHL HONCUHL O INA3HIS 36 TIveS ONILIIW NOLLONELSNOT T
3rL SNYId GIAOHACY IHL IIN3Y O SHOLDFESNE

IHL TN 51 51HL T3 LNVYHO NITE SwH WhAOHedY
WAl4 FING TTHINDSY 51 SHLTIX NOUSNHISNOTud ¥ &

VIELEAS HO 3L
ONY CISSIHACY 38 0L 34V SNOLLYIOIA OSHUNSAl TV WALSAS
INSVEEYNYV dddME INING 3HE OL J3150d 38 CL IUV HIlHM
HOLIVNINGD ZHL O, CAOUNCYE 38 TIM NIV NYeEd S3LLTLA
SMEME ALID AOHYS SHL AB CEITAINCS SLUOLTY HC|LITESN

ONY M3ITE S INSNEHIIOIN 20N ONY 'TON ‘dedMS HLm
FINYAHODIY NI CIMHC ATl ONITE S| HHEM NOLLOMNENDT LyHL
MMINOT 01 INTWANYAE0 SILINIAN IFENd L AR GELUdeD 38
T SNCLLITLISN] DY WILSAS LNENEDVNYY deidS INMND THL
4EMINTY MYINCIY WILSAS LNEVEDYNYI deidS INMNOTHL
WlA IS IVAY IOV ONY CIUNTNNDOO T8 T1<S %0ILI2dSN| TV
‘10N HOMNY ddltiS SHL 50 SININUINDZE IHL il 02UT 3000
36 TIv5 SNOILIFEN| BLAGNSHINGI 10N HOUNY dddWs HLUW
(EETRLTeEET) lLAMHISNDD T

NOILINHISNOD ANY SNINSIS3E 0L HOINE SAVD SNDINGW

A1 L5VE LY ‘0UEL0357408 VHIUEIH AvY HOLYNIONCOD ALITYND
VA VHCLS QN HOTAYL AZHOI “AZHETIE SITIMN HIHOVHL
ADYH HOLI3ASH SILITILN SNBND ALUDAINYS AdlON &

SILON WAL WIS

aITILSHI

36 0. GINICIHIE T2IS LINANOD NIWHE MNCLS IHL
L399V 0L HONENT 30 0 LIMNLSNGS 38 TIVHS S3Xad
NIVHQHHOLS TIV 'SALYHT CNY J01ViLd TS T194008 AW
CHLoNUISNOD 38 TIVHE S2X08 NIVSO WMOLS T 8

ANIWLHY30 ONITINIONT

LD ACNWE THL 0L ENY TA| IV ANTETUSTY S

‘HINMO THL OL EADNYHD GHE0ACHH SHL SHILLBRETY
ANCH LA NV SIHL %0 GIADHAdY GNY NMOHE
L¥HLACHS CELLINNIS 30 TIM SIONVHS JOVHO N ©

L1 3HL LNCHONCYHL
FALUSHAC ONY SINIINCD HELYW O3CNIVINCITY
TANCCk TG LwHL STNNCIICHE ONW LNEAINSE OIS
'NOILOYAWOD AL¥NaIaY J0INCHG OL HONONI HiHLSL4T
TWLNGZIMCH M| EWHILA TIls LOvdNCD O Fo¥Ta '+

A3AaWEY 3y STWINAL SNCIHALITET

IHLNI O2HLLAI0! YIHE 11D 3HL OHLLIIN T S IANYES ¢

‘CIAONIY 38 0INCHS §TVIKELYW SMICINZLS 130
H3ALO CHY GHAIC 'CONVOND T4 181NN 10540l
IHL FSHNC ISYE YO Tk SNIDYHA INIAWTe OLBORE T

‘19043 15HL NI IOV SNOLLYONTHINCTTY IHL
I M 38 TTHS ONY ‘NOLLYT¥AS T¥aINHI31030
SHL CEMIINTY ON DINTYLED TAYH TIVHS YOLTWHINGD 'L

SN TENTD




11¥71d 30NYT ‘HOA A3HvdFdd

Ny 1d SNIQVHD

wETEEl W' 1S 'JhY 'SEL Pl 038 NOILWOOT

T T R

el HID MOTTIOH Y330 '3 26¢€

Toa g ali]

0Lt Ui 9Blesn
b# BENG ARWISNR] BRI SOE
s10ABAIng - sieUuz|d - sleauibug

s g2BpRBRLIEAN I

1glE-£19 (Sev) xed f ieez-£10 (Ger) ounyy

@
c
@
I
%
o}
c
g
W
m
r
r
2
o

[=]

=]

waesy | 7

|
J
|

dnpd NOLNALEY
ALY LS ORS LNHISOD

f

f

SV Iesi AN OV
3avEIQAY] SNILT Erio

‘mzix\u\:"fn MR IME T T
AEVAT 2ICTE BALYIND
R G BRSO

“C3u970u4 20 01
ST e Banva
S oeused +

VY.
/ Seensaiiriinos ousber
WIMIRCY NN JOSLNT IS

“WALSAS DNIDINIY oS NOWY DI
. LT LACD ¥ IANCH TIVHE ONY
~HOLLINALENGD Arihvod M3t A3 03293403

¢ SPELLBAS CHITHINIS NGILYOIil 3dV35aN
LT T3N3 TIVHS BOLMESET AN

ROy |
M tniigne |
i

“Bdvagirs Ctvasd!
3578 03Lv3uLun HONP

#IAND SEUAGT TG LTS HOM
X, 6 40 SNASIENGD WIAIARI LNS WAV
LiwHey 30 1033 02 TIVLEHE

!

!

ONS031 04 Ny Td 3138 LT 15548 O ¥343H | T10N

CHUEEY 40 BDIE < 40 BLC 5 TNTION

a6 That = NG 90 WQUAGE 40 YEY FOVAENG

HIE L 21 Pl = SNOE 4O WOLLOE 20 80| LvATIS

HSTBLE @ ONGA 30 VEHY SO¥HNG

{YOBIEY Ld LIBILE = OMOA 40 TIHY JYHTS 26 N0ILYATTI

2115 = NG NGILKE L3Y DIGNMSHEAS WUZE 40 dL 46 XaILeAT1E
CEANCH INTION SDUNIZZY HDLWNIOLS A

401 BCAE @ SO NOLLNALSY J38INZEN

W MR MeoL w0 s oow
SHI- @G G wo ors om:
gl veesz 11 g @y om
mgr mmL e 1w e S
wr o WS z4 B ooe
me mm s 80 5T oiL
sz W W w2t T o
L4 Lok owr 2T "7 oe
i Wi e [’ o
|z w ol o5 o E
BLTE ae BEL 12 B 5
ame e tems i Cul tu
pbey  oBauzng Awmul e posdem

adudg wiry RouTy by quum )

G406y 1035
et LINETLAS LMIW AL LIGSZ062] & TIWAANG SOLY B34S
HE LT = WELEAS NAIINZLIY 20 VIHY J0040T
YIVH2010 NOLLYIODNRA ¥
OSHINDTH SWNIOA NOUME1SY BILYMWECLS 1l

o
=5 PuLegd L aee0 dvin ol (Lanek drolrGasl < 3nvA 2, 0ALE IR

45 ©ITL = V3N SAEDSaNT

UVRASATSDh 55 1888 = YIUY ST

{aranLS - 33MEaISEN] 45 BT = VY J00H
SOUSIBLIVYGR) ALbadOHA 10

oz v
Lrp sz
aLp v
Len [
Ey '
10 <l
i B
a0t o
¥eT k3
¥z e
e e
s 5
89 5

(NNOMEIHSN ALISHELEN TVENIVE (SEUNIND 3512

PHETIT BT A0P S 30N
MEla¥2ET 130N
HELVWECIN| TRANMY 0

RN 53 SELNGY DL |¥ ONINTENIONS WIINKSS 1039
HOTHED 4G TIHETIZYAGE NIE S 2NN NOLY 0T
SNFHHYMO FOvHOLE INNCHTHICNT Cyr
AN O NOAALTY 3HL 39 WOLLOR 3HL ¥0¥S THALNO NOILWIOONSA DL
AN 38 T AT U548 NCLLELSY i IO TIVALND TONINNAISSO
WHOLS SACH 22 AONENDEM MY A0 ¥ Hd ALIE O CEINTALIH 3 TG
LY WNOLS JHOLINIL FIZNIS WOTIOH M3 NI ATt SHL 30
IOING INL 0Ty CILFA0T WILTAS NIV WAOLE O S1 3SHL
NOWYWHTHN TENZE b

2D MOTIOH ¥F70 2T
SMOLLYINTTYD NIVHD DS




(o3 =BpnBpUEYSNa A
gzzi-FeE (L08) xed 1 21Z1-F5e (108) duold

ALID ASTIVA LSTIM 'S 0652 M 0992
‘We'aTs '3IY 'SEL ‘vl 035 ‘NOILYOO1

NY1d TOHLNOD NOISOXT
dID MOTI0H ¥33d '3 ¢6¢e¢

e

TGRS 5 AN,

T sy

Lt
aiva

T IYATE

204¥@ YEIN ‘KD e HES
001 21N "YINOS DOSY 1983 559
sJoABAINg - SIBUUE|d - siasulbu]

W
c
(7]
I
e
@
=
o)
(0]
m
r
r

“ONI

1

e

ey | fe

35 LoArgEd IHL
HENGHHL SIACH LIS STLIALLDY NOLLSNMISNGA HOLYW 01 J2.81rgY
O 341 3HL NHLM CILYO07138 A STLNITW A Lives e

TLS IHLNIHLA 0ZLYO0T AUUNIHEND STLLIALDY NOLLOMALSNGD
HIHLC MLV JINIBWOD 39 AV Y3HY LNOHSYM, JUIHINGS WIIEAS
NIV WHOLS FHL OUNEHEW OL CIMOTIY 38 AVN L5WM JLTHONDD
ON LML HING 0319307 38 TI 6¥34Y LOOHEWM JLIHINOT 5t

AL LOIrOkd THA HINONHE SIACH LISY NOLLYIDT NHOM 3H4 HILWN
QLSILLIAILIY NOUNZATHd NOLLNTIOE H3HLO TT¥ ONY 'S33ruva
L "ONISNES NGILINELSNOD SACH TIVHS MOLOWHINGOIHL b

1:5A5 NIVYD W0 LS SNILETE DAL OIN|

ON|SHYHOSII WO SANYLATICA LIVIM OL SALLALLDY MOLLIAYLENGD

TW 1SACOW TTVHE YCLOWHANGS SHL YWY G3/Wd LTVHeSY CNILEDE

N NIHLIWA 034¥I0T ONISE LO3rONd SIHL 30 SNV 3HL 02300 6L

'ESINIINVETD TIVALNG DNISTNOYWOD ONY NOLYNIAYANGD QICAY CL
DNINYETD BHL SHING Y3 LW HEYIM 14 Db DL 10U 38 1S 53N
AV N0 JEIAMIE OLNI AN TNEE OL HO[b SIYEI0 dNY LHID 40
QIANYETID 38 TIVHS SINM ALNLLR TIV AMTACIE(I0 NOdN ABLVICINS
INOS 38 O OFAN SuveTH ONY ONINGETD GICTIN Al “IN3AT
TIWNIVY ¥ 40 OME 3H L 40 SHNCH 2E MIHAM, O8N SAYD MYONT v
NEAIE AHANT 32O LEVTT LY NOSUId CHIrWND ¥ AS OII2I<a

T8 TIvhS STUNSVAN TOMINGD NOLLYZNIWICTE ONY NCESOU3 17
F2S THL 40 NELVZITIEYLE TYNL TULSN NCLLIGNCS TYNCLLONN ATTNd
1 CEMIVANIVIN I8 TIYHS Nyd SIML NI CINYINOD STHNSVEN T 21

NOLLSMILSNGD avDY

HC4 OV SMENINALIE 40 INAAIYId ONY NCLLONBLSNGD ALRILA
U0 SIHINZEL 40 ONITTI4X0wE SIANTINI SIHL “AVA CRDINGM HOYD
40 ONT IHL LY A32NISYLS 38 TIVHS NOLLONYLSNGS US40 T 1L

103r0Nd IHL 40 0 3HL SHIHAT oL
3001013 '53Tv8 MYELS 'STONTd LS) STUMSYAN TOHINGS NCISCRT
THL ONLLSNNGY 04 T16ISN OdSTH 38 TS HOLOVIINGD 34l 0L

TILIBIHCH

ATALYIOSEY 61 SNOILYHTAO NOISEIHAANG 160 Y04 SAINDT S0OL

0 3E¥E WATI0N (34 YIMLG G SO BALON 40 360 3HL “L5na
TOMINGD 5.1 G351 38 TwHS ONMILWM JUIS ONY NITIS LIS ¥ 20
NOLLYTTLSNI ‘SIWILLTT¥ L¥ G3TICHINOD 38 LSNW ISNC oMvoTa 8

FLIS IHL WO STTUYHISIO HElvm WNOLS [
HLPA L0VLNGD SINIATH LYHL YINNVIM ¥ NI 40 OI50:55K 36 Tl
903 "ONINVE 12 1IHIA SX0NHL TITHONCD) HALMHSYM TTY

‘G3nive 513416 3L NIHM O3AONEY ONY AHYSE30: = : 3 4 AOTHE_MaDO L8N
‘S5IHD0N NI 6] NOLLSAHLSNOD 3THW ANIVLN VI 38 T SILLMIaYS .
JOHLNGS Til5 IHL LDG HO HIINT TIM SITIHIA T SHOLLYOT 5 . —_———— e — —
TTY ¥ TOHLNGD SNIMIWUL ITOIHIA 36A TIvHS YOLIWHINGS 2 / .

TUI1dNED S LNIUTAY TLNG IOV NI NIVINTY TIYHS SwauY
LNIWAANS 0ISOIOH HI TOHINOD NDISCHS "NOLLY.IOIN AMLTVEH
40 SHINIAGI TV ¥ OTHEMI1ST SYH YIHW THLNT IHLTUNA

38 AV S¥EHY 03A0S MO TEE STHNIONELS TOMINGS NoISSHS 3
‘SNCILYHHIT3E SHILXY I SNV IV CI3S HOd SNYTd SdwasanyT

0L YT CIYISCHT N0 NOLVIIDIn IALWN HLlk G30TIE
‘@3avd 30 TIWHS NOILINELSNGD DNINNG CFAUMSIO SYAY T 5

“WNOLLIN SMINCT3E
ST WROIAGHI N0 A ELLY|CIAN O3 TASHI 38 TT¥HE E30130
NCILOEL0H LI THI 440NN 3L1S WOMH 0310310k 38 0L 433N
FLIRIHLOL LNAIVPOY ONY 3L NO SISV NIYEO YIS T F -

" iy onss E\K‘m.w «.mxa,
7 AL0 N a3 s
P

o

LIS 3L WM LWL Ok SEEC WOY4 3Tud ONY VD
‘B1T341S IHL IIEDN H04 TTASNCASIN 51 NOLTVIINGD ML £

SIUNSYS IIE0d0N 30 HOILITEN

NCAN A3HINDIY 36 A¥A 5361A30 TCHINGD TYNOILIQEY "TIANILN

5Y NOLZNAZ 20N 500 v 3HL 41 G SWIIE0NS NITRINONA 0L
30G AIUINDITH 30 AvA SZNSYIN TOELNOI NOIGORE TWNEILITY T

NAGHS SOV TOMLNOD NISONS 3HL SNINIYANIYI O3
FIAISNOLSTY 28 05T TIVHS HOLOWMINGD SHL “22CHNY ONY ONIA
01300 NCISOR3 INITIOHINGD ONY ONIINIAZEd 20 TNAISNCas3Y 7

mmj!.muuhu‘E.zoqu,zq:u;mﬁroooz,z:uumsﬂ.:(._(.

saloN WMD),

038 7T HOILSIBLSNOD M3 L4 LAGISIZE300

S0 GA:VALLS 4L INIHUND00 WHOLS MNGH 2L HvEA 004

VNGO H3LM WHOLS TTW NIWAIH G OND NOI NI L33 B3 L6M WNOLS
W 40 NOLDTHL SNOD 20MINI TIA T3LT VA0 38 0L ¥HOM SHL

UGS ML ONIBHIEID

V%0 INLSIXE SHL ANV TUTHNCD Tu S31LIAILSY HOLLINYLENOD

HALAY 3115 T+ 40 LNBESH303 J30NMY 20 3IVALES T

SIUTV 52°1 = ASHUNLSIA 38 CLILIE 40 VEUY

STUTV 0T = WANY AL
STLIAILIY SEHAC YO INIOHD
'NCLIYAYSYE A8 QI0NMLNIC 38 OL 0210343 SI LYHL 3US THL
40°7NY TYAOL IHL ONv LIS FHL 40 VINY TI0L IHL S0 31NILSE ‘¢

SIWLONELE 3N 40 NOLLSQULSNOD 3

SIS ALMLN AN 20 NCLFTIVISN D
ouigris D /
HOLYAWDYD B 3 %
Ui 30 DHIBEND % 34ov ¥0'¢ H0
38 A% SILALOY 48 JaNaNDSs .

34U, 3415 IL SO SNOLYO HOMVIW YO STICS BENLSK HOIHA
SILIAILY YO WA IO IINIACTS TIANTINI TH L 40 NOLANISIC T

HYLN AONWS ‘TIZHD

MOTION M3 LEVA TECE LY ORLYDE) 'STNNLOMELS gIHIVAID ONY
I2NTITIA MEN ¥ SNILINNISNDSD 40 LSISHED 1T NOLLDMILSNOD
SIHL ALIALIY NOLLDNHISNOD THL 40 JUALYN SHL 40 NOlLEIHIE3D 'L

NOLYNHON §30an

FNOILIGNOY LTI HOLYW 0L STLLITIIVS Ay LNYS
ONY G 40 HOLYDOT LSNMY Avkl HOLOVEINGT ILON

HNOTOYA QY NI 23S (B
FONRUNG NOUIMUSNED TTZANIS (G}

ROTION 833073 Seee

510 METIOH
43303 g8t

A0 NOUINKISNGD ‘drEL

‘NOUJ3L0Wd LITHI [ =]

KOULS3NIE ¥ MO Toviiva

RVHD AMALS ONUSID ——— ——

SHOMAY LTS v m v e

HNOLNOT O3S0d0Hd =
HNOLNGD NI

ELTHY )

NOUZLONA LN NWO KDL ()
MWLYSOT LTUOL Tevikod ()

HSYM L ATUND / oMV ()
STIVHS JAVNIVED ONY STED HV3 (D)
Lnokswa Liwanes @

Juvovnoa Nowsnswoo (@

[EEEE SALON SN

B g = T

[§°-73
r ]
e —"
s = w® m & =
TTVOS JIHAVED
HLHON

AZTN0EE 3TV
"




(o8 2oN)
INOYSEA 81842000 YOO |ABIZ) = UORIBI0IL J8)Uf aoua4 Yis T 430NN DIkAYA LIHIOSS

R7ECERT AYIINIOY IR0

T gt

WNOILO3S

LHiQ ¥D S500H
fiterel i TAYD IMLNDUIANN YO SONRD 10 513 N
Jrlnanicie Diwdu oL Lol o Bil soe i

AU I 0 LHOTH L SN0 KT VNDTHd 1OV a MK CATFN
HSIN THW L9 S 3 S v LT e Ot Shiohe Slisha SONGE

« ~— “1LHG8d TIVIDIN 30 TIYHE SRS JHL ARYEETaN

30 ¥l BLELE 30 TILS HTULVD JHL QHY LaN TOVEN MULIZ6T JHL 40 N T J60.00 WLITATNI
3TN 40 WM WINYD 1T U5 TN L1 ¥ A TS I TTOHE 0
TINGT0NA SHNND ATV LSV LY GV TRGNYA KDY GLIY ATUYITERM GULI3EH Y

AUV NN QISYIRIN B04 30T I
Y1 30 GINOHS EINLS 116 Je0S «J0LT ¥ O LGNS
"1y JHL AHng O

] R

o3 3v 20
2400 30 Dty Lol I e VI DS LD Ol I¥ SIONINCD TWHOLKITY TIVLSKI ONY L50e00 LKDAIIES W04 SYIY LODVIGY LJ3¢SHI 3
4 B Na B30 DUl LEv3) I¥ 51504 Hi0D viow Ri0s LRl Bl o T e
i i oG4 No2S WL 0 1504 00 JHL T0¥T 0NL0AL DA L T L a-Lo
2 % 'GNYAIO THOLIGNGD. T 'TIMPOTN I AYR 0L SHGM T WM ONETING BL OMDY D
VA T GL QIS 51 INGYS THL IHID 4D 0N WL R 2 i
UMD W ICAD ThevBD Y ‘TITIONY HIGW CIMII0 OL 313 E A N S LGS ) v e 3

LT

{SHUKIN € NYHL a0 SHIROY
AV YIUY TONVUND §0J (ONINAOOTN) QU0 JI TNOLS IDONA JINAYA MU B D

ALID AITIVA LS3IM 'S 0652 M 0992

P

PO AYAY L3I € 43 240 PORGEYI JOADUN 01 I QHY YEeY GRS GNY SHID
INDLYTTLSNI

—— - ——

“#O0S Ji¥aYd HALW NI ALYED
HIYHO AHOLS INLLSDG vk

“rmaes| g’ 's ‘3L 'SEL Pl 935 NOLLYOOT
—sor cvousnr| NYId JONINTLNIVIN B STIVLIA NOISOMI
wes) 1D MOTIOH d330 '3 26€¢€

T B
FIGT VA T YD)

LD ATHYE

AVLZ HELN JHL AOWE LD
2w, M0LS P

L SinD 004 LOVG LEatys 2L O Zad N TS oL STy 3o Junua

3007 CHY SIIUL INLEDS Lyl TIONGATER0N 51 L) NOEOWS (ow, LSHivOY SYINY (15050

TS ARG L NG00 GTIOHE SWG0ES. Guv DK MALVLRIA AT 3

S3HMEVIN NOLLYSURION LU LIINYIO

HUUR S0M OL LI
30 QL 340k ZOKIIN AOHO I ANS N 30 Qo v ‘SIvAINE TRV Juevd
W24 TIWEIHOY TIHL L THVL OL SNOUOZIY SINGIHCY HO-AYMS 5 SENEIHIY

gg,gﬂﬁuzix.beih{ﬁ
SIHIN T1 LNOOY CIWS SHOTd JUAL=TISIKD SMGN L5 Il 40 0I5 DINNGNAL JHL NG NS

TIDHS SN ZINvLS NOSOT dNw T8 0ish 50 R v e oo
Y 5111 I0VANS TL OL SA0T) SONKD GNY 106 IHL SAIKOFOY 35Uk SHL TEVTIL

B LY (SGE)
ELTRIS T207 GLNO 0NOYTISE MOMY ONA LHOATHY OL CLYI 30 SIHNAID0U ONILWHTIHO QUYONYLS DI103¢E O LSIBMIS M3 Lvrh WHOLE ALID ACNYE OL w3434

O ey G s R R

STV T AT O TS K v i e VO RGN 0 TS BTG T CTDMNE £ 2L S LAIREVIML AR WY I INO0 ATIVIGHES G SHL DUV ¥

“AHYIEIIIN 5 (IAUOADE “THOLIGNGD SUYAMD OHY IS SHIKYA OL INT JAYSEIZIN 30 AVA LNIALYIMLIN ‘LI

TVAANIY G LKOAT HivH HSV HILSY QHY ATLOONECH CLLTIESHI 30 TIVHS S3<0 V0 AYKLS + TIVANNE JHL LI TIM LYHL UV ¥ LY QN 1 IVILIVA S DIROHE AT T SIS HO4 TIBYIWAY JHY STINILYA LNITHOSEY ONY L% TS

T “NOEONT N ANTIDMLNED Wi JAUTILD Juv LB WIbaivg ALTIDVS LNIANIVINGD TlidlS NO OFHOL 5 BNOTEVI
FEIT 1450 0 TS EoryLs IO ST 3 TG 0L Ty 1 L0 0 SN T B 4ot 0 Sracoi Ly Sudui G ol of ETow g Ly cxiend ST A Som
JHL ONYMOL KON 30 TIVHS V0 KOV NI DIVLD [SUll B ‘NAONO IML GLui Bh Ol £V T U ROMIYD A0E NATIO iv SLChr WY Todled ol TIEN 30 M3 VMLLYIR BYURES ONY SAYH

2USVI SNDOEYZVH TIOHIEACH

=

222

E)

i

£3% P e R e A R e R B A e

2ng el 3403 HENEVLSI Ok LEKOM Lk 30 £SO TOE THL HCSDD ONI LAIATA OL OV 0 “ONINYAYY T34 JRANO HO3 SYISYSHE-0 S SLNIONAL30 35 BIAIN SNHEWM T3
.m .n Y CONTNID JHL C5 CXYTd ONY % 40 NTAINIM ¥ D06 JHL N CIHONIELND 30 TIVKS TTV0 HOVD T TV MGAGT QL CNadY 30 AYA OMKTINA GNY INIIIS AWVACWNCL SONHGADD JAUYLZIZA )

i3 2 a0 30 o 0 o s o SR SR IR TR S

] s cdhab b riely £ S3LON TOHLNOD 1SNa NOLLYLIIO3d WO 1T304 OL H2ADD HLYINIE SMIG LSV ONIOS 30V

3% SNOLLYOI41334S NOLLONYLSNOD 30 31vE 0350 T SO 4L NSN3 OV S 404 CIAT SV SHALSNNG 1T 25V 608 40 30VHDLS

00l 2ENS 'S 005F 1583 559
s10A8AINS - sJeLUE| - sieauifug

3 3 oo e 36 8 o ot 40 SHYIW HIHLO TWOS HO ST h 5%an00
LT ¥ BVIY I N CTLIATNG 30 T HEKT] K L5 QR HLOKD 340 RO

T8 SN TLLTINGT KOE AV SMELAELTY

AR sele Rl YRR YIS, Yo ww Miees Dy AT 3 RYk ooy ) b @1 5 NOGE 5¥ VAW CHODT TV JZMEVLS TSMIOKIO 80 HITN AT L

sz21-¥5E (108) xed/ 21ei-roc (1os) suald

o
¢
@
I
2
@
=
.
@
m
-
I
z
0

AT G2 p=N-1 WIS OF Medvzevis s
b4 sz iz o 1z TSN “NOLLYIGT DNIMIN: THL L¥ STAMALIN L TThdS NIwLNRY
Be B i NOHL TUFSHD DL ATIVOA0I KNI 4O INMEN AT ST NYINYA T SNCILYE 0 OMITAN

Eox ik Lo ol B 1T P v T e WILEAS NYHO (WHOLS 3HL 01 ¥3HY DNIT2NS THL NWOD F80H YZAIN
mqn_xmﬂ._m e e SHLN INLYLITA
(reesiney) o v

WAINGS WIS 511 QL 30YMS NTI0 S¥H ONYT L NILIY ATUVITIAN

o)

VIO R TR T @UTIAADD 30 OL “SNWYIEINY S¥ HOME “SILALIY NOILYZMIGY.E U TWOBIE ‘v e 3
G Blva 2 4o A Rl N LI LA T T SN s W08 SISV TUNGD IONTE 4 TSN 'S5 H04 GYId FENOESTH ONY NOLLNIATH TikdS MATIOH
W 0 ¥ND90 SITVIE NIWA CONVANWN ONY LNIAJ TIWANIG KOYD MILSY QU90eIN| 30 TivkS 300 139 7 ML O “EWVHOOME NOLLYITAININ TVIHELYIV ONY LSWA LNBNETEW
covaAD NS 1A Gl s OO0 ONTT MO D043 LON T T0E I LY OF TILALDY MOLIMLENGD THONGE 4
ANY Q10 TIVRAG 30 TIVHS A3 MOHLI00L InG3 Dl TIDALGHD S0 50N T T ONEYHA NOLANLSNDD *INZEHOSEY AHT HLIM dN N1 'STIIS HO SHVET ¥04 ATANLLIOY 193N
= Ty J, o
T e Eg_ (hiW) =Tz hﬁu:hu..uqz.__lﬁq._n ATHYTI) TEMAIHLO HO INSNQY AN ALWLY NOUSTHLINGD 4O JEINYIWILSI Y MO SVIHY FOVEHYD ONY HEYHL 3ACHEY
Fl | b kel 7 L e £ AL WIKIO U0 SONYILIM ‘SONYIODON 0T, RN AYILS SAVILLI LAlioud v (ONIdTIHISNOH G009} TYHINIS
H b Er mz;v o o s TR ALY NORDOL Dy A8 SRty “ATIVIGOIMTe LNFNAIND 070 ANV SINBA0 &N Nv31D
H 006 M Al Iner) N/S01 06 WISAGHLS TENLL 0 0K TIM SINL 5 KOS ‘MOILYLTIIA SHULS0CH THINA SY3MY LI30HS Y AJUNI0) &
4 TV TIOLET 04| ELAGVEINGTY DWACTI L LTIN TIVHE ONY NOILSZ3~GIN CIoY 03 @000 40 INEAY B4 TN 2
0L 1Y ETNAVIS B0 5L ZUM KL LEOd 32034 HOVI CL ATINMDIS MINALSYA 30 TIVKS JRUCUOE T ONIMYTR JTINININ "L ATHYINDIN SYNY CIAVD a3
ENnIYis WMV LT
i T s v b 1 v 0 T s s SRR 4 20 20 ARy B o s % AW Y AT L 3N SN ALSAS AV IS WD L3365
40 20 TIVKS ONY ONNON (WRRINEY  300AE %/C1 HO LD (ArmiNm) Sevnos W% 2130 TiveE “(MZUINVIO NI SIHENI T 0L L ATIWOSN) AUYiaOldaY 31 T X008 WL JWNS VR T
21504 GIOM DHPOND WL OLNT NARININ DI NGARD ONCT 9T 40 WARINIA ¥ 30 TIYHS S150d J0MR4 ¢ SIS0 CNY HEYaL 10 AIHINGIH DNINYITD ONY ITNVNILNIWN ASLLNITI ONY O38IN0TY BW
ML B LTIN NIVUG WROLS THL MIAGD OL TYHCLYW JLwRidONddY IHIO WO XS0 3N L NOILOZASN TNSIA ATHIIN ONY ToNSIA ATHILEWI0 TAISNIHIBADT ATHALIYND T1TIEW0D
SNOLLYJIS103dS NOILONYLSNOD 30N LTIS MSTLI W TS
wa LS MG T @ Yo Mea | L
IIHEID0 SYH TIYAYD 4 SN0 JHL HvATH OL MO0 30 OWI0HS LYHW ONY ‘NOLSIHEN LSV
Tl TONE 4P THL D TOVRYD ANV UTANGD SHMUOACA G d JHL MIKLSHA LIGRMEO0 TTChs NYd ONYNILNIVIA ¥31YM NHOLS NOILINYLSNOD LSCd
HDISAL THL HOLIISHI 1D SNUNG “TOMOVLS AUNDYAAD] NIDO TAYH LUS ¥ 4D SYTdY TIV QHY TIOT Iow dumx v
B0 TAYH SIAUSY NOILSTHISNGS TI¥ TN JNNLHES TINOHS S4MT 0 JIHYNILIGYW ONV NOWLTIEEN! HRLZ LA0AID VO 'HIVED 1G0NN YO “RATNYE LIONTE Win CLOE JNd) Hn VG
"NOLYMOED A0dDMd TWMEAD OL CoNE BOHLO NYHL NOUTOHEW LNINCI 80N M08 LHOIN MOWIALONS “E340E JVAL W0 3OS oM w
ot e e ek S T e e g
S0 TV TIVIONGD "4 FNOLSNIISNGD JHL 40 24N I ¥0d SEYD VTR ¥ N ALMLIN U0 N @0 IR0 LON 100 BETIIY MOUIMHLINGD JHL AYHL uns DY T
T e Sy S s (0 W s Sae W L T STDIGA CUVATUNY TIY S5 S4nD WV TS gk 2
SANRLIINHIN/SION/ADSY ATHAY 05 IOHLHID ¥ MUNI AJHL THOO0 ETDIHIA NOUMMLENGD 4O EJMIL AL POK LNID ONY OO JADRON 1
1503 CHY NOGLVLNIMICIS 'WOIS0ID JZWOOH O AWYESIIN OV TR0 1GKIO T30 AV UGANINTIENI ERNVELI NOUNULINDS
.01 NG LTS JHL ONNOMY SO £ MUYANEQUS JHNS DN T
NOUSLONA TENOO O1 JUOH TISEME £ND JHL AJDSR AVR AYTd I HOUGHTIR T o D ¥ G O S O e e Tk e e v
T o o 3y oSl 8 T halld e e e %
DHINVLAEYN NV DHITTIE 40 TIGENOLSIH 38 TIes 191d 0 CLAORCTARe  “TSvHd NORIMUSNG
e g B A TR TOINES L8 o LoV IR RO MLl Kvi 1V 1LY ST LR LIV BN S0l L

SILON 3ONYNILNIYIN ANV NOILYH3dO S3LON TOELNOD LNIWIA3S ® NOISOH3




ALID AFTIVA LS3IM 'S 0652 M 0992

133HS TIv13a
HID MOT10H ¥33d '3 Z6ee

T o eor

vl

oY

Tewnes| CiAg'g 1S 'ILY 'SEL 'PL 038 NOILYOO0T
wrauna

WETRATE

— @

WosFaBPNBPUEENG VA

®
G

m

% 3
m _.m.un
5,339
3282 @
5ifsC
o UG

e8 @
[§3 0]
gz2 oM
i =
i oal
at mm
0

nzaa...., 0 PU._.HGW..
st | W ..

IWIS CL 1ON

e ¢ 210w s suam o

SNOUYTIVLSHI 50070 LSHHL

80—dIM
s

Apues

b\

wops | mwena

SKOLYOLIOILE NV SOUVANYLS AONYS HUM

039v1d 30 TIEES04 I “TINDHG (¢

M08 THLNOZIHOH

37w3s OL L1ON
o L I e M
BT V| ow | oow | oows | oow
we (e | o | wme O | Gcet | tow | oows | o
il o | we of | e || s
Ty [we | 8 | wr | ore [ | @i
TT [ 069 | 5 | WT | 6T | 6% |dsor| owm
T (e | v | wet | ot | wc [ | e
o [t | T | o | Wt | wr | W@ | ws
o [ oo eIl v av] lasTay av] av | TaToo |Mlar
v o L [ s [P

Ax0d1 SMYE

HI0T0 LB~ )
a3¥03
=
Jule

VRIS

L5NHHL TVI0L 4O X0B
L5174 0L JLTINGD 4O AHI0R

TR HALIR Y,
UM v 2= 2L

WIS GL LON

i K100 Lo0% ¥ Jadl 30 T LM 0L v Pl T

NOUDINNDI ENYHCAH THld

LO—HLM
Rnean

ovun neuiRS ;éa./)
30 e iy Xm0 o
(wwy S5¥T3 = O¥a BINONED 4 X -
>0 3000 »/.

%3S 0L LON

[1 Y | PPN |

LT s Y 45@

)1 S ———

e o
vm 10 WOTRIN ATD

—
ER SRR e

(wn pae)
crunai woviGe imi—

T T Wi CVISIDM T8 T
BNDUYLIIA SEMYNYLS AL AHYE Hum LRCD TIv
v

L 0 TV JATeA STV A

o mn

(5 quom 1) ugﬁs\

WA e 3

oL 0w
(e 0 v iz L0

\AIE ) 20a W

§
g
H

‘40 404 SOMVIIN ¥ 3 IAd 831 3N =n
5 EI0-L Gwr AN 500 TIV

LT T4 1 TR 2w R K
LIS Jy TYLIAL 47 8 080 DI et ool i %

IS5 OL 404
NCILOISSOHD AYAMAYOY

FAVHIENS QItivatd ¥ Y30

I5HNOD 35wE JAAVIHIN HINI D
HIAC FIWAUNS LITHASY HOMI € 40 vId 335
SLSISNOD SENLONULE INIHINVS SERVA 340TSSORD

Fav4ENS
LTS
Loz

IIW3S ON

'$934S 335
3avyoens

358n00
3SVB OELYIWLNN

JETET

AT £

T=T=N

1w0d 3nibd

ALIUONGD JUIWHCSY




Lance & Robyn Platt
10980 Secret View Dr.
Sandy, UT 84092
April 28, 2018

Sandy City Planning Commission
10000 Centennial Pkwy
Sandy, UT 84070

Planning Commission:

We are pleased to submit to the Planning Commission for approval to build on the property
designated as Lot 1 in Firefly Forest Subdivision located at 3392 Deer Hollow Circle. The
unique circumstances, history and interests with this property warrant a detailed background as it
relates to the request for approval. The objective with this letter is to provide the Planning
Commission the information most relevant to the request.

The proposed new subdivision consists of two lots. The first is an existing property identified on
the plans as the Guo residence located at 10765 South 3350 East (Firefly Forest Subdivision Lot
2). The second is the subject lot consisting of a one-acre parcel owned by Lynnetie Slattery
combined with a second one-acre parcel owned by Massoud Parvar (Lot 1). These two acres are
being proposed as a new two-acre flag lot with additional frontage along the dead-end road, to
the west of Kirk Olsen’s home.

History

The history of this property has two stories—that of Claire Payzant and Massoud Parvar. In
1963 Claire Payzant purchased a 5-acre parcel located on the east side of Deer Hollow Ranches,
immediately west of the Sandy City water storage. Payzant was one of the original land owners
in the area and owned the land with the intent to build his family residence. In September 1989,
Payzant sold one acre of his land to David & Marilyn Williams for $70,000. This one-acre lot is
located at 3398 Deer Hollow Circle (Parcel #28-14-428-019). The Williarns built their family
residence on this fot in 1990. Later, in 1996, Payzant intended to further divide his remaining
four acres of land by creating a one-acre lot that is located at 3392 Deer Hollow Circle (Parcel
#28-14-428-025). Payzant traded this lot to Lynnette Slattery for an equivalent lot in St. George




Sandy City Planning Commission
April 28, 2018
Page 2

where he ultimately built his family home. At the time of the trade in July 1996, the St. George
lot which Slattery owned was valued at $120,000. Although it was understood between Slattery
and Payzant that the lot located at 3392 Deer Hollow Circle had a greater market value than the
lot in St. George, they agreed to exchange parcels based on a market value of $120,000. It is
important to note that Payzant followed the same process in creating the lot sold to the Williams
(3398 Deer Hollow Circle) in 1989 as he did in creating the lot sold to Slattery (3392 Deer
Hollow Circle) in 1996. Payzant still retains the remaining three acres on the east side.

In 1980, Parvar purchased 1 5/8 acres of land located at 10765 So 3350 E. He built his
permanent residence on this lot in 1985. Parvar recognized an opportunity to build a future
second home on his lot for his children but understood that the zoning would require him to have
two one-acre parcels to do so. Eight years later, in 1993, Parvar acquired an additional 1/3 acre
that allowed him to meet the zoning requirements for two homes on this land. In addition to
acquiring enough land to eventually create two separate lots, Parvar also secured two key rights-
of-way providing access to this lot from both the North and the West. It was not until September
of 2004, that Parvar subdivided the land to become two separate parcels. His original home
remains on the first parcel and a new lot was created on the second parcel which is identified as
parcel #28-14-428-034. At the time of subdividing the fand, Parvar had the ability to develop the
second parcel under SL. County ordinances.

Sandy Annexation

In 2012, the remaining three undeveloped parcels of land in this area included Payzant’s 3.03
acres (28-14-428-026), Parvar’s one acte (28-14-428-034) and Slattery’s one acre (28-14-428-
025). These three land owners recognized they were in a stage of life where they would not use
the land personally, so they collectively agreed to develop the land with the intent to sell. At the
time, this property was in the jurisdiction of Salt Lake County. Each of these properties met the
legal requirements of Salt Lake County that allowed the land owners to proceed with developing
the property. However, they were faced with one significant limitation—The County could not
provide water. Sandy City owned the water system making these landowners subject to the City
for access to water. Sandy City agreed to provide the water but made it necessary that these
landowners annex into Sandy City. The annexation process began in May 2012, with the
understanding that the annexation was taking place to get access to water from Sandy City to
enable development. This became known as the Payzant Annexation recorded with Sandy City
on October 25, 2012,

On September 18, 2012, the City Council adopted an ordinance approving the Payzant
annexation under Ordinance #12-35 based on the understanding that it met all the statutory
requirements. Part of these requirements included the following (See Appendix B):
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¢ “The majority of the island or peninsula consists of residential or commercial
development”

o “The Area requires the delivery of municipal-type services”

e “The City has provided one or more municipal-type services to the island or
peninsula and to the Area for more than one year”

In the process of annexation, the area was zoned to an R-1-40A zone. It was the general
understanding of the parties involved in the process that the annexation was taking place to
support the residential development of this land.

Here lies the contradiction. Had the City been willing to provide municipal services (specifically
water) to these landowners, they would have been able to legally develop these properties under
the ordinances governed by SL County. On the other hand, if these property owners had created
legal lots of record in the County prior to the annexation into Sandy City, the property would
have been grandfathered into the Salt Lake County ordinances allowing Sandy City to approve
the development without the request for exceptions as noted below. The City has been quick to
remind those involved in the annexation that the process of annexation does not guarantee
approval to develop. The three property owners on the other hand argue that the only purpose
for annexation was specifically to develop. If these property owners had been advised of the
limitations associated with developing these parcels under Sandy City subdivision ordinances,
they would have not pursued, nor agreed to, the annexation.

Lot of Record

The emphasis on the process of annexation into the City is due to the understanding that the
primary issues related to this lot are specific to whether the lot is a legal lot of record. If the lots
were recorded as legal lots of record, it would not be necessary to request the special exceptions
from the Planning Commission. This is evidenced in the most recent development of the Pearce
home, originaily designated as Lot 3 in the Deer Hollow Ranches subdivision, presently located
at 3382 Deer Hollow Circle (parcel #28-14-428-039). This lot is adjacent to the subject lot and
is most similar in nature in terms of the opportunity to develop. The construction on the Pearce
home was completed in late 2017. The underlying distinction between this lot and the lot in
question is that the Pearce lot was platted as a legal lot of record under SL County allowing the
development of the lot to be grandfathered into the County requirements. If the subject lot were
determined to be a legal lot of record, the limitations we are facing within the Sandy City
Subdivision Ordinance Requirements are no longer limitations.
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Taxes

While it is understood the Planning Commission places little, if any, emphasis on the opinions of
the taxing authority, it is important to note that the value of the subject land is most strongly
correlated to the determination of whether the land is considered an approved residential lot or
not. As noted, prior to the annexation the property was under the jurisdiction of Salt Lake
County. The taxation history for this property shows a very clear representation that Salt Lake
County both had, and continues to, tax this as a residential lot with a value commensurate with
its ability to be developed for a residential home. Copies of the tax records are provided in
Appendix C. Here is a list of the tax assessments and amounts paid since the time Slattery
acquired the land in 1998:

Year Assessment Taxes Paid

1997 $91,800 §1,244

1998 $91,800 $1,158

1999 $91,800 $1,326

2000 $91,800 $1,406

2001 $91,800 $1,491

2002 $148,300 $2,398

2003 $148,300 $2,430

2004 $148,300 $2,462
2005 $223,100 $3,612
2006 $330,800 $4,697
2007 $363,800 $4,511
2008 $618,000 $7,360 :
2009 $316,900 $4,484

2010 $288,100 $4,459

2011 $288,100 $4,565

2012 $270,800 §4,737

2013 $271,300 $4,108

2014 $271,300 $4,014

2015 $319,000 $4,626

2016 $342,500 $4,596

2017 $342,500 $4,443
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In the last 20 years, Slattery has paid a total of $74,226 in taxes on this parcel. Likewise, Parvar
has paid a similar amount on his land. If the property is not approved to build on, the value of
this land is negligible, in effect negating the investment that both property owners have
maintained over the years. While the tax history, in and of itself, is not an indication of whether
the lot is a buildable lot, it is important to note that this lot has been zoned, taxed and viewed as a
residential lot in the same way that the surrounding lots have been. The subject lot is most
similar in all respects to the neighboring lots that have received approval to build.

Special Exceptions

It is our desire to request approval from the Planning Commission to build in a similar manner to
the neighbors in the Deer Hollow area on “like” property. As such, we are seeking an exemption
from the Planning Commission for the following items:

Two Points of Access

Subdivision Design Standards 15A-21-10(D) calls for two points of ingress/egress. There is
currently only a single point of access to the subject property using Deer Hollow Drive. Every
avenue has been explored to identify and/or create a second point of access without success.

Special exceptions to the two points of access are allowed for approval by the Planning
Commission after considering a recommendation from the City Engineer and Fire Marshal,
under the following circumstances:

1. 30 or fewer lots are accessed from a single ingress/egress
2. The City Engineer and Fire Marshal have reviewed the potential for impairment of
such single access resulting from vehicle congestion, condition of terrain, climatic
conditions or other factors that could limit access and have made either a positive or
negative recommendation to the Planning Commission with regards to a single point
of ingress/egress
3. The proposed development project has ene or more of the following, as determined
and recommended for approval by the City Engineer and Fire Marshal to the Planning
Commission:
» Turn-around approved by the Fire Marshal and City Engineer
= All buildings are equipped throughout with automatic sprinkler systems
approved by the Fire Marshal and Chief Building Official

All three circumstances have been met as it relates to the special exception being requested for
the two poinis of access. There are currently 12 lots accessed from the single ingress/egress of
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Deer Hollow Drive, making the subject property number 13. Likewise, the City Engineer and
Fire Marshall have reviewed the potential for impairment of the single access and either have
made, or will make, a recommendation to the Planning Commission regarding the single point of
access. Lastly, both conditions under item #3 have or will be met in that a proposed turn-around
has been approved by the Fire Marshal and City Engineer, and an automatic sprinkler system has
been designed into the home.

Dead End in excess of 600 feet

Due to the limitations presented by a single point of access, the home will be located on a dead-
end parcel that exceeds 600 feet in length. Provision 15A-15-04(B)(7)(b) in the Sensitive Arca
Overlay Zone requirements outlines this limitation and subsequently provides for a special
exception:

"A cul-de-sac may not exceed 600 feet in length. However, the Planning Commission
may grant a special exception to extend the length of the cul-de-sac after considering
a recommendation from the City Engineer and Fire Marshal based upon geographical
constraints or if public safety will be improved above existing conditions."

While this provision includes an “or” injunction, it is our intent to meet both conditions required
for approval. Both the City Engineer and Fire Marshall have been consulted extensively on this
project and will be making a recommendation to the Planning Commission. Additionally, the
provision allows for an alternative condition as it relates to whether public safety will be
improved above existing conditions. The proposal before the Planning Commissions outlines an
undeniable improvement in public safety as well as the intent to improve the overall existing
conditions. The supporting arguments for the improvement to public safety are contained in the
paragraph titled: “Public Safety and Other Interests.”

Road Width

Deer Hollow Circle is a private street originating at Wasatch Blvd., continuing East and then
South ultimately coming to a dead end at Lot 2 in the proposed Firefly Forest Subdivision. This
street is currently 20 feet wide (with an enlarged area of pavement on the hairpin turn) from
Wasatch Blvd to the fire hydrant located on the East side of the Pearce home. At the point where
the road turns East, the portion that continues to the South tapers to a width of 10 to 12 feet.

This portion is the proposed stem of the Flag Lot for the subdivision that will widened to 20 feet.

Subdivision Design Standards 15A-21-10(F) specify the road width for Private Streets shall not
be less than 32 fect (27 feet pavement width minimum) and 20 feet pavement width minimum
for Private Lanes. While the proposal meets the road width requirements for the private lane
portion of the road as defined in Section 15A-21-11(B), the existing road from Wasatch Bivd to
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the private lane does not meet the current subdivision design standards. There has been
considerable discussion related to the road widths in the Deer Hollow Ranches neighborhood and
whether the road widths are sufficient to support one additional home. The possibility of
widening the existing road has been debated heavily with the existing neighbors as well as the
Development Committee. It is strongly advised that the Planning Commission does add this
burden as the result of widening the existing road would have a devastating impact on the
neighborhood.

Section 15A-21-10(G) of the Design Standards provides for a special exception to the road
widths, claiming “The Planning Commission may grant a special exception to allow less than a
full-width dedication and improvements only in the following circumstances:”

1. Where it can be shown by the developer that it is essential to the development of the
subdivision; and

2. All other aspects of the subdivision are in conformance with the other requirements of
these regulations; and

3. The City Engineer recommends to the Planning Commission that it will be
practicable to require the dedication and improvements to the other half when the
adjoining propeity is developed.

4. A minimum pavement width of 20 feet will be required as recommended by the City
Engineer.

These conditions have also been met in that the use of the existing road is essential to the
proposed subdivision; As developers, we have made every effort to bring this subdivision in
conformance with the city’s requirements and regulations (including minimizing this exception
on road widths by creating a Flag Lot accounting for a portion of the road); The City Engineer
has been consulted and is prepared to make a recommendation to the Planning Commission
specific to the road widths; and lastly, the existing road consists of pavement width of 20 feet.

We believe it is appropriate here to call attention to Section 15A-20-01 of city’s Residential
Development Standards which states: “R-1 districts are established to provide residential
environments within Sandy City that strive to emphasize a minimum of vehicular traffic and
create quiet neighborhoods favorable for single family detached homes. These districts are
further established with a focus towards the preservation of natural vegetation and land
features.” Tf the Planning Commission were to invoke this requirement of widening the existing
road, it would not only run contrary to the claim within the Development Standards, but it would
be wholly unnecessary as the Fire Marshall has deemed the existing road sufficient to meet the
safety needs and requirements of the homeowners. As the addition of only one home to the
neighborhood will have very little bearing on the overall traffic flow, we represent the remaining
home owners in making a plea to the Planning Commission for an exception on the road widths.
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Curb, Gutter, Sidewalk

Section 15A-21-02 of the Subdivision Design Standards states: “The City Engineer may
recommend that curbs, gutters, and sidewalks be installed on all existing and proposed streets
and along the frontage of any lot within a subdivision in conformance with the Sandy City
Standard Specifications and Details for Municipal Construction.” The part that is missing from
this section of the Design Standards is that the city may also recommend that curbs, gutters and
sidewalks not be installed. In this case, the addition of curb and gutter to this privale drive only
increases the burden of runoff water since there is not an existing storm drain within the vicinity.
While it has already been determined that curb and gutter are not appropriate for this
development area, the design standards still maintain that “Unless waived by the Planning
Commission upon recommendation from the City Engineer, these improvements will be
required, For this reason, we reference the criteria outlined in section 15A-21-10(N) that
provides merit for waiving these improvements. In addition to the length of the cul-de-sac and
configuration of the lots, the three primary criteria offered for consideration here are as follows:

¢ The number of homes within the subdivision: The requirement is unnecessary as there
are only two homes in the proposed subdivision, one of which is existing. Moreover, the
new lot has been designed to support a 100-year storm minimizing any value that may be
derived from new curb and gutter.

e 'The precedence of adjoining improvements: The precedence has clearly been set as no
other home owner has been required to include curb, gutter or sidewalks on their
property.

e Where the only other alternative is a private road design: Since the community only
exists on private roads, by its vary nature it is the alternative design.

IFrontage

Frontage requirements for lots within the R-1-40A zone call for 110” of frontage. The frontage
for Lot 1 that resides along the improved Deer Hollow Circle private lane was 102.64°. To avoid
the need for an exception here, it was suggested by the Development Commitiee that the Jot
become a Flag Lot creating frontage along the north property line of 288” (well in excess of the
110’ requirement). However, since this new frontage does not border a “dedicated and improved
street” as defined in Section 15A-21-21(B), it requires a separate exception from the Planning
Commission. The exception language is addressed in paragraph one of this same section:
“Residential building lots that do not have frontage upon a public street shall obtain a special
exception from the Planning Commission as part of the preliminary review process.” Although
there is now sufficient length of frontage, the new frontage is not along a public street
necessitating an exception to the frontage requirement of being on a public sireet.
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Public Safety and Other Interests

While considering the exceptions outlined above, it is important to note that we have gone (o
great lengths to ensure that this project adds value to the neighborhood as well as the City.
Every effort has been utilized to approach this project as one that will benefit Sandy City by,
among other things, improving public safety. The following list includes the improvements that
are included in the proposal to the Planning Commission:

1.

2.

Improving the existing dead-end road from what is now roughly eleven feet wide to a
20° width providing better access to both the Olsen residence and the Guo residence.
The creation of a fire apparatus turnaround on the new lot which will support both the
subject lot as well as the Guo home.

Installing an additional fire hydrant that will provide fire protection for the Guo home
in addition to the subject residence.

The removal of some existing vegetation thereby reducing the fire threat to other
homes in the area.

The installation of a fire suppression system throughout the structures even though it
is not required.

The use of building materials that comply with the Sensitive Overlay Area
requirements.

Lastly, a comprehensive drainage retention system will be developed to support the
100-year storm that will retain all storm water on the property minimizing the runotf
impact on the surrounding area.

In addition to the impact on public safety, there are other benefits of approving the exceptions
outlined here:

1.

The creation of a single Jot from two existing one-acre parcels helps minimize the
impact on the area by avoiding the potential of fwo residential homes going into this
same area.

In the words of one Development Committee member, the bringing together of these
two lots helps to “put humpty dumpty back together”. The City will benefit from the
creation of a new lot that “cleans up” some existing parcels that have created
difficulty over time.

This proposal addresses the needs of two existing land owners whose rights to the
land have been challenged over the years. A letter from the primary landowner in this
project is attached as Appendix A.
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4. This proposal takes further burden away from Sandy City by removing these two
propetties from the market and protecting against others who will likely continue to
pursue development options in the future.

Lastly, it is important to note the aforementioned circumstances are truly unique to the subject
Jot. Tt is understood that the Planning Commission faces the inherent risk of creating a “slippery
slope” in granting these exceptions that could possibly open the opportunity to others interested
in subdividing their property. The most obvious scenario is one where a property owner with
multiple acres of land on a single existing lot desiring to subdivide that land into multiple
residential homes. Our proposal is intended to accomplish the opposite effect, wherein we are
combining parcels that have proven to be problematic over time. One member of the
Development Committee commented recently that Parvar had “illegally subdivided his lot”
creating problems for the owner and the City. The opportunity to combine two distinct parcels
into a single lot having access to the same benefits as those on similar properties makes this a
unique request.

Seeking an Objective Review

The pursuit of approval to develop the land in question has not been without its challenges. We
have had to learn how io overcome existing biases, political pressures, neighbor concerns, and
legal constraints, in addition to following the natural course of environmental hurdles,
engineering limitations and code restrictions. It has certainly been an educational experience at a
minimum. With that said, we deem it necessary to highlight one such hurdle to bring it to light
before the Planning Commission.

We were recently asked if we understood the definition of an “Environmentalist.” After a few
moments of attempted recall, we were advised that an environmentalist is “the last person to
build.” It may come with no surprise that Deer Hollow development is filled with
“environmentalists.” We have heard countless statements to the effect of “I would never have
purchased my home if I knew that someone was going to develop that land,” or “The only reason
I purchased my home was because [ was fold no one could ever develop that land.” There has
been a very real pressure against us from the neighbors starting on the day we made the offer to
purchase Slattery’s lot, and it has only escalated since that time. We recognize there have been
significant efforts to make the lot unbuildable and even threats of lawsuits if we were to proceed.
Nevertheless, we have been remarkably impressed at the caliber of those that reside in the
neighborhood and look forward to the positive relationships that will be developed. We simply
seck an objective review from the Planning Commission that is not persuaded by the political
pressures from others with a vested interest in the outcome.
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Summary

We acknowledge the addition of any homes in the East bench of Sandy City presents complex
problems with meaningful, persuasive arguments from numerous directions. We also recognize
that it is unlikely there will be a solution that will satisfy every interest, hope and even wish, at
least as it relates to the subject land being presented before the Planning Commission. For this
reason, we have tried to bring not only perspective to this decision, but also the ability to find
solutions using different approaches.

The first approach is to consider this lot under the premise of a legal buildable lot thereby
allowing it to be grandfathered into the guidelines that govern other lots in the area such as the
Pearce residence. The history of the property at 3392 E. Deer Hollow Circle cannot be
overlooked as there has been an undeniable implicit understanding for well over 20 years that it
is in fact a buildable lot deserving of the same rights, privileges and benefits available to the
neighboring property owners. The history alone of this property makes it unique from other land
in the area in that the requested purpose is consistent with its original intended use.

To the extent the Planning Commission is not able to consider this land under the guidelines
established for legal lots of record, we have taken the approach of following the established
requirements by Sandy City for the creation of a new subdivision. In so doing, we have worked
closely with the City to meet every expectation established by the Subdivision Ordinance
Requirements limited only by the exceptions identified in this letter. We believe the Planning
Commission has a path to approving these exceptions and that such approval will benefit the city
and its residents as outlined in this letter.

We welcome the opportunity to discuss this further with the Planning Commission and answer
any questions not addressed here.

Sincerely,

//574—;-'\#}‘%{; 7, \

Lance & Robyn Platt
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MEMORANDUM

May 9, 2018
To: Planning Commission
From: Community Development Department
Subject:  Firefly Forest Subdivision (Prelim Review & Special SUB-02-18-5360
Exception Requests) - 1 New Lot SPEX-05-18-5406
3392 E. Deer Hollow Circle 5.5 Acres
The Dell, Community #29 R-1-40A, SAO Zone

HEARING NOTICE: This item has been noticed to property owners within 500 feet of the subject
area.

PROPERTY CASE HISTORY
Case Number Case Summary
The Lone Springs Annexation added approximately 32.17 acres with
ANEX-09-12-2542 | 21 parcels of mostly developed land into Sandy City and given the R-1-
40A Zone District on 12/14/2012.
The Payzant Annexation added approximately 5 acres with three
ANEX-07-12-2459 | parcels of vacant land into Sandy City and given the R-1-40A Zone
District on 10/26/2012.

REQUEST ,

The applicants, Lance & Robyn Platt, are requesting preliminary subdivision and Sensitive Area
Overlay review for a proposed four (4) lot subdivision, The subject property is 5.5 acres in size
and consists of three (3) existing lots and two (2) parcels. The proposed subdivision would create
one new 2.04 acre lot (Lot 1), where the Platt’s would build a new home, out of two parcels that
have not been created with a subdivision plat and are not yet considered buildable. It would
amend the lot boundaries of three (3) existing homes (Lots 2-4). Lot 2 is included in the plat
because the southern half of this lot was never legally split through a subdivision and is being
incorporated into Lot 1. Lots 3 and 4 are included in the plat because the applicant is acquiring
land from these lots to create a flag lot stem (private lane) out to Dimple Dell Circle.

10000 Centennial Parkway Sandy, Utah 84070 p: 801.568.7250 f: 801.568.7278 sandy.utah.gov
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BACKGROUND ,
The subject property is made up of four (4) parcels that the previous owners of the properties
created by deed through Salt Lake County and one that was legally subdivided in the County
(Lot 3). Two of the parcels were granted building permits in the County in the mid 1980’s (Lot
2) and early 1990’s (Lot 4} before they were annexed into Sandy City. To date, staff has not
received evidence that the other two lots (that make up Lot 1) were legally created. Staff has not
allowed additional building permits on these parcels unless they were approved through a
subdivision process. Going through the subdivision process will clarify property boundaries for
these parties and create a new lot that is legal for residential construction.

All of the development in this area has been under the code requirements of Salt Lake County.
Since this area has been annexed, there have been two {2) new homes built. Those homes were
on legally defined and buildable properties and were only required to make improvements that
met minimum fire code standards because they were already legally created lots.

The subject property is located within an area referred to as the Sensitive Area Overlay (SA0)
Zone. The purpose of the SAQ is to provide standards, guidelines, and criteria that will minimize
environmental hazards and protect the natural scenic character of sensitive areas within Sandy
City. This applies to areas located adjacent to faults, flood plain, watershed, or other potential
problems such as significant concerns with 30% or greater slope areas. Based upon the project
location and past development history in this area, the subject location is located in an area with
30% or greater slope constraints and faults. Studies have found that no other geologic concerns
are applicable to this proposal.

The subject property is zoned R-1-40A and is surrounded by the same zoning district to the
north, west and east. There is undeveloped land zoned PUD{1.62) to the south. There are
existing single-family homes to the north, west, and east of the property.

NOTICE

Notices were mailed to property owners within a 500-foot radius of the subject parcel to notify
them of the Planning Commission meeting, The applicant also held a neighborhood meeting on
March 6, 2018. This was well attended and several questions and concerns were raised during
the meeting. A full report from the meeting is attached to this report.

ANALYSIS
- The R-1-40A zone is a single-family zone that requires lots to be at least 40,000 square feet in
size. The “A” designation provides property owners with rights to have large animals on their
property, to the degree that they maintain compliance with regulations for housing and storing
of animals as found in Section 15A-11-03 of the Development Code. The zone is a standard zone
in the city, which means that all provisions for setbacks, building height, lot frontage, lot size,
ete. are all pre-determined by ordinance and must be adhered to, The proposed plat conforms
to these standards of the zone. Lots 1 and 2 are proposed to be designated as flag lots and have
access from Deer Hollow Circle. Flag lots are a permitted use in the SAO zone (15A-21-22).

The subject property lies within Sandy City’s Sensitive Area Overlay (SAQ), which means that
the subdivision and any structure built on the proposed lots would need to conform to the
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provisions of the Overlay in addition the underlying zone. Many of these studies and
determinations have not been required yet as part of the review, specifically 30% slope areas,
vegetation, and fault zones have not been fully reviewed by the City Engineer. These would be
further studied during final review and would require that the item be brought back to the
Planning Commission should it proceed further in the review process. All of the lots appear to
meet the minimum usable area of 5,000 square feet as required by the SAO. The buildable areas
for each lot will need to be shown on the final plat and ensure they comply with required
setbacks, which include setback from property lines and required setback distances from areas
of greater than 30% slope and fault lines.

There are other issues with the proposed subdivision that need to be determined before staff
felt it necessary for the applicant to conduct those further studies. Those issues are a series of
waivers and special exception requests. If those requests are approved at this preliminary stage,
then the other issues regarding the SAQ zone can be further addressed during final review with
staff and the Planning Commission. '

Access:

The applicant’s proposal would improve the access to the existing home on Lot 2, by widening
it out to our Private Lane minimum width of 20’ of asphalt and create a formalized flag lot stem
back to Lots 1 and 2. This improvement would extend to Lot 2’s existing north property line. An
extension of this lane is proposed to turn east to the planned home site of Lot 1, where a fire
turn-around is proposed in the middle of the lot. The other existing homes will continue to
access their lots through the private street, Deer Hollow Circle. The applicant is proposing 1o
further improvements to Deer Hollow Circle, which is a single access private road that currently
serves twelve (12) homes and has varying pavements widths, no curb & gutter, and no
sidewalks. Beginning at Wasatch Boulevard, the length of Deer Hollow Circle is approximately
1400 feet and is over 900 feet to the proposed flag lot stem. There are several homes in this area
that have private lanes that extend out from Deer Hollow Circle. '

The neighboring lots 3 and 4 have consented to being included in the plat and having their lots
modified to allow lots 1 and 2 to own their flag stem that connects to Deer Hollow Circle. As part
of this, they are also proposing to vacate the fifty-foot (50"} private road easement that has
affected their properties along this flag stem.

These proposed improvements as shown in the application do not meet all of the minimum
requirements of the Sandy City Land Development Code. The standards call for any new
development on a private street to be further improved to meet our current standards, which
includes; subdivisions design with two points of access; private lane improvements of twenty-
seven feet (27" of asphalt, curb and gutter, and potentially sidewalk improvements; maximum
lengths of cul-de-sac (or single access) roads of 600 feet in 2 SAO zone; maximum lengths of 150
feet for private lanes; and requirements that all lots have public frontage.

Waivers and Special Exceptions:

The proposal falls short on meeting these development code requirements. As such, the
applicants are seeking several waivers and special exceptions from the requirements stated
above,
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The applicant is not proposing any curb, gutter, or sidewalk to be installed in connection with
the proposed development. The Planning Commission may waive the requirement for curb and
gutter and sidewalk with a recommendation from the City Engineer and after evaluating the
following criteria (see section 15A-21-02 and 15A-21-10(N)):

1. The number of homes within the subdivision.

2. The length of a cul-de-sac.

3. The precedence of adjoining improvements.

4, The configuration of lots.

5. Where the only other alternative is a private road design.

The applicant is not proposing to widen or further improve Deer Hollow Circle. The Planning
Comimission may grant a special exception to allow less than a 27-foot pavement width, after
considering a recommendation from the City Engineer and Fire Marshal after considering the
following conditions (see section 15A-21-11(A)(1)}:

(a). Existing site conditions, topography, and improvements, eic.;

(b). Fire access and water availability;

(c). Number of lots based on zoning;

{d). Lot dimensions including frontage;

(e). Flood control and storm drain; and

(f). Public utilities.

The development code also requires two points of ingress/egress for a subdivision (see section
. 15A-21-10(D)). The applicant is not proposing te provide alooped road to achieve this standard
nor provide a stub street that would eventually create a second point of access to the area. The
Planning Commission may grant a special exception to allow a subdivision to have only one
point of ingress/egress, after considering a recommendation from the City Engineer and Fire
Marshal, under the following circumstances:
1. 30 or fewer lots are accessed from the single ingress/egress; and
2. The City Engineer and Fire Marshal have reviewed the potential for impairment of
such single access resulting from vehicle congestion, condition of the terrain, climatic
conditions or other factors that could limit access and have made either a positive or
negative recommendation to the Planning Commission with regardsto a single point
of ingress/egress; and
3. The proposed development preject has one or more of the foliowing, as determined
and recommended for approval or denial by the City Engineer and Fire Marshal to
the Planning Commission:

a. One or more cul-de-sac(s), hammerhead(s), or other approved turn-
around(s) approved by the Fire Marshal and City Engineer, that comply with
all development standards herein.

b. An emergency access {a point of ingress/egress that provides access for
emergency vehicles to respond to a building, or facility, in the event the main
access is compromised. The design of this access must meet the International
Fire Code). ' '

c. The future extension of a stub street that will provide additional access,
including a temporary turn-around.

d. All buildings are equipped throughout with automatic sprinkier systems
approved by the Fire Marshal and Chief Building Official.
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The applicant is proposing to add an additional home to an existing single access road, Deer
Hollow Circle, that currently exceeds the maximum length allowed in the code. The length of a
cul-de-sac or single access road may be extended beyond the 600 feet length maximum with
approval of a special exception by the Planning Commission (see section 15A-15-04(B}(7) (b))
This decision must be based upon the geographical constraints of the site or if public safety will
be improved above existing conditions and after reviewing a recommendation from the City
Engineer and Fire Marshal.

The applicant is proposing to comply with the private lane width standards for the flag lot stem -
and access to the proposed building area of Lot 1. However, those improvements would exceed
the maximum length dictated in the code. The Planning Commission may grant a special
exception to exceed the length of a private lane beyond 150 feet, after recommendation from
the Director, City Engineer, and Fire Marshal. These individuals will consider the following
conditions when making a recommendation to the Planning Commission for approval of alonger
private lane (see section 15A-21-11(B)(5)):

(a). Proximity of buildable space;

(b). Appropriate turn-around;

{c). Slopes;

{d). Fire hydrants; and

(e). Service delivery

As these lots will be accessed from an existing private street and create a new flag lot, they will
not have frontage onto a public street. This also requires a special exception from the Planning
Commission (see section 15A-21-21(B)). '

The City Engineer & Fire Marshal have provided their recommendations to the Planning
Commission on each of these items (see attached}.

CONCERNS
Staff has the following concerns regarding this proposal as submitted by the applicant:

1. City Engineer and Fire Marshal Recommendations. The City Engineer and Fire Marshal
have made diverging recommendations. The City Engineer does not support the
proposed special exceptions and waivers as proposed by the applicant. His stance is
based on not having sufficiently designed and sized infrastructure improvements for
additional densification to an area that has deficient improvements to adequately service
the area and does not meet current codes and standards for new development. The Fire
Marshal does support the requests, as they will provide improved access that bring the
improvement up to Utah State Fire Code standards and helps improve access and ability
to service both the existing homes in the area and the new development. Community
Development Staff agrees that there may be some good that would come from the
proposal, but the potential for negative outcomes outweigh the good,

2. Precedent. Staffis concerned with the number of special exceptions and waivers being
requested for this subdivision and the potential impact this decision will have on
similarly situated properties. While each situation and application has its own unique
set of circumstances (which is why we have special exceptions from the typical
standards to adapt to those circumstances), this case is similar to other areas that have
been annexed from Salt Lake County and other properties east of Wasatch Boulevard in
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the SAO zone. There are standards established in the development code for the
protection of the health, safety and welfare of the public. Deviations or special exceptions
should not create situations that will create problems in promoting the health, safety and
welfare. We are concerned that we are making a less than ideal situation worse by not
requiring full improvements as required by city code.

3. Clarification of Property Lines. The plat and the proposed private lane improvements for
the flag lot stem are not aligned. The improvements need to be within the lot lines or the
lot lines should adjust to the improvements.

4. Private Road Easements. The plat reflects a vacation of private road easement that was
created through previous subdivision plats. There should also be a dedication of a
private road easement along the north property line of Lot 4 to ensure there is sufficient
access for Deer Hollow Circle to extend to the east.

5. Additional SAO Studies. Additional studies for vegetation, fault studies, and
determinations of 30% slopes still needs to be completed prior to final approval. This
may include other studies as determined necessary by the City Engineer.

STAFF RECOMMENDATION

Staff recommends that the Planning Commission determine that the special exception requests
be denied for the Firefly Forest Subdivision, Jocated at 3392 E. Deer Hollow Circle, based on
the following findings:

1. The City Engineer does not recommend approving the special exceptions or waivers that
have been requested from the City Development Code requirements.
2. The criteria to approve the Special Exceptions as required in the code have not been met.

Staff recommends that the Planning Commission determine that the preliminary subdivision
and Sensitive Area Overlay zone reviews area are not complete for the Firefly Forest
Subdivision, located at 3392 E. Deer Hollow Circle, and that the waiver request be denied
based on the following findings:

1. That the proposed subdivision does not meet city code requirements for private road
design, two-points of ingress/egress, exceeds maximum lengths of cul-de-sac (or single
access) roads of 600 feet in a SAQ zone, exceeds maximum length of 150 feet for private
lanes; and requirements that all lots have public frontage.

2. The City Engineer does not recommend approving the waivers that have been requested
from the City Development Code requirements.

3. The criteria to approve the waivers as required in the code have not been met.

4, All requirements and studies required for the Sensitive Area Overlay Zone have not been
met or completed.

If the Planning Commission disagrees with staff and would like to approve the proposed
subdivision and one or all of the waivers or special exceptions that have been requested, the
following is some recommended language:

That the Planning Commission determines that the preliminary subdivision and Sensitive Area
Overlay zone reviews area are complete for the Firefly Forest Subdivision, located at 3392 E.
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Deer Hollow Circle, and that the waivers and special exception requests be approved based on
the following findings and subject to the following conditions:

Findings:

1.

(You'll need to provide findings for each of the special exceptions that you would like to
approve]

Conditions:

1.

That the applicant complies with each department’s comments and redlines throughout
the final review process and that all issues be resolved before the subdivision can be
recorded.

That all City provisions, codes and ordinances are adhered to during the review,
construction and operations process of this project, except as otherwise approved by
waivers or special exceptions granted by the Planning Commission.

That all residential lots comply will all requirements of the R-1-40A zone and Sensitive
Area Overlay zone.

That dwelling structures be prohibited from any area that is equal to or in excess ofa
30% slope. The location of a dwelling structure shall be within an average of 20 feet (no
point being closer than 10 feet) of a continuous hillside slope of 30% or greater.

That any area equal to or in excess of a 30% slope be indicated (crosshatched) on the final
plat, and that perspective builders and homeowners be apprised of the restrictive nature
of the hillside lots,

That the existing slope ratio be unaltered and that grading and landscaping of any of the
hillside areas have approval of the Sandy City Engineering Division in accordance with
the Sensitive Area Overlay Zone prior to building permits being issued.

That grading, home placement, and vegetation plans be submitted and approved for all
lots prior to issuance of a building permit. The grading plan shall include a driveway plan
and profile to assure conforming driveway slope. Any down sloping driveway will require
approval by the City Engineer. :

That structures comply with the Urban Wildland Interface requirements. This means that
all homes and accessory structure be constructed of materials approved with a minimum
of a one hour rated fire resistive construction on the exterior side or constructed with
approved noncombustible materials. This will be determined on a case-by-case basis at
building permit review. Also, that an approved noncombustible or fire treated roof
covering be utilized for each home.

That homes be placed in a manner that minimizes the removal of vegetation on each
property. Where it must be removed to accommodate a house, areas with the least
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mature vegetation should be prioritized for home locations over areas with more mature
vegetation.

10. That compliance be made with the Sandy City Water Policy, e.g,, water line extensions,
connections, water rights, and fire protection.

11. That a shared maintenance and access agreement for Lots 1 and 2 be recorded with the
plat for the shared private lane.

12. That the private Jane be installed as part of the subdivision improvements and be bonded
as part of the subdivision improvements, and that the engineering and configuration of
the driveway be reviewed and approved by the City Engineer. -

13; That the subdivision be brought back to the Planning Commission for Final Subdivision

review once the additional Sensitive Area Overlay studies as required by the City
Engineer and the Land Development Code.

Planner: Reviewed by:

Mike Wilcox
Zoning Administrator

File Mame: SA\USERS\PLN\STAFFRPT\2018\SUB-02-18-5360 _FIREFLY FOREST (AKA LANCE PLATT SUBDIVISION)\STAFF
REPORT.DOCX




2

&

Wiy

450

SUB-02-18-5360
Firefly Forest Subdivision
3392 E. Deer Hollow Circle

Feet PRODUCED BY OLIVIA CVETKO
600 750 THE COMMUNITY DEVELOPMENT DEPARTMENT




A DEPARTMENT OF PuBLIiIC WORKS

A

.”A
& ) Tom Dolan
Mayor

Scott Bond
n Chlef Administrative Officer
PUBLIC WORIS Michael Gladbach, P.E.
Director

SPECIAL EXCEPTION NON-RECOMMENDATIONS

DATE: May 10, 2018

TO: Mike Wilcox, Zoning Administrator
FROM: Ryan C. Kump, P.E., City Engineer f%?
SUBJECT: Project Name: Firefly Forest Subdivision

Plan Case Number: SUB-02-18-5360 & SPEX-05-18-5406
Project Address: 3392 E Dimple Dell Circle

Firefly Forest is a unique project within the Deer Hollow neighborhood. A single-family
residence is proposed on two existing patcels that were not legally subdivided through

Sandy City. The parcels have existed many yeats with the current legal descriptions after
being recorded directly through Salt Lake County, prior to annexation within Sandy City.

The applicant would like to build a single home on the two parcels, and in the process
subdivide and clean up the parcel lines in the area. Were this an existing legal building
lot, the proposal could proceed as shown. Since a subdivision is necessary, many
important additional requirements are needed for the project.

In an effort to ensure any additional densification of the city occurs with adequately
designed and sized infrastructure, it is the Engineering Division’s recommendation that
the subdivision not proceed without addressing the following ordinance
requirements. These include:

o Curb, gutter, sidewalk (15A-21-02) (15A-21-10(N))

o 27 of asphalt width (15A-21-11(A)(1))

o 2 points of access requirement ((15A-21-10(D)) or length of cul-de-sac 600’ in
SAQ (15A-15-04(B)(7)(b))

o 150’ long private lane (15A-21-11(B)(5))

If the private road is improved from Wasatch Blvd to the subdivision with 27 of asphalt with 5°
curb and gutter, along with a stub connection provided to the south or connected to Lone Springs
Cove, then a recommendation to waive sidewalk and exceptions to the maximum lengths could

be provided.

8775 SOUTH 700 WEST » SANDY, UTAH 84070 « PHONE (801) 568-2999 « www.sandy.utah.gov
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BRUCE CHENE
Sandy
FIRE DEPARTMENT KURT BRADBURN
' MAYOR

MATTHEW HilisH
CHIEF ADMINISTRATIVE OFFICER

May 10, 2018

Sandy City Planning Commission
10000 South Centennial Parkway
Sandy City, Utah 84070

Re: Letter of Recommendation for Firefly Forest Sub
Dear Commission Members,

As per Sandy City development code, I am writing a letter of recommendation, for your
review, concerning Firefly Forest Subdivision.

Currently the applicants for this subdivision have submitted for review and approval, site
and utility plans to the fire depariment. After my review, I have found the plans to be
compliant with all current Utah State Fire Code, concerning access and water supply.

I would like to give a positive recommendation to the waivers that are being applied for
from the applicant in regards to access and improvements as the applicant has shown that
they will take the appropriate steps to mitigate any concerns with fire department
response. The applicants have improved the area for fire response by adding an additional
hydrant that will service two lots, provided for 20 feet of road access to their property and
others, and provided for two fire department turn-a-rounds. They have also provided for
their safety and any delay in fire operations by making the decision to sprinkler their home
for early response fire suppression , when it was not a requirement to do so.

If approved I would ask that the applicant meet with the Fire Marshal to review the actual
location of the additional hydrant, as well as, the requirements for wildland urban interface,
as they will be building in the wildland urban interface area.

I thank you for your time and consideration in this matter. If you have any further
questions, please contact me.

Sincerely,

Robert K. DeKorver Jr

Fire Marshal

Sandy City Fire
0-801-568-2945
rdekorver@sandy.utah.gov

9010 South 150 East | Sandy, Utah 84070 | p: 801.568.2930 | f: 801.561.7780 | sandy.utah.gov
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COMMUNAY DEVELOPMENT KURT BRADBURN
MAYOR
MATTHEW HUISH
CHiEF ADMINISTRATIVE OFFICER
Community #29 Meeting Summary

Date; Wednesday, 3/13/18 Location: Alta Canyon Sports Center

Community #/Name: 29, The Dell Community Coordinator: Aaron Erickson

Project Name: Lance Platt Subdivision Number of Attendees: 15

Applicants: Lance and Robyn Platt Number of Invitees: 21 Properties

Length of Meeting: 90 minutes Notice Radius: 500 ft. 1

Project Description: Applicant’s intent s to build 1 new home on 2 parcels. They want to propose two
different options, a flag lot or private road to meet lot frontage requirements. They only want to widen
the private lane that leads to the Gou’s home from 12 ft. to 20 ft. Instead of widening the road all the
way to Wasatch,

Community Comments:

1. Positive: N/A
2. Concerns:
e Widening of the road — 2012 City Council meeting, it was promised not to widen the
roads at the time of the annexation. No curbs, no street lights, no changes.
o  In the minutes of the City Council meeting — Steve Smith promised that.
They only annexed into the city under that promise.
o If the road is widened how will this be expanded?
+ Number of trees being taken down
o Widening the road will take out some trees on the Olsen’s lot
o Fire protection states that you have to wipe out 50 ft. of trees, unless you
build exterior of home with certain fire-rated materials.
o Neighboring residents are worried about total number of trees that will be
taken out.
e Proximity to neighboring homes
¢ Storm drainage
o They will have storm ponds
¢  Water flow and pressure
o Due to some changes with a new tank they have met code without having
to loop.
o Private property rights of the Olsen’s Pearce’s and Gou’s
o The Gou’s will have to give consent for the subdivision

10000 Ceontenntal Parkway | Sandy. Utah 84070 | p: 801.568.7260 | f 801.568.7278 | sandy.,utah.gov



SANDY CITY COMMUNITY DEVELOPMENT

JAMES SORENSEN
I COMMUNITY DEVELOPMENT

y { DIRECTOR
KURT BRADBURN

MAYOR

LOMPAUNITY DEVELOPMENT

MATTHEW HUISH
CHIEF ADMINISTRARVE OFFICER
o The Olsen’s and Pearce’s will have to give consent to widen the road
s Fire Protection
o Applicant will be meeting fire code requirements
o They will have to have a T or Y-turn around
' e Can they build on the southern lot?
o The applicants stated that due to the slope of the land — the City will not
allow them to do this on portions where there is 30% or greater slope.
» Fault/Earthquake
o Applicants completed a study — dug 140 ft. long, 7 ft. deep to verify it is okay
to build there.

10000 Centennlal Parkway ! Sondy, Utah 84070 | p: 8071.6568.7250 | f 801.568.7278 | sandy.utah.gov
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Planning Commission Mtg: May 17", 2018

Notes Qutline

l. Introduction
a. Personal Info
i. Lance & Robyn Platt, Developer/Qwner, Firefly Forest
ii. Sandy City resident for 20 years

b. Project Description
i. Creation of a new two (2) lot subdivision with one (1} new buildable lot
ii. Combining or joining two (2} existing parcels
iii. Private road development created in the early 1970’s and existed for nearly 50 years
iv. The development as a whole was created under SL County and does not conform to the
current codes and standards of Sandy City’s subdivision ordinances

¢. The Ask
i. These limitations necessitate a request from Planning Commission to add one single-
family home to the area

ii. The Exceptions
» Single point of access
s length of road
s Width of road
s Curb and gutter
s Frontage

Il Background
a. In addition to the history provided in the Letter to the Planning Commission, it is important for
the Planning Commission to know that this property has a checkered history with a pattern of
intentional interference from Sandy City. This history warrants further context.

b. For 20 years now the subject lot was created as a parcel with:
i. The intent to be a buiidable lot
ii. It was taxed as a buildable lot
ii. It was purchased by the owner as a buildable lot
v, And it has been understood to be a buildable lot

c. The underlying issue with this lot is whether it is a legal lot of record. Ifitis, we are not
requesting any exceptions and the City is not trying to make a case that this development will
negatively impact the residents. If not, we are subject to the subdivision ordinance
requirements and apply to the Planning Commission for the necessary exceptions.

d. lam compelled to speak plainly with respect to a very relevant piece of history that the City
does not want you to know. This lot met all the necessary requirements to become a legal lot



of record under SL County...except one! While under the jurisdiction of the County, this lot
required utilities—specifically water, in order to complete the process of becoming a lot of
record within the County. Sandy City had already been providing water to the area and was
happy to comply with this request...so long as the owners agreed to annex their property into
the City.

As the property owners sought to develop these parcels, they were compelled by Sandy City to
annex their land in order to secure the services that only Sandy City could provide.

It is not likely that the City was ignorant to what this meant. They recognized that if they could
get the owners to annex before they created a legal lot of record it could only result in one of
three outcomes:

i. Outcome 1: Burden the owners of this one lot with the responsibility of bringing the
entire neighborhood up to the current Sandy City codes thereby destroying the charm
created within the County

-Or-

ii. Outcome 2: Have exceptions or variances granted alfowing it to be buift on.
-Or-

iii. Outcome 3: Lead to an opportunity for expropriation. This land is nearly adjacent to
some existing Sandy City land. The City has acknowledged their understanding that
your decision to make this a non-buildable lot will essentially remove all real value of
this land making it a prime target for a land grab.

e This argument is not a stretch considering the City owns a Water Conservatory
on a 5-acre parcel of land nearly adjacent to the subject property that was
created through a process of acquisition starting in 1982 and recorded on a
plat as Crowton Springs in 2011...just one year before they held Lynnette and
Massey hostage over the issue of access to water.

In effect, the City held this owner hostage by choosing to not grant water while the property
was in the jurisdiction of the County. As we stated in our letter, the owner had no reason to
annex into Sandy City other than to pursue an avenue to building on their previously
established parcel of fand.

With the annexation complete, the City had these owners right where they wanted them.
Since that time, Sandy City has thwarted every effort made by the landowners to develop.




.

Ryan Kump Letter

The basis of the recommendation from the City is the letter from Ryan Kump as the City
Engineer recommending to the Planning Commission wherein he states that the roads need to
be brought up to the ordinance requirements to support the addition of one new home.

a.

Based on our conversations with Ryan, we do not believe this letter represents his opinion at

all.

e We met individually with Ryan on two separate occasions—The first on Friday, December
15 of last year and again with Ryan recently on Friday, April 6" wherein he acknowledged
the following to us:

d.

That there was a misunderstanding on his part as to the approach we were taking.
He was led to believe that we were able to work with the City to overcome the
legal lot of record issue. We shared our letter to the Planning Commission with
him, after which he stated that he “considers our case to be strong”.

That the history of this project cannot be overlooked and that this project warrants
consideration as a legal lot of record, thereby not needing the exceptions. Ryan
stated: “It is important to recognize that there is nearly 30 years of implicit
understanding that this is a legal lot of record”.

Ryan let us know that his position on this project had been persuaded by someone
or something outside of this project. He acknowledged that he was uncomfortable
writing a letter endorsing this project because of “community implications” and
referenced a project that did not have anything to do with ours. He provided a few
details of a project that was outside of Deer Hollow Ranches entirely. The bottom
line is that he acknowledged changing his position due to the influence of
something unrelated to our proposal.

Lastly, Ryan acknowledged that this project should stand on its own, and when
taking the history into account, he told us that he can and would endorse this
project. He stated verbally that he would write a letter recommending the
exceptions to the Planning Commiission.

e lalso need to point out that Ryan’s recommendations are not consistent with the feedback
from the other city staff:

The first ordinance that Ryan recommends is for curb, gutter and sidewalk. in a
Development Committee meeting on Monday, December 18™ Richard Benham
advised all in attendance that the Deer Hollow area does not have a drainage
system to support curb and gutter and clearly recommended against it.

You will also find in your packet some meeting notes from the Community Mtg on
Wednesday, March 13% wherein the residents reminded the city of some promises
that were made during the 2012 annexation process regarding “no curbs, no street
lights or changes.” These residents believe the City is attempting to do a bait-and-
switch by making promises that support the annexation, then breaking these
promises with Ryan’s direction to the Planning Commission here.




Lastly, as it relates to Ryan's letter, he simply throws all the ordinance requirements into
one big bucket titled: “Densification”. The obvious problem with his claim is that there is
no supporting evidence to the inability of the roads to support one additional home. Itis
ironic that the City requires endless studies from us having to do with earthquake faults,
rockfall studies, vegetation studies and any other study you can think of but fail to produce
any studies that support their claim that the streets are not adequately designed.

In the absence of any studies from the City on this, we did one of our own. Before |
share that with you, | want to reference the letter from Mike Wilcox where he
states that “Deviations or special exceptions should not create situations that will
create problems in promoting health, safety and weifare.”

a.

The City enjoys the benefit of hiding behind such broad statements of
“Densification” and “Creating problems in promoting health, safety and
welfare.” Where is the evidence? How is it that we have to spend tens of
thousands of dollars on studies to validate our case, but the City has not
provided a single argument specific to this project that burdens the health
and welfare of this neighborhood?

We conducted our own study. There are other neighborhoods with more
homes with longer, narrower streets and only one point of access. You
don’t have to look far to find one as the neighborhood just to the North
{Seven Springs) qualifies. This subdivision currently serves 18 lots where
our road serves only 12 homes, There are others as well. We identified
one with 24 homes with one under construction now. (South Royal Lane).
The reality is that the Planning Commission is granted authority to weigh in
on such subdivisions that have up to 30 homes on a single access area.
With only 12 homes in Deer Hollow Ranches, we are not even half way
there.

We figured the best approach is to do a qualitative study to find out how
the health and welfare of these residents has been affected by living on a
dead end with one point of access and roads of 207 or less in width. We
literally knocked on doors up and down the street in each of these
neighborhoods, interviewing neighbors about their experiences living in
such neighborhoods. We have testimonials from these people stating that
their health and welfare has not been compromised. {(Examples)

The City might in turn argue that the safety of these residents is in
jeopardy. How is it that the fire department agrees our proposal increases
the safety in the neighborhood (with supporting evidence), but the City
Engineer can say that the roads are not safe enough for one more home
(without evidence)?

Maore importantly, while the City has not provided any support to their
argument that our proposal creates problems in promoting the health,
safety and welfare of the residents, | can tell you with certainty that the
recommendations you have before you from the City Engineer will without
a doubt and unequivocally create problems with the health and welfare of
the residents. All you have to do is ask. Just ask Mr and Mrs Rogers what




kind of impact it will have on their health and welfare if we create a second
point of access through their property and into Lone Springs Cove. You will
probably put one of them in the hospital if this were to happen. Or ask Mr
and Mrs Wilson what will happen if we were to add curb, gutter and
sidewalks through their yard after they were promised by the City that it
wouldn’t happen. You might induce a heart attack. Or ask Mr and Mrs
Pearce about the distress of turning their newly landscaped yard and
driveway pavers into a widened road. This is the very definition of
detriment to their welfare.

vi. The truth is, we can qualify the negative impact on the health and welfare
of these residents if the City's recommendations were to be followed.
Unlike the City, who is using this argument with no evidence whatsoever.

IV, Mike Wilcox Letter
a. Speaking of being devoid of evidence, | will return to Mr Wilcox’s memo dated May 9, 2018.

The letter contains errors, omissions, misrepresentations and utter bias.
i. Over the course of the last year working with Mike, we have seen a consistent pattern.

ii. 1will address the Concerns presented by Mr Wilcox (Listed on Page 5 of
Memorandum):

e Let’s just go right to the concerns with the end of paragraph 1: “Development
Staff agrees that there may be some good that would come from the
proposal, but the potential for negative outcomes outweigh the good.”

a. “May be some good?” The truth is that Staff agrees there is absolutely
some good that will come from the proposal, but we don’t see any of
that identified in Mike’s letter.

i. Fortunately, Mike included the letter from Robert DeKorver
which states: “The applicants have improved the area for fire
response by adding an additional hydrant that will service
two lots, provided for 20 feet of road access to their property
and others, and provided for two fire department turn-a-
rounds.”

ii. Additionally, on page 9 of our letter, we listed seven (7) points
of improved safety as well as four (4) additional benefits. (See
attached “Platt Letter to Sandy City Planning Commission.”

b. Mike goes on to state that Staff is concerned that the “potentiai for
negative_ outcomes outweigh the good.” Again, what are those
potential negative outcomes? That there is an additional car on the
road? Where is the evidence of potential negative outcomes?
“potential” is not a reason to agree with the City. Making a decision
hased on “Potential” simply implies bias. How do you define
“potential”’? This is a subjective term that we can equally apply to both
sides of the argument.




Moving to Concern #2 on the list. The City is recommending you deny this
proposal due to Precedent. “Staff is concerned with the number of special
exceptions and waivers being requested for this subdivision and the potential
impact this decision will have on similarly situated properties.” Let's
recognize both concerns—The number of waivers and the potential impact
elsewhere.

a. Mike says the Staff is concerned with the number of special exceptions.
The great irony is that Mike has walked us down a path that has
essentially increased the number of exceptions, not decreased them.
There are alternative paths that get us to the same end conclusion with
fewer exceptions.

b. If you are counting exceptions, there were six total, but if you are
looking at the big picture there is only two exceptions of significance—
The length of the dead-end road and the single point of access (both
essentially the same thing.) If the number of exceptions, not the type,
are the real issue, we can reduce the count by eliminating at least one.

c. Asit relates to impact--The City is asking you to make your decision on
this property based on its potential impact on other properties. Each
case should stand on its own based on its ability to meet the unique
issues it faces and not be burdened by the potential impact it has on an
unrelated project. There are no other lots in the Deer Hollow Ranches
area that face the same issues that this lot does.

d. Is Mike tipping his hand to suggest what caused Ryan Kump to change
his position in that he is making his determination on this project based
on the impact on a separate project?

Concern #3 is Clarification of Property Lines. We dropped this approach to
reduce the requested number of exceptions by one. This is no longer a
concern.

Concern #4 Private Road Easements. Never mentioned. If this is really an
issue, then we will address it.

Concern #5 is downright ludicrous. Mike states that “Additional studies for
vegetation, fault studies, and determinations of 30% slopes still needs to be
completed prior to final approval.” If you look down in the Staff
Recommendation below at item #4 it says: “All requirements and studies
required for the Sensitive Area Overlay Zone have not been met or
completed.” This is a clear misrepresentation.
a. |have before me the GEOTECHNICAL and GEOLOGIC HAZARD STUDIES
report that was authorized on November 16", 2017, performed in
December of last year with the preliminary report being e-mailed to




Ryan Kump on December 13" and final report being sent on January
12,

b. 1also have before me the 30% slope studies that have been provided
to the City on multiple occasions including a full color copy being e-
mailed to Ryan Kump on April 6.

¢. Lastly, | have before me the completed Vegetation plan for our lot. |
also have an e-mail that | will reference from Mike Wilcox dated May
At wherein he advised the following: “Lance, It's not necessary to
have all the changes from your last review implemented for this PC
Submittal). You'll need just what | put in the e-mail from this
morning. If they represent some of the changes that’s fine, but they
are not the final submission drawings just yet. Step 3 is Final staff
review wherein we will need all of these other studies and
documents like title reports, vegetation, SWPPP, etc. That final
review can be submitted after PC review is completed. So what is
needed by Monday morning is just what 1 asked for this morning. The
rest can come after the 17" meeting with the PC.”

d. Each of these named studies have been completed, and aithough they
have already been submitted, we are told to wait until Final Review,
and yet it is listed as a primary concern from the City and one of the
main points for recommending that the Planning Commission to deny
our proposal?!

| could spend a good deal more time exposing the very clear pattern of bias that has
existed throughout this process. The most important thing for the Planning
Commission to know is that this letter from Mike Wilcox does not represent the overall
opinion of the City as he wants you to believe. Fortunately, we have some quiet
champions within the City that have helped us more effectively understand this
prevailing bias. We have been meeting individually with members of the Development
Committee and I can tell you they do not holistically agree with Mike's position.

s In the Development Committee Mtg on December 18", the topic of creating
two points of access by looping the road became an elevated topic. One of the
members of the Development Committee spoke up and said: “We can't force
them to help us fix a problem.” There was a clear recognition that the
initiative Mike was driving in that meeting was designed to get us to fix a
problem they inherited and that not everyone agreed with it.

o Afew days after the December 18™ meeting, Robyn and | met privately with
Brian McCuistion and James Sorenson. We met the morning of Thursday,
December 21% in the City offices. James Sorenson advised us that he attended
and facilitated the Development Committee meeting on the 18" because he
did not believe that the land we are interested in could be developed.
Following that meeting he met individually with Richard Benham and found
that the water line had already been looped as part of the Sandy Tillitson
development overcoming one of the primary hurdles. He then met with




Robert DeKorver and learned that the fire department supported our proposal.
He went right down the line and checked off each of the barriers that had
previously stumped the progress of this development. He congratulated us on
finding answers that he did not know existed and expressed appreciation for
creating a proposal for two parcels of land that have had a checkered history,
even stating: “It will be nice to find a solution to these two parcels.” He then
walked us through the “next steps” of the process and in that meeting on
December 21%, 2017 he suggested that we will “Probably meet with the
Planning Commission in February.” |think he underestimated Mike’s ability to
stonewall us and drag this on as long as possible,

iv. One last thing on Mike’s ietter. Mike closes his letter with: “If the Planning
Commission disagrees with staff and would like to approve the proposed subdivision
and one or all of the waivers or special exceptions that have been requested, the
following is some recommended language:”

¢ Mike goes on to list 13 conditions that he wants the Planning Commission to
make. This is a great example of Mike’s use of disproportionality. These
Conditions could simply be summed up in two (2) Conditions--#1 and #13. #1is
that we will comply with each department’s comments and redlines and #13 is
that we will come back before the Planning Commission for a Final Review.
What Mike doesn’t tell you is that this list is entirely redundant as each of
these items have already been completed or agreed to through the redline
process. The long and short is that if the Planning Commission moves to
approve the proposed subdivision, we will agree to all the Conditions outlined
here,

This brings me to my closing thoughts. In our letter to the Planning Commission we offered a plea
for an objective decision...one that is not tainted by the biases and politics of the City. We are
committed to this project and submit to the Planning Commission for answers and direction.
Instead of hiding behind broad, unsupported statements like “densification” or “health, safety and
welfare,” we look to the Planning Commission for direction. Where are other examples where
similar hoops have had to be jumped through? Where are examples of variances that have been
issued for similar proposals? If there are specific limitations in our proposal, where can we find the
answers we need to make this possible. In other words, are there answers that we are not seeing
that will garner your approval?

i. We recognize the City will tell you these examples do not exist, but we have reason to
believe otherwise.

ii. Our ask is to come back before the Planning Commission for a Final Review to show
that we have complied with all the requirements of the Development Committee
outside of the limitations on the roads that we seek exceptions for. We have now
completed everything on the list and want to show that these Concerns and Conditions
affecting the City’s position have been addressed.

iii. We have been at this for one year now. We have our house plans complete and ready
for submittal for a building permit. We have been jumping through every hoop the City
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has thrown at us and we are prepared to jump through more. We just need guidance
that comes from someone other than City officials who are pushing their own agenda.
Please help us to know what we can do to get the exceptions we seek and ultimate
approval from the Planning Commission.

Before ! sit down, | have one final thing to add. When we started this project, we realized quickly
that there is a very real human element to this project that caught our attention. As we did our
due diligence, we developed an interest in the person who has owned this land for the last 20 years
and sought out the opportunity to meet her. This person is Lynnette Cully who has owned this land
longer than all the immediate neighbors combined have lived there. When we realized the City
could ultimately force Lynnette to lose her life savings, we found this to be a noble effort worth
fighting for. Lynnette’s story is compelling. After and my wife Robyn shared it with the
Development Committee, Mr Mike Wilcox callously dismissed Lynnette’s story by stating: “There is
no room for emotion in this decision.” We found it ironic that Mike later opened the door to a
very emotional response from the neighbors in the Community Meeting on March 13" and then
again you will hear some very emotional arguments tonight from these same neighbors. | don’t
blame the neighbors for feeling the way they do. The approval of this project will create distress
because it means change. We get that and are sensitive to it which is why we have met with so
many of these neighbors individually to find solutions. Nevertheless, it is important for the
Planning Commission to know that the recommendation of the City has more bearing than simply
denvying us the ability to build._As | stated earlier, the City’s recommendation to deny this project
can only lead to one of two outcomes—1) The breaking of promises and a great deal of distress on
the existing neighbors that will turn their charming community into a city subdivision, or 2) Remove
the inherent, implicit and long-standing value in this land by making it something other than a
buildable lot in which case it becomes a prime target for the City to assimilate. Because this
decision has such significant bearing, | have asked Lynnette to share her story with this
Commission.




Mar. 16, 2018

Sandy City

Lynette Slattery-Culley
4536 S. 1900 S. Apt. 10
Roy, UT 84067

Re: 3392 E. Deer Hollow Cir.
Sandy City, UT parcel # 28-14-428-025-0000

To Whom It May Concern:

I am writing this letter in the hopes of explaining why the sale of this
property is so important, even life changing, to me.

In 1993 my husband, Joe Slattery, passed away of brain cancer. We had both
been raised in Utah, but were living in California at the time of his passing.
He left me with two properties in St. George, UT. One was to build on, the
other was an investment with which to build. This was where we had
planned to retire.

With life’s curve ball thrown at me, I now had to return to Utah and fall back
on my teaching degree. I began teaching 2™ grade. Twenty 23 years later,
I’'m still teaching.

Twenty-two years ago Mr. Clair Payzant presented me with an offer to
exchange one of my properties in St. George for one of his on Deer Hollow.
Knowing I needed help beyond my own instincts, I hired a certified land
appraiser who took several days looking at both properties. He assured me it
would be advantageous for me to make the trade. I agreed to a 1031 exchange
of property with Clair Payzant, who is still owner of 3 one acre parcels of the
adjoining property. The appraiser assured me it was in fact an excellent
exchange and could only increase in value through the years. After a great




deal of consideration, I made the exchange with Mr. Payzant. I knew at the
time I would never build on this property. It was an investment property
only. Sandy City is a very prestigious city and a full acre at the base of the
mountains was far too expensive for me to consider building on. Idid,
however know it would be a great investment for my retirement. I have
always felt that though the taxes were a big burden for me as a teacher, the
rewards would be worth it when I retired.

I have remarried, but my husband had a stroke and suffers from memory loss.
It has been my responsibility to support us through the years.

Last Fall, I decided the time had come for me to retire. My husband does not
have a retirement, and aside from my state pension, the only “nest egg” I
have is that beautiful piece of property that has become so contentious. I
don’t understand how I could have received tax notices with high valuations
for 22 years, only to hear it can’t be built on???

I was not surprised, when buyers made an offer on this beautiful piece of
property. I was so happy for this new couple to start their lives together in
this secluded area, a true bit of paradise, only to find out they are facing such
resistance. I only met Lance and Robyn Platt once, but can readily see that
they would be an impressive and positive influence on this neighborhood as
well as on Sandy City.

I understand neighbors being upset by change. I want what 1 feel is fair and

just. It has been a hardship over the years saving for and paying hefty taxes
on my salary, expecting that I would have something in my retirement years
to sell.

It is my hope that whatever is standing in the way of this property being sold,
can be remedied. Yes, it may be inconvenient for neighbors, but as a tax
payer, I too, feel I deserve fair compensation and should be allowed to sell
what I have been taxed on throughout the years. This is in fact a “life
changer” for two families.

Thank you for your time and consideration.
Lynette Slattery-Culley




