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PLANNING COMMISSION MEETING

August 6, 2020
Public Meeting at the Farmington City Hall, 160 S. Main Street, Farmington, Utah
Field Trip: 5:30 p.m.
Study Session: 6:00 p.m.
Regular Session: 7:00 p.m.

Farmington City Planning Commission meetings, including this meeting, are open to the public. In consideration of the
COVID-19 pandemic, if necessary, members of the public wishing to attend this meeting are encouraged to view the meeting
online. In the event this occurs, the link to view the hearings live and to comment electronically can be found on the
Farmington City website at www.farmington.utah.gov. In-person attendance is also an alternative, but any in-person
attendance/gathering will meet the latest governmental restrictions related to the COVID-19 virus. If you wish to email a
comment for any of the listed public hearings, you may do so at crowe@farmington.utah.gov.

7:00 1. City Council Report

SUBDIVISION/ZONING AMENDMENTS

7:05 2. Richard Haws (Public Hearing) — Applicant is requesting approval to condominiumize the Arbinger Building
located at 686 N. Arbinger Way located in the OMU (Office Mixed Use) zone. (S-14-20)

7:10 3. Symphony Homes LLC/Jared Schmidt (Public Hearing) — Applicant is requesting a recommendation to
amend the entire Master Plan for the Chestnut Farm Planned Unit Development (PUD) (Preliminary PUD
Master Plan) and Schematic Subdivision Plan approval for Phase 5 and a related zone change thereto, from A
(agriculture) to AE (Agriculture Estates). This phase consists of 25 lots on 10.27 acres of property located at
approximately 475 S 1350 W. (S-5-20 and Z-4-20)

7:50 4. Josh Cummings/Phil Holland (Public Hearing) — Applicant is requesting a recommendation for Schematic
Plan and Preliminary PUD Master Plan approval for the proposed Park and Main subdivision, consisting of 6
residential lots and 1 office building lot on 3.1 acres of property located at approximately 744 N Main St in
the BP (Business Park) and LR-F (Large Residential-Foothill) zones and a possible zone change of a portion
of the property from LR (Large Residential) to BP (Business Park). (S-6-20 and Z-9-20)

8:30 5. Farmington City (Public Hearing) — Applicant is requesting a recommendation of zoning map amendments
concerning the rezone of City-owned remnant rights of way. (R.0.W) (Z-8-20)

CONDITIONAL USE APPLICATIONS

8:35 6. Robert and Suzanne Wilkes (Public Hearing) — Applicant is requesting conditional use approval for an increase
in height for a detached garage located at 390 S 950 W in the AE (Agricultural Estates) zone. (C-4-20)

ZONE TEXT AMENDMENT APPLICATIONS

8:45 7. Farmington City (Public Hearing) — Applicant is requesting a recommendation to amend 11-32-060 of the
zoning ordinance allowing the Planning Commission to review additional driveway width as a Special
Exception verses a Conditional Use. (ZT-13-20)



9:00 8. Farmington City — Applicant is requesting a recommendation to amend chapter 18 of the zoning ordinance
removing residential use as allowed uses in the GMU (General Mixed Use) zone. (ZT-3-20).

OTHER BUSINESS

9:10 9. Miscellaneous, correspondence, etc.
a. Other

Please Note: Planning Commission applications may be tabled by the Commission if: 1. Additional information is needed
in order to take action on the item; OR 2. If the Planning Commission feels, there are unresolved issues that may need
additional attention before the Commission is ready to make a motion. No agenda item will begin after 10:00 p.m. without
a unanimous vote of the Commissioners. The Commission may carry over Agenda items, scheduled late in the evening and
not heard to the next regularly scheduled meeting.

Posted July 31, 2020 Carly Rowe
Planning Secretary
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Item 2: Arbinger Building Condominium Plat

Public Hearing: Yes

Application No.: S-14-20

Property Address: 686 N. Arbinger Way

General Plan Designation: CA/BP (Class A Business Park)
Zoning Designation: OMU (Office Mixed Use)
Area: 2.07 acres

Number of Lots: 1

Number of Units: 5

Parcel #: 080600048

Property Owner: Outward Development LLC.

Request: Applicant is requesting a recommendation to condominiumize an existing office building into 5
office units.

Background Information:

Outward Partners, LLC is proposing a five-unit condominium project, located in a new 3-story building.
The subject property is zoned OMU (Office Mixed Use). The applicant would like to convert the office
space into individually owned units sharing common space e.g. parking area, etc. It is important to the
City to understand who will be responsible for the utility payments related to this project. The property
owner has submitted a plan showing which owner (or entity) is responsible for the utility payments.

Suggested Motion:

Move that the Planning Commission recommend that the City Council approve the Arbinger Building
Condominium Plat located at 686 N. Arbinger Way Lane subject to the following conditions:
1. The applicant must address all DRC Comments prior to recording.
2. The applicant must fully comply with Chapter 8 Condominium Ownership Act of the Utah State
Code.
3. The Covenants, Conditions & Restrictions, must be reviewed by the City Attorney after which,
recorded with the Davis County Recorder.
4. Any construction or remodeling of the units will require a Building Permit.



Findings for Approval
1. The motion if followed, will resolve any potential utility payment conflicts.
2. The request is consistent with the General Plan.
3. The proposed office use is consistent with the surrounding properties and adjacent
neighborhoods.

Supplemental Information
1. Vicinity Map
2. Condo Plat
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VICINITY MAP
Arbinger Building

Disclaimer: ~ This map was
produced by Farmington City
GIS and s for reference only.
The information contained on
this map is believed to be
accurate and  suitable  for
limited uses. Farmington City
makes no warranty as to the
accuracy of the information
contained for any other
purposes.
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Item 3: Chestnut Farms PUD Project Master Plan Amendment and
Phase 5 Preliminary PUD and Schematic Plan with accompanying Zone
Change

Public Hearing: Yes

Application No.: S-5-20 and Z-4-20

Property Address: Approximately 475 S 1350 W
General Plan Designation: RRD

Zoning Designation: A and AE (PUD)

Area: 10.27 Acres

Number of Lots: 25

Property Owners: Symphony Homes LLC
Agent: Jared Schmidt

Applicant is requesting recommendation for an amendment to the Master Plan and Phase 5 Preliminary
PUD and Schematic Plan approval, as well as a related zone change.

Background Information

On March 20, 2012, the City Council approved the Chestnut Farms Street Master Plan (see attached).
Most notable in this decision was to deny a connection to 1525 West via 475 South precipitated by
neighborhood objections. Later, on September 20, 2018, this connection was encouraged, however the
official proposal was tabled due to neighborhood objections to density along the 475 S connection. This
current submittal follows the 2012 Master Plan except the developer has not provided a stub street to the
Bangerter property. In addition to these changes, the master plan amendment includes changes to the
yield plan and a reduction in density from 137 total yield lots to 133 total projected lots.

This amendment has been proposed in light of the Chestnut Farms PUD Schematic Plan for Phase 5. This
phase includes 25 lots, 1.14 acres of unimproved open space, with a trail connection to Buffalo Ranch
Trail and 1525 West for pedestrian circulation. The area proposed for Phase 5 retains a section of
Agriculture zoning, the developer would like to update the zoning to AE (PUD), following the rest of the
PUD, and must do so to obtain the 133 projected lots.

Suggested Alternative Motions

Move that the Planning Commission recommend approval for the Chestnut Farm PUD Master Plan and
Chestnut Farms Phase 5 Schematic Plan, as well as the accompanying zone change, subject to all
applicable Farmington City ordinances and development standards, and the following conditions:



3.

East cul-de-sac must provide a temporary turnaround and stubbed connectivity for future
development on Bangerter property (to the south).

Due to several iterations of master plan, the developer must resubmit an updated Preliminary
PUD Master Plan with inclusion of all requirements in 11-27-060; including, but not limited to a
landscaping plan and building elevations.

All other remaining DRC comments must be addressed.

Findings for Approval:

L.
2.

3.

Phase 5 is consistent with Farmington City’s General Land Use Plan.
Additionally, while some surrounding property is zoned Agricultural, and must adhere to those
zone ordinances, the layout of Phase 5 is consistent with Chestnut Farms PUD Phases 1-4.
The development attempts to alleviate perceived detriment to adjacent property and increases
local connectivity through stubbed or improved connections and trail network additions.
The PUD is considered to be a more efficient use of land than that of the underlying AE and A
zones.
With adherence to DRC comments, it is reasonable to assume that hazards are not unreasonably
increased.

OR

Move the Planning Commission table action to allow developer time to provide updated Preliminary PUD
Master Plan.

Supplementary Information

L.

ANl

Vicinity Map

Master Plan Amendment Letter from Symphony Homes, LLC., June 18, 2020
Street Master Plan, March 20, 2012 and City Council minutes to approve.
Preliminary PUD Master Plan Submittal

Schematic Plan (Phase 5)

Zoning Map
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Chestnut Farms Phase 3,

Disclaimer: ~ This map was
produced by Farmington City
GIS and s for reference only.
The information contained on
this map is believed to be
accurate and  suitable  for
limited uses. Farmington City
makes no warranty as to the
accuracy of the information
contained for any other
purposes.
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June 18, 2020 JOHN S. WHEATLEY
Vice President, Land Acquisition & Development

C 801.557-7297
Dave Peterson 0 801.298.8555

Farmington City 111 SOUTH FRONTAGE ROAD
: ENTERVIL
160 South Main c LE, UT 84014

i jwheatley@symphonyhomes.com
Farmington, UT 84025

Re: Chestnut Farms Master Plan Revision and Phase 5 Plat
Dear Dave:

We appreciate the time that you and the city manager recently took to review the conditions concerning the
previous approval of the Chestnut Farms Master Plan. There has been a lot of confusion concerning which
streets to put through our proposed subdivision as we have received varied input over the years from several
city sources during the process. When the existing master plan was approved some years ago, the request for
a connection to our project at 475 South was denied based on neighborhood objections. This city council
denial was made despite the major impact on our project in creating a future block over 1000 feet in length
and removing an additional exit from our subdivision. This lack of connection at 475 South limited the number
of lots that could be developed in Phase 3 and forced us to leapfrog over potentially developable land to our
current Phase 4 with its very expensive storm sewer outfall. We accepted these development obstacles that
were placed upon us and proceeded with Phase 3 and 4.

Subsequently we were able to purchase vacant land on 475 South adjacent to our development. We met with
Farmington City and were told that the previous denial of the 475 South connection to our project was viewed
by city officials and staff as a mistake that needed to be remedied as we revised our master plan to include the
new area. Our next submittal included connections at 475 South and to the Bangerter Farm located south of
our property. We presented a master plan for approval with these connections, but it was tabled by the
planning commission because of neighborhood objections to density, the 475 connection and the Bangerter
connection. We did not immediately present revisions to address these issues as we were busy making
numerous design changes to solve serious utility issues on Phase 4.

After we finally started Phase 4, we began the redesign of the master plan and Phase 5 by revising our yield
plan, reducing density on 475 South and eliminating the 475 South and Bangerter connections to comply with
the feedback we received on our previous submittals. We submitted our revised plans this year and received
comments from city staff on the design. The comments included a request by staff to add both the 475 South
and Bangerter connections that were repeatably objectional to the neighborhood. At our recent meeting it
was suggested that we make a 300 South connection to 1525 Westin lieu of the 475 South connection.

In the spirit of compromise from all the suggestions we have heard, we have revised our plan as follows:

1. We have eliminated the future phase 6 street connection to the Jung Farm and replaced it with a direct
300 South connection to 1525 West. We had previously opposed this connection because it travels
through previously delinenated wetlands which will entail a very expensive and difficult
permit/mitigation process with the Army Corps of Engineers. We understand that the city has added
300 South connection to the master street plan. This is a costly connection, so we have added lots on
the north and south side of this proposed street to help offset the additional improvement costs of this
connection.

2. The yield plan was revised to show all the open space additions and subtractions as development



proceeded on this project phase by phase. Specific open space was added to Phase 5 to reduce phase
density and to make sure that this phase meets the PUD open space requirement standing alone on its
own merits. Additional Phase 6 lots were added to offset extra costs as mentioned above.

3. We made no 475 South street connection, but left a trail connection to 1525 West and the Buffalo
Ranch trail system as we feel this helps pedestrian circulation in the area. This trail connection helps
ameliorate the code issue of having a block longer than 1000 feet that was imposed by the last city
council master plan approval.

4. We did not add the additional connection to the Bangerter Farms as requested by the city. We have
already provided a connection to Bangerter Farms in Phase 4 that may never be used and that will
facilitate any future traffic flow from the Bangerter property to 1525 West. This was done at great
expense as there is a substantial grade difference between the grade developed on Phase 4 to
accommodate adequate storm drainage. Charlie Bangerter would not let us grade on his property to
deal with the grade difference as he intends to farm on the land for the foreseeable future, so we were
forced to build an expensive system of retaining walls and fencing. Adding the extra city requested
Bangerter connection creates another expensive retaining wall situation (6-7’ height grade difference).
This extra connection seems to only create future “cut through” traffic on neighborhood streets
including 475 South rather than having future traffic from the Bangerter Property proceed directly
east to the 1100 West Major Collector Street for access to schools and shopping or travel directly west
to the 1525 West Minor Collector Street for access to the church and the West Davis Corridor. If the
Bangerter property is pulled from its designated farming zoning use and developed in the future, it
already has direct access to 1100 West and direct access to 1525 West on the stub road we provided in
Phase 4. An additional south access point to Glovers Lane can be provided if needed in the future by
crossing Farmington Creek with a bridge.

If you have additional concerns with this plan and submittal, please contact us with you input at your earliest
convenience. We look forward to presenting this plan to the Planning Commission in the near future as we
think it addresses many previous concerns while still keeping the project viable for our development.

Sincerely,

;;n Wheatley

Vice President
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Planning Commission Staff Report
7 ARMINGTo N August 6, 2020
/Q\

HisTORIC BEGINNINGS « 1847

Item 4: Park and Main Preliminary PUD Master Plan and Schematic
Plan and Possible Zone Change

Public Hearing: Yes

Application No.: S-6-20 and Z-9-20

Property Address: Approximately 744 N Main ST
General Plan Designation: LDR

Zoning Designation: BP and LR-F

Area: 3.32 Acres

Number of Lots: 6 residential; 1 office/commercial
Property Owner: MJC Holdings LLC

Agent: Phil Holland

Applicant is requesting recommendation for schematic plan approval and preliminary PUD Master Plan
and a possible zone change related thereto.

Background Information

This property, zoned Business Park — Foothill (BP-F) and Large Residential - Foothill (LR-F), contains
3.32 acres of land. The BP-F zone (12% of the project) is limited to the extreme southern top of the site.
The property is located at the bottom of a steep slope adjacent to Compton Bench Road, making this slope
section of the parcel undevelopable. A series of yield plans, one showing a flag lot, has been presented to
best utilize the remaining area. The “do nothing” conventional yield plans scenario illustrates that five
20,000-sq-ft residential lots, and one office parcel, is possible for the site. As per state code, this can be
done without a subdivision, but via a series of boundary adjustments because the site is already comprised
of five un-platted parcels. Other scenarios, at the sole discretion of the City, show that an additional six to
nine lots are possible, with each lot greater than 10,000 sq-ft in size. All yield plan scenarios may not
adequately protect the integrity of the hillside. The current concept plan shows five residential lots at
roughly 6,534 sq-ft, the remainder residential lot (Lot 1) is 30,927 sq-ft, most of which is too steep for
development, save two flatter areas. The applicant is considering the possibility of adding one more
single-family dwelling here.

Currently, the use of Lot 1 as a single-family dwelling lot is impeded by the presence of natural springs in
the area. If unmitigated, these springs will likely lead to Lot 1 remaining as an undeveloped parcel and
partial open space for the development. If Lot 1 is developed, open space must be accounted for
elsewhere in the development. The developer provided a letter from GSH Geotechnical, Inc. detailing the
presence of flowing water from these springs. The presence of wetland-type plants suggests this spring
flows for a large part of the year. GSH suggested a drainage system be put in place on all springs.



However, the current plan includes no mention of mitigation. Further drainage issues concern retention of
stormwater on site. Per the Farmington’s Low Impact Development plan, the 80™ percentile of stormwater
must be retained on site. Remaining water must be conveyed to the south or stored in retention/detention
basins on site, maintained by a combined or singular HOA.

The approximate 1/3-acre existing office area is quite small, fitting only a petite office building. After a
few years, if not maintained right, with a correct owner-occupied type tenant, an office building of this
size could fall into a less-than-desirable condition, resulting in a poor transition to residential
neighborhoods east of the site. On the office lot, the developer may request a rezone from LR-F to BP-F
to fit the parking lot. If the planned unit development (PUD) overlay is approved, the parking lot could be
included as a deviation to the underlying zone. The commercial building lot itself is already zoned BP-F,
so the rezone would extend just to include all commercially-intended area. Another option would be to
rezone to OTR after final plat approval, if this was done prior to final plat approval, the developer would
have rightful motivation to create lots of this plan’s size without the need for a PUD. For now, the OTR
rezone is a favorable alternative because it would bring residential stability to the area, including the
preservation of older homes.

Suggested Alternative Motions

Rezone
Move that the Planning Commission recommend the City Council approve the rezone of the portion of
commercial/office area of the Park and Main (PUD) from LR-F to BP-F subject to all applicable

Farmington City ordinances and development standards.

Findings:
1. The plan is consistent with the PUD Master Plan.

OR
Move that the Planning Commission recommend the City Council not change the underlying zone

designation of the site. Park and Main (PUD) subject to applicable Farmington City ordinances and
development standards.

Findings:
1. In the event an office use does not happen, the majority of the site will remain residential

Preliminary PUD/Schematic Plan

Move that the Planning Commission approve the Preliminary PUD Master Plan and Schematic
Plan for the Park and Main (PUD) subject to all applicable Farmington City ordinances and
development standards, and the following conditions:

UDOT approval will be needed during future stages of development.

A shared parking arrangement must be created between residential and office tenants.

A mitigation plan for the hillside springs must be approved by the DRC.

Stormwater mitigation plan tailored to low impact development standards must be submitted.
The Preliminary PUD Master Plan must be updated to include all requirements from 11-27-060.
All remaining DRC comments must be addressed.

AU e



7. The residential area be rezoned as OTR following approval and recordation of the final plat.
8. The office building is still subject to site plan requirements as per the Zoning Ordinance.

OR

Move that the Planning Commission table the Preliminary PUD Master Plan and Subdivision Schematic
Plan for the Park and Main (PUD), to allow the developer to complete their Preliminary PUD Master Plan
to include all requirements from 11-27-060, including, but not limited to, a landscape plan.

Findings for Approval:

1. With adherence to DRC comment and UDOT approval, it is reasonable to assume that hazards
will not be unreasonably increased in developing this area.

2. With adherence to DRC comment, the land in this PUD would be used more efficiently than that
of the underlying zone.

3. In consideration of adjacent property, the development has chosen to create single-family
dwellings fitting local character.

4. This project agrees with Farmington City’s General Land Use Plan.

5. As compensation for increased density, this development ensures that the slope will be protected.
Whereas in a traditional subdivision, there would be no assurance that the slope be sufficiently
protected and stabilized.

6. Additional compensation for increased density (a singular additional lot) is provided by:

a. The mitigation of the natural hillside springs

b. Access point limited to just one, instead of four potential access points off Main Street

c. Approved design guidelines

d. All improvements will be completed at one time, reducing inconvenience and aesthetic
inconsistency on Main Street

e. Visitor parking for residents via shared parking agreement [note: the parking lot for the
office use consists of ~75 stalls and exceeds the three stall per 1,000 sq-ft city standard
for the proposed ~14,700 sq-ft office building.

7. The residential area use on the north side of the site, along with the OTR zone, will help prevent
residential creep on Main Street.

Supplementary Information

1. Vicinity Map

2. Zoning Map

3. Yield Plans

4 Preliminary PUD Master Plan/Schematic Plan including residential and office building
elevations

5. Hillside Spring Study
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Park and Main Zoning

Disclaimer: ~ This map was
produced by Farmington City
GIS and s for reference only.
The information contained on
this map is believed to be
accurate and  suitable  for
limited uses. Farmington City
makes no warranty as to the
accuracy of the information
contained for any other
purposes.
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@GSH

September 19, 2017
Job No. 0430-013-17

Mr. Brandt Knowlton
Ascent Construction

310 West Park Lane
Farmington, Utah 84025

Mr. Knowlton:

Re:  Summary Letter
Spring Observation
Northeast corner of Main Street and 675 North
Farmington, Utah

As requested by Mr. Gary Webb of Ascent Construction, the above site was visited on
September 19, 2017 by Mr. Amos Allard of GSH Geotechnical, Inc. (GSH). The purpose of the
site visit was to observe potential springs in the hillside at the above mentioned site located in
Farmington, Utah.

Observations

At the time of the site visit, the site had been grubbed and stripped. Water was observed flowing
down the exposed hillside from springs into an approximately 5 foot deep trench that had been
excavated along the bottom of the hillside to collect the water. The springs and runoff will need
to be controlled by a drainage system.

Summary

All springs on the hillside must be excavated and drains installed. The hillside drains must be
excavated wide enough and deep enough as to prevent drainage down the exposed slope. The
hillside drains should consist of a 4-inch diameter perforated or slotted plastic or PVC pipe
enclosed in clean gravel comprised of three-quarter- to one-inch minus gap graded gravel and/or
“pea” gravel. To reduce the possibility of plugging, the gravel must be wrapped with a
geotextile, such as Mirafi 140N or equivalent. The hillside drains will need to be tied to the
existing trench at the bottom of the hillside by a plastic or PVC pipe. The existing trench at the
bottom of the hill should be cleaned out and drain installed running the length of the hillside. The
trench drain must be constructed using the same specifications as the hillside drains. The trench
drain shall be discharged into area subdrains, storm drains, or other suitable down-gradient
location.

GSH Geotechnical, Inc.

473 West 4800 South

Salt Lake City, Utah 84123

Tel: 801.685.9190 Fax: 801.685.2990
www.gshgeo.com



Ascent Construction
Job No. 0430-013-17
Spring Observation
September 19, 2017

Closure

®@GSH

If you have any questions or would like to discuss these items further, please feel free to contact

us at (801) 685-9190.
Respectfully submitted,
GSH Geotechnical, Inc.

B L.

S. Amos Allard
Staff Geologist

SAA/ADS: ko

/A7 \
Al ) )0

Reviewed by:
/

No, 334228 }
ALAND,

|
»/ \~ \

Alan D. Spilker, P.E.| "%
State of Utah No. 334228 %7
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FARMINGTOR Planning Commission Staff Report
i August 6, 2020

HisToric BEGINNINGS = 1847

Item 5: Zoning Map Amendment — Rezoning Right-of-Way’s

Public Hearing: Yes

Application No.: 7-8-20

Property Address: NA

General Plan Designation: NA

Zoning Designation: See attached map
Area: NA

Number of Lots: NA

Applicant: Farmington City

Request: Recommend approval of zoning map amendments concerning the rezoning of City-
owned right-of-ways (ROW)

Background Information

The zoning map, is updated after the City Council approves the rezone of a parcel of land in the
development process. However, after City Council approval, changes to the zoning map only
include the parcels for which the approval was given, or where the plat indicates. Thus, the
current zoning map is a jigsaw puzzle where all parcels are surrounded by right-of-ways that
have not been rezoned accordingly. This map amendment would allow the zoning map to be
amended to rezone City-owned ROW to reflect abutting property zones.

Section 11-9-030 of the zoning ordinance describes the event in which zoning boundary
uncertainties exist that the centerline of ROWSs will be used as zoning boundaries first. This
zoning map would follow this guideline; therefore, the zoning map would eliminate out-of-date
ROW zoning and replace those areas with centerline reflections of adjacent zoning.

Suggested Motion

Move that the Planning Commission recommend the City Council approve the zoning map
amendment subject to all applicable Farmington City ordinances and standards.

Findings:



1. The amendment allows updates to the zoning map, which is currently updated to reflect
just the properties requesting rezoning.

2. This amendment allows for continuity and simpler map viewing.

3. This amendment will allow ROWs in future developments to be updated at the same time
as said developments (if rezoning is applicable).

Supplementary Information

1. Existing zone map to be shown at meeting
2. Proposed changes to the zoning map



Planning Commission Staff Report
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Item 6: Conditional Use Permit for an increase in height for a Detached

Garage

Public Hearing: Yes

Application No.: C-4-20

Property Address: 390 S950 W

General Plan Designation: RRD (Rural Residential Density)
Zoning Designation: AE (Agriculture Estates)

Area: 1.08 acres

Property Owner: Robert and Suzanne Wilkes

Request: Applicant is requesting a conditional use approval for an increase in height for an accessory
building (detached garage) from 15 feet to 19 feet 1 inch.

Suggested Motion:

Move that the Planning Commission approve the conditional use application to allow an increase in
height as requested, subject to all applicable codes, development standards and ordinances.

Findings for Approval

L.

ok

If the owner could place the garage clearly in the rear yard the request in not necessary
because the ordinance allows for taller buildings in this yard. However, an easement
prevents them from moving the building to this location.

The use is not contrary to the goals, policies and governing principles of the
comprehensive plan for Farmington City.

The subject property is large enough that a detached garage will fit on the property
without any foreseeable adverse effects and is not detrimental to the health, safety or
general welfare of persons residing or working in the vicinity.

The accessory buildings is subordinate in height to the main building.

The garage will be located at least fifteen feet (15") from any dwelling on an adjacent lot;
The detached garage will not encroach on any recorded easement;

The proposed structure is compatible with the character of the site, adjacent properties
and surrounding neighborhoods.

Supplemental Information

1. Vicinity Map
2. Site Plan



Elevations

Photos (below)

Section 11-11-060 A Accessory Buildings and Structures
Section 11-11-070 B Building Height

Section 11-8-050 Conditional Use Standards

Nk w

Applicable Ordinances
1. Title 11 Chapter 8 Conditional Uses
2. Title 11 Chapter 11 Section 070 Building Height




FARMINGTON
T

VICINITY MAP
390 S 950 W

Disclaimer: ~ This map was
produced by Farmington City
GIS and s for reference only.
The information contained on
this map is believed to be
accurate  and  suitable  for
limited uses. Farmington City
makes no warranty as to the
accuracy of the information
contained for any other
purposes.
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Item 7: Zone Text Amendment—Driveway Special Exception vs. Conditional
Use

Public Hearing: Yes

Application No.: ZT-13-20
Property Address: NA

General Plan Designation: NA/

Zoning Designation: NA

Area: NA

Number of Lots: NA

Applicant: Farmington City

Request: Recommendation for a Text Amendment to 11-32-060 A.1. of the Zoning Ordinance.

Background Information

Recently, the city has received several conditional use applications for the construction of additional
driveway width and associated curb cuts. Conditional use approval standards are regulated by Utah
State Code, which provides discretion or say by the Planning Commission so long as conditions are
applied to mitigate impacts. See attached Utah State Code 10-9a-507.

Single-family residential neighborhoods typically have roadway side treatments that include curb,
gutter, sidewalk and park strip. If larger driveways become too pervasive, the character of the
neighborhood often changes. For example, consider the standard driveway width for residential homes
ranges from 9 feet to 24 feet. Single car driveways can be as narrow as 9 feet, or as wide as 12 feet.
The City’s off-street parking standards allow a width beyond what is typical. 11-32-060 states,
“Residential driveways shall be not more than twenty feet (20') in width when serving as access to two
(2) properly designated spaces, or thirty feet (30") in width when serving as access to three (3) properly
designated parking spaces as measured at the front or side corner property line”.

Staff is proposing this amendment to revise the process for these driveway requests. This amendment
would revise the process from a conditional use application, to a Special Exception consideration under
an approval from the Planning Commission. The purpose of a Special Exception is to allow an
adjustment to a fixed dimension standard permitted in the Zoning Ordinance. A Conditional Use is
defined as, “Uses, other than permitted uses, that may be allowed in a specific zone but requiring
additional safeguards to maintain and assure the health, safety, morals and general welfare of the public
and to maintain the character of the zone.” The amendment is proposing the Planning Commission



review additional driveway width as a Special Exception with the approval standards outlined in 11-
3-045 E also attached.

Suggested Motion

Move that the Planning Commission recommend the City Council approve the proposed amendment
to the Zoning Ordinance as set forth in the staff report, subject to all applicable Farmington City
ordinances and standards

Findings for Approval:

1. The amendment supports the purpose of a Special Exception as an adjustment to a fixed
dimension standard permitted in the Zoning Ordinance.

2. The special exception provides the necessary discretion for such matters whereas the
conditional use process does not.

3. The amendment gives express authority to the Planning Commission to grant a request for
additional driveway width.

4. When determining if additional driveway width should be approved, the Special Exception
approval standards better represent criteria that should be considered by the Planning
Commission including use, construction, character, location, landscaping, screening, parking
and whether or not the a lot or parcel is of sufficient size to accommodate the special exception.

Supplementary Information

1. Proposed amendments to Chapter 32 of the Zoning Ordinance
2. Title 11 Chapter 3 Section 045 E: Special Exception Approval Standards.
3. Utah State Code 10-9a-507



11-32-060: ACCESS TO OFF STREET PARKING AND LOADING SPACES:
A. Ingress And Egress: Adequate ingress and egress to all uses shall be provided as follows:
(Ord. 1994-26, 6-15-1994)

1. Residential driveways shall be not more than twenty feet (20') in width when serving as
access to two (2) properly designated spaces, or thirty feet (30') in width when serving as
access to three (3) properly designated parking spaces as measured at the front or side corner
property line. "Properly designated parking spaces" shall include spaces in a garage, carport or
on a parking pad located to the side of a dwelling and not located within the minimum front yard
setback. Additional driveway width for access to a rear yard, for more than three (3) properly
designated parking spaces, or for multiple-family residential developments, may be reviewed by
the planning commission as a cenditionaluse{no-fee-shallberequired)special exception.
Residential driveways shall be designed at a width which is the minimum necessary to provide
adequate access to designated parking spaces. (Ord. 2011-10, 5-17-2011)



Utah Code

Effective 5/14/2019
10-9a-507 Conditional uses.
(1)

(a) A municipality may adopt a land use ordinance that includes conditional uses and provisions
for conditional uses that require compliance with standards set forth in an applicable
ordinance.

(b) A municipality may not impose a requirement or standard on a conditional use that conflicts
with a provision of this chapter or other state or federal law.

(2)

(a)

(i) A land use authority shall approve a conditional use if reasonable conditions are proposed,
or can be imposed, to mitigate the reasonably anticipated detrimental effects of the
proposed use in accordance with applicable standards.

(i) The requirement described in Subsection (2)(a)(i) to reasonably mitigate anticipated
detrimental effects of the proposed conditional use does not require elimination of the
detrimental effects.

(b) If a land use authority proposes reasonable conditions on a proposed conditional use, the
land use authority shall ensure that the conditions are stated on the record and reasonably
relate to mitigating the anticipated detrimental effects of the proposed use.

(c) If the reasonably anticipated detrimental effects of a proposed conditional use cannot be
substantially mitigated by the proposal or the imposition of reasonable conditions to achieve
compliance with applicable standards, the land use authority may deny the conditional use.

(3) A land use authority's decision to approve or deny conditional use is an administrative land use
decision.

(4) A legislative body shall classify any use that a land use regulation allows in a zoning district as
either a permitted or conditional use under this chapter.

Amended by Chapter 384, 2019 General Session

Page 1
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Item 8: Zone Text Amendment— Residential Uses in the GMU Zone

Public Hearing: No

Application No.: ZT-3-20
Property Address: NA

General Plan Designation: NA

Zoning Designation: NA

Area: NA

Number of Lots: NA

Applicant: Farmington City

Request: Recommendation for a Text Amendment to the Zoning Ordinance (see motion below).

Background Information

The Planning Commission considered this request on February 20, 2020. The Commission held a public
hearing, but tabled action “until the Project Master Plan that was turned in on February 20, 2020 is
reviewed”. The Planning Commission reviewed and recommended the Farmington Station || PMP on
May 21%, and the City Council approved it on June 9, 2020. The requested zone text change is consistent
with this approved PMP--and because of the June 9*" decision, an applicant may now request a
residential use in the GMU portion of the Farmington Station Il area through the process set forth in
Section 11-18-140 of the Zoning Ordinance [note: other GMU areas outside Farmington Station Il PMP
are “built-out” and/or are master planned for non-residential uses].

Standards for Zoning Ordinance and Map amendments are contained in Chapter 6 of the Zoning
Ordinance. Specific Planning Commission review criteria are provided in Section 11-6-020 of this chapter
as follows:

Planning Commission Review: All proposed amendments must be first submitted to the
planning commission for review and recommendations. Notice and public hearing
requirements shall be as provided in Utah Code Annotated sections 10-9a-205, 10-9a-
502 and 10-9a-503. The planning commission shall study and examine each application
and proposed amendment. The planning commission should consider the following
issues when reviewing each proposed amendment: 1) is the proposed amendment
reasonably necessary; 2) is the proposed amendment in the public interest; and 3) is the
proposed amendment consistent with the city general plan and in harmony with the



objectives and purpose of this title. After study and analysis, the planning commission
shall prepare written recommendations regarding the application and proposed
amendment and forward the same to the city council for its consideration.

Suggested Motion

Move that the Planning Commission recommend the City Council approve the proposed amendments to
TABLE 18.3 (ALLOWABLE LAND USES) as set forth in Section 11-18-030 of the Zoning Ordinance, subject
to all applicable Farmington City ordinances and standards, as follows:

The "P" (Permitted) in the cells regarding 1) “Medium density residential — single-family
small lots and attached units or townhomes/condominiums limited to duplexes,
triplexes, fourplexes, fiveplexes, or sixplexes”; 2) “High Density residential --
Condominium and apartment style"; 3) “Live/work residential”; 4) “Residential facilities
for people with disabilities”; 5) “Assisted living facilities”, and 6) “Residential facilities for
the elderly” related to the GMU (General Mixed Use) district are hereby removed and
replaced by an "N" (Not Permitted).

Findings:

1.

The proposed amendments are reasonably necessary because the GMU zone is intended to
provide for a mix of uses including, among other things, commercial, office, retail and multiple
unit and attached residential uses. Remaining undeveloped land designated and/or master
planned for GMU is in close proximity to the Residential Mixed Use (RMU) zone, a large assisted
living facility, and a recent conceptually approved townhome project. If more land in the GMU
zone is developed as residential uses these areas will not be “mixed” use, but primarily a single
use district contrary to the intent and purposes of this zone.

The requested zone text change is consistent with the recently approved Farmington Station Il
PMP; moreover, other GMU areas outside Farmington Station Il PMP are “built-out” and/or are
master planned for non-residential uses.

The public is best served by the proposed amendments. Presently, a majority of the Farmington
work force leaves the community and county to find work elsewhere, which causes congestion
and does not support efforts for cleaner air. Moreover, the proposed amendments help
diversify the City’s tax base by providing more non-residential property taxes, and an increased
sales tax base by offering the possibility of a greater day-time population to shop at existing
commercial retail areas in Farmington.

The proposed amendments are consistent with the City’s general plan and in harmony with the
objectives and purposes of the Zoning Ordinance, and support the following:

a. The Farmington City General Plan is based on the overall goal of creating within the
community a healthy, attractive, and pleasant living environment for its residents. This goal
is the most significant element underlying the General Plan;

Provide for harmonious, coordinated, and controlled development within the City;
Lessening congestion in the streets (including the freeways and interchanges);

Securing economy in governmental expenditures;

Stabilizing and preserving the property values and encouraging the expansion of the tax
base; and

®moo o



f. Fostering the city's industries.

Supplemental Information

1. Table 18.3
2. Zoning Map
3. Regulating Plan



TABLE 18.3
ALLOWABLE LAND USES

Key to allowable uses:
P - Permitted
N - Not permitted

Mixed Use Districts
OS RMU OMU GMU |TMU
Residential:

Low density residential - single-family detached N P N N N
minimum of 5,000 square feet lot size

Medium density residential - single-family small N P N P P
lots and attached units or

townhomes/condominiums limited to duplexes,

triplexes, fourplexes, fiveplexes, or sixplexes

High density residential - condominium and N N N P P

apartment style

Live/work residential N P N P P

Residential facilities for people with disabilities N P P P P

Assisted living facilities N P P P P

Residential facilities for the elderly N P P P P
Commercial:

Accessory buildings that do not in aggregate N P P P P

have a footprint greater than 25 percent of the

main building(s) on a development parcel

Art studio N P P P P

Business, professional offices, outpatient medical | N P P P P

facilities

Entertainment N N N P P

Financial institutions (with the exception of N N P! p? P

nondepository institutions)

Fitness and recreation facilities N P P P P

Hospitals, inpatient medical facilities N N P P P

Lodging - bed and breakfast N P N P P



Lodging, limited to hotel, motel N N P P P
Neighborhood service establishments3 N p? p? P P
Parking structure N N P P P
Restaurant - fast food N p? P P p?
Restaurant - traditional sit down N P P P P
Retail and wholesale sales individual tenant
use:
Up to 5,000 square feet N P P P P
Greater than 5,000 square feet N N P P P
and up to 20,000 square feet
Vehicle service/convenience store (including N N P P P
gasoline sales but no auto repair)
Civic uses:
Government - no point of service; no offices N N N N N
dealing directly or on a limited basis with the
public (e.g., public works yards, etc.)
Parks and open space P P P P P
Schools:
Preschool, daycare N P1 P P P
Primary, secondary, colleges, N P P P P
and vocational
Service and fraternal clubs and organizations, N P P P P
and religious institutions
Transit and related transportation facilities (not N N P2 P2 P2

including benches and bus stop signs)

Restrictions:

1. Drive up window/drop off lane allowed only with special exception review by the Planning
Commission as set forth in section 11-3-045 of this title, as to use only, and not fixed dimensional
standards. For any use not listed as P', drive-up windows are expressly prohibited. No additional
curb cut shall be added to accommodate the drive up/drop off lane.

2. Benches and bus stops are permitted, with development standards as noted in section 11-18-110
of this chapter.

3. Neighborhood service establishments: Low impact retail and personal service uses such as
bakery, bookstore, dry cleaning, hairstyling, pharmacy, art supply/gallery, craft store, photocopy
center, corner market (with no gas pumps).
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