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October 6, 2016



AGENDA
PLANNING COMMISSION MEETING
October 6, 2016

Public Meeting at the Farmington City Hall, 160 S. Main Street, Farmington, Utah

Study Session: 6:00 p.m. — Conference Room 3 (2™ Floor)
Regular Session: 7:00 p.m. — City Council Chambers (2" Floor)

(Please note: In order to be considerate of everyone attending the meeting and to more closely follow the
published agenda times, public comments will be limited to 3 minutes per person per item. A
spokesperson who has been asked by a group to summarize their concerns will be allowed 5 minutes to
speak. Comments which cannot be made within these limits should be submitted in writing to the
Planning Department prior to noon the day before the meeting.)

1. Minutes

2. City Council Report

SUBDIVISION

3. John Hansen (Public Hearing) — Applicant is requesting a recommendation for plat amendment
approval to split Lot 2 of the Farmington Fields Amended Subdivision consisting of 1.34 acres of
property located at 491 W. Bourne Circle in a CMU (Commercial Mixed Use) zone. (S-16-16)

ZONE CHANGE

4. Craig Blackhurst and Jerry Preston — Elite Craft Homes (Public Hearing) — Applicant is
requesting a recommendation for Zoning Map Amendment of .59 acres of property located at 306
East 100 North from OTR-F (Original Townsite Residential - Foothill) to LR-F (Large
Residential - Foothill) zone. (Z-5-16)

5. Jonathan Hughes and Chase Freebairn — Ivory Homes (Public Hearing) — Applicants are
requesting a recommendation for Zoning Map Amendment of 31.79 acres of property located at
approximately 600 South 1525 West from AA (Agriculture - Very Low Density) to AE
(Agriculture Estates) zone. (Z-2-16)

OTHER

6. Miscellaneous, correspondence, etc.
a. Other

7. Motion to Adjourn



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 September 30, 2016

Eric Anderson
City Planner



FARMINGTON CITY
PLANNING COMMISSION MEETING
September 22, 2016

STUDY SESSION

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

Item #3. Jim Steman/Station Park CenterCal — Requesting a Recommendation for Zone Change
Approval from an A (Agriculture) to a GMU (General Mixed Use) Zone

Eric Anderson said CenterCal owns two pieces of property they wish to develop; however, it
needs to be zoned GMU. The General Plan designation is TMU (Transportation Mixed Use) and the zone
map is GMU for the area. He said the proposal for this property is a continuation of what has already
been done at Station Park. Rebecca Wayment asked what the difference is between the GMU and TMU
zones. Eric Anderson said buildings can go higher and can be denser in the TMU zone. Rebecca
Wayment asked why the applicant is wanting to change from TMU. Eric Anderson clarified that the
TMU is the General Plan designation for the entire mixed use district, and the TMU zone is limited to
areas within a certain distance from the train station. The property and surrounding area are planned
for the GMU zone.

Item #4. Steven Nelson and Cory Karl — Requesting a Recommendation for Zone Change Approval for
Property from an A (Agriculture) to a LR (Large Residential) Zone

Eric Anderson showed the zone map for the Nelson property. He said everything is
straightforward as the surrounding area is already zoned LR, except for a piece of property to the north.
The General Plan designation is LDR. The property is currently zoned A as that was the automatic zone
designation when the property was annexed into the City. The applicants are proposing that their four
existing parcels have a boundary adjustment to move lot lines making three large estate lots. Eric
Anderson said each lot would be around an acre and a half. Currently, the City owns two of the
remnant parcels; the applicants are negotiating terms to buy the property from the City. He pointed out
that it will be the City Council’s decision to sell the two remnant pieces of property, but the applicants’
plans do hinge on that approval.

REGULAR SESSION

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

Item #1. Minutes




Planning Commission Minutes — September 22, 2016

Alex Leeman made a motion to approve the Minutes from the September 8, 2016 Planning
Commission meeting with the amendment to include Bret Gallacher as present in the meeting. Dan
Rogers seconded the motion, which was unanimously approved.

Item #2. City Council Report

Eric Anderson gave a report from the September 20, 2016 City Council meeting. He said the
Park Lane Commons Phase IV Schematic Plan and Plat Amendment was approved. The City Engineer
asked that the storm drain lines and other improvements be made prior to the start of Phase IV so a
condition to the motion was added and approved by the Council.

CONDITIONAL USE PERMITS
Item #3. Jim Steman/Station Park CenterCal (Public Hearing) — Applicant is requesting a

recommendation for zone change approval for 5.84 acres of property from an A (Agriculture) to a
GMU (General Mixed Use) Zone located at approximately 1100 West and Park Lane. (Z-3-16)

Eric Anderson said the property being discussed is on the corner of 1100 W. and Park Lane. He
said CenterCal owns the property as well as the property across Park Lane. He said the applicant is
requesting to rezone the property from A to GMU. The General Plan designation of this property is
Transportation Mixed Use and the surrounding properties are already zoned GMU. The applicant is
wanting to continue their Station Park development. Eric Anderson said the property being discussed
has always been intended to be zoned GMU.

Jim Steman, 140 Washington St., El Segundo, California, representative from CenterCal, said
they were surprised that this property was still zoned A. He feels the rezone to GMU would be
consistent to the surrounding area. He said they plan to build similar quality of shops as what is found
within the Station Park development.

Rebecca Wayment opened the public hearing at 7:07 p.m.
No comments were received.
Rebecca Wayment closed the public hearing at 7:07 p.m.

There was no further discussion from the commissioners.
Motion:

Dan Rogers made a motion that the Planning Commission recommend that the City Council
approve the rezone of 5.84 acres of property located at approximately 1100 West and Park Lane from A
to GMU, as identified on the attached maps, subject to all applicable Farmington City ordinances and

development standards. Alex Leeman seconded the motion, which was unanimously approved.

Findings for Approval:

1. The proposed rezone is consistent with the General Plan.
2. The proposed rezone is consistent with surrounding properties.
3. The proposed rezone is consistent with the overall master plan for the mixed use district.



Planning Commission Minutes — September 22, 2016

4. The proposed rezone will allow CenterCal to continue their hitherto successful Station Park
development to points west.

Item #4. Steven Nelson and Cory Karl (Public Hearing) — Applicants are requesting a recommendation
for zone change approval for 3.84 acres of property from an A (Agriculture) to a LR (Large Residential)
Zone located at 1150 South and 35 East. (Z-4-16)

Eric Anderson said the applicant owns the property, and is negotiating to purchase the two
remaining remnant pieces that are owned by the City. He said the applicant desires to build three
estate lots on the property. Once all four parcels are owned by the applicants, the applicants may
request a boundary adjustment to create three estate lots instead of going through the subdivision
platting process. Since the property is currently zoned A, the minimum lot size is 2 acres, and each
proposed lot is approximately one acre. Eric Anderson said the surrounding properties are already
zoned LR, and the General Plan for this property is LDR. This zone change request is consistent with the
area.

Both applicants were not present at this time as they were out of town.
Rebecca Wayment opened the public hearing at 7:12 p.m.

No comments were received.
Rebecca Wayment closed the public hearing at 7:12 p.m.

Rebecca Wayment appreciated the applicant’s proposal, as it is not very often large lots are
proposed for a piece of property.

Alex Leeman asked if the applicants plan to keep the estate lots within their families. Eric
Anderson said each applicant may keep a lot, but is not sure what they will do with the other lot.

Dan Rogers asked if future property owners could request to subdivide later. Eric Anderson said
yes; however, the lot would still be restricted by the LR zone.

Motion:

Kent Hinckley made a motion that the Planning Commission recommend that the City Council
approve the zone map amendment of 3.84 acres of property located at approximately 35 East and 1150
South from A to LR, as identified on the attached map, subject to all applicable Farmington City
ordinances and development standards. Bret Gallacher seconded the motion, which was unanimously
approved.

Findings for Approval:

1. The proposed rezone is consistent with the general plan.

The proposed rezone is consistent with the surrounding properties and neighborhoods.

3. While the applicant’s plans to create three estate lots through a boundary adjustment hinges on
the purchase of the two remnant parcels owned by the City, the rezone application under
consideration is justified on its own merits.

g

ADJOURNMENT
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Motion:

At 7:15 p.m., Dan Rogers made a motion to adjourn the meeting, which was unanimously
approved.

Rebecca Wayment
Chair, Farmington City Planning Commission



Planning Commission Staff Report
October 6, 2016

Item 3: Farmington Fields Plat Second Amendment

Public Hearing: Yes

Application No.: S-16-16

Property Address: 491 West Bourne Circle
General Plan Designation: CMU (Commercial Mixed Use)
Zoning Designation: CMU (Commercial Mixed Use)
Area: 1.34 Acres

Number of Lots: 2

Property Owner: John Hansen

Agent: John Hansen

Request: Applicant is requesting a recommendation for plat amendment approval to split Lot 2 of the
Farmington Fields Amended Subdivision.

Background Information

In 2015, John Hansen received site plan approval and constructed two new single story professional
office buildings on property located at 491 West Bourne Circle. However, the applicant now has tenants
that wish to own their building, and as a result, the applicant desires to perform a simple lot split.
However, in order to subdivide the property, the plat will have to be amended. The plat was originally
amended through City Council approval at their September 1, 2015 meeting so that the Mercedes Benz
Dealership could be built.

Because the original site plan was approved for one lot, all utilities and improvements were installed in
that manner, meaning that there is only one secondary water line, sewer line, culinary water line, and
storm drain line. Additionally, both the parking lot including ingress and egress, and the storm water
detention basin was designed for one lot. Now that the applicant is proposing to split the lot, these
facilities that were intended for one lot will be split over two. As a solution, the applicant has
established an HOA and CCRs that will govern the shared utilities and facilities. These will be recorded
against the property and ensure that all maintenance and management will remain private, and will
provide cross-access guaranteeing that one property owner cannot restrict access to the other.
However, the City Engineer would also like to see associated easements on the plat further averting any
potential issues that may arise in the future.



It bears mentioning that at site plan, there were issues with storm water: the City Engineer requested
that the storm water ditch be piped per Farmington City standard. The proposed storm water pipe will
be in UDOT right-of-way and will therefore require UDOT approval before moving forward. The
applicant has received said approval and has piped the ditch per City standards. Additionally, the
applicant entered into an extension agreement with the City for curb, gutter, and sidewalk
improvements along Park Lane. The Chevron (to the east) has not completed these improvements on
Park Lane because the city is not sure if Park Lane will be widened or if sidewalk will ever be completed
over the Park Lane interchange. Until this occurs, city staff felt that an extension agreement makes
more sense than demanding these improvements that may later need to be moved, torn-out, or altered.
The extension agreement runs with the property, not John Hansen, as the current owner of the
property.

Suggested Motion:

Move that the Planning Commission recommend that the City Council approve the plat amendment for
the Farmington Fields Amended Subdivision, subject to all applicable Farmington City ordinances and
development standards, and the following condition:

1. The applicant shall record the CC&Rs and Articles of Incorporation prior to recording the
amended plat;

2. The applicant shall place easements on the plat prior to recordation, including but not limited to
the following: storm water, shared access and parking, secondary water, and other shared
utilities.

Findings for Approval:

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

2. Any issues that arise because of splitting utilities that were intended to be for one lot have been
resolved through both the recordation of the CC&Rs and the necessary easements as described
in condition 2 above.

3. The extension agreement that was recorded against the property as part of the original site plan
approval will remain in place and runs with the property not the owner.

4. The plat amendment does not affect or alter Parcel A in the Farmington Fields Subdivision which
is desirable because it is a regional storm-water detention facility and possible wetlands; this
ensures that the parcel will remain “unbuildable”.

Supplemental Information
1. Vicinity Map
2. Farmington Fields Second Amended Plat

Applicable Ordinances
1. Chapter 7 — Site Development Standards
2. Chapter 19 —Commercial Mixed Use Zone (CMU)
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Planning Commission Staff Report
October 6, 2016

Item 4: Zone Map Amendment for the Blackhurst Property

Public Hearing: Yes

Application No.: Z-5-16

Property Address: 306 East 100 North

General Plan Designation: LDR (Low Density Residential)

Zoning Designation: OTR-F (Original Townsite Residential - Foothill)
Area: .59 Acres

Number of Lots: 1

Property Owner: Craig and Janica Blackhurst

Agent: Jerry Preston — Elite Craft Homes

Request: Applicant is requesting a recommendation to rezone .59 acres of property from OTR-F to LR-F.

Background Information

The applicants desires to build a large home on their property currently located in the OTR (Original
Townsite Residential) zone. Because the proposed home is currently in the historic OTR zone, there are
design standards and regulations for new construction that do not exist in other zones throughout the
City. The proposed home does not meet these standards, particularly the garages, as they would violate
Section 11-17-050(4)(b) which states:

“Attached garages constructed even with the front setback lines, or that are setback (or
recessed) from the front setback less than a distance equal to half the depth of the main
building shall comprise no more than 33% of the front plan of the home on lots greater
than 85 feet in width, and up to 40% on lots less than 85 feet in width if for every
percentage point over 33% the garage is set back (or recessed) an additional 1.0 feet
behind the front plane of the home.”

The proposed home has five garages, two of which extend beyond the front plane of the home, and the
garages comprise over 50% of the front plane of the home. Because the applicant desires to build this
home and the OTR zone will not work for their plans, they are seeking a rezone to the LR (Large
Residential) zone.



The subject property is at the edge of the OTR zone and is largely surrounded by LR zone properties to
the north and east (with the exception of their eastern neighbor). The General Plan designation of LDR
(Low Density Residential) supports either the OTR or LR zone designation.

Staff is ambivalent on this rezone application and has provided two alternative motions, one for
approval and one for denial, with separate findings for each. There are pros and cons to both denial and
approval, and staff wanted to lay out those arguments for each and get the Planning Commission’s
opinion on the matter.

Whether the rezone is approved or not, the foothill overlay zone as designated by the letter “F” would
remain on this property; this ensures that the applicant will still be required to meet any additional
requirements that have not already been met as part of the site plan approval process as set forth in
Chapter 30 of the Zoning Ordinance.

Suggested Alternative Motions:

A. Move that the Planning Commission recommend that the City Council approve the zone map
amendment of .59 acres of property located at 306 East 100 North from OTR-F to LR-F, as identified on
the attached map, subject to all applicable Farmington City ordinances and development standards.

Findings for Approval:

1. The proposed rezone is consistent with the general plan.

2. The proposed rezone is consistent with the majority of surrounding properties and
neighborhoods to the east and north.

3. The existing homes in the neighborhood are large and newer homes, and the proposed home
would be consistent with the neighborhood.

4. The proposed rezone would allow the applicants the highest and best use of their property.

5. Rezones are reviewed on a case-by-case basis, and are a legislative decision; therefore, by
rezoning one property it does not bind the City to do the same for a future property owner that
may wish to do the same for their property. The City reviews all rezone applications on their
own merits.

B. Move that the Planning Commission recommend that the City Council deny the zone map
amendment of .59 acres of property located at 306 East 100 North from OTR-F to LR-F.

Findings for Denial:

1. The proposed rezone would essentially be a spot zone, although spot zones are not illegal per
se, this particular rezone would “orphan” the majority of the Brown property directly to the
east.

2. The proposed rezone would be inconsistent with the purpose of the OTR zone.

3. By rezoning this property, it could potentially begin to reduce the OTR zone boundaries at the
edge, and set a precedent whereby other property owners within the OTR who do not wish to
abide by the additional requirements and standards of the underlying zone, seek a rezone of
their properties to avoid the more stringent requirements.



4. The proposed rezone would allow the applicant to skirt the more stringent design requirements
of the OTR zone and build a home that is not consistent with the historic nature of the district as
a whole.

Supplemental Information
1. Vicinity Map
General Plan Map
Zoning Map
Proposed Site Plan
Proposed Elevations

ukwnN

Applicable Ordinances
1. Title 11, Chapter 11 — Single Family Residential Zones
2. Title 11, Chapter 17 — Original Townsite Residential
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Planning Commission Staff Report
October 6, 2016

Item 5: Zone Map Amendment for Hughes Property

Public Hearing: Yes

Application No.: Z-2-16

Property Address: Approximately 600 South 1525 West

General Plan Designation: DR (Development Restricted, Agriculture Open Space)
Zoning Designation: AA (Agricultural Very Low Density)

Area: 31.79 Acres

Number of Lots: 1

Property Owner: Flatrock LC / Jonathan Hughes

Agent: Chase Freebairn — lvory Homes

Request: Applicant is requesting a recommendation to rezone 31.79 acres of property from AA to AE and
amend the General Land Use Plan designation from DR to RRD.

Background Information

The applicant desires to develop 31.79 acres of property located at approximately 600 South and 1525
West. However, the current zoning designation of AA (Agriculture — Very Low Density) has a minimum
lot size of 10 acres, and therefore the applicant could only get a maximum of 3 lots on the property. If
the applicant were to do a conservation subdivision, he would have to provide a yield plan showing 5
acre lots, and then set aside 40% open space and have a lot size average of 2.5 acres in the actual
subdivision. These scenarios do not provide enough density for what the applicant is proposing, and
therefore the applicant is seeking a rezone, and a related general land use plan amendment.

When the development restricted zone and general plan designation were established, the City used the
4218 line as a demarcation boundary between very low density and the higher agricultural densities (as
determined by the A and AE zone). This line was not established arbitrarily, it was used because it was
1’ higher than the known highest point of the Great Salt Lake’s wave action in 1983. Everything below
this elevation line is development restricted and everything above it can develop at A and AE densities.
Several months ago, the applicant and the County Surveyor appeared before the Planning Commission
and City Council (as a discussion item only) regarding the 4218 elevation line, and how it does not line
up with where the City currently has the 4218 line. When the City established the 4218 line, it used old
datum that was the best available at the time, but has since proven to be faulty. This notwithstanding,
the current zone of AA, regardless of why and how it was established, exists and the applicant will need
to rezone the property in order to move forward with their subdivision plans.



City staff is opposed to this rezone at this time. Staff feels that the development restricted zone has
served the City well and provided a conservation buffer between the City and the Great Salt Lake.
Additionally, staff feels that until the record of decision determining the final route of the West Davis
Corridor (WDC) occurs, there are too many unknowns regarding this area. Notably, if the record of
decision alignment matches the documented preferred alternative, then the WDC will be west of this
property and will create a new development restriction boundary. In other words, at the time when the
record of decision for the WDC is made, the City may consider amending its general plan and zoning
map for everything east and north of the WDC and leave everything west and south of the freeway as
development restricted. But until we have more clarity regarding the WDC's final alignment, staff
recommends keeping this area as it is presently zoned.

Lastly, if the property is not rezoned, the applicant still has the option to achieve the requested densities
as proposed through a conservation subdivision and a TDR transaction to receive additional rooftops.
While the developer would prefer to get the rezone so that he could develop at AE densities without a
TDR, it may benefit the City more to use the required open space and move it to the regional park
through a TDR transcation.

Suggested Motion:

Move that the Planning Commission recommend that the City Council deny the zone map amendment
from AA to AE and deny the general land use map amendment from DR to RRD of 31.79 acres of
property located at 600 South 1525 West.

Findings for Denial:

1. The proposed rezone is inconsistent with the general plan.

The proposed rezone is inconsistent with the surrounding properties and neighborhoods.

3. While the current development restriction line established by the elevation line of 4218 may be
erroneous, the boundary has heretofore served the City well and provides a buffer between the
City and the lake.

4. Until more clarity regarding the final WDC alignment is given, rezoning any properties currently
in the AA zone could

5. The applicant can still get the proposed densities requested in the concept plan through utilizing
TDRs.

N

Supplemental Information
1. Vicinity Map
General Plan Map
Zoning Map
Concept Subdivision Plan
County Elevation Map — lllustrating the Location of the 4218 Elevation Line
FEMA Flood Map

ok wWwN

Applicable Ordinances
1. Title 11, Chapter 10 — Agriculture Zones
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