Farmington City Board of Adjustments

November 17, 2016



AGENDA
BOARD OF ADJUSTMENT MEETING
November 17, 2016

Public Meeting at City Hall, 160 South Main
Regular Session: 6:30 p.m.

(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

BOA APPLICATION

2. Eric Mansell (Public Hearing) — Applicant is requesting a reduction of the parking
requirement for a medical office use, as defined in Section 11-32-104 of the Zoning
Ordinance, for property located at 719 North Lagoon Drive in a CMU (Commercial Mixed
Use) Zone. (BOA-3-16).

OTHER BUSINESS

3. Motion to Adjourn

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

Posted November 8, 2016

Eric Anderson
City Planner



FARMINGTON CITY
BOARD OF ADJUSTMENTS MEETING
February 10, 2016

REGULAR SESSION

Present: Chair DJ Williams, Board of Adjustments Members Kent Hinckley, Tyler Judkins,
Wendy Rasmussen and Jason Williams, Community Development Director David Petersen,
Associate City Planner Eric Anderson and Recording Secretary Lara Johnson.

Item #1. Elect a Board of Adjustments Chair

DJ Williams explained during the first meeting of each year the Board of Adjustments elects a
chair for the current year.

Motion:

Kent Hinckley made a motion that the Board of Adjustments elect DJ Williams as Chair of the
Board of Adjustments. Jason Williams seconded the motion which was unanimously approved.

Item #2. Joe Sadler — Northland Investments (Public Hearing) — Applicant is requesting a variance on
height restrictions for property located at 289 W. Bella Vista Court in an LR-F Zone. (BOA-1-16)

The applicant Joe Sadler said the lot is up on Bella Vista Court. He explained the topography of
the lot climbs rapidly and is very narrow. As a result, the layout of the home has been pushed back into
the trees. He said the house will follow the contours of the topography and will be very shallow to
avoid climbing too many grades. Joe Sadler explained the height of the home is way under the
Ordinance requirement, if the home is measured from the higher side of the lot; however, the height of
the home is 41’ if measured from the lower side of the lot. He said they talked with staff in December
about the situation. He said he wanted to avoid applying for a variance if at all possible, but due to the
grade of the lot, there is no way to design around it. He said their other option is to “bury the house up”
to meet the height requirements, but doing so would result in a large rock retaining wall in the front.

DJ Williams asked for clarification on the phrase “burying the house up.” David Petersen
explained to the Board how the height of homes are determined based on Ordinance requirements. He
said property owners can manipulate the finished grade by raising the surrounding ground level to meet
the height requirements, which is what the applicant is referencing when he says he can “bury the
house up.”

Kent Hinckley asked the applicant where the front of the home is located. Joe Sadler said the
home is turned towards the southwest. There is a main courtyard with a walkup area to the front of the
home which faces towards the trees.

Kent Hinckley asked staff for clarification as it was his understanding that the Ordinance
requires the home to front the street. David Petersen confirmed the home must front the street. He
asked for clarification from the applicant on where the front of the home is based on the plans included
in the staff report. Joe Sadler said the home includes two entrances that guests can use. He showed
the entrance of the door on the south side of the home on the included elevations. DJ Williams
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expressed concern that on a large custom home like this, the door shown looks like a back door and the
actual “front door” is not fronting the street. David Petersen advised the applicant that the south side
door located at the rear of the home must look like the “front.”

Tyler Judkins asked if the Board of Adjustments needs to be concerned on where the “front” of
the home is located. David Petersen said the Board’s purpose is with regards to a variance on height;
however, the Ordinance requires the home to front the street. He said the City has allowed for homes
to be twisted on a lot due to topography, as is the case with this circumstance.

Wendy Rasmussen expressed concern that someone passing by the home will see the large 41’
south side of the home. Kent Hinckley acknowledged the concern, but feels the house is set far back
enough that it may not be a problem. He added that a person would have to look up to see the home,
and even then, a person may only see the side of the house from the road with the way the home is
turned on the lot. No one will be able to see the real back or the real front of the home. David Petersen
agreed; the proposed home is set back 150°. The other side of the property drops off to the creek.

Jason Williams asked the distance from the proposed home to the neighbor’s home. David
Petersen said the homes sit across a ravine from each other. He also added that both homes are set
back from the edge so they will not see each other.

DJ Williams opened the public hearing at 7:02 p.m.
No comments were received.
DJ Williams closed the public hearing at 7:02 p.m.

David Petersen said that when the staff report was written, staff’'s understanding was that the
tall side of the home was the front; however, based on what the applicant explained, it is the back of the
home. DIJ Williams asked if the clarification changes staff’s recommendation for the Board. David
Petersen said no, it does not change their opinion. Eric Anderson said he feels the home will be set so
far back that it will not be noticeable to the public.

Tyler Judkins also expressed concern on what will be noticeable by the public from the street
and that the area of the house that will be exposed will be the back of the home. David Petersen said
the applicant will be required to submit landscaping plans as part of the site plan which could include
landscaping of brush trees to grow up around the home. Joe Sadler also added that they would like to
keep as much of the natural landscaping, including the oak trees, around the home to soften the view
from the street.

DJ Williams read and reviewed the Board of Adjustments’ standards for variances as set forth in
Section 11-5-108 of the Zoning Ordinance. He explained the motions before the Board are to approve,
deny, or table the variance request if the Board feels additional information is needed.

Tyler Judkins stated that no public comment was received; he feels that means the neighbors
are aware of the variance and do not object to the request for it. Eric Anderson agreed; a 300’ mailing
went out to the surrounding neighbors, and staff did not receive any comments either.

Tyler Judkins asked staff if they anticipate the approval of this request will set a precedence for
other variance requests in the future. Eric Anderson said it will not set a precedence as variance
requests are situational approvals. Any other requests would be required to follow the same process.
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DJ Williams said he struggles with the Zoning Ordinance’s interpretation of “hardship.” He said
he feels this is a unique lot, and he doesn’t see any problems it will cause to the public; however, he also
feels that the home is very large and could be redesigned to meet the height variance. David Petersen
said although the home is large, it is not very wide from front to back. The proposed home is very long
to ensure if follows the contours of the lot. The applicant also added that the square footage is
comparable to other homes in the area. Kent Hinckley said he feels the home fits with others in the
Bella Vista area. DJ Williams said ultimately he feels it is difficult to design a home that will fit this lot.
Jason Williams suggested that the hardship is the grade of the lot.

Motion:

Tyler Judkins made a motion that the Board of Adjustments approve a variance to increase the
building height as outlined in the attached building elevations subject to all Farmington City Codes,
Ordinances and Development Standards and with the following condition that the home face the front
of the street as required in the Ordinance. Wendy Rasmussen seconded the motion. Kent Hinckley,
Wendy Rasmussen, DJ Williams and Jason Williams voted in favor of the motion; Tyler Judkins voted to
deny it. The motion passed.

Findings for Approval:

1. The severe topography is an unreasonable hardship and in order for the applicant to have the
full enjoyment of their property and configure the house in a way that they need, the applicant
will need a variance.

2. The height increase is only needed for the front of the home, which faces the Shepard Creek
ravine and will not impact other homes or neighbors in the area.

3. The three story home is the standard in the Shepard Heights subdivision, meeting condition “c”.

4. The spirit of the general plan is being met and the requested building height will not negatively
affect the feel of the neighborhood or the underlying zone.

Item #3. Miscellaneous:

David Petersen suggested emailing the minutes to the board for electronic approval. He said he
will discuss the viability of this suggestion with the attorney and report back to the board.

ADJOURNMENT
Motion:

At 7:23 p.m., Tyler Judkins made a motion to adjourn the meeting. Wendy Rasmussen
seconded it which was unanimously approved.

DJ Williams
Chair, Farmington City Board of Adjustments



Board of Adjustment Staff Report
November 17, 2016

Item 2: Medical Office Parking Reduction Request

Public Hearing: Yes

Application No.: BOA-3-16

Property Address: 719 North Lagoon Drive
General Plan Designation: CMU (Commercial Mixed Use)
Zoning Designation: CMU (Commercial Mixed Use)
Area: 1.8 Acres

Number of Lots: 1

Property Owner: UC Property Holdings, LLC
Agent: Eric Mansell and Brian Zaitz

Request: Approval to reduce the required minimum for parking requirements of a medical office use.

Background Information

Section 11-32-104 of the Zoning Ordinance sets the minimum parking requirement for “Dental and
Medical Clinics” at 6 parking spaces per 1,000 feet of floor area. The applicant is proposing to build a
two story medical office for the Utah Cardiology medical group with approximately 22,664 square feet
of clinic area; this would require 136 stalls. The applicants would like to reduce that requirement down
to 100 parking stalls, as illustrated on the attached conceptual site plan. Section 11-32-103(9) of the
Zoning Ordinance states:

“The Board of Adjustment may authorize, on appeal, a reduction in the required parking
and loading spaces as described in this Chapter upon a finding that in a specific case, the
nature of the use or premises, would mitigate the need for the full parking requirement
specified in this Chapter. ”

In this case, the nature of the use does not demand the minimum requirement of 6 parking spaces per
1,000 square feet of floor area. The applicant already has an office with a similar use and knows what
his specific parking needs will be, based on prior experience. As staff, we prefer to avoid scenarios
where a site is over-parked. The less impermeable surface the lower the impact on the urban heat
island effect, storm water discharge amounts and related infrastructure, and it creates a more walkable
environment. Additionally, Chapter 32 of the Zoning Ordinance is antiquated and parking minimums
have proven to be ineffective, arbitrary, and capricious. Staff would like to amend the zoning ordinance
to allow for parking reductions through Planning Commission review of a site plan/conditional use; i.e.



on a case by case basis. This would provide more flexibility and would allow for applicants to determine
their parking needs based on experience and need rather than an arbitrarily set number per square
footage of floor space from the 1960s. This notwithstanding, the ordinance does require Board of
Adjustment approval at the present time. Staff is strongly recommending approval of the parking
reduction.

Suggested Motion:

Move that the Board of Adjustment approve the parking reduction as outlined in the attached site plan
subject to all Farmington City Codes, Ordinances and Development Standards.

Findings for Approval

1. The minimum parking requirements set forth in Section 11-32-104 are arbitrary and out-
dated.

2. The applicant better knows their parking requirements than the City, and they are
better able to determine what parking they will require to meet their needs, based on
experience.

3. This application is not a variance, so a hardship need not be established.

4. This reduction of parking will create a better designed site plan.

5. The reduction in parking will reduce the amount of storm water infrastructure required
to service this building.

6. The requested use is desirable and will provide an invaluable service to the community;
the applicants need this reduction to make their project work at this location.

7. Other dental and medical clinics now exist in Farmington in buildings originally

constructed for “office uses” which require 3 spaces/1,000 s.f. of floor area, and the
lower parking arrangements have proven to be appropriate for clinics as well.

Supplemental Information

1. Vicinity Map
2. Site Plan
3. Narrative Description of the Request

Applicable Ordinances

1. Title 11, Chapter 5 - Board of Adjustment
2. Title 11, Chapter 19 — Commercial Mixed Use
3. Title 11, Chapter 32 — Off-Street Parking, Loading, and Access
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