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Syracuse City  
Planning Commission Meeting 

June 7, 2015 
Begins at 6:00 p.m. in the City Council Chambers  

1979 West 1900 South, Syracuse, UT 84075 

 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 

1. Meeting Called to Order 

 Invocation or Thought  

 Pledge of Allegiance 

 Adoption of Meeting Agenda 
 

2. Meeting Minutes: 
June 2, 2015 and June 16, 2015 Regular Meeting and Work Session. 
 

3. Public Comment, This is an opportunity to address the Planning Commission regarding 
your concerns or ideas, regarding items that have not been scheduled for a public 
hearing on this agenda. Please limit  your comments to three minutes. 
 

4. Election, Planning Commission Chair and Vice Chair.  
 

5. Final Subdivision, Still Water Lake Estates Phase 7, Woodside Homes, located at 
3669 S Bayview Drive, R-1 Cluster.   
 

6. Public Hearing, Site Plan Approval, Jer’s Elite Auto, located at 1448 W 300 S, General 
Commercial Zone.  
 

7. Public Hearing, Subdivision Plat Amendment, Ninigret North I, Ninigret Construction 
Company North LC., located at 450 S 1000 W, Industrial Zone.  

 
8. Public Hearing, Code Amendment, Title VIII regarding construction specifications 

 
9. Adjourn 

 
 

 
 

 

PLANNING  
COMMISSIONERS 

 

CH AIR  
T.J.  Jensen 

VICE CH AIR  

Ralph Vaughan  

Curt  McCuis t ion  
Dale Rackham 

Greg Day  
Troy Moul t r ie  

 
 
 
 
 
 
 

 

Regular Meeting Agenda 

NOTE 
If you wish to attend a particular agenda item, please arrive at the beginning of the meeting. In compliance with the Americans  
Disabilities Act, those needing auxiliary communicative aids and services for this meeting should contact the City Office, at 801-614-9626, at least 48 
hours prior to the meeting.  
 
CERTIFICATE OF POSTING  
This agenda was posted on the Syracuse City Hall Notice Boards, the State Public Notice website at http://www.utah.gov/pmn/index.html, and the 
Syracuse City website at http://www.syracuseut.com. 
 
on March 14, 2014. 
 

1. Department Business 
2. Commissioner Reports 
3. Upcoming Agenda Items 
4. Discussion Items 

a. General Plan Amendment, Professional Office to Business Park,  
b. General Plan Amendment 
c. Title X code amendments pertaining to metal buildings in the industrial zone 

5. Adjourn 
 

 
 

Work Session 

http://www.utah.gov/pmn/index.html
http://www.syracuseut.com/


 
Agenda Item # 2 Meeting Minutes Regular Meeting & Work Session  

 
Meeting Minutes: 

 

 Regular Meeting   June 2, 2015 

 Work Session    June 2, 2015 

 Regular Meeting   July 16, 2015 

 Work Session    July 16, 2015 

 

 

Attachments: 

 Meeting Minutes 

 General Plan Subcommittee Presentation 

 Ordinance Recommendations by the committee 

  

Suggested Motions: 

 
Grant   

I move to recommend approval of the Meeting Minutes for June 2, 2015 and June 16, 2015, 

Regular and Work Session, (as amended…) 
Deny  

I move to recommend denial of the Meeting Minutes for June 2, 2015 and June 16, 2015 Regular 

and Work Session, based on… 
Table 

I move to table Meeting Minutes for June 2, 2015 and June 16, 2015 Regular and Work Session 

until… to allow for…   

PLANNING COMMISSION 

JULY 7, 2015 
March 10, 2015 
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Minutes of the Regular Meeting of the Syracuse City Planning Commission held on June 2, 2015, at 6:00 p.m., in the Council 1 
Chambers, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
 4 
Present:  Commission Members:  TJ Jensen, Chairman  5 
     Ralph Vaughan, Vice-Chairman 6 
     Dale Rackham 7 
     Curt McCuistion   8 

        9 
 10 

City Employees:  Noah Steele, Interim Director of Community Development 11 
    Jenny Schow, Planner 12 

Jackie Manning, Admin Professional 13 
   Brian Bloemen, City Engineer 14 
   Jo Hamblin, Deputy Fire Chief 15 
   Steve Garside, Consulting Attorney 16 

 17 
 City Council:  Mike Gailey 18 

 19 
Excused:   Commissioner Day 20 
   Commissioner Moultrie 21 
 22 
Visitors:    Darin Izatt  Jerrad Pullum  Hillary Steab 23 
   Chris Semrow  Jason Spafford  Wendy Spafford 24 
   Josh Hughes  Brett Sorensen  Darcie Koski 25 

    Shauna Bradford  Jeff Ferguson  Ann Ferguson 26 
   Ned Sharp  Shirley Petersen  Larry Petersen 27 
   Jeanne Izatt  Ember Herrick  Michelle Thompson 28 
   Mike Thompson  Robert Whitely 29 

   6:02:44 PM    30 
1. Meeting Called to Order: 31 

 32 
 Commissioner Vaughan provided a thought by Dwight David Eisenhower “Leadership is the art of getting someone 33 
else to do something you want done because he wants to do it.” Commissioner Vaughan stated the idea of leadership is 34 
not easy; because sometimes there are difficult decisions to be made. He stated Peter Drucker once said “Whenever you 35 
see a successful business, someone once made a courageous decision.” He continued to quote Benjamin Franklin, “ 36 
“Wherever you see a successful country, someone once made a courageous decision.” He hoped the Planning 37 
Commissioners made the right decisions. It is a great country they live in and they would like it to succeed and advance. 38 
The Pledge of Allegiance was led by Commissioner Jensen. 39 
 MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR JUNE 2, 2015 MEETING BY COMMISSIONER 40 
MCCUISTION. THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL WERE IN FAVOR; THE 41 
MOTION CARRIED. 42 
6:05:14 PM  43 

2. Meeting Minutes: 44 
  45 
 May 19, 2015 Regular Meeting 46 
 May 19, 2015 Work Session 47 
  Commissioner Jensen requested a change to line 92 for clarity purposes, “along 1700 South and the road 48 
immediately to the east”.  49 
6:05:50 PM  50 
 COMMISSIONER MCCUISTION MADE A MOTION TO APPROVE REGULAR AND WORK SESSION MEETING 51 
MINUTES FOR THE MAY 19, 2015 PLANNING COMMISSION MEETING, AS AMENDED. COMMISSIONER VAUGHAN 52 
SECONDED THE MOTION. ALL WERE IN FAVOR; THE MOTION CARRIED.  53 
6:06:09 PM  54 

3. Public Comment: This is an opportunity to address the Planning Commission regarding your concerns or ides, regarding 55 
items that have not been scheduled for a public hearing on this agenda. Please limit your comments to three minutes.  56 
 57 
 Chairman Jensen stated he will have a private public hearing for the conditional use permits and asked the audience 58 
to comment on items not seen on the agenda tonight. No public comments were made.  59 
6:07:00 PM  60 

4. Final Subdivision Plan: Monterey Estates Phase 6 & 7, Ivory Homes, 1500 W 700 S, R-3 Zone. 61 
 62 

 Planner Schow summarized a staff memo that explained: 63 
Factual Summation  64 
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Zone:     R-3 Residential 65 
Applicant:    Ivory Homes  66 
Total Acreage    14.32 acres  67 
Net Developable Acres:   11.46 acres 68 
Allowed Lots (5.44 units/acre)   62  69 
Proposed Lots    52 70 
Public Meeting Outline 71 
General Plan Amendment Approval  72 
 Planning Commission  August 5, 2014 73 
 City Council   August 12, 2014 74 
Rezone Approval 75 
 Planning Commission  August 5, 2014 76 
 City Council   August 12, 2014 77 
Concept Plan Staff Review  December 10, 2014 78 
Preliminary Plan Approval   79 
 Planning Commission  February 17, 2015 80 
 City Council   March 10, 2015 81 
Background 82 
 This request is for two additional phases to the Monterey Estates development.  Approval of this request will 83 
complete the subdivision north, to the boundary of the new Syracuse Arts Academy.  City staff has no outstanding 84 
concerns with this request.  85 
6:07:50 PM  86 
 Nick Mingo, Salt Lake City, representative of Ivory Development, had no further comments to add. Chairman Jensen 87 
invited discussion among the commissioners. Chairmen Jensen noted the stub road as a new addition and felt it was 88 
useful.  89 
6:08:48 PM 90 
 COMMISSIONER MCCUISTION MADE A MOTION TO RECOMMEND APPROVAL OF THE FINAL SUBDIVISION 91 
PLAN FOR MONTEREY ESTATES PHASE 6 & 7  LOCATED AT APPROXIMATELY 1500 W 700 S, R-3 ZONE, 92 
SUBJECT TO ALL APPLICABLE REQUIREMENTS OF THE CITY’S MUNICIPAL CODES AND CITY STAFF REVIEWS. 93 
THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL WERE IN FAVOR; THE MOTION CARRIED.  94 
6:09:26 PM  95 

5. Major Conditional Use Permit: Elite Skills, Duane Koski, property located at 3242 S 750 W, R-2 96 
Residential Zone. 97 

 98 
 Planner Schow summarized a staff memo from the Community Development that explained:  99 
 100 
Factual Summation:  101 
Zone:    R-2 Residential 102 
Applicant:    Duane Koski 103 
Proposed Hours of Operation:  Monday-Friday 4:00 pm-8:00 pm 104 
    Saturday  9:00 am-6:00 pm 105 
    Sunday   11:00 am-4:00 pm 106 
Background: 107 
 This request is for a home occupation within an existing private gym located in an accessory structure. The applicant 108 
provides basketball skills development through one-on-one training sessions on site and offers off site team training.  109 
More information regarding this business can be found on their recently updated website, http://www.eliteskillsbball.com/. 110 
All additional traffic into the private gym is personal friends and family.  The Koski’s are able to accommodate offsite 111 
parking as shown in the attached photograph.      112 
 Planner Schow referred to state legislature regarding conditional use permits. She stated the state has made it clear 113 
that conditional use permits are to be viewed as a permitted use within the zone. The purpose for the permit is to allow the 114 
Planning Commissioners the opportunity to place reasonable conditions on the application to help mitigate any potential 115 
neighborhood impact. She invited the Planning Commissioners to review the following: 116 
 City code 10.35.040 D.1.d requires home occupations conducted in an accessory building to be processed as a 117 
major conditional use permit and meet the following conditions:  118 
 (i) The Planning Commission finds that the proposed home occupation will be clearly accessory and subordinate to 119 
the principal use of the property for dwelling purposes; and 120 
 (ii) The Planning Commission finds that the proposed home occupation will not adversely affect the residential nature 121 
and aesthetic quality of the neighborhood; and 122 
 (iii) Any off-street parking displaced by the home occupation is relocated elsewhere on the lot or parcel in compliance 123 
with setback standards for the zoning in which the property is located; and 124 
 (iv) The Planning Commission may impose any conditions it deems necessary to mitigate impacts of the home 125 
occupation on the neighborhood. 126 
 127 
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 Planner Schow stated the accessory structure is existing and was permitted in 2012 through a conditional use permit 128 
from the city. It was constructed as a personal basketball gym for the residents. The Koski’s have been providing one-on-129 
one training, and when it was brought to the city’s attention, staff notified the Koski’s regarding the business license 130 
process. The Koski’s have cooperated with the city and brought information that was requested by the City.  131 
 Planner Schow stated they have received letters and photos regarding the home business. Planner Schow presented 132 
the pictures to the planning commissioners. She stated the primary concerns are parking and increased traffic. She stated 133 
some of the photos submitted represent increased parking that is not associated with the proposed occupation. There was 134 
a discussion regarding the amount of vehicles parked within the cul-de-sac with an emphasis on legality in relation to fire 135 
hydrants and distance between cars and driveways.  136 
 Planner Schow reviewed a traffic log submitted by a neighbor. She stated she is unsure if the vehicles are associated 137 
with the Koski’s business, or another neighbor having a gathering. She referred to traditional residential parking.  138 
 Planner Schow stated the other main concern expressed was regarding noise. The city does not currently have a 139 
noise ordinance in place, and there is not something specific in the home occupation regulations. Some of the neighbors 140 
have been in discussion with the Koski’s since their original submission of letters and are now comfortable with the 141 
application.  142 
 Planner Schow stated their previous website advertised for group and team training. They are in the process of 143 
updating their website to reflect one on one training versus group trainings. Another concern pertained to employees. 144 
Planner Schow stated there are 3 coaches and 2 of the 3 reside in the home.  145 
 Planner Schow stated the staff recommends the Koski’s get background checks as they are working with children 146 
and the Koski’s have agreed to provide these to the business license clerk, Debbie Rainford.  147 
6:21:07 PM  148 
 Chairman Jensen requested the aerial showing the accessory structure be reviewed. He inquired as to the height of 149 
the building. Planner Schow confirmed the height and set-backs as meeting the ordinance at the time of application.  150 
6:23:21 PM  151 
 Commissioner Vaughan asked the difference between a private school and an at home instruction for youth at this 152 
age. Planner Schow stated she couldn’t give exact regulations for that, but this type of instruction would not be any 153 
different than someone teaching swimming lessons out of their outdoor pool or tumbling or dance out of their basement.  154 
 Commissioner Vaughan asked if it was submitted as a garage or a sports facility. Planner Schow stated the 155 
application was for an accessory structure. Commissioner Vaughan asked if the footprint of the accessory structure 156 
exceeds the footprint of the primary structure.  157 
 Planner Schow stated the accessory structure is 9.6 percent of the rear yard space, the code allows 25 percent. The 158 
foot print of the structure is 1815 square feet and the home is 2500 square feet. Commissioner Vaughan asked if the 159 
home square footage included the garage. Planner Schow was unsure. 160 
 Commissioner Vaughan inquired about the various pictures in the packet. He referred to the pictures showing parking 161 
perpendicular and expressed concerns regarding the illegal parking. Planner Schow stated the photos showing the 162 
parking are from applicants and from the neighbors. She stated parking is regulated by the police department and the 163 
enforcement would apply to everyone living in the cul-de-sac. There was a discussion regarding the parking photos with a 164 
focus on the illegal parking within the cul-de-sac and speculation as to the owners of the illegally parked vehicles. 165 
6:29:50 PM  166 
 Darci Koski, Syracuse, Utah had nothing to add. Commissioner Rackham asked the maximum number of cars 167 
anticipated for the business and asked about 3 potential students at the time. Mrs. Koski stated originally they had teams 168 
that practiced, and they soon discovered the parking was outrageous. They decided to move the team practices out to a 169 
different facility and do individual training instead. There is an average of 3 customers per day. She stated there are 2 170 
customers that do group training. One group is twins, and the other is a group of friends that carpool; each group only has 171 
one car. Commissioner Rackham stated if each coach had their own student there is a potential of 6 cars. Mrs. Koski 172 
stated they only have one coach per hour per time. There is never more than one coach at a time. She stated they have a 173 
trainer living with them that doesn’t own a vehicle, so it does not add traffic. Commissioner Rackham inquired as to the 174 
size of the court. Mrs. Koski stated it is not quite half size court.  175 
6:32:35 PM  176 
 Commissioner Vaughan inquired to the age of the clients. Mrs. Koski stated the business has an age range from 7 to 177 
14 years-old. Commissioner Vaughan asked if her son has a group training for a class. Mrs. Koski confirmed there is a 178 
group training of 3 individuals, which included her son. Commissioner Vaughan stated one of the main issues is parking. 179 
He referred to 10.35.040 which discusses things that disrupt neighborhoods, such as home businesses. He stated there is 180 
a maximum of 2 people per hour. Commissioner Vaughan stated if they are coming for an hour, but they stay for 4 hours 181 
that is not meeting the code. Mrs. Koski felt there had been a misunderstanding with the neighbors. She stated they spoke 182 
with the Fergusons who originally had an issue with the parking and she feels people may misunderstand that everyone 183 
parking near her home are customers. She stated they have 3 individual trainers per day, but the gym is used much more 184 
than that by friends. She reiterated there are friends and family members that use the gym that are not associated with the 185 
business.  186 
6:36:39 PM  187 
 Commissioner Vaughan inquired about employee parking. Mrs. Koski stated one trainer lives in the home and does 188 
not own a vehicle; the other employee does not have a car and usually gets a ride to work. Commissioner Vaughan 189 
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inquired about available space within the garage for additional parking. Mrs. Koski stated she works down town Salt Lake 190 
City, so if parking was an issue they may use her parking space within the garage. She stated she will ask the customers 191 
to park in the driveway.  192 
6:38:01 PM  193 
 Commissioner Vaughan referred to the parking pictures and asked Mrs. Koski if any of the vehicles were hers. Mrs. 194 
Koski reviewed the photos and identified her vehicles. Commissioner Vaughan went through the various pictures and 195 
asked Mrs. Koski to identify any known cars associated with the business. Commissioner Vaughan referred to a specific 196 
picture and asked why so many cars were parked in front of her home when the neighboring driveways appeared to be 197 
empty. Mrs. Koski stated she was unsure, but guessed one of her neighbors were having a family gathering.  198 
6:40:46 PM  199 
 Commissioner Vaughan asked Mrs. Koski if she was familiar with the Utah Vehicle Code that forbids perpendicular 200 
parking against the curb as seen in the pictures. He stated the law requires that the right side of the vehicle be parked 201 
within 12 inches parking of the curb, both wheels. Mrs. Koski stated she was not aware of that. Commissioner Vaughan 202 
discussed public hazards in relation to parking and towable offenses for parking in front of fire hydrants. Steve Garside, 203 
Consulting Attorney, stated the local authorities have the power to make that an angle parking if they like. Chairman 204 
Jensen confirmed that when parking near a fire hydrant you must leave 15 feet of space, as confirmed by Director Robert 205 
Whitely. Commissioner Vaughan stated for the record there is a red curb there, but it is faded.  206 
6:42:31 PM  207 
 Commissioner Vaughan asked if there was any insulation on the inside of the building. Mrs. Koski stated there is the 208 
sheet metal, white insulation lining. She stated she was unsure the exact building specifics.  209 
6:43:52 PM  210 
 Chairman Jensen stated they would be able to add background checks as a condition for the employees of the 211 
business. Mrs. Koski stated she had no problem with that.  212 
6:44:26 PM  213 
 Public Hearing Open. 214 
6:44:39 PM  215 
 Jason Spafford, Syracuse, Utah stated it has been a couple of years they have been dealing with the business. He 216 
stated it is good to hear the Koski’s are making changes. He recited [10.35.040-A] “The occupants should conduct such 217 
businesses so that neighbors, under normal conditions, would not be aware such businesses exist.” He stated with the 218 
activities, as have been stated, it is very difficult to determine what is business and what is not. He stated that is great for 219 
them to have the facility to use. He stated his concern is to determine which is which and now they are adding an extra 220 
element into that cul-de-sac, which currently has very little room for parking. He stated when you are parked perpendicular 221 
and you have people coming and going it makes it difficult to make the turn-around; which results in a 3 point turn. He 222 
stated there are 11 children under the age of 11, soon to be 13 living in the cul-de-sac. It is a very active cul-de-sac. He 223 
asked the Commissioners to consider the activities that are currently existing in making their decision regarding the 224 
conditional use permit. He recited [10.35.040-B-18] “(18) The City may place additional restrictions on a home occupation 225 
relating to hours of operation…” He stated currently they’re suggesting 7 days a week, and he asked if they would 226 
consider limiting that to some degree. He stated the hours of operation are on peak hours of activities in the street from 227 
4:00 PM to 8:00 PM.  228 
6:48:03 PM  229 
 Commissioner Vaughan asked for a view of the street view of the cars. He asked if any of the cars seen in the 230 
parking pictures belong to Mr. Spafford. Mr. Spafford stated they are not. Commissioner Vaughan asked if these cars are 231 
typically associated with the cul-de-sac. Mr. Spafford stated there are various gatherings in the cul-de-sac so it was typical 232 
for the cul-de sac to have several vehicles. He was unsure as to the owners of the vehicles. 233 
6:50:00 PM  234 
 Shauna Bradford, Syracuse, Utah asked the question if they could love someone and not like what they are doing. 235 
She asked if you could love somebody, and not trust them. She stated the Bradford’s love the Koski’s, they are great 236 
people. She stated they do not like the basketball that is happening right behind their yard. She stated it feels like they are 237 
in her backyard. She stated their building is 50 feet from her bedroom, so it’s very close to her backyard. She stated when 238 
they built the barn it had a huge impact on the neighborhood. She stated she hopes the planning commissioners 239 
increased the set-backs when they changed the accessory structure ordinance. She stated when they play basketball 240 
they hear every bounce. She stated the inside of the shed causes echoing. She stated it is annoying every time they play 241 
basketball because it happens all day every day, 7 days a week. She stated it is torture, comparable to dripping water on 242 
your head and for 2 years it has been constant. She recommended the Planning Commissioners go online and check 243 
their hours of operation on the business website. She stated the Koski’s have basketball players looking to go at the 244 
professional level, living in their home who practice for hours a day. She stated they can’t go in the backyard and enjoy a 245 
moment of peace, or even in their own home. They can’t sleep at night, because of the constant playing. She referred to 246 
10.35.040-A “…under normal conditions, would not be aware such businesses exist.” She said they are very aware the 247 
home business exists, they can’t help it. She recited code [10.35.040-B-2] “The occupation may also include the retail 248 
sale of products and services at the home with a maximum of two customers per hour.” She referred to the 249 
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applicant’s previous statement including 3 individuals at a time and mentioned it used to be teams. She recited 250 
several codes [10.35.040 B-4, 8, 9, 10, 13, 18] 251 
 (4) The home occupation shall not involve the use of any yard space or activity outside the residence, except 252 
where the use or activity is of the type customarily found in the residential neighborhood and where said use or 253 
activity does not adversely impact the residential nature of the neighborhood. 254 
 (8) The home occupation shall not allow employees, other than those living in the dwelling, to come to work at 255 
the home or to park vehicles at the home to go to a job site. The only exception is that one additional person may 256 
be employed as a second adult for a day care, secretary, apprentice, or assistant where there are no more than five 257 
family members actively engaged in the home occupation. An additional off-street parking space shall be provided. 258 
 (9) The home occupation shall generate no greater vehicular traffic or parking than commonly associated with 259 
the neighborhood wherein the applicant(s) will conduct business, i.e., heavy trucks, delivery, or similar vehicles, etc. 260 
The business shall limit vehicular parking to those living at the dwelling. 261 
 (10) A home occupation shall not store explosive or combustible materials anywhere on the premises. The 262 
home occupation shall not unreasonably disturb the peace and quiet of the neighborhood, including but not limited 263 
to interference of radio, television, or other electronic reception, by reason of design, materials, construction, 264 
lighting, odor, dust, sounds, noise, vibrations, vehicles, parking, and general operation of the business. 265 
 (13) There shall be complete conformity with all City and state codes including fire, building, plumbing, 266 
electrical and health codes, and business license regulations. Appropriate departments will conduct any periodic 267 
inspections required by these codes. 268 
 (18) The City may place additional restrictions on a home occupation relating to hours of operation, parking, 269 
 traffic, or other matters as it deems necessary to mitigate impacts on the neighborhood and the City in general. 270 
 She stated this business is changing the face of their neighborhood. She stated it is interesting the applicant 271 
overcame the amount of employees, by having them live with them. She expressed concern regarding the tin shed for 272 
small children in the summer with the heat. She stated when the garage door is open the noise is greatly increased. She 273 
stated she is unsure if this facility has ever been inspected. She asked the Planning Commissioners to consider the 274 
restrictions. She stated they sent letters to the Koski’s suggesting some sound proofing. She stated this was a suggestion 275 
regardless of the business. She suggested the hours of operation, business or not would be considerate. She stated the 276 
Koski’s may feel they are the victim when a neighbor stands up and says something against what they are trying to do. 277 
She wanted them to know the business is a phenomenal idea and she would love to see it be successful. She stated she 278 
didn’t want the business in her backyard. They share the same space, air, sound waves, same atmosphere and she 279 
hopes they will take this unique business idea and make it work in a commercial zone where it belongs.  280 
6:58:16 PM  281 
 Michelle Thompson, Syracuse, Utah showed her home on the aerial. Ms. Thompson stated the noise is a concern. 282 
She stated if they sleep with the windows open, the noise will wake her children. This happens approximately 2:00 and 283 
3:00 AM. She stated if the windows are shut they can create some other countering white noise in the home to help mask 284 
the noise. She stated they were forced to move their greenhouse because the shade from the shed blocked the sun. She 285 
stated in the greenhouse they can almost hear conversation. They hear the music. She stated they can’t be outside 286 
without hearing a basketball. She asked if they could limit the business to not allow them to play late at night.  287 
7:00:20 PM  288 
 Larry Petersen, Syracuse, lives south west of the Koski’s. He stated his main concern is the noise. They have heard 289 
loud music and basketball after 10:00 PM. He stated if they are opening this facility to friends and family after business 290 
hours he stated that will continue forever. He stated the business license will add more to the noise. He expressed 291 
concern regarding the age group of the customers [children] playing basketball. He stated minors should not be at the 292 
Koski’s after 10:00 PM for the business because it would cause them to walk home or be out on the street after curfew. 293 
He stated he is surprised Syracuse City does not have a sound ordinance. He didn’t speak to have the facility shut down 294 
or torn down. He wanted some mitigation for the noise. He stated there are provisions that can be done to insulate the 295 
roof and walls that will considerably dampen that noise. He felt courtesy could be shown when they are in operation. He 296 
stated if they only have 3 customers a day he felt it was a gross misuse of facilities as a business. He stated he has a 297 
small water feature in his back yard and he can’t hear the waterfall over the music.  298 
7:03:09 PM  299 
 Robert Whitely, Syracuse, Utah stated he is here as a resident. He stated for the record that he was included in a 300 
residential letter of complaint and he was not aware of this until yesterday when he reviewed the packet. He wanted to 301 
make it known that the complaint letter does not reflect his opinions on the matter. He stated he was aware there were 302 
many concerns and he can agree with many of them, but he felt they could be mitigated if the Koski’s felt they can work to 303 
do so. He encouraged the Planning Commissioners to consider the application and make good wise decisions.  304 
7:04:19 PM  305 
 Public Hearing Closed. 306 
7:04:26 PM  307 
 Chairmen Jensen invited Deputy Fire Chief Hamblin to speak on any concerns he may have. Deputy Chief Hamblin 308 
stated he has visited the facility and the accessory structure met the approval at the time of approval in 2012. 309 
Commissioner Vaughan asked about the facilities in the building. Deputy Fire Chief stated the structure did not have a 310 
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bathroom; there is a basketball court a little larger than a three point line. Commissioner Vaughan asked if it was a dry 311 
wall, or insulation. He asked if it had fire rating. Deputy Chief Hamblin stated it was a class 5B structure.  312 
7:06:36 PM  313 
 Chairman Jensen stated all trainers working with the children will need to have a background check. Chairman 314 
Jensen asked about the amount of vehicles owned by the Koski’s. Mrs. Koski confirmed 3 vehicles. Chairman Jensen 315 
asked Mrs. Koski if she would agree to provide off street parking. Mrs. Koski stated she would.  316 
 Chairman Jensen asked if the city had a requirement to have red paint in front of the fire hydrants. Attorney Steve 317 
Garside stated the red painting on a curb is merely a courtesy and not required by law. Director Robert Whitely confirmed 318 
and said state code it’s understood any fire hydrants, driveways, or stop signs should be 15 feet from the hydrant.  319 
7:08:40 PM  320 
 Shauna Bradford raised her hand and asked if she could make another comment. Chairman Jensen asked Ms. 321 
Bradford to step up to the microphone.  322 
7:08:34 PM  323 
 Public Hearing RE-opened. 324 
 Shauna Bradford, Syracuse, Utah stated she wanted to point out that when Mrs. Darcie was asked about the black 325 
suburban, she stated her response was she didn’t know who it belonged to. Ms. Bradford stated that brought another 326 
concern for her that there are people coming and going that would be going to more of a commercial zoning. They don’t 327 
know these people or their background, so the business does bring more of a commercial element that people who move 328 
into a residential area try to avoid. 329 
7:09:14 PM  330 
 Public Hearing Closed. 331 
7:09:22 PM  332 
 Commissioner Vaughan invited Director Whitely to answer a few questions. He asked if given the location of fire 333 
hydrant and the configuration of the cul-de-sac if there was legal parking for 3 cars. Director Whitley verified any more 334 
than 3 vehicles would be beyond code. 335 
 Commissioner Rackham asked if this cul-de-sac was smaller, 60 feet. Planner Schow confirmed this cul-de-sac was 336 
not to the new standards. Commissioner McCuistion stated the applicants list on their website an apparatus that shoots 337 
1800 shots an hour, that would be one basketball shot every 30 seconds. There are currently 4 coaches listed on the 338 
website, if they only have 3 customers a day and the business is open for 34 hours a week then the site occupies roughly 339 
60 percent of the area of the residence. He stated these are items to consider on whether the business is subordinate to 340 
the home occupation or to the principal property for dwelling purposes.  341 
 Planner Schow stated Mrs. Koski has said she would have an average of 3 customers per day. Chairman Jensen 342 
stated where the applicant mentioned she will do one on one training; it will certainly be a small window where you may 343 
have customer overlap as one is leaving and the other arriving. He felt they could accommodate the vehicles in the 344 
driveway. He stated the neighbors brought up some issues that do not fall under the Planning Commissioners purview. 345 
Chairman Jensen suggested reviewing the noise ordinance when they update the conditional use ordinance, but it 346 
wouldn’t help them with this particular application.  347 
 Chairman Jensen asked if the city passed a noise ordinance going forward how would it apply to this conditional use 348 
permit. Attorney Steve Garside stated those type of ordinances could be applied to an existing use. One of the things they 349 
need to recall is sometimes they can flight an existing use, as opposed to the business portion of the use. He asked them 350 
to imagine if the building was not there, but the basketball pad was there and they were playing outside; would they have 351 
a different situation there? He asked if the applicant’s son brought all of his friends home after school every day to play 352 
basketball, would they have a different impact in that situation than they would with a business. If it were an outdoor 353 
swimming pool with that type of noise, would they have that situation? If they had a sand volleyball court, would it be 354 
different? He stated they need to consider those things generally associated with a residential use and then the 355 
conditional use is an opportunity to impose conditions if there is a situation that needs to be mitigated. Before they impose 356 
conditions they need to identify what impact needs to be mitigated and those are the conditions that are to be imposed on 357 
a conditional use.  358 
7:14:51 PM 359 
 Commissioner Vaughan referred to the comment made by Mr. Thompson pertaining to the occasion when the door is 360 
open, the noise increases. He stated he saw several people nod their heads at this comment. He stated he has visited the 361 
location at different times and different days and observed the parking situation. He stated the ball bouncing can be heard 362 
throughout the neighborhood. Commissioner Vaughan discussed the noise impact inside a metal building. He suggested 363 
having a maximum decibel level of 65 at the property line. He stated 65 decibels is normal ambient background sound 364 
when outside. He stated police department and code enforcement do not have the equipment to measure the exact sound 365 
waves.  366 
 Commissioner Vaughan referred to 10.35.040, regarding disruptions to the neighborhood that far exceed what a 367 
normal residential neighborhood should experience; cars, hours, traffic, noise, and safety. Commissioner Vaughan 368 
discussed basketball camps and the noise associated with them, specifically coaches yelling directions above the 369 
bouncing balls. He stated you wouldn’t be able to control friends coming over and playing basketball.   370 
7:20:56 PM  371 
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 Chairman Jensen discussed playing street hockey in the road growing up. He discussed the parking issue, and the 372 
applicant agreed to ensure there is only one to two people at her home (for the business) at a time, and she confirmed 373 
she will have them park off street. He stated the other parking issues are outside the purview of the application. He 374 
discussed code enforcement mitigating the parking issues. He discussed the construction of the building and the noise 375 
amplification.  376 
7:24:30 PM  377 
 Commissioner Rackham stated if they conditionally approve this application they would be able to resolve some of 378 
these concerns and issues, but if they deny they application they have no way to mitigate the issues. He recommended 379 
tabling the application to allow the applicant to come back with a noise reduction plan, address parking issues, ensure 380 
proper ventilation to allow the door being closed during business hours, and reduce the noise from the music, and have 381 
one instructor and student at a time.  382 
 Commissioner McCuistion stated the Planning Commissioners have to put their personal opinions aside and follow 383 
what the law says. 10.35.040 B-3 “the area of a home devoted to home occupation and/or storage or stock shall not 384 
occupy more than 30 percent of the area of any one floor.” He stated the intent is that the business does not become 385 
larger than the residence. He stated with the shed being 60 percent of the home, he is suspect on that portion of the 386 
ordinance. He discussed only having 2 customers per hour. He stated the business shall not be permitted if it changes the 387 
outside appearance, and no modifications shall be made, expressly to accommodate the commercial use. He stated it 388 
was a gray area. He stated regardless of whether they approve the application; the building will still be used as the 389 
basketball court. Commissioner McCuistion referred to 10.35.040 B-4, “the home occupation shall not involve the use of 390 
any yard space or activity outside of a residence except for the use or activity as the type customarily found in a 391 
residential neighborhood.” He felt street basketball was a little different than squeaky shoes on a waxed floor. He stated 392 
he would be more for tabling than flat out denying the application. 393 
 Commissioner Vaughan discussed insulation to the walls, not just a seal to help mitigate noise. He discussed 394 
carpeting the floor to help limit the impact of the ball bouncing noise. He provided the audience with the code enforcement 395 
phone number to report any illegal parking, 801-825-4400. He expressed concern regarding the website being different 396 
than what the applicant is proposing on her business application.  397 
7:31:48 PM  398 
 Planner Schow asked the Planning Commission how they would mitigate sounds from outdoor swimming lessons 399 
that don’t have a building, that may have screaming and yelling children, with the potential of loud music playing. She 400 
stated that is a normal sound for a neighborhood, as is basketball. She stated she looked at the building permit and noted 401 
the insulation in the building as seen on the permit. She stated she is not a building inspector and is not an expert on 402 
insulation.  403 
 Chairman Jensen invited Deputy Fire Chief Hamblin to address the insulation situation. Deputy Fire Chief Hamblin 404 
stated sound barriers are not his area of expertise. He stated he would have to see the product they are going to use and 405 
then he could check the fire rating to make sure it met the compliance.  406 
 Shauna Bradford raised her hand to comment. Chairman Jensen invited her to speak at the microphone. 407 
7:33:40 PM  408 
 Shauna Bradford gave recommendation regarding the insulation. She stated there is insulation that is made 409 
specifically for sound proofing. She stated they put the insulation in her home, because they have a piano upstairs, above 410 
a TV room. She recommended they don’t require the applicant to put carpet on the floor.  411 
 Chairman Jensen stated while Planner Schow brings up a good point regarding the swimming lesson business, he 412 
felt this noise was more excessive than this. He stated the noise duration should be considered. He discussed being a 413 
considerate neighbor in regards to noise.  414 
 Commissioner Vaughan discussed the difficulty of revoking an approved conditional use permit. He asked the 415 
attorney if it was possible to approve with conditions and revoke upon non completion. Attorney Garside stated with 416 
conditional use permits you impose conditions and provide a reasonable time frame to become compliant with the 417 
conditions. If, after reviewing, they are not compliant they would have another review to determine whether they can 418 
revoke the permit with notice. There was a discussion regarding the revoking process for conditional use permits.  419 
 Commissioner Vaughan asked about putting a condition to require the applicant and her customers to park off-street. 420 
Attorney Garside stated that would be difficult to do because it is a public road and people can park on public roads. 421 
Chairman Jensen referred to a previous conditional use permit where they made certain the applicant had off-street 422 
parking in the winter time. Attorney Garside stated that is appropriate, but you can’t force people to park off-street.  423 
7:38:15 PM  424 
 Commissioner Rackham asked for the flooring details. Mrs. Koski stated it is a sport court made with synthetic 425 
material. Commissioner Rackham asked how long it would take her to mitigate the parking issue. Mrs. Koski stated the 426 
parking would take a week to communicate it to the customers. She stated if there was a condition that will cost money, it 427 
may take time to get quotes, and hire a contractor to do the work. 428 
7:40:36 PM  429 
 COMMISSIONER VAUGHAN MADE A MOTION TO DENY THE CONDITIONAL USE PERMIT FOR ELITE SKILLS, 430 
REQUESTED BY DUANE KOSKI; PROPERTY LOCATED 3242 S 750 W, R-2 ZONE; BASED ON THE FINDING THAT 431 
THE STRUCTURE AS PRESENTLY CONSTRUCTED DOES NOT MEET THE STANDARDS OF 10.35.040 IN THAT IT 432 
DISRUPTS THE RESIDENTIAL NEIGHBORHOOD; BECAUSE OF NOISE, INSUFFICIENT PARKING, EMPLOYEE 433 
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ISSUES, TRAFFIC, AND HOURS WHICH CAUSES AN OVERALL DISRUPTION OF THE NEIGHBORHOOD; AND 434 
WITH THE OVERALL FINDING THAT THIS BUSINESS DOES IMPACT THE RESIDENTIAL NEIGHBORHOOD IN A 435 
NEGATIVE FASHION. THE MOTION FAILED FOR LACK OF SECOND. 436 
7:41:49 PM  437 
 COMMISSIONER RACKHAM MADE A MOTION TO TABLE THIS DISCUSSION TO TWO WEEKS [JUNE 16, 2015] 438 
TO ALLOW THE APPLICANT TIME TO ADDRESS THE FOLLOWING: PROPOSE A NOISE REDUCTION PLAN FOR 439 
THE BUILDING; ADDRESS THE PARKING; ENSURE THERE IS PROPER VENTILATION WHEN THE DOORS ARE 440 
CLOSED DURING BUSINESS HOURS, AND THAT THE DOOR REMAIN CLOSED DURING BUSINESS HOURS; 441 
RESOLVE THE MUSIC ISSUES; ADDRESS ONE INSTRUCTOR AND ONE STUDENT AT THE TIME, AND MAKE 442 
CORRECTIONS TO THEIR WEBSITE TO REFLECT THESE CONDITIONS. THE MOTION WAS SECONDED BY 443 
COMMISSIONER MCCUISTION. COMMISSIONER RACKHAM, MCCUISTION, AND JENSEN VOTED IN FAVOR; 444 
COMMISSIONER VAUGHAN VOTED IN OPPOSITION. THE MOTION CARRIED WITH A MAJORITY VOTE. 445 
7:42:49 PM  446 

6. Major Conditional Use Permit: Discovery Adventures Preschool, Hillary Steab, property located at 2098 S 1730 W, R-2 447 
Residential Zone. 448 
 449 
Planner Schow summarized a staff memo from  the Community Development Department that explained: 450 
 This request is for a preschool home occupation for children ages 3 to 6.  City code 10.35.040.D.1.c requires all 451 
preschools where the number of sessions per week is greater than four to be processed as a major conditional use.  In 452 
addition, city code 10.35.040.G requires home preschools to have backyards fully enclosed with secure fencing and limits 453 
the number of students to 16. 454 
 The applicant is requesting 5 preschool sessions per week with up to 16 children, Monday thru Friday from 9:00 AM 455 
to 11:30 AM. The applicant will hire an additional teacher and provide the City with the necessary back ground check once 456 
class size reaches 14 students.  The applicant would like to open the preschool in September, and will have a 6 foot vinyl 457 
fencing for the back yard before she opens her preschool.  She stated the applicant will be using 36 percent of her floor 458 
space. The applicant will hire an employee once she reaches the amount of 14 children for the preschool. The applicant 459 
understands she must provide background checks to the city at that time. 460 
7:45:47 PM  461 
 Hillary Steab, Syracuse, Utah did not have anything to add. Commissioner Rackham verified the business hours; 9 462 
am to 11:30 am. Ms. Steab confirmed. Commissioner Vaughan asked if the business was located on the lower level. Ms. 463 
Steab confirmed that it was in her basement which is a sunlight basement. Commissioner Vaughan asked where children 464 
would enter. Ms. Steab stated they would use the back entrance near the RV pad; which is a walk out. Commissioner 465 
Vaughan asked if she had any restrictions on the children accepted for the preschool. Ms. Steab stated she did not have 466 
any restrictions. Commissioner Vaughan asked specifically about children in wheelchairs. Ms. Steab stated she is happy 467 
to teach them, but there might be an issue down the stairs, as it may not be wheelchair accessible. She stated she would 468 
accommodate how she could. Commissioner Vaughan asked if the applicant was familiar with the American Disabilities 469 
Act. Ms. Steab confirmed she is vaguely familiar. Commissioner Vaughan asked the applicant if she had done any 470 
research regarding ADA compliance. Ms. Steab stated she has worked in a public school, so that was always taken care 471 
of for her, but she would be happy to look into it. Commissioner Vaughan urged the applicant to research ADA standards.  472 
7:48:30 PM  473 
 Public Hearing Open. 474 
7:48:37 PM  475 
 Public Hearing Closed; no comments were made. 476 
7:48:43 PM  477 
 Chairman Jensen invited Deputy Fire Chief Hamblin to speak. He asked if the walk out basement was able to 478 
accommodate fire issues. Deputy Fire Chief Hamblin stated the walk out basement should be able to accommodate the 479 
fire codes.  480 
7:50:17 PM  481 
 COMMISSIONER RACKHAM MADE A MOTION TO APPROVE THE MAJOR CONDITIONAL USE PERMIT FOR 482 
DISCOVERY ADVENTURES PRESCHOOL, HILLARY STEAB, PROPERTY LOCATED AT 2098 S 1730 W, R-2 ZONE,  483 
SUBJECT TO THE SYRACUSE MUNICIPAL CODE. THE MOTION WAS SECONDED BY COMMISSIONER 484 
MCCUISTION. COMMISSIONER JENSEN, RACKHAM, AND MCCUISTION VOTED IN FAVOR; COMMISSIONER 485 
VAUGHAN VOTED IN OPPOSITION. THE MOTION CARRIED WITH A MAJORITY VOTE.  486 
7:51:48 PM  487 

7. Public Hearing: Preliminary Subdivision Plan, Keller Crossing, Nilson Homes, property located at 2000 S 1000 W, R-2 488 
and R-3 Residential Zone.  489 
 490 
Planner Schow summarized a staff memo from the Community Development Department that explained: 491 
Syracuse City staff has conducted a Preliminary review for Keller Crossing.  Please review the following information. Any 492 
questions regarding this agenda item may be directed at Jenny Schow, City Planner.  493 
 494 
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 Subdivision Name:   Keller Crossing 495 
Location:   1975 S 1000 W 496 
Pre-Application Meeting: March 4, 2015 497 
Concept Plan Review  April 29, 2015 498 
Concept Plan Report PC May 5, 2015 499 
Concept Plan Report CC May 12, 2015 500 
Current Zoning:  A-1 Agricultural 501 
General Plan:  R-2 Residential and General Commercial    502 
Requested Zoning:  R-2/R-3  503 
Total Area:    18.58 Acres 504 
 R-2   10.07 505 
 R-3   8.56 506 
Net Developable Acres: 14.86 acres 507 
 R-2   8.56 508 
 R-3   6.84 509 
R-2 Density Allowed:    32 lots 510 
                  Requested:  27 lots  511 
R-3 Density Allowed:    37 lots 512 
                  Requested:  23 lots 513 
 514 
 Planner Schow stated there are a few outstanding items on the staff report that would need to be addressed at Final, 515 
but nothing that would prohibit this project from moving forward at this time.  516 
7:52:43 PM  517 
 Chairman Jensen asked about the fall zone for the cell phone tower. He asked how that would impact the applicant. 518 
Planner Schow stated it was confirmed by the engineer, Reeve and Associates, that is in the accurate zone, so they will 519 
be requesting for those 2 lots to have an easement recorded for the tower.  520 
 Commissioner Vaughan asked about restrictions to build anything in the easement, because it is a fall zone. Planner 521 
Schow stated it would be the same restrictions as seen in code. She stated no permanent primary structures within the 522 
easement, but they can have accessory structures at the owner’s risk. Commissioner Vaughan asked if that would include 523 
a play area, such as a little tyke house. Planner Show stated they could only regulate accessory structures over 200 524 
square feet. Chairman Jensen recommended bringing it to the buyer’s attention.  525 
 There was a discussion regarding the cul-de-sac length with an emphasis on compliance and temporary turn-526 
arounds. Planner Schow confirmed this would not need a temporary turn arounds. 527 
 Commissioner Rackham asked staff if R-3 was requested because of the frontages. Planner Schow stated the 528 
rezoning is already done with this application. The applicant requested R-3 as a buffer from Tivoli Gardens to the north 529 
and Stoker Gardens below. The lot sizes meet the R-2 zone, with the exception of the backyard set-backs. There was a 530 
discussion regarding several lots that needed the R-3 zoning due to the unique configuration of the lots. Chairman Jensen 531 
asked if the amount of lots increased, since the zone change request. Planner Schow did not believe so.  532 
7:57:18 PM  533 
 Commissioner Vaughan recalled a boundary adjustment by the owner of the aluminum building west of the tower. He 534 
stated the owner of that property sold about 30 feet of the property to two people that front on 1275 West. He recalled that 535 
the property acquired, was located within the fall zone because they added some rider on there that the buyer could not 536 
build a permanent structure on the back of his property. Planner Schow stated this is the Mike Ford application, and it was 537 
withdrawn. There was a discussion regarding the fall zone. Planner Schow stated the engineer surveyed it.  538 
8:00:34 PM  539 
 Public Hearing Open. 540 
8:00:47 PM  541 
 Dave Crawford, Syracuse, Utah stated he did not see a storm drainage detention pond. He asked where the storm 542 
drainage would go.  Planner Schow stated the storm drain will tie into an existing basin. She referred to the aerial for the 543 
exact location. Mr. Crawford asked if the drain was big enough and inquired why this developer did not have to build a 544 
storm drain when others were required to. Planner Schow stated that is something that is determined by the city engineer.  545 
Mr. Crawford asked what the city will do to conserve water for the future. Chairman Jensen stated that is a little outside 546 
this application, but certainly something the City Council is reviewing right now.  547 
8:02:41 PM  548 
 Public Hearing closed. 549 
8:02:49 PM  550 
 COMMISSIONER  VAUGHAN MADE A MOTION TO RECOMMEND APPROVAL TO THE CITY COUNCIL FOR 551 
PRELIMINARY SUBDIVISION PLAN, KELLER CROSSING, REQUESTED BY NILSON HOMES, PROPERTY LOCATED 552 
APPROXIMATELY 2000 S 1000 W R-2 AND R-3 RESIDENTIAL ZONE; SUBJECT TO THE SYRACUSE MUNICIPAL 553 
CODE, AND TO THE CONDITIONS THAT STAFF REPORTS. THE MOTION WAS SECONDED BY COMMISSIONER 554 
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MCCUISTION. ALL WERE IN FAVOR; THE MOTION CARRIED.  555 
8:03:22 PM  556 

8. Public Hearing: Preliminary Subdivision Plan, Spring Haven Estates, Spring Haven Estates LLC, located at 1840 S 3475 557 
W, R-1 Zone. 558 
 559 
Planner Schow summarized a staff memo from the Community Development Department that explained: 560 
Syracuse City staff has conducted a Preliminary review of the Spring Haven Subdivision.  Please review the following 561 
information. Any questions regarding this agenda item may be directed at Jenny Schow, City Planner.  562 
 563 
Subdivision Name:   Spring Haven 564 
Location:   1840 S 3475 W 565 
Current Zoning:  R-1 Residential 566 
Total Area:    3.1 Acres 567 
Net Developable Acres: 2.48 acres 568 
Density Allowed:   7 lots 569 
Density Requested:  7 lots                   570 
Public Meeting Outline 571 
Concept Plan Review  May 6, 2014 572 
Concept Plan Report PC May 19, 2015 573 
Concept Plan Report CC May 26, 2015 574 
Preliminary Plan PC   June 2, 2015  575 
 576 
 She stated this is located near Buffalo Point Elementary. She stated the property owners to the north and east was a 577 
previous concern. Marie Jensen, property owner to the east, has come again to the city to make sure she is clear that she 578 
is aware of what is going on and no issues with the development.  579 
8:05:12 PM  580 
 Chairman Jensen invited Interim Director Steele to speak. Chairman Jensen invited Interim Director Steele to discuss 581 
the City Council concerns. Interim Director Steele stated the City Council wanted staff to look at the surrounding 582 
properties to make sure that they absolutely knew that once this cul-de-sac goes in they won’t have development potential 583 
beyond what is available from Antelope Drive. He felt that Planner Schow had addressed that.  584 
8:06:33 PM  585 
 Josh Hughes, Syracuse, Utah stated he discussed the property with Marie Jensen who turned down the offer. He 586 
stated he met with Mr. Meals and he said at one point, he was in favor. Chairman Jensen discussed different 587 
configurations for road connectivity.   588 
8:08:11 PM  589 
 Public Hearing Open. 590 
8:08:25 PM  591 
 Public Hearing Closed; no comments were made. 592 
8:08:36 PM  593 
 Chairman Jensen discussed the two abutting lots. He expressed appreciation to staff and the applicant for working 594 
with the neighbors. He supported the project and felt it met the ordinance.  595 
8:10:24 PM  596 
 COMMISSIONER VAUGHAN MADE A MOTION TO RECOMMEND APPROVAL TO CITY COUNCIL FOR THE 597 
PRELIMINARY SUBDIVISION PLAN, SPRING HAVEN ESTATES, REQUESTED FROM SPRING HAVEN ESTATES 598 
LLC, LOCATED APPROXIMATELY 1840 S 3475 W, R-1 ZONES; SUBJECT TO SYRACUSE MUNICIPAL CODE AND 599 
CITY STAFF REVIEWS. THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL VOTED IN FAVOR; 600 
THE MOTION CARRIED.  601 
8:10:57 PM  602 

9. Public Hearing: Code Amendment, Title 10 pertaining to temporary turnarounds. 603 
 604 
Planner Schow gave a brief overview of the recommendation for the code amendments. Due to the expense of 605 
installation, maintenance and removal of temporary turn-arounds within the boundary of a subdivision, Public Works is 606 
recommending to modify the Dead End street ordinance. She reviewed the proposal as seen in the packet. Chairman 607 
Jensen asked if a hammer head would be considered a temporary turn around. Deputy Fire Chief Hamblin stated a 608 
temporary turn around does not have to be a cul-de-sac; there are multiple examples in the IFC (International Fire Code) 609 
to allow for flexibility.  610 
 Chairman Jensen asked if there was a definition for all weather surface. City Engineer Bloemen stated he was not 611 
aware and said whatever is acceptable to the fire department. Deputy Fire Chief Hamblin stated his concern for road 612 
base, is a temporary turn around for an extended period of time with snow removal. He stated each time the snow is 613 
pushed off with a blade it continues to remove a section of the road; eventually getting to a point where it will not support 614 
the weight.  The developer would need to maintain the road base in order to meet the 75,000 pounds of an apparatus. 615 
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 There was a discussion regarding the options and the best interest of the city regarding the two options. 616 
Commissioner McCuistion stated the options allow the developer to choose, versus the city. City Engineer Bloemen 617 
stated the disadvantage to the developer to use option 2 is they can’t develop the lots until the temporary dead end street 618 
is there. City Engineer Bloemen stated the city prefers option one, but they realize not all adjacent land owners will give a 619 
temporary easement; so they are providing another option for the developers.   620 
8:19:33 PM  621 
 COMMISSIONER VAUGHAN MADE A MOTION TO RECOMMEND APPROVAL TO THE CITY COUNCIL OF THE 622 
CODE AMENDMENTS TO TITLE 8, PERTAINING TO DEAD END STREETS, AS PROPOSED. THE MOTION WAS 623 
SECONDED BY COMMISSIONER MCCUISTION. ALL WERE IN FAVOR; THE MOTION CARRIED.  624 
8:20:18 PM  625 

10. Adjourn. 626 
 627 
 COMMISSIONER MCCUISTION MADE A MOTION TO ADJOURN INTO WORK SESSION WITH A 10 MINUTES 628 
RECESS. COMMISSIONER RACKHAM SECONDED THE MOTION. ALL VOTED IN FAVOR; THE MOTION CARRIED.   629 

 630 
 631 

 632 
__________________________________  __________________________________   633 
TJ Jensen, Chairman     Jackie Manning, Admin Professional 634 
 635 
 636 
Date Approved: ________________ 637 
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Minutes of the Syracuse City Planning Commission Work Session held on June 2, 2015, at 6:00 p.m., in the Conference 1 
Room, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  TJ Jensen, Chairman  4 
     Ralph Vaughan, Vice-Chairman 5 
     Commissioner Rackham 6 
     Commissioner McCuistion      7 
 8 

City Employees:  Noah Steele, Interim Director of Community Development Department 9 
    Jenny Schow, Planner 10 
    Jackie Manning, Admin Professional 11 

    12 
 City Council:  NA 13 
 14 

Excused:  Commissioner Moultrie 15 
   Commissioner Day  16 
   17 

  Visitors:    NA 18 
 19 
   20 
8:30:49 PM  21 

1. Department Business: 22 
 23 
 Planner Schow stated they wrapped up the park survey and the results are being tallied by JUB Company. Planner 24 
Schow stated Noah Steele is the Interim Director for the Community Development Department. She stated the application 25 
process for the Community Development Director is closed and applicants are currently being interviewed.  26 
 Planner Schow stated she hasn’t received an official application for next agenda, so it might be a good opportunity for 27 
Work Session. Planner Schow stated there are a few seats open on the Planning Commission and she is not sure who 28 
has chosen to re-apply. Chairman Jensen verified Curt McCuistion and Dale Rackham both had terms ending in July. 29 
Interim Director Steele stated they are reviewing applications for the new Planning Commissioners. Chairman Jensen 30 
thanked Commissioner Rackham and Commissioner McCuistion for their time and service.  31 
 Director Steele stated they received a site plan application for Jer’s Auto who will be on the Architectural Review 32 
Committee Meeting. He didn’t want to rush the application. Director Steele stated he has approximately 4 other site plans 33 
that are in discussion.  34 
8:37:30 PM   35 

2. Commissioner Reports: 36 
 37 
 Chairman Jensen inquired about a training regarding walk friendly design, in Kaysville on Thursday [June 4, 2015] 38 
and asked if it was something the commissioners should attend if they have time. Director Steele stated if the Planning 39 
Commissioners wish to attend any training it may be beneficial to them. Director Steele stated on June 18, 2015 there is a 40 
“Road Respect” at Jensen Nature Park. It’s about creating awareness for bikes and avoiding accidents. It will begin at 5 41 
pm and they will have a little carnival. The information is on the City Facebook page.  42 
 Chairman Jensen stated he attended the Davis County Active Transportation last week. It is on Thursday at noon. 43 
Their meetings will be every third Thursday. The focus of the meeting was sales tax law the State Legislature recently 44 
passed. They asked the committee to report back to the Davis County Commissioners about their suggestions regarding 45 
the various percentages. He stated for every hundred dollars 25 cents will be added to the sales tax. He stated of the 25 46 
cents, 5 goes to the county, 10 cents goes to municipality collecting the sales tax, and 10 goes to UTA (Utah Transit 47 
Authority). He stated the county ran their numbers based on the current sales tax levels, and the funds must go to active 48 
transportation project (i.e. trails, bike paths etc.). He discussed the various ways to use the funds on trails.  49 
 Chairman Jensen stated on September 8, 2015 at the Ogden Eccles Concert Center is the Active Transportation 50 
Summit, which is free. Chairman Jensen discussed Black Island Farms. He stated the farm is on the market. He advised 51 
the commissioners to envision how they want that land developed if purchased.  52 
 Commissioner Rackham stated the General Plan Subcommittee has been in communication via email and they want 53 
to present their findings at the next meeting. Commissioner Rackham stated their last meeting will be the upcoming 54 
Thursday [June 4, 2015].  55 
 Commissioner Vaughan commented on the center turn lane recently installed on 2000 West. It is a great 56 
improvement to the safety and traffic flow in the street. Commissioner Vaughan inquired about the food trucks at RC 57 
Willey. He stated it appears to be a big venue and stated it was a licensing opportunity. Director Steele stated he spoke to 58 
Debbie Rainford, the business licensing clerk, and each food truck has their business license for the appropriate cities. 59 
They have been monitoring them, and if they continue to meet regularly they will have them follow the correct venues to 60 
make it official. 61 
 Chairman Jensen inquired about the Farmers Market. Director Steele confirmed, July 8, 2015 is the first day of 62 
Farmers Market and it will be every Wednesday until September 30, 2015.  63 
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 Chairman Jensen stated they need to have a residential noise ordinance. He stated there are many situations that a 64 
noise ordinance would help mitigate excessive noise.  Commissioner Rackham asked them to include something about 65 
boats regarding the noise ordinance.  66 
 Commissioner Vaughan stated lighting and signs should be addressed and reviewed as well. Director Steele stated 67 
lighting is checked within the subdivision ordinance. Commissioner Vaughan discussed the illegal signs within the city. 68 
Director Steele discussed ordinance enforcement issue.  69 
 Chairman Jensen stated he would not mind seeing a white board outside Noah’s office tracking progress of pending 70 
Planning Commission items. Chairman Jensen stated City Council passed the Accessory Structure ordinance with a few 71 
minor changes. He invited Director Steele to comment. Director Steele stated he was given direction to bring the 72 
accessory structure back for a public hearing. The City Council was specifically concerned about corner lot requirements 73 
and the swimming pool fencing requirements. He stated for corner lots, if they are accessing the road from a driveway, 74 
like a corner garage, then they have to be set-back 20 feet; otherwise they will be limited by the height. He stated the 75 
swimming pool height has been changed from 6 feet to 4 feet. There are additional provisions to regulate temporary 76 
plastic pools, so people don’t leave them out and cause a potential drowning hazard. He stated the International Building 77 
Code for fencing heights for swimming pools and the limit is 4 foot standard. He felt most people would build a 6 foot 78 
fence due to insurance purposes.  79 
 Chairman Jensen reminded the commissioners that if any were running for City Council they would need to put their 80 
applications in this week.  81 

      8:51:58 PM  82 
3. Upcoming Agenda Items: 83 

 84 
* Conditional Use Permit – Tabled Discussion Duane and Darcie Koski 85 
* Potentially 4 site plans 86 
* Jer’s Auto.  87 
*Subcommittee review and update for work session 88 
   89 

4. Discussion Items: 90 
 91 
These items were not discussed, due to insufficient time. 92 
 a. Title X Code Amendments: Metal buildings in Industrial Zone. 93 
  94 
 b. Title X Code Amendments pertaining to the Land Use Matrix.  95 

    8:58:53 PM  96 
5. Adjourn. 97 

 98 
 99 

 100 
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Minutes of the Regular Meeting of the Syracuse City Planning Commission held on June 16, 2015, at 6:00 p.m., in the Council 1 
Chambers, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
 4 
Present:  Commission Members:  TJ Jensen, Chairman  5 
     Dale Rackham 6 
     Curt McCuistion   7 
     Greg Day        8 
 9 

City Employees:  Jenny Schow, Planner 10 
Jackie Manning, Admin Professional- arrived 7:30 PM 11 

   Brian Bloemen, City Engineer 12 
   Jo Hamblin, Deputy Fire Chief 13 

     14 
 15 
 City Council:  Karianne Lisonbee 16 

 17 
Excused:   Noah Steele, Interim Director of Community Development 18 
   Ralph Vaughan, Vice-Chair 19 

    Troy Moultrie, Commissioner 20 
 21 
Visitors:    Gary Pratt  Adam Bernard  Darcie Koski 22 

    Sharie Howes  Chris Frazier  Laura Jo Jackson  23 
   Christy Frazier  Mary Carver  Mark Carver 24 

    Robin Gumbrecht  Raymond Gumbrecht Larry T Petersen 25 
   Gary Thompson  Diane Thompson  Jeff Bradford 26 
   Shauna Bradford  Darin Izatt  P. Jones 27 
   C. Clemmer  D. Clemmer  Charles Jefferson 28 
   Bryan Stone  Jason Steed  Jake Raymond 29 
   Jason Spafford  Wendy Spafford  Kyle Arigot 30 
   Kimberlee Arigot  Dennis Jackson  31 
     32 

6:15:48 PM    33 
1. Meeting Called to Order: 34 

 35 
 Commissioner Rackham gave an invocation. The Pledge of Allegiance was led by Troop 61, Sheldon Mangriam. 36 
Chairman Jensen announced he will open a public hearing for item 4, and asked that any comments regarding that item 37 
be held until that item.  38 
 MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR JUNE 16, 2015 MEETING, AS AMENDED BY 39 
COMMISSIONER DAY. THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL WERE IN FAVOR; THE 40 
MOTION CARRIED. 41 
6:21:08 PM  42 

2. Meeting Minutes: 43 
  44 
 June 2, 2015 Regular Meeting 45 
  Chairman Jensen requested changes:  Line 58, “private hearing” to “separate hearing”. 46 
       Line 211 “stated” to “noted” 47 
 June 2, 2015 Work Session 48 
6:21:54 PM  49 
 COMMISSIONER MCCUISTION MADE A MOTION TO TABLE REGULAR AND WORK SESSION MEETING 50 
MINUTES FOR THE JUNE 2, 2015  PLANNING COMMISSION MEETING, UNTIL NEXT REGULAR SCHEDULED 51 
MEETING [JULY 7, 2015].  COMMISSIONER DAY SECONDED THE MOTION. ALL WERE IN FAVOR; THE MOTION 52 
CARRIED.  53 
6:18:38 PM  54 

3. Public Comment: This is an opportunity to address the Planning Commission regarding your concerns or ides, regarding 55 
items that have not been scheduled for a public hearing on this agenda. Please limit your comments to three minutes.  56 
 57 
 Gary Pratt, Syracuse, Utah stated he was a past Planning Commissioner. He felt there was a misunderstanding of 58 
the roles of the City Council and Planning Commissioners in regards to the term conditional use. He stated conditional 59 
use is a broad spectrum term that all cities use. Some cities are more specific than others with their conditions. He stated 60 
if a property owner receives approval from the city for a building then applies for a conditional use permit, it’s under certain 61 
conditions. The conditions are under the perusal of the Planning Commission, which is only a recommending body. He 62 
stated the City Council can override and change the outcome of the decision of the Planning Commission, which in the 63 
past has happened. He asked the Planning Commissioners to use their good judgment in making the decisions based on 64 
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information presented to them.  65 
6:22:24 PM  66 

4. Major Conditional Use Permit: Elite Skills, Duane Koski, property located at 3242 S 750 W, R-2 Residential Zone. 67 
 68 

 Planner Schow summarized a staff memo that explained: 69 
Factual Summation:  70 
 Zone:    R-2 Residential 71 
 Applicant:   Duane & Darcie Koski 72 
 73 
Proposed Hours of Operation:  Monday-Friday 4:00 pm-8:00 pm 74 
    Saturday 9:00 am-6:00 pm 75 
    Sunday 11:00 am-4:00 pm 76 
Background: 77 
 The request for a home occupation within an existing private gym was reviewed by the Planning Commission on June 78 
2, 2015 and tabled until June 16th, 2015 to address the following items:   79 
 80 
1. Propose a noise reduction plan 81 
2. Address the parking 82 
3. Ensure proper ventilation in order to keep gym doors closed during business hours 83 
4. Resolve the music issues 84 
5. Address one instructor and one student at a time 85 
6. Make corrections to their website to reflect these conditions.  86 
 87 
Resolution: 88 
 1. The Koskis purchased a decibel meter and measured various sound levels in their gym, home and 89 
neighborhood.  They submitted pictures of the meter readings and the location where the reading was measured.  In 90 
addition, City staff researched standard decibel levels and found various charts that all coincided very closely.  91 
Comparative examples of noise levels can be found in the packet along with a reference to the website that it was taken 92 
from.  Staff has found that the current accessory structure sufficiently reduces the basketball noise level and that it 93 
actually measured lower than typical noises found in a residential neighborhood.     94 
 2. The Koskis have started notifying their clients and trainer to use the off-street parking.  In addition, they have 95 
posted a parking sign on the entrance to the gym.  A photo has been included in the packet.  96 
 3. The building permit plans on file called out double bubble insulation for the sides, ends and gables of the 97 
structure.   The Koskis are obtaining quotes for additional insulation.  City staff included one in the packet and will put 98 
further bids in the drop box when received.   City staff feels this is an unreasonable mitigation request. The Koski’s have 99 
heating and cooling. There is a photo included in the packet.  100 
 4. The Koskis have agreed to turn down the music and would be happy to accommodate the neighbors as 101 
needed if a problem arises.  102 
 5. Darcie Koski already addressed this in the previous meeting.  City staff feels it is not unreasonable to have 103 
1-3 students in the gym during the proposed business hours. Swimming lessons, daycare, preschool, gymnastics studios 104 
etc. all provided in residential neighborhoods are not restricted to 1 at a time.  The Koskis primary focus is one-on-one 105 
training, but as Darcie Koski mentioned in the previous meeting, they do have an occasional instance where two siblings 106 
will come for training together.   107 
 6. The Koskis have submitted a change request to their website editor and are just waiting for the work to be 108 
complete.  They will notify city staff upon completion. 109 
 110 
Additional Research 111 
 City Staff has also done some research regarding existing home occupations that have obtained a business license 112 
within an approximate two block area of the Koskis.  Information regarding these businesses can be obtained through the 113 
Cities Business License Technician, Debbie Rainford.  We are also working to identify whether the businesses mentioned 114 
in the resident letter are all legally permitted.  We have found that at least one is not, and will reach out to the citizens to 115 
help bring them into compliance.  The list is provided in the packet.    116 
6:36:02 PM  117 
 Planner Schow invited questions from the Planning Commission. Chairman Jensen invited the applicant to comment.  118 
6:36:34 PM  119 
 Darcie Koski, Syracuse, Utah, had nothing to add. Commissioner Rackham asked the applicant to address the 120 
changes made to the website. Mrs. Koski stated the changes relate to the trainers. She stated there are two trainers that 121 
live with the Koski’s that are not listed on the website, and two trainers on the website no longer working with the Koski’s. 122 
She stated the website will reflect all the trainers affiliated with the business, but only one trainer will be working at a time. 123 
She stated the training for the high school students are all off site only.  124 
 Commissioner Rackham inquired about the group sessions. Mrs. Koski stated they have had two group sessions 125 
before. One of the sessions is twins, which her son attends the training occasionally. The other group session involves 126 
neighborhood friends, usually no more than one car. These are the only group trainings for the business.  127 
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6:38:02 PM  128 
 Chairman Jensen inquired about the trainers that live with the Koski’s. He asked if they paid room and board. Mrs. 129 
Koski stated they are friends and are not charged room and board fees. She stated the trainers are compensated when 130 
they train students, but they receive free room and board. Chairman Jensen inquired about the late night early morning 131 
basketball playing. Mrs. Koski stated she was told it happened one time, and she felt 2 AM was not acceptable; they have 132 
addressed it with their children and the trainers living at their home. She stated 9:30 PM is the latest acceptable time for 133 
basketball playing. Chairman Jensen asked if she would have any issues with the Planning Commissioners imposing a 134 
time restriction for the business. Mrs. Koski stated that would be acceptable.  135 
6:39:52 PM  136 
 Chairman Jensen opened a public hearing.  137 
6:40:10 PM  138 
 Shauna Bradford, Syracuse, Utah stated she lives west of the Koski’s. She stated she appreciated the fact that 139 
someone from the Planning Commission took the time to come out to the neighborhood and see the situation. That meant 140 
a lot to her. She noted comments from the last planning commission meeting such as, one trainee and one trainer. She 141 
stated even in the ordinance it states 2 customers may come at a time. She encouraged the Planning Commissioners 142 
only allow 2 people to play at a time. She stated the decibel readings are good. She stated it’s nice to compare the 143 
sounds in the neighborhood.  One thing they haven’t discussed is when it is the basketball, if they have both the business 144 
and the residence playing basketball, it becomes constant. She stated it is one thing to talk about a decibel for children 145 
that are playing on the trampoline, or dogs barking; both being loud. She stated it is a matter of constant playing which 146 
makes it difficult. She stated in regards to hours of operation, when there are breaks in the basketball playing it is “shear 147 
heaven.” She has noted the Koski’s have made a great effort in the recent weeks to turn music down. She stated that has 148 
been great. She isn’t sure why it has changed so much, but she would like to think it’s the Koski’s being thoughtful and 149 
courteous. She expressed appreciation. She questioned whether or not Planner Schow should express her opinion and 150 
asked if that was part of her role or responsibilities for the City. She asked if any hours of operation changes had been 151 
made to the website. She assumed Darcie Koski had access to notes from the last meeting as she was required to return 152 
with certain things accomplished in a 2 week period of time. She stated the minutes are not posted until they are approved 153 
until after voted on the meeting. She mentioned this, because she feels like this would be a great business and she would 154 
really like to see the business work. She felt noise reduction is key and the Koski’s are much more aware of the impact 155 
their facility and business has on neighbors and the community.  156 
6:45:22 PM  157 
 Chairman Jensen stated as the chair it is his option to allow people to address the commission and express their 158 
opinions and in this instance he encouraged staff to express their opinion as long as they state where the opinion came 159 
from. He stated in regards to this application she [Planner Schow] is in order on that.  160 
6:45:55 PM  161 
 Gary Pratt, Syracuse, Utah, stated he did not live in this neighborhood, but wanted to address the conditional use. He 162 
stated being on and off the Planning Commission he has addressed sound ordinances with a few developers. He stated a 163 
lawn mower is 90 decibels constant. He stated a basketball up and down a court is different, because there would be 164 
decibel spikes. He stated the sound meter would average the noise, and not account for the spike. He stated sounds that 165 
bounce off of buildings create an echo effect. He stated when this building was originally built it was for the purpose of the 166 
Koski’s children and now it is a business. He noted the applicant requested a conditional use permit after already 167 
conducting business. He said the Planning Commission and City Council should take these items into consideration. He 168 
stated there is currently no penalty for an applicant to conduct business without a conditional use permit. He asked if there 169 
were conditions that needed to be met outside the scope of zoning. He invited the Planning Commissioners to consider 170 
the effect the property use has on the neighborhood. He discussed conditions and how the Planning Commission could 171 
impose them. He suggested they define the use of the building. He discussed the children that play afterhours with 172 
personal use in the gym and commented the Planning Commission would have no control over. He stated these 173 
statements were made not for or against this applicant.  174 
6:49:44 PM  175 
 Darin Izatt, Syracuse, Utah, lives in the neighborhood of this application. He knows everyone involved in this 176 
application from both sides. He stated he was too frustrated to comment at the last meeting, but wrote a letter instead. He 177 
stated Duane Koski has worked his entire career in sales and marketing. One of his neighbors built a pool right behind 178 
him. His neighbor is a great guy. He stated last week was graduation week and people were outside until after 2 AM, with 179 
a lot of cars parked in the street. When that pool was built, he didn’t think his neighbor had intentions of teaching 180 
swimming lessons. He didn’t feel Duane Koski built this accessory structure with the intent of conducting a business. 181 
Duane Koski does not work in the sales world anymore, due to some unforeseen events. The accessory structure allowed 182 
Duane to create some income. He stated his son plays basketball at a very high level and has never trained there, but has 183 
played with Duane’s son. He commented on the sound proofing the building provides for the accessory structure. He 184 
stated if the pool had been in doors, he would not have heard those children the week prior. The Planning Commission 185 
challenged Darci Koski the prior week to speak on her husband’s behalf. He stated she was fully capable to speak on her 186 
husband’s behalf. She is highly intelligent and works for one of the largest law firms in Utah, and is an athlete herself. He 187 
felt these are things that have nothing to do with the business. He felt Duane was willing to assist in the sound and follow 188 
the ordinances. He stated knows the people staying with the Koski’s and they are friends. He stated the practicing will 189 
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happen in the gym whether it is a business or not. The group training stopped a couple years ago, due to the lack of 190 
parking. The group training is at Murray High School or Syracuse Recreational Center, and sometimes Layton High 191 
School.  He noted that some of the pictures in the packet are church related events.  192 
6:53:20 PM  193 
 Charles Jefferson, Syracuse, Utah stated he lives northwest of the Koski’s. He believed one of the biggest issues 194 
here was the building itself, has had some effect on the neighborhood. If he were to build a building the same size it would 195 
have a negative effect with his neighbors surrounding him. When he moved into the neighborhood he didn’t think he 196 
would be moving into an area with such a large recreational building. He stated over the last month the noise has been a 197 
lot quieter. He is disabled and home most of the time. He asked the Planning Commissioners to consider their thoughts if 198 
one of their neighbors built a building of this size in their neighborhood.  199 
6:54:56 PM  200 
 Larry Peterson, Syracuse, Utah asked what recourse did other homeowners in the area have after the permit is 201 
granted. He asked what would happen if issues revert back to the way they were in regards to the noise levels and hours 202 
of operation. He stated there is nothing to stop the Koski’s from doing that. He asked about enforcement of Planning 203 
Commission.  204 
6:55:46 PM  205 
 Commissioner Day stated if the residents did not feel the conditions were being met they would be able to contact 206 
code enforcement within the city. He stated code enforcement would investigate and enforce that. Planner Schow stated 207 
the police department would help out in the situation after normal business hours.  208 
6:56:20 PM  209 
 Chairman Jensen invited Planner Schow to discuss enforcement of conditions placed on the permit. Planner Schow 210 
stated first they would notify the applicant through ordinance enforcement and if the situation was not remedied the city 211 
has the ability to revoke the conditional use permit.  212 
6:56:56 PM  213 
 Public hearing closed. Chairman Jensen inquired about the hours of operation. Commissioner Rackham stated the 214 
hours of operation were 9 AM to 8 PM seven days a week. Planner Schow referred to the staff report and noted the hours 215 
the applicant applied for are Monday through Friday 4 PM to 8 PM and Saturday from 9 AM to 6 PM and Sunday from 11 216 
AM to 4 PM. Chairman Jensen noted the website indicates different hours of operations. Chairman Jensen asked if the 217 
commission felt these hours were reasonable.  218 
6:57:41 PM  219 
 Commissioner McCuistion stated he didn’t see them as being completely unreasonable. He felt he could see both 220 
sides, but trying to step outside of personal feelings and apply strictly the ordinance; he saw other businesses operating 221 
within those hours. Commissioner Rackham asked if the hours would be changed on the website. Mrs. Koski stated there 222 
were some things that needed to be changed on the website. She reminded the Planning Commission that her customer 223 
base is on average 3 customers per day, which is has been the average for approximately 2 years. She stated even if the 224 
hours are larger on Saturday and Sunday, those are just for availability for customers; they don’t have people coming 225 
every hour. Chairman Jensen inquired about off-site training and asked if the hours applied to those as well. Mrs. Koski 226 
confirmed they did. Chairman Jensen stated he would like to see a difference between the onsite and offsite hours of 227 
operation. He felt the hours appeared to be reasonable.  228 
6:59:43 PM  229 
 Chairman Jensen stated he didn’t have a problem with the training of the two brothers. He welcomed questions from 230 
the commissioners.  Commissioner Rackham asked if the radio was on at the normal level when Mrs. Koski did her 231 
decibel reading. Mrs. Koski stated the radio was on at a reasonable level. She stated the trainers generally don’t have the 232 
radio on during instruction. With one-on-one training it would be too difficult to yell over the music. She stated if the radio 233 
is on it’s due to personal use. 234 
7:00:51 PM  235 
 Mrs. Koski stated the 4 PM to 8 PM hours of operation are generally because of the school year. With it being the 236 
summer time she stated there may be children with parent schedules that may come at 10 AM or 1 PM. She asked if it 237 
was possible to have summer hours and winter hours. Planner Schow stated if the Planning Commissioners are willing 238 
they will add it to the permit itself. Mrs. Koski stated the summer hours would be 10 AM with the last training being at 8 239 
PM. There was a general consensus to allow the summer and winter hours.  240 
7:01:57 PM  241 
 Chairman Jensen invited discussion regarding the insulation bids, and whether or not the hours of operation were 242 
enough to help limit the noise. Commissioner Day stated if the applicant can meet the noise requirement and monitor the 243 
noise with the decibel he didn’t feel comfortable requiring the insulation.  244 
 Commissioner McCuistion agreed. He felt it would be a burden to the applicant. Commissioner Rackham asked Mrs. 245 
Koski operated the sound meter. Mrs. Koski stated it was her husband. Chairman Jensen stated as long as training goes 246 
with the proposed hours he felt it was a fair remedy.  247 
 248 
   249 
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7:03:40 PM  250 
 Commissioner Day stated he has driven by the neighborhood and he has read the minutes and he felt a lot of the 251 
issues could be rectified with a little communication. He felt a lot of the issues are outside the Planning Commissions 252 
purview. He expressed empathy with the residents, but as a Planning Commission their role isn’t to fulfill peacemaker 253 
within the neighborhood; but rather to evaluate the application and compare it to the ordinances. Chairman Jensen stated 254 
he would like the motion to include hours of operation and that off street parking be provided.   255 
7:05:19 PM  256 
 COMMISSIONER RACKHAM  MADE A MOTION TO APPROVE THE MAJOR CONDITIONAL USE PERMIT, 257 
REQUESTED BY DUANE KOSKI, FOR THE HOME BUSINESS, ELITE SKILLS, LOCATED AT 3242 S 750 W, R-2 258 
ZONE, SUBJECT TO SYRACUSE MUNICIPAL CODE, WITH THE CONDITIONS THAT THE DOORS REMAIN CLOSED 259 
DURING BUSINESS HOURS, THE HOURS AS PROPOSED, AND OFF STREET PARKING BE PROVIDED. THE 260 
MOTION WAS SECONDED BY COMMISSIONER MCCUISTION. ALL WERE IN FAVOR, SO THE MOTION CARRIED.  261 

       7:05:58 PM  262 
5. Rezone: A-1 Agriculture to PRD (Planned Residential Development) Q-2 LLC, property located at 263 

approximately 1600 W 1700 S. 264 
 265 

 Planner Schow summarized a staff memo from the Community Development that explained:  266 
 267 
Factual Summation  268 
 Please review the following information. Any questions regarding this agenda item may be directed at Jenny Schow, 269 
City Planner.  270 
 271 
Subdivision Name:   To be determined 272 
Location:   1600 W 1700 S    273 
Current Zoning:  A-1 Agricultural 274 
General Plan:  PRD Planned Residential Development    275 
Requested Zoning:  PRD Planned Residential Development 276 
Total Area:    6.71 Acres 277 
Density Allowed:   40 lots 278 
                   279 
Summary: 280 
 This application is for Planned Residential Development.  The adjacent property to the north is zoned R-3, the 281 
property to the south is zoned General Commercial and A-1 Agriculture.  The applicant has indicated his interest in 282 
developing a retirement community.  The City Council approved the General Plan Amendment and they approved the 283 
property east of Banbury Drive and gave the applicant the allowance to do another General Plan request for the west 284 
property portion. The applicant is now requesting the zone to match the General Plan. They are working with UDOT (Utah 285 
Department of Transportation) to get access onto 1700 South to allow 2 accesses into the property. There are no 286 
outstanding issues at this time.  287 
 Chairman Jensen stated he commented at the City Council meeting regarding the west property, that when the 288 
applicant would submit a plan they could review it as part of their General Plan changes. Chairman Jensen asked the 289 
applicant if they had a plan yet. The applicant was not present for this meeting.  290 
 Commissioner Rackham asked if the applicant was proposing based on the updated PRD (Planned Residential 291 
Development) standard. Planner Schow confirmed.  292 
7:08:57 PM  293 
 Public Hearing Open. 294 
7:08:58 PM  295 
 Gary Pratt, Syracuse, Utah stated he followed this project since the beginning. He expressed concern regarding this 296 
proposal because he felt it was excluded primarily because it didn’t feel it meet PRD ordinance. He felt they should be 297 
individual building lots, because of set-backs, width of property, and Banbury Drive access. He stated the applicant owns 298 
homes along 1700 South, not including the two corner homes near Banbury Drive which gives the applicant some room 299 
for a buffer. He stated the decision to take the homes down and incorporate them in the PRD, should be part of the 300 
Planning Commission discussion for amenity sakes. He stated the other issue is Pearson Auto who has asked to expand 301 
his business and this development would block Pearson Auto from expanding. He stated it is the applicant’s property, but 302 
from a long term perspective the Planning Commissioners should consider this. He stated the General Plan 303 
Subcommittee has had discussions regarding fourplexes versus duplexes. He stated Sunset Villas fourplexes were 304 
accomplished quite nicely because of their configuration, but they could also be configured differently that wouldn’t be an 305 
amenity to the city. He suggested, in regards to conditional use, to require the applicant to acquire a second access to 306 
Antelope Drive, if UDOT (Utah Department of Transportation) will allow such an access. He stated in the past UDOT has 307 
not allowed accesses. He stated if the property was approved with a single access it would only be on Banbury Drive and 308 
would be very close to the intersection. He stated this property is near Banbury Subdivision and currently there is only a 309 
chain-link fence along the property line. He asked the Planning Commissioners to consider the amenities to help protect 310 
the residents of the subdivision and the view points in their back yard. He stated these points are brought up for 311 
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discussion when the site plan arrives.  312 
7:13:21 PM  313 
 Chris Frazier, Syracuse, Utah stated he is within 300 feet of this property. He stated he served as a Planning 314 
Commissioner several years back. Based on the map he received it appears they are talking about the 10 to 12 acres just 315 
off of Banbury Drive. He stated with a PRD the applicant could put 80 plus homes in that area. He stated due to limited 316 
access that would become a safety issue. The intersection of 1700 South and Banbury Drive is notoriously bad. He stated 317 
if you sit at the intersection and look west, due to the curve in Antelope and telephone poles it makes the clear vision very 318 
difficult. He stated if they are going to entertain adding 80 to 160 cars a day onto Banbury Drive there will be a safety 319 
issue. He stated the intersection at Banbury Drive and 1500 South is another hazard area, as people run the stop signs. 320 
He stated he was nearly hit tonight on the way to the meeting. He stated he would support this project if the applicant can 321 
get a cut onto Antelope Drive. He stated the information he received today was that UDOT has not been notified at all 322 
about this property or this plan. The information came from the division manager for this area. He stated there needs to be 323 
some amenities done. The chain link fence on the back of Banbury Drive needs to be changed. He asked for landscaping 324 
and buffering as was done for the residents next to Wal Mart so they can mitigate the light and the noise for this project.  325 
7:15:59 PM  326 
 Christy Frazier, Syracuse, Utah stated this map scares her. She stated the traffic through Banbury Drive between 6 327 
AM and 9 AM Monday through Friday has approximately 300 cars that exit. She has 4 vehicles at her residence alone. 328 
She stated between 8:15 AM to 9:00 AM they have parents dropping off their kids at the nearby elementary school. She 329 
stated she lives on Banbury Drive, so she is intimately familiar with the traffic. At 3:15 PM and 4:00 PM Monday through 330 
Friday children are picked up from school. She stated some kindergarten pick-ups are scheduled in between. She stated 331 
this does not include the game events that start in March and end in November; football, soccer, tea-ball, baseball. She 332 
stated they almost got hit on their way to this meeting. She stated anyone who builds on the west side is crazy unless they 333 
only travel from 9:00 AM to 2:00 PM. She stated in regards to UDOT, she spoke to Keith Blader at 4:00 PM and his exact 334 
comment to her was permit application for this proposal did not sound familiar. She asked Keith if that meant he had not 335 
had a conversation with this builder, and he said not to his recollection. She stated she could not get a hold of the meeting 336 
minutes, because they are not posted. She didn’t feel she had been informed. She stated as a citizen of Syracuse that 337 
was a disservice to her. She stated when she has minutes at her meeting they are required within 24 hours to have them 338 
out for the teachers to read as well as parents. She suggested it should be the same for Syracuse. She stated this is a 339 
huge safety issue, not just for the kids and the Jr. High students, but as a citizen and a parent who lives in the 340 
neighborhood and sees the reality of the neighborhood. She asked the Planning Commissioners to take all these into 341 
account when making their decision. She invited the Planning Commissioners to come between the times she related to 342 
see for themselves.  343 
7:20:09 PM  344 
 Mary Carver, Syracuse, Utah, stated the traffic is her primary concern. She mentioned the ball games throughout the 345 
weekends as well as the skateboard park that is active with teenagers. She stated Heritage Days are coming up with most 346 
of the activities being at Founders Park, which adds additional traffic. She stated one access onto Banbury is not enough. 347 
She invited the Planning Commissioners to rethink the accesses.  348 
7:21:24 PM  349 
 Ray Gumbrecht, Syracuse, Utah stated his concerns relate to fire response. Currently the subdivision does not have 350 
enough exits as it stands. He stated there is an exit west of the church house and one on Banbury Drive. He stated it did 351 
not support the surrounding subdivisions. He stated if there is another egress that is put on to Banbury it would still be 352 
illegal as it sits.  353 
7:22:44 PM  354 
 Dave Clemmer, Syracuse, Utah stated his understanding is the proposal is for up to 8 units per acre. Chairman 355 
Jensen informed Mr. Clemmer the PRD ordinance recently changed allowing only 6 units per gross acre. Mr. Clemmer 356 
stated that made him feel a little better. He expressed concern regarding the potential of fourplexes. He stated if this is for 357 
55 and older retired community, he wasn’t sure if they would get older folks to live on an upper floor. He asked if the use 358 
was reasonable. He stated in the northwest corner of the property they are around the corner from the grade school, 359 
playground, skate park, and the younger playground. He stated there is an awful lot of traffic and foot traffic from children. 360 
As citizens they requested stop signs in at the first road on Banbury Drive and also cross walks to help with safety for the 361 
children. He stated more buildings would increase traffic. He stated it is unfortunate that the picture in the packet is so 362 
focused in; as it does not show the subdivision that extends from Antelope all the way to 700 South and hundreds of 363 
homes use Antelope to get access to Interstate 15. He stated SR-193 is about 2 miles from the subdivision, so people 364 
won’t use that road unless they are heading north. He asked how are moving vans, fire trucks, RC Willey trucks, tow 365 
trucks going to get in and out. He asked what will happen to the water pressure and drainage when they bring in 80 more 366 
units. He stated this is the entrance to Syracuse. He stated when people come into Syracuse, is that really what they want 367 
along that main road? He asked the Planning Commissioners to consider quality of life. He stated the subdivision did not 368 
have multiple units like duplexes and fourplexes. He stated they are relatively decent lot sizes. The hundreds of families 369 
purchased their home because they thought they were purchasing a family subdivision. He stated the developer will make 370 
money and will leave and whatever remains and problems the development causes will no longer be their concern.  He 371 
stated just because they can cram a bunch of properties onto land does not mean it should be done.  372 
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7:27:19 PM  373 
 Phillip Jones, Syracuse, Utah lives on Antelope. He stated he has been here 17 years hoping the developer, Mr. 374 
Craythorne, would do something with the property, because he purchased his home as an investment. He stated he 375 
would much rather see a PRD go into that area versus a strip mall, which 10 years down the road the economy fails and 376 
is empty like half of the commercial developments now. He felt this was the best use for what they have long term, which 377 
will keep it looking better than an empty field full of mice and snakes. He stated this would help Syracuse. He stated it is a 378 
good thing.  379 
7:28:33 PM  380 
 A female did not state her name for the record. She stated she lived in Ruby Way in Syracuse, Utah. She stated her 381 
neighborhood is congested enough and they did not need any additional congestion. She stated she walks her dog at 382 
night and even at night people think Banbury Drive is a through way. She stated there are high schoolers flying through 383 
there. She stated 2 of her own children have received tickets for blowing past the stop signs in that area. She stated there 384 
is way too much traffic and everyone goes above 25 miles per hour. She expressed concern for safety for everyone. 385 
7:29:45 PM  386 
 Charmaine Clemmer, Syracuse, Utah stated when they moved into the area 18 years prior there wasn’t a Smith’s or 387 
Wal Mart. There was a tiny general store. She stated they have had Smith’s, Wal Mart, and their subdivision is 388 
sandwiched in between these two grocery stores. She has noticed a huge change and added congestion with those 389 
developments going in the area. She stated people will go to Antelope to Smith’s continually and also with Wal Mart, 390 
because the access is easier from Antelope. She stated they are close to 2000 West. She stated all the businesses and 391 
strip malls that have been built in the area of the subdivision have added congestion. She stated she has heard that 392 
UDOT will not put a traffic light there. She stated she knows from experience, people will not use the access road for this 393 
development, but rather continue to use Antelope Drive. She stated it is a busy street. She is against this development 394 
because of the traffic issues and safety issues.  395 
7:32:32 PM  396 
 Shane Howes, Syracuse, Utah lives in the Banbury Subdivision. He asked if the developer was willing to build fewer 397 
homes. He asked about alternative options they may be considering. Chairman Jensen invited Planner Schow to 398 
comment. Planner Schow stated they don’t have an official concept plan proposal, but she knows their intent is for a 399 
retirement community. She stated generally those are patio homes, single level; and the applicant is looking at duplex 400 
style homes.  401 
7:33:28 PM  402 
 Karianne Lisonbee, member of the City Council for Syracuse City, asked the maximum amount of units for this lot. 403 
Planner Schow stated the acreage is 6.7 acres with a maximum density allowed of 40 lots. She stated that would take 404 
creative planning to get to that amount.  405 
7:34:32 PM  406 
 Public hearing closed. 407 
7:34:40 PM  408 
 Chairman Jensen invited City Engineer Bloemen to speak. He asked the feasibility of getting an access onto 409 
Antelope Drive. City Engineer Bloemen stated that would be up to UDOT in regards to any accesses along Antelope 410 
Drive. He stated with the 500 foot maximum cul-de-sac length he didn’t see how they could develop the property without 411 
the second access onto Antelope Drive. Chairman Jensen asked if they could do two accesses onto Banbury Drive. City 412 
Engineer Bloemen was unsure; without a concept plan it was difficult to speculate. There was a discussion regarding 413 
signals indicating Banbury was too close to allow for a signal.  414 
7:36:18 PM  415 
 Commissioner Rackham stated when they first presented this application, there was a discussion to provide an 416 
access to Antelope Drive. He asked if the developer has mentioned any additional access roads. Planner Schow stated 417 
the applicant is working with UDOT currently to get access granted from 1700 South. He stated he is attempting to go 418 
close to Pearson Auto, but that will be dictated by UDOT. Chairman Jensen inquired as to whom the applicant was 419 
working with as a few of the residents commented they were in discussion with UDOT and no access had been discussed 420 
as of yet. Planner Schow stated she trusts Mr. Craythorne is working with UDOT. She stated the city will require 421 
something in writing from UDOT following a concept plan review. It will have to be addressed before the applicant can turn 422 
in their preliminary application.  423 
7:37:19 PM  424 
 Commissioner McCuistion asked for the zoning on the general plan for the area. Planner Schow stated the General 425 
Plan was changed to PRD for this property. She stated south of the property is general commercial zone. Chairman 426 
Jensen inquired about the property to the west. Planner Schow stated she did not recall. Commissioner McCuistion asked 427 
the maximum allowed density for R-3 Residential zone. Planner Schow stated it is 5.44 units for R-3 zone. Commissioner 428 
McCuistion stated for R-3 zone 35 houses could be built on this property and 40 homes are being requested for PRD. 429 
Planner Schow confirmed that 40 units is the maximum allowance, but not necessarily what the applicant is requesting. 430 
Commissioner McCuistion commented on the open space requirements and noted that the R-3 zone would be very 431 
similar to this PRD zone in regards to density. Planner Schow confirmed.  432 
 Chairman Jensen clarified the new PRD zoning is 6 units per gross acre and the R-3 is 5.44 net, which works out to 433 
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4.356 gross per net acre. Commissioner McCuistion stated in regards to congestion and safety, if there were not enough 434 
accesses previously he didn’t know how the developer could fix that at this point other than get the access onto Antelope 435 
Drive. He stated the property will not stay agricultural forever, as empty lots will develop. He stated at least with PRD they 436 
have a lot of resources and restrictions on the look and feel of the property, the uses, and a lot of the amenities. He felt it 437 
was a better deal to have a PRD, in some cases, than an R-3 zone.  438 
7:41:17 PM  439 
 Commissioner Day stated he felt this property was an excellent candidate for PRD. He felt it is what the down town 440 
Syracuse area needs. He recommended noting the concerns of the citizens made regarding traffic and worth a traffic 441 
study. He stated people running stop signs is more of a code enforcement issue. He stated throughout this process they 442 
need to pay special attention to the traffic issues. They can only allow so many homes on a single access anyway, so it 443 
will be a self-correcting issue. He stated this property is not a good candidate for commercial. He felt this would help some 444 
of the enterprises in the down town area.  445 
7:42:48 PM  446 
 Chairman Jensen invited City Engineer Bloemen to comment regarding the city’s plan for congestion for this area. 447 
City Engineer Bloemen stated the city currently do not have any plans to widen Banbury or to add lanes. He stated 448 
Banbury Drive is meant to be a subdivision collector, built to the minor collector cross sections; meant to carry the high 449 
traffic volumes and funnel people out of the subdivision. He stated UDOT will require the developer to do a traffic study 450 
when they tie into Antelope Drive and he will ensure they include Banbury Drive in their study, which will allow evaluation 451 
for traffic to improve flow. Chairman Jensen inquired about future roads within that area. City Engineer Bloemen stated 452 
the only road he can think of is Laurelwood. He stated that would only improve connectivity east to west.  453 
7:44:27 PM  454 
 Chairman Jensen stated there were a few reasons they recommended the zone change from commercial to PRD. He 455 
stated the first being they were advised by multiple people in real estate that it is not an ideal place for commercial. He 456 
stated if someone had put a box store there it would have generated more traffic versus the PRD that is proposed. He 457 
stated people in a retirement community are a little less active with the transportation than a typical family. He felt this 458 
would be more conducive than having an R-3 residential. He discussed the impact of the potential for 40 homes and 459 
stated he was unsure if they could put a condition on the approval that would require an access on Antelope Drive.  460 
 Chairman Jensen stated they do require 2 egresses per ordinance, so ideally is the developer acquires the egress 461 
from Antelope Drive.  462 
7:47:37 PM  463 
 COMMISSIONER MCCUISTION  MADE A MOTION TO RECOMMEND APPROVAL TO THE CITY COUNCIL FOR 464 
THE REZONE, A-1 AGRICULTURE TO PRD (PLANNED RESIDENTIAL DEVELOPMENT), REQUESTED BY Q-2 LLC, 465 
PROPERTY LOCATED AT APPROXIMATELY 1600 W 1700 S; SUBJECT TO ALL THE CITIES MUNICIPAL CODES. 466 
THE MOTION WAS SECONDED BY COMMISSIONER DAY. COMMISSIONERS JENSEN, MCCUISTION, AND DAY 467 
VOTED IN FAVOR. COMMISSIONER RACKHAM VOTED IN OPPOSITION. THE MOTION CARRIED WITH A 468 
MAJORITY VOTE.  469 
7:48:16 PM  470 

6. Code Amendment: Title 10 pertaining to accessory structures. 471 
 472 
 Planner Schow summarized a staff memo from  the Community Development Department that explained: 473 
 474 
Public Meeting Outline 475 
 Planning Commission Discussions 476 
  February 17, 2015 477 
  March 17, 2015 478 
  April 7, 2015 479 
  April 21, 2015 - made motion to forward to City Council 480 
 City Council 481 
  May 12 - tabled for additional discussion 482 
  May 26, 2015 - additional discussion during work session.  483 
Summary 484 
 The Planning Commission has conducted a review of the accessory structure ordinance in Title X of the City Code. 485 
The following is a summary of the changes: 486 
  Clarify confusing language throughout 487 
  Remove the fencing requirement 488 
  Change the setback requirements 489 
  Change the allowed height requirements 490 
  Change the pool/hot tub requirements 491 
 492 
 Chairman Jensen inquired why the accessory structure discussion returned to the Planning Commission. Planner 493 
Schow stated the noticing did not get placed in the newspaper which is the standard for Syracuse City. She stated it went 494 
in the following week due to an issue with the newspaper. She stated normally if there are no protests regarding the topic 495 
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it is OK, but city staff felt it was prudent to re-advertise and ensure all their bases are covered. She stated the City Council 496 
has reviewed the accessory structures in their work session and they are ready to act upon this.  497 
 There was a discussion regarding corner lots and accessory structures, and the proposed changes as seen in the 498 
packet. Planner Schow discussed the change of the fencing for pools. The building code requires a 4 foot fence, so the 499 
City Council changed the requirement to match building code. Chairman Jensen referred to the change for temporary 500 
pools. He stated small temporary pools in the front yard must be attended; otherwise they must be located behind a fence.  501 
 Commissioner Rackham referred to paragraph G.i.2 which calls out for “a fence less than 4 feet.” He asked if they 502 
could change it to 48 inches to mirror the rest of the ordinance.  503 
 Chairman Jensen stated there were a few neighbors at the previous planning commission meeting [referring to the 504 
Duane Koski Conditional Use Permit application in the Accessory Structure] that mentioned the structures their neighbor 505 
built were close to the property line. Chairman Jensen noted under the new standards the accessory structure [belonging 506 
to the Koski’s] could put the basketball court closer to the property line.  507 
7:54:08 PM  508 
 Public Hearing Open.  509 
7:54:14 PM  510 
 Gary Pratt, Syracuse, Utah asked about the set-back change in garages. He inquired as to which code the duplex, 511 
putting a 3 car garage behind the duplex, would apply. Planner Schow stated she is not aware and would need some time 512 
to research the structure. Mr. Pratt stated he submitted the question to Interim Director Steele who was going to forward 513 
the information to Planner Schow. Planner Schow stated the information was forwarded, but there was not contact 514 
information for Mr. Pratt. She invited Mr. Pratt to contact her regarding the building in question. He stated the code 515 
amendment is to fix set-back issues that were occurring in the city. He felt this document fixes this issue. He stated this 516 
code opens the door for sensibility. He stated the approval process is warranted.  517 
7:55:59 PM  518 
 Public Hearing Closed. 519 
7:56:05 PM  520 
 COMMISSIONER MCCUISTION MADE A MOTION TO RECOMMEND APPROVAL TO THE CITY COUNCIL FOR 521 
TITLE 10 CODE AMENDMENTS PERTAINING TO ACCESSORY STRUCTURES, AS PROPOSED AND TO THE 522 
CONDITION THAT PARAGRAPH G.I.2 WILL REPLACE 4 FEET WITH 48 INCHES. THE MOTION WAS SECONDED BY 523 
COMMISSIONER RACKHAM. ALL VOTED IN FAVOR; THE MOTION CARRIED.  524 
7:56:34 PM  525 

7. Adjourn. 526 
 527 
 COMMISSIONER MCCUISTION MADE A MOTION TO ADJOURN INTO WORK SESSION. COMMISSIONER DAY  528 
SECONDED THE MOTION. ALL VOTED IN FAVOR; THE MOTION CARRIED.   529 

 530 
 531 

 532 
__________________________________  __________________________________   533 
TJ Jensen, Chairman     Jackie Manning, Admin Professional 534 
 535 
 536 
Date Approved: ________________ 537 
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Minutes of the Syracuse City Planning Commission Work Session held on June 16, 2015, at 6:00 p.m., in the Conference 1 
Room, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  TJ Jensen, Chairman  4 
     Greg Day 5 
     Dale Rackham 6 
     Curt McCuistion      7 
 8 

City Employees:  Jenny Schow, Planner 9 
    Jackie Manning, Admin Professional 10 

    11 
    Brian Bloemen, City Engineer 12 
 13 
 City Council:  Mike Gailey 14 
 15 

Excused:  Ralph Vaughan, Commissioner 16 
    Troy Moultrie, Commissioner 17 

   Noah Steele, Interim Director of CED 18 
  19 
Visitors:    Gary Pratt  Patt Zaugg 20 

 21 
   22 

8:05:14 PM  23 
1. Department Business: 24 

 25 
Planner Schow stated they did second interviews for the Community Economic Development Director, so she hopes 26 

they will be filling that position soon. Administrative Assistant Jackie Manning will be leaving to be the City Recorder for 27 
Riverdale City. Planner Schow stated the administrative position was advertised today. Planner Schow stated there is a 28 
Road Respect Day Event this Thursday at Jensen Park. Chairman Jensen stated the purpose of Road Respect is to bring 29 
awareness to bike riders on the road and to promote the health benefits of riding your bike.  30 
 Planner Schow stated they advertised for a city attorney. Chairman Jensen stated Commissioner Rackham and 31 
Commissioner McCuistion agreed to stay on for another term as Planning Commissioners. Planner Schow stated the 32 
Mayor is filling the remaining open position for the Planning Commission and is also filling an alternate position. Chairman 33 
Jensen expressed appreciation for the alternate. Planner Schow reminded the Planning Commission that the next 34 
meeting they will be electing a new chairman and vice chairman.  35 
 Planner Schow invited Commissioners Rackham and McCuistion to attend the next City Council meeting for their 36 
appointments from the Mayor.   37 
8:11:47 PM   38 

2. Commissioner Reports: 39 
 40 
 Chairman Jensen stated the Davis County Active Transportation will have a meeting this Thursday. The parks service 41 
has advertised for a grant proposal for trails. He discussed the trails it may impact.  42 
8:10:14 PM  43 

3. Upcoming Agenda Items: 44 
 45 
 * Final phase 7 for Stillwater 46 
 * Final Tivoli phase 2 47 
 * Final Trails Edge 3-5 48 
 * Subdivision amendment Ninigret North I 49 
 * Code Amendment 50 
 * Subcommittee general plan-Work Session Item  51 
 52 

4. Discussion Items: 53 
 54 
8:16:07 PM  55 
 a. Presentation by the General Plan Committee. 56 
 57 
 Commissioner Rackham discussed the presentation, as seen in the packet. He noted the General Plan 58 
Subcommittee included pictures for added enjoyment. The goals of the committee were centered from what is in the 59 
General Plan. Commissioner Rackham stated the updated version of the presentation did not make it into the packet and 60 
will be added as an attachment to the meeting minutes. 61 
 The General Plan Subcommittee made a recommendation to only allow amendments to the General Plan every other 62 
year. The general plan at that time will be open for no more than 6 months and there will be a 90 day noticing prior to the 63 
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opening. He stated this should help streamline staff work load and prevent single zone changes throughout the city which 64 
will allow for better planning.   65 
 Chairman Jensen stated there will be a way to open the General Plan Amendment period for a single project with a 66 
unanimous vote of the City Council. The committee wanted to allow for rare occasions where special projects may arise 67 
that would benefit Syracuse City.  68 
 There was a discussion regarding the City General Plan Map, which will be added as an attachment to the meeting 69 
minutes. Chairman Jensen commented on certain zones that cannot be developed due to nature conservancy.   70 
 There was a discussion on the commercial zones versus the residential zones. Commissioner Day commented they 71 
are going to see an increase in residential zones, because there  are a lot of land owners that are struggling to sell 72 
property as commercial. He noted that just because something is zoned General Commercial does not mean it is 73 
developable or optimal for commercial development.  74 
 Gary Pratt, a member of the committee,  referenced the 200 acres along Antelope Drive and noted that it was the 75 
same size property as the Smiths Marketplace in Bountiful, Utah. He noted the misplacement of some of the higher 76 
density developments, due to the commercial zoning being rezoned as residential. He stated higher densities are meant 77 
for a buffer to commercial zones, and with those being rezoned residential they are now out of place.  78 
 Chairman Jensen noted the map on the website and in the conference room needed to be updated, because it still 79 
reflects the November 26, 2013 map. Chairman Jensen stated SR-193 has been moved up to priority one from UDOT 80 
(Utah Department of Transportation) from 2000 West to 3000 West. 81 
 Commissioner Rackham expressed concerns regarding the City living off of impact fees. There was a discussion 82 
regarding the benefits of taxes from having commercial businesses throughout the city. It provides more stability and if 83 
they continue to develop residential zones and not have a balance of businesses it could impose an increase on taxes 84 
once the impact fees run out.  85 
 There was a discussion regarding the density for each zone, as seen in the presentation.  86 
 There was a discussion regarding set-backs with an emphasis on density.  Planner Schow stated the volume local 87 
reduces the pavement and increases the park strip, so the set-back would remain the same. Chairman Jensen stated the 88 
developer would have to justify the low volume local.  89 
 Commissioner Rackham reviewed the density changes throughout each zone, as proposed by the committee. He 90 
discussed the set-back increases.   91 
 Commissioner Rackham discussed the noticing changes in relation to the general plan map.  92 
8:12:54 PM  93 
 b. Title VIII Code amendments regarding construction specifications. 94 
 95 
 City Engineer Bloemen stated 4 years ago they broke out their engineer standards and created a stand-alone 96 
document that the City Council adopted by resolution. They would like to go and strike out everything that was there prior 97 
to in Title VIII to avoid any confusion for developers. He stated Title 8.4.050 would be deleted and reference the correct 98 
standard.  99 
 Chairman Jensen asked if those standards were land use standards. City Engineer Bloemen stated they pertain 100 
specifically to engineering. He stated they are available on the city website. Planner Schow referred them to the 101 
information in the packet.  102 
 Chairman Jensen invited Commissioner Rackham to present the recommendation of the committee at the next 103 
Planning Commission Meeting [July 7, 2015]. Chairman Jensen expressed appreciation to the General Plan 104 
Subcommittee for all their hard work and dedication throughout the last year. He recognized Commissioner Rackham for 105 
all his effort and time dedicated. Mr. Pratt discussed the process of drafting the new proposals and stated the newer 106 
version removed redundancies and allowed a smoother flow.  107 
 c. Title X Code Amendments: Metal buildings in Industrial Zone. 108 
 This item was not discussed due to lack of time.  109 
9:00:25 PM  110 

5. Adjourn. 111 
 112 
 113 

 114 
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General Plan Update 



• Updated General Plan format to show: 

– History of the city 

– Current and projected population 

– Where we are today for each content heading 

– Goals for the future 

– Added pictures 

• Provided proposed updates to zoning 
ordinances that are impacted by the changes 

General Plan Update Summary 



• Contents headings: 
– Introduction 

– Community Character and History 

– Land Use 

– Economics 

– Transportation 

– Infrastructure 

– Parks and Recreation 

– Housing 

• Some of the headings have their own master 
plan, for those gave just a summary and 
referenced the other document 

General Plan Update Summary (cont.) 



General Plan Updates 
• Split General Plan and General Plan Map into 

two documents 
– General Plan open for review every 5 years (min.) 

• Open period not to exceed 6 months 

– Map open in odd years  
• Open period not to exceed 3 months 

• Open period from January - March 

• Applications for change must be submitted with 10 
days of opening 

– 90 Day notice prior to opening 

 

 



Dwelling Unit Density 

• Change from net acre to gross acre 

– Except R-4, not allowed for future developments  

 
Zone Dwelling units/gross acre Min. lot size (sq-ft) 

A-1 0.4 21,780 

R-1 2.3 12,000 

R-2 3.0 10,000 

R-3 4.0 8,000 

PRD 6.0 N/A 



Definitions 

• “Common Space” means land area with an 
amenity whose dedicated purpose is shared 
equally by all the residents of that community or 
the public.  

• “Open Space” means any area of land without 
human-built structures; such as parks, 
recreational and natural areas or land not 
occupied by buildings. Open space does not 
include curb and gutter, driveways and roadways. 



Cluster Changes 
• Only allowed in R-1 
• Property must be contiguous  
• Developer must propose complete development 

– No phases added if more land is purchased, new development 

• Minimum lot size 7,000 sq-ft 
• Corner setback added (20 ft) 
• Park strip width must be 15 feet from curb 

– Road width must remain the same; based on type 

• 50% of development must be common space 
• Privacy fence around patio only 
• 3.5 dwelling units/(1/2 gross acreage) 
• Corrected common space and open space based on latest approved 

definitions 
• Patio width cannot be beyond primary structure and not extend beyond 

half the rear setback. 



Syracuse Road Standard 



A-1 Changes 

• Updated density from net acre to gross acre 

– Was .05/net acre, is .04/gross acre 

• Updated accessory structure to reflect latest 
changes  

– 200 square feet or less 

– Greater than 200 square feet 

• Removed Cluster information 

 



R-1 Changes 

• Updated density from net acre to gross acre 
– Was 2.9/net acre, is 2.3/gross acre  

• Updated accessory structure to reflect latest changes  
– 200 square feet or less 

– Greater than 200 square feet 

• Increased front yard setback to 30 feet 

• Increased minimum lot size to 12,000 square feet 
– Was 10,000 square feet 

• Updated Cluster density limit to 3.5/gross acre  
– Was 4.75/ net acre 



R-2 Changes 

• Updated density from net acre to gross acre 

– Was 3.79/net acre, is 3.0/gross acre 

• Updated accessory structure to reflect latest 
changes  

– 200 square feet or less 

– Greater than 200 square feet 



R-3 Changes 

• Updated density from net acre to gross acre 

– Was 5.44/net acre, is 4.0/gross acre 

• Updated accessory structure to reflect latest 
changes  

– 200 square feet or less 

– Greater than 200 square feet 

 



10.20.050 Noticing.  

Required notice of public meetings and hearings for permitted land use or 
conditional use applications and ordinances shall include and comply with 
the following provisions:  

(A) Mailing List and Labels. The applicant for a major conditional use shall 
provide the Community Development Department with an approved list of 
all owners of real property located within 300 feet of the boundary of the 
subject property, as shown on the latest assessment rolls of the county 
recorder. The applicant shall pay to the City a fee in the amount of the 
actual costs incurred by the City in providing the notice, and shall bear sole 
responsibility to ensure the accuracy of the property owner list.  

(B) Applicant Notification. For all major conditional use applications, the 
City shall give notice to the applicant of the date, time, and place of each 
public meeting to consider the application and of any final action on a 
pending application.  

(C) Notice to Third Parties. For site-specific major conditional use 
applications, the City shall mail notice to the owners of record for each 
parcel within a 300-foot radius of the subject property, including third party 
owners of property within the 300-foot radius but outside of Syracuse City 
boundaries.  

(D) Intent to Prepare or Amend General Plan. Before preparing a proposed 
general plan or general plan amendment the City shall provide 10 calendar 
days’ notice of its intent to prepare or amend the general plan to the 
following listed entities or persons. Such notice shall comply with the 
requirements of Section 10-9a-203, Utah Code Annotated 1953, as 
amended. The City shall provide notice of intent to designated entities or 
persons before preparing the plan or amendment to allow those entities 
and persons to submit information to the City. The entities or persons the 
City shall notify are:  

(1) Each affected entity (as defined in SCC 10.10.040);   

(2) The Automated Geographic Reference Center (as defined in 
Section 63F-1-506, Utah Code Annotated 1953);   

(3) The association of governments of which the City is a member; 
and  

(4) The State Planning Coordinator (appointed pursuant to Section 



63J-4-202, Utah Code Annotated 1953).  

(E) General Plan Adoption or Amendment. The City shall provide advance 
notice of the date, time and place for public hearings and meetings 
regarding a general plan adoption or amendment as follows:  

(1) The City shall provide notice of the first public hearing to consider 
the adoption or modification of all or any portion of the general plan 
at least 10 calendar days before the public hearing. Notice shall be:  

(a) Published in a newspaper of general circulation in the 
area; (b) Mailed to each affected entity (as defined in SCC 
10.10.040);  

(c) Posted in at least three public locations within the City and, 
if practical, on the City’s website.  

(2) The City shall provide notice of each public meeting regarding 
the adoption or modification of all or any part of the general plan at 
least 24 hours before the meeting. Notice shall be:  

(a) Submitted to a newspaper of general circulation in the 
area; and  (b) Posted in at least three public locations within 
the City and, if practical, on the City’s website.  

(F) Adoption or Amendment of Land Use Ordinance. The City shall provide 
advance notice of the date, time and place for public hearings and 
meetings regarding a land use ordinance adoption or amendment as 
follows:  

(1) The City shall provide notice of the first public hearing to consider 
the adoption of any modification of a land use ordinance at least 10 
calendar days before the public hearing. Notice shall be:   

(a) Mailed to each affected entity (as defined in SCC 
10.10.040);  

(b) Posted in at least three public locations within the City and, 
if practical, on the City’s website;  

(c) Published in a newspaper of general circulation in the area, 
or mailed at least 10 days before the public hearing to each 
property owner whose land the ordinance change would 
directly affect and each adjacent property owner within 300 
feet.  



(2) The City shall provide notice regarding the adoption or 
modification of a land use ordinance at least 24 hours before the 
meeting. The City shall post such notices in at least three public 
locations within the City and, if practical, on the City’s website.  

(G) Subdivision Plat Amendment or Approval. The City shall provide 
advance notice of the date, time and place for public hearings and 
meetings regarding a proposed subdivision or an amendment to a 
subdivision as follows:  

(1) The City shall mail notice at least 10 calendar days before the 
public hearing to the owners of record of each parcel within 300 feet 
of the subject property; and  

(2) Not less than 10 calendar days before the public hearing, the 
applicant shall post on the property one City-provided sign along 
each street on which the subject property has frontage. If the subject 
property does not abut a street, the applicant shall post the sign on a 
nearby street as determined by the Community Development 
Department. The sign shall be of sufficient size, durability, print 
quality and location as to reasonably give notice to those passing by.  

(3) The City shall mail notice to each affected entity (as defined in 
SCC 10.10.040) of a public hearing to consider a preliminary plat 
describing a multiple-unit residential development or a commercial or 
industrial development.  

(H) Plat Amendments That Vacate, Alter or Amend an Existing Street. For 
any proposal to vacate, alter or amend a platted street, the City shall hold 
a public hearing and give notice of the date, place and time of the hearing 
in accordance with the noticing requirements provided in subsection (G) of 
this section and additionally:  

(1) Mail notice to each affected entity (as defined in SCC 10.10.040); 
(2) Publish notice once a week for four consecutive weeks before 
the hearing in a newspaper of general circulation in the City;  

(3) Comply with all other requirements set forth in Sections 10-9a-
208, 10-9a-608 and 10-9a-609, Utah Code Annotated 1953, as 
amended.  

(I) Notice of Land Use Applications. The City shall notice general plan map 
and zoning map amendment applications at least 10 calendar days before 
the public hearing. The City shall notice requests for major conditional 



uses, site plan and site plan amendment approvals, and variances at least 
three calendar days before the public meeting.  

(J) Notice of opening General Plan Map. The City shall provide a 90-day 
notice prior to opening the general plan map for review and consideration 
of any proposed changes or updates.  

(K) Challenge of Notice. If no one challenges a notice given under 
authority of this section, in accordance with applicable appeal procedures, 
within 30 days after the meeting or action for which notice was given, all 
affected parties shall deem the notice as adequate and proper. [Ord. 11-02 
§ 1 (Exh. A); Ord. 10-02 § 1 (Exh. A, B); Ord. 09-10 § 1 (Exh. A); Ord. 08-
07 § 1 (Exh. A); Code 1971  § 10-4-050.]  

 

 

 

10.20.060 General plan amendments.  

(A) Purpose. The City Council previously adopted the Syracuse City 
general plan, which sets forth procedures for amending same. For 
purposes of this section, amendment shall include the addition of new 
elements to the general plan and any comprehensive revisions to or 
adoption of same.  

(B) Authority. The City Council, as the Land Use Authority, may from time 
to time amend the general plan as provided in this section, with a 
unanimous vote of the Council. Such amendments may include any matter 
within the scope of the general plan.  

(C) Initiation. Anyone may propose amendments to the general plan as 
provided in this section, however the amendment will not be considered 
until the general plan is opened for the five (5) year review or voted open 
by the full City Council. The general plan shall remain open for a period not 
to exceed six (6) months. Only those applications submitted at least 10 
days prior to opening the general plan shall be considered. 

(D) Procedure. City staff shall process and consider general plan 
amendments as provided in this subsection.  

(1) An applicant shall submit a request to the Community 
Development Department on a form established by the Department 



along with any fee established by the City’s schedule of fees. The 
City Council, Planning Commission, or authorized City staff may 
initiate a general plan amendment at any time without submittal of 
an application or payment of any fee. Anyone proposing general 
plan amendments shall do the survey and analysis work necessary 
to justify the proposed amendment. To ensure the Planning 
Commission and City Council have sufficient information to evaluate 
a proposed amendment, an applicant shall submit at least the 
following information:  

(a) For map amendments:  

(i) An eight-and-one-half-inch by 11-inch map showing 
the area of the proposed amendment;  

(ii) Current copy of county assessor’s parcel map 
showing the area of the proposed amendment;  

(iii) Mapped inventory of existing land uses within the 
area of the proposed amendment and extending one-
half mile beyond such area;  

(iv) Correct property addresses of parcels included 
within the area of the proposed amendment;  

(v) Written statement specifying the potential use of 
property within the area of the proposed amendment;  

(vi) Written statement explaining why the existing 
general plan designation for the area is no longer 
appropriate, desirable, or feasible; and   

(vii) Analysis of potential impacts of the proposed 
amendment on existing infrastructure and public 
services such as traffic, streets, intersections, water and 
sewer, storm drains, electrical power, fire protection, 
garbage collection, and such other matters as the City 
may require from time to time; and  

(b) For text amendments:   

(i) Written statement showing the desired language 
change and explaining why existing general plan 
language is no longer appropriate or feasible;   



(ii) Analysis of potential impacts of the proposed 
amendment;   

(iii) Map showing affected geographic areas based on 
proposed text changes.  

(2) The map shall only be open for amendments in odd number year, 
unless voted open by the full City Council. The map shall remain 
open for a period not to exceed three (3) months. Only those 
applications submitted at least 10 days prior to opening the map 
shall be considered. The scheduled opening of the map for review is 
January thru March, with noticing provided per 10.20.50. 

(3) After City staff determines the completeness of an application or 
prior to a City-initiated general plan amendment proposal, the City 
shall provide notice of intent to prepare or amend the general plan in 
accordance with the provisions of SCC 10.20.050. After providing 
notice of intent to prepare or amend the general plan, the 
Community Development Department, as the Land Use 
Administrator, shall prepare a staff report evaluating the proposed 
amendment.  

(4) The Planning Commission, as the Advisory Body, shall schedule 
and hold a public hearing on the proposed amendment in 
accordance with the provisions of SCC 10.20.050. After the public 
hearing, the Planning Commission may modify the proposed 
amendment before forwarding its recommendation to the City 
Council.  

(5) The City Council may schedule and hold a public hearing on the 
recommended general plan amendment in accordance with the 
provisions of SCC 10.20.050.  

(E) Approval Standards. A decision to amend the general plan is a matter 
within the legislative discretion of the City Council. After the public hearing 
described in subsection (D)(5) of this section, the City Council may make 
any modifications to the proposed general plan amendment that it 
considers appropriate. The City Council may then adopt or reject the 
proposed amendment either as proposed by the Planning Commission or 
after making said modifications. The City Council may also table the matter 
for further information, consideration or action.  

(F) Appeal. Any person adversely affected by a final decision of the City 
Council to amend the general plan may appeal that decision to the district 



court as provided in Section 10-9a-801, Utah Code Annotated 1953, as 
amended.  

(G) Effect of Approval. No one shall deem approval of an application to 
amend the general plan as an approval of any zone, conditional use, site 
plan, or other permit. Obtaining approval of a particular zone or permit 
shall be in accordance with applicable provisions of this title.  

(H) Effect of Disapproval. City Council denial of an application to amend 
the general plan shall preclude a person from filing another application 
covering substantially the same subject or property, or any portion thereof, 
for six months from the date of the disapproval. This section shall not limit 
the City Council, Planning Commission, or authorized City staff from 
initiating a general plan amendment at any time. [Ord. 11-02 § 1 (Exh. A); 
Ord. 10-02 § 1 (Exh. A, B); Ord. 08-07 § 1 (Exh. A); Code 1971 § 10-4-
060.]  

 

 



Chapter 10.60   

R-1 – RESIDENTIAL ZONE (2.9 2.3 LOTS PER NET 
GROSS ACRE) 

Sections:  

10.60.010  Purpose.  .  

10.60.020  Permitted uses.   

10.60.030  Conditional uses.   

10.60.040  Minimum lot standards.  

10.60.050  Off-street parking and loading.  

10.60.060  Signs.   

10.60.070  Special provisions 

10.60.010 Purpose.  

The purpose of this zone is to promote and preserve, where conditions are 
favorable, areas for large lot development for families to engage in food 
production and, where adequate lot area exists, keep a limited number of 
farm animals and fowl. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); 
Ord. 06-27; Ord. 06-17; amended 1991; Code 1971 § 10-12-010.]  

10.60.020 Permitted uses.  

The following, and no others, are uses permitted by right provided the 
parcel and/or building meet all other provisions of this title and any other 
applicable ordinances of Syracuse City.  

(A) Accessory uses and buildings (under 200 square feet or less).  

(B) Agriculture.   

(C) Aviaries.   

(D) Churches, synagogues, and temples.  

(E) Dwellings, single-family.   

(F) Educational services.   



(G) Farm animal keeping (see SCC 10.30.040).   

(H) Fruit and vegetable stands (for sale of products produced on owner’s 
premises).  

(I) Household pets.   

(J) Minor home occupations.   

(K) Public and quasi-public buildings.   

(L) Public parks.   

(M) Rabbits and hens.   

(N) Residential facilities for persons with disabilities.  

(O) Vietnamese potbellied pigs. [Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-12; Ord. 
03-18; amended 1991; Code 1971 § 10-12-020.]  

10.60.030 Conditional uses.  

The following, and no others, may be conditional uses permitted after 
application and approval as specified in SCC 10.20.080:  

(A) Accessory uses and buildings (greater than 200 square feet or greater) 
(minor). (B) Apiaries (minor).  (C) Cluster subdivisions (major).  (D) Day 
care centers (major).  

(E) Dog kennels (minor).  (F) Dwellings, accessory (major/minor, see SCC 
10.30.020). (G) Dwelling groups (major).  (H) Greenhouses (minor).  (I) 
Home occupations (major).  (J) Private parks and recreational activities 
(minor).  (K) Temporary commercial uses (see SCC 10.35.050) (minor).  

(L) Temporary use of buildings (see SCC 10.30.100(A)(9)) (minor). [Ord. 
14-01 § 1; Ord. 11-13 § 3; Ord. 11-10 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 
10-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 
03-18; amended 1991; Code 1971 § 10-12-030.]  

10.60.040 Minimum lot standards.  

All lots shall be developed and all structures and uses shall be placed on 
lots in accordance with the following standards. Lot area for properties 
fronting existing streets shall include all property as described on the most 



recent plat of record.  

(A) Density. Minimum lot size 10,000 12,000 square feet, but in no case 
shall the density exceed 2.9 2.3 lots per net gross acre, unless the Land 
Use Authority grants additional density, per a major conditional use permit, 
up to a maximum of 4.75 3.5 lots per net gross acre.  

(B) Lot width: 100 feet.   

(C) Front yard: 25 30 feet.   

(D) Side yards: 10 feet (both sides).   

(E) Rear yard: 30 feet.   

(F) Building height: as allowed by current building code  

(G) Variation of lot: the Land Use Authority may reduce the lot width 
requirement in particular cases when a property owner provides evidence 
they acquired the land in good faith and, by reason of size, shape, or other 
special condition(s) of the specific property, application of the lot width 
requirement would effectively prohibit or unreasonably restrict the ability to 
subdivide the property or a reduction of the lot width requirement would 
alleviate a clearly demonstrable hardship as distinguished from a special 
privilege sought by the applicant. The Land Use Authority shall approve no 
lot width reduction without a determination that:  

(1) The strict application of the lot width requirement would result in 
substantial hardship;  

(2) Adjacent properties do not share generally such a hardship and 
the property in question has unusual circumstances or conditions 
where literal enforcement of the requirements of the zone would 
result in severe hardship;  

(3) The granting of such reduction would not be of substantial 
detriment to adjacent property or influence negatively upon the intent 
of the zone;  

(4) The condition or situation of the property concerned or the 
intended use of the property is not of so general or recurring a 
nature as to detract from the intention or appearance of the zone as 
identified in the City’s general plan. [Ord. 11-13 § 3; Ord. 11-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-
08; Ord. 02-16; Code 1971 § 10-12-040.]  



10.60.050 Off-street parking and loading.  

Off-street parking and loading shall be provided as specified in Chapter 
10.40 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; 
Ord. 06-17; amended 1991; Code 1971 § 10-12-050.]  

10.60.060 Signs.  

The signs permitted in this zone shall be those allowed in residential zones 
by Chapter 10.45 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); 
Ord. 06-27; Ord. 06-17; amended 1991; Code 1971  § 10-12-060.]  

10.60.070 Special provisions.  

All pens, barns, coops, stables, and other similar enclosing structures to 
keep animals or fowl shall be located no less than 150 feet from a public 
street and no less than 100 feet from all dwellings on adjacent lots. (This 
provision shall not apply to pastures.) [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 
§ 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; Code 1971 § 10-12-
070.]  

 

 

 

 



Chapter 10.80   

CLUSTER SUBDIVISION (MAJOR CONDITIONAL USE) 

Sections:  

10.80.010 Purpose.  

10.80.020 Development requirements. 

10.80.030 Permitted uses. 

10.80.040 Bonus density incentives. 

10.80.050 Design standards. 

10.80.060 Approval. 

10.80.070 Development plan and agreement requirements.  

 

10.80.010 Purpose.  

Cluster subdivisions may receive approval for a major conditional use 
permit in the agriculture and R-1 residential zones. The purpose of this 
chapter is to encourage open space conservation and imaginative and 
efficient utilization of land by providing greater flexibility in the location of 
buildings on the land and the clustering of dwelling units. This will allow the 
developer to more closely tailor a development project to a specific user 
group, such as retired persons or equestrian-oriented development. The 
Land Use Authority shall not grant such a conditional use unless the 
cluster subdivision meets the regulations of the applicable zone in which it 
resides, except as may lawfully be modified by City Council approval. The 
application of cluster concepts is intended to encourage good 
neighborhood design and preserve open space while ensuring substantial 
compliance with the intent of the subdivision and land use ordinances. 
[Ord. 11-13 § 1; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-
27; Ord. 06-17; Ord. 03-08; Code 1971 § 10-16-010.]  

10.80.020 Development requirements.  

(A) A cluster subdivision shall have a minimum of 10 acres of contiguous 
land area. The proposed development plan shall include all possible future 
phases. No additional phases shall be permitted beyond the original 
concept. Adjacent property developed similarly shall be a separate 
development and shall meet all requirements independently of any 
adjacent development. 



(B) The development shall be in single or corporate ownership at the time 
of application or the subject of an application filed jointly by all owners of 
the property.   

(C) The Land Use Authority shall require that the arrangement of 
structures and open spaces be developed in such a manner as to prevent 
any adverse effects on adjacent properties.  

(D) The density of dwellings in a cluster subdivision shall not exceed that 
allowed by the zone in which a project is located, except when the Land 
Use Authority approves a bonus density. Density is calculated after 
discounting 20 percent of the property for dedication as public street rights-
of-way.  

(E) Approval of the development plan shall determine lot area, lot width, 
setbacks, and lot coverage regulations for multifamily structures, with a 
minimum separation of 16 feet between structures.  

Single-family detached lots shall have the following minimum lot standards:  

(1) Lot area: 6,000 7,000 square feet. 

(2) Lot width: 60 feet.  

(3) Setbacks: 

(a) Front: 15 feet.  

(b) Garage: 20 feet.   

(c) Side: eight feet (both sides).  

(d) Rear: 20 feet.  

(e) Corner side lot: 20 feet. 

 (F) The design and location of public sidewalks within a cluster subdivision 
may deviate from the standard roadway section in the Syracuse 
subdivision ordinance typical details if the sidewalk location is within a 
public use easement or completely within the street right-of-way per City 
approval.  

(G) A clear area, 30 feet wide measured from back of curb, shall be 
maintained along both sides of all streets in a cluster subdivision for the 
location of utilities. Park strip and sidewalk combination shall be a 
minimum width of 15 feet from curb. Pavement width and utilities shall 



comply with the Street Designation dimension as specified on the 
Development Standards Standard Street Section.  

(H) Every cluster subdivision shall provide open space within the 
development. Such required open space shall not include streets, 
driveways, common space, or parking areas, but shall be totally 
landscaped or utilized as agricultural or recreation areas. Nonagriculture 
and nonwetlands preserve open space shall be developed for the 
enjoyment and use of all residents of the development and/or the public.  

(I) The developer shall landscape all common space around or adjacent to 
building lots, and a lawfully organized and professionally managed 
homeowners’ association shall maintain said common space from the 
onset.  

(J) Preservation, use, maintenance, and ownership of open common 
space within the development shall be accomplished through a 
homeowners’ association, or, at the discretion of the City Council, deeding 
the open common space to Syracuse City.  

(K) Due to the nature of cluster subdivisions and the fact that most of the 
usual dwellings have site restrictions and because the placement of 
dwellings and other structures on the site may produce a negative impact 
to surrounding land uses, the location, size, and general footprint of all 
dwellings and other main buildings shall be shown on the plans submitted 
for review.  

(L) Landscaping, fencing, and other improvement plans for cluster 
development shall be presented to the Land Use Authority for approval 
along with other required plans for development. The estimated cost of 
these improvements shall be provided to the City by the developer and, 
after approval by the City Engineer, such estimated costs shall be included 
in the bonding requirements for the development.  

(M) The proposed development shall not be detrimental to the health, 
safety, or general welfare of persons residing in the vicinity. [Ord. 13-15 § 
1; Ord. 11-13 § 1; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 
06-27; Ord. 06-17; amended 1999; Code 1971 § 10-16-020.]  

10.80.030 Permitted uses.  

Uses permitted in the cluster subdivision shall be those uses permitted in 
the zoning district in which the subdivision is located; provided, that for 
purposes of this section, the single-family dwelling designation shall 



include single-family attached dwellings such as town houses and row 
houses or zero lot line dwellings. A single structure shall have no more 
than four attached dwelling units. [Ord. 11-13 § 1; Ord. 11-02 § 1 (Exh. A); 
Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Code 1971 § 10-16-030.]  

10.80.040 Bonus density incentives.  

(A) Bonus Density. The City shall consider additional units per acre for a 
development that complies with the bonus density requirements. In no 
case shall the bonus density exceed the maximum allowed for the zone. 
To calculate the bonus density, add the incentive density to the standard 
density permitted in the proposed location. The maximum density is then 
multiplied one-half (1/2) the gross acreage. The awarded incentives are 
shown below:  

Zone    Incentive   Standard   Maximum 
Density   Density   Density   Density  

A-1       2.0       0.5      2.5 

R-1       1.85 1.2      2.9 2.3    4.75 3.5 

 (B) Bonus Density Calculations. For a permitted project to develop with a 
density greater than the zone allows, the density incentives must at a 
minimum contain items (1) through (4) as outlined below:  

 Bonus Density Incentives Open Space Preservation Bonus 

1. 

A-1 Zone 

Fifty (50) percent of the developed land 
1.30 

R-1 Zone 

Twenty five (25) Fifty percent (50) of the developed land shall be 

common space 

.65 .45 

2. 
Building Design Standards   

The placement of restrictive covenants within the subdivision that 

facilitate superior design elements 

.40 .30 

3. 

Landscaping of Park Strips 

  Planting approved tree species (min. two-inch caliper) every 50 

feet in park strips together with moving the sidewalk four five (5) 

feet closer to the homes 

.20 .10 

4. 
Amenities to Open Space   

The funding and placement of approved amenities to open space 

or common areas 

.25 .20 

5. 
Trail System/Walking Paths  

Development of walking paths connecting to the City’s trail 

system  

.20 .15 



 

6. 

Landscaped Entrance Ways  

The development of entranceways to the subdivision development 

including subdivision identification signs  

 

.15 

 

 (1) Landscaping Plan. The Land Use Authority shall review the conceptual 
landscaping plan designed in accordance with an approved theme that 
provides unity and aesthetics to the project. The landscaping plan shall 
indicate all special features, such as ponds, fountains, signs, walking 
paths, plant species and size, etc., together with a planting plan.  

(2) Open Common Space. Property designated as open common space on 
the landscaping plan shall be for the full use and enjoyment of all the 
residents of the development or community at large. The developer shall 
develop and improve open common space that is not in the ownership of 
the City or maintain it for agricultural use or grazing. The developer must 
complete the open common space landscaping prior to approval of the 
next consecutive phase of subdivision development, or within negotiated 
phasing per the development agreement. Open Common space that is 
designated for agricultural use is required to have a recorded perpetual 
conservation easement and must be zoned A-1, agriculture.  

(3) Common Open Space. The developer may identify property within the 
development that surrounds the dwelling structures as common open 
space. The developer shall be responsible for developing and maintaining 
such common space. Property designated as open space shall not be 
enclosed with fencing. Privacy fencing around a patio is allowed. [Ord. 13-
15 § 1; Ord. 11-13 § 1; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); 
Ord. 06-27; Ord. 06-17; Code 1971 § 10-16-040.]  

10.80.050 Design standards.  

Patios shall not extend beyond the width of the primary structure and shall 
not extend beyond half the rear setback. 

A common building theme shall be required and approved by the Planning 
Commission. The design shall show detail in the unification of exterior 
architectural style, color, and size of each unit; however, the intent is not to 
have the design so dominant that all units are identical. [Ord. 11-13 § 1; 
Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
Code 1971 § 10-16-050.]  



10.80.060 Approval.  

A cluster subdivision is a special type of subdivision approved by major 
conditional use permit and, as such, shall meet design standards and be 
subject to all provisions of the Syracuse subdivision ordinance and 
submitted development plans. [Ord. 11-13 § 1; Ord. 11-02 § 1 (Exh. A); 
Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Code 1971 § 10-16-060.]  

10.80.070 Development plan and agreement requirements.  

(A) Subdivision ordinance requirements shall apply to cluster subdivisions 
except where negotiated within the development agreement. The 
developer shall submit a residential development plan of all project phases 
for City consideration and approval and shall integrate the proposed 
development plan into a development agreement between the developer 
and City. The development agreement shall undergo an administrative 
review process to ensure compliance with adopted City ordinances and 
standards with approval by the City Council. The subdivider shall develop 
the property shall be developed in accordance with the development 
agreement and current City ordinances, including the development 
requirements as identified within this chapter, in effect on the approval date 
of the agreement, together with the requirements set forth in the 
agreement, except when federal, state, county, and/or City laws and 
regulations, promulgated to protect the public’s health, safety, and welfare, 
require future modifications under circumstances constituting a rational 
public interest. The Land Use Authority shall use the submitted 
development plan and agreement with the design amenities and unique 
development features and merits of the development to determine overall 
development dwelling-unit density up to a maximum as determined by the 
bonus density calculations.  

(B) The development plan submitted for review shall show the location and 
building elevations with exterior building materials, size, and general 
footprint of all dwelling units and other main buildings and amenities.  

(C) The development plan submitted for review shall include landscaping, 
fencing, and other improvement plans for common or open spaces, with 
the landscaping designed in accordance with an approved theme to 
provide unity and aesthetics to the project. The plan shall include all 
special features, such as ponds, fountains, signs, walking paths, inviting 
entryways, etc., together with a landscape planting plan. Open Common 
space and recreational areas should be the focal point for the overall 
design of the development, with various community facilities grouped in 
places well related to these open spaces and easily accessible to 



pedestrians.  

(D) The proposed development shall show it will not be detrimental to the 
health, safety, or general welfare of persons residing adjacent to the 
proposed development.  

(E) A cluster subdivision community shall be of sufficient size, composition, 
and arrangement to enable its feasible development as a complete unit, 
professionally managed by a legally established owners’ association and 
governed by enforceable, duly recorded CC&Rs.  

(F) Developer shall prepare a budget for the homeowners’ association 
operation and facilities maintenance. Developer shall establish a dedicated 
operating fund for the collection of home owner dues and shall provide 
funding for said maintenance for the first three years’ operating expenses 
of the homeowners’ association or until developer owns less than 40 
percent of the lots. When the developer owns less than 40 percent of the 
lots, developer shall pay dues on his remaining lots in accordance with the 
CC&Rs and fee schedule adopted by the homeowners’ association. The 
CC&Rs will provide in the budget a depreciation estimate and provide for 
the collection of fees sufficient to meet the depreciation of infrastructure 
under control of the homeowners’ association. [Ord. 13-15 § 1; Ord. 11-13 
§ 1; Code 1971 § 10-16-070.]  

 



Chapter 10.50 

ESTABLISHMENT OF ZONES 

10.50.010 Establishment of zones.   

10.50.020 Zoning of territory annexed into the City.  

10.50.030 Requirements declared as minimum.  

10.50.040The zoning map.   

10.50.050 Clarification of zoning.  

10.50.010 Establishment of zones.  

The City Council hereby divides the City into the following zones as shown 
on the map entitled “Syracuse City Zoning Map,” which map and 
boundaries, notations, references, and other information shown thereon 
shall be as much a part of this title as if the information and matters set 
forth by said map were all fully described herein.  

  

A-1 agriculture  Half 0.4 a dwellings net per gross acre  

R-1 residential  2.90 2.3 dwellings per net gross acre 

R-2 residential  3.79 3.0 dwellings per net gross acre 

R-3 residential  5.44 4.0 dwellings per net gross acre  

PRD residential  Up to 8.0 6.0 dwelling units per net gross 
acre; or up to 12.0 dwelling units per net 
acre, subject to recommendation by the 
Planning Commission and approval by the 
City Council  

 

PO professional office   

GC general commercial  

NS neighborhood services  

BP business park   



RP research park 

  ID industrial development  

SO sensitive overlay  

[Ord. 14-09 § 1; Ord. 12-14 § 3; Ord. 12-12 § 3; Ord. 08-07 § 1 (Exh. A); Ord. 06-
27; Ord. 06-17; Ord. 03-08; Code 1971 § 10-10-010.]  

10.50.020 Zoning of territory annexed into the City.  

The City Council, with recommendations by the Planning Commission, 
shall determine at the time of annexation the most appropriate zoning of all 
property hereafter annexed into Syracuse City. [Ord. 08-07 § 1 (Exh. A); 
Ord. 06-27; Ord. 06-17; amended 1991; Code 1971 § 10-10-020.]  

10.50.030 Requirements declared as minimum.  

The City Council establishes the uses and regulations which apply to each 
zoning district in accordance with a general plan designed for the same 
purposes for which the City Council enacted this title and declares the 
requirements set forth herein to be the minimums necessary to accomplish 
the purposes of this title. [Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
Code 1971 § 10-10-030.]  

10.50.040 The zoning map.  

(A) Zones. The location and boundaries of all zones described in this 
chapter, including subsequent amendments, shall be shown on an official 
zoning map, entitled City of Syracuse Official Zoning Map. The official 
zoning map, including all boundaries, notations, and other data shown 
thereon, is hereby adopted by this reference as if set forth in its entirety. All 
territory within the City shall be subject to the land use restrictions set forth 
for such zones, as shown upon the official zoning map.  

(B) Amendments. Amendments to the boundaries of a specific zone shown 
on the official zoning map shall be accomplished in accordance with the 
provisions set forth in SCC 10.20.070.  

(C) Map Updates. The Community Development Department shall update 
the official zoning map as soon as possible after amendments are adopted 
by the City Council. Upon entering any such amendment on the map, the 
Community Development Department shall note on the map the date of 
the revision.  



(D) Historic Reference Copy. A print of each updated official zoning map 
shall be given to the City Recorder to be filed and kept for historical 
reference. [Ord. 08-07 § 1 (Exh. A); Code 1971 § 10-10-040.]  

10.50.050 Clarification of zoning.  

(A) Ambiguous Zone Classification. Any property which, for any reason, is 
not clearly zoned on the City’s official zone maps or is determined not to 
be subject to the requirements of a zone classification as provided by this 
title is hereby declared to be in the agricultural zone, and shall be subject 
to the requirements of the agricultural zone.  

(B) Ambiguous Use Classification. If ambiguity arises concerning the 
appropriate classification of a particular use within the meaning and intent 
of this title, or with respect to matters of height, yard requirements, area 
requirements, or other property development standards, the Land Use 
Administrator shall determine the proper use or classification. [Ord. 08-07 
§ 1 (Exh. A); Code 1971 § 10-10-050.]  

 

 



Chapter 10.65   

R-2 – RESIDENTIAL ZONE (3.79 3.0 LOTS PER NET 
GROSS ACRE) 

Sections:  

10.65.010   Purpose. 

10.65.020  Permitted uses.   

10.65.030  Conditional uses.   

10.65.040  Minimum lot standards. 

10.65.050  Off-street parking and loading. 

10.65.060  Signs. 

10.65.010 Purpose.  

The purpose of this zone is to provide for moderate density single-family 
residential development that conforms to the system of services available. 
[Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
amended 1997; Code 1971 § 10-13-010.]  

10.65.020 Permitted uses.  

The following, and no others, are uses permitted by right provided the 
parcel and building meets all other provisions of this title and any other 
applicable ordinances of Syracuse City.  

(A) Accessory uses and buildings (under 200 square feet or less).  

(B) Agriculture.   

(C) Churches, synagogues, and temples.   

(D) Dwellings, single-family.  

(E) Educational services.  

(F) Household pets.  

(G) Minor home occupations.  



(H) Public and quasi-public buildings.  

(I) Public parks.  

(J) Rabbits and hens.  

(K) Residential facilities for persons with disabilities.  

(L) Vietnamese potbellied pigs. [Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-12; Ord. 
03-18; amended 1991; Code 1971 § 10-13-020.]  

10.65.030 Conditional uses.  

The following, and no others, may be conditional uses permitted after 
application and approval as specified in SCC 10.20.080:  

A) Accessory uses and buildings (greater than 200 square feet or greater) 
(minor).  

(B) Apiaries (minor).   

(C) Day care centers (major).   

(D) Dwellings, accessory (major/minor, see SCC 10.30.020).  

(E) Dwelling groups (major).   

(F) Dog kennels (minor).   

(G) Home occupations (major).   

(H) Temporary commercial uses (see SCC 10.35.050) (minor).  

(I) Temporary use of buildings (see SCC 10.30.100(A)(9)) (minor). [Ord. 
14-01 § 1; Ord. 11-10 § 7; Ord. 11-04 § 3; Ord. 11-02 § 1 (Exh. A); Ord. 
10-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 
03-18; amended 1998; Code 1971 § 10-13-030.]  

10.65.040 Minimum lot standards.  

All lots shall be developed and all structures and uses shall be placed on 
lots in accordance with the following standards:  

(A) Density: minimum lot size 10,000 square feet, but in no case shall the 
density exceed 3.79 3.0 lots per net gross acre.  



(B) Lot width: 85 feet.   

(C) Front yard: 25 feet.   

(D) Side yards: eight feet (both sides).   

(E) Rear yard: 30 feet.   

(F) Building height: as allowed by current building code.  

(G) Variation of lot: the Land Use Authority may reduce the lot width 
requirement in particular cases when a property owner provides evidence 
they acquired the land in good faith and, by reason of size, shape, or other 
special condition(s) of the specific property, application of the lot width 
requirement would effectively prohibit or unreasonably restrict the ability to 
subdivide the property or a reduction of the lot width requirement would 
alleviate a clearly demonstrable hardship as distinguished from a special 
privilege sought by the applicant. The Land Use Authority shall approve no 
lot width reduction without a determination that:  

1) The strict application of the lot width requirement would result in 
substantial hardship;  

(2) Adjacent properties do not share generally such a hardship and 
the property in question has unusual circumstances or conditions 
where literal enforcement of the requirements of the zone would 
result in severe hardship;  

(3) The granting of such reduction would not be of substantial 
detriment to adjacent property or influence negatively upon the intent 
of the zone;  

(4) The condition or situation of the property concerned or the 
intended use of the property is not of so general or recurring a 
nature as to detract from the intention or appearance of the zone as 
identified in the City’s general plan. [Ord. 11-02 § 1 (Exh. A); Ord. 
08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-08; Ord. 02-16; 
Code 1971 § 10-13-040.]  

10.65.050 Off-street parking and loading.  

Off-street parking and loading shall be provided as specified in Chapter 
10.40 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; 
Ord. 06-17; amended 1991; Code 1971 § 10-13-050.]  



10.65.060 Signs.  

The signs permitted in this zone shall be those allowed in residential zones 
by Chapter 10.45 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); 
Ord. 06-27; Ord. 06-17; amended 1991; Code 1971  § 10-13-060.]  

 



Chapter 10.55   

A-1 – AGRICULTURE ZONE (0.5 0.4 LOTS PER NET 
GROSS ACRE) 

Sections:  

10.55.010  Purpose.   

10.55.020  Permitted uses.   

10.55.030  Conditional uses.   

10.55.040  Minimum lot standards. 

10.55.050  Off-street parking and loading. 

10.55.060  Signs.   

10.55.070  Special provisions.  

10.55.010 Purpose.  

The purpose of this zone is to preserve agricultural open spaces within the 
City and, in some cases, to act as a holding zone until such time as it 
becomes appropriate to allow development. [Ord. 11-02 § 1 (Exh. A); Ord. 
08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; Code 1971 § 
10-11-010.]  

10.55.020 Permitted uses.  

The following, and no others, are uses permitted by right provided the 
parcel and buildings meet all other provisions of this title and any other 
applicable ordinances of Syracuse City.  

(A) Accessory uses and buildings (under 200 square feet or less).  

(B) Agriculture.   

(C) Animal clinics and hospitals.   

(D) Apiaries.  

(E) Aviaries.   

(F) Churches, synagogues, and temples.   



(G) Dwellings, single-family. 

(H) Educational services.   

(I) Farm animal keeping (see SCC 10.30.040).   

(J) Farm industry (on a parcel of five acres or more).  

(K) Fruit and vegetable stands.   

(L) Household pets.   

(M) Minor home occupations.   

(N) Public parks.   

(O) Rabbits and hens.  

(P) Residential facilities for persons with disabilities.  

(Q) Vietnamese potbellied pigs. [Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-12; Ord. 
03-18; amended 1991; Code 1971 § 10-11-020.]  

10.55.030 Conditional uses.  

The following, and no others, may be conditional uses permitted after 
application and approval as specified in SCC 10.20.080:  

(A) Accessory uses and buildings (greater than 200 square feet or greater) 
(minor).  

(B) Cluster subdivisions (major).   

(C) Day care centers (major).   

(D) Dog kennels (minor).  

(E) Dwelling, accessory (major/minor, see SCC 10.30.020).  

(F) Educational services, private (minor).   

(G) Greenhouses (minor).   

(H) Home occupations (major).  

(I) Private parks and recreational activities (minor).  



(J) Public and quasi-public buildings (major).   

(K) Sewage treatment plants (major).   

(L) Stables, public (minor).  

(M) Temporary commercial uses (see SCC 10.35.050) (minor). [Ord. 14-01 
§ 1; Ord. 11-10 § 5; Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 (Exh. A); Ord. 
08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-18; amended 1991; 
Code 1971 § 10-11-030.]  

10.55.040 Minimum lot standards.  

Developers shall improve all lots and place all structures and uses on lots 
in accordance with the following lot standards. Lot areas for properties 
fronting existing streets shall include all property as described on the most 
recent plat of record.  

(A) Density. Minimum lot size 21,780 square feet, but in no case shall the 
density exceed 0.5 0.4 lots per net gross acre, unless the Land Use 
Authority grants additional density, per a major conditional use permit, up 
to a maximum of 2.5 lots per net acre.  

(B) Front yard: 25 feet.   

(C) Side yards: 10 feet (both sides).  

(D) Rear yard: 30 feet.  

(E) Building height: as allowed by the current building code.  

(F) Lot width: 100 feet. However, the Land Use Authority may reduce the 
lot width requirement in particular cases when a property owner provides 
evidence that they acquired the land in good faith and, by reason of size, 
shape, or other special condition(s) the requirement would effectively 
prohibit or unreasonably restrict the ability to subdivide the property or that 
a reduction of the lot width requirement would alleviate a clearly 
demonstrable hardship as distinguished from a special privilege sought by 
the applicant. The Land Use Authority shall approve no lot width reduction 
without a determination that:  

(1) The strict application of the lot width requirement would result in 
substantial hardship;  

(2) Adjacent properties do not share generally such a hardship and 



the property in question has unusual circumstances or conditions 
where literal enforcement of the requirements of the zone would 
result in severe hardship;  

(3) The granting of such reduction would not be of substantial 
detriment to adjacent property or influence negatively upon the intent 
of the zone;  

(4) The condition or situation of the property concerned or the 
intended use of the property is not of so general or recurring a 
nature as to detract from the intention or appearance of the zone as 
identified in the City’s general plan. [Ord. 11-13 § 2; Ord. 11-02 § 1 
(Exh. A); Ord. 10-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-
27; Ord. 06-17; Ord. 03-08; Ord. 02-16; Code 1971 § 10-11-040.]  

10.55.050 Off-street parking and loading.  

Off-street parking and loading shall be provided as specified in Chapter 
10.40 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; 
Ord. 06-17; amended 1991; Code 1971 § 10-11-050.]  

10.55.060 Signs.  

The signs permitted in this zone shall be those allowed in agricultural 
zones pursuant to Chapter 10.45 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-
07 § 1 (Exh. A); Ord. 06-17; amended 1991; Code 1971  § 10-11-060.]  

10.55.070 Special provisions.  

All pens, corrals, barns, coops, stables, and other similar enclosing 
structures to keep animals or fowl shall be located no less than 150 feet 
from a public street and no less than 100 feet from all dwellings on 
adjacent lots. (This provision shall not apply to pastures.) [Ord. 11-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; 
Code 1971 § 10-11-070.]  

 



Chapter 10.70   

R-3 – RESIDENTIAL ZONE (5.44 4.0 LOTS PER NET 
GROSS ACRE) 

Sections:  

10.70.010  Purpose. 

 10.70.020  Permitted uses.   

10.70.030  Conditional uses.   

10.70.040  Minimum lot standards. 

10.70.050  Off-street parking and loading. 

10.70.060    Signs.  

10.70.010 Purpose.  

The purpose of this zone is to provide for medium density single-family 
residential development that conforms to the system of services available. 
[Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
amended 1991; Code 1971 § 10-14-010.]  

10.70.020 Permitted uses.  

The following, and no others, are uses permitted by right provided the 
parcel and building meet all other provisions of this title and any other 
applicable ordinances of Syracuse City.  

(A) Accessory uses and buildings (under 200 square feet or less).  

(B) Agriculture.   

(C) Churches, synagogues, and temples.   

(D) Dwellings, single-family.  

(E) Educational services.  

(F) Household pets.  

(G) Minor home occupations.  



(H) Public and quasi-public buildings.  

(I) Public parks.  

(J) Rabbits and hens.  

(K) Residential facilities for persons with disabilities.  

(L) Vietnamese potbellied pigs. [Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-12; Ord. 
03-18; amended 1991; Code 1971 § 10-14-020.]  

10.70.030 Conditional uses.  

The following, and no others, may be conditional uses permitted after 
application and approval as specified in SCC 10.20.080:  

A) Accessory uses and buildings (greater than 200 square feet or greater) 
(minor).  

(B) Apiaries (minor).   

(C) Day care centers (major).   

(D) Dwellings, accessory (major/minor, see SCC 10.30.020).  

(E) Home occupations (major).   

(F) Temporary commercial uses (see SCC 10.35.050) (minor).  

(G) Temporary use of buildings (see SCC 10.30.100(A)(9)) (minor). [Ord. 
14-01 § 1; Ord. 11-10 § 8; Ord. 11-04 § 4; 11-02 § 1 (Exh. A); Ord. 10-02 § 
1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-18; 
amended 1994, 1991; Code 1971 § 10-14-030.]  

10.70.040 Minimum lot standards.  

All lots shall be developed and all structures and uses shall be placed on 
lots in accordance with the following standards:  

(A) Density: minimum lot size 8,000 square feet, but in no case shall the 
density exceed 5.44 4.0 lots per net gross acre.  

(B) Lot width: 80 feet.   

(C) Front yard: 25 feet.   



(D) Side yards: Eight feet both sides.   

(E) Rear yard: 20 feet.   

(F) Building height: as allowed by current adopted building code.  

(G) Variation of lot: the Land Use Authority may reduce the lot width 
requirement in particular cases when a property owner provides evidence 
they acquired the land in good faith and, by reason of size, shape, or other 
special condition(s) of the specific property, application of the lot width 
requirement would effectively prohibit or unreasonably restrict the ability to 
subdivide the property or a reduction of the lot width requirement would 
alleviate a clearly demonstrable hardship as distinguished from a special 
privilege sought by the applicant. The Land Use Authority shall approve no 
lot width reduction without a determination that:  

(1) The strict application of the lot width requirement would result in 
substantial hardship;  

(2) Adjacent properties do not share generally such a hardship and the 
property in question has unusual circumstances or conditions where literal 
enforcement of the requirements of the zone would result in severe 
hardship;  

(3) The granting of such reduction would not be of substantial detriment to 
adjacent property or influence negatively upon the intent of the zone;  

 (4) The condition or situation of the property concerned or the intended 
use of the property is not of so general or recurring a nature as to detract 
from the intention or appearance of the zone as identified in the City’s 
general plan. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; 
Ord. 06-17; Ord. 04-04; Ord. 03-08; Ord. 02-16; amended 1998; Code 
1971 § 10-14-040.]  

10.70.050 Off-street parking and loading.  

Off-street parking and loading shall be provided as specified in Chapter 
10.40 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; 
Ord. 06-17; amended 1991; Code 1971 § 10-14-050.]  

10.70.060 Signs.  

The signs permitted in this zone shall be those allowed in residential zones 
by Chapter 10.45 SCC. [Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); 
Ord. 06-27; Ord. 06-17; amended 1991; Code 1971  § 10-14-060.]  



  
 

Agenda Item #   5  Final Subdivision Plan 

Still Water Lake Estates Phase 7 

     3669 S Bayview Drive 
Factual Summation  

Zone:     R-1 Cluster Residential 

Applicant:    Irben Development  

Total Acreage:    5.5  

Requested Lots:   28 lots 

      

Public Meeting Outline 

The City has been working with the developer on this project for approximately three and 

one-half years. The project outline is as follows: 

 

Sales Contract of City Property 

City Council   January 31, 2012 

 

Annexation of Irben Property 

City Council  May 8, 2012 

 

General Plan/Rezone Approval 

City Council  June 26, 2012 

 

Sketch Plan Reviews-(30 ski lots, 288 Town Homes) 

Planning Commission July 17, 2012-Tabled 

August 7, 2012-Tabled (dead end street length, county canal 

crossing) 

 

Annexation of  Weaver Property 

City Council  March 12, 2013 

 

Sketch Plan Amendment-(30 ski lots, 202 cottage lots, 168 Town Homes=400 units) 

Planning Commission June 4, 2013- Tabled to modify lots to minimum 5,000 sq. ft., 

55 feet frontage, side setbacks of 8 feet, reduce 

number of entrances on Gentile, and replace flag 

lot with cul-de-sac. 

  August 6, 2013- Approved Sketch, conditioned upon removing 

Phase 8 if purchased by UDOT. 

 

Sketch Plan Amendment-(30 ski lots, 134 cottage lots, 54 courtyard lots, 56 town homes) 

PLANNING COMMISSION 

AGENDA 
July 7, 2015 



Planning Commission October 16, 2013-Denied for deviating from previous approval 

which required 5,000 sq. ft., 55 feet of frontage, 

and 8 ft side setbacks. 

Preliminary Plan-(30 ski lots, 165 cottage lots) 

Planning Commission February 18, 2014- Tabled to review previous 

approvals/requirements  

   March 4, 2014-Approved  

 

Conditional Use Approval 

Planning Commission May 6, 2014-Approved   

City Council   May 14
th

-Approved 

 

Background  

This application is for final plan approval of the Still Water Lake Estates subdivision phase 7 

located on 3669 S Bayview Drive.  This proposal consists of 28 single family homes. The 

overall development is 86.55 acres with a net density of 2.78 DU/AC.  Please see staff reports 

for outstanding items. 

 

Attachments 

 Aerial 

 Final Plan 

 Staff Reviews 

 

Suggested Motions 

 
Suggested Motions 

Grant   

I move to recommend approval to the City Council of  the Still Water Lake Estates Phase 7 Final 

Plan, Irben Development, property located at approximately 3669 S Bayview Dr, subject to all 

applicable requirements of the City’s municipal codes, City staff reviews (and to the condition(s) 

that…) 

 

Deny  

I move to recommend denial to the City Council of the Still Water Lake Estates Phase 7 Final 

Plan, Irben Development, property located at approximately 3669 S Bayview Dr, based on… 

 

Table 

I move to table discussions pertaining to the Still Water Lake Estates Phase 7 Final Plan, Irben 

Development, property located at approximately 3669 S Bayview Dr, until…. 

 



Still Water Lake Estates 

3669 S Bayview Dr 

Business Park Commercial II 
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Planner Final Subdivision Review  

 Subdivision:  Still Water Lake Estates Phase 7     Date: June 29, 2015                        

 Completed By:  Jenny Schow, City Planner     Updated: July 2, 2015 

 

8-6-10 Final Plat  

Please review and amend the following items: 

1. Amend site triangle to 40’ feet on the typical easement diagram 

2. Update addressing to that submitted by the city.  

 
Items required for Preconstruction:  

1. Construction Drawing Prints and PDF files 
2. Schedule a preconstruction meeting 
3. Bond estimate using the City template 
4. Final Inspection Fees as calculated in the approved bond estimate 
5. Offsite Improvement Agreement 
6. BMP Facilities Maintenance Agreement  (Parcel A) 
7. Streetlight Agreement  
8. SWPPP NOI 
9. SWPPP City Permit 
10. Fugitive Dust Control Plan 

 

Items required for Recording: 

1. Escrow Agreement 
2. Water Shares  
3. Title Report - must be updated within 30 days or recording 
4. Recording fees: $37/page +$1/lot and any common space as well as $1/land-owner signatures over 

two 
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Syracuse City Public Works Department 

 

 

 

 
Still Water Lake Estates Subdivision Phase 7 

Bayview Drive & Water Front Drive 
Engineer Final Plan Review 

Completed by Brian Bloemen on July 2, 2015 

Below are the engineering comments for the final plan review of the Still Water Lake Estates Subdivision Phase 
7. 

Plans: 
1. Contact North Davis Sewer District for approval on connections to District mains. 

 
If you have any further comments or questions please feel free to contact me at 801-614-9630. 
 
Sincerely, 
 
Brian Bloemen, P.E. 
City Engineer 



                                                                                                                                                                                                               

 

 

TO: Community Development, Attention:  Jenny Schow   

FROM: Jo Hamblin, Fire Marshal 

RE: Still Water Estates Phase 7 

  

DATE:  June 25, 2015   

I have reviewed the plan for the above referenced project.  The Fire Prevention Division of this department has the 

following comments/concerns.  

1. Fire hydrants and access roads shall be installed prior to construction of any buildings.  All hydrants shall be 

placed with the 4 ½” connection facing the point of access for Fire Department Apparatus.  Provide written 

assurance that this will be met.  

 

2. Prior to beginning construction of any buildings, a fire flow test of the new hydrants shall be conducted to verify 

the actual fire flow for this project. The Fire Prevention Division of this department shall witness this test and 

shall be notified a minimum of 48 hours prior to the test.  

These plans have been reviewed for Fire Department requirements only.  Other departments must review these plans and 

will have their requirements.  At this time the Fire Department has no concerns regarding fire protection or access. This 

review by the Fire Department must not be construed as final approval from Syracuse City. 

 

Sincerely, 

Jo Hamblin 

Deputy Chief/ Fire Marshal 

Syracuse City Fire Department 

 

 

1869 South 3000 West, Syracuse, Utah  84075 

801-614-9614 (Station) 

801-776-1976 (Fax) 



Agenda Item # 6 Public Hearing - Jer's Elite Auto Site Plan, located at 
approximately 1448 W 300 S. 

Summary 
The applicant is requesting site plan approval for a 10,688 square foot building, containing two 
tenant spaces. This building is proposed to be built on lot 5 (2.292 acres) of the Ninigret North 2 
subdivision.  Staff has conducted a review of the site plan application. The Architectural Review 
Committe Meeting reviewed the application on 6/12/15. There is a 40' access easement on the south 
edge of the property. 

Attachments 
• Site Plans

Building Elevations
Planner Reviews
Engineering Reviews
Fire Reviews
ARC Review
Ninigret North 2 Plat
Trailhead Concept

PLANNING COMMISSION 
AGENDA 
July 7th, 2015

Suggested Motions: 

Grant   
I move to approve the Site Plan Application for Jer's Elite Auto, located 1448 W 300 S,
GC Zone subject to all applicable requirements of the City’s municipal codes (and to

the condition(s) that…) 
Deny  
I move to deny the Site Plan Application for Jer's Elite Auto, located 1448 W 300 S, GC 
Zone, based on…
Table 
I move to table discussions pertaining to the Site Plan Application for Jer's Elite Auto, 
located 1448 W 300 S, GC Zone, (until/in order to…. )

•
•
•
•
•
•
•
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CONSTRUCTION KEY NOTES REFERENCE
NO. DESCRIPTION DETAIL

1

2" POLY WATER SERVICE LINE

4" PVC SDR-35 SEWER LATERAL 3/CDT.01

2

3

SEWER CLEANOUT

4

NOTE:
CONTRACTOR IS TO BEGIN AT THE LOW END OF ALL GRAVITY
UTILITY LINES AND VERIFY THE INVERT ELEVATION OF THE POINT
OF CONNECTION AND NOTIFY ENGINEER IF THIS POINT IS HIGHER
THAN SHOWN ON PLANS FOR REDESIGN.

FIRE HYDRANT PER SYRACUSE STDS.

CONNECT TO EX. 2"
CULINARY WATER

LINE STUB

EX. 2" WATER
METER BOX

EX. WATER METER

EX. WATER VALVE

CONNECT NEW 4"
SEWER LATERAL TO
EX. 6" STUB

EX. WATER VALVE

4

2

1

3

EX. 8" SDR-35 SEWER LINE

EX. 8" WATER LINE

130 L.F. @ 2% MIN.

22 L.F. @ 2% MIN.

EX. HYDRANT

2

EX. SSMH
RIM=4356.53

IE=4348.74

EX. SSMH
RIM=4353.05
IE=4345.18

CONNECT NEW
HYDRANT TO EX. 6"

STUB

EX. IRRIGATION
SERVICE STUB

(PER GREAT BASIN
ENGINEERING INC.)

5 6" GATE VALVE

5

6 6" Ø PVC C-900 FIRE SERVICE LINE

CONNECT TO EX. 6"
FIRE SERVICE LINE

9

7 8" x 6" REDUCER

8 THRUST BLOCK PER SYRACUSE STDS. 

8
8

4
5

8

54

CONNECT TO EX. 12"
WATER MAIN (HOT TAP)

9 8" x 8" x 6" TEE

8

10 8" Ø PVC C-900 WATER MAIN

10

10

8

5

6

6

6

7

9
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BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW.

811

SURVEY CONTROL NOTE:
THE CONTRACTOR OR SURVEYOR PERFORMING THE CONSTRUCTION SURVEYING SHALL BE RESPONSIBLE TO PROVIDE
CONSTRUCTION LAYOUT PER THE APPROVED PLANS ONLY.  THE SURVEYOR SHALL ALSO BE RESPONSIBLE FOR VERIFYING
HORIZONTAL CONTROL FROM THE SURVEY MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS SHOWN ON THE
SURVEY OR IMPROVEMENTS PLANS OR ON ELECTRONIC DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND SURVEYING.  THE
SURVEYOR SHALL ALSO USE THE BENCHMARKS AS SHOWN ON THE PLAN, AND VERIFY THEM AGAINST NO LESS THAN THREE
EXISTING HARD IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON ELECTRONIC DATA PROVIDED BY BENCHMARK
ENGINEERING AND LAND SURVEYING.  IF ANY DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR SHALL IMMEDIATELY NOTIFY THE
ENGINEER AND RESOLVE THE DISCREPANCIES BEFORE PROCEEDING WITH ANY CONSTRUCTION SURVEYING.  IT IS ALSO THE
RESPONSIBILITY OF THE SURVEYOR TO VERIFY ANY ELECTRONIC DATA WITH THE APPROVED STAMPED AND SIGNED  PLANS AND
NOTIFY THE ENGINEER WITH ANY DISCREPANCIES.

GRADING

& DRAINAGE

PLAN

5

CGD.01

GRADING AND DRAINAGE KEY NOTES REFERENCE
NO. DESCRIPTION DETAIL

GRADE SITE TO ELEVATIONS SHOWN ON PLAN.1

12" DIAMETER HDPE ADS N-12 STORM DRAIN LINE2

3

4 3x3 CATCH BASIN 2/CDT.02

15" RCP CLASS III STORM DRAIN LINE

EX. SDI
(PER GREAT BASIN PER GREAT BASIN

ENGINEERING INC. DESIGN)
TG=4354.39

IE(W)=4351.89
IE(E)=4351.89

EX. 15" STORM DRAIN STUB
IE=4353.22

(PER GREAT BASIN
ENGINEERING INC.)

(FIELD VERIFY)

EX. SDI
(PER GREAT BASIN PER GREAT

BASIN ENGINEERING INC.
DESIGN)

TG=4353.40
IE=4350.90

EX. 15" RCP SD
LINE

NOTE:
300 SOUTH CURRENTLY UNDER
CONSTRUCTION. CONTRACTOR
TO FIELD VERIFY ALL 300 SOUTH
IMPROVEMENTS INCLUDING
ROAD GRADING AND STORM
DRAIN SYSTEM

5 3.1" ORIFICE 6/CDT.01

6 SNOUT 1/CDT.03

7 CURB INLET 4/CDT.01

NEW DETENTION POND
VOLUME PROVIDED: 8343 CF

TOP OF POND ELEVATION: 4357.55'
HIGH WATER MARK ELEVATION: 4356.55'
BOTTOM OF POND ELEVATION: 4353.66'

POND SIDE SLOPES: 2:1

CONSTRUCT
NEW SPILLWAY

ELEV: 4357.05
WIDTH: 3'

4 6

4 5

W/ SOLID COVER

4

4

4

4

7

NOTE:
CONTRACTOR IS TO BEGIN AT THE LOW END OF ALL GRAVITY
UTILITY LINES AND VERIFY THE INVERT ELEVATION OF THE POINT
OF CONNECTION AND NOTIFY ENGINEER IF THIS POINT IS HIGHER
THAN SHOWN ON PLANS FOR REDESIGN.

BTM BOX: 4350.30

8 8" DIAMETER HDPE ADS N-12 ROOF DRAIN

8

8











PHONE: 801-392-6882       FAX: 801-621-1494       1708 EAST 5550 SOUTH SUITE 20       SOUTH OGDEN, UT 84403 

 
 
 
 
 
 
 
 

 
A R C H I T E C T S 

 
Response Letter to:  
Noah Steele 
City Planner 
Syracuse, Utah 
 
 
Project: Jers Auto Shop                                              Date of Comments: 06-10-15 
1448 West 300 South 
 
From: 
Ridgeline Design Architects 
1708 E.  5550 S.  Suite 20 
South Ogden, Utah 84403 
Phone:  (801) 392-6882  FAX: (801) 621-1494 
 
 
 
Plan Comments Responses: 
 
1. (d) Add note on site and landscape plan describing fencing.  
R. See added note on site plan. 
 

iii. Please provide lighting fixture spec sheets both for building and parking areas.  
R. All exterior lighting will be attached to building and provided with final building plans submitted 
for building permit. 

 
(h) Architect sheets missing stamp. 
R. See updated architectural drawings.  

 
ii. No pedestrian access to the site provided. Please add a sidewalk connecting the front doors of 
the building to the sidewalk on the street.  
R. See updated site plan. 
 
vii. Please add a bicycle rack near main entrance of building. 
R. See updated site plan. 
 
i. Trash enclosure needs to be screened with shrubs.  
R. See updated landscaping plan. 
 
iii. Dumpster enclosure is located south of the building in parking lot. Recommend re-locating to 
east for backing safety.  
R. See updated site plan. 
 

(A) Buffer “D” is required on the north and south boundaries of the property. Buffer table D requires a 6 
foot masonry wall with a planting strip between it and the back of curb. The planting strip must be planted 
with approximately 13 canopy and understory trees, and 13 deciduous and evergreen shrubs.  
292 ft of frontage / 100 ft = 2.92  
25 foot wide buffer = 50% multiplier  
Canopy Tree = 3 x 50% = 1.5 per 100 feet x 2.92 = 4  
Understory Tree = 6x50% = 3 per 100ft x 2.92 = 9  
Shrub = 9x50% = 4 per 100 ft x 2.92 = 12  



 
 

PHONE: 801-392-6882       FAX: 801-621-1494       1708 EAST 5550 SOUTH SUITE 20       SOUTH OGDEN, UT 84403 
 

Evergreen-1x50= .5 per 100 ft. x 2.92 = 1  
Provided: 7 Silver Linden trees. Approx. height: 45 feet, spread 30 feet. Please provide additional plants 
in order to meet the buffer plant density requirements. Large shade trees such as London plane tree are 
recommended to be planted at regular intervals.  
R. See updated landscape plan 

 
Min = 16, Max = 26. Provided= 40. Too much parking provided. Possible shared use for Amphitheatre 
parking? Agreement would be required. 
R. Parking stalls have been removed see site plan.  
 
(G) Private parking areas will require landscape screening.  
R. Screening has been provided see site plan. 
 
(A) An access agreement to allow after hours parking for amphitheater events should be recorded.  
R. This will be provided by owner. 
 
c) Primarily masonry materials. Mostly honed and split face CMU but elevation does say 8” CMU 
applicant to clarify if this is just painted plain block or what makes this a ‘masonry material’ as required 
and not a Concrete Masonry Unity that is limited to be an accent or secondary material only.  
R. All block will be colored earth tones. The area that says 8” CMU is a standard block colored to give the 
building more appeal with different textures. This is not a painted block. 
 
c) Enclosed outdoor storage area shown on plan. Add note that materials will match building.  
R. See site plan for added note. 
 
c) Extend landscape to edge of sr-193 curb.  
R. See landscape plan. 
 
a) Pedestrian access not provided.  
R. See updated site plan. 
 
b) Dissimilar roadway materials not provided 
R. See updated site plan.   
 
 
Please let me know if you have any questions. 
 
Thanks, 
 
Jason Ball 
Ridgeline Design, Partner 
1708 East 5550 South #20 
South Ogden, UT 84050 
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Site Plan Review – Jer’s Elite Automotive 
1448 West 300 South 

Completed by Noah Steele, Planner on 06/10/2015  

 

Recommendation: City staff recommends that the planning commission examine this site plan review. Please pay specific attention to items 
highlighted in yellow. 

Summary: The applicant is requesting site plan approval for a 10,688 square foot building, containing two tenant spaces. This building is 
proposed to be built on lot 5 (2.292 acres) of the Ninigret North 2 subdivision.   

Date Plan & Application Submitted to City: 
(Must be at least two weeks prior to the next planning commission meeting) 

6/1/15 

Date Fee Paid: (8-2-4) $742.95 Paid on 6/1/15 

Zoning G.C. – General Commercial 

General Plan G.C. – General Commercial 

  

CITY ORDINANCE TEXT PLANNING REVIEW OF COMPLIANCE 

 
 

 

10.20.090: SITE PLAN REVIEW.  
 
1. A complete application shall be submitted to the office of the Community Development 
Department in a form established by the Department along with any fee established by the City’s 
schedule of fees. Each application shall consist of one (1) plan set of 22 inch x 34 inch (22” x 34”) 
drawings in addition to three (3) plan sets of 11 inch x 17 inch (11” x 17”) drawings. The application 
and plan sets shall include at a minimum the following  
documents and information:  
(a) A plan set cover sheet showing the entire site plan including a title block showing the name, 
address, and phone number of the applicant, designer, engineer and any other professionals that 
contributed to the production of the plans and drawings. The cover  
sheet shall also include the name (if applicable) and address of the proposed project, and date of 
preparation of the plans and drawings. A general vicinity map shall be inset on this sheet. 
(b) A detailed boundary survey sheet showing the following information: 
i. The location and width of existing and proposed abutting streets. 
ii. All property and lot lines. 
iii. Existing and proposed easements and dedications, adjacent property owners and holding strips. 
iv. The location of all existing and proposed structures on the property, including the building 
height and any provisions to screen roof-based mechanical equipment, and the location of existing 
structures on adjoining properties. 

 
 
1. Complete application submitted. 
 
 
 
 
 
(a) Cover sheet received. 
 
 
 
 
(b) Boundary survey sheet received.  
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v. The location of existing fencing and significant existing trees and shrubbery. 
vi. The location of off-street parking, driveways, loading facilities, and hard-surfaced areas. 
vii. The location of existing and proposed curb, gutter, and sidewalk, curb cuts. If property abuts a 
state highway, the applicant must obtain approval of the Utah State Department of Transportation 
Right-of-Way Engineer for location of curb, gutter, and sidewalk. The Utah Department of 
Transportation must also approve location and number of curb entrances. 
viii. The location of refuse container(s). Trash collection sites shall be within an area enclosed by a 
fence or wall at least six (6) feet in height and impervious to sight, adequate to conceal such 
facilities from adjacent property and the street. (Ord. 06-17) 
ix. The location of vehicular and pedestrian access and circulation including all existing and 
proposed traffic, pedestrian and road safety signs. 
(c) A detailed utilities site plan showing the following information:  
i. The location and size of all existing or proposed utilities that will provide service to the project 
(including location of nearest fire hydrants) consistent with design standards approved by the City.  
(d) A detailed landscaping site design plan that shows the following information:  
i. Proposed landscaping including identification of plant species and fencing in enough detail that 
the Planning Commission can review the screening and aesthetic qualities.  
ii. Irrigation sprinkler designs indicating the location and service size of secondary water 
connections. Except in a General Commercial zone, the site shall have a minimum ten (10) percent 
of the total lot area landscaped. 
iii. Location and design of all exterior lighting. No one shall install or allow such lighting to operate 
in any way that permits the rays of light to penetrate beyond the property on which such light 
emanates.  
iv. Data table showing parcel, building, landscaping, parking areas and percentages, and number of 
parking stalls required and provided. 
(e) Floor Plans and Elevations including exterior finishes and colors. 
(f) Required engineer drawings for on- and off-site improvements as directed by the City Engineer. 
(g) Traffic study and Geotechnical study as directed by the City Engineer.  
(h) Each sheet shall be signed and stamped. (Ord. 08-11) (Ord. 09-09) 
 
(E) Standards for Approval. The City staff may provide advisory comments to the applicant prior to 
scheduling the site plan on the Planning Commission Agenda. Staff comments will not guarantee 
or imply approval of any portion of the site plan. 
 
The following standards shall apply to the approval of a site plan. 
1. The entire site shall be developed at one time unless a phased development plan is approved. 
2. A site plan shall conform to applicable standards set forth in this Title. In addition, consideration 
shall be given to the following: 
(a) Considerations relating to traffic safety and traffic congestion: 
i. effect of the site development plan on traffic conditions on abutting streets and neighboring land 
uses, both as existing and as planned; 
ii. layout of the site with respect to location and dimensions of vehicular and pedestrian entrances, 
exits, driveways, and walkways; 
iii. arrangement and adequacy of off-street parking facilities to prevent traffic congestion and 
compliance with the provisions of City ordinances regarding the same; 
iv. location, arrangement, and dimensions of truck loading and unloading facilities; 
v. vehicular and pedestrian circulation patterns within the boundaries of the development; 
vi. surfacing and lighting of off-street parking facilities; and  
vii. Provision for transportation modes other than personal motor vehicles, including such 
alternative modes as pedestrian, bicycle, and mass transit. 
(b) Considerations relating to outdoor advertising: 
i. compliance with the provisions of Chapter 9 of this Title.  Sign permit applications shall be 
reviewed and permits issued as a separate process. Action may be taken simultaneously with or 
following site plan review. 

 
 
 
 
 
 
 
 
 
 
 
(c) Utilities site plan received. 
 
 
(d) Landscape plan received. Add note on site and landscape 
plan describing fencing.  
 
 
 
 
iii. Please provide lighting fixture spec sheets both for 
building and parking areas. 
 
iv. Data table provided 
 
(e) Floor plans and elevations included.  
(f) See city engineer review.  
(g) See city engineer review. 
(h) Architect sheets missing stamp 
 
 
 
 
 
 
1. Meets requirements 
 
 
 
 
 
ii. No pedestrian access to the site provided. Please add a 
sidewalk connecting the front doors of the building to the 
sidewalk on the street. 
 
 
 
 
vii. Please add a bicycle rack near main entrance of building.  
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(c) Considerations relating to landscaping: 
i. location, height, and materials of walls, fences, hedges, and screen plantings to provide for 
harmony with adjacent development, or to conceal storage areas, utility installations, or other 
unsightly development; 
ii. planting of ground cover or other surfaces to prevent dust and erosion; 
iii. unnecessary destruction of existing healthy trees; 
and 
(d) Considerations relating to buildings and site layout: 
i. the general silhouette and mass, including location on the site and elevations, in relationship to 
the character of the district or neighborhood and the applicable provisions of the General Plan; 
and 
ii. Exterior design in relation to adjoining structures in height, bulk, and area openings, breaks in 
facade facing on the street, line and pitch of roofs, the arrangement of structures on the parcel, 
and appropriate use of materials and colors to promote the objectives of the General Plan relating 
to the character of the district or neighborhood. 
(e) Considerations relating to drainage and irrigation: 
i. the effect of the site development plan on the adequacy of the storm and surface water 
drainage; and 
ii. the need for piping of irrigation ditches bordering or within the site. 
(f) Other considerations including, but not limited to: 
i. buffering; 
ii. lighting; 
iii. placement of trash containers and disposal facilities; and 
iv. Location of surface, wall and roof-mounted equipment. 
(F) Provision of Curb, Gutter, and Sidewalk. The applicant for site plan approval for multiple 
dwellings, commercial or industrial structures, and all other business or public and semi-public 
buildings requiring motor-vehicle access shall provide high back curb, gutter, and sidewalks along 
the entire property line which parallels any road or street except for entrances to the property as 
approved by the Land Use Authority, at which places the applicant shall provide curb cuts in place 
of high back curb. (1991) (Ord. 06-17) 

 
i. Trash enclosure needs to be screened with shrubs.  
 
 
 
 
 
 
 
 
 
ii. See ARC 
 
 
 
 
i. See engineering review 
 
 
 

 
iii. Dumpster enclosure is located south of the building in 
parking lot. Recommend re-locating to east for backing 
safety.  
(F) See engineering review 

10.90.010: General Commercial Purpose: 
The purpose of this Zone is to provide for a broad range of retail, service, and entertainment 
functions 
 

This use meets the purpose and intent of this zone.  

10.90.020: Permitted Uses 
(D) Automotive retail and routine maintenance services. 

 
This use is allowed in this zone.  

10.90.040: Minimum Lot Standards  
(A) Lot Area: No minimum required 
(B) Lot Width: As required by site plan review 
(C) Front Yard: Fifteen (15) feet 
(D) Side Yards: As required by site plan review 
(E) Rear Yard: Ten (10 feet 
(F) Building Height: The height of buildings over thirty-five (35) feet may be equal to the horizontal 
distance from the nearest zone boundary line. Buildings thirty-five (35) feet high or less may be 
located within ten (10) feet of the Zone boundary line.  

 
(A) 2.29 acres 
(B) Lot width is 206 ft  
(C) Building set back 112 ft  
(D) Side yards are 81 ft on north, and 103 ft on south 
(E) Rear yard is 86 ft.  
(F) Proposed building height is 22’ on one story.  
 
 

10.90.050: Off-Street Parking And Loading  
Off -street parking and loading shall be provided as specified in Chapter 8 of this Title. 

 
See off street parking requirements review. 

10.90.060: SIGNS.  
 Signs permitted in this Zone shall be those allowed in professional office zones by Chapter 9 of this 
Title. 
 

No sign details shown 

10.90.070: SPECIAL PROVISIONS. 
(A)  All lots, parcels, or sites shall have a minimum fifteen (15) percent of the total area 
landscaped, including all required front yards, installed within four (4) months of occupancy and 
permanently maintained in good condition. (2001)  
(B) Temporary buildings for intermittent commercial uses shall meet the provisions of the 
currently adopted edition of the International Building Code and must be sufficiently anchored to 

 
(A) Required: 14,974 Provided:  26,679 or 26% 
 
 
(B) No temporary building proposed 
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withstand a one hundred (100) mile per hour wind. (1991)  
(C) Commercial uses that require grease traps/interceptors shall locate such devices on the outside 
of the restaurant or food service building and frequently and effectively service such devices to 
maintain them in satisfactory working order to protect the sanitary sewer system from excessive 
contaminants. A licensed hauler shall dispose of all materials removed from a grease 
trap/interceptor at an approved disposal site in a lawful manner. (Ord. 08-07) Restaurant, food 
service businesses, or commercial uses of used fryer oil shall dispose of such oil into a self-
contained oil-rendering tank for disposal and transport. Outside or “refuse/dumpster” storage of 
oil-rendering barrels or other containers is prohibited.  
 (D) In order to minimize the possibility of commercial properties becoming blighted, retail 
establishments of forty thousand (40,000) square feet or greater shall enter into a Facility Use 
Agreement with the City prior to the issuance of a building permit 
 

 
(C)  See engineering comments.  
 
 
 
 
 
 
 
 (D) Not applicable. Building less than 40,000 square feet 

Chapter 10 GENERAL LAND USE   

10.30.010 (A) Building Lot for Building Required 
The erection of every building, except those housing public uses, public utilities, accessory and 
temporary uses, and those buildings used in conjunction with agriculture, parks and playgrounds, 
or other uses expressly exempted, shall be erected on a "Building Lot" that shall be designated and 
continuously maintained for principal buildings and their accessory buildings. Except for dwelling 
groups as specifically authorized in this Title, not more than one (1) dwelling structure shall occupy 
any one (1) building lot. 

(A) Meets requirement – Lot 5 of Ninigret North 2 

10.30.070: Shade Trees 
B) Street Tree Species. The following list constitutes the official species of trees that property 
owners may plant on land lying between property lines on either side of all streets within the City. 
No one shall plant any other species as street trees, other than those included in this list, without 
written permission of the City Forester who may approve the planting of other tree species at his 
discretion. (2000) (Ord. 08-07) 
(C) Spacing. The spacing of street trees will be in accordance with the three (3) species-size classes 
listed above, and no one may plant trees closer together than the following: small trees, thirty (30) 
feet; medium trees, forty (40) feet; and large trees, fifty (50) feet; except that special plantings 
designed or approved by a landscape architect are exempt from these spacing requirements. (Ord. 
08-07) 
(D) Distance from Curb and Sidewalk. The distance trees may be planted from curbs or curb lines 
and sidewalks will be in accordance with the three (3) species-sized classes listed above, and no 
one may plant trees closer to any curb or sidewalk than the following: small trees, two (2) feet; 
medium trees, three (3) feet; and large trees, four (4) feet.  
(E) Distance from Street Corners and Fire Hydrants. No one may plant a street tree closer than 
thirty-five (35) feet from any street corner, measured from the point of nearest intersecting curbs 
or curb lines. No one may plant a street tree closer than ten (10) feet from any fire hydrant. 
(F) Utilities. No one may plant street trees, other than those species listed as small trees, under or 
within ten (10) lateral feet of any overhead utility wire or over or within five (5) lateral feet of any 
underground water line, sewer line, transmission line, or other utility. 
(K) Willful Injury to Trees. No person shall willfully injure or destroy any tree on public streets, 
public parks, or other public property of the City  

 
(B) No street trees proposed. 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 

10.30.080: BUFFER YARDS. 
(A) Purpose. The buffer yard is a unit of land, together with the planting required thereon, to 
ameliorate nuisances between adjacent land uses or between a land use and public road. Both the 
calculated amount of land and the type and amount of planting specified for each buffer yard 
required by this Chapter shall insure they do, in fact, function as buffers. Buffer yards shall 
separate different land uses from each other in order to eliminate or minimize potential nuisances 
such as dirt, litter, noise, glare of lights, signs and unsightly buildings or parking areas or to provide 
spacing to reduce adverse impacts of noise, odor, or danger from fires or explosions.  
(B) Location of Buffer Yards. Buffer yards shall be located on the outer perimeter of a lot or parcel 
adjacent to a different use and shall extend along the entire boundary of the property adjacent to 
that use. Fencing associated with buffer yards shall be located on property lines except as 
described in paragraph G 

 
(A) Buffer “D” is required on the north and south boundaries 
of the property.  Buffer table D requires a 6 foot masonry 
wall with a planting strip between it and the back of curb. 
The planting strip must be planted with approximately 13 
canopy and understory trees, and 13 deciduous and 
evergreen shrubs. 
 
292 ft of frontage / 100 ft = 2.92  
25 foot wide buffer = 50% multiplier 
Canopy Tree = 3 x 50% = 1.5 per 100 feet x 2.92 = 4 
Understory Tree = 6x50% = 3 per 100ft x 2.92 = 9 
Shrub = 9x50% = 4 per 100 ft x 2.92 = 12 
Evergreen-1x50= .5 per 100 ft. x 2.92 = 1 
 
Provided: 7 Silver Linden trees.  Approx. height: 45 feet, 
spread 30 feet.  – Cont. on next page: 
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Please provide additional plants in order to meet the buffer 
plant density requirements.  Large shade trees such as 
London plane tree are recommended to be planted at regular 
intervals.  
 
 

CHAPTER 10.40 OFF STREET PARKING 
PURPOSE. The purpose of this Chapter is to provide regulations for off-street parking and loading 
and sufficient access to such facilities for each type of land use so as to reduce street congestion 
and traffic hazards and prevent the need to park on public streets. (1991) 

 

10.40.030: General Provisions 
 Off-street parking shall comply with the following requirements: 
(A) Off-Street Parking Space Required. Any use of land or main building or structure in the City 
shall provide sufficient off-street parking spaces, as outlined in this Chapter, along with adequate 
provisions for ingress and egress by standard-size automobiles and adequate loading facilities at 
the time anyone establishes a use or erects a building. (Ord. 08-07) 
(B) Location of Off-Street Parking. Parking areas, as required by this Chapter, shall be hard surfaces 
located on the same lot as the main building or structure. However, in cases other than a dwelling 
where, due to size or location, the land owner cannot provide the required parking on-site, they 
may provide such parking on other property not more than three hundred (300) feet from the 
nearest point of the main parcel, provided the off-site location would not require persons to cross 
a public street. (Ord. 08-07)  
(C) Prohibited Locations: No one shall develop any portion of a front yard, as required in this Title, 
as a public parking area in conjunction with a permitted multi-family, commercial, or industrial use 
without approval by the Planning Commission at site plan review. 

 
 

 
(A) See comment below 
 
 

 
(B) Parking provided on same lot as building.  
 
 
 

 
(C) Parking is located in the front yard area. ARC committee 
and Planning Commission to consider the appropriateness of 
this configuration. Parking in front could be partially located 
to side or rear and front setback reduced as a compromise. 
This provision is to encourage pedestrian friendly design, 
which is related to health (more walking = calories burned ) 
and safety (less parking lot a pedestrian has to cross to access 
building = less chance of collision) and welfare (more walking 
= less driving = less wear and tear on roads= less taxes).  As 
clarification for future reference of the PC and possibly why 
this had made it into our 
ordinance: http://www.ite.org/CSS/online/DWUT04.html 
, http://switchboard.nrdc.org/blogs/kbenfield/for_walkability
_and_community.html  

10.40.040: MINIMUM AND MAXIMUM PARKING SPACES.  
Each land use as listed below shall provide the required off-street parking. For any use not listed, 
the requirements for the most similar use listed shall apply. The Land Use Authority shall 
determine which listed use is most similar. In special cases where there is not a similar use, the 
Land Use Authority, in consultation with the developer, shall establish the minimum and maximum 
parking space requirement. 
 
-Less Intensive commercial businesses: Min 1.5/1000 sq.ft. Max: 2.5/1000 sq.ft. 
 

 
 
 
 

 
 
 

Min = 16, Max = 26. Provided= 40. Too much parking 
provided. Possible shared use for Amphitheatre parking? 
Agreement would be required. 

10.40.050: OFF-STREET LOADING  
(A) Off-Street Loading Required. For every building or part thereof having a floor area of ten 
thousand (10,000) square feet or more which is to be occupied by a commercial or industrial use, 
to or from which deliveries are regularly made by motor vehicle, the property owner shall provide 
and maintain on the same lot with the building at least one (1) off-street loading space. In 
buildings larger than ten thousand (10,000) square feet, the property owner shall provide a second 
loading space for the next thirty thousand (30,000) square feet or fraction thereof plus one (1) 
additional loading space for each increment of forty thousand (40,000) square feet thereafter.  

 
(A) Deliveries requiring a large loading space are not made to 
this type of land use.  

http://www.ite.org/CSS/online/DWUT04.html
http://switchboard.nrdc.org/blogs/kbenfield/for_walkability_and_community.html
http://switchboard.nrdc.org/blogs/kbenfield/for_walkability_and_community.html
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(B) Size of Off-street Loading Space. Each loading space shall be not less than fourteen (14) feet 
wide, twenty-five (25) feet long, and fourteen (14) feet high. 
(C) Location of Loading Space. Required loading spaces may occupy any required yard except the 
front yard. The design and arrangement of the loading space shall be such that no part of the 
space would permit loading or unloading or service from a public street or sidewalk. No loading 
space shall be located closer than fifty (50) feet from a residential boundary except when screened 
by a six- (6) foot wall or solid fence. (Ord. 06-17) 
10.40.060: ACCESS TO OFF-STREET PARKING AND LOADING SPACES.  

(A) Ingress and Egress. All uses shall provide adequate ingress and egress as follows: 

2. Commercial and industrial uses shall have a maximum of one (1) driveway approach for each 
one hundred (100) feet of public street frontage. Said driveway approaches shall be no more than 
thirty-five (35) feet in width nor less than sixteen (16) feet (for one-way traffic).Where a proposed 
driveway approach and associated paving in the public right-of-way in asphalt, concrete or any 
other impervious surface will encase, cover or in any way come into contact with any public utility 
located in the public right-of-way the property owner shall provide adequate expansion joints in 
the paving surface as to allow ease of access to such public utilities. In such cases where this 
situation exists, in addition to the required excavation permit, the property owner shall submit a 
design detail for protecting the allowed access of any utilities that may be affected by the 
proposed excavation work. (Ord. 08-07) 
(B) Spacing. Driveway approaches shall not be located closer to each other than one hundred (100) 
feet in all commercial and industrial zones. (Ord. 08-07) 
(C) Distance from Intersections. No residential driveway approach shall be located closer than 
twenty (20) feet to the intersection of two (2) streets. This measurement shall be made along the 
front property lines/street right-of-way lines to the point of intersection of the two (2) lines. For 
commercial and industrial uses and apartments with seventeen (17) or more parking spaces, the 
driveway approach shall be no closer than forty (40) feet to the intersection of two (2) streets. 
 
 
 
 

 
 
(A). Meets requirements.  

10.40.070: PARKING DEVELOPMENT, STANDARDS, AND MAINTENANCE.  
(A) Size. Each off-street parking space shall be no less than nine (9) feet by twenty (20) feet, except 
as otherwise provided. 
(B) Small Car Parking Spaces. In all parking areas containing twenty-five (25) or more parking 
spaces, the developer may reduce the size of a maximum twenty-five (25) percent of the required 
parking spaces for use by small cars, except for residential uses where the property 
owner/manager assigns parking spaces to specific dwelling units. Small car parking spaces shall 
include signage clearly marking the stall as "Compact Only" or "Small Car Only" and shall be a 
minimum of nine (9) feet by fifteen (15) feet in dimension. (Ord. 08-07) 
(C) Handicapped Parking. All buildings and uses on the site shall have appropriate means of access 
for disabled persons. Said access shall meet the requirements of the building code and all 
standards of the Americans with Disabilities Act shall be followed in order to provide safe and 
convenient access for the disabled. (Ord. 06-17) (Ord. 06-27) 
(D) Surfacing. All public parking areas, private multi-family residential parking areas, with five (5) or 
more vehicles and private industrial parking areas with three (3) or more parking spaces (including 
driveways and loading spaces) shall have asphalt or concrete paving, appropriate bumper guards 
so cars do not project across sidewalks or property lines, and striping to provide the orderly 
arrangement and movement of vehicles. (Ord. 08-07) 
(E) Drainage. All parking areas as described in Section 10-8-070(D) above shall have proper grading 
for drainage and provisions for curb, gutter, and waterways as submitted in an accepted site plan 
approved by the City Engineer. (Ord. 06-17) 
(F) No Backing onto Public Streets. The design of all parking areas described in Section 10-8-070 
shall eliminate the need for vehicles to back out into a public street. (Ord. 08-07) 
(G) Screening and Landscaping. As a condition of approval at the site plan review stage, the Land 
Use Authority may require all public and private parking areas, except single- and two- (2) family 
dwellings, to have effective screening, such as fencing or landscaping. (Ord. 08-07) 
(H) Lighting. The arrangement of lighting used to illuminate any off-street parking area shall reflect 
the light away from adjoining property in residential districts as per Chapter 8 of this Title. (Ord. 
06-17) 
(I) Design of Parking Area. All parking areas shall comply with the standards set forth in the Table 

 
(A). Meets requirements 
 
 
 
 
 
 
 
(C) 2 handicap stalls provided.  
 
 
 
(D) Public parking areas are paved. Rear storage areas are 
road base. 
 
 
 
(E) See City Engineer review 
 
 
(F) Meets requirements 
 
(G) Private parking areas will require landscape screening. 
 
 
(H) See comments above  
 
 
(I) Meets requirements 
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of Parking Standards at the end of this Chapter.  
 

10.040.080: OTHER PARKING PROVISIONS.  
(A) Joint Use Parking Areas. When two (2) dissimilar uses are located next to each other and the 
demand for parking in conjunction with those uses would not conflict, the Planning Commission 
may authorize the use of such combined facilities requiring the maximum number of parking 
spaces for the larger use. A use may provide a shared parking area for similar adjacent uses as long 
as the total off-street parking spaces equal the minimum requirement for each individual use. If 
the common facilities are located on more than one lot, the developer must file a covenant, for 
the preservation of the parking facilities, with the City.  

 
(A) An access agreement to allow after hours parking for 
amphitheater events should be recorded. 
 
 
 
 

10.28 Architectural Review Committee and Design Standards   

10.28.110 Building Design. 
 
(1) Context. All building designs are required to be drafted with sensitivity to the design of nearby 
buildings and developments. This sensitivity includes considering whether: 
buildings contribute to the overall character of Syracuse and the neighborhood; 

a) buildings reflect the character of surrounding development through use of some similar 
features; 

b) buildings demonstrate imaginative design; and 
c) buildings vary colors, materials, or architectural elements where proposed building 

designs closely copy or mirror surrounding developments. 

(2) Entrances. All building entrances are required to be clearly articulated to indicate a transition 
from the exterior to the interior of the building. Every main entrance is required to have a special 
emphasis when compared to the other portions of the building. This is accomplished through the 
use of at least three of the following near entrances: 

a) a prominent architectural feature that is unique to the overall building design; 
b) complimentary yet differing building materials or colors; 
c) increased use of windows or glass; 
d) pedestrian amenities that may include patios, porches, special paving treatments, 

seating areas, or awnings; or increased landscaping. 

(3) Façade Articulation. Buildings designed with completely flat façades and monotone color 
schemes are not permitted. All buildings are required to have articulation of all façades. 

a) Horizontal or vertical façade variations must occur at least every 30 feet or along a 
minimum of 60% of the horizontal length of buildings with facades 100 feet or greater. 
This is accomplished by using methods such as: 
i) variation in the surface plane that may include pop-outs, bays, and recesses; 
ii) variation in the surface pattern such as arches, banding, and paneling; or 
iii) distinguished treatment of windows, doors, and eaves that may include molding 

or framing. 
b) Buildings with façades 100 feet or greater in total length must have at least one 

significant façade variation from the primary wall plane whose depth is at least 5% of 
the total façade length and whose width is at least 20% of the total façade length. 
Uninterrupted façades 100 feet or greater in length are prohibited. 

(4) Height and Roofline. All building roof heights will be compatible with the building’s location, 
and varied roofline elevations or parapets are required in order to add architectural interest and 
avoid the appearance or sense of monotonous roofline expanses. All buildings are required to: 

a) have appropriate roof height for the location based on zoning regulations and the 
height of buildings within the immediate area; 

b) have  roofline and parapet variations where there are long, continuous, and 
undisturbed rooflines 50 feet in length or greater; 

c) use similar materials and colors on the back of false-fronts, parapets, cornices, or other 
parts of the building which extend beyond the roofline or main building so that the 
building appears cohesive from all views; and 

d) have screening of mechanical equipment and systems that will be mounted on the roof. 

 
 
 
 
 
 
a) The proposed building uses similar architecture features of 
the Arts Academy. 
b) Meets requirements  
c) Looks good.  
 
 
 
 
 
 
 
a) Meets requirements 
b) Meets requirements 
c) Meets requirements 
d) Covered entrance provided 
 
 
 
 
 
 
 
 
i) The façade uses pop-outs and recesses  
II) The façade features two arched entries 
iii) yes 
 
 

b)Meets requirements 
 
 
 
 
 
 
 
 
a) meets requirements 
 
b) meets requirements 
 
c)That information not provided 
 
 
d)That information not provided 
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Any portion of these pieces of equipment that is not fully shielded is required to be 
painted a color which is compatible with the roofing or parapet materials. 

 
 
(5) Massing. Proper massing reduces the impact of the massive bulk created by large buildings that 
may not otherwise relate in scale to surrounding development. Vertical articulation, horizontal 
articulation, and multi-planed roof or awnings must be used in designs to mitigate the impact on 
surrounding development and the overall landscape.  
 
(6) Materials. Quality long-lasting materials are required for all buildings in order to contribute to 
the aesthetics of the community over the long term. 

a) A minimum of three colors per elevation is required. 
b) Color utilization should be sensitive to existing development within the vicinity and the 

natural landscape in which the project is situated. 
c) Primary Materials. 65% of all surface materials, not including glass or roofing materials, 

are required to include a combination of brick, stone, ceramic tile, masonry materials, 
insulated metal panels, or wood fiber/composite siding. Exposed cinder block is not 
permitted, except for minimal foundation exposure. Concrete masonry unit, exposed 
concrete, stucco, vinyl, wood siding, or metal components may be used as accent or 
secondary materials only. 

d) Exposed tilt-up concrete or insulated metal panels may be used as a primary material 
on buildings located in business park zone. Some variation in materials along the base 
and near the entrances of concrete tilt-ups is required. 

e) All projects are required to submit a sample board containing physical samples of all 
exterior surface materials, including roofing materials, in all the colors they will be used. 
Photos alone are not sufficient. 

(7) Development Design Pattern Book. The developer is required to provide a development design 
pattern book to be reviewed by the ARC and then the Planning Commission in conjunction with a 
subdivision plan and/or site plan application. Where there is a development agreement, the design 
pattern book will become a part of the agreement. Design pattern books are subject to the 
following:  

a) Written descriptions with graphic illustrations explaining how the development 
complements the physical form of the property and how the theme and standards 
found in this Chapter are to be integrated into the design of the development. 

b) Written descriptions with graphic illustrations explaining the proposed conceptual 
architectural design, building elevations, and other such related design schemes; and 

c) Written descriptions with graphic illustrations that clearly describe proposed open 
spaces, landscaping ideas, pedestrian pathways, furnishings, lighting and related 
entryway features and/or amenities. 

(8) Pedestrians. All buildings will be designed with an integral focus on encouraging pedestrian 
activity and social interaction. Additionally, buildings that contain more than one story or that are 
above 20 feet in height are required to provide a clearly articulated and more detailed base that 
relates to pedestrians. 
 
(9) Signs. Signs located on any building façade are required to be compatible with the building’s 
overall design. As an integral design element, signs are required to be compatible with the style of 
the buildings in terms of location, scale, color, and lettering. 

a) The locations for signs on a building’s façade will be planned for as part of the building’s 
overall design. 

b) Signs located on façades should integrate similar or complimentary materials as the 
building. 

(10) Windows. Windows are key to the overall design of a building and the relationship between 
the exterior and interior. The majority of windows are required to relate to the scale of a person. 

a) Windows should be at eye-level. 

 
 
 
 
 
(5) Bulk hidden by columns, eves, and awnings. Relates in 
scale to surrounding school and us cold storage. Sets 
precedent for future commercial on 300 South. 
 
 
 
 
 
a) Stucco, Stucco trim, CMUx3 
b) Matches surrounding development colors 
 
c) Primarily masonry materials. Mostly honed and split face 
CMU but elevation does say 8” CMU applicant to clarify if this 
is just painted plain block or what makes this a ‘masonry 
material’ as required and not a Concrete Masonry Unity that 
is limited to be an accent or secondary material only. 
 
d) Not in the business park zone. Not applicable. 
 
 
e) Sample board not provided at the time of this review. 
 
 
 
(7) Design Pattern Book not provided.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(8) Building includes an covered entry and additional 
architectural detail near the base.  
 
 
 
 
 
 
 
a) Sign locations are designed to be located on the awnings 
and parapets. 
b) No sign details provided. 
 
 
 
 
 
a) Meets requirements 
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b) Where buildings are adjacent to pedestrian walkways, transparent windows must relate 
the scale of the building and the building’s interior to pedestrians. Where transparent 
windows may not be desirable, tinted windows, false windows, or glass block are 
allowed.  

c) Window awnings are an effective way to add detail and variation to a building, 
emphasize pedestrian scale windows, and create an exciting and inviting environment. 
When placing awnings: 
i) use quality materials which are durable and are able to withstand extremes in the 

weather; 
ii) colors should be complimentary to the color of the building on which the awning 

is located; and 
iii) styles should be compatible with the architectural features and overall 

architecture of the building on which the awning is located. 

b) Meets requirements 
 
 
 
c) Not applicable 
 
 
i) Not applicable 
 
ii) Not applicable 
 
iii) Not applicable 

10.28.120 Site Design. 
 
(1) Building Placement. Building placement is integral to the site design and the overall effect any 
development has on surrounding properties. Building placement is required to comply with the 
following: 

a) All buildings must be oriented with the main or similar façade facing a principal street 
to which it has frontage. 

b) Buildings located on corner lots are required to orient main façades to each street and 
give equal treatment to each. 

c) Buildings located on corner lots should include a prominent architectural feature of 
greater height than the rest of the roof, or emphasis at the corner where the two public 
streets meet. 

(2) Context. New developments are required to match or compliment surrounding developments 
in order to create a site which relates to its surroundings and adds positively to the overall built 
environment in the site area. 
 
(3) Miscellaneous. The small details that sometimes become afterthoughts of site planning and 
design are important factors for making aesthetically attractive sites. The following are required 
during initial site planning, along with any other requirements within this code: 

a) Landscaped areas and walls will be designed to decrease noise levels and separate 
loading and service bays from customer parking. Service and loading bays (automotive, 
service, tire, etc.) should be oriented away from neighboring residential areas.  Further 
they cannot have direct access to major public streets, access shall be provided via 
internal site plan circulation. The general public should be restricted from accessing 
such areas. 

b) Approved outdoor storage areas are required to be fully screened from view using the 
same materials as the building or approved masonry fencing. Enclosures are also 
required to be surrounded by landscaping to further soften their visual impact. Public 
access to these areas should be restricted. 

c) Outdoor refuse and garbage collection containers are required to be fully screened 
from view using the same materials as the building or approved masonry fencing. 
Enclosures are required to be surrounded by landscaping to further soften their visual 
impact. Public access to these areas should be restricted. 

d) Shopping cart corrals are highly visible and needed to keep development sites safe and 
orderly. Corrals are required to be in fixed position.  

e) Generators are required for businesses that the ARC determines will provide essential 
services to the public during inclement weather or natural disasters. Generators and 
other large auxiliary equipment are required to be placed at locations where they will 
be least intrusive in terms of noise, appearance, and odors, particularly for occupants of 

 
 
 
 
 
 
a) Meets requirements 
 
b) Not applicable 
 
c) Not applicable 
 
 
 

(2) Development compliments surrounding development 
 
 
 
 
 
 
 
a) Rear service bays are in rear and are restricted. Residential 
is separated by sound wall.  
 
 
 
 
b) Outdoor storage areas for automobiles will be enclosed by 
chain link fencing and additional landscape screening will be 
required per the private parking provisions  
 

c) Enclosed outdoor storage area shown on plan. Add note 
that materials will match building.  
 
 
d) not applicable 
 
e) not applicable 
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neighboring properties. Site plans will include public utilities equipment placement. 
Generators and other large auxiliary equipment:  

(i) should be kept low to the ground; 
(ii) if they include exhaust systems may not have exhaust systems protrude 

above the equipment; and  
(iii) are required to be surrounded by walls, landscaping, and other screening. 

f) Site plans will be designed to conform to all requirements of the American’s with 
Disabilities Act (ADA). The ARC shall review the site plan for adequate handicap parking 
and access to buildings. 

(4) Landscaping. Landscaping is required as a tool to enhance and beautify the site, and the 
building’s architecture and design. To aid in the design process, designers are encouraged to refer 
to the Syracuse City Commercial Design Standards and Guidelines Manuals. 

a) The portion of a development site devoted to landscaping exclusive of parkstrips and 
walkways will be calculated by the zone requirements for the parcel. Additional 
landscaping should be provided to achieve compatibility between differing, adjacent 
land uses such as residential and commercial, as required in the buffering table. 

b) Landscaping is required to be integrated into the design, placement, and enhancement 
of pedestrian plazas, sitting areas, walkways, flag poles, and signs and will comply with 
zoning requirements. 

c) Vegetative ground cover must be utilized for at least 80% of a development site’s 
frontage along any public right-of-way and in required landscape areas between a 
building and the parkstrip not including sidewalks, trails, and entry points. 

d) Drought resistant shrubs and trees will be used in conjunction with efficient low water 
use irrigation systems. A list of low water use plants is available from the Community 
Development Department. 

(5) Lighting. Carefully planned lighting schemes can create safe environments for pedestrians and 
motorists. Lighting is an integral design element which adds to the overall site plan and building 
design.  Lighting must be designed in compliance with Chapter 8 (Signs and Lighting Regulations). 

a) Lighting schemes will include coordinating parking, wall, and pedestrian scaled fixtures 
which compliment building architecture and site features. 

b) Parking and Circulation. Lifestyle, separated land uses, and lack of sufficient public 
transit have created the need for parking and access for automobiles onto most 
commercial sites. Lighting in required parking areas must be designed to have a 
minimal impact on the surrounding environment. 

(6) Traffic. Developments which generate significant increases in traffic will include an analysis of 
the proposed development’s impact on the current and future transportation system, and 
methods to control traffic. 

a) Major internal circulation roadways that provide access from the public right-of-way or 
between buildings on the same site must be separated from parking areas using curb 
and gutter and a combination of any of the following methods: 
i) landscaping; 
ii) pedestrian walkways; or  
iii) lighting. 

b) Concrete “deadmen” wheel stoppers are required for parking spaces adjacent to a 
pedestrian walkway or amenity.  

c) Cross access for automobiles and pedestrians to future and existing commercial 
developments is required during initial site planning and construction. 

d) The design and location of loading areas and dock facilities must minimize the 

 
 
 
 
 
 
f) Two handicap parking spaces provided. Ramps to front 
doors.  
 
 
 
 
 
 

a) Meets percentage requirements.  

 
 
b) Meets requirements 
 
 
c) Extend landscape to edge of sr-193 curb.  
 
 
d) Good job of using drought resistant shrubs.   
 
 
 
 
 
 
 
a) Please provide lighting fixture specs 
 
b) same as above 
 
 
 
 
 
 
 

 
a) Only one building on site. 
 
 
 
 
 
b) Not applicable  
 
c) Future development will occur to the west but not 
necessary for cross access between parcels.  
d) Meets requirements 
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interaction between trucks and visitor’s automobiles. Access to loading and delivery 
areas must be separated from parking areas. 

e) The design and location of loading facilities must take into consideration the specific 
dimensions required for the maneuvering of large trucks and trailers into and out of 
loading position at docks or in stalls and driveways. 

(7) Pedestrians. Site layout and design must equally address the needs of pedestrians and 
automobiles. Pedestrian access and safety on the site should be ensured. 

a) Pedestrian access from the public right-of-way through the site to main entrances is 
required. These walkways are required to be constructed of dissimilar materials to the 
roadway or parking area, and provide for clearly defined crossings where there are 
points of conflict with automobiles. 

b) Dissimilar roadway materials within parking lots are required to be used directly in front 
of entrances to slow motorists and create a safer environment for pedestrians. 

c) Pedestrian drop-off locations when incorporated within overall circulation patterns are 
required to be convenient and safe for pedestrians. 

(8) Security. Security of the site is required to be addressed in site design. The developer is 
required to submit documents that demonstrate the security measures of the site design in 
relation to private, semi-public and public areas, by utilizing natural surveillance, access control 
and proper maintenance. 
 

 
 
e) Meets requirements 
 
 
 
 
 
 

 

a)  Pedestrian access not provided. 
 
 
 
b) Dissimilar roadway materials not provided 
 
c) Meets requirements 
 
 
(8) Documents not provided 
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A R C H I T E C T S 

 
Response Letter to:  
Jo Hamblin,  
Fire Marshal 
Syracuse, Utah 
 
 
Project: Jers Auto Shop                                              Date of Comments: 06-11-15 
1448 West 300 South 
 
From: 
Ridgeline Design Architects 
1708 E.  5550 S.  Suite 20 
South Ogden, Utah 84403 
Phone:  (801) 392-6882  FAX: (801) 621-1494 
 
 
 
Plan Comments Responses: 
 
  
1. The minimum fire flow requirement is 2750 gallons per minute for duration of 2 hours. This is based on 
10,298 square feet of Type V-B construction. Provide documentation that fire the flow has been 
confirmed through the Syracuse City Engineering Department, Water Model.  
R. See response to #3. 
  
2. Fire hydrants and access roads shall be installed prior to construction of any buildings. All hydrants 
shall be placed with the 4 ½” connection facing the point of access for Fire Department Apparatus. 
Number and distribution of hydrants shall be spaced according to table C105.1 of the 2012 IFC. Provide 
written assurance that this will be met.  
-This site will need two additional hydrants based upon the construction type and the building’s square 
footage. Follow the spacing requirements listed above.  
R. See updated site plan. 
 
3. Prior to beginning construction of any buildings, a fire flow test of the new hydrants shall be conducted 
to verify actual fire flow for this project. The Fire Prevention Division of this department shall witness this 
test and shall be notified a minimum of 48 hours prior to the test.  
R. This will be provided later prior to construction as required.  
 
 
Please let me know if you have any questions. 
 
Thanks, 
 
Jason Ball 
Ridgeline Design, Partner 
1708 East 5550 South #20 
South Ogden, UT 84050 
 
 



                                           
                       

 
TO: Community Development, Attention:  Noah Steele 
FROM: Jo Hamblin, Fire Marshal 
RE: Jer’s Auto Shop   
 
 
 
DATE: June 10, 2015 
 
I have reviewed the site plan submitted for the above referenced project.  The Fire 
Prevention Division of this department has the following comments/concerns. 
 
 

1. The minimum fire flow requirement is 2750 gallons per minute for duration of 2 
hours.  This is based on 10,298 square feet of Type V-B construction. Provide 
documentation that fire the flow has been confirmed through the Syracuse City 
Engineering Department, Water Model.  

 
2. Fire hydrants and access roads shall be installed prior to construction of any 

buildings. All hydrants shall be placed with the 4 ½” connection facing the point 
of access for Fire Department Apparatus. Number and distribution of hydrants 
shall be spaced according to table C105.1 of the 2012 IFC. Provide written 
assurance that this will be met. 

 This site will need two additional hydrants based upon the construction type 
and the building’s square footage. Follow the spacing requirements listed 
above. 

 
3. Prior to beginning construction of any buildings, a fire flow test of the new 

hydrants shall be conducted to verify actual fire flow for this project. The Fire 
Prevention Division of this department shall witness this test and shall be notified 
a minimum of 48 hours prior to the test.  

 
 
 

 
 
These plans have been reviewed for Fire Department requirements only.  Other 
departments must review these plans and may have their requirements. This review by 
the Fire Department must not be construed as final approval by Syracuse City. 
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A R C H I T E C T S 

Response Letter to:  
Brian Bloemen 
City Engineer 
Syracuse, Utah 

Project: Jers Auto Shop Date of Comments: 06-30-15 
1448 West 300 South 

From: 
Ridgeline Design Architects 
1708 E.  5550 S.  Suite 20 
South Ogden, Utah 84403 
Phone:  (801) 392-6882  FAX: (801) 621-1494 

Plan Comments Responses: 

1. A detention basin maintenance agreement will need to be signed.
R. Ok 

2. Show the location of roof drains. All roof drains need to be tied into the storm drain.
R. Roof drain line has been shown to building. Final connections to building will be shown on the roof 
drainage plan provided at time of building permit review. 

3. A secondary booster pump is required.
R. Ok. 

4. Additional discussion is needed for trail improvements on the south side of the property.
R. Ok.  

Please let me know if you have any questions. 

Thanks, 

Jason Ball 
Ridgeline Design, Partner 
1708 East 5550 South #20 
South Ogden, UT 84050 



   1 

 

Syracuse City Public Works Department 

 

 

 

 

Jers Auto Shop 
1448 West 300 South 

Engineer Site Plan Review 
Completed by Brian Bloemen on June 30, 2015 

Below are the engineering comments for the site plan review of the Jers Auto Shop. 

1. A detention basin maintenance agreement will need to be signed.  
2. Show the location of roof drains.  All roof drains need to be tied into the storm drain. 
3. A secondary booster pump is required.   
4. Additional discussion is needed for trail improvements on the south side of the property. 

 
If you have any further comments or questions please feel free to contact me at 801-614-9630. 
 
Sincerely, 
 
Brian Bloemen, P.E. 
City Engineer 



Architectural Review Committee 
5:30-6:30 pm  LARGE CONFERENCE ROOM MINUTES June 12th, 2015

FACILITATOR Noah Steele 
NOTE TAKER Noah Steele 
ATTENDEES Nickolas Webber, Matt Blackburn
CITY STAFF Planner Noah Steele 
VISITORS Applicant representative Travis Shurtliff 

 ITEM 1: REVIEW - Jer's Elite Auto located at 1448 West 300 South

The Architectural Review Committee discussed the following items: 

• Building material colors for context: prefer tan majority with ebony accents
instead of other way around. 
• Add sidewalk to front door
• Move ADA parking to north
• Suggested creating a drop off loop
• Add “dissimilar” paving materials at entrances and sidewalk crossings.
• Include fence detail in final submission– materials, colors, etc





Very Conceptual Trailhead Idea





  
 

Agenda Item #   7  Subdivision Amendment 

Ninigret North I Subdivision 

     450 S 2000 W 
Factual Summation  

Zone:     Industrial 

Applicant:    Ninigret Construction Company North LC  

Total Acreage:    39.16  

Requested Lots:   4 lots 

      

Public Meeting Outline 

Final approval of the Ninigret North I subdivision was granted by the City Council on August 

14, 2012.  

 

Background  

This application is for the amendment of the Ninigret North I Subdivsion.  The proposed 

changes include a looped road and the reconfiguration of 4 lots.  No additional lots are being 

created at this time.  Per city code 10.20.140 Land use decisions and appeal process, the 

Planning Commission is the land use authority for subdivision amendments.   Please see staff 

reports for outstanding items. 

 

Attachments 

 Aerial 

 Amended Plan 

 Staff Reviews 

 
Suggested Motions 

Grant   

I move to recommend approval of  the Amended Subdivision plan for Ninigret North I 

Subdivsion, located at 450 S 2000 W, Industrial Zone, subject to all applicable requirements of 

the City’s municipal codes, City staff reviews (and to the condition(s) that…) 

 

Deny  

I move to recommend denial of  the Amended Subdivision plan for Ninigret North I Subdivsion, 

located at 450 S 2000 W, Industrial Zone, based on… 

 

Table 

I move to table discussions pertaining to the Amended Subdivision plan for Ninigret North I 

Subdivsion, located at 450 S 2000 W, Industrial Zone, until…. 

 

PLANNING COMMISSION 

AGENDA 
July 7, 2015 



Ninigret North I Amendment 

450 S 2000 W 

Business Park Commercial II 
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I, Mark N Gregory, do hereby certify that I am a Professional Land Surveyor in the State of Utah holding certificate number 334576 as prescribed by Title 58, Chapter 22 of the Professional Engineers and Land Surveyors Licensing Act. I further certify that by the authority of the owners, I have made an accurate survey of the tract of land shown and described hereon in accordance with Section 17-23-17 of the Utah State Code, have verified all measurements shown and have subdivided said property into lots and streets hereafter to be known as NINIGRET NORTH I AMENDED and that NINIGRET NORTH I AMENDED and that  and that the same has been surveyed and monuments have been placed on the ground as represented on this plat. BOUNDARY DESCRIPTION A parcel of land located in the Southeast Quarter of Section 3, Township 4 North, Range 2 West, Salt Lake Base and Meridian, Syracuse City, Davis County, Utah described as follows: BEGINNING at a point on the west line of 1000 West Street, said point being South 00°06'46" West 194.05 feet along the east line of Section 3, Township 4 North, Range 2 West, Salt Lake Base and Meridian and North 89°53'14" West 50.00 feet from the East Quarter corner of said Section 3, and thence along said west line the following three courses: 1) South 00°06'46" West 329.95 feet, 2) South 89°53'14" East 12.00 feet and 3) South 00°06'46" West 545.49 feet to the northerly line of 450 South Street and a point of tangency of a 30.00 foot radius curve to the right; thence along said line the following four courses: 1) Southwesterly 47.13 feet along said curve through a central angle of 90°00'14" and a long chord of South 45°06'53" West 42.43 feet, 2) North 89°53'00" West 660.89 feet to a point of tangency of a 30.00 foot radius curve to the right, 3) Northwesterly 25.37 feet along said curve through a central angle of 48°27'32" and a long chord of North 65°39'14" West 24.62 feet to a point of reverse curvature of a 65.00 foot radius curve to the left and 4) Southwesterly 191.69 feet along said curve through a central angle of 168°58'09" and a long chord of South 54°05'27" West 129.40 feet to the north line of Lot 5, Ningret North I, a subdivision recorded August 27, 2012 as Entry No. 2682688 in Book 5593 at Page 1027 of the Davis County records; thence along said line the following three courses: 1) North 89°53'00" West 169.96 feet to a point of tangency of a 567.00 foot radius curve to the left, 2) Westerly 205.39 feet along said curve through a central angle of 20°45'16" and a long chord of South 79°44'22" West 204.27 feet and 3) South 69°21'44" West 364.80 feet to the east line of the property described in that certain Warranty Deed recorded November 03, 1982 as Entry No. 626040 in Book 919 at Page 699 of said records; thence along said line North 13°11'31" West 1,205.29 feet to a point on the south line of SR-193; thence along said line the following four courses: 1) North 87°59'13" East 368.47 feet to a point of tangency of a 7,842.50 foot radius curve to the right, 2) Easterly 299.69 feet along said curve through a central angle of 02°11'22" and a long chord of North 89°04'54" East 299.67 feet, 3) South 89°49'25" East 1,074.16 feet and 4) South 44°53'14" East 75.53 feet to the POINT OF BEGINNING. Said parcel contains 1,705,861 square feet or 39.16 acres, more or less. Date                                             Mark N Gregory P.L.S. No. 334576
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Planner Final Subdivision Review  

 Subdivision:  Ninigret North I       Date: June 30, 2015                        

 Completed By:  Jenny Schow, City Planner     Updated: July 2, 2-14 

 

8-6-10 Final Plat  

Please review and amend the following items: 

1. No outstanding issues   

 
Items required for Preconstruction:  

1. Construction Drawing Prints and PDF files 
2. Schedule a preconstruction meeting 
3. Bond estimate using the City template 
4. Final Inspection Fees as calculated in the approved bond estimate 
5. Offsite Improvement Agreement 
6. BMP Facilities Maintenance Agreement  (Parcel A) 
7. Streetlight Agreement  
8. SWPPP NOI 
9. SWPPP City Permit 
10. Fugitive Dust Control Plan 

Items required for Recording: 

1. Escrow Agreement 
2. Water Shares  
3. Title Report - must be updated within 30 days or recording 
4. Recording fees: $37/page +$1/lot and any common space as well as $1/land-owner signatures over 

two 
 



   1 

 

Syracuse City Public Works Department 

 

 

 

 
Ninigret North I Subdivision Amended 

450 South Street & 1000 West Street 
Engineer Plat Amendment Review 

Completed by Brian Bloemen on July 2, 2015 

Below are the engineering comments for the plat amendment review of the Ninigret North I Subdivision. 

Plat: 
1. Plat needs to meet Davis County requirements for recordation. 

 
Plans: 

2. Relocate the existing air vac on the end of the secondary line to the end of the new line or install a 
new air vac at the end of the secondary line. 

 
If you have any further comments or questions please feel free to contact me at 801-614-9630. 
 
Sincerely, 
 
Brian Bloemen, P.E. 
City Engineer 



                                           
                       

 
TO: Community Development, Attention:  Noah Steele 
FROM: Jo Hamblin, Fire Marshal 
RE: Ninigret North I Subdivision Plat I Amended 
 
 
 
DATE: June 29, 2015 
 
I have reviewed the site plan submitted on, for the above referenced project.  The Fire 
Prevention Division of this department has the following comments/concerns. 
 
 

1. The minimum fire flow requirement can vary based upon the type of buildings 
built in commercial area. Provide documentation that the water system will 
provide adequate fire flow through the Syracuse City Engineering Department.  

 
2. Fire hydrants and access roads shall be installed prior to construction of any 

buildings. All hydrants shall be placed with the 4 ½” connection facing the point 
of access for Fire Department Apparatus. Number and distribution of hydrants 
shall be spaced according to table C105.1 of the 2012 IFC. Provide written 
assurance that this will be met. 

 An additional hydrant will need to be placed on street 1080 west; it exceeds 
the 500’ maximum spacing. The hydrant that is to be removed because it is 
in the center of the new road will need to be moved to the north corner of the 
entrance of 350 south off of 1000 west. 

 
3. Prior to beginning construction of any buildings, a fire flow test of the new 

hydrants shall be conducted to verify actual fire flow for this project. The Fire 
Prevention Division of this department shall witness this test and shall be notified 
a minimum of 48 hours prior to the test.  

 
 

 
 
These plans have been reviewed for Fire Department requirements only.  Other 
departments must review these plans and may have their requirements. This review by 
the Fire Department must not be construed as final approval by Syracuse City. 
 
  



Agenda Item #  8 Code Amendment to Title VIII pertaining to 

Construction Specifications
Background 

City code has not been updated since the City Council adopted the Engineering Standards and 

Specifications through resolution.  Staff is proposing to remove the specifications from code to rectify 

the conflicts that exist and prevent future occurrences as the specifications are amended.  Please see 

the attached proposal.    

Attachments 

 Proposed code amendment

PLANNING COMMISSION 

AGENDA 
July 7, 2015



8-22.1 (Revised 5/14) 
 

Chapter 8.45 

CONSTRUCTION   SPECIFICATIONS 

Refer to the Syracuse City Engineering 

Standards and Construction Specifications 

adopted by the City Council through resolution.  

Sections: 

8.45.010 Earthwork. 

8.45.020 Surfacing and paving. 

8.45.030 Portland cement concrete. 

8.45.040 Steel reinforcement. 

8.45.050 Sidewalks. 

8.45.060 Curb and gutter. 

8.45.070 Excavation and backfill for pipelines. 

8.45.080 Culinary water. 

8.45.090 Sanitary sewers. 

8.45.100 Storm sewers. 

8.45.110 Land drains. 

8.45.120 Secondary water. 

8.45.130 Roadway lighting. 

 
8.45.10 Earthwork. 

(A) General Description. Excavation for 

street pavement and/or curb and gutter shall 

consist of the removal of all materials within the 

lines, grades and slopes shown on the plans or 

established by the City Engineer, including all 

earth, stone, loose rock, sand, clay, shale, 

hard-pan, boulders, solid rock, stone blocks, 

roots, brush, trees, rubbish and all other 

materials of whatever nature that may be 

encountered within the lines, grades and 

slopes above described or that may be required in 

grading approaches to intersecting streets and 

alleys or in providing ditches at the ends of 

pipes, waterways and flumes. 

(B) Compaction Control and Testing. Maxi- 

mum density, as used in these specifications, 

shall be defined as the maximum density 

obtained in the laboratory by ASTM D-1557. In-

place density test procedures shall be in 

accordance with ASTM D-2922 and ASTM D-

3017. 

It shall be the responsibility of the contractor 

to accomplish the specified compaction for 

backfill, fill, and other earthwork. It shall be the 

responsibil- ity of the contractor to control his 

operations by confirmation tests to verify and 

confirm that he has complied, and is complying 

at all times, with the requirements of these 

specifications  concerning compaction, control, 

and testing. 

The frequency of the contractor’s confirmation 

tests shall be not less than as follows and each test 

location for trenches shall include tests for each 
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layer, type, or class of backfill from bedding to fin- 

ish grade or as required by Inspector. 

(1) Trenches. 

(a) Open fields: two every  1,000 linear 

feet; 

(b) Along dirt or gravel roads or off trav- 

eled right-of-way: two every 500 linear feet; 

(c) Crossing paved roads: two locations 

along each crossing; 

(d) Under pavement cuts or within two 

feet of pavement edges: one location every 400 lin- 

ear feet; 

(2) Structural backfill: one every 20 cubic 

yards; 

(3) Embankment or fill: one every 200 cubic 

yards; 

(4) Base material: one every 50 cubic yards. 

Confirmation tests shall be paid by the contrac- 

tor. 

Copies of the test reports shall be submitted 

promptly to the Inspector. The contractor’s tests 

shall be performed by a soils testing laboratory 

acceptable to the Inspector. 

If compaction fails to meet the specified require- 

ments, the contractor shall remove and replace the 

backfill at proper density or shall bring the density 

up to specified level by other means acceptable to 

the Inspector. Subsequent tests required to confirm 

and verify that the reconstructed backfill has been 

brought up to specified density shall be paid by the 

contractor. The contractor’s confirmation tests 

shall be performed in a manner acceptable to the 

Inspector. Frequency of confirmation tests for 

remedial work shall be double that amount speci- 

fied for initial confirmation tests. 

(C) Stripping. On all portions of the work, 

where filling is required, the entire area shall first 

be stripped of all undesirable materials, as desig- 

nated by the Inspector. The resulting surface, after 

the removal of all undesirable material, shall be 

scarified to the extent designated by the Inspector 

and brought to a uniform surface by means of grad- 

ers or other suitable equipment, and shall be com- 

pleted as provided in these specifications, before 

any embankment material is placed. 

(D) Disposal of Excess Material. All excess or 

undesirable material that may be encountered in 

the work shall be disposed of by the contractor, in 

a manner approved by the Inspector, but it shall not 

be placed on other streets or alleys without the 

 
 

Inspector’s approval nor on private property with- 

out the approval of the owner, which approval shall 

be obtained by the contractor in writing. 

(E) Embankment. All excavated materials that 

have been approved by the Inspector for embank- 

ment purposes and that are needed for that purpose 

shall be used at the points designated by the Inspec- 

tor and in the following manner: 

(1) The embankment shall be built by depos- 

iting approved material, in approximately level, 

uniform layers, not exceeding six inches in thick- 

ness after compacting. 

(2) The material in place at both ends of any 

embankment, or where net material is placed 

against material in place, shall be plowed into the 

new material as the work progresses and shall be 

thoroughly scarified and worked into the new 

material and brought to the proper elevation before 

rolling of the layer being placed is commenced. 

(3) If the material as found in excavation is 

too wet, as determined by the Inspector, then it 

shall be permitted to dry out to the extent required 

before being used in the embankment; or the mate- 

rial may be placed to the proper thickness on the 

embankment and worked with satisfactory equip- 

ment until the quantity of moisture in the material 

has been reduced to that required for maximum 

compaction. If the material as found in excavation 

is too dry, as determined by the Inspector, then it 

shall be moistened to the extent required and 

worked with harrows or other suitable equipment 

until the moisture throughout the material is uni- 

form and contains the proper percentage of mois- 

ture, as determined by the Inspector, for proper 

compaction. 

(4) The embankment shall be built to the 

lines, grades, and slopes shown on the plans or 

established by the City Engineer. 

(5) All embankments shall be compacted to 

95 percent of maximum density (AASHO T-99 

Test Procedure) unless otherwise specified by the 

City. 

(F) Excavation Below Subgrade. If soft or oth- 

erwise undesirable material is found to exist at and 

below the subgrade elevation, then such material 

shall be removed to the extent and in the manner 

designated by the Engineer. 

(G) Removal of, Building and/or Rebuilding of 

Existing Structures. Should it be found necessary 

to remove, build and/or rebuild existing pipelines, 
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flumes, monuments, manholes and other struc- 

tures, or to reset metal covers and frames, etc., then 

said work shall be done as shown on the approved 

plans. 

(H) Preparation of Subgrade. In excavating the 

required material, the work shall be so handled as 

to leave in place sufficient material above the fin- 

ished subgrade elevation to provide for compaction 

in building the subgrade to the prescribed eleva- 

tion. 

After the materials have been excavated, as 

above described, then the subgrade shall be scari- 

fied, after which the material shall be accurately 

graded to the required form of the finished sub- 

grade and rolled with approved rollers to compac- 

tion required. If additional moisture is required, in 

order to produce the compaction required, then the 

proper quantity shall be applied uniformly, either 

before or after scarifying. If necessary, the material 

shall be scarified after the water is applied, in order 

to obtain uniform distribution of moisture and 

bring the material to a suitable condition. All rocks, 

boulders, or other unsuitable material shall be 

removed. The quantity of material, and its distribu- 

tion, before rolling, shall be such that when com- 

pacted the required form and elevation will be 

secured. All subgrade shall be compacted to 95 

percent of maximum density (AASHO T-99 Test 

Procedure). 

(I) Completed Subgrade. The completed sub- 

grade shall accurately conform to the lines, grades 

and slopes shown on the plans or designated by the 

Engineer and shall be maintained in satisfactory 

condition by the contractor. No driving or wheel- 

ing will be permitted on an unprotected subgrade 

without the approval of the Inspector. 

(J) Sub-Base. The depth of sub-base material 

shall be determined by soil exploration and load 

requirements. Such soil analysis shall be in accor- 

dance with acceptable engineering practices. 

[Code 1971 Appendix § 1.] 

 

8.45.20 Surfacing and paving. 

(A) General. This section covers the require- 

ments for bituminous surface paving on roads. All 

streets shall be surfaced in accordance with the fol- 

lowing: 

(1) Sub-base as determined necessary upon 

analysis of soil characteristics and loads to be 

imposed on the pavement structure. 

(2) Eight-inch minimum crushed gravel base 

course over prepared subgrade. 

(3) Three-inch minimum compacted thick- 

ness plant mix asphalt surfacing on all streets. 

(B) Base Course. Base for all streets shall con- 

sist of hard, durable particles or fragments of stone 

or gravel, screened or crushed to the required size 

and grading. The material shall be free from balls 

of clay, alkali, adobe or other deleterious matter, 

and shall conform to the following gradation when 

tested in accordance with AASHTO T-27 or 

ASTM C-136 and AASHTO T-11 or ASTM C-

117. 

Sieve Size Percent Passing 

1-1/8 inch 100 

No. 4 38 – 65 

No. 8 25 – 60 

No. 30 10 – 40 

No. 200 3 – 12 

The material shall be deposited and spread in a 

uniform layer at optimum moisture content, with- 

out segregation of size, with such depth that when 

compacted in layer will have the required thick- 

ness. 

Each layer shall be compacted for the full width 

and depth by rolling with a pneumatic roller weigh- 

ing at least 10 tons. Alternate blading and rolling 

will be required to provide a smooth, even and uni- 

formly compacted course true to cross-section and 

grade. Places inaccessible to rolling shall be com- 

pacted with mechanically operated hand tampers. 

The gravel base shall be compacted to not less 

than 95 percent maximum dry density as deter- 

mined by AASHTO T-180. Surfaces shall be true 

to the established grade with thickness being not 

less than one-fourth inch from the required layer 

thickness and with the surface elevation varying 

not more than three-eighths inch in 10 feet from the 

true profile and cross-section. 

(C) Bituminous Prime Coat. The bituminous 

prime coat shall consist of an application of hot 

bituminous material on a previously prepared base 

course or other surface to be paved. Prior to the 

application of the prime coat, an inspection of the 

area to be coated will be made by the Inspector to 

determine its fitness to receive the bituminous 

priming material. That portion of the base course 
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prepared for immediate treatment, if considered 

excessively dry, shall be lightly sprinkled with 

water immediately in advance of the application to 

assure a uniform spread of the bituminous material. 

Bituminous material used for the prime coat 

shall conform to the requirements for RC-250 and 

shall be applied at a temperature of 175 degrees 

Fahrenheit to 225 degrees Fahrenheit at a rate of 

0.3 to 0.4 gallons per square yard by use of a bitu- 

minous distributor. 

Immediately following the preparation of the 

base course, the bituminous material shall be 

applied by means of a bituminous distributor at the 

temperature previously specified. The priming 

material shall be so applied that uniform distribu- 

tion is obtained at all points of the surface to be 

primed. 

Following the application of prime material, the 

surface shall be allowed to dry for a period of not 

less than 48 hours without being disturbed, or for 

such additional period of time as may be necessary 

to attain penetration into the base course and dry- 

ing out or evaporation of the volatiles from prime 

material. The contractor shall furnish and spread 

sufficient acceptable sand on all areas which show 

an excess of bituminous material to effectively blot 

up and cure the excess. 

The primed surface shall be maintained by the 

contractor until the succeeding layer of pavement 

has been placed. During this interval, the contrac- 

tor shall protect the primed surface against damage 

and shall repair all broken spots. 

The bituminous distributor shall be so designed 

and equipped as to distribute the bituminous mate- 

rial uniformly at even heat on variable widths of 

 
 

surface at a readily determined and controlled rate 

with pressure range of 25 to 75 pounds per square 

inch. 

The prime coat shall be applied only when the 

base course is dry or contains moisture not in 

excess of that which will permit uniform distribu- 

tion and the desired penetration. It shall not be 

applied when atmospheric temperature is below 60 

degrees Fahrenheit. 

(D) Tack Coat. Transitions of asphalt to con- 

crete or asphalt that exists and is to be paved over 

shall be tack coated with a Grade SS-Ih anionic 

emulsion at a rate of 0.10 gallons per square yard. 

(E) Asphalt Concrete. Asphalt cement shall 

conform to the requirements for asphalt cement, 

AR-2000, AASHTO M-266 (AR-40) or ASTM 

D-3381. Mixing temperature shall be not lower 

than 275 degrees Fahrenheit, nor higher than 325 

degrees Fahrenheit. 

Mineral aggregate shall consist of coarse aggre- 

gate of crushed stone or gravel composed of hard, 

durable particles, sand, and a filler as specified in 

the following. The portion of the material retained 

on the No. 8 sieve shall be known as coarse aggre- 

gate and that portion passing a No. 8 sieve shall be 

known as fine aggregate. The composite material 

shall be uniformly graded from coarse to fine and 

shall meet the requirements of one of the following 

gradings when tested in accordance with AASHTO 

T-27 or ASTM C-136. Asphalt concrete shall be as 

indicated on the plans, but if not indicated shall be 

two course plant mix. Unless otherwise indicated 

on the plans, asphalt concrete having an overall 

thickness of over three inches shall be the two 

course plant mix. 

Plant Mix, Two Course Plant Mix, Single Course 

Base, 1-3/4-Inch-Thick 

Seal, 3/4-Inch-Thick Minimum Minimum 3-Inch-Thick Minimum 

Percent Percent Percent 
 

Sieve Size Passing Sieve Size Passing Sieve Size Passing 

1/2" 100 1-1/4" 100 3/4" 100 

3/8" 95 – 100 1" 87 – 100 1/2" 75 – 95 

No. 4 50 – 70 3/4" 75 – 90 3/8" 65 – 85 

No. 8 35 – 55 3/8" 55 – 72 No. 4 50 – 65 

No. 30 15 – 30 No. 4 40 – 60 No. 8 35 – 50 

No. 100 5 – 15 No. 8 30 – 50 No. 30 15 – 30 
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Plant Mix, Two Course Plant Mix, Single Course 

Base, 1-3/4-Inch-Thick 

Seal, 3/4-Inch-Thick Minimum Minimum 3-Inch-Thick Minimum 

Percent Percent Percent 
 

Sieve Size Passing Sieve Size Passing Sieve Size Passing 

No. 200 3 – 8 No. 30 15 – 30 No. 100 5 – 15 

  No 100 5 – 15 No. 200 3 – 8 

  No. 200 3 – 8   

At least 70 percent by weight of each size of 

aggregate included in the coarse aggregate shall 

consist of particles which have at least one rough, 

angular surface produced by crushing. 

Coarse aggregate shall have a percentage of 

wear of not more than 50 at 500 revolutions, as 

determined by AASHTO T-96 or ASTM C-131. 

Plasticity index of the aggregate shall be not 

more than two as determined by AASHTO T-90 or 

ASTM D-431B. 

Sand may be added to the crusher or pit run 

product to supply any deficiency in the No. 8 mesh 

size, and filler may be added to supply any defi- 

ciency in No. 200 mesh material. If the aggregate 

contains an excess of sand, wasting will be 

required. 

Finely powdered limestones, portland cement, 

or other artificially or naturally powdered mineral 

dust, acceptable to the Inspector, shall be used for 

filler. 

(F) Construction Methods and Equipment. The 

methods employed in performing the work, all 

equipment, tools and machinery and other appli- 

ances used in handling the materials and executing 

the work shall be the responsibility of the contrac- 

tor. The contractor shall make such changes in the 

methods employed and in the equipment used as 

are necessary whenever the bituminous mix being 

produced does not meet the specifications herein 

established. 

(G) Spreading and Compaction. The bitumi- 

nous mixtures shall be spread with self-propelled 

mechanical spreading and conditioning equipment 

capable of distributing at least a 12-foot width. The 

mixture shall be spread and struck off in such a 

manner that the finished surface shall result in a 

uniform smooth surface. The longitudal joints in 

succeeding courses shall be offset at least six 

inches transversely to avoid a vertical joint through 

more than one course. 

The temperature of the bituminous mix shall be 

between 250 degrees Fahrenheit and 350 degrees 

Fahrenheit when placing. At no time will the tem- 

perature of the mix exceed 350 degrees Fahrenheit. 

After the mixture has been spread the surface 

shall be rolled in the longitudinal direction com- 

mencing at the outside edge or lower side and pre- 

ceding to the inner or higher side. Each pass of the 

roller shall overlap the preceding pass at least one- 

half the width of the roller. Rolling shall be contin- 

ued until 95 percent of the laboratory density as 

determined in accordance with ASTM Designation 

D-1559 for the bituminous mixture being used has 

been obtained. 

Rolling operations shall be conducted in such a 

manner that shoving or distortion will not develop 

beneath the roller. 

The surface of the pavement, after compaction, 

shall be uniform and true to the established crown 

and grade. When tested with a 10-foot straight edge 

placed parallel to or perpendicular to the centerline 

of the pavement the surface of the pavement at any 

point shall not deviate from the lower edge of the 

straight edge by more than one-quarter of an inch. 

All high and low spots shall be remedied immedi- 

ately by removing the wearing course material over 

the affected areas and replacing it with fresh, hot 

wearing course and surface finish material and 

immediately compacting it to conform with the 

surrounding area. 

All traffic shall be kept off the completed sur- 

face for a minimum period of 24 hours. 

(H) Weather Limitations. No bituminous sur- 

face shall be placed when the temperature of the air 

or road bed is 50 degrees Fahrenheit or below, dur- 

ing rainy weather, when the base is wet or during 

other unfavorable weather conditions as deter- 

mined by the Inspector. The air temperature shall 

be measured in the shade. 
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(I) Restoring Pavements. 

(1) Cutting and Removing. The pavement 

shall be cut vertically in neat lines with necessary 

tools by the contractor in such manner as not to 

damage the adjacent pavement. It shall be cut along 

straight lines forming the edges of the trench. The 

portion to be removed shall be broken up in such 

manner as not to damage the pavement outside the 

lines of the trench. If any pavement outside the 

lines of the trench is damaged, it shall be removed 

and restored as hereinafter provided at the contrac- 

tor’s expense. Concrete driveways, sidewalks and 

curb and gutter shall be removed in a similar man- 

ner. All waste material resulting from the above 

operations shall be immediately removed from the 

site of the work and all costs to the contractor for 

removing and disposing of said material shall be 

included in the unit prices bid under the appropri- 

ate items in the schedule. 

(2) Temporary Pavement. Between street 

intersections, unless otherwise ordered by the 

Engineer, the backfilling shall be built up slightly 

above the surface of the pavement, oiled and main- 

tained in good condition until the contractor is 

ready to place the new pavement, when the back- 

filling shall be removed to the subgrade elevation 

or bottom of the pavement. This work shall be done 

accurately to the proper elevation and all loose 

material removed. If any material is removed 

below the established subgrade elevation, said 

space shall be filled with similar material to that 

used for pavement base, at the contractor’s 

expense, after which the new pavement shall be 

placed according to the City’s specifications for the 

type of pavement that was removed, or such other 

type as may have been ordered to replace it. 

At street intersections a temporary pavement, 

satisfactory to the Inspector, shall be placed and 

maintained in good condition until the contractor is 

ready to place the new pavement, when it shall be 

removed accurately to the subgrade elevation of 

the pavement and the new pavement placed 

according to the City’s specifications for the type 

of pavement that was removed, or such other type 

of pavement as may have been ordered to replace 

it. 

 
 

(3) Driveways, Sidewalk or Curb and Gutter. 

Where a trench is located under private driveways, 

sidewalk or curb and gutter, the subgrade shall be 

prepared in the same manner as described for pave- 

ment, and the concrete driveway, sidewalk or curb 

and gutter shall be rebuilt according to the City’s 

specifications on file in the Inspector’s office, for 

the type of driveway, sidewalk or curb and gutter 

that was removed, or such other type as may have 

been ordered to replace it. 

(4) Repairing Damaged Pavement, Drive- 

way, Sidewalk or Curb and Gutter. If any pave- 

ment, concrete driveway, sidewalk, or curb and 

gutter has been damaged outside the lines of the 

trench, while trenching, damaged areas shall be 

removed along straight lines and at right angles, 

and all cut surfaces shall be vertical, and removal 

and rebuilding of the damaged portion shall be 

done by the contractor at his own expense, and to 

the full satisfaction of the Engineer. 

(J) Seal Coat. 

(1) Slurry Seal. After allowing newly paved 

roads to sit for one year, the contractor shall apply 

a Type II slurry seal coat in accordance with 

approved specifications and standards. The City, at 

its option, may allow chip and seal application to 

satisfy requirements of this section. Slurry seal 

shall consist of mixing asphalt emulsion, aggre- 

gate, and water and spreading the mixture on dedi- 

cated roadway surfaces shown on the plat and 

plans approved by the City, as specified in these 

specifications and the special provisions, and as 

directed by the City Inspector. 

(2) The materials for slurry seal immediately 

prior to mixing shall conform to the following 

requirements: 

(a) Polymer Modified Asphalt Emulsion. 

Polymer emulsified asphalt shall be a quick traffic, 

quick cure (QT-QC) type, shall be a homogeneous 

brown color throughout and show no separation 

after thorough mixing, shall break and set on the 

aggregate within five minutes and shall be ready 

for cross-traffic within 45 minutes. The polymer 

asphalt emulsion, upon standing undisturbed for a 

period of 24 hours, shall show no white or milky 

Such temporary bridges as may be required to 

properly handle the traffic during the progress of 

the construction shall be built, maintained and 

removed at the contractor’s expense. 
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colored substance on its surface and conform to the 

requirements in Table I. 
 

 

 

 

 

 

 

[Ord. 04-11; Code 1971 Appendix § 2.] 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Water shall be potable, free of harmful solu- 

ble salts and shall be of such quality that the asphalt 

will not separate from the emulsion before the 

slurry seal is in place in the work. 

Aggregate shall consist of sound, durable, 

crushed stone or crushed gravel and approved min- 

eral filler. The material shall be free from vegetable 

matter and other deleterious substances. Aggre- 

gates shall be 100 percent crushed with no rounded 

particles, volcanic in origin and black in color. The 

percentage composition by weight of the aggregate 

shall conform to the following grading: 

8.45.30 Portland cement concrete. 

(A) Portland cement shall conform to the 

“Standard Specifications for Portland Cement,” 

ASTM designation C-150-56 and subsequent revi- 

sions or addendums and shall be Type II. In areas 

where there is no exposure to sulfates in the soil or 

ground water, Type I cement is permissible. 

(B) A certified analysis of the cement shall be 

presented to the City Engineer upon request. 

(C) Cement content shall not be decreased 

because of the addition of certain admixtures. 

(D) Fine and course aggregates shall conform 

to the specifications for concrete aggregates, 

ASTM Designation C-33-57, and subsequent revi- 

sions or addendums. 

(E) The maximum size of the aggregate shall 

not be larger than one-fifth of the narrowest dimen- 

sion between forms of the member for which the 

concrete is to be used, nor larger than three-fourths 

of the minimum clear spacing between reinforcing. 

(F) Water used in mixing concrete shall be 

clean and free from strong acids, alkalies, oils, 

salts, organic materials, or other deleterious mate- 

rials. 

(G) The concrete shall contain a minimum of 6 

bag (94#/bag) cement per cubic yard, and have a 

minimum compressive strength at 28 days of 4,000 

psi maximum water content 0.048. Under no cir- 

cumstance will a slump in excess of four inches be 

permitted. 

(H) Not less than one test shall be made for 

each 150 cubic yards of concrete, nor less than one 

test for each day’s concreting. These tests shall be 

made at the option of the Inspector. 

(I) Proper mixing shall be accomplished either 

by truck or by stationary mixers. 

(J) The place of deposit shall be prepared by 

adequate forming, proper compaction, necessary 

Type II Slurry (Continued) 

No. 30 (600- m) 25 – 50 

No. 200 (75- m) 5 – 15 

Theoretical asphalt content, percent 

based on dry aggregate 

7.5 – 13.5 

Approximate application rate 

(pounds/square yard) 

14 – 18 

 

Table I 

Test on Emulsion Test Method Requirement 

Viscosity, SSF, @ 

77 degrees F., sec 

ASTM 

D-244 
15 – 90 

pH  1 – 3 

Distillation 

Residue %, 

Minimum 

  

60 

Test on Residue from Distillation Test 

Penetration, 77 

degrees F., 100g, 

5s 

 

ASTM D-5 

 

40 – 80 

Softening Point 

(Ring & Ball), 

degrees F. 

 

ASTM 

 

130 + 

Ductility, 77 

degrees F. (25 

degrees C.), 5 

cm/Min., 

Minimum 

 

ASTM 

D-113 

 

 
25 

Fraass-Breaking 

Point (degrees C.) 

min. 

 

DIN 52012 

 

-18 

 

Type II Slurry 

 

Sieve Sizes 

Percentage 

Passing 

3/8" (9.5- mm) 100 

No. 4 (4.75- mm) 90 – 100 

No. 8 (2.36- mm) 65 – 90 

No. 16 (1.18- mm) 40 – 70 
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drainage, and sufficiently moistened to minimize 

loss from the freshly placed concrete. 

(K) Forms may be removed when the concrete 

has sufficient strength to carry its own weight and 

the loads upon it with safety (approximately 75 

percent of design strength or at the discretion of the 

Engineer). 

(L) Finishing shall provide a pleasant-appear- 

ing surface, as well as a protective coat against 

weathering effects. 

(M) All concrete surfaces shall be cured for a 

period of seven days by keeping the surface of the 

concrete continually visibly moist. An acceptable 

curing compound may be substituted for water 

where approved by the Inspector. 

(N) In all cases the contractor shall assume all 

responsibility arising from preparing, placing, and 

the removal of forms, and shall assure himself that 

the concrete is properly cured to sustain loads 

before forms are removed. 

(O) No frozen materials or materials containing 

ice shall be used. All concrete materials, forms, 

fillers and ground with which the concrete is to 

come in contact shall be free from frost. Whenever 

the temperature of the surrounding air is below 40 

degrees Fahrenheit, all concrete, when placed in 

forms, shall have a minimum temperature of 55 

degrees Fahrenheit, and shall be maintained at a 

temperature of not less than 40 degrees Fahrenheit 

for at least 72 hours. Concrete subject to 

freeze/thaw shall be air entrained to a content of six 

percent plus one and one-half percent. 

(P) The City Inspector reserves the right to for- 

bid the use of material from any plant, pit or source 

when the character of material, equipment in use or 

the method of operation is such in his opinion as to 

make it doubtful that a reasonable uniform class of 

material will be furnished. 

(Q) Transporting, Placing, and Compacting. 

The transporting equipment shall be such as to 

deliver the concrete to the place of use without seg- 

regation and without undue loss of moisture. If the 

concrete is being placed in walls or structures more 

than five feet high, it shall be deposited into final 

position by means of tremies or similar equipment, 

and the maximum lateral movement of the concrete 

from any point of deposit shall not be more than 

five feet. It shall be deposited in even layers, not 

more than 24 inches in depth, and each layer shall 

be thoroughly vibrated preceding lift and next to 

 
 

the forms to ensure a smooth surface and the 

removal of air pockets. Particular attention shall 

also be given to working of the concrete around 

reinforcing steel and embedded fixtures in such 

manner as to produce a continuous homogeneous 

mass filling all corners and eliminating segregation 

of aggregate and air pockets. An internal vibrator 

shall be inserted vertically at intervals of 18 inches 

to 30 inches, depending on the thickness of the 

concrete. It shall be held in position and gradually 

withdrawn when air bubbles no longer come to the 

surface, which will usually require from five to fif- 

teen seconds. All concrete shall be vibrated within 

15 minutes after being placed in the forms. The 

vibrator shall not be permitted to come in contact 

with the forms, the reinforcing steel or embedded 

fixtures or to overvibrate the concrete at any point. 

Concrete shall not be transported laterally by 

means of vibrators. 

(R) Joining New Concrete to Old. In joining 

new concrete to old, the old concrete shall be thor- 

oughly treated with concrete epoxy preceding the 

placing of the new concrete. All surface film shall 

be removed from the old concrete, the surface 

roughened and thoroughly washed to remove loose 

particles. The methods employed to prepare the 

surface of the old concrete shall be approved by the 

Inspector in advance. A layer of mortar of the same 

proportions and consistency as the mortar used in 

the new concrete shall be thoroughly boomed into 

the surface of the old concrete, immediately before 

the new concrete is placed, but no pools of water 

shall be permitted on the surface of the old concrete 

when the mortar is placed. 

(S) An original copy of the concrete batching 

ticket shall be given to the City Inspector at time of 

delivery. Ticket is to include the plant designation, 

ticket number, mix design number, slump, air 

entrainment, type of concrete, gallons of water 

added on-site, time of leaving plant, time of arrival 

on-site and bag mix. Concrete could be rejected if 

ticket is not available and does not meet City stan- 

dards. [Code 1971 Appendix § 3.] 

 

8.45.40 Steel reinforcement. 

(A) General Description. (Specifications shall 

only apply where the International Building Code 

as adopted by the State of Utah does not.) All steel 

bars used for concrete reinforcement shall be grade 
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60 deformed bars conforming to ASTM A-615 and 

shall include the supplementary requirements. 

(B) Cutting and Bending. All cutting and bend- 

ing shall be done at the mill or shop unless provi- 

sions satisfactory to the Inspector are made for 

handling this work in the field. The radius of cur- 

vature of the bends shall not be less than four diam- 

eters. All bending shall be done cold. Heating 

preparatory to bending will not be permitted. All 

steel shall conform accurately to the dimensions 

shown on the plans. 

(C) Surface Condition. All steel shall be clean 

and free from mill scale, flakes of loose rust, 

cement, concrete, paint, oil, grease or any other 

foreign material, except that a thin layer of tightly 

adhering rust may be permitted if approved by the 

Inspector. 

(D) Placing. All reinforcement bars shall be 

placed accurately, as shown on the plans, wired at 

intersections and spaced and supported by means 

of metal chairs, spacers, hangers or other devices 

approved by the Inspector. The placing of bars on 

layers of fresh concrete as the work progresses will 

not be permitted. The reinforcement shall be 

securely bound together and rigidly held in the 

required position. Where splices are made, the base 

shall be tapped 40 diameters or a minimum of 20 

inches and tightly wired together. 

(E) Inspection. No concrete shall be placed in 

any reinforced concrete structure until the steel and 

its placement have been inspected and approved by 
the Inspector and he has given permission to pro- 

8.45.50 Sidewalks. 

(A) Excavation. All excavation required for 

concrete sidewalks and preparation of subgrade 

shall be made as provided in these specifications 

and shall include all applicable provisions therein 

contained. If the sidewalk under construction does 

not cover the entire area between the curb and the 

property line, then after the forms have been 

removed, the depressions along the edges of the 

sidewalk pavement shall be backfilled with 

approved material, properly moistened and hand 

tamped to the satisfaction of the Inspector, and the 

areas between the sidewalk and the curb and 

between the sidewalk and the property line shall be 

finished to a uniform slope, as shown on the plans, 

with fine material, free from stones and large 

lumps, and then neatly surfaced with hand rakes. 

Where the excavation extends into lawns, the sod 

shall be taken up, carefully preserved and relaid by 

the contractor. 

(B) Subgrade. After having excavated the area 

as described in subsection (A) of this section, it 

shall be compacted immediately in advance of 

placing the base material and shall be maintained 

in a suitable condition until the base has been 

placed. 

(C) Base Course. The base course shall be com- 

posed of natural gravel or crushed gravel placed on 

the prepared subgrade. The gradation of the aggre- 

gate shall be as follows: 

Percent Passing 

ceed with the placing of concrete. Any concrete Sieve Size Gradation Band 

placed in violation hereof shall be rejected and 

shall be removed by the contractor at his own 

expense. 

(F) Storage and Protection. All reinforcement 

steel shall be stored in such manner as to be pro- 

tected from the elements. It shall be stored on skids 

or other supports approved by the Inspector, and 

shall be protected against physical damage. No 

bars that are bent, twisted, kinked or warped shall 

be used in the work. No bars that have been bent 

shall be straightened and used in the work. 

(G) Welded steel wire fabric shall conform to 

ASTM Designation A-185. [Code 1971 Appendix 

§ 4.] 

1 inch 100 

1/2 inch 70 – 100 

No. 8 40 – 70 

No. 16 20 – 40 

No. 50 10 – 27 

No. 200 4 – 13 

The base course shall be placed to a depth of 

four inches and shall be compacted to 95 percent of 

maximum laboratory density as determined by 

AASHTO T-180 Method D. Compaction in con- 

formance with SCC 8.45.010 shall be to the satis- 

faction of the City Inspector. 

(D) Forms. The forms shall comply with all 

applicable requirements of these specifications. 

The width of the material shall be equal to the full 
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depth of the sidewalk pavement and the upper edge 

shall be set accurately to the required elevation of 

the finished surface. 

(E) Resetting Frames and Covers, Etc. Where 

there are structures existing, within the area of the 

sidewalk being constructed, such as valve boxes, 

meter boxes, hydrant boxes, sewer manholes, etc., 

that require resetting of frames and covers, or the 

building up or cutting down of the structure to fit 

the grade of the sidewalk, this work shall be done 

by and at the expense of the contractor unless oth- 

erwise provided in these specifications. Work shall 

be done to the satisfaction of the Engineer. 

(F) Class of Concrete to Be Used. In the con- 

struction of concrete sidewalks air entrained con- 

crete and Type II cement shall be used. 

The concrete materials and the proportioning, 

mixing, transporting, placing, protection and cur- 

ing of the same shall conform to all the applicable 

requirements of SCC 8.45.030. Vibration will not 

be required. 

(G) One Course Sidewalk. The concrete shall 

be placed on the subgrade, prepared as above 

described, to the full depth of the sidewalk, as 

shown on the plans, in one course. The full quantity 

of concrete required shall be deposited in as near its 

final position as practical in one operation, and the 

placing shall be completed with shovels. Spades 

shall be used along the edges to bring the concrete 

into uniform and complete contact with the forms. 

Hand tampers approved by the Engineer shall be 

used for compacting. A heavy iron-shod straight 

edge shall be used for striking off the concrete at 

the proper elevation. Wood floats shall be used for 

bringing the material to a uniform surface, and 

after the surface has partially set, all edges shall be 

finished with an approved edging tool having a 

three-eighths inch radius, and the surface shall then 

be finished with a wood float or by floating with a 

steel trowel as directed by the Inspector. On steep 

grades the surface shall be roughened as directed 

by the Inspector. 

(H) Sidewalk Pavement. All concrete sidewalk 

shall be constructed to the lines, grades and dimen- 

sions as shown on the prepared plans, or as directed 

otherwise by the Engineer. All concrete sidewalk 

shall be installed by the developer prior to the final 

warranty inspection. It shall be built four inches 

thick except at and through driveways. Concrete 

sidewalk built at and through resident driveways 

 
 

that are used generally for passenger car traffic 

shall be six inches in thickness through the entire 

width of driveway. At driveways, other than resi- 

dent driveways, such as service stations and at all 

driveways used for commercial and industrial traf- 

fic, the thickness of the sidewalk through the entire 

driveway shall be as shown on the drawing, or as 

determined by the Engineer; but in no case shall the 

thickness of the concrete walk be less than seven 

inches. 

(I) Joints. Transverse expansion joints shall be 

constructed in all concrete sidewalk at intervals of 

approximately 32 feet. These joints shall be one- 

half inch in thickness and shall run the full width 

and depth of the sidewalk pavement. Expansion 

joints shall also be constructed between the side- 

walk and curb, between the sidewalk and buildings 

abutting said sidewalk, around all poles, hydrants, 

manhole frames and/or other structures coming 

within or immediately adjacent to the sidewalk 

area, and at such other points as shown on the plan 

or as directed by the Engineer. The width of expan- 

sion joint at the above-mentioned locations shall be 

as shown on the drawing, or as directed by the 

Engineer, except that the expansion joint abutting 

curb shall be a special joint one inch wide by eight 

inches deep. All expansion joints shall extend the 

full depth of the sidewalk pavement being con- 

structed and shall be constructed at right angles to 

the centerline and surface of the sidewalk pave- 

ment. A metal holder shall be used to hold the 

expansion joint rigidly and securely in place during 

the sidewalk construction. 

(1) The expansion joint filler to be used shall 

be prepared resilient, nonextruding joint filler con- 

forming to the requirements of ASTM specifica- 

tions, designation D-544-52T, or as last revised, 

and as approved by the Engineer, cut or molded to 

proper dimensions, and it shall be so placed in rela- 

tion to surface of sidewalk pavement to allow for 

pouring of joint sealer compound. 

(2) In addition to the expansion joint all con- 

crete sidewalks shall be marked transversely with a 

marking tool, at intervals equal to the width of the 

sidewalk being built, and every third marking shall 

be a contraction joint. Each contraction joint shall 

be finished with an edging tool and shall be cut to 

a depth of one-quarter of the sidewalk slab thick- 

ness. Additional contraction joints shall be pro- 

vided as and where shown on the drawing or as 
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directed by the Engineer, or as further described in 

the “Detail Specification.” Ordinary markings 

shall not be more than one-quarter inch in depth. 

(3) All expansion joints and contraction 

joints constructed in concrete sidewalks shall be 

sealed by a hot poured rubberized asphalt joint 

sealing compound that is resilient and adherent to 

the concrete to prevent infiltration of water and for- 

eign substances into and through joints. The joint 

sealing compound used shall first be submitted to 

the Engineer and approved by him, and the com- 

pound shall be handled and placed as directed and 

to the satisfaction of the Inspector. 

(4) All above joint filler and sealer shall be 

furnished and properly placed at the expense of the 

contractor, unless otherwise provided in these 

specifications. 

(J) Wasted Concrete. Retempering concrete 

that has partly set will not be permitted. Concrete 

that for any reason has been mixed too wet shall be 

wasted. Concrete that is partly set shall not be used 

in the work. Waste concrete shall be disposed of by 

the contractor in a manner satisfactorily to the 

Inspector. 

(1) All concrete surfaces not coming in 

direct contact with the forms shall be struck off 

with a straight edge to the exact form and elevation 

required. The surface shall then be finished with a 

wood float or steel trowel as shown on the plans or 

as ordered by the Inspector, and the edges shall be 

finished with an approved edging tool. 

(2) If any special type of finish is required on 

any of the concrete included in this section, 

detailed requirements will be found in the “Detail 

Specifications” attached hereto. 

(K) Curing. All portland cement concrete shall 

be cured by acceptable means and approved by the 

Engineer. The work shall be done in an efficient 

and systematic manner. The curing period shall not 

be less than seven days. 

(L) Concreting in Cold Weather. If the contrac- 

tor desires to place concrete in cold weather he 

shall assume all responsibility for damage that may 

be caused by freezing or by any other cause, even 

though permission to proceed may have been given 

by the Engineer. In no case, however, shall con- 

crete be placed when the temperature is 45 degrees 

Fahrenheit and falling, unless the contractor has 

complied  with  the  following  requirements  and 

such additional precautions as he may consider to 

be necessary or advisable: 

(1) Provision shall be made for heating the 

water and, if necessary, the aggregates also. If the 

aggregates are heated, it shall preferably be done 

with steam by means of closed steam coils. 

(2) The temperature of the mixed concrete 

when placed in the forms shall be between 50 

degrees Fahrenheit and 70 degrees Fahrenheit, 

depending on the temperature of the air. 

(3) When the concrete has been placed, the 

forms and concrete shall be covered with tarpaulins 

or other approved covering and a sufficient number 

of perforated steam pipes provided under the cov- 

ering to maintain the temperature needed to ensure 

proper curing. 

(4) The use of any admixture to lower the 

freezing point of the concrete is forbidden. 

(5) No concrete shall be placed upon a fro- 

zen subgrade and no frozen materials shall be used 

in the concrete. 

(6) Salamanders shall not be used without 

special permission from the City Engineer, and if 

the use of salamanders is permitted, then each sala- 

mander shall have a vessel containing water placed 

on it in order to maintain the necessary humidity to 

prevent drying of the concrete. Water shall be 

maintained continuously in the vessel. 

(7) The material shall be free from ice, snow 

and frozen lumps when introduced into mixer. 

(M) Concreting in Hot and/or Dry Weather. 

Whenever the ambient temperature is above 80 

degrees Fahrenheit or the humidity is below 10 

percent, the City Engineer may, at his discretion, 

require trial batches to determine the period of ini- 

tial set. If, in the opinion of the City Engineer, 

weather conditions are such that the initial set is 

accelerated, the maximum period specified for 

mixing, placement and compaction shall be 

reduced to allow at least 10 minutes time before 

initial set. The term “initial set” shall be construed 

as the time in which, in the opinion of the Engineer, 

the concrete is no longer workable. Necessary 

steps will be taken at the direction of the Engineer 

to protect the concrete from undesirable effects of 

heat. These steps may include: 

(1) Spraying forms, reinforcing steel and 

subgrade to prevent absorption of water from mix. 

(2) Erecting sun shades and wind breaks. 
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(3) Protecting slabs before final finishing by 

covering with waterproof or Visqueen. 

(4) Spraying outside of forms to cool con- 

crete. 

(5) Cooling mixing water. 

(6) Spraying coarse aggregate to reduce tem- 

perature. 

(N) Temporary Stoppage of Work. If, for any 

reason, work is discontinued for a period long 

enough for the concrete to become set or partially 

set, then a construction joint shall be provided, 

preferably at a transverse expansion joint, or if that 

is impracticable, then at a transverse contraction 

joint. A bulkhead shall be placed between and at 

right angles to the side forms and at right angles to 

the surface of the pavement. It shall extend through 

the full depth of the pavement and the upper edge 

shall be set flush with the upper edge of the forms. 

The concrete shall be finished against this bulk- 

head to the full depth of the pavement and any 

excess concrete shall be wasted, and all work shall 

be done to the satisfaction of the Inspector before 

work is stopped. [Ord. 04-11; Code 1971 Appendix 

§ 5.] 

 
8.45.60 Curb and gutter. 

(A) Excavation for Curb and Gutter – Prepara- 

tion of Subgrade, Base and Backfilling. All exca- 

vation and preparation of subgrade and base 

required for construction of concrete curb and gut- 

ter and reinforced concrete shall be as outlined in 

SCC 8.45.070, as determined  by the Engineer. 

Embankment required under the concrete shall be 

with approved material compacted to 95 percent of 

maximum density. Base material will be required 

as outlined in SCC 8.45.050. 

(B) Construction. Concrete curb and gutter and 

reinforced concrete drain gutter shall be con- 

structed in conformity with the lines, grades, 

slopes, form and dimensions shown on the plans or 

as designated by the Engineer. In the construction 

of combined curb and gutter, the entire structure 

will be built simultaneously and no joint or line of 

cleavage shall be made between the curb and the 

gutter. 

(C) Class of Concrete. The concrete used for 

the construction of reinforced concrete drain gutter 

and concrete curb and gutter shall be air entrained 

using Type II cement and shall be as outlined in 

 
 

SCC 8.45.030. The curb and gutter shall be con- 

structed monolithically. 

(D) Joints. At intervals of 10 feet, joints shall be 

made by inserting from plates one-eighth inch in 

thickness and shaped to the exact form and dimen- 

sions of the curb and gutter. Plates must be smooth 

and clean. They shall be oiled with mineral oil 

immediately before using. Any plate that has 

become warped or damaged shall not be used. 

They shall be carefully removed after the concrete 

has set, and any concrete broken out shall be 

repaired to the satisfaction of the Inspector. 

(1) Expansion joints one-half inch thick shall 

be provided at approximately 50-foot intervals. 

The expansion joint filler shall be shaped to the 

exact form and dimensions of the curb and gutter, 

shall be one-half inch in thickness, and shall con- 

form to ASTM Designation D-544-52T, or as last 

revised, and as approved by the Engineer. 

(2) At the contractor’s option, plates a mini- 

mum of two inches deep may be substituted for the 

full-depth plates at contraction joints only. A full 

plate must be used at expansion joints and ends of 

the constructed section, such as at driveways, 

curved sections and/or where determined by the 

Engineer. 

(3) After division plates have been removed 

and expansion joints have been properly set, then 

all joints shall be sealed in a manner and with mate- 

rial approved by the Engineer. 

(E) Placing, Compacting and Curing. The 

method of mixing, placing, compacting, finishing 

and curing, etc., of the concrete shall conform to all 

applicable requirements of SCC 8.45.050, as deter- 

mined by the Inspector. 

(1) Curb and gutter may be placed by an 

approved slip form method. The slip form machine 

equipment shall spread, consolidate, screen and 

float finish the freshly placed concrete in such a 

manner that a minimum of hand float finishing will 

be required to provide a dense and homogeneous 

concrete section. 

The concrete shall be distributed uniformly 

into final position by the machine without delay 

and competently placed true to line and grade. 

The contraction joints every 10 feet may be 

provided by cutting into the fresh concrete to a 

minimum depth of one and one-half inches to cre- 

ate a weakened vertical plane. The edges of such 

joints shall be tooled with an edger so as to provide 
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a neat, workmanlike appearance. Expansion joints 

will not be required except at adjacent pavement, 

walk or structure. 

This option shall be so noted in the bid sched- 

ule by the contractor when this alternate is used in 

bidding this item. 

(F) Reinforced  Concrete  Drain  Gutter.  The 

reinforced  concrete  drain  gutter  shall  be  con- 

structed simultaneously with the adjoining gutters 

and shall consist of concrete a minimum of eight 

inches in thickness, unless otherwise shown, and 

reinforced longitudinally, and shall be built to con- 

form to dimensions, form and to elevations as 

shown on the plans or as directed by the Engineer. 

The concrete used shall be the same as provided 

in subsection (C) of this section. 

The methods of placing, spading, compacting, 

finishing and curing, as provided in subsection (E) 

of this section shall apply to the construction of the 

drain gutter. 

Where necessary, in the opinion of the Engineer, 

gravel shall be placed and thoroughly compacted to 

form a base for the drain gutter, as directed by the 

Inspector. 

(G) Protection. The contractor shall protect all 

curb and gutter and drain gutter from damage from 

traffic and all other causes until accepted by the 

City. Should the curb and gutter or drain gutter 

become damaged by weather, traffic, or during the 

rolling of the street, or from any other cause, it shall 

be repaired by reconstructing an entire section, by 

and at the expense of the contractor and to the sat- 

isfaction of the Inspector. [Code 1971 Appendix 

§ 6.] 

 
8.45.70 Excavation and backfill for 

pipelines. 

(A) Description. Excavation of trenches for 

pipelines shall include the excavation of all materi- 

als, of whatever nature, except pavement, coming 

within the designated lines of the trenches, as here- 

inafter described. It shall include the excavation of 

all materials required for the construction of man- 

holes, flush tanks, cleanout boxes, meters, pressure 

regulators and other appurtenances as shown on the 

drawings or directed by the Engineer. It shall 

include all excavation required for the removal or 

lowering of existing pipelines or appurtenances 

and shall include all necessary clearing and grub- 

bing, all necessary draining, pumping, timbering, 

sheeting and subsequent removal of these materials 

as directed by the Inspector. It shall include the dis- 

posal of all material excavated and the backfilling 

of the trenches and appurtenant structures as here- 

inafter provided. 

(B) Subgrade. The subgrade for all pipeline 

trenches is hereby defined to be the bottom of the 

trench at the elevation of the outside bottom of the 

pipe. 

(C) Limits of Excavation. The trench shall be 

excavated 10 inches wider than the inside diameter 

of the pipe, except for concrete pipe, for which it 

shall be excavated 12 inches wider. The sides of 

the trench shall be vertical and the depth of the 

trench shall be measured from the existing ground 

surface to the subgrade of the trench; provided, that 

on paved streets the depth shall be measured from 

the bottom of the pavement to the subgrade of the 

trench. All excavation required for manholes, flush 

tanks, cleanout boxes, meter boxes, valve boxes, 

pressure regulators and other appurtenances shall 

be made and measured as described under “Exca- 

vation for Structures”; provided, however, that 

such measurements shall include only such addi- 

tional material as is excavated outside the desig- 

nated lines of the trench. 

(D) Excavation in Rock. If the bottom of the 

trench for any pipeline is in rock or in material too 

hard to permit the bed to be properly formed for the 

pipes, the excavation shall be made not less than 

four inches below the established subgrade, and the 

bottom of the trench shall be brought to subgrade 

with approved material compacted into place as 

ordered by the Inspector. 

(E) Excavation Other Than Rock. Where the 

bottom of the trench is composed of material other 

than rock, care shall be exercised to prevent any 

disturbance of the material beyond the prescribed 

lines, and if any material is so disturbed, it shall be 

tamped back into place in a manner satisfactory to 

the Inspector. 

(F) Undesirable Material. If any undesirable 

material is encountered in the bottom of the trench, 

the contractor shall make such additional excava- 

tion as the Inspector may direct, and shall replace it 

with gravel of a quality that will pack, and said 

gravel shall be tamped into place in four-inch lay- 

ers to the satisfaction of the Inspector. 

(G) Bridging. The contractor shall construct 

suitable bridging over the trench at all street inter- 
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sections and at driveways to property abutting the 

line of the work, and at such other points as may be 

required. The bridging shall be of sufficient 

strength to carry the loads required. For public 

vehicle crossings it shall be capable of supporting 

a 15-ton truck. 

(H) Disposal of Seepage, Storm Water or Sew- 

age. The contractor shall remove all seepage, storm 

water or sewage that may be found or may accumu- 

late in the excavation during the progress of the 

work. He shall furnish all labor, pumps and other 

equipment and appliances necessary therefor, and 

shall keep all excavations entirely free from water 

at all times during the construction of the work and 

until the Inspector shall give instructions to cease 

pumping. 

(I) Tunneling. No tunneling will be permitted 

unless permission is given in writing by the Inspec- 

tor. 

(J) Protection of Pipes. All water, gas, sewer or 

other pipes encountered in excavating for the 

trench or appurtenances shall be supported and 

protected from injury in a manner satisfactory to 

the Inspector. 

(K) Parking, Lawns, Etc. Where the pipeline or 

structure is located on, along or across sodded 

parking, lawns or grass plots, the contractor shall in 

advance of making the excavation, remove the 

lawn or sod and give it proper care and attention, 

and shall replace the same in as nearly the original 

location and condition as is reasonably possible 

after the excavation has been backfilled and set- 

tled. Where it is necessary to deposit the excavated 

material on lawns or parking during the process of 

construction, the contractor shall first spread can- 

vas or similar material of suitable size upon the 

grass to prevent any of the excavated material from 

coming in contact with the sod. The excavated 

material shall be removed as soon as possible in 

order to avoid injury to the grass and the contractor 

shall replace, at his own expense, any sod that is 

damaged. 

(L) Trench in Unpaved Street. Where the trench 

is in an unpaved street, the backfilling shall be 

slightly rounded over the trench and left to settle 

for such time as the Inspector may direct, at which 

time it shall be thoroughly rolled with a five-ton 

truck loaded to capacity. The entire area of the 

trench shall be covered at least three times by the 

tread of the tires, after which any depression or 

 
 

irregularities shall be smoothed up to the proper 

elevation and rerolled. The surface over the trench 

shall be left in a uniformly smooth condition, con- 

forming to the street surface and all excess material 

shall be removed. During the interval of waiting for 

settlement of the material in the trench, the contrac- 

tor shall keep the surface over the trench oiled and 

shall maintain said surface in good condition until 

finally completed and accepted. 

(M) All backfill operations shall be completed 

within 10 calendar days from the start of excava- 

tion. 

(N) All backfill material shall be free from cin- 

ders, ashes, refuse, organic and frozen material, 

boulders, stones, or other material that, in the opin- 

ion of the City Engineer, is unsuitable. 

(O) Backfill material under, around, and to one 

foot over the pipe shall consist of select earth, sand 

or fine gravel, free from clods, lumps or stones 

larger than one and one-half inches to their maxi- 

mum dimensions. This shall be limited to three- 

fourths inch maximum around PVC, ABS or poly- 

ethylene lines. In wet or unstable conditions, mate- 

rial in this zone shall be free-draining, nonplastic 

material. 

(P) Backfill under and around the pipe to the 

centerline shall be placed in maximum layers of six 

inches. Bell holes of ample dimensions shall be 

dug in the bottom of the trench for each pipe. Uni- 

form bearing for each pipe barrel shall be provided 

for the full length of each pipe. Backfill from the 

centerline to one foot above the pipe shall be 

placed and compacted in maximum layers of six 

inches. Backfilling under improved areas (such as 

paved streets) shall be placed and compacted in 

six-inch layers. All layers through improved areas 

will be compacted to not less than 95 percent of the 

maximum standard proctor density (T-99). Only in 

the zone from one foot above the pipe to finished 

subgrade under unimproved areas will the use of 

wheel compaction be allowed. Adequate testing by 

the contractor shall be required to satisfy compac- 

tion requirements. 

(Q) All subsequent settling of backfill areas 

will become the sole responsibility of the contrac- 

tor for a period of not less than two years following 

the final approval of the entire project. 

(R) Impervious backfill shall be required at irri- 

gation canal crossings or other waterway interfer- 

ences. 
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(S) All areas disturbed by excavation and back- 

filling construction shall be restored to original 

condition, or better, at the contractor’s expense. 

[Code 1971 Appendix § 7.] 

 

8.45.80 Culinary water. 

(A) Materials. 

(1) Fire Hydrants. Fire hydrants shall meet 

the requirements of the current AWWA Standard 

Specification C-502 for fire hydrants for ordinary 

water works service with the following supplemen- 

tary qualifications: 

(a) Length for depth of trench to be as 

specified. 

(b) Two hose nozzles two and one-half 

inches in diameter with national standard fire hose 

thread. 

(c) One steamer nozzle four and one-half 

inches in diameter when ordered with national 

standard fire hose thread. 

(d) Counter clockwise to open. 

(e) Operating nut pentagon, one and one- 

half inch point to flat. 

(f) All internal parts to be removable from 

top of hydrant without the use of special tools. 

(g) Operating valve nut shall be within six 

inches of finished surface grade. 

(2) Flanged Fittings. All flanged fittings 

shall be in accordance with the current AWWA 

Specification C-110 for cast iron fittings. 

(3) Check Valves. Standard iron body swing 

check valves for 150-pound working pressure 

Crane, Ludlow or equal. 

(4) Dresser Couplings. Latest standard style 

with rubber gasket for water. For diameters four 

inches to 14 inches middle ring to be a minimum of 

one-fourth inch thick and five inches long with 

four-and-five-eighths-inch bolts for four-inch 

diameters; six-and-five-eighths-inch bolts for six- 

and eight-inch diameters and eight-and-five- 

eighths-inch bolts for 10-, 12-, and 14-inch diame- 

ters. 

(5) Steel Pipe. Steel pipe shall conform to the 

current AWWA Specification C-201. 

(6) Certification of all tests required by the 

American Water Works Association shall be pro- 

vided by the manufacturer. The three-edge bearing 

test will be required, upon request of the Engineer. 

(7) All pipe shall be standard lengths except 

for making connections to valves, fittings, and 

other such closures. 

(8) Concrete Pipe. Concrete pipe shall con- 

form in quality to the A.C.I. concrete standards. 

Sufficient proof of loading, bearing and sizing 

capacity for its intended use shall be required by 

the City Engineer. 

(9) Cast iron pipe shall conform to the provi- 

sions of American Standard Specifications ASA- 

A2.6 or A21.8 for Class 250 bell and spigot pipe 

with push-on joint. Fittings shall be mechanical or 

push-on joints, Class 250 conforming to ASA- 

A21.10 and A21.11. The interior of the pipe and 

fitting shall have a cement mortar lining conform- 

ing to the requirements of ASA-A21.4. The outside 

coating shall be a bituminous coal-tar base coating 

approximately one mil thick. 

(10) Ductile Iron Pressure Pipe. Ductile iron 

pipe where designated shall be centrifugal spun 

ductile iron, Class 50 or better. Ductile iron pipe 

shall have a standard thickness cement liner and 

shall conform to all requirements for AWWA Stan- 

dard C-151 for centrifugal spun ductile iron pipe 

with “push-on” or bell and spigot type joints. 

Required glands, gaskets, bolts and nuts shall be 

furnished. Pipe shall be coated with bituminous 

coal tar base, approximately one mil thick. The 

nominal laying length of the pipe shall be 18 feet. 

The maximum allowable pipe deflection shall be 

three degrees per joint with a recommended deflec- 

tion of two degrees or less per joint. Pipe deflection 

shall be limited to two degrees at crosses, valves, 

couplings, and fire hydrants. Except where specif- 

ically noted on the plans, ductile iron pipe shall 

have bell and spigot ends. Ductile iron pipe under- 

ground shall be protected against external corro- 

sion by loose polyethylene sleeves in accordance 

with AWWA C-105. 

(11) PVC Pressure Pipe. PVC Class 900 pipe 

shall meet the requirements of ASTM D-2241 

except that the pipe shall have an outside diameter 

of ductile iron pipe sizes instead of iron pipe sizes. 

The PVC pipe shall meet the requirements of the 

AWWA C-900 with pressure clasp of 150 and the 

D.R. of not less than 18. At least 85 percent of the 

total footage shall be furnished in standard 20-foot 

lengths. 

(12) Fittings. Fittings for PVC pipe shall be 

cast iron fittings as specified under cast iron and 
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ductile iron pipe, and be properly sized for the 

dimensions of the pipe being used. All fittings for 

joining pipe four inches in diameter and larger 

shall be of the push-on rubber gasket or mechanical 

joint type of fitting. 

(13) Replacement of Damaged Material. 

Any material that becomes damaged shall be 

replaced by the subdivider at his own expense. 

(14) Responsibility for Safe Storage. The 

subdivider shall be responsible for the safe storage 

of material furnished by or to him, and accepted by 

him, and intended for the work, until it has been 

incorporated in the completed project. 

(15) Handling Pipe and Accessories. Pipe, 

fittings, valves, hydrants, and other accessories 

shall, at all times, be handled with care to avoid 

damage. In loading and unloading they shall be 

lifted by hoists or slid, or rolled on skidways in 

such manner as to avoid shock. Under no circum- 

stances shall they be dropped. Pipe handled on 

skidways must not be skidded or rolled against 

pipe already on the ground. All pipe, fittings, 

valves and hydrants shall be carefully lowered into 

the trench piece by piece by means of derrick, 

ropes or other suitable tools or equipment, in such 

manner as to prevent damage to pipe or pipe coat- 

ing. Under no circumstances shall pipe or accesso- 

ries be dropped or dumped into the trench. Pipe 

shall be handled in such manner that a minimum 

amount of damage to the coating will result. Dam- 

aged coating shall be repaired in a manner satisfac- 

tory to the Engineer. 

(16) Gate valves shall be iron body, bronze 

mounted, double disc with nonrising stems with 

design construction to AWWA C-500, and modifi- 

cations herein. Stem seals shall be double O-ring 

seals; valves shall open counterclockwise. Provide 

two-inch square wrench nut for key operation. 

Operating valve nut shall be within six inches of 

finished surface grade. Install 24 inches of crushed 

rock from the bell top of the valve to the trench 

grade below the valve to provide proper drainage. 

Provide mechanical joint ends, except gate valves 

for use with fire hydrants. 

(17) Valve boxes shall be buffalo type, slid- 

ing type with base as required for the valve size 

used and of sufficient length for the specified pipe 

bury. It shall have the word “water” stamped 

thereon. 

 
 

(18) Locating wire and tape shall be pro- 

vided and installed along PVC pipelines one foot 

directly above the pipe. The wire shall be 14 gauge 

600-volt PVC jacketed wire manufactured for 

underground services. Wire shall terminate and be 

exposed in valve boxes as directed by the Public 

Works Department for easy access. Installation 

contractor shall install “culinary waterline buried 

below” tape if pipe color does not meet City 

requirements. 

(B) Laying Pipe. 

(1) General. All pipe shall be laid and main- 

tained to the required lines and grades, with fit- 

tings, valves and hydrants at the required locations, 

and with joints centered and spigots home, and 

with all valve and hydrant stems plumb. No devia- 

tion shall be made from the required line or grade 

except with the written consent of the Engineer. 

(2) Permissible Deflections at Joints. Wher- 

ever necessary to deflect pipe from a straight line, 

either in the vertical or horizontal plane to avoid 

obstructions, to plumb stems, or where long radius 

curves are permitted, the degree of deflection shall 

be approved by the Engineer. 

(3) Protecting Underground and Surface 

Structures. Temporary support, adequate protec- 

tion and maintenance of all underground and sur- 

face utility structures, drains, sewers and other 

obstructions encountered in the progress of the 

work shall be furnished by the contractor at his 

own expense under the direction of the Engineer. 

(4) Deviations Occasioned by Other Utility 

Structures. Wherever existing utility structures or 

branch connections leading to main sewers or to 

main drains, or other conduits, ducts, pipes, or 

structures present obstruction to the grade and 

alignment of the pipe, they shall be permanently 

supported, removed, relocated or reconstructed by 

the contractor through cooperation with the owner 

of the utility, structure or obstructure involved. In 

those instances where their relocation or recon- 

struction is impracticable, a deviation from line 

and grade will be ordered, and the change shall be 

made in the manner directed by the Engineer. Con- 

nections to private residences shall  be cut and 

looped around the pipeline. 

(5) Pipe Kept Clean. All foreign matter or 

dirt shall be removed from the inside of the pipe 

before it is lowered into its position in the trench, 
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and it shall be kept clean by approved means dur- 

ing and after laying. 

(6) Bell Ends to Face Direction of Laying. 

Unless otherwise directed, pipe shall be laid with 

bell ends facing the direction of laying, and for 

lines on an appreciable slope, bells shall, at the dis- 

cretion of the Engineer, face upgrade. 

(7) Preventing Trench Water from Entering 

Pipe. At times when pipe laying is not in progress, 

the open ends of pipe shall be closed by approved 

means, and no trench water shall be permitted to 

enter the pipe. 

(8) Cutting Pipe. Cutting of pipe for insert- 

ing valves, fittings or closure pieces shall be done 

in a neat and workmanlike manner without damage 

to the pipe. 

(9) Pipe Jointing. Jointing of all pipe shall be 

as recommended by the manufacturer. All pipes 

shall be handled in such a way so as to prevent 

damage to the coating and lining. Refer to backfill- 

ing specifications for proper bedding and compac- 

tion. Thrust blocking shall be applied at all tees, 

plugs, caps and at bends deflecting 22.5 degrees or 

more. Prevention of concrete adhesion by means of 

10 mil plastic sheeting to protect valves or pipe 

material shall be directed by the City Inspector. 

(C) Setting Valve, Hydrant and Fitting. 

(1) Valves. The contractor shall furnish all 

valves indicated on the plans as called for in these 

specifications or as called for proper operation of 

the water system. Valve manufacturer shall pro- 

vide detailed information as required by the Engi- 

neer for evaluating the quality of the valve. The 

technical information shall include complete 

dimensions, weights and material lists. No valve 

will be approved for installation until the required 

information has been received and approved. 

Except as otherwise specified, all buried valves 

shall be painted with two coats of asphalt varnish 

in accordance with the requirements of AWWA 

C-500. Gate valves shall be iron body, resilient 

seat, nonrising stem conforming to AWWA C-509 

with double O-ring. Valves shall open counter 

clockwise. Valve ends shall be flanged or mechan- 

ical joint as required for the type of pipe used. 

Maximum shutoff pressure shall be 200 psi. 

(2) Location. Gate valves, hydrants and fit- 

tings shall be located as shown on the plans or as 

directed by the Engineer or Public Works Depart- 

ment Director. 

(3) Valve Boxes and Valve Pits. Cast iron 

valve boxes shall be firmly supported, and main- 

tained centered and plumb over the wrench nut of 

the gate valve, with box cover flush with the sur- 

face of the finished pavement or at such other lev- 

els as may be directed. The valve shall be 

supported by a concrete pressure block and sur- 

rounded with two feet in depth of coarse gravel 

around the base of the valve. 

(4) Hydrants. Hydrants shall be located in a 

manner to provide complete accessibility, and in 

such a manner that the possibility of damage from 

vehicles or injury to pedestrians will be minimized. 

Maximum separation distance between fire 

hydrants shall not be greater than 500 feet. Unless 

otherwise directed, the setting of any hydrant shall 

conform to Items 4, 5, 6, and 7. 

(5) Position of Nozzles. All hydrants shall 

stand plumb, and shall have their nozzles parallel 

with or at right angles to the curb, with the pumper 

nozzle pointing normal to the curb, except that 

hydrants having hose nozzles at an angle of 45 

degrees shall be set normal to the curb. They shall 

conform to the established grade, with nozzles at 

least 12 inches above the ground. 

(6) Drainage at Hydrant. A drainage pit two 

feet in diameter and two feet deep shall be exca- 

vated below each hydrant and filled compactly 

with coarse gravel or broken stone, mixed with 

coarse sand, under and around the bowl of the 

hydrant and to a level of six inches above the waste 

opening. No hydrant drainage pit shall be con- 

nected to a sewer. 

(7) Anchorage for Hydrant. The bowl of 

each hydrant shall be well braced against unexca- 

vated earth at the end of the trench with concrete 

backing, or it shall be tied to the pipe with suitable 

rods or clamps. 

(8) Cleaning. Hydrants shall be thoroughly 

cleaned of dirt or foreign matter before setting. 

(9) Plugging Dead Ends. Standard plugs 

shall be inserted into the bells of all dead ends of 

pipe, toes or crosses and spigot ends shall be 

capped. 

(10) Anchorage of Toes, Tees, and Plugs. 

Reaction or thrust blocking shall be applied on all 

pipelines four inches in diameter or larger at all 

tees, plugs, caps and at bends deflecting 22.5 

degrees or more, or movement shall be prevented 

by  attaching  suitable  metal  rods  or  straps  as 
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directed by the Engineer. Thrust block size shall be 

determined by the subdivider’s engineer and shall 

be shown on the plans. 

(11) Material for Reaction Blocking. Reac- 

tion or thrust blocking shall be of concrete having 

compressive strength of not less than 2,000 psi. 

Blocking shall be placed between solid ground and 

the fitting to be anchored, the area of bearing on 

pipe and on ground in each instance shall be that 

required by the Engineer. The blocking shall be so 

placed that the pipe and fitting joints will be acces- 

sible for repair. The pipe shall be protected from 

the thrust block by a layer of 10 mil plastic. 

(D) Hydrostatic Tests. 

(1) Pressure During Test. After the pipe has 

been laid and partially backfilled, all newly laid 

pipe, or any valved section of it shall, unless other- 

wise specified, be subjected to maximum operating 

pressure. 

(2) Duration of Pressure Test. The duration 

of each pressure test shall be at least 30 minutes at 

220 psi. 

(3) Procedure. Each valved section of pipe 

 
 

The interior of all pipe, fittings and other accesso- 

ries shall be kept as free as possible from dirt and 

foreign matter at all times. 

(2) Chlorination. 

(a) Form of Chlorine and Means of Appli- 

cation. Before being placed in service, all new 

water mains shall be chlorinated. If the available 

water is more alkaline than pH 8, the holding time 

in the main shall be increased at the discretion of 

the Engineer. 

(b) Form of Applied Chlorine. Either of 

the following forms of chlorine may be used, sub- 

ject to the approval of the Engineer: 

(i) Liquid chlorine; 

(ii) Calcium hypochlorite tablets. 

(c) Methods of Chlorine Application. 

(i) Continuous   Feed   Method.   This 

method is suitable for general application. 

Table 1 

Chlorine Required to Produce 50 mg/l 

Concentration in 100 Feet of Pipe – by 

Diameter 

shall be slowly filled with water and the specified 

test pressure, measured at the point of lowest ele- 
 

Pipe Size 

100 Percent 

Chlorine 

1 Percent 

Chlorine 
vation, shall be applied by means of a pump con- 
nected to the pipe in a satisfactory manner. The 

pump, pipe connections and all necessary appara- 

tus shall be furnished by the contractor. 

inches pounds Solutions – 

gallons 
 

 

4 0.027 0.33 

(4) Expelling Air Before Test. Before apply- 6 0.061 0.73 

ing  the  specified  test  pressure,  all  air  shall  be 8 0.108 1.30 

expelled from the pipe. To accomplish this, taps 10 0.170 2.04 
shall be made, if necessary, at points of highest ele- 
vation, and afterward tightly plugged. 12 0.240 2.88 

(E) Cleaning Water Mains. After chlorination, 

the mains shall be flushed thoroughly. Flushing 

shall be done after the pressure test is made. It must 

be understood that such flushing removes only the 

lighter solids and cannot be relied upon to remove 

heavy material allowed to get into the main during 

laying. 

Unless extreme care and thorough inspection is 

practiced during the laying of water mains, small 

stones, pieces of concrete, particles of metal, or 

other foreign material may gain access to mains 

newly laid or repaired. 

(F) Sterilizing Water Mains. 

(1) General. Disinfection of water mains 

shall be done in accordance with “Procedure for 

Disinfecting  Water  Mains,”  AWWA  C-601-68. 

Water from the existing distribution 

system or other approved sources of supply shall 

be made to flow at a constant, measured rate into 

the newly laid pipeline. The water shall receive a 

dose of chlorine, also fed at a constant, measured 

rate. The two rates shall be proportioned so that the 

concentration in the water in the pipe is maintained 

at a minimum of 50 mg/l available chlorine. To 

assure that this concentration is maintained, the 

chlorine residual should be measured at regular 

intervals in accordance with the procedures 

described in the current edition of Standard Meth- 

ods and AWWA M-12 – Simplified Procedures for 

Water Examination. 

Table 1 gives the amount of chlorine 

residual required for each 100 feet of pipe of vari- 
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ous diameters. Solutions of one percent chlorine 

may be prepared with sodium hypochlorite or cal- 

cium hypochlorite. The latter solution requires 

approximately one pound of calcium hypochlorite 
in eight and one-half gallons of water. 

 
Table 2 

Number of Hypochlorite Tablets Required for 

Dose of 50 mg/l* 

During the application of the chlorine, 

valves shall be manipulated to prevent the treat- 

Length of 

Section 

Diameter of Pipe 

Inches 

ment dosage from flowing back into the line sup- 

plying the water. Chlorine application shall not 

cease until the entire main is filled with the chlo- 

rine solution. The chlorinated water shall be 

retained in the main for at least 24 hours, during 

which time all valves and hydrants in the section 

treated shall be operated in order to disinfect the 

appurtenances. At the end of this 24-hour period, 

the treated water shall contain no less than 25 mg/l 

chlorine throughout the length of the main. 

(ii) Tablet Method. Tablets are placed 

in each section of pipe and also in hydrants, 

hydrant branches, and other appurtenances. They 

shall be attached by an adhesive, except for the tab- 

lets placed in hydrants and in the joints between the 

pipe sections. All the tablets within the main must 

be at the top of the main. If the tablets are fastened 

before the pipe section is placed in the trench, their 

position should be marked on the section to assure 

that there will be no rotation. In placing tablets in 

joints, they are either crushed and placed on the 

inside annular space, or, if the type of assembly 

does not permit, they are rubbed like chalk on the 

butt ends of the sections to coat them with calcium 

hypochlorite. 

The adhesive may be Permatex No. 1 or 

any alternative approved by the Engineer. There 

shall be no adhesive on the tablet except on the 

broad side next to the surface to which the tablet is 

attached. 

(iii) Filling and Contact. When installa- 

tion has been completed, the main shall be filled 

with water at a velocity of less than one foot/sec- 

ond. This water shall remain in the pipe for at least 

24 hours. 

Valves shall be manipulated so that the 

strong chlorine solution in the line being treated 

will not flow back into the line supplying the water. 

Feet    
 

 2 4 6 8 10 12 

13 or less 1 1 2 2 3 5 

18 1 1 2 3 5 6 

20 1 1 2 3 5 7 

30 1 2 3 5 7 10 

40 1 2 4 6 9 14 

*Based on 3.75 grams available chlorine per tablet. 

(iv) Preventive Measures During Con- 

struction. Precautions must be taken to protect pipe 

interiors, fittings, and valves against contamina- 

tion. Pipe delivered for construction shall be strung 

so as to minimize entrance of foreign material. 

When pipe laying is not in progress, as for example 

at the close of the day’s work, all openings in the 

pipeline shall be closed by watertight plugs. Joints 

of all pipe in the trench shall be completed before 

work is stopped. If water accumulates in the trench, 

the plugs shall remain in place until the trench is 

dry. 

Note: Delay in placement of delivered pipe 

invites contamination. The more closely the rate of 

delivery is correlated to the rate of pipelaying, the 

less this delay. 

If dirt that, in the opinion of the City Engi- 

neer or Inspector, will not be removed by the flush- 

ing operation enters the pipe, the interior of the 

pipe shall be cleaned and swabbed as necessary, 

with a five percent hypochlorite disinfecting solu- 

tion. 

(v) Preventing Reverse Flow. Valves 

shall be manipulated so that the strong chlorine 

solution in the line being treated will not flow back 

into the line supplying the water. 

(vi) Retention Period. Treated water shall 

be retained in the pipe long enough to destroy all 

non-spore-forming bacteria. This period should be 

at least 24 hours and preferably longer, as may be 

directed. After the chlorine-treated water has been 

retained for the required time, the chlorine residual 
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at the pipe extremities and at other representative 

points should be at least 25 ppm. 

(vii) Chlorinating Valves and Hydrants. 

In the process of chlorinating newly laid pipe, all 

valves or other appurtenances shall be operated 

while the pipeline is filled with the chlorinating 

agent. 

(viii) Final Flushing and Test. Following 

chlorination, all treated water shall be thoroughly 

flushed from the newly laid pipeline at its extremi- 

ties until the replacement water throughout its 

length shall, upon test, be proved comparable to the 

quality of water served the public from the existing 

water supply system and approved by the public 

health authority having jurisdiction. This quality of 

water delivered by the new main should continue 

for a period of at least two full days as demon- 

strated by laboratory examination of samples taken 

from a tap located and installed in such a way as to 

prevent outside contamination. Samples should 

never be taken from an unsterilized hose or from a 

fire hydrant because such samples seldom meet 

current bacteriological standards. 

(ix) Repetition of Procedure. Should the 

initial treatment fail to result in the conditions 

specified above, the chlorination process shall be 

repeated until such results are obtained. [Ord. 04- 

11; Code 1971 Appendix § 8.] 

 

8.45.90 Sanitary sewers. 

(A) Concrete Sewer Pipe. 

(1) Description. Sanitary sewers shall 

include the performance of all operations neces- 

sary to lay sewer pipe mains, wye branches, indi- 

vidual sewer mains to manholes, test mains for 

leaks and all incidental work necessary to complete 

the work in a satisfactory manner. 

(2) Sewer Pipe. All pipe for the sanitary 

sewer mains shall be bell and spigot. The type of 

pipe the contractor proposes to install shall have 

the approval of the City Engineer before work is 

commenced. No interchanging of type of pipe will 

be allowed. 

(3) Nonreinforced Concrete Sewer Pipe. 

Nonreinforced concrete sewer pipe shall conform 

to Concrete Sewer Pipe ASTM Designation C-14-

56. 

(4) Reinforced Concrete Sewer Pipe. Rein- 

forced concrete sewer pipe shall conform to the 

requirements  for  “Reinforced  Concrete  Sewer 

 
 

Pipe: ASTM Designation C-75556.” Cement used 

in the pipe shall conform to Type 11A (the air 

entraining agent shall be interground at the mill), 

low alkali cement, conforming to Federal Specifi- 

cations, 192a, of ASTM Designation C-15C-53. 

(5) Length of Pipe. Pipe 36 inches in diame- 

ter and under shall be at least 36 inches long except 

specials. Pipe over 36 inches in diameter shall be at 

least as long as the inside diameter. The maximum 

length of pipe shall be 24 feet. 

(6) Testing. Random samples of pipe and all 

fittings and specials such as short radius bands, 

wyes and toes shall be tested as specified for the 

type of pipe being used. 

(7) Laying. No pipe shall be laid under any 

circumstances until the pipe has been tested, and 

the samples selected have satisfactorily passed the 

requirements. All pipe shall be laid upgrade from 

structure, unless otherwise expressly permitted by 

the Engineer, with the bell end of the pipe upgrade. 

All pipe shall be laid true to line and grade, with a 

uniform bearing under the full length of the barrel 

of the pipe, and suitable excavation shall be made 

to receive the bell of the pipe. All adjustments to 

grade shall be made by scraping away or tamping 

earth under the pipe. Wedging or blocking under 

the hub will not be permitted. As each unit of pipe 

is laid a sufficient amount of selected backfill 

materials shall be carefully placed and thoroughly 

tamped about the lower portion of the pipe to hold 

it firmly in position. If adjustment of the position of 

a length of pipe is required after it has been laid, it 

shall be removed and rejoined as for a new pipe. 

When laying is not in progress the ends of the pipe- 

lines shall be kept closed to prevent the entrance of 

foreign material. 

(8) Rubber Gasket Joints. Pipe for rubber 

gasket joints shall be of the bell and spigot type, 

detail of the type the contractor proposes to use 

shall be furnished and must have the approval of 

the City Engineer before the work is to be com- 

menced. The joint shall be so designed as to pro- 

vide for self-centering and when assembled, to 

compress the gasket to form a watertight seal. The 

pipe design and gasket shall be such that move- 

ment of the pipe or hydrostatic pressure cannot dis- 

place the gasket. In order to assure watertightness 

the clearance between the inner surface of the bell 

and the outer surface of the spigot, as well as the 

dimensional tolerances of this annular space, shall 
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be such that the gasket residual deformation is nei- 

ther less than 20 percent nor more than 45 percent 

when the spigot is seated to the full depth of the 

bell socket. 

(9) Rubber Gaskets. The rubber gasket for 

use on pipe shall be cured in such a manner that any 

cross-section will be dense, homogeneous, and free 

from porosity and other imperfections. The gasket 

shall be extruded or molded to the specific size 

within a tolerance of plus or minus one-thirty-sec- 

ond of an inch at any cross-section of the gasket. 

The gasket shall be fabricated from a high-grade 

tread-type compound. The basic polymer shall be 

natural rubber, or a copolymer of butadiene-sty- 

rene synthetic. The compound shall contain no fac- 

tice and shall have the following characteristics: 
 

Tensile strength, pounds per square 

inch, minimum 

 

2,300 

Elongation at break, percent, minimum 425 

Shore durometer (Type A) 40 to 60 

Absorption of water, by weight, two 

days at 70 degrees Celsius, percent 

maximum 

 

 
5 

Compression set (constant deflection), 

percent of original deflection, 

maximum 

 

 
20 

Tensile strength after oxygen bomb 

aging (48 hours, 158 degrees 

Fahrenheit, 300 per square inch), 

percent of tensile strength before 

aging, minimum 

 

 

 

 
80 

Increase in shore durometer hardness 

after oxygen bomb aging, maximum 

increase over original shore durometer 

 

 
8 

Acetone, extract, percent, maximum 15 

The physical properties of the rubber com- 

pound shall be determined by tests performed in 

accordance with the appropriate section of Federal 

Specifications ZZ-R-601a, except for shore 

durometer and compression set. All tests for com- 

pression set shall be made in accordance with 

Method B, ASTM Designation D-395 for compres- 

sion set of vulcanized rubber under constant 

deflection. Tests for shore durometer shall be made 

in accordance with ASTM Designation D-676. The 

contractor shall furnish certified copies of test 

reports as evidence of the rubber compound used in 

all rubber gaskets before any gaskets are used to 

join pipes. All rubber shall be stored in as cool a 

place as practicable, preferably at 70 degrees or 

less, and in no case shall the rubber for joints be 

stored exposed to the direct rays of the sun. All rub- 

ber gaskets shall be stored so as to permit free cir- 

culation of air about the rubber. 

In all cases during the laying of the pipe 

extreme care must be taken to see that the rubber 

gaskets are properly fitted in place and at all times 

are free from twisting and unusual displacement. 

(B) Poly (VinylChloride) Sewer Pipe (PVC). 

(1) General. This specification covers 

requirements for PVC pipe and fittings to be fur- 

nished for sanitary sewer. 

Pipe and fittings produced to the standards 

below should be installed in accordance with 

ASTM recommended practice D-2321, under- 

ground installation of flexible thermoplastic sewer 

pipe. The plastics nomenclature used in the speci- 

fications is in accordance with the definitions given 

in nomenclature D-883, unless otherwise indi- 

cated. 

(2) Applicable Documents. PVC sewer pipe 

furnished under this specification shall meet the 

following ASTM standards: D-256, Impact 

Strength; D-638, Tensile Strength and Modulus of 

Elasticity; D-648, Deflection Temperature under 

Load of 264 psi; D-1784, Specifications for Rigid 

Poly (VinylChloride) Compounds and Chlorinated 

Poly (VinylChloride) Compounds; D-3034 (SDR 

35) Type PSP Poly (VinylChloride) (PVC) Sewer 

Pipe and Fittings. The requirements of this specifi- 

cation are intended to provide pipe fittings suitable 

for nonpressure drainage of sewage. 

(3) Materials. Basic materials of the pipe and 

fittings shall be PVC plastic having a self-classifi- 

cation of 12454-B and shall meet the minimum 

physical properties and chemical resistance of the 

PVC compound as defined in ASTM D-1784. 

(4) Connection Joints. All sizes and classifi- 

cations of PVC gravity sewer pipe shall have joints 

utilizing rubber gaskets for sealing. Gaskets shall 

meet specifications defined in ASTM D-2000- 

AA820, ASTM 2000-AA625 and ASTM-D-1869. 

(5) Workmanship. The pipe and fittings shall 

be homogeneous throughout and free from visible 

cracks, holes, foreign inclusions or other injurious 

defects. The pipe shall be as uniform as commer- 
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cially practical in color, density, and other physical 

properties. 

(6) Requirements. All materials, dimen- 

sions, strengths, qualities, and test requirements 

shall meet the applicable ASTM requirements. All 

material used shall be new and shall be protected 

from any long exposure to the sun. 

(7) Inspections. Inspection of the material 

shall be made as agreed upon by the purchaser and 

the seller as part of the purchase contract. 

(8) Certification. When agreed upon in writ- 

ing by the purchaser and the seller the certification 

shall be made the basis of the acceptance of the 

material. This shall consist of a copy of the manu- 

facturer’s test report or a statement by the seller, 

accompanied by a copy of the test results, that the 

material has been sampled, tested, and inspected in 

accordance with the provisions of the specification. 

Each certification so furnished shall be signed by 

an authorized agent of the seller or manufacturer. 

Copies will be furnished to the City. 

(9) Marking. Pipes in compliance with this 

standard shall be clearly marked at intervals of five 

feet or less. The marking on SDR-35 shall be: 

(a) Manufacturer’s quality; 

(b) Nominal pipe size; 

(c) PVC 12454-B; 

(d) SDR-(Number); 

(e) PSP sewer pipe; 

(f) Appropriate ASTM number; 

(g) Extrusion code. 

(C) Sewer Appurtenances. 

(1) Testing of Gravity Sewer Lines. Gravity 

sewer lines shall show not more than 200 gallons 

infiltration per day, per mile of pipe, per inch nom- 

inal diameter. In areas where the ground water 

level is above the top of the pipe for the entire 

length of the sewer being tested, the infiltration 

shall be measured into the pipe to determine if it 

meets infiltration requirements. In areas where the 

ground water level is below the top of the pipe the 

contractor shall perform an exfiltration or leakage 

test to provide the City an indication of the condi- 

tion of the completed system. After capping and 

blocking all wyes or tees, the pipe between succes- 

sive manholes shall be filled with water, including 

the upstream manholes, to not less than four feet 

nor more than eight feet above the lowest point of 

the sewer section being tested. The  amount of 

water level shall be measured, and it shall not 

 
 

exceed a rate of 200 gallons exfiltration per day, 

per mile of pipe, per inch nominal diameter. Any 

one individual section may exceed the rate by one 

and one-half times if the total length does not 

exceed the above rate. The program of testing must 

be mutually determined by the Engineer and the 

contractor. The contractor shall furnish all labor, 

tools, and equipment necessary to make the tests 

and to perform any work incidental thereto. The 

contractor shall take all necessary precautions to 

prevent any joints from separating, or other dam- 

age to the system while the pipelines or their appur- 

tenances are being tested. He shall, at his own 

expense, correct any excess leakage and repair any 

damage to the pipe and its appurtenances or to any 

structures indicated by or resulting from these 

tests. If any section tested fails the test, it shall be 

repaired or replaced and retested at the contractor’s 

expense, until the measured leakage is within the 

allowable limits. Prior to the issuance of building 

permits and preceding the final warranty release of 

contingency improvement funding the City will 

require the developer or his selected contractor to 

perform a flush cleaning and CCTV video inspec- 

tion of the sanitary sewer pipes to confirm pipe 

workmanship and perpetuation of City and Ameri- 

can Society of Testing and Materials (ASTM) 

design and construction requirements. The City 

may require follow-up video inspections to con- 

firm necessary repairs have been completed from 

previous inspections. 

(2) Deflection and Air Testing of Sewer 

Lines. The air test shall be made by attaching an air 

compressor testing apparatus to any suitable open- 

ing, and after closing all other inlets and outlets to 

the system, forcing air into the system until there is 

a uniform gauge pressure of five pounds per square 

inch (34.5 kPa) or sufficient to balance a column of 

mercury 10 inches (254 mm) in height. The pres- 

sure shall be held without introducing additional 

air for a period of at least 15 minutes. In addition to 

the air test of the sewer line, a deflection test will 

also be required. The deflection test shall be made 

by positioning a multisize and stationary type 

deflection test gauge within a standard flexible 

sewer pipe. Each multisize gauge utilized for test- 

ing shall be five percent smaller in diameter than 

the inner walls of the pipe to be tested. The gauge 

will be placed within the sewer pipe and then vac- 
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uum pulled from one manhole to the next to locate 

any deflection problems. 

(3) Wye Branches. Wye branches or junc- 

tions for house connections shall be four inches in 

diameter, and shall be installed in the sewer at such 

locations as the Engineer may direct. Wye 

branches shall be elevated so that the flow line of 

the wye is level with the centerline of the pipe. 

Each wye, not used in connecting present laterals, 

shall be sealed by means of a suitable plug of the 

same material as the pipe and sealed with joint 

compound one-fourth-inch deep over the plug. 

(4) Manholes. 

(a) General. This item shall consist of the 

construction or installation of concrete manholes 

of the various types and diameters shown on the 

plans and at the designated locations. The item 

shall include: ring and cover, steps, and all other 

incidentals necessary to fully complete the man- 

holes. 

(b) Precast Manholes. Precast manholes 

shall consist of sections of rings of tongue and 

grooved reinforced concrete pipe on a cast in place 

foundation. Both circular and conical sections shall 

meet the requirements of “Reinforced Concrete 

Sewer Pipe (ASTM Specifications C-75).” 

Approved eccentric manholes with rungs 

will be accepted. Concentric manholes will not be 

accepted. 

The precast base section shall be recessed 

on the bottom edge to receive the pipe entering the 

manhole. The base section shall extend at least two 

inches into the concrete of the floor. When practi- 

cal the base section shall be set in position before 

the floor is poured; in any case the base section 

shall be imbedded in the floor before the concrete 

has taken its initial set. 

Joints between sections shall be set in: (i) 

cement grout; or (ii) asphaltic sewer joint com- 

pound. Joints shall be watertight. 

(c) Manhole Covers. The contractor will 

furnish and install the cast iron frame and cover 

shown on the plans as a part of the manhole. 

(d) Castings, Quality of Metal. All cast- 

ings shall be made of good quality cast iron, strong, 

tough, straight-grained and free from flaws, cracks, 

blow holes or other defects and of exact form and 

dimensions shown on the plans. They shall be 

evenly and firmly set and imbedded as to afford the 

chance of any movement. The seats and bearings of 

all frames and covers shall be machine faced and 

shall fit evenly and firmly and so made as to be 

interchangeable. Iron shall conform to “Standard 

Specifications for Gray Iron Castings” ASTM 

Specification A-48-48 or Class 30. 

(e) Grade. Necessary adjustment to bring 

the cover to finished street grade shall be required. 

(f) Manhole Ladders. Manhole ladder 

steps as shown on manhole plans shall be formed 

from three-fourths inch mild steel bar coated with 

polyethylene or cast iron rungs. 

(g) Stubs in Manholes. Stubs in manholes 

shall be flexible rubber boots with stainless steel 

straps. 

(h) Revisions to Existing Manholes. All 

work required to revise or modify existing man- 

holes, in connection with this project, as shown on 

the plans, or as directed by the Engineer, necessary 

to complete the project shall be done by the con- 

tractor and no extra compensation shall be allowed 

for this work. This work shall include such inciden- 

tals as raising manhole floors, providing drop type 

inverts, new invert openings, etc. 

(5) Service Lines. Any sewer laterals that 

may be extended beyond the branch in the main by 

the contractor during the construction shall be sub- 

ject to all the requirements of these specifications 

for the construction of the main line sewer. 

Cementing of joints will be allowed. 

The contractor shall be fully responsible for 

any leaks in the sewer laterals, to the same extent 

as if such leaks were in the sewer main. 

Sewer service lines shall be connected into 

the main line with a tee or other fitting manufac- 

tured for this purpose. The lateral shall be placed 

on a two percent slope and shall have cleanouts 

every 50 feet, at all changes in direction greater 

than 45 degrees and at drop connections. In the 

event the main sewer is deeper than required to 

connect the service line at two percent slope, the 

service line shall be taken off on a 45-degree angle 

and then flattened to the minimum slope to the 

house or user. Service lines for residential connec- 

tions shall be four-inch. The service line will be 

installed in the upper half of the main line. 

(6) Workmanship. The contractor, devel- 

oper, home builder or others responsible for the 

work shall provide adequate means, acceptable to 

the City Inspector, to prevent the entrance of for- 



8-45  

SYRACUSE CITY CODE 8.45.100 

 
 

eign materials into the sewer lines via the manholes 

and service laterals. 

Unless otherwise approved the following 

means of protection shall be used: 

Before work is started on street grading and 

paving jobs where there is a possibility of manhole 

rings and covers being displaced by equipment, the 

floor of the manhole shall be completely covered 

with wood planks, adequately secured to prevent 

displacement. Individual planks shall have a width 

greater than the diameter of the sewer pipe. Plank- 

ing shall remain in place during the life of the job. 

Upon completion of the work any foreign material 

that may have entered the manhole shall be 

removed before the planking is removed. 

On resurfacing jobs where it is required that 

manhole covers be adjusted to new grade, a canvas 

apron, properly supported or anchored, may be 

used in lieu of wood planking. In every case such 

apron or planking shall be in place before the work 

is started and shall not be removed until the work 

of adjusting the manhole has been completed. 

(7) Final Sewer Cleaning and Inspection. 

Prior to final acceptance, all parts of the system 

shall be completely finished and cleaned by the 

developer. All accumulated construction debris, 

rocks, gravel, and other foreign material shall be 

removed from the sewer system at or near the clos- 

est downstream manhole. If necessary the contrac- 

tor shall use mechanical rodding or bucketing 

equipment. The City Public Works Department 

shall complete a smoke test of the system to locate 

cross connections, illegal connections and infiltra- 

tion points. The City shall notice the home builder 

or developer of any illegal connections to the sewer 

system. The home builder shall undertake correc- 

tion of cross connections, illegal connections, or 

infiltrations. This shall include cleaning of the 

cross connected service pipeline acceptable to the 

City Public Works Department. [Ord. 04-23; Ord. 

04-11; Code 1971 Appendix § 9.] 

 

8.45.100 Storm sewers. 

(A) Storm Drain Calculations. 

(1) Storm drain calculations will be pro- 

duced using the rational method. 

(2) Storm drain design shall follow the 0.2 

C.F.S. discharge allowable by Davis County and 

shall be sized for a 10-year storm without deten- 

 
 

tion, a 50-year storm with minor detention, and a 

100-year storm with major detention. 

(3) Hydraulic calculations shall be submitted 

which produce the Composite “C.” 

(4) Submit copies of the storm intensity/fre- 

quency. 

(B) Culvert Pipe and Incidental Construction. 

(1) Material. All pipe required for the storm 

sewer shall be standard strength, tongue and 

groove, reinforced concrete culvert pipe. All cul- 

vert pipe shall conform to the American Society for 

Testing Materials Specifications for Reinforced 

Concrete Culvert Pipe, latest Designation D-76, or 

as provided in the special provisions. 

Pipe diameters listed in the bid schedule for 

which no reinforcing requirements have been 

determined under ASTM specifications shall be 

reinforced as required for the next diameter larger. 

(2) Length of Pipe. Culvert pipe from 10 

inches in diameter to 36 inches in diameter shall be 

at least 36 inches long. Pipe over 36 inches in 

diameter shall be at least as long as the inside diam- 

eter. 

(3) Testing of Pipe. Every manufacturer fur- 

nishing pipe under these specifications shall fur- 

nish all facilities necessary to carry out the tests 

required in these specifications. 

(4) Line and Grade. Line and grade shall be 

accurately maintained. Laser method is preferred. 

(5) Method of Laying Pipe. The first pipe 

downstream shall be bedded to established line and 

grade with the groove upstream. A shallow excava- 

tion shall be made underneath the pipe at the joint, 

this space to be filled with mortar, into which the 

end of the second pipe beds when laid. The groove 

end of the first pipe must be thoroughly cleaned 

with a wet brush and a layer of soft mortar applied 

to the inside of the groove. The tongue end of the 

second pipe must be thoroughly cleaned with a wet 

brush and while in a horizontal position a layer of 

soft mortar is then inserted into the groove end of 

the first pipe until the mortar is squeezed out on the 

interior and exterior surfaces. The interior surface 

of the pipe joint over 18 inches in diameter shall be 

brushed smooth and under 18 inches in diameter 

wiped smooth. 

All concrete culvert pipe shall have gasket 

joints, which operation shall be carried on several 

joints behind the laying operation. The outer sur- 

face of the pipe must be thoroughly cleaned with a 
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wet brush. As the band is carried up around the 

lower half of the pipe, an earth support is provided 

to prevent its falling off. At a point somewhat 

below spring line of the pipe, this operation may be 

discontinued. The band on the upper half of the 

pipe requires no support. Bands shall be at least 

one-half the thickness of the shell of the pipe and 

for four inches to six inches wide. 

(6) Rubber Gasket Joints. Gaskets shall con- 

form to ASTM D-412. 

(C) Structures. 

(1) Definition. All items listed in the bidding 

schedule as cleanout boxes, inlet boxes and junc- 

tion boxes shall be designated as structures. 

(2) Concrete. Concrete for all structures shall 

be as outlined in SCC 8.45.030. 

(3) Finishing. Upon removal of the forms, all 

the tie wire holding the forms shall be cut flush 

with concrete face and any rough or irregular sur- 

faces found to exist shall immediately be repaired 

to the satisfaction of the Engineer. Surface not 

exposed to view need not be finished, unless other- 

wise shown on the plans. Unless otherwise shown 

on the plans, exposed surfaces of structures shall be 

finished to conform to the finish of the adjacent 

concrete. Surfaces over which asphalt paving is to 

be placed shall be rodded off to the neat lines. Sur- 

faces exposed in concrete paving shall be given a 

float finish and surfaces exposed in curb and gutter 

areas shall be finished as prescribed for curb and 

gutter. An edging tool shall be used on all exposed 

corners to properly shape and finish the concrete. 

(D) Waterways. 

(1) Description. Waterways shall include the 

construction of box culverts and flumes, the finish- 

ing and placing of concrete and metal pipe culverts 

and other types of culverts specified, in street sec- 

tions, or in ditches paralleling streets, the construc- 

tion of cleanout boxes and the furnishing and 

placing of cleanout frames and covers, and the con- 

struction of head gates and diversion works and all 

other work incidental thereto, in accordance with 

the plans and these specifications. 

(2) Concrete Box Culverts, Flumes and 

Cleanout Boxes, Etc. Concrete waterways shall be 

constructed from concrete, to the dimensions and 

at the locations shown on the plans, or according to 

the stakes set by the Engineer. The provisions of 

SCC 8.45.030, Portland cement concrete, shall 

apply to the construction of waterways. Concrete 

waterways shall be reinforced as shown on the 

plans. 

(3) Reinforced Concrete Pipe. Reinforced 

concrete pipe shall meet the requirements of “Stan- 

dard Specifications for Reinforced Concrete Cul- 

vert Pipe ASTM Designation C-76. (Latest ASTM 

Designation C-76.)” 

(4) Plain concrete pipe shall not be used. 

(5) Corrugated Metal Pipe (CMP). Corru- 

gated metal pipe in quality and sizing shall be in 

compliance with the regulations and design criteria 

in “Handbook of Steel Drainage and Highway 

Construction Products,” published by the Ameri- 

can Iron and Steel Institute, or as specified on an 

approved set of plans and shall meet the require- 

ments of AASHTO Specification M-36. 

(6) Placing and Covering. Pipe shall be 

placed at the locations shown on the plans or as 

directed by the Engineer and shall be laid true to 

line and grade. The width of the trench in which the 

pipe is laid shall be sufficient to permit thorough 

tamping under the haunches of the pipe. The pipe 

shall be bedded in an earth foundation of uniform 

density, and carefully shaped to the proper grade. 

Where rocks or boulders are encountered in the 

formation it shall be removed and replaced with 

granular material to a sufficient depth to provide a 

uniform cushion under the pipe. 

Where a firm foundation is not encountered 

at the established grade due to spongy or unstable 

soil, additional excavation shall be made as 

directed by the Engineer, and backfilled with suit- 

able material adequately compacted to form a firm 

foundation for the pipe. 

Select material free from rocks and clods 

shall be used for backfill and shall be placed in lay- 

ers not exceeding six inches in thickness and thor- 

oughly compacted by tamping to the finished grade 

of the street. 

(7) Cleanout Frames and Covers. Cleanout 

frames and covers shall be furnished and installed 

at the various locations shown on the plans, or as 

may be directed by the Engineer. 

(8) Final Cleaning. Prior to final acceptance, 

all parts of the storm drain system shall be com- 

pletely finished and cleaned by the developer. All 

accumulated construction debris, rocks, gravel, 

and other foreign material shall be removed from 

the storm drain system at or near the closest down- 

stream manhole or cleanout structure. If necessary 
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the  contractor  shall  use  mechanical  rodding  or 

bucketing equipment. 

(E) Detention Facilities. Detention facilities 

shall meter water at 0.2 cfs per acre. Detention 

facilities shall be designed as follows: 

(1) Side slopes shall be 3:1 maximum. 

(2) Designed for 50-year storm or as deter- 

mined by City Engineer. 

(3) Vehicular maintenance access around the 

entire basin (minimum 10-foot width). 

(4) Vehicular access to basin. 

(5) Where possible, lot shall provide normal 

frontage requirements. 

(6) Pressurized irrigation system and land- 

scaping compatible with the surrounding area. 

(7) Flow-through design that eliminates a 

“wet basin.” 

(8) Cross slope within basin shall provide 

adequate drainage. 

(9) Inlet and outlet boxes shall be grated, 

with extended swale construction extending from 

outlet structure into the basin to eliminate nuisance 

flows and water accumulation. 

(10) Where possible, detention basins shall 

be incorporated into useable park property. [Ord. 

04-11; Code 1971 Appendix § 10.] 

 

8.45.110 Land drains. 

(A) Concrete Pipe. 

(1) Description. Land drains shall include 

the performance of all operations necessary to lay 

land drain pipe mains, wye branches, individual 

land drain mains to manholes, test mains for leaks 

and all incidental work necessary to complete the 

work in a satisfactory manner. 

(2) Pipe. All pipe for the land drain mains 

shall be bell and spigot. The type of pipe the con- 

tractor proposes to install shall have the approval 

of the City Engineer before work commences. No 

interchanging of type of pipe will be allowed. 

(3) Nonreinforced Concrete Pipe. Nonrein- 

forced concrete land drain pipe shall conform to 

Concrete Pipe ASTM Designation C-14-56. 

(4) Reinforced Concrete Pipe. Reinforced 

concrete land drain pipe shall conform to the 

requirements for “Reinforced Concrete Pipe: 

ASTM Designation C-75556.” Cement used in the 

pipe shall conform to Type 11A (the air entraining 

agent shall be interground at the mill), low alkali 

 
 

cement,  conforming  to  Federal  Specifications, 

192a, of ASTM Designation C-15C-53. 

(5) Length of Pipe. Pipe 36 inches in diame- 

ter and under shall be at least 36 inches long except 

specials. Pipe over 36 inches in diameter shall be at 

least as long as the inside diameter. The maximum 

length of pipe shall be 24 feet. 

(6) Testing. Random samples of pipe and all 

fittings and specials such as short radius bands, 

wyes and toes shall be tested as specified for the 

type of pipe being used. 

(7) Laying. No pipe shall be laid under any 

circumstances until the pipe has been tested, and 

the samples selected have satisfactorily passed the 

requirements. All pipe shall be laid upgrade from 

structure, unless otherwise expressly permitted by 

the Engineer, with the bell end of the pipe upgrade. 

All pipe shall be laid true to line and grade, with a 

uniform bearing under the full length of the barrel 

of the pipe, and suitable excavation shall be made 

to receive the bell of the pipe. All adjustments to 

grade shall be made by scraping away or tamping 

earth under the pipe. Wedging or blocking under 

the hub will not be permitted. As each unit of pipe 

is laid a sufficient amount of selected backfill 

materials shall be carefully placed and thoroughly 

tamped around the lower portion of the pipe to hold 

it firmly in position. If adjustment of the position of 

a length of pipe is required after it has been laid, it 

shall be removed and rejoined as for a new pipe. 

When laying is not in progress the ends of the pipe- 

lines shall be kept closed to prevent the entrance of 

foreign material. 

(8) Rubber Gasket Joints. Pipe for rubber 

gasket joints shall be of the bell and spigot type, 

detail of the type the contractor proposes to use 

shall be furnished and must have the approval of 

the City Engineer before the work is to be com- 

menced. The joint shall be so designed as to pro- 

vide for self-centering and when assembled, to 

compress the gasket to form a watertight seal. The 

pipe design and gasket shall be such that move- 

ment of the pipe or hydrostatic pressure cannot dis- 

place the gasket. In order to assure watertightness 

the clearance between the inner surface of the bell 

and the outer surface of the spigot, as well as the 

dimensional tolerances of this annular space, shall 

be such that the gasket residual deformation is nei- 

ther less than 20 percent nor more than 45 percent 
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when the spigot is seated to the full depth of the 

bell socket. 

(9) Rubber Gaskets. The rubber gasket for 

use on pipe shall be cured in such a manner that any 

cross-section will be dense, homogeneous, and free 

from porosity and other imperfections. The gasket 

shall be extruded or molded to the specific size 

within a tolerance of plus or minus one thirty-sec- 

ond of an inch at any cross-section of the gasket. 

The gasket shall be fabricated from a high-grade 

tread-type compound. The basic polymer shall be 

natural rubber, or a copolymer of butadiene-sty- 

rene synthetic. The compound shall contain no fac- 

tice and shall have the following characteristics: 
 

Tensile strength, pounds per square 

inch, minimum 

 

2,300 

Elongation at break, percent, 

minimum 

 

425 

Shore durometer (Type A) 40 to 60 

Absorption of water, by weight, two 

days at 70 degrees Celsius, percent 

maximum 

 

 
5 

Compression set (constant deflection), 

percent of original deflection, 

maximum 

 

 
20 

Tensile strength after oxygen bomb 

aging (48 hours, 158 degrees 

Fahrenheit, 300 per square inch), 

percent of tensile strength before 

aging, minimum 

 

 

 

 
80 

Increase in shore durometer hardness 

after oxygen bomb aging, maximum 

increase over original shore durometer 

 

 

8 

Acetone, extract, percent, maximum 15 

The physical properties of the rubber com- 

pound shall be determined by tests performed in 

accordance with appropriate sections of Federal 

Specifications ZZ-R-601a, except for shore 

durometer and compression set. All tests for com- 

pression set shall be made in accordance with 

method B, ASTM Designation D-395 for compres- 

sion set of vulcanized rubber under constant 

deflection. Tests for shore durometer shall be made 

in accordance with ASTM Designation D-767. The 

contractor shall furnish certified copies of test 

reports as evidence of the rubber compound used in 

all rubber gaskets before any gaskets are used to 

join pipes. All rubber shall be stored in as cool a 

place as practicable, preferably at 70 degrees or 

less, and in no case shall the rubber for joints be 

stored exposed to the direct rays of the sun. All rub- 

ber gaskets shall be stored so as to permit free cir- 

culation of air about the rubber. 

In all cases during the laying of the pipe 

extreme care must be taken to ensure that the rub- 

ber gaskets are properly fitted in place and contin- 

ually free from twisting and unusual displacement. 

(B) Poly (VinylChloride) Pipe (PVC). 

(1) General. This specification covers 

requirements for PVC pipe and fittings to be fur- 

nished for land drains. 

Pipe and fittings produced to the standards 

below should be installed in accordance with 

ASTM recommended practice D-2321, under- 

ground installation of flexible thermoplastic land 

drain pipe. The plastics nomenclature used in the 

specifications is in accordance with the definitions 

given in nomenclature D-883, unless otherwise 

indicated. 

(2) Applicable Documents. PVC land drain 

pipe furnished under this specification shall meet 

the following ASTM standards: D-256, Impact 

Strength; D-638, Tensile Strength and Modulus of 

Elasticity; D-648, Deflection Temperature under 

Load of 264 psi; D-1784, Specifications for Rigid 

Poly (VinylChloride) Compounds and Chlorinated 

Poly (VinylChloride) Compounds; D-3034 (SDR 

35) Type PSP Poly (VinylChloride) (PVC) Land 

Drain Pipe and Fittings. The requirements of this 

specification are intended to provide pipe fittings 

suitable for nonpressure drainage of sewage. 

(3) Materials. Basic materials of the pipe and 

fittings shall be PVC plastic having a self-classifi- 

cation of 12454-B and shall meet the minimum 

physical properties and chemical resistance of the 

PVC compound as defined in ASTM D-1784. 

(4) Connection Joints. All sizes and classifi- 

cations of PVC gravity land drain pipe shall have 

joints utilizing rubber gaskets for sealing. Gaskets 

shall meet specifications defined in ASTM D-

2000-AA820, ASTM 2000-AA625 and ASTM 

D-1869. 

(5) Workmanship. The pipe and fittings shall 

be homogeneous throughout and free from visible 

cracks, holes, foreign inclusions or other injurious 

defects. The pipe shall be as uniform as commer- 
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cially practical in color, density, and other physical 

properties. 

(6) Requirements. All materials, dimen- 

sions, strengths, qualities, and test requirements 

shall meet the applicable ASTM requirements. All 

material used shall be new and shall be protected 

from any long exposure to the sun. 

(7) Inspections. Inspection of the material 

shall be made as agreed upon by the purchaser and 

the seller as part of the purchase contract. 

(8) Certification. When agreed upon in writ- 

ing by the purchaser and the seller the certification 

shall be made the basis of the acceptance of the 

material. This shall consist of a copy of the manu- 

facturer’s test report or a statement by the seller, 

accompanied by a copy of the test results, that the 

material has been sampled, tested, and inspected in 

accordance with the provisions of the specification. 

Each certification so furnished shall be signed by 

an authorized agent of the seller or manufacturer. 

Copies will be furnished to the City. 

(9) Marking. Pipes in compliance with this 

standard shall be clearly marked at intervals of five 

feet or less. The marking on SDR-35 shall be: 

(a) Manufacturer’s quality; 

(b) Nominal pipe size; 

(c) PVC 12454-B; 

(d) SDR-(number); 

(e) PSP pipe; 

(f) Appropriate ASTM number; 

(g) Extrusion code. 

(C) Land Drain Appurtenances. 

(1) Testing of Gravity Lines. Gravity land 

drain lines shall show not more than 200 gallons 

infiltration per day, per mile of pipe, per inch nom- 

inal diameter. In areas where the ground water 

level is above the top of the pipe for the entire 

length of the land drain being tested, the infiltration 

shall be measured into the pipe to determine if it 

meets infiltration requirements. In areas where the 

ground water level is below the top of the pipe the 

contractor shall perform an exfiltration or leakage 

test to provide the City with an indication of the 

condition of the completed system. After capping 

and blocking all wyes or tees, the pipe between 

successive manholes shall be filled with water, 

including the upstream manholes, to not less than 

four feet nor more than eight feet above the lowest 

point of the land drain section being tested. The 

amount of water added during the test period from 

 
 

the section under test to maintain the water level 

shall be measured, and it shall not exceed a rate of 

200 gallons exfiltration per day, per mile of pipe, 

per inch nominal diameter. Any one individual sec- 

tion may exceed the rate by one and one-half times 

if the total length does not exceed the above rate. 

The program of testing must be mutually deter- 

mined by the Engineer and the contractor. The con- 

tractor shall furnish all labor, tools and equipment 

necessary to make the tests and to perform any 

work incidental thereto. The contractor shall take 

all necessary precautions to prevent any joints from 

separating or other damage to the system while the 

pipelines or their appurtenances are being tested. 

The contractor shall, at his own expense, correct 

any excess leakage and repair any damage to the 

pipe and its appurtenances, or to any structures 

indicated by or resulting from these tests. If any 

section of pipe fails the test, it shall be repaired or 

replaced and retested at the contractor’s expense, 

until the measured leakage is within the allowable 

units. 

(2) Air Testing of Lines. The air test shall be 

made by attaching an air compressor testing appa- 

ratus to any suitable opening, and after closing all 

other inlets and outlets to the system, forcing air 

into the system until there is a uniform gauge pres- 

sure of five pounds per square inch (34.5 kPa) or 

sufficient to balance a column of mercury 10 

inches (254 mm) in height. The pressure shall be 

held without introducing additional air for a period 

of at least 15 minutes. 

(3) Wye Branches. Wye branches or junc- 

tions for house connections shall be four inches in 

diameter, and shall be installed in the land drains at 

such locations as the Engineer may direct. Wye 

branches shall be elevated so that the flow line of 

the wye is level with the centerline of the pipe. 

Each wye, not used in connecting present laterals, 

shall be sealed by means of a suitable plug of the 

same material as the pipe and sealed with joint 

compound one-fourth-inch deep over the plug. 

(4) Manholes. 

(a) General. This item shall consist of the 

construction or installation of concrete manholes 

of the various types and diameters shown on the 

plans and at the designated locations. The item 

shall include: ring and cover, steps, and all other 

incidentals necessary to fully complete the man- 

holes. 
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(b) Precast Manholes. Precast manholes 

shall consist of sections of rings of tongue and 

grooved reinforced concrete pipe on a cast in place 

foundation. Both circular and conical sections shall 

meet the requirements of “Reinforced Concrete 

Pipe (ASTM Specification C-75).” 

Approved eccentric manholes with rungs 

will be accepted. Concentric manholes will not be 

accepted. 

The precast base section shall be recessed 

on the bottom edge to receive the pipe entering the 

manhole. The base section shall extend at least two 

inches into the concrete of the floor. When practi- 

cal the base section shall be set in position before 

the floor is poured; in any case the base section 

shall be imbedded in the floor before the concrete 

has taken its initial set. 

Joints between sections shall be set in: (i) 

cement grout; or (ii) asphaltic land drain joint com- 

pound. Joints shall be watertight. 

(c) Manhole Covers. The contractor will 

furnish and install the cast iron frame and cover 

shown on the plans as part of the manhole. 

(d) Castings, Quality of Metal. All cast- 

ings shall be made of good quality cast iron, strong, 

tough, straight grained and free from flaws, cracks, 

blow holes or other defects and of exact form and 

dimensions shown on the plans. They shall be 

evenly and firmly set and imbedded as to afford the 

chance of any movement. The seats and bearings of 

all frames and covers shall be machine faced and 

shall fit evenly and firmly and so made as to be 

interchangeable. Iron shall conform to “Standard 

Specifications for Gray Iron Castings” ASTM 

Specification A-48-48 or Class 30. 

(e) Grade. Necessary adjustment to bring 

the cover to finished street grade shall be required. 

(f) Manhole Ladders. Manhole  ladder 

steps as shown on manhole plans shall be formed 

from three-fourths-inch mild steel bar, coated with 

polyethylene or cast iron rungs. 

(g) Stubs in Manholes. Stubs shall be flex- 

ible rubber boots with stainless steel straps. 

(h) Revisions to Existing Manholes. All 

work required to revise or modify existing man- 

holes, in connection with the project, as shown on 

the plans, or as directed by the Engineer, necessary 

to complete the project shall be done by the con- 

tractor and no extra compensation shall be allowed 

for this work. This work shall include such inciden- 

tals as raising manhole floors, providing drop type 

inverts, new invert openings, etc. 

(5) Service Lines. Any land drain laterals 

that may be extended beyond the branch in the 

main by the contractor during construction shall be 

subject to all the requirements of these specifica- 

tions for the construction of the main line land 

drains. Cementing of joints will be allowed. 

All service lines shall be white in color, 

stubbed 10 feet beyond the property line, tagged 

and labeled “Land Drain,” capped or plugged with 

a two-inch by four-inch clearly marking the loca- 

tion of the lateral stub. 

The contractor shall be fully responsible for 

any leaks in the land drain laterals to the same 

extent as if such leaks were in the land drain mains. 

Service lines shall be connected into the main 

line with a tee or other fitting manufactured for this 

purpose. The lateral shall be placed on a two per- 

cent slope and shall have cleanouts every 50 feet, 

or at all changes in direction greater than 45 per- 

cent and at drop connections. In the event the main 

land drain is deeper than required to connect the 

service line at a two percent slope, the service line 

shall be taken from a 45-degree angle and then flat- 

tened to the minimum slope to the house or user. 

Service lines for residential connections shall be 

four-inch. The service line will be installed in the 

upper half of the main line. 

Roof drainage structures, storm gutters, or 

other aboveground collection points are prohibited 

from connecting to or discharging storm water into 

City underground land drains or field drain main 

service lines. 

New residential dwellings constructed within 

subdivisions containing a land drain system are 

required to make connection via a service lateral 

stubbed to the dwelling foundation footing and 

connected to the main land drain line owned by the 

City. 

(6) Workmanship. The contractor or others 

responsible for the work shall provide adequate 

means, acceptable to the City Inspector, to prevent 

the entrance of foreign materials into the land drain 

lines via the manholes. 

Unless otherwise approved the following 

means of protection shall be used: 

(a) Before work is started on street grad- 

ing and paving jobs where there is a possibility of 

manhole  rings  and  covers  being  displaced  by 
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equipment, the floor of the manhole shall be com- 

pletely covered with wood planks, adequately 

secured to prevent displacement. Individual planks 

shall have a width greater than the diameter of the 

land drain pipe. Planking shall remain in place dur- 

ing the life of the job. Upon completion of the work 

any foreign material that may have entered the 

manhole shall be removed before the planking is 

removed. 

(b) On resurfacing jobs where it is 

required that manhole covers be adjusted to a new 

grade, a canvas apron, properly supported or 

anchored, may be used in lieu of wood planking. In 

every case such apron or planking shall be in place 

before the work is started and shall not be removed 

until the work of adjusting the manhole has been 

completed. 

(c) Permanent fiberglass catches under 

land drain lids shall be installed to prevent gravel 

and dirt from getting into the system. 

(7) Final Cleaning. Prior to final acceptance, 

all parts of the system shall be completely finished 

and cleaned by the developer. All accumulated 

construction debris, rocks, gravel, and other for- 

eign material shall be removed from the land drain 

system at or near the closest downstream manhole. 

If necessary the contractor shall use mechanical 

rodding or bucketing equipment. [Ord. 04-11; 

Code 1971 Appendix § 11.] 

 

8.45.120 Secondary water. 

(A) Materials. 

(1) Flanged Fittings. All flanged fittings 

shall be in accordance with the current AWWA 

Specification C-110 for cast iron fittings. 

(2) Dresser Couplings. Latest standard style 

with rubber gasket for water. For diameters four 

inches to 14 inches middle ring to be a minimum of 

one-fourth inch thick and five inches long with 

four-and-five-eighths-inch bolts for four-inch 

diameters; six-and-five-eighths-inch bolts for six- 

and eight-inch diameters and eight-and-five- 

eighths-inch bolts for 10-, 12-, and 14-inch diame- 

ters. 

(3) Steel Pipe. Steel pipe shall conform to the 

current AWWA Specification C-201. 

(4) Certification of all tests required by the 

American Water Works Association shall be pro- 

vided by the manufacturer. The three-edge bearing 

test will be required, upon request of the Inspector. 

 
 

(5) All pipe shall be standard lengths except 

for making connections to valves, fittings, and 

other such closures. 

(6) PVC Pressure Pipe. Pipe shall be stan- 

dard dimension ration pressure rated PVC pipe 

(SDR-RP-PVC) conforming to the latest revision 

of ASTM D-2241 and the National Bureau of Stan- 

dards Product Standard PS 22-70. The pipe shall be 

PVC Class 900 pipe and shall meet the require- 

ments of ASTM D-2241 except that the pipe shall 

have an outside diameter of ductile iron pipe sizes 

instead of iron pipe sizes. The PVC pipe shall meet 

the requirements of the AWWA C-900 with pres- 

sure clasp of 150 and the D.R. of not less than 18. 

Pipe shall be bell and spigot, twin gasket. At least 

85 percent of the total footage shall be furnished in 

standard 20-foot lengths. 

(7) Replacement of Damaged Material. Any 

material that becomes damaged shall be replaced 

by the subdivider at his own expense. 

(8) Responsibility for Safe Storage. The sub- 

divider shall be responsible for the safe storage of 

material furnished by or to him, and accepted by 

him, and intended for the work, until it has been 

incorporated in the completed project. 

(9) Handling Pipe and Accessories. Pipe, fit- 

tings, valves, hydrants, and other accessories shall, 

at all times, be handled with care to avoid damage. 

In loading and unloading they shall be lifted by 

hoists or slid, or rolled on skidways in such manner 

as to avoid shock. Under no circumstances shall 

they be dropped. Pipe handled on skidways must 

not be skidded or rolled against pipe already on the 

ground. All pipe, fittings, and valves shall be care- 

fully lowered into the trench piece by piece by 

means of derrick, ropes or other suitable tools or 

equipment, in such manner as to prevent damage to 

pipe or pipe coating. Under no circumstances shall 

pipe or accessories be dropped or dumped into the 

trench. Pipe shall be handled in such manner that a 

minimum amount of damage to the coating will 

result. Damaged coating shall be repaired in a man- 

ner satisfactory to the Inspector. 

(10) Gate valves shall be iron body, bronze 

mounted, double disc with nonrising stems with 

design construction to AWWA C-500, and modifi- 

cations herein. Stem seals shall be double O-ring 

seals; valves shall open counterclockwise. Install 

24 inches of crushed rock from the bell top of the 

valve to the trench grade below the valve to pro- 
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vide proper drainage. Provide two-inch square 

wrench nut for key operation. Operating valve nut 

shall be within six inches of finished surface grade. 

Provide mechanical joint ends. 

(11) Valve boxes shall be buffalo type, slid- 

ing type with base as required for the valve size 

used and of sufficient length for the specified pipe 

bury. It shall have the word “sprinkler” or “irriga- 

tion” stamped thereon. 

(B) Laying Pipe. 

(1) General. All pipe shall be laid and main- 

tained to the required lines and grades, with fittings 

and valves at the required locations. No deviation 

shall be  made  from the required  line  or grade 

except with the written consent of the Engineer. 

The contractor will install indicator tape marked 

“Irrigation Line Buried Below” 12 inches above 

the top of the irrigation pipe. 

(2) Permissible Deflections at Joints. Wher- 

ever necessary to deflect pipe from a straight line, 

either in the vertical or horizontal plane to avoid 

obstructions, to plumb stems, or where long radius 

curves are permitted, the degree of deflection shall 

be approved by the Engineer. 

(3) Protecting Underground and Surface 

Structures. Temporary support, adequate protec- 

tion and maintenance of all underground and sur- 

face utility structures, drains, sewers and other 

obstructions encountered in the progress of the 

work shall be furnished by the contractor at his 

own expense under the direction of the Inspector. 

(4) Deviations Occasioned by Other Utility 

Structures. Wherever existing utility structures or 

branch connections leading to main sewers or to 

main drains, or other conduits, ducts, pipes, or 

structures present obstruction to the grade and 

alignment of the pipe, they shall be permanently 

supported, removed, relocated or reconstructed by 

the contractor through cooperation with the City. 

In those instances where their relocation or recon- 

struction is impracticable, a deviation from line 

and grade will be ordered, and the change shall be 

made in the manner directed by the Engineer. Con- 

nections to private residences  shall be cut and 

looped around the pipeline. 

(5) Pipe Kept Clean. All foreign matter or 

dirt shall be removed from the inside of the pipe 

before it is lowered into its position in the trench, 

and it shall be kept clean by approved means dur- 

ing and after laying. 

(6) Bell Ends to Face Direction of Laying. 

Unless otherwise directed, pipe shall be laid with 

bell ends facing the direction of laying, and for 

lines on an appreciable slope, bells shall, at the dis- 

cretion of the Engineer, face upgrade. 

(7) Preventing Trench Water from Entering 

Pipe. At times when pipe laying is not in progress, 

the open ends of pipe shall be closed by approved 

means, and no trench water shall be permitted to 

enter the pipe. 

(8) Cutting Pipe. Cutting of pipe for insert- 

ing valves, fittings or closure pieces shall be done 

in a neat and workmanlike manner without damage 

to the pipe. 

(9) Pipe Jointing. Jointing of all pipe shall be 

as recommended by the manufacturer. All pipes 

shall be handled in such a way so as to prevent 

damage to the coating and lining. Refer to backfill- 

ing specifications for proper bedding and compac- 

tion. Thrust blocking shall be applied at all tees, 

plugs, caps and at bends deflecting 22.5 degrees or 

more. Prevention of concrete adhesion by means of 

10 mil plastic sheeting to protect valves or pipe 

material shall be directed by the City Inspector. 

(10) Pipe shall be laid so as to drain back into 

the main system when system is out of service. 

Additional drain lines or blow-off valves will be 

required where gravity draining may not be possi- 

ble. 

(11) Indicator Tape. Indicator tape shall be 

placed a minimum of 12 inches above the laid pipe 

to identify the water line for future excavations. A 

12 gauge locater wire shall be installed to aid in 

locating the pipe for identification. The City Public 

Works Department shall oversee the connection 

points of the locator wire. 

(C) Setting Valve and Fitting. 

(1) Location. Gate valves and fittings shall 

be located as shown on the plans or as directed by 

the Engineer. 

(2) Valve Boxes and Valve Pits. Cast iron 

valve boxes shall be firmly supported, and main- 

tained centered and plumb over the wrench nut of 

the gate valve, with box cover flush with the sur- 

face of the finished pavement or at such other level 

as may be directed. Valve box lid shall be stamped 

“Sprinkler.” 

(3) Plugging Dead Ends. Standard plugs 

shall be inserted into the bells of all dead ends of 
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pipe,  toes  or  crosses  and  spigot  ends  shall  be 

capped. 

(4) Anchorage of Toes, Tees, and Plugs. 

Reaction or thrust blocking shall be applied on all 

pipelines four inches in diameter or larger at all 

tees, plugs, caps and at bends deflecting 22.5 

degrees or more, or movement shall be prevented 

by attaching suitable metal rods or straps as 

directed by the Engineer. Thrust block size shall be 

determined by the subdivider’s engineer and shall 

be shown on the plans. 

(5) Material for Reaction Backing. Reaction 

or thrust blocking shall be of concrete having com- 

pressive strength of not less than 2,000 psi. Block- 

ing shall be placed between solid ground and the 

fitting to be anchored. The area of bearing on pipe 

and on ground in each instance shall be that 

required by the Engineer. The blocking shall be so 

placed that the pipe and fitting joints will be acces- 

sible for repair. The pipe shall be protected from 

the thrust block by a layer of 10 mil plastic. 

(6) Blow-off and drain valves shall be 

installed on dead-end or low elevation point con- 

nection lines in accordance with requirements and 

specifications of the City. 

(D) Hydrostatic Tests. 

(1) Pressure During Test. After the pipe has 

been laid and partially backfilled, all newly laid 

pipe, or any valved section of it, shall, unless oth- 

erwise specified, be subjected to maximum operat- 

ing pressure. 

(2) Duration of Pressure Test. The duration 

of each pressure test shall be at least 30 minutes at 

150 psi. 

(3) Procedure. Each valved section of pipe 

shall be slowly filled with water and the specified 

test pressure, measured at the point of lowest ele- 

vation, shall be applied by means of a pump con- 

nected to the pipe in a satisfactory manner. The 

pump, pipe connections and all necessary appara- 

tus shall be furnished by the contractor. 

(4) Expelling Air Before Test. Before apply- 

ing the specified test pressure, all air shall be 

expelled from the pipe. To accomplish this, taps 

shall be made, if necessary, at points of highest ele- 

vation, and afterward tightly plugged. 

(E) Cleaning Water Mains. The mains shall be 

flushed thoroughly. Flushing shall be done after 

the pressure test is made. It must be understood that 

such flushing removes only the lighter solids and 

 
 

cannot be relied upon to remove heavy material 

allowed to get into the main during laying. 

Unless extreme care and thorough inspection is 

practiced during the laying of water mains, small 

stones, pieces of concrete, particles of metal, or 

other foreign material may gain access to mains 

newly laid or repaired. [Ord. 04-11; Code 1971 

Appendix § 12.] 

 

8.45.130 Roadway lighting. 

(A) General. All outdoor artificial street illumi- 

nating devices shall be installed in conformance 

with the provisions of this section and applicable 

provisions of the zoning ordinance, subdivision 

ordinance, and the current electric and electric 

safety codes adopted by the state of Utah. The 

spacing and arrangement of street lights will be 

designed during the preliminary plat or sight plan 

review phases of a development and shall be a min- 

imum of one light per every 800 feet of roadway, 

every 400 feet of cul-de-sac depth and at every 

roadway intersection. 

(B) Approved Materials and Methods of Instal- 

lation. The provisions of this section are to prevent 

the use of any material or method of installation not 

specifically prescribed by this section. The City 

Council must approve any proposed alternatives. 

(1) Type and Style of Lights. Street lights 

shall be purchased by the developer and may be 

either the “Grand Ville” with trim tabs (Series 1) 

with a 14-foot Charleston pole or “Grande Ville” 

(Series 2) with a 14-foot Salem pole. 

(2) Lamp Source. High pressure sodium is 

the lamp source that will be utilized throughout the 

City for all roadway lighting. 

(3) Deviations. Any material or method of 

installation not specifically prescribed in this sec- 

tion will be evaluated by the City Council as stated 

above, for approval based on the following criteria: 

(a) It provides equivalence to the applica- 

ble specific requirements of this section. 

(b) It is otherwise satisfactory in comply- 

ing with the intent of this section. 

(c) The plans, and variants to this section 

for proposed lighting schemes, will be submitted to 

the Community Development Department for 

approval, and shall be sufficiently complete, with 

all variants from this section noted, to enable the 

City Council to readily determine whether compli- 

ance with the intent of this section will be secured. 
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(4) Variances. Any person desiring to install 

an outdoor lighting fixture in violation of this sec- 

tion may apply to the City Council with recom- 

mendation from the Planning Commission for a 

variance from the regulation in question. 

(C) Roadway Lighting. 

(1) Nondecorative Poles and Heads. Non- 

decorative poles and heads shall only be utilized in 

the City where, upon the recommendation of the 

Planning Commission and approval of the City 

Council, a specific lighting plan has been 

approved. 

(a) All roadway pole-mounted fixtures 

shall not be mounted above 30 feet, as measured 

from the top of the fixture to the adjacent grade of 

the horizontal plane being lit by the fixture. 

(b) The fixture should house a high-pres- 

sure sodium lamp, with a cut-off lens and no more 

than 150 watts/pole. 

(2) Decorative Poles and Heads. Decorative 

poles and heads shall be installed as outlined on 

plans approved through the Community Develop- 

ment Department. 

(a) All decorative roadway pole-mounted 

fixtures shall not be mounted above 18 feet, as 

measured from the top of the fixture to the adjacent 

grade of the horizontal plane being lit by the fix- 

ture. 

(b) The fixture should house a high-pres- 

sure sodium lamp, with no more than 150 

watts/pole. 

(c) Decorative roadway application fix- 

tures should utilize highly refractive globes, which 

have a minimum of 85 horizontal and 345 vertical 

prisms, to evenly direct the light, and evenly dif- 

fuse the light source. The fixture should have the 

ability to have internal light-directing reflectors 

that can be field-installed after fixture installation, 

to accommodate customization of the lighting out- 

put, and/or to redirect unwanted light to the traffic 

area. 

(d) The fixture should have photometrics, 

so that when used on a 40-foot-wide road and 

placed on opposing 180 feet spacing, mounted on 

an 18-foot pole with a Type III distribution and 150 

watt HPS head, the following horizontal foot-can- 

dles should be produced on the roadway (using a 

1.85 light loss factor): 

(i) Average   maintained   equals   one 

foot-candle or more. 

(ii) Maintained  minimum  equals  0.4 

foot-candles or more. 

(iii) Maximum/minimum uniformity 

equals 4.54 or less. 

(e) At 40 feet away from the pole, the 

roadway should not have less than 0.1 horizontal 

foot-candle minimum maintained at any point on 

the road and one and one-half vertical foot-candles, 

as measured from ground level to six feet above the 

ground, in the middle of the road. 

(f) The refractor should be made of 

acrylic, and should be available in Type III and IV 

distributions, with a reflector in the top to eliminate 

uplight and redirect the light downward toward the 

surface, and a house light shield. It sets in die-cast 

aluminum polyester powdercoated pod, which will 

allow easy access to all of the internal electrical 

components. It should have internal twist-lock 

style photocell receptacle when needed, and quick- 

release wiring components on the socket, ballast, 

and igniter, with a ground fault interrupted outlet 

mounted on the pod. Approved manufacturers are 

as follows: 

(i) Hadco Streetscapes Refractive 

Globes UT33A150SE-150HPS style or equal. 

(g) Light posts shall be 16 feet tall, five- 

inch by three-inch smooth tapered aluminum pole 

with a 0.125-inch wall thickness. Bolt circle shall 

be 14-inch diameter, four bolts, 90 degrees apart, 

with a decorative base 12.75 inches square by 45 

inches high, with a three-inch outside diameter fit- 

ter. Aluminum is to be polyester powdercoated 

black. 

(i) Hadco  Streetscapes  Posts  –  2520 

style or equal. 

(3) Road Light Levels. Roadway lighting 

maximum levels (as measured at the horizontal 

plane being lit). 

(a) The maximum point should not 

exceed six foot-candles within the circulation area 

being lit. 

(b) The average light level should not 

exceed one foot-candle within the circulation area 

being lit. 

(c) No more than one foot-candle will be 

allowed outside of 20 feet of the circulation area 

being lit. 

(d) No more than 0.05 foot-candles will 

be allowed outside the property lines of the ease- 

ment. 
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(e) No more than 0.01 foot-candles should 

be allowed to spill on any residential property as a 

result of another party lighting their own property. 

(D) Wiring. 

(1) Lamp and Pole Wiring. All internal wir- 

ing of the lamps shall be accomplished at the man- 

ufacturer’s facilities. No alterations or modifica- 

tions shall be accomplished as part of the 

installation of the lamps. 

(2) Applicable Codes. All underground wir- 

ing shall be accomplished in accordance with the 

current electrical code adopted by the state of Utah. 

(3) Wire or Cable. Wire shall be a minimum 

eight gauge copper wire and shall have appropriate 

coatings as required by the current electrical code. 

Wire and cable placed in conduit or direct burial 

shall be rated for the applicable use. 

(4) Ground. Pole will be grounded to 

grounding rod set in the footing as outlined in the 

standard drawings. Neutral lines shall not be con- 

nected to the pole. 

(5) Depth of Bury. Direct burial cable con- 

ductors and nonmetallic raceways shall be a mini- 

mum of 24 inches below the top back of curb or 

finished grade, whichever is lower. All cable or 

conduit shall be inside a raceway where less than 

24 inches below the top back of curb or finished 

grade. Cables, conductors, and raceways shall have 

their location identified by a warning ribbon that is 

placed in the trench at least 12 inches above the 

underground installation. 

(6) Splices and Taps. Buried conductors or 

cables, either contained in a nonmetallic raceway 

or direct bury, shall have no splices or taps. 

(7) Backfill. Backfill that contains large 

rocks, paving materials, cinders, large or sharply 

angular substances, or corrosive materials that may 

damage raceway, cables, or conductors or prevent 

adequate compaction of fill or contribute to corro- 

sion of raceways, cables, or conduits shall not be 

utilized. 

(8)(1) Raceway Seals. Conduits or 

raceways through which moisture may contact 

energized live parts shall be sealed or plugged at 

both ends. [Ord. 04-11; Ord. 02-19; Code 1971 

Appendix § 13.] 



  
 

Agenda Item # 4a. General Plan Request 

Professional Office to Business Park Zone  

3600 W 1700 S 
 

Factual Summation  

Please review the following information. Any questions regarding this agenda item may 

be directed at Noah Steele, Interim CED Director  

 

Subdivision Name:   To be determined 

Location:   3600 W 1700 S    

General Plan:   Professional Office    

Requested General Plan: Business Park 

Total Area:    8.57 Acres 

                   

Attachments: 

 Aerial  

 General Plan Map 

 Applicant Letter 

 Conceptual Site Plan 

 

Summary: 

The applicant has indicated that the Business Park zone is more conducive the use of the land 

and the existing business of nearby property.   

 

PLANNING COMMISSION 

AGENDA 
July 7, 2015 



General Plan Amendment 

3600 W 1700 S 

Business Park Commercial II 



General Plan Amendment 

Professional Office to Business Park Zone 

3600 W 1700 S 

 
Current General Plan Proposed General Plan 

Commercial II 

General Commercial R-3 Residential 

Business Park Zone 
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