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Syracuse City  
Planning Commission Meeting 

April 19, 2016 
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 by Commissioner McCuistion
• Pledge of Allegiance by Commissioner Thorson
• Adoption of Meeting Agenda

2. Meeting Minutes
April 5, 2016 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. Major Conditional Use – Foundation Preschool, Kayla Stoker, property located at 1739
S Doral Dr

5. Major Conditional Use – Rise & Shine Preschool, Marla Hansen, property located at
1852 W 1300 S

6. Public Hearing, Site Plan Approval, Antelope Animal Hospital, property located at 1679
Marilyn Dr

7. Preliminary Subdivision Plan, Criddle Farms South, property located at 1200 S 4000 W,
PRD

8. Adjourn

PLANNING  
COMMISSIONERS 

CH AI R 
Ralph Vaughan 

VICE CH AI R 
Dale Rackham 

T.J .  Jensen 
Curt  McCuis t ion  

Greg Day 
Troy Moul t r ie  

Grant  Thorson  
 

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. 
 

1. Department Business
a. City Council Liaison Report
b. City Attorney Updates
c. Upcoming Agenda Items

2. Discussion Items
a. Accessory Structures

3. Commissioner Reports
4.   Adjourn

Work Session 

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


Agenda Item # 2 Meeting Minutes 

April 5, 2016 Regular Meeting Minutes 

PLANNING COMMISSION 
REGULAR MEETING 

AGENDA
April 19, 2016

Suggested Motions:| 

Grant   

I move to approve the meeting minutes dated ... for the regular meeting and work
session planning commission meeting, as amended… 

Deny  

I move to deny the meeting minutes dated ... for the regular meeting and work session 
planning commission meeting with the finding… 

Table 

I move to table the meeting minutes dated ... for the regular meeting and work

session planning commission meeting until … 
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Minutes of the Regular Meeting of the Syracuse City Planning Commission held on April 5, 2016, at 6:00 p.m., in the Council 1 
Chambers, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  Ralph Vaughan, Chairman       4 

Dale Rackham, Vice Chair  5 
TJ Jensen 6 

     Curt McCuistion 7 
     Troy Moultrie 8 

Greg Day 9 
Grant Thorson 10 

               11 
City Employees:  Noah Steele, Planner 12 
   Royce Davies, Planner 13 
   Paul Roberts, City Attorney 14 
   Stacy Adams, Commission Secretary 15 
   Jo Hamblin, Deputy Fire Chief 16 

Brian Bloemen, City Engineer 17 
   18 

 City Council:  Councilman Mike Gailey 19 
    20 
Excused:    21 
     22 
Visitors:   Patrick McReaken Ted Clark  Trent Hartley 23 
   Adam Bernard  Matt Reed  Joe Morminu 24 
   Adam Loser  Doug Hammond  Al Collins  25 
   Ken Standifer  Con Wilcox  Brad Lasater  26 
   DeAnna Haskett  Rick Scadden  Derek Terry 27 
   Richard Cowley  Wilma Johnson  Craig Johnson 28 
   John Diamond  Johnny Corrales  Erik Craythorne   29 

   30 
6:00:27 PM  31 

1. Meeting Called to Order:  32 
Commissioner Rackham provided an invocation. The Pledge of Allegiance was led by Commissioner McCuistion. 33 

6:01:44 PM  34 
 COMMISSIONER JENSEN MADE A MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR APRIL 5, 35 
2016 MEETING. THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL WERE IN FAVOR, THE 36 
MOTION CARRIED UNANIMOUSLY.  37 
6:02:00 PM  38 

2. Meeting Minutes: 39 
March 15, 2016 Regular Meeting & Work Session  40 

 COMMISSIONER JENSEN MADE A MOTION TO APPROVE THE REGULAR AND WORK SESSION MEETING 41 
MINUTES FOR MARCH 15, 2016. THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL WERE IN 42 
FAVOR, THE MOTION CARRIED UNANIMOUSLY. 43 
6:02:28 PM  44 

3. Public Comment: This is an opportunity to address the Planning Commission regarding your concerns or ideas, 45 
regarding items that have not been scheduled for a public hearing on this agenda. Please limit your comments to three 46 
minutes.  47 
 None     48 
6:03:00 PM   49 

4. Site Plan Approval, Utah Onions, property located at 850 S 2000 W   50 
 Planner Steele stated this is part two of Utah Onions, last time talked about their site plan and had a lot of neighbors 51 
come and express some concerns over noise and there was discussion about the fans and traffic and the fencing. So 52 
since then they have submitted a letter in the packet responding to each one of those concerns and for the benefit of 53 
those in the audience that weren’t at the last meeting this project is on 2000 W just south of Syracuse High. It is an 54 
industrial use that has been in the City for a really long time, there is one large diagonal building and another existing 55 
18,000 square foot building in the north corner and they are proposing to build another 18,000 square foot building and 56 
then eventually in phase 2 to build a larger building facility. This is an infrastructure improvement they are not anticipating 57 
much additional business just trying to upgrade their facility since it is really old. On the north side will be a new receiving 58 
and processing facility with phase 2 and then with phase 3 they would demolish some of the older building along 2000 W. 59 
One of the items that were discussed last time were the fans and in the renderings they have moved those fans from the 60 
north side of the building to the south elevation. They have also worked with neighbors on the color of the building to 61 
reduce glare which was a concern that was expressed and settled on more of tan, cream color. Also within the phasing 62 
lines, they would be required to improve fencing and buffering all within the phase within each project. So with the first 63 
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building they would be required to do fencing and buffering on the east and north boundaries all the way up to below the 64 
existing building and then with phase 2 would encompass the north end part and phase 3 would have the demolish and 65 
added landscaping along 2000 W. They included a letter from their contractor to address some of the construction noise 66 
concerns which says their hours of construction will be between 7AM and 7PM and that they won’t run the machinery 67 
before or after those hours and will try to be as quiet as possible. The applicant has expressed their desire to meet the 68 
noise ordinance and both the contractor and the applicant said that they are willing to do whatever it takes to modify the 69 
fans or do whatever and they have hired an expert to measure their existing sound decibels but that report is not complete 70 
yet. There is also a letter expressing staff concerns not to go through every item but there was a concern was the 71 
driveway paving which their response was that the driveway apron will be paved and that is something that can be 72 
discussed as a Commission whether or not that is sufficient. Other items for discussion for the Commission are the 73 
phasing lines to the extent of what line that landscaping will be required and could change the phasing lines so they could 74 
more or less landscaping during the first phase. Also the wall height, wall type, they have given more info on the existing 75 
wall it appears it doesn’t have a good foundation so a lot of it is crumbling, it was installed by the housing developer and 76 
that is something that can be explored what the appropriate fencing whether it is an 8 foot fence or 6 foot fence or 77 
masonry and those are all suggested items of discussion and to make sure if there are any conditions that they are 78 
relevant to those impacts to the neighborhoods. As far as the open space percentages, the building heights, the setback, 79 
those all meet the ordinance. 80 
6:09:25 PM                   81 
 Commissioner Jensen staff if there have been anymore letters or emails from citizens from the last meeting. Planner 82 
Steele stated no. Commissioner Jensen stated so essentially haven’t indicated anything one way or another from what 83 
was presented today. Planner Steele stated all they have is the record of those who came for the public hearing at the last 84 
meeting. Commissioner Rackham stated that it looks like the roof is still white on the plans. Planner Steele stated yes. 85 
Commissioner Rackham asked if the applicant was going to do anything to reduce glare on the roof. Planner Steele 86 
stated that is something they can discuss if the Commission views as an issue definitely can be discussed. Commissioner 87 
Vaughan stated from looking at the pitch it wouldn’t reflect glare, the pitch is north and south as opposed to east and west.    88 
6:11:00 PM  89 

Patrick McReaken, Layton, he is the architect and engineer on the project, they have addressed all of the issues that 90 
were identified at the last meeting and have adjusted the project as deemed necessary especially with noise and the fans. 91 
The fence, the west sidewalk along the edge of 2000 W they addressed that and are folding the project in somewhat with 92 
the renovation project for 2000 W that is being accomplished by UDOT and starts very soon. They are also getting geared 93 
up for their construction, they have worked with the neighbors somewhat to modify the architecture on the outside and the 94 
color as mentioned and feel like they are ready to proceed. 95 
6:12:42 PM  96 
 Commissioner Jensen stated at the last meeting he expressed concern about the existing building which doesn’t fall 97 
under this application tonight but the fact that it is located so closely to the wall and just wanted to state for the record that 98 
under the buffer table ordinance and the 5 classifications A-E and A-D all indicate that the buffering has a distance 99 
requirement and usually a planting requirement essentially but under E which is supposed to be the most strict and has 100 
the biggest impact, it actually says OR instead of AND so in the case of the building that was built in 2011 that does 101 
comply with the ordinance as it is stated because since it falls under buffer table E either do landscaping OR provide 102 
additional distance and wanted to point this out to the Commission because that is a problem and don’t know why the 103 
other 4 buffers say AND for the 2 requirements as far as landscaping and fencing and such but under E it is one OR the 104 
other and think that since E is supposed to deal with the most impactful uses they really should look at that and change 105 
that OR to an AND. Spoke with staff on this very subject and seems odd and might have been an oversight when the 106 
ordinance was done but industrials are most impactful use and so in the future think they want to try to buffer that use 107 
better against residents because existing residents are next to Utah Onion there are affected by it and any other industrial 108 
developments in this area and other areas in Syracuse are going to have the same problem. So wanted to apologize to 109 
the applicant for his misunderstanding of the ordinance and wanted to point that out and also wanted to bring up that 110 
under the response on the noise it talked about the 80 decibel requirement which is in there but want to point out that 111 
under industrial performance standards there is the 80 decibel standard and there is also the ambient + 6 at the property 112 
line and both of those apply and think the ambient + 6 is going to be a little lower than the 80 decibels with the sound 113 
meter out there and not sure but want to make that clear that the applicant understands that it is not a flat 80 decibels that 114 
is not what the ordinance states. Wanted to state that and point out that the building that was built in 2011 misunderstood 115 
the buffering table requirement and wanted to apologize for that.  116 
6:15:34 PM                                  117 
 Planner Steele stated staff looked at the building from 2011 and they actually modified their drawings a little bit from 118 
their original drawings which had it even closer to the boundary, believe it is setback about 20 feet and something that 119 
staff would like to revisit possibly in a work session to talk about the buffer table because it has been problematic and has 120 
so many choices it is confusing for applicants and would like to make it a little more straight forward.  121 
6:16:20 PM       122 
 Commissioner Rackham stated on the response letter is says 7AM to 6PM but staff stated 7AM to 7PM here, which 123 
one is it. Patrick McReaken stated they stated 7AM to 6PM in the letter that was sent to staff and don’t think they are 124 
going to work past 6PM but that was the statement of 7AM to 7PM, which one is it probably outside would be 7AM to 7PM 125 
and apologize for the discrepancy. Commissioner Rackham stated they are going to review the fan type but doesn’t say 126 
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when will review it or when will publish results. Patrick McReaken stated the noise study will be under way soon they have 127 
the contract signed and the provider is filled with work right now and should be able to get to the study later in April. They 128 
will have the results of the study well before the building is done and before the fans are in place. The study deals with the 129 
2011 building and the new proposed building so are looking at both. Commissioner Rackham asked in #19 it says to refer 130 
to 7, 13 & 16 for the fence height but never really specifically addressed whether plan to go to 8 foot or do not plan to go 131 
to 8 foot and then also talked about why were higher on the other side but didn’t say if were going to lower their side when 132 
do landscaping. Patrick McReaken stated to answer that needs to go through a little bit of history as to how they got in the 133 
configuration they have not. The masonry fence to their understanding was built by the home developer as Planner Steele 134 
mentioned and was built at the existing City standards at the time which was probably the 6 feet. They added some soil 135 
on the Utah Onions side to build up the ground and help eliminate any storm water from flowing to any of the neighbors. 136 
So it is a bit higher on the Utah Onions side which means the fence right up at the fence and within about 12 feet of the 137 
fence is shorter than the 6 feet. Out in the main work area of the yard though it is 6 foot height elevation difference to the 138 
fence, their objective in the project is to landscape the area out 20 feet that will have rock and trees and will build up the 139 
area to eliminate the need for their operations workforce to be up near the fence which was one of the concerns of the 140 
residents that the operators were up near the fence and looked as if they were looking over the fence in their backyard 141 
and with the landscape that will take away that opportunity for the operators to get up close. Their objective also is to stay 142 
within the City zoning ordinances and have a 6 foot high fence. Commissioner Rackham asked so not an 8 foot fence. 143 
Patrick McReaken stated that is correct. Commissioner Rackham asked as far as the property, the height where it goes 144 
up are going to leave that intact. Patrick McReaken stated they would like to yes.  145 
6:21:18 PM 146 
 Commissioner Jensen stated essentially they have put a berm along that fence to catch basically detention to keep 147 
the water from flowing into the neighbors. Patrick McReaken stated to deflect the water off. Commissioner Jensen asked if 148 
their intention when they upgrade that fence is are they going to put the 6 feet from the top of the berm is that their plan.  149 
Patrick McReaken stated the existing fence on the project is planned to stay as is and will landscape out 20 feet from the 150 
fence and will have rock and trees and scrubs that were designed by a landscape architect for this setting and this 151 
location and felt that it would meet one of the major concerns of the neighbors which was to not have the operational 152 
workforce look over the fence and appear as if they are right in their backyard and will help to keep them at least 20 feet 153 
away and also lower in elevation and away from the fence. Annually at least they will have to do landscape maintenance 154 
out there on the shrubs and tree so their landscape maintainers at least annually will be near the fence but that needs to 155 
be done to maintain the trees and shrubs. Commissioner Jensen stated another thing that Planner Steele and he 156 
discussed briefly the cinder block that will used for this fence is it going to decorative cinder block or just regular cinder 157 
block any thought given to that. Patrick McReaken stated the fence exists right now. Commissioner Jensen stated he was 158 
talking about where the rest of the fence will be going in. Patrick McReaken stated the masonry fence exists right now and 159 
in phase 2 will build a fence along the north lot line and a part of the west lot line to the north of the existing building now 160 
but that will be under phase 2 and will be masonry or prefabricated fence that is a step higher than the masonry look. 161 
Commissioner Jensen stated he would make the suggestion that if are going to be putting up any masonry fence that try 162 
to use a more interesting type of cinder block than just flat cinder some type of rock texture or something on it. Patrick 163 
McReaken stated he fully agrees. Commissioner Jensen asked staff how does that berm affect the fence side with the run 164 
off does that mean they have to go higher. Planner Steele stated they can require an 8 foot fence or a 6 foot fence 165 
whatever the Commission feels is appropriate for the buffering, the buffer ordinance says fence. Commissioner Jensen 166 
sated the question is are they measuring the height is that from the top of the soil at the fence line or is it where the 167 
general elevation of the lot is. Planner Steele stated he would say from Utah Onions property but think that is up 168 
interpretation. Commissioner Jensen stated from what he understand it sounds like they have put some dirt up against 169 
that cinder block to redirect the water which technically would raise the elevation right there against the fence like a little 170 
berm so just trying to figure out how they would calculate that. Would it be from the top of the little berm they added or 171 
from the top of the general elevation there. Planner Steele stated from the Utah Onions side on the property boundary 172 
would be where would be calculated but it is open for discussion. Commissioner Jensen stated the reason he is nit picking 173 
on this is because this might bring in a situation where if they have raised the elevation against that fence they may need 174 
to add another foot to the fence or something and why is trying to muddle through this. Commissioner Rackham asked the 175 
applicant how high is the berm from the normal elevation and how close is the berm to the fence. Patrick McReaken 176 
stated the berm is, based on memory, is about 10 or 12 feet from the fence and it builds up at the fence and it slopes 177 
down from there if the Commission likes they can reshape the berm somewhat so that at the fence it is at the original 178 
height and still have the berm somewhat in from the fence to deflect the water there. Commissioner Rackham stated so it 179 
is right up against the fence. Patrick McReaken stated in a lot of the areas it is yes, some it is not.  180 
6:26:55 PM     181 
 Commissioner Vaughan asked staff regarding the fence there has been discussion and has been mentioned here 182 
and the comment on #19 masonry fence height where they talk about existing masonry fence height are they talking 183 
about modifying the residents fence or are they still going to be requiring an industrial zone to on the industrial property to 184 
erect their own 6 foot masonry fence. Planner Steele stated that is up to the Commission but staff recommendation would 185 
be to install a new fence because of the condition of the existing fence. Commissioner Vaughan asked staff if grading 186 
from that or landscaping from that would be from existing grade or what would be the artificial grade or the bottom course 187 
of the existing masonry fence which in his mind thinking that is what the original ground level was that bottom course. 188 
Planner Steele if wanted to could ask for a berm with a fence on top of the berm but there is grading issues for the 189 
neighbors so would recommend the existing elevation of whatever the fence is at.                  190 
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6:55:48 PM  191 
 Commissioner Vaughan stated because this is an industrial facility what is the current height on stored items or 192 
stored inventory in an industrial area. Planner Steele stated there is not anything in the ordinance about a height limitation 193 
for storage it says outdoor storage should be screened. Commissioner Vaughan stated the landscaping that has been 194 
proposed for this particular project, what is the 10 year height of trees and things like that, wondering when the trees are 195 
relatively mature how close are they going to come to the existing height of the stacked pallets and field storage bins. 196 
Planner Steele stated that depends on a lot of factors as far as how fast the trees are going to grow and what size they 197 
are when they are planted and water and sun but the species that are proposed here are a zelkova, hackberry and 198 
crabapple, crabapple is the smallest and probably max mature size is 25-30 feet and a hackberry isn’t much bigger and 199 
zelkova is probably in the 40-50 feet range. Commissioner Vaughan asked at the spacing they have there are the trees 200 
going to touch are they going to create a site barrier that is solid or are they going to have a tree then a view of stacked 201 
pallets then a tree then a view of stacked pallets. Planner Steele stated the intent is to create a solid screen of vegetation 202 
and what they have proposed appears to do a pretty good job in his opinion. The scrub is a creeping juniper which is 203 
really low so that could be a suggestion since as a screening shrub it doesn’t do a lot. Commissioner Vaughan asked if all 204 
of these are deciduous plants. Planner Steele stated the trees are deciduous and juniper is an evergreen. Commissioner 205 
Vaughan stated without being able to tell the individual trees on there from the X’s again are they going to wind up with 206 
picket space fencing between green trees and pallets in the air. Planner Steele stated think depending on the fence size 207 
don’t know the exact match hard to say but would expect that the tops of the roof of the building and even possibly some 208 
of the pallets will be visible from some of the neighbors and especially before the trees reach full maturity.  209 
6:31:38 PM  210 
 Commissioner Vaughan asked the applicant first off appreciates their willingness to work with the City and the very 211 
detailed response they provided to the City on behalf of the discussion at the previous meeting that is very professional of 212 
them to do so. Question regarding an item they addressed on the new building which is at the back of the Haskett and 213 
Flurer property is that are going to be changing paint colors from the white to whatever tan shade is going in there. Patrick 214 
McReaken stated Mocha Tan is what they call it. Commissioner Vaughan stated is wondering and not sure if it was 215 
specified in there perhaps missed it, was there any chance that they would be extending the same paint color to the west 216 
facing wall on the existing storage building which would be at the back of the Paige property. Patrick McReaken stated 217 
that may be a very beneficial thing to do and they are opened to that. Commissioner Vaughan if it looks as though they 218 
are going to be putting up their own masonry fence don’t know if the next door neighbors who had the opinion that they 219 
were trying to work with them as much as possibly can if for example believe it is the Paige property that has part 220 
masonry and a good proton of vinyl fence on the back of their property wondering would there be an allowance for them to 221 
possibly remove their walls or could some cooperation or when would that be done where the wall would be going up so if 222 
some of those neighbors wanted to take theirs down it might be made easier and possibly even facilitate a better footing 223 
for Utah Onions wall. Patrick McReaken stated that would happen under phase 2 and certainly it would be wise to take 224 
down the vinyl fence and would make a better footing and foundation for the new masonry or prefabricated masonry look 225 
wall. Commissioner Vaughan stated now that they have determined that the wall belongs to the residents have they had 226 
any conversation with the Flurer’s in regards to their wall now. The Flurer’s are the one on the corner where the trees are 227 
pushing over a detached wall possibly are encroaching on the Utah Onions property now. Patrick McReaken that wall 228 
needs to be repaired of course and are ready to work with the Flurer’s to make repairs on that wall. Commissioner 229 
Vaughan stated he believes there are some discussion in there that there is no footing underneath the fence. Patrick 230 
McReaken stated that is what they understood from the people that were there as the wall went in and will have to 231 
determine that of course. Commissioner Vaughan asked the City Engineer if he knows by any chance of the ease of trying 232 
to repair a no footed 6 foot concrete retaining wall as to whether or not that is even feasible or this is knock down situation 233 
in his recommendation, is concerned about a wall possibly falling onto a wall that is being mandated by the City. City 234 
Engineer Bloemen stated if it wasn’t constructed with a  footing to begin with don’t see any point in trying to even repair it 235 
think would be better off just taking the whole thing down and putting in a footing and redoing it right the first time.  236 
6:36:08 PM  237 
 Commissioner Vaughan stated in regards to and mentioned also in regards to the storage bins or the field bins that 238 
they are going to try to put a significant percentage of them inside the new structure and possibly even in the new 239 
manufacturing or packaging facility. Patrick McReaken stated yes. Commissioner Vaughan stated wondering if that were 240 
to happen would they still be stacking the remaining field baskets as high or would those be dropped down in height but 241 
occupying the same footprint on the ground. Patrick McReaken stated maybe that is the better management plan for 242 
those in the future that a lot of the stacked boxes will be placed in the new facility and also the processing plant somewhat 243 
not all the boxes and a good management plan may be to stack them lower for safety and for appearance for the 244 
neighbors and they appreciate that.  245 
6:37:12 PM  246 
 Commissioner Vaughan asked regarding the mobile fueling station that used to be at the corner where the wall is 247 
failing know it has been discussed that they will be moving that do they have an idea where that is going to be moved on 248 
the property, will that be in phase 1 or phase 2. Patrick McReaken stated that will be under phase 1 and it needs to be 249 
moved now. Commissioner Vaughan asked if they have a location on site for that at current time and wondering if they 250 
need a time when that fueling would be identified on a blue print. Patrick McReaken stated it has been emptied out as he 251 
understands. Brad Dahl stated he met with Deputy Chief Jo Hamblin about it and the tank has been removed and they are 252 
putting all new hoses on it and got with him on the City ordinance as far as what is supposed to surround it and kind of a 253 
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little interpretation there but they intend to make a concrete wall around it, a dyke, but concrete to hold in case of a spill 254 
and haven’t decided where they are going to put it yet. Commissioner Vaughan stated thank you that is exactly what he 255 
was asking for and staff at what point do they need to know where that is going to be located and would it be okay for the 256 
Commission if approved pending that subject to staff’s approval. Planner Steele stated also spoke with Deputy Chief 257 
Hamblin about it as well and he wasn’t overly concerned about it as being part of this phase, it was something that was 258 
already existing on site, could put in the motion that they show it on some revised plans or revised future plans in phase 2 259 
they could show where they propose to put it.  260 
6:39:25 PM                                                             261 
 Commissioner Jensen stated he wanted to raise the fence height issue again and isn’t necessarily opposed to them 262 
having the berm right up against the fence and that encroaching on the 6 feet a little bit but think that the thought behind 263 
that 6 foot is are standing right next to that fence if it is 6 foot it is a little hard to look over, if it is 5 foot it is a little easier to 264 
look over and don’t know if that is, kind of wishy washy on it but think certainly they would want to see the fence 265 
reconstructed properly with proper footings but wondering what the other Commissioners think about where the berm will 266 
be with all the trees right there whether need to force them to raise that to the 6 feet to meet the berm cause that may 267 
have them move the berm farther in the property to avoid that and that might create a little channel there for water so am 268 
not, kind of curious what the Commissioners are on that. Commissioner Moultrie stated he has done some research on 269 
that and in industrial, commercial leaning up against residential a lot of them are requiring an 8 foot fence and that is kind 270 
of what he would like to see is an 8 foot fence along the residential side, if it is against commercial is open for suggestions 271 
but along residential would like to see an 8 foot fence. Commissioner Vaughan asked the City Attorney if they have the 272 
nexus sufficient for that type of requirement. City Attorney Roberts stated when dealing with a site plan approval need to 273 
stick with what the code says and not what wanting it to say so should just be applying whatever is in the code and cannot 274 
require anything in addition beyond what is in the code.  275 
6:41:25 PM  276 
 Commissioner Thorson stated he is a little concerned with the plans on their own plans they mention the CMU block 277 
wall 5-6 feet high and in his opinion the person whose job it is to updated or approve that is the most recent offender of 278 
the conflict of land use. So the developer put it up when they built residential next to industrial, industrial is now improving 279 
their yard it is now upon them improve that fence to meet the ordinance, it cannot be 5-6 feet it has to be 6 feet. They 280 
have gone through a lot of discussion on what the ordinances say they have to comply and that fence measured at the 281 
fence shall be 6 feet, if it is 5’ 9” it doesn’t comply and they will need to fix that. Would like to see them, there is a lot of 282 
attitude of let’s do as little as we can to comply with the ordinances and get this done but they are going to have to comply 283 
and when they get into it 3 months and the enforcement office says the fence isn’t high enough they have to build a new 284 
fence and that will happen it is not an option either they show it on the plans now they can try and get away with not doing 285 
it now and be forced to later and that is fine but it will happen that it has to be 6 feet. Not worried what the fence is or isn’t 286 
or be replaced or not it shall be 6 feet when the project is done whether it is existing fence or whether it is new fence 287 
whether they acknowledge it now or whether acknowledge it later it shall be 6 feet so don’t see a lot, don’t want to see on 288 
the plans 5-6 feet because that means they are going to have a hiccup later but don’t care because that is still their job to 289 
make it right later, this plan is fine as is they still have to comply with the ordinance. Commissioner Vaughan stated he 290 
understands and has walked that fence that property line and it is not a continuous, it is not camelback hump where there 291 
is a berm high centering on the back of it just raises and think pretty much over time with trucks have gone over it and 292 
pushed it up or have tried to straighten it out and in a couple places there are rises but don’t think it is an intentional berm 293 
where they have back filled up against it so their property is higher. Commissioner Vaughan asked the City Engineer on 294 
requiring this wall would it be his recommendation to follow the dirt level the way it is right now the land level or to make 295 
that a true straight line bubble straight at whatever angle that is from the Flurer corner up to that west wall or west line 296 
where they would pouring that or should that be a graduated height wall. City Engineer Bloemen stated thinks the City 297 
wants the wall to match in with the existing grade don’t want to mess with the neighbors or Utah Onions too much but do 298 
want to ensure that all of the drainage off of Utah Onions is staying on their property and not going onto the adjacent 299 
properties. Commissioner Vaughan stated so it would be a case of removing the excess dirt to try to bring it to a 300 
standardized grade angle whatever that is before they commence building their footing on that. City Engineer Bloemen 301 
stated thinks should be the least impactful on the residential side and try to match into that grade as best as can. It is a lot 302 
easier to move around some dirt on the Utah Onions side when nothing is improved yet to grade that and get it all to drain 303 
would be his opinion. Commissioner Vaughan stated is why asked earlier would the Utah Onion fence be at the same 304 
level as the bottom course of the residents block wall. City Engineer Bloemen stated yes that would be the best. 305 
Commissioner Vaughan stated that would be his recommendation to put the bottom course of the Utah Onions fence at 306 
the same course level as the existing masonry wall. City Engineer Bloemen stated yes. 307 
6:46:30 PM                                  308 
 Patrick McReaken stated they understand and what they could do is to leave the fence in, place take the dirt back 309 
away from it, dig a swale that centers about 8 feet from the fence or so and have that as their landscaped area that still 310 
goes out about 20 feet but direct the water to drain through the soil and not have it just deflect off into the main lot, if that 311 
sounds like a reasonable solution. City Engineer Bloemen stated think the City’s only requirement is that they match into 312 
the existing grade of the homes so are not affecting their grades at all and keep drainage on site, however that is 313 
accomplished think that is up to Utah Onions. Patrick McReaken stated they would leave their side of the fence intact and 314 
only change their side of the fence. City Engineer Bloemen stated just elevation wise, think if the home owners want to 315 
remove the existing fence and have them put in a new block wall instead of having 2 fences right next to each other that is 316 
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between Utah Onions and the home owners to decide. Patrick McReaken stated just to clarify the existing fence they are 317 
talking about is the only fence they will have in phase 1, the new masonry fence to be built will under phase 2.  318 
6:48:33 PM  319 
 Commissioner Jensen asked staff since they have the deficient wall there that has the foundation issues is that under 320 
the Commission’s purview to require that to be repaired to spec. Planner Steele stated yes. Commissioner Jensen stated 321 
the idea to put that little contour there to channel the water away from the fence thinks that is probably a good solution 322 
and in that case and would certainly agree with what Commissioner Thorson said that it needs to be 6 feet at all points. 323 
Commissioner Thorson stated he really likes the idea of a brief short swale near the fence followed by a berm or 324 
something that increases screening, put trees onto of a berm that is 15 feet back and still accomplishes drainage that 325 
would be an ideal scenario. Commissioner Jensen stated wanted to point out that the applicant here is actually doing 2 326 
things with that buffer they are only required to put in the fence and they are doing fence plus landscaping which think 327 
they all appreciate quite a bit. Planner Steele stated he may have misunderstood Commissioner Jensen’s question 328 
regarding if could require them to add onto someone else’s wall. Commissioner Jensen stated they have the section 329 
where the wall is leaning or whatever and so would say that is not really to spec, can they require them to repair or 330 
replace that. Planner Steele stated where that is not actually Utah Onions wall they would have to work that out with the 331 
property owners but what they can require is that there is a wall per the City ordinance so if they want to work that out with 332 
the land owner that is up to them but what is under our purview is require that it is there and from his inspection and what 333 
he has seen the wall is not high enough and is not durable enough so would recommend they either build one to the side 334 
where the property owner doesn’t want them to do it and in cases where they can work with the property owner they 335 
remove the existing and put a new one up and there are a lot of different kinds of privacy fencing there is of course the 336 
standard that has a foundation all the way the standard block but there is also stamped concrete that has piers that is a 337 
little less labor intensive but also can provide a really good separation between the two uses with sounds and they come 338 
in 8 foot panels they come in 10 foot panels they come in all kinds of different sizes so think for the Commission’s purview 339 
would recommend just saying want x size fence and where want it. Commissioner Jensen stated his concern is just where 340 
the trees are want to make sure don’t think they have to replace the entire cinder block wall but think that one section 341 
there needs to be addressed. Planner Steele stated it is just a matter of whether or not the owner of the fence is willing to 342 
let them mess with it.  343 
6:51:39 PM 344 
 Patrick McReaken stated well put. There are a lot of neighbors and there is a need for them to have a 6 foot fence 345 
perhaps if the wording in the results of this meeting were that their responsibility is work with the neighbors to meet the 346 
zoning ordinance and that will whether or not their existing fence stays in place will work with them to make those 347 
individual decisions and think the approach they will take though is to build a swale like mentioned and have the trees on 348 
a higher landscaped area so they stand higher and help to block out the boxes too and make that work for the City if they 349 
allow them to work with the neighbors to build an answer that is a continuous on the western wall but deals with their 350 
fences individually. Commissioner Vaughan stated one of the legal concerns he has and sure the City Attorney will concur 351 
on this is the Commission cannot force for example Mr. Flurer to fix his fence the only concern they can possibly do is 352 
give Utah Onions leave to not have that fence directly on the property line because Mr. Flurer’s fence is already over the 353 
property line on the Utah Onions property and without him taking action soon it is going to fail and then they have a legal 354 
responsibility situation and don’t want to see the City mandating a wall only to know it is going to be subject to possible 355 
legal action in the future if one of the neighbors isn’t a good neighbor. Patrick McReaken stated they need to work with the 356 
Flurer’s and the Haskett’s and others to perhaps make some individual incremental adjustments along that fence as they 357 
move along but still have the wall from their side anyway look contiguous. Commissioner Vaughan asked the applicant if 358 
there were any other concerns. Patrick McReaken stated they just need to get it under construction but still though their 359 
responsibility is to build a good fence. Commissioner Jensen asked the applicant if they have had conversation with the 360 
Flurer’s about the existing conditions of the fence. Patrick McReaken stated the owners have had that discussion and not 361 
sure of the results of that discussion. Brad Dahl stated Mr. Flurer approached him to come from the Utah Onions property 362 
side to cut down the trees that have folded the fence onto the property line and was going to do it with a 2 week period but 363 
hasn’t done it yet. Commissioner Jensen asked if Mr. Flurer was going to remove the trees entirely. Brad Dahl stated yes. 364 
Commissioner Jensen stated that is good news his concern was even if they repair the fence if those roots are going to 365 
push it over again and so that is good and think they have stated it about 6 times now but that section of fence that is 366 
deficient right now are willing to work with them to get that replaced. Brad Dahl stated yes. 367 
6:55:50 PM  368 
 Commissioner Vaughan stated about ready for a motion and one of the things they should probably incorporate into 369 
this because they do not have a draft or a recommended ordinance for this but might want to consider who ever makes 370 
the motion is the points that have been volunteered on the McReaken engineering letter of March 29, 2016 incorporated 371 
in the packet approximately 16 or 17 points there and some of those include paint on the existing building, paint on new 372 
building, 6 foot wall, future location on the plans of  the moveable fuel and removal of the concertina and possibly some 373 
other things.   374 
6:56:40 PM  375 
 Commissioner Rackham asked staff when they bring the plans back will it define the fan type. Planner Steele stated 376 
once they submit for a building permit they will have a lot of building details, the site plan they don’t provide what kind of 377 
fan they are putting in. Commissioner Rackham stated the question is are they required to tell staff the exact fan type or 378 
just fan. Planner Steele stated no they are not required to give the fan type but since it has been an item of discussion can 379 
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ask for more details of the fan type. Patrick McReaken stated they are prepared to specify that on the site plan drawings if 380 
they wish. Commissioner Jensen his main concern with what Commissioner Rackham brought up is whatever they end up 381 
choosing that is the least impactful to the neighbors and don’t think they need to give specific brand, model or whatever 382 
just as long as they get the end result they are looking for. Patrick McReaken stated they will have the initial fan selection 383 
however subject to the results of the noise study when that comes in and can specify the initial fan selection right now and 384 
put that on the site plan but after the noise study may have to modify that or add some baffles but will have to get the 385 
results of the study first though. Planner Steele stated any details they can address for how responding to the potential, 386 
how mitigating those impacts to the neighbors with baffles or whatever the more detail the better.          387 
6:58:51 PM  388 

COMMISSIONER THORSON MADE A MOTION TO APPROVE THE SITE PLAN APPROVAL FOR UTAH ONIONS 389 
AS SUBMITTED AND DISCUSSED  WITH SPECIFIC ORDINANCE CONCERNS REGARDING THE FENCE THAT 390 
THEY ACCOMPLISH A 6’ FENCE EITHER BY IMPROVEMENTS OR BY GRADING, ACKNOWLEDGE THE NOISE 391 
LEVEL REQUIREMENTS, SCREEN OUTSIDE STORAGE SPECIFICALLY THE FIELD BOXES EITHER BY TREES OR 392 
FENCE AND SELECTION OF FANS PENDING THE NOISE STUDY AND TO ENSURE THAT THE COMMISISON 393 
WOULD LIKE TO SEE THE RESULTS OF THE NOISE STUDY WITH ONGOING SUBMITTALS. COMMISSIONER 394 
JENSEN SECONDED THE MOTION. (see 7:14:45 PM for approval)  395 
6:59:59 PM  396 

Commissioner Rackham stated before they vote there is an audience member that came to speak. Commissioner 397 
Vaughan stated unfortunately this is a plan approval they had their shot when they had the public hearing at the last 398 
meeting. Commissioner Jensen stated he wouldn’t mind hearing from them obviously they didn’t make the public hearing 399 
last time it couldn’t hurt to hear from them. Commissioner Day stated would call it and request it that they add new 400 
information that hasn’t been already discussed. Commissioner Thorson asked if he needs to suspend his motion until 401 
after they speak. Commissioner Vaughan stated no, they can hold it in abeyance at leave of Commission if there is 402 
anyone else who would like to come forward and speak on this this would be their opportunity.  403 
7:01:39 PM  404 

Deanna Haskett, 1011 S 2125 W Syracuse, came before the Commission before and hearing what has been said of 405 
course want to reiterate a couple of different things that feel like are getting over looked which are a big concern to me 406 
because feels like where her home is located have one of the biggest impacts on what this new building is going to do to 407 
her home. They keep talking about a 6 foot wall, it is not a 6 foot wall, it is a 5 foot wall right now and it is at least a foot 408 
and a half to 2 feet on their grade so the concrete that they have for this existing building is at least a foot and a half to 2 409 
feet higher than the wall height so literally on their side it is like 3 feet so if they are working at all on that concrete it is like 410 
a 3 foot height difference for them to her backyard so in talking about not doing anything with the preexisting wall it is not 411 
a 6 foot wall as it is it is only a 5 foot. Would like to see a 6 foot from the tallest side that way if they are working back 412 
there on any of the concrete going between the buildings will not see that as much but where it is at right now it is like 3 413 
feet on their side so there is literally no privacy, no blocking and get what was said about the placement of the trees it is 414 
not going to make a big difference, it is going to be like a picket fence where will be able to see all of that plus there is 415 
going to be added traffic  and once those pallets are gone and have the new building that is where they are planning on 416 
having all their semis come in so with that 3 foot level is going to be seeing out to 2000 W all of those semi’s and having 417 
all of that diesel noise coming between the buildings into her property so to not have a 6 foot wall from the tallest side 418 
even if they move the berm back it is still going to be a 3 foot height difference on most of the property between both of 419 
the properties. If they want to do and is happy to have them tear down the existing wall behind her house and put a 6 foot 420 
height on the tallest side which would make it an almost 8 foot wall on her side and that is really, hope, hope, hope that 421 
the Commission will really take that into consideration for her because it has been a big headache for her having the 422 
newer building there and having as much construction and work that has to constantly look at because of the height 423 
difference it is not a privacy wall at all as it stands right now so that is a really big concern to her. Her concern is for the 424 
fence placement if don’t require them to do it in phase 1 and they do it in phase 2 that is a lot more construction seeing 425 
again if they don’t have to do anything with the fence until a year from now because they are wanting phase 1 to be done 426 
by this fall and feel like the fence should be a bigger priority and should be done by the time the building is finished as well 427 
and spoke with Joe Flurer yesterday about his trees and he has asked Utah Onions, he has some dead Poplars that he 428 
wants to come in and have cut down from Utah Onions side but he has a lot of live trees and is very concerned with what 429 
they are planning on doing on Utah Onions side that it will kill a lot of his roots and will kill his trees off and he will have 430 
more trees that will have to be cut down and to express that concern for him. But really the emphases for the Commission 431 
is to please take into consideration that wall height and having that extended from the highest side so that she does have 432 
more privacy on her property because with as much as work as they are planning on doing with the new building that is a 433 
lot more for her so just wanted to make sure that wasn’t bypassed and overlooked so feel like they are talking about a 6 434 
foot wall and Utah Onions talking about not touching the existing wall and not doing an additional wall and it is not 6 foot 435 
as it currently sits and it is about 3 feet on their side so please take that into consideration with the decision to either have 436 
them tear down the existing wall and make it 6 foot on the high side so that it is taller on her side so that when she is 437 
looking out there are not in her backyard or if they do decide to build a wall behind her wall that is fine but want it to be 6 438 
feet minimum from the highest side so that really is a big grade level difference. It is really a big concern to her and is 439 
worried, spoke to Heath Rogers who is an investigator or detective with Syracuse Police and wasn’t aware of this meeting 440 
and had some police work he had to do and couldn’t be here tonight otherwise he would have been here and he is 441 
concerned about if there will be shrubbery added behind his building because he is frustrated he has like the Reid’s a lot 442 
of the impact from the fans and he was expressing his frustration to her today about the noise and how loud it is and thank 443 
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goodness it doesn’t run in the summer because couldn’t use their yard and would like to see some landscaping between 444 
that existing building and the fence line right now. But please, please have a 6 foot wall on the highest side, would really 445 
appreciate that. Commissioner Jensen asked if her lot was immediately north of the Flurer’s. DeAnna Haskett stated just 446 
north of the Flurer’s, she is between the Paige’s and so the Flurer’s is on the corner and hers is right next to it and where 447 
it shows the existing building her home is the home where can see the existing building and is just south of that and can 448 
see the concrete peninsula and that is where they are planning on putting the new building so can see through her 449 
backyard how much of an impact especially from her windows that sees all of the work that is being done when they are 450 
processing back there so that is a big concern to her with the grade level difference even if they go in and put a berm or 451 
wider ditch as was talked about to make the height the same at the wall it is not going to impact how much she can see 452 
inside the property because inside the property it is still going to have a much higher height difference and so it is not 453 
going to help her at all as a home owner and is kind of frustrating in a sense to her because wants to make sure she does 454 
have a buffer when they bought their home 10 years ago that building wasn’t there and the only things they saw were the 455 
onion crates which honestly did not bother her cause it was like a neighbor they never saw but after they built the newer 456 
building there is a lot of coming and going they have changed and are not out there art 630 in the morning beeping their 457 
horns anymore like they were but still have a lot more work that is seeing happen on a daily basis and once that other 458 
building is there it is going to be even worse so that is her concern that if there isn’t a wall there that it is going to fill more 459 
encroaching from Utah Onion in her personal space so would really, really like to see a minimum of a 6 foot wall on the 460 
highest side.  461 
7:15:23 PM   462 
 Commissioner Vaughan asked staff to tell them for staff purposes what should this go through what the height of the 463 
wall and where it is going to be in relationship to property. Patrick McReaken stated this might help the conversation they 464 
appreciate Mrs. Haskett very much for helping them with the paint colors and it is good they had the property owners 465 
here, they would like to build a 6 foot high wall that is a true 6 feet on the east side of the wall and that will think satisfy 466 
what she is looking for. Commissioner Day stated he believes Commissioner Thorson articulated it very well, the fence 467 
has to be 6 feet and don’t think this body should be negotiating between property owners different things, the fence should 468 
comply with the ordinance that they have 6 feet tall and concur with the motion that provided by Commissioner Thorson. 469 
Commissioner Rackham stated he would like a clarification on Commissioner Thorson’s motion was he talking just new 470 
fence added or all the fence that is on the property. Commissioner Thorson stated his thought is that by grading they can 471 
scrape away dirt from that wall and establish a true at the fence measurement of 6 feet that is what he thinks could 472 
happen. Commissioner Rackham stated okay but it has to be on all, even existing walls. Commissioner Thorson stated 473 
yes, existing or new it has to be 6 feet. In his opinion if he was the code enforcement officer go out there on either side of 474 
the wall and put a tape up and if it is less than 6, it is not 6 feet so if they leave their side 2 feet than the other side and it 475 
doesn’t measure 6 feet on that side it is not 6 but the code and ordinance could over rule that depending on an 476 
interpretation but in his opinion it is the higher side of elevation. Commissioner Rackham asked if his motion stated that it 477 
is all existing and new fence. Commissioner Thorson stated it didn’t say. Commissioner Jensen asked if he would like to 478 
modify his motion. Commissioner Thorson stated it could be either existing or new whichever complies with the ordinance. 479 
Commissioner Rackham stated that is fine but just wanted to make sure because think what Utah Onions is talking about 480 
is new fence and want to make sure the motion included existing fence. Commissioner Vaughan stated there is no 481 
modification of the existing fence it is going to scratched, it is a scratch fence starting from brand new and on their side of 482 
the property it is going to be 6 foot. Commissioner Rackham stated okay if that is the case. Patrick McReaken stated 483 
talking also about from the corner where the fences form a corner at the Flurer’s lot up to the north to the end of the phase 484 
1 construction, phase 2 then would have to have that same criteria so they would take out the fence that exists behind the 485 
Fluer’s and Haskett’s homes just along that north south line and have that replaced with a full 6 foot high fence on either 486 
side.  487 
7:13:25 PM  488 
 Commissioner Jensen stated was going to state that there is absolutely nothing stopping people from assuming they 489 
can match the block from adding a couple of courses to meet that requirement so don’t always have to tear the fence 490 
down can work with what they’ve got for aesthetic purposes sometimes it is just better to replace the entire fence and 491 
sounds like are looking at as far as that entire north south fence there mentioned looking at upgrading that entire fence. 492 
Patrick McReaken stated yes. Commissioner Vaughan stated for clarification by the maker and the second, feel 493 
comfortable going forward with the motion the way it has been submitted and seconded or would like to withdraw it with 494 
consent of second and make sure they are clear and adjust everything. Commissioner Thorson stated he thinks they are 495 
good and doesn’t care how they comply how with the ordinance they shall and it is not up to the Commission to say they 496 
have to comply it is already the rule and the law and they are approving the plan that will comply with the ordinance, 497 
Commissioner Jensen stated he is comfortable with the motion as stated he stated it has to meet the 6 foot requirement. 498 
Commissioner Vaughan asked staff if was comfortable with what they have and what their intent is trying to do with this. 499 
Planner Steele stated yes.                                                                    500 
7:14:45 PM  501 
 ALL WERE IN FAVOR, THE MOTION CARRIED UNANIMOUSLY. 502 
7:15:29 PM  503 

5. Public Hearing, Site Plan Approval, CVS Plaza, property located at 1974 W 1700 S   504 
 Planner Steele stated this is CVS Pharmacy on the prominent corner in the Town Center the corner of 2000 W and 505 
Antelope it is near Founders Park and across the street from the clock tower. It is a 13,000 square foot building with 70 506 
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proposed parking spaces. Working with the Town Center Master Plan the architect and engineers were very cooperative 507 
in trying to find a concept that works with the ordinance and will also be context appropriate and provide for a nice project 508 
in the Town Center that will be successful. They have used a lot of similar material and styles that are found in some of 509 
the other buildings in the Town Center. They have provided a pedestrian plaza on the corner that would have some stairs 510 
and seating and kind of a refuse as kids are crossing the street there since it is an active crosswalk and the main entrance 511 
would be on the east. They have met with the Architecture Review Committee and they are passing on a positive 512 
recommendation for the building architecture and site plan. Included is a reference from the engineer of how they have 513 
addressed all the staff comments and have addressed the majority of them and there are a few minor outstanding items 514 
that will be more related to the plat.  515 
7:19:40 PM    516 
 Commissioner Jensen askes staff has the City Council has voted to change the parking requirements. Planner Steele 517 
stated yes. Commissioner Jensen stated so the maximums no longer apply, even though it states in the Planning 518 
Comments it states they are over the maximum requirements even though there is no longer a maximum requirement. 519 
Planner Steele stated yes but they actually applied before that was officially changed. Commissioner Jensen stated might 520 
want to strike that since it no longer applies. Commissioner Jensen stated this might not be the time but the signage 521 
requirements is that a separate approval. Planner Steele stated yes they will be required to do a conditional use permit for 522 
their signage. Commissioner Jensen stated looking at those and not quite sure if all those big huge CVS logos all over the 523 
place is exceeding the square footage requirements or if it meets it or not but if that is under a separate review that 524 
doesn’t apply to tonight. Planner Steele stated that will be under a separate review there is a maximum square footage 525 
requirement based off of the façade of the building square footage a ratio and will review when they submit that 526 
application. As far as the parking spaces they are over what the maximum is but with the proximity to Founder Park felt 527 
that would be beneficial for the City to record some. Commissioner Jensen stated he is not opposed to the maximums just 528 
noting since the City no longer requires maximums that no longer apply.  529 
7:21:36 PM        530 
 Scott Moreland, Boos Development represents CVS along with the civil engineer and architecture firms and wanted 531 
to thank the Commission for the opportunity tonight and are very excited to present this project in Syracuse and bring 532 
CVS to this corner and felt they have presented a good project in congruence with staff and are here to answer any 533 
questions along with consultants as well as far as any technical questions might have. Victor Yanez with Norr, as 534 
mentioned they designed this building according to the design standards to try to enliven the corner, engage the 535 
community and provide for pedestrian access into the site. They wanted to give a differentiation in the uses and the 536 
access points while still meeting all the requirements. It is an upgraded building from what CVS’s typical prototype would 537 
be because CVS is very interested in serving this community and being a good asset to the City. They have as staff 538 
mentioned a small plaza at the corner with some landscaping and steps coming up to the elevation of the building to allow 539 
for an area for the youth to use away from the street as well as a more direct access to the sidewalks leading to the front 540 
door which faces east on this property. They incorporated the cross gable feature that is found in other buildings within the 541 
area and are using brick and cement board very durable materials throughout the building in order to reduce their 542 
maintenance and improve the look and feel of the environment. Believe that everything that they have done is consistent 543 
with and sometimes going beyond the requirements of the City and respectfully request the approval of this project. Leslie 544 
Morton with Psomas, it is a 13,000 square foot building and just under a 2 acre site, there is a drive through pharmacy 545 
that wraps around the building at the corner and the drive through window is where the tower feature is that was 546 
mentioned. There are 70 parking stalls, landscaped islands in the parking stalls with trees and have met all the tree 547 
requirements of the City landscape buffer between the street and the parking lot and also within the islands. Staff had 548 
mentioned Founders Park and talked a little about this in the Architecture Review Committee also that there is a lot of 549 
traffic that currently goes through this site coming from the Park onto Antelope Drive and CVS has agreed to grant a 550 
public access easement through the site so on the very east edge of the property there is a access easement that runs 551 
from the north all the way to the south that the public would still be able to use that as access from the Park onto Antelope 552 
Drive.  553 
7:26:18 PM                                  554 
 Commissioner Thorson stated there was a comment about coordinating accesses with UDOT and has that changed, 555 
other than it is review by them. Leslie Morton stated they have submitted to UDOT for their access permit and it is in 556 
review, what they have talked about with UDOT is the access they are showing onto 2000 W is going to be a temporary 557 
access and when UDOT comes through there and widens that road from basically their access point to the north that 558 
access will be eliminated and the access will come from the north and will line up with the access into the shopping center 559 
to the west and then their access will curve into their site from the north which shows on the site plan with the arrows and 560 
that will be the permanent future access and UDOT will do that when they widen 2000 W. The access on Antelope is 561 
permanent right in, right out from the access. Commissioner Thorson asked if it was this that talked about the study for fire 562 
flow, was that this project. Planner Steele stated maybe he was thinking of fire riser, that was one of Deputy Hamblin’s 563 
comments and they have met that comment. Planner Steele stated was he referring to A, provide documentation that the 564 
water system provide adequate fire flow through the Syracuse City Engineering department. Leslie Morton stated at this 565 
point they haven’t determined all of the actual fire flows that are required. The building hasn’t been fully designed but is 566 
sure that the City system has plenty of adequate fire flow to take care of a 13,000 square foot building. City Engineer 567 
Bloemen stated that is a standard comment Deputy Chief Hamblin puts on all site plans. 568 
7:28:33 PM  569 
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 Commissioner Jensen asked the applicant if they had any problems meeting staff’s concerns, Leslie Morton stated 570 
no, they worked very closely with staff for several months on both the site plan and the way the site is laid out and also the 571 
building features and architectural features of the building. Commissioner Jensen asked staff if they felt like they have 572 
addressed any concerns. Planner Steele stated yes, absolutely, they have been very good to work with and have 573 
exceeded all and everything asked for have provided.  574 
7:29:13 PM                  575 
 Commissioner Rackham asked the applicant if can explain why have 2 speed bumps and why they were put where 576 
they did. Leslie Morton stated that was one of the discussions that they had in the Architecture Review Committee, there 577 
was some concerns about the traffic coming from Founders Park and they are very used to just kind of cruising through 578 
that empty parking lot and not rally having to worry about maybe a car backing out into that drive lane so as a result of 579 
that conversation they added a couple things. They added a stop sign right as they come out of Founders Park with note 580 
#5 on the plans so that anybody coming right out of the park will have to stop and look for traffic coming from the right or 581 
the left in the future and the speed bumps were added just to slow cars down going through the public access area so that 582 
they are not going too fast if there is a car trying to back out. Commissioner Rackham stated he would have expected it to 583 
just be up more by the stop sign then in the middle of the parking lot like that. Commissioner Rackham asked Planner 584 
Steele if he was involved in that. Planner Steele stated yes in the Architectural Standards it says that major internal 585 
circulation pathways should have some sort of separation between the parking and the drive isle and this was a proposed 586 
solution that they came up with to try to remedy this and felt it would help. Commissioner Rackham stated what he is 587 
looking at if they just had one up closer to the stop sign so that it didn’t impact their parking lot. Planner Steele stated if 588 
their engineer feels like that would still meet their needs then is open to that discussion too. Leslie Morton stated they can 589 
take a look at that. Commissioner Vaughan stated partially he was the one who raised that particular comment during the 590 
Architectural Review Committee, have met with the 3 applicants here as part of that committee meeting and his concern 591 
at that time for background is the eastern most spaces coming off the now access for the school kids going out to 592 
Antelope was for those 9 spaces if they were to try to back out, cars are sometimes coming rather rapidly southbound 593 
through that and would be going out the blind side of there looking for cars. Suggested making those possibly even 594 
diagonal tilted to the left but that would result in the loss of at least one parking space so the compromise came forward 595 
with possibly speed humps as opposed to speed bumps and there is a difference and think the fire department might want 596 
to chime in on those and would have a recommendation for the actual design of a speed hump to be used in the parking 597 
lot for the purposes of not jarring someone in the back of an ambulance and that is the main reason for having a hump as 598 
opposed to a bump. It hasn’t been raised before but will do now and perhaps can ask whether or not they want to have 599 
the same type of speed reduction device included across the northern access going out to 2000 W or whether or not they 600 
think that would be too much of a straight shot and cars would have a tendency to speed up as soon as they make that 601 
last left turn heading towards 2000 W. Commissioner Rackham stated his thoughts when looking at this, they have the 602 
driveway, the drive through existing right there, most people that are going to park in the pharmacy rather than going over 603 
the speed bump and around they are going to make the sharp left and then are going to go into oncoming traffic so that is 604 
why think putting it back closer to the stop sign with 1 would probably be the better. Commissioner Vaughan stated that is 605 
something they can discuss with the applicant right now. Leslie Morton stated she wasn’t sure she understood the 606 
concern there of the cars coming out of the drive through. Commissioner Rackham sated the drive through coming out or 607 
exiting and then people coming in, rather than going in over the speed bump to get to a parking stall they are probably 608 
going just turn left and would have the 2 cars hanging there and could see that being a traffic problem, not a huge one but 609 
a little bit. Leslie Morton stated to avoid the speed bump they would make the quick left. Commissioner Rackham stated 610 
so if the first speed bump wasn’t there think it would help the flow. Leslie Morton stated understood.  611 
7:35:01 PM 612 
 Commissioner Jensen stated the one marked #22 think probably would be a good idea to nudge that to the south a 613 
little bit so it is more aligned with the northern island, where people might try to make the turn and hug the curb to partially 614 
avoid the speed bump and think that would be more effective if it just a little more to the south and more in line with the 615 
island there. Leslie Morton stated thinks their concern and Commissioner Rackham suggested that one be removed. 616 
Commissioner Jensen stated he was talking about the northern one, nudging it 20-30 feet to the south is what he is 617 
suggesting as far as the southern one is necessarily opposed to it but Commissioner Rackham does bring up a good 618 
point. Commissioner Vaughan asked if would like the speed hump moved own to the extension of the south boundary of 619 
the landscape island. Commissioner Jensen stated yes, move it so it is more in line with the island. Leslie Morton stated 620 
another solution for the south one could be to get rid of the south one completely and put a stop sign in the island.  621 
7:37:00 PM                       622 
 Commissioner Day stated maybe would be appropriate to help the flow of this is that they proceed with the public 623 
hearing and take all the comments and maybe discuss them at that time verses piece milling it together. Commissioner 624 
Vaughan agreed and asked the applicant if there was anything else the applicant would like to express or any other 625 
questions of the applicants and their presentation.  626 
7:37:26 PM  627 

Commissioner Vaughan opened up the Public Hearing.  628 
7:37:49 PM  629 
 Public hearing closed. 630 
7:37:53 PM  631 
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 Commissioner McCuistion stated getting back to the speed bumps discussion, thinks speed bumps in any form are 632 
horrible idea and they do nothing but irritate the public, damage emergency equipment and make people speed up 633 
because they have a perceived loss of time through an event like that. Speed pillows and speed, race intersections and 634 
things like that are a little bit better but questioning if they really need them there at all. Commissioner Day stated he 635 
would agree with Commissioner McCuistion and find them rather annoying and find the snow plow people find them rather 636 
annoying as well. Commissioner McCuistion stated once they try and move snow through there they find out they are 637 
never a good solution. Commissioner Thorson stated would agree that their value is offset but a lot of downsides, at a 638 
minimum would eliminate the south one don’t think they should, people entering the parking lot form Antelope want no 639 
reason for them to get hung up right at the entrance when the car right behind them wants to enter to and then have a 640 
backup, want free flow off of Antelope into the parking lot. Commissioner Vaughan asked if anyone else want to chime in 641 
on the speed humps. Commissioner Jensen stated that going with a wider solution there were it is kind of like not just a 642 
little hump but a wide raised section that kind of accomplishes that and think is a little easier on the snowplows but 643 
certainly the little humps can be an issue but if it is something that is a more of a raised area to kind of just slow traffic 644 
down a little bit. Commissioner Vaughan stated that is the definition of a speed hump and those are generally approved by 645 
fire Departments universally across the United States because of the angle, pitch and speed of which to traverse safely 646 
but on the other hand have had 3 Commissioners comment negatively do they have a 4th and then they can reach a 647 
consensus on that one specific point.  648 
7:40:01 PM  649 
 Commissioner McCuistion stated he just wanted to say that questions the value if they are actually going to slow 650 
traffic or deter anyone from speeding through there, they would just cut through sideways where the striping for the cars is 651 
and don’t see it as an effective solution or one that is needed, could use a raised sidewalk at the entrance of Founders 652 
Park and accomplish the same thing. Commissioner Vaughan stated when they get to a motion that speed humps be 653 
deleted from the design. 654 
7:40:38 PM  655 
 Commissioner Jensen stated wanted to comment that it is a very nice looking building and think that they did a very 656 
good job on the elevations and it looks like it will complement the existing Town Center well and kudos to the Architecture 657 
Review Committee for the hard work on that as well as the developer. Commissioner Vaughan wanted to reiterate that the 658 
Architecture review Committee did recommend approval of this project to the Planning Commission as a unanimous vote 659 
from them.    660 
7:41:23 PM  661 
 COMMISSIONER THORSON MADE A MOTION TO APPROVE THE SITE PLAN APPROVAL OF THE CVS PLAZA 662 
WITH THE REMOVAL OF THE 2 SPEED BUMPS WITH NO OTHER TRAFFIC CALMING DEVICES. COMMISSIONER 663 
MCCUISTION SECONDED THE MOTION. ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY.    664 
7:41:53 PM  665 

6. Public Hearing, Preliminary Subdivision Plan, Criddle Farms South, property located at 1200 S 4000 W, PRD  666 
Commissioner Day recused himself from the meeting. Commissioner Thorson asked staff regarding this agenda item 667 

it appears that the address on the agenda of 715 S 4000 W is incorrect. Planner Steele stated there was a previous 668 
application for the other address and was a simple mix up and the actual address is 1200 S 4000 W. Commissioner 669 
Thorson asked if that changed any of the notification requirements. Planner Steele stated the notification letters went out 670 
to the correct addresses it was just merely a misprint on the actual agenda.      671 
7:43:22 PM  672 
 Planner Steele stated this is Criddle Farms and are dubbing this Criddle Farms South to not confuse it with the other 673 
General Plan items that were seen. It is a PRD and already received zoning and included in the packet is a development 674 
agreement that was signed in 2013 and within that development agreement it was an annexation and a concept plan and 675 
some of the articles of agreement were density, number of units, open space, trails. In the original concept that was 676 
agreed upon was 99 units and is now proposing 101 which is still below the actual maximum density that was already 677 
agreed on. The proposed preliminary plan is 4 phases and the north arrow is facing to the right so 4000 W is at the bottom 678 
and 1200 S is on the left of the plan. They have pretty much stayed with the concept plan with the exception of the 679 
location of the trail and this is something that staff has worked with them to try to provide a little more beneficial location 680 
for the trail and the neighbors and provide a little more buffering. The trail has been moved to the south with a 30 foot 681 
wide landscape strip between the street and the backs of the lots and staff thought that would be a more beneficial 682 
location for the trail, more visible and not walking behind and between people’s backyards and side yards so a little more 683 
visible. Also in the packet is also a memorandum of how they have addressed engineering comments and they have 684 
submitted new plans but as far as can see they have addressed staff’s concerns. Moving forward there are some 685 
outstanding items that they need to work on, more detailed landscape plan and as a PRD they are required to have 686 
amenities as the open space and common space. The common space is the more improved type of open space and then 687 
open space is a little more loosely defined. So they will be required to do a more detailed plan with that and also another 688 
development agreement that will detail some of those, the landscape features and how are going to move forward with 689 
them and also included the PRD ordinance for reference.   690 
7:47:33 PM  691 
 Planner Steele stated on 1200 S have had discussions with them about what kind of improvements would be required 692 
since they border that public street and have reached an agreement of what can be done and what the cross section will 693 
look like. There is an existing trail that was installed as part of the Bridgeway island subdivision that goes east to west and 694 

ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;19:41:00&quot;?Data=&quot;139fc34d&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;19:41:00&quot;?Data=&quot;139fc34d&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;19:41:00&quot;?Data=&quot;139fc34d&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;19:41:52&quot;?Data=&quot;e95b9a75&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;19:43:20&quot;?Data=&quot;5aa2b27b&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;20:05:12&quot;?Data=&quot;4fda90da&quot;


Minutes of the Syracuse Planning Commission Regular Meeting, April 5, 2016 
 

98 | P a g e  
 

along 1200 S and right now 1200 S is an existing dirt road and that is all and basically serves as a cut through for farmers 695 
and pheasants. The cross section for 1200 S would maintain that trail and then a 66 foot right of way and would have a 696 
little smaller asphalt width and then a park strip on the north and a sidewalk on the north.  697 
7:48:48 PM     698 
  Commissioner Vaughan asked staff regarding the memorandum dated March 31, 2016 under engineering plans it 699 
talks about lots 73, 75, 76 and then 38, 49, 40 can staff point them out where it states sewer and land drain needs to be 700 
extended. Planner Steele the problem here is the original plans that they submitted had different lot numbering since they 701 
put in the phases but believe the second page. Commissioner Vaughan asked if could translate when it particularly the 702 
one that talks about draining into the detention basin assuming that might be parcel A in the diagram. Planner Steele 703 
stated parcel A is the top left corner and will have a detention basin in it. The original concept shows the lot numbers and 704 
are pretty similar to what is on the plans that the comments were based off of. Commissioner Jensen asked staff they 705 
recently changed the PRD ordinance from net acres to 6 gross and so does this meet the 6 gross requirement. Planner 706 
Steele stated yes it does, they proposed 5.3 gross. Commissioner Jensen stated they changed it and lowered it slightly 707 
and just wanted to make sure and know under this development agreement that it was lower than what was normally 708 
allowed which was part of the annexation agreement but just want to make sure this meets the ordinance. Planner Steele 709 
stated everything looks like it does and are locked into that development agreement. Commissioner Jensen stated his 710 
question for the City Attorney and may be for future use is they have a development agreement or an annexation 711 
agreement and they subsequently change the ordinance does the new ordinance supersede that development 712 
agreement. City Attorney Roberts stated would need to review the development agreement if it conflicted with what was in 713 
the agreement then they are locked in with what the agreement said, can’t change the rules that is the point of a 714 
development agreement but if it is consistent with the development agreement then the new standards could be applied.  715 
7:52:37 PM   716 
    Commissioner Thorson asked staff it states on there it has open space of 10.4 acres for a total of 54% is that 717 
including the front yards of each of these lots and does the definition of open space include side and front yards, 718 
effectively the front yards of each property and don’t know and they have talked about what open space and common 719 
space meant but just not seeing it, just seeing a high density residential development with very little open area that people 720 
can use but not seeing the 54% open space that is useable by the public. Planner Steele stated are correct the way the 721 
open space is calculated includes someone’s backyard, side yard and front yard but the common space is the improved 722 
area that will have amenities and would be more of the true “open space” that most people would interpret it as. 723 
Commissioner Thorson asked what the definition of open space in this development agreement, does it allow it to include 724 
front yards and side yards. Planner Steele stated as far as he has read it and understood it, it can include those side 725 
yards but are not allowed to be fenced in, the concept of a PRD is that it is more of an open area that usually the lot lines 726 
are right under the foundation similar to like a town home or a Sunset Villas where they have shared common space but 727 
often that shared common or open space becomes someone’s backyard that isn’t that usable but the technically the 728 
neighbors can use. Commissioner Thorson stated looking at R-1 residential, his front yard is as open as these front yards 729 
and just not seeing and is disappointed in the City’s definition and application of open space, these are just front yards so. 730 
Planner Steele stated he completely agrees. Commissioner Thorson stated it complies as written and can’t object or deny 731 
it but objects tot eh use of it. Planner Steele stated he agrees and in reality is someone gonna go say ‘hey son let’s go 732 
play catch’ behind someone else’s unit, it’s not going to happen. Commissioner Thorson stated the reality of this open 733 
space does not meet what he thinks is the intent of open space. Commissioner Jensen stated he looked it up there is a 734 
20% common space requirement and looking at it there are parcels A-G as the open space. Planner Steele stated that is 735 
correct and that is one of the outstanding items is have asked them to provide a more detailed table showing the different 736 
parcels and is also something they need to explore more of what kind of amenities they are going to offer in each one of 737 
those parcels because it has got to be good. Commissioner Jensen stated one thing to keep in mind is the trails do 738 
technically count as common space. Planner Steele stated parcel B has the trail in it and can’t tell the boundaries but 739 
believes includes the whole length of the eastern. Commissioner Jensen stated looking at the colored diagram where the 740 
trails snake through there and looks kind of nice actually.  741 
7:56:32 PM  742 
 Commissioner Vaughan asked staff regarding the development agreement that there is an allowance for maximum 743 
density and wondering if there a minimum density and could they set any standard for this, where would they be if it was a 744 
R-1, R-2 or R-3 project as opposed to a PRD where trying to maximize and wind with basically a. Planner Steele stated 745 
this would be too dense to go in any of those other zones and as far as a minimum don’t really understand or know where 746 
is going with that guess technically they could put one house in the middle of it and the City wouldn’t care. Commissioner 747 
Vaughan stated at 20 acres how many units could there be under R-1, R-2 and R-3. Planner Steele stated he can do the 748 
math really quick if he wants. Commissioner Jensen stated 46. Planner Steele stated if is getting at does this have more 749 
units than the other zones the answer is yes. Commissioner Vaughan stated he is doing an extension of Commissioner 750 
Thorson’s question that the density and the spacing here just looks to be too much and looks more like Los Angeles 751 
rather than Syracuse Utah particularly when compared to existing developments north, south and to the east. Planner 752 
Steele stated he does not disagree but this was the concept that was already approved, doesn’t mean that things can’t 753 
shift and move around but it is very similar to what the concept that was already approved. Commissioner Vaughan stated 754 
that is why he asked was there a minimum stated in that agreement there is a maximum stated but not minimum. Planner 755 
Steele stated no. Commissioner Vaughan asked if they have the power to reduce that maximum by 20%, 30% or 40%. 756 
City Attorney Roberts stated no, they cannot do that, the development agreement is in place and the zoning is in place, 757 
they are entitled to the density and cannot lower the density at all. Commissioner Vaughan stated basically an agreement 758 
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that is cast in stone are here just to lift the rubber stamp and drop it. City Attorney Roberts stated are here to make sure it 759 
is developed in accordance with the ordinances governing PRD can’t change the use in a site plan review. Planner Steele 760 
stated under the current PRD zone this would also meet the current ordinance as well but understand his concern and 761 
obviously don’t expect any rubber stamps from this Commission and appreciate the thorough review and can assure that 762 
staff takes a judicious eye to it and are invested and want to see a good development out there too and try to act within 763 
the parameters that have been given to staff and have been in conversation with their engineer to try to negotiate a good 764 
product and they have expressed that they are willing to work with the City and if there are some specific things that can 765 
do that feel would be a better product for the City there are willing to work with the City. Commissioner Vaughan sated so 766 
basically saying that this agreement executed under a former City Council a former Planning Commission is basically an 767 
agreement that is somewhat binding and then further on that in staff’s opinion does this project fall under and comply 768 
legally with the current PRD. Planner Steele stated yes, staff has done a review of the current ordinances and yes 769 
unfortunately are bound by that agreement. Commissioner Jensen stated just a point of clarification had brought up the 770 
annexation agreement and wanted to point out that that annexation never came before the Planning Commission it was 771 
something that the City Council worked out and at the time it was put forward had mentioned that felt it probably should go 772 
before the Planning Commission so could make a recommendation on it but were never given that opportunity. There are 773 
2 things on the common space that are troubling him in 2 areas, looking at parcel A and understand they are trying to 774 
align with 975 S there but that space for parcel A looks kind of un-useful to him essentially can call it common space but 775 
no one is really ever going to use it and parcel B is kind of under the same thing and would rather see parcel B and parcel 776 
C get unified in some fashion so that they actually connect just don’t like all this orphaned common space and think that 777 
the purpose of the common space is to try to unify it into one area or not necessarily one area but into useable groups not 778 
just left over acreage. Planner Steele stated and those types of comments are under the Commission’s purview to provide 779 
input at the preliminary plan stage. Commissioner Jensen stated under the current structure of Title VIII isn’t the Planning 780 
Commission supposed to get some input before they get it put in front of them. Planner Steele stated so the process is 781 
concept, preliminary and final. Commissioner Jensen stated thought under concept thought the thought at the time it was 782 
that it would be brought in front of the Planning Commission to make some initial comments not necessarily approval or 783 
anything but just make suggestions but were never given that opportunity. Planner Steele stated the concept stage goes 784 
to the development review committee which is at staff level committee that is scheduled every Monday. Commissioner 785 
Jensen stated but as part of that as understood it there was supposed to be an opportunity to put that before the Planning 786 
Commission and City Council as well so can make some additional input before they get into where they are vested. 787 
Planner Steele as far as he understood they are acting within the proper protocol but would be happy to look and see if 788 
there is anything that. Commissioner Jensen stated the reason he said this is it would have been an opportunity for them 789 
to make these suggestions before it got this far along in a public hearing and the developer is pretty far along in the 790 
process, the whole point is they are not trying to let them get vested earlier but if could make initial comments earlier it 791 
could be helpful to the developer. Planner Steele stated and like had mentioned earlier in the meeting about ways to 792 
annex land in the future when they do a development agreement and requirement them to the do the design work up front 793 
that it is good and the City knows what is getting but is bad that don’t get to vet out that concept design more and so since 794 
that concept was part of the development agreement that was their concept review and so since they had already gotten 795 
that then that is why it was taken directly to preliminary.  796 
8:04:28 PM                                                   797 
 Commissioner Thorson stated he thinks they should move on and hear from the applicant and move onto the public 798 
hearing and then continue their discussion after with the additional information from those parties.      799 
8:04:47 PM 800 

Rick Scadden, North Ogden, think it has been pretty well discussed what the design was the reason for the change 801 
from the original was different amenities. One big point would like to make think was a very good concern from the staff 802 
was they are creating more space between 4000 W and the backyards of the homes that border that 30 foot strip will 803 
make it much more appealing for the people who live there. Most everything was addressed and can answer questions if 804 
have them and want to point out a willingness to work with the City, the staff has been great to work with and have given 805 
them good direction and a willingness to work with ideas and things that would be amenable for the project to move 806 
forward but also believe current zoning and current land use do meet those requirements based on the way it is written 807 
now.  808 
8:06:11 PM 809 
 Commissioner Jensen asked the applicant if would be necessarily opposed to trying to do some things here to try to 810 
unify the common space a little better. Rick Scadden stated they would not be opposed to that, their intent was to try to 811 
break it up to where it was in different areas of the project but would be open to moving them around. Don’t see that 812 
moving a few around would cause them any great problems so would be open to ideas. Commissioner Rackham asked 813 
the applicant regarding open space parcels are any of them detention basins. Rick Scadden stated parcel A and that is 814 
why they would start in that phase because of course they would have to put that in in the beginning. Commissioner 815 
Rackham stated the ordinance requires some kind of amenity in a detention pond. Rick Scadden stated they have 816 
discussed different things from playground equipment to other things and have discussed that with staff a couple times. 817 
Commissioner Rackham stated nothing firm committed. Rick Scadden stated not yet but are definitely open to making it a 818 
community that people would obviously want to be in and have those amenities to use.          819 
8:08:09 PM 820 
 Commissioner Vaughan opened the public hearing.       821 

ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;20:05:12&quot;?Data=&quot;4fda90da&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;20:05:12&quot;?Data=&quot;4fda90da&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;20:05:12&quot;?Data=&quot;4fda90da&quot;
ftr://?location=&quot;S&quot;?date=&quot;05-Apr-2016&quot;?position=&quot;20:08:27&quot;?Data=&quot;0b6e99f6&quot;


Minutes of the Syracuse Planning Commission Regular Meeting, April 5, 2016 
 

100 | P a g e  
 

8:08:27 PM   822 
 John Diamond, 3269 W 1800 N Clinton, is here representing a couple of entities and first of all would like to bring to 823 
the attention of the Commission that Hooper Irrigation has an irrigation pipeline that goes down the east side of this 824 
project on 4000 W and when that was put in back in the early 60’s of course this was all farm land down in there and all 825 
that piping is non-reinforced pipe so the concern would be on the ingress and egress areas that something would have to 826 
be done there to reinforce that pipe and protect that pipe from the damage like they had down by when Bridgeway Island 827 
went in down further they had a lot of problems there with broken lines and things on that non-reinforced concrete and 828 
thinks that is something that needs to be considered. The other question has is they also have an irrigation easement that 829 
goes down 1200 S and the same situation there and don’t know it hasn’t been discussed what the plan for 1200 S was 830 
and that is his question don’t know if the Commission knows or not but the reason that asphalt trail was put in there was to 831 
protect that irrigation line and it is also a non-rated line so it wouldn’t be a line that could go under the street it would have 832 
to be reinforced and that is why the City put that asphalt down through there. John Diamond asked the Commission if they 833 
had an answer on what they are planning on doing along 1200 S. Commissioner Vaughan sated they cannot answer his 834 
question but will make sure those are addressed by City staff and particularly the City Engineer. Commissioner Vaughan 835 
asked Mr. Diamond if he knew specially what the diameter of what the pipe sections are. John Diamond stated down to 836 
1200 S from 4000 W down to 4500 W is 12 inch it is pit pipe 80 PSI and the line going across 4000 W it is a funny size it 837 
is like a 23 inch pipe it is an oddball size pipe. John Diamond stated the other concern he has is they own the property to 838 
the west and this property was not in Syracuse City when they entered into an agreement with Syracuse City to take the 839 
tail water and developed the pond that is below 4500 W and this is where that water would wind up and the agreement 840 
with the City and has a copy of the agreement is that the system at the time for the zoning that was in place in the City 841 
and several of these properties, the Simpson property is now come in and requested and been approved for more density 842 
and this property has been approved for more density and that pond was not designed to hold that much water and so 843 
their concern is that it needs to be considered in the planning. Has nothing against the development but they just don’t 844 
want to have a problem down the road with a 100 year storm or whatever because it was not designed to take this kind of 845 
run off. Commissioner Vaughan asked if he had a copy of the agreement he could leave with the City Attorney. John 846 
Diamond stated yes and it was also recorded down at the County courthouse. John Diamond state the other question 847 
would be to the waste water that would dumped into that system according to the agreement has to meet the clean water 848 
act and the other design of it they have had oil separation boxes and things of that nature to catch any oils and sediments 849 
and things of that nature and that would need to be included in the design as well. 850 
8:13:41 PM  851 

Craig Johnson, Syracuse, would like to continue on the conversation of what Commissioner Jensen was talking about 852 
having open space better and what Commissioner Thorson also stated the open space or the common space needs to be 853 
better. It is the intent of the ordinance as was created with the PRD and needs to have that feel of common space and 854 
where it is little small pockets here and there, echo what Commissioner Thorson and Jensen have said and think it also 855 
needs to have better design. If that takes some of the lots out so be it but they need to look at having a better common 856 
space to fulfill the intent of the ordinance.  857 
8:14:43 PM  858 

Public hearing closed  859 
8:14:50 PM  860 

Rick Scadden he wanted to confirm the size of pipe on 1200 S. Commissioner Vaughan stated 12 inch in 1200 S and 861 
23 inches on 4000 W. Rick Scadden stated the design was as mentioned are open if there is a better idea they are open 862 
to it and don’t want to be bad neighbors they want to put a project that has their name on it and is important to them that 863 
they can do it right.    864 
8:15:49 PM  865 
 Commissioner McCuistion stated is just wondering if the Ensign drawing concept is the concept that was approved, 866 
the colored one. Planner Steele stated yes. Commissioner McCuistion stated sees a lot better trail connectivity and 867 
interconnection of the open spaces in the concept plan plus it contains 2 fewer lots than the newer one before them now 868 
and doesn’t see trails on it at all. Planner Steele think what happened was staff made a comment to move the trial to 869 
along 4000 W and there wasn’t a lot of thought beyond what would be remaining in those other parcels and agrees they 870 
need to improve the open spaces and give more detail on what will be going on in them. Commissioner McCuistion and it 871 
contains a couple of extra additional lots is that part of the agreement or just extra lots they have thrown in. Planner Steele 872 
stated let me check the agreement. Commissioner Vaughan stated the green looks like the highest lot is #99. 873 
Commissioner Jensen stated it is 101 in the advised. Planner Steele stated density, the subject area shall be limited to no 874 
greater than 6.7 units per acre so is suspecting under 4 where it says open space, shall contain 50% and  20% improved 875 
common space don’t think they could reach 6.7 units with the required open space. Commissioner McCuistion stated 876 
thinks the trail system that was there actually connected the open spaces together and created something that works and 877 
what they have before them is really disjointed and non-functional. Commissioner Vaughan stated at 6.7 that would be 878 
134 lots as opposed to the 99 showing in the green. Commissioner McCuistion stated his concern would be to see a 879 
different site plan that shows functional open space and functional common space. Planner Steele stated yes, they need 880 
to submit more detailed landscape plan and also there is a development agreement that will talk about the architecture of 881 
the buildings and they have agreed that they will provide that to staff. The options are to table it until get more detail if they 882 
like or can even deny it they want or can pass with conditions if know more specifically what would like to see. 883 
Commissioner Thorson asked if there was a time limit if they table, do they have to address it in 60 days or. 884 
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Commissioner Vaughan stated it would most likely be the first available date unless the applicant would request a longer 885 
time but as was mentioned by staff one alternative would be to deny it as presented and part of the argument for that is 886 
there is a wide variance between the maps that are presented now and what was initially agreed upon when the original 887 
agreement was drawn up the white map as opposed to the green map. Commissioner Thorson stated of the 2 options 888 
tabling has a time limit to address it and denial could mean a reapplication and not sure what the rules are and the 889 
burdens would put on them either way and would like to know what they are. City Attorney Roberts stated think with the 890 
deficiencies that have been identified they are working on those so seems like tabling would be the more prudent way to 891 
go and just come back in 2 week or 4 weeks or when they have had an opportunity to turn those things in and get those 892 
questions answered rather than denial which requires them to go through the whole application process again. 893 
Commissioner Jensen stated looking at their plan and trying to solve what they have proposed verses the concept plan 894 
and to hit 101 lots on the color concept plan utilizing the land for parcel B & H could accomplish those extra 2 lots plush 895 
could shift lot 73 to 58 shift that row over a little bit to add a little more common space to parcel E and then as for parcel H 896 
could probably nudge it a little but do like having the trail go through the subdivision there and know staff likes the idea of 897 
putting the trail along 4000 W but in his opinion is a little unimaginative and like the idea of staking off 4000 W and into 898 
that interior road there and maybe there is a way between lot 1 & 54 get the trail to snake back to 4000 W there or also 899 
snaking over in the land that will part of another development later but does like the concept plan better accomplishes the 900 
purpose of the common space and still think there is a lot of room for improvement but think this should be tweaked 901 
because the common space looking at now just doesn’t feel common to him it feels like a bunch of different pocket areas 902 
for and not all the residents are equally served by it.  903 
8:21:50 PM  904 
        Commissioner Vaughan asked staff if this was rejected by the Commission under normal circumstances the applicant 905 
would have to refile and again pay fees, if they were to deny it with prejudice and wave fees would that allow the applicant 906 
to bring it back under the current fees paid or is that something the City would prefer not to do. Planner Steele stated like 907 
City Attorney Roberts stated think tabling would be the prudent option on the table but the denial would have to be very 908 
specific of what ordinance it was not compliant with. Commissioner Vaughan stated would it be sufficient to say that the 909 
original agreement as depicted in green is different than the new plan with lot design, open space, enumerated open 910 
space and lack of a trail system would that be sufficient in staff’s option or maybe a question for City Attorney Roberts. 911 
Commissioner Rackham stated the ordinance requires additional parking not attached to the houses and don’t see any of 912 
that in there either so. Planner Steele stated 2.5 spaces for PRD. Commissioner Rackham stated doesn’t it stated 913 
additional also. Commissioner Jensen stated that is the .5 with the idea that the extra .5 can be used for common parking 914 
areas. Planner Steele stated didn’t see anywhere where it said common parking areas just saw the 2.5 so what are 915 
referring to accurate as far as the ratios go and is something that could be identified as non-compliant. Commissioner 916 
Rackham stated another thing they are supposed to be seeing some kind of a plan for houses type thing, there is nothing 917 
in there but want to remind them that there is a 2 car garage requirement. Planner Steele stated wanted to let the 918 
Commission know what staff was thinking about the trail there and potentially could be both interests met and what 919 
Commissioner Jensen said is a good point that those spaces should be interconnected and cohesive and think the 920 
different interests at hand are the residents themselves and interconnecting those, their own open spaces and then the 921 
connection more of the City wide scale of creating a trail system of people trying to go between Rock Creek Park and the 922 
eventually the trail over to the causeway. So there are kind of those 2 competing interests almost like a freeway and a 923 
local road so kind of a hierarchy and were thinking more of the neighborhood as a whole so possibly as they go through 924 
and explore their internal open spaces could have sidewalks that are smaller and interconnect them and then more of the 925 
freeway could be the trail that connects.             926 
8:25:59 PM  927 
 COMMISSIONER JENSEN MADE A MOTION TO TABLE THE PRELIMINARY SUBDIVISION PLAN FOR CRIDDLE 928 
FARMS SOUTH TO ADDRESS THE STATED CONCERNS.  929 
8:26:05 PM 930 
 Commissioner Vaughan asked if had a specific date in mind or at the next available meeting. Planner Steele stated it 931 
depends on how quickly staff gets the updated plans, the next Planning Commission meeting is April 19, 2016 and require 932 
that the plans are in the Wednesday before the meeting to compile the packet and that is really pushing it. Rick Scadden 933 
stated they moved the trail system from staff’s direction and wanted to point out and thought it was a good point from 934 
them is that trail is going to go right through about a dozen backyards so if someone is sitting in their backyard having a 935 
cook out or get together people are going to be walking through their backyard and that was the intent of moving the trail 936 
was and think it was a valid point and think from a homeowners stand point as well and also likes that it moves the homes 937 
further west off of 4000 W and think it is a valid point as well now as far as it going in other areas and also combining 938 
some open space don’t have any problems with that but think the trail being in people’s backyard should be of concerns 939 
as well and think it should come under consideration like on parcel D with open space and people will literally be walking 940 
through backyards. Will come back with updated plans and ideas and will talk with their engineer and let staff know how 941 
quick can get it back but would like to get back as soon as possible and something that is agreeable and workable to the 942 
Commission. Commissioner Vaughan stated by statute are required to set in contiguous to a date certain. Rick Scadden 943 
stated if are not able to get done by April 19, 2016, then it would be 2 weeks from there but will work to get that done by 944 
the 19th. Commissioner Vaughan stated how about the first meeting in May because this project has been on hold for a 945 
couple years now. Rick Scadden stated not for them but for other people that is correct. Planner Steele stated May 3, 946 
2016 would be the first meeting in May. Commissioner Vaughan stated with an approximate submission date of April 27, 947 
2016. City Attorney Roberts stated could craft the motion and move to table this to April 19, 2016 but if the applicant 948 
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contacts the City and hasn’t gotten them to staff by April 13, 2016 then it could be moved to May 3, 2016 so could leave it 949 
open that if they can get it done can add them to that agenda but if not can move to the next. Rick Scadden stated would 950 
like to get it done. Commissioner Jensen stated his motion was just to table it until the applicant was able to submit a 951 
revised plan and gives the applicant the leeway and if can make it by April 19, 2016 that is fine and by staff’s judgement if 952 
not it could be May 3, 2016 but likes keeping it open. Commissioner Jensen added as part of his motion a better plan that 953 
better unifies the common space. Rick Scadden asked for clarification because they did change the trail based on staff’s 954 
recommendation and what the Commission would recommend with what to come back with. Commissioner Vaughan 955 
stated cannot give recommendation but have had the opportunity of hearing what all of their comments have been in that 956 
regard. Commissioner Jensen stated would make a quick comment on that they do have another project that is not a PRD 957 
but if look at the Trailside subdivision by the roundabout on 2700 S the trail that goes through there it does kind of go 958 
through people’s backyard but under the PRD ordinance as it stand do allow for the rear pad to be fenced off so that could 959 
help screen the houses but do think there are some thing that could be done by shifting some of the lots around to 960 
address that concern and create a little bit of extra open space in the process and are a lot of creative things that can be 961 
done and want to give the applicant adequate time to do that and whatever meets the ordinance is fine but the common 962 
space really needs to be more unified is his concern.                963 
8:32:10 PM 964 
 COMMISSIONER JENSEN REITTERATED HIS MOTION TO TABLE THE PRELIMINARY SUBDIVISION PLAN 965 
FOR CRIDDLE FARMS SOUTH TO ADDRESS THE STATED CONCERNS AND BETTER UNIFY THE COMMON 966 
SPACE WITH REVISED PLANS FOR THE APRIL 19TH OR MAY 3RD. COMMISSIONER RACKHAM SECONDED THE 967 
MOTION. ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY.    968 
8:32:33 PM  969 
 Commissioner Thorson stated has a comment regarding the trail system and the applicants comment regarding the 970 
trail going through people’s backyard which makes the point that it is not open space it is considered a backyard by 971 
everyone in the room, it is not functional open space by the definition and when read the definition of open space in the 972 
current code that is not open space, it is not for the general use of the public it is not conducive to the human environment 973 
in the definition. The justification of moving the trail because it is in people’s backyard exactly proves that. Commissioner 974 
McCuistion sated he would like to echo Commissioner Thorson’s comments and agree with him. 975 
8:33:19 PM 976 
 ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY WITH COMMENTS. 977 
8:33:44 PM 978 
     Commissioner McCuistion stated point of order wanted to point out that they spent over 2 and a half hours on 3 979 
agenda items and if are not more judicious in their use of time will not get through tonight’s agenda and will hard pressed 980 
to get through any nights agenda. Commissioner Vaughan stated he thinks one of the other items before them will go 981 
rather quickly but will definitely take that into mind.      982 
8:34:16 PM 983 
 Commissioner Day has rejoined the Commissioners.   984 
8:34:19 PM  985 

7. Public Hearing, General Plan Map Amendment, Barber, property located at 1972 S 2000 W, R-3 Residential to PRD  986 
 Planner Steele stated the current zoning for this property is R-2 and are just working on the general plan amendment 987 
because of the map closure. The total area is 4.7 acres and under the current zoning they could do 14 lots and the PRD 988 
will allow 28 lots. It is across the street from where we are right now and their proposal is to build something similar to 989 
development to the west and south which is Craig lane Estates which is a HOA community and is another similar 990 
development style that had been talking about where it has shared common space. The existing General Plan is R-3 and 991 
wanting to change to PRD can see the R-2, Craig Lane was initially a cluster subdivision and that was between 1999-992 
2005. The applicant submitted a letter stating why they want to change it and basically they want to create a similar 993 
product and provided a concept plan to show where the home sites would be and where the open space parcels would 994 
be. Planner Steele read the PRD ordinance purpose description.  995 
8:37:36 PM  996 
 Commissioner Jensen stated it shows the density for R-2 and PRD but for the benefit of the Commission the density 997 
for R-3 would be about 19 lots.  998 
8:37:49 PM 999 
 Commissioner Vaughan askes staff why did staff accept this when the project does not meet minimum standard for a 1000 
PRD. Planner Steele stated referring to the acreage and the minimum acreage for a PRD is 5 acres and this is a 4.7 acre 1001 
piece and in the summary explained that they could purchase land for their access and they would need to purchase 1002 
some land in the corner which could potentially take them over the 5 acres so staff is the venue to provide information and 1003 
not the decision maker or the filter have provided analysis and facts for the Commission to decide if this is something that 1004 
want to approve or not.  1005 
8:38:45 PM  1006 
     Commissioner Rackham asked staff if they had provided anything that said they have talked in an agreement or just 1007 
verbally that they can buy it. Planner Steele stated they did have a meeting with the HOA presidents of Craig Lane 1008 
Estates and Troy Barber the land owner and they let staff know verbally that they would be willing to provide that access 1009 
and sell the land.  1010 
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8:39:19 PM  1011 
  Commissioner Jensen asked staff that the PRD mentions it has to be fronting a major arterial, this isn’t fronting 2000 1012 
west. Planner Steele stated in the summary also explained this does not have frontage however if they were to consider it 1013 
as part of or an extension of Craig Estates they do which fronts 2000 W. Planner Steele stated he warned the applicant 1014 
that this is a stretch and to be fair have said there are some outstanding items but if the Commission felt that this could be 1015 
a good addition to the City and think that with some work by essentially adjoining to Craig Estates they could be 1016 
considered meeting those standards but that is a stretch and interpretation that will leave to the Commission to make.  1017 
8:40:27 PM  1018 
       Commissioner Vaughan asked if staff mentioned to the applicant that the City recently changed the status of 1019 
piggybacking additional projects to get the benefit of a former phase or former properties trying to assemble them to get 1020 
the benefits of the larger project. Planner Steele stated referring to a Still Water Estates kind of situation. Commissioner 1021 
Vaughan stated yes. Commissioner Jensen stated or Trailside. Planner Steele stated yes and have thoroughly cautioned 1022 
them and knows it is a stretch and respectfully let the Commission make the decision.  1023 
8:41:25 PM  1024 
 Adam Bernard, Syracuse, as has been pointed out this is a stretch and this is why have come forward to the Planning 1025 
Commission because know that it is not necessarily an ideal situation for this zone or any of the zones. Their desire is to 1026 
work with the home owners association to provide what is best for the community and know that this is in the heart of 1027 
Syracuse and understand that it is a very important piece of property. The property owner has mentioned he can put 1028 
these PRD, smaller homes, small profile homes that are contiguous with the HOA that is currently there. With the current 1029 
zoning like Planner Steele mentioned can get 14 homes and even with the PRD would only be getting 14 homes. The 1030 
mention of 4.7 acres there is roughly 4.7 acres and have talked about taking out lot 3 on 2000 W and would answer the 1031 
fronting problem as well which is .3 of a lot but that does not provide a good backdrop for the community. They want this 1032 
to stay as more of a private area just like continuation of the HOA. They could take out that lot and put another 2 homes in 1033 
but they don’t really want to do that and don’t think the City wants that to have back of homes facing 2000 W and want to 1034 
keep that as Professional Office space as it is currently general planned as and are willing to work with the people around 1035 
the property and understand it is a stretch and that is why are before the Planning Commission to see what can and 1036 
cannot stretch on.       1037 
8:44:09 PM  1038 
 Doug Hammond, representing the Craig Estates HOA, several years ago Troy Barber came to their HOA in a general 1039 
meeting and proposed this particular plan and it was accepted by the residents in a majority to give him the option for this 1040 
access and they were very concerned that the type of homes that are being built in that area are big, in fact they are so 1041 
big that they look into the backyards of other homes further down in Craig Lane and wanted to prevent this so that they 1042 
asked if he would build single level homes, no basements and he agreed to that. These would be upscale homes as can 1043 
see by the design and will add very nicely to the City Center. It doesn’t add to increase traffic on 2000 W it would come 1044 
out directly on Craig Lane so we feel it would be a very positive plus to the community. The HOA again has approved their 1045 
coordination with them. Commissioner Vaughan asked if he was part of the applicant group or speaking as someone on 1046 
the issue as an interested party in favor of. Doug Hammond sated as an interested party because of part of the HOA. 1047 
Commissioner Vaughan stated he has no ownership of the property at all. Dough Hammond stated no, not at all, no 1048 
interest from that aspect. Commissioner Vaughan asked Adam Bernard if there were any other members of his applicant 1049 
party.  1050 
8:46:17 PM  1051 
 Commissioner Rackham stated looking at the concept it has a lot of open space that is back behind homes but don’t 1052 
see any common space and are supposed to have 20% common space. Adam Bernard stated correct and that common 1053 
space is with developmental amenities and have talked about are able to put a trail type system through lot 2, in between 1054 
lot 1 & 2 to connect this and are willing to and this is a general plan amendment this is not their final site plan they didn’t 1055 
feel that was necessary to provide but are willing to put access point to 2000 W as well as to the senior assisted living 1056 
homes so would have access to both streets whether it is a trail or a sidewalk so the children don’t have to go all the way 1057 
around to get home can cut through this area and are willing to make and has said this is a general plan amendment this 1058 
is not a site plan.  1059 
8:47:39 PM  1060 
 Commissioner Jensen stated R-3 allows 19 lots and are showing 18 lots including the 4 lots facing 2000 W, what is 1061 
the purpose of the PRD. Adam Bernard stated the R-3 the frontage of the homes the 80 feet in the front, the lot width 1062 
would not allow for the homes they desire to build.  1063 
8:48:04 PM  1064 
      Commissioner Vaughan asked the applicant if they have entered into escrow or a contract agreement for the actual 1065 
purchase of the additional properties. Adam Bernard for the additional property from the HOA, they have not entered into 1066 
an agreement because like has said they can reach the 5 acres just by themselves with lot 3. Commissioner Vaughan 1067 
stated so just initial talks then. 1068 
8:48:29 PM  1069 
 Commissioner Vaughan opened up the public hearing. 1070 
8:48:38 PM  1071 
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 Doug Hammond, going back to the map and looking at the very south border that actually opens up into open space 1072 
into Craig Estates the same with the area where the entrance would be is open space and on the west is also open space 1073 
as part of Craig Lane so with this kind of a design it is going to create a very nice atmosphere for homes because it is all 1074 
open.   1075 
8:49:24 PM  1076 
 Al Collins, Syracuse, owns a property that is adjacent to this and just has a couple questions, what is the current 1077 
zoning for Craig Estates. Planner Steele stated R-2. Al Collins stated so his proposal is would not piggyback onto a 1078 
project that currently exists and then give it a higher density population capability it shouldn’t exceed R-2 if they are 1079 
jumping off of Craig Lane homes and like Commissioner Vaughan stated earlier do they want it to look like Los Angeles 1080 
with the high density population. This is prime commercial land that could be developed off of other properties and just 1081 
thin it is a bad idea to piggyback off another project and build high density homes right there and don’t want it to look like 1082 
downtown L.A. there and wouldn’t go into an approval without purchasing land to reach the 5 acre minimum shouldn’t give 1083 
an exclusion to the applicant. If an exclusion is made to them what are they going to do next so think everything needs to 1084 
be in place, contracts, and purchase agreements before is approved and should not exceed an R-2.           1085 
8:50:53 PM  1086 
 Joe Morminu, Syracuse, own the property that is adjacent to Al Collin’s and just moved from Orange County 1087 
California last July to get a away from the density and crowding and this looks like a plan from Orange County California 1088 
and definitely opposed to it and afraid is going to affect his property values. 1089 
8:51:48 PM  1090 
 Public hearing closed.   1091 
8:51:56 PM  1092 
 Adam Bernard stated as had been mentioned these would be low profile homes, the Ovation style homes where they 1093 
are single level and will not be blocking anybody or anything. R-2 density would allow them 14 lots and there are 14 1094 
building pads on the concept plan and don’t foresee how that is any higher density than what an R-2 would allow besides 1095 
than it allows them to get these spaces here and actually quite surprised having these comments as these homes that 1096 
they could be building homes just like the 2 comments that were made that would have a lot higher impact and higher 1097 
negative to their property value which surprises him but also coming off of 2000 W would be detrimental to the City to 1098 
have a new road onto 2000 W doesn’t necessarily need to be there.  1099 
8:53:16 PM  1100 
   Commissioner Jensen stated as had pointed out before and they have recently changed it from R-2 to R-3 trying to 1101 
accommodate the applicant to make this property a little bit more useful and the idea of taking it to the R-3 is the smaller 1102 
minimum lot size and slightly smaller frontage than R-2 and looking at the configuration trying to figure out if there is a way 1103 
that they could do traditional lots there. The big issue that has with it is until they actually have 5 acres thinks it is 1104 
irresponsible for them to PRD 4.7 if they don’t know where the .3  acres is and also the City is getting away from PRD, 1105 
certainly the Criddle property just came through but that was the last PRD that the City Council at the time was interested 1106 
in entertaining and they did add one along 1700 S for Craythorne recently but that is along a major corridor and in his 1107 
mind when he envisions Syracuse if there were to be any more PRD’s it would be along 1700 S, east of 2000 W or north 1108 
of Antelope along 2000 W and are about the 2 places in the City where could even consider doing PRD in his mind 1109 
because the rest of Syracuse has made it abundantly clear they are just not interested in that. What was proposed here 1110 
certainly hits as far as density hits R-3 but with the minimum lot sizes and common space and the plan looks like could be 1111 
tweaked quite a bit just really not comfortable unless could make it as part of an agreement that is drafted beforehand 1112 
making the change blind because it is just what is being proposed now isn’t necessarily what will see, once they get the 1113 
PRD they can go for the full density if they can make it work and can’t say no and just ran into that with the last applicant 1114 
and they are allowed 6.7 and are going to get as close to that as they can and could be the same here so just not 1115 
comfortable with this at this time and think need more firm information and also just comfortable approving more PRD’s 1116 
unless are on a major corridor. 1117 
8:55:50 PM  1118 
      Commissioner Day stated agrees with Commissioner Jensen if this doesn’t meet the acreage has a hard time 1119 
approving it and maybe the applicant could clarity their plan a little bit more to get there and maybe would help. This 1120 
doesn’t look like Los Angeles, has been there, they can do some nice home here and do some nice things and don’t really 1121 
put much thought into those type of comments but think as a body need to look at the ordinance and if this proposal is not 1122 
in compliance with the ordinance either need to give the applicant more time to come into compliance or not advance it 1123 
and that is what the discussion should be centered on and Commissioner Jensen brings up a good point that if they live 1124 
and die by these agreements if they want to bring it in and show a concept plan  and nitpick it and say do this, this and 1125 
this that is what they approve essentially so think should let the applicant clarify their 5 acres and see if they can get up 1126 
into compliance. Is hard pressed that hooking on to Craig Lane can constitute connection to a larger road and having a 1127 
little internal struggle with that.  1128 
8:57:18 PM  1129 
 Commissioner Vaughan stated he respectfully disagrees. From now on are expected if a project is only 92% of what 1130 
the requirements are they should accept it. The minimum standard is 5 acres are they going to start making 10,000 lots 1131 
9,206 are they going to start changing everything because they are 8% short. They have a minimum standards for their 1132 
lots, for their zones, for houses the height they can be those are minimum standards. The applicant in this particular case 1133 
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said in front of them that it was a long shot and already knew that he was outside the bounds. Sorry don’t mean to be 1134 
Ming the Merciless but in this particular case think it is easy to turn it down because it doesn’t not meet the minimum 1135 
standards. Perhaps when the applicant comes back and has 5.01 acres that would be a different story, it would be a 1136 
completely different discussion but at this particular point there is only one discussion, does the applicant meet 5.0 acres, 1137 
the answer is no.  1138 
8:58:38 PM  1139 
        Commissioner Day stated he would like to clarify his comments he wasn’t suggesting that they approve something 1140 
that doesn’t meet the minimum standards all was suggesting was perhaps the applicant could use some time to adjust his 1141 
proposal. Commissioner Vaughan stated he understand and agrees the applicant has from now until the cows come 1142 
home to get 5 acres because the ordinance will still stand and if he owns the 4.7 now those will still be his but at this 1143 
particular time is .3 short.                           1144 
8:59:06 PM 1145 
 Commissioner Jensen asked City Attorney if they table it could they come back and incorporate additional acreage 1146 
without having to do a public hearing and additional noticing. City Attorney Roberts stated they would have to take a look 1147 
if the adjusted boundary would require some additional notice and give people a chance to come and weigh in on that. 1148 
Commissioner Jensen stated if they tabled it, it might save them some inconvenience. City Attorney Roberts stated if they 1149 
changed the boundaries and would need to see if needed to be re-notice it and reopen the hearing or if it doesn’t change 1150 
the noticing that is not a substantial change to the application.    1151 
8:59:46 PM 1152 
 Adam Bernard stated lot is that .3 of an acre they can get that 5 acres, would that solve Commissioner Jensen’s 1153 
concern of it being off of a main thoroughfare, it is 2000 W it is one of the main streets in the City and so is struggling to 1154 
understand, understand that the plan proposed does not have 5 acres, can come to the Commission and say take lot 3 1155 
out and have 5 acres but does that meet everyone’s requirements. The question is what other things would the 1156 
Commission like to see because are willing to work with the Commission to make it happen. Commissioner Vaughan 1157 
stated speaking for himself when they have 5.0 in hand please come back, until have it in hand. Adams Bernard stated 1158 
they own all of those 18 lots and so the total acreage there is 5.96 but do not want to change and don’t think it is best for 1159 
the City to change those fronting lots from  Professional Office to an R-3 or PRD but can do that if need to. Commissioner 1160 
Vaughan asked the applicant if would like to request a continuous to a date certain in which their project will show 5 plus 1161 
because right now what is before them is 4.7 and the answer to that in his opinion speaking as 1 of 7 the answer is no. 1162 
Adam Bernard stated would like to have all 7 Commissioner’s concerns and say can come back when all concerns 1163 
answered. Commissioner Jensen stated another way to get to the 5 acres and know people don’t like reconfiguring the 1164 
lots but the lot depth on the other 4 lots that own is well in excess for what the minimum requirements for R-2 are so if 1165 
needed to shave off 20 feet from the back of the 4 lots to get there. Adam Bernard stated that is what is saying they can 1166 
get there but what is best for the City. Commissioner Jensen stated still struggles with the other part of it with the access 1167 
to 2000 W and that is pretty clear in the PRD. Adams Bernard stated right and then if they take all of lot 3 does that 1168 
answer the concern of getting to 2000 W. Commissioner Jensen stated it doesn’t address his bigger concern of whether 1169 
they want PRD at all and that is the question for the Commission. Commissioner Day stated they are getting caught in the 1170 
details and thinks Commissioner Jensen is right, do they want PRD here, let the applicant come up with his plan to meet 1171 
the ordinance, question is at this point do they want PRD here. Heard from the president of the HOA from Craig Estates 1172 
and they weren’t against it, they actually thought it would be a benefit to what they were doing but that is the question is 1173 
do they want PRD in this area. Commissioner Vaughan stated the question because are bound by ordinance is whether 1174 
or not does this meet the minimum standard. The City Council can say they like this because it is pink and fuzzy and 1175 
warm and they are nice on the other hand if the Planning Commission says what does the code say. Commissioner 1176 
Jensen stated with all due respect this is a legislative decision not an administrative one.  1177 
9:03:41 PM 1178 
 Commissioner Rackham stated they either need to extend or end they are past 9pm. Commissioner Jensen made 1179 
motion to extend so can complete their regular agenda items. City Attorney Roberts stated they have scheduled public 1180 
hearings it would wide to at least let the public be heard. Commissioner Thorson stated would second it. Commissioner 1181 
Day stated they owe it to the public and those people who made application to continue but would ask that they do 1182 
everything they can to expedite some of these and not belabor some of the topics. Commissioner Rackham asked if 1183 
planning to extend all the way until item 11 or the public hearing. Commissioner Jensen stated all the way to item 11 and 1184 
adjourn they need to get the other items out of the way. Commissioner Day also seconded the motion. All were in favor, 1185 
motion carried unanimously.   1186 
9:04:04 PM  1187 
 Commissioner Rackham asked the applicant regarding the extra lot talked about throwing into this, what is the 1188 
current zoning. Adams Bernard stated all of it is zoned R-2 actually but the general plan has it as Professional Offices. 1189 
Commissioner Rackham stated so would have to go from Professional office to PRD. Adams Bernard stated correct. 1190 
Commissioner Rackham stated he echoes Commissioner Vaughan’s sediment that it is 4.7 when it is 5 come talk to them.  1191 
9:05:00 PM  1192 
 Commissioner Thorson stated it is his opinion that would rather have a variance against the frontage than the PRD 1193 
open idea would rather and don’t know if could give that now but would rather see a variance to the frontage requirement 1194 
rather than a PRD at this place but that was the only objection gave as being able to develop as R-3 at least 1195 
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economically. Really don’t like the idea of an open PRD option would rather have it clear concise lots and if it makes it 1196 
possible for them to develop similar to the adjoining properties with other variances would go for that but not the PRD.  1197 
9:06:01 PM 1198 
 Commissioner McCuistion stated is not a fan of the PRD hasn’t seen much of it go well and doesn’t think wants to 1199 
approve anymore. 1200 
9:06:20 PM 1201 
 Commissioner Jensen stated doesn’t want to lead the applicant on and have to table it if just not going to give them 1202 
the PRD in the first place but if they think they can get some type of agreement where they can get where they want to get 1203 
and maybe draft an agreement that goes along with and certainly give the applicant time to get to the 5 acres not opposed 1204 
to tabling it to give them that time but don’t want to and this is just a recommendation tot eh City Council to keep in mind 1205 
but hate to table it if the Commission is ultimately going to say no anyway.  1206 
9:06:54 PM 1207 
      Commissioner Vaughan stated thinks they have 2 choices they can deny it because it doesn’t meet the minimum 1208 
standards for even filing for it or the applicant at his request can come forward and ask for a delay to a date certain and 1209 
the date would be open to the applicant but other than that the chair would entertain a motion to deny.  1210 
9:07:19 PM 1211 
 Commissioner Thorson stated he would deny it on multiple grounds with prejudice. 1212 
9:07:24 PM 1213 
      Adam Bernard asked as Commissioner Jensen mentioned this is going forward to the City Council so the 1214 
Commission can forward with a negative vote and the Council can say yes but the question is what does that do for him. 1215 
Commissioner Vaughan stated staff could answer that for him. City Attorney Roberts stated a negative recommendation is 1216 
just that it is a recommendation, it is not binding the Council could, they do what they want to do and it carries with it what 1217 
believes it will and knows that the Council does take into consideration what the Commission thinks but it is certainly not 1218 
binding. Adams Bernard stated right and if they go forward with a negative recommendation that would be the next 1219 
Council meeting on the 12th. Commissioner Jensen asked the applicant if he had a preference either way.        1220 
9:08:24 PM  1221 
 COMMISSIONER THORSON MADE A MOTION TO DENY THE BARBER PROPERTY FOR GENERAL PLAN MAP 1222 
AMENDMENT CHANGE FROM R-3 TO PRD BASED ON CRITERION IN THAT IT DOES NOT MEET 5 ACRES, IT 1223 
DOES NOT HAVE DIRECT ACCESS TO AN ARTERIAL AND IN ADDITION IT IS THE OPINION OF THE COMMISSION 1224 
TO NOT HAVE A PRD IN THIS AREA. COMMISSIONER JENSEN SECONDED THE MOTION. ALL WERE IN FAVOR, 1225 
MOTION CARRIED UNANIMOUSLY.     1226 
9:09:09 PM  1227 

8. Public Hearing, Minor Subdivision, Cowley, property located at 1373 S 2000 W, R-1 Residential  1228 
 Planner Davies stated this is a lot that is splitting in half so lot 1 on the west side will be 12,358 and lot 2 on the east 1229 
side will be 12,500. It is located just north of Syracuse Elementary on the corner of 2000 W and 1350 S. IN the staff report 1230 
mention there was a parcel of land to the north a thin strip that is currently owned by the City and have discussed that with 1231 
the applicant and has expressed wanted to include that in the subdivision and was recommended by staff. It is currently 1232 
zoned R-1 and all of the minimum lot standards are met by this subdivision.  1233 
9:10:48 PM  1234 
    Planner Steele stated if can add in their motion since this is City owned property that would be essentially be giving to 1235 
the applicant in the motion include something to the effect that recommend that City Council deeds this property to the 1236 
owner. Planner Davies stated they would need 2 separate motions, one that states are comfortable with deeding that 1237 
property over and another motion to either approve, deny or table the subdivision.  1238 
9:11:32 PM  1239 
     Commissioner Jensen asked staff general plan is R-2 or R-3, which could affect setbacks. Planner Davies stated was 1240 
not sure what general plan is zoned. Commissioner Jensen asked staff the City property along 2000 W has it been offered 1241 
for public sale at some point. Planner Steele stated doesn’t know but it is a small sliver and really doesn’t have any value 1242 
and has been maintained by the land owner for who knows how long and it is like .07 acres.           1243 
9:13:07 PM  1244 
 Commissioner McCuistion asked how the expansion of 2000 W impact the property there. Planner Davies the road 1245 
dedication on the west side accounts for the expansion.  1246 
9:13:20 PM  1247 
 Planner Steele stated the property is general plan map is Neighborhood Services and the property to the south is 1248 
Professional Office and that was changed recently to accommodate the assisted living. Commissioner Jensen stated so 1249 
that entire parcel is Neighborhood Services but the existing zoning is what are applying right now. 1250 
9:13:47 PM  1251 
 Richard Cowley, owners of the property there and there is enough room behind it there to create that 12,000 square 1252 
feet with 100 foot fraise and just decided they needed to sell it and told getting too old to keep it mowed. Would like to give 1253 
another family a residence in town and would be right adjacent to the Cottages and they have maintained the little strip on 1254 
the north side there and keeps the weeds cut so it looks like lawn ever since the Cottages went in.     1255 
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9:14:53 PM  1256 
Commissioner Vaughan opened the Public Hearing.  1257 

9:15:07 PM  1258 
 Wilma Cowley, the original owner of the property and they have looked forward to having a neighbor there but has 1259 
been kind of nice to have the open space but it is a good neighborhood and accessible to the schools for a family and the 1260 
acreage there that could build a nice family home for someone with a family and an area for a garden there.  1261 
9:16:05 PM  1262 
 Public hearing closed. 1263 
9:16:18 PM  1264 
 COMMISSIONER DAY MADE THE MOTION TO GRANT THE APPROVAL OF THE 2 LOT MINOR SUBDIVISION 1265 
LOCATED AT 1373 S 2000 W AND FORWARD CITY COUNCIL. COMMISSIONER DAY RECOMMENDS THE CITY 1266 
DEED THE EXCESS PROPERTY TO THE PROPERTY OWNER. COMMISSIONER JENSEN SECONDED THE 1267 
MOTION. ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY.       1268 
9:17:25 PM  1269 

Commissioner Jensen recused himself from the next item. 1270 
9:17:33 PM  1271 

9. Final Subdivision, Still Water Lake Estates, Phases 8 & 9, located at approximately 3669 S Bayview Drive  1272 
 Planner Steele stated this is phase 8 & 9 of Still Water, phase 8 has 19 lots and phase 9 has 29 lots. They have met 1273 
all of the staff comments and one of the outstanding items is that they will have to escrow 50% of the cost to cross the 1274 
canal and that was per the development agreement and they have agreed to do that at a future time when they sign the 1275 
escrow agreement. 1276 
9:18:45 PM  1277 
 Commissioner McCuistion asked how does the road terminate into the canal and the trail there or how does it plan to. 1278 
Planner Steele stated they are providing a temporary hammerhead turnaround easement and have had some discussion 1279 
with Deputy Chief Hamblin has worked with them to ensure that this doesn’t create a hazard for people wanting to turn 1280 
around for emergency vehicles, Deputy Chief Hamblin signed off on this configuration and they have agreed to paved it 1281 
and there are details on how that will work and have agreed to actually put asphalt in it and a nice apron and sign on the 1282 
north and south edge saying ‘no parking’.  1283 
9:20:05 PM 1284 
 Commissioner Vaughan stated think this is the best part of the Still Water Lake Estate project and think these lots are 1285 
good size and think it is time and wish them good luck.  1286 
9:20:31 PM 1287 
    Commissioner Rackham asked where the temporary turnaround is will that have a driveway with a curb and gutter 1288 
there. Planner Steele asked if the house will have a separate driveway. Commissioner Rackham stated there is a strip 1289 
between the road and the paved. Planner Steele stated there will be a concrete driveway apron and the hammerhead part 1290 
will be asphalt. Commissioner Vaughan stated and nothing can be built on those lots while the hammerhead is in effect. 1291 
Planner Steele stated actually they propose building homes on those lots, the current ordinance does say that it is not 1292 
allowed however that ordinance came into place after they had signed their development agreement and proceeded with 1293 
the development and the cul-de-sacs are not per the current cul-de-sac ordinance. Commissioner Vaughan stated this is 1294 
another asterisks then. Planner Steele unfortunately there are some gray area items and have to move forward.  1295 
9:21:59 PM  1296 
 Commissioner McCuistion asked if type 3 barricade will be placed to prevent people from driving head through the 1297 
trail into the canal or jersey barricade as a type 3 barricade sign. Planner Steele stated the applicant nodded yes.  1298 
9:22:30 PM 1299 
 Commissioner Day stated point of clarification the applicant will be able to build on those 2 lots. Planner Steele stated 1300 
yes. Commissioner Rackham stated on the road that goes across how long does the escrow account sit before they get 1301 
their money back or the road gets build. Planner Steele stated it is in the development agreement and believes it is 5 1302 
years but does expire but has a feeling that road will punch through soon.  1303 
9:23:15 PM 1304 
 Commissioner Vaughan asked staff would it be possible to add a condition that the fire lane be marked or the 1305 
hammerhead be marked as a fire lane and that no parking be permitted at any time, no use other than as hammerhead 1306 
for the fire department this would allow development of a lot but would make that the exclusive use of the fire department. 1307 
Planner Steele stated yes can put that in the motion and is something have discussed with them and they have agreed 1308 
with but doesn’t hurt to put it in the motion and that is something, the hammerhead is something that want to make sure 1309 
that emergency turnaround is in place and so staff wants to make sure it is there and done right.           1310 
9:24:11 PM  1311 
 COMMISSIONER DAY MADE A MOTION WITH THE FINDING THAT PHASES 8&9 MEETS MUNICIPAL CODE 1312 
AND TO RECOMMEND APPROVAL TO CITY COUNCIL WITH CONDITIONS UPON PROPER SIGNAGE ON THE 1313 
ROAD TERMINATION AND ON THE FIRE HAMMERHEAD WITH EXCLUSIVE USE BY THE FIRE DEPARTMENT 1314 
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Minutes of the Syracuse Planning Commission Regular Meeting, April 5, 2016 
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WITH BARRIERS AND ALSO WITH THE CLARIFICATION THAT THEY WILL BE ABLE TO BUILD ON LOTS 914 & 913. 1315 
SECONDED BY COMMISSIONER THORSON. ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY.    1316 
9:25:24 PM  1317 

10. Land Acquisition, City to purchase property located at 507 W 2700 S due to future 500 W road widening  1318 
 Planner Davies stated off of 2700 S there is a piece of property that is currently zoned A-1 and the City would like to 1319 
purchase that and the property owner is currently a landlord so they rent out the property and are some plumbing 1320 
improvement that need to be made to the property and in order to make those it would increase the property value and so 1321 
has approached the City and stated know will need this piece of property for road improvements in the future offered to 1322 
sell it before make improvements at a cheaper cost rather than improve it and continue to use it and increase the price of 1323 
the property so the City would end up paying more later. In its current state the City is planning on demolishing the 1324 
building anyway so plumbing improvement would not be relevant when the road goes in and not in the interest of the City 1325 
to allow the improvements as it would increase the value of the property. So the City would like to purchase it from them in 1326 
its current state and needs a recommendation from the Planning Commission according to the code to do so. 1327 
9:27:08 PM  1328 
 Commissioner Vaughan stated on the picture it shows a red box with an LDS Church next to it is the tenant of the 1329 
property the LDS Church or should it be on the northwest corner. Planner Davies stated it is a small strip of property. 1330 
Commissioner Thorson stated it is in the correct location. Commissioner Vaughan asked there is a house and tenant 1331 
there. Planner Davies stated yes there is a house in there with the trees drove by it and didn’t see it. Planner Davies yes, 1332 
it is in there kind of covered by the trees. Commissioner Rackham asked when the widening was supposed to occur. 1333 
Planner Steele stated currently are working with Clearfield and maybe the City Engineer can give more info but good 1334 
news is that the City received a grant regarding it. City Engineer Bloemen stated the City received a grant to do the 1335 
northern portion and this portion where the house is kind of undetermined when it will get done but staff thinks it is best to 1336 
purchase it now and get this acquisition out of the way. Commissioner Jensen stated thinks the City is being foresightful 1337 
on this.  1338 
9:28:44 PM  1339 
 COMMISSIONER MCCUISTION MADE A MOTION TO FORWARD AN APPROVAL TO THE CITY COUNCIL FOR 1340 
THE CITY TO PURCHASE THE PROPERTY LOCATED AT 507 W 2700 S DUE TO FUTURE 500 W ROAD WIDENING.  1341 
COMMISSIONER MOULTRIE SECONDED THE MOTION. ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY. 1342 
9:29:30 PM  1343 

11. Adjourn 1344 
 COMMISSIONER JENSEN MADE A MOTION TO ADJOURN WITH NO WORK SESSION FOR THIS MEETING. 1345 
COMMISSIONER MCCUISTION SECONDED THE MOTION. ALL WERE IN FAVOR  1346 

 1347 
 1348 
 1349 

 1350 
 1351 

__________________________________  __________________________________   1352 
Ralph Vaughan, Chairman    Stacy Adams, Commission Secretary 1353 
 1354 
Date Approved: ________________ 1355 
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Agenda Item #4 Major Conditional Use Permit 
Foundation Preschool 
1739 S Doral Drive 

Factual Summation: 
Zone:  
Acreage: 
Applicant:
Required Parking:
Provided: 

R-1 Residential 
.36 Acre 
Kayla Stoker 
3 spaces (.5 per teacher & per 7 students)
6 spaces

Background: 
This request is for a preschool home occupation for children ages 3 to 4.  City code requires all 
preschools where the number of sessions per week is greater than four to be processed as a major 
conditional use. In addition, city code requires home preschools to have backyards fully enclosed with 
secure fencing and limits the number of students to 16. 

The applicant is requesting 6-10 preschool sessions per week with up to 16 children, Monday - 
Friday Morning sessions from 9:00am - 11:30am and Monday - Friday Afternoon sessions from 
12:00pm - 2:30pm. The applicant would like to open the preschool in September. The residence has  
6 foot vinyl fencing installed in the back yard. The applicant is scheduled to have their previously 
finished basement inspected by the City and once approved by Planning Commission will be issued a 
business license.  

Attachments: 
• Aerial
• Site Plan

Suggested Motions: 

Grant   
I move to approve the Major Conditional Use Permit for Foundation Preschool, located at 
1739 S Doral Drive, R-1 Residential Zone subject to all applicable requirements of the 
City’s municipal codes (and to the condition(s) that…) 

Deny  
I move to deny the Major Conditional Use Permit for Foundation Preschool, located at 
1739 S Doral Drive, R-1 Residential Zone, based on… 

Table 
I move to table the Major Conditional Use Permit for Foundation Preschool located at 
1739 S Doral Drive, R-1 Residential Zone until…. 

April 19, 2016

PLANNING COMMISSION 
REGULAR MEETING 

AGENDA



Major Conditional Use 
1739 S Doral Dr 

Kayla Stoker, Foundation Preschool 

General Commercial R-3 Residential 

Antelope Dr (1700 S) 







(D) Major Home Occupations.

(1) The definition of a major home occupation shall include any business within a residential zone that meets the
standards listed in subsection (B) of this section but requires additional conditions of approval imposed by
the Land Use Authority, as provided herein, to mitigate the increased impact of such home occupations on the
surrounding property owners.

Major home occupations shall be conditional uses in all residential zonesdue to the potential increase in the
impact of a business as allowed by the following:

(a) A larger commercial vehicle, not exceeding 20,000 pounds, may be used, provided it is parked on private
property and adequately screened. Parking of the commercial vehicle shall occur on the side or in the rear of
the home.

(b) Day care, where the number of children is greater than eight and a second employee is required at the
home.

(c) Preschools, where the number of sessions is greater than four per week.

(d) A larger percentage of the home or an accessory building may be used for the home occupation under
conditions recommended by the Planning Commission. The use of an accessory structure or an attached or
detached garage, or yard space, for a home occupationmay be considered as a conditional use only under
the following conditions:

(i) The Planning Commission finds that the proposed home occupation will be clearly accessory and
subordinate to the principal use of the property for dwelling purposes; and

(ii) The Planning Commission finds that the proposed home occupation will not adversely affect the
residential nature and aesthetic quality of the neighborhood; and

(iii) Any offstreet parking displaced by the home occupation is relocated elsewhere on the lot or parcel in
compliance withsetback standards for the zoning in which the property is located; and

(iv) The Planning Commission may impose any conditions it deems necessary to mitigate impacts of
the home occupationon the neighborhood.

(2) Major home occupations may include, but not necessarily be limited to, the following:

(a) Any use allowed as a minor home occupation that is requiring additional conditions of approval as shown
in subsection (D)(1) of this section.

(b) Small engine repairs (excluding automobiles, motorcycles, and snowmobiles).

(c) Woodworking.

(d) Pest or weed control service.

(3) The following uses, by the nature of the investment or operation, have a pronounced tendency once started to
increase beyond the limits permitted for home occupations and thereby impair the use and value of a residentially
zoned area for residential purposes and are more suited to professional or business districts. Therefore,
the uses specified below shall not be permitted as home occupations:
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(a) Minor or major auto repair, painting of vehicles, trailers, or boats;

(b) Funeral chapel or home;

(c) Gift shops;

(d) Medical or dental clinic;

(e) Welding or machine shops; and

(f) Appliance repair (large).

(E) Child day care home occupations shall limit the number of children at the residence to eight unless a second adult
works for the home occupation, in which case the day care shall limit the number of children at the residence to 16.

(1) All day care home occupations shall have a back yard fully enclosed with a secure fence.

(2) All day care home occupations shall acquire a license from the Utah Department of Health, Bureau of
Licensing Requirements.

(3) Any person residing within the dwelling or employed from out of thedwelling shall not have a conviction of any
crime, identified in Section772721.5(1)(e)(i), Utah Code Annotated 1953, or any other sexual crime against
another person. Employees and everyone 18 years of age or older in the household shall provide a criminal
background clearance through the Utah Bureau of Criminal Investigation prior to any contact with the children
attending such day cares.

(F) Adult day care home occupations shall limit the number of adults at the residence to six at only one time. The
following standards shall apply:

(1) The adult day care must be operated by a person who resides in thesinglefamily dwelling.

(2) An adult day care participant, who is not mentally or physically capable of negotiating a normal path to safety,
shall count as three persons. The City may request a statement from a physician that a participant is mentally
and physically capable of negotiating a normal path to safety.

(3) An offstreet, unobstructed, paved parking area for the pick up and drop off of adults must be provided.

(4) When assistive devices or aids are necessary for an adult day care participant to negotiate a normal path to
safety, the adult day care shall be handicap accessible.

(5) The rear yard shall be fully enclosed with a secure fence at least 60 inches in height.

(6) The adult day care must be licensed by the state of Utah and continuously maintain a current license with the
state as outlined in State Administrative Code R50113.

(G) Preschool Home Occupations. Home preschools shall have back yardsfully enclosed with secure fencing and shall
limit the number of students to 16 children per session. [Ord. 1102 § 1 (Exh. A); Ord. 1002 § 1 (Exh. A); Ord. 0811
§ 1 (Exh. A); Code 1971 § 107040.]
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Agenda Item #5 Major Conditional Use Permit 
Rise & Shine Preschool 
1852 W 1300 S 

Factual Summation: 
Zone:  
Acreage: 
Applicant:
Required Parking: 
Provided:

R-1 Residential .
36 Acre 
Marla Hansen 
3 spaces (.5 per teacher & per 7 students)
4 spaces 

Background: 
This request is for a preschool home occupation for children ages 3 to 4.  City code requires all 
preschools where the number of sessions per week is greater than four to be processed as a major 
conditional use. In addition, city code requires home preschools to have backyards fully enclosed with 
secure fencing and limits the number of students to 16. 

The applicant is requesting 7 preschool sessions per week with 8 children per session, Monday - 
Friday Morning sessions from 9:00am - 11:30am and Monday & Wednesday Afternoon sessions from 
12:00pm - 2:30pm. The applicant would like to open the preschool in September. The residence has  
6 foot vinyl fencing installed in the back yard. The applicant is scheduled to have their previously 
finished basement inspected by the City and once approved by Planning Commission will be issued a 
business license.  

Attachments: 
• Aerial
• Site Plan

Suggested Motions: 

Grant   
I move to approve the Major Conditional Use Permit for Rise & Shine Preschool, located 
at 1852 W 1300 S, R-1 Residential Zone subject to all applicable requirements of the 
City’s municipal codes (and to the condition(s) that…) 

Deny  
I move to deny the Major Conditional Use Permit for Rise & Shine Preschool, located at 
1852 W 1300 S, R-1 Residential Zone, based on… 

Table 
I move to table the Major Conditional Use Permit for Rise & Shine Preschool, located at 
1852 W 1300 S, R-1 Residential Zone until…. 

April 19, 2016

PLANNING COMMISSION 
REGULAR MEETING 

AGENDA



Major Conditional Use 
1852 W 1300 S  

Marla Hansen, Rise & Shine Preschool 

General Commercial R-3 Residential 







(D) Major Home Occupations.

(1) The definition of a major home occupation shall include any business within a residential zone that meets the
standards listed in subsection (B) of this section but requires additional conditions of approval imposed by
the Land Use Authority, as provided herein, to mitigate the increased impact of such home occupations on the
surrounding property owners.

Major home occupations shall be conditional uses in all residential zonesdue to the potential increase in the
impact of a business as allowed by the following:

(a) A larger commercial vehicle, not exceeding 20,000 pounds, may be used, provided it is parked on private
property and adequately screened. Parking of the commercial vehicle shall occur on the side or in the rear of
the home.

(b) Day care, where the number of children is greater than eight and a second employee is required at the
home.

(c) Preschools, where the number of sessions is greater than four per week.

(d) A larger percentage of the home or an accessory building may be used for the home occupation under
conditions recommended by the Planning Commission. The use of an accessory structure or an attached or
detached garage, or yard space, for a home occupationmay be considered as a conditional use only under
the following conditions:

(i) The Planning Commission finds that the proposed home occupation will be clearly accessory and
subordinate to the principal use of the property for dwelling purposes; and

(ii) The Planning Commission finds that the proposed home occupation will not adversely affect the
residential nature and aesthetic quality of the neighborhood; and

(iii) Any offstreet parking displaced by the home occupation is relocated elsewhere on the lot or parcel in
compliance withsetback standards for the zoning in which the property is located; and

(iv) The Planning Commission may impose any conditions it deems necessary to mitigate impacts of
the home occupationon the neighborhood.

(2) Major home occupations may include, but not necessarily be limited to, the following:

(a) Any use allowed as a minor home occupation that is requiring additional conditions of approval as shown
in subsection (D)(1) of this section.

(b) Small engine repairs (excluding automobiles, motorcycles, and snowmobiles).

(c) Woodworking.

(d) Pest or weed control service.

(3) The following uses, by the nature of the investment or operation, have a pronounced tendency once started to
increase beyond the limits permitted for home occupations and thereby impair the use and value of a residentially
zoned area for residential purposes and are more suited to professional or business districts. Therefore,
the uses specified below shall not be permitted as home occupations:
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(a) Minor or major auto repair, painting of vehicles, trailers, or boats;

(b) Funeral chapel or home;

(c) Gift shops;

(d) Medical or dental clinic;

(e) Welding or machine shops; and

(f) Appliance repair (large).

(E) Child day care home occupations shall limit the number of children at the residence to eight unless a second adult
works for the home occupation, in which case the day care shall limit the number of children at the residence to 16.

(1) All day care home occupations shall have a back yard fully enclosed with a secure fence.

(2) All day care home occupations shall acquire a license from the Utah Department of Health, Bureau of
Licensing Requirements.

(3) Any person residing within the dwelling or employed from out of thedwelling shall not have a conviction of any
crime, identified in Section772721.5(1)(e)(i), Utah Code Annotated 1953, or any other sexual crime against
another person. Employees and everyone 18 years of age or older in the household shall provide a criminal
background clearance through the Utah Bureau of Criminal Investigation prior to any contact with the children
attending such day cares.

(F) Adult day care home occupations shall limit the number of adults at the residence to six at only one time. The
following standards shall apply:

(1) The adult day care must be operated by a person who resides in thesinglefamily dwelling.

(2) An adult day care participant, who is not mentally or physically capable of negotiating a normal path to safety,
shall count as three persons. The City may request a statement from a physician that a participant is mentally
and physically capable of negotiating a normal path to safety.

(3) An offstreet, unobstructed, paved parking area for the pick up and drop off of adults must be provided.

(4) When assistive devices or aids are necessary for an adult day care participant to negotiate a normal path to
safety, the adult day care shall be handicap accessible.

(5) The rear yard shall be fully enclosed with a secure fence at least 60 inches in height.

(6) The adult day care must be licensed by the state of Utah and continuously maintain a current license with the
state as outlined in State Administrative Code R50113.

(G) Preschool Home Occupations. Home preschools shall have back yardsfully enclosed with secure fencing and shall
limit the number of students to 16 children per session. [Ord. 1102 § 1 (Exh. A); Ord. 1002 § 1 (Exh. A); Ord. 0811
§ 1 (Exh. A); Code 1971 § 107040.]
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Agenda Item # 6 Antelope Animal Hospital 
1679 S Marilyn Drive

Factual Summation 

Please review the following information. Any questions regarding this agenda item may 

be directed to Royce Davies, City Planner.  

Location: 

Current Zoning: 

General Plan:  

Total Area: 

1679 S Marilyn Drive  

Neighborhood Services 

Neighborhood Services 

1.13 Acres 

Summary 

The applicant is requesting approval of a commercial site plan for a veterinary clinic including 

an existing home to be converted to commercial space. The property was rezoned from R-3 

(Single Family Residential) to NS (Neighborhood Services) on February 9, 2016. The rezone 

was in accordance with the General Plan designation of Neighborhood Services that existed on 

the property prior to the rezone. The proposed veterinary clinic is a permitted use in the NS Zone 

under “Professional non-retail services” (SMC 10.105.020.(P)). The applicant has indicated that 

the existing home will accommodate a permitted or conditional use in the NS Zone, however this 

use has not yet been determined. This is common practice in commercial development and no 

use designation is required prior to site plan approval. However, site plan modifications that may 

be required when the use is determined may require that the site plan be re-approved. This occurs 

at the discretion of the applicant. 

The veterinary clinic will be an Animal Clinic as defined in SMC 10.10.040 Definitions: 

‘Animal clinic’ means an establishment for the care, grooming, and treatment of small animals 

and household pets, with all facilities within a completely enclosed building, except for vehicle 

parking.” The site will be accessed by automobile traffic from Marilyn Drive and will feature 19 

parking spaces with 2 additional handicapped accessible spaces. Pedestrian accesses have been 

provided from the public sidewalks abutting Marilyn and Antelope Drive. Both of these accesses 

are handicapped accessible and provide access to both buildings. 

Signage is proposed along the southern property line in the form of a monument sign and in the 

northwest corner of the property attached to the fence. 

Landscape buffers have been included along all property lines where they abut adjacent 

residential properties. The trash enclosure has been surrounded by landscaping where feasible 

PLANNING COMMISSION 

REGULAR MEETING 

AGENDA 
April 19, 2016



and all required yards have been landscaped to meet the requirements of the Syracuse Municipal 

Code. 

The building is intended to appear as an existing barn that has been repurposed to house a 

veterinary clinic. To achieve this effect, the architect proposes the use of insulated metal panels 

as permitted by SMC 10.28.110.(F).(3) to achieve a wainscot barn-wall appearance. The 

remainder of the exterior will be comprised of wood, red brick, and glass accents with an 

insulated metal roof similar to the façade metal paneling. 

The primary entrance to the building will feature a covered patio with a decorative stamped 

concrete walkway and adjacent planters to provide an attractive entranceway that is visually 

differentiated from the remainder of the structure. To maintain the architectural intent and 

integrity of the building design, there will be a false barn door on the southern façade. This door 

will provide visual interest and further the restored barn design theme as this would be the façade 

where a barn door would normally be located. This door will not be accessible to pedestrians. 

There is a portion of the parcel to the north that will not be developed. This area abuts residential 

uses and is currently occupied by a mixture of small trees, grasses, and other low-lying 

vegetation. The vinyl fence on the northern property line will continue east to fence off the area 

while still providing a gate for access and maintenance. A 15 foot buffer will be maintained on 

the southern side of the fence that will accommodate vegetation that meets the Buffer Table C 

requirements found in SMC 10.30.080. 

Attachments: 

 Aerial Map

 General Plan Map

 Zoning Map

 Site Plan



 

 

 

 

 

 



R-3 Residential

Negihborhood
Services

A-1 
Agricultural



Neighborhood
Services

R-3 
Residential

General 
Commercial



MA
ST

ER
 P

LA
N

A1

SH
EE

T T
IT

LE
:

SHEET NUMBER:

PR
OJ

EC
T:

  C
M

-0
35

RE
V

DA
TE

DE
SC

RI
PT

IO
N

DO NOT SCALE DRAWING

3-
21

-2
01

6
SY

RA
CU

SE
 C

IT
Y 

PR
EL

IM
IN

AR
Y 

DE
SI

GN
SU

BM
IT

TA
L

SY
RA

CU
SE

,U
TA

H 
 8

40
75

PR
OJ

EC
T:

A 
NE

W
 F

AC
IL

IT
Y 

FO
R:

AN
TE

LO
PE

 A
NI

MA
L 

CL
IN

IC
CO

RN
ER

 O
F 

S. 
M

AR
ILY

N 
DR

 &
 W

 1
70

0 
S

M
OU

NT
AI

N 
W

ES
T A

RC
HI

TE
CT

S 
 |  

54
3 

25
TH

 S
T. 

OG
DE

N,
 U

T 
 8

44
01

 P
H:

 8
01

-3
88

-6
05

2 
 w

ww
.m

ou
nt

ain
we

sta
rc

hi
te

ct
s.c

om

SE
AL

:

4-
13

-2
01

6
SY

RA
CU

SE
 C

IT
Y 

RE
-S

UB
M

IT
TA

L

1 2 3 4 5 6

1 2 3 4 5 6 7 8 9
1 2 3 4

20
' S

ET
BA

CK

20'-0"

84
'-

6"

15'-0" 48'-0"

5'
-0

"
26

'-
0"

20
'-

0"
15

'-
0"

6'
-0

"
20

'-
0"

26
'-

0"

5'
-0

"
26

'-
0"

20
'-

0"

20' BLDG
SETBACK

15
'-

0"

NEW VINYL FENCE AT AFFECTED NORTH PROPERTY LINE

NEW FENCE AT
AFFECTED EAST
PROPERTY LINE

NEW TRASH
ENCLOSURE

EXISTING OVERHEAD
LINE TO BE BURIED

PAVERS OR STAMPED
CONCRETE AT ENTRY

ACCESS GATE FOR
UNDEVELOPED AREA
MAINTENANCE

VINYL FENCE
CONCEALING
CONDENSING
UNITS

15'-0" BUFFER PER TABLE C REQUIREMENTS

NEW APRON PER
SYRACUSE ENGINEERING

STANDARDS

DEMO EXISTING
CURB CUT AND
DRIVE ENTRY - FILL
PER LANDSCAPE
REQUIREMENTS

NEW VINYL FENCE
- MAINTAIN 15'
LANDSCAPE
BUFFER FROM
PARKING LOT

S 
MA
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N 
DR

 W

W 1700 S

21 PARKING STALLS PROVIDED INCLUDING
TWO (2) ADA ACCESSIBLE STALLS

EXISTING
HYDRANT

EXISTING
HYDRANT

NEW ANIMAL
CLINIC 4,570 SF

FOOTPRINT

EXISTING
STRUCTURE
TO REMAIN

REAR YARD

COVERED
PATIO

COVERED
PATIO

NEW
SIDEWALK

GENERAL OPEN
GREEN SPACE -

SEE LANDSCAPE
DESIGN

NO DEVELOPMENT
PLANNED HERE

NEW
STORMWATER

DETENTION POND -
SEE CIVIL PLANS

FOR DETAILS

NEW
MONUMENT

SIGNAGE

NEW
SIGNAGE ON

FENCING

EXIST
CONC

NEW
STORMWATER

DETENTION POND -
SEE CIVIL PLANS

FOR DETAILS

ACCESSIBLE ROUTE

ACCESSIBLE ROUTE
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6' VINYL FENCE 4' VINYL FENCE

MWA

N

MWA

N

2 PRELIMINARY SITE PLAN
SCALE:  1/16" =    1'-0"

1 VICINITY MAP
SCALE:  N.T.S.

1 SOUTH ELEVATION
SCALE:  N.T.S.

PROJECT LOCATION

USE OF EXISTING HOME/
STRUCTURE TO BE DETERMINED
AT A LATER DATE AND ALL
FUTURE IMPROVEMENTS ARE TO
COMPLIMENT THE NEW ANIMAL
CLINIC.

AR
CH

IT
EC

TU
RA

L 
SI

TE
 P

LA
N

A NEW FACILITY FOR:
ANTELOPE ANIMAL CLINIC

CORNER OF S. MARILYN DR & W 1700 S
SYRACUSE, UTAH 84075 PARCEL # 120530104

ARCHITECTURAL:
Mountain West Architects
543 25th Street
Ogden, UT 84401
CONTACT: Trevor Broughton
PHONE: 801-458-6226
E-MAIL: trevor@mountainwestarchitects.com

GENERAL CONTRACTOR:
Furst Construction Company
708 West North Temple
Salt Lake City, UT 84116
CONTACT:  Adam Maher
PHONE: 801-244-5340
E-MAIL: adam@furstconstruction.com

A/E/C TEAM:

Landscape Design:
RDL Design Company Inc.
1020 East Yale Avenue
Salt Lake City, UT 8105
CONTACT:  Bob Lien
PHONE: 801-647-3114
E-MAIL: rdldesign@comcast.net

CIVIL:
Legend Engineering
52 W 100 N
Heber City, UT 84032
CONTACT:  Lindzi Bell
PHONE: 435-654-4828
E-MAIL: lindzi@legendengineering.com

LANDSCAPE
DESIGN

SHEET INDEX

A1 COVER SHEET / ARCHITECTURAL SITE PLAN
A2 ARCHITECTURAL FLOOR PLANS
A3 ARCHITECTURAL ELEVATIONS

C-1 GRADING PLAN
C-2 UTILITY PLAN
C-3 DETAILS
C-4 STORMWATER POLLUTION PREVENTION PLAN
C-5 SWPP DETAILS
L-1 LANDSCAPE PLAN

PLAN DETAILS
FIRST FLOOR   4,569 SQUARE FEET
SECOND FLOOR  956 SQUARE FEET
TOTAL PARCEL AREA  1.12 ACRES
TOTAL DISTURBED AREA 0.80 ACRES E1 PHOTOMETRIC SITE PLAN

PARKING SPACE CALCULATIONS
BASED ON TABLE 10.40.040

ANIMAL CLINIC    5,525 SQUARE FEET (4,569 down +956 up) PROVIDED = 17 @ >2.5/1000SF
DENTAL AND MEDICAL CLINICS   PER 1,000SF OF FLOOR AREA  MIN- 2.5  MAX- 4.5

EXISTING HOME / BUSINESS SPACE              1,300 SQUARE FEET   PROVIDED =  4 @ >2.5/1000SF
OFFICES AND PERSONAL SERVICES PER 1,000SF OF FLOOR AREA  MIN- 2.5  MAX- 3.5

21 TOTAL SPACES PROVIDED
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LIGHTING FIXTURE SCHEDULE

FIXTURE
CALLOUT MANUFACTURER CATALOG # DESCRIPTION MOUNTING LAMP TYPE NOTESLAMPS PER

FIXTURE
WATTS PER

FIXTURE

TYPE

WL1 LITHONIA DSXW2 LED 30C 1000 50K TFTM MVOLT DDBXD LED WALL PACK, DARK BRONZE WALL - 109 LED .

D-Series Size 2
LED Wall Luminaire

Ordering Information EXAMPLE: DSXW2 LED 30C 700 40K T3M MVOLT DDBTXD

Catalog 
Number

Notes

Type

One Lithonia Way  •  Conyers, Georgia 30012  •  Phone: 800.279.8041  •  Fax: 770.918.1209  •  www.lithonia.com
© 2012-2016 Acuity Brands Lighting, Inc. All rights reserved. 

Hit the Tab key or mouse over the page to see all interactive elements.

Introduction
The D-Series Wall luminaire is a stylish, fully 
integrated LED solution for building-mount 
applications. It features a sleek, modern design 
and is carefully engineered to provide long-lasting, 
energy-efficient lighting with a variety of optical 
and control options for customized performance.

With an expected service life of over 20 years of 
nighttime use and up to 76% in energy savings 
over comparable 400W metal halide luminaires, 
the D-Series Wall is a reliable, low-maintenance 
lighting solution that produces sites that are 
exceptionally illuminated.

Luminaire
Specifications

Accessories
Ordered and shipped separately. 

DLL127F 1.5 JU Photocell - SSL twist-lock (120-277V) 10

DLL347F 1.5 CUL JU Photocell - SSL twist-lock (347V) 10

DLL480F 1.5 CUL JU Photocell - SSL twist-lock (480V) 10

SC U Shorting cap 10

DSXWHS U House-side shield (one per light engine)

DSXWBSW U Bird-deterrent spikes

DSXW2WG U Wire guard accessory

DSXW2VG U

DSXW2BBW
DDBXD U

Vandal guard accessory

Back box accessory
(specify finish)

H

D

W

5-1/2

4H

W 1-1/2DFor 3/4” NPT 
side-entry 
conduit

Back Box (BBW)
Width: 5-1/2”

(14.0 cm)

Depth: 1-1/2”
(3.8 cm)

Height: 4”
(10.2 cm)

BBW 
Weight:

1 lbs
(0.5 kg)

Width: 18-1/2”
(47.0 cm)

Depth: 10”
(25.4 cm)

Height: 7-5/8”
(19.4 cm)

Weight: 21 lbs
(9.5 kg)

NOTES
1 MVOLT driver operates on any line voltage from 120-277V (50/60 Hz). Specify 120, 208, 240 or 277 options only when ordering with fusing (SF, 

DF options), or photocontrol (PE option). 
2 Available with 30 LED/700mA options only (DSXW2 LED 30C 700). DMG option not available.
3 Also available as a separate accessory; see Accessories information. 
4 Photocontrol (PE) requires 120, 208, 240 or 277 voltage option. Not available with motion/ambient light sensors (PIR or PIRH).
5 Specifies a ROAM® enabled luminaire with 0-10V dimming capability; PER option required. Not available with 347V, 480V or PIRH. Additional 

hardware and services required for ROAM® deployment; must be purchased separately. Call 1-800-442-6745 or email: sales@roamservices.net.
6 Specifies the Sensor Switch SBGR-6-ODP control; see Motion Sensor Guide for details. Includes ambient light sensor. Not available with “PE” 

option (button type photocell) or DCR. Dimming driver standard.
7 PIR and PIR1FC3V specify the SensorSwitch SBGR-10-ODP control; PIRH and PIRH1FC3V specify the SensorSwitch SBGR-6-ODP control; see 

Motion Sensor Guide for details. Dimming driver standard. Not available with PER5 or PER7. Ambient sensor disabled when ordered with DCR. 
Separate on/off required.

8 Single fuse (SF) requires 120, 277 or 347 voltage option. Double fuse (DF) requires 208, 240 or 480 voltage option.
9 See the electrical section on page 2 for more details. 
10 Requires luminaire to be specified with PER option. Ordered and shipped as a separate line item.

DSXW2 LED

Series LEDs Drive Current Color temperature Distribution Voltage Mounting Control Options

DSXW2 LED 20C 20 LEDs 
(two 
engines)

30C 30 LEDs 
(three 
engines)

350 350 mA
530 530 mA
700 700 mA
1000 1000 mA 

(1 A)

30K 3000 K
40K 4000 K 

50K 5000 K
AMBPC Amber 

phosphor 
converted

T2S Type II Short
T2M Type II Medium
T3S Type III Short
T3M Type III Medium
T4M Type IV Medium
TFTM Forward Throw 

Medium
ASYDF Asymmetric 

diffuse

MVOLT 1

120 1

208 1

240 1

277 1

347 2

480 2

Shipped included
(blank) Surface 

mounting 
bracket

Shipped separately3

BBW Surface-
mounted 
back box (for 
conduit entry) 

Shipped installed
PE Photoelectric cell, button type 4

PER NEMA twist-lock receptacle only (no controls)
DMG 0-10V dimming driver (no controls) 
DCR Dimmable and controllable via ROAM® (no controls)5

PIRH 180° motion/ambient light sensor, 15-30' mtg ht 6

PIR1FC3V Motion/ambient sensor, 8-15' mounting height, 
ambient sensor enabled at 1fc7

PIRH1FC3V Motion/ambient sensor, 15-30' mounting height, 
ambient sensor enabled at 1fc7

Other Options Finish (required) 

Shipped installed Shipped separately 9

SF Single fuse (120, 277, 347V) 8 BSW Bird-deterrent spikes
DF Double fuse (208, 240, 480V) 8 WG Wire guard
HS House-side shield 3 VG Vandal guard
SPD Separate surge protection 9

DDBXD Dark bronze DSSXD Sandstone DWHGXD Textured white
DBLXD Black DDBTXD Textured dark bronze DSSTXD Textured sandstone
DNAXD Natural aluminum DBLBXD Textured black
DWHXD White DNATXD Textured natural aluminum

1 SITE PHOTOMETRICS
SCALE:  1'        =    1'-0"

3 WL1 FIXTURE

WL1

WL1

WL1

WL1

+15'

+15'

+16'

+11'

SCALE:  1'     =     20'
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*NOTE-  ATTACH BIO-SKIRT STRUTURE WALL SUCH THAT IT IS

APPROXIMATELY AT SAME ELEVATION AS STATIC WATER LEVEL
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Agenda Item #7 Criddle Farms Preliminary Subdivision Plat 
1200 S 4000 W 

Factual Summation 
Please review the following information. Any questions regarding this agenda item may 
be directed at Noah Steele, City Planner.  

Current Zoning: 
Annexation/Concept Plan Date:

Total Area:
Development Agreement Density Allowed: 

Concept Plan # of Lots:
Preliminary Plan  # Lots:

PRD
12/10/13
      20.061 Acres 
6.7 units/acre 
99 lots
101 lots 

Summary 
This property was annexed into the city with a development agreement. The agreement 
determines the max density, housing type (single family), open space, trail, and concept plan. 
Nevertheless, the project is required to go through the preliminary and final subdivision process 
during which modifications to the plan can be made as required by ordinance.  Please review 
the attached documents for additional detail.

Attachments: 

• Development Agreement
• Aerial Map

• Revised Preliminary Plan

• PRD zoning ordinance

PLANNING COMMISSION 
REGULAR MEETING  

AGENDA 

April 19, 2016

• Staff Reviews

4/5/16 PC Meeting:
Tabled - applicants to provide more detail for what amenities will be offered in the common space, 
reconfigure design so common space is more accessible and interconnected, and add trail or 
sidewalks through the common spaces. 



Preliminary Subdivision Plan – Criddle Farms 
Location: 1200 S. 4000 W. 

West Point 
Syracuse 

Rock Creek Park 

40
00

 W
 Glen Eagle  

Golf Course 

Davis County
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AGREEMENT FOR THE ANNEXATION AND DEVELOPMENT OF LAND BETWEEN 

SYRACUSE CITY AND WILLIAM CRIDDLE FARMS, LLC 

(Approximately 1200 South 4000 West) 

THIS AGREEMENT for the development of land (hereinafter referred to as this “Agreement”) is 

made and entered into this ____ day of _________, 2013, between SYRACUSE CITY, a municipal 

corporation of the State of Utah (hereinafter referred to as “City”), and WILLIAM CRIDDLE 

FARMS, LLC (hereinafter referred to as “Owner”).  City and Owner collectively referred to as the 

“Parties” and separately as “Party”. 

RECITALS 

WHEREAS, in furtherance of the objectives of the Syracuse City General Plan, City has 

considered an application for an annexation of property into the City and zone change therefore from 

the present zoning to PRD (Planned Residential Development), of said property, located at 

approximately 1200 South 4000 West on the west side of 4000 West in Syracuse City (hereinafter 

the “Subject Area”); and 

WHEREAS, the total area proposed for annexation  and rezone is contained in the Subject 

Area which consists of approximately 20.61 acres and is  described in Exhibit “A” which is attached 

hereto and incorporated by this reference; and   

WHEREAS, Owner is the Owner of the Subject Area and has presented a proposal for 

development of the Subject Area to the City, which provides for development in a manner consistent 

with the overall objectives of Syracuse City’s General Plan; and 

WHEREAS, Parties desire to enter into this Agreement to provide for the annexation, and for 

the rezoning of the Subject Area, in a manner consistent with the overall objectives of the City’s 

General Plan and the intent reflected in that Plan; and 

WHEREAS, City is willing to annex, and to grant PRD zoning approval for the Subject Area, 

subject to Owner agreeing to certain limitations and undertakings described herein, which Agreement 

will provide protection for the Subject Area and the surrounding properties and will  enable the City 

Council to consider the approval of such development at this time; and 

WHEREAS, City believes that entering into this Agreement with Owner is in the vital and 

best interest of the City and the health, safety, and welfare of its residents. 

NOW, THEREFORE, each of the Parties hereto, for good and valuable consideration, the 

receipt and sufficiency of which is hereby   acknowledged, covenant and agree as follows: 

ARTICLE I 

DEFINITIONS 

The following terms have the meaning and content set forth in this Article I, wherever used in 

this Agreement: 

1.1 “City” shall mean Syracuse City, a body corporate and politic of the State of Utah.  

The principal office of City is located at 1979 West 1900 South, Syracuse, Utah 84075. 

1.2 “Owner” shall mean WILLIAM CRIDDLE FARMS, LLC.  The principal mailing 

addresses for Owner is listed in paragraph 7.2. 
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1.3 “Subject Area” shall have the meaning set forth in the Recitals accompanying hereto. 

 ARTICLE II 

 CONDITIONS PRECEDENT 

 

2.1 This Agreement shall not take effect until City has approved this Agreement pursuant 

to a resolution of the Syracuse City Council. 

2.2 Owner agrees to restrict the uses permitted under a PRD zoning designation and as set 

forth in this Agreement. 

 ARTICLE III 

 CITY’S UNDERTAKINGS 

 

3.1 Subject to the satisfaction of the conditions set forth in Section 2.2 and Article II, City 

shall approve the annexation of the Subject Area, and the rezone of the Subject Area from its present 

zoning to PRD, with an effective date of no sooner than the effective date and adoption of this 

Agreement by the City Council.  Any annexation or zoning amendment shall occur upon a finding by 

the City Council that it is in the best interest of the health, safety and welfare of the citizens of 

Syracuse City to make such a change at this time.  

3.2 The proposed zoning change is as reflected on Exhibit “A.” 

 ARTICLE IV 

 OWNER’S UNDERTAKINGS 

 

4.1 Conditioned upon City’s performance of its undertakings set forth in Article III with 

regard to the annexation and to the zoning change of the Subject Property, and provided Owner has 

not terminated this Agreement pursuant to Section 7.8, Owner agrees to the following: 

1) Zoning- Development of the property designated for PRD zoning, once zoned PRD, shall comply 

with all applicable City rules, regulations and codes and the provisions of this Agreement.   

2) Density- The Subject Area shall be limited to no greater than 6.7 units per acre.   

3) Single Family Units- All units within the subject area shall be single family detached homes. 

4) Open Space- Development of the proposed property shall contain no less than fifty percent 

(50%) open space.  No less than twenty percent (20%) of said open space shall be improved with 

amenities.  The type of amenities will be addressed during the development process and may be 

included in a development agreement.    

5) Trail System- A trail system shall be included in the development and shall connect to any 

existing or future trails on properties abutting the Subject Area.  Specifically the subject area 

shall have two trail connections on the south portion of the Subject Area on 1200 South and a 

future connection to the Emigrant Trail to the north of the Subject Area. 

6) Conceptual Plan- The development of the Subject Area shall be substantially similar to the 

Conceptual Rendering that is attached hereto as Exhibit “B” and incorporated by this reference.  

During the development process amendments to the conceptual rendering may be necessary to 

accommodate matters such as changes to infrastructure design and layout for engineering 

purposes or slight adjustments to open space to enhance usability and connectivity.   
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7) Development Agreement- The Parties agree to be bound by the all City rules, regulations, and 

codes, this Agreement.  Additionally, before development may begin the Parties shall enter into a 

development agreement.  The development agreement may address any matters contained in this 

Agreement as well as matters such as architectural style, use and maintenance of open space and 

trails, home owners’ association, street cross sections, landscaping and any other matters relating 

to the development of the Subject Area.      

8) These enumerations are not to be construed as approvals thereof, as any required approval 

process must be pursued independent hereof.   

 

9) Owner agrees to limit development to the uses allowed in the PRD zone and this Agreement on 

all properties within the Subject Area, and if other uses are desired, Owner agrees to seek 

amendment of this Agreement before pursuing the development of those uses.  The City may but 

under no circumstances shall the City be required to amend this Agreement.   

 

10) Any conflict between the provisions of this Agreement and the City’s codified requirements shall 

be resolved in favor of the more strict requirement unless expressly waived by the City Council. 

 

 ARTICLE V 

 GENERAL REQUIREMENTS AND RIGHTS OF CITY 

 

5.1 Issuance of Permits - Owner.  Owner, or its assignee, shall have the sole responsibility 

for obtaining all necessary building permits in connection with Owner’s Undertakings and shall 

make application for such permits directly to the Syracuse City Community Development 

Department and other appropriate departments and agencies having authority to issue such permits in 

connection with the performance of Owner’s Undertakings.  City shall not unreasonably withhold or 

delay the issuance of its permits.  

5.2 Completion Date.  The Owner shall, in good faith, reasonably pursue completion of 

the development.  Each phase or completed portion of the project must independently meet the 

requirements of this Agreement and the City’s ordinances and regulations, such that it will stand 

alone, if no further work takes place on the project. 

5.3 Access to the Subject Area.  For the purpose of assuring compliance with this 

Agreement, so long as they comply with all safety rules of Owner and its contractor, representatives 

of City shall have the right of access to the Subject Area without charges or fees during the period of 

performance of Owner’s Undertakings.  City shall indemnify, defend and hold Owner harmless from 

and against all liability, loss, damage, costs or expenses (including attorneys’ fees and court costs) 

arising from or as a result of the death of a person or any accident, injury, loss or damage caused to 

any person, property or improvements on the Subject Area arising from the negligence or omissions 

of City, or its agents or employees, in connection with City’s exercise of its rights granted in this 

paragraph. 

 ARTICLE VI 

 REMEDIES 

 

6.1 Remedies for Breach.  In the event of any default or breach of this Agreement or any 

of its terms or conditions, the defaulting Party or any permitted successor to such Party shall, upon 

written notice from the other, proceed immediately to cure or remedy such default or breach, and in 
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any event cure or remedy the breach within thirty (30) days after receipt of such notice.  In the event 

that such default or breach cannot reasonably be cured within said thirty (30) day period, the Party 

receiving such notice shall, within such thirty (30) day period, take reasonable steps to commence the 

cure or remedy of such default or breach, and shall continue diligently thereafter to cure or remedy 

such default or breach in a timely manner.  In case such action is not taken or diligently pursued, the 

aggrieved Party may institute such proceedings as may be necessary or desirable in its opinion to: 

6.1.1 cure or remedy such default or breach, including, but not limited to, 

proceedings to compel specific performance by the Party in default or breach of its 

obligations; and 

6.1.2 If the remedy of reversion is pursued, the defaulting Owner agrees not to 

contest the reversion of the zoning on undeveloped portions of the Subject Area, by the City 

Council to the previous zoning on the property, and hereby holds the City harmless for such 

reversion. 

6.2 Enforced Delay Beyond Parties’ Control.  For the purpose of any other provisions of 

this Agreement, neither City nor Owner, as the case may be, nor any successor in interest, shall be 

considered in breach or default of its obligations with respect to its construction obligations pursuant 

to this Agreement, in the event the delay in the performance of such obligations is due to 

unforeseeable causes beyond its fault or negligence, including, but not restricted to, acts of God or of 

the public enemy, acts of the government, acts of the other Party, fires, floods, epidemics, quarantine 

restrictions, strikes, freight embargoes or unusually severe weather, or delays of contractors or 

subcontractors due to such causes or defaults of contractors or subcontractors.  Unforeseeable causes 

shall not include the financial inability of the Parties to perform under the terms of this Agreement. 

6.3 Extension.  Any Party may extend, in writing, the time for the other Party’s 

performance of any term, covenant or condition of this Agreement or permit the curing of any default 

or breach upon such terms and conditions as may be mutually agreeable to the Parties; provided, 

however, that any such extension or permissive curing of any particular default shall not operate to 

eliminate any other obligations and shall not constitute a waiver with respect to any other term, 

covenant or condition of this Agreement nor any other default or breach of this Agreement. 

6.4 Rights of Owner.  In the event of a default by Owner’s assignee, Owner may elect, in 

its discretion, to cure the default of such assignee; provided, Owner’s cure period shall be extended 

by thirty (30) days. 

 ARTICLE VII 

 GENERAL PROVISIONS 

 

7.1 Successors and Assigns of Owner.  This Agreement shall be binding upon Owner and 

its successors and assigns, and where the term “Owner” is used in this Agreement it shall mean and 

include the successors and assigns of Owner, except that City shall have no obligation under this 

Agreement to any successor or assign of Owner not approved by City.  Notwithstanding the 

foregoing, City shall not unreasonably withhold or delay its consent to any assignment or change in 

Ownership (successor or assign of Owner) of the Subject Area.  Upon approval of any assignment by 

City, or in the event Owner assign all or part of this Agreement to an assignee, Owner shall be 

relieved from further obligation under that portion of the Agreement for which the assignment was 

made and approved by City. 
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7.2 Notices.  All notices, demands and requests required or permitted to be given under 

this Agreement (collectively the “Notices”) must be in writing and must be delivered personally or 

by nationally recognized overnight courier or sent by United States certified mail, return receipt 

requested, postage prepaid and addressed to the Parties at their respective addresses set forth below, 

and the same shall be effective upon receipt if delivered personally or on the next business day if sent 

by overnight courier, or three (3) business days after deposit in the mail if mailed.  The initial 

addresses of the Parties shall be: 

To Owner:   WILLIAM CRIDDLE FARMS, LLC 

1455 South 1000 West 

    Clearfield, Utah 84015 

    Attn: Con Wilcox, Managing Member 

 

To City:   SYRACUSE CITY CORPORATION 

1979 West 1900 South 

Syracuse, Utah 84075 

Attn: City Manager 

 

Upon at least ten (10) days’ prior written notice to the other Party, either Party shall have the 

right to change its address to any other address within the United States of America 

If any Notice is transmitted by facsimile or similar means, the same shall be deemed served 

or delivered upon confirmation of transmission thereof, provided a copy of such Notice is deposited 

in regular mail on the same day of such transmission. 

7.3 Third Party Beneficiaries.  Any claims of third party benefits under this Agreement 

are expressly denied, except with respect to permitted assignees and successors of Owner. 

7.4 Governing Law.  It is mutually understood and agreed that this Agreement shall be 

governed by the laws of the State of Utah, both as to interpretation and performance.  Any action at 

law, suit in equity, or other judicial proceeding for the enforcement of this Agreement or any 

provision thereof shall be instituted only in the courts of the State of Utah. 

7.5 Integration Clause.  This document constitutes the entire agreement between the 

Parties and may not be amended except in writing, signed by the City and the Owner. 

7.6 Exhibits Incorporated.  Each Exhibit attached to and referred to in this Agreement is 

hereby incorporated by reference as though set forth in full where referred to herein. 

7.7 Attorneys’ Fees.  In the event of any action or suit by a Party against the other Party 

for reason of any breach of any of the covenants, conditions, agreements or provisions on the part of 

the other Party arising out of this Agreement, the prevailing Party in such action or suit shall be 

entitled to have and recover from the other Party all costs and expenses incurred therein, including 

reasonable attorneys’ fees. 

7.8 Termination.  Except as otherwise expressly provided herein, the obligation of the 

Parties shall terminate upon the satisfaction of the following conditions: 

7.8.1 With regard to Owner’s Undertakings, performance of Owner of Owner’s 

Undertakings as set forth herein. 
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7.8.2 With regard to City’s Undertakings, performance by City of City’s 

Undertakings as set forth herein. 

Upon an Owner’s request (or the request of Owner’s assignee), the other Party agrees to enter 

into a written acknowledgment of the termination of this Agreement, or part thereof, so long as such 

termination (or partial termination) has occurred. 

7.9 Recordation.  This Agreement will be recorded in the Davis County Recorder’s 

Office. 

IN WITNESS WHEREOF, the Parties have caused this Agreement to be executed by their 

duly authorized representatives effective as of the day and year first above written. 

 

SYRACUSE CITY CORPORATION, 

 

 

By: _________________________________ 

      JAMIE NAGLE, Mayor 

ATTEST: 

 

 

By: __________________________________ 

        CASSIE BROWN, City Recorder 

 

 

Signed by  

 

_________________________ 

CON LAYNE WILCOX 

Managing Member, William Criddle Farms, 

LLC 

 

Subscribed and sworn to me this _________  day of _____________, 2013. 

         

    

   ___________________________________ 

   Notary 

        

Signed by  

 

_________________________ 

G. DOUGLAS WILCOX 

Managing Member, William Criddle Farms, 

LLC 

 

Subscribed and sworn to me this _________  day of _____________, 2013. 

         

    

   ___________________________________ 



EXHIBIT “A” 

Legal Description of Wilcox property located at approximately 4000West Street and 1200 
South Street 

Beginning at the East Quarter Corner of Section 7, Township 4 North, Range 2 West, Salt 
Lake Base and Meridian, and running; 

Thence North 89°57’53” West 662.87 feet along the quarter section line to the mid-point of 
the south line of the Southeast Quarter of the Northeast Quarter of said Section 7; 
Thence North 0°14’27” East 1317.95 feet along the north/southline dividing the Southeast 
Quarter of the Northeast Quarter of said Section 7 into aliquot parts to the mid-point of the 
north line of the Southeast Quarter of the Northeast Quarter of said Section 7; 
Thence North 89°58’20” East 662.83 feet along the north line of the Southeast Quarter of 
the Northeast Quarter of said Section 7 to the section line, being the mid-point of the east 
line of the Northeast Quarter of said Section 7; 
Thence South 0°14’20” West 1318.69 feet along the section line to the point of beginning. 

Contains 873,844 square feet, 20.061 acres. 
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Memorandum 
To: Noah Steele 
CC:  
From: Focus Engineering and Surveying 
Date: 3/31/2016 
Re: Preliminary Review Comments Response 

Engineering 
Plat: 

Submit a plat with final approval.  
a. Noted: 

Plans: 
Sewer and land drain mains need to be extended to serve lots 73, 75 and 76. 

Corrected. 
Keep all utilities in the same location throughout all roads. 

Corrected. 
All existing irrigation turnouts and ditches serving the developed property shall be 
abandoned per Hooper Irrigation standards. Any existing irrigation mains 

Noted on the plans. 
1200 South Street will need to be fully improved to the collector cross section 
including culinary and secondary waterlines stubbed to the west boundary of the 
property. 

This has been added to the plans per our meeting on 3/28/16 
The trail must be 10’ wide throughout the property with a public easement. All trail 
crossing shall have ADA ramps meeting current standards with 10’ wide detectable 
panels. 
Verify adequate hydrant spacing with the fire department. 

Noted. 
Move the catch basin in front of Lot 38 south so it is not in the middle of a driveway 
and add a catch basin on the east side of the street. 

Corrected. 
All hydrants shall be installed short side. 

Corrected 
Add an eclipse 88 sampling station on the west side of lot 49 and the west side of lot 
22 

Corrected. 
Add inline culinary and secondary valves in front of lot 40. 

Corrected. 
Consult with planning for the trail alignment. 

Trail has been moved according the planning department recommendations. 
Add a street light at both 1200 South intersections. 

Corrected. 



  March 31, 2016 
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Planning 
 Provide approximate Address, Section, Township, and Range on plat 

Corrected. 
Provide the appropriate number of phases and phasing lines 

Phasing has been added. 
Replace “Improved Open Space” label with “Common Space” 

Corrected. 
Clarify if Parcel F was counted as open space and when it will be improved 

Corrected. 
Giant trees on parcel “F” should be preserved 

Concur. 
Provide location of existing open ditch/ canal locations and plans to cover if any. 

Added. 
Please clarify which road cross section will be applied to each proposed road 

Corrected. 
A stub road is recommended through the location of lot 28 and 29 in line with 1975. 

A stub road will be done with the North Property that will better suit east-west 
traffic.  

An additional development agreement is required to address building elevations, 
landscape plan, amenity details, fencing, phasing, and road improvements. To be 
completed by final. 

Noted. 
Explore the relocation of the trail to the east edge of development. 

Trail has been moved according to recommendations. 
Lots 49 to 53 and 88-95 are double frontage 

These lots do not have any frontage on 4000 West.  Parcel B will provide a 
buffer. 

PRD next to Agriculture requires buffer “A”. 
Noted. 
 

Fire Department 
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. Lots 10, 11, 12, and 13 exceed the 
maximum distance from any point on street frontage to a hydrant. An additional 
hydrant will be needed. 
 An additional hydrant has been added. 

 



Chapter 10.75
PRD – PLANNED RESIDENTIAL DEVELOPMENT

Sections:
10.75.010    Purpose.
10.75.020    Permitted uses.
10.75.030    Conditional uses.
10.75.040    Minimum lot standards.
10.75.050    Development plan and agreement requirements.
10.75.060    Design standards.
10.75.070    Street design.
10.75.080    Off-street parking and loading.
10.75.090    Signs.

10.75.010 Purpose.

The purpose of this zone is to allow diversification in the relationship of residential uses to its sites 
and permit directed flexibility of site design. Further, its intent is to encourage a more efficient use of 
the land and the reservation of a greater proportion of common space for recreational and visual use
than other residential zones may provide and to encourage a variety of dwelling units that allow 
imaginative concepts of neighborhood and housing options and provide variety in the physical 
development pattern of the City. This will allow the developer to more closely tailor a development 
project to a specific user group, such as retired persons. 

The intent of this zone is to encourage good neighborhood design while ensuring compliance with the 
intent of the subdivision and zoning ordinances. All dwelling units are to be held in private individual 
ownership. However, the development shall contain common or open space and amenities for the 
enjoyment of the planned community that are developed and maintained through an active 
homeowners’ association or similar organization with appointed management. [Ord. 15-07A § 1 (Exh. 
A); Ord. 12-01 § 1; Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 
06-17; Code 1971 § 10-15-010.]

10.75.020 Permitted uses.

The following are permitted uses 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 (maximum 200 square feet).

(B) Churches, synagogues, and temples.

(C) Dwelling units, single-family (no more than four units attached).

(D) Educational services.

(E) Household pets.

(F) Private parks.
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(G) Public and quasi-public buildings. 

(H) Residential facilities for persons with disabilities and assisted living centers. [Ord. 15-07A § 1 
(Exh. A); Ord. 12-01 § 1; Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-
27; Ord. 06-17; amended 1991; Code 1971 § 10-15-020.]

10.75.030 Conditional uses.

The following may be permitted conditional uses for nonattached dwellings, after approval as 
specified in SCC 10.20.080:

(A) Day care centers (major).

(B) Home occupations (minor or major).

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

(D) Temporary use of buildings (see SCC 10.30.100(A)(9)) (minor). [Ord. 15-07A § 1 (Exh. A); Ord. 
12-01 § 1; Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
amended 1991; Code 1971 § 10-15-030.]

10.75.040 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: overall density of six dwelling units per gross acre. 

(1) The development shall provide a standard road right-of-way of 60 feet which shall include 
curb, gutter, and sidewalk improvements; 

(2) Open space/common space shall be a minimum 50 percent of the total land area, excluding 
roadways, buildings, acreage and excluding any above-ground City infrastructure. Of that 50 
percent, 30 percent shall be in open space and 20 percent in common space; 

(3) For detention ponds to be considered common space they must include amenities 
recommended by planning commission and city council; 

(4) The aesthetic and landscaping proposals shall provide for trees and shrubs that break up the 
look of having the same building style duplicated throughout the development and shall be in 
accordance with the Architectural Review Guide;

(5) For the purpose of this section, landscaping is not considered to be an amenity;

(6) The development shall provide adequate off-street parking area(s), subject to requirements 
of this chapter and off-street parking requirements as found in Chapter 10.40 SCC; and

(7) The development design shall include a direct connection to a major arterial, minor arterial, 
or major collector roadway. 

(B) Lot width: determined by development plan. 
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(C) Front yard: 20 feet. 

(D) Side yards: a minimum of 16 feet between primary structures and eight feet from the property line.

(E) Rear yard: a minimum of 15 feet. 

(F) Building height: as allowed by current adopted building code, with a maximum height of 30 feet to 
the top of the roof structure. 

(G) Structure: attached units shall not have a single roofline and shall have variations in architectural 
style between the buildings. The units shall include a minimum of two-car garages for each unit and 
shall not be the major architectural feature of the building. [Ord. 15-07A § 1 (Exh. A); Ord. 12-01 § 1; 
Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 
1998; Code 1971 § 10-15-040.]

10.75.050 Development plan and agreement requirements.

(A) Subdivision ordinance requirements shall generally apply to planned residential communities. 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 in accordance with the development agreement and current 
City ordinances 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. 

(B) A planned residential development must have a minimum of five acres. 

(C) The developer shall landscape and improve all open space around or adjacent to building lots and 
common spaces and maintain and warrant the same through a lawfully organized homeowners’ 
association, residential management company, or similar organization. 

(D) 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. 

(E) 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. Common space should be the emphasis for the overall design of the 
development, with various community facilities grouped in places well related to the common space
and easily accessible to pedestrians. 

(F) A planned residential community shall be of sufficient size, composition, and arrangement to 
enable its feasible development as a complete unit, managed by a legally established owners’ 
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association and governed by enforceable, duly recorded CC&Rs. [Ord. 15-07A § 1 (Exh. A); Ord. 12-
01 § 1; Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
Code 1971 § 10-15-050.]

10.75.060 Design standards.

The Land Use Authority shall approve the required common building theme. The design shall show 
detail in the unification of exterior architectural style, building materials, and color and size of each 
unit; however, the intent is not to have the design so dominant that all units are identical. Residential 
dwellings shall comply with SCC 10.30.020. [Ord. 15-07A § 1 (Exh. A); Ord. 12-01 § 1; Ord. 11-04 
§ 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Code 1971 § 10-15-
060.]

10.75.070 Street design.

The Land Use Authority may approve an alternative street design so long as it maintains the City’s 
minimum rights-of-way. The developer shall dedicate all street rights-of-way to the City. [Ord. 15-07A 
§ 1 (Exh. A); Ord. 12-01 § 1; Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 
06-27; Ord. 06-17; Code 1971 § 10-15-070.]

10.75.080 Off-street parking and loading.

For multi-unit developments, one additional off-street parking space shall be provided for each unit of 
four dwellings. Off-street parking and loading shall be as specified in Chapter 10.40 SCC; provided, 
however, that the City may limit or eliminate street parking or other use of City rights-of-way through 
the employment of limited or alternative street designs. [Ord. 15-07A § 1 (Exh. A); Ord. 12-01 § 1; 
Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 
1991; Code 1971 § 10-15-080.]

10.75.090 Signs.

The signs permitted in this zone shall be those allowed in residential zones by Chapter 10.45 SCC. 
[Ord. 15-07A § 1 (Exh. A); Ord. 12-01 § 1; Ord. 11-04 § 6; Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 
(Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; Code 1971 § 10-15-090.]





The Syracuse City Code is current through Ordinance 16-07, 
passed February 9, 2016.
Disclaimer: The City Recorder's Office has the official version of 
the Syracuse City Code. Users should contact the City Recorder's 
Office for ordinances passed subsequent to the ordinance cited 
above.
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Agenda Item #2A Accessory Structures Ordinance Revision 

Factual Summation 

Attachments: 

• Building Code
• Adopted Ordinance

PLANNING COMMISSION 
WORK MEETING 

 AGENDA 

April 19, 2016

The building official is requesting that the PC take a closer look at the setback requirements for garages 
and sheds to make them more  consistent with what is found in the International Building Code (IBC). 



10.30.010 – Accessory Structures 

(B) Lot Coverage of Accessory Buildings, Structures, Parking Spaces. No accessory building, structure, or 
group of buildings or structures, excluding swimming pools, and no parking space in any residential zone 
shall cover more than 25 percent of the rear yard space. 

(C) Accessory Buildings and Structures. 
(1) General Requirements. 

(a) No more than two accessory buildings shall be on any lot, unless it contains a minimum of 
half an acre. Lots with half an acre or more may qualify for approval of a third accessory building 
by complying with all other applicable requirements of this chapter. No accessory building may 
be located within a recorded easement unless authorized by the applicable easement holder 
through written approval. 
(b) No accessory building or structure may encroach into a front yard. 

(2) Accessory buildings or structures 200 square feet or less shall comply with the following 
requirements: 

(a) Not larger than 200 square feet. 
(i) Awnings, carports or other attached features are not considered part of the structure 
and shall not exceed the size of the accessory building. 

(b) Not taller than 15 feet to the peak of the roof structure. 
(c) Located at least 10 feet from the primary structure and located at least three feet from any 
property lines. 

(3) Accessory buildings or structures greater than 200 square feet shall comply with the following 
requirements: 

(a) Building Permit and Conditional Use Permit. Approval for a minor conditional use permit and 
issuance of a building permit is required prior to construction. Persons desiring to construct 
accessory buildings shall make application to the Land Use Authority or designee for minor 
conditional use approval as outlined in SCC 10.30.100. 

Application shall include the following submittals: 

(i) Site plan showing location of the home, property line, setbacks, location of the 
proposed buildings, parking spaces, and easements. 

(ii) Elevation drawings showing the roof structure, type of material and design finish of 
the building, and building structure measurements. 

nsteele
Highlight
IBC requires a fire rated wall if three feet from property line but he doesn't inspect structures less than 200 sqft so the concern is that these are being built without the required fire walls. He recommends changing to 5 feet to be consistent with >200 sqft.

nsteele
Highlight
larger than 200 sq ft says 6ft. Recommend being consistent



(b) Size. Accessory building or structure shall conform to requirements of subsection (C)(1) of 
this section and shall not be greater in size than the footprint of the principal structure. 

(c) Design. The design, height, and footprint of accessory buildings shall blend aesthetically with 
the principal building’s architecture and design materials. 

(d) Setback. The building shall be set back from any property line the distance specified in the 
table below: 

Roof Height (feet) Up to 21 21+ to 24 24+ to 27 27+ to 30 

Setback (feet) 5 6 7 8 

(e) Corner Lot. Accessory buildings on corner lots shall be set back a minimum of 20 feet from 
the street side property line when a driveway accesses the street from the rear or side yard. 

(f) Other Structures. In no case shall an accessory building be constructed within six feet of a 
primary structure. 

(g) Height. The height, as measured from the foundation to the highest point on the roof, shall 
not exceed the height of the primary structure and in no case shall exceed 30 feet. 
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BUILDING PLANNING 

TABLE R301.7 
ALLOWABLE DEFLECTION OF STRUCTURAL MEMBERS•• 

STRUCTURAL MEMBER 
ALLOWABLE 
DEFLECTION 

Rafters having slopes greater than 3: 12 with no Il180 
finished ceiling attached to rafters 

Interior walls and partitions H/180 
Floors/ceilings with plaster or stucco finish Il360 
All other structural members Il240 
Exterior walls-wind loads' with plaster or H/360 
stucco finish 

Exterior walls with other brittle finishes H/240 
Exterior walls with flexible finishes H/1211' 
Lintels supporting masoruy veneer walls8 Il600 

Note: L =span length, H =span height. 
a. The wind load shall be permitted to be taken as 0. 7 times the Component 

and Cladding loads for the purpose of the detennlning deflection limits 
herein. 

b For cantilever members, L shall be taken as twice the length of the 
cantilever. 

c. For aluminwn structural members or panels used In roofs or walls of 
sunroom additions or patio covers, not supporting edge of glass or 
sandwich panels, the total load deflection shall not exceed Il60. For 
continuous aluminum structural members supporting edge of glass, the 
total load deflection shall not exceed I1175 for each glass lite or Il60 for 
the entire length of the member, whichever is more stringent. For 
sandwich panels used In roofs or walls of sunroom additions or patio 
covers, the total load deflection shall not exceed .U120. 

d. Deflection for exterior walls with interior gypswn board finish shall be 
limited to an allowable deflection of .Hl180. 

e. Refer to Section R703. 7.2. 

R301.8 Nomlnal sizes. For the purposes of this code, where 
dimensions of lumber are specified. they shall be deemed to 
be nominal dimensions unless specifically designated as 
actual dimensions. 

SECTION R30Z 
FIRE-RESISTANT CONSTRUCTION 

I 
R302.1 Exterior walls. Construction, projections, openings 
and penetrations of exterior walls of dwellings and accessory 
buildings shall comply with Table R302.l (I); or dwellings 
equipped throughout with an automatic sprinkler system 

installed in accordance with Section P2904 shall comply I 
with Table R302.1(2). 

Exceptions: 

I. Walls. projections. openings or penetrations in walls 
perpendicular to the llne used to detennine the fire 
separation distance. 

2. Walls of dwellings and accessory structures located 
on the same Jot. 

3. Detached tool sheds and storage sheds. playhouses 
and similar structures exempted from pennits are 
not required to provide wall protection based on 
location on the Jot. Projections beyond the exterior 
wall shall not extend over the lot line. 

4. Detached garages accessory to a dwelling located 
within 2 feet (610 mm) of a lot line are permitted to 
have roof eave projections not exceeding 4 inches 
(102 mm). 

5. Foundation vents installed in compllance with this 
code are permitted. 

R302.2 Townhouses. Each townhouse shall be considered a 
separate building and shall be separated by flre-resistance
rated wall assemblles meeting the requirements of Section 
R302.l for exterior walls. 

Exception: A common I-hour fire-resistance-rated wall 
assembly tested in accordance with ASTM E 119 or UL 
263 is permitted for townhouses if such walls do not con
tain plumbing or mechanical equipment. ducts or vents in 
the cavity of the common wall. The wall shall be rated for 
fire exposure from both sides and shall extend to and be 
tight against exterior walls and the underside of the roof 
sheathing. Electrtcal installations shall be installed in 
accordance with Chapters 34 through 43. Penetrations of 
electrtcal outlet boxes shall be in accordance with Section 
R302.4. 

R302.2.1 Continuity. The fire-resistance-rated wall or 
assembly separating townhouses shall be continuous from 
the foundation to the underside of the roof sheathing. deck 
or slab. The fire-resistance rating shall extend the full 
length of the wall or assembly. including wall extensions 

TABLE R302.1(1) 
EXTERIOR WALLS 

EXTERIOR WALL ELEMENT 

Walls 

Projections 

Openings in walls 

Penetrations 

For SI: 1 foot= 304.8 mm. 
NIA= Not Applicable. 

48 

Fire-resistance rated 

Not fire-resistance rated 

Fire-resistance rated 

Not fire-resistance rated 

Not allowed 

25% maximum of wall area 

Unlimited 

All 

MINIMUM MINIMUM FIRE 
FIRE-RESISTANCE RATING SEPARATION DISTANCE 

1 hour-tested in accordance with ASTM E 119 
< 5feet or UL 263 with exposure from both sides 

0 hours "5feet 

1 hour on the underside " 2feetto < 5 feet 

0 hours " 5 feet 
NIA < 3feet 

0 hours 3 feet 

0 hours 5 feet 

Comply with Section R302.4 < 5 feet 

None required 5 feet 
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