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Syracuse City  
Planning Commission Meeting 

April 5, 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 Rackham   
• Pledge of Allegiance by Commissioner McCuistion  
• Adoption of Meeting Agenda 
 

2. Meeting Minutes  
March 15, 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. Site Plan Approval, Utah Onions, property located at 850 S 2000 W  

 
5. Public Hearing, Site Plan Approval, CVS Plaza, property located at 1974 W 1700 S  

 
6. Public Hearing, Preliminary Subdivision Plan, Criddle Farms, property located at 715 S 

4000 W, R-1 Residential 
 

7. Public Hearing, General Plan Map Amendment, Barber, property located at 1972 S 
2000 W, R-3 Residential to PRD  
 

8. Public Hearing, Minor Subdivision, Cowley, property located at 1373 S 2000 W, R-1 
Residential  

 
9. Final Subdivision Plan, Still Water Lake Estates, Phases 8 & 9, located approximately 

3669 S Bayview Drive   
 

10. Land Acquisition, City to purchase property located at 507 W 2700 S due to future 500 
W road widening  

 
11. Adjourn 

 
 

PLANNING  
COMMISSIONERS 

 

CH AI R 
Ralph Vaughan 

 
V ICE 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 
3. Commissioner Reports 
4. Adjourn 

 
 

 

Work Session 

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


Agenda Item # 2 Meeting Minutes 

March 15, 2016 Regular and Work Session 

PLANNING COMMISSION 
REGULAR MEETING 

AGENDA 
April 5, 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 March 15, 2016, at 6:00 p.m., in the 1 
Council 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: Shawn Hartley Eric Thomas Trent Hartley 23 

Brad Lasater Patrick McReaken Deanna Haskett 24 
Blair Haskett Adam Bernard  Con Wilcox 25 
Ashley Page Matt Reed 26 

27 
6:02:45 PM28 

1. Meeting Called to Order:29 
Commissioner Day provided an invocation. The Pledge of Allegiance was led by Commissioner Rackham. 30 

6:03:52 PM31 
 Commissioner Day advised Commissioner Vaughn that he will need to recuse himself from discussion on item #4 32 
when it comes up.  33 
6:04:10 PM34 
 COMMISSIONER JENSEN MADE A MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR MARCH 35 
15, 2016 MEETING. THE MOTION WAS SECONDED BY COMMISSIONER MCCUISTION. ALL WERE IN FAVOR, THE 36 
MOTION CARRIED UNANIMOUSLY.  37 
6:04:25 PM 38 

2. Meeting Minutes:39 
March 1, 2016 Regular Meeting & Work Session 40 

 COMMISSIONER JENSEN MADE A MOTION TO APPROVE THE REGULAR AND WORK SESSION MEETING 41 
MINUTES FOR MARCH 1, 2016. THE MOTION WAS SECONDED BY COMMISSIONER RACKHAM. ALL WERE IN 42 
FAVOR, THE MOTION CARRIED UNANIMOUSLY. 43 
6:05:01 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 
6:05:45 PM49 

4. Public Hearing, General Plan Map Amendment R-1 to R-2 Residential - Criddle Farm Estates property located at50 
715 S 4000 W 51 

Commissioner Day excused himself. 52 
6:06:59 PM53 
 Planner Steele stated this is a General Plan Amendment for property located at 715 S 4000 W. It currently is not 54 
annexed so it does not have current zoning it is under the jurisdiction of the County and the applicant wanted to see how 55 
the General Plan change request went. Current General Plan for that area is R-1 and the request id for R-2 and the 56 
reason for the request are to get additional lots, if they were to develop under the R-1 they would get approximately 82 57 
lots and under the R-2 it would be approximately 107 lots. It is on the west edge of the City and is known as the Criddle 58 
property. The existing General Plan the show it is not annexed into the City and West Point to the north and to the west 59 
there is a pocket of County land and to the south is a PRD project that will be coming through the pipeline soon. To the 60 
east there is similar zoning in R-1 and R-2 and it is near Rock Creek Park.  61 
6:08:55 PM62 
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 Commissioner Jensen asked staff if the big slab of gray west of the PRD as he understands is currently in West 63 
Point’s annexation boundary. Planner Steele stated yes. Commissioner Jensen asked if it was currently annexed into 64 
West Point. Planer Steele stated he did not believe so. Commissioner Jensen stated so it is still under the County.  65 
6:09:54 PM  66 
 Eric Thomas, 875 E 3588 N in North Ogden, Chair and Commissioners appreciate the opportunity to speak with them 67 
today. They have requested and are working with the Wilcox Family the property owners on this piece of property and 68 
requesting the zoning change have had some discussion and design as they have gone through and the property works 69 
with the R-2 zone, they are not, with the design and the Master Plan of the Trail and everything through there in order to 70 
make this property work and blend with the property to the south that is a PRUD they are asking for that Map Amendment 71 
change not a rezone since it is not in the City currently and would like to put it into Syracuse City with this zone attached. 72 
Does believe that Doug’s place is going, that little notch out is going to go to the same zone, that is the plan, the little 73 
notch on the map is where one of the family members lives and that will go with the overall, when it is annexed in, it will go 74 
with the same zone so there won’t have a little notch out that is different. Believe the surrounding properties what they 75 
have planned is very similar to what they see down at Bridgeway Island down to the south as far as lot size that they are 76 
trying to accomplish. Eric Thomas stated he wasn’t aware that Rock Creek was an R-1 and asked staff is that was 77 
actually an R-1 Cluster, since their lots will be bigger. Planner Steele stated it was built before his time, but believes it was 78 
developed as a Cluster. Commissioner Jensen stated it was developed as a Cluster. Eric Thomas stated as a reference 79 
point although both R-1’s in the surrounding area are actually smaller than today’s R-1 zone, they would probably be more 80 
in line with an R-2 or even smaller lot size so it is really a fit for the surrounding neighborhood of that similar lot size and 81 
development.  82 
6:12:28 PM  83 
 Commissioner Jensen stated when they put the notice out that little notch out wasn’t included in the noticed area, but 84 
also wants to have that little notch out included as part of the R-2 request. Eric Thomas stated yes, as this being a Map 85 
Amendment and not a Rezone so think if his property isn’t already in the City maybe that is why it is different but when it 86 
comes in, it will come in with the like zone. Commissioner Jensen stated the General Plan does contemplate properties 87 
that are outside of the City currently so they certainly could accomplish that today, that wouldn’t change the current zoning 88 
but if they are going to change it, now is a good time to talk about it. Planner Steele stated that the noticing that was sent 89 
out to add that notch in wouldn’t have changed the noticing list significantly. 90 
6:13:38 PM  91 
 Commissioner Vaughan opened up the Public Hearing  92 
6:13:57 PM  93 
 Public Hearing closed 94 
6:14:04 PM  95 
 Commissioner Jensen stated when the PRD that was proposed there to the south and this will tie into the discussion 96 
tonight so bear with him, when that was annexed into the City as an PRD there was an annexation agreement that went 97 
along with that but at the time they had a lot of residents which were opposed to having a PRD out there in any form and 98 
the reason that PRD was located there is because the Planning Commission at that time when that General Plan was 99 
approved felt like they wanted to scatter some higher density developments throughout the City but since that has been 100 
done they have had extensive push back on anymore PRD’s in the City and especially the ones that were outliers and 101 
before they change the General Plan they did actually remove all of the other developed PRD’s from the City except for 102 
this one and the only reason they didn’t do this one from his stand point was the person was already trying to get it 103 
annexed it and didn’t want to pull the rug out from under them essentially and have the General Plan show a different 104 
zoning than what is currently there since it would be a higher zoning but where they have had so many residents push 105 
back on the PRD would like to make the suggestion that since this R-1 to the north is not annexed in yet that would like to 106 
see the applicant lower the density on that PRD to an R-2 in order to get the change the R-1 to the north to an R-2 to 107 
make it congruent with the adjacent properties otherwise as a Commissioner and the other Commissioners may have 108 
their own opinions on this don’t think and have had neighbors contact him and they really feel that west of 4000 west that 109 
is there that they do not want to see R-2 crossing that line and they did not  want to see the PRD either but there is an 110 
annexation agreement so think that through an annexation agreement they could accomplish changing the zoning on both 111 
but just know that they have the General Plan for a reason and if they keep changing it, why even have a General Plan.  112 
6:16:31 PM  113 
 Commissioner McCuistion stated he has a question for his own benefit, knows that they plan density and the City 114 
Engineer and City Planners will put together proposed utilities and improvements based on what they feel total build out 115 
will be and wondering as they adopt more in and change zoning and go above their initial planned cap if that is going to 116 
present a lot of extra stress upon the Engineer and the Planner to accommodate these new developments of if that 117 
shouldn’t be a concern of the Planning Commission because it is something that is relatively easy to fix and wondering if 118 
the City Engineer or Planner could comment briefly on that. Planner Steele stated with any development there is 119 
additional load on our system and transportation systems, water, secondary all those things and the efficiency of single 120 
family development isn’t as efficient as strictly speaking of utilities as efficient as higher density but they do charge impact 121 
fees to try to compensate for some of those increases in capacity that might be needed in the future.       122 
6:18:035 PM  123 
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 Brian Bloemen, City Engineer, stated it is always a concern when increasing densities, in this location though is not 124 
as concerned with it, not talking about that many more roof tops so from a public utilities stand point think what is in 4000 125 
W can serve either an R-1 or and R-2, so it shouldn’t require and major upsizing of existing utilities to serve this.  126 
6:18:32 PM  127 
 Commissioner McCuistion stated one other point he noticed and checked West Point’s General Plan and looks they 128 
are planning R-1 to the north as a data point. 129 
6:18:48 PM  130 
   Commissioner Jensen asked Commissioner McCuistion if he knows what the density for West Point’s R-1 is. 131 
Commissioner McCuistion stated he didn’t look that up. Commissioner Thorson stated their R-1 is a little less dense than 132 
Syracuse.  133 
6:19:04 PM 134 
  Commissioner Thorson stated he agrees with Commissioner Jensen in that we have a plan and in planning a City in 135 
his opinion go denser in the middle and go less dense on the outside and have said it before when they were talking 136 
about the Black Island Properties the dense stuff shouldn’t go at the end of the roads and the roads get more stuff this is 137 
extending a denser population, 4000 W is a great place to draw a line and keep a zone together and if they go R-2 they 138 
create that R-1 island at Rock Creek Park. Is against it in that they have a plan and assumed it was a well thought out 139 
plan and when they break the boundary at 4000 W don’t see another boundary really for the next subdivision or the next 140 
place.  141 
6:20:05 PM 142 
 Commissioner Vaughan stated had a couple questions for staff, this particular property right now is not in the City as 143 
we well know, it is the City’s sphere of influence, does the City’s sphere of influence extend to the west beyond this 144 
property, knows West Point is to the north, but what do they have to the west and coupled with that because they would 145 
have infrastructure going into this property would it be the intention if they do have a sphere of influence to the west would 146 
they be putting in or recommending a through road through this parcel to already preplanned servicing the next lot to the 147 
west. Planner Steele stated the west edge of those two properties is where the sphere of influence would end, in the 148 
annexation declaration document there is a map attached and it ends and is defined by the edge of this so that would be 149 
West Point’s territory of what they plan on annexing. There is a road, 700 S that borders the property on the north and 150 
there may be some road improvements needed once that gets further down the line, can’t speak to specifics but that road 151 
does already go through and then per the ordinance for Fire service and emergency response anything over 25 homes 152 
requires 2 access points so it doesn’t say that they would have to have stub over there but good planning that would be 153 
worked out in the subdivision phases, the concept and preliminary phases of their subdivisions plan would work those 154 
details out of where stub roads and cul-de-sacs and right now are primarily trying to decide if want that extra density in 155 
this location, already determined that are okay with residential homes just whether or not want the extra density at this 156 
location. 157 
6:22:29 PM 158 
 Commissioner Vaughan stated he will predicate his first question based upon an assumption, the numbers they have, 159 
the projection on the factual summation if they go R-1 it is 82 lots, R-2 it is 107 lots, is that based on the newest sizing that 160 
they did in the zoning just a month or two ago. Planner Steele stated yes, it was changed to gross and so it just a simple 161 
multiplication of the 2.3 versus the 3, gross acre that is not including roads and things, so that is not saying exactly, that is 162 
not saying that is what, how many lots would be in the subdivision, but that is the very rough math and in addition there is 163 
a minimum lot size that would be enforced there as well, but that is something staff would have to look at more with the 164 
specifics of the layout of what they propose.  165 
6:23:23 PM 166 
 Commissioner Vaughan stated that now they have adjusted the lot size, is the developed project on the east side of 167 
the street that is showing R-1 on the map, are the new lot sizes, how close are they to the old designation of R-1. 168 
Basically saying would the new R-2 be about same size as the old R-1. Planner Steele stated if they go with a broad 169 
brush think generally yes this would be a similar sized lot neighborhood but haven’t done that analysis, could but being 170 
that wasn’t involved with that subdivision to the east do not know what the density is or what the lot sizes were on that. 171 
6:24:29 PM 172 
 Commissioner Jensen stated that R-1 to the east is an R-1 Cluster which was used to create Rock Creek Park and at 173 
that time that that Cluster was done they had a 25% open space requirement under the old Cluster ordinance when it was 174 
built and so the density is significantly higher though because essentially the density of those lots even with the park there 175 
is higher than what an R-1 would normally allow. To answer the other question, when they changed, adjusted the R-1 and 176 
the R-2 from net to gross, the actual densities did not increase in fact the R-1 dropped from 2.33 to 2.3 so not to carry the 177 
extra .03 but the only significant change is that the minimum lot size went from 10,000 square feet to 12,000 square feet, 178 
however in both cases the average lot size was still over 15,000 square feet so the average lot sizes never changed.  179 
6:25:33 PM 180 
 Commissioner Vaughan stated that was going to be the second part of his questions in regards to any credits 181 
because of Rock Creek Park and then if know it, know what an R-1 lot size or R-2 lot size is in West Point, which would 182 
be the adjacent property to the north. Planner Steele stated he does not. Commissioner McCuistion stated he was looking 183 
for that info. McCuistion stated he found 2.2 units per acre for R-1 in West Point and R-2 is 2.7 units per acre. 184 
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Commissioner Jensen asked if they list the minimum lot size or do they have that. Commissioner McCuistion stated he did 185 
not have that info. Planner Steele stated pretty comparable. 186 
6:26:43 PM 187 
 Commissioner Jensen stated there is one other thing he wanted to bring up although they have not been privy to that 188 
document as of yet for those who have been following the progress of the Parks Master Plan the recommendation from 189 
JUB Engineers recommended there be a small neighborhood park somewhere in this area which think under the R-1 190 
ordinance could be accomplished very easily using the Cluster however on the R-2 they might be some wiggle room but 191 
the resulting size of that park would be significantly less so the thought of Rock Creek Park is fairly close there but for the 192 
residence that are over by Bridgeway that is a bit of a walk for them and they generally like to try to have a park within a 193 
half mile and would be more than a half mile walk to get to there and this area might actually be a good place for a small 194 
neighborhood park as the Parks Master Plan identified. There is some land that was going to be set aside in the PRD for 195 
a park but combining that with the R-1 to the north could accomplish a pretty nice little amenity there. Planner Steele 196 
stated the Parks Master Plan did come back saying needed more parks and more neighborhood parks and the R-1 197 
Cluster could be applied to this property if that is what they wanted to do but that would be up to the property owner if that 198 
was something they wanted to pursue. It sounds like they are willing to help with the Trail Master Plan going through, 199 
sounds like they are planning on extending that through the property.  200 
6:28:44 PM 201 
 Commissioner Vaughan asked the other Commissioners in regards to an R-1 or R-2 is to ask themselves the 202 
question would a 25% increase in lot size which would be also an increase in traffic count, intersection would remain the 203 
same, water and sewer would increase by 25%, storm drains negligible, electric and power by 25%, fire protection 204 
potentially by 25%, garbage collection by 25%, would that be enough to change from a positive or a negative 205 
recommendation to the City Council regarding this project and if find it ether way in a proposed motion if could have a 206 
finding as part of the motion that it does or does not affect the existing infrastructure and public services as mentioned. 207 
Since the Commission does not get many opportunities to make a recommendation like this to City Council so want to 208 
make sure we cover all our bases.  209 
6:30:00 PM 210 
        Commissioner Jensen asked Commissioner Rackham who as on the General Plan Committee if he had any 211 
thoughts on this. Commissioner Rackham stated looking at the change they did to 10.20.060 General Plan Amendment 212 
and as part of the proposal they are supposed to provide an impact statement to cover the items Commissioner Vaughan 213 
just discussed.  214 
6:30:30 PM 215 
 Commissioner Jensen stated again does think this area does need to be looked at a little bit more holistically, the 216 
General Plan will be open again in January of 2017 since this is the first time they have actually officially closed the 217 
General Plan. Again looking at that PRD to the south and know the residents don’t want it, between the PRD and the R-1 218 
to the north the land owner is already getting effectively R-2 on the density and is just not comfortable, at some point the 219 
General Plan needs to mean something and as have said before at this time just don’t see the need to increase this to an 220 
R-2, R-1 is a marketable property and haven’t had any residents here to push back on this but at some point they have to 221 
say that the General Plan means something. 222 
6:31:28 PM 223 
 Commissioner Moultrie stated he agrees. They need to stop changing the General Plan and they also need to think 224 
about the citizens, the people out there. Always looks at 3 things when he is making some kind of deal. It has to be good 225 
for the seller, it has to be good for buyer and has got to be good for the other individuals who might be part of the sale, if it 226 
is not for all 3, it is not a good deal and think this is a one sided, it is good for the seller, it is not good for the buyer, a lot of 227 
the citizens want larger lots and want a place for kids to play, they want a backyard, they don’t want their kids playing in 228 
the street, they already have crowded roads, schools are already crowded, lets stand by what the citizens want and what 229 
is good for the citizens and go by what they have already put out as far as a General Plan goes and stop changing it.                230 
6:32:37 PM 231 
  COMMISSIONER THORSON MADE A MOTION THAT THEY RECOMMEND DISAPPROVAL TO THE CITY 232 
COUNCIL ON AN R-2 GENERAL PLAN MAP CHANGE BASED ON THE CONFORMANCE TO THE GENERAL PLAN 233 
AND RETIANING THE GENREAL PLAN INTACT AS R-1 AND THE IMPACT TO THE INFASTRUCTURES. MOTION 234 
WAS SECONED BY COMMISSIONER JENSEN. ALL WERE IN FAVOR, THE MOTION CARRIED UNANIMOUSLY.                              235 
6:34:44 PM  236 
 Commissioner Day returned to the Commission. Commissioner Vaughan advised Commissioner Day of the previous 237 
motion. 238 
6:35:00 PM  239 

5. Public Hearing, Site Plan Approval - Utah Onions property located at 850 S 2000 W  240 
 Planner Steele stated this project is on 2000 W and this is a building that has been here for a really long time and the 241 
use has been here since the 70’s, back when there was a lot more onion farms than there are now and they would like to 242 
bring their building into code compliance with the addition of a new facilities, their existing building is really old and they 243 
are proposing on the site there is processing storage facility on the diagonal where the rail used to previously serve that 244 
and has since been removed and they have a 18,000 square foot facility on the corner of the property and are proposing a 245 
3 phases. In the first phase they would like to building another 18,000 square foot building and in phase 2 they would like 246 
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build a larger building, 48,000 square foot and then in the final phase to demolish some of the older portions along the 247 
street. 2000 W is going to be expanded this next year and the front setback will be really slim on that and that is some of 248 
their most aged, the oldest part of the facility. That is there overall plan but for this application they are applying just for the 249 
first storage facility and have established a phase boundary that will be requiring everything within that phase to be up to 250 
ordinance. So this is considered a non-conforming use, some things such as landscaping and paving, fire hydrants are 251 
not up to code but with this building they will be required to bring proportionate amount around this facility up to code and 252 
everything within that first phase and then as the second phase they will add more things and will make a non-conforming 253 
use less non-conforming. They have a landscape plan and one of the things they will be doing is creating a dense 254 
vegetation buffer between them and the homes to the west along with a 6 foot wall. There is an existing wall there and 255 
have had conversations as to what is useable and what isn’t and have said anything that is not a 6 foot wall will be 256 
required to either replace it or make sure as per code requires a 6 foot solid masonry wall. So they may be able to reuse 257 
some of the wall and may be required to replace some of the wall. They will be pouring new concrete around this building 258 
for loading areas and forklifts which will reduce some of the dust that comes off of the site. The architecture of the 259 
building, the west will be primarily masked by vegetation and the south and north elevations are almost identical to what 260 
was already built. They did have an Architectural Review Committee meeting to review the project and somethings were 261 
discussed concerning their architecture and with the recently updated Steel building requirements it is still an industrial 262 
building. One thing that would like the Commission to weigh in on is the interpretation and from the ARC is the 263 
interpretation as to what is considered street facing. The ordinance says that 25% of the front street facing exterior walls 264 
needs to have brick, rock, stone or glass. Now this is going to be over 600 feet back from the road and the ARC was 265 
sympathetic for them being that it is so far off the road they were wondering what the Commission would interpret the 266 
ordinance as it not being street facing and will leave it up to the Commission as far how want to look at that because they 267 
are proposing no brick, rock or stone on the front of this building so that would be a point that would not meet the 268 
ordinance currently.  269 
6:41:05 PM 270 
 Staff has received a number of letters from surrounding residents concerned about the noise from the exhaust fans 271 
on the building which is one of the comments and then truck noise and of course there is the smell, these letters were 272 
included in the packet. So there are some things that can be addressed if the Commission wanted to put any additional 273 
conditions on their approval that are directly tied to those potential nuisances. The fan locations on the building are facing 274 
north, some of the residents have expressed concern that those fans face north and towards their houses and that 275 
increases the amount of noise. Another concern was drainage from surrounding residents that it drains off of the property 276 
and their grading plan they are proposing to create a new catch basin, detention basin in the rear. The City Engineer has 277 
reviewed the plans as well as fire. Also in the packet they have included a summary of addressing all of the concerns that 278 
have been brought up for them. One of the things that will affect the project is that UDOT will be expanding 2000 W and 279 
they will redoing the curd and gutter and the entrances and so that is one of the reasons they are starting back off the 280 
road because they want to wait for UDOT to finish their project to see how it will affect their phase 2 and then with their 281 
phase 2 site plan they will have to address the entrances. Staff has asked them to restrict their entrance down to 35 feet 282 
because the way the site is right now it is all kind of gravel and the exits and entrances are quite wide, which can cause 283 
problems for pedestrians. They have included a set of industrial performance standards that is required by ordinance that 284 
talks about their process and a little about what goes on the site and some of the potential hazards so they are 285 
documented as to what to expect and addressing some of the things they do to reduce those impacts. Along with the 286 
letters from neighbors and a few additional phone calls, but thinks have summarized their concerns with what said so far.                                                   287 
6:44:23 PM 288 
 Commissioner Rackham asked staff regarding the proposed 3 phases, which phase covered the landscaping and 289 
fencing. Planner Steele stated phase 1 will have all of the landscape and fencing on the west and up to the edge of the 290 
first 18,000 square foot building and then phase 2 landscaping will include everything north of that on the west edge and 291 
the entire north edge will have a fence and landscaping and then some landscaping in front of the phase 2 building and 292 
then phase 3 once they demolish the old building they will have room for some additional landscaping.   293 
6:45:18 PM 294 
 Commissioner Jensen asked staff the phase 2 and phase 3 did the ARC talk at all about making sure that those 295 
comply with the existing ordinance as far as the front facing. Planner Steele stated yes, in fact the applicant said that if 296 
they are not required to put the rock on phase 1 they would be willing to take that extra effort and out it on the phase 2 297 
building above what were already planning on doing and then phase 3 doesn’t have any additional building but they would 298 
be require to repair whatever was between what they demolish and the ruminant building. Commissioner Jensen asked 299 
staff if knows how wide the entry way is off 2000 W. Planner Steele stated 35 feet. Commissioner Jensen asked if there 300 
was going to be any type of screening to either side of the entry way. Planner Steele stated on the landscape plan they 301 
are proposing street trees and haven’t gone into much detail on the front since it will be in the future phase but for purpose 302 
of this are counting this towards their landscaping. Commissioner Jensen asked staff if know when they are contemplating 303 
putting in that screening. Planner Steele stated with the phase 2 facility. Commissioner Jensen asked if phase 2 was 304 
waiting until UDOT was done or the timeline on that. Planner Steele stated from their proposed timeline on the plans and 305 
it revolves around the onion crop and are trying to get each new phase in place before the onion crop is mature so phase 306 
1 they have an ambitious goal of being done by July of this year and then phase 2 they would like to be done by February 307 
of 2017, so it is a pretty accelerated timeline. Commissioner Jensen stated so within a year essentially, just wanted it on 308 
the record. Planner Steele stated since this is part of the industrial zone these uses are approved uses and what is under 309 
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staff’s prevue is to talk about how they meet the ordinance and how they can reduce those impacts of their use to the 310 
surrounding area, staff can’t say they can’t do their use that has already been pre-approved for so many years.  311 
6:48:39 PM 312 
      Commissioner Vaughan stated he has a few questions and as a disclosure he is on the Architecture Review 313 
Committee and did meet with the applicant and other representatives Monday of last week and then also was out at the 314 
location yesterday to do an onsite inspection to physically look at the property and while he was there came in contact 315 
with one of the people that was at that meeting and is assuming will speak tonight. He did not do any lobbying and didn’t 316 
ask him any special favors just a pure discussion and asked questions and was given answers. Have approximately 6 317 
questions and don’t know if staff can answer them or if the applicant will need to answer them. Number 1, the Flurer 318 
property on their east facing wall, a concrete wall, along that wall there are approximately 5 dead Aspen trees, 30-40 feet 319 
tall, they are in the current state of pushing the wall off the foundation, it is now leaning at a 5-15 degree angle onto the 320 
property. The question would be whose wall is that, will that wall be replaced and who is responsibility is it going to be. 321 
Number 2, at the corner of where the Flurer property goes from straight north south bending to the southwest there is 322 
approximately a 100 gallon fuel tank about 8 feet up in the air, it is not labeled and don’t know what is in it and don’t know 323 
what the fuel capacity is and it is sitting on dirt, and looking at the dirt it appears to be dripping or leaking or something to 324 
that effect. Number 3, there is different fencing in some parts of the property, there is chain link topped with barbed wire 325 
directly below the south properties that run to the farthest west corner of the long building towards 2200, will that fence be 326 
coming out, being moved and any other chain link with barbed wire topped fence or Concertina fence, will those be 327 
remaining in place. Number 4, will the driveway from 2000 W leading to this new construction be paved or will that be left 328 
the way it is right now. Number 5, with the construction of this new building they will no longer have field boxes stored 329 
outside, which would cut down on odor. Number 6, assuming this project does pass and go through do they have any 330 
indication or does the Commission have any desires to restrict hours of construction in as much as this project is directly 331 
up against a residential neighborhood. Lastly, in regards to the fences on the north south wall note behind the page and 332 
Estrada property that the fence changes from concrete block wall to vinyl fence, it appears as though the vinyl and 333 
concrete block wall are exactly sitting on the same lines so wondering, if the fence is on the home owners property will the 334 
developer or the applicant here be putting up another 6 foot fence along that or are they going to require that as part of 335 
the landscaping.  336 
6:52:59 PM  337 
 Planner Steele stated he will take a stab at it, does not know the answer to all of the questions but will start with the 338 
fence. As part of phase 1, staff will require the block wall and fencing to be installed within, the ordinance says within 4 339 
months of certificate of occupancy and will have them bond for those improvements so that can ensure that they will be 340 
occupying the building will have them bond for those improvement so that can ensure that they were done correctly and 341 
trees can enter a warranty period and can release the bond once it is completed. As far as who owns the wall to a certain 342 
extent it doesn’t matter as long as there is a wall, do not know who owns the wall and haven’t walked that line and don’t 343 
know if it was part of the subdivision if it was part of the subdivision if it was then the applicant never had to build the wall 344 
and might if they can somehow repair or replace it that is up to them. As far as the fuel storage maybe Fire can comment 345 
on the appropriate fuel storage, wasn’t aware that they had that storage and maybe even Engineering might know 346 
something about the effects on that on a detention basin. As far as the barbed wire on top of the fence, believe that 347 
barbed wire ends outside of the phase line and on a separate parcel and maybe the applicant can verify that when they 348 
come up. The driveway, there is a balance trying to make as far as the non-conforming use and what is appropriate. In 349 
future phases they have agreed to make sure that they have all of their parking requirements, parking stalls that are 350 
required in the ordinance table to be paved and striped. Since this is a warehouse facility, in the ordinance it doesn’t 351 
require any additional parking spaces, they do have some existing paved spots but the drive isle is not paved so that is 352 
something that they have agreed to look at in the future phase, at this phase they weren’t planning on paving the drive 353 
back to the future building, that is something to look at if feel that is proportionate to their non-conforming use to include 354 
as to what feels is appropriate for the requirements of the site. Planner Steele stated regarding the field boxes is not sure 355 
the applicant could tell them imagines that since the new facility will store onions a lot of the boxes will go inside but not 356 
sure if all of them will. Commissioner Vaughan asked if they have ever had to staff’s knowledge had a vector control issue 357 
with harvesting and processing facilities like this. Planner Steele asked what vector control was. Commissioner Thorson 358 
stated rats. Planner Steele stated okay, thanks. Commissioner Jensen stated vermin control. Planner Steele stated he is 359 
not aware of any but that is a good question for the applicant or the neighbors. Commissioner Vaughan stated that is one 360 
reason they have a block wall as opposed to a vinyl fence so they have a positive aspect on that.                                           361 
6:57:29 PM  362 

Deputy Fire Chief Hamblin stated he would have to go out and look at the fuel storage, there are required it would 363 
have to meet if it is not meeting those requirements then could work with the building occupant or owner to bring that up to 364 
code but would have to go out and look at it and see what they have.   365 
6:57:53 PM 366 
 Commissioner McCuistion asked regarding the northern most access would it make more sense during phase 2 to 367 
slide it more north to line up Heritage Parkway so there are fewer driver conflicts in the turning movement there. Planner 368 
Steele stated he thinks it would and have asked the applicant to provide them with a letter of approval from UDOT since it 369 
is a State road and they have submitted a request for the letter and are in contact and is something staff will require that 370 
UDOT approves but think that is a good idea that it will line up and would have to shift slightly to the north.     371 
6:58:57 PM  372 
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 Patrick McReaken, 2107 E 25 S in Layton, stated they appreciate the opportunity to address the Commission. The 373 
owners of Utah Onions are also present tonight Shaun, Red & Trent and they are able also to address any issues they 374 
would like to ask. In the renovation it is about 5 fold, the facilities as mentioned were occupied by Utah Onions back in 375 
1977, they have had other occupancies before that not sure how old they are but from the 40’s or 50’s based on the 376 
construction  type. The need though is to renovate the facilities by replacing them and starting a demolition project 377 
afterwards. As mentioned with phase 1 they will build a storage facility for the onions and a lot of the crates. Phase 2 they 378 
will build a processing plant that replaces a lot of the functions that are presently in this large older building along the old 379 
railroad track, that is going to be replaced, this is the processing function that will be in the phase 2 building in the future. 380 
Phase 3 then is removal of the older facility which is timber construction, type 3 constructions, ancient and needs to be 381 
replaced. The need also is in phase 2 they will install a new piece of automated equipment to help in the process, they will 382 
still have the same number of jobs however it makes the hours lesser as they process the onions. Their objective is to 383 
build an enhanced landscape buffer zone for the neighbors there that they see as being very critical, along with phase 1 384 
and phase 2 will be a 6 foot block wall fencing. There is a need also to enhance the front entry way as noticed on the 385 
other plan there is a lot of landscaping in the front they are dovetailing with the renovation of 2000 W and will be fully 386 
landscaped to the City standard along that area there and through phase 2 and phase 3 landscaping. Phase 2 happens 387 
from the fall of 2016 through about the early spring of 2017. The demolition part and phase 3 landscaping starts in the 388 
spring of 2017 and should be done before the end of summer that is there objective and it is aggressive. One of their 389 
objectives also is enhancing the face to the public and the phase 1 building is 600 feet off the street it will be barely visible 390 
by the end of 2017 as the phase 2 and phase 3 projects are complete. Have been working with UDOT on the dovetailing 391 
of the projects, their 2000 W renovation will have the design complete in May 2016 and start construction after that and by 392 
the end of May expect to have enough information to complete the design for phase 2 and start the design for phase 3 so 393 
it well integrates with the UDOT plans.  394 
7:04:23 PM  395 
 Patrick McReaken stated can also address the issues brought up earlier by Commissioner Vaughan. The fence area 396 
over on the west with the Flurer property there are 5 trees as mentioned starts to lean the fence over, that fence on the 397 
west is a full 6 foot and on the east it is just short of 6 foot. The ownership of the fence is not sure if it is a real issue, it 398 
might be but have to work with their legal folks to find out what their responsibility is in that area, if the trees on the 399 
neighbors side are pushing the fence over will have to see how legal sees it but they would like to work with the neighbors 400 
and to work with the best answer for the final. The fuel tank that is out there have viewed that as a piece of equipment, it 401 
is not a piece of real property, still though it does need a dyke which needs to be installed and that is perhaps an oversite, 402 
it out to be made more of a fixed facility rather than a mobile structure and they need to fix that area and should be 403 
accomplished in phase 1 and will add that into the project. The fence is a block fence that starts down on the neighbor’s 404 
lot on Sorensen Construction and runs up through along and stops as being CMU and then from there on up it is vinyl and 405 
vinyl off to the north. In phase 2 they will build a 6 foot high masonry fence north south and along up to the street area. It 406 
will either be 8 inch block wall or what was mentioned at the architecture review meeting having a Simtech wall and have 407 
found other manufactures and plan to have that as an option to the block wall fence but will bring that to the ARC as they 408 
meet for phase 2. The driveway as mentioned is 35 foot width in their plan which believes is the maximum allowed by 409 
Syracuse. They are making a short in-house study to see if that will meet their truck needs or if it needs to be a bit wider 410 
and if it needs to be wider from their study they will approach staff to see if that is a possibility. UDOT allows up to 60 feet 411 
but they would like to stay at 35 feet if it meets their needs. The field boxes a lot of those boxes that are presently stacked 412 
in the yard area a lot of those will be housed in the new facility in phase 1 and also in part of phase 2 facility once it is 413 
operational in the spring of 2017, not sure if they will all fit in there but that is their objective, they want to enclose things, 414 
they want to have an enclosed operation to minimize the odor drift if you will and watch out for their neighbors that way. 415 
Their desire is to restrict the hours of operation on the construction of phase 1 and not operate after what would be 416 
reasonable say 6 o’clock at night however as he states that on the one hand they need to get the phase 1 building up and 417 
operational by the 1st of August, that is their objectives, that is the start of harvest season and the trucks are arriving. So 418 
they need to temper that to just use the hours that they need but not 3 in the morning of course that is not a doable thing 419 
for them either. The north entry is not what the traffic engineers would say is aligned with Heritage Parkway, they are 420 
concerned about that and are working with UDOT. In their past operations they have found though that the offset helps 421 
them somewhat and will let the owners address that but having the offset from Heritage helps them somewhat in the 422 
entries. What their objective is to have the trucks enter from the north, drive into the new staging area for the trucks to 423 
park and they will back up offload onions in the new phase 2 building and will then drive out through the south exit. Their 424 
understanding of how the traffic has worked in the past is it was really beneficial having the vehicles drive in from the 425 
north and not turn immediately through a traffic signal that might be there in the future. The exhaust fans in the past in the 426 
building that was built about 5 years ago, the fans on there had a barring problem, once they heard about that they had 427 
the barring replaced and the noise thinks subsided, it was fixed at that point. Their objective is stay up on the maintenance 428 
to make sure the mechanical equipment operates properly and they hear of things themselves or hear of things from the 429 
neighbors they are going to fix those. Thank you that is all I have.      430 
7:12:32 PM  431 
 Commissioner Jensen stated they are talking about phase 1 today but asked regarding phase 2 there are going to be 432 
some truck loading docks all along the south side of that building, is that how that will works. Patrick McReaken stated 433 
yes, they will have about 4 docks places somewhere along the north building that will face south. Commissioner Jensen 434 
asked if those are going to be paved where the trucks will back in. Patrick McReaken stated they will be paved and also 435 
down set will be the beds match up with the dock. Commissioner Jensen stated had talked about a new staging area and 436 
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removing the old timber building in phase 3 so the new building is going to be a lot farther away from 2000 W than the 437 
current building. Patrick McReaken stated the old building will be demolished and they will reface the front of the other 438 
building so it matches with the City standards. Commissioner Jensen stated so it will just become a staging area for 439 
trucks. Patrick McReaken stated right. Commissioner Jensen stated it sort of applies to this phase but since they will be 440 
coming back to them for phase 2 and 3, would like at the very least see the very east portion of that paved, so the trucks 441 
in the staging area have a place to clean off before they get onto the road. Commissioner Jensen stated it has been about 442 
2 decades now but used to work for Sorenson Construction so know that their entire back area is essentially packed rock 443 
for their pavement and that works just fine there is really not much stuff getting tracked out onto the road but that last 444 
couple 100 feet or so is paved so can pull the truck up onto the pavement so if it is a really wet year or something can 445 
take the time to clean the truck off that would be his only concern and won’t hold this up today but would like to see the 446 
eastern portion of that paved. Staff had asked the Commission what they may think about having all of it paved and as far 447 
as, as long as it is hard pack surface or road base or whatever is sufficiently deep that trucks aren’t going to be sinking 448 
into it doesn’t see an issue with that. The main thing is want to make sure the stuff that is up against 2000 W that there is 449 
a pavement pad there so the trucks can. Patrick McReaken stated the entry way has to meet the UDOT standard, thinks it 450 
is GW-04 or something like that and it calls for a concrete surface that meets all of the geometric standards of UDOT. 451 
Pavement on this area that is a large budget item and not sure how that will fit in but will have to deal with that 452 
economically. Commissioner Jensen stated his main thing is they talk about staging area for the trucks that they have a 453 
place where they can park on pavement so when they can conduct cleaning. Patrick McReaken stated they would like to 454 
have it that way, they would like to. Commissioner Jensen stated doesn’t think the entire thing needs that but would to like 455 
to see when they come off the road they can stay on pavement until the staging area and then they go to the truck docks 456 
everything else is flexible on since staff had asked the question.  457 
7:16:13 PM     458 
 Commissioner Thorson asked the applicant how does the operation increase by truck volume, onion volume do they 459 
have a metric they could give that would or are they just replacing existing. Patrick McReaken stated it is a renovation 460 
project it is not an addition or an alteration for a new mission, it is a renovation of existing facilities. Commissioner Thorson 461 
stated so really not harvesting and processing any more onions. Patrick McReaken stated there is the same number of 462 
farms around here so. Commissioner Thorson stated on the architectural elevations of the new storage building in phase 463 
1, back to the fans and louvers, the louvers ae located on the north side of the building, is that a strategic placement or is 464 
there a reasoning that can’t give them the noise instead of the neighbors  to the north. Patrick McReaken stated it is and 465 
can ask the onion experts on that.   466 
7:17:50 PM  467 
 Brad Dall, 868 W 2300 S Syracuse, stated the fans are basically they need the exhaust fans to keep the onions in the 468 
storage as part of the curing process and just storage so they will be good later on in the year when they pull them out 469 
and process them. They proposed doing it to the north just because of the fact that that was how the other building was 470 
there really is not a reason why they cannot consider turning them around that way that was just something they were 471 
building it like the other building that is existing. 472 
7:18:48 PM   473 
 Commissioner Jensen stated wanted to state that he does like Commissioner Thorson’s idea of relocating to the 474 
south don’t think it is going to be, the odor is going radiate no matter where it is but if it to the south it might give it a little 475 
bit more dispersion area to those north west residents and of course the flip side is that those on the south might get a 476 
little bit more of it, but already dealing with quite a bit there as it is, if they could locate it to the east that might be a better 477 
thing but the east is kind of the pretty side so don’t know if necessarily want them on the east. Patrick McReaken stated 478 
there was a statement he recalls in the early weeks of the project that if light hits the onion it starts the green growth and 479 
start to go back, with the fans on the east or the south or the west side there is a possibility of getting light through the 480 
veins and that would harm the onions, now that is not a huge risk but it is a possibility and that is a lot of the reason as he 481 
recalls as to why it was on the north side of the first building too but that is why there are no windows on the buildings, 482 
there is no fenestration what so ever.  483 
7:20:12 PM  484 
 Commissioner Thorson stated he looked at that as a possibility to mitigate noise that the neighbors expressed and 485 
asked if it is a strategic placement for kind of that reason because it is, even wind direction can make a choice like that 486 
strategic so. Patrick McReaken asked if they can revisit that. Commissioner Thorson stated he had another question in 487 
the staff report, the written staff report it talks about a landscape architect stamp and have to decide if they care to have or 488 
require. Patrick McReaken stated it is already done. Commissioner Thorson stated in one of his responses he stated it 489 
would be in the final plans and is that the case. Patrick McReaken stated it is on the plan, takes that back, it may not be 490 
on there, depends on how the plans were copied, the one he handed in had a stamp of a landscape architect and was 491 
right beside his stamp to the left. Planner Steele sated it was not on the plans he had but is willing to. Patrick McReaken 492 
stated he believes it was on the plans he handed in to Planner Steele. Commissioner Thorson stated it was described to 493 
them that they have to decide to push it and since said would have it just want to make sure it was resolved and didn’t 494 
have to worry about it. Planner Steele stated he is willing to do it and sounds like he already sent it to him through email 495 
and will review that. Patrick McReaken stated he sat down with the landscape architect and gave them input and put it on 496 
the plan and he stamped it, will get staff that plan if don’t have it. 497 
7:22:08 PM 498 
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 Commissioner Thorson stated it sounds like the fence, is the fence going to be half and half whatever if it is exiting 499 
that works are they going to keep it. Patrick McReaken stated that is there thought right now based on economics and 500 
budget, knows it is an older fence. Commissioner Thorson stated he sees the fence and coordinating fence replacement 501 
with neighbors as being one of the biggest things to keep neighbors happy and so don’t have a requirement other than a 502 
recommendation to pay attention to that. Patrick McReaken sated the vinyl fence starts to the north and along that wall up 503 
north and there are 2-3 lots that are involved with the vinyl fence. Now if the vinyl fence is on their lot and they want to 504 
keep their vinyl fence because ours is an ugly masonry wall, if they think it is ugly would recommend to let them keep that 505 
but will have a block wall installed along where the vinyl fence presently stands along there and along the north, the vinyl 506 
fence stops there but will all be masonry or the Simtech substitute.  507 
7:23:29 PM  508 
   Commissioner Jensen asked the applicant if it was their preference to basically have a masonry wall on the entire 509 
length if it turns out the vinyl fences are setback from the property line, a preference to make a masonry wall on the entire 510 
length of the fence. Patrick McReaken stated yes believes that is what is in the City zoning ordinance and Syracuse 511 
though will accept the Simtech as he understands. Just to bring that up though as he did having the office areas to the 512 
north of them and having a new really nice looking wall on their phase 2 north side it seems to them both financially and 513 
pragmatically that perhaps having a masonry wall would meet the standard of the City but it may not be that effective for 514 
what the purpose is, think the purpose of a masonry wall is to block the sound that generates on site and there is some 515 
and helps make a nice landscaped appearance but the wall on the north side think will also meet the City standard it will 516 
look like a structured nice looking wall and having the masonry there would meet the City code but it may not 517 
pragmatically be needed so offer that to them as well. Commissioner Jensen stated once they get up against the 518 
commercial property there or Business Park or Professional Office there think the purpose of having some type of barrier 519 
between those is to screen the industrial use from the non-industrial uses but do like what was suggested if they could get 520 
some architectural pleasing on that very eastern side from the residential to the professional office and certainly when 521 
they come back to discuss phase 2 the ARC can have a purview of it at that time but the purpose of the ordinance is to 522 
specifically screen the industrial uses from all of the other uses it is just that from a business use to a business use is a 523 
little bit different from a business to a residential and that is something that staff would discuss with them but wouldn’t 524 
mind seeing a pretty rock wall up there but would want to see what the buffering requires. Patrick McReaken stated he 525 
appreciates that. 526 
7:26:19 PM  527 
 Planner Steele stated the industrial uses have impacts to the surrounding community like was touched was and most 528 
of those impacts are created by the actively that is going to be happening to the south of the building so the argument is 529 
what about if the building is going to be blocking all of those activities from the north is the fence really needed and just to 530 
clarify the back of that building , the north side of the facility is not going to be, that will have impact to the community too 531 
so that is what that wall will be, it is not only to buffer the trucks and the stacks of onions and all of that but it is to also 532 
buffer and soften that edge of that big steel building that will be 20 feet from the boundary there.  533 
7:27:08 PM 534 
 Commissioner Vaughan stated on top of that also although the building and facility have been around since the early 535 
50’s doing tomatoes and potatoes this is an industrial zone so the ordinance is set to cover the zone in case Utah Onions 536 
is not there in another 70 years and still may be another industrial zone and don’t know what type of business would go in 537 
at that time so they want to make sure that the industrial portion is protected for future years not just for. Patrick 538 
McReaken stated they agree with that, if they could bring in an idea during phase 2 to the ARC that might show what they 539 
have in mind.   540 
7:28:13 PM  541 
 Commissioner Vaughan opened the Public Hearing. 542 
7:28:24 PM  543 
 Matt Reed, 877 S 2125 W Syracuse, their property is on the map where is says ‘not for construction’ so they don’t 544 
actually back, their property line doesn’t touch Utah Onion and to be honest this whole process, have talked with Brad a 545 
few times and has been really receptive but kind of feel a little taken like with the first shed that was built they received a 546 
letter in the mail saying they were going to build a ‘shed’ and thought like a Tough Shed and thought sure they can build a 547 
shed little did they know it was this massive warehouse that was right next to their property line. Even then when they 548 
moved in, they have been in their house about 12 years in now, when they moved in it was just the crates so at least the 549 
building looked a little nicer than the crates and then they heard the noise. Talking about the fans that go non-stop at least 550 
from the fall to spring and they are so loud again sometimes it sounds like a low hum in your house so in the winter time 551 
when the doors are closed can hear the fans which sounds a little louder than their furnace but if they are outside it is 552 
almost deafening at times. You couldn’t communicate with someone out behind the house, couldn’t play ball with your son 553 
or anything like that it is that loud. AS the building has gotten older, think Brad mentioned that now the fans are not only 554 
just loud with white noise but also squeaky so now there are rattles and bearings that are going out and so to them that 555 
has been the biggest issue is the fans luckily they don’t go in the spring or summer because it would make their backyard 556 
unusable, they couldn’t use it. Another real concern and this hasn’t, knock on wood, hasn’t happened but one of their 557 
neighbors had some water come off the Benchmark Buildings the property next to Utah Onion before they finished their 558 
curb and gutter, they had a big rainstorm and all of the water from one of those building came down through the field at 559 
the time and into their basement. So with this building they were really hoping that they would put in some kind of 560 
permanent water like curb and gutter something not just basically and has some pictures that would like to show the 561 
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Commission. The first photo can see the size of the building from their backyard and they have 6 of these huge fans that 562 
are again constantly blowing. The second picture is the 20 feet from the property lines to their shed and basically all they 563 
have done is just kind of sloped the ground a little a bit with the hopes that the water will go back to the middle of their 564 
property but all it is, is just a slope there is nothing permanent, if it was a lot of water it would erode that and go into the 565 
houses and there is a little closer picture of that as well. The pictures were handed to staff. In talking with the City Planner 566 
they heard about phase 2 which are even more concerned about, again, with all of it are concerned with the fans. That is 567 
his main concern and other neighbors have other concerns because they actually back the sheds but can’t imagine any 568 
more fans blowing than are already blowing. Really wish and don’t know if it is possible or not or how much it would even 569 
cost but really wish they could even move those fans that are existing facing north to face a direction where there aren’t 570 
houses don’t know if or what the cost of that would be but it would certainly help their sanity. It looks like in phase 2 with 571 
the massive structure is 3 times the size of the existing structure and again if all those fans, assume they would have to 572 
face north or south so would strongly recommend that they face south if they have fans in that structure and then would 573 
really hope that they could get those other fans in the existing structure moved if possible. Again they have been pretty 574 
receptive but they shouldn’t have to deal with that kind of noise. Often times they will get woken up in the middle of the 575 
night and look outside and there’s, guess they are on timers or something because they kind of rotate which ones are on 576 
but will get woken up at 2 in the morning and look outside and there are 4 fans going and don’t really know why there are 577 
4 fans needed in the middle of January but it is enough to wake him from a sleep. That is his 2 cents and just concerned 578 
about the drainage and concerned about the noise.                        579 
7:33:26 PM  580 
 Deanna Haskett, 1011 S 2125 W, on the map her family is going to be really impacted by this new building. They are 581 
right north of the Flurer’s house, so where the corner one is, so the building is going to kind of on the south side of their 582 
property line. Now just like Matt Reed said they were frustrated as a community when this building came in because the 583 
letter they received like he said, said a ‘shed’. Nobody came to the City meeting assuming, they are good neighbors and 584 
they all have pride of ownership with their properties and figured a shed, no big deal, they didn’t want to make a big deal 585 
for Utah Onion and then they have this monstrosity building built. Now Matt Reed has a different issue than her family 586 
has, it is not a 6 foot wall, it is a 5 foot wall, I am 5’4” and I am taller than the wall and so on Utah Onions side the property 587 
or the grade level is anywhere from 1-2 feet higher so when they are working or walking on their side of the wall, it is 588 
literally like they are in her backyard. When they go back, there is kind of a peninsula of concrete right now, now that they 589 
built that building they actually process right there so when they are processing in the fall she literally feels like they are in 590 
her backyard which us really hard for her because she doesn’t feel safe having her kids in her backyard and having to 591 
watch them and having all of these strangers back there and worrying that literally they can hop a wall really easy. That is 592 
a concern to her is the size of the wall, if it is put into a 6 foot wall, what side does it have to be 6 foot on, if it is only 6 foot 593 
on her side that is only a foot more on their side so it is only a 4 foot wall on their side and that isn’t going to help with 594 
noise reduction at all on her side and that is a huge concern for her and her family. Another issue was the noise, if they 595 
put the fans on the north side of the building that noise is going to reverberate between the facility that is currently there 596 
and the new facility so their master bedroom is on the north corner, the north east corner so that is going to face and 597 
reverberate between that and into their bedroom every night. So if it is not a big deal for them to have to put a nice east 598 
facing because it is so far back off of the road, it shouldn’t be a big deal for them to have all of the fans on the east side of 599 
the building and have that noise face out because they don’t have any homes on the other side of 2000 W right there and 600 
off of Heritage Lane it is up a little bit, so it will be a lot less of a nuisance if the fans are on the east side than if they were 601 
on the north or the south side of that building and especially if they were on the west side of the building. Her concern is 602 
as a neighbor that has been extremely impacted by where that building is located and having to look at the construction, 603 
they have people out there at 630 in the morning beeping their horns between that warehouse and the main building 604 
which don’t know what City ordinances are about the hours of operation, when can make noise, but have them waking her 605 
up at 6:30 in the morning with their horns, which drives her crazy but haven’t complained because they try to be nice 606 
neighbors but is concerned about how much more noise that is going to create for her and her family if it is not a taller 607 
wall. She would request as a citizen for it to be a 10 foot cinder block wall that way it does actually reduce noise and it is 608 
going to be a tall enough wall that it will impact, because if it is a 6 foot wall like she said, they usually say it is 6 foot from 609 
the lowest point and if you go out there and actually measure where it is at it is only going to be a 4 foot wall on their side 610 
and for as much industrial as they are planning on putting back there, that is not going to help reduce any noise, they are 611 
going to have so much more noise. Also is a realtor and knowing the impact that these buildings, understand buying their 612 
home that it was a commercial, but looking at the onion crates verses having all or more of the industrial noise and having 613 
those big buildings does impact their property value substantially more than what is already exiting there and talking about 614 
before that initial building was built. They love their home, they love their neighborhood and they have no plans on moving 615 
any time soon but having a taller wall will help their sell-ability when that time comes to be able to sell their home and not 616 
have to worry about the wall. The Flurer’s actually tried selling their home about a year and a half ago and their biggest 617 
problem and every complaint because that cinder block wall is so short that they see all of the activity back there so know 618 
that is going to be an issue when they go to sell their property with all of the other phases being completed and seeing 619 
how much are going to hear and see semi’s and have all of that extra noise added to their property. So that is a huge 620 
concern to her and does ask that it be taller than a 6 foot wall on the short side. Another issue, her neighbor Ashley Paige 621 
and not sure if she will be speaking, but they live just north of her and the building is mostly behind her house right now, 622 
she has a huge glare from that white building into her house in the summer so with the sun setting and it is almost a very 623 
irritating almost blinding type sense, she has to close her blinds and everything because of how bright that light is that 624 
comes in and that is a huge concern to her and is another reason why she wants a taller wall so that she won’t have the 625 
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effects, know they are planning on putting shrubbery in but those plants and trees are going to take 10 years to mature 626 
and actually grow up to where they are going to block the building and so would like and is the biggest thing that making 627 
sure it is a tall enough wall that it really is going to make an impact and make a difference so don’t think 6 foot is nearly 628 
substantial enough. Was concerned about the water drainage as well, her home is a quarter acre but only have about 25-629 
30 feet between her house and the cinder block wall and would be concerned if they don’t have proper drainage that if 630 
any water rolls off of that building that it is going to come into their house since are such a close proximity to their back 631 
property line and want to make sure they do have proper water drainage that her basement doesn’t flood sometime during 632 
rainy seasons. Thank you, I was nervous and shaking, have never done this before, thank you and really hope they take it 633 
all into consideration for them as a community.                                                                               634 
7:42:14 PM  635 
 Adam Bernard, 1845 W 2700 S, Syracuse, don’t currently live close to the Onion factory right now but did grow up on 636 
700 S just up the street from this facility and his main concern is not necessarily the house to the west but his concern is 637 
on 2000 W. Having grown up in Syracuse and gone, walking to school and walking home from school, riding his bike to 638 
school and whatnot his concern is and this, hoping this gets better as they go through their phases. That sidewalk anytime 639 
that gravel, anytime there is gravel there, it disappears, the kids walk closer to the street than what that sidewalk actually 640 
is. Remembers that sidewalk going in and within a couple months that sidewalk was gone because the gravel gets carried 641 
over from the trucks. Am concerned and hoping that problem gets solved as more of the development happens towards 642 
phase 2 & 3 that that sidewalk becomes more visible and more usable for the children that do walk that section of road. 643 
As Commissioner Jensen was talking about would prefer and hope that they have an asphalt or cement of some type so 644 
that the gravel does not reach that sidewalk and disrupt the path that is meant to provide and protect the children of 645 
Syracuse.  646 
7:43:58 PM  647 
 Deanna Haskett wanted to ask another question for Utah Onion’s, would like to know where the processing is going 648 
to happen. Had mentioned how since they build the newer building how they do a lot of processing right there and literally 649 
feel like they are in her backyard. Almost wish had a picture to show the Commission because of the grade level how it 650 
really does feel like they are in her yard. Want to know are they going to be processing in that same spot or are they going 651 
to move the processing to the east side of the new building and do most if not all of their processing there.     652 
7:44:49 PM  653 
 Shaun Hartley, 697 W 2400 S Syracuse & Trent Hartley, 952 N 50 E Kaysville and Brad Dahl. It will probably take 654 
combination of all of them to answer the questions since they are each involved in different parts. Commissioner Vaughan 655 
wanted to make sure there were no more general questions from citizens.  656 
7:45:37 PM  657 
 Ashely Paige, 919 S 2125 W Syracuse, agrees with her neighbors as far as concerns of water drainage and the fans, 658 
don’t necessarily hear the fans because is directly west of the newer building they built 4-5 years ago. Does get the glare 659 
that Deanna Haskett told them about which is a little difficult to deal with and probably the only one who has that problem 660 
because the building is a little wider than the width of her backyard, so her other 2 neighbors don’t necessarily get that 661 
glare. Just for, know it will only affect a couple people that this building will be by but don’t know if there is a chance of 662 
maybe just doing a gray building or something other than white might change that, it might not but that would probably be 663 
one suggestion she would have just to help those affected with the glare. Does have the same concern as her neighbors 664 
as far as the fans, knows that with this new building if the fans are on the north will definitely hear them where don’t hear 665 
the ones now because are directly west of them.     666 
7:46:56 PM  667 
 Commissioner Vaughan closed the Public Hearing. 668 
7:47:16 PM  669 
 Commissioner Jensen asked staff regarding the newer building that they are talking about that went in on the corner 670 
there which isn’t part of the application today, when was that built. Planner Steele stated that is a good question, 671 
approximately 5 years ago, before his time. Commissioner Jensen asked staff if it was an industrial against residential 672 
isn’t there supposed to be a bigger buffer there. Planner Steele stated yes. Commissioner Jensen asked so that would 673 
need to be legal non-conforming because don’t think they have changed the buffer ordinance in that respect in a long 674 
time. Planner Steele stated it would have been a required 40 feet. Commissioner Jensen stated that might fall with the 675 
purview of this application but maybe something they can revisit. Commissioner Jensen asked City Attorney Roberts 676 
regarding the industrial zoning noise standards if that is not something that falls under legal non-conforming, they just 677 
have to comply with that, correct. City Attorney Roberts asked if they have to comply with the noise ordinance in the 678 
industrial standards, yes that is not something that can grandfather in. Commissioner Jensen asked City Engineer 679 
Bloemen talking about noise, 10.120.070 ‘Noise. No use shall emit or cause the emission of sound from a stationary 680 
source such that the one-hour equivalent sound level of resultant sound measurement, at the lot line of the establishment 681 
or use, exceeds, by six dB(a) or more, the one-hour equivalent sound level caused by ground transportation as estimated 682 
for that point of measurement and that time of day, pursuant to FHWA- Highway Traffic‘. To help him understand that it 683 
says can exceed by 6 decibels in a normal case but it talks about the ground transportation so how does that determine, if 684 
farther from the road does that number go down or is there consistent number on that. City Engineer Bloemen stated to 685 
be quite honest have never looked into sound transmission, if it is something he would like him to look into, he can but not 686 
sure where those numbers are derived from or where. Commissioner Jensen stated down below it does talk about it can’t 687 
exceed 80 decibels, 80 decibels is pretty loud but the previous number is what is ,looking at because 6 decibels increase 688 
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is not that noticeable of an increase and living along 2000 W certainly have a fair amount of ground traffic listening to but 689 
just trying to figure out to enforce that because it sounds like that number should go down the farther away from where the 690 
ground transportation is but not sure. The other points talking about impulsive sounds are a little bit different but these 691 
citizens are talking about fans running for months and they are saying there is an issue there sounds like might be 692 
dropping the ball there as far as measuring the sound to lot line and certainly if the buffer had been built would have 693 
helped some because could have mitigated with trees but don’t know.   694 
7:50:36 PM          695 
 City Attorney Roberts asked if that was a question. Commissioner Jensen stated sort of is, trying to figure out where 696 
they are on that. City Attorney Roberts stated he didn’t quite follow what the question is, when read the section on noise 697 
and really don’t think they can address the existing building tonight at all, wouldn’t be appropriate, and should focus on the 698 
new application. Commissioner Jensen stated would certainly expect and would direct staff to look into this because they 699 
have residents who are obviously being affected by the noise of the fans but the new building is going to have to meet this 700 
standard and would like to understand what that standard is exactly, see the 80 decibels down below but it is the first 701 
paragraph talking about ground transportation that is kind of, it is a fuzzy thing and not sure what that number is. City 702 
Attorney Roberts stated in that section, it is measured at the lot line of the establishment or the use, so it doesn’t matter if 703 
the transportation noise is right next to the lot line then measure it at the lot line, if it is far away then it is right at the lot line 704 
so would measure it at the lot line. As far as what these, how measure decibels or what a one hour equivalent sound level 705 
is, that is not his expertise. Commissioner Jensen stated looking at the first number because if understating the first part 706 
of it essentially would basically figure out the ambient noise level would be for the traffic from 2000 W at the lot line at that 707 
point and then could exceed by 6, that is what is reading but not sure, can’t find a target out of it, is it 55 decibels, is it 70 708 
decibels, what decibel is it. Commissioner Thorson stated don’t think they need to figure that out tonight. Think the point is 709 
they may have a violation of a noise ordinance in the Land Use and code enforcement needs to go check. Commissioner 710 
Day stated he would agree with Commissioner Thorson, think that is something that can be handled outside of this 711 
meeting, not belabor this. Commissioner Thorson stated the property owner at the same time is advised there new 712 
building is going to have to comply with the same ordinance that the adjacent residence have a tool that they didn’t know 713 
they had before. Commissioner Jensen stated the reason he brought this up is because if they are doing a Site Plan 714 
approval if they need to get some sound mitigating fans or something to make sure they comply with that ordinance that 715 
does apply to the new building that is why that is why is bringing it up. Want to make sure that the new building is in 716 
compliance with the ordinance and if need to get an environmental study on that to measure those noise levels before 717 
they do the approval is why is bringing it up.  718 
7:53:04 PM  719 
 Planner Steele stated he agrees and wanted to interject that the options the Commission has are to table to get more 720 
information about the decibels of the fans and if there is anything directly related to the new building of measures, like 721 
guards, don’t know, smooth bearing fans, or some other ideas that could be applicable, requiring the trees to be a certain 722 
height at installation, building color, wall height those are all things that are in your purview that could address come of the 723 
concerns at hand.  724 
7:54:04 PM  725 
          Commissioner Day asked if the applicant could come forward perhaps he would be better quick to answer those 726 
questions. Commissioner Day addressed the applicants that they have heard several comments from the residents would 727 
mind giving a response or ideas to help some of us understand these.    728 
7:54:06 PM   729 
 Shaun Hartley stated the fan issue is a concern that they are willing to look into, they are industrial fans, and they are 730 
put into the buildings to ensure the longevity of the onion durability late into the spring. What the fans do is keeps the air 731 
circulation going into the onions which allows the onions when processed to look at a higher grade. Don’t think they have 732 
very many answers tonight on different types of grades of fans, if there is a certain type of fan that is used for onion 733 
storages so they will have to do some research and be able to see if there is something that will not make as much noise, 734 
can’t give an answer on what type of fan there is to do that. One thing that they are really conscious of is if there is an 735 
issue with a fan with the bearing going out they are very hands on to make sure that their neighbors are taken care of 736 
because they know what a loud greasy, loud bearing going out sounds like. Maybe Brad or Trent have an idea more 737 
about the fans but think it is going to have to be something that they will have to look into and be able to, don’t see a 738 
reason why they could not put them on the south side on the new building compared to the north side where the existing 739 
building is right now. The south side they would like to either have them on the north side or the south side for better 740 
circulation of the air but think on the south side would be okay.  741 
7:56:45 PM 742 
 Commissioner Vaughan stated in the various food harvesting industries there are one standard that is used basically 743 
throughout especially in apple land over in Washington and that is to adapt on the outside of every fan the same thing that 744 
everyone here has on the back of their dryer at home, a 90 degree directional shield. So as air comes out of the fan it is 745 
directed in any direction that want and in this particular case think the sound tunnel that Mrs. Haskett was referring to if 746 
that was aimed towards the east that would have a tremendous impact on that and something that with the cooperation of 747 
the applicant, can’t force them to, it is something that they might possibly might want to consider for the existing building 748 
on that north side also but that would be solely up to them. That would be the quickest, easiest and least expensive fix 749 
and one that is used throughout the food industry. Commissioner Jensen stated the sound tunnel was brought up by 750 
citizens and are absolutely right are going to have sound ricocheting between the existing and the new storage facility and 751 
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some of that sound is going to go to the west and to the south can have the same issue certainly the lots are little, well 752 
essentially the cul-de-sac lot there, that knuckle lot is going to get a lot of that. Actually like the idea of pointing the sound 753 
to the east because that is the biggest area for the sound to dissipate in and know that is sort of the face of the building 754 
but going back and looking at the elevations don’t think that would be too impactful and not sure from the industrial scale 755 
about fan design that is not his area of expertise, on a smaller scale the concept is the same but talking orders of 756 
magnitude but for CPU cooling for computer often time putting a larger fan operating at a lower RPM will move the same 757 
amount of air but not generate nearly as much noise because not forcing the sound through at such high velocity so there 758 
may be some things there that basically some quieter design fans that can still move the same amount air that needs to 759 
be moved but can do it more quietly. Commissioner Vaughn’s suggestion would serve two fold purpose in directing sound 760 
downward or direction away from the houses that can also accomplish that shading effects so don’t get direct sunlight 761 
going into the storage facility as well as trying to redirect the sound so it is not a straight shot to wherever it is heading to 762 
but do think that it is within the purview of the Planning Commission to basically request an environmental analysis on the 763 
impact of the new fans, that is certainly within the purview under the industrial zone and wouldn’t mind seeing that before 764 
they approve the site plan. The Planning Commission is the approval in this it does not go to City Council, so it is within 765 
their purview to make sure it is taken care of, sounds like it got missed on the old building and that is up to staff to resolve 766 
that but have to deal with the new facility now and will also apply to phase 2 so the answers they get with phase 1 also 767 
apply to phase 2 so do think they need to, the applicant needs to look at this and maybe come back to them with this that 768 
would be his suggestion. 769 
8:00:28 PM                     770 
 Commissioner Thorson sated he would agree with that and this isn’t, the Planning Commission isn’t going to say put 771 
the fans on one side or the other and are good, the rule is have to meet the noise ordinance and it is a performance spec 772 
and can build a building and put several hundred thousand dollars into it and then come back and we say can’t use it and 773 
it doesn’t matter what kind of fan they have if it is too noisy or where the fan is pointing, it is too noisy, so it is in the 774 
applicants best interest to figure that all out and appease the Planning Commission. 775 
8:00:53 PM       776 
 Commissioner Vaughan stated to the applicant to go ahead and respond and will consider it their rebuttal period to 777 
some of the comments that came up on that and please hold comments to rebutting things that were spoken, don’t bring 778 
up anything else. Asked the City Attorney to write down the noise section the complete title of the noise section so if any 779 
of the citizens here can pick that up from him so they can look that up at home so they can be aware of it themselves.     780 
8:01:35 PM 781 
 Patrick McReaken stated they appreciate what was stated and is exactly right and noise and sound is injuring 782 
properties and can engineer so it meets the standard or lower and would like to submit an engineering analysis which may 783 
include deflecting the noise or getting a low zones rating on the fans and give an analysis of what should be done. The 784 
other large item mentioned was the water drainage what happened years ago the fence was 6 foot as they understand it. 785 
They built up the ground to the first 10 feet away from the fence on their side of the fence to 1-2 foot above that to help 786 
deflect the water so it didn’t flow through the fence line but it is apparently not working that well if the water flows over that 787 
way, they apologize. Their landscaping though will have a built up area with a 6 ml black vinyl under the rocks or under 788 
the mulch that they have landscaped there for 20 feet. That will be on the whole sloped area away from the fence line so it 789 
should help meliorate that but they owe it to the neighbors to keep their water on their side of the fence. The reflection off 790 
of the sunlight on the wall, think that is a big issue and they would probably want to get their heads together and revisit 791 
that white wall color on the west side. Looking at the elevation on the west it has 2 dark brown stripes and there is a white 792 
wall between the brown and they will readdress that and perhaps have a talk with the neighbors also outside of this 793 
meeting and ask them to help evolve that color. The horns in the morning are a management issue they need to address 794 
themselves and will get back to you on that.  795 
8:04:39 PM  796 
 Shaun Hartley stated not to get too off track here, but they usually do not start before 630 in the morning when it 797 
comes to their practices or their operation, they do have timelines to meet from a management standpoint, that is also 798 
only from probably August until sometime in March but it is something that they sometimes work a lot later too, it is a very 799 
demanding operation and just wanted to put that into the record.  800 
8:05:20 PM  801 
 Patrick McReaken stated perhaps the last large issue is about the hiding of the sidewalk where the kids walk to 802 
school and appreciate that being brought up. They will address that in phase 2 as they pave more of the open area. 803 
Phase 1 will end add pavement on the back of the lot however think the rocks on the far east side of the lot are the ones 804 
that are the ones that end up on the sidewalk when they do. The sidewalk is not very long, presently goes down to, an 805 
existing sidewalk there just north of the entry, it stops at the entry point and they don’t think that walk goes under the entry 806 
at least it is hidden by the gravel anyway. In the UDOT renovation they are addressing that as will they to fix up a sidewalk 807 
along the whole frontage for the pedestrians especially kids and will address the paving of the lot as they move through 808 
phase 2. Phase 1 like has said is going to pave some of the area on the back side of the lot but phase 2 they will address 809 
more of the paving on the east side of the lot.  810 
8:07:08 PM  811 
  Commissioner Jensen asked Commissioner Thorson mentioned something about not seeing the environmental 812 
review. Commissioner Thorson stated staff mentioned one of the 3 things that were lacking was they didn’t see an 813 
environmental report. Patrick McReaken stated he gave it to staff at the beginning of the meeting. Commissioner Jensen 814 
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stated as a Commissioner he would very much like to see the results of that report and before they do an approval would 815 
like to see that in the packet. Planner Steele stated it is in the packet. Commissioner Thorson stated that is just a timing 816 
thing. Patrick McReaken apologized they just got that report in. Commissioner Thorson stated just tying up all the loose 817 
ends. 818 
8:07:47 PM  819 
 Commissioner Thorson asked staff is it a City ordinance that they retain storm water on site with each developed 820 
property. Planner Steele stated knows that most projects have a detention basin and the City Engineer could probably 821 
answer that better than he can.  822 
8:08:10 PM 823 
 Commissioner Jensen asked staff if they got a revised packet since last week. Planner Steele stated yes, he received 824 
the report late and added it today. Commissioner Jensen stated that is a little sudden and would like to have more time to 825 
review it. Planner Steele agreed the option was either just put it in today or withhold it from the pack and chose to put it in. 826 
8:08:39 PM 827 
 City Engineer Bloemen stated every development is required to have a detention and they currently do have 828 
detention, it is not really a traditional detention basin where can see the sides actually dug into the ground it is more of a 829 
flat elongated kind of detention basin but the volume is there and will require them to upgrade the outfall to meet the 830 
current SWPPP standards. 831 
8:09:14 PM      832 
 Commissioner Jensen asked staff since they are talking about the fence along the property line along the eastern 833 
building would there be any advantage to putting a higher fence in that corner, would that help mitigate the sound at all 834 
and can they require an 8 or 10 foot fence. Planner Steele stated yes, the Commission could require a taller fence 835 
anything that is directly related to those impacts to the neighborhood that is proportional. Commissioner Jensen stated the 836 
fans might be mounted so high it might not help though but certainly if there are some trees there to deaden it but would 837 
have trees right up against the building if tried to put something there. Commissioner Moultrie stated would like to see at 838 
least an 8 foot fence on their side at the highest point so that way the neighbors do get a legitimate fence not a 4 foot 839 
fence and if he lived there would want that just for safety reasons. Commissioner Jensen confirmed wanted 8 foot from 840 
the highest point on either properties line side, so it would have to be 8 foot on whoever has the higher elevation. 841 
Commissioner Moultrie stated correct.      842 
8:10:34 PM  843 
 Commissioner Day stated he would like to table this item and think it might be a good thing to give the applicants 844 
more time to respond and asked the applicants if they were opposed to that at all. Commissioner Vaughan asked under 845 
what specific items want to table because they are required and the amount of time would want to delay this item as for 846 
discussion with the Commission. Commissioner Vaughan stated if the applicant has or would like to table or continue can 847 
let them know and possibly suggest the amount of time think would need. Commissioner Day stated he would like their 848 
opinion on how long they think it will take to.    849 
8:11:07 PM 850 
 Patrick McReaken stated as had mentioned in the briefing the onion harvest starts in August and they are really froth 851 
to get their operation enclosed so it gets more drift protection on odors and installs the landscape and helps out the City in 852 
that direction. Think the nature of the items that have given them can make responses to all of those items within a week, 853 
3-4 days but the Planning Commission won’t meet for 2 weeks they realize. Commissioner Jensen stated actually 3 854 
weeks because they have a 5th Tuesday. Patrick McReaken stated that causes them some issue on their schedule and it 855 
is a very, very tight schedule and they don’t want to operate late into the evenings protecting the neighbors and as they 856 
delay another cycle, 3 weeks maybe, it may push them into the next harvest season and not sure have to talk with the 857 
owners about that to find out if that is a fact or not so it really causes them some hardship if need to postpone it for that 858 
long. Think can make responses in the next few days and if could appoint, if ever work this way, but have a quorum of the 859 
Commission meet to review, no, okay. Or if could rely upon the staff as their intermediary to say they have addressed the 860 
issues appropriately or needs more work and help them out a little bit that way if could.  861 
8:13:09 PM  862 
     Commissioner Vaughan stated they understand that unfortunately they can’t have staff act for them it has to be 863 
something that comes from the Planning Commission itself and have to vote on it. Commissioner Jensen stated before he 864 
seconds Commissioner Day’s motion think the applicant is pretty clear as to what they would like to see as far as and they 865 
need time to review the environmental report but definitely want to see if the sound issues can be addressed and the 866 
buffering and the fence height and would like them to come back for that. They could theoretically call another meeting in 867 
order to revisit this in 2 weeks since they do have a 5th Tuesday that would be an additional meeting but that would be 868 
sufficient for noticing, essentially this has already been noticed for a public hearing so it is really more for the benefit of the 869 
Commission than anybody else since they got the public input but they could even do it next Wednesday or something, it 870 
is a suggestion to throw out and would like to second Commissioner’s Day’s motion.  871 
8:14:10 PM  872 
 Patrick McReaken stated one thought also to throw in is there is about 5 items or so that are the hot ticket items, the 873 
sidewalk, the noise, the glare, the water and the fence. Think each one of those there is an answer that is in mind and 874 
they have to meet ADBD’s or whatever that evolves into that has to be met that is an engineering analysis to meet that. 875 
On the height of the fence if thinking would really rather see an 8 foot could speak with the owners offline and if they feel 876 
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like 8 foot is doable then just move ahead but if it is not doable then can wait until the next meeting cycle, it puts a burden 877 
on them to make a decision on that. On the noise issue with the horns in the morning that is a fixable thing an operational 878 
thing and is not really part of the project. 879 
8:15:21 PM  880 
 Commissioner Vaughan stated one of the things that can be done is they are obviously taking minutes of this and are 881 
also making an audio recording so all of the major points that have come up are available for them as soon as staff is able 882 
to process and turn it into a CD so could listen to all of those things if wanted to. It would make it easy, think easier if the 883 
applicant would request to delay this to possibly the next available meeting and staff would be able to give a target date to 884 
get those items in within 72-96 hours that would give them enough time to post if could get it in 4 days then they have 885 
sufficient time for staff to review them and then post them as part of the next package for the next meeting as an example. 886 
If that is something that they think they could do. 887 
8:16:26 PM  888 
 Patrick McReaken stated that would be fine. Commissioner Vaughan asked if he would like to request that. Patrick 889 
McReaken stated yes he would like to request that.  890 
8:16:32 PM  891 
  Commissioner Jensen stated they do have a motion and a second but before they vote on that. Commissioner Day 892 
stated he never made a motion, just want to clarify that, just asked if they would consider tabling it but never made a 893 
motion. Commissioner Jensen stated thought he stated he would like to suggest they table it, which sounded like a 894 
motion. Commissioner Thorson stated he didn’t think it was a motion. Commissioner Jensen stated okay then it is moot 895 
but are the Commissioners amenable to meeting in 8 days is his question.  896 
8:17:11 PM  897 
 Commissioner Day stated he doesn’t think, he can emphasize but doesn’t think that is a proper protocol for the body 898 
to make these types of exceptions. Commissioner Thorson stated he would agree and thinks they table it until the next 899 
normal meeting the first part of April. Commissioner Jensen stated that is 3 weeks and they had indicated they are on a 900 
timeline, thinking 3 weeks is a little long, if the Commissioners don’t want to have a 3rd meeting in Tuesday, it is kind of a 901 
moot point or whenever they want to have that meeting, next Tuesday would be problematic because of City Council uses 902 
the chambers but would still like to make the motion to table until they can get the questions answered and officially make 903 
the motion.  904 
8:17:52 PM  905 
 Commissioner Vaughan stated would ask the maker of the motion if could also add a phrase in there if possible 906 
before they act on it would be to say ‘at the applicants request to table’ as opposed to the Planning Commission. Patrick 907 
McReaken stated they are acceptable with that.  908 
8:18:20 PM  909 
        COMMISSIONER JENSEN MADE A MOTION TO TABLE THE UTAH ONIONS SITE PLAN APPROVAL UPON THE 910 
APPLICANT’S REQUEST DUE TO NEEDING MORE INFORMATION UNTIL THE NEXT REGULARLY SCHEDULED 911 
MEETING. COMMISSIONER THORSON SECONDED THE MOTION. ALL WERE IN FAVOR, THE MOTION CARRIED 912 
UNANIMOUSLY.   913 
8:18:47 PM  914 
  Planner Steele advised the applicant the next regularly meeting is scheduled for Tuesday April 5, 2016 and all 915 
documentation would be due into staff the week before that by March 29, 2016.  916 
8:19:20 PM  917 
  Commissioner Jensen stated for the record has no opposition to Utah Onion business, think they are a great thing for 918 
Syracuse just want to make sure that the concerns get addressed. 919 
8:19:43 PM   920 

6. Code Amendment Title X 10.120.020 - Pertaining to Industrial Zone permitted uses.  921 
 Planner Steele stated this is a continuation of a proposed ordinance from last meeting. The issue is the possibility of 922 
having live in manager units in a storage unit complex and last meeting they had some wording and talked a lot about the 923 
possibility of increasing the number of units allowed in the storage unit complex or discuss the possibility of even doing 924 
some sort of ratio based allowance or capping at a flat number. Did a little research and made some phone calls and that 925 
info is included in the packet. Found on average on the high side there is a complex in Roy that has a 1,000 units and 926 
they have 3 apartments associated with the complex and some of the smaller ones that more in the 100 unit range didn’t 927 
have any live in units, but on average anything between 250-300 and higher would always have at least 1 management 928 
unit and tried getting as nosey as possible and some felt a little uncomfortable when asking how many bedrooms and stuff 929 
they had but on average they have at least 2 or 3 bedrooms and a lot were families could hear kids playing in the 930 
background so it is usually a family thing, a husband and wife management couple that do it and usually a younger couple 931 
and think is a good deal for them a lot of times because they get their lodging included in with their pay so a little bit of a 932 
raise there. One option is to put a flat cap on it or with the data included to do some sort of ratio, 1 per 200 or what they 933 
thought as well as some additional research in making it a little more detailed which isn’t a bad idea either. Included is 934 
some additional language for more detailed info regarding manager units and so are a few options to choose from.       935 
8:23:57 PM  936 

ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:19:20&quot;?Data=&quot;b998cd3b&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:13:40&quot;?Data=&quot;78e3beef&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:19:43&quot;?Data=&quot;7d7481c8&quot;
ftr://?location=&quot;S&quot;?date=&quot;15-Mar-2016&quot;?position=&quot;20:24:07&quot;?Data=&quot;ebe70dc9&quot;


Minutes of the Syracuse Planning Commission Regular Meeting, March 15, 2016 
 

84 | P a g e  
 

 Commissioner Jensen asked Planner Steele where found the language for the second option somewhere. Planner 937 
Davies stated that is similar to what they had in Pleasant Grove, they had a similar item come up looking for care taker 938 
facilities and that was what they came up with, modified it a little bit to match this situation a little bit better. Commissioner 939 
Jensen stated he would like to change the number from 1 to 2 can call it good, but do like the language in the second 940 
option it is a little more wordy but covers the situation quite nicely. 941 
8:24:43 PM  942 
 Commissioner Vaughan stated basically from looking at it they have pretty much 2 choices, does any other 943 
Commissioners have any particular favorites right now. Commissioner Rackham stated he favors version 2 but leave the 944 
number at 1. Commissioner McCuistion stated he likes version 2 and have it be for 1 dwelling unit per 350 storage units. 945 
Commissioner Day stated doesn’t see it as a problem so doesn’t really care the way they go doesn’t see storage units 946 
turning into apartment complexes so will go whatever way. Commissioner Moultrie stated would say up to 2 but wouldn’t 947 
want to do any more than that and the only thing would include would add the language ‘not to rented or leased’. 948 
Commissioner Vaughan stated thinks number 2 would be the winner the only question on that would be item #7 do not 949 
think they should restrict it to the rear if they are not in the second story for security reasons they need to be in charge of 950 
the gate, they need to be in charge of where the cameras are so think putting them at the back of the complex particularly 951 
if they have x number of units and if familiar with the one by Pizza Factory those isles are almost a 100 yards long and 952 
think is too far for managers office from the front gate but other than that think almost have a number for a vote. 953 
Commissioner Jensen stated on #7 the way understands it and correct him if wrong but the building can still be located at 954 
the front of the parcel it is just that it has to be at the back side of that building so not the back of the development just not 955 
visible from the road essentially, is that the goal there. Commissioner Vaughan stated they should not be relegated to the 956 
back of the property. Commissioner Jensen stated they are not relegated to the back of the property they are relegated to 957 
the back of building which is at the front. Commissioner Vaughan stated if they are near the front gate and cameras is 958 
happy. Planner Davies stated that was the intent of it just didn’t want to have it be basically the primary use of the building 959 
wanted it to be subsidiary to keep it at the back of the building.           960 
8:28:20 PM  961 
 COMMISSIONER JENSEN MADE THE MOTION THAT THEY ADOPT THE 2ND OPTION FOR THE CODE 962 
AMENDMENT TITLE X 10.120.020 WITH RECOMMENDATION OF APPROVAL TO CITY COUNCIL WITH ONE 963 
CHANGE OF ‘1 DWELLING UNIT PER 350 UNITS PER STORAGE FACILITY PROJECT’. COMMISSIONER 964 
MCCUISTION SECONDED THE MOTION. COMMISISONER VAUGHAN AND COMMISISONER RACKHAM VOTED 965 
NAY. MOTION CARRIED BY MAJORITY BY 5/2. 966 
8:29:31 PM  967 
   Commissioner Vaughan asked Planner Steele to introduce the new voice at the microphone. Planner Steele stated 968 
he is our new Planner Royce Davies and are very excited to have him on board and he has a lot of great experience as a 969 
City Planner and came from Pleasant Grove and before that worked with Bountiful City. Planner Davies stated he is 970 
happy to be here and it is good to meet all of you and look forward to working with everyone. 971 
8:30:32 PM  972 

7. Adjourn 973 
 COMMISSIONER JENSEN MADE A MOTION TO ADJOURN STRAIGHT INTO WORK SESSION IN THE 974 
CHAMBERS. COMMISSIONER MCCUISTION SECONDED THE MOTION. ALL WERE IN FAVOR  975 

 976 
 977 

 978 
__________________________________  __________________________________   979 
Ralph Vaughan, Chairman    Stacy Adams, Commission Secretary 980 
 981 
Date Approved: ________________ 982 
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Minutes of the Syracuse City Planning Commission Work Session held on March 15, 2016, at 6:00 p.m., in the Conference 1 
Room, 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 
   16 

 City Council:  Councilman Mike Gailey 17 
      18 
Excused:    19 
     20 
Visitors:     21 
     22 

8:37:25 PM  23 
1. Department Business: 24 

  8:37:40 PM  25 
a. City Council Liaison Report  26 
 Councilman Gailey stated he has 6 items that think might be of interest of the Commission. They met and are 27 
meeting every other Friday looking at the City budgets by Department. Last week they met with public works but they 28 
inserted an agenda meeting and it is announced so it is actually a business meeting and were to approve the additions in 29 
Rock Creek Park down to where they were talking tonight. After some discussion that was tabled and are going to send it 30 
back out to bid thinking that they might be able to save some money as to seeding as opposed to sodding and then there 31 
was a concern of the Council the addition of a west parking lot of the existing parking lot there moving that parking lot to 32 
the east on the other side of the park and developing that part for parking on both sides of that field at the present time. 33 
So that bid was tabled and Public Works director is taking that back out so sure will be made aware of that. Looking to see 34 
fi the benefit of sod over 3 years to get the Park up and functioning if they planted it form seed and is the cost saving 35 
sufficient enough that they would do that. Think the big change there was the parking lot and the Trail. The consensus of 36 
the Council was it was to develop the parking on the east side of the Park instead of the west. Centennial Park restroom 37 
where Chloe’s Park is it has and don’t think the City Council has made any official action on it but the feeling among the 38 
City Council is that with a splash pad at the Rush it doesn’t seem like a good expenditure of City funds to put another 39 
splash pad in next to Chloe’s Park and for the City to be competing with that same entity. That said what that does is it 40 
reduces the cost of the restroom there because the pumps for the splash pad would have been more expensive so what 41 
the take away from last week’s discussion was they probably won’t have a splash pad next to Chloe’s Park and that will 42 
greatly facilitate the kind of restroom that is there and the storage that is needed by the City. They talked about the 43 
parking ordinance that the Commission worked on and there was another standard that was presented that the City 44 
Manager and some of the members of the City Council wanted to have some input from that technical source and so they 45 
tabled that and part of the reason was they were just overloaded and just didn’t have a lot of time. In the RDA there is a 46 
Korean BBQ Grill coming into the Town Center they were looking for RDA funds as that was left it looks like it will be in 47 
the form of a loan rather than a grant and they were sent back to do some homework and then come back to the City 48 
Council. They did discuss the Planning Commission Bylaws very quietly and Commissioner Vaughn was there and asked 49 
for some explanation on the Bylaws and shared with the Council that it was his desire as Chair to continue on the next 6 50 
months and they accepted that. The only other thing is Wasatch Integrated Waste Management is no longer in the 51 
recycling business the amount of money that they recover in actually recycling is cost prohibited anymore and many of the 52 
cities along the Wasatch front have their own recycling plans or there is a commercial available recycling plan so Wasatch 53 
Integrated Waste has removed that. In place of that Park the Pioneer Rehabilitation center has opened up a thrift store of 54 
sorts where things like lawn mowers and bicycles and things that come in that are turned back over to Park and they man 55 
that 3 days a week and it seems to be a more, the district doesn’t gain anything financially there but that material is then 56 
allowed to be recycled and are assisting in the rehabilitation of adults. City Attorney Roberts stated when it comes to the 57 
Bylaws it hasn’t been adopted formally yet and expect it to be on the agenda on April 12, 2016 and are expecting them to 58 
pass and have final Bylaws for the Commission.  Commissioner Jensen asked something that occurred to him and know 59 
the Council is going a slightly different direction on the voting and talking about recusing and something that did occur to 60 
him that in recent memory since has been on the Commission they did have one time period where the replacement 61 
Commissioner were not reappointed until the end of August almost middle of September so may have a situation that the 62 
Council should contemplate where they might not have 7 people on this body might only have 5 and so know have 63 
discussed t from the other point of view but don’t think and is in the Council’s purview to deny appointments if they don’t 64 
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want people to go on and that has happened recently and so if they are going to contemplate the one thing in the Bylaws 65 
should probably have a group discussion about that as well.  Councilman Gailey stated they have formed a subcommittee 66 
that is reviewing that with City Attorney Roberts right now. Commissioner Jensen stated if that could be relayed to that 67 
subcommittee to have a quick discussion on it. Councilman Gailey stated they are and he is not on the committee but 68 
Councilwoman Anderson and Councilwoman Lisonbee are on that committee and are working that and coming back with 69 
suggestions to the whole Council.              70 
8:45:28 PM  71 
b. City Attorney Updates  72 
 City Attorney Roberts stated he doesn’t have any other updates.   73 
8:45:38 PM  74 
c. Upcoming Agenda Items 75 
 Planner Steele stated next meeting is going to be a busy meeting, have 7 items: CVS site plan, Criddle PRD south of 76 
the General Plan request, Barber General Plan which is one that squeaked in before the 15th they are requesting a 77 
General Plan change form R-3 to PRD, a 2 lot subdivision Cowley just north of the assisted living on 2000 W, Hamblin 78 
Haven a plat amendment that could be modified with a warranty deed, Stillwater Lake Estates 8&9 Final subdivision and 79 
Utah Onions that was tabled today.  80 
8:48:41 PM                                    81 

2. Discussion Items: 82 
Nothing to report.                            83 

8:48:48 PM   84 
3. Commissioner Reports:  85 

 Commissioner Moultrie stated nothing to report. Commissioner Day stated nothing to report. Commissioner 86 
McCuistion stated nothing to report. Commissioner Rackham stated Commissioner Jensen has worked on consolidating 87 
the R-1, R-2, R-3 into a single document and know the City Council has looked at it and they liked it and would like to 88 
bring it to the Commission for discussion. Commissioner Jensen stated he had a quick discussion with staff and are 89 
waiting on him but is actually waiting on Councilwoman Lisonbee to sit down with her since she had expressed interest in 90 
it and not proposing any changes but Council has some ideas to incorporate as to what they do and Commissioner 91 
Rackham made the suggestion that the 2 of them get together and would like to and if the Chairman and Commission is 92 
amenable would like to have Commissioner Rackham, himself and Councilwoman Lisonbee if can arrange a meeting 93 
between now and the next couple of weeks to go over the chartifying of title X and see if there are any nuances they want 94 
to correct and would like to know if the Commission is good with that. Commissioner Vaughan stated at the April 5, 2016 95 
meeting they are going to have 6 or 7 agenda items. Commissioner Jensen stated it wouldn’t be for that meeting it would 96 
be later in the month. Commissioner Vaughan stated don’t rush it and do a good job. Commissioner Jensen stated he just 97 
wanted to make sure were okay with the 3 of them meeting. Commissioner Day stated is okay as long as they can get 98 
their business items so if they have a full agenda maybe they kick it to the next meeting. Commissioner Jensen stated his 99 
goal on it is June 30th so they have plenty of time. Commissioner Jensen stated Trails meeting this week and nothing else 100 
to report. Commissioner Thorson stated he took a new job this last week and will start in April with a company that does 101 
development in Syracuse once and awhile, Reeve & Associates so if that company comes up on the agenda just so 102 
everyone knows will be recusing himself and if there are only 4 people present that could be an issue. Commissioner 103 
Vaughan stated he wishes him luck that would have to recuse himself because he is so busy. Commissioner Jensen 104 
stated he was glad he didn’t say ‘so he has to resign’, he didn’t want to hear that and likes having him on the Commission. 105 
Commissioner Thorson stated he doesn’t have to quit and isn’t an overall conflict but on an induvial basis. Commissioner 106 
Vaughan stated he had nothing to report.  107 
8:51:30 PM  108 

4. Adjourn 109 
 COMMISSIONER JENSEN MADE A MOTION TO ADJOURN. COMMISSIONER RACKHAM SECONDED THE 110 
MOTION. ALL WERE IN FAVOR, MOTION CARRIED UNANIMOUSLY.   111 
 112 

 113 
 114 
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Agenda Item # 4 Site Plan Application – Utah Onions Addition 
Factual Summation 

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

• Location: 850 S 2000 W
• Current Zoning: Industrial
• General Plan: General Commercial
• Existing Square Feet: 74,696 sqft
• Phase 1 proposed addition (2016): 18,000 sqft
• Phase 2 future addition (2017): 48,000 sqft
• Phase 3 future demolition (2017): -14,181 sqft
• ARC review date: Feb. 29th, 2016

Summary 
Utah Onions is an industrial use that has been part of the city for a very long time. Over time, the land 
around the property has urbanized. Due to the age of the development, there are things about the site that 
are considered “existing non-conforming”. As the business grows, the additions/modifications must be 
brought up to code and a proportional amount around the project must be improved as well. The use can’t 
become more “non-conforming”. Some items over the existing site that are currently not conforming 
include landscaping, paving, and building architecture. This project will make the overall site less non-
conforming by adding buffer landscaping, fencing and two fire hydrants.  

Please refer to the attached industrial performance standards and comment response letter to see how the 
applicant has responded to the input received last meeting.

Attachments: 
• Site plan/drawings
• ARC Minutes
• Staff review summary

PLANNING COMMISSION 
REGULAR MEETING  

AGENDA 
April 5, 2016

• PC review date: Mar. 15th, 2016 - Tabled - Industrial Performance Standards

• Industrial Performance Standards



Proposed Utah Onion Addition 
Location: 850 S 2000 W 
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 1/8" = 1'-0"1 Main Floor

CONCEPT DRAWING
FOR REVIEW ONLY - NOT FOR CONSTRUCTION

 12" = 1'-0"2 East Elevation

 12" = 1'-0"4 North Elevation
 12" = 1'-0"5 South Elevation

 12" = 1'-0"3 West Elevation

WHITE OR GALVALUME
ROOF

MOCHA TAN METAL
PANELS & DOORS

BROWN ARCHITECTURAL
GRADE SIDING

YELLOW BOLLARDS

29 Mar 2016
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CONCEPT DRAWING
FOR REVIEW ONLY - NOT FOR CONSTRUCTION

 1/8" = 1'-0"1 East Elevation

 1/8" = 1'-0"3 North Elevation

 1/8" = 1'-0"2 South Elevation

 1/8" = 1'-0"4 West Elevation

NOTES:
1. PROVIDE EXTERIOR LIGHTS AS SHOWN.  LIGHTS TO BE "DARK SKY" LED TYPE EQUIVALENT

TO AVOID LIGHT POLLUTION TO NEIGHBORS AND TO HIGHWAY.  LIGHT DATA SHEETS TO BE
PROVIDED TO BUILDING OFFICIAL PRIOR TO INSTALLATION.

2. EXTERIOR COLORS.  COLORS TO BE AS SHOWN ON TITLE SHEET AND SUBMITTED COLOR
BOARD, INCLUDING, WHITE OR GALVALUME METAL ROOF, WHITE METAL WALLS w/ MEDIUM
GREY HIGHLIGHTS, AND WHITE DOORS.  BOLLARDS TO BE YELLOW.

3. EXTERIOR SIDING.  SIDING TO BE ARCHITECTURAL GRADE / STYLE, w/ "BROAD FACE" FACING
OUTWARD AND NARROW RIB BEING FASTENED TO GIRTS.

4. GUTTERS & DOWNSPOUTS.  PLACE 6"x6" GUTTER ABOVE NORTH AND SOUTH FACING DOOR
GROUPINGS, w/ 5"x5" DOWNSPOUTS DELIVERING WATER TO EXTERIOR GRADE LEVEL.

5. ICE GUARD.  WHERE GUTTERS ARE NOT PRESENT ALONG NORTH AND SOUTH FACING
EAVES, INSTALL C.O. BUILDING ICE GUARDS, FASTENED WITH "MOLLY-STYLE" FASTENERS TO
ROOF SURFACE.  PLACE ICE GUARD SUCH THAT IF LEAKAGE OCCURS, THE WATER WILL
DEFLECT TOWARDS BUILDING EXTERIOR.

C.O. BUILDING ICE GUARD

GUTTER & DOWNSPOUT

29 Mar 2016
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Facilities Renovation - Final Position
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’

FUTURE PHASE II FACILITY

FIRE PROTECTION REQUIREMENTS, INTERNATIONAL FIRE CODE (IFC)

CRITERIA PHASE I PHASE II              '

TYPE BUILDING TYPE IIB TYPE IIB

BUILDING AREA 18,000 SF 48,000 SF

AUTOMATIC SPRINKLER SYSTEM NO YES

FIRE HYDRANT CALCULATIONS

  -- REQUIRED FLOW / IFC T.B105.1             2,750 GPM 2,375 GPM*

  -- REQUIRED FLOW DURATION 2 HRS 4 HRS

  -- REQUIRED NUMBER OF HYDRANTS        3 EA. 3 EA.

  -- MAXIMUM AVERAGE SPACING 400 FT 450 FEET

*NOTE:  REQUIRED 4750 GPM REDUCED BY 50 PERCENT AS ALLOWED BY HAVING AUTOMATIC

SPRINKLER INSTALLED IN PHASE II FACILITY.
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FACILITY
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SHEET  L1

SITE PLAN REVIEW
FOR REVIEW ONLY - NOT FOR CONSTRUCTION

Landscape Plan
Scale:  1" = 40'-0"

TREES WITH INJURED TRUNKS WILL BE

REJECTED OUTRIGHT.

LANDSCAPE & IRRIGATION NOTES

1. CONTRACTOR TO PROVIDE COMPLETE LANDSCAPE READY FOR OCCUPANCY.  ANY QUESTIONS, AREAS OF DISCREPANCY OR CONTRADICTION IN

THESE DOCUMENT IS TO BE BROUGHT TO THE ATTENTION OF THE OWNER PRIOR TO BIDDING.  BY SUBMITTING A BID ON THIS PROJECT THE

BIDDER CERTIFIES THAT HE HAS FULLY INFORMED HIMSELF OF THE REQUIREMENTS OF THE CONSTRUCTION DRAWINGS AS THEY RELATE TO

HIS WORK AND HAVE READ AND UNDERSTAND THE NOTES AND SPECIFICATIONS.  ALSO, THAT ANY QUESTIONS, INCOMPLETE AREAS,

DISCREPANCIES OR CONTRADICTIONS HAVE BEEN BROUGHT TO THE ATTENTION OF THE OWNER AND THAT THEY ARE RESOLVED.

2. IRRIGATION PLAN.  CONTRACTOR TO PROVIDE IRRIGATION PLAN TO BUILDING OFFICIAL FOR APPROVAL PRIOR TO INSTALLATION.  PLAN TO

PROVIDE DOUBLE COVERAGE OR WATERED AREAS FOR PLANT SURVIVABILITY, SINGLE-POINT MANIFOLD CONTROL W/ SATELLITE VALVES AS

REQUIRED AND OTHER FEATURES THAT ARE COMMON TO STATE-OF-THE-ART WATERING SYSTEMS.  PLAN TO PROVIDE WATER TO ALL

LANDSCAPED AREAS.

3. CONTRACTOR SHALL CHALK, STRING, MARK OR OTHERWISE DEFINE LAYOUT OF INTENDED WORK AND OBTAIN APPROVAL BEFORE

COMMENCING WORK.  CONTRACTOR ASSUMES RESPONSIBILITY TO CORRECT THE WORK AT HIS OWN EXPENSE IF HE FAILS TO OBTAIN

APPROVAL TO PROCEED BEFORE STARTING.  LANDSCAPE LAYOUT SHALL CONFORM TO THE INTENDED  LOCATION AND GRADES OF THE

INTENDED WORK TO BE DONE NOTWITHSTANDING EXISTING FIELD CONDITIONS.

4. CONTRACTOR TO ASSURE THAT PLANTINGS AND FEATURES OF IRRIGATION SYSTEM ARE DECONFLICTED IN ALL AREAS.  CONTRACTOR SHALL

NOTIFY OWNER FOR DIRECTION TO ADDRESS ANY QUESTIONABLE SITUATIONS.

5. CONTRACTOR TO DETERMINE ERODEABILITY OF ALL SLOPES AND SHALL IMMEDIATELY STABILIZE SUCH SLOPES.  PROTECT ALL NEWLY

EXCAVATED AREAS AND EXISTING SLOPES SUBJECT TO EROSION DURING PHASES OF THE LANDSCAPE OPERATION UNTIL THE PROJECT IS

ACCEPTED.  BY USE OF MEASURES ACCEPTABLE TO THE OWNER, AND AS AN INCLUSIVE PART OF THIS CONTRACT, CONTRACTOR SHALL REPAIR

ANY DAMAGES OCCURRING TO THE SLOPES OR OTHER IMPROVEMENTS CAUSED BY EROSION OR SEDIMENTATION OR SILT DEPOSITS WHILE

UNDER CONTRACT AT CONTRACTOR'S EXPENSE.

6. SLOPE AND GRADE ALL LANDSCAPE AREAS TO DRAIN PROPERLY AND PREVENT STANDING WATER FROM OCCURRING. STANDING WATER WILL

NOT BE ACCEPTED UNDER ANY CONDITION.  PROVIDE POSITIVE DRAINAGE FROM ROOF DOWN SPOUTS AWAY FROM STRUCTURES AT A

MINIMUM OF 2%.  COLLECT SURFACE DRAINAGE WHERE NECESSARY AND ALL ROOF DISCHARGE INTO MECHANICALLY DEVISED PVC CATCH

BASINS, USING SOLID AND CORRUGATED PIPE.

7. BIDDER TO EXAMINE ALL INTENDED GRADES ON SITE GRADING PLAN.  CONTRACTOR SHALL BE RESPONSIBLE FOR TOPSOIL DISTRIBUTION AND

FINE GRADING TO FINISH GRADES SHOWN ON CIVIL SITE PLANS.  FINISH GRADES OF SOIL IN LAWN AREAS TO BE SODDED SHALL BE 2" BELOW

PADS, WALKS, PAVING, HEADERS AND CURBS TO ACCOMMODATE SOD.  GRADES IN AREAS WHERE SEEDING IS CALLED FOR SHALL BE 1" LOWER

THAN ADJACENT EDGE.  PROVIDE EVEN, SMOOTH, GRADUAL TRANSITIONS TO ALL GRADES AT TOPS AND BOTTOMS OF SLOPES, AROUND CATCH

BASINS, DRAIN COVERS, VALVE BOX COVERS, ETC., REGARDLESS OF SUBGRADE PROVISIONS OF THE GENERAL CONTRACT.  IF GRADING IS

REJECTED FOR FAILURE TO COMPLY WITH THESE DIRECTIVES, THE WORK/GRADES SHALL BE CORRECTED AT CONTRACTOR'S EXPENSE.

8. PROVIDE "ROCK FREE" ZONES 36" IN DIAMETER AROUND TREES SHOWN AND COVER EXPOSED SOIL WITH 3" DEEP SHREDDED BARK MULCH.

9. FACE EACH SHRUB TO GIVE THE MOST PLEASING LOOK AS SEEN FROM A LINE PERPENDICULAR TO THE WALL OR WALK TO OR FROM WHICH IT IS

VIEWED.  PRESERVE ALL NURSERY LABELS INTACT UNTIL AFTER ACCEPTANCE BY OWNER, THEN REMOVE TAGS PRIOR TO FINAL INSPECTION.

10.PLACE VINYL EDGING ALONG EDGE OF ROCKSCAPE TO KEEP ROCKS FROM MIGRATING OUT OF ROCKSCAPE AREA.  SELECT AND PROVIDE

EDGING AS APPROVED BY OWNER.

11.PROPERLY DRAIN ROCKSCAPE AREA TO PREVENT STANDING WATER FROM OCCURRING.  CALL IMPROPERLY DRAINING AREAS TO THE

ATTENTION OF THE OWNER BEFORE PLANTING.  PROVIDE POSITIVE DRAINAGE AWAY FROM ALL STRUCTURES AND WALLS.  SLOPE LANDSCAPED

AREAS A MINIMUM OF 2% AWAY FROM STRUCTURES WHERE POSSIBLE.

12.COARSE SHREDDED BARK MULCH SHALL BE PLACED THREE (3) INCHES DEEP IN AROUND ALL TREES AS NOTED ABOVE AS SOIL TOP DRESSING.

13.TREE STAKING WILL NOT BE PERMITTED UNLESS SHOWN ON PLANS HEREIN OR OTHERWISE APPROVED BY OWNER.  THIN CANOPY OF TREES BY

PRUNING TO SUFFICIENTLY MINIMIZE 'WIND-FOIL' AND TIPPING.  PROVIDE TIGHTLY PLACED BACK FILL SOIL AROUND TREE BALLS TO PREVENT

TIPPING AND CORRECT ANY TREES WHICH TIP PRIOR TO FINAL ACCEPTANCE.

NEW STORAGE FACILITY

120'x150' - 18,000 SF

F.F. - 4300.0'

EXISTING PROCESSING,

STORAGE & ADMIN FACILITY

F.F. - VARIES

FUTURE PHASE II FACILITY

EXISTING STORAGE

FACILITY

F.F. - 4300.0'
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Architectural Review Committee 
5:30-6:30 pm  LARGE CONFERENCE ROOM MINUTES Feb. 29th, 2016

FACILITATOR Noah Steele 
NOTE TAKER Noah Steele 
ATTENDEES Nickolas Webber, Matt Blackburn, Ralph Vaughn, Hedy Mclellan,
CITY STAFF Planner Noah Steele 
VISITORS Patrick McKreaken(engineer), Brad Dahl (Owner), Shawn Hartley (Owner) 

 ITEM 1: REVIEW - Utah Onions Addition  - 850 S 2000 W

The Architectural Review Committee discussed the following items: 

Committee discussed the plan in relation to truck entrances and circulation. Ordinance limits driveway width to 35'. Applicant 
stated that UDOT allows up to 50'. Applicant agreed to investigate how much space they need and apply for a variance if needed 
and to show the precise dimensions of the entrance on a revised plan. Another option to design a mountable curb on each side 
of driveway was discussed. Applicant also agreed to provide letter from UDOT approving the location of thier entrance. 

The committee discussed the need to show the location of curb, gutter, and sidewalk along 2000 W. Applicant agreed to add 
"dotted" lines for thier location because they will be completed in the future by UDOT. 

Parking lot surfacing was discussed at length. It is required that industrial parking areas with three or more parking/loading 
spaces have paved driveways/isles and parking spaces. Applicant wants to keep the non-conforming gravel parking lot for cost 
savings. The proposed concrete in Phase 1 provides sufficient paved loading spaces, however, the additional building in phase 2 
will increase the amount of required paved parking spaces. Applicant agreed to provide the required paved parking spaces in 
phase 2 and will provide that detail when they go through site plan approval for that phase. Committe concerns with the gravel 
lot include dust, tracking gravel onto new 2000 W., mud, and the fact that gravel cannot be striped. Striping provides for an 
orderly and safe industrial environment. 

The committe talked about how this is a "non-conforming" use that cannot be made more non-conforming. 

Applicant agreed to add phasing lines to clarify the phase 1,2 & 3 areas. 

Industrial Site Planning

Buffering was discussed and it was agreed that a 20' landscsape buffer and fence would be completed along the north and west edges 
of the property. Applicant agreed to investigate whether the existing fence could satisfy the 6' fencing requirment in the buffer ordinance. 
Buffering is needed to shield the sight of tall building walls and noise of the trucks to surrounding neighbors. 

Secondary water shares may be required if a secondary connection has not already been made with the building. Applicant agreed to 
investigate whether or not they have a connection. 

Industrial Landscape Design

Industrial Architecture

Ordinance requires "front and street facing" exterior walls to have 25% brick , block, stone, or glass. Applicant is willing to meet this and 
provided a rendinering showing rock on the east facade.  Applicant also provided alternative renderings using two colors of steel panels. 
The committe prefefered the look of the renderings using steel panels more than the rock option. The committe recommends to Planning 
Commission that since this building is so far off the road and will be blocked from view with outdoor storage, they would like the 
ordinance to be interpreted as the building's facade is not "street facing".  The applicant said that if he wasn't required to add rock to this 
builidng in phase 1, he would use the cost savings to make the building in phase 2 more attractive since it will be closer to the street. 

Applicant explained that this building will be clad with white and grey architectural steel panels, not the 'non-insulated' raised seam 
panels. The colors will match the other buildings on site. The committe expressed satisfaction with the architectural steel. 

The design of the building is boxy but the bay doors and vertical banding provided break up the look of the massing.

The ARC recommends approval of this project to P.C. as long as the applicant meets the above stated conditions. 



Hours of Operations/Sound Ordinance Plan 

Kier Construction, in working within compliance of multiple City and County Ordinances, 
proposes the following plan: 

• Hours of Construction will be between 7:00 AM and 7:00 PM

• Construction Equipment and Machinery will not be started and/or running prior to the
above mentioned working hours.

• Construction sound levels will be kept to the minimum possible in order to carry out the
required task for any said day.

• Final Building will be tested and verified to be compliant within the City’s allowable
decibel level.



















Industrial Performance Standard – Prepared for Syracuse City 

Company Background.  Utah Onions (UO) was established in 1977 in the City of Syracuse, by Messrs. Brad 
Dahl, Sean Hartley and Trent Hartley, who retain ownership to this day.  Primary commercial business is 
wholesale packaging and marketing of onions grown in local area and sales to transportation companies, 
providing nationwide distribution.  We are environmentally considerate to our neighbors and have received 
no notices of violation from governing authorities since being established.  We are active in keeping 
facilities, projects and workspaces, clean and operational, and fully in compliance with all applicable 
governing regulations. 

Syracuse Facility.  The Plant in Syracuse serves as the UO headquarters, as well as the primary production 
servicing facility for all UO operations.  Syracuse Plant facilities are somewhat older than the original 1977 
operational date and are much in need of renovation / replacement.  Five years ago UO began Plant renewal 
by constructing a new 18,000 SF storage facility on the northwest property corner.  Current renovation plans 
call for construction of another 18,000 SF storage facility (2016), construction of 48,000 SF production / 
processing facility (2016-2017), then UO will begin to remove some of the older, existing facilities (2017). 

Production Process.  The Syracuse Plant receives onions from farms in northern Utah in smaller, two and 
three axle trucks, generally in late summer.  Onions are stored for several weeks, then cleaned, bagged and 
loaded on to larger vehicles (semi-trucks) for shipment throughout the country.  The workforce varies from 
30 to 50 people . . . 30 year-round with the bump-up in late summer. 

Noise.  The loudest machinery is a forklift, which mainly operate inside the facilities and inside semi-trailers 
which are backed up to the facilities.  Noise operations in the outside environment is limited to transient 
trucks and passenger vehicles owned by employees.  Noise from forklifts have been measured at 50-foot 
distance to be 80 dBA; pick-up trucks, 75 dBA, with larger trucks providing slightly higher noise levels. 

Fire Hazards.  Normal hazards associated with light-industrial environment, including minor amounts of 
paint, cleaning fluids, etc.  The 2016 – 18,000 SF Storage Facility provides two new fire hydrants on site, as 
well as addition of a Type IIB, non-combustible structure.  The demolition project taking place in 2017 will 
eliminate older combustible structures. 

Odors.  Inherent in onion storage and processing, the Plant has exuded measureable amounts of onion 
odors from its beginning in 1977 when it was surrounded by onion fields.  And, much of the onion storage at 
the Plant has been outside in wooden boxes, enabling a drift.  The new storage building provides a second, 
new indoor staging location, keeping onions and their attendant odors more controlled in an enclosed, 
building environment.  UO’s long-term objective is to minimize drifting onion odors in this section of 
Syracuse.  Since 1977, we have received relatively little complaint from neighbors regarding onion odors, 
and we are striving to keep our record clean. 

 

 

________________________________________               ________________________________________ 

Owner                         Date                               Engineer-of-Record                              Date 



PLANNING COMISSION 
REGULAR MEETING 

AGENDA 
 April 5, 2016 

Agenda Item # 5 SITE PLAN APPLICATION – CVS Pharmacy 
2000 W. Antelope Drive 

Summary 
The applicant is requesting approval of a commercial site plan for a CVS Pharmacy in the General 
Commercial Zone. Fire, Engineering, and Planning departments have reviewed the attached plans for 
compliance with Syracuse City ordinances. The applicant has addressed all staff comments. Any 
questions regarding this agenda item may be directed at Noah Steele, City Planner. Please review the 
attached documents for more detail about the project.

Attachments 
• Plans
• ARC minutes
• Staff Review Response Letter
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Architectural Review Committee 
5:30-6:30 pm  LARGE CONFERENCE ROOM MINUTES Mar. 14th, 2016

FACILITATOR Noah Steele 
NOTE TAKER Noah Steele 
ATTENDEES Nickolas Webber, Ralph Vaughn, Hedy Mclellan,
CITY STAFF Planner Noah Steele 
VISITORS Leslie Morton(engineer), Victor Yanez (Architect), Scott Moreland (Developer) 

 ITEM 1: REVIEW - CVS - 2000 W Antelope

The Architectural Review Committee discussed the following items: 

Committee discussed the efforts made by the architect to make sure the design matched the context of the Syracuse Town 
Center. Similar brick, hardy board, and roofing materials were chosen for the design. A hipped roof tower was added to the 
corner of the building. The committe agreed that the building demonstrated imaginitive design and met the requirements of the 
ordinance for facade articulation, entrances, height and roofline, context, massing and materials. The one point of discussion 
from the committe was concerning the fact that on the west and south side of the building, there are no or few windows. The 
windows that are provided are not at eye level because of the interior shelving used. The devloper explained that the walls 
around the pharmacy portion of the building cannot have windows because of required security measures to protect the 
prescription medications from theft. 

Building Design

The site offers buffer landscaping and a masonry fence on the north edge between the residential and the project. There are small 
crabapple trees proposed along the street on Antelope and 2000 W.  The committee recommended changing the tree species to ones 
approved in the street tree list under 'large' parkstrip. The developer expressed concern with trees blocking signage and prefers the 
smaller trees because of the time it takes for larger trees to grow out of the sight lines to signage. Thier engineer said she would look at 
the approved street tree list and choose one that would meet both needs. The design minimizes turf which is water wise. 

Landscape Design

Site Design

There was conversation about the pedestrian connections provided between the sidewalk and the store. They will be building a small 
plaza area on the corner of Antelope and 2000 W that includes a trellis, steps, and a seat wall which the committe agreed will be an 
appreciated amenity for the city center. On the east edge of the site, there was concern over traffic traveling north and south between 
the school and Antelope and making sure there aren't conflicts between them and the cars pulling out of the easternmost parking stalls. 
Ordinance says major internal circulation roadways must be separated by a curb and gutter. The engineer agreed to look into solutions 
to minimize that risk. 

The ARC recommends approval of this project to P.C.  



 

 

 

 

 

 

 

 

March 29, 2016  

 

 

 

Noah Steele 

Syracuse City 

1979 West 1900 South 

Syracuse, UT 84075 

 

RE: Comment Responses for CVS Pharmacy Site Plan Review 

 

Dear Noah: 

 

The following is a response to the comments received on the Site Plan Submittal for the CVS 

Pharmacy.  We received comments from Planning, Engineering and Fire. 

 

Planning Comments   

a. Need UDOT approval letter for access points – An application for a conditional 

access permit was submitted to UDOT on March 15, 2016.  When approval letter is 

received from UDOT, it will be supplied to the City. 

b. Light fixtures must be dark sky compliant – The light fixtures will be compliant with 

this requirement. 

c. Need to record CVS Plaza plat before building permit.  CVS Plaza plat will be 

recorded before building permit 

d. Site is over maximum parking requirement.  CVS will enter into a shared parking 

agreement with the City to allow shared park parking on their excess stalls. 

e. Please replace crabapple trees near street with large street trees – We will replace the 

crabapple trees as requested. 

f. Recommended landscape separation on drive aisle – The concern with the drive aisle 

is the traffic coming from the park and conflicting with cars backing out of parking 

stalls.  Rather than revising the parking layout and losing stalls, it was agreed in the 

architectural review meeting that a stop sign coming out of the park would be 

provided by CVS.  Additionally, CVS will provide two speed bumps along the drive 

aisle to slow down the traffic. 

 

 



 

Engineering Comments   

a. All improvements in the 2000 West and 1700 South right of way will need to be 

approved by UDOT - An application for a conditional access permit was submitted to 

UDOT on March 15, 2016.  When approval letter is received from UDOT, it will be 

supplied to the City. 

b. All roof drains will be piped to the storm drain – The primary roof drains will piped 

to the storm drain as indicated on the site utility plan. 

c. Consult with the fire department for onsite fire hydrant requirements – Comments 

were provided by the fire department.  See below. 

 

Fire Department Comments   

a. Provide documentation that the water system will provide adequate fire flow through 

the Syracuse City Engineering Department – This will be completed through the 

construction drawing approval and building permitting process. 

b. The site plan requires two hydrants – Two hydrants were added on the site.  See site 

utility plan. 

c. Identify the location for the FDC – Location of the FDC is on the north side of the 

building and is shown on the utility plan (note 29).  Access to the FDC is 

unobstructed.   

 

If you have any questions or need further explanation of any of these items, please feel free to call 

me at (801)270-5777.   

 

Sincerely, 

 
 

 

 

Leslie Morton, P.E., ENV-SP 

Senior Project Manager/Principal 

 

 

 

 



Agenda Item #6 Criddle Farms Preliminary Subdivision Plat - 4000 W. 1200 S. 

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

• Preliminary Plan

• PRD zoning ordinance

PLANNING COMMISSION 
REGULAR MEETING  

AGENDA 
April 5, 2016

• Staff Reviews



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



 
 2 

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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LEGAL DESCRIPTION
A portion of  that Real Property described in Deed Book 4304 Page 839 of  the Official Records of  Davis County and a
portion of  the NE1/4 of  Section 7, Township 4 North, Range 2 West, Salt Lake Base & Meridian, more particularly
described as follows:  Beginning at the southwest corner of  that Real Property dedicated to Syracuse City in Deed Book
2392 Page 1294 of  the Official Records of  Davis County located N89°57’43”W along the Section line 33.00 feet from the
East ¼ Corner of  Section 7, T4N, R2W, S.L.B.& M.; thence N89°57’43”W along the Section line 629.89 feet to the
southwest corner of  the E1/2 of  the SE1/4 of  the NE1/4 of  said Section 7; thence N0°14’29”E along the 1/16th Section
(40 acre) line 1,317.92 feet to the north line of  the SE1/4 of  the NE1/4 of  said Section 7; thence N89°58’30”E along the
1/16th Section (40 acre) line 629.84 feet to the westerly line of  said dedication deed; thence S0°14’20”W along said deed
1,318.61 feet to the point of beginning. Contains: 19.06+/- acres

DEVELOPER/SUBDIVIDER
OLYMPUS DEVELOPMENET
1384 NORTH WASHINGTON BLVD.
OGDEN, UTAH 84404
PH: 801-782-2016

SITE STATISTICS
TOTAL PROJECT AREA 19.06 ACRES

NUMBER OF UNITS 101 UNITS

DENSITY 5.30 UNITS/ACRE

COMMON SPACE 5.30 ACRES OR 0.28%

TOTAL OPEN SPACE 10.39 ARCRES OR 54%

SITE LOCATION
THIS SITE IS LOCATED AT APPROXIMATELY 1200 SOUTH AND 4000 WEST IN SYRACUSE CITY, DAVIS
COUNTY, UTAH.  THE SITE IS ALSO A PORTION OF THE NE1/4 OF SECTION 7, TOWNSHIP 4 NORTH,
RANGE 2 WEST, SALT LAKE BASE & MERIDIAN
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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. 

Page 2 of 4Chapter 10.75 PRD – PLANNED RESIDENTIAL DEVELOPMENT

3/15/2016http://www.codepublishing.com/UT/Syracuse/html/Syracuse10/Syracuse1075.html



(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 #7 General Plan Map Amendment 1972 S 2000 W 

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

Location: 1972 S. 2000 W.  
Current Zoning: R-2 
General Plan:  R-3  
Requested GP:  PRD 
Total Area:   4.7 Acres 
R-2 Density Allowed:  14 lots (3 lots/gross acre) 
PRD Density Allowed: 28 lots (6 lots/gross acre) 

Summary 
This property is adjacent to the Craig Estates development. The applicant wishes to join the 
Craig Estates HOA and extend a similar product onto their property. The HOA presidents for 
Craig Estates have shown support for the project. PRD must have a minimum of five acres. The 
applicant plans to purchase acreage from Craig Estates in order to access the property and to 
meet the minimum acreage requirements. A development agreement is required in this zone and 
the details of the acreage calculations could be included in the document.  

Ordinance requires that there be a direct connection to an arterial or major collector roadway. 
The applicant’s proposed access is off Craig Ln. which is not a major collector. However, if the 
subdivision is considered to be an extension of Craig Estates, that subdivision does have a 
connection to 2000 W.  Craig Estates phase 1 plat was recorded in 1999, Phase 2 was 2002, and 
phase 3 was in 2005. The development was developed as a R-2 cluster subdivision that is no 
longer in ordinance.  Our current cluster subdivision requires a minimum of 10 acres.   

The entitlement process would include the following: this general plan amendment, current 
zoning map amendment, development agreement, concept subdivision plan, preliminary 
subdivision plan, and final subdivision plan approvals. Any remaining houses along 2000 w must 
meet the minimum lot size for its zone.   

Attachments: 
• General Plan Map
• Aerial Map
• Request
• R-2 zoning ordinance
• PRD zoning ordinance

PLANNING COMMISSION 
REGULAR MEETING  

AGENDA 
April 5, 2016





Proposed General Plan Map Amendment 
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Chapter 10.65
R-2 – RESIDENTIAL ZONE (3.0 LOTS PER GROSS ACRE)

Sections:
10.65.010    Purpose.
10.65.020    Permitted uses.
10.65.030    Conditional uses.
10.65.040    Minimum lot standards.
10.65.050    Off-street parking and loading.
10.65.060    Signs.

10.65.010 Purpose.

The purpose of this zone is to provide for moderate density single-family residential development that 
conforms to the system of services available. [Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 
08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1997; Code 1971 § 10-13-010.]

10.65.020 Permitted uses.

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

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

(B) Agriculture.

(C) Churches, synagogues, and temples.

(D) Dwellings, single-family.

(E) Educational services.

(F) Household pets.

(G) Minor home occupations.

(H) Public and quasi-public buildings.

(I) Public parks.

(J) Rabbits and hens.

(K) Residential facilities for persons with disabilities.

(L) Vietnamese potbellied pigs. [Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-12; Ord. 03-18; amended 1991; 
Code 1971 § 10-13-020.]

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

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

(B) Apiaries (minor).

(C) Day care centers (major).

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

(E) Dwelling groups (major).

(F) Dog kennels (minor).

(G) Home occupations (major).

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

(I) Temporary use of buildings (see SCC 10.30.100(A)(12)) (minor). [Ord. 15-24 § 1 (Exh. A); Ord. 14-
01 § 1; Ord. 11-10 § 7; Ord. 11-04 § 3; Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 (Exh. A); Ord. 08-07 
§ 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-18; amended 1998; Code 1971 § 10-13-030.]

10.65.040 Minimum lot standards.

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

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

(B) Lot width: 85 feet.

(C) Front yard: 25 feet.

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

(E) Rear yard: 30 feet.

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

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

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

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

(4) The condition or situation of the property concerned or the intended use of the property is not 
of so general or recurring a nature as to detract from the intention or appearance of the zone as 
identified in the City’s general plan. [Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 08-07 
§ 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-08; Ord. 02-16; Code 1971 § 10-13-040.]

10.65.050 Off-street parking and loading.

Off-street parking and loading shall be provided as specified in Chapter 10.40 SCC. [Ord. 15-24 § 1 
(Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; 
Code 1971 § 10-13-050.]

10.65.060 Signs.

The signs permitted in this zone shall be those allowed in residential zones by Chapter 10.45 SCC. 
[Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
amended 1991; Code 1971 § 10-13-060.]





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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Chapter 10.70
R-3 – RESIDENTIAL ZONE (4.0 LOTS PER GROSS ACRE)

Sections:
10.70.010    Purpose.
10.70.020    Permitted uses.
10.70.030    Conditional uses.
10.70.040    Minimum lot standards.
10.70.050    Off-street parking and loading.
10.70.060    Signs.

10.70.010 Purpose.

The purpose of this zone is to provide for medium density single-family residential development that 
conforms to the system of services available. [Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 
08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; Code 1971 § 10-14-010.]

10.70.020 Permitted uses.

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

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

(B) Agriculture.

(C) Churches, synagogues, and temples.

(D) Dwellings, single-family.

(E) Educational services.

(F) Household pets.

(G) Minor home occupations.

(H) Public and quasi-public buildings.

(I) Public parks.

(J) Rabbits and hens.

(K) Residential facilities for persons with disabilities.

(L) Vietnamese potbellied pigs. [Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 10-02 § 1 
(Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-12; Ord. 03-18; amended 1991; 
Code 1971 § 10-14-020.]

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

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

(B) Apiaries (minor).

(C) Day care centers (major).

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

(E) Home occupations (major).

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

(G) Temporary use of buildings (see SCC 10.30.100(A)(12)) (minor). [Ord. 15-24 § 1 (Exh. A); Ord. 
14-01 § 1; Ord. 11-10 § 8; Ord. 11-04 § 4; 11-02 § 1 (Exh. A); Ord. 10-02 § 1 (Exh. A); Ord. 08-07 § 1 
(Exh. A); Ord. 06-27; Ord. 06-17; Ord. 03-18; amended 1994, 1991; Code 1971 § 10-14-030.]

10.70.040 Minimum lot standards.

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

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

(B) Lot width: 80 feet.

(C) Front yard: 25 feet.

(D) Side yards: Eight feet both sides.

(E) Rear yard: 20 feet.

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

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

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

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

Page 2 of 3Chapter 10.70 R-3 – RESIDENTIAL ZONE (4.0 LOTS PER GROSS ACRE)

3/15/2016http://www.codepublishing.com/UT/Syracuse/html/Syracuse10/Syracuse1070.html



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

(4) The condition or situation of the property concerned or the intended use of the property is not 
of so general or recurring a nature as to detract from the intention or appearance of the zone as 
identified in the City’s general plan. [Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 08-07 
§ 1 (Exh. A); Ord. 06-27; Ord. 06-17; Ord. 04-04; Ord. 03-08; Ord. 02-16; amended 1998; Code 
1971 § 10-14-040.]

10.70.050 Off-street parking and loading.

Off-street parking and loading shall be provided as specified in Chapter 10.40 SCC. [Ord. 15-24 § 1 
(Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; amended 1991; 
Code 1971 § 10-14-050.]

10.70.060 Signs.

The signs permitted in this zone shall be those allowed in residential zones by Chapter 10.45 SCC. 
[Ord. 15-24 § 1 (Exh. A); Ord. 11-02 § 1 (Exh. A); Ord. 08-07 § 1 (Exh. A); Ord. 06-27; Ord. 06-17; 
amended 1991; Code 1971 § 10-14-060.]





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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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 # 8  Minor Subdivision Plan –Cowley Subdivision, 1373 South

2000 West 

Factual Summation 
R-1 Residential

Erik Craythorne
Zone:  

Applicant:  
Requested Lots:  
Acreage : 

2 

0.648 acres  

Background 

The applicant is requesting approval of a 2 lot minor subdivision plat on property located at

approximately 1373 North 2000 West. In its current state, the property to be subdivided 

extends into the planned right-of-way of 2000 West by 33 feet. As such, the front 33 feet of 

the property will be dedicated as right-of-way. This is constituted of approximately 3,884.1 

square feet. 

There is a narrow strip of property predominantly on the north side of the proposed lot 1. This 

strip is owned by Syracuse City and is not buildable in its current state. Section 3.10.080.(D)

of the Syracuse Municipal Code states that the Planning Commission scope includes “The 

acquisition or acceptance of land for any public property, public way, ground, place, or 

structure; also the sale or lease of municipally owned property, and the location of public 

buildings, parks or other open spaces.” As such, a recommendation should be made by the 

Planning Commission before the City Council may grant requisition of the property to the 
applicant for inclusion in the subdivision. The applicant has expressed a desire to include the 

property in the subdivision and the property owner has been maintaining the property despite 

the City maintaining ownership.

The property is to be subdivided into two building lots. The entirety of the subdivision falls 

within the R-1-Residential Zone. The lots feature the following dimensions: 

Lot Lot Size.  

(12,000 sqft Min.)

Lot Width 

(100’ Min.) 

Buildable Area Structures to Remain 

1 12,358 sqft 105’ 5,890 sqft Home (complies with setbacks) 

2 12,005 sqft 102’ 5,084 sqft None 

PLANNING COMMISSION 
REGULAR MEETING 

AGENDA 
April 5, 2016



As indicated above, both lots meet all the minimum requirements for the R-1 Residential 

Zone.  

Questions related to this staff report can be directed to Planner Royce Davies.

Attachments 

 Aerial Map

 Zoning Map

 Preliminary Plat

 Staff Reviews
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Syracuse City Public Works Department 

 

 

 

 

Cowley Subdivision 
2000 West Street & 1350 South Street 

Engineer Final Plan Review 
Completed by Brian Bloemen on March 22, 2016 

Plat: 

1. Add addressing. 
2. The boundary description is not correct. 
3. Add signature blocks for utility companies. 

 
Plans: 
 

1. Submit a plan sheet showing utility stubs.  All utilities shall be installed per City standards. 
 
If you have any further comments or questions please feel free to contact me at 801-614-9630. 
 
Sincerely, 
 
 
Brian Bloemen, P.E. 
City Engineer 



  
 
TO: Community Development, Attention:  Noah Steele   
 
FROM: Jo Hamblin, Fire Marshal 
 
RE: Cowley Subdivision 
 
 
DATE:   March 24, 2016 
 
I have reviewed the plan for the above referenced project.  At this time the Fire Prevention 
Division of this department has no concerns regarding fire protection or access. 
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Subdivision Preliminary Plan Review Checklist 

  Subdivision:                Date:                                        

  Completed By:  Royce Davies, Planner I 

8-5-010: Preliminary Plat, General Information Required Planning Staff Review: 
a. Proposed name of subdivision  Y 

b. 
 

Location of subdivision, including the address of the section, township 
and range. 

Y 

c. Date of preparation. Include the date that the plat was 

prepared. 

d. The location of the nearest bench mark and monument Y 

e. The boundary of the proposed subdivision. Y 

f. Legal description of the subdivision and acreage included. Y 

g. Location, width and name of existing streets and other public ways, 
railroad and utility right-of-ways, parks and other public open spaces, 
permanent building an structure, houses or permanent easement, and 
section and corporate lines within adjacent to the tract. 

Show existing structures to remain or 
be removed. 

h. Easements for water, sewer, drainage, utility lines, fencing, and other 
appropriate purposes.   

See Engineer. 

i. The layout, number, area and typical dimensions of lots, streets, and 
utilities. 

Show where utilities will be located. 
Also indicate adjacent right-of-way 
widths. 

j. Parcels of land intended to be dedicated or temporarily reserved for 
public use of set aside for use of property owners in a subdivision 
including, but not limited to, sites to be reserved or dedicated for 
parks, playgrounds, schools or other public uses. 

Y 

k. Current inset City map showing location of subdivision. Y 

l. Boundary lines of adjacent tracts of undivided land showing ownership. Show adjacent parcel land ownership 
information. 

m. Location of wells, proposed, active and abandoned, and of all reservoirs 
within the tract and to a distance of at least one hundred (100) feet 
beyond the tract boundaries. 

See Engineer 

n. Existing sewers, field drains, water mains, culverts or other 
underground facilities within the tract and to a distance of at least one 
hundred (100) feet beyond the tract boundaries, indicating pipe size, 
grades, manholes and exact location. 

See Engineer 

o. Existing ditches, canals, natural drainage channels, open waterways 
and proposed alignments within the tract and to a distance of at least 
one hundred (100) feet beyond the tract boundaries. 

See Engineer 

p. Contours at two-foot intervals for ground slopes within the subdivision 
between level and ten percent, and five-foot contours for slopes 
greater than 10 percent.  

NA.  The plat has approx. 1 ft. elevation 
variation. 

q. The plat shall be drawn to a scale of not less than one 1”=100’ and Y 

Cowley 3/18/2016 
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indicate true north 

r. The subdivider’s detailed plan for protecting future residents of his 
development from such hazards as open ditches, canals or waterways, 
non-access streets, open reservoirs or bodies of water, railroad rights-
of- way and other such features of a potentially hazardous nature 
located on, crossing, continuous or near to the property being 
subdivided, with the exception that the subdivider’s plan need not 
cover those features which the planning commission determines would 
not be a hazard to life and/or where the conforming structure designed 
to protect the foregoing does not relieve the subdivider of the duty to 
investigate all possible means of protecting future residents from a 
potential hazard before a determination is made that the only 
conceivable means of protection is potentially more hazardous than 
the hazard itself.   

See Engineer 

s. Location of existing and proposed land drains See Engineer 
 

 

Other: 

1. Staff recommends that the strip of property between 1350 South and the subdivision be included in the 
subdivision by being added to the respective lots to the south. 

 



Agenda Item #9 Still Water Lake Estates Phase 8 & 9 Final Plan
 - 1500 W Gentile St.

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

Current Zoning: R-1 Cluster
Phase 8 Acres: 5.25
Phase 8 Lots: 19
Phase 9 Acres:7.01
Phase 9 Lots: 29
Preliminary Plan Approval Date: March 6th, 2014
Development Agreement Date: July 3rd, 2014

Summary 
Applicant has requested approval of the last two phases of the "Cottages" portion of the 
Stillwater Lake Estates. Fire, Engineering, and Planning departments have reviewed the 
attached plans for compliance with ordinances and the applicant has addressed all staff 
comments. The development agreement requires that a bond for 50% of the cost of crossing the 
canal must be provided before the plat can be recorded. Please find attached additional 
documents about this application. 

Attachments: 
• Aerial Map
• Preliminary Plan

• Review Response Letter

PLANNING COMMISSION 
REGULAR MEETING  

AGENDA 
April 5, 2016

• Final Plans
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West Bountiful : Mount Pleasant : Salt Lake City : St. George 
 

2720 North 350 West, Suite #108 
Layton, Utah 84041 

Office: 801-773-1910 
Fax: 801-773-1925

March 31, 2016 
 
Brian Bloemen 
Syracuse City Engineer 
 
RE: Response – Engineer Final Plan Review, March 23, 2016 
 
Brian, 
 
 
Phase 8 
Plat 

1. Addresses and street coordinates have been added to the plat. 
2. Parcel C changed to Parcel A and language added to owners dedication. 
3. Street monuments removed. 

 
 
Plans 

1. All valves moved to tees. 
2. Note added to page 7 stating that rear lot storm drain shall be privately owned and 

maintained. Private line also noted on the site plan.  
3. More detail on the trail running through Lots 811 and 812 was added to sheet 6. 

 
 
 
Phase 9 
Plat 
 

1. Addresses and street coordinates have been added to the plat. 
2. Street monuments removed except at intersection of Water Front Drive & Water Lilly 

Lane. 
3. Lot acreages added. 
4. Signature blocks for utility companies added. 

 
 
Plans 

1. All valves moved to tees.  
2. Note added to page 6 stating that rear lot storm drain shall be privately owned and 

maintained. Private line also noted on the site plan. 
3. Temporary hammerhead turnaround shown on sheet 7.  
4. An eclipse sampling station was added between lots 923 and 924. See sheet 4.  
5. Standard manhole detail on sheet 12 lists inside diameter as 5’. 
6. Valve added. 
7. Note added to place fill as directed by geotechnical engineer. 
8. Secondary stop & waste in park strip.  
9. Ex irrigation vent on Lot 913 noted to be relocated to park strip. 
10. Additional profile view added on sheet 6. 



11. Sidewalk connected on west end of Water Front Drive to the trail.  
 
 
If you have any questions, please let me know.  
  
Sincerely, 

 
 
 

Shauna Grover for Stephen P. Bott 
Pinnacle Engineering & Land Surveying. 
 
 



Agenda Item # 10  Land Acquisition – 507 West 2700 South 

Factual Summation 
Zone:  A-1 Agirculture 

Applicant: Josh Wilson  

Property Acreage 0.365 

Background 

The owner of Parcel ID 12-108-0002, located at 507 W 2700 S Syracuse, UT 84075 is 

between tenants and would like to sell the property to the City before making improvements 

in preparation for the another tenant. The widening of 500 West has been identified on our 

recently approved Transportation Master Plan. The Plan allows for the purchase of the 

property using transportation impact fees. 

The home owner has expressed that plumbing improvements to the property are necessary to 

accommodate future renters. Those improvements would likely increase the value of the 

property requiring the City to pay more, despite the fact that the home will be demolished in 

connection with the 500 West widening project.  Hence the City would rather buy the home 

now before the improvements are made. In connection with the demolition, the trees on the 

property should be maintained wherever possible until the road widening project requires tree 

removal. Staff suggests that this be recommended to the City Council as part of the official 

motion. 

The parcel consists of 0.365 acres and a home consisting of 1,483 square feet with 5 

bedrooms and 1 bathroom, constructed in 1945.  By employing basic recognized appraisal 

principles and reviewing sales and listings in the market area, the Syracuse City Council has 

decided to offer the home owner $150,000 for the property. 

On March 24, 2016, the City of Syracuse in partnership with Clearfield was awarded a $4.4 

million grant from WFRC (STP program) to extend 500 West beyond Antelope Drive into the 

Freeport center and connect with ‘D’ street - while the boundary included for the grant doesn’t 

cover this particular intersection – the eventual connection of 500 West to Antelope Drive will 

expedite the need to widen the remaining length of 500 West (3700 West in Layton) 

eventually connecting 500 West to the proposed West Davis Corridor alignment. 

Attachment 

 Property Aerial Map
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