CENTERVILLE CITY

PLANNING COMMISSION AGENDA

NOTICE IS HEREBY GIVEN THAT THE CENTERVILLE CITY PLANNING COMMISSION
WILL HOLD ITS REGULAR PUBLIC MEETING AT 7:00 P.M. ON WEDNESDAY, DECEMBER
10, 2014, AT THE CENTERVILLE CITY COMMUNITY CENTER AND CITY HALL COUNCIL
CHAMBERS, 250 NORTH MAIN STREET, CENTERVILLE, UTAH. THE AGENDA IS SHOWN
BELOW.

Meetings of the City Council of Centervifle City may be conditcted via electronic means pursuant to ‘Utah Code Ann. § 52-¢-
207, as amended. In such circumstances, contact will be establisfed and maintained via efectronic means and the meeting
Wwill e conducted pursuant to the Electronic Meetings Policy establisfied by the City Council for electronic meetings.

Centerville City, in compliance with the Americans with Disabilities Act, provides accommodations and auxiliary communicative aids and services for alf those citizens in
need of assistance, including hearing devices. Persons requesting these accommodations for City-sponsored public meetings, services, programs, or evenis should call Blaine
Lutz, Centerville Finance Director, of 801-295-3477, giving af Teasi 24 howrs’ notice prior fo the meeting.

A notebook containing supperting materials for the business agenda items is available for public inspection and review at City
Hall and will be available for review at the meeting. This agenda is also posted on the City’s website: www. centervilleut. net

Tentative Time: (The times shawn below are tentative and are subject to change during the meeting)

7:60 A, WELCOME AND ROLL CALL
B. PLEDGE OF ALLEGIANCE
C. PRAYER OR THOUGHT - Commissioner Gina Hirst
D. MINUTES REVIEW AND ACCEPTANCE - November 12, 2014, November 19, 2014
E. COMMISSION BUSINESS
¢ .Review 2015 Planning Commission Meeting Schedule
7:10 1. PUBLIC HEARING | PARKIN OFFICE/WAREHOUSE BUILDING
1384 WEST 75 NORTH
Consider a conceptual site plan for the Parkin Office/Warehouse Building to be located on Lot
5 of the Evergreen Business Park, 1384 West 75 North, in the I-Hl Zope. Robert Holmes,
Robert Holmes Construction Inc., Applicant
7:30 2. PUBLIC HEARING | PORTER-WALTON SENIOR LIVING COMMUNITY CTR
564 WEST PORTER LANE (400 SOUTH)
Consider a conceptual site plan for an assisted living facility and independent living units on
property located at 564 West Porter Lane (400 South), in the R-M Zone. David Nilsson &
Nate Pugsley, Brighton Development, LLC, Applicants
7:50 3. FINAL AMENDED SUBDIVISION PLAN | WOODS PARK SUBDIVISION

Consider a final amended subdivision plan for the Woods Park PDO Development, located at
2400 North 800 West; which consists of additional home designs to allow for more variety in
the subdivision. Leslic Mascaro, Oakwood Homes, Applicant
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8:05 4, CONTINUATION OF THE WEST CENTERVILLE NEIGHBORHOOD PLAN

UPDATE [Tabled from November 19, 2014 Meeting|

a. Consider a General Plan Amendment for the West Centerville Neighborhood Plan;

b. Consider a Zone Map and Text Amendment to the City’s Zoning Ordinance. The
proposed zone text and map amendments are to establish a new “mixed-use district” and
its associated development standards to implement the drafted policies of the General Plan
Update for the West Centerville Neighborhood. Centerville City, Applicant

8:40 5. COMMUNITY DEVELOPMENT DIRECTOR’S REPORT
a. Upcoming Meetings
o Nominations for 2015 Chair and Vice-Chair at the next meeling
e PC Meeting January 14, 2015: Tumbleweed Condominiums Plat Amendment

8:45 F. ADJOURNMENT

Posted December 5, 2014 by Community Development

\ﬁG Life
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Centerville Gity



W o ~d o 0N e

BB OBR E W W W oW W W W W W W RN NN NN RNRNNN R R e e S S
W MR O WwWo = ool h WONROWONSOOWU R WNRODWMW-SNOO WU REWRNRO

PRELIMINARY DRAFT

PLANNING COMMISSION MINUTES OF MEETING
Wednesday, November 12, 2014
7:00 p.m.

A gquoram being present at Centerville City Hall, 250 North Main Street, Centerville,
Utah. The meeting of the Centerville City Planning Commission was called to order at 7:00 p.m.

MEMBERS PRESENT

David Hirschi, Chair

Gina Hirst

William Ince, arrived at 7:15 p.m.
Logan Johnson

Scott Kjar

Kevin Merrill

Debra Randall

STAFF PRESENT

Corvin Snyder, Community Development Director
Brandon Toponce, Assistant Planner

Lisa Romney, City Attorney

Kathy Streadbeck, Recording Secretary

PLEDGE OF ALLEGIANCE

OPENING COMMENT/LEGISLATIVE PRAYER Chair Hirschi
MINUTES REVIEW AND APPROVAL

The minutes of the Planning Commission meeting held October 22, 2014 were reviewed
and amended. Commissioner Johnson made a motion to approve the minutes as amended. The
motion was seconded by Commissioner Kjar and passed by unanimous vote (5-0).
Commissioner Merrill abstained as he was not present at this meeting.

PUBLIC HEARING | MICKELSON MEADOWS SUB | 696 EAST CENTER ST
Consider a preliminary subdivision plan for the Mickelson Meadows Subdivision; which
consists of 4 lots, to be located at 696 East Center Street, in the R-I. Zone. Patrick Scott,
Brighton Homes Utah LLC, Applicant.

Brandon Toponce, Assistant Planner, reported the Commission previously accepted a
conceptual subdivision plan for the Mickelson Meadows Subdivision. The applicant desires to
divide the property into 4 lots and construct a single-family home on each lot (Lot 3 contains an
existing home, which will remain). Each lot depicted has adequate street frontage, utility
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casements, buildable area and setbacks as required by ordinance. The proposed density is
allowed per ordinance. Mr. Toponce reviewed the conditions of approval set during the
conceptual subdivision process. A majority of the conditions have been met and the remaining
conditions will continue on to the final subdivision approval process. The applicant will continue
to work with City staff on all outstanding issues. The applicant will be required to show all
utilities, fire hydrants, and water retention areas on the final site plans. The applicant will be
required to submit a new title report. The applicant will be completing a new 4-foot sidewalk
along the south portion of Center Street in front of Lots 1, 2, and 3 and the west side of 700 East
in front of Lots 3 and 4. '

Chair Hirschi asked for clarification regarding the water retention area/drainage as it is
not shown on the plat. He also asked how the amount for the bond is determined. Mr. Toponce
explained the water retention area is a landscaped slope that will ensure water can drain
appropriately from the property. The plat will need to show how this drainage slope. He also
explained the City Engineer determines the amount of the bond.

Commissioner Kjar said it appears these lots are quite narrow and asked if the setbacks
are appropriate, He also asked if the utilities have already been placed or if the applicant will
need to cut into the road. Mr. Toponce said all the lots meet lot size, lot frontage and setback
requirements per ordinance. He also explained the applicant will cut into the road for utilities and
then repair the roadway as necessary.

Chair Hirschi opened the public hearing.

Dave Farnsworth said he owns the neighboring property to the west. He said he is unclear
on the drainage plan and wants to make sure his property is protected from any run-off.

Chair Hirschi closed the public hearing.

Mr, Toponce said the City Engineer has approved the drainage plan and all run-off will
flow away from neighboring properties. The applicant will be required to show this flow on the
plat prior to final approval.

Patrick Scott, Brighton Homes, explained the property will be slopped to ensure water
drains as needed. He said there is a small “depression” in the landscape at the rear of the lot
which will be able to hold any excess water during storms until it can appropriately drain from
the property.
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Commissioner Hirst made a motion for the Planning Commission to approve the -
preliminary subdivision plat for the proposed Mickelson Meadows Subdivision, located at 696
East Center Street, subject to the following:

Conditions:

1. All professional service fees shall be paid.

2. A bond shall be posted for all public infrastructure and utility work to be conducted.

3. The final subdivision plan shall indicate proper drainage and water retention to be
reviewed and approved by the City Engineer.

4. The applicant shall submit the final subdivision application following all applicable
criteria in Chapter 15-4 of the Subdivision Ordinance.

5. The closest fire hydrant shall be indicated on the final plans and shall be reviewed
and approved by the South Davis Metro Fire Marshal and the Public Works Director.

6. A current title report will need to be submitted and reviewed by City staff.

Reasons for the Action (Findings):

1. The preliminary subdivision is in harmony with the General Plan [Section 12-480-
52(1)(e)].

2. The new subdivision meets the objectives for development within a Residential-Low
(R-L) Zone [12-30-020(b)(1)]. 7

3. It appears all applicable development standards for development within an R-1. Zone
will be satisfied [Table 12-32-1].

4. Tt appears all general requirements for all subdivisions have been satisfied [Chapter
15-5].

5. All applicable standards found in the Subdivision Ordinance pertaining to a
preliminary subdivision application have been satisfied [Chapter 15-3].

The motion was seconded by Commissioner Merrill and passed by unanimous roll-call
vote (7-0).

PUBLIC HEARING | MILES MANOR SUBDIVISION | 580 EAST 100 SOUTH -
Consider a preliminary subdivision plan for the Miles Manor Subdivision; which consists
of 3 lots, to be located at 580 East 100 South, in the R-L. Zone. Patrick Scott, Brighton
Homes Utah LL.C, Applicant.

Brandon Toponce, Assistant Plannet, reported the Commission previously accepted a
conceptual subdivision plan for the Miles Manor Subdivision. The dpplicant desires to divide the
property into 3 lots and construct a single-family home on each lot. An existing home on the
property will be demolished to make room for each new dwelling. Each lot depicted has
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adequate street frontage, utility easements, buildable area and setbacks as required by ordinance.
The proposed density is allowed per ordinance. Mr. Toponce reviewed the conditions of
approval set during the conceptual subdivision process. A majority of the conditions have been
met and the remaining conditions will continue on to the final subdivision approval process. The
applicant will continue to work with City staff on all outstanding issues. The applicant will be
required to correct the address for Lot 1 and show all utilities, fire hydrants, and water retention
areas on the final site plans. The applicant will also be required to obtain a Davis County
Development and Construction Permit, since they will be building adjacent to Deuel Creek. The
applicant has completed the required environmental assessment, but is still awaiting the results.
Once this has been submitted and reviewed by City staff, the project will be scheduled for a final
subdivision review with the Planning Commission.

Commissioner Merrill asked if the catch basin to the east is also included in the permit
from Davis County or if the County is only concerned with Deuel Creek. Cory Snyder,
Community Development Director, said the County reviews anything within a 100-feet of the
development which would include the catch basin. If the County is confident nothing will
obstruct the flow, then a permit will be granted.

Patrick Scott, Brighton Homes, explained the environmental report has been completed
and the preliminary results came back inconclusive. He said based on the preliminary
observations there was no cause for concern, but to ensure safety additional testing will be
completed which will include soil samples from various locations on the site. He said they have
also conducted ground penetrating radar testing and have determine there is nothing buried on
the site. '

Chair Hirschi opened the public hearing. There was no comment; he closed the public
hearing.

Commissioner Merrill made a motion for the Planning Commission to approve the
preliminary subdivision plat for the proposed Miles Manor Subdivision, located at 580 East 100
South, subject to the following:

Conditions:

1. All professional service fees shall be paid.

2. Removal of the home shall take place or a bond shall be posted for the demolition of
the existing building located on the property line of Lots 2 and 3.

3. A bond shall be posted for all public infrastructure and utility work to be conducted.

4. The final subdivision plan shall indicate proper water retention to be reviewed and

approved by the City Engineer.
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5.

=

The applicant shall submit a final subdivision plat following all applicable criteria in
Chapter 15-4 of the Subdivision Ordinance.

The applicant will obtain a Phase 1 environmental assessment.

Lot 1 shall indicate the new address of 572 East 100 South.

The applicant shall obtain a Davis County Development and Construction Permit,
with a copy being submitted to City staff.

A current title report shall be submitted as part of the final plat submittal to City staff.

Reasons for the Action (Findings):

1.

The preliminary subdivision plat is in harmony with the General Plan [Section 12-
480-52(1)(e)].

The new subdivision meets the objectives for development within a Residential-Low
(R-L) Zone [Section 12-30-020(b)(1)].

It appears all applicable development standards for development within an R-L Zone
have be satisfied [Table 12-32-1].

It appears all general requirements for all subdivisions have been satisfied [Chapter
15-5}

All applicable standards found in the Subdivision Ordinance pertaining to a
preliminary subdivision review have been satisfied [Chapter 15-3].

An environmental assessment was required by the Planning Commission to be
approved prior to the final site plat and therefore must be completed. [August 29,
2014 Planning Commission Meeting Minutes].

The motion was seconded by Commissioner Hirst.

Commissioner Randall made a motion to amend to revise condition #6 as follows:

6. The applicant will obtain an environmental assessment to be approved by the City
Engineer.

The motion to amend was seconded by Commissioner Kjar and passed by unanimous
roll-call vote (7-0).

The motion as amended passed by unanimous roll-call vote (7-0).

LEGACY TRAIL APARTMENTS DEVELOPMENT | 1250 W. PARRISH LANE -

Consider a final subdivision plan for the Legacy Trail Apartments Development, which

consists of office, retail, gas/convenience store uses and multi-family units, to be located at
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the corner of 1250 West and Parrish Lane, in the C-VH/PD Zone. Fred Hale & Chad
Salmeon, Applicants.

Cory Spnyder, Community Development Director, reported the applicants desire to
finalize the subdivision of land associated with the Legacy Trail Development. The Legacy Trail
Development contains a non-traditional land use pattern involving an integrated mixture of uses.
The Commission previously approved the preliminary subdivision plans for this project. Mr.
Snyder reviewed the five (5) conditions as set by the Commission during the preliminary
subdivision process. The applicant has complied with a majority of the conditions. The
remaining outstanding conditions will continue on to City Council approval. The applicant will
construct the entire common internal roadway loop connecting Parrish Lane to the 1250 West
Round-About. The applicant has provided the required trail pathway width, location, casements,
and dedications, but will need to make sure the trail pathway is appropriately recorded. The
applicant has not provided the necessary trail pathway landscape plan (drought tolerant). In
addition, to providing the required landscape plan, the applicant will need to obtain an official
approval or acknowledgement from UDOT regarding the trail pathway details and the roadway
improvement details. The applicant will continue to work with City staff regarding outstanding
issues, i.e., engineering, title report, and CC&Rs.

Mr. Snyder explained the fencing details for the trail pathway including restrictions in
order to keep pedestrians safe along Parrish Lane and 1250 West. He explained staff has seen
communications between the applicant and UDOT regarding the trail and roadway plans.
However, the City is still waiting an official approval notice from UDOT. Mr. Snyder said the
Commission may go ahead and make a recommendation to the City Council at this point. The
City Council can then weigh-in on these decisions, since the City will likely be involved in a
portion of the construction and maintenance of the trail.

Chair Hirschi suggested condition #6 be amended to include a requirement regarding the
landscape plans and details. The Commissioner agreed.

Chair Hirschi made a motion for the Planning Commission to recommend approval of
the final subdivision plat and plans for the Legacy Trail Subdivision, with the following
conditions to be completed or submitted for further consideration, as part of the City Council’s
deliberation:

Conditions:
1. The plat and plans shall provide for the construction of the entire common internal
roadway loop connecting Parrish Lane to the 1250 West Round-About.
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2.

An off-site dedication parcel to UDOT and a public trail easement, located to the
southwest, shall be recorded in conjunction with the subdivision plat.

As deemed acceptable to the City and UDOT, the trail system shall establish a non-
access line with fencing to prohibit users from access to the roadway and ramp
systems along identified sections of the trail.

As deemed acceptable to the City and UDOT, the final plans and plat shall provide or
comply with curb and gutter changes, re-striping, and a restriction median, as part of
traffic circulation patterns.

Concerning the trail system, the final plat and plans, including landscaping and
design, shall be reviewed by both the City and UDOT and shall obtain written
acceptance from each entity.

The final plat and plans shall be deemed acceptable, in accordance with applicable
ordinances or PDO approval, by the City Engineer and City Attorney (e.g., the
engineering review comments, providing a final title report, and providing a copy of
the CC&Rs).

The applicants/developers shall establish, post, or pay any applicable, bonds, impact,
fees, or other related costs, as defined in the City’s Fee Schedule or Ordinances.

Reasons for the Action (Findings):

a.

The Commission finds that the proposed subdivision is subject to the terms and
conditions of the PDO approval for the Legacy Trail Apartment Project.

The Commission finds that the submitted final subdivision plat and plans are
sufficient in scope to access the subdivision’s compliance with the City’s General
Plan, Zoning, Subdivision, and other applicable regulations adopted by the City.

The Commission finds that the Legacy Trail Development contains a non-traditional
land use pattern involving an integrated mixture of uses.

Therefore, the Commission finds that the subdivision will require a cohesive review
and approval approach to ensure that the subdivision addresses the needs of the entire
project in relation to creating self-sustaining independent lots.

The Commission finds that the conditions of the preliminary plan approval address
the adequacy for probable compliance with the adopted regulations and provide
needed feedback for preparing and submitting a final subdivision plat and plan
application.

The motion was seconded by Commissioner Merrill and passed by unanimous roll-call

vote (7-0).

PUBLIC HEARING | WEST CENTERVILLE NEIGHBORHOOD_ PLAN

UPDATE - 1. Consider a General Plan Amendment for the West Centerville Neighborhood
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Plan; 2. Consider a zone map and text amendment to the City’s Zoning Ordinance. The
proposed zone text and map amendments are to establish a new “mixed-use district” and
its associated development standards to implement the drafied policies of the General Plan
Update for the West Centerville Neighborhood. Centerville City, Applicant.

Cory Snyder, Community Development Director, reviewed the history of the proposed
West Centerville Neighborhood Plan Update and the process that has taken place to bring the
proposed Update to this point. He explained one catalyst for this Update was to look at possible
options to merit a transit stop in West Centerville. At this point, a station stop is not likely due to
limited space. Mr. Snyder presented the “preferred scemario” which includes a mixed-use
concept. This concept will contribute the needed groundwork for a possible future transit stop.

Mr. Snyder reviewed the proposed arcas and uses including Light Industrial, Town
Center, Community Center, Urban Center, Commercial, and Park. The proposed mixed-use will
help support the already existing residential in Legacy Crossing. He explained the Urban Center
is the core of the neighborhood and is proposed to allow up to 45-units an acre with a focus on
localized commercial uses. This type of scenario could include 4-story buildings and/or stacked
flats (market will dictate). The Community Center would allow around 30 to 35-units an acre and
could include a public park. He explained a fly-over bridge at Porter Lane is also suggested to
alleviate congestion.

Mr. Snyder explained the zoning text and map amendments are significantly pared down
from the previously created Transit Oriented Development Zone. The proposed Parrish-Legacy
Mixed-Use Center District Zone (PL-MU Zone) includes only the Urban Center and the
Community Center areas. The base use for the PL-MU Zone is Commercial-Medium. The
secondary use is multi-family residential (Residential-Medium and Residential-High).
Residential cannot stand alone, it can only be added if the required base commercial uses are
established. Mr. Snyder explained a criteria and/or ratio for commercial vs. residential has not
yet been determined.

Mr. Snyder reviewed the design regulations/performance standards for the proposed West
Centerville Update which include design principles, design standards, and design guidelines. The
Parrish Lane Gateway, the Shoreland District, and Legacy Crossing all use design
regulations/performance standards. These standards discuss the goals for development and what
is trying to be achieved. Design principles establish an expected contextual relationship of the
built environment for enhancement of the functional system elements and uses of a “Mixed-Use
Center.” Design standards are required in addition to other standard set forth in the Ordinance
and are indicated by the verb “shalls.” Design guidelines indicate additional actions that are to be
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taken to enhance the development design and achieve greater compatibility of development in
the “mixed-use center district.”

Chair Hirschi opened the public hearing.

Wayne Eckman, West Bountiful, said 45-units and acre could potentially bring around
5000 people to this limited area and this does not include the people currently living in the
Legacy Crossing development. This will require additional churches, schools, and emergency
support. There is just not enough room to accommodate this density. He said the Village on Main
(Bountiful, Utah; mixed-use concept) is no longer exciting for the people who live there. He said -
many of the residents of the Village on Main are lcaving. In order to keep the Village on Main
viable it has recently been opened to subsidized housing. He said design principles were
mentioned and he questioned the design goals. He said this area is better served with commercial

uses, not residential.

Mark Stanger, West Bountiful, said he too is concerned with density and the congestion
this type of density will bring. He is concerned that fire, rescue and paramedics are not able to
support this type of density. He said he would like to continue to be able to see the mountains
from his home, not high-rise apartment buildings. He said no one would be comfortable with
several thousand new people moving into their neighborhood.

Roger Barrus, Centerville, said he is currently serving as a County Representative in the
House of Representatives at the State Legislature. He said he represents the interests of both
Centerville and West Bountiful. He shared concern with the impact the proposed mixed-use will
create on churches, transportation, and the school system and asked if these concerns have been
taken into consideration. He said we are all neighbors and need to look out for the best interest of
both cities.

Dale Mclntyre, Centerville, said he wants Centerville to stay a small community.

Mark Preece, West Bountiful City Councilman. presented a letter to Chair Hirschi from
the West Bountiful City Council and asked it be presented to Mayor Cutler. The letter contains
concerns and comments from the West Bountiful City Council.

Richard Rowe, West Bountiful, expressed concern with parking. This is a limited arca
and parking for this many residents will be difficult. He also said he is currently a
business/property owner in West Bountiful and never received information regarding these
changes. He said Centerville needs to realize this property is not owned by them and Centerville
should find out what the current property owners want.
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Stephanie Ivy, Centerville City Councilwomen, expressed concern with emergency
services being able to support this area. She said the current police department already struggles
with the Legacy Crossing development. She also mentioned that Centerville is ripe for an
earthquake and expressed concern with first responders being able to handle a significant trauma
associated with high-rise buildings. '

Rick Everett, West Bountiful, is concerned with this large density. He is concerned with
the pollution from the many vehicles that would be brought into the city with this type of
residential. He said he would rather keep the poliution of the Trinity plant. He said this type of
use will also impact the West Bountiful Police Department. He is concerned that over time this
type of use will become low-income housing. There are just too many risks.

Lisa Buckmiller, Centerville, said she wants io be a good neighbor and supports West
Bountiful residents’ concerns. This density will negatively affect West Bountiful.

Rhett Jordan, West Bountiful, said he lives in and owns a business in this area. He said
this type of density cannot be supported. He said this could potentially bring an additional 2000
cars a day. He said with a cap of 10,000 square feet on commercial uses all residents will have to
cross I-15 for services. He said the traffic impact will be significant, especially if a transit stop is
not likely. He said there is currently only one bus route in this area. Residents will be forced to
use their vehicles daily. He also expressed concerns with parking and the congestion this would
cause at the already congested round-about. He said this many cars would require a 4-lane road
and will cause grid lock if not addressed. He also said there is more residential density proposed
in this area than already exists in the entire city of West Bountiful.

Dave Tovey, West Bountiful, said he has the same concerns as mentioned previously and
believes there are just too many negative impacts. He said the traffic impact is too significant and
the rebuild of Parrish Lane is too far away. He also mentioned a fly-over lane at Porter Lane
would impact neighboring residents negatively.

Spencer Packer. West Bountiful, asked why this change needs to take place. He said it
appears these proposed changes are a way to provide Trinity economic value in an exit strategy.
However, the economic impact for other property owners in the area would be significantly
negative. He does not want to see this type of density in his neighborhood.

Cory Snyder distributed a packet of emails and other correspondence from citizens
regarding this issue. Chair Hirschi formally accepted the packet of public comments from Mr.
Snyder into the official record. He also acknowledged receipt of the letter provided by Mark
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Preece from the West Bountiful City Council and said he would deliver the letter to Mayor
Cutler as requested.

Chair Hirschi informed the public that this public hearing will not be closed at this time
but will be continued to the Special Planning Commission meeting on November 19, 2014. The
public may also continue to submit written comment.

Mr. Snyder explained the City Council formally requested the proposed Update. He said
all affected property owners were notified and asked repeatedly to participate in this process. In
addition, the community has also been involved. Ie explained the proposed densities are flexible
and the proposed scenario is “preferred” but not absolute. He said the mention of a possible 5000
move-ins is over-stated because the required commercial uses were not taken into consideration.
It is likely the proposed density will bring about double what currently exists in Legacy
Crossing. He said any residential development brings the need for more churches, schools, and
first responders. He explained most church organizations plan for growth; the Davis County
School District has already stated they can handle the proposed densities; and the City Council
will be required to discuss and budget as needed for additional emergency services.

Commission members discussed the need to accommodate for future population growth.
It was mentioned that this population growth is internal, children and grand-children need a place
to live. It is not move-ins to the area. Several Commission members mentioned a desire to be
proactive in providing additional residential options while maintaining an appropriate balance.
The Commission also discussed the trend to smaller homes with minimal maintenance.

Chair Hirschi made a motion for the Planning Commission to TABLE, for further
deliberation, the proposed General Plan Amendment and the related Zoning Text and Map
Amendments, until the special meeting of the Planning Commission, scheduled for November
19, 2014, beginning at 7:00 p.m. The motion was seconded by Commissioner Ince and passed by
unanimous roll-call vote (7-0).

COMMUNITY DEVELOPMENT DIRECTOR’S REPORT

1. Special Planning Commission meeting on Wednesday, November 19, 2014
2. Next regularly scheduled Planning Commission Meeting on Wednesday, December
10, 2014.

The meeting was adjourned at 9:33 p.m.
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David Hirschi, Chair

Date Approved

Kathleen Streadbeck, Recording Secretary
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PLANNING COMMISSION MINUTES OF MEETING
Wednesday, November 19, 2014
7:00 p.m.

A quorum being present at Centerville City Hall, 250 North Main Street, Centerville,
Utah. The meeting of the Centerville City Planning Commission was called to order at 7:00 p.m.

MEMBERS PRESENT

David P. Hirschi, Chair

Gina Hirst

William Ince (arrived at 7:04 p.m.)
Logan Johnson

Scott Kjar (arrived at 7:08 p.m.)
Kevin Metrill, Vice Chair

Debra Randall

STAFF PRESENT

Corvin Snyder, Community Development Director
Lisa Romney, City Attorney

Katie Rust, Recording Secretary

VISITORS

Julia Collins, Wasatch Front Regional Council
Interested citizens (see attached sign-in sheet)

PLEDGE OF ALLEGIANCE

OPENING COMMENT/LEGISLATIVE PRAYER  Commissioner Johnson

PUBLIC HEARING — WEST CENTERVILLE NEIGHBORHOOD PLAN [TABLED
FROM NOVEMBER 12, 2014 MEETING]

Cory Snyder, Community Development Director, introduced Julia Collins, a
representative of Wasatch Front Regional Council (WFRC). He explained his role as City
Planner, and the role of the Planning Commission in pursuing direction from the City Council
regarding the West Centerville Neighborhood Plan. Cities are required by State law to adopt a
long-term General Plan that projects approximately 25 years ahead. The Planning Commission
is to consider the present and future needs of the City. Mr. Snyder stated that the City has
ratified the Wasatch 2040 Plan, and the Planning Commission needs to lock at and consider the
Wasatch 2040 Plan during the planning process, although the City is not required to follow the
2040 Plan. Mr. Snyder said that he feels the idea of a FrontRunner station in Centerville is a
long-shot. From the feedback received during the open house and surveys, a mixed-use
scenario appears to be tolerable. He continued that the mixed-use would be akin to the
Megaplex theater development, with space to accommodate 400-500 residential units. If
rezoning occurs, the goal will be to have intensity sufficient to increase property values so that
existing property owners do not take a loss. Mr. Snyder compared current sales tax revenues
and property values to projected sales tax revenues and property values with the proposed
scenarios. The key will be finding the right balance between commercial and residential
development. Single-family residential does not exist in the area now, and would not exist in the
proposed scenarios.
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Mr. Snyder explained that over a 25-year period, the mixed-use growth would prompt the
need for an additional seven emergency response personnel for the City. He repeated that he
does not think UTA would approve a FrontRunner on the west side with the densities
considered. The City would have to include a larger area in the Plan to have sufficient density
to compete with other potential stops, and Mr. Snyder stated he cannot recommend the City
pursue a FrontRunner stop.

Representing WFRC, Ms. Collins stated that the Wasatch Front region is the fastest
growing region in the nation. The Wasatch 2040 Plan is a vision developed in 1999 to
accommodate growth and preserve quality of life. Using the scenario planning technique, four
scenarios were developed for the west Centerville neighborhood. Taking into account the 204
responses to the survey offered through the City website, and comments received at the public
open house and stakeholder meetings, the four scenarios were blended to arrive at a preferred
scenario. Chair Hirschi expressed appreciation for the cutting-edge planning tools that have
been available through the grant from WFRC, and agreed with Mr. Snyder that the tools do not
supplant the Commissioners’ responsibility as citizen planners to make decisions.

Vice Chair Merrill commented that he sees a conflict between public statements
suggesting the need for some type of grocery store in the area, and statements of concemn
regarding potential traffic congestion. He asked if the proposed residential development for the
area would support a grocery-type business. He also asked if the addition of seven emergency
response personnel would be necessary. Mr. Snyder responded to the first question stating that
Commercial-Very High Zoning allows regional services, similar to businesses found at Station
Park in Farmington. Businesses would look at the demographics of the region and would most
likely not find Centervilie’s west side desirable due to the close proximity to Station Park. Mr.
Snyder added that Centerville currently has a saturated market for large grocery-type
businesses. The preferred scenario would involve commercial businesses aimed at supporting
the local community rather than regional. Commercial businesses will not be interested if the
plan does not include sufficient residential rooftops.

Addressing the traffic congestion concern, Mr. Snyder stated that the planned traffic light
at the Parrish Lane and 1250 West intersection will solve some of the problem, but the freeway
interchange is not scheduled for reconstruction for approximately 15-20 years. Ms. Collins
explained the methodology used in estimating emergency response services needed.
Commissioner Kjar asked how much population growth is expected in South Davis County. Ms.
Collins responded that she does not have the numbers with her, but could supply them to the
Commission later. Mr. Snyder emphasized that cities should never assume they are built out,
because when cities declare they are built out commercial businesses leave. Cities need to be
aware of and support changes in needs and demographics to stay commercially viable.

At 7:50 p.m. Chair Hirschi opened a public hearing.

Mark Green — Mr. Green is a Centerville business owner. He said his family has put
thousands of dollars into the City baseball program, and installed walks at Founders Park at no
cost to the City. His contributions to the baseball program ended when it was suggested he
move his business outside of Centerville. Mr. Green said he understands what the Planning
Commission does, and he feels it is the Commission’s primary responsibility to protect the rights
of the shareholders. He is a landowner in Centerville, has paid property taxes for many years,
and has survived in a difficult market, Mr. Green stated he is frustrated that the City is making
plans for his property. He said he plans to perpetuate his business for a long time, and it would
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have to be economically feasible and convenient for him to be willing to relocate his business.
Mr. Green said he does not feel the City fulfilled its responsibility to protect land owners with the
Megaplex theater development, and he is not familiar with the concept of zoning without
development applications.

James Behunin — Mr. Behunin is a resident of West Bountiful. He said West Bountiful
thought for a long time that certain businesses in West Bountiful would move and make different
development possible, but he does not anticipate the businesses moving anytime soon. |t is
difficult for development to move in a different direction unless the businesses leave. Mr.
Behunin stated he feels that more than anything else, South Davis County needs places for
people to work. He suggested that more light industrial businesses should be encouraged
along the Legacy corridor. In response to Commissioner Kjar's question, he said that the
population in South Davis County is expected to be 98,000 by 2040. He anticipates that most of
the population growth will be in the west Layton area. Mr. Behunin said he would hate to see a
lot of apartments and condos on the west side of Centerville because that type of development
gets isolated. He asked if the City is imposing impact fees for recreation and parks.

Brandon lvie — Mr. lvie is a Centerville resident. Referring to the estimated population
growth, he stated that if housing is not built, the growth will go elsewhere. He said he feels it
would be in the City's best interest to not build additional high-density housing. He believes the
existing high-density housing on the west side was a mistake, and the City should not make a
bigger mistake by adding more.

Kevin Stevenson — Mr. Stevenson is a resident of West Bountiful. Mr. Stevenson stated
he moved to West Bountiful because it was quiet with very litle traffic. He said when something
like the proposed development starts it cannot be stopped or reversed. He has noticed more
noise and traffic since the Megaplex theater was constructed. Mr. Stevenson said they do not
want an environment like Salt Lake City, and Centerville should consider how changes would
affect other people.

April Lewis — Ms. Lewis is a West Bountiful resident. She said she read a comment by
Mayor Cutler on the Centerville website stating that his goal is to keep a smalt town feel while
providing modern services. Ms. Lewis said that high-density housing would not preserve a
small town feel. She asked if it would be possible for the City to offer a new survey to see how
Centerville residents really feel about the proposal.

Wayne Eckman — Mr. Eckman is a resident of West Bountiful. Mr. Eckman asked for
clarification regarding the numbers presented in the scenarios. He expressed concern
regarding the increased burden on emergency services with the high volume of single or elderly
residents that would be attracted by the type of housing proposed.  He said he feels the City
has done enough with the Legacy Crossing development and the additional 140-150 still to be
built.

Yvonne Preece — Ms. Preece is a resident of West Bountiful. She asked why the City
picked the area south of Parrish Lane, with all the space that is available on the north side of
Parrish Lane. She added that the light system on the interchange helps drivers coming from
the east side, but not the people caming from the west side.

Mark Green — Mr. Green emphasized that he is not against rezoning, and not against
moving his business, but he is concerned the City is missing out on a great opportunity by not
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waiting for development applications. He said he does not think the City would be happy with
that many apartments in the area. Mr. Green stated he is aware of a commercial company that
is anxious to make a proposal for that area that would economically move his business. He said
he understands the City wants to change, but he plans to stay there until it is economically
feasible to move. He feels the opportunity he is aware of would be preferable to high-density

residential.

Stephanie lvie — Ms. lvie sits on the Centerville City Council. She said she has enjoyed
the process of learning more about what the Planning Commission does, but when the Council
requested the Planning Commission examine the possibility of planning on the west side she
did not anticipate the density of housing that is proposed. Ms. lvie stated she will not vote for it
when it comes before the Council.

At 8:22 p.m. Chair Hirschi closed the public hearing.

Mr. Snyder responded to questions asked during the public hearing, explaining that, if a
rezone occurs, existing businesses could stay as long as they wanted as nonconforming
businesses with limited expansion options. The preferred scenario includes a park, and the City
charges a park impact fee of $1,300 per residential unit. The City is looking at the south side of
Parrish Lane right now because the Legacy Crossing development has occurred, and the
Council wants to examine the options moving forward in that area. The Council has reiterated
that Centerville does not want light rail down Main Street, and identified the west side as a
possible location for mass transit. Regarding traffic congestion he stated that the light system at
the freeway interchange is going to fail whether the zoning is changed or not. Increased
congestion, while undesirable, may prompt a revision of the interchange sooner than currently
planned.

Chair Hirschi asked what type of development can occur with the present zoning. Mr.
Snyder responded that the current zoning is Industrial-Very High. He added that another
approach could be to let existing development around Parrish Lane creep outward with
applicant-driven rezoning. He suggested the City may be near saturation point for high-density
housing for the short-term, and agreed that the City does need to support new jobs.

Commissioner Ince asked if additional Industrial-Very High development would be
undesirable. Mr. Snyder responded that Industrial-Very High uses are not necessarily bad, but
he suspects that nothing would change in the area for a long time. When the Legacy Highway
opened the City changed the zoning west of the freeway around Parrish Lane to Commercial.
The Residential zoning came because of the market, but the City took the initial action to create
synergy. Commissioner Ince asked about Mr. Green's comments regarding infringements, and
Mr. Snyder responded that the City did what it could to make things as whole as possible in that
situation. The City Engineer could provide more information. Commissioner Ince asked what
future proposat Mr. Green was referring to. Mr. Snyder responded he is aware of a boutique car
dealership interested in Legacy lots two and three, but a car dealership is not currently an
allowed use at that location. The Planned Development Agreement would have to be amended
by the City. Commissioner [nce asked if proposal-driven zoning or city-initiated zoning is more
common. Mr. Snyder responded that every city does both by putting the Zoning parameters in
place, and then altering the General Plan as requests are received.

Commissioner Kjar commented that things will change over time, and the City needs to
determine how it wants things to change. He said he is not an advocate of high-density
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development in general, and he assumes residents would prefer a car dealership over
apartments. Commissioner Kjar said he likes the idea of proposal-driven zoning, and asked if
more high-density housing is really what Centerville wants. Chair Hirschi reminded the
Commissioners that the Planning Commission was given direction by the City Council to
examine the possibilities on the west side. He stated the Commission needs to consider all of
the work that has occurred, as well as public comments, in determining whether the proposed
scenario could work with some adjustments. Mr. Snyder repeated that mixed-use is preferred
according to input received on the surveys and at the open house. The survey was posted on
the City website and available to anyone who wished to participate. Commissioner Johnson
reported that citizens have expressed to him that they felt restricted in the choices provided on
the survey. He also said he feels a lot of people do not fully understand mixed-use
development.

Commissioner Ince stated that he has had multiple experiences owning a home that
ended up neighboring eventual development. His preferred experience as a homeowner has
been when the home was surrounded by an established neighborhood with no real possibility
for change. He continued that people have an idea of what they want, and anytime anything
differs from their idea they will be upset. Commissioner Kjar repeated that change is probably
inevitable in that area, and added that the City has the opportunity to direct the change and
define the flavor of Centerville. Chair Hirschi pointed out that the creation of a master plan for
the area would guide development over the next 30-40 years without significantly affecting
existing businesses in the short-term. Commissioner Kjar pointed out that a car dealership
would generate sales tax revenue. Mr. Snyder responded that a car dealership would fall short
of creating a mixed-use neighborhood, and would have a lower land value for the City than a
development like Legacy Crossing. Commissioner Johnson asked what is needed to support
the existing apartments and already-approved development if the City cannot get a FrontRunner
stop and does not want high-density housing. Mr. Snyder repeated that the south side of
Parrish Lane was targeted by the Council because it has the most vacant ground, and because
the Council wanted to look at how to prevent Legacy Crossing from becoming isolated and how
to establish a FrontRunner stop. Mr. Snyder briefly described business development planned
for the north end of 1250 west.

Commissioner Hirst expressed concern regarding expansion restrictions for existing
landowners if rezoning occurs. She asked Mr. Snyder if he feels the Planning Commission has
sufficiently addressed what the Council requested, having only received 204 responses to the
survey. Mr. Snyder responded that open houses and public meetings are generally not weli
attended. Receiving 200 responses to a survey is better than relying solely on an open house
for public comment. The survey was a public invitation to participate, and was not intended to
be a comprehensive survey of every citizen. Ms. Collins added that the responses to the ten-
question survey indicated interest in exploring mixed-use development. The survey included
pictures to help citizens understand the different options. Ms. Collins commended the City for
the thorough approach taken by placing notices of the survey on the website, in utility mailers,
the newsletter, and City parks.

Chair Hirschi suggested the Commission table further discussion to another meeting in
the hope that Commissioners will contemplate the issue and come in December with
suggestions. Vice Chair Merrill made a motion to table the issue until the December 10"
Planning Commission meeting. Chair Hirschi seconded the motion. Mr. Snyder suggested the
Planning Commission focus on whether it supports the mixed-use scenario and what changes
would need to be made, or does not support making a change at this time and the reasons why.
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Commissioner Kjar asked Ms. Collins what other cities have done with this dilemma. Ms.
Collins responded that every community is experiencing massive growth. Some communities
have welcomed growth and high-density zoning and some have not. She emphasized that the
decision for growth should involve attention to design - good design equals good density. She
and Mr. Snyder listed several examples of successful high-density developments. The motion
to table passed by unanimous vote (7-0).

Chair Hirschi made a motion to include the letter from West Bountiful to the Centerville
Council and Mayor, and a series of emails received since the last Planning Commission
meeting in the formal record. Commissioner Kjar seconded the motion, which passed by
unanimous vote (7-0).

DISCUSSION ON ACCESSORY DWELLING UNITS

Mr. Snyder reported that following a public roundtable discussion and Commission
discussions, there seems to be support for considering an accessory dwelling unit (ADU)
ordinance. An ordinance has been prepared by staff. Chair Hirschi made a motion to consider
the ADU ordinance after the first of year. Commissioner Kjar seconded the motion, which
passed by unanimous vote (7-0).

ADJOURNMENT

At 9:26 p.m. Commissioner Randall made a motion to adjourn the meeting.
Commissioner Hirst seconded the motion, which passed by unanimous vote (7-0).

David P. Hirschi, Chair Date Approved

Katie Rust, Recording Secretary



Centerville City Planning Commission
2015 Meeting Schedule

Meetings of the Centerville City Planning Commission are generally held at 7:00 p.m. on the second
and fourth Wednesday of each month (except in the months of November and December, where
usually only one meeting will be held on the second Wednesday). Unless, otherwise determined by the
Planning Commission, all meetings are held in the Centerville City Hall Building, Council Chambers, 250
North Main Street, Centerville, Utah.

The meeting schedule for 2015 shall be as follows:

January 14, 2015 January 28, 2015
February 11, 2015 February 25, 2015
March 11, 2015 March 25, 2015
April 8, 2015 April 22, 2015

May 13, 2015 May 27, 2015

June 10, 2015 June 24, 2015

July 8, 2015 July 22, 2015
August 12, 2015 August 26, 2015
September 9, 2015 September 23, 2015
October 14, 2015 October 28, 2015

November 11, 2015

December 9, 2015

An application must be submitted three (3) weeks in advance to the desired meeting date
(see attached calendar). The application will be reviewed for completeness and when it’s
deemed complete, the project will be scheduled for the next available Planning
Commission meeting.

Updated December 1, 2014
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CENTERVILLE CITY

COMMUNITY DEVELOPMENT DEPARTMENT
655 North 1250 West, Centerville, Utah 84014
(801) 292-8232

STAFF REPORT
AGENDA: ITEM 1

PROPERTY OWNER/ ROBERT HOLMES CONSTRUCTION INC.
APPLICANT: 683 WEST 910 NORTH
WEST BOUNTIFUL, UT 84087

PROPERTY: 1384 WEST 75 NORTH

ACREAGE: 70 ACRES

ZONING: INDUSTRIAL-HYIGH (I-H)

APPLICATION: CONCEPTUAL SITE PLAN ACCEPTANCE FOR PARKINS
OFFICE/WAREHOUSE

USE: OFFICE/WAREHOUSE

RECOMMENDATION: ACCEPT THE CONCEPTUAL SITE PLAN

BACKGROUND

Recently, the applicant submitted plans for the development of a new office/warehouse building
to be located at 1384 West 75 North, found on Lot 5 of the Evergreen Business Park. After an
initial review by staff, it appears the application is complete and sufficient detail has been
submitted for review by the Planning Commission.

CONCFEPTUAL SITE PLAN REVIEW, SECTION 12-12-110{d)
Table of Uses Allowed - Chapter 12-36

Within the Zoning Ordinance, the Table of Uses does allow an office/warehouse to be located
within the Industrial-High (I-H) Zone.

General Plan - Section 12-480-6

The Centerville City General Plan indicates the area of development is within the West
Centerville Neighborhood and the Centerville City Business Park District. The goal for the area
is *“...to maintain and eventually upgrade the conditions and appearance of the buildings and yard
areas, while being sensitive to the needs of existing business and property owners” (Section 12~
480-6(1)). In addition, the objectives encourage the economic viability, and the enhancement of
architectural standards and themes for businesses located within the business park. The applicant

December 10, 2014 : Page 1 of 5
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has not provided exterior elevations and will be required to do so with the final site plan
application, however, the use and site appear to meet the goals and objectives of the General
Plan.

Development Standards

The site location is 0.70 of an acre, with the plans indicating the proposed building being 7,200
square feet. For the final site plan, the applicant will need to indicate how much of this square
footage is for office use and general warehouse use. All other development standards appear to
be satisfactory concerning Table 12-35-1 of the Zoning Ordinance.

Parkin Office/Warehouse Building
Development Standards
Tahble 12-35-1

Development Standard I Required ] Actual | Compliance
Building Standards
Maximum Height 35 Feet ﬁzt;ﬁ.lgeasummem not Unlnown
Setbacks
Front 20 Feet 61 Feet Yes
Rear None 28 Feet Yes
. East: 4 Feet
Side None Yes
West: 72 Feet
Site Standards
Minimum Frontage 50 Feet 128.55 Yes
Minimum Area None .70 Acre N/A

Industrial-High Development Standards

Parking - Chapter 12-32

Table 12-52-1
Off-Street Parking Requirements

Use Standard/Required Provided Compliance
Office 1 space per 200 square feet

Office: 1,320 Square feet =7
Warchouse 1 space per 1,000 square feet,

or 1 space per employee on highest 20 Stalls Yes

shift, whichever is greater

Warehouse: 8,040 square feet = 8

Total Required = 15
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In addition to parking calculations, the applicant has also met the City Standards concerning isle
width and parking stall requirements. Fach parking stall indicated on the plans are measured at
9> X 18’ and the drive-isles and driveways are found to be at 24 feet.

Landscaping - Chapter 12-51

The submitted plans indicate that 3,670 square feet will be designated in landscaping. This is
12% of the entire lot. In addition, the plans also indicate that the parking lot will have 695 square
feet in landscaping, or 5.61% of the parking lot. Since the property is less than one acre, it will
not require a landscape architect to prepare the final landscaping plans. Yet, they still are
required to submit a landscaping plan with the final site plan review. These plans must indicate
location of all landscaping, types of plantings, total number of plantings and accurate calculations
of landscaping percentages and totals.

Required Landscaping Summary Chapter 12-51
Guidelines Standard Required Actual/Compliance
Site Specific
Total Area Landscaping 10% 3,049.2 square feet 3,670 square feet
1 Tree per 500
Total Required Trees square f:eet of 6 Required
required
landscaping .
Trees for Street Frontage L per 2> linear > Required Not provided
g feet Based on 128.5
Building 0
Frontage/Foundation >0% 78 feet
Total Interior Parking 0
Lot Landscaping 5% 620 square feet 695 square feet
For. every six 3 Required
required stalls: 1
. . Based on 15 stalls
Total Interior Parking tree .
. Not provided
Lot Trees and Shrubs For every six .
. 6 Required
required stalls: 2
Based on 15 stalls
shrubs

Screening — Section 12-51-110
The applicant has indicated on the site plan that the dumpster is located in the northwest corner of

the property. Yet, the plans do not show any detail concerning how the trash enclosure will be
constructed. The applicant will need to provide detail indicating the dumpster has been
completely screened from view with an opaque six-foot wall or fence. The wall or fence must be
compatible in material and color of the main building on site. In addition to the dumpster, any
wall or roof-mounted equipment will need to be screened from view of the public street. No
information on the submitted plan addressing the screening of wall-mounted equipment has been
provided. '

Signage

December 10, 2014 Page3 of 5
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All signing requires separate permits and must be approved by the Zoning Administrator as part
of the sign permit application. However, the final site needs to indicate the location of any wall or
monument signage and how it will meet the requirements found in Chapter 12-54 of the Zoning
Ordinance.

In regards to the wall sign, the development is allowed one sign on a primary wall, not to exceed
15% wall coverage, and a secondary wall at 5% wall coverage. If there is a desire for signage on
other walls, it may be allowed as long as the total combined square footage for the other
remaining walls are not more than 32 square feet. A monument sign may be no higher than 6
feet with a 1-foot pedestal and a 5-foot high sign. The total area of a low profile sign may be one
square foot for every linear foot of street frontage. The low profile sign must also be 3 feet from

a property line.

Exterior Building Standards — Section 12-35-080(e)

All development within the industrial zones are required to meet the minimum exterior building
standards as found in Section 12-35-080(e) of the Zoning Ordinance. These standards require a
combination of exterior materials to be used such as: rock, split face CMU, stone, brick, or other
similar material. These materials should be the prominent material on all street facing and non-
street facing walls. Accent material may also be used such as: glass, wood, stucco, anodized
aluminum, colored metal or ceramic tile. The use of metal siding is prohibited and a licensed
architect must design all structures.

As mentioned previously, the applicant has not provided any elevation drawings of the building
and must provide this information with the final site plan. This information must include total
height and the material proposed for the exterior.

CONCLUSION
The applicant will need to submit a final site plan application following all the requirements -
found in Section 12-21-110(e) of the Zoning Ordinance. In addition, utility provider sheets will
need to be submitted indicating the site has adequate utility services. After the final review and
approval, a bond will need to be posted for all on-site and off-site improvements prior to any
construction taking place.

After reviewing the plans, the City Engineer is questioning the storm drain connections and
location. It appears a storm drain pipe was installed from the adjacent property to the east and
connecting to a main line west of the project property. However, it does not appear this pipe was
ever inspected by City staff. The City Engineer would like to ensure this pipe is built to City
Standard prior to making a final decision on utilizing this pipe for their project. Finally, the
applicant will need to address proper fire protection such as the location of the closest fire
hydrant. The plans will then need to be reviewed by the Fire Marshal for approval.

PLANNING STAFF RECOMMENDATION

PROPOSED ACTION: I hereby make a motion for the Planning Commission to accept the
conceptual site plan for the Parkin Office/Warehouse Building, to be located at 1384 West 75
North, with the following conditions:
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The applicant shall submit a final site plan application meeting the standards found in
Section 12-21-110(e) of the Zoning Ordinance.
Building elevations shall be submitted indicating the total height of the proposed
structure, final materials and colors.
The location of all signage shall be indicated on the building elevations and on the site
plan, if a monument sign is preferred.
A landscaping plan shall be submitted and indicate the following:

a. Total overall percentage of landscaping

b. Total parking lot percentage of landscaping

c. Location, types and total number of plantings
Detail concerning the building material for the trash enclosure shall be submitted with the
final site plan.
All roof and wall-mounted equipment shall be shown on the final plans as being screened
from view.
Utility provider sheets shall be submitted as part of the final site plan application package.
All storm drainage shall be properly addressed to meet all City Standards and shall be
approved by the City Engineer.
Proper fire protection shall be addressed, indicating the location of the closest fire
hydrant. These plans shall then be reviewed and approved by the City Engineer.

SUGGESTED REASONS FOR THE ACTION:

L.

The conceptual site plan submitial has adequately shown how the property may be
developed [Section 12-21-110(d)(2)].

According to the Table of Uses, an office/warehouse is permitted within the I-H Zone.
The development was found to meet the goals and objectives found within the Centerville
City General Plan [Section 12-480-6].

The proposed site appears to have met all applicable development standards for the I-H
Zone [Chapter 12-35].

December 10, 2014 Page 5 of 5
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CENTERVILLE CITY

COMMUNITY DEVELOPMENT DEPARTMENT
655 North 1250 West, Centerville, Utah 84014
(801) 292-8232

STAFF REPORT
AGENDA: ITEM 2

PROPERTY OWNER: ATIEL HAFOKA
564 WEST PORTER LANE
CENTERVILLE CITY, UT 84014

APPLICANT: DAVID NILSSON & NATE PUGSLEY
BRIGHTON DEVELOPMENT LLC
215 NORTH REDWOOD ROAD #8
NORTH SALT LAKE CITY, UT 84054

PROPERTY': 03-001-0125 & 03-001-0145
(SAME AS OWNERS ADDRESS)

ACREAGE: 6.4 ACRES

ZONING: RESIDENTIAL-MEDIUM (R-M)

APPLICATION: CONCEPTUAL SITE PLAN ACCEPTANCE

PROPOSED USE: ASSISSTED LIVING CENTER & INDEPENDENT LIVING
UNIT

RECOMMENDATION: CONSIDER ACCEPTANCE OF THE CONCEPTUAL SITE
PLAN WITH DIRECTIVES

BACKGROUND

The applicant’s intent is to provide a good quality senior living environment with full services
such as assisted living, memory care, food services, housekeeping, laundry and transportation. In
addition, they desire to provide social activities and community outreach programs. Lastly,
through third party licensing, offer physical and occupational therapy and health care services
(see letter provided by applicant in the staff report backup materials).

The project consists of a singular development site. The site is to be developed with two primary
uses, using two building footprints; one primary use is that of an assisted living facility (i.e. @
110-bed facility) and the other primary use is a building with 40 multi-family dwellings (i.e.
independent living units). Additionally, the applicants indicate a phasing for the ultimate build out
of the assisted living facility.
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CONCEPTUAL SITE PLAN REVIEW, SECTION 12-12-110(d)

Table of Uses Allowed - Chapter 12-36

Within the Zoning Ordinance, the Table of Uses does allow both of the proposed primary uses
within the Residential-Medium Zone (R-M) Zone. More specifically, the proposed assisted living
use is aflowed as a conditional use; while the multi-family uses are permitted up to four (<) units
per gross acre and conditional for up to eight (8) units per gross acre (see Table 12-32-1). Thus, by
way of the Zoning Ordinance, how are densities applied or not for both uses when being
established using a singular parcel?

According to the Zoning Code, both uses are considered “primary” and are labeled as non-single
family developments (see Section 12-32-040 & 12-51-070.g). Consequently, even though being
considered a residential use, the assisted living facility does not have a density calculation as it is
not a single-family housekeeping unit (see dwelling definition), while the primary use of multi-
family has a density calculation of 40 dwelling units. Thus, the total number of dwelling units is
40 with a density calculation of 40 divided by 6.4. This equates to 6.3 units per gross acre (code
rounds o nearest tenth for denmsity). Thus, the project’s overall density would fall within the
conditional use limitations of a gross density of up to eight dwelling units per acre. However, the
assisted living facility’s footprint takes up about 1.4 acres of the entire site and is not being
accounted for in the density area calculations. If this acreage is subtracted from the calculation,
the density calculation changes to 40 divided by 5 acres, which still remains within the allowable
cight units per acre. Even so, the project, as a singular non-single family development, must
satisfy the 40% landscaping or open space requirement for the entire site, as well as other
applicable regulations.

General Plan - Section 12-480-3

The project site is located in the Southwest Neighborhood Plan Area. The neighborhood plan
. indicates that the area from 500 West to the commercial area on the Frontage Road may be
appropriately developed with low to medium density residential. In addition, the plan encourages
the use of “planned development™ type use to act as a buffer between the commercial uses to the
west and the single-family use areas in the neighborhood (see Section 12-480-1.a). The proposed
uses will be developed in a “planned style” as a singular project, which will create a place of
differing housing needs, specifically for the aging population. Staff is particularly supportive of
design style for the buildings, which consists of a familiar “prairie style” architecture loosely
based on a historic schoolhouse in Centerville, which was also replicated in the Centerville
Branch Library facility. It is planning staff’s opinion that the project indeed functions as a buffer
between the commercial area of the Frontage Road and the interior neighborhood to the east.

http.Avww. cemervitleus et/ downloads/communitydevel
opment/12-480-1-3.gp.current. 8-8-201 2 pdf

Development Standards

The site location consists of 6.4 acres, with the plans indicating two proposed primary buildings.
Conceptually, the development appears to be able to satisfy the applicable standards of Table 12-
32-1 of the Zoning Ordinance, as summarized below:
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R-M Development Standards

Table 12-35-1
htp:thnww. centervilleut. net/dovenloads/communitydevelopment/chapter] 2-32, table 12-32-1 setback standards - street _side yard -

5-6-2014 revised 6-5-2014 pdf

Development Standard | Required | Actual | Compliance
Building Standards
Two Stories
Maximum Height 35 Feet (Actual measurement nor | Undetermined
shown}
Distance Between 6 feet 45 Feet Yes
Buildings
Lot and Parcel Standards
Mintmum Area 10,000 sq. ft. 6.1 Acres Yes
Setbacks
Front 25 Feet ~40 Feet Yes
Rear 20 Feet ~124 Feet Yes
_ East: ~16 Feet
Side 10/8 Feet Yes
West: ~50 Feet
Site Standards
Landscaping, Non-single 0 . 2.43 of 6.1 Acres .
Family Projects 40% of Site 40% Projected
Open Space Trees & 1 Tree & 2 Shrubs - Not Shown - Undetermined
Shrubs Requirement per Dwelling Unit

Residential-Medium Development Standards

Off-Street Parking - Chapter 12-52

http-thoww. centervilleut net/downloads/communitydevelopmentichapter 12-52 - off-street parking_and_loading.pdf’

Table 12-52-1
Off-Street Parking Requirements
Use . Standard Provided Compliance
Assisted Living Use | 1 space per 5 beds & ] space 89 Stalls U i
per employee (highest shift) (Employees = ?) ncertam
Multi-family 1.5 spaces per studio or 1 bed, 54 or 64 Uncertain
or 2 spaces per 2bed+ (plans not clear)
Total 153 Parking Stalls Uncertain
)

Since there are two different parking calculations and the submitted plans are not clear, the
parking issue is in need of further evaluation. The applicant has previously indicated to staff that
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they may seek a parking modification (see Section 12-52-110) to set the stall amounts in
accordance with industry operational standards. If so, such study must be submitted to the
Commission with any final site plan approval for review, evaluation, and final determination.

Landscaping & Screening - Chapter 12-31
hitto:ivww. cenlervilleut pet/downloads/communitydevelopment/chanierd 2-51.1-5-201 1 pdf

The submitted plans indicate the general location of landscaping, however, no detail is given.
Since the property is greater than one acre, it will require a landscape architect preparc a
landscaping design for the final site plan application submittal. These plans must indicate
location of all landscaping, types of plantings, total number of plantings and accurate calculations
of landscaping percentages and totals.

Required Landscaping Summary Chapter 12-51
Guidelines Standard _Reqmre.d Actual/Compliance
Site Specific
Total Area Landscaping 40% 243 Of("& Acres
~4{0%
1 Tree & 2
Total Required Trees Shrubs per 41 Trees & 82
. . Shrubs
Dwelling Unit
Trees for Strect Frontage I per t%'a itl near 16 Required
Total Intenc.)r Parking 10% Not Provided Undetermined
Lot Landscaping
Total Interior Parking reFZI;'ere:Zalsllg 1 26 Required (7)
Lot Trees and Shrubs 9 tree ’ Based on 153 stalls
Total Interior Parking For every six ,
Lot Trees and Shrubs required stalls: 2 52 Requlred (‘?)
Based on 153 stalls
shrubs
Public Str.eet 10 Feet for Local 15.5+ provided Yes
Landscaping Streets
(curd to interior lof)

Screening — Section 12-51-110

The plans do not show any detail concerning the trash enclosures. The final plans will need to
provide details indicating the number of dumpsters to be provided. Also, all dumpsters must be
completely screened from view with an opaque six-foot wall or fence. The wall or fence must be
compatible in material and color of the main buildings on the site. In addition to the dumpster,
any wall or roof-mounted equipment will need to be screened from view of the public street.

Signage
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All signing requires separate permits and must be approved by the Zoning Administrator as part
of the sign permit application. However, the final site plan needs to indicate the location of any
wall or monument signage, which must also meet the requirements found in Chapter 12-54 of the

Zoning Ordinance.
htip:fwww. centervilleut. net/downloads/communitvdevelopment/chapter I2-
54 sions city council freewav oriented signs_7-3-2013 .pdf

Conditional Use — Staff’s Anticipated Issues or Concerns

Since the proposed primary uses require the approval of a conditional use permit, stafl desires to
provide an anticipated list of issues to be addressed with the final site plans and the conditional
use permit applications: Such issues or concerns are identified as follows:

e Tire Access, Circulation, and Protection (see Section 12-21-100.e.5.g & k) - The final plans
need to be reviewed by the South Davis Metro Fire Agency and the Public Works
Director to ensure that there is capacity for staffing, access and circulation, and hydrants;
including fire hydrant flow capacity to service the proposed uses.

e Utilitvy and Drainage Capability & Capacity (see Section 12-21-100.e.5.g & k) — Such
facilities are located in the area of the development. However, the location of the sewer
line (south side of Porter Lane) may create problems with engineering the needed utilities.
Additionally, the site appears to slope northward and the drainage facilities available to
tie into are in a different storm drainage zone. This will need to be addressed with the
City Engineer to determine how to provide for proper site drainage and storm water
management.

e Open Space and Pedestrian Circulation Needs (see Section 12-21-100.¢.5.h1) — By creating a
place of differing housing needs, specifically for the aging population, staff sees the need
to provide outdoor open and/or covered spaces for residents and relatives to gather and
socialize. This is particularly needful with persons residing in the independent living units
and the ambulatory patients of the assisted living facility, There are no publicly provided
outdoor spaces nearby, thus the final plans ought to address providing such quality of life
amenities for residents, specifically for those with some restricted mobility. Although the
plans do depict an outdoor seating area near the dining facility, the plan lacks providing
small play areas or passive spaces for more intimate opportunities for multiple families
visiting the residents of the project. A pedestrian circulation element also needs to be
provided in the design plan to comprehensively connect such areas.

e Delivery and Loading Needs (see Section 12-21-100.e.5.h) — Since the assisted living
facility is quite large and has ability to house many patients, staff anticipates a number of
daily, weekly, and monthly delivery type services. Do these services come during the
daytime or evening hours? Are time restrictions needed to lessen any impacts to the
surrounding residential properties?

s Buffering, Screening and Lighting (see Section 12-21-100.e.5.h) — The planning staff
believes that there are three areas to consider. First, is the landscaping depth along Porter
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Lane. Typically, with a residential building, the setback of 25 feet is maintained n
landscaping. Due to any internal driveway lane, the plans depict only 15.5 feet. Staff
believes that this should be further mitigated using more than just turf-style planting.
Additional features, such as short walls and fencing, landscape berming, and other
elements would provide needed buffering in exchange for a reduction in typical turf area.
Second, since the adjacent lot is undeveloped, the parking lot area to the west needs to be
buffered to mitigate any future visual impacts from multiple cars and headlights. Third,
the multi-family building (i.e. independent living units) is located fairly close (meets
setback however) to the adjacent property. Even though the adjacent lot is currently a
private sports field, this could change in the future and such a large building with little to
no buffering would be an imposing element for any redevelopment of the sports field.

bt Shvww. centervilleut. net/downloads/communitydevelopment/chapter 12-21 _as_approved 3-4-2014.pdf

PLANNING STAFF RECOMMENDATION

PROPOSED ACTION: 1 hereby make a motion for the Planning Commission to accept the
conceptual site plan for the Porter-Walton Senior Living Community, to be located in the area of
564 West Porter Lane, with the following directives:

1.

2.

The applicant must submit a final site plan application meeting the standards found in
Section 12-21-110(e} of the Zoning Ordinance.

The applicant must submit a conditional use permit application to consider allowing for
an assisted living facility and multi-family density of 8 units per acre, as described in the
December 10, 2014 Planning Staff Report, which must address the standards found in
Section 12-21-100(e) of the Zoning Ordinance.

The conditional use application submittal shall also address the anticipated issues and
concerns, as outlined in the December 10, 2014 Planning Staff Report. _

A Landscaping Plan, prepared by a Landscape Architect, must be submitted to address the
standards of Chapter 12-51-Landscaping & Screening, as also outlined in the December
10, 2014 Planning Staff Report.

A site sign package must be submitted for review by the Planning Commission and the
Zoning Administrator in accordance with Chapter 12-54-Signs.

SUGGESTED REASONS FOR THE ACTION:

L.

2.

3.

The conceptual site plan submittal has adequately shown how the property may be
developed [Section 12-21-110(d) (2)].

According to the R-M Zone and associated Table of Uses, an assisted living and a density
greater than four (4) units per acre are conditional uses within the R-M Zone.

The development appears to satisfy the goals and objectives found within the Centerville
City General Plan [Section 12-480-3].

The proposed concept plan, with the directives given, appears to be capable of meeting
applicable Development Standards for the R-M Zone, Off-Street Parking, and the
Landscaping and Screening Standards of the Zoning Ordinance.
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Acres:

Developer:

Use:

Buildings:

Concept:

Design Concept:

Phasing:

Porter Walton Senior Living Community
564 W. Porter Lane
Centerville, Utah

6.15

Brighton Development, LLC (will be assigned to a new LLC) . The
principals are Nate Pugsley, a descendent of Porter Walton family,
and David Nilsson. The Developer’s office is:

Brighton Development, LLC
215 N. Redwood Road, Suite 8
North Salt Lake, Utah 84054

Senior Living Community comprised of a licensed Type | & Type i
(memory care) Assisted Living Facility with Independent Living
units.

One two-story building for Assisted Living, One three-story
building for Independent Living

Our intent is to provide a good quality senior living environment
with full services such as assisted living, memory care, food
services, housekeeping, laundry, and transportation. We will also
provide social activities, and community outreach programs.
Through licensed third party service provides, we will offer
physical and occupational therapy and health care services.

Taking cues from Centerville’s history, we will incorporate into our
design architectural elements from the Davis County Library
which is based on the Centerville Elementary School built in 1916
as well as a few of the homes built around the same time. This is
generally the Prairie style, but may include elements from the Arts
& Craft style and Bungalow style.

The project may be phased based on the final feasibility study.

RECEWED oy 1 8 M




Porter Walton Senior Living Community
Development Schedule

2014 2015 2016 2017 2018
Start Completion 4Q 1Q 2Q 3Q 4Q 1 - 2Q 3Q 4Q 1Q 2Q 3Q 44 1Q 2Q 3 4Q
Concept Site Plan Submission 19-Nov-14
Final Site Plan Approval 2 Mos 28-Jan-15
Construction Loan Submission 1-Mar-15
Construction Loan Approval 8 Mos 1-Sep-15
Architecture and Planning . 3 Mos 1-Feb-15  15-Apr-15
Building Permit 15-Sep-15
Licensing 4 Mos 1-Jul-16 1-Nov-16
Construction 18 Mos 1-0Oct-15  1-Mar-16
Cert of Occupancy 1-Mar-16
Stabilization Period 12 Mos 1-Mar-16  3-Jan-17
Refinancing 1-Mar-18  1-Apr-18
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CENTERVILLE CITY

COMMUNITY DEVELOPMENT DEPARTMENT
655 North 1250 West, Centerville, Utah 84014
(801) 292-8232

STAFF REPORT
AGENDA: ITEM 3

OWNER/AGENT: LESLIE MASCARO

OAKWOOD HOMES
206 EAST WINCHESTER STREET
MURRAY, UT 84107
E-MAIL: LMASCARO@OAKWOODHOMESCO.COM
PROPERTY: WOODS PARK SUBDIVISION
2400 NORTH 800 WEST
ACREAGE: 542
ZONING: RESIDENTIAL-LOW (R-L)/PDO

APPLICATION: FINAL AMENDED SUBDIVISION PLAN APPROVAL

RECOMMENDATION: RECOMMEND APPROVAL TO THE CITY COUNCIL

BACKGROUND

On August 6, 2013, the City Council approved the final subdivision plans and plat for the
Woods Park Subdivision. With this approval came specific design guidelines for the homes
located within the development. These guidelines required architectural clements to be
included on each home and specifically on the rear-facing wall. Henry Walker Homes, the
developer of the project, provided drawings that adequately met these standards. As the
project moved forward, Woods Park was acquired by Oakwood Homes. With this change,
Oakwood Homes desired to introduce a new line of homes that would give even more variety
to the already approved designs. They do not desire to alter the required design features, or to
change the buildable pad for each lot, they are only increasing the options for homebuyers.
However, since they are adding to the approved plans, they are required to go through the
amended subdivision process.

FINAL SUBDIVISION REVIEW CHAPTER 15-4
The Planning Commission must review the amended plan approvals in accordance with the
Subdivision Review found in Chapter 15-4 of the Subdivision Ordinance. Once the
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Commission has sufficiently reviewed the changes, they must make a recommendation to the
City Council.

Lavout &Lots

The subdivision is located at 2400 North 800 West and consists of 29 lots on 5.42 acres. The
property is zoned Residential-Low (R-L) with a Planned Development Overlay (PDO) being
approved on the site. This approval took place on April 2, 2013 by the City Council. The
final approved plat indicates each lot as having a specific overall lot size and building pad
size. The proposed new home designs will be constructed within the approved building pad
and will not be altering the approved lot sizes, or layout of the buildable pad on the lots.

In addition, the proposed new home designs will not be altering approved setbacks, strect
frontage or any other dimension that have been previously approved.

Plat Notes

14. The rear of any home constructed in this community must have, at the minimum, an
inclusion of at least four of the following items:

Shutters on rear windows

Trim around windows

Trim around doors in Hardie or stucco
Decks/porches made from long lasting and low maintenance materials
Window pop-outs

Homes in full Hardie Board

Cement patios

Optional shake siding in the eaves

Additional lighting or up-lighting on the homes
Bay windows/bay doors

Diversity in roof elevations

Diversity in rear wall (avoiding “box” look)

FRETEREQFAPOR >

All homes must feature at least one of the items A, E or H on the arca of the home
appearing above the fence line surrounding the dwelling.

The additional architectural choices for homebuyers follow these guidelines and are shown to
match well with the current options. Details on all sides include full Hardie Board, pop-outs,
shake siding options and trim around doors and windows. The front includes other elements,
such as rock or brick to add variety to the home styles.

Continued Requirements

Oakwood Homes will be required to follow all conditions and standards that have been
previously approved and found within the Development Agreement, plat notes, and final
subdivision approval. Each home will still be reviewed at the time of building permit
application by City staff to ensure that all required architectural elements have been included.
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CONCLUSION

In reviewing the final plan submittals, staff believes they have satisfied all the applicable
requirements found in the Zoning Ordinance and the Subdivision Ordinance. In addition, the
request is in harmony with architectural design elements that are already approved for the
subdivision. Following the recommendation by the Planning Commission, the City Council
will make a final decision on the amending the final approval.

PLANNING STAFF RECOMMENDATION

Sugvested Motion for the final amended subdivision plan for the Woods Park Subdivision

located at 2400 North 800 Wesi: 1 hereby make a motion for the Planning Commission to

accept the final amended subdivision plan with the recommendation of approval to the City
Council, subject to the following conditions:

1.

This amendment shall include the addition of home designs offered to homebuyers for
the Woods Park Subdivision only. All other previous designs approved by the
Planning Commissicn and City Council shall still be allowable within the subdivision.
Oakwood Homes shall still be obligated to adhere to all previous conditions of
approval for the Woods Park Subdivision as found within the final subdivision
approval, Development Agreement, and all General Notes as indicated on the final
approved plat.

All building permits shall be reviewed by City staff to ensure all required design
guidelines have been properly addressed.

Oakwood Homes shall receive final approval from the City Council prior to
constructing the new home design within the subdivision.

Susgested Reasons for the Action (Findings).

1.

2.

A completed application for a final amended subdivision plan has been submitted
[Section 15-4-101].

The proposed subdivision meets all applicable standards found in the Subdivision
Ordinance for an approval of the preliminary and final applications [Chapters 15-3,
15-4].

All applicable standards found in the Centerville City Zoning Ordinance concerning
development within the Residential-Low Zone have been satisfied [Section 12-32-1].
The proposed additional home designs are in harmony with what has already been
approved on site.

The proposed designs follow the required design criteria as indicated within the
General Notes of the approved plat.
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OAKWOOD
HOMES

Centerville City

Attn. Corvin Snyder
655 North 1250 West
Centerville, Utah 84014

Pear Mr. Snyder,

We would like to take this opportunity to introduce additional product-type to provide more variety for our
buyers within the Woods Park Development. We have included four additional home plans that are Oakwood
Home's top sellers. We are extremely excited about expanding these plans to the Woods Park Development
and feel they will be very successful in this community. Our request to Centerville City is to approve four
additional home plans to the existing product type collection that was previously permitted by Centerville City
Council as a Planned Development.

As you will note, the proposed home plans allow us to provide additional options to our clients with the .
inclusion of common thematic architectural elements shared with the previously approved plans. This will
encourage additional visual architectural interest with a cohesive nature throughout the development.

During the Final Subdivision plat approval for the Planned Development last spring, Henry Walker Homes
provided a list of additional architectural components that are offered as additional rear elevation options. The
final approval was contingent to providing at least four architectural requirements on the rear and at least one
requirement including A,D,E,F,H,K,L above fence line on the rear elevation. The approved additional
architectural elements include the following:

Shutiers;

Trim around windows;

Trim around deors in hardi or stucco;

Decks/porches made from long lasting and low maintenance materials;

Window pop-outs;

Homes in full hardi board;

Cement patios;

Optional shake siding in the eaves;

Additional lighting or uplighting on the home;

Bay windows/bay doors;

Diversity in roof elevations; and

Diversity in rear wall (avoiding box look).

FRCTTEMMOOE >

These additional proposed floor plans conform to the Development Agreement, plat notes, and the Planned
Development Overlay Zone as per chapter 12-41 in the Municipal code. This request will not modify the
previously approved final subdivision plat including the building envelopes, open space requirements,
fencing, or other components as determined by the Planned Development and Subdivision approvals.

We appreciate your consideration in reviewing our proposal.

Warmest regards,

qym_ RECEIVED HOY L8 201
Leslie M Mascaro, Land Entitlement Manager
Oakwood Homes of Utah TV N PR

204 East Winchester Street  Murray, Utah 84107 - (801) 270-6400  OakwoodHomesUtah.com
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Centerville City Planning Commissicn

CENTERVILLE CITY

COMMUNITY DEVELOPMENT DEPARTMENT
655 North 1250 West, Centerville, Utah 84014
(801) 292-8232

STAFF REPORT
AGENDA: ITEM 4

1 T

APPLICANT: CENTERVILLE CITY COUNCIL
C/O PAUL CUTLER, MAYOR
250 NORTH MAIN STREET
CENTERVILLE, UTAH 84014

APPLICATIONS: GENERAL PLAN AMENDMENT - WEST CENTERVILLE
NEIGHBORHOOD AREA & RELATED ZONING CODE
TEXT AND MAP AMENDMENTS

APPLICANT REQUEST: AMEND CENTERVILLE CITY ZONING ORDINANCES TO
CREATE THE PARRISH/LEGACY TRANSIT-ORIENTED
DEVELOPMENT (TOD) CENTER DISTRICT
REGULATIONS & URBAN DESIGN STANDARDS &
GUIDELINES FOR THE TOD AREA

RECOMMENDATION: PLANNING STAFF RECOMMENDS TABLING TO
NOVEMBER 19, 2014 FOR FURTHER REVIEW AND
DISCUSSION BY THE COMMISSION

BACKGROUND

The Centerville City Council has directed the Planning Staff to prepare the necessary General
Plan and Zoning Text and Map Amendments to initiate the implementation of the West
Centerville Neighborhood Plan Update, as reviewed at the October 22, 2014 Planning
Commission Meeting. The process involved the use of an Oversight Committee and an extensive
public outreach program, particularly focused on engaging the property owners and businesses of
the study area. For this report, the Planning Staff will present to the Commission, the “preferred
scenario” as formulated by the Oversight Committee and Staff. Additionally, the planning staff
has extensively edited the Zoning Ordinance documents that were drafied and presented to the
Commission last August.

PREFERRED SCENARIO (Future Land Use Map)

As directed by the City Oversight Commiitee, the Planning Staff has prepared the “preferred
scenario” (see attachments) and has included several additional planning concepts in creating the
General Plan Amendment. The preferred scenario and assoclated neighborhood plan amendment
can be summarized as follows:

November 12, 2014 Page 1 of 3
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The land use pattern consists of a “mixed-use” center, which will be a heightening of the
existing mixed-use pattern that has been established with the development of Legacy
Crossing (i.e. Megaplex Theater areq) and the recently approved Legacy Apartments
across the street

The land uses are to be focused around Iocalized commercial businesses that support a
new multi-family residential neighborhood

The core density is located south of 200 North, but stops prior to reaching the Trinity
Steel site (up to 45 unils per net acre)

A secondary density sector begins south of the core and terminates at the south City limits
{(between 30 to 35 units per net acre)

A public park is envisioned in this secondary density area, as a transition into West
Bountiful and to facilitate any potential environmental clean-up needs of the Trinity Steel
site

A potential vehicle fly-over bridge (over the rail line and interstate) is being suggested at
Porter Lane to establish alternative traffic routes to ease traffic congestion at the Parrish
Lane interchange and provide improved emergency vehicle access to the area and to West
Bountiful City _

Some type of future transit station could be integrated into the area, but it is not a crucial
focus of the preferred scenario

ZONING ORDINANCE TEXT (Creating a New District)

As mentioned earlier, the Zoning Ordinance documents presented to the Commission last August
have been extensively edited. The new zoning district no longer places emphasis on a TOD
Center (e.g. creating a Fromtrunner Staiion) but places its focus on creating a “Mixed-Use
Center” or a neighborhood of local commercial uses integrated into a multi-family residential
community. The new zoning regulations have two parts; 1) the basic district regulations, and; 2)
the design standards for the new district.

The basic district regulations can be summarized as follows:

v

ANEN

The base layer of commercial uses are those of the Commercial-Medium (C-M) Zone.
Such uses are local retail, office, personal and professional services. These types of uses
are also found along Main Street from City Hall to Pages Lane
A secondary layer of multi-family residential use is allowed; which are those uses of boih
the Residential-Medium and High Zones (R-M & R-IT). These types of uses can be found
at the Florentine Towns {(directly south of Wal-Martf) and within the Pineae Village
Gardens (old Pineae Nursery site on 400 West Street)
However, such multi-family residential uses cannot be singularly developed without
establishing the required supportive commercial uses
The ratio of commercial vs. residential uses is established using site plan approval process
The supportive commercial use findings needed to approve the use of multi-family
residential are;
o Provide opportunity for food service or local service type retail commercial
service
o Provide opportunity for personal care and/or instructional type services
Provide opporiunity for medical care or health type services
s Provide opportunity for adult or child care type services, or
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o Provide other lypes of commercial uses deemed appropriate for servicing the
local residents

The desion siandard resulations can be summarized as follows

v' “Design Principles” establish the expected contextual relationship of the built

environment for enhancement of the functional system elements and uses of a “Mixed-
Use Center.” These principles are not prioritized, but all are to be reinforced through the
implementation of design standards and guidelines that are to be applied in planning the
site layout, the buildings, and expected amenities of all developments in the “Mixed-Use
Center District.”

“Design Standards” are required in addition to other standards set forth in the Ordinance
and are indicated by the verb “shall.” In the event of conflict between the standards and
other applicable provisions of the Ordinance, the interpretation and provisions of the
specific section are to govern for all development within the “Mixed-Use Center District.”

“Design Guidelines” indicate additional actions that are to be taken to enhance the
development design and achieve greater compatibility of development in the “Mixed-Use
Center District.” Guidelines thus use the verb “should” signifying that the guidelines are
desirable objectives to be achieved, but may not be mandatory or feasible for every given
development situation. ' ‘

ZONING ORDINANCE MAP (Implementing a New District)

The PL-MU Zone is intended to be
utilized for properties that are depicted
in the Parrish-Legacy Mixed-Use Center
District of the West Centerville
Neighborhood Plan. For the PL-MU
Zone, all properties located on the west
side of the railroad corridor and east of
1250 West and along both sides of 1250
West, from 200 North to the south City
limits.

PLANNING STAFF RECOMMENDATION

Staff Suggested Action - 1 hereby make a motion for the Planning Commission to TABLE for
further deliberation the proposed General Plan Amendment and the related Zoning Text and Map
Amendments, until the special meeting of the Planning Commission, scheduled for November

19, 2014, beginning at 7:00 p.m.

November 12, 2014
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Title 12 — Zoning

Article 4 — Special Purpose and Overlay Zones
Chapter 12-49 — Parrish-Legacy Mixed Use Center District Zone

Sactions,

12-49-010. Purposa,

12-438-020, Scape.

12-49-030. Definitions.

12-49-040.  Zone Location.

12-49-050, Other Approval Requirements.

12-43-060. Development Agreement.

12-49-070.  Development Project Evaluation.

12-49-080.  Zone Densities.

12-49-080, PL-MU Zones, Permitted and Conditional
Uses.

12-49-100, PL-MU Zone Design Patiern Book.

12-49-110. Development Pian Approvals.

12-49-120. Regulations of General Applicabilily.

12-49-130, Development Implementation,

12-49-140. Development Standards.

12-49-010. Purposa.

The purpose af the Parrish-Legacy Mixed Use Center {'PL-MU")
District Zone is fo:

(a} Provida for a master-plannead, architecturally-designed
development with customized requirements and standards o
permit flexibility and initiative in property development;

(b) Facilitate the integration of diverse but compatible uses,
inciuding, But not limited to, commercial, higher density
residential, mixed-node or use, and other multi-transpoitatian
modal and related community uses,

{c) Better praserve and enhance the property and
neighborhood through integrated planning and design that would
not be possible under other traditional zoning districts and
reguiations of the City; and

{d) Provide for tha incerporation of a thematic building and
landscaping designs, to enhance site development design
through human-scalad desigh elernents and amenitias,
encourage the development and use of mulfi-modal franspartation
optians, and make physical connections to usable trail and public
space amenities.

12-438-020. Scope.

The provisions of this Chapter shall apply to any real property
located in tha Panish-Legacy Mixed Use (PL-MU) Zone, as
shown on'the Official Zoning Map. Na building, structure or real
proparty shali be used and no building or structure shall be
hereafier erected, struciurally or substantially altered, or entarged
except as set forth in this Chapfer. Such requirements shali not
be construed to prohibit or limit other appliczhle provisions of this
Title, the Centerville City Code, or other laws except ta the extent
such provisions are altered by the requirements of this Chapter.

12-49-030. Definitions.

Certain words and phrases in this Chapter, Including uses, are
defined in Chapter 12-12 of this Title.

12-49-040. Zone Location.

The PL-MU Zone is infended to be utilized for properiies that are
dapicted in the Parrish-Legacy Mixed Use Center District of the
West Centerville Neighborhoed Plan. For the PL-MU Zone, all
properties located on the west side of the railroad corridor and
east of 1250 West and along both sides of 1250 West, from 200
north to the south City Iimits.

12-49-050. Other Approval Requirements.

Except as otherwise provided in this Chapter, an application for
development within the PL-MU Zone shall be submied and
pracessed pursuant to applicable requirements of this Title, the
Centenville City Code, and any rules, regulaticns, or standards
adopted thare under, including, but not imitad to, conceptual,
praliminary and final subdivision plats, site plans, conditional use
permits, building parmits, and any other needed permit or
approval.

€)] Rezoning Approval Process. Except as atherwise
spesifically pravided herein, an application for rezoning of
property to tha PL-MU Zons shall comply with the requirements
for zoning map amendments as pravided in Section 12-21-080 of
this Title.

(h) Subdivision Appraval Process. Excepi as otherwise
specifically provided harein, an applicaticn for develapment within
the PL-MU Zone shall comply with the procedures and
requirements for subdivision plat approval as provided in Tille 15
af tha Centervilie City Cade.

{c) Site Pian Approval Process. Except as othenvise
spacifically provided herein, an application for construction and
improvements within the PL-MU Zone requiring site pfan approval
under Section 12-21-110 of this Title shall comply with the
requirements therain.

12-49-080, Development Agreement.

Any application for rezening or development of preperty to the PL-
Mt Zone may be conditioned upon the applicant entering into a
development agreemant with the City deslgnating and describing
contractual requirements for the development of the property.

12-49-070. Development Project Evaluation.

(a) Developrent Characleristics. Development within the
PL-MU Zone shall exhibit design componznts and characteristics,
such as those gat forth below, which set the development apart
from a standard subdivision and/or traditional site plan approval
accomplished under this Tiile.

(1) Mixed Use ar Mixed Sector Integrated Land Use
Patterns;

(2) Human Scaled Building Architecture;

(3) Iniegrated Usea of Landscaping, Plazas, Courls,
Trails/Pathways, and ather Common Amenily Areas;

(4) Fncowrages, Promotes or Provides Opportunities for
Muli-rodal Transportation Optians.

{b) Evaluation Criteria. Fach development propesal for
development within the PL-MU Zone shall be evaluated based on
its compatibility with:

{1 The Centemville City General Plan and West
Centerville Neighborhoad Plan;

{2) The purpose and development guidelines of the
PL-MU Zone set forth in this Chapter,

&) The purposs and standards of the Parrish -
Legacy Mixed Use - Urban Design Guidelines set
forth in this Title for the PL-MU Zone; and
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()] Any aother City-approved study applicable to tha
subject areas.

{c) Burden of Persuasion, An applicant shall have the
burden of showing that the proposed usas, project design, and
location of utilities and faciliies meet the requiremenis of this
Chapter.

12-42-Q80, Zone Density.

(a) PL-MU Zone Density. Development within a PL-MU zone
shall substantially comply with Table 12-49-2 and with
Section 12-69 — Parrish/Legacy TQD Center - Urban Design
Standards & Guidelines.

{1) The PL-MU zona is principally zaned for neighbarhood
commercial uses, similar to the uses as listed in the
Caommercial-Medium (C-M) Zoning District.
Nanetheless, the PL-MU mixed use concept is to allow
for the development of residential uses at a densily
suficiert to create, to the degree possibla, a new semi-
selfsustaining  neighborhood  within  the  West
Centerville Plan area,

{2) The mixed raiio of commercial use to residential use
may be defined with the final site plan submittal
approval provided tha proposed cammarcial uses
pradominately achleve the following for residents fiving
in the Parrish-Legacy Mixed Use Center District:

i. Pravide apportunity for food service or lacal
service type retail commercial service
ik Pravide opportunity for personal care andfar
instructional type services.
fil. Provide opportunity for medical care or health
type services.

i, Provide opportunity for adult ar child care
type services, or

v, Provide othar types of commercial uses
deemed apprapriaie for servicing the [ocal
residents.

{3) Residential usas, up to 45 units per net acre, shall only
be establishad in comjunction with aother gensral
commercial, office and supportive commardial type
usas of any proposed development project.

{(4) A variety of residential dwelling types or styles shall be
intzgrated info the design and layout of a development
within ihe PL-MU Zone.

[(2)) No Density Guarantee. The density limitations and
pravisions set forth in this section are nat intended ta guarantea
density for any project area or development within the PL-MU
Zaone. Actual density shall depend on compliance with applicable
standards, and circumstances and topography of the particular
property or project.

12-49-090. PL-MU Zone, Permitted and Conditional Uses.

(a) PL-MU Zons - Tha following uses, as defined in this
Title, shali be the permitted and conditional uses in the PL-MU
Zone, unless otherwise expressly allowed or prehibited as listed
herein:

{1 Permitted Uses: .
. Permitted Uses, as shown in Section 12-36-Table
af Uses for the Commercial — Medium Zone
. Parmitted Uses, as shown In Secfion 12-36-Table
of Uses far the Residential — Medium and
Residential - High Zanes

Building, Accessory
Dwelling, Multiple-family
Cultural Service
Restaurant, General
Restaurant, Eatery

{2} Conditional Uses:
s  Conditional Uses, as shown in Section 12-36-
Table of Uses for tha Commercial = Madium Zone
« Conditional Uses, as shown in Seciion 12-36-
Tabla of Uses for the Residential — Medium and
Rasidential - High Zanes
Public Park
Transit Facility, Public
Assisted Living Facitity
Sanior Center
Utility Substation, Public

(3} Mot Permitted Uses:
s All “Not Permitted” Uses, as shown in Section 12-
38-Table of Uses for the Commercial — Medium
Zones
«  All"Not Permitted” Usas, as shown in Section 12-
36-Table of Uses for the Residential - Medium
and Residential — High Zones.
Dwelling, Single-family
Manufactured Home
Protective Housing Facility
Rehabilitatian/Treatment Facility
Transitlanal Housing Facility

12-49-100. PL-MU Zone Development Design Pattern Book.

(a) Davelopment Design Pattern Book Required. In
addition to applicable requirements of this Title and ather
provisions of the Centerville City Cede, all applications for the
development of praperty to the PL-MU Zone shall include a
davelopment design paitern book.

(b) Development Deslgn Pattern Book Acceptance. The
development design pattern book shall be reviewed and approved
by the City in conjunction with an application for conceptual site
plan andfor coficeptual subdivisian acceptance within the PL-MU
Zane.

{c) Development Design Pattern Book Submittal
Requirameanis. In addition to the conceptual site plan or
conceptual subdivision submitial requirements of this Title, the
developrent design pattern haak shall provide and address the
following:

(1) Wiitten descriptions and graphic illustrations
explaining how the development compliments the
physical form of the property and how all six {8)
Urban Design principles found in Section 12-49-
020 of this Title are to be integrated into the
design of the development.

{2) Written descriptions and graphic illustrations
explaining the proposed conceptual architeciural
design, building elevations, and other such related
deslgn schames.

(3) Written descriptions and graphic illustrations that
clearly describe proposed public spaces,
landscaping ideas, pedestrian pathways, and
related armamenteal features and/ar amenities; and
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(#) Wiiiten descriptions and graphic llustrations (@) Substantial Construction. Substantfal construction shall
outlining the integration of uses and layouts within be commencad within one (1) year from the date of final site plan
and outside the development. If surrounding approvat ar final plat recording.
properties are underdeveloped or have not bean )
developad in accordance with the desires of the 12-49-140. Development Standards.

Parrish-Legacy Mixed Use Center District, then

the written descriptions or illusiration shall dépict Development within the PL-MU Zone shalf comply with the huik
how future Intagration could be maleriafized with and area regulations, as set forthin Table 12-68-1, Development
future devalopment; Standards in the FL-MU Zone and zlf other applicable

requirements of this Title and the Centanville City Code.
12-49-110, Davelopiment Plan Approvals,

(a) Effect of Development Plan Appravais. Upon
acceptance of a conceptual plan and/or the associated
development design pattern baok by the City, futther development
applications such as subdivision plat and site plan approval for
developmeni within the FL-MU Zone shall comply substantially
with concaptual site plan andfor development design pattern
book.

12-49-120, Regulations of General Applicability.

The use and davelopmeant of real property In the PL-MU Zone
shall alsa canform ta regulations of general applicability as set
forih in the following chapters of this Title, unlass otherwise
provided in this Title.

{a) Fxisting Condiifons Inventory. See Chapler 12-50 of
this Title.

(b) Landscaping and Screening, See Chapter 12-51 of this
Title.

() Off-Street Parking and Loading. See Chapter 12-52 of
this Title.

(d) Parrish-Legacy Mixed Use Center Urban Design
Standards & Guidalines. Sce Chapter 12-49-020 of this
Titla.

(&) Signs. See Chapter 12-54 of this Title.

() Supplementary Developmeant Standards. See Chapter

1255 of this Title.
(g} Temparary Uses. See Chapter 12-56 of this Title.
12-49-130, Development Implemeantation.

(a) Infent. The PL-MU Zone dasfgnation is intended to be
utilized for the development of the subject property in accordance
with the terms and conditions of the respective zone and/ar ihe
approved development plan for the property.

(B) Concepiual Site Flan and/or Prefiminary Subdivision
Fiat. Except as otherwise initially adopted and implemented by
the City, a rezoning of any property to the PL-MU zana shall be
subject to and conditioned upon submission of a conceptual site
plan and/or preliminary subdivision plat within one (1} year from
the effective date of rezoning.

()} Final Site Plan or Fina! Subdivision Piat. Rezaning or
development of any property in the PL-MU Zane is further subject
to submission and approval of a final site plan and/or submission,
approval, and recording of a final subdivision plat within one (1)
year fram the effective date of approval of the preliminary
subdivision plak{s) and/or concéptual site plan approval, ag
applicable.
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Table 12-49-1
Development Standards in the PL-MU Zone

Davelopment Standard

Parrish-Legacy Mixed Use Center District Zone
{PL-MU)

Density

Main Building, Floar Area

Maximum 10,000 sq. ft. per tenant space or single user building

Residential Dwelling Units, max
density is calculated using which

Gross Density — 20 dwelling units per acre calculating the area of an
entira mixad use development

per acre measurement is less

Net Density — 45 dwelling units per acre when calculating net lot area
used exclusively for residential uses

Lot and Parcel Standards

Minimum Area

No Requirement

Minimum Frontage

50 Feet

Minimum Width

50 Feet

Building Standards

Distance Between Buildings

No Zoning Requirement {only per building construction or ofher
applicable codes) <

Maximum Height, Main Building A5 Fest
Maximum Height, Accesscry
Building 20 Feet

Setback Standards — Front Yard

Any Building

10 Feet, Minimum Depth
20 Feet, Maximum Depth

Setback Standards — Rear Yard

Main Building 15 Feet
Accessory Building 5 Feet
Sethack Standards — Interior Side Yard

Main Building

{zera) 0 Feet, Minimum Depth
10 Feet, Maximum Depth

Accessory Building

Not Permitted

Setback Standards — Sireet Side

Yard

Any Building

10 Fest, Minimum Depth
20 Feet, Maximum Bepth

Site Standards

Buildable Area, Minimurm

No Reguiremant

Hard Surfacing — Maximum Total
of Lot or Parcel

80%

QOutside Slorage

Sea Section 12-69-050.a.1 and 12-69-060.a.4 of This Title

Buffer Landscaping

15 Feet Adjacent Along the Boundary Line of a Different Zoning

District
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Sections:
12-69-010. Purpose
12-69-020. Scope
12-69-030. Definitions
12-69-040. Design Principles
12-69-050 Design Standards
12-68-060 Design Guidelines
12-69-070 Color Palette

12-89-010. Purpose.

The purpose of these design, principles, standards and
quidelines Is to enhance the economic viability and aesthetic
value of the Parrish-Legacy Mixaed Use {(PL-MU) Center
District as an impartant mixed use and multi-mode transit
center for Centerville City. Equaily important for this district is
for it to funciion as an iconic place whera the urbanized
anvironment interfaces with a potential future transit system
and public park that are 1o he located in the immediate
centar.

12-59-020, Scope.

Any lot or parcel located within PL-MU Zane, or area as
shown in the General Plan for tha West Centenvlle
Neighhorhood and/or as defined below, shall be subject to
tha standards and regulations of this Chapter. Such
standards and regulations are intended 1o be in addition to
the existing standards and regulations of ihe underlying zone
of the proparty and other applicable regulations of this Title.

{a) Design Standards and Guidelines - This Chapter
establishes three (3) kinds of design criteria:
principles, standards and guidelines.

(1) “Design Principles’ establish the
expected contextual relationship of
ihe built environment for
anhancement of the functional system
alements and usas of a Mixed Uss
Center. These principles are ncl
nrioritized, but all are to be reinforced
through the implementation of design
sfandards and guidelines that are to
ba dppliad In ptanning the site layout,
the buildings, and expected amenitias
of all developmenis in the Mixed Use
Center District..

() "Dasign Standards” are required in
additlon to other standards set forth in
this Title and are indicated by the
verb “shall,” In the event of conflict
between fhe standards of this
Chapter and other  applicable
provisions of this Title, the
interpretation and provisions of this
Chapter shall govern for  all
development within the Mixed Use
Center District.

(3) "Design Guidelines” indicate
additional actions that are ta be taken
to enhance the development design
and achieve greater compatibility of
development in the Mixed Use Center
District. Guidelines thus use the verb

“should” signifying that the guidelings
are desirable objeclives to be
achieved but may not be mandatory
or feasible for every given
development situation.

12-69-030. Definitions.

Certain words and phrases in this Chapter are defined in
Chapter 12-12 of this Title,

12-69-040. Dasign Prinsiples.

(2) Principle #1, Mixed Use Cenfer Branding — An
emphasis on the buit environment with visual
characteristics that create and support strong
multi-modal, transif-supported, and functional in
use, identily and appearance.

(b) Principle _#2, _ Dsveiopment _and Multf-use
Connectivify — Cresling cohesive visual and
physical  connecticns  betwaen business,
residential, and public transportation uses,

{6) Princinle #3, Sia Developmenf Pafterns Create
physical development patterns that contextually
contribute to the creation of a Mixed Use
neighborhood through building, landscaping and
parking area placement, the establishment of
pubdlic spaces, and with streatscape
enhancemeants.

(d) Principle _#4, Pedesfrian _and Non-moforized
Network Connections — Creating interconnected
irail and pathway systems, both internally and
externally, for use by pedestrians, residents within
ihe Mixed Use centar, and other non-motorized
modas of travel.

{2) Principle #5, Human-Scale Elements Described -
the built setiing is to reflect the human experience
in the Mixed Use Center by accomplishing the
following;

1.

Structures  proportioned  to  people

instead of vehicles

2. Comfortably scaled public and private
spaces

3. Pedestrian-friandly elements or somforis

4. Use of interesting details and textures
with building materials

5. Offering or the appearance of slow-
paced environments, with places to
pause and engage with othars.

6, Visually or physically appealing io the

senses of people

12-69-050. Designh Standards.

() PL-MU Zane. Commercial, or Mixed Use Bullding
Architecture — Buildings and structures are to enhanca the
Mixed Use Center District by comalementing into the overall
center's appesarance, similar in visual allure to what is
contextually done simitar fransit supported area, such as the
“implementing area” demanstration sites of the Wasaich
Chofces 2040 Plan.

{1) The architectural building design shall consider the
visual relationship fo the public streets, pedesiran
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pathways, plazas, public spaces, and where
deemed applicable the future transit station stop,
ar public park, to create an affractive appearance
when viewed from these areas. Parking, Loading
dacks, mechanical equipment, and outdoor
storage arza shall be buffered or where passible
soreened from view, while preseniin these area.

The materials selection and construction meathod
of structures or buildings shali take into
consideration tha branding image of tha Mixed
Use Center Distric. The materals and
caonstruction methods shall provids visual interast
and appeal that supports the expected detalls and
design of a well-crafted urban/transit station center
expatience.

The apparent mass of buildings or structures shalt
ha minimized through design, articulation, and use
of materials, A diversa dasign schems js deslred
that visually and physically brezks up the mass
and foofprint of buildings. Approaches such as the
use of veriical and horizontal planes, roof pilches,
roof lines, windows, reveals, and alcoves shall be
used to create fagade variation, shadows, comers,
and architectural interest. A degree of simplicity is
also desired, and tha above approaches should ba
appliad In 2 manner that is consistent with the
building’s form and interior program. Ariiculation
approaches should not appear to be applied
randomly or marely a surface treatment. A 360-
degres design shall be used; although secondary
sidss that ara less visually prominent may receive
up to a 50% reduction in the amount of arliculation
used in the bullding's approved design.

All buldings and structures shall be proporticnal or
in scale with other buildings within the immediate
vicinity.

When facades face a fransit sisfion, public
spacss, a local street, or any padestrian pathway,
or, whare deemed applicable for other prominent
public spaces by the approving entity, the
archifectural design shall incorporate windows and
functioning entryways that comprise a {otal
minimum of §0% fenestration on that fagade.
Awnings, canopies, pillars, or other design
features shall be used to accent the main facade
of the building or stucture. Windows and
additional elements such as balconies, overhangs,
or canopies shall also be incorporated to provide a
minimum of 30% fenesiration in upper fevels of
multi-story or vaulted single story buildings and
struciuras to frame and provide a human scala fo
such buildings.

Natural or natural-appearing materals, such as
sione, cultured stane, and wood, shall be the base
layer and beld gesfures used in the architectural
design of all buildings. Decorative use of stucco,
tile, coment fiber hoard, and other similar
appearing materials shall be the main background
malerials used in the building design. Metal and
glass are aliowed as accent materials but shall not
comprise the main matedal of a bullding.
Substantial or praminent use of

1

unnatural/synihetlc appearing materals, such as
vinyl and plastics shall be minimized, Use of thess
other types of materals shall not excead 15% of
the building or structure's exterior.

Colors and finishas shall complement the Parrish-
Legacy Mixed Use Center District. The provided
color palette of 72-59-070 shall be used as the
resource for both primary and accent shore [and
environment hues. Stains, flat paints, and maite
finishes are required, Reflective or shiny paints
and finishas are prohibited.

(by Public Spaces and Site Landscég:’ng — Public Spaces

and Site Landscaping are 1o be used to enhance the Mixed
Use Center envirenmant and act as accouterments ta create
transitions betwaen the buildings and the streefscape.

)
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Each development shall provide walkways, plazas,
and other pedestrian oriented hardscape area and
shall ba integrated into the site landscaping plan,
provided that such Impervious area do not excead
foriy-five {45) parcent of the required minimum
landscaping requirement. As used herein,
hardscape means sidewalks, concreie or asphalt
trails, plazas, and sther non-vegetative
construction located in area designated as
landseaping.

The public space and site landscaping plan of
each site shall be unified both internally and
extarnally, and relate to the larger context of the
surrounding cammunity. All plans shall consider
ihe mixad use context of the desired built
environment and its unique contribution fo the
character of the community.

The public space and sife [andscaping plan shall
inciude a pedestrian circulation element that
shows interconnectivity with surounding
sidewalks, trails, and access io open space area.
Fach development is {o provide appropriate
pedestrian connections to useble-opan space and
trail amenities.

Developed areas devoted to public space and
landseaping shall utilize a mixture of ornamental
and native- or local climate plantings. Plantings
shall include {he predominate use of omamentat
grasses, strubs, and wildflowers that complemant
the West Sida Neighbarhoad. '

Trees and evergreens shall be used o frame
public spaces and ensure that the mixed use
character of the center is sustained. Howevsr,
trees and evergreens are also to be used for area
naeding shading, screening, and privacy.

The public space and slte landscape design shall
be coordinated with the placement of utility
elements 1o mitigate their impact and reduce the
potential for conflicts. All new utility lines shall be
placed undarground to minimize their impact on
the mixed use environment. Easements above the
underground ulilities may be incorporated into the
overall plan as pedestrian pathways. Strategic
placement of public space amenities and
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landscape design shall be utilized to mitigate the
visual impact of all site ufflity elements such as
transformers, metar boxes, fire protection devices,
ete.

Public space and landscaped area shall be
prepared with grades and slopes suitable with
their natural surroundings {o  encourage
appropriate pedastrian circulation, use, and enable
healthy piant growth and preper dralnage.

Rock mulching, waterways or stream resembling
features, or othar visual faux elements, along with
decorative walls, landscape boulders, and other
objecis shall be used in a natural appearing
manner to complement the appearance of the
mixed use environment.

(&) Offstresf Parking — Parking s a necessity for the
varied uses and amenities in the Mixad Use Center Distrlet,
however, it is to be designad in such a manner to enhance
the visual appeal and experignce of working, playing, or
living in the mixed use environment,

Q]

2

@)

&)

Parking area shall bz segmented or spatially
separated and may be connected together by
access lanes, open space, stream comidors, or
pedestrian pathways. Large or expansive parking
or pavement areas are prohibited. Parking center
segmenis shall not exceed two (2) rows of dauhile-
loaded parking, without providing a landscaped
median to padesirian pathway to separate the next
set of parking rows,

Parking area shall be visually buffered and’

screened from stresls and public spaces so
automobiles are not visible below the average
headlight hsight area. Screening methods shall
include undulating landscaped berms, low
decorative walls, and plantings.

Access drives, intemal circulation drives, parking
area, and padesfrian walkways shall be designed
to provide safely and convenience for both
motorists and pedesirians and to ensure access
for the physically disabled. Area where driveways
cross pedestrian walkways shall rise to the levet of
the pedestrian walkway and be constructed of
stamped congrete or of other material and design
so as (o differentiate the center as a
pedestrianfvehicle interface.

The use of hardscape materials in parking area
shall incerporate use of colars and textures to
define landscaped islands, pedestrian pathways,
loading/unloading ares, and other such amenities
fo soften and improve ihe visual appeal! of
impervicus surfaces.

Omamantal entryway feafures shall be placed ¢n
both sides of every major drive accessing a public
street to create a unified Mixed Use Center image,
The ornamental entryway features for the Mixed
Use Center District shall consist of artistic
sculptures, landscaping features, kiosk signs, or
other elements dasignated by the approving entity.
The width of major access drives and curb culs

(©)

)

@

shall be minimized or dasign to the least width
naeded to function.

Direct access to individual parking lois or
pavement area to the 1250 West or other major
arterial access is prohibited, Parking lot design
and placemant shall cansider future development
on adiacent sites and plan for future
interconnections where deemed appropriate by
the approving enfity.

Traffic circulation patterns are to primatily direct
commercial use traffic onte the arferial and major
caliector sfreets. Muliiple-family residential traffic
is ta be primarily directed anta minor callector of
local streets.

A shared parking analysis and circulation plan
shall be provided to minimize single-uss parking
area. Muliple-use or sharing of parking and
parking area is deslred for the Mixed Use Center
Distdel.  All requasts for patking requirement
modifications are fo comply with Section 12-52-
110 of this Title. Even so, the parking to be
provided for each development shall not be in
excess of 125% of the City's parling ordinance
requirements.

N Fences and Walls — The use of fences and walls are to
ba minimized in the public space and site landscaping area
of tha Mixed Use Center District.

Q)]
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Ralsed planting beds, bems or landscape
plantings shall be the primary means for screening
or for establishing needed spatial separation.

Where seciity and access controls are hsedad,
an open style fence or semi-private designs shall
be utilized.

Walls and fences, if constructed, shall use
materials and  styles to  complement the
architectural style of the buildings that related to
the desired mixed use environment. Vinyl, chain -
link, and harbed wire types of fencing are not
permitied. Retaining walls shall be minimal in
height or shall be terraced if used for significant
retaining needs.

Open aceess o the pedestrian pathway or fral
systems shall be provided and shall not be
impeded by the use of fencing or watls.

The use of sound walls is strictly prohibited and
shall not ba used to separate davelopment from a
transit station, public park, or surounding
carnmercial support areas.

() Ouidoor Lighting — The residentfal use areas are an
imporiant part of the character and infrinsic quality of the
Mixed Use Center District. Developmenis shall provide a
lighting plan and such fixtures and tamps systems shall
consider a proper balance between security and safety
needs and the negative impacts of high intensity lighting for
residential uses.

o

Lighting shall primarily be focused on the human
scale  environment of public spaces and
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landscaping. Additionally, lighting Is to be used for
accentuating buildings and the miied use
environment. Lighting that is needed for safety and
visibility shall be minimized. Lighting levels shall
ba scaled back to the minimal levels needed to
achieve its purpose. The use of excessive or over
lighting is prohibited.

(?) Fidures or elements producing fight shall select
the corraci bulb type to achieve the lowsst wattage
necessary. Lighting elements shall be hidden or
utiize full-cut-off shields 1o eliminate shining or
reflecting up unnecessarily up into the night sky
and to minimize glare and light irespass beyand
center where lighting is needed or onto adjacent
properties.

(3) Self-regulating on and off controls shall be used
where lighting is needed perfcdically, but noi
continuously and shall be set to their proper
aperation times.

{4 Up-lighting shall be used sparingly for accenting
architecture, landscaping, and signing. Whare up-
lighting is used, a narrow angle focused fixture
with low wattage lamp shall be used.

{hy Signing — Signing is to enhance the built qualities of
the Mixed Use Center District and shall compliment tha
signing style of a human-scale urbanized canter,

(1) Business signing shall be simple and scaled to
allow for sufficient identification of the operation or
facility. The style, colors, and malerials shall
compliment the architecture and design of
huildings associated with the sign.

(2) Wall sign placement shall not exceed [18] fest in
height from final grade of the building and shall
comply with Section 12-54-110.b.2, Projecting
Signs, Only Low-Profile monument style signs
shall be allowed and shall also comply with
Section 12-54-110.b.3 & 4, Low-Profila and NMulti-
Tenant Buildings.

(3) Sign copy shall consist of individual lettering and
logos. Sign copy shall not be internally ilfuminated
or animated. Electranic or changaable copy signs
may not exceed 10% of the allowable sign center.

{#) Informational ar husiness lacation kiosks may be
allowed in the public right-of-way signing program.
Such signs shall conform te the public, highway, or
local street program design standards and shall be
scaled appropriately to maintain the image of the
Mixed Use Center District, as allowed by ihe
discretion of the City.

12-69-060. Design Guidslines.

{#) Viewshed Protection — Buildings and similar structures
should be designed and placed where thelr visual impact is
minimized to the greatest extent possible, as viewed from a
public transit facility, public space, or public streeis.

(1) All main buildings and associated site fandscaping
and public space area within [250] feet of a future
planned or developed public transit station or

public park are to visually be oriented to the transit
station or public park.

{2 View corridors should be created to allow visual
connections towards a planned or future transit
station or public park. Bulldings should not be
massed in a2 manner that creates a complete
visual foriress, apecifically as viewed from a
planned or developed public transit station or
public park.

(3 All service area and back ot uses, such as loading
dacks, dumpsters, storags area, efc. should be
located behind the main buildings or properly
screenad or visually buifered fram view from a
planrad or develaped transit station, public park, a
local street, or any pedestiian pathway..

{4) Land uses needing area for storage, equipment
parking, or cther such activities, should he
screened and segmented into smaller spatial area
and may ba cohnected together by access lanes,
open space, and cther buildings.

(h) Public Right-oFFWay, Roadway and _Parking Lot
Surfacing Design — Properly designed roadway and parking
lot placement can craate opporiunities for shared access
ways to reduce the number of access drives along a street
or pedestian path. Basic shategies include sharing
driveways, allowing cross access rights for adjacent
developments, and minimizing vehicular interruptions along
the pedestrian pathways along the sireet system.

{1) Shared driveway use shauld be incorporated into
the site and bulding layout, including
consideration of development on adjacent sites.
Driveways should be limited to 25 feet {residential)
and 30 feet (commercial/mixed use) in width.

(2) The primary roadway and parking lot design style
should be for rastricted speeds fo allow for on-
street parking area, pedestrian bulb-outs at
intersections, and where desmed appropriate at
the mid-block crossings.

(3) The minimum right-of-way for roads of the Mixed
Use Center District shauld be primarily range from
40-45 feet and the maximum should be 50 feat.

@) The following maximum read widths and sidawalk
surfacing should be as follows

(A) Local Residential Roads = 22 fest with
No Parking, 29 fest with Parking.

(B) Other Local and Callectar Roads = 31
feat

(C) Arterial Roads = 35 feet

{D) Eight (8) feet sidewalks within 250 Feet
of a plannad for developed public transit
facility

{E) Five (5) feet for the general pedestrian
pathway and sidewalk systems.
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(F) Elght to Ten {8-10) feet for Multiple-Use
Trails and Pathways, as deemed
nacessary by tha City.

(5} Public strest design and development within the
Mixad Use Center should reflect the proper design
theme motif and be unified across the entire
District. The strestscape design should include the
use of, but ot limited to, the following types of
elements:

(AY Interpretive signs and kiosks

(B) Street trees with decorative planting beds
or decorative grating

(C} Decorative light fixtures and straet signs

(D} Benches or places 1o rest

(E) Bike lanes and bike racks

(F) Decorative waste cans and drinking
fountains

(B Trallhead and spur connactions facilities to
the center's trail systems,

12-69-070 Color Palette

- YET TO BE DETERMINED —
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