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Syracuse City  
Planning Commission Meeting 

July 17, 2018 
Begins at 6:00 p.m. in the City Council Chambers  

1979 West 1900 South, Syracuse, UT 84075 
 

 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 

NOTE 
If you wish to attend a particular agenda item, please arrive at the beginning of the meeting. In compliance with the Americans  
Disabilities Act, those needing auxiliary communicative aids and services for this meeting should contact the City Office, at 801-614-9626, at least      
48 hours prior to the meeting.  
 
Meetings of the Syracuse Planning Commission may be conducted via electronic means pursuant to Utah Code Ann. §52-4-207. In such circumstances  
contact will be established and maintained via electronic means and the meeting will be conducted pursuant to the Rules, Policies and Procedures 
established by the Governing Body for electronic meetings. 
 
 
CERTIFICATE OF POSTING  
This agenda was posted on the Syracuse City Hall Notice Boards, the State Public Notice website at http://www.utah.gov/pmn/index.html, and the 
Syracuse City website at http://www.syracuseut.com. 
 
 
 
 

1. Meeting Called to Order 
• Invocation or Thought by Commissioner Cragun   
• Pledge of Allegiance by Commissioner Johnson 
• Adoption of Meeting Agenda 
 

2. Meeting Minutes  
• June 5, 2018 Regular Meeting and Work Session 
• June 19, 2018 Regular Meeting and Work Session 

 
3. Public Comment, this is an opportunity to address the Planning Commission regarding your 

concerns or ideas, regarding items that have not been scheduled for a public hearing on this 
agenda. Please limit your comments to three minutes. 

 
4. Public Hearing – Amendment to the Antelope Business Park Site Plan, located 1098 

West 350 South 
 

5. Public Hearing – 3rd Amendment to the Ninigret North I Amended Subdivision Plat, 
located approx. 1000 West 350 South 

 
6. Public Hearing – Site Plan for 7-Eleven, located approx. 1026 West 350 South 

 
7. Adjourn 

 

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

2. Discussion Items 
a. Amendment to §10.82 RPC – Residential Planned Community Zone 

3. Commissioner Reports 
4. Adjourn 
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Minutes of the Regular Meeting of the Syracuse City Planning Commission held on June 5, 2018, at 6:00 p.m., in the Council 1 
Chambers, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  Grant Thorson, Chair  4 
     Larry Johnson, Vice Chair 5 
     Curt McCuistion 6 
     Brett Cragun 7 
     Greg Day 8 
     Dale Rackham 9 
               10 

City Employees:  Noah Steele, Development Services Manager  11 
   Royce Davies, Planner 12 

Heather Davies, Administrative Professional 13 
Brian Bloemen, City Engineer 14 
Paul Roberts, City Attorney 15 
Jo Hamblin, Deputy Fire Chief 16 

    17 
City Council:  Councilwoman Corrine Bolduc 18 
           19 
Excused:  Gary Bingham 20 
          21 

  22 
Visitors:    Brent & Judy Cook 23 
   Audra & Tracy Teeples 24 
   Brian Bayles 25 
    26 
 27 

 28 
6:04:09 PM  29 
1. Meeting Called to Order:  30 

Chair Thorson called the meeting to order.  Commissioner Day provided an invocation. The Pledge of Allegiance was 31 
led by Commissioner McCuistion. 32 

6:05:13 PM 33 
COMMISSIONER MCCUISTION MADE A MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR 34 

THE JUNE 5, 2018 MEETING. THE MOTION WAS SECONDED BY COMMISSIONER JOHNSON. ALL WERE IN 35 
FAVOR, THE MOTION CARRIED UNANIMOUSLY.  36 

6:05:38 PM 37 
2. Meeting Minutes:  38 

COMMISSIONER MCCUISTION MADE A MOTION TO ADOPT THE MEETING MINUTES FOR APRIL 17, 2018 39 
REGULAR AND WORK SESSION, MAY 1, 2018 REGULAR AND WORK SESSION, AND MAY 15, 2018 REGULAR 40 
AND WORK SESSION AS POSTED. COMMISSIONER CRAGUN SECONDED. MOTION PASSES UNANIMOUSLY. 41 

6:06:20 PM 42 
3. Public Comment: This is an opportunity to address the Planning Commission regarding your concerns or ideas, 43 

regarding items that have not been scheduled for a public hearing on this agenda. Please limit your comments to three 44 
minutes.  45 

Open public comment.  46 
6:06:41 PM 47 

 Close public comment. 48 
6:06:44 PM 49 
4. Public Hearing – Proposed Annexation by Tracy Teeples, consisting of 6.23 acres located at approximately 3000 W 50 

2900 S 51 
Planner Royce Davies shares that this is a horseshoe shaped property located on 3000 W just north of Black Island 52 
Farms. The General Plan has this property zoned as R-1. The applicant would like to have this come in to the City as R-1, 53 
12,000 square foot lots. Development Services Manager, Noah Steele, shares that there are two existing homes that will 54 
stay on the property. Mr. Steele reads through the draft Annexation Agreement. Mr. Steele shows a potential Concept 55 
Plan which will include a stub road to the west for future development. 56 

6:17:19 PM 57 
Commissioner Rackham asks who would be in charge of the improvements to the area. Mr. Steele shares that the 58 
developer would be the one to put in those utility improvements.  59 

6:19:26 PM 60 
Tracy Teeples, the applicant, shares that he wants to expand and have a larger lot to not have neighbors so close. 61 
Mr. Teeples shares that there is a development to the east of 3000 W and suggests working with them for the 62 
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drainage. Commissioner Rackham asks Mr. Teeples what he plans to do for the temporary turn around. Mr. Teeples 63 
explains that they had yet to put a temp turn around on the plan drawings. 64 

6:21:56 PM 65 
  Open public comment. 66 
6:22:11 PM 67 

Close public comment. 68 
6:22:18 PM 69 

Chair Thorson asks if there is a reimbursement program with the City can offer to a developer for the improvements. 70 
Mr. Steele shares that the City does have a payback agreement however it is not happening with this project.  71 
6:24:04 PM 72 

 COMMISSIONER JOHNSON MOVED THE PLANNING COMMISSION RECOMMEND TO THE CITY COUNCIL TO 73 
ANNEX 6.23 ACRES OWNED BY KIP AND GORDON RASMUSSEN LOCATED APPROXIMATELY 3000 W 2900 S AND 74 
THE R-1 ZONING BE APPLIED. COMMISSIONER DAY SECONDED. THIS MOTION PASSES UNANIMOUSLY. 75 
6:24:57 PM 76 
5. Public Hearing – Proposed Annexation by C. W. Land, consisting of 115.3 acres located at approximately 2600 W 77 

3900 S 78 
Commissioner Day recuses himself from the discussion. Mr. Steele shares that this is 4 parcels in total that is 79 
currently been farmed. The road and utilities are not in place nor approved at this point. The utilities would have to 80 
either come from the north or from the east. The southern half of the property is not serviceable by sewer. The Trail 81 
Master Plan has an asphalt trail identified with a goal to connect Jensen Nature Park with the causeway. There is 82 
also an equestrian path and bike lanes planned. The applicant wants to take the north half of the land and build a R-1 83 
cluster subdivision which requires a Conditional Use Permit. There is part of the land that will be used as mitigation 84 
with UDOT for the WDC that has been excluded from the annexation. The land is General Planned R-1 and Open 85 
Space and is currently surrounding by R-1 and the Still Water RPC. The Trail Master Plan has some trails and 86 
equestrian trails planned in relation to the property. One of the undertakings would be to dedicate some of the land to 87 
as open space for the regional park. The applicant would connect to the City utilities and dedicate 25 acres of land to 88 
the City. Their proposed project would be a cluster of 122 lots and 2 pickle ball courts with open space at the south of 89 
the property. This will potentially connect to a future subdivision located just north of the property. 90 

6:34:23 PM 91 
Commissioner Rackham asks what the City would plan to do with the 25 acres. Mr. Steele shares that the land to the 92 
south of Gentile will be undevelopable. There is even discussion for a cemetery/memorial park. The City wants to 93 
have control in choosing what the land would be in the future. The concept is for the 2 western parcels of the 4 total 94 
parcels. CW Land is wanting to purchase the 2 Cook parcels, as the Green property is not ready to sell and develop 95 
as of yet. Commissioner Rackham asks the City Engineer whether or not the sewer will work for this area. Currently 96 
the City has yet to see anything and isn’t sure whether or not the sewer and utilities would work for the project. 97 

6:38:02 PM 98 
Brian Bayles, the applicant, shares that they have been working with the LDS Church to have two access points on 99 
the west side. They are also working on developing the Clark property to the north. Mr. Bayles shares that some of 100 
the lots would not be able to have basements on the southern end of the development.  101 

6:40:42 PM 102 
Open public comment. 103 

6:40:52 PM 104 
Close public comment. 105 

6:41:35 PM 106 
Chair Thorson asks some clarifying questions concerning the annexation agreement. Commissioner McCusition 107 
verifies that this lies within our boundary for future annexation. 108 

6:42:55 PM 109 
 COMMISSIONER MCCUISTION MOVED THE PLANNING COMMISSION RECOMMEND TO THE CITY COUNCIL 110 
TO ANNEX 115.3 ACRES OWNED BY THE COOK AND GREEN FAMILIES LOCATED APPROXIMATELY 2600 W 111 
3900 S (GENTILE) AND THE R-1 ZONING BE APPLIED. COMMISSIONER CRAGUN SECONDED. 112 
COMMISSIONER AMENDS HIS MOTION TO INCLUDE R-1 FOR WESTERN AND A-1 FOR EAST TWO PARCELS. 113 
COMMISSIONER CRAGUN SECONDS. THIS MOTION PASSES WITH A 4-1 VOTE.  114 

6:44:58 PM 115 
6. Adjourn 116 

 COMMISSIONER RACKHAM MADE A MOTION TO ADJOURN. COMMISSIONER JOHNSON SECONDED THE 117 
MOTION. ALL WERE IN FAVOR, THE MOTION CARRIED UNANIMOUSLY.  118 
 119 

 120 
 121 

__________________________________  __________________________________   122 
Grant Thorson, Chairman    Commission Secretary 123 
Date Approved: ________________ 124 
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Minutes of the Syracuse City Planning Commission Work Session held on June 5, 2018, at 6:00 p.m., in the Council Chambers, 1 
1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  Grant Thorson, Chair  4 
     Larry Johnson, Vice Chair 5 
     Dale Rackham 6 
     Curt McCuistion  7 

Brett Cragun 8 
Greg Day 9 
         10 

   11 
City Employees:  Noah Steele, Development Services Manager 12 
   Royce Davies, Planner 13 

Heather Davies, Administrative Professional 14 
   Brian Bloemen, City Engineer 15 
   Jo Hamblin, Deputy Fire Chief 16 
   Paul Roberts, City Attorney 17 
           18 

 City Council:  Councilwoman Corrine Bolduc     19 
   20 
Excused:    Gary Bingham 21 
  22 
     23 
Visitors:    Brian Bayles 24 

 25 
 26 
6:45:13 PM 27 

Chair Thorson starts the Work Session. 28 
1. Department Business: 29 
6:45:26 PM 30 

a.  City Council Liaison Report  31 
Councilwoman Corrine Bolduc shares: 32 
• The Council gave the initial layout approval of the roundabout at Gentile and Bluff Rd 33 
• The Council considered to open General Plan 1500 W Bluff for PRD ~14.3 acres 34 
• Discussion on the amendment of the Town Center Overlay Zone 35 
• Grayson Ridge Phase 3 36 
• There were some updated legislature to the Food Trucks 37 
• Petition to open general plan for 2600 W 2900 S 38 

6:49:34 PM 39 
b.  City Attorney Updates  40 
 Paul Roberts, City Attorney, has no updates. 41 

6:49:41 PM 42 
c.  Upcoming Agenda Items 43 
 Mr. Davies shares the following items are as follows: 44 

• Criddle Farms North Phase 1 Final – changing the phasing to reduce the # of lots per phase 45 
• Criddle Farms Preliminary revision 46 
• Grayson Ridge East Phase 4 47 
• General Plan Amendment, pending City Council, PRD for property next to Bluff  48 
• RPC Zone next to shop road ~105+/- acres – general plan pending City Council  49 

Mr. Steele shares that there will be no meeting July 3rd. There is one opening available seat for a Planning 50 
Commissioner.  51 

6:53:37 PM 52 
2. Discussion Items:   53 

No items planned for discussion. 54 
6:53:44 PM 55 
3. Commissioner Reports 56 

Commissioner Day shares that he loves the Tuscany Meadows Park. 57 
6:54:18 PM 58 
4. Adjourn 59 

 COMMISSIONER MCCUISTION MADE A MOTION TO ADJOURN. COMMISSIONER JOHNSON SECONDED. ALL 60 
WERE IN FAVOR. MOTION PASSES UNANIMOUSLY. 61 
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Minutes of the Regular Meeting of the Syracuse City Planning Commission held on June 19, 2018, at 6:00 p.m., in the Council 1 
Chambers, 1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  Larry Johnson, Vice Chair 4 
     Curt McCuistion 5 
     Gary Bingham 6 
     Greg Day 7 
     Dale Rackham 8 
               9 

City Employees:  Noah Steele, Development Services Manager  10 
   Royce Davies, Planner 11 

Heather Davies, Administrative Professional 12 
Brian Bloemen, City Engineer 13 
Paul Roberts, City Attorney 14 
Jo Hamblin, Deputy Fire Chief 15 

    16 
City Council:  Councilwoman Corrine Bolduc 17 
           18 
Excused:  Grant Thorson, Chair  19 

Brett Cragun 20 
          21 

  22 
Visitors:    Keith Warren  Michael Spencer  Jenine Spencer 23 
   PJ Woodbury  Warren Ashby  Nancy Ashby 24 
   Cynthia Hansen  Marlene Ruggles James Ruggles 25 
   Jim & Deb Wood  Jerry & Marny McAlexander 26 
   Nathan Ramsden Kristie Gerszewski Barbara Nichols 27 
   Hedy McClellan  Greg Kelly  Alan Prince 28 
   Bob Croxford  Gary Oscarson  J. Ann Oscarson 29 
   Tony & Jeannie Jones Brent & Bonnie Bourgeous 30 
   Vicki Edgel  Tracy Teeples  Con L. Wilcox 31 
   Keith Russell  Kathy Kelly  Dana Carrigan   32 
    33 
 34 

 35 
6:05:53 PM  36 
1. Meeting Called to Order:  37 

Vice Chair Johnson called the meeting to order.  Commissioner Bingham provided an invocation. The Pledge of 38 
Allegiance was led by Commissioner Rackham. 39 

6:06:56 PM 40 
COMMISSIONER RACKHAM MADE A MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR THE 41 

JUNE 19, 2018 MEETING WITH ITEM 8 AFTER ITEM 5. THE MOTION WAS SECONDED BY COMMISSIONER 42 
BINGHAM. ALL WERE IN FAVOR, THE MOTION CARRIED UNANIMOUSLY.  43 

6:07:58 PM 44 
2. Meeting Minutes:  45 

None to approve. 46 
6:08:07 PM 47 
3. Public Comment: This is an opportunity to address the Planning Commission regarding your concerns or ideas, 48 

regarding items that have not been scheduled for a public hearing on this agenda. Please limit your comments to three 49 
minutes.  50 
Mr. Paul Roberts, Syracuse City Attorney, shares the process for the proceedings of the meeting.  51 

6:10:45 PM 52 
Bonnie Bourgeous, Syracuse resident, is not in favor of the CW Land project on the Clark property. 53 

6:12:00 PM 54 
 Close public comment. 55 

6:12:04 PM 56 
4. Public Hearing – Proposed Annexation by Tracy Teeples, consisting of 6.23 acres located at approximately 3000 W 57 

2900 S 58 
Planner Noah Steele shares that we are revisiting this item as there was a typo on the notice that was sent out. This 59 
project is proposed for the R-1 zone at 12,000 sq ft lots. The annexation agreement will bring utilities and road 60 
improvements including curb and sidewalk. 61 

6:15:07 PM 62 
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  Open public comment. Mr. Brent Bourgeous, of Syracuse, shares that he is located directly south of the proposed 63 
development. Mr. Bourgeous asks what will happen with the open irrigation canal. Mr. Steele shares that the developer will 64 
have to put in curb, gutter, and sidewalk. The canal will have to be piped if there are downstream users, if there is not, they 65 
can fill it in. Mr. Bourgeous has concerns as to how this will affect his property. Mr. Roberts shares that what the applicant has 66 
submitted is not final and that there will be additional opportunities for a Public Hearing during the process of development. 67 
Commissioner McCuistion asks what the buffer requirements are for R-1 and A-1 in which Mr. Steele shares that there are no 68 
requirements. 69 
6:20:04 PM 70 

Mrs. Bourgeous asks if there have been any environmental studies on this project as there used to be a slue behind 71 
the house that was buried. Mrs. Bourgeous explains that she has an artesian well on her property and the slue on that 72 
property feeds her artesian well. Mr. Steele shares that any development in this area would require a ground water study and 73 
soil study in which those items would be brought up during the Preliminary Plat Public Hearing. Mr. Steele explains the 74 
process for what would happen if there are wetlands on the property. Mrs. Bourgeous shares that she is concerned that the 75 
homes will sink due to the slue underground. 76 
6:24:03 PM 77 

Close public comment. 78 
6:24:20 PM 79 

Commissioner McCuistion asks what the surrounding zoning is and if there are any wetlands/groundwater issues in 80 
the surrounding annexed lands. Staff has met with the applicant and shares that they are willing to do what they need to do to 81 
build the development. There is a high water table and the applicant has agreed to put in land drains for this development as 82 
there is none that currently exist.  Commissioner Day thanks the public for giving comment. 83 
6:27:38 PM 84 

 COMMISSIONER DAY MOVED THE PLANNING COMMISSION RECOMMEND TO THE CITY COUNCIL TO 85 
ANNEX 6.23 ACRES OWNED BY KIP AND GORDON RASMUSSEN LOCATED APPROXIMATELY 3000 W 2900 S AND 86 
THE R-1 ZONING BE APPLIED. COMMISSIONER RACKHAM SECONDED. THIS MOTION PASSES UNANIMOUSLY. 87 
6:28:07 PM 88 
5. Public Hearing – Amendment to Criddle Farms North Preliminary Plat, located approx. 900 S 4000 W 89 

Planner Royce Davies shares that they are amending the plat to change the phasing timeline. The original phasing 90 
showed a significant number of lots for each. Mr. Davies reviews the new plan for phasing which will be a smaller 91 
number of lots per phase. There is discussion between the City and the applicant about Parcel A being included 92 
Phase 1. DR Horton suggests getting an easement along the property for Parcel A for future development once they 93 
obtain the property. Staff feels like that could be a good idea. Staff recommends approval with the condition of the 94 
easement for the public park. There will be a roundabout at 4000 W and 700 S and therefore they have moved 4100 95 
W from a through street down to 4200 W. As far as everything else goes, this item does meet the code. 96 

6:33:47 PM 97 
Commissioner Rackham asks exactly how many phases this will become. There is discussion as to the legalities of 98 
rights on ownerships for the plat.  99 

6:36:28 PM 100 
Open public comment. 101 

6:36:37 PM 102 
Close public comment. 103 

6:37:02 PM 104 
 COMMISSIONER MCCUISTION MOVED THE PLANNING COMMISSION APPROVE THE REQUEST OF D.R. 105 
HORTON INCORPORATED FOR A PRELIMINARY PLAT CALLED CRIDDLE FARMS NORTH PRELIMINARY 106 
PLAT AMENDED AT 900 S 4000 W IN THE R-3 ZONE WITH THE FOLLOWING CONDITIONS 1.ALL STAFF’S 107 
COMMENTS BE ADDRESS BEFORE RECORDED WITH DAVIS COUNTY 2. PARCEL A BE FORMED IN 108 
ACCORDANCE WITH THE DEVELOPMENT AGREEMENT SEGMENT. COMMISSIONER RACKHAM 109 
SECONDED. MOTION PASSES UNANIMOUSLY.  110 

6:37:55 PM 111 
6. Final Plat – Criddle Farms North Phase 1, located approx. 900 S 4000 W 112 

Planner Davies shares that this is the same item as just addressed. Staff shares that they recommend approval with 113 
the for the easement on Parcel A for the park. 114 

6:39:21 PM 115 
 COMMISSIONER DAY MOVED THE PLANNING COMMISSION FORWARD A RECOMMENDATION OF 116 
APPROVAL TO THE CITY COUNCIL FOR THE REQUEST OF DR HORTON INCORPORATED FOR THE FINAL 117 
PLAT CALLED CRIDDLE FARMS NORTH PHASE 1 AT 900 S 4000 W IN THE R-3 ZONE WITH THE FOLLOWING 118 
CONDITIONS: 1. ALL STAFF’S COMMENTS BE ADDRESSED BEFORE BEING RECORDED AT DAVIS COUNTY 119 
AND 2. AN EASEMENT ON PARCEL A FOR PHASE 2. COMMISSIONER BINGHAM SECONDED. MOTION 120 
PASSES UNANIMOUSLY.  121 

6:40:42 PM 122 
7. Public Hearing – Proposed Amendment to the General Plan R-1 to PRD, per request of Monterey Properties, LLC. 123 

Located at approx. 2955 S Bluff Road 124 
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Planner Steele shares that the GP has this split for A-1 and R-1. The proposed plan is to leave the existing home as 125 
A-1. Mr. Steele reads a letter from the applicant as to why the development would be a good idea for this property. 126 
PRD allows for 4 attached townhomes; however, the developer has proposed detached single-family homes. Mr. 127 
Steel shares a proposed concept including single-family homes with trail connections and open space.  128 

6:45:33 PM 129 
Commissioner Rackham asks a clarifying question for the benefit in opening the General Plan for this property. Mr. 130 
Roberts gives the clarifying information. 131 

6:47:10 PM 132 
Alan Prince, Monterey Properties, shares that the properties as a sole entity would not be very developable. Mr. 133 
Prince shares that the combination of the three properties will allow for better development. Mr. Prince shares that 134 
they feel having less expensive homes will benefit those who cannot afford the bigger, more expensive homes. Mr. 135 
Prince feels that it is the best option of density for property located between Bluff Road and WDC. Mr. Prince 136 
emphasizes that these are detached single-family homes. Mr. Prince shares his opinion that there will not be another 137 
plan that is as perfect for that ground than that which is presented. Monterey Properties is willing to work with the City 138 
in doing what they need to do to comply and build on this ground. Mr. Prince shares that they have included in their 139 
plan would include a stub road to the west. Commissioner Rackham asks what the theme is for the development. Mr. 140 
Prince shares that it is nature themed with lots of open space with lots of trees and flowers. Mr. Prince also shares 141 
that they are well under the required density for the zoning they are requesting. 142 

6:56:26 PM 143 
Open public comment. Ms. Barbara Nichols shares that she lives in Trailside and wants to know where the 144 
applicant’s place of business is located. Ms. Nichols shares that she does not feel that this land is not isolated. Ms. 145 
Nichols shares that she does not feel that the infrastructure is not suited for more development. Ms. Nichols shares 146 
that the impact on the secondary water will be increased and feels that her water pressure will diminish. Ms. Nichols 147 
is gratified to hear that it is single units. Ms. Nichols is afraid to be left in the dark on this development without notice. 148 
Ms. Nichols would prefer the land to be zoned R-1. Ms. Nichols is all for low-incoming housing. Ms. Nichols shares 149 
that low-income housing should be located next to traffic hubs and that this property is not located near them. Ms. 150 
Nichols feels that there is not enough transparency with Syracuse City and feels that we are rushing for an urban 151 
area. Ms. Nichols is afraid for the children walking along Bluff Road.  152 

7:03:07 PM 153 
Mr. Greg Kelley, a neighbor of the property on Bluff, asks how this will increase the traffic and wonders if Bluff will be 154 
widened to allow for the increased traffic. There is discussion as to how big they would need to widen Bluff Road. Mr. 155 
Steele shares they would be required to develop Bluff Road and the trail. Mr. Brian Bloeman, Syracuse City Engineer, 156 
shares that our general road plan has it planned for a 3-lane road and thus would be required in the development 157 
agreement to improve his half of the road. Mr. Kelley asks if that would impact his property. Mr. Bloeman shares that 158 
he believes they would try to not impact the existing landowners. Mr. Steele shares information about developing the 159 
land and the need for a development agreement. Commissioner McCuisiton asks about the secondary water. Mr. 160 
Bloeman shares that they would have to provide water shares and this development would not have a bigger impact 161 
than that of R-1. 162 

7:07:29 PM 163 
Dana Carrigan, of Syracuse, shares her concern for adding so many homes to the City with both this development 164 
and another item later on the agenda. Ms. Carrigan shares concern for the impacts on the utilities and infrastructure. 165 
Ms. Carrigan is concerned for the signs and where they were located. Ms. Carrigan is also concerned for an umbrella 166 
effect and having a commissioner on the project. Mr. Prince shares that there are a proposed 71 homes and knows 167 
no information regarding the next few agenda items. Ms. Carrigan asks again that the Commission look at the 168 
annexations as a whole for all the items on the agenda tonight. Ms. Carrigan shares a concern for these properties 169 
becoming rental properties and making the community suffer as a result. Ms. Carrigan believes that because WDC is 170 
coming in, Syracuse should stop the development. Commissioner Day clarifies that he has no business in this 171 
development project. 172 

7:13:30 PM 173 
Vicki Edgel, Syracuse, shares that she has concerns about the density for this proposed development. Ms. Edgel 174 
shares that she doesn’t want this to be given such a big city feel with the increased density and traffic. Ms. Edgel is 175 
concerned about the walking trail and the not being able to see the wildlife when walking towards Jensen Pond.  176 

7:15:30 PM 177 
Mr. Greg Johnson, of Syracuse, agrees with what has been said. Mr. Johnson feels that allowing high density will 178 
blow up and will create apartment complexes in the future. Mr. Johnson doesn’t feel like this is good for the City and 179 
that it should be a family oriented and open city. Mr. Johnson does not want Syracuse to look like Clearfield in the 180 
future.  181 

7:17:26 PM 182 
Cynthia Hansen, of Syracuse, shares that she loves the wide-open spaces in Syracuse and the quality of life it 183 
provides. Ms. Hansen shares that once land is developed we can never get that back. 184 

7:19:04 PM 185 
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Keith Warren, resident of Trailside and Vice President of Trailside HOA, feels that they were not given enough notice. 186 
Mr. Warren shares that the entire Trailside HOA is not in favor of this development. Mr. Warren shares that the City is 187 
on a path for ruin, and would prefer to live in a beautiful city. 188 

 7:21:10 PM 189 
Nancy Ashby, of Syracuse in the Trailside Community, shares that she is happy to not have an inversion problem in 190 
Syracuse because of the increased traffic this development would bring. Ms. Ashby shares her concerns for 191 
increasing the density and traffic and increasing the pollution of Syracuse.  192 

7:22:30 PM 193 
 Mr. Jerry McAlexander, of Syracuse, shares his concern that the City gives a developer an open agreement in which 194 
the developer changes the plans. 195 

7:24:10 PM 196 
Close public comment. 197 

7:24:17 PM 198 
Commissioner Rackham asks some clarifying questions from the applicant. Mr. Prince shares that the home that is 199 
existing is part of the whole parcel along the west side. Mr. Prince shares that they fully intend to let that homeowner 200 
keep his part of the land how it is for A-1. Mr. Prince answers one of the questions from the Public Comment 201 
concerning the development agreement. Mr. Prince explains that these are single-family homes and that this will 202 
increase the secondary water as they will be buying water shares to increase the total overall water that will come to 203 
the land. Commissioner Rackham asks for more clarification for the density calculations. Commissioner Day asks 204 
about the trail system. Mr. Prince shares that the trails will be maintained by the HOA and doesn’t see why they 205 
couldn’t be public trails. Vice Chair Johnson asks for a benchmark price for the home. Mr. Prince shares that they are 206 
looking about $250,000.  207 

7:30:49 PM 208 
Commissioner Day thanks the public for coming out and giving input. Commissioner Day shares his idea for creating 209 
a City that everyone can live in and that shares that change is inevitable. Commissioner Day shares that he really 210 
doesn’t know what else to do with the land. Vice Chair Johnson asks what the density of Trailside is currently. 211 

7:33:25 PM 212 
Open public comment. Ms. Dana Carrigan comes up to share that Trailside has been given grief this whole time. Ms. 213 
Carrigan shares that she would prefer the 71 single-family homes rather than the apartments. 214 

7:35:03 PM 215 
 Commissioner McCuistion shares that change is coming for Syracuse, especially with the West Davis Corridor 216 
coming in within the next few years. Commissioner McCuistion shares that he doesn’t believe it is fair to deny 217 
someone the right to develop their land. Commissioner McCuistion is sad to see the change but doesn’t have a clue 218 
as to what else could really be developed on that area of land. Commissioner Bingham asks if there is a possibility for 219 
R-3 instead. Commissioner McCuistion asks if there are specific mandates that would be given for PRD rather than 220 
R-3 zoning. Vice Chair Johnson asks what the square footage of the proposed lots. This would be 42 feet wide by 221 
100 deep. These homes will have two car garage and are prepared to meet and exceed architectural standards. 222 

7:42:35 PM 223 
Open public comment. Mrs. Bourgeous recommends tabling this item and look at the surrounding properties. Mrs. 224 
Bourgeous shares her opinion that the surrounding properties would have to be PRD if they make this PRD. 225 

7:43:47 PM 226 
 COMMISSIONER RACKHAM MOVED THE PLANNING COMMISSION RECOMMEND TO THE CITY COUNCIL 227 
DENIAL FOR THE REQUEST OF MONTEREY PROPERTIES LLC LOCATED AT APPROX 2955 S BLUFF ROAD 228 
FROM R-1 TO PRD. MOTION FAILS DUE TO NO SECOND. 229 

7:44:30 PM 230 
Commissioner Day asks for clarification as to why Commissioner Rackham suggested denial. Commissioner 231 
Rackham shares that when they created the General Plan, they wanted to create an open city and fields. 232 
Commissioner Rackham shares that he isn’t happy to have WDC coming into the City and feels that the high density 233 
is not needed at that location. Commissioner McCuistion shares that this land is located next to a freeway onramp 234 
and finds it to be a hard decision as to what the density should be because of the proximity to WDC. Commissioner 235 
Rackham shares he would prefer R-1. Vice Chair Johnson made the point that the State made the decision for the 236 
WDC regardless of the City’s plans. Commissioner Day suggests tabling this item to get a better idea of what will be 237 
built on that property. There is discussion about design. Commissioner Rackham shares that their common space 238 
could be better laid out for a larger area.  239 

7:50:17 PM 240 
COMMISSIONER DAY RECOMMENDS TABLING THE ITEM 1. THE DEVELOPER PROVIDE ADDITIONAL 241 
CLARIFICATION ON THE OPEN SPACE, HOW IT’S CONFIGURED, AND WHAT IS TO GO IN IT 2. ADDITIONAL 242 
INFORMATION FOR THE TYPE OF HOME PRODUCT 3. STAFF PROVIDES INFORMATION ABOUT THE WDC 243 
AND WHAT PLANNING GOES ALONG THE CORRIDOR. COMMISSIONER BINGHAM SECONDED. MOTION 244 
PASSES 4-1.  245 

7:51:29 PM 246 
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8. Public Hearing – Proposed Amendment to the General Plan R-1 to RPC, per request of C.W. Land located at approx. 247 
2500 W 3000 S 248 

Commissioner Day recuses himself from this item. Mr. Steele shares that this is changing the zoning from R-1 to 249 
RPC located next to the equestrian park and the Syracuse City Public Works. For the RPC zone, it is required to 250 
have a concept plan at General Plan. The RPC zone is the same as the Woodside home development which allows 251 
for 4 units per acre, minimum lots of 3,500 sq feet, and includes open space. The proposed concept plan doesn’t 252 
meet the City code as they are proposing 5 to 6 units per acre. The concept also doesn’t meet the requirements of 253 
25% open space as it indicates only 8%. City Council gave the nod to open the General Plan and want the 254 
Commissions input for the property. Mr. Steele gives a rundown of the Concept Plan. Staff has received a lot of 255 
inquiries on this development and what would happen to the equestrian trail and park. There were some trails that the 256 
property owner had made in which will go away. Mr. Steele shares that this will have an increase to traffic, schools 257 
and churches. They would be required to improve part of 3000 W as well 2400 W and Gordon Ave. The highest 258 
density is located next to 2400 W as that is closest to the WDC. Staff recommends tabling until the plan is changed to 259 
meet the ordinance, or that the City Council recommends changing the code ordinance.  260 

8:01:17 PM 261 
Commissioner Rackham asks why the Council opened the General Plan for this land. Commissioner Bingham asks 262 
clarifying questions as to procedures.  263 

8:02:51 PM 264 
Mr. Ed Grampp, the applicant, agrees in tabling this item as it doesn’t meet the Code requirements. Mr. Grampp is 265 
more than happy to listen to the public and work with Staff, the Commission, and Council.  266 

8:04:07 PM 267 
Open public comment. Keith Burgeous shares that he lives next to this development on 3000 W. Mr. Burgeous 268 
shares that there is an abandoned sewer line on the property and that the property as a whole has drainage issues. 269 
Mr. Burgeous is not in favor of the huge development next to the rural part of the city.  270 

8:05:53 PM 271 
Hedy McClellan, of Syracuse, thinks this is a beautiful design; however, she wants the rural feel and feels this 272 
development will not be a good compatibility for an equestrian development next door. Ms. McClellan says to take 273 
care of the people that were there first and to show concern for animal rights. 274 

8:07:17 PM 275 
Ms. Pegetha Woodbury, Syracuse, shares that she doesn’t feel this high density is not good for the community. Ms. 276 
Woodbury shares that Gordon is already dangerous enough and doesn’t want the increased traffic. Ms. Woodbury 277 
also wants information on the water rights and the impact this will have on the schools. Ms. Woodbury shares that the 278 
land has a high-water table and wants information as to how they plan to drain the land. Ms. Woodbury shares her 279 
fear of having her children riding horses in a high traffic area and fears for their safety. Ms. Woodbury fears for the 280 
horse property and feels that horse owners are being stamped out of Syracuse. Ms. Woodbury recommend tabling 281 
this item. 282 

8:10:53 PM 283 
Keith Russell, resident of Layton, owns an income property on 3000 W that is adjacent to this property. Mr. Russell 284 
shares that is a land surveyor by trade. Mr. Russell asks the Commission to work with the developer to make this a 285 
win-win with the neighboring properties. Mr. Russell shares his concerns with the water table. Mr. Russell gives ideas 286 
for public trails, parks, and sporting fields. Mr. Russell recommends tabling this item for further deliberation that would 287 
be a benefit to the community. 288 

8:15:19 PM 289 
Mike Spencer, of Syracuse, shares some information regarding Victoria Island and that there are restrictions for 290 
development on farmland. Mr. Spencer shares concerns that there is such a high-water table that most of the homes 291 
north of the property use sump pumps. Mr. Spencer suggests building decent homes on this chunk of land and 292 
suggests acre lots for this area. Mr. Spencer shares his distaste for Woodside Homes, Layton City, North Salt Lake. 293 

8:19:48 PM 294 
Nathan Ramsden, Syracuse, shares that he just moved to Syracuse for the horse property. Mr. Ramsden shares that 295 
he moved here for his young family to have animals. Mr. Ramsden shares concerns for the high-water table. Mr. 296 
Nathan shares distaste for presenting something that doesn’t meet the Code. 297 

8:21:47 PM 298 
Clint Sherman, Syracuse, has been running horses on the property for 25+ years. Mr. Sherman shares concern on 299 
the sewer line on the property as well as the high water table. Mr. Sherman shares that there are sewer problems for 300 
that community to the north as well. Mr. Sherman shares that the bridal paths are on the undeveloped property as 301 
well as the backs of the property. Mr. Sherman would recommend at least an R-2.  302 

8:25:22 PM 303 
Mrs. Bourgeous, Syracuse, has issues with the zoning and the sewage flow. Mrs. Bourgeous shares her concerns for 304 
the schools and the infrastructure. Mrs. Bourgous asks if the existing residents would be required to put in curb and 305 
gutter. Mrs. Bourgous is afraid that the new residents would hate the smell and sounds of the rural area. Mrs. 306 
Bourgeous asks when the wetland studies are planning to be done. Mrs. Bourgeous recommends R-1 and some R-2 307 
and is concerned for the open agreements with the developer.  308 
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8:29:29 PM 309 
Mr. Bloeman shares that regardless of the zoning, the studies and such have not been done as of yet as they are 310 
required at a later time. Mr. Bloeman shares that to his knowledge that it can handle at least an R-1 development. 311 
The ordinance will restrict lift stations. Mrs. Bourgeous shares that she has an issue with the flow rather than the 312 
capacity. Mrs. Bourgeous shares that she had to put in a sewer line and pumps to move the sewage downstream.  313 

8:32:41 PM 314 
Ms. Woodbury asks for an answer to the secondary water. Mr. Bloeman shares that per ordinance, regardless of the 315 
zone, the applicant would have to bring water shares that would bring to the reservoirs. Commissioner Rackham asks 316 
clarifying question for water shares. 317 

8:34:17 PM 318 
Mr. Burgeous, Syracuse, shares his concern for the traffic and getting to the freeway.  319 

8:35:34 PM 320 
Mr. Grampp, representative of the developer, shares that he will consider the comments that have been made and 321 
share that they will work with everyone to make sure the processes are followed. Mr. Grampp again shares his 322 
request for tabling this item to provide a better product that would meet the requirements of the code.  323 

8:37:27 PM 324 
Close public comment. 325 

8:37:36 PM 326 
Commissioner Bingham shares that he doesn’t see why the Council would even open the general plan for this item 327 
and is in favor of denial or tabling. Commissioner McCuistion feels that maybe the development on this land may be 328 
premature to that of the WDC. Commissioner McCuistion shares his concern for the increased traffic to not only 329 
Syracuse, but the surrounding cities as well. Vice Chair Johnson shares that he has been in Syracuse almost his 330 
whole life and doesn’t see a reason to change it from R-1. 331 

8:41:08 PM 332 
 COMMISSIONER BINGHAM MOVED THE PLANNING COMMISSION RECOMMEND DENIAL TO THE CITY 333 
COUNCIL FOR THE REQUEST OF CW LAND FOR AN AMENDMENT TO THE GENERAL PLAN OF R-1 TO RPC 334 
FOR PROPERTY CONSISTING OF 106 ACRES LOCATED APPROX 2600 W 3200 S. COMMISSIONER 335 
RACKHAM SECONDS. ALL WERE IN FAVOR. MOTION PASSES UNANIMOUSLY. 336 

8:41:42 PM 337 
9. Final Plat – Grayson Ridge East Phase 4, located approx. 3500 W 2100 S 338 

Planner Davies shares that this is the southeast quadrant of this development. Everything meets the requirements of 339 
the code and Staff recommends approval. The cul-de-sac is under the code max length of 500 feet coming in at 340 
about 450 feet. 341 

8:43:55 PM 342 
COMMISSIONER MCCUISTION MOVED THE PLANNING COMMISSION RECOMMEND APPROVAL TO THE 343 
CITY COUNCIL FOR THE GRAYSON RIDGE EAST PHASE 4 FINAL PLAT. COMMISSIONER DAY SECONDS. 344 
ALL WERE IN FAVOR. THIS MOTION PASSES UNANIMOUSLY. 345 

8:44:17 PM 346 
10. Adjourn 347 

COMMISSIONER BINGHAM MADE A MOTION TO ADJOURN. COMMISSIONER RACKHAM SECONDED THE 348 
MOTION. ALL WERE IN FAVOR, THE MOTION CARRIED UNANIMOUSLY.  349 

 350 
 351 
 352 

 353 
 354 

__________________________________  __________________________________   355 
Grant Thorson, Chairman    Commission Secretary 356 
Date Approved: ________________ 357 
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Minutes of the Syracuse City Planning Commission Work Session held on June 19, 2018, at 6:00 p.m., in the Council Chambers, 1 
1979 West 1900 South, Syracuse City, Davis County, Utah. 2 
 3 
Present:  Commission Members:  Larry Johnson, Vice Chair 4 
     Dale Rackham 5 
     Curt McCuistion  6 

Greg Day 7 
Gary Bingham 8 
         9 

   10 
City Employees:  Noah Steele, Development Services Manager 11 
   Royce Davies, Planner 12 

Heather Davies, Administrative Professional 13 
   Brian Bloemen, City Engineer 14 
   Jo Hamblin, Deputy Fire Chief 15 
   Paul Roberts, City Attorney 16 
           17 

 City Council:  Councilwoman Corrine Bolduc     18 
   19 
Excused:    Grant Thorson, Chair 20 

Brett Cragun 21 
     22 
Visitors:     23 

 24 
 25 
8:53:23 PM 26 

Vice Chair Johnson starts the Work Session. 27 
1. Department Business: 28 
8:53:35 PM 29 

a.  City Council Liaison Report  30 
Councilwoman Corrine Bolduc shares: 31 
• The Council approved the Town Center Overlay Zone to remove automotive services.  32 
• The Council discussed the properties on the docket today. The General Plan was opened to hear and see more 33 

information for that land. Some of the Council members are interested in a tradeoff of density for monetary value for 34 
the regional park. 35 

• The Council approved Grayson Phase 3 Final. 36 
• The Council approved the annexation default zone of A-1. 37 
Commissioner Rackham asks for clarification for the Town Center Overlay Zone and Neighborhood Services regarding 38 
carwashes.  39 

8:57:04 PM 40 
b.  City Attorney Updates  41 
 Paul Roberts, City Attorney, reminded the Commission that they needed to check their email. 42 

8:57:35 PM 43 
c.  Upcoming Agenda Items 44 
 Mr. Davies shares the following items are as follows: 45 

• 7-Eleven on 1000 W and SR-193 46 
• Ninigret North I Amended Plat Amendment 47 
• Antelope Business Park Site Plan Amendment 48 
• Davis County Library Expansion 49 
• PRD on Bluff Road 50 

8:58:22 PM 51 
2. Discussion Items:   52 

No items planned for discussion. 53 
8:58:29 PM 54 
3. Commissioner Reports 55 

Commissioner Rackham asks for a reasoning why the General Plan is opened for future developments to be 56 
submitted with the packet. Mr. Steele shares his thanks and good job to the Commission. 57 

8:59:34 PM 58 
4. Adjourn 59 

 VICE CHAIR JOHNSON MADE A MOTION TO ADJOURN. COMMISSIONER MCCUISTION SECONDED. ALL 60 
WERE IN FAVOR. MOTION PASSES UNANIMOUSLY. 61 

ftr://?location=&quot;S&quot;?date=&quot;17-Jan-2017&quot;?position=&quot;19:51:55&quot;?Data=&quot;17c403f5&quot;
ftr://?location=&quot;S&quot;?date=&quot;17-Jan-2017&quot;?position=&quot;19:51:55&quot;?Data=&quot;17c403f5&quot;
ftr://?location=&quot;S&quot;?date=&quot;17-Jan-2017&quot;?position=&quot;19:51:55&quot;?Data=&quot;17c403f5&quot;


ADMINISTRATIVE ITEM 

Agenda Item # 4 Public Hearing -Amendment to Antelope Business Park Site Plan
Located 1098 W 350 S

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

directed to Noah Steele, Development Services Manager

Summary 

The Antelope Business Park project recieved site plan approval in January of 2017.  It later 
recieved approval of an amended site plan in October, 2017.  The amended site plan was 
concerning landscaping changes the developer desired. Since then, the project has been 
constructed and is ready to recieve final occupancy from our building department.  Per standard 
protocol, the Planning Department did a final inpsection of the project before occupancy. During 
this inspection, some discrepancies between the approved plans and the built product were 
discovered. They included: missing windows, landscape planter beds, and sidewalk.  The 
developer agreed to fix the sidewalk and planter beds but installing all of the windows as 
designed would be costly and possibly structurally prohibitive since this is a tilt up concrete 
building with thick walls and rebar. The developer is proposing to cut additional windows on the 
side to meet the minimum required code.   Code requires 15 % of the front of the building to be 
windows, and/or masonry and side street facing to be 10%.  The front as originally planned had 
19% but as built is 15% which meets ordinance. The side as planned was 11% but as built was 
8.8%.  The developer is proposing to add a total of four windows, two per side which will bring 
the percentage up to 10.16% which would meet ordinance.  Below is the ordinance text for 
reference.

PLANNING COMMISSION 

REGULAR MEETING  
July 17, 2018

10.28.220 Industrial architecture.
(B) Color and Materials.
(2) Primary Materials. Fifteen percent of the front exterior walls and 10 percent of street facing 
exterior walls must be finished with brick, concrete formliner, architectural block, stone, or glass. 
Unfinished gray concrete block is not permitted. The use of noninsulated metal siding exclusively 
on any wall is prohibited. All finish material shall be durable to the effects of weather and soiling.
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GENERAL EXTERIOR FINISH NOTES:

1. ALL EXTERIOR CONCRETE WALLS THAT 

REQUIRE PAINTING SHALL BE SACK AND 

PATCHED PRIOR TO PAINTING.

2. REFER TO ELECTRICAL SHEETS FOR ALL 

EXTERIOR LIGHTING AND COORDINATE 

ALL NECESSARY POWER LOCATIONS 

APPROPRIATELY.

3. SEE DETAILS ON A506 FOR TYPICAL 

CONCRETE REVEALS AND PANEL JOINTS.

4. CAULK AND SEAL ALL EXTERIOR JOINTS 

WITH APPROVED POLYURETHANE 

SEALANT.

5. REFER TO MECHANICAL COM-CHECK 

FOR GLAZING STANDARDS.

6. SPANDREL GLAZING TO MATCH 

EXTERIOR FINISH OF REGULAR GLAZING.
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EXTERIOR ELEVATION COLOR:

= LIGHT GREY PAINTED CONCRETE TILT 

UP PANEL, SW-7064 PASSIVE

= DARK GREY PAINTED CONCRETE TILT 

UP PANEL, SW-7068 GRIZZLE GRAY

= METAL PANELING SIDING SYSTEM 

TO BE PAC CLAD MIDNIGHT BRONZE 

FINISH WITH VERTICAL WALLS BE 

VERTICAL SEAMS, AND ROOFS TO BE 

STANDING SEAM 

= BLACK BRICK

WINDOW FRAMES:

=ALUMINUM STOREFRONT: BLACK ANODIZED FINISH

=GRAY TINTED GLAZING(OR APPROVED EQUAL)

(AS PER COMCHECK, SEE MECH)

NOTES

1. CONTRACTOR TO PROVIDE SUBMITTALS FOR APPROVAL.

2. ALL GLAZING WITHIN 24" INCH OF A DOOR/FLOOR SHALL BE 

TEMPERED.

3. SEE SHEET A702 FOR WINDOW HEADER, JAMB AND SILL 

DETAILS.

4. ALL EXTERIOR GLASS TO BE DOUBLE PANE TINTED AND TO BE 

LOW 'E'. VERIFY GLASS SPECIFICATIONS WITH COM-CHECK 

PROVIDED BY MECHANICAL ENGINEER. 

5. REFER TO MECHANICAL COMCHECK FOR MINUMUM 

DESIGN STANDARDS FOR GLAZING.

=PAC-CLAD MIDNIGHT BRONZE VERTICAL SEAM 

METAL CANOPY
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AE2016.139

BUILDING

ELEVATIONS

A303

FEBRUARY 24, 2017
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T

1/8" = 1'-0"A303

2 SOUTH BUILDING ELEVATION

1/8" = 1'-0"A303

3 NORTH BUILDING ELEVATION

KEYNOTE LEGEND

EL01 LIGHT GREY PAINTED CONCRETE TILT-UP

PANEL, SEE STRUCTURAL (SACK AND PATCH,

PRIME AND PAINT FINISH)

EL02 DARK GREY PAINTED CONCRETE TILT-UP

PANEL, SEE STRUCTURAL (SACK AND PATCH,

PRIME AND PAINT FINISH)

EL04 GROUND LEVEL , SEE CIVIL DRAWINGS

EL05 WALL REVEAL, TYPICAL, SEE DETAIL 1/A505

EL07 WALL PACK LIGHT FIXTURES THAT COMPLY

WITH NIGHT SKY ORDINANCE - SEE ELECTRICAL

EL08 ALUMININUM STOREFRONT WALL SYSTEM -

PROVIDE SUBMITTAL FOR APPROVAL

EL09 ENTRANCE CANOPY, VERTICAL SEAM METAL

FAÇADE, PROVIDE DRAINING WITH SLOPED

STRUCTURE OVER T.P.O., SLOPE TO SCUPPER.

EL10 PANEL JOINT- SEE DETAIL 2/A505

EL15 EXTERIOR MAN DOOR, SEE PLANS AND

SCHEDULES

EL17 PIPE BOLLARD SEE DETAIL ON SHEET 9/A102

EL18 METAL CAP FLASHING, SEE DETAIL

EL21 GAS METERS, SEE MECHANICAL DRAWINGS

EL25 ALUMINUM AWINGS. SEE DETAIL
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GENERAL NOTES

1. INTERIOR DIMENSION AT FACE OF STUD. EXTERIOR 

DIMENSIONS AT FACE OF TILT-UP PANEL.

2. ALL FURRED WALLS TO HAVE R-13 CAVITY 

INSULATION, VERIFY WITH COMCHECK.

3. PRIOR TO CONSTRUCTION, CONTRACTOR TO VERIFY 

ALL COLORS AND MATERIALS.

4. INSTALL ALL MATERIALS PER MANUFACTURERS 

RECOMMENDATION.

5. ALL GYPBOARD SURFACES TO BE TAPED, SANDED, 

AND PRIMED.

6. SEE STRUCTURAL DRAWINGS AND CALCULATIONS 

FOR ALL STRUCTURAL REQUIREMENTS.

7. COORDINATE ALL WINDOWS HEAD HEIGHTS AND 

SIZES WITH ELEVATIONS AND SCHEDULES.

8. FIRE RATED ASSEMBLIES SHALL BE CONTINUOUS 

BOTH HORIZONTALLY AND VERTICALLY AND SHALL 

EXTEND FROM RATED ASSEMBLY TO RATED 

ASSEMBLY. FIRE CAULK ALL PENETRATIONS.

9. FIRE EXTINGUISHERS, SMOKE DETECTORS AND OTHER 

EMERGENCY DEVICE LOCATIONS AND RATINGS 

SHALL BE APPROVED BY FIRE MARSHAL PRIOR TO 

INSTALLATION.

10. FRAMING CONTRACTOR SHALL PROVIDE 

ADDITIONAL BLOCKING THROUGHOUT THE 

PROJECT AS REQUIRED TO ACCOMMODATE 

WALL-MOUNTED FURNISHINGS, ARTWORK, ETC.

11. DOORS SHALL BE LOCATED 6" OFF OF ADJACENT 

WALL UNLESS NOTED OTHERWISE.

12. CONTRACTOR IS TO PROVIDE SUBMITTALS AND 

SHOP DRAWINGS ON ALL KEYNOTED ITEMS FOR 

APPROVAL FROM OWNER/ARCHITECT.

13. PRIOR TO ORDERING ANY EXTERIOR FINISHES, THE 

CONTRACTOR IS TO VERIFY ALL COLORS AND TYPES 

OF MATERIALS WITH OWNER/ARCHITECT

14. ALL ASPECTS OF THIS PROJECT SHALL COMPLY WITH 

THE AMERICANS WITH DISABILITIES ACT AND THE 

ASSOCIATED DETAILS - SEE G002.  IF CONFLICTS 

OCCUR WHICH MAKE COMPLIANCE WITH THE ADA 

IMPOSSIBLE, NOTIFY ARCHITECT  IMMEDIATELY 

BEFORE CONTINUING THE WORK.

15. ALL FURNITURE/APPLIANCES SHALL BE PROVIDED 

BY THE OWNER AND INSTALLED BY THE 

CONTRACTOR, U.N.O.

LEGEND

FP00

145-2 = DOOR TAGS

= STOREFRONT WALL TAGS

= KEYNOTE TAGS

A

WT00
10'

6"

= WALL TAGS

= SECTION CUTS TAGS

= DETAILS CALL-OUTS TAGS

WALL DESIGNATION

WALL HEIGHT

FEET
INCHES

RF DK = ROOF DECK

FL DK = FLOOR DECK

= INSULATION

= FIRE EXTINGUISHER LOCATION

100 = ROOM NUMBER

FE

x.x

x

x

x/x

WALL TYPE LEGEND

WT01 - 8" CONCRETE TILT-UP PANEL

WT02 - 6" METAL STUD SHAFT/FIRE RATED WALL (1-HR)

WT03 - EXTERIOR - BRICK ON METAL STUD
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AE2016.139

UPPER LEVEL

WINDOW

LOCATION PLAN

A204

FEBRUARY 24, 2017
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1/16" = 1'-0"A204

1 UPPER LEVEL WINDOW LOCATION PLAN

NOTE: SEE SHEETS A504 AND A505 FOR ADDITIONAL WALL TYPE AND 

FRAMING INFORMATION.

0 8' 16' 32'

KEY PLAN

AREA A AREA B

NORTH

KEYNOTE LEGEND

THIS PLAN LOCATES THE UPPER 

LEVEL WINDOWS AND TYPE.
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WINDOW FRAMES:

=ALUMINUM STOREFRONT: BLACK ANODIZED FINISH

=GRAY TINTED GLAZING(OR APPROVED EQUAL)

(AS PER COMCHECK, SEE MECH)

NOTES

1. CONTRACTOR TO PROVIDE SUBMITTALS FOR APPROVAL.

2. ALL GLAZING WITHIN 24" INCH OF A DOOR/FLOOR SHALL BE 

TEMPERED.

3. SEE SHEET A702 FOR WINDOW HEADER, JAMB AND SILL 

DETAILS.

4. ALL EXTERIOR GLASS TO BE DOUBLE PANE TINTED AND TO BE 

LOW 'E'. VERIFY GLASS SPECIFICATIONS WITH COM-CHECK 

PROVIDED BY MECHANICAL ENGINEER. 

5. REFER TO MECHANICAL COMCHECK FOR MINUMUM 

DESIGN STANDARDS FOR GLAZING.

1

2

GLAZING LEGEND:

DOUBLE PANE TINTED GLASS - LOW 'E'

DOUBLE PANE CLEAR TEMPERED GLASS - LOW 'E' 

1" CLEAR GLASS3

HUMAN IMPACT LOADS. INDIVIDUAL GLAZED AREAS, INCLUDING GLASS MIRRORS, IN HAZARDOUS LOCATIONS AS DEFINED BELOW SHALL 

COMPLY WITH SECTIONS 2406.1.1 THROUGH 2406.1.5 OF THE IBC(INTERNATIONAL BUILDING CODE).

IDENTIFICATION OF SAFETY GLAZING. EACH PANE OF SAFETY GLAZING INSTALLED IN HAZARDOUS LOCATIONS SHALL BE IDENTIFIED BY A LABEL 

SPECIFYING THE LABELER, WHETHER THE MANUFACTURER OR INSTALLER, AND THE SAFETY GLAZING STANDARD WITH WHICH IT COMPLIES, AS WELL 

AS THE INFORMATION SPECIFIED IN SECTION 2403.1 OF THE IBC(INTERNATIONAL BUILDING CODE). THE LABEL SHALL BE ACID ETCHED, SAND 

BLASTED, CERAMIC FIRED OR AN EMBOSSED MARK, OR SHALL BE OF A TYPE THAT ONCE APPLIED CANNOT BE REMOVED WITHOUT BEING 

DESTROYED.

EXCEPTIONS:

1. FOR OTHER THAN TEMPERED GLASS, LABELS ARE NOT REQUIRED, PROVIDED THE BUILDING OFFICIAL APPROVES THE USE OF A 

CERTIFICATE, AFFIDAVIT OR OTHER EVIDENCE CONFIRMING COMPLIANCE WITH THIS CODE.

2. TEMPERED SPANDREL GLASS IS PERMITTED TO BE IDENTIFIED BY THE MANUFACTURER WITH A REMOVABLE PAPER LABEL.

HAZARDOUS LOCATIONS. THE FOLLOWING SHALL BE CONSIDERED SPECIFIC HAZARDOUS LOCATIONS REQUIRING SAFETY GLAZING MATERIALS:

1. GLAZING IN SWINGING DOORS.

2. GLAZING IN FIXED AND SLIDING PANELS OF SLIDING DOOR ASSEMBLIES AND PANELS IN SLIDING AND BIFOLD CLOSET DOOR 

ASSEMBLIES.

3. GLAZING IN STORM DOORS.

4. GLAZING IN UNFRAMED SWINGING DOORS.

5. GLAZING IN DOORS AND ENCLOSURES FOR HOT TUBS, WHIRLPOOLS, SAUNAS, STEAM ROOMS, BATHTUBS AND SHOWERS.  

GLAZING IN ANY PORTION OF A BUILDING WALL ENCLOSING THESE COMPARTMENTS WHERE THE BOTTOM EXPOSED EDGE OF THE GLAZING IS 

LESS THAN 60 INCHES (1524 MM) ABOVE A STANDING SURFACE.

6. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL ADJACENT TO A DOOR WHERE THE NEAREST EXPOSED EDGE OF THE 

GLAZING IS WITHIN A 24-INCH (610 MM) ARC OF EITHER VERTICAL EDGE OF THE DOOR IN A CLOSED POSITION AND WHERE THE BOTTOM 

EXPOSED EDGE OF THE GLAZING IS LESS THAN 60 INCHES (1524 MM) ABOVE THE WALKING SURFACE.
EXCEPTIONS:

1. PANELS WHERE THERE IS AN INTERVENING WALL OR OTHER PERMANENT BARRIER BETWEEN THE DOOR AND GLAZING.

2. WHERE ACCESS THROUGH THE DOOR IS TO A CLOSET OR STORAGE AREA 3 FEET (914 MM) OR LESS IN DEPTH. GLAZING IN THIS 

APPLICATION SHALL COMPLY WITH SECTION 2406.3, ITEM 7.

3. GLAZING INWALLS PERPENDICULAR TO THE PLANE OF THE DOOR IN A CLOSED POSITION, OTHER THAN THEWALL TOWARDS WHICH 

THE DOOR SWINGS WHEN OPENED, IN ONE- AND TWO- FAMILY DWELLINGS OR WITHIN DWELLING UNITS IN GROUP R-2.

7. GLAZING IN AN INDIVIDUAL FIXED OR OPERABLE PANEL, OTHER THAN IN THOSE LOCATIONS DESCRIBED IN PRECEDING ITEMS 5 

AND 6, WHICH MEETS ALL OF THE FOLLOWING CONDITIONS:

7.1. EXPOSED AREA OF AN INDIVIDUAL PANE GREATER THAN 9 SQUARE FEET (0.84 M2);

7.2. EXPOSED BOTTOM EDGE LESS THAN 18 INCHES (457 MM) ABOVE THE FLOOR;

7.3. EXPOSED TOP EDGE GREATER THAN 36 INCHES (914 MM) ABOVE THE FLOOR; AND

7.4. ONE OR MORE WALKING SURFACE(S) WITHIN 36 INCHES (914 MM) HORIZONTALLY OF THE PLANE OF THE GLAZING.

EXCEPTION: SAFETY GLAZING FOR ITEM 7 IS NOT REQUIRED FOR THE FOLLOWING INSTALLATIONS:

1. A PROTECTIVE BAR 11/2 INCHES (38 MM) OR MORE IN HEIGHT, CAPABLE OF WITHSTANDING A HORIZONTAL LOAD OF 50 POUNDS 

PLF (730 N/M) WITHOUT CONTACTING THE GLASS, IS INSTALLED ON THE ACCESSIBLE SIDES OF THE GLAZING 34 INCHES TO 38 INCHES (864 MM TO 

965 MM) ABOVE THE FLOOR.

2. THE OUTBOARD PANE IN INSULATING GLASS UNITS OR MULTIPLE GLAZING WHERE THE BOTTOM EXPOSED EDGE OF THE GLASS IS 25 

FEET (7620 MM) OR MORE ABOVE ANY GRADE, ROOF, WALKING SURFACE OR OTHER HORIZONTAL OR SLOPED (WITHIN 45 DEGREES OF 

HORIZONTAL) (0.78 RAD) SURFACE ADJACENT TO THE GLASS EXTERIOR.

8. GLAZING IN GUARDS AND RAILINGS, INCLUDING STRUCTURAL BALUSTER PANELS AND NONSTRUCTURAL IN-FILL PANELS, 

REGARDLESS OF AREA OR HEIGHT ABOVE A WALKING SURFACE.

9. GLAZING IN WALLS AND FENCES ENCLOSING INDOOR AND OUTDOOR SWIMMING POOLS, HOT TUBS AND SPAS WHERE ALL OF 

THE FOLLOWING CONDITIONS ARE PRESENT:

9.1. THE BOTTOM EDGE OF THE GLAZING ON THE POOL OR SPA SIDE IS LESS THAN 60 INCHES (1524 MM) ABOVE A WALKING 

SURFACE ON THE POOL OR SPA SIDE OF THE GLAZING; AND

9.2. THE GLAZING IS WITHIN 60 INCHES (1524 MM) HORIZONTALLY OF THE WATER'S EDGE OF A  SWIMMING POOL OR SPA.

10. GLAZING ADJACENT TO STAIRWAYS, LANDINGS AND RAMPS WITHIN 36 INCHES (914 MM) HORIZONTALLY OF A WALKING 

SURFACE; WHEN THE EXPOSED SURFACE OF THE GLASS IS LESS THAN 60 INCHES (1524 MM) ABOVE THE PLANE OF THE ADJACENT WALKING 

SURFACE.

11. GLAZING ADJACENT TO STAIRWAYS WITHIN 60 INCHES (1524 MM) HORIZONTALLY OF THE BOTTOM TREAD OF A STAIRWAY IN ANY 

DIRECTION WHEN THE EXPOSED SURFACE OF THE GLASS IS LESS THAN 60 INCHES (1524 MM) ABOVE THE NOSE OF THE TREAD.

EXCEPTION: SAFETY GLAZING FOR ITEM 10 OR 11 IS NOT REQUIRED FOR THE FOLLOWING INSTALLATIONS WHERE:

1. THE SIDE OF A STAIRWAY, LANDING OR RAMP WHICH HAS A GUARDRAIL OR HANDRAIL, INCLUDING BALUSTERS OR IN-FILL 

PANELS, COMPLYING WITH THE PROVISIONS OF SECTIONS 1012 AND 1607.7; AND

2. THE PLANE OF THE GLASS IS GREATER THAN 18 INCHES (457 MM) FROM THE RAILING.

TEMPERED GLAZING NOTES:
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6/14/2018

RE: Antelope Business Park – Building #1
       1098 West 330 South
       Syracuse City, UT 84075

Two 4’-0” tall by 6’-0” wide windows will be added to the north and south ends of the Antelope 
Business Park Building #1. It is acceptable to saw-cut in these windows without the need for any 
additional lintel or jamb reinforcing in the concrete panels.

Byron Burkhart
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ADMINISTRATIVE ITEM 

Agenda Item # 5 Ninigret North Amended 3 Industrial Subdivision 

Factual Summation  

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

directed to Royce Davies, City Planner. 

Location: 200 South 1000 West  

Current Zoning: Industrial Development 

General Plan:  Business Park 

Property Area:  2.78 Acres 

Number of Lots: 2 

Summary 

The applicant is requesting a subdivision amendment approval for the Ninigret North Amended 3 

Plat. The plat has 2 lots which all meet the minimum requirements for lots in the Industrial 

Development Zone. 

This amendment is intended to allow for a 7-Eleven on lot one. There are no current plans for lot 

two. 

Recommendation 

Because the plat meets all the requirements of the City Code, staff recommends that the plat be  

approved.

PLANNING COMMISSION 

REGULAR MEETING  
July 17, 2018



Suggested Motion Language 

Approval – “I move the Planning Commission approve the request of Phil Holland and Logan 

Johnson for a plat amendment called Ninigret North Amended 3 at 200 South 1000 West in the 

Industrial Development Zone.

Table – “I move the Planning Commission continue the request of Phil Holland and Logan 

Johnson for a plat amendment called Ninigret North Amended 3 at 200 South 1000 West in the 

Industrial Development Zone. until (give date) based on the following findings: 

1. (list findings)”

Denial – “I move the Planning Commission deny the request of Phil Holland and Logan Johnson 

for a plat amendment called Ninigret North Amended 3 at 200 South 1000 West in the Industrial 

Development Zone based on the following findings: 

1. (list findings).”

Attachments: 

• Aerial Map

• Zoning Map

• General Plan Map

• Final Plat

• Industrial Development Zoning Code
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INDUSTRIAL DEVELOPMENT ZONING CODE 

 

10.120.010 Purpose. 

The purpose of this zone is to provide for industrial, manufacturing, and certain compatible 

commercial uses and to protect such uses from encroachment of uses adverse to their operation 

and expansion.  

 

10.120.020 Permitted uses. 

The following uses, and no others, are appropriate to this zone, compatible with each other, and a 

permitted right; provided, that the parcel and buildings meet all other provisions of this title, or 

any other applicable ordinances of Syracuse City, and receive site plan approval as provided in 

SCC 10.20.100: 

 

(A) Agriculture. 

 

(B) Automotive and engine repair services. 

 

(C) Churches, synagogues, and temples. 

 

(D) Car washes, self-service coin-operated style car washes and full-service tunnel style. 

 

(E) Contract construction services. 

 

(F) Caretaker quarters on the same parcel as storage facilities (see note below). 

 

(G) Manufacturing, chemicals and allied products or plastic products. 

 

(H) Manufacturing, compounding, processing, milling, assembling, testing, or packaging (of the 

following products): 

 

(1) Apparel. 

 

(2) Fabricated metal products (not including primary metals industries). 

 

(3) Food products. 

 

(4) Stone, clay, and glass. 

 

(I) Pawn shops. 

 

(J) Payday lending/check cashing services. 

 

(K) Printing and publishing industries. 

 

(L) Professional nonretail services. 

 

(M) Public and quasi-public buildings. 

 

(N) Public parks. 

 

(O) Rehabilitation centers. 

 



(P) Restaurants and fast food services. 

 

(Q) Retail, building materials, hardware, and farm equipment. 

 

(R) Storage facilities, industrial warehouse. 

 

(S) Tattoo and body piercing shops. 

 

(T) Uses considered similar and compatible by the Land Use Administrator. 

 

(U) Welding or machine shop. 

 

(V) Wholesale trade. 

 

Note: Caretaker quarters in a storage facility shall: 

 

1.    Be limited to one dwelling unit per 350 storage units. 

 

2.    Include a minimum of one kitchen and one bathroom. 

 

3.    Be attached to or located within the main structure of the principal use, and not have 

a total square footage that exceeds 50 percent of the total area of the building to which it 

is attached or in which it is located. The entrance to the facility shall be developed in such 

a way as not to be a conspicuous and dominant feature of the building or site 

development. 

 

4.    Be limited in its occupancy to caretakers of the storage facility and their family. 

 

5.    Be secondary and incidental to the principal use. 

 

6.    The property owners shall execute and record a covenant and agreement with the 

City to revert the property to a commercial use without a caretaker living quarters, 

including the removal of the kitchen facilities of any permanent addition that does not 

meet the requirements of the zone in which the use is located, after the expiration of any 

associated permit granted or the termination of the business. 

 

7.    Only be located in the rear or second story of a building. 

 

8.    Only be permitted upon positive recommendation from the Fire Marshal. 

 

9.    Not include mobile living facilities, such as recreational vehicles, mobile homes, or 

campers. 

 

10.120.030 Conditional uses. 

The following, and no others, may be conditional uses permitted after application and approval 

as specified in SCC 10.20.080: 

 

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

 

(B) Day care centers (major). 

 

(C) Sexually oriented businesses (see Chapter 10.135 SCC) (major). 



 

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

 

10.120.040 Minimum lot standards. 

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

following lot standards: 

 

(A) Lot area: no minimum requirement. 

 

(B) Lot width: as required by site plan review. 

 

(C) Front yard: 30 feet. 

 

(D) Side yards: as required by site plan review. 

 

(E) Rear yard: as required by site plan review. 

 

(F) Building height: 35 feet for buildings from zero to 100 feet from the zone boundary; 55 feet 

for buildings 100 to 200 feet from the zone boundary; 100 feet for buildings more than 200 feet 

from the zone boundary. 

 

(1) For purposes of this subsection, a zone boundary is expanded to include the 

contiguous zones of adjacent cities or unincorporated county, if those zones contain 

substantially similar uses to the industrial development zone. 

 

When an industrial lot is adjacent to or faces upon another nonindustrial zone, the yards in the 

industrial zone that are adjacent to or face upon the other nonindustrial zone shall be a minimum 

of 20 feet on all sides. Exceptions to this requirement may be granted by the Land Use Authority 

for industrial zones that are adjacent to other industrial zones or agricultural zones if all proposed 

structures on the industrial property meet minimum fire protection requirements. Plans showing 

these fire protection requirements are to be subject to review and approval by both the Syracuse 

City Building Official and Syracuse City Fire Chief. All lots shall be subject to the general 

landscape requirements as prescribed in Table 2, Buffer Classification Requirements, found in 

SCC 10.30.080. 

 

10.120.050 Off-street parking and loading. 

Off-street parking and loading shall be provided as specified in Chapter 10.40 SCC unless the 

Planning Commission requirements exceed those of Chapter 10.40 SCC. 

 

10.120.060 Signs. 

Signs permitted in this zone shall be those allowed in industrial zones by Chapter 10.45 SCC.  

 

10.120.070 Special provisions. 

(A) Landscaping. All lots, parcels, or sites shall have a minimum 10 percent of the total area 

landscaped, including all required front yards, and permanently maintained in good condition. 

 

(B) Industrial Performance Standards. The following performance standards shall ensure that all 

industries will provide necessary modern control methods to protect the City from hazards and 

nuisances; set objective, quantitative standards for the maximum tolerated levels of frequently 

hazardous or annoying emissions; and protect any industry from arbitrary exclusion or 

persecution based solely on the characteristics of that type of industry’s past uncontrolled 

operation. 



 

(1) General. 

 

(a) No one shall use or occupy any land or building devoted to uses authorized by 

this chapter in any manner so as to create a dangerous, injurious, noxious, or 

otherwise objectionable fire, explosive, or other hazard; noise or vibration; 

smoke, dust, odor, or other form of air pollution; heat, cold, dampness, glare, 

electrical, or other disturbance; liquid or solid refuse or waste; or other substance, 

condition, or element in such a manner or in such an amount as to affect adversely 

the surrounding area or adjoining premises. The foregoing are hereinafter referred 

to as “dangerous or objectionable elements.” 

 

(b) In addition to meeting other application requirements for site plan approval or 

a conditional use permit, parties seeking approval for an industrial use shall 

include in the application a description of the proposed machinery, products, and 

processes to be located at the development. The application shall include an 

investigation and report from a qualified consultant outlining all possible 

environmental impacts the industrial use may have. The cost of such expert report 

shall be borne by the applicant. 

 

(c) Within 20 days after the Commission receives the aforesaid application and 

report, the Commission shall determine whether the plans would employ 

reasonable measures to assure compliance with the applicable performance 

standards. On such basis, the Commission may approve or refuse to approve the 

use or may require a modification of the proposed plans. 

 

(2) Dangerous and Objectionable Elements. 

 

(a) Noise. No use shall emit or cause the emission of sound from a stationary 

source such that the one-hour equivalent sound level (Leq) of resultant sound 

measurement, at the lot line of the establishment or use, exceeds, by six dB(a) or 

more, the one-hour equivalent sound level (Leq) caused by ground transportation 

as estimated for that point of measurement and that time of day, pursuant to 

FHWA-RD-77-108 Highway Traffic Noise Prediction Model, or by other 

techniques at least as accurate. The sound level measuring instrumentation shall 

conform with ANSI S1.4-1971 Type 1 and compatible measurement procedures, 

according to ANSI S1.13-1971, with the following adjustments: 

 

(i) Adjustment for Temporal and Tonal Characteristics of Sound. If the 

sound has a pronounced audible-tonal quality, such as a whine, screech, 

buzz, or hum, or an audible cyclic variation in sound level, such as beating 

or other amplitude modulation, the measured sound level shall increase by 

five dB to allow for more subjective response to the sound. 

 

(ii) Quasi-Steady Impulsive Sound. Where the sound is of a repetitive 

impulse nature, providing a steady reading using the “slow response” 

setting on the sound level meter, the measured value shall increase by 10 

dB to allow for more subjective response to the sound. 

 

Only one of the subsections (B)(2)(A)(i) or (B)(2)(A)(ii) of this section may apply 

to qualify for an adjustment. In a case where both subsections apply, subsection 

(B)(2)(A)(ii) of this section takes precedence. 



 

No use shall emit, cause, or permit the emission of sound of an impulsive nature 

from a stationary source such that it results in an impulsive sound level at a point 

of measurement in excess of 80 dB or, in a one-hour equivalent level (Leq), 

exceeding that one-hour equivalent level (Leq) caused by ground transportation as 

estimated for that point of measurement and that time of day, pursuant to FHWA-

RD-77-108 or equivalent method. 

 

(b) Vibration. No use shall create or permit a vibration (other than from 

transportation facilities or temporary construction work) that is discernible 

without instruments at the points of measurement specified in subsection (B)(2)(a) 

of this section. 

 

(c) Odors. No use shall emit odorous gases or other odorous matter in such 

quantities as to be readily detectable when diluted in the ratio of one volume of 

odorous air to four volumes of clean air at the points of measurement specified in 

subsection (B)(2)(a) of this section or at the point of greatest concentration. Any 

process that may involve the creation or emission of any odors shall provide a 

secondary safeguard system in order to maintain control should the primary 

safeguard system fail. 

 

(d) Glare. No use shall permit direct or sky-reflected glare that penetrates beyond 

the property upon which the light source is located, whether from flood lights or 

from high-temperature processes such as combustion or welding or otherwise, in a 

manner constituting a nuisance or hazard. 

 

(e) Fire and Explosion Hazards. All activities and all storage of flammable and 

explosive materials shall include adequate safety, fire-fighting, and fire 

suppression equipment and devices standard in the industry to protect against the 

hazard of fire and explosion. No use shall permit the burning of waste materials in 

open fires at any point. 

 

(f) Air Pollution. No use shall emit particulate or gaseous pollutants into the air in 

violation of the Utah State Air Conservation Act, its amendments, or resulting 

regulations. 

 

(g) Liquid or Solid Wastes. No use shall discharge, at any point, into a public 

sewer, public waste disposal system, private sewage system, or stream, or into the 

ground contrary to the Utah State Water Pollution Control Act, its amendments, 

the subsequent Wastewater Disposal Regulations, or the Utah Code of Solid 

Waste Disposal Regulations. 

 

(C) Enforcement. The Land Use Administrator shall investigate any purported violation 

of performance standards; and, if necessary for such investigation, may request the 

Planning Commission to employ qualified experts. If, after public hearing and due notice, 

the Planning Commission finds that a violation existed or does exist, it shall order the 

Land Use Administrator to serve notice that compliance with the performance standards 

must be achieved within a specified period of time or the plant will be closed. Should the 

violation of performance standards threaten the public health, convenience, or welfare, 

the Planning Commission may order the offending plant to cease operation until proper 

steps are taken to correct the conditions which cause the violation. The violator shall pay 

for services of any qualified experts, employed by the Planning Commission to advise in 



establishing a violation, upon establishment of said violation or the City shall pay 

otherwise. The determination of the existence of dangerous and objectionable elements 

shall be made at any point; provided, however, the measurements of the noise, vibration, 

odors, or glare are taken at the lot line of the establishment or use. 

 

10.120.080 Architectural Review Committee. 

Developments within the ID zone are required to be reviewed by the Architectural Review 

Committee in accordance with Chapter 10.28 SCC, Architectural Review Committee and Design 

Standards. 



  

 

 

 

 

 

 

 

 

ADMINISTRATIVE ITEM 
 

Agenda Item # 6   7-Eleven Commercial Site Plan 
 

Factual Summation  

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

directed to Royce Davies, City Planner. 

 

Location:   200 South 1000 West  

Current Zoning:  Industrial Development 

General Plan:   Business Park 

Property Area:   1.5 Acres 

 

Summary 

The applicant is requesting a subdivision amendment approval for a commercial site plan for 7-

Eleven in the Industrial Development Zone. This zone does not currently allow for gas station 

and convenience store uses such as is proposed by 7-Eleven. However, at the end of the 

permitted uses list in the Industrial Development Zone Ordinance, it states that “Uses considered 

similar and compatible by the Land Use Administrator” are permitted. The Community 

Development Director has determined that the proposed use is compatible with the surrounding 

area but has required that 7-Eleven meet all construction and site standards of the General 

Commercial Zone to be permitted at this location. 

 

After several iterations, the site and building designs now meets several aspects of the Code, 

however there are review comments that have not been addressed. The major points are a 

pedestrian access to the west that has not been provided, the appearance of the gas canopy, and 

the standalone signage. Comments were sent to the applicant addressing all these points and they 

were either inadequately addressed (as in the case of the pedestrian access which was not shown 

despite providing a cross-access easement), or plans were not included in the resubmittal. 

 

The Architectural Review Committee met on July 2, 2018 to discuss the project and provided 

several recommendations included in an attachment to this report. Many of the comments 

provided by the Committee have been addressed in the submittal included with this report.  

One major point which has not been addressed is the color banding on the gas canopy being out 

of character with surrounding development. Photos of alternative existing designs 7-Eleven were 

researched by the Committee and provided to the applicant in the recommendations attached to 

this report. 

 

Recommendation 

Because there are still outstanding staff comments, staff recommends that the site plan be 

continued until all staff comments are met. 

PLANNING COMMISSION 

REGULAR MEETING  
July 17, 2018 



Suggested Motion Language 

Approval – “I move the Planning Commission approve the request of Phil Holland for a 

Commercial Site Plan called Syracuse 7-Eleven at 200 South 1000 West in the Industrial 

Development Zone with the following condition: 

1. All staff comments shall be addressed before a pre-construction meeting is scheduled.

Table – “I move the Planning Commission continue the request of Phil Holland for a 

Commercial Site Plan called Syracuse 7-Eleven at 200 South 1000 West in the Industrial 

Development Zone. until (give date) based on the following findings: 

1. (list findings)”

Denial – “I move the Planning Commission deny the request of Phil Holland for a Commercial 

Site Plan called Syracuse 7-Eleven at 200 South 1000 West in the Industrial Development Zone 

based on the following findings: 

1. (list findings).”

Attachments: 

• Aerial Map

• General Plan Map
• Zoning Map

• Site Plan

• Elevations

• Industrial Development Zoning Code

• Architectural Review Committee and Design Standards Code

• Architectural Review Committee Recommendations

• Staff Reviews
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the construction documents should be

brought to the attention of the architect

immediatly. In the event of a conflict in

the drawings, bidder should not assume

the least expensive option will meet the

project requirements.
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* NOTE: CHAMBER SYSTEM DESIGN MUST BE IN

ACCORDANCE WITH STORMTECH DESIGN MANUAL

Detention  Retention  Recharge

Subsurface Stormwater Management SM

Sheet           Of

Checked

ACAD No.

Drawn By:

Scale:

Date:

20 Beaver Road, Suite 104
Wethersfield, CT 06109
Phone: 888-892-2694

Fax: 866-328-8401
www.stormtech.com

STORMTECH LLC CONCEPTUAL PLAN DISCLAIMER

NTS

 

STORMTECH GENERAL NOTES

STORMTECH LLC ("STORMTECH") REQUIRES INSTALLING

CONTRACTORS TO USE AND UNDERSTAND STORMTECH'S

LATEST INSTALLATION INSTRUCTIONS PRIOR TO BEGINNING

SYSTEM INSTALLATION.

OUR TECHNICAL SERVICES DEPARTMENT OFFERS

INSTALLATION CONSULTATIONS TO INSTALLING

CONTRACTORS.  CONTACT OUR TECHNICAL SERVICES

REPRESENTATIVE AT LEAST 30 DAYS PRIOR TO SYSTEM

INSTALLATION TO ARRANGE A PRE-INSTALLATION

CONSULTATION.  OUR REPRESENTATIVES CAN THEN

ANSWER QUESTIONS OR ADDRESS COMMENTS ON THE

STORMTECH CHAMBER SYSTEM AND INFORM THE

INSTALLING CONTRACTOR OF THE MINIMUM INSTALLATION

REQUIREMENTS BEFORE BEGINNING THE SYSTEM'S

CONSTRUCTION.  CALL 1-888-892-2694 TO SPEAK TO A

TECHNICAL SERVICE REPRESENTATIVE OR VISIT

WWW.STORMTECH.COM TO RECEIVE A COPY OF OUR

INSTALLATION INSTRUCTIONS.

STORMTECH'S REQUIREMENTS FOR SYSTEMS WITH

PAVEMENT DESIGN (ASPHALT, CONCRETE PAVERS, ETC.):

MINIMUM COVER IS 18 INCHES NOT INCLUDING PAVEMENT;

MAXIMUM COVER IS 96 INCHES INCLUDING PAVEMENT.  FOR

INSTALLATIONS THAT DO NOT INCLUDE PAVEMENT, WHERE

RUTTING FROM VEHICLES MAY OCCUR, MINIMUM REQUIRED

COVER IS 24 INCHES, MAXIMUM COVER IS 96 INCHES.

THE CONTRACTOR MUST REPORT ANY DISCREPANCIES

WITH CHAMBER FOUNDATION MATERIALS BEARING

CAPACITIES TO THE DESIGN ENGINEER.

AASHTO M288 CLASS 2 NON-WOVEN GEOTEXTILE (FILTER

FABRIC) MUST BE USED AS INDICATED IN THE PROJECT

PLANS.

STONE PLACEMENT BETWEEN CHAMBERS ROWS AND

AROUND PERIMETER MUST FOLLOW INSTRUCTIONS AS

INDICATED IN THE MOST CURRENT VERSION OF

STORMTECH'S INSTALLATION INSTRUCTIONS.

BACKFILLING OVER THE CHAMBERS MUST FOLLOW

REQUIREMENTS AS INDICATED IN THE MOST CURRENT

VERSION OF STORMTECH'S INSTALLATION INSTRUCTIONS.

THE CONTRACTOR MUST REFER TO STORMTECH'S

INSTALLATION INSTRUCTIONS FOR A TABLE OF

ACCEPTABLE VEHICLE LOADS AT VARIOUS DEPTHS OF

COVER.  THIS INFORMATION IS ALSO AVAILABLE AT

STORMTECH'S WEBSITE:  WWW.STORMTECH.COM.  THE

CONTRACTOR IS RESPONSIBLE FOR PREVENTING

VEHICLES THAT EXCEED STORMTECH'S REQUIREMENTS

FROM TRAVELING ACROSS OR PARKING OVER THE

STORMWATER SYSTEM.  TEMPORARY FENCING, WARNING

TAPE AND APPROPRIATELY LOCATED SIGNS ARE

COMMONLY USED TO PREVENT UNAUTHORIZED VEHICLES

FROM ENTERING SENSITIVE CONSTRUCTION AREAS.

THE CONTRACTOR MUST APPLY EROSION AND SEDIMENT

CONTROL MEASURES TO PROTECT THE STORMWATER

SYSTEM DURING ALL PHASES OF SITE CONSTRUCTION PER

LOCAL CODES AND DESIGN ENGINEER'S SPECIFICATIONS.

STORMTECH PRODUCT WARRANTY IS LIMITED.  SEE

CURRENT PRODUCT WARRANTY FOR DETAILS.  TO

ACQUIRE A COPY CALL STORMTECH AT 1-888-892-2694 OR

VISIT WWW.STORMTECH.COM.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

STORMTECH GENERAL NOTES

PART # STUB B C

MC3500IEPP06T

6" (150 mm)

33.21" (844 mm)

---

MC3500IEPP06B ---

0.66" (17 mm)

MC3500IEPP08T

8" (200 mm)

31.16" (791 mm)

---

MC3500IEPP08B ---

0.81" (21 mm)

MC3500IEPP10T

10" (250 mm)

29.04" (738 mm)

---

MC3500IEPP10B ---

0.93" (24 mm)

MC3500IEPP12T

12" (300 mm)

26.36" (670 mm)

---

MC3500IEPP12B ---

1.35" (34 mm)

MC3500IEPP15T

15" (375 mm)

23.39" (594 mm)

---

MC3500IEPP15B ---

1.50" (38 mm)

MC3500IEPP18TC

18" (450 mm)

20.03" (509 mm)

---

MC3500IEPP18TW

MC3500IEPP18BC

---

1.77" (45 mm)

MC3500IEPP18BW

MC3500IEPP24TC

24" (600 mm)

14.48" (368 mm)

---

MC3500IEPP24TW

MC3500IEPP24BC

---

2.06" (52 mm)

MC3500IEPP24BW

MC3500IEPP30BC

30" (750 mm)

---

2.75" (70 mm)

NOMINAL CHAMBER SPECIFICATIONS

SIZE (W X H X INSTALLED LENGTH) 77.0" X 45.0" X 86.0" (1956 mm X 1143 mm X 2184 mm)

CHAMBER STORAGE 109.9 CUBIC FEET (3.11 m³)

MINIMUM INSTALLED STORAGE* 178.9 CUBIC FEET (5.06 m³)

WEIGHT 134 lbs. (60.8 kg)

NOMINAL END CAP SPECIFICATIONS

SIZE (W X H X INSTALLED LENGTH) 75.0" X 45.0" X 22.2" (1905 mm X 1143 mm X 564 mm)

END CAP STORAGE 14.9 CUBIC FEET (0.42 m³)

MINIMUM INSTALLED STORAGE* 46.0 CUBIC FEET (1.30 m³)

WEIGHT 49 lbs. (22.2 kg)

*ASSUMES 12" (305 mm) STONE ABOVE, 9" (229 mm) STONE FOUNDATION AND BETWEEN CHAMBERS,

6" (152 mm) STONE PERIMETER IN FRONT OF END CAPS AND 40% STONE POROSITY

MC-3500 TECHNICAL SPECIFICATION

NTS

90.0" (2286 mm)

ACTUAL LENGTH

86.0" (2184 mm)

INSTALLED

BUILD ROW IN THIS DIRECTION

NOTE: ALL DIMENSIONS ARE NOMINAL

LOWER JOINT

CORRUGATION

WEB

CREST

CREST

STIFFENING RIB

VALLEY

STIFFENING RIB

B

C

75.0"

(1905 mm)

45.0"

(1143 mm)

25.7"

(653 mm)

FOOT

77.0"

(1956 mm)

45.0"

(1143 mm)

STUBS AT BOTTOM OF END CAP FOR PART NUMBERS ENDING WITH "B"

STUBS AT TOP OF END CAP FOR PART NUMBERS ENDING WITH "T"

END CAPS WITH A WELDED CROWN PLATE END WITH "C"

END CAPS WITH A PREFABRICATED WELDED STUB END WITH "W"

UPPER JOINT CORRUGATION

22.2"

(564 mm)

INSTALLED

CUSTOM PRECORED INVERTS ARE

AVAILABLE UPON REQUEST.

INVENTORIED MANIFOLDS INCLUDE

12-24" (300-600 mm) SIZE ON SIZE

AND 15-48" (375-1200 mm)

ECCENTRIC MANIFOLDS. CUSTOM

INVERT LOCATIONS ON THE MC-3500

END CAP CUT IN THE FIELD ARE NOT

RECOMMENDED FOR PIPE SIZES

GREATER THAN 10" (250 mm). THE

INVERT LOCATION IN COLUMN 'B'

ARE THE HIGHEST POSSIBLE FOR

THE PIPE SIZE.

INSPECTION & MAINTENANCE

STEP 1) INSPECT ISOLATOR ROW FOR SEDIMENT

A. INSPECTION PORTS (IF PRESENT)

A.1. REMOVE/OPEN LID  ON NYLOPLAST INLINE DRAIN

A.2. REMOVE AND CLEAN FLEXSTORM FILTER IF INSTALLED

A.3. USING A FLASHLIGHT AND STADIA ROD, MEASURE DEPTH OF SEDIMENT AND RECORD ON MAINTENANCE LOG

A.4. LOWER A CAMERA INTO ISOLATOR ROW FOR VISUAL INSPECTION OF SEDIMENT LEVELS (OPTIONAL)

A.5. IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED TO STEP 3.

B. ALL ISOLATOR ROWS

B.1. REMOVE COVER FROM STRUCTURE AT UPSTREAM END OF ISOLATOR ROW

B.2. USING A FLASHLIGHT, INSPECT DOWN THE ISOLATOR ROW THROUGH OUTLET PIPE

i) MIRRORS ON POLES OR CAMERAS MAY BE USED TO AVOID A CONFINED SPACE ENTRY

ii) FOLLOW OSHA REGULATIONS FOR CONFINED SPACE ENTRY IF ENTERING MANHOLE

B.3. IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED TO STEP 3.

STEP 2) CLEAN OUT ISOLATOR ROW USING THE JETVAC PROCESS

A. A FIXED CULVERT CLEANING NOZZLE WITH REAR FACING SPREAD OF 45" (1.1 m) OR MORE IS PREFERRED

B. APPLY MULTIPLE PASSES OF JETVAC UNTIL BACKFLUSH WATER IS CLEAN

C. VACUUM STRUCTURE SUMP AS REQUIRED

STEP 3) REPLACE ALL COVERS, GRATES, FILTERS, AND LIDS; RECORD OBSERVATIONS AND ACTIONS.

STEP 4) INSPECT AND CLEAN BASINS AND MANHOLES UPSTREAM OF THE STORMTECH SYSTEM.

NOTES

1. INSPECT EVERY 6 MONTHS DURING THE FIRST YEAR OF OPERATION. ADJUST THE INSPECTION INTERVAL BASED ON PREVIOUS

OBSERVATIONS OF SEDIMENT ACCUMULATION AND HIGH WATER ELEVATIONS.

2. CONDUCT JETTING AND VACTORING ANNUALLY OR WHEN INSPECTION SHOWS THAT MAINTENANCE IS NECESSARY.

SUMP DEPTH TBD BY

SITE DESIGN ENGINEER

(24" [600 mm] MIN RECOMMENDED)

24" (600 mm) HDPE ACCESS PIPE REQUIRED

USE FACTORY PRE-CORED END CAP PART #:

MC3500IEPP24BC OR MC3500IEPP24BW

TWO LAYERS OF ADS GEOSYNTHETICS 315WTM WOVEN

GEOTEXTILE BETWEEN FOUNDATION STONE AND CHAMBERS

8.25' (2.51 m) MIN WIDE CONTINUOUS FABRIC WITHOUT SEAMS

CATCH BASIN

OR

MANHOLE

COVER PIPE CONNECTION TO END

CAP WITH ADS GEOSYNTHETICS 601T

NON-WOVEN GEOTEXTILE

MC-3500 CHAMBER

MC-3500 END CAP

MC-3500 ISOLATOR ROW DETAIL

NTS

OPTIONAL INSPECTION PORT

STORMTECH HIGHLY RECOMMENDS

FLEXSTORM PURE INSERTS IN ANY UPSTREAM

STRUCTURES WITH OPEN GRATES

18" (450 mm) MIN WIDTH

PAVEMENT

MC-3500 6" INSPECTION PORT DETAIL

NTS

CONCRETE COLLAR

MC-3500 CHAMBER

CONCRETE SLAB

8" (200 mm) MIN THICKNESS

12" (300 mm) NYLOPLAST INLINE

DRAIN BODY W/SOLID HINGED

COVER OR GRATE

PART# 2712AG6IP*

SOLID COVER: 1299CGC*

GRATE: 1299CGS

CONCRETE COLLAR NOT REQUIRED

FOR UNPAVED APPLICATIONS

6" (150 mm) SDR35 PIPE

FLEXSTORM CATCH IT

PART# 6212NYFX

WITH USE OF OPEN GRATE

6" (150 mm) INSERTA TEE

PART# 6P26FBSTIP*

INSERTA TEE TO BE CENTERED IN

VALLEY OF CORRUGATIONS

* THE PART# 2712AG6IPKIT CAN BE

USED TO ORDER ALL NECESSARY

COMPONENTS FOR A SOLID LID

INSPECTION PORT INSTALLATION

ACCEPTABLE FILL MATERIALS: STORMTECH MC-3500 CHAMBER SYSTEMS

PLEASE NOTE:

1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED,

ANGULAR NO. 4 (AASHTO M43) STONE".

2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A' LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 9" (230 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR.

3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY COMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION

EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR COMPACTION REQUIREMENTS.

NOTES:

1. MC-3500 CHAMBERS SHALL CONFORM TO THE REQUIREMENTS OF ASTM F2418 "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".

2. MC-3500 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".

3. "ACCEPTABLE FILL MATERIALS" TABLE ABOVE PROVIDES MATERIAL LOCATIONS, DESCRIPTIONS, GRADATIONS, AND COMPACTION REQUIREMENTS FOR FOUNDATION, EMBEDMENT, AND FILL MATERIALS.

4. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE WITH

CONSIDERATION FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS.

PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS.

5. ONCE LAYER 'C' IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER 'D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL REQUIREMENTS OF LAYER 'C'

OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION.

MATERIAL LOCATION DESCRIPTION

AASHTO  MATERIAL

CLASSIFICATIONS

COMPACTION / DENSITY

REQUIREMENT

D

FINAL FILL: FILL MATERIAL FOR LAYER 'D' STARTS

FROM THE TOP OF THE 'C' LAYER TO THE BOTTOM

OF FLEXIBLE PAVEMENT OR UNPAVED FINISHED

GRADE ABOVE. NOTE THAT PAVEMENT SUBBASE

MAY BE PART OF THE 'D' LAYER

ANY SOIL/ROCK MATERIALS, NATIVE SOILS, OR PER

ENGINEER'S PLANS. CHECK PLANS FOR PAVEMENT

SUBGRADE REQUIREMENTS.

N/A

PREPARE PER SITE DESIGN ENGINEER'S PLANS.

PAVED INSTALLATIONS MAY HAVE STRINGENT

MATERIAL AND PREPARATION REQUIREMENTS.

C

INITIAL FILL: FILL MATERIAL FOR LAYER 'C'

STARTS FROM THE TOP OF THE EMBEDMENT

STONE ('B' LAYER) TO 24" (600 mm) ABOVE THE

TOP OF THE CHAMBER. NOTE THAT PAVEMENT

SUBBASE MAY BE A PART OF THE 'C' LAYER.

GRANULAR WELL-GRADED SOIL/AGGREGATE MIXTURES, <35%

FINES OR PROCESSED AGGREGATE.

 MOST PAVEMENT SUBBASE MATERIALS CAN BE USED IN LIEU

OF THIS LAYER.

AASHTO M145¹

A-1, A-2-4, A-3

OR

AASHTO M43¹

3, 357, 4, 467, 5, 56, 57, 6, 67, 68, 7, 78, 8, 89,

9, 10

BEGIN COMPACTIONS AFTER 24" (600 mm) OF

MATERIAL OVER THE CHAMBERS IS REACHED.

COMPACT ADDITIONAL LAYERS IN 12" (300 mm)

MAX LIFTS TO A MIN. 95% PROCTOR DENSITY FOR

WELL GRADED MATERIAL AND 95% RELATIVE

DENSITY FOR PROCESSED AGGREGATE

MATERIALS.

B

EMBEDMENT STONE: FILL SURROUNDING THE

CHAMBERS FROM THE FOUNDATION STONE ('A'

LAYER) TO THE 'C' LAYER ABOVE.

CLEAN, CRUSHED, ANGULAR STONE

AASHTO M43¹

3, 4

A

FOUNDATION STONE: FILL BELOW CHAMBERS

FROM THE SUBGRADE UP TO THE FOOT (BOTTOM)

OF THE CHAMBER.

CLEAN, CRUSHED, ANGULAR STONE

AASHTO M43¹

3, 4

PLATE COMPACT OR ROLL TO ACHIEVE A FLAT

SURFACE. ² ³

45"

(1140 mm)

24"

(600 mm) MIN*

8'

(2.4 m)

MAX

12" (300 mm) TYP77" (1950 mm)

ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL

AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAYERS

SUBGRADE SOILS

(SEE NOTE 4)

PAVEMENT LAYER (DESIGNED

BY SITE DESIGN ENGINEER)

MC-3500

END CAP

12" (300 mm) MIN

9"

(230 mm) MIN

DEPTH OF STONE TO BE DETERMINED

BY SITE DESIGN ENGINEER 9" (230 mm) MIN

D

C

B

A

*TO BOTTOM OF FLEXIBLE PAVEMENT. FOR UNPAVED

INSTALLATIONS WHERE RUTTING FROM VEHICLES MAY OCCUR,

INCREASE COVER TO 30" (750 mm).

PERIMETER STONE

(SEE NOTE 6)

EXCAVATION WALL

(CAN BE SLOPED OR VERTICAL)

6" (150 mm) MIN

NO COMPACTION REQUIRED.

*FOR COVER DEPTHS GREATER THAN 8.0' (2.4 m) PLEASE CONTACT STORMTECH

07/09/2018



7
-
E

L
E

V
E

N
 
S

T
O

R
E

 
#

6
0

4
9

Copyright  2015 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.
C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

S
H

E
E

T
 
T

I
T

L
E

NOTE:

Bid documents should not be separated

or issued as partial sets to

subcontractors. Bidders are responsible

for all portions of the documents that

pertain to work covered by sub-bids.

Bidder assumes full responsibility for

error or misinterpretations resulting from

partial sets of Bidding Documents by

itself or any sub-bidder.

Conflicting information or errors found in

the construction documents should be

brought to the attention of the architect

immediatly. In the event of a conflict in

the drawings, bidder should not assume

the least expensive option will meet the

project requirements.

S
Y

R
A

C
U

S
E

,
 
U

T

MAY 24, 2018

No. Date Description

Reeve
& Associates, Inc.

PROJECT NUMBER: 6407-05

DRAWN BY: KE

ENGINEER: JNR

C9

S
T

O
R

M

W
A

T
E

R

P
O

L
L

U
T

I
O

N

P
R

E
V

E
N

T
I
O

N

P
L

A
N

07/09/2018



7
-
E

L
E

V
E

N
 
S

T
O

R
E

 
#

6
0

4
9

Copyright  2015 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.
C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

S
H

E
E

T
 
T

I
T

L
E

NOTE:

Bid documents should not be separated

or issued as partial sets to

subcontractors. Bidders are responsible

for all portions of the documents that

pertain to work covered by sub-bids.

Bidder assumes full responsibility for

error or misinterpretations resulting from

partial sets of Bidding Documents by

itself or any sub-bidder.

Conflicting information or errors found in

the construction documents should be

brought to the attention of the architect

immediatly. In the event of a conflict in

the drawings, bidder should not assume

the least expensive option will meet the

project requirements.

S
Y

R
A

C
U

S
E

,
 
U

T

MAY 24, 2018

No. Date Description

Reeve
& Associates, Inc.

PROJECT NUMBER: 6407-05

DRAWN BY: KE

ENGINEER: JNR

C10

S
T

O
R

M

W
A

T
E

R

P
O

L
L

U
T

I
O

N

P
R

E
V

E
N

T
I
O

N

D
E

T
A

I
L

S

07/09/2018



7
-
E

L
E

V
E

N
 
S

T
O

R
E

 
#

6
0

4
9

Copyright  2015 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.
C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

S
H

E
E

T
 
T

I
T

L
E

NOTE:

Bid documents should not be separated

or issued as partial sets to

subcontractors. Bidders are responsible

for all portions of the documents that

pertain to work covered by sub-bids.

Bidder assumes full responsibility for

error or misinterpretations resulting from

partial sets of Bidding Documents by

itself or any sub-bidder.

Conflicting information or errors found in

the construction documents should be

brought to the attention of the architect

immediatly. In the event of a conflict in

the drawings, bidder should not assume

the least expensive option will meet the

project requirements.

S
Y

R
A

C
U

S
E

,
 
U

T

MAY 24, 2018

No. Date Description

Reeve
& Associates, Inc.

PROJECT NUMBER: 6407-05

DRAWN BY: RWH

ENGINEER: JNR

L1

L
A

N
D

S
C

A
P

E

P
L

A
N



7
-
E

L
E

V
E

N
 
S

T
O

R
E

 
#

6
0

4
9

Copyright  2015 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.
C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

S
H

E
E

T
 
T

I
T

L
E

NOTE:

Bid documents should not be separated

or issued as partial sets to

subcontractors. Bidders are responsible

for all portions of the documents that

pertain to work covered by sub-bids.

Bidder assumes full responsibility for

error or misinterpretations resulting from

partial sets of Bidding Documents by

itself or any sub-bidder.

Conflicting information or errors found in

the construction documents should be

brought to the attention of the architect

immediatly. In the event of a conflict in

the drawings, bidder should not assume

the least expensive option will meet the

project requirements.

S
Y

R
A

C
U

S
E

,
 
U

T

MAY 24, 2018

No. Date Description

Reeve
& Associates, Inc.

PROJECT NUMBER: 6407-05

DRAWN BY: RWH

ENGINEER: JNR

L2

I
R

R
I
G

A
T

I
O

N

P
L

A
N



1 2 3 4

VT = VALVE TEST

VT MV COM

5 6 7 8 9 10 11 12 AUX

2
4

 
V

A
C

G
N

D

S
E

N

WR2WIRELESS SENSOR

C
O

M

2
4
 
V

A
C

G
N

D

S
E

N

C
O

M

7
-
E

L
E

V
E

N
 
S

T
O

R
E

 
#

6
0

4
9

Copyright  2015 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.
C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

S
H

E
E

T
 
T

I
T

L
E

NOTE:

Bid documents should not be separated

or issued as partial sets to

subcontractors. Bidders are responsible

for all portions of the documents that

pertain to work covered by sub-bids.

Bidder assumes full responsibility for

error or misinterpretations resulting from

partial sets of Bidding Documents by

itself or any sub-bidder.

Conflicting information or errors found in

the construction documents should be

brought to the attention of the architect

immediatly. In the event of a conflict in

the drawings, bidder should not assume

the least expensive option will meet the

project requirements.

S
Y

R
A

C
U

S
E

,
 
U

T

MAY 24, 2018

No. Date Description

Reeve
& Associates, Inc.

PROJECT NUMBER: 6407-05

DRAWN BY: RWH

ENGINEER: JNR

L3

I
R

R
I
G

A
T

I
O

N

D
E

T
A

I
L

S



B B

A.1 A.1

A A

43
' -

 2
"

3"

1

1

1.1

1.1

1.2

1.2

2

2

26' - 10 1/2"16' - 5"26' - 9 1/2"

70' - 1"

43
' -

 5
"

4' 
- 6

"
10

' -
 0

"
16

' -
 2

 1
/2

"
3' 

- 4
"

2' 
- 0

"
6' 

- 4
"

1' 
- 0

 1
/2

"

16' - 0"10' - 8"

2 1/2"2 1/2"

16' - 0"

2 1/2"2 1/2"

10' - 0"16' - 7"

101A

101B

107

1
23

2
A3.1

2
A3.1

1
A3.1

1
A3.1

1
A3.2

2
A3.2

3
A3.2

4
A3.2

A5.3
5

A5.3
4

5' - 5 3/4"7' - 11"

6"

9' 
- 1

"
5' 

- 1
"

8' 
- 5

"
2' 

- 4
"

1' 
- 1

1"
10

' -
 2

 3
/4

"
6' 

- 1
 1

/4
"

4' - 9 5/8"8' - 0 1/2"

2"
 C

LE
AR

2" CLEAR

2"
 C

LE
AR

8' - 8 11/16"

5' 
- 0

"

5' - 10 1/4"5' - 10"6' - 6 1/4"

2" CLEAR

MERCHANDISE
101

SALES
102

OFFICE
103

BACKROOM
104

WOMEN'S
105

MEN'S
106

ELECTRICAL
107

FREEZER
108

ICE
109

COOLER VAULT
110

CDC TOTE
111

1

1

1

1

2

2

2 2

2

2 2

3 2

2

2

2

4

4

4

4

4
4

104

105 111

106

103

3' 
- 1

0 
1/

8"

A5.5
2

A5.1
1

A5.1
6

2" 
CLE

AR

Copyright  2018 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343FAX:  (801 ) 936-0180

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

18050

7-
EL

EV
EN

A1.1

M
AI

N
 F

LO
O

R
PL

AN
SY

R
AC

U
SE

, U
T

JULY 9, 2018

1/4" = 1'-0"A1.1
1 MAIN FLOOR PLAN

No. Date



MAIN FLOOR
FINISH ELEVATION

100' - 0"

T.O. PARAPET 1
118' - 8"

11.11.22

ROOF BEARING 2
113' - 6 5/8"

T.O. PARAPET 2
120' - 2"

T.O. PARAPET 3
121' - 8"

17' - 10"34' - 0"6' - 4 3/4"
RTU LOCATION BEYOND

RTU LOCATION BEYOND

MAIN FLOOR
FINISH ELEVATION
100' - 0"

T.O. PARAPET 1
118' - 8"

ROOF BEARING 1
112' - 8"

B A.1 A

T.O. PARAPET 2
120' - 2"

T.O. PARAPET 3
121' - 8"RTU LOCATION BEYOND

NICHIHA - VINTAGE BRICK 
ALEXANDRIA BUFF

NICHIHA - CANYON BRICK
SHALE BROWN

SW 7675 - SEAL SKIN
DOORS & CANOPIES

Copyright  2018 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343FAX:  (801 ) 936-0180

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

18050

7-
EL

EV
EN

A2.1

EL
EV

AT
IO

N
S

SY
R

AC
U

SE
, U

T

JULY 9, 2018

1/4" = 1'-0"A2.1
1 NORTH ELEVATION

1/4" = 1'-0"A2.1
2 EAST ELEVATION

No. Date

NORTH ELEVATION SIGN SQUARE FOOTAGE:
90 SF/ 1,087 SF

= 8.2% 

NORTH-EAST ELEVATION SIGN SQUARE FOOTAGE:
12 SF/ 348 SF

= 3.4% 

EAST ELEVATION SIGN SQUARE FOOTAGE:
42 SF/ 595 SF

= 7.0% 



MAIN FLOOR
FINISH ELEVATION

100' - 0"

T.O. PARAPET 1
118' - 8"

ROOF BEARING 1
112' - 8"

1 1.1 1.2 2
17' - 10" 34' - 0" 18' - 5"

T.O. PARAPET 2
120' - 2"

T.O. PARAPET 3
121' - 8"

1' 
- 6

"RTU LOCATION BEYOND RTU LOCATION BEYOND

MAIN FLOOR
FINISH ELEVATION

100' - 0"

T.O. PARAPET 1
118' - 8"

ROOF BEARING 1
112' - 8"

BA.1A

ROOF BEARING 2
113' - 6 5/8"

T.O. PARAPET 2
120' - 2"

RTU LOCATION BEYOND

NICHIHA - VINTAGE BRICK 
ALEXANDRIA BUFF

NICHIHA - CANYON BRICK
SHALE BROWN

SW 7675 - SEAL SKIN
DOORS & CANOPIES

Copyright  2018 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343FAX:  (801 ) 936-0180

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

18050

7-
EL

EV
EN

A2.2

EL
EV

AT
IO

N
S

SY
R

AC
U

SE
, U

T

JULY 9, 2018

No. Date

1/4" = 1'-0"A2.2
1 SOUTH ELEVATION

1/4" = 1'-0"A2.2
2 WEST ELEVATION



Copyright  2018 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343FAX:  (801 ) 936-0180

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

18050

7-
EL

EV
EN

A2.3

PE
R

SP
EC

TI
VE

SY
R

AC
U

SE
, U

T

JULY 9, 2018

No. Date



M
IN

IM
UM

3' 
- 6

"
6' 

- 0
"

6"
3' 

- 0
"

DIAMETER
1' - 6"

GC SUPPLIED

6" STEEL PIPE FILLED
W/ CONC. - SMOOTH

TROWEL CROWN TOP

6" STEEL PIPE
PAINTED PER

PAINT SCHEDULE

CONC. (MIN 3000
PSI @ 28 DAYS)

CROWN FOOTING

REINF'G TOP,
BOTTOM & MIDDLE

1/2" x 14" REBAR
ANCHORS THRU

PIPE BOTH WAYS

1" STEEL BOTTOM

18" DIAMETER
CONCRETE 

FOOTING

U.
N.

O.
1' 

- 0
"

U.N.O.
1' - 0"

ST
RU

CT
UR

A L
RE

F.
 T

O

TO STRUCTURAL
REF.

REF. TO STRUCTURAL

7"

CONCRETE 
REINFORCING BARS
REF. TO STRUCTURAL

DUMPSTER ENCL. SLAB
REF. CIVIL

T.O. ENCLOSURE FRAMING
7' - 4"

S.S. HANDLE

MUELLER URETHANE
GATES PER MATERIAL
SCHEDULE

5/8" x 24" S.S. CANE
BOLT AT EACH GATE.
(ALTERNATE
SIDES OF PANELS).

PROVIDE 3/4" PVC
SLEEVES IN 
CONCRETE, TYP.

A5.7
4

A5.7

8

A5.7

9

A5.710

REFERENCE STRCUTURAL FOR PAD SIZE
13' - 4"

EQ EQ EQ

RE
FE

RE
NC

E 
ST

RU
CT

UR
AL

 F
O R

 P
AD

 S
IZ

E
12

' -
 8

"
10

' -
 0

"

EQ
EQ

EQ

3' - 8" 3' - 0" 3' - 0" 3' - 8"

7"
1' 

- 0
"

7" 8" 9"
HOLD
10' - 6" 9" 8" 7"

14' - 6"

1' - 8"
HOLD
10' - 0" 1' - 8"

PROVIDE CONCRETE PAD IN FRONT OF
DUMPSTER ENCLOSURE ENTRANCE AND SHALL

BE CAPABLE OF WITHSTANDING A 20 TON 
STATIONARY LOAD; REFERENCE CIVIL.

PROVIDE 3/4" PVC
SLEEVE IN 
CONCRETE, TYP.

PROVIDE 3/4" PVC
SLEEVE IN 
CONCRETE, TYP.

EDGE OF SLAB

MUELLER COR-6
ENCLOSURE DOOR

3" NOM. O.D.
GALVANIZED STEEL
POST WITH WOOD TO
STEEL ADAPTERS, TYP.

6" PIPE BOLLARD FILLED
WITH CONCRETE, REF
DETAIL 5/A5.7

1/
4"

 P
ER

 F
OO

T 
SL

OP
E 

TO
 D

RA
IN

8 C.Y. DUMPSTER
PROVIDED BY 
OTHERS

1' 
- 8

"

6

A5.7

2

A5.7

A5.7
7

1' 
- 6

"
1' 

- 6
"

1' 
- 6

"
1' 

- 6
"

10
"

6"

20 GA. DARK BRONZE CAP
FLASHING, GC SUPPLIED

FINISH AS SCHEDULED

3" NOM. O.D. GALVANIZED
STEEL POST.

TREATED 2x4 HORIZONTAL
SUPPORTS (TYP)

26 GA. REVERSE R 
PANEL SHEATHING

POST AND FOUNDATION
BEYOND, REFER TO 

STRUCTURAL

A5.7
3

7' 
- 4

"

T.O. ENCLSOURE SLAB
REF. CIVIL

T.O. ENSLSURE FRAMING
REF. ELEVATIONS

SHIM

20 GA. COPING DARK BRONZE CAP
FLASHING, GC SUPPLIED

1/2" APA RATED PLYWOOD

TREATED 2x BLOCKING

TOP OF COLUMN AND 
WOOD TO STEEL FENCE
LINE/ END ADAPTER 
BEYOND.

3" NOM. O.C.
GALVANIZED STEEL POST

FINISH AS SCHEDULED

1' 
- 4

"
5' 

- 8
"

TOP OF STEEL PIPE
CONCRETE FILL TO BE

STRIKED OFF FLAT

UPPER ALUM. BRACKET

LOWER ALUM. BRACKET

6" RD. STEEL SCHEDULE 40
GALV. PIPE SHOWN

DASHED SET IN 18" CONC.
FOOTING; CONC. FOOTING

48" DEEP.

POST ADN FOOTING. REF
STRUCTURAL DRAWINGS

GATE CLOSED POSITION

GA
TE

 O
PE

N
PO

SI
TI

ON

PIPE BOLLARD REF. 5/A5.7

6" STEEL JAMB POST.
CONCRETE FILLED. 

PAINTED (P-3)

MUELLER 
ENCLOSURE GATE

ALIGNED

3" NOM. O.D.
GALVANIZED
STEEL POST

WOOD TO STEEL
FENCE LINE/END

ADAPTER

TREATED 2x4
HORIZONTAL

SUPPORTS

26 GA. REVERSE R
PANEL SHEATHING

NICHIHA FIBER
CEMENT PANELS

1' - 4"
FOOTINGS SHOWN FOR REFERENCE ONLY COORDINATE WITH STRUCTURAL

10' - 8" 1' - 4"

DUMPSTER ENCL. SLAB
REF. CIVIL

T.O. ENCLOSURE FRAMING
7'-4"

20 GA. DAR BRONZE CAP
FLASHING, GC SUPPLIED

6"
2' 

- 8
"

7' 
- 6

"

DUMPSTER ENCL. SLAB
REF. CIVIL

T.O. ENCLOSURE FRAMING
7'-4"

6"
2' 

- 8
"

4' 
- 4

"

20 GA. DARK BRONZE CAP
FLASHING, GC SUPPLIED

Copyright  2018 JZW Architects   -   The Purchaser is granted a single use license for construction only.   These plans are copyrighted and are subject to copyright protection as an "architectural work" under the copyright act.   The protection includes but is not limited to the overall form as well as the arrangement and composition of spaces.  Under such protection,  unauthorized use of these plans,  work,  or structure represented will result in the cessation of construction and / or monetary compensation to  JZW Architects.C

135 EAST CENTER STREET, NORTH SALT LAKE, UTAH 84054 PHONE:  (801 ) 936-1343FAX:  (801 ) 936-0180

PROJECT NUMBER

ISSUE DATE:

REVISIONS:

18050

7-
EL

EV
EN

A5.7

D
U

M
PS

TE
R

 P
LA

N
AN

D
 D

ET
AI

LS
SY

R
AC

U
SE

, U
T

JULY 9, 2018

No. Date

1/2" = 1'-0"A5.7
5 TYPICAL BOLARD SECTION

3/8" = 1'-0"A5.7
6

DUMPSTER ENCLOSURE
FOUNDATION SECTION

3/8" = 1'-0"A5.7
8 FRONT DUMPSTER ENCLOSURE

3/8" = 1'-0"A5.7
1 DUMPSTER ENCLOSURE PLAN1

1/2" = 1'-0"A5.7
2

DUMPSTER ENCLOSURE WALL
SECTION

3" = 1'-0"A5.7
3 DUMPSTER COPING

1/2" = 1'-0"A5.7
4 GATE BOLLARD DETAIL

1 1/2" = 1'-0"A5.7
7 GATE DETAIL

3/8" = 1'-0"A5.7
9 REAR DUMPSTER ENCLOSURE

3/8" = 1'-0"A5.7
10 SIDE DUMPSTER ENCLOSURE



INDUSTRIAL DEVELOPMENT ZONING CODE 

 

10.120.010 Purpose. 

The purpose of this zone is to provide for industrial, manufacturing, and certain compatible 

commercial uses and to protect such uses from encroachment of uses adverse to their operation 

and expansion.  

 

10.120.020 Permitted uses. 

The following uses, and no others, are appropriate to this zone, compatible with each other, and a 

permitted right; provided, that the parcel and buildings meet all other provisions of this title, or 

any other applicable ordinances of Syracuse City, and receive site plan approval as provided in 

SCC 10.20.100: 

 

(A) Agriculture. 

 

(B) Automotive and engine repair services. 

 

(C) Churches, synagogues, and temples. 

 

(D) Car washes, self-service coin-operated style car washes and full-service tunnel style. 

 

(E) Contract construction services. 

 

(F) Caretaker quarters on the same parcel as storage facilities (see note below). 

 

(G) Manufacturing, chemicals and allied products or plastic products. 

 

(H) Manufacturing, compounding, processing, milling, assembling, testing, or packaging (of the 

following products): 

 

(1) Apparel. 

 

(2) Fabricated metal products (not including primary metals industries). 

 

(3) Food products. 

 

(4) Stone, clay, and glass. 

 

(I) Pawn shops. 

 

(J) Payday lending/check cashing services. 

 

(K) Printing and publishing industries. 

 

(L) Professional nonretail services. 

 

(M) Public and quasi-public buildings. 

 

(N) Public parks. 

 

(O) Rehabilitation centers. 

 



(P) Restaurants and fast food services. 

 

(Q) Retail, building materials, hardware, and farm equipment. 

 

(R) Storage facilities, industrial warehouse. 

 

(S) Tattoo and body piercing shops. 

 

(T) Uses considered similar and compatible by the Land Use Administrator. 

 

(U) Welding or machine shop. 

 

(V) Wholesale trade. 

 

Note: Caretaker quarters in a storage facility shall: 

 

1.    Be limited to one dwelling unit per 350 storage units. 

 

2.    Include a minimum of one kitchen and one bathroom. 

 

3.    Be attached to or located within the main structure of the principal use, and not have 

a total square footage that exceeds 50 percent of the total area of the building to which it 

is attached or in which it is located. The entrance to the facility shall be developed in such 

a way as not to be a conspicuous and dominant feature of the building or site 

development. 

 

4.    Be limited in its occupancy to caretakers of the storage facility and their family. 

 

5.    Be secondary and incidental to the principal use. 

 

6.    The property owners shall execute and record a covenant and agreement with the 

City to revert the property to a commercial use without a caretaker living quarters, 

including the removal of the kitchen facilities of any permanent addition that does not 

meet the requirements of the zone in which the use is located, after the expiration of any 

associated permit granted or the termination of the business. 

 

7.    Only be located in the rear or second story of a building. 

 

8.    Only be permitted upon positive recommendation from the Fire Marshal. 

 

9.    Not include mobile living facilities, such as recreational vehicles, mobile homes, or 

campers. 

 

10.120.030 Conditional uses. 

The following, and no others, may be conditional uses permitted after application and approval 

as specified in SCC 10.20.080: 

 

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

 

(B) Day care centers (major). 

 

(C) Sexually oriented businesses (see Chapter 10.135 SCC) (major). 



 

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

 

10.120.040 Minimum lot standards. 

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

following lot standards: 

 

(A) Lot area: no minimum requirement. 

 

(B) Lot width: as required by site plan review. 

 

(C) Front yard: 30 feet. 

 

(D) Side yards: as required by site plan review. 

 

(E) Rear yard: as required by site plan review. 

 

(F) Building height: 35 feet for buildings from zero to 100 feet from the zone boundary; 55 feet 

for buildings 100 to 200 feet from the zone boundary; 100 feet for buildings more than 200 feet 

from the zone boundary. 

 

(1) For purposes of this subsection, a zone boundary is expanded to include the 

contiguous zones of adjacent cities or unincorporated county, if those zones contain 

substantially similar uses to the industrial development zone. 

 

When an industrial lot is adjacent to or faces upon another nonindustrial zone, the yards in the 

industrial zone that are adjacent to or face upon the other nonindustrial zone shall be a minimum 

of 20 feet on all sides. Exceptions to this requirement may be granted by the Land Use Authority 

for industrial zones that are adjacent to other industrial zones or agricultural zones if all proposed 

structures on the industrial property meet minimum fire protection requirements. Plans showing 

these fire protection requirements are to be subject to review and approval by both the Syracuse 

City Building Official and Syracuse City Fire Chief. All lots shall be subject to the general 

landscape requirements as prescribed in Table 2, Buffer Classification Requirements, found in 

SCC 10.30.080. 

 

10.120.050 Off-street parking and loading. 

Off-street parking and loading shall be provided as specified in Chapter 10.40 SCC unless the 

Planning Commission requirements exceed those of Chapter 10.40 SCC. 

 

10.120.060 Signs. 

Signs permitted in this zone shall be those allowed in industrial zones by Chapter 10.45 SCC.  

 

10.120.070 Special provisions. 

(A) Landscaping. All lots, parcels, or sites shall have a minimum 10 percent of the total area 

landscaped, including all required front yards, and permanently maintained in good condition. 

 

(B) Industrial Performance Standards. The following performance standards shall ensure that all 

industries will provide necessary modern control methods to protect the City from hazards and 

nuisances; set objective, quantitative standards for the maximum tolerated levels of frequently 

hazardous or annoying emissions; and protect any industry from arbitrary exclusion or 

persecution based solely on the characteristics of that type of industry’s past uncontrolled 

operation. 



 

(1) General. 

 

(a) No one shall use or occupy any land or building devoted to uses authorized by 

this chapter in any manner so as to create a dangerous, injurious, noxious, or 

otherwise objectionable fire, explosive, or other hazard; noise or vibration; 

smoke, dust, odor, or other form of air pollution; heat, cold, dampness, glare, 

electrical, or other disturbance; liquid or solid refuse or waste; or other substance, 

condition, or element in such a manner or in such an amount as to affect adversely 

the surrounding area or adjoining premises. The foregoing are hereinafter referred 

to as “dangerous or objectionable elements.” 

 

(b) In addition to meeting other application requirements for site plan approval or 

a conditional use permit, parties seeking approval for an industrial use shall 

include in the application a description of the proposed machinery, products, and 

processes to be located at the development. The application shall include an 

investigation and report from a qualified consultant outlining all possible 

environmental impacts the industrial use may have. The cost of such expert report 

shall be borne by the applicant. 

 

(c) Within 20 days after the Commission receives the aforesaid application and 

report, the Commission shall determine whether the plans would employ 

reasonable measures to assure compliance with the applicable performance 

standards. On such basis, the Commission may approve or refuse to approve the 

use or may require a modification of the proposed plans. 

 

(2) Dangerous and Objectionable Elements. 

 

(a) Noise. No use shall emit or cause the emission of sound from a stationary 

source such that the one-hour equivalent sound level (Leq) of resultant sound 

measurement, at the lot line of the establishment or use, exceeds, by six dB(a) or 

more, the one-hour equivalent sound level (Leq) caused by ground transportation 

as estimated for that point of measurement and that time of day, pursuant to 

FHWA-RD-77-108 Highway Traffic Noise Prediction Model, or by other 

techniques at least as accurate. The sound level measuring instrumentation shall 

conform with ANSI S1.4-1971 Type 1 and compatible measurement procedures, 

according to ANSI S1.13-1971, with the following adjustments: 

 

(i) Adjustment for Temporal and Tonal Characteristics of Sound. If the 

sound has a pronounced audible-tonal quality, such as a whine, screech, 

buzz, or hum, or an audible cyclic variation in sound level, such as beating 

or other amplitude modulation, the measured sound level shall increase by 

five dB to allow for more subjective response to the sound. 

 

(ii) Quasi-Steady Impulsive Sound. Where the sound is of a repetitive 

impulse nature, providing a steady reading using the “slow response” 

setting on the sound level meter, the measured value shall increase by 10 

dB to allow for more subjective response to the sound. 

 

Only one of the subsections (B)(2)(A)(i) or (B)(2)(A)(ii) of this section may apply 

to qualify for an adjustment. In a case where both subsections apply, subsection 

(B)(2)(A)(ii) of this section takes precedence. 



 

No use shall emit, cause, or permit the emission of sound of an impulsive nature 

from a stationary source such that it results in an impulsive sound level at a point 

of measurement in excess of 80 dB or, in a one-hour equivalent level (Leq), 

exceeding that one-hour equivalent level (Leq) caused by ground transportation as 

estimated for that point of measurement and that time of day, pursuant to FHWA-

RD-77-108 or equivalent method. 

 

(b) Vibration. No use shall create or permit a vibration (other than from 

transportation facilities or temporary construction work) that is discernible 

without instruments at the points of measurement specified in subsection (B)(2)(a) 

of this section. 

 

(c) Odors. No use shall emit odorous gases or other odorous matter in such 

quantities as to be readily detectable when diluted in the ratio of one volume of 

odorous air to four volumes of clean air at the points of measurement specified in 

subsection (B)(2)(a) of this section or at the point of greatest concentration. Any 

process that may involve the creation or emission of any odors shall provide a 

secondary safeguard system in order to maintain control should the primary 

safeguard system fail. 

 

(d) Glare. No use shall permit direct or sky-reflected glare that penetrates beyond 

the property upon which the light source is located, whether from flood lights or 

from high-temperature processes such as combustion or welding or otherwise, in a 

manner constituting a nuisance or hazard. 

 

(e) Fire and Explosion Hazards. All activities and all storage of flammable and 

explosive materials shall include adequate safety, fire-fighting, and fire 

suppression equipment and devices standard in the industry to protect against the 

hazard of fire and explosion. No use shall permit the burning of waste materials in 

open fires at any point. 

 

(f) Air Pollution. No use shall emit particulate or gaseous pollutants into the air in 

violation of the Utah State Air Conservation Act, its amendments, or resulting 

regulations. 

 

(g) Liquid or Solid Wastes. No use shall discharge, at any point, into a public 

sewer, public waste disposal system, private sewage system, or stream, or into the 

ground contrary to the Utah State Water Pollution Control Act, its amendments, 

the subsequent Wastewater Disposal Regulations, or the Utah Code of Solid 

Waste Disposal Regulations. 

 

(C) Enforcement. The Land Use Administrator shall investigate any purported violation 

of performance standards; and, if necessary for such investigation, may request the 

Planning Commission to employ qualified experts. If, after public hearing and due notice, 

the Planning Commission finds that a violation existed or does exist, it shall order the 

Land Use Administrator to serve notice that compliance with the performance standards 

must be achieved within a specified period of time or the plant will be closed. Should the 

violation of performance standards threaten the public health, convenience, or welfare, 

the Planning Commission may order the offending plant to cease operation until proper 

steps are taken to correct the conditions which cause the violation. The violator shall pay 

for services of any qualified experts, employed by the Planning Commission to advise in 



establishing a violation, upon establishment of said violation or the City shall pay 

otherwise. The determination of the existence of dangerous and objectionable elements 

shall be made at any point; provided, however, the measurements of the noise, vibration, 

odors, or glare are taken at the lot line of the establishment or use. 

 

10.120.080 Architectural Review Committee. 

Developments within the ID zone are required to be reviewed by the Architectural Review 

Committee in accordance with Chapter 10.28 SCC, Architectural Review Committee and Design 

Standards. 

  



ARHICTECTURAL REVIEW COMMITTEE AND DESIGN STANDARDS CODE 

 

10.28.010 Purpose. 

(A) The purpose of the design standards outlined in this chapter is to facilitate exceptional design 

in the built environment and preserve the quality of life within Syracuse City. This chapter is 

based on the following principles: 

 

(1) Higher quality designs will bring value to the commercial community of Syracuse and 

attract businesses which positively contribute to the overall quality of life and well-being 

of Syracuse residents. 

 

(2) Syracuse welcomes a variety of businesses and recognizes that brand recognition has 

become an important aspect of developing a successful and competitive business. The 

design standards enumerated in this chapter are intended to help and encourage 

development of imaginative and unique design solutions which meet business needs, 

while at the same time preserving Syracuse’s unique history and community identity. 

 

(3) This chapter supplements the objectives of other chapters in this title which also 

impose certain design standards or requirements that are zone specific. 

 

(B) This chapter references design standards and design guidelines. They are intended to 

improve the quality and compatibility of development, particularly with regard to building 

design and site design. 

 

(1) Design Standards. Design standards are required in addition to other standards set 

forth in this title. Design standards are intended to ensure quality development and 

permanence in design. The implementation of these standards ensures that the goals and 

values of the community are reflected in each commercial development and contribute 

positively to the overall built environment. 

 

(2) Design Guidelines. Design guidelines offer examples to clarify and explain design 

standards. They are made available for public use and distribution within a separate 

manual that can be found on record in the Community Development Department. The 

purpose of the Syracuse City Commercial Design Standards and Guidelines Manual is to 

better clarify the relationship between design standards and guidelines. The design 

guidelines serve to graphically represent the design standards and are used as a reference 

tool in order to better illustrate the application of the design standards. 

 

10.28.020 Architectural Review Committee (ARC). 

The ARC is established to review all applicable development plans for compliance with the 

design standards in this chapter. This committee functions as a subcommittee of the Planning 

Commission and consists of seven members appointed by the Mayor with the advice and consent 

of the City Council in accordance with the Syracuse Municipal Code. Members consist of 

community residents, Planning Commissioners (maximum two), and City staff. The Planning 

Commission Chair may recommend candidates for the Mayor’s consideration. 

 

The ARC is responsible to review the plan, elevations, architectural details, and development 

design pattern book and make recommendations to the Planning Commission consistent with this 

chapter. The Planning Commission will, in turn, submit their recommendations to the City 

Council. 

 

10.28.100 Commercial, professional office, and public facility developments. 



(A) Applicability. The design standards set forth in SCC 10.28.110 and 10.28.120 apply to: 

 

(1) All new commercial, professional office or public facilities buildings and uses except 

where the requirements of this chapter are superseded by another provision of this title. 

 

(2) Existing commercial, professional office, or public buildings and uses when a change 

occurs that involves a design standard set forth in this chapter and either: 

 

(a) Requires a building or other permit issued by the City; 

 

(b) Alters the occupancy designation of a building under the current building 

codes adopted by the City; 

 

(c) Increases required parking; or 

 

(d) Increases the amount of outside storage. 

 

(B) Imposition of Conditions. When reviewing a development plan, the Architectural Review 

Committee (ARC) may recommend that the Planning Commission impose conditions consistent 

with design standards in this chapter. 

 

(C) Other Code Requirements. The requirements of this chapter apply in addition to other 

applicable requirements of this title. 

 

10.28.110 Building design. 

(A) Context. All building designs are required to be drafted with sensitivity to the design of 

nearby buildings and developments. This sensitivity includes considering whether: 

 

(1) Buildings contribute to the overall character of Syracuse and the neighborhood; 

 

(2) Buildings reflect the character of surrounding development through use of some 

similar features; 

 

(3) Buildings demonstrate imaginative design; and 

 

(4) Buildings vary colors, materials, or architectural elements where proposed building 

designs closely copy or mirror surrounding developments. 

 

(B) Entrances. All building entrances are required to be clearly articulated to indicate a transition 

from the exterior to the interior of the building. Every main entrance is required to have a special 

emphasis when compared to the other portions of the building. This is accomplished through the 

use of at least three of the following near entrances: 

 

(1) A prominent architectural feature that is unique to the overall building design; 

 

(2) Complimentary yet differing building materials or colors; 

 

(3) Increased use of windows or glass; 

 

(4) Pedestrian amenities that may include patios, porches, special paving treatments, 

seating areas, or awnings; or 

 



(5) Increased landscaping. 

 

(C) Facade Articulation. Buildings designed with completely flat facades and monotone color 

schemes are not permitted. All buildings are required to have articulation of all facades. 

 

(1) Horizontal or vertical facade variations must occur at least every 30 feet or along a 

minimum of 60 percent of the horizontal length of buildings with facades 100 feet or 

greater. This is accomplished by using methods such as: 

 

(a) Variation in the surface plane that may include pop-outs, bays, and recesses; 

 

(b) Variation in the surface pattern such as arches, banding, and paneling; or 

 

(c) Distinguished treatment of windows, doors, and eaves that may include 

molding or framing. 

 

(2) Buildings with facades 100 feet or greater in total length must have at least one 

significant facade variation from the primary wall plane whose depth is at least five 

percent of the total facade length and whose width is at least 20 percent of the total 

facade length. Uninterrupted facades 100 feet or greater in length are prohibited. 

 

(D) Height and Roofline. All building roof heights will be compatible with the building’s 

location, and varied roofline elevations or parapets are required in order to add architectural 

interest and avoid the appearance or sense of monotonous roofline expanses. All buildings are 

required to: 

 

(1) Have appropriate roof height for the location based on zoning regulations and the 

height of buildings within the immediate area; 

 

(2) Have roofline and parapet variations where there are long, continuous, and 

undisturbed rooflines 50 feet in length or greater; 

 

(3) Use similar materials and colors on the back of false fronts, parapets, cornices, or 

other parts of the building which extend beyond the roofline or main building so that the 

building appears cohesive from all views; and 

 

(4) Have screening of mechanical equipment and systems that will be mounted on the 

roof. Any portion of these pieces of equipment that is not fully shielded is required to be 

painted a color which is compatible with the roofing or parapet materials. 

 

(E) Massing. Proper massing reduces the impact of the massive bulk created by large buildings 

that may not otherwise relate in scale to surrounding development. Vertical articulation, 

horizontal articulation, and multi-planed roof or awnings must be used in designs to mitigate the 

impact on surrounding development and the overall landscape. 

 

(F) Materials. Quality long-lasting materials are required for all buildings in order to contribute 

to the aesthetics of the community over the long term. 

 

(1) A minimum of three colors per elevation is required. 

 

(2) Color utilization should be sensitive to existing development within the vicinity and 

the natural landscape in which the project is situated. 



 

(3) Primary Materials. Sixty-five percent of all surface materials, not including glass or 

roofing materials, are required to include a combination of brick, stone, ceramic tile, 

masonry materials, insulated metal panels, or wood fiber/composite siding. Exposed 

cinder block is not permitted, except for minimal foundation exposure. Concrete masonry 

unit, exposed concrete, stucco, vinyl, wood siding, or metal components may be used as 

accent or secondary materials only. 

 

(4) Exposed tilt-up concrete or insulated metal panels may be used as a primary material 

on buildings located in the business park zone. Some variation in materials along the base 

and near the entrances of concrete tilt-ups is required. 

 

(5) All projects are required to submit a sample board containing physical samples of all 

exterior surface materials, including roofing materials, in all the colors they will be used. 

Photos alone are not sufficient. 

 

(G) Development Design Pattern Book. The developer is required to provide a development 

design pattern book to be reviewed by the ARC and then the Planning Commission in 

conjunction with a subdivision plan and/or site plan application. Where there is a development 

agreement, the design pattern book will become a part of the agreement. Design pattern books 

are subject to the following: 

 

(1) Written descriptions with graphic illustrations explaining how the development 

complements the physical form of the property and how the theme and standards found in 

this chapter are to be integrated into the design of the development; 

 

(2) Written descriptions with graphic illustrations explaining the proposed conceptual 

architectural design, building elevations, and other such related design schemes; and 

 

(3) Written descriptions with graphic illustrations that clearly describe proposed open 

spaces, landscaping ideas, pedestrian pathways, furnishings, lighting and related 

entryway features and/or amenities. 

 

(H) Pedestrians. All buildings will be designed with an integral focus on encouraging pedestrian 

activity and social interaction. Additionally, buildings that contain more than one story or that 

are above 20 feet in height are required to provide a clearly articulated and more detailed base 

that relates to pedestrians. 

 

(I) Signs. Signs located on any building facade are required to be compatible with the building’s 

overall design. As an integral design element, signs are required to be compatible with the style 

of the buildings in terms of location, scale, color, and lettering. 

 

(1) The locations for signs on a building’s facade will be planned for as part of the 

building’s overall design. 

 

(2) Signs located on facades should integrate similar or complementary materials as the 

building. 

 

(J) Windows. Windows are key to the overall design of a building and the relationship between 

the exterior and interior. The majority of windows are required to relate to the scale of a person. 

 

(1) Windows should be at eye level. 



 

(2) Where buildings are adjacent to pedestrian walkways, transparent windows must 

relate the scale of the building and the building’s interior to pedestrians. Where 

transparent windows may not be desirable, tinted windows, false windows, or glass block 

are allowed. 

 

(3) Window awnings are an effective way to add detail and variation to a building, 

emphasize pedestrian scale windows, and create an exciting and inviting environment. 

When placing awnings: 

 

(a) Use quality materials which are durable and are able to withstand extremes in 

the weather; 

 

(b) Colors should be complementary to the color of the building on which the 

awning is located; and 

 

(c) Styles should be compatible with the architectural features and overall 

architecture of the building on which the awning is located.  

 

10.28.120 Site design. 

(A) Building Placement. Building placement is integral to the site design and the overall effect 

any development has on surrounding properties. Building placement is required to comply with 

the following: 

 

(1) All buildings must be oriented with the main or similar facade facing a principal street 

to which it has frontage. 

 

(2) Buildings located on corner lots are required to orient main facades to each street and 

give equal treatment to each. 

 

(3) Buildings located on corner lots should include a prominent architectural feature of 

greater height than the rest of the roof, or emphasis at the corner where the two public 

streets meet. 

 

(B) Context. New developments are required to match or complement surrounding developments 

in order to create a site which relates to its surroundings and adds positively to the overall built 

environment in the site area. 

 

(C) Miscellaneous. The small details that sometimes become afterthoughts of site planning and 

design are important factors for making aesthetically attractive sites. The following are required 

during initial site planning, along with any other requirements within this code: 

 

(1) Landscaped areas and walls will be designed to decrease noise levels and separate 

loading and service bays from customer parking. Service and loading bays (automotive, 

service, tire, etc.) should be oriented away from neighboring residential areas. Further, 

they cannot have direct access to major public streets; access shall be provided via 

internal site plan circulation. The general public should be restricted from accessing such 

areas. 

 

(2) Approved outdoor storage areas are required to be fully screened from view using the 

same materials as the building or approved masonry fencing. Enclosures are also required 



to be surrounded by landscaping to further soften their visual impact. Public access to 

these areas should be restricted. 

 

(3) Outdoor refuse and garbage collection containers are required to be fully screened 

from view using the same materials as the building or approved masonry fencing. 

Enclosures are required to be surrounded by landscaping to further soften their visual 

impact. Public access to these areas should be restricted. 

 

(4) Shopping cart corrals are highly visible and needed to keep development sites safe 

and orderly. Corrals are required to be in fixed position. 

 

(5) Generators are required for businesses that the ARC determines will provide essential 

services to the public during inclement weather or natural disasters. Generators and other 

large auxiliary equipment are required to be placed at locations where they will be least 

intrusive in terms of noise, appearance, and odors, particularly for occupants of 

neighboring properties. Site plans will include public utilities equipment placement. 

Generators and other large auxiliary equipment: 

 

(a) Should be kept low to the ground; 

 

(b) If they include exhaust systems may not have exhaust systems protrude above 

the equipment; and 

 

(c) Are required to be surrounded by walls, landscaping, and other screening. 

 

(6) Site plans will be designed to conform to all requirements of the Americans with 

Disabilities Act (ADA). The ARC shall review the site plan for adequate handicap 

parking and access to buildings. 

 

(D) Landscaping. Landscaping is required as a tool to enhance and beautify the site, and the 

building’s architecture and design. To aid in the design process, designers are encouraged to 

refer to the Syracuse City Commercial Design Standards and Guidelines Manual. 

 

(1) The portion of a development site devoted to landscaping exclusive of parkstrips and 

walkways will be calculated by the zone requirements for the parcel. Additional 

landscaping should be provided to achieve compatibility between differing, adjacent land 

uses such as residential and commercial, as required in the buffering table. 

 

(2) Landscaping is required to be integrated into the design, placement, and enhancement 

of pedestrian plazas, sitting areas, walkways, flag poles, and signs and will comply with 

zoning requirements. 

 

(3) Vegetative ground cover must be utilized for at least 80 percent of a development 

site’s frontage along any public right-of-way and in required landscape areas between a 

building and the parkstrip not including sidewalks, trails, and entry points. 

 

(4) Drought resistant shrubs and trees will be used in conjunction with efficient low water 

use irrigation systems. A list of low water use plants is available from the Community 

Development Department. 

 

(E) Lighting. Carefully planned lighting schemes can create safe environments for pedestrians 

and motorists. Lighting is an integral design element which adds to the overall site plan and 



building design. Lighting must be designed in compliance with Chapter 10.45 SCC (Sign and 

Lighting Regulations). 

 

(1) Lighting schemes will include coordinating parking, wall, and pedestrian scaled 

fixtures which compliment building architecture and site features. 

 

(2) Parking and Circulation. Lifestyle, separated land uses, and lack of sufficient public 

transit have created the need for parking and access for automobiles onto most 

commercial sites. Lighting in required parking areas must be designed to have a minimal 

impact on the surrounding environment. 

 

(F) Traffic. Developments which generate significant increases in traffic will include an analysis 

of the proposed development’s impact on the current and future transportation system, and 

methods to control traffic. 

 

(1) Major internal circulation roadways that provide access from the public right-of-way 

or between buildings on the same site must be separated from parking areas using curb 

and gutter and a combination of any of the following methods: 

 

(a) Landscaping; 

 

(b) Pedestrian walkways; or 

 

(c) Lighting. 

 

(2) Concrete “deadmen” wheel stoppers are required for parking spaces adjacent to a 

pedestrian walkway or amenity. 

 

(3) Cross access for automobiles and pedestrians to future and existing commercial 

developments is required during initial site planning and construction. 

 

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

interaction between trucks and visitors’ automobiles. Access to loading and delivery 

areas must be separated from parking areas. 

 

(5) The design and location of loading facilities must take into consideration the specific 

dimensions required for the maneuvering of large trucks and trailers into and out of 

loading position at docks or in stalls and driveways. 

 

(G) Pedestrians. Site layout and design must equally address the needs of pedestrians and 

automobiles. Pedestrian access and safety on the site should be ensured. 

 

(1) Pedestrian access from the public right-of-way through the site to main entrances is 

required. These walkways are required to be constructed of dissimilar materials to the 

roadway or parking area, and provide for clearly defined crossings where there are points 

of conflict with automobiles. 

 

(2) Dissimilar roadway materials within parking lots are required to be used directly in 

front of entrances to slow motorists and create a safer environment for pedestrians. 

 

(3) Pedestrian drop-off locations, when incorporated within overall circulation patterns, 

are required to be convenient and safe for pedestrians. 



 

(H) Security. Security of the site is required to be addressed in site design. The developer is 

required to submit documents that demonstrate the security measures of the site design in 

relation to private, semi-public and public areas, by utilizing natural surveillance, access control 

and proper maintenance. 

 

10.28.200 Industrial developments. 

The design guidelines in SCC 10.28.210 through 10.28.230 are applicable to all new industrial 

and warehouse developments in the City as well as additions to and exterior remodeling of 

existing buildings where the improvements are visible from a public right-of-way. 

 

10.28.210 Industrial site planning. 

Site planning considers how the various components of a development (e.g., buildings, 

circulation, parking, open space, etc.) relate to adjacent streets and existing development, and 

how the various components relate to each other within the development site. 

 

(A) Building and Facilities Location. The main elements of a well-designed industrial site 

include: 

 

(1) Controlled site access with appropriate maneuvering areas for trucks separated from 

general vehicle circulation (1 in figure below). 

 

(2) Employee parking areas located apart from loading and service areas (2 in figure 

below). 

 

(3) Convenient public access and short-term visitor parking at the front of the building (3 

in figure below). 

 

(4) Screening of storage, work areas, and mechanical equipment and buffering of 

adjacent land uses (4 in figure below). 

 

(5) Emphasis on a well-designed main building entry and landscaping (5 in figure below). 

 

Example of appropriate industrial site layout 

 

(6) Site elements, such as buildings, parking, driveways, and outdoor activities, should be 

arranged to emphasize the more aesthetically pleasing components of the site (e.g., 

landscaping and superior architectural features) and disguise less attractive elements 

(e.g., service facilities, outside storage, equipment areas, and refuse enclosures) through 

proper placement and design of buildings, screen walls, and landscaping. 

 

 

 

(7) Industrial and warehouse development must be screened and buffered from any 

adjacent uses that are less intensive in compliance with the code. Intensified landscaping, 

increased setbacks, and appropriate building location will be utilized as a means of 

providing adequate separation between land uses of varied intensity. 

 

Outdoor storage areas – screened from view 

 



(8) Noise generating functions must be located in a way that minimizes any impact on 

adjacent nonindustrial properties. Sound attenuation walls should be used where 

appropriate to mitigate/reduce noise. 

 

(9) The number of site access points are to be located at distances from street 

intersections that will minimize points of potential vehicle conflict, especially between 

automobiles and trucks. 

 

(10) Primary entry drives for automobiles, especially visitors, must be enhanced with: 

ornamental landscaping, low-level decorative walls, monument-type signs, or decorative 

paving to emphasize site access locations. 

 

(B) Vehicular Circulation. 

 

(1) Site access and internal circulation must promote safety, efficiency, convenience, and 

minimize conflict between trucks and other vehicles. Appropriate maneuvering and 

stacking areas for trucks should be a primary consideration in the overall design of the 

circulation system. 

 

(2) Uses where trucks are anticipated, such as distribution centers, should be planned to 

accommodate safety and maximize visibility for both truck maneuvering and other 

traffic. 

 

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

interaction between trucks and other automobiles. Access to loading and delivery areas 

must be separated from parking areas. 

 

(4) The design and location of loading facilities must take into consideration the specific 

dimensions required for the maneuvering of large trucks and trailers into and out of 

loading position at docks or in stalls and driveways. 

 

(C) Parking Location. 

 

(1) Parking lots are not to be the dominant visual element at the front of the site. 

Expansive paved areas located between the street and the building are prohibited. 

 

(2) Large parking areas (over 100 spaces) must be divided into smaller multiple lots and 

provided with trees located throughout the parking area to reduce the visual impact. 

 

(3) Visitor parking spaces should be located to produce the shortest route of travel to a 

building entrance. 

 

(4) Pedestrian walkways must provide safe, convenient, and well-defined access between 

parking areas and the public sidewalk and the main public access to the building. 

 

(5) Pedestrian circulation should be clearly delineated and separate from vehicle 

circulation. The use of landscaping, walkways, or decorative paving to delineate 

pedestrian circulation must be used. 

 

10.28.220 Industrial architecture. 

The architectural design of a structure must consider many variables, from the functional use of 

the building, to its aesthetic design, to its “fit” within the context of existing development. The 



following standards help buildings achieve the appropriate level of design detail on all facades, 

avoid blank/uninteresting facades, and provide for the proper screening of equipment and refuse 

areas: 

 

(A) Architectural Form and Detail. 

 

(1) If adjacent to a residential zoning district, in addition to the buffer requirements of 

this code, additional building setbacks of 10 feet must be provided adjacent to the 

residential use to reduce the visual impact of large-scale industrial buildings. 

 

(2) The mass and scale of large, box-like industrial buildings are to be reduced through 

the incorporation of varying building heights and setbacks along the front and street sides 

of building facades. 

 

(3) Front and street sides of facades of large buildings visible from a public street must 

include: architectural features such as reveals, windows and openings, changes in color, 

texture, or material to add interest to the building elevation and reduce its visual mass. 

 

(4) Primary building entries must be readily identifiable and well defined through the use 

of projections, recesses, columns, roof structures, or other design elements. 

 

(B) Color and Materials. 

 

(1) A comprehensive material and color scheme must be developed for each site. Material 

and color variations in multi-building complexes must be complementary and compatible 

among buildings. 

 

(2) Primary Materials. Fifteen percent of the front exterior walls and 10 percent of street 

facing exterior walls must be finished with brick, concrete formliner, architectural block, 

stone, or glass. Unfinished gray concrete block is not permitted. The use of noninsulated 

metal siding exclusively on any wall is prohibited. All finish material shall be durable to 

the effects of weather and soiling. 

 

(3) All projects are required to submit a sample board containing physical samples of all 

exterior surface materials, including roofing materials, in all the colors they will be used. 

Photos alone are not sufficient. 

 

(4) Large expanses of precast concrete (including cast in place concrete tilt-up panels), 

metal wall panels, or other uniform material must be broken up with pop outs, recesses, 

awnings, staggered facades, metal structures, trellis, change in color and texture, or the 

addition of other designed three dimensional architectural features, every 100 feet. 

 

(5) Bright, contrasting colors should be used for small areas of building accents only. 

 

(6) Design and colors of wall signs must be compatible with the main buildings on the 

site. 

 

(7) Materials, design, and colors of monument signs must be compatible with the main 

buildings on the site. 

 

(C) Accessory Buildings. 

 



(1) The design of accessory buildings (e.g., security kiosks, maintenance buildings, and 

outdoor equipment enclosures) must be incorporated into and be compatible with the 

overall design of the project and the main buildings on the site. 

 

(2) Temporary buildings are not to be located where they will be visible from adjoining 

public streets. 

 

(3) Modular buildings must be skirted with material and color that is compatible with the 

modular unit and the main buildings on the site. 

 

10.28.230 Industrial landscape design. 

Landscaping has a variety of functions, including softening the hard edges of development, 

screening unattractive views, buffering less intensive uses, providing shade, and increasing the 

overall aesthetic appeal of a project. 

 

(A) Landscape Design. 

 

(1) Landscape design must follow an overall concept and link various site components 

together. 

 

(2) Landscaped areas incorporate a three-tiered planting system: (a) grasses, ground 

covers, or flowers; (b) shrubs or vines; and (c) trees. 

 

(3) The use of a variety of trees, especially in parking areas and pedestrian open space 

areas, is required. 

 

(4) More intense landscaping and special landscape features are to be provided at major 

focal points, such as entries and pedestrian gathering areas. 

 

(5) The front, public portions of buildings must be separated from parking areas by 

landscaping and pedestrian walkways. 

 

(B) Walls and Fences. 

 

(1) The colors, materials, and appearance of walls and fences, including walls for 

screening purposes, must be compatible with the overall design character/style of the 

development. 

 

(2) Landscaping must be used in combination with walls and fences to visually soften 

blank surfaces. 

 

(3) When security fencing is required adjacent to streets, it must consist of wrought iron, 

tubular steel, or similar material supported by masonry piers. 

 

(C) Outdoor Lighting. 

 

(1) The design and location of outdoor lighting fixtures must preclude direct glare onto 

adjoining property and streets in compliance with the development code. Illumination 

devices must be installed, directed, and shielded to confine light rays within the property. 

 



(2) Outdoor lighting (e.g., location, height, and number) must be designed to foster 

security. Site and building entries must have enhanced illumination to increase visibility 

and safety. 

 

(D) Refuse Storage and Utility Equipment. 

 

(1) Refuse storage areas should be located at the rear of the development and screened 

from public view in compliance with the development code. 

 

(2) If refuse storage areas, fuel tanks, generators, and fire check safety valves cannot be 

located out of public view, the design of refuse storage areas should incorporate 

architectural screening elements and landscaping compatible with the design of buildings 

and landscaping on the site.  
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Architectural Review Committee Meeting Findings: 
• Meeting held 6/25/18 at Syracuse City Hall.
• Attendance: Noah Steele, Dan Nelson, Hedy McClellan, Logan Johnson, Royce Davies, Ralph Vaughan, 

Nick Weber.

10.28.110 Building Design 
(A) Context –  

• The committee felt that the bright color bandings that extended the entire length of the gas canopies
were too bright.  Either eliminate the bands or limit them to a small area on each side adjacent to the 
logo.   

(B) Entrances - 
• Three articulations are required to emphasize the entrance.  Increased use of glass, and an 

architectural feature (awning) is provided but is missing a third one. It was discussed that more needs 
to be done to emphasize the entrance.  An idea to add height to the parapet above the door and pop 
the wall plane out was explored.  (see photo below) This solution could also be coupled to solve the 
required roofline variation detailed below. Also, foundation planting and a special paving treatment in 
front of the doorway that extends out through the parking area for pedestrians was recommended. 
Another alternate idea was to extend the column trellis structure from the tower over to the entrance. 
This would create a covered patio/porch entrance. Landscaping could be provided at the column 
bases.  

• The utility doors that face the street are recommended to be switched to the west or right elevation.
This will make them closer to the dumpster for employees and also move the blank doors off from the
main façade facing 1000 W which will help the aesthetics of the building.



(D) Height and Roofline – 
• No rooflines may be uninterrupted for longer than 50 feet. The gas canopy, and the north and south

elevations of the store are longer and need some variation. 
o For the north façade, see image above for a recommendation of how to break up the roofline. 

Another alternate idea discussed included raising up the corners of the building instead of the 
middle.  Either strategy must maintain the corner tower as the most prominent feature. 

o Ideas explored for the south façade included stepping the parapet down at the downspout
gutter locations and creating a column at each of those locations with the dark brick color and 
a pop out in wall plane.

o For the gas canopy, a picture was reviewed as a ‘good example’ to how to break up the long 
expanse of roofline and to make the canopy structure more cohesive with the main building.
This strategy creates ‘steps’ in the edge of the canopy that reduces the bulk of the structure.
See picture below:

(E) Massing – 
• See comments above about the gas canopy.
• The committee discussed how the awning/column structure in front of the tower was a good idea to 

break up the massing, but the style was thought to be too plain.  It was recommended to change the
structure to be more of an attached pergola canopy style and the columns with brick or stone.  See
image below:



• Brick on the gas canopy columns is recommended.
• No objections to the material or color of the main building was expressed. 

(I) Signs-  
• It was unclear where the proposed pole sign will be located on the site.

(J) Windows –  
• If possible, if the doors move to the right (west) elevation, recommend that windows be placed where

the doors were.  

10.28.120 Site Design 
(A) Building Placement –  

• One committee member commented that the 1000 W façade was not given equal treatment as
required by (2).  

(C) Miscellaneous 
• No dumpster enclosure plans provided. The dumpster needs to be surrounded on three sides by

landscaping in addition to the wall.  The wall must match the building materials. It was discussed using 
vines or other ‘narrow’ landscaping species as an approved option.  

(D) Landscaping 
• There was a discussion about the landscaping percentage calculations and whether the percentage 

should be calculated by parcel or ‘site’.  Upon further research, it was found that it is acceptable to 
allow the landscaping percentage to be calculated by the site which extends to the back of sidewalk on 
1000 W and to the back of curb on SR-193. 

• The picnic area was discussed.  As a suggestion, the picnic tables could be moved adjacent to the
left/east façade. This would save on concrete.  A pergola could be attached to the façade to provide 
shade and architectural variety.  The sidewalk could then be moved north to line up with the front of 
the store. This is a staff suggestion and not discussed in the meeting. See sketch below: 

(F) Materials –  
• Color utilization banding on the gas canopy was discussed as not being appropriate



• A cross access easement for automobiles needs to be provided to the south.  Access points should be
provided in the curb on the south of the property.

• The driveway entrance to 1000 W is close to the signalized 193 intersection.  Concern was expressed 
about cars turning left/north onto 1000 W out of the north driveway.  Please confirm that UDOT has
approved this proximity to their state road.

(G) Pedestrians 
• The sidewalk on the south side of the building (rear) is recommended to be eliminated for safety

concerns. If the doors on the left elevations were switched to the right, the sidewalk wouldn’t be 
necessary.   

• Recommend a pedestrian connection into the industrial project to the west as it will have many
employees that could cut through to get lunch etc.  

• A pedestrian ‘landing’ is recommended to be located in front of the main entrance.  This should be in a
‘dissimilar’ material like stamped concrete and extend the full depth of a parking stall.  It could be 
grouped with the ADA access. The intent is to provide easy access to the store without having to 
squeeze through two parked cars to get to the store and increasing visibility of pedestrians to cars in 
the drive isle.   

(F) Traffic 



 Commercial Site Plan Review 
 

 

Mayor  
Mike Gailey 
 
City Council  
Corinne Bolduc 
Andrea Anderson 
David Maughan 
Jordan Savage 
Doug Peterson 
 
City Manager 
Brody Bovero  

 
 
 
 
 

 
 
 
  
7/12/2018 
 
Dear Applicant, 
 
The Syracuse City Community and Economic Development Department has conducted a review of the 7-
Eleven Commercial Site Plan for compliance with the city’s adopted land use ordinance. Please refer to 
the following table for items that require additional attention.  

  
1. SCC 10.28.010.(A).(1) includes higher designs for commercial developments in the 

Purpose section of the Design Standards section. The building on the submitted 
plans has an asymmetrical curtain wall near the front entrance and is essentially the 
same banded color all around the building. This type of design is common for 7-
Eleven buildings throughout the state and does not meet the Purpose statement of 
“higher quality designs.” 

2. Use at least 3 of the following near the entrance to provide special emphasis per 
SCC 10.28.110.(B): (Increased use of glass around the entrance and the awning have 
been noted.) 

a. A prominent architectural feature that is unique to the overall building 
design. 

b. Complimentary yet differing building materials or colors. 
c. Increased use of windows or glass. 
d. Pedestrian amenities that may include patios, porches, special paving 

treatments, seating areas, or awnings. 
e. Increased landscaping. 

3. Provide samples of all exterior materials per SCC 10.29.110. Sample materials for 
the fiber-cement board brick have been provided but there are other materials 
shown on the elevations, including the materials for the signage. 

4. The signage on the east side of the building exceeds the maximum 5% of the façade 
per SCC 10.45.050. 

5. The pole sign must contain a combination of brick, stone, ceramic tile, masonry 
materials, or wood fiber/composite siding integrating similar or complimentary 
materials as the building per SCC 10.45.030.(Structural Type).(10) and SCC 
10.28.110.(I).(2). 

6. The pole sign may only be 150 square feet per SCC 10.45.030.(Structural Type).(10). 
The “proposed total” shown on the plan only accounts for half the sign. The 
electronic message board section of the sign counts into the total allowed square 
footage. 



 Commercial Site Plan Review 
 

 

7. Show windows (preferably transparent) at eye level along all pedestrian walkways 
per SCC 10.28.110.(J)(2). The windows that have been added look great, but the 
section of the north wall west of the front entrance is still lacking glass. 

8. Because this building is located on a corner lot, both street-facing façades must 
have equal architectural treatment per SCC 10.28.120.(A).(2). 

9. Show a lighting scheme in accordance with SCC 10.28.120.(E). The response 
comments referred to a photometric plan, but this was not included in the 
resubmittal. 

10. Show concrete “deadmen” on all parking spaces abutting pedestrian walkways per 
SCC 10.28.110.(F)(2). 

11. Show a pedestrian access to the property to the west per SCC 10.28.110.(F).(3). The 
cross-access easement is appreciated, but a physical pedestrian access is still 
required. 

12. Show dissimilar roadway materials within the parking lot in front of entrances to 
slow motorists and create a safer environment for pedestrians per SCC 
10.28.110.(G).(2). The intent of this Code is to change the driving surface to alert 
cars to the possibility of pedestrians. This can be accomplished by extending the 
colored concrete to the gas canopy or something similar that traverses the drive 
aisle. 

13. The gas canopy contains signage which will must be calculated into the total allowed 
signage square footage for the project. 

14. Provide colored elevations of the gas canopy. 
15. The gas canopy coloration does not meet the requirements of SCC 10.28.110.(F).(2) 

as the bright colors are not found in the area and contrast heavily with surrounding 
buildings. Please modify or remove this coloration to meet this requirement. 

16.  The gas canopy must include a combination of brick, stone, ceramic tile, masonry 
materials, insulated metal panels, or wood fiber/composite siding on a minimum of 
sixty-five percent of all surface materials, not including glass or roofing materials per 
SCC 10.28.110.(F).(3). 

17. The gas canopy façade must have at least one significant facade variation from the 
primary wall plane whose depth is at least five percent of the total facade length 
and whose width is at least 20 percent of the total facade length per SCC 
10.28.110.(C).(2). 

18. The gas canopy must include roofline variations on all rooflines 50 linear feet in 
length or greater per SCC 10.28.110.(D).(2).  

 
 
Please contact me with any questions concerning this project.  
 
Regards, 
 
Royce Davies 
City Planner 
(801) 614-9632 
rdavies@syracuseut.com 

mailto:rdavies@syracuseut.com
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Chapter 10.82 

RPC – RESIDENTIAL PLANNED COMMUNITY ZONE 

Sections: 

10.82.010    Purpose. 

10.82.020    Permitted uses. 

10.82.030    Conditional uses. 

10.82.040    Minimum lot standards. 

10.82.050    Off-street parking and loading. 

10.82.060    Signs. 

10.82.070    Development requirements. 

10.82.080    Land use approval process. 

10.82.010 Purpose. 

The purpose of this zone is to maximize the development quality of large tracts of undeveloped land 
that will afford opportunities for a more cohesive design and well thought out development pattern 
than may occur with smaller acreage development projects. The intent is to create single-family 
neighborhoods that: have resilient property values, demonstrate superior architecture, provide a variety 
of housing styles and designs for young and mature households alike, provide areas for social 
interaction, are safe and family friendly, and increase the health and wellness of its residents by 
providing amenities and open spaces that encourage active lifestyles. [Ord. 16-27 § 1 (Exh. A).] 

10.82.020 Permitted uses. 

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

(A) Accessory uses and buildings (200 square feet or less) (minimum lot size of 3,500 square feet). 

(B) Agriculture. 

(C) Churches, synagogues, and temples. 

(D) Dwellings, single-family. 

(E) Dwellings, two-family. 

(F) Dwellings, two-family-attached. 

(EG) Dwellings, multi-family. Commented [PR1]: Multi-family is for “more than two”. 
So we need to include two-family dwellings if we want to 
allow them.  Otherwise, there is a gap between 1 and 3. 



(E) (FH) Educational services. 

(F) (GI) Household pets. 

(G) (HJ) Minor home occupations. 

(H) (IK) Public and quasi-public buildings. 

(I) (JL) Club houses and recreational facilities. 

(J) (KM) Public parks. 

(K) (LN) Residential facilities for persons with disabilities. [Ord. 16-27 § 1 (Exh. A).] 

10.82.030 Conditional uses. 

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

(A) Accessory uses and buildings (greater than 200 square feet) (minor) (minimum lot size of 5,600 
square feet). 

(B) Day care centers (major) (minimum lot size of 5,600 square feet). 

(C) Dwellings, accessory (major/minor, see SCC 10.30.020) (minimum lot size of 5,600 square feet). 

(D) Temporary commercial uses (see SCC 10.35.050) (minor). [Ord. 16-27 § 1 (Exh. A).] 

10.82.040 Minimum lot standards. 

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

(A) In no case shall the total maximum density exceed four five units per gross acre. 

(B) In general, the smallest lots should be located closest to an arterial or collector road to distribute 
traffic impacts more efficiently. 

(C) All lots shall have frontage along a publicly dedicated street except for interior lots in the SFD-3,500, 
which may have frontage upon a shared driveway to be maintained by the HOA. Frontage requirements 
for lots on a shared driveway shall be the same as if fronting on a public street. Dimensions of all shared 
driveways shall be determined by the fire marshal and shall comply with all current IFC Codes. 

(D) Of the total number of lots, no more thana maximum of 47 55 percent of lots may shall be less than 
SFD-5,600 or smaller. 

(E) A minimum variable setback of three feet from one dwelling to the next on the same side of the 
street shall be shown on the subdivision plat and building permits shall only be issued in accordance 
with the approved varied setbacks shown on the plat. The three-foot setback variation for each lot shall 
be in relation to the lot(s) immediately abutting on the same side of the street and not in relation to the 



minimum setback. No home shall be placed using the variable setback in a way which encroaches into 
the minimum setbacks established in the table below. 

(F) Garages shall be set behind, or at a minimum on the same plane as, the living space or covered 
outdoor living space on lots SFD-5,600 and larger. 

(G) Covered front porches on SFD-3,500 – 5,599 lots with front doors that face a public street may 
encroach up to two feet into the required front yard setback. 

(H) Units with a zero-lot line they are permitted to be placed with 5 units on each side of a private drive 
lane (ten units total), when if the privately maintained drive lane  ally fed drive lane exits on both sides 
(two access points)contains two access points to public right of way. A single-access point private drive 
lane may not exceed Maximum of 6 total units on athe drive with only one access point. 

Lot Standards 

Lot Standards SFD- >7,000 
SFD-5,600 – 

6,999 

SFD-3,500 – 

5,599 

Zero Lot Line 

Minimum Lot Area (SF) 7,000 5,600 3,500 None 

Minimum Lot Width (LF) 70 55 42 None 

Minimum Front Yard to Living Space or 

Open Porch (LF) 

15 15 10* 10 

Minimum Interior Side Yard (LF) 8 8 5 None 

Minimum Street Side Yard (LF) 15 15 10 10 (To ROW) 

Minimum Rear Yard (LF) 15 15 10 None 

Alley Rear Yard Setback to Garage or 

Living Space (LF) 

0 0 0 0 

Maximum Building Height 35 35 35 None 

Off-Street Parking 2 2 2 2 

10.82.050 Off-street parking and loading. 

Maximum number of homes in a shared driveway of a SFD-3,500 area shall be six. No parking shall be 
allowed on shared access driveways. All driveways shall have a minimum 20-foot depth. Off-street 
parking and loading shall be provided as specified in Chapter 10.40 SCC. [Ord. 16-27 § 1 (Exh. A).] 

http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=8
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=73
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=119
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=121
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=121
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=120
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=120
http://www.codepublishing.com/UT/Syracuse/cgi/defs.pl?def=14


Designated Identified Snow depositing locations to deposit snow removed from required for private 
drives is required and may not be accumulated not in the public right of way.ROW 

10.82.060 Signs. 

The signs permitted in this zone shall be those allowed in residential zones by Chapter 10.45 SCC. [Ord. 
16-27 § 1 (Exh. A).] 

10.82.070 Development requirements. 

(A) Minimum land requirements for MPC zone: 100 contiguous acres. Noncontiguous land areas below 
100 acres in size may be added to the planned community if: 

(1) The noncontiguous land area is proposed in conjunction with a plan submittal containing a 
land mass of at least 100 contiguous acres; 

(2) The noncontiguous land area is not smaller than 10 acres; 

(3) All land areas within the development are managed by one HOA; 

(4) All land areas share the same development theme; 

(5) The noncontiguous land area is located within a third mile of the larger 100-acre land mass 
(0.33 mile); 

(6) Be limited to one noncontiguous land area in addition to the larger land mass. 

(B) Land Use Master Plan. 

(1) A land use master plan shall be submitted congruently with the concept plan application and 
in addition to the requirements of the concept plan submittal found in SCC 8.20.010. The plan 
shall include the following: 

(a) Existing property boundaries. 

(b) Proposed lot lines. 

(c) Color coded categories grouped by lot size and/or housing product type. 

(d) Table indicating gross calculations such as number of lots in each housing/lot size 
category and acreage/percentage of common space. 

(e) Location and size of common spaces. 

(f) Configuration of streets, trails, and sidewalks. 

(2) A professional planner shall design the land use master plan. 



(C) Traffic Impact Study. Developer shall provide a traffic impact study to be submitted congruently with 
preliminary plat application. 

(D) Architectural Theme Plan. 

(1) An architectural theme plan shall be submitted congruently with the preliminary plat 
application and in addition to the requirements of the preliminary plat submittal found in SCC 
8.25.010. The plan shall include the following: 

(a) Examples of design themes that can be duplicated throughout the development that 
will provide unity and sense of place. Examples may include cladding materials, roof 
styles, light fixtures, colors, textures, or architecture styles such as craftsman, 
contemporary, colonial, Mediterranean, Cape Cod, etc. 

(b) Conceptual Elevations and Floor Plans. All plans must adhere to the architectural 
requirements detailed in this chapter. 

(E) Landscape Theme Plan. 

(1) A landscape theme plan shall be submitted congruently with the preliminary plat application 
and in addition to the requirements of the preliminary plat submittal found in SCC 8.25.010. The 
plan shall include the following: 

(a) Landscape plans for all HOA or common open spaces, streetscapes, and any 
additional land to be landscaped by the project developer are required. Plans shall 
specify: 

(i) Tree locations; 

(ii) Hardscape locations; 

(iii) Amenities; 

(iv) Sidewalks; 

(v) Trails; 

(vi) Fencing; 

(vii) Entry monument signage design and landscaping. 

(F) Architectural Requirements. 

(1) The following standards apply to homes within the master planned community zone: 

(a) Stucco, masonry, fiber cement siding and/or similar quality construction products 
shall be used on all exterior walls. No vinyl siding shall be permitted. 

(b) A minimum of two elevations shall be drawn for each dwelling unit type. Differences 
between elevations may include rooflines, use of exterior materials, color schemes, use 
of porches, window location, size, shape or treatments and similar features that vary 
the appearance of the elevation. 



(c) Where the same dwelling unit type is to be constructed adjacent to or directly across 
the street, a different elevation shall be used including a different roofline, exterior 
materials, and color schemes. Rooflines shall be varied at a minimum of every five 
homes in a row. This may be accomplished by varying the number of stories, roof type 
(including shed, gable, hip, Dutch, or dormer roofs), or ridgeline directions to create 
variation. 

(d) Rear or side end facades that are visible to a street, park or trail shall comply with 
the regulations for new residential construction in SCC 10.30.020. 

(e) To assist in adding architectural variety, side facing, detached, or alley-fed garages 
are encouraged. Garages shall not be the predominant architectural feature of any 
building. 

(f) Outdoor living spaces such as porches, balconies, or patios are required on all 
dwelling units. Outdoor living spaces must be sized adequately for a minimum of two 
chairs and be oriented towards the street or shared driveway to encourage social 
interaction with neighbors. Outdoor living spaces that do not face the street or shared 
driveway may be included in addition to those required to face these areas. 

(i) Outdoor living spaces must be at least 25 square feet, providing for seating 
and a walking access to the seating. 

(2) On lots less than 5,600 square feet, all corner lots and homes that front a public road shall 
have front doors facing public roads; all remaining homes on lots less than 5,600 square feet 
shall face a private drive. A body established and maintained through the HOA shall review all 
exterior structural changes to any building within the development to ensure that these 
conform with the architectural theme plan that was approved with the subdivision. 

(G) Common Space Requirements. 

(1) A minimum of 25 percent of the gross project acreage shall be established as common 
space., however Alternatively, public park improvements funds may be provided by the 
developer in lieu of up to fifteen percent gross acreage of improved common space (agreed to 
as provided in a development agreement entered into prior to zoning approvalbefore zoning 
entitlement in a development agreement between developer and city), space provided a 
minimum of 10 percent common space remains. The option to provide park contribution funds 
is only available if undeveloped parks are located must be spent within a ½ mile radius of 
thefrom any nearest part boundary of the development. 

(a) Ownership and maintenance responsibilities of common space shall be specified in a 
development agreement. 

(b) All common spaces shall be accessible to the general public with the exception of 
clubhouses, pools, or other private amenities as agreed to in the development 
agreement. 

(2) Remnant parcels that are inaccessible, have a boundary shape that will not accommodate an 
amenity, or are otherwise unusable may not be counted towards the common space calculation. 



(3) Yard areas within single-family detached lots that are intended as usable yard space for the 
individual units shall not be counted toward meeting the minimum common space requirement. 

(4) The developer shall provide amenities as agreed upon by the City Council with terms and 
parameters of development and maintenance established in a development agreement. All 
private amenities shall be maintained by an HOA. The City shall assume responsibility for the 
maintenance of all public amenities and facilities. 

(5) Landscaping alone does not qualify an area as common space. However, informal landscaped 
areas for play, relaxation, and meditation are encouraged. 

(6) Unless otherwise approved by the Council, and subject to the provisions set forth in this 
chapter, the underlying fee ownership of all publicly accessible open space land shall remain in 
single ownership and may be owned and maintained by one of the following entities: 
homeowners’ association, land trust, conservation organization, or governmental entity. 

(7) Landscaping within common areas must be completed prior to approval of the next 
consecutive phase of the subdivision. 

(H) Required Amenities. 

(1) Amenities such as hard surface trails, benches, sports fields, picnic shelters, clubhouses, 
pools, basketball courts, tennis courts, community gardens, pickle ball courts, playgrounds, 
splash pads, or other amenities as approved by the City Council are required in each common 
space. 

(2) Clubhouse plans shall go through site plan review as detailed in SCC 10.20.090 before 
receiving a building permit. 

(3) No dwelling shall be located further than one-quarter mile from an amenity. 

(4) Amenity access shall be shown on a circulation plan indicating how automobiles, cyclists, and 
pedestrians will access amenities. 

(5) Storm water detention basins may be considered as common space only if they are designed, 
landscaped, and include an amenity. 

(I) Property Maintenance. A homeowners’ association (HOA) is required to ensure that private 
amenities, landscaping, common spaces, trash removal, building exteriors, and street trees are 
maintained and/or replaced as needed. The HOA covenants of the community shall be recorded with 
the county and applied to all phases of development. 

(J) Landscaping Requirements. 

(1) Yard areas shall be designed to avoid water pooling and steep grade changes between lots. 

(2) Streetscapes shall be designed for pedestrian safety and visual interest by using three-foot 
variable front yard setbacks and inclusion of traffic calming measures. 

(3) Tree-lined streets are required. 



(a) Street trees shall have a minimum two-inch caliper trunk size measured 12 inches 
above ground level, at the time of installation. 

(b) Best management practice recommendations as published by the International 
Society of Arboriculture (ISA) shall be followed to improve tree survival 

(c) Street trees damaged or killed must be replaced within one planting season by the 
HOA. 

(d) All required street trees within a subdivision phase shall be planted before the 
warranty on the subdivision is released. Specific regulations concerning tree planting 
shall be established in the development agreement. 

(e) During winter months when tree planting is not practical, the developer shall place 
sufficient funds in an escrow account to be released once planting is completed. 

(f) Street trees shall be selected in accordance with the approved tree species in SCC 
10.30.070. 

(g) Street trees shall be spaced per the approved species list per park strip width. The 
approved species list is found in SCC 10.30.070. In no case shall street trees be planted 
further than 50 feet apart. 

(4) The landscape plan shall account for aesthetics and passive solar landscape design on all 
private buildings owned and/or maintained by the HOA which are intended for occupancy. 
Wherever possible, deciduous vegetation including trees and structured climbing plants shall be 
positioned on the south and west side of buildings to provide shade in the summer and sun in 
the winter. The proposed height of these trees should be indicated on plans to ensure that their 
height is adequate to provide passive solar benefits to adjacent structures. The intent of these 
plantings shall be noted on the plan for clarification. Passive solar landscape design is 
encouraged for residences, but not required. 

(5) Landscape design shall screen utility boxes for phone, power, telecommunication, and other 
unsightly utilities from view in all directions. 

(6) Minimal fencing is required to preserve views, encourage social interaction, and provide for 
the preservation of open space. Fence height and style shall be sensitive to location and context 
with the intent to preserve views and provide for public safety through retaining as much 
visibility of pedestrian access ways and streets as possible. The details of the locations of fencing 
types shall be established in the development agreement with a map exhibit clearly showing 
where each fence is to be located. This map shall indicate fence type, height, color, and 
materials. 

(K) Traffic Circulation Requirements. 

(1) A hierarchy of local, collector, and arterial streets shall be designed as specified in the 
transportation master plan or determined by staff review. 



(2) Collector streets shall be designed to safely and efficiently move automobile and pedestrian 
traffic through the neighborhood. The use of 90 degree turns and stop signs on collector streets 
should be minimized as much as possible. 

(3) Collector roads should utilize traffic calming measures such as chicanes, curb “bulb-outs,” 
street islands, mid-block pedestrian crossings, bicycle lanes, cycle tracks, curbed bioswales, 
raised planted medians, street trees, decorative crosswalks, traffic circles, or other measures 
approved by the City Council. All traffic calming measures shall comply with the International 
Fire Code. 

(4) All local streets should utilize the low volume local cross section from the City engineering 
standards. 

(5) Dedicated pedestrian and cycling facilities designed to provide safe and attractive recreation 
opportunities are required to be included in each street right-of-way. 

(6) All required street lighting shall match the development theme, as approved by the City 
Council. 

(7) All corners of street intersections must be landscaped with decorative landscaping including 
boulders, shrubs, decorative grasses, mulch, flagstones, decorative ground cover other than sod, 
or other decorative measures approved by the City Council. 

(8) Alleys shall be a maximum of 16 feet in width. 

(9) A defined walkway to the front door which extends to the public walkway or public street 
shall be provided on all SFD-3,500 lots with front doors facing a public street. These walkways 
are also encouraged but are not required on all other lots. Decorative landscaping shall be 
included for one and one-half feet on one or both sides of all private walkways leading to front 
doors. 

(L) Block Size. 

(1) Blocks shall not exceed 1,320 feet in length. 

(2) Hard surface mid-block pedestrian access ways shall be provided to maintain the maximum 
one-quarter mile distance between amenities and residents. 

(a) Mid-block pedestrian access ways shall be bordered on any side not abutting an 
access by two-foot landscape buffers between the paved accesses and abutting 
property lines. These landscape buffers shall include a mixture of vegetation, which shall 
not encroach onto or over the paved access within a height of six feet. 

(M) Trails. 

(1) All trail locations within the development boundaries shall be improved per the trails master 
plan and built to City engineering standards. 

(2) Trails should connect with other sidewalks and trail facilities whenever possible. 

(3) A 10-foot-wide concrete or asphalt trail is encouraged in lieu of sidewalk along arterial roads. 



(4) Trailside seating is required at one-half mile intervals along the trail system. 

(a) Seating shall be built over a weed barrier or solid surface. 

(5) If trails will be dedicated to the City, all trail maintenance and ownership agreements shall be 
finalized in a development agreement. 

(N) Sensitive Areas. Wetland areas identified through studies required in the sensitive overlay zone shall 
be preserved with a conservation easement. [Ord. 16-27 § 1 (Exh. A).] 

 

10.82.080 Land use approval process. 

(A) Due to the unique nature of master planned community developments, an alternate approval 
process is hereby adopted. This process is adopted to ensure that the land use authority has a clear 
understanding of the nature of the proposed development prior to giving zone approval, and then 
expediting development after approval is given. It also calls for more detailed plans as the project 
develops, so that a property owner will have opportunities to receive input from the City Council on the 
project prior to investing in detailed plans. 

(B) Requests for general plan map amendment, pursuant to SCC 10.20.060, shall be accompanied by the 
documents required for a subdivision concept plan, as provided in Chapter 8.20 SCC, for the entire 
development. These items shall be considered concurrently, with input provided by the Planning 
Commission and City Council to the property owner during the approval process. The City Council is the 
land use authority for this joint application, with the Planning Commission acting in a recommending 
capacity. 

(C) Requests for an amendment to the zoning map, pursuant to SCC 10.20.070, shall be accompanied by 
the documents required for a preliminary subdivision review, as provided in Chapter 8.25 SCC, for the 
entire development. The application shall also be accompanied, to the extent Chapter 8.25 SCC does not 
require it, by: 

(1) Master plan, including lot sizes and densities for each lot; 

(2) Circulation plan; 

(3) Architectural theme plan; and 

(4) Landscaping theme plan. 

(D) The preliminary subdivision plat shall be considered concurrently with the zoning map amendment. 
The City Council is the land use authority for this joint application, with the Planning Commission acting 
in a recommending capacity. Once approved, the preliminary subdivision plat shall be considered a 
binding zoning document. The applicant must also execute a development agreement in connection to 
the zoning map amendment. 

(E) Final subdivision approval for each phase of development for a master planned community shall 
proceed as provided in Chapter 8.30 SCC. 



(F) The entirety of the proposed project must be presented and approved in one approval process. After 
the City Council grants preliminary approval of a development, no additional phases may be added. 

(G) RPC zone entitlement is contingent upon the developer following the concurrently approved 
preliminary subdivision plat and the required development agreement. The development agreement 
shall run with the land and remain in force for the original developer. All subsequent owners of at least 
five percent of the land originally proposed to be developed shall be bound to the terms of the original 
agreement and plat until the conclusion of development. Failure of the developer to comply with the 
terms of the development agreement or preliminary subdivision plat may result in the Council reverting 
zoning back to the designation that existed prior to the zoning map amendment. [Ord. 16-27 § 1 (Exh. 
A).] 
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