Community Development Department

PUBLIC NOTICE

NOTICE IS HEREBY GIVEN THAT the Tooele City Planning Commission will meet in a business meeting
scheduled for Wednesday, October 26, 2022 at the hour of 7:00 p.m. The meeting will be held in the City
Council Chambers of Tooele City Hall, located at 90 North Main Street, Tooele, Utah.

** Notice — Tooele City is no longer broadcasting meetings via Facebook Live **

We encourage anyone interested to join the Planning Commission meeting electronically through Tooele City’s
YouTube channel by logging onto www.youtube.com and searching Tooele City Channel. If you would like to
submit a comment for any public hearing item you may email pcpubliccomment@tooelecity.org anytime after
the advertisement of this agenda and before the close of the hearing for that item during the meeting. Emails
will only be read for public hearing items at the designated points in the meeting.

AGENDA
1. Pledge of Allegiance

2. Roll Call

3. Public Hearing and Decision on a Conditional Use Permit Request by Cristian Martinez for a “Dwelling,
Multi-Family” Use at 432 South Main Street in the MU-G Mixed Use General Zoning District on 1.33
Acres.

4. Public Hearing and Decision on a Conditional Use Permit Request by Kishka Erekson for an
“Automobile Sales and Rental” Use at 494 South Main Street in the MU-G Mixed Use General Zoning
District on 0.82 Acres.

5. Decision on a Site Plan Design Review Request for the Villas at Sunset Estates Townhome
Development by Hallmark Homes Located at the Northwest Corner of 2000 North Berra Boulevard on
4.6 acres in the MR-8 Multi-Family Residential Zoning District.

6. Decision on a Site Plan Design Review Request for the Harris Community Village Multi-Family
Residential Support Facility Development by AJC Architects located at 251 North First Street in the MR-
8 Multi-Family Residential Zoning District on 9.3 Acres.

7. City Council Reports

8. Planning Commission Training on Commercial Zoning Principles.

9. Review and Approval of Planning Commission Minutes for the Meeting Held on September 28, 2022.
10. Adjourn
Pursuant to the Americans with Disabilities Act, individuals needing special accommodations during this

meeting should notify Andrew Aagard, Tooele City Planner and Zoning Administrator prior to the meeting at
(435) 843-2132.

90 North Main Street | Tooele, Utah 84074
435-843-2132 | Fax: 435-843-2139 | www.tooelecity.org



http://www.tooelecity.org/
http://www.youtube.com/
mailto:pcpubliccomment@tooelecity.org

Community Development Department

STAFF REPORT
October 19, 2022

To: Tooele City Planning Commission
Business Date: October 26, 2022

From: Planning Division
Community Development Department

Prepared By: Andrew Aagard City Planner / Zoning Administrator

Re: Breezeway Apartments — Conditional Use Permit Request

Application No.: P22-1172

Applicant: Cristian Martinez

Project Location: 432 South Main Street

Zoning: MU-G Mixed Use General Zone

Acreage: 1.33 Acres (Approximately 57,934 fi?)

Request: Request for approval of a Conditional Use Permit in the MU-G Mixed Use
General zone authorizing the use of “Dwelling, Multi-Family” to occur on the
property.

BACKGROUND

This application is a request for approval of a Conditional Use Permit for approximately 1.33 acres located at
approximately 432 South Main Street. The property is currently zoned MU-G Mixed Use General. The
applicant is requesting that a Conditional Use Permit be approved to permit the use of “Dwelling, Multi-
Family” to occur on the property. This Conditional Use Permit will facilitate the construction of residential
apartment buildings.

ANALYSIS

General Plan and Zoning. The Land Use Map of the General Plan calls for the Mixed Use land use designation
for the subject property. The property has been assigned the MU-G Mixed Use General zoning classification,
supporting approximately sixteen dwelling units per acre. Properties located to the north, south and east are all
zoned MU-G Mixed Use General and are utilized primarily as residential. Properties to the west are zoned R1-7
Residential and are utilized as single-family residential. Mapping pertinent to the subject request can be found
in Exhibit “A” to this report.

The MU-G Mixed Use General zoning district is a zone that permits both residential and commercial uses to
occur and that is demonstrated in the area as there are commercial uses on properties closer proximity to the
subject properties. There are hotels, restaurants, convenience stores and gas stations in the same zoning district.
The MU-G zone also permits multi-family residential units as well as single-family, however, multi-family
residential units require a Conditional Use Permit approved by the Planning Commission after a public hearing
in order to be authorized. The purpose of this hearing is to try and identify any potential impacts to adjacent
properties that a multi-family dwelling development on this property may create and then identify conditions of
approval specific to resolving those identified impacts.

This item is not a site plan approval. Site plan design review will be coming to the Planning Commission as this
project progresses through the review process. During the site plan review process issues such as parking,
landscaping, building appearance, fencing, lighting, etc, are reviewed in greater detail. The purpose of this
application is to approve the use, identify impacts, and assign conditions to resolve or mitigate those impacts.
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Site Plan Layout. The application is also currently undergoing site plan design review and the plans are being
reviewed extensively by City Staff. The site plan application still has some issues or matters that are being
worked through with the applicant and was not ready to be on the same agenda as the Conditional Use Permit.
The site plan has been included in the staff report for the Conditional Use Permit as a reference for the Planning
Commission to understand the applicant’s intentions for developing apartment buildings on the site.

The site is proposing two separate apartment buildings with 21 residential units between the two of them for a
total density of just less than 16 units per acre. Parking areas exist between the buildings and east of the
buildings adjacent to SR-36.

The property is literally sandwiched between two roads, SR-36 to the east and 50 West street to the west. 50
West street is a sub-standard public right-of-way maintained by Tooele City and can be used to access the
proposed development. SR-36 is a state highway and all connections and access to that highway are approved
and granted by the Utah Department of Transportation.

Criteria For Approval. The criteria for review and potential approval of a Conditional Use Permit request is
found in Sections 7-5-3(3)and (4) of the Tooele City Code. This section depicts the standard of review for such
requests as:

(3) Procedure. At the public hearing, testimony may be given by the applicant and all other persons either
in support of or in opposition to the application. The Planning Commission may take the application
under advisement, but shall render its determination within 30 days of the date of the hearing.

(4) Approval. The Planning Commission shall approve the conditional use application if reasonable
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of
the proposed use. If the reasonably anticipated detrimental effects of a proposed conditional use cannot
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve
compliance with applicable standards, the conditional use may be denied.

Findings of Fact. As a part of the approval or denial of a Conditional Use Permit a finding of fact according to
Sections 7-5-4 of the Tooele City Code is required. This section depicts the standard for findings of fact:

Prior to approving or denying a Conditional Use Permit application, the Planning Commission shall make, in
the business meeting at which the public hearing is conducted or the permit is approved or denied, a finding of
the following facts:

(1) the reasonably anticipated detrimental effects of the proposed use upon adjacent and nearby persons
and properties;

(2) the evidence identified regarding the identified reasonably anticipated detrimental effects of the
proposed use;

(3) the reasonable conditions imposed, as part of the Conditional Use Permit approval, intended to mitigate
the reasonably anticipated detrimental effects of the proposed use;

(4) the reasons why the imposed conditions are anticipated or hoped to mitigate the reasonably anticipated
detrimental effects of the proposed use;

(5) the evidence, if any, identified regarding the ability of the imposed conditions to mitigate the
reasonably anticipated detrimental effects of the proposed use.

In response to the City Code requirement for findings of fact, the following are the staff identified detrimental
effects this application, should it be approved, may impose upon adjacent and nearby persons and property :

1. This application presents the likelihood of construction and development resulting from its approval.
Construction and development presents the necessity for work to be done properly and safely for those
doing the work as well as those employees and citizens that may patronize the business. As such, it is
imperative that all construction and development activities comply with property regulations which can
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be assured through the City’s engineering plan review, permitted, and inspection processes.

2. This application presents the likelihood of construction and development resulting from its approval.
Construction and development presents the necessity for work to be done properly and safely,
particularly for connection into the City’s public infrastructure, for those doing the work as well as
those employees and citizens that may patronize the business. As such, it is imperative that all
construction and development activities comply with property regulations which can be assured
through the City’s Public Works Department plan review, permitted, and inspection processes.

3. This application presents the likelihood of construction and development resulting from its approval.
Construction and development presents the necessity for work to be done properly and safely for those
doing the work as well as those employees and citizens that may patronize the business. As such, it is
imperative that all construction and development activities comply with property regulations which can
be assured through the City’s building plan review, permitted, and inspection processes.

4. This application presents the likelihood of construction and development resulting from its approval.
Construction and development presents the necessity for work to be done properly and safely for those
doing the work as well as those employees and citizens that may patronize the business. As such, it is
imperative that all construction and development activities comply with property regulations which can
be assured through the City’s Fire Department plan review, permitted, and inspection processes.

5. This application presents the likelihood of construction and development resulting from its approval.
Construction and development presents the necessity for work to be done properly and safely for those
doing the work as well as those employees and citizens that may patronize the business. As such, it is
imperative that all construction and development activities comply with all requirements of the
geotechnical report.

6. This application creates the need of construction of an access connecting to SR-36. SR-36 is a state
controlled highway and only UDOT has authority to approve connections to its roadway. The
applicant has not, at the date of the staff report, submitted anything from UDOT granting approval to
connect to and access SR-36 for a multi-family residential development.

REVIEWS

Planning Division Review. The Tooele City Planning Division has completed their review of the Conditional
Use Permit submission and has issued a recommendation for approval for the request with the following
proposed condition:

1. Demonstrate approvals to connect to and access SR-36 from the Utah Department of Transportation
(UDOT) as a multi-family residential development.

Engineering and Public Works Review. The Tooele City Engineering and Public Works Divisions have
completed their review of the Conditional Use Permit submission and have not issued any comments. The
Engineering and Public Works Divisions are currently reviewing the site plan application.

Tooele City Fire Department Review. The Tooele City Fire Department have completed their review of the
Conditional Use Permit submission and have not issued any comments. The Tooele City Fire Chief'is currently
reviewing the site plan application.

Noticing. The applicant has expressed their desire to obtain a Conditional Use Permit for the subject property
and do so in a manner which is compliant with the City Code. As such, notice has been properly issued in the
manner outlined in the City and State Codes.
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STAFFE RECOMMENDATION

Staff recommends approval of the request for a Conditional Use Permit by Cristian Martinez, representing the ,
application number P22-1172, subject to the following conditions:

L.

2.

That all requirements of the Tooele City Engineering Division shall be satisfied throughout the
development of the site and the construction of all buildings on the site, including permitting,

That all requirements of the Tooele City Public Works Development shall be satisfied throughout the
development of the site and the construction of all buildings on the site, including permitting,

That all requirements of the Tooele City Building Division shall be satisfied throughout the
development of the site and the construction of all buildings on the site, including permitting.

That all requirements of the Tooele City Fire Department shall be satisfied throughout the development
of the site and the construction of all buildings on the site.

That all requirements of the geotechnical report shall be satisfied throughout the development of the site
and the construction of all buildings on the site.

Shall provide approvals from the Utah Department of Transportation (UDOT) to construct an access
for this residential apartment development connecting to and accessing SR-36.

This recommendation is based on the following findings:

The proposed development plans meet the intent, goals, and objectives of the Tooele City General Plan.
The proposed development plans meet the requirements and provisions of the Tooele City Code.

The proposed development plans will not be deleterious to the health, safety, and general welfare of the
general public nor the residents of adjacent properties.

The proposed development conforms to the general aesthetic and physical development of the area.
The public services in the area are adequate to support the subject development.

The findings of fact for this proposed Conditional Use Permit request have been identified and the
conditions proposed are intended to mitigate the reasonably anticipated detrimental impacts, as required
by Tooele City Code Section 7-5-4.

MODEL MOTIONS

Sample Motion for Approval — “I move we approve the Conditional Use Permit Request by Cristian Martinez
to authorize the use of “Dwelling, Multi-Family” to occur at 432 South Main Street, application number P22-
1172, based on the findings and subject to the conditions listed in the Staff Report dated October 19, 2022:”

L.

List and additional findings of fact and conditions...

Sample Motion for Denial — “I move we deny the Conditional Use Permit Request by Cristian Martinez to
authorize the use of “Dwelling, Multi-Family” to occur at 432 South Main Street, application number P22-1172,
based on the following findings:”

L.

List findings of fact ...
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EXHIBIT A

MAPPING PERTINENT TO THE
BREEZEWAY APARTMENTS CONDITIONAL USE PERMIT






EXHIBIT B

PROPOSED DEVELOPMENT PLANS &
APPLICANT SUBMITTED INFORMATION
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Community Development Department

STAFF REPORT
October 18, 2022

To: Tooele City Planning Commission
Business Date: October 26, 2022

From: Planning Division
Community Development Department

Prepared By: Andrew Aagard City Planner / Zoning Administrator

Re: Online Car Sales — Conditional Use Permit Request

Application No.: P22-1168

Applicant: Kishka Erekson, representing Sunny Holdings

Project Location: 494 South Main Street

Zoning: MU-G Mixed Use General Zone

Acreage: .96 Acres (Approximately 41,817 ft%)

Request: Request for approval of a Conditional Use Permit in the MU-G Mixed Use

General zone authorizing the use of “Automobile Sales and Rental” to occur at
this location.

BACKGROUND

This application is a request for approval of a Conditional Use Permit for approximately .96 acres located at 494
South Main Street. The property is currently zoned MU-G Mixed Use General. The applicant is requesting that
a Conditional Use Permit be approved to permit the use of “Automobile Sales and Rental” to occur on the

property.
ANALYSIS

General Plan and Zoning. The Land Use Map of the General Plan calls for the Mixed Use land use designation
for the subject property. The property has been assigned the MU-G Mixed Use General zoning classification.
Properties located to the north, west and south are also zoned MU-G Mixed Use General. Properties to the east
are zoned MU-G and R1-7 Residential. Mapping pertinent to the subject request can be found in Exhibit “A” to
this report.

The Commission may be familiar with this property as a conditional use permit was approved authorizing the
use of “child daycare” to occur on the property a few months prior. At that meeting one of the Commissioners
noted that the plans denoted an office for an auto dealership but that the use was not included with the
application to authorize the child care facility.

In order to conduct an authorized and licensed automobile dealership the applicant must satisfy minimum
requirements issued by the State of Utah. Some of those requirements involve the applicant having an office
space along with parking spaces dedicated to vehicular display and so forth. The proposed dealership will
occupy one small office in the south west corner of the building. Three dedicated parking stalls will also be
located at the southwest corner of the site.

Site Plan Layout. The applicant has provided a floor plan and a site plan showing the locations of the proposed
dealership. The location of the dealership on the site in the existing structure will not result in any new
construction or alterations to the site or structure.
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Criteria For Approval. The criteria for review and potential approval of a Conditional Use Permit request is
found in Sections 7-5-3(3)and (4) of the Tooele City Code. This section depicts the standard of review for such
requests as:

(3) Procedure. At the public hearing, testimony may be given by the applicant and all other persons either
in support of or in opposition to the application. The Planning Commission may take the application
under advisement, but shall render its determination within 30 days of the date of the hearing.

(4) Approval. The Planning Commission shall approve the conditional use application if reasonable
conditions are proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of
the proposed use. If the reasonably anticipated detrimental effects of a proposed conditional use cannot
be substantially mitigated by the proposal or the imposition of reasonable conditions to achieve
compliance with applicable standards, the conditional use may be denied.

Findings of Fact. As a part of the approval or denial of a Conditional Use Permit a finding of fact according to
Sections 7-5-4 of the Tooele City Code is required. This section depicts the standard for findings of fact:

Prior to approving or denying a Conditional Use Permit application, the Planning Commission shall make, in
the business meeting at which the public hearing is conducted or the permit is approved or denied, a finding of
the following facts:

(1) the reasonably anticipated detrimental effects of the proposed use upon adjacent and nearby persons
and properties;

(2) the evidence identified regarding the identified reasonably anticipated detrimental effects of the
proposed use;

(3) the reasonable conditions imposed, as part of the Conditional Use Permit approval, intended to mitigate
the reasonably anticipated detrimental effects of the proposed use;

(4) the reasons why the imposed conditions are anticipated or hoped to mitigate the reasonably anticipated
detrimental effects of the proposed use;

(5) the evidence, if any, identified regarding the ability of the imposed conditions to mitigate the
reasonably anticipated detrimental effects of the proposed use.

In response to the City Code requirement for findings of fact, the following are the staff identified detrimental
effects this application, should it be approved, may impose upon adjacent and nearby persons and property :

1. The applicant has stated that the intent under this proposed Conditional Use Permit is to set up a small
automobile sales dealership and is required by the State of Utah to have an office and location to
display vehicles. The applicant will need to maintain a business license and State dealership license to
keep the dealership legal.

REVIEWS

Planning Division Review. The Tooele City Planning Division has completed their review of the Conditional
Use Permit submission and has issued a recommendation for approval for the request with the following
comment.
1. The dealership being mostly online sales will generate very little (if any) activity at the site. Unless
the applicant starts displaying and selling numerous vehicles on the site, staff cannot identify any
problems that may result from the approval of this Conditional Use Permit.

Engineering and Public Works Division Reviews. The Tooele City Engineering Division and Public Works
Division do not typically review Conditional Use Permits and therefore have not issued any comments
regarding this proposed automobile dealership.
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Tooele City Fire Department Review. The Tooele City Fire Department has completed their review of the
Conditional Use Permit submission and has issued a recommendation for approval denial for the request with
the following proposed conditions comments without further comment:

1. Fire Department Access is Required. An unobstructed minimum road width of 25’ and a minimum
height of 13’-6” shall be required. The road must be designed and maintained to support the imposed
loads of emergency apparatus. The surface shall be able to provide all weather driving capabilities.

Noticing. The applicant has expressed their desire to obtain a Conditional Use Permit for the subject property
and do so in a manner which is compliant with the City Code. As such, notice has been properly issued in the
manner outlined in the City and State Codes.

STAFF RECOMMENDATION

Staff recommends approval of the request for a Conditional Use Permit by Kishka Erekson, representing Sunny
Holdings, application number P22-1168, subject to the following conditions:

1. The applicant shall maintain an active dealership license issued by the State of Utah and maintain an
active business license issued by Tooele City.

This recommendation is based on the following findings:

1. The proposed development plans meet the intent, goals, and objectives of the Tooele City General Plan.
The proposed development plans meet the requirements and provisions of the Tooele City Code.

3. The proposed development plans will not be deleterious to the health, safety, and general welfare of the
general public nor the residents of adjacent properties.

4. The proposed development conforms to the general aesthetic and physical development of the area.

The public services in the area are adequate to support the subject development.

6. The findings of fact for this proposed Conditional Use Permit request have been identified and the
conditions proposed are intended to mitigate the reasonably anticipated detrimental impacts, as required
by Tooele City Code Section 7-5-4.

hdl

MODEL MOTIONS

Sample Motion for Approval — “I move we approve the Conditional Use Permit Request by Kishka Erekson,
representing Sunny Holdings to authorize the use of “Automobile Sales and Rental” to occur at 494 South Main
Street, application number P22-1168, based on the findings and subject to the conditions listed in the Staff
Report dated October 18, 2022:”

1. List any additional findings of fact and conditions...
Sample Motion for Denial — “I move we deny the Conditional Use Permit Request by Kishka Erekson,
representing Sunny Holdings to authorize the use of “Automobile Sales and Rental” to occur at 494 South Main

Street, application number P22-1168, based on the following findings:”

1. List findings of fact ...
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ONLINE CAR SALES CONDITIONAL USE PERMIT
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Community Development Department

STAFF REPORT
October 19, 2022

To: Tooele City Planning Commission
Business Date: October 26, 2022

From: Planning Division
Community Development Department

Prepared By: Andrew Aagard, City Planner / Zoning Administrator

Re: The Villas at Sunset Estates — Site Plan Design Review Request
Application No.: P22-985

Applicant: Russ Tolbert, representing Hallmark Homes

Project Location: 2000 North Berra Boulevard

Zoning: MR-8 Multi-Family Residential Zone

Acreage: 4.61 Acres (Approximately 200,811 ft?)

Request: Request for approval of a Site Plan Design Review in the MR-8 Multi-

Family Residential zone regarding a residential town house development at
the north west corner of the intersection of 2000 North and Berra
Boulevard.

BACKGROUND

This application is a request for approval of a Site Plan Design Review for approximately 4.61 acres north
west of the intersection of 2000 North Berra Boulevard. The property is currently zoned MR-8 Multi-
Family Residential. The applicant is requesting that a Site Plan Design Review be approved to allow for
the development of the currently vacant site as 36 residential town homes and accommodating open
space, parking areas and private roads.

ANALYSIS

General Plan and Zoning. The Land Use Map of the General Plan calls for the High Density Residential
land use designation for the subject property. The property has been assigned the MR-8 Multi-Family
Residential zoning classification, supporting approximately eight dwelling units per acre. The MR-8
Multi-Family Residential zoning designation is identified by the General Plan as a preferred zoning
classification for the High Density Residential land use designation. Properties to the north and east are
zoned R1-8 Residential and are utilized as single-family residential and an elementary school. Properties
to the east are zoned GC General Commercial and will ultimately be part of the Deseret Peak High
School. Properties to the south are zoned P Overlake and are utilized as single-family residential and
neighborhood commercial. Mapping pertinent to the subject request can be found in Exhibit “A” to this
report.

The Planning Commission has already reviewed and approved the Preliminary Subdivision Plan for this
project. Much what will be seen as part of this site plan review will have already been seen as the
Preliminary Subdivision Plan dictates how the site plan will be designed. However, the site plan delves
deeper into site development issues such as parking, landscaping, fencing and building architecture where
the Preliminary Subdivision Plan focuses mainly on the creation of lots and common areas.

Site Plan Layout. The site plan proposes the construction of 36 town homes oriented primarily north to
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south facing east and west. The town homes will be front loaded style town homes, each with a two car
enclosed garage and a 20 foot long driveway able to accommodate two parked cars. The site has two
connections, one being at the north east corner of the development connecting to Berra Boulevard. The
second will be at the south west corner of the development connecting to 2000 North. All roads on the
interior of the project will be privately owned roads and will be maintained by the development HOA.

Subdivision Layout. The subdivision follows the exact same layout as the site plan with the individual
lots being the foot print of each town house. The subdivision plans have already been approved by the
City.

Landscaping. Thirty Seven percent of the site is proposed as landscaping or common open space areas
and will be primarily covered with irrigated turf or sod. Trees have been placed adjacent to the roads, in
common areas, adjacent to and in between buildings as required by Tooele City multi-family residential
design guidelines. The development will install 93 trees including a mix of deciduous and coniferous
evergreen trees.

Shrub beds are included at the front of each building, adjacent to driveways and along all perimeter
fencing and meets the minimum amount of shrub beds required by City ordinances. Shrub beds will
include the planting of 315 deciduous and coniferous evergreen trees.

Landscaping areas, tree plantings and shrub beds all meet or exceed ordinance requirements for
quantities, ground covers and locations.

Amenities. Design guidelines require at least 1 amenity for multi-family residential developments less
than 50 units. At 36 units this development is required to have just one amenity included. The applicant
is including a picnic area with tables.

Parking. There is ample parking on the site to satisfy the needs of the development. Each unit includes
an enclosed 2 car garage as well as a driveway capable of parking two vehicles for a total parking count
of 4 parking spaces per unit. At 36 units the guest parking requirement is 9 parking stalls. This
development is providing 41 guest parking stalls largely located at the center of the development with 9
guest parking stalls located closer to the southernmost units. This greatly exceeds the parking
requirement of Tooele City’s Multi-family residential design guidelines.

Architecture. The development proposes the construction of buildings consisting of four attached town
homes. The buildings are two story, front loaded with plenty of variation in roofline height and
horizontal articulation on both the front and rear facades. Front facades include numerous “pop outs”
around windows which helps to identify one town home from the next. Rear facades have less horizontal
articulation but still maintain unit definition and extended floor space at the building entrances.

Exterior building materials meet or exceed the Tooele City Multi-Family Residential design guidelines in
the amount of brick required on all exterior walls. The front fagade meets the minimum brick / stone
coverage requirement of 60%. Other exterior materials include hardie board lap siding, stucco, board and
batten vertical siding and shake style siding. These materials are lesser used materials and are primarily
accent materials where the brick is the primary exterior material used.

Building architecture meets or exceeds all minimum requirements for vertical height variation, horizontal
relief and variation, exterior materials, etc, as required by the Tooele City Multi-Family Residential
design guidelines.
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Signage. Tooele City’s multi-family residential design guidelines require that multi-family residential
developments such as this include lighted entry monument signs designating the name of the development
at each point of entry. The plans do not show any indication of an entry sign at either entrance. Signs
matching the architecture of the building will need to be added at each entrance.

Fencing. When multi-family residential developments are adjacent to single-family residential zones,
Tooele City ordinances require a 6 foot sight obscuring fence including masonry piers placed at equally
spaced intervals throughout the fence along these boundaries. The north and the west property lines of
this project are proposed to have the appropriate fencing installed. The development will be installing 6
foot solid vinyl fencing along Berra Boulevard and 200 North. This is not an ordinance requirement but
is a choice of the developer and is considered an upgrade in fencing from what is required by the City’s
ordinance.

Criteria For Approval. The criteria for review and potential approval of a Site Plan Design Review
request is found in Sections 7-11-6, 8 and 9 of the Tooele City Code. This section depicts the standard of
review for such requests as:

Site Plan or Site Plan Amendment 7-11-6, 8, and 9
Section 7-11-6. Approval. The Planning Commission, shall determine whether the proposed
architectural and site development plans submitted are consistent with [Chapter 7-11 TCC] and
with the general policies and objectives of [Title 7 TCC], and shall give or withhold approval
accordingly. Before making this determination, the Planning Commission shall receive the
written recommendations of the City Engineer, the Accessibility Committee, and the Fire Chief.
Such recommendation may be by letter, memorandum, or signature on the plans.

Section 7-11-8. Considerations in review of applications. The Planning Commission and the
Engineering Department shall consider the following matters, among others, in their review of

applications:
(1) Considerations relating to traffic safety and traffic congestion:

(a) The effect of the site development plan on traffic conditions on abutting
streets.

(b) The layout of the site with respect to locations and dimensions of
vehicular and pedestrian entrances, exits, drives, and walkways.

(©) The arrangement and adequacy of off-street parking facilities to prevent
traffic congestion.

(d) The location, arrangement, and dimensions of truck loading and
unloading facilities.

(e) The circulation patterns within the boundaries of the development.

() The surfacing and lighting of off-street parking facilities.

2) Considerations relating to outdoor advertising:

(a) The number, location, color, size, height, lighting, and landscaping of
outdoor advertising signs and structures in relation to the creation of
traffic hazards and the appearance and harmony with neighboring
development.

3) Considerations relating to landscaping:

(a) The location, height, and materials of walls, fences, hedges, and screen
plantings to insure harmony with neighboring development, or to conceal
storage areas, utility installations, or other unsightly development.

(b) The planting of ground cover or other surfacing to prevent dust and
erosion.

(c) The unnecessary destruction of existing healthy trees.
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4) Considerations relating to buildings and site layout:

(a) Consideration of the general silhouette and mass, including location on
the site, elevations, and relation to natural plant coverage, all in
relationship to neighboring development.

(b) Consideration of exterior design in relation to adjoining structures in
height, bulk, and area openings, breaks in facade facing on streets, line
and pitch of roofs, and the arrangement of structures on the parcel.

%) Considerations relating to drainage:

(a) The effect of the site development plan on the adequacy of the storm and

surface water drainage, retention, and/or detention.

Section 7-11-9. Considerations. The Planning Commission, or the City Engineer, when
authorized, shall decide all applications for design review. Design approval may include such
conditions consistent with the considerations of [Chapter 7-11 TCC] as the Planning Commission
or City Engineer deem reasonably necessary under the circumstances to carry out the intent of
[Chapter 7-11 TCC].

REVIEWS
Planning Division Review. The Tooele City Planning Division has completed their review of the Site

Plan Design Review submission and has issued a recommendation for approval for the request with the
following proposed conditions:

1. Lighted development identification monument signs of similar appearance to that of the
buildings needs to be installed at each project entrance.

Engineering & Public Works Review. The Tooele City Engineering and Public Works Divisions have
completed their reviews of the Site Plan Design Review submission and have issued a recommendation
for approval for the request.

Tooele City Fire Department Review. The Tooele City Fire Department has completed their review of the
Site Plan Design Review submission and has issued a recommendation for approval for the request.

Noticing. Site Plan Design Reviews do not require a public hearing and are therefore not required to be
noticed to the public.

STAFF RECOMMENDATION

Staff recommends approval of the request for a Site Plan Design Review by Russ Tolbert, representing
Hallmark Homes, application number P22-985, subject to the following conditions:

1. That all requirements of the Tooele City Engineering and Public Works Divisions shall
be satisfied throughout the development of the site and the construction of all buildings
on the site, including permitting.

2. That all requirements of the Tooele City Building Division shall be satisfied throughout
the development of the site and the construction of all buildings on the site, including
permitting.

3. That all requirements of the Tooele City Fire Department shall be satisfied throughout the
development of the site and the construction of all buildings on the site.

4. That all requirements of the geotechnical report shall be satisfied throughout the

development of the site and the construction of all buildings on the site.
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S.

That lighted development identification monument signs of similar appearance to that of
the buildings needs to be installed at each project entrance.

This recommendation is based on the following findings:

L.

2.

hd

The proposed development plans meet the intent, goals, and objectives of the Tooele City
General Plan.

The proposed development plans meet the requirements and provisions of the Tooele
City Code.

The proposed development plans will not be deleterious to the health, safety, and general
welfare of the general public nor the residents of adjacent properties.

The proposed development conforms to the general aesthetic and physical development
of the area.

The public services in the area are adequate to support the subject development.

The proposed development meets or exceeds the minimum requirements of the Tooele
City Multi-Family Residential design guidelines.

MODEL MOTIONS

Sample Motion for Approval — “I move we approve the Site Plan Design Review Request by Russ
Tolbert, representing Hallmark Homes for The Villas at Sunset Estates Townhomes, application number
P22-985, based on the findings and subject to the conditions listed in the Staff Report dated October 19,

2022

L.

List any additional findings and conditions...

Sample Motion for Denial — “I move we deny the Site Plan Design Review Request by Russ Tolbert,
representing Hallmark Homes for The Villas at Sunset Estates Townhomes, application number P22-985,
based on the following findings:”

1.

List findings...
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_ () KEYED NOTES ()

FRONT ELEVATION: BRICK (1395.91 sq.ft.) / TOTAL

FACADE (2311.6 sq.ft.) = 60%
RIGHT ELEVATION: BRICK (496.52 sq.ft.) / TOTAL
FACADE (982.34 sq.ft.) = 51% 3

—_

ROOFING MATERIAL AND APPLICATION (R905)
PROVIDE ROOF FLASHING (R903.2)
PROVIDE ATTIC VENTILATION (RIDGE or
TURTLE VENTS). (R806)
4 FLUE or MECHANICAL CHASE
5 APPLY BRICK AND STONE (R703.8)
30 YR. ARCHITECTURAL — 6 PROVIDE WINDOW WELL WITH LADDER AS

SR REQD. (R51029

7 ALL TOILETS SHALL BE 1.6 GALLON MAX.

(R2903.2)

N

BOARD AND BATTEN
(COLOR: PER OWNER)

10'-9"

ﬂL RIDGELINE 127'-2"

RIDGELINE 127'-2" &

A 8 ALL TUBS AND SHOWERS SHALL HAVE MAX.
2.5 GPM HEADS. (P2903.6)

9 ALL HOSE BIBS MUST BE BACKFLOW

EEememmeemem PROTECTED (P2902.4.3)

SSSSSSSSSSess 10 PROVIDE JETTED TUB MOTOR ACCESS (E4209.3,

S P2720)

SSSSSSSSSSEES 11 NOT USED

SHAKES (COLOR: PER OWNER) —

S S S S S S S S S S S S S S S 7 S S S S S S

10[_9”

T e e
e T
s e

3‘\ S I I B O O s
~

““M““33333133%‘,/”ﬂ‘\‘\‘\‘\‘\‘\‘\‘\ []
‘LSECONDFLOORPLATE 119'-4" flflflflflfl;,‘,"" \H\\\H\\\\r\/

12 VENT DRYER TO OUTSIDE (M1502, G2439)
N \‘\L‘\‘\‘\‘\‘\‘\‘\‘\‘\T?\\T\y\“ 13 NOT USED
= Ny SECOND FLOOR PLATE 119'-4" /a 14 NOT USED

8!_1”

31'-1"

™~ __ h 15 PROVIDE 20 MINUTE FIRE RATED DOOR

STUCCO TRIM (R302.5.1)

(COLOR: PER OWNER) 16 PROVIDE SAFETY GLAZING (R308.4)

17 PROVIDE 1/2" GYPSUM BOARD ON ALL WALLS
AND CEILING UNDER STAIRS (R302.7)

18 SHEETROCK ALL WALLS, CEILINGS AND
BEAMS WITH 5/8” TYPE “X” GYPBOARD AND

FASCIA (COLOR: PER OWNER) —— > e e

VENTED SOFFIT JA
(COLOR: PER OWNER)

e HARDIE LAP SIDING
et I (COLOR: PER OWNER)

8!_11[

31|_1Il

HARDIE LAP SIDING (COLOR: PER OWNER)

SECOND FINISHED FLOOR 111'-3""

1[

1[

g SECOND FINISHED FLOOR 111'-3"" SCREW @ 6” O.C. @ PERIMETER AND 12” O.C. IN

MAIN FLOOR PLATE 110'-3" MAIN FLOOR PLATE 110'-3" THE FIELD.

9!_1”

“““““““““““““““““““““““““““““““““““ P 19 PROVIDE 22 x 30 (20 MIN. FIRE RATED) ATTIC
T e e e e e e e e e e e e D e e s e e e T e e T ACCESS (R807)
20 PROVIDE 36” HIGH RAILINGS. A 4” SPHERE
SHALL NOT PASS THROUGH THE BALUSTER
PATTERN (R312.1)
21 PROVIDE CONTINUOUS HANDRAIL (R311.7.8)

ﬂ 22 PROVIDE SEISMIC STRAPS FOR WATER
HEATERS AT TOP AND BOTTOM 1/3 (P2801.8)

BRICK (COLOR: PER OWNER) e ey ey o909l

i
I
i
I

9!_11[

1I_2l|

MAIN FINISHED FLOOR 101'-2"

) MAIN FINISHED FLOOR 101-2” 23 PROVIDE FLOOR DRAIN (P2719)

TOP OF FOUNDATION 100'-0"

1'-2"

TOP OF FOUNDATION 100-0" 24 PROVIDE COMBUSTION AIR FOR ALL GAS
APPLIANCES (G2407)
ENTRY DOOR 25 PROVIDE EXTERIOR DOOR LANDING (R311.3)
(COLOR: PER OWNER) RAISED PANEL, TEXTURED GARA{E 26 INSULATE MECHANICAL ROOM AND
DOOR (COLOR: PER OWNER) PROVIDE WEATHER STRIPPING AT ACCESS
DOOR (N1102.4.4)

8!

‘L BASEMENT FTG. 92'-0" BASEMENT FTG. 92'-0" ‘L

FRONT ELEVATION

ATTIC VENTILATION NOTES (PER IRC 806.2):
THE MINIMUM NET AREA OF VENTILATION
OPENINGS SHALL NOT BE LESS THAN 1 SQUARE
FOOT FOR EACH 300 SQUARE FEET OF ATTIC

30 YR. ARCH. ASPHALT SHINGLES —
(COLOR: PER OWNER)

o ¢ BASEMENT FTG. 92'-0"

& RIDGELINE 12722 O AREA WHEN A COMBINATION OF VENTING
METHODS ARE USED. AT LEAST 50% OF VENTING
MUST BE LOCATED IN THE UPPER PORTION OF
THE SPACE TO VENTED.
g g REQUIRED VENTILATION (PER UNIT):
= e e e e ROOF AREA = 942 sq.ft./300 sq.ft.= 3.14 sq.ft.
. (452.16 sq.in.) OF VENT OPENING REQUIRED
i 3 UPPER VENTILATION = 452.16 sq.in./2 = 226.08
a SECOND FLOOR PLATE 119'-4" == ==, sq.in./50 =5 VENTS
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S I A VINYL SIDING (ALSIDE FULL VENTED ALUMINUM SOFFIT (11.625
H (COLOR: PER OWNER) sq.in. OF VENTILATION/Lf.) or EQUAL)
e || A ] 12
o SECOND FINISHED FLOOR 111'-3"" 6 ’ g ‘ 4
£ & MAIN FLOOR PLATE 110-3" / ~ STUCCO TRIM
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_ (JKEYED NOTES ()

LEFT ELEVATION: BRICK (496.52sq.ft.) / TOTAL

FACADE (944.28 sq.ft.) = 53% ROOFING MATERIAL AND APPLICATION (R905)

RIGHT ELEVATION: BRICK (10077.61 sq.ft.) / PROVIDE ROOF FLASHING (R903.2)

TOTAL FACADE (1866.27 sq.ft.) = 58% 3 PROVIDE ATTIC VENTILATION (RIDGE or
TURTLE VENTS). (R806)

4 FLUE or MECHANICAL CHASE

5 APPLY BRICK AND STONE (R703.8)

6 PROVIDE WINDOW WELL WITH LADDER AS
REQ'D. (R310.2.3)

— 30 YR. ARCH. ASPHALT SHINGLES RIDGELINE 127'-2" ¢ 7 ALL TOILETS SHALL BE 1.6 GALLON MAX.
(COLOR: PER OWNER) (R2903.2)

8 ALL TUBS AND SHOWERS SHALL HAVE MAX.
2.5 GPM HEADS. (P2903.6)

S T — 9 ALL HOSE BIBS MUST BE BACKFLOW

e PROTECTED (P2902.4.3)

10 PROVIDE JETTED TUB MOTOR ACCESS (E4209.3,
P2720)

11 NOT USED

12 VENT DRYER TO OUTSIDE (M1502, G2439)

13 NOT USED

14 NOT USED
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SECOND FLOOR PLATE 119'-4" 1&

FASCIA (COLOR: PER OWNER)

LARDIE LAP SIDING 15 PROVIDE 20 MINUTE FIRE RATED DOOR
oL O‘IQEII;IEIE%‘SA?I\IE{T) (COLOR: PER OWNER) (R302.5.1)
' - 16 PROVIDE SAFETY GLAZING (R308.4)
STUCCO =)
VINYL SIDING (COLOR: PER OWNER) o 17 PROVIDE 1/2" GYPSUM BOARD ON ALL WALLS
(COLOR: PER OWNER) ) AND CEILING UNDER STAIRS (R302.7)
18 SHEETROCK ALL WALLS, CEILINGS AND

SECOND FINISHED FLOOR 111'-3"" BEAMS WITH 5/8” TYPE “X” GYPBOARD AND
MAIN FLOOR PLATE 110'-3" SCREW @ 6” O.C. @ PERIMETER AND 12”7 O.C. IN
THE FIELD.
19 PROVIDE 22 x 30 (20 MIN. FIRE RATED) ATTIC
ACCESS (R807)
8X8 POSTS (COLOR: PER OWNER) 20 PROVIDE 36” HIGH RAILINGS. A 4” SPHERE
ESEE= Emm==m — I I SHALL NOT PASS THROUGH THE BALUSTER
DD === === e e = e | BRICK (COLOR: PER OWNER) PATTERN (R312.1)
il === 21 PROVIDE CONTINUOUS HANDRAIL (R311.7.8)
22 PROVIDE SEISMIC STRAPS FOR WATER
e ESeseseseee s, e e  ( (s SSss=scecoomes Jj{Esss=s==s=====c MAIN FINISHED FLOOR 101-2" HEATERS AT TOP AND BOTTOM 1/3 (P2801.8)
ml S TS e LTS R TS IR ARt TOP OF FOUNDATION 100'-0" 23 PROVIDE FLOOR DRAIN (P2719)
24 PROVIDE COMBUSTION AIR FOR ALL GAS
APPLIANCES (G2407)
25 PROVIDE EXTERIOR DOOR LANDING (R311.3)
26 INSULATE MECHANICAL ROOM AND
PROVIDE WEATHER STRIPPING AT ACCESS
DOOR (N1102.4.4)

1 1

STUCCO TRIM
(COLOR: PER OWNER)

9[_1”

1'-2"

8l

BASEMENT FTG. 92'-0" ‘&

LEFT ELEVATION

ATTIC VENTILATION NOTES (PER IRC 806.2):
THE MINIMUM NET AREA OF VENTILATION
OPENINGS SHALL NOT BE LESS THAN 1 SQUARE
FOOT FOR EACH 300 SQUARE FEET OF ATTIC
AREA WHEN A COMBINATION OF VENTING

wL RIDGELINE 127'-2" RIDGELINE 127'-2" ‘L

31[_1”

1!_2"

¢ BASEMENT FTG. 92'-0" BASEMENT FTG. 92'-0" ¢ L

METHODS ARE USED. AT LEAST 50% OF VENTING
30 YR. ARCH. ASPHALT SHINGLES — 12 MUST BE LOCATED IN THE UPPER PORTION OF
(COLOR: PER OVINER) THE SPACE TO VENTED.
uuuuuuuuuuuuuuuuuuuuuuuuuuu DO
. S e e S e ! REQUIRED VENTILATION (PER UNIT):
35 s SeEeeEee L e e e e e e e e e e e e e e e e e e 5 ROOF AREA = 942 sq.ft./300 sq.ft.= 3.14 sq.ft.
e e e e e e eeee=e=———cer (452.16 sq.in.) OF VENT OPENING REQUIRED
S e e e e e e e e e ey S e e e e e e e e UPPER VENTILATION = 452.16 sq.in./2 = 226.08
e === e,y g ; sq.in./50 =5 VENTS
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SECOND FINISHED FLOOR 111'-3"" = = o SECOND FINISHED FLOOR 111'-3""
= MAIN FLOOR PLATE 110'-3" —_—— e e e e e e SSss=S—c—c=—c—oe—s—eSeeseess MAIN FLOOR PLATE 110-3" & T
e e STUCCO TRIM
] e I — T e ::::::::: :::: (COLORPEROWNER)
= k—— BRICK (COLOR: PER OWNER) =
o S S o 2964 W. 4700 SOUTH #112A
sSsSesesESls SALT LAKE CITY, UTAH 84129
e :
MAIN FINISHED FLOOR 101'-2" e MAIN FINISHED FLOOR 101'-2" ™ dp)
TOP OF FOUNDATION 100'-0" ~_ o TOP OF FOUNDATION 100'-0" T Z
— — 1 T H
| |
6949 S. HIGH TECH DRIVE, SUITE 200 CD o2 Ej O
MIDVALE, UTAH 84047 < g} (==
1 1 PH: 801-352-0075 www.focusutah.com m Z
% % '.Jﬁ < F
~ aE <
8;43%
o7 = > 3| | P
~EEE Z] |
mEo 4
B L] |
NE= 4
A=
9

REAR ELEVATION

DESIGNER: NP SHEET

DATE: 10/13/2022

SCALE: 1/4"=1' (U.N.O.) A_l . 1

PROJECT #: 20-9103




Community Development Department

STAFF REPORT
October 20, 2022

To: Tooele City Planning Commission
Business Date: October 26, 2022

From: Planning Division
Community Development Department

Prepared By: Andrew Aagard, City Planner / Zoning Administrator

Re: Harris Community Village — Site Plan Design Review Request
Application No.: P22-201

Applicant: Heber Slabbert, representing AJC Architects

Project Location: 251 N 1st Street

Zoning: MR-8 Multi-Family Residential Zone

Acreage: 9.38 Acres (Approximately 408,592 ft?)

Request: Request for approval of a Site Plan Design Review in the MR-8 Multi-

Family Residential zone regarding authorization of a multi-family
residential building in conjunction with the Harris Community Resource
Center.

BACKGROUND

This application is a request for approval of a Site Plan Design Review for approximately 9.38 acres
located at 251 N 1st Street. The property is currently zoned MR-8 Multi-Family Residential. The
applicant is requesting that a Site Plan Design Review be approved to allow for the construction of a
multi-family residential apartment building in conjunction with the Harris Community Resource Center.

ANALYSIS

General Plan and Zoning. The Land Use Map of the General Plan calls for the Medium Density
Residential land use designation for the subject property. The property has been assigned the MR-8
Multi-Family Residential zoning classification, supporting approximately eight dwelling units per acre.
The MR-8 Multi-Family Residential zoning designation is not identified by the General Plan as a
preferred zoning classification for the Medium Density Residential land use designation. All surrounding
properties are currently zoned R1-7 Residential, however, even though the properties have a single-family
zoning designation, there are many legally non-conforming multi-family residential uses located adjacent
to the subject property. Mapping pertinent to the subject request can be found in Exhibit “A” to this
report.

The applicant, AJC Architects is representing the Tooele County Housing Authority (TCHA) who is the
owner and developer of the property. TCHA is revitalizing the old Harris Elementary School and is
currently converting the main school building into a community resource center designated to provide
assistance to the homeless and to others who are otherwise in need of assistance. The resource center
provides counseling services, a child day care, food pantry and other resources for those in need of such
assistance. This application, although an application of TCHA, is not part of the community resource
center. The resource center is not in any need of approvals as construction is currently underway on that
portion of the project. This site plan design review involves the construction of a new 66 unit residential
building where those needing some housing assistance can reside for periods of longer terms while

Harris Community Village App. # P22-201
Site Plan Design Review Request 1



participating in the residential support programs offered by TCHA. This structure is a multi-family
residential structure and will need to meet the same site, landscaping and architectural requirements as
any other multi-family residential structure constructed in Tooele City. There are some ordinance
exemptions related to the size of the unit and the number of parking spaces and these exemptions will be
discussed in greater detail in various sections of this staff report.

Site Plan Layout. The proposed site plan shows the community resource center (CRC) outlined with a
bold line. The proposed residential building being considered in this site plan design review is proposed
to be constructed at the far south west corner of the site to the west and south of the CRC building. There
are existing parking areas east and south of the CRC with some proposed parking areas south and west of
the proposed housing building. Located between the CRC and the housing building will be ample
landscaping and amenities to be utilized by the residents and those utilizing the services provided by the
CRC.

At 9.38 acres the MR-8 zone permits 75 dwelling units. The proposed housing building provides 66 units
and is well within the density limitations of the MR-8 zoning district. The TCHA will encounter density
problems if they construct any additional units on other portions of the property and will need to consider
a zoning map amendment at that time. For this building, the density is fine.

Accesses into the site will be provided from 1*' street and line up with existing intersections at Cedar
Street and Birch Street.

Landscaping. Landscaping on the site greatly exceeds the 25% landscaping requirement and incorporates
various types of ground covers, planting beds, amenities and so forth. The dominant landscaping feature
is shrub beds covered with cobble mulches over weed barrier fabric. The plans include the installation of
132 new trees, 127 of which are deciduous with 5 of those trees being coniferous ever green. Staff would
like to see more ever green trees such as Austrian Pine, Blue Spruce or Japanese Black Pine to provide
some variety during the winter months when deciduous trees have shed their leaves, however, there is not
an ordinance requirement for a ratio or mix of deciduous or coniferous trees. Trees have been placed in
locations adjacent to buildings, common areas, property lines and roads as required by the design
guidelines. Shrub beds are ample throughout the site, adjacent to the building foundation, parking areas,
property lines and near the amenities at the center of the site and exceed design guidelines requirements.

Amenities. At 66 units the development is required to provide a minimum of two amenities. Six
amenities are being provided. Those amenities are two tot lot play structures, a swing set, curva spinners,
sand box and raised garden plots.

Parking. Tooele City Code 7-11a-2 Subsection 3 provides an exemption to some of the typical standards
required for multi-family residential developments. If the project meets the ordinance defined criteria the
parking requirement is reduced to 1 uncovered parking space per unit. It should also be noted that many
of the residents utilizing the residential support programs offered by TCHA do not own or operate cars.
The residential building itself has 66 units and therefore the parking requirement is 66 parking stalls.
There are 39 parking stalls south and west of the residential building along with an additional 60 parking
stalls east of the CRC. That is a total of 99 parking stalls leaving approximately 33 parking stalls
available for use of the CRC, child day care, etc, and that is assuming every resident of the facility owns
and operates a car. The residential portion of the proposed development has sufficient parking. There is
also ample room for additional parking to the north of the proposed development, however, it should be
emphasized that additional parking in this location will require a site plan amendment as the additional
parking areas will need to meet City parking lot requirements.

Architecture. This a tough one for both the applicant and for staff. Given the nature of the facility being

Harris Community Village App. # P22-201
Site Plan Design Review Request 2



a residential support facility this is not a typical multi-family residential housing development. The
individuals being housed in this facility are those recovering from substance abuse problems,
homelessness and other issues. Housing that works for the average individual may not be suitable for the
individual struggling with some of these issues. Staff has worked closely with the applicant to come to a
building appearance that satisfies the needs of the applicant but also meets the design guidelines as found
in Tooele City Code 7-11a. However, the building isn’t quite there yet and still needs a little work. Staff
hopes the Planning Commission can lend some design review assistance in these matters.

The building is a three story building and it does meet the height requirements of the MR-8 multi-family
residential zone standing close to 35 feet from foundation to top of parapet wall. The building is “L”
shaped and therefore has facades that face a public street and facades that face single-family residential
zones. It also has facades that face the existing CRC building. The front of the building has been
designated as the facades facing the internal court yard and facing the CRC building. These facades are
also the most visible from 1* Street. However, the building exterior is largely the same architectural
design on all facades.

Vertical variation is provided with parapet walls extending above the main roof line and divided into
sections no longer than 48 feet with gaps of 9 to 12 feet in between. At the center of the building is a
single-story entrance and common area before the building branches off to the residential wings. Vertical
elements such as columns and quoins are required on the front and public street facing facades. In
meeting with the applicant to discuss the matter it was explained that on the front facade, where these
elements are required, columns are provided at the main building entrance. The building perspectives
help show the columns provided at the entrance on the front building facade.

Horizontal variation is a little more tricky for a building of this type. The lighter colored brick areas do
extend out from the darker colored brick and thus provide some unit delineation and some horizontal
relief. However, there are other horizontal relief issues that need to be addressed such as requirements for
bay or box windows for the ground floor units and balconies for the upper floor units. Staff has met with
the applicant and has determined that the building pop outs will address the requirement for ground floor
units, however, upper floor units are required to have at least one balcony per unit. In discussing the
matter with the applicant it was determined that a balcony area is not a desired function for a residential
support facility and the applicant was resistant to installing balconies for safety and aesthetic
considerations and what the residents might do with those balconies. In consideration of the unique
housing situation this facility provides staff arranged a compromise with the applicant that will relieve
them of the balcony requirement and still provide the horizontal articulation the ordinance requires and
that balconies typically provide. The applicant agreed to install shade awnings above the windows of
each unit. It was agreed upon at that meeting that this would fulfill the horizontal articulation requirement
typically satisfied by balconies.

Front and public street facing facade windows are all required to have 4 inch trim or include stucco lintels
below each window. Windows on all other facades require only a 2 inch trim. Not all of the windows
include the necessary trim but do include a stucco lintel either above or below the window. Ground floor
units do not include any identifiable trim or lintels.

Exterior materials are primarily brick. North and east elevations are almost entirely brick where the south
and west elevations incorporate a brick wainscot with patches of stucco EIFS paneling separated by
sections of brick. Building exterior materials do meet or exceed the minimum requirements for brick and
or stone.

It should be noted that the ordinance also provides an exemption to the minimum dwelling unit size for
residential support facilities such as 400 square feet for studio units, 575 square feet for one bedroom
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units and 800 square feet for two bedroom units.
Signage. The development includes one entry monument sign at each point of connection to 1* Street.

Fencing. When a multi-family residential development such as this is located adjacent to single-family
residential zoning a fencing requirement is triggered. In this case fencing between the development and
the single-family zones to the south and to the west is required. Fencing requirements are 6 foot solid
vinyl with masonry piers spaced every 8 to 10 feet or other equidistant spaces. The plans provided by the
applicant do not clearly indicate the type of fencing to be installed but only say “construct fencing”. The
detail sheets also do not provide information as to what kind of fencing is to be installed. The plans need
to demonstrate what kind of fencing will be installed and that the fencing meets or exceeds ordinance
requirements. Current plans do not do that.

Criteria For Approval. The criteria for review and potential approval of a Site Plan Design Review
request is found in Sections 7-11-6, 8 and 9 of the Tooele City Code. This section depicts the standard of
review for such requests as:

Site Plan or Site Plan Amendment 7-11-6, 8, and 9
Section 7-11-6. Approval. The Planning Commission, shall determine whether the proposed
architectural and site development plans submitted are consistent with [Chapter 7-11 TCC] and
with the general policies and objectives of [Title 7 TCC], and shall give or withhold approval
accordingly. Before making this determination, the Planning Commission shall receive the
written recommendations of the City Engineer, the Accessibility Committee, and the Fire Chief.
Such recommendation may be by letter, memorandum, or signature on the plans.

Section 7-11-8. Considerations in review of applications. The Planning Commission and the
Engineering Department shall consider the following matters, among others, in their review of

applications:
(1) Considerations relating to traffic safety and traffic congestion:

(a) The effect of the site development plan on traffic conditions on abutting
streets.

(b) The layout of the site with respect to locations and dimensions of
vehicular and pedestrian entrances, exits, drives, and walkways.

(c) The arrangement and adequacy of off-street parking facilities to prevent
traffic congestion.

(d) The location, arrangement, and dimensions of truck loading and
unloading facilities.

(e) The circulation patterns within the boundaries of the development.

) The surfacing and lighting of off-street parking facilities.

2) Considerations relating to outdoor advertising:

(a) The number, location, color, size, height, lighting, and landscaping of
outdoor advertising signs and structures in relation to the creation of
traffic hazards and the appearance and harmony with neighboring
development.

3) Considerations relating to landscaping:

(a) The location, height, and materials of walls, fences, hedges, and screen
plantings to insure harmony with neighboring development, or to conceal
storage areas, utility installations, or other unsightly development.

(b) The planting of ground cover or other surfacing to prevent dust and
erosion.

(©) The unnecessary destruction of existing healthy trees.

Harris Community Village App. # P22-201
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4) Considerations relating to buildings and site layout:

(a) Consideration of the general silhouette and mass, including location on
the site, elevations, and relation to natural plant coverage, all in
relationship to neighboring development.

(b) Consideration of exterior design in relation to adjoining structures in
height, bulk, and area openings, breaks in facade facing on streets, line
and pitch of roofs, and the arrangement of structures on the parcel.

) Considerations relating to drainage:

(a) The effect of the site development plan on the adequacy of the storm and

surface water drainage, retention, and/or detention.

Section 7-11-9. Considerations. The Planning Commission, or the City Engineer, when
authorized, shall decide all applications for design review. Design approval may include such
conditions consistent with the considerations of [Chapter 7-11 TCC] as the Planning Commission
or City Engineer deem reasonably necessary under the circumstances to carry out the intent of
[Chapter 7-11 TCC].

REVIEWS

Planning Division Review. The Tooele City Planning Division has completed their review of the Site
Plan Design Review submission and has issued the following comments:

1. This item was placed on the agenda at the insistence of the applicant due to time
constraints, however, there are still unresolved matters pertaining to the fencing and
building architecture (explained in detail above) that need to be resolved. Site plan
design review is conducted to help resolve these kind of issues. Staff and the applicant
have attempted to work out resolutions to some of these matters but the plans provided
are not demonstrating or do not reflect what the applicant and staff have previously
discussed. In this case staff relies upon the Planning Commission to address these
matters and thus resolve these matters with conditions of approval.

2. Other than the fencing and the building architecture, the site plan and landscape plan
meet or exceed all minimum requirements of the multi-family residential design
guidelines as found in Tooele City code 7-11a.

Engineering and Public Works Review. The Tooele City Engineering and Public Works Divisions have
completed their reviews of the Site Plan Design Review submission and have issued a recommendation
for approval for the request.

Tooele City Fire Department Review. The Tooele City Fire Department has completed their review of the
Site Plan Design Review submission and has issued a recommendation for approval for the request.

Noticing. A site plan design review does not require a public hearing and as such public notices are not
issued to adjacent property owners or posted in legally obligated posting locations, other than the meeting
agenda.

STAFFE RECOMMENDATION

Harris Community Village App. # P22-201
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Staff recommends approval of the request for a Site Plan Design Review by Heber Slabbert, representing
AJC Architects, application number P22-201, subject to the following conditions:

1.

That all requirements of the Tooele City Engineering and Public Works Divisions shall
be satisfied throughout the development of the site and the construction of all buildings
on the site, including permitting.

That all requirements of the Tooele City Building Division shall be satisfied throughout
the development of the site and the construction of all buildings on the site, including
permitting.

That all requirements of the Tooele City Fire Department shall be satisfied throughout the
development of the site and the construction of all buildings on the site.

That all requirements of the geotechnical report shall be satisfied throughout the
development of the site and the construction of all buildings on the site.

This recommendation is based on the following findings:

1.

2.

3.

4.

5.

The proposed development plans meet the intent, goals, and objectives of the Tooele City
General Plan.

The proposed development plans meet the requirements and provisions of the Tooele
City Code.

The proposed development plans will not be deleterious to the health, safety, and general
welfare of the general public nor the residents of adjacent properties.

The proposed development conforms to the general aesthetic and physical development
of the area.

The public services in the area are adequate to support the subject development.

MODEL MOTIONS

Sample Motion for Approval — “I move we approve the Site Plan Design Review Request by Heber
Slabbert, representing AJC Architects for the Harris Community Village Apartment Building, application
number P22-201, based on the findings and subject to the conditions listed in the Staff Report dated
October 20, 2022:”

1.

List any additional findings and conditions...

Sample Motion for Denial — “I move we deny the Site Plan Design Review Request by Heber Slabbert,
representing AJC Architects for the Harris Community Village Apartment Building, application number
P22-201, based on the following findings:”

1.

List findings...
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EXHIBIT A

MAPPING PERTINENT TO THE HARRIS COMMUNITY VILLAGE SITE PLAN
DESIGN REVIEW






EXHIBIT B

PROPOSED DEVELOPMENT PLANS &
APPLICANT SUBMITTED INFORMATION
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Community Development Department

Tooele City Planning Commission
Business Meeting Minutes

Date: Wednesday, September 28, 2022
Time: 7:00 p.m.

Place: Tooele City Hall Council Chambers
90 North Main Street, Tooele Utah

Commission Members Present:
Melanie Hammer

Matt Robinson

Tyson Hamilton

Weston Jensen

Chris Sloan

Melodi Gochis

Alison Dunn

Jon Proctor

Commission Members Excused:
Paul Smith

City Council Members Present:

Ed Hansen

Maresa Manzione

City Employees Present:

Andrew Aagard, City Planner

Jim Bolser, Community Development Director
Minutes prepared by Katherin Yei

Chairman Robinson called the meeting to order at 7:00 p.m.

1.Pledge of Allegiance
The Pledge of Allegiance was led by Chairman Robinson.

2. Roll Call

Melanie Hammer, Present
Matt Robinson, Present
Tyson Hamilton, Present
Weston Jensen, Present
Chris Sloan, Present
Melodi Gochis, Present
Alison Dunn, Present

Jon Proctor, Present
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Community Development Department

Paul Smith, Excused

3. Public Hearing and Decision on a Conditional Use Permit Request by Tagg N Go to
Permit the “Car Wash” Use on 1.28 Acres Located at Approximately 270 East 2400 North
in the GC General Commercial Zoning District. (Continued from the September 14, 2022
Planning Commission Meeting)

Mr. Aagard presented information on a Conditional Use Permit for the parcel located South of
2400 North. The property is GC, General Commercial. This is not a site plan application, but has
been included for references only. The applicant did approach the City Council to purchase water
rights from the City. They were not in support of that. This public hearing has remained opened.

The Planning Commission had the following questions and concerns.
Do they have water?

Does the Carwash recycle?

Does the letter from UDOT address the setback?

Mr. Aagard addressed the Planning Commission. They would have to provide water at the site
plan approval process.

The public hearing was opened. No one came forward.

Connor Atkin addressed the Commission. They are working with other parties in the community
to attain the water. A carwash uses 25-35 gallons of water per water. There are 4 reclaim tanks
and grease traps to reuse. They have more than sufficient information for the setback.

Mr. Bolser addressed the Commission. The setback being referred to in the letter from UDOT is
actually where the property line is so the building’s separation from the roadway will be similar
to the car wash next door at the Chevron.

Commissioner Hamilton motioned to approve a Conditional Use Permit Request by Tagg N
Go to Permit the “Car Wash” Use on 1.28 Acres Located at Approximately 270 East 2400
North in the GC General Commercial Zoning District based on the findings and conditions
listen in the staff report. Commissioner Gochis seconded the motion. The vote was as follows:
Commissioner Hammer, “Aye”, Commissioner Proctor, “Aye”, Commissioner Sloan, “Aye”
Chairman Robinson, “Aye” Commissioner Hamilton, “Aye”, Commissioner Jensen, “Aye”, and
Commissioner Gochis, “Aye”. The motion passed.

4. City Council Reports

Council Member Manzione shared the following information from the City Council Meeting:
Everything the Planning Commission has seen, was approved.

Main Street parking was approved.

The annexation agreement has been approved.

5. Planning Commission Training on Parks and Recreation Planning.
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Community Development Department

The training has been postponed.

6. Review and Approval of Planning Commission Minutes for the Business Meeting Held
on September 14, 2022.

Jon Proctor was misspelled.

Commissioner Hammer motioned to approve the minutes. Chairman Robinson seconded the
motion. The vote was as follows: Commissioner Hammer, “Aye”, Commissioner Proctor, “Aye”,
Commissioner Sloan, “Aye” Chairman Robinson, “Aye” Commissioner Hamilton, “Aye”,
Commissioner Jensen, “Aye”, and Commissioner Gochis, “Aye”. The motion passed.

7. Adjourn
Chairman Robinson adjourned the meeting at 7:15 p.m.

The content of the minutes is not intended, nor are they submitted, as a verbatim transcription
of the meeting. These minutes are a brief overview of what occurred at the meeting.

Approved this day of October, 2022

Matt Robinson, Tooele City Planning Commission Chair
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