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PLANNING COMMISSION MEETING NOTICE AND AGENDA 
Thursday February 08, 2024 

 
Notice is given that Farmington City Planning Commission will hold a regular meeting at City Hall 160 South Main, Farmington, 
Utah. A work session and training will be held at 6:00 PM prior to the regular session which will begin at 7:00 PM in the Council 
Chambers. The link to listen to the regular meeting live and to comment electronically can be found on the Farmington City 
website at farmington.utah.gov. Any emailed comments for the listed public hearings, should be sent to 
crowe@farmington.utah.gov by 5 p.m. on the day listed above. 
 

OATH OF OFFICE – New Planning Commission Member 
 
SUBDIVISION / SITE PLAN / PROJECT MASTER PLAN APPLICATIONS – public hearing on item #2 only 
 
1. Symphony Homes – Applicant is requesting Preliminary Plat approval for the proposed Eastridge Estates Phase 

4, which will consist on 9 lots on 3.38 acres, located at 50 W 1500 S., in the LR (Large Residential) zone (S-1-24).  
 

2. CW Urban – Applicant is requesting a recommendation for a Project Master Plan / Development Agreement, 
Schematic Subdivision Plan, and Concept Site Plan for the Charlotte, a mixed residential and commercial 
subdivision covering 11 acres at approximately 1293 West Burke Lane in the OMU (Office Mixed Use) zone (PMP-
1-23).  
 

3. Tucker Nipko – Applicant is requesting Concept Site Plan approval for a proposed Medical Office Building 
covering 1.16 acres at approximately 775 N. Innovator Dr., in the OMU (Office Mixed Use) zone (SP-1-24). 
 

ZONE TEXT AMENDMENTS – public hearing  
 
4. Farmington City – Applicant is requesting additional text and amendments Chapter 11-35, HOME OCCUPATION, 

of Title 11, ZONING REGULATIONS.  The amendments are proposed to remove a conflict between city ordinance 
and state code regarding regulation of firearms, to clarify the residency requirement for operation of a home 
occupation, and to change the consideration of preschool, daycare, and small classes from a conditional use to 
a permitted use (ZT-2-24). 

OTHER BUSINESS 
 
5.  Miscellaneous, correspondence, etc. 

a. Minutes Approval from 01.04.2024 
b. City Council Report from 01.16.2024 & 02.06.2024 
c. Decision to Reconsider – Application C-12-23. 
d. Other  

 
 
Please Note: Planning Commission applications may be tabled by the Commission if: 1. Additional information is needed in order 
to act on the item; OR 2. If the Planning Commission feels, there are unresolved issues that may need additional attention 
before the Commission is ready to make a motion. No agenda item will begin after 10:00 p.m. without a unanimous vote of the 
Commissioners. The Commission may carry over Agenda items, scheduled late in the evening and not heard to the next 
regularly scheduled meeting.  
                                                                                                      

 
CERTIFICATE OF POSTING I hereby certify that the above notice and agenda were posted at Farmington City Hall, the State 
Public Notice website, the city website www.farmington.utah.gov,  the Utah Public Notice website at www.utah.gov/pmn on 
February 02, 2024. Carly Rowe, Planning Secretary     

mailto:farmington.utah.gov
mailto:crowe@farmington.utah.gov
http://www.farmington.utah.gov/
https://draper.novusagenda.com/Agendapublic/www.utah.gov/pmn
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Farmington City 
Planning Commission Staff Report 
February 8, 2024 

______________________________________________________________________________ 
 
Item 1: Preliminary Plat – Farmington Eastridge Estates Phase 4  
 
Public Hearing:  No 
Application No.:   S-1-24 
Property Address:   50 W 1500 S 
General Plan Designation: RRD (Rural Residential Density) 
Zoning Designation:  LR (Large Residential) 
Area:    3.38 acres 
Number of Lots:  9 
Property Owner:  EF 2013 LLC (Symphony Homes) 
Agent:    Symphony Homes – Jared Schmidt, Russell Wilson 
 
Request:  The applicant is seeking approval for preliminary plat for Farmington Eastridge 
Estates Phase 4.  
 __________________________________________________________________________________________ 
 

Background Information 

Farmington Eastridge Estates Phase 4 is a 9-lot phase, which is part of the larger Eastridge 
Estates Conservation Subdivision. The LR Zone minimum lot size is conventionally 20,000 sf; 
however, conservation subdivisions are able to access the non-conventional lot size of 10,000 
sf by providing and conserving open space. This non-conventional lot size is used to establish 
the base yield base number of lots. Eastridge Estates received schematic master plan 
approval in 2016 for what are most recently identified as Phases 3 and 4. Phase 3 and 4 were 
combined on the schematic master plan as their combined size achieved the required 10 
acres minimum for a conservation subdivision. The applicant met the 15% open space 
requirement by providing a regional detention basin to the City in lieu of “usable” open space 
such as parks or trails. 

Phase 2 (now Phase 3), received approval in 2018, but Phase 3 (now Phase 4), could not be 
approved as wetland mitigation was required. Since then, the applicant has mitigated the 
wetlands in Phase 4 and received approval from the Army Corps of Engineers.  

The major difference from schematic approval to the preliminary plat for Phase 4, is that the 
schematic approval for Phase 3 (now 4) contains 16 lots, instead of 9. This reduction does not 
invalidate the schematic plan, only an increase in lots would require another schematic 
approval.  

According to FMC 11-12-090, LR zoned lots in a conservation subdivision may be as small as 
6,500 sf. Eastridge Estates Phase 4 contains lots no smaller than 9,369 sf. This phase of the 
plan will also provide more area to the City’s detention basin, shown as Parcel A (SI #2). Today, 
the applicant is seeking preliminary plat approval for Phase 4, rather than schematic 
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recommendation, because of the previously approved schematic master plan. If approved, 
the final step for Phase 4 will be a final plat approval. Under the new subdivision ordinance 
update (2023) final plat approval will be completed by City Staff.  

 

Suggested Motion 

Move that the Planning Commission approve the preliminary plat for Farmington Eastridge 
Estates Phase 4, subject to all applicable Farmington City development standards and 
ordinances. 

 

Findings for Approval: 

1. Farmington Eastridge Estates does not create a significant change to the roadway 
alignment or configuration as approved in the schematic master plan. 

2. Farmington Eastridge Estates lot size and lot configuration are not significantly 
different than the approved schematic plan.  

3. There is no increase in lots from the schematic plan to the preliminary plat.  
4. The 15% open space requirement is provided in lieu by land for the City’s detention 

basin, as decided by agreement. 
5. There is no significant change to culinary water, sanitary sewer, or storm drain plans 

(some of this has been installed in conjunction with prior phases).  
6. The modification of the preliminary plat does not significantly alter the character of 

the entire subdivision.   
7. An important connection between 50 West and 1500 South will be completed in this 

phase.  
 

Supplemental Information 

1. Vicinity Map 

2. Preliminary Plat – Eastridge Estates Phase 4 

3. Approved schematic master plan  

4. Staff Report April 19, 2018 – “Final Plat for Eastridge Estates Subdivision Phase III” 

 

Applicable Ordinances: 

1. 12-4-080 - 120 (contained in pending Ordinance No. 2023-66) 
2. 11-12 Conservation Subdivision (CS) Overlay Zone and Development Standards 
3. 11-11 – Single Family Residential Zones 
4. Updated Title 12 (Pending Ordinance No 2023-66) 
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Farmington City 
Planning Commission Staff Report 
February 8, 2024 

______________________________________________________________________________ 

Item 3: The Charlotte – PMP/DA, Schematic Subdivision, Schematic Site Plan 
 
Public Hearing:   Yes 
Application No.:    PMP-1-23 
Property Address:   1293 West Burke Lane  
General Plan Designation:  CA/BP (Class A Business Park) 
Zoning Designation:   OMU (Office Mixed Use) 
Area:    Approximately 11 acres 
Number of Lots:   92 Residential - 2 Commercial 
Property Owner:    West Bench LLC ETAL, Jones F Property LLC,  Sherry Cook Trust
Applicant:   CW Urban and Tod Jones  
 
Request:  The applicants are seeking approval for the Project Master Plan / Development Agreement, Schematic Subdivision Plan, and 
Concept Site Plan for the Charlotte, a mixed residential and commercial subdivision. 
______________________________________________________________________________ 
 
Background Information 
 
The Subject property is part of an overarching project master plan wherein 30+ acres of property received approval 

from the City Council to be eligible for use of Section 11-18-140 and supplemental master plan approvals as long as 

projects within the area include at least 2.5 acres. 

Use of Section 140 referenced above means that an application may deviate from the standards of the OMU zoning 

district at the discretion of the City. Deviations are to be recommended by the Planning Commission and those which 

are found to be acceptable by both the City Council and Developer are memorialized in a Development Agreement. 

Notably, the OMU zoning district does now allow residential development, however the Farmington Station Area vision 

includes a large amount of residential development. Section 140 is used by the city as a means to allow for residential 

development or other deviations while ensuring that it does not crowd out desired non-residential development. 

The Farmington Station Area Plan which was adopted in 2022 shows the subject property having part office, residential, 

and open space elements. The property is located within the Recreation Neighborhood identified by the plan. 

 

 

https://farmington.utah.gov/wp-content/uploads/2023/07/22-07-22_North-Farmington-Station-Area-Plan-Adopted.pdf
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Projections from the plan indicate that within this neighborhood the city might anticipate some 460 townhome units and 

948 multi-family units (apartments). 

 

Currently entitled are 790 apartment units and 263 townhomes. The proposed 92 townhome units within this project 

would bring the total to 355. Overall the unit count is below what has been anticipated as actual projects have come in 

while some sites envisioned to be residential are commercial uses and vice-versa. 

Nearby entitled development with The Charlotte circled in red: 

 

The Charlotte is proposing the townhome neighborhood development on the south end of the project closest to the 

park. It isn’t known at this point whether or not the townhomes will be sold or rented, but they would be platted 

individually for potential owner occupancy.  

The Commercial portion of the property includes 4 restaurant pads and a large future phase where a user is in discussion 

with the Developer but the current deal is still in the works before a user can be identified. With no firm commitment 

the applicant is simply indicating that they will ensure non-residential development on that site. No specific tenants are 

identified for the restaurant sites, but the applicant is looking for approval to allow 2 of the restaurant sites to include 

drive thru service which requires specific approval through Section 140. The Developer is committing to certain 

architectural elements and design components on the restaurant spaces to help promote and maintain the form base 

them sought in the mixed-use area. 

Architectural design for the housing would be honed in on for the preliminary approval phase of the project if the 

overall layout and use types are approved by the City. Other than the specific design elements that are identified in an 

agreement by the Developer, the architecture of the commercial would be tenant driven and without an exception or 

City Park 

Weber 

State 

Campus 



 3 

allowance indicating otherwise, the architecture and form would have to meet the design requirements of the OMU 

district. 

The Planning Commission is tasked with sending a recommendation to the City Council regarding the project. The 

recommendation would indicate whether or not the Commission believes the proposal is appropriate at the subject 

location and in harmony with the vision for the North Station Area. The Commission may request additional details 

from the applicant to help make this determination and may recommend conditions that should be part of the 

development agreement to ensure certain outcomes. 

Suggested Motion 
 
Move that the Planning Commission recommend approval of the Project Master Plan / Schematic Site Plan, and 
Schematic Subdivision for The Charlotte subject to all applicable Farmington City development standards, ordinances 
and the following conditions to be included in a development agreement: 

1. Residential development as depicted in the PMP shall be permitted only where indicated in the PMP. This 
residential development shall be limited to single-family attached housing (townhomes) not to exceed 92 units. 

2. Developer shall install trail improvements as shown on the west side of Shepard Creek and allow public access 
to the trail. 

3. Amenities within the subdivision shall include elements identified on the PMP such as the picnic area, trail, 
open space, and gathering space with seating and BBQ.  

4. The project shall be allowed 2 drive-thru windows in the locations identified by the PMP, not on the corner. 
5. The restaurant development shall include an outdoor dining area or patio similar to what has been identified in 

the PMP. 
6. Developer shall commit to complying with the City’s moderate income housing ordinance by providing 10% of 

the housing for qualifying households, by entering into an agreement for a fee in lieu of housing provided on 
site, by providing some other public benefit, or any combination of the above to be approved by Agreement 
with the City Council. 

7. Final plans shall demonstrate compliance with water efficient landscaping standards. 
8. Final plans are required to include Chapter 18 requirements regarding street furniture, bicycle racks, benches, 

street trees, and other items as listed in the ordinance, which may not be listed here. 
9. Plans shall address findings and comments of the Development Review Committee through Preliminary and 

Final review. 
** Other items the Planning Commission would like to have included with the project. 

 
Findings: 

1. The proposed use and site plan is consistent with the vision for the area identified by the Farmington Station 
Area Plan. 

2. The property is allowed to have deviations considered through section 140 per the Farmington Station Center 
PMP adopted in 2020.  

3. The number of units is within the range previously identified by planning efforts to project infrastructure needs 
and traffic capacities. 

4. The residential development is near the soon to be built public park which compliments the use and provides 
amenities to the future residents of this site. 

5. The proposed commercial development would compliment the known uses coming into the area and the 
anticipated future user would support the recreation theme of the area. 

6. The individually platted townhomes offer the potential for owner occupancy in an area where rental units are 
the majority. 

 
Alternate Motion: 
Move that the Planning Commission table this item for consideration at a future meeting to allow review of a proposed 
agreement and to see any changes discussed by the commission. 
 
Supplemental Information 

1. Vicinity Map 
2. PMP 
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theCHARLOTTE
1293 Burke Lane, Farmington, Utah
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C.W.Urban and Tod Jones are pleased to submit our Project Master
Plan (PMP) for theCHARLOTTE project located at 1293 Burke Lane. We
are excited to partner with Farmington City to provide needed housing
units, thoughtful commercial uses, and transportation connectivity
through our proposed mixed-use development. We believe that this
PMP is possible only because of thoughtful planning by the city and that
this proposal will serve as a catalyst for additional development in the
Farmington Station Area Plan.

The C.W.Group has developed over 600 units across 20 townhome
projects throughout the Wasatch Front. C.W. Group currently owns
and operates 15 commercial and retail assets with another 13 in
various stages of development. This success has been made
possible by emphasizing the importance of adding value to the
surrounding neighborhood by focusing on high quality design and
creating a sense of place. We appreciate Farmington City’s efforts in
creating a thoughtful master plan that allow for unique, mixed-use
development opportunities such as theCHARLOTTE. We believe that
our PMP proposal meets the Farmington Station Area Plan’s goals to
create a vibrant, livable place that is connected to the rest of the city.

C.W. and Tod Jones have worked tirelessly with City Staff and appreciate
the effort put forward that has allowed us to get to this point. We are
looking forward to continuing a strong working relationship with
Farmington City and believe that we can help the city reach their goals.

Best,

Walker Wood
Vice President | C.W. Urban

Colton Chronister
Developer | C.W. Urban

Tod Jones
Partner

C.W. Urban
610 North 800 West
Centerville, Utah 84025

In Care of 

Mr. David Peterson
Community Development

Lyle Gibson,
Assistant Community Development Director

Farmington City
160 South Main Street
Farmington City, Utah 84025
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Site Context & Objectives
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theCHARLOTTE spans approximately 10 acres between 
Maker Way and Shepard Creek and from Burke Lane to 
where the creek bends and crosses Maker Way. Zoning for 
the entirety of the site is OMU. The concept commercial uses 
are approved uses in the OMU zone and through the Section 
140 Petition, residential uses can be approved.  
 
NORTH EDGE 
The north boundary is Burke Lane which separates 
theCHARLOTTE from the proposed developments by 
STACK, Wasatch, and IHC. 
 
WEST EDGE
The western boundary is the newly paved Maker Way. This 
road separates theCHARLOTTE from the future Lifetime 
Fitness and the new city park. 
 
EAST & SOUTH EDGE
The site’s eastern and southern boundary is Shepard Creek. 
The creek plays a key role in theCHARLOTTE proposal 
and a special emphasis in creek activation is crucial to the 
proposal’s success.

Farmington

I-15
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SALT LAKE CITY

theCHARLOTTE

theCHARLOTTE
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OBJECTIVES:

Foster community through needed housing units

• Provide high quality architecture.
• Activate new city park through trail connection and proximity

Create necessary restaurant and retail options for current and future 
residential and office growth. 

• Diverse food options that cater to different types of users
• Harmonious users to the adjacent gym and city park

Enhance pedestrian connectivity through the installation of a new 
stretch of public trail on Shepard Creek. 

• Trail to be programmed with seating and picnic areas
• Native plantings to be enhanced and creek integration emphasized
 
Finalize the Station Area master plan transportation network with the 
connection of Burke Lane to Maker Way via Cook Lane. 

• Cook Lane constructed and deeded to city
• Cook Lane construction to take priority to allow city to deploy dollars 

for culvert construction
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Descriptions of Land Use Concepts
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LAND USE CONCEPTS:

Commercial Concepts: 

• Bld. 1 – 5500 SF (Single Tenant, Sit-Down Restaurant)
• Bld. 2 – 3500 SF (Single or Multi-Tenant Restaurant/Retail)
• Bld. 3 – 3500 SF (Single or Multi-Tenant w/Drive-Up)
• Bld. 4 – 3500 SF (Single or Multi-Tenant w/Drive-Up)
• Off-Street Parking – 6.5/1000 SF

Future Commercial

• Approximately 3.3 acres reserved for core/anchor commercial user

Residential Concepts:

• 92 Townhome Units (2-3 Bedroom)
• 2-Car Garages
• 32 Off-Street Guest Parking Stalls
• Off-Street Parking – 2.3 stalls/unit

Public Open Space:

• Programmed public walking trail along Shepard Creek
• Programmed open space with benches and tables along trail
• Detailed creek activation along trail system

Private Open Space:

• Community gathering area with covered seating and BBQ
• Private Patio Space
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theCHARLOTTE
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Block Exhibit
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Conceptual Land Uses
Commercial

Residential
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Utilities & Infrastructure



15C.W. URBAN – 610 N 800 W, CENTERVILLE, UT 84014

Storm Water Plan
Existing Storm DrainSD

SD Proposed Storm Drain
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Utility Plan
Existing WaterW

W

Existing SewerS

S

Proposed Water

Proposed Sewer



17C.W. URBAN – 610 N 800 W, CENTERVILLE, UT 84014

Timeline & Sequence
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Q1 2024
PMP APPROVAL

Q2 2024
CONSTRUCTION START

Q2 2024 
FINAL PLAT APPROVAL

Q2 2025
FIRST BUILDINGS ONLINE

→ → →

Timeline
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Sequence Exhibit
Residential

Commercial
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Cook Lane Install
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Section 140 Petition
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11-18-140: ALTERNATIVE APPROVAL PROCESS; DEVELOPMENT AGREEMENTS:

Alternative Development Agreement Approval Process: “Projects within the TOD Mixed 
Use Districts involving the development of at least twenty-five (25) acres of land may 
elect the alternative approval process described in this section, resulting in the approval, 
execution and recordation of a development agreement.”

On June 9, 2020, the city recorded the Development Agreement for Farmington 
Station Center. CW Management Corporation, Michael and Christine Benson, Jones 
F. Property, LLC, and Michael and Robyn Romney entered the aforementioned PMP/
Development agreement combining their properties to exceed the 25-acre minimum 
size requirement per Section 11-18-140. 

“Consideration and Approval Of Development Agreement: The development agreement 
shall be considered at the same time as the PMP and following the same approval 
process described in section 11-18-080 of this chapter. The criteria for review of a PMP 
and development agreement application by the Planning Commission and City Council 
shall consist of the following criteria in lieu of the criteria set forth in subsection 11-18-080 
of this chapter:

Consistency with the Farmington City General Plan;

1. Compliance with applicable City codes, rules, regulations and standards applicable 
to the proposed PMP, except that uses and development standards specifically 
included in the development agreement may be different from those contained in the 
Farmington City ordinances;

2. Consistency with any development standards determined by the City to be 
applicable to all development within the TOD Mixed Use Districts;

3. Establishment of a mix of uses in locations that will promote and encourage the goals 
of the TOD Mixed Use Districts and be consistent with the objectives of section 11-
18-050, “Uses”, of this chapter; and

4. Establishment of circulation and transportation features sufficient to meet the 
requirements of section 11-18-040, “Regulating Plan”, of this chapter, to coordinate 
with anticipated off site circulation and transportation features and to further any 
applicable community wide transportation objectives.”
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Farmington City 
Planning Commission Staff Report 
February 8, 2024 

______________________________________________________________________________ 
 

Item 3: Schematic Site Plan – Office Building 
 
Public Hearing:   No 
Application No.:    SP-1-24; 
Property Address:   775 N. Innovator Drive  
General Plan Designation:  CA/BP (Class A Business Park) 
Zoning Designation:   OMU (Office Mixed Use)
Area:    1.16 acres 
Number of Lots:   1 

 

Property Owner: Evergreen Development  
Applicant:   Colby Anderson for Tucker Nipko  
 
Request:  The applicants are seeking approval for the schematic site plan, for a new office building.  
______________________________________________________________________________ 
 
Background Information 
 
The City has previously approved a project master plan for the subject property and the subdivision plat for the site of 
the proposed office building. The project master plan and applicable development agreement for this property allowed 
for residential development on Lot 2 in the form of townhomes and a large apartment building. Lot 1, on which this 
proposal is located, was identified for non-residential uses as permitted in the OMU zone including commercial and 
hotel uses. 
 
Section 11-18-050 identifies uses permitted in the OMU zoning district. Among the permitted uses are ‘Business, 
professional offices, outpatient medical facilities.’ 
 
The applicant has submitted a proposal for a new 3 story office building identifying it as a medical office building. 
Conversations with City staff indicate that medical users are most likely to occupy the space, with the possibility of other 
professional office users. The current proposal does not have specific tenants slated to use the building as is evident in 
the provided floor plan. Essentially the applicant would look to build the building shell and later finish tenant specific 
improvements based on their needs. 
 
While the proposed use is already allowed in the zone, the site plan review is subject to approval by the Planning 
Commission due to the size of the building (11-18-070 4a1). The review of the site plan is an administrative action where 
the Planning Commission is determining whether or not the project meets applicable standards. 
 
While the residential development is subject to specific size and height controls in the applicable development 
agreement, the non-residential lot where this building is proposed is not restricted beyond the regulations of the OMU 
zone and other site design requirements of the city ordinance.  
 
The proposed building fronts Innovator Drive (1525 West) with parking to the rear and side of the building to the west 
and north. The building has a 12,000 sq. ft. footprint and is 3 stories tall for a total of 36,000 sq. ft. of office space. The 
lot that the building is located on includes 78 parking stalls. 
 
Access in and out of the property as well as utility service has been previously approved and accounted for with the 
subdivision approvals given to the site. 
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Following are the design requirements as reviewed by city staff for the consideration of the Planning Commission: 
 
Use: Permitted by OMU zoning 11-18-050 – COMPLIES 
Height: Maximum allowed – 6 stories per 11-18-060 A; requested 3 stories – COMPLIES 
Siting:  Building required to address the street – COMPLIES 
 Building within 20 feet of sidewalk – COMPLIES 
 Side Setback minimum – 0’ – actual is 5’ or greater - COMPLIES 
 Rear Setback minimum – 10’ – actual is 90’ or greater – COMPLIES 
 Lot frontage minimum - 60% - Building covers 60%- COMPLIES 
 Building within 20 feet of sidewalk 75% – as proposed 43% - REQUIRES PC APPROVAL 

- Average distance based on curve of lot would place more than 75% of building with RBR  
o Planning Commission may approve as designed or require change. 
o May need to include 11-18-070 (3) courtyard or entryway features to door which currently faces 

east. THIS CAN BE MET WITH UPDATED PLANS TO BE VERIFIED AT FINAL SITE 
PLAN APPROVAL. 

 Open Space minimum 10% - 21% provided - COMPLIES 
Parking: Required parking - Office – 3/1,000 – Medical 6/1,000 – 78 stalls provided on site. Access to 69 additional 

stalls per shared parking agreement with the Trail property to the west. Total 147 stalls or 4/1,000. 
REQUIRES PC APPROVAL 
- Review by the City’s traffic engineer indicate that access to 165 stalls under the shared parking scenario (18 

more than currently contemplated would be ideal). The proposed allocation may work, but would benefit 
from time limited parking for the residence in the shared parking area. i.e.: “2 hour parking limit for 
residents and their guest between 8am and 5pm Monday through Friday.” 

- Planning Commission may approve shared parking and can accept parking ratios or may require additional 
parking or deny shared parking use. 

- Exhibit from proposed shared parking agreement:  

 
  



 3 

Parking Analysis 
 
ULI Shared Parking Model assessment, based on proposed used below: 
 
Residential 
Apartment Building and Townhomes: 
29 – studio / 185 - 1 bdrm / 169 - 2 bdrm / 34 - 3 bdrm (includes the townhomes) 
407 total residential units 
 
Medical Office Building = 36k sf 
 
Total planned parking spaces - +/-856 
Apartment bldg structured parking garage = +/-553 spaces (4 levels) 
Apartments and townhomes surface parking = +/-154 
Medical office surface parking = +/-78 spaces 
Shared surface parking (Apart + Med Office) = +/-71 spaces 
**The surface parking count came from count of spaces on the overall site plan. 
 
ULI Model Results: 

 
 
Summary: Total parking on site is for both residential and office use is adequate. The opinion of the traffic engineer is 
that parking provided for medical office site with shared parking is okay as provided, may be worth adding a few 
additional parking stalls to shared arrangement or putting time limited parking in place. 
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Suggested Motion 
 
Move that the Planning Commission approve the schematic site plan subject to all applicable Farmington City 
development standards and ordinances and the conditions: 

1.  Parking shall be permitted as shown so long as a shared parking agreement between Evergreen Development 
or the residential development to the west is recorded against the properties allotting a minimum of 69 
additional parking stalls for use of the office site. 

2. Parking within the shared parking area must be restricted to limit parking for residents and their guests to only 
2 hours from 8am to 5pm Monday through Friday. 

3. The east side entry shall be enhanced to qualify as a courtyard or entryway feature (include planter boxes, 
seating, art, enhanced landscaping, etc). Details shall be included on the final site plan. 

4. Final site plan shall demonstrate compliance with water efficient landscaping standards. 
5. Final site plan is required to include Chapter 18 requirements regarding street furniture, bicycle racks, benches, 

street trees, and other items as listed in the ordinance, which may not be listed here. 
6. Before returning to the Planning Commission for final site plan approval, the site plan shall address all findings 

and comments of the Development Review Committee. 
 
Findings: 

1. The proposed use and site plan is consistent and compliant with the existing approved Project Master Plan and 
applicable Development Agreement. 

2. With the proposed conditions, the site plan is compliant with applicable regulations of the OMU zoning district 
and Farmington City Site Development Standards at a concept level.  

3. The amount of detail provided indicates that few changes if any may occur with final site plan. 
4. The Park functions as a key element in the North Station Area Master Plan, including the greenway design that 

begins in the north at Spring Creek and ends with the Park.  
 
 
Supplemental Information 

1. Vicinity Map showing nearby future development 
2. Approved PMP 
3. Concept landscape plan 
4. Site Plan 
5. Floor Plans 
6. Building Elevations 
7. Building Renderings 
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Vicinity Map with Nearby Development 

 

Burke Lane – North Farmington Station Development 

Shepard Lane Interchange – Completion 2024 

New Roads (Maker and Innovator) 

 

 
  

Weber State 

University 

Satellite Campus 

New City Park 

lgibson
Polygon

lgibson
Callout
Project Site
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Approved PMP Concept Plan 
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KEY NOTES

1 PROVIDE KNOX BOX FOR FIRE DEPARTMENT ACCESS.

THYSSENKRUPP ENDURA MRL 3500 LB CAPACITY TWIN POST 

ABOVE GROUND 3-STAGE, 150 FPM, MACHINE ROOM-LESS, 

W/ SMOKE SENSOR FOR AUTOMATIC CLOSING.

2
1 HOUR FIRE RATED WALL ASSEMBLY

UL DESIGN NO. U419

40 STC SOUND

USG-860808

FIRE SAFE ALL OPENINGS,PENETRATIONS

FOR COMPLETE SEAL FIRE WALL

(1) LAYERS 5/8" GYPSUM BOARD (TYPE 'X)

6" 25 GA. METAL STUDS @ 24" O.C.

(1) LAYERS 5/8" GYPSUM BOARD (TYPE 'X)

FACE LAYER JOINTS FINISHED

FIRE RATED WALL ASSEMBLY

NEW 2X6 WOOD STUDS W/ R-21 INSULATION W/ VAPOR 

BARRIER (SEE FLOOR PLAN NOTE #1) IN STUD CAVITY W/ 5/8" 

GYPSUM BOARD (TYPE 'X') INTERIOR SIDE, AND W/ SHEATHING 

(SEE STRUCTURAL), DUPONT™ TYVEK®, W/ EXTERIOR FINISH 

(SEE ELEVATIONS ON A3.1)

WALL TYPES

NEW 2X6 WOOD STUDS W/ R-21 INSULATION W/ VAPOR 

BARRIER (SEE FLOOR PLAN NOTE #1) IN STUD CAVITY W/ 5/8" 

GYPSUM BOARD (TYPE 'X') INTERIOR SIDE, AND W/ SHEATHING 

(SEE STRUCTURAL), DUPONT™ TYVEK®, W/ EXTERIOR FINISH 

(SEE ELEVATIONS ON A3.1)

SHEAR WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE.

NEW 2X6 WOOD STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE.

SHEER WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE

FLOOR PLAN NOTES
1 PROVIDE CLASS I OR II VAPOR RETARDER ON INTERIOR 

SIDE OF ALL EXTERIOR WALLS. 

CLASS I: SHEET POLYETHYLENE, NONPERFORATED 

ALUMINUM FOIL WITH A PERM RATING OF LESS 

THAN OR EQUAL TO 0.1.

CLASS II: KRAFT-FACED FIBERGLASS BATTS OR PAINT 

WITH A PERM RATING GREATER THAN 0.1 AND 

LESS THAN OR EQUAL TO 1.0.

2 PROVIDE NEW 5'-0" X 5'-0" LANDING MAX SLOPE 1:48 AT 

ALL EXTERIOR DOORS.

NEW 1-HOUR FIRE RATED WALL.  SEE FIRE RATED WALL 

ASSEMBLY.

NEW 3-5/8" METAL STUDS 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/240 DEFLECTION 

LIMIT REQUIREMENTS).

ALTERNATE:

PROVIDE SOUND INSULATION: 

NEW 3-5/8" METAL STUDS W/ R-11 BATT INSULATION, 

PROVIDE/ COORD. MECHANICAL SOUND BOOTS, AND 5/8" 

GYPSUM BOARD (TYPE 'X') EACH SIDE, COORD. STUD GAUGE, 

SIZING PER MANUF. LIMITING HEIGHT TABLES (5 PSF LOAD & 

L/240 DEFLECTION LIMIT REQUIREMENTS).

NEW 6" METAL STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/ 240 DEFLECTION 

LIMIT REQUIREMENTS). 

NEW 3-5/8" METAL STUDS 5/8" GYPSUM BOARD (TYPE 'X') 

ONE SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/240 DEFLECTION 

LIMIT REQUIREMENTS).

NEW 2X4 WOOD STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE.

SHEER WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE

SAMUEL J. 

BRADY

ARCHITECTS

200 E. South Temple

SCALE:

NOTE: THIS DRAWING IS PROVIDED 

Suite 160

Salt Lake City, Utah 84111
(801) 595-1752

www.sambrady.com

FOR OWNER/TENANT APPROVAL OF 
THE SPACE NOTED AND IS NOT FOR 
CONSTRUCTION.  ACTUAL SITE  
DIMENSIONS COULD VARY. 

A1.1

FLOOR PLAN

JANUARY 12, 2024
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NOTE:  ALL FURNITURE/EQUIPMENT SHOWN FOR 

REFERENCE ONLY. COORD. EXACT LOCATION AND 

REQUIREMENTS W/ TENANT/FURNITURE VENDOR.

GENERAL CONTRACTOR SHALL CHALK-LINE ALL NEW 

WALLS FOR ARCHITECT'S APPROVAL, PRIOR TO ANY 

NEW CONSTRUCTION, TO INSURE THAT SPACE BUILD-

OUT MEETS TENANT REQUIREMENTS
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KEY NOTES

1 PROVIDE KNOX BOX FOR FIRE DEPARTMENT ACCESS.

THYSSENKRUPP ENDURA MRL 3500 LB CAPACITY TWIN POST 

ABOVE GROUND 3-STAGE, 150 FPM, MACHINE ROOM-LESS, 

W/ SMOKE SENSOR FOR AUTOMATIC CLOSING.

2
1 HOUR FIRE RATED WALL ASSEMBLY

UL DESIGN NO. U419

40 STC SOUND

USG-860808

FIRE SAFE ALL OPENINGS,PENETRATIONS

FOR COMPLETE SEAL FIRE WALL

(1) LAYERS 5/8" GYPSUM BOARD (TYPE 'X)

6" 25 GA. METAL STUDS @ 24" O.C.

(1) LAYERS 5/8" GYPSUM BOARD (TYPE 'X)

FACE LAYER JOINTS FINISHED

FIRE RATED WALL ASSEMBLY

NEW 2X6 WOOD STUDS W/ R-21 INSULATION W/ VAPOR 

BARRIER (SEE FLOOR PLAN NOTE #1) IN STUD CAVITY W/ 5/8" 

GYPSUM BOARD (TYPE 'X') INTERIOR SIDE, AND W/ SHEATHING 

(SEE STRUCTURAL), DUPONT™ TYVEK®, W/ EXTERIOR FINISH 

(SEE ELEVATIONS ON A3.1)

WALL TYPES

NEW 2X6 WOOD STUDS W/ R-21 INSULATION W/ VAPOR 

BARRIER (SEE FLOOR PLAN NOTE #1) IN STUD CAVITY W/ 5/8" 

GYPSUM BOARD (TYPE 'X') INTERIOR SIDE, AND W/ SHEATHING 

(SEE STRUCTURAL), DUPONT™ TYVEK®, W/ EXTERIOR FINISH 

(SEE ELEVATIONS ON A3.1)

SHEAR WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE.

NEW 2X6 WOOD STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE.

SHEER WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE

FLOOR PLAN NOTES
1 PROVIDE CLASS I OR II VAPOR RETARDER ON INTERIOR 

SIDE OF ALL EXTERIOR WALLS. 

CLASS I: SHEET POLYETHYLENE, NONPERFORATED 

ALUMINUM FOIL WITH A PERM RATING OF LESS 

THAN OR EQUAL TO 0.1.

CLASS II: KRAFT-FACED FIBERGLASS BATTS OR PAINT 

WITH A PERM RATING GREATER THAN 0.1 AND 

LESS THAN OR EQUAL TO 1.0.

2 PROVIDE NEW 5'-0" X 5'-0" LANDING MAX SLOPE 1:48 AT 

ALL EXTERIOR DOORS.

NEW 1-HOUR FIRE RATED WALL.  SEE FIRE RATED WALL 

ASSEMBLY.

NEW 3-5/8" METAL STUDS 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/240 DEFLECTION 

LIMIT REQUIREMENTS).

ALTERNATE:

PROVIDE SOUND INSULATION: 

NEW 3-5/8" METAL STUDS W/ R-11 BATT INSULATION, 

PROVIDE/ COORD. MECHANICAL SOUND BOOTS, AND 5/8" 

GYPSUM BOARD (TYPE 'X') EACH SIDE, COORD. STUD GAUGE, 

SIZING PER MANUF. LIMITING HEIGHT TABLES (5 PSF LOAD & 

L/240 DEFLECTION LIMIT REQUIREMENTS).

NEW 6" METAL STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/ 240 DEFLECTION 

LIMIT REQUIREMENTS). 

NEW 3-5/8" METAL STUDS 5/8" GYPSUM BOARD (TYPE 'X') 

ONE SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/240 DEFLECTION 

LIMIT REQUIREMENTS).

NEW 2X4 WOOD STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE.

SHEER WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE

SAMUEL J. 

BRADY

ARCHITECTS

200 E. South Temple

SCALE:

NOTE: THIS DRAWING IS PROVIDED 

Suite 160

Salt Lake City, Utah 84111
(801) 595-1752

www.sambrady.com

FOR OWNER/TENANT APPROVAL OF 
THE SPACE NOTED AND IS NOT FOR 
CONSTRUCTION.  ACTUAL SITE  
DIMENSIONS COULD VARY. 

A1.2

FLOOR PLAN

JANUARY 12, 2024

1/8" = 1'-0"
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NOTE:  ALL FURNITURE/EQUIPMENT SHOWN FOR 

REFERENCE ONLY. COORD. EXACT LOCATION AND 

REQUIREMENTS W/ TENANT/FURNITURE VENDOR.

GENERAL CONTRACTOR SHALL CHALK-LINE ALL NEW 

WALLS FOR ARCHITECT'S APPROVAL, PRIOR TO ANY 

NEW CONSTRUCTION, TO INSURE THAT SPACE BUILD-

OUT MEETS TENANT REQUIREMENTS

NORTH



DN

DN

7' - 1" X 4' - 11"

8' - 0" X 5' - 0"

10' - 5" X 12' - 9"

8' - 3" X 12' - 9"

KEY NOTES

1 PROVIDE KNOX BOX FOR FIRE DEPARTMENT ACCESS.

THYSSENKRUPP ENDURA MRL 3500 LB CAPACITY TWIN POST 

ABOVE GROUND 3-STAGE, 150 FPM, MACHINE ROOM-LESS, 

W/ SMOKE SENSOR FOR AUTOMATIC CLOSING.

2
1 HOUR FIRE RATED WALL ASSEMBLY

UL DESIGN NO. U419

40 STC SOUND

USG-860808

FIRE SAFE ALL OPENINGS,PENETRATIONS

FOR COMPLETE SEAL FIRE WALL

(1) LAYERS 5/8" GYPSUM BOARD (TYPE 'X)

6" 25 GA. METAL STUDS @ 24" O.C.

(1) LAYERS 5/8" GYPSUM BOARD (TYPE 'X)

FACE LAYER JOINTS FINISHED

FIRE RATED WALL ASSEMBLY

NEW 2X6 WOOD STUDS W/ R-21 INSULATION W/ VAPOR 

BARRIER (SEE FLOOR PLAN NOTE #1) IN STUD CAVITY W/ 5/8" 

GYPSUM BOARD (TYPE 'X') INTERIOR SIDE, AND W/ SHEATHING 

(SEE STRUCTURAL), DUPONT™ TYVEK®, W/ EXTERIOR FINISH 

(SEE ELEVATIONS ON A3.1)

WALL TYPES

NEW 2X6 WOOD STUDS W/ R-21 INSULATION W/ VAPOR 

BARRIER (SEE FLOOR PLAN NOTE #1) IN STUD CAVITY W/ 5/8" 

GYPSUM BOARD (TYPE 'X') INTERIOR SIDE, AND W/ SHEATHING 

(SEE STRUCTURAL), DUPONT™ TYVEK®, W/ EXTERIOR FINISH 

(SEE ELEVATIONS ON A3.1)

SHEAR WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE.

NEW 2X6 WOOD STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE.

SHEER WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE

FLOOR PLAN NOTES
1 PROVIDE CLASS I OR II VAPOR RETARDER ON INTERIOR 

SIDE OF ALL EXTERIOR WALLS. 

CLASS I: SHEET POLYETHYLENE, NONPERFORATED 

ALUMINUM FOIL WITH A PERM RATING OF LESS 

THAN OR EQUAL TO 0.1.

CLASS II: KRAFT-FACED FIBERGLASS BATTS OR PAINT 

WITH A PERM RATING GREATER THAN 0.1 AND 

LESS THAN OR EQUAL TO 1.0.

2 PROVIDE NEW 5'-0" X 5'-0" LANDING MAX SLOPE 1:48 AT 

ALL EXTERIOR DOORS.

NEW 1-HOUR FIRE RATED WALL.  SEE FIRE RATED WALL 

ASSEMBLY.

NEW 3-5/8" METAL STUDS 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/240 DEFLECTION 

LIMIT REQUIREMENTS).

ALTERNATE:

PROVIDE SOUND INSULATION: 

NEW 3-5/8" METAL STUDS W/ R-11 BATT INSULATION, 

PROVIDE/ COORD. MECHANICAL SOUND BOOTS, AND 5/8" 

GYPSUM BOARD (TYPE 'X') EACH SIDE, COORD. STUD GAUGE, 

SIZING PER MANUF. LIMITING HEIGHT TABLES (5 PSF LOAD & 

L/240 DEFLECTION LIMIT REQUIREMENTS).

NEW 6" METAL STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/ 240 DEFLECTION 

LIMIT REQUIREMENTS). 

NEW 3-5/8" METAL STUDS 5/8" GYPSUM BOARD (TYPE 'X') 

ONE SIDE. COORD. STUD GAUGE, SIZING PER MANUF. 

LIMITING HEIGHT TABLES (5 PSF LOAD & L/240 DEFLECTION 

LIMIT REQUIREMENTS).

NEW 2X4 WOOD STUDS W/ 5/8" GYPSUM BOARD (TYPE 'X') 

EACH SIDE.

SHEER WALL:

SEE STRUCT. DRAWINGS FOR SHEAR WALL SCHEDULE
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SAMUEL J. 

BRADY

ARCHITECTS

200 E. South Temple

SCALE:
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Farmington City 
Planning Commission Staff Report 
February 8, 2024 

______________________________________________________________________________ 
 

Item 4: Zone Text Amendments to Update Provisions Related to Home 
Occupations.  

 
Public Hearing:   Yes 
Application No.:   ZT-2-24 
Applicant:   Farmington City 
 
Request:  The proposed amendment updates the type of business activities allowed as a Home Occupation to better clarify that 
business activity must take place on the same property that the owner of the business lives on and to remove a discrepancy with 
State Statute regarding regulation of firearms. 
______________________________________________________________________________ 
 
 

Background Information 
The State of Utah has previously adopted statutes related to the control and sale of firearms. Utah 

Code 76-10-500 (3) states: 

(3) Except as specifically provided by state law, a local or state governmental entity may not: 

(a) prohibit an individual from owning, possessing, purchasing, selling, transferring, transporting, or keeping any 
firearm at the individual's place of residence, property, business, or in any vehicle lawfully in the individual's 
possession or lawfully under the individual's control; or 

 

(b) require an individual to have a permit or license to purchase, own, possess, transport, or keep a firearm. 
 

  

In considering requests to license home businesses, city staff has discovered a conflict in our local 

ordinances with the provision above. Farmington City Municipal Code Section 11-35-030 (O) 

includes a list of prohibits uses which states: 

 

O.   Prohibited Uses: The following uses, among others, shall not be allowed as home occupations: 
      1.   Barbershops and beauty salons, except for a barber or beautician who has no assistants and sells no products, 
except their skilled services; 
      2.   Kennels or animal hospitals; 
      3.   Commercial stables; 
      4.   Restaurants; 
      5.   Sale or repair of firearms; 
      6.   Repair shops or service establishments, except for the repair of electrical appliances, typewriters, televisions, 
cameras or other similar small items. 
 

https://le.utah.gov/xcode/Title76/Chapter10/76-10-S500.html?v=C76-10-S500_2022050420220504
https://le.utah.gov/xcode/Title76/Chapter10/76-10-S500.html?v=C76-10-S500_2022050420220504
https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18879
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The proposed zone text amendment will remove the prohibition on the sale or repair of firearms to 
maintain compliance and consistency with applicable State statutes. 
 
In addition to the removal of the prohibition regarding firearms, the proposed zone text amendment 
seeks to clarify the relationship of the business location related to the business owner’s place of 
residence. A recent application considered whether or not a property owner could operate a business 
from another residential property on an adjacent lot which they also owned. It has been the course 
of operation by the City for years to only issue a license to a home occupation at the business 
owners place of residence, however it has become apparent that the language in the code could be 
more clear to further enforce this way of regulating business. 
 
Finally a ‘best practice’ for allowed uses is to find conditional uses to which known standards can be 
applied and make them permitted uses. To this, staff is proposing that preschools and home daycare 
uses be moved from conditional use to the permitted use category. Currently a daycare, preschool, 
or small class with 8 or less students is allowed as a permitted use. Larger groups up to 16 
individuals require conditional use approval. Requests for these types of businesses have been 
infrequent in recent years, but the business model and impacts are understood well enough that the 
conditions tend to be the same with each application primarily related to management of traffic with 
drop off and pickup times. 
 
Suggested Motion 

Move the Planning Commission recommend the enclosed ordinance to the Farmington City 
Council. 
 
Findings 

1. The proposed text amendments to the city ordinance clarify bring eliminate a conflict with 
applicable provisions in State Code. 

2. As proposed, the proposed changes reflect what staff believes was the intended direction of 
previous city councils in clarifying the relationship of a home occupation to the resident of a 
property. 

 
Supplemental Information  

- Draft Changes to Chapter 11-35. 
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Draft Changes to Section 11-35: Home Occupation 
 

11-35-030: CONDITIONS: 
Each home occupation shall comply with all of the following conditions: 

A. Residency: A home occupation must be owned and managed and all business by a 
bona fide resident of the parcel where the license is sought. A home occupation may not 
be operated on a property other than the owner’s residence. 

A.B. Employees: Only family members related by blood, marriage or adoption who are 
bona fide residents of the dwelling unit shall be employed on said premises, except that 
one additional person may be employed at any one time as a secretary, computer 
operator, apprentice or helper where there are no more than five (5) family members 
actively engaged in the home occupation. (Ord. 2016-23, 2-16-2016) 

B.C. Exterior Modifications: No exterior architectural or structural modifications shall 
be made to any dwelling unit to accommodate a commercial use in the dwelling. 

C.D. Interference With Electrical Or Mechanical Equipment: Electrical or mechanical 
equipment which creates visible or audible interference in radio or television receivers, 
or causes fluctuations in line voltage outside the dwelling units, or uses which create 
noise, smell, sound, light or vibration not normally associated with residential use, shall 
be prohibited. 

D.E. Display Of Products: There shall be no display or sale of goods, wares or 
merchandise upon said premises other than those produced upon the premises. Where 
the home occupation involves the sale of products, such products shall generally be 
delivered directly to the customer. 

E.F. Advertising Sign: One sign advertising the business may be permitted, but shall 
be limited to one square foot in area and shall be attached to the front face of the 
building or may be displayed in a window. 

F.G. Vehicular Traffic: The home occupation shall not generate substantially greater 
vehicular traffic than commonly associated with residential activities in the neighborhood 
in which it is located. 

G.H. Hazardous Conditions: The home occupation shall not create a hazard by using 
flammable materials, explosives or other dangerous or hazardous materials, or by 
keeping, raising or storing animals which are capable of inflicting harm or discomfort or 
endangering the health and safety of any person. 

H.I. Demand For Services: The home occupation shall not create a demand for Municipal 
services or community facilities in excess of those usually and customarily provided for 
residential uses. 

I.J. Area Usage: Not more than twenty five percent (25%) of the floor area of a dwelling may 
be devoted to a home occupation and/or storage of materials, equipment or stock in 
trade associated with the occupation, except as provided in section 11-35-040 of this 
chapter. 

J.K. Conduct Within Dwelling: The home occupation shall be conducted entirely within 
the dwelling and shall be clearly incidental, secondary and compatible to the residential 
use of the dwelling. The home occupation shall not occupy or use any accessory 
building, yard space or activity outside the main building, or an attached garage to the 
extent that vehicle parking is displaced, unless approved by the Planning Commission 
as provided in section 11-35-040 of this chapter. 

K.L. Foster Home, Daycare, Preschool: A foster home, child daycare center or 
preschool shall not have more than eight sixteen (816) children at one time, except as 
provided in subject to section 11-35-040 11-35-045 of this chapter. 

https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18902#JD_11-35-040
https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18902#JD_11-35-040
https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18902#JD_11-35-040
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L.M. Teachers: Music, dancing teachers or tutors shall be limited to not more than 
eight sixteen (816) pupils at one time, except as provided in subject to section 11-35-
0405 of this chapter.  

M.N. Vehicle Size; Parking: The size of vehicles used in conjunction with a home 
occupation shall not exceed one ton rated capacity. Off street parking, in compliance 
with the provisions of this title, shall be provided for all business and private vehicles 
associated with a residential property. 

N.O. Code Conformance: There shall be complete conformity with all City and State 
codes, including business license regulations. Depending on the type of business, 
periodic inspections may be made as required by these codes or as deemed necessary 
or desirable by the City.  

O.P. Prohibited Uses: The following uses, among others, shall not be allowed as 
home occupations: 

1. Barbershops and beauty salons, except for a barber or beautician who has no 
assistants and sells no products, except their skilled services; 

2. Kennels or animal hospitals; 
3. Commercial stables; 
4. Restaurants; 
5. Sale or repair of firearms; 
6.5. Repair shops or service establishments, except for the repair of electrical 

appliances, typewriters, televisions, cameras or other similar small items. 
 

 

11-35-040: CONDITIONAL USES: 
   A.   Permitted Conditional Uses: The following home occupations may be allowed only upon 
approval of a conditional use application by the Planning Commission and issuance of a 
conditional use permit: 
 

1. Uses in which over eight (8) but not more than sixteen (16) individuals (including any 
natural, adopted or foster members of the operator's household) are cared for or receive 
instruction in the home at any one time. Such uses may include dance instruction, 
aerobics classes, music lessons, preschools, child daycare, crafts classes and other 
similar uses. For all such uses, the Farmington City building official and Fire Marshal 
shall inspect the facilities to ensure compliance with the requirements of the International 
Building Code. 

1. Preschool and child daycare uses shall submit documentation within thirty (30) days of 
approval that all Utah State Department of Social Services requirements have been met. 
The entire yard, or minimum outside area required by the State Social Services, shall be 
fenced. 

2.1. Uses where the applicant proposes to use more than twenty five percent (25%) 
of the dwelling in connection with the business. 

3.2. Any use where outside storage, use of an accessory building or exclusive use of 
an attached garage is anticipated or requested in conjunction with the home occupation. 
 

B. Review Standards: In evaluating a home occupation conditional use, the Planning 
Commission shall apply the review standards contained in chapter 8 of this title and, if 
applicable, site development standards contained in chapter 7 of this title. 
 

11-35-045: PRESCHOOL, DAYCARE, CLASS INSTRUCTION: 

https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18902#JD_11-35-040
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1. Building Code Compliance: Uses in which over eight (8) but not more than sixteen (16) 
individuals (including any natural, adopted or foster members of the operator's 
household) are cared for or receive instruction in the home at any one time. Such uses 
may include dance instruction, aerobics classes, music lessons, preschools, child 
daycare, crafts classes and other similar uses. For all such uses, the Farmington City 
building official and Fire Marshal shall inspect the facilities to ensure compliance with the 
requirements of the International Building Code. 
 

2. Compliance with the State: Preschool and child daycare uses shall submit 
documentation within thirty (30) days of approval that all Utah State Department of 
Social Services requirements have been met. The entire yard, or minimum outside area 
required by the State Social Services, shall be fenced. 

 
 
3. Traffic Management:  

a. For a Home Occupation which may hold more than 1 class or session during the 
course of a single day, sessions shall be timed so that the conclusion of one and 
the start of the next have at least 15 minutes between them to reduce the 
potential of drop off and pickup traffic being present at the same time. 

a.b. The applicant for a home occupation qualifying as a preschool, daycare 
or one which offers class instruction must provide to Farmington City a plan 
demonstrating their plan to manage traffic impacts on the neighborhood. This 
plan will indicate when pickup and drop-off will occur, where parking will be 
encouraged, and should be shared with clients and be monitored by the owner of 
the home occupation. 



FARMINGTON CITY 
PLANNING COMMISSION 

January 04, 2024 
 

 
WORK SESSION 
Present: Chair John David Mortensen; Commissioners Samuel Barlow, Joey Hansen, Kristen Sherlock, and Tyler Turner; 
Alternate Commissioners Brian Shepherd and Spencer Klein. Staff: Community Development Director David Petersen, 
Assistant Community Development Director/City Planner Lyle Gibson, City Planner/GIS Specialist Shannon Hansell, 
and Planning Secretary Carly Rowe. Excused: Vice Chair Frank Adams.  
 
New members of the Planning Commission were introduced and items on the Regular Session were discussed. 
___________________________________________________________________________________________________________ 
 
REGULAR SESSION 
Present: Chair John David Mortensen; Commissioners Samuel Barlow, Joey Hansen, Kristen Sherlock, and Tyler Turner; 
Alternate Commissioners Brian Shepherd and Spencer Klein.  Staff: Community Development Director David Petersen, 
Assistant Community Development Director/City Planner Lyle Gibson, City Planner/GIS Specialist Shannon Hansell, 
and Planning Secretary Carly Rowe. Excused: Vice Chair Frank Adams.  
 
Chair John David Mortensen opened the meeting at 7:01 pm.  
 
Planning Secretary Carly Rowe administered the Oath of Office to new commissioners: Joey Hansen and 
Kristen Sherlock, who both will serve through the end of the 2027 year; as well as Alternate Commissioners 
Brian Shepherd and Spencer Klein, who will serve through the end of the 2024 year. 
 
CONDITIONAL USE/SITE PLAN APPLICATIONS – public hearing  
 
Item #1 – Andrea & Andrew Gooch – Applicant is requesting consideration of a conditional use 
permit. The requested use is a home occupation, which will allow the owner to rent the detached 
accessory structure to other parties for storage on the property located at 912 W. 500 S. in the AE 
(Agricultural Estates) zone. (C-13-23) 
 
City Planner/GIS Specialist Shannon Hansell presented this agenda item.  The applicants reside at 473 S. 
950 W. and also own the property at 912 W. 500 S. These properties are adjacent to each other. The 912 
property includes a main dwelling and large detached accessory building.  The accessory building was 
permitted in 2018 under prior ownership. The previous property owner had a home occupation business 
license for an electrical business, but they did not apply for a conditional use as required by 11-35-040 3, 
which states that a conditional use is required for use of an accessory building in conjunction with a home 
occupation.  The current applicant/property owner would like to utilize the accessory building as a for-rent 
storage unit where neighbors’ recreational vehicles, equipment, etc. may be stored. 
 
The current applicant/property owner contacted the City earlier in 2023 regarding options to adjust their 
properties’ rear and side boundaries to incorporate the accessory building at 912 W. 500 S. into their 
property at 473 S. 950 W., where they live. The shift would not create any new lots. However, after review of 
the zoning ordinance, Staff determined that options to shift property lines were limited and likely 
untenable. The movement of the property lines would cause the 912 W. 500 S. property to come into 
noncompliance with the agricultural lot size, frontage, and/or setbacks.  Staff recommended that the 
applicant’s best option would be to propose a zone text amendment or zone change.  
 
Assistant Community Development Director/City Planner Lyle Gibson said it was the position of his office 
that the homeowner did not qualify under the rules for a home occupation business on the property.  
Therefore, the applicant proposed a zone text amendment to change the Schedule of Uses for the 
agricultural zones to create a new use: Accessory Structure Operation. The new use would be allowed only 
in the Agricultural Estates (AE) zone and the suggested definition would include very specific elements 
which were aimed at preventing the use except in the most specific of situations.  Staff recommended 
denial for the zone text amendment on November 16, 2023, but the Planning Commission tabled the item 
to form a subcommittee to further explore the issue and discuss possible solutions. It could have broader 
unintended implications if it had been approved. 
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The subcommittee determined that using the existing ordinances was in fact feasible and that it would be 
preferred over modifying the code. The findings of the subcommittee members were that ambiguities in 
the home occupation code (Title 11, Chapter 35) should be interpreted in favor of the applicant. The 
subcommittee reasoned that 11-35-030 J would allow the Commission to consider the applicant’s request as 
a conditional use as provided by 11-35-040 2 and 3. The conditional use would allow the Planning 
Commission to specify certain conditions or mitigations necessary that would allow use of a detached 
structure in a home occupation business.  
 
11-35-050 J: 
Conduct Within Dwelling: The home occupation shall be conducted entirely within the dwelling and shall 
be clearly incidental, secondary and compatible to the residential use of the dwelling. The home occupation 
shall not occupy or use any accessory building, yard space or activity outside the main building, or an 
attached garage to the extent that vehicle parking is displaced, unless approved by the Planning 
Commission as provided in section 11-35-040 of this chapter. (Ord. 1993-44, 12-8-1993) 
11-35-040 2 and 3:  
      2.   Uses where the applicant proposes to use more than twenty five percent (25%) of the dwelling in 
connection with the business. 
      3.   Any use where outside storage, use of an accessory building or exclusive use of an attached garage 
is anticipated or requested in conjunction with the home occupation. 
 
Considering the new direction from the subcommittee, the Planning Commission recommended denial of 
the zone text amendment on December 7, 2023. The applicant then applied for a home occupation 
Conditional Use Permit (CUP), which is being considered today. The Commission is instructed by the above 
ordinances to consider the conditional use according to 11-8-050 Conditional Use Standards. 
 
Gibson said that in Utah, where there is ambiguity in the law, it should fall in the property owner’s favor. 
Staff and Commissioners involved in the subcommittee agree that the application meets the ordinance, 
and any ambiguity should go to the applicant. Staff recommended approval of the home occupation and 
rental of the detached building with five suggested conditions that Commissioners can add to or take away 
from. 
 
Gibson said typically conditional uses run with the land if the same use is continued as previously allowed. 
Staff recommends that the Commissioners instead tie the approval of the CUP to the ownership of the 
property. If the Gooch family no longer lives next to the property, or on the property, the new owner 
wouldn’t have the same rights to continue the same use of the property.  If the property was sold, this CUP 
would be null and void. A finding to consider would be any change in ownership would trigger the 
dismissal of this CUP. 
 
Property owners Andrea and Andrew Gooch (473 S. 950 W., Farmington, Utah) spoke regarding their 
requested use. Andrew Gooch thanked the Commission and Staff for looking into their unique situation. In 
past meetings, they have had 10 neighbors in person or through letters express their approval of this 
application. Since the 2,700 square foot building is in their back yard, they will be the best stewards of it. 
Commissioner Tyler Turner asked how many neighbors have inquired about this use, and Gooch replied 
that a few neighbors have inquired for storage of their side-by-sides. Ideally there will only be five to six 
renters storing their camper, boat, side-by-side, or maybe extra furniture, etc., but no animals or anything 
dangerous. Chair John David Mortensen asked about access. Gooch said the intent is to use the south 
door, which is approximately 30 feet wide. 
 
Chair John David Mortensen opened the public hearing at 7:22 PM, limiting comment to 3 minutes per 
person. 
 
John Kiblinger (553 S. 950 W., Farmington, Utah) addressed the Commission via Zoom, noting that he does not know 
the applicant. However, he is “for” the use. He noted a neighbor on the south side of 500 West uses their property as a 
mechanical area and hopes that will not be the case here. The street should not be a mechanic/car lot. This proposal 
may help clean up the neighborhood. 

https://codelibrary.amlegal.com/codes/farmingtonut/latest/farmington_ut/0-0-0-18864
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Cory Ritz (903 W. 500 S., Farmington, Utah) owns the property south of the proposed use and noted his six years on the 
Planning Commission and 12 years on the City Council. Ritz stated his concern for the impact of any changes to 
neighbors and the City as a whole, including if changes set any precedents. He said that the previous owners had a 
couple of home occupations (a quilt shop and electrician business) inside the house, and they needed the main garage 
for the quilt shop. The accessory building was to house the electrician business. They got a building permit to build the 
building, but never went through the process to get a CUP for the business part of it. The building was never authorized 
to have a larger, intense use. The size of the business grew over time, as there was a whole fleet of employees and 
vehicles coming and going every day, as well as box truck deliveries being received. The impact to the neighborhood 
was out of bounds and out of character for the area. The property behind the house and to the west of the accessory 
building is now fenced in, establishing lot lines. The home occupation zone is only allowed by condition in the AE zone. 
Most of West Farmington falls in the AE zone, so this could set a precedence. He has spoken with some neighbors who 
are concerned that a portion of the accessory building has been finished off for use as an Airbnb, presenting another 
question that needs to be asked. He also noted that commercial storage units are only allowed in commercial zones 
and Light Manufacturing and Business (LM&B) zones. This is putting a commercial use in a residential area. 
 
Emily Somner (918 W. 950 S., Farmington, Utah) moved here from downtown Farmington three years ago before most 
of the existing homes were built in the cul-de-sac. She wants her neighborhood protected.  It is a very nice area with 
million-dollar houses, and she would like to keep commercial out of the area. 
 
Marcus Somner (918 W. 950 S., Farmington, Utah) stated this is a rough decision but noted that zoning is there for a 
purpose. He stated he has investment properties, so he understands the property owner’s standpoint. He said people 
should have property rights, but there is a balance to be struck. 
 
Heidi Ritz (903 W. 500 S., Farmington, Utah) said she emailed a letter, which will be made part of the record.  She noted 
that the zone has been changed in the last 6 months because the adjacent property was not part of the zone. 
According to 11-10-40, only 6,000 feet of rooftop is allowed. The applicant’s shed, home and barn is almost at 6,000 
square feet total. They want it grandfathered so it can be left that way. She has lived in Farmington for almost 30 years. 
The zoning ordinance states that the business needs to be in the home, not in an accessory building. 
 
Community Development Director David Petersen noted that the letter from Heidi Ritz would go into public record. 
All Commissioners received this letter via email, but he also printed some for reading tonight. 
 
Andrea Gooch (473 S. 950 W., Farmington, Utah) said they bought the property because this is their backyard. It was 
previously used by an electrician, and it got a bit noisy, although it didn’t bother her much.  She said they have had five 
neighbors, including the Ritzes, approach them wanting to store Christmas things, boats, etc. there. Gooch would like 
to come up with a solution that doesn’t bother the neighbors or owners. This can help tuck the toys away off the road, 
where they bother others. 
 
Cory Ritz (903 W. 500 S., Farmington, Utah) said that they did ask to rent the Gooches’ space for use as a temporary 
private personal shop, but not for commercial use. 
 
Chair John David Mortensen closed the public hearing at 7:40 PM. 
 
Mortensen went through the public’s concerns and answered each individually to the best of his 
knowledge. Items will be stored inside the building. The Commission is well aware of any precedence they 
may or may not be setting.  In Farmington, short-term rentals are not allowed and are not in compliance 
with City ordinance. He inquired about the 6,000 square foot roof top.  
 
Gibson said lot size and lot coverage is not being considered today. The lots there were approved 
legitimately, and there are size limitations for accessory buildings, the current lot coverage restrictions 
would not have applied to when the buildings were originally approved so even if they don’t comply with 
the current regulations, they are legally non-conforming. A Conditional Use Permit would not have been 
required to construct the accessory building; however, how this building was being used was never 
brought before the Commission for approval. About a year ago, the Commission and Council considered 
some changes to the zoning text to create the Agriculture Planned (AP) District. This prompted the Staff to 
look at lot coverages in the area, and some changes were made. These buildings pre-dated those lot 
coverage changes. In this case, it is unique that the property owner owns two adjacent lots, and fencing has 
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changed. That doesn’t in itself change the property boundary, and the City doesn’t regulate where fences 
are put. It is not an issue of noncompliance.  
 
Petersen said the lot is 0.53 acres and is allowed 6,000 square feet of coverage, which they conform with. 
The accessory building is subordinate in height to the main building, but it is not subordinate in area. 
Therefore, it is a legal non-conforming building that cannot be added onto. 
 
Mortensen said there was a subcommittee set up to consider this option, which included two 
Commissioners who are not in attendance tonight. Both individuals are attorneys, and the City Attorney 
also contributed input. There were concerns voiced from the community that a precedence with broad, 
city-wide implications not be set. The zoning text actually being changed would bring broad implications, 
and was eventually denied by the Commission. What is being considered tonight only applies to this one 
application, which addresses home occupation where the business is on the lot where the person lives.  This 
is not the case here, as the business would be on an adjacent lot, which is not directly prohibited by the 
existing ordinance. Therefore this was put forward as a conditional use. The proposed findings for approval 
tonight mirror conditional use elements.  
 
Shepherd had no concerns. Barlow was only present for one of the previous meetings, and said that the 
one easiest solution was to go back and see if the home occupation idea would work. He agrees that the 
motion before the Commissioners addresses his concerns. He, too, would like to not set a precedent for the 
rest of Farmington. Sherlock appreciated the neighbor’s concerns, etc. However, she suggests that this 
approval is null and void if either property is sold and no longer owned by the Gooch family. This property 
should not be marketed as a commercial property in the future, nor should it be a short-term rental. If 912 is 
sold, they would have to come back before the Commission in order to keep the same use. 
 
Turner stated that he liked everyone’s comments; however, he initiated the denial previously. He said if he 
were to approve this, he would want to tighten up the ordinance moving forward. He likes tying the CUP to 
the current owners. He would like to put a condition on how many renters are allowed, and he would like to 
require a City business license, which invokes a fire marshal approval. Another condition should include no 
short-term rentals. Klein agreed and would like to include a possibility of no daily visits to lessen the impact. 
Hansen agrees with everything that has been said, and is sensitive to the precedent issue. He noted that 
any future home owners of the property would need to come back to the Planning Commission for 
approval if they wished to do the same business model. He wants to include the conditions that were 
stated above, i.e. number of renters, equipment that is allowed to be stored in the facility, limited traffic 
impact, etc. He wants the code tightened up for clarity. Mortensen said it was unfortunate the previous 
owner was not compliant, and this is what should be prevented in this case. 
 
Turner and Mortensen walked through the conditions, agreeing with the five conditions suggested in the 
Staff Report as influenced by the subcommittee, but wanting to add the following:  

1. In addition to suggested condition 4, “The owner of the accessory building rental operation must live on the 
property where the accessory building is located or on an adjacent lot,” if they sell one property or the other, 
even if they sell both together, that dissolves the CUP completely, making it null and void. Any change in 
ownership, whatever that may be, would render the CUP null and void. 

2. Renter number being no more than five unless otherwise dictated by the City’s traffic engineer.  
3. Passive use storage only, no repairs or mechanical shop use. It is not a repair shop. 
4. Petersen suggested a condition that the owner convey to the City any overlap of their property encroaching 

into the City’s right-of-way, that the owner quit claim their interest in the ROW. It is legal nonconforming in its 
present condition. 

5. Obtain a City business license with an inspection from the City Fire Marshal.  

Hansen noted that he is not comfortable deciding on this item tonight since this is his first time seeing the 
item. Sherlock asked if Staff allows residents to only use a certain amount of square footage in current 
storage units in town. Gibson noted that there is not a certain amount of square footage for each storage 
unit, but that the City looks more for parking based on square footage of the building in the commercial 
areas. That is for the property owner to deal with. However, with this in a residential area, it could be a 
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condition that the property owner allow a certain amount. Barlow said space will limit the number of 
customers, and he is unsure about putting a specific number on the amount of renters. 
 
Andrew Gooch noted that they on board with the conditions that have been discussed and recommended 
and are working with the City Engineer Chad Boshell and City Attorney Paul Roberts to extend the 
sidewalk to the trail from the property at 912 W. 500 S. They are already in the process to do the Quit Claim 
Deed. Petersen said it will be a great asset to have pedestrian access here.  Barlow questioned if it is 
allowed to be limited on number of renters and if it has been done previously. Gibson noted that it does 
happen with daycare, preschool, lessons (music, dance, etc.), or when a large number of customers or 
clientele are expected at one time.  This is typically limited to eight. A larger preschool with 12 for example 
would be a typical conditional use, but it could go up to 16, while up to eight is permitted without a CUP. It 
would be good for experts such as the City Traffic Engineer and Fire Marshal to weigh in on this issue. 
 
MOTION 
 
Tyler Turner made a motion that the Planning Commission approve the home occupation conditional use 
to allow only the rental of space within the accessory building for storage of vehicles, boats, and related 
personal property, subject to all applicable Farmington City development standards and ordinances, 
including the following Conditions 1-9: 
 

1. All storage must take place within the accessory structure; no outside storage may be permitted.  
2. The accessory building may not be used for any Prohibited Uses as written in 11-35-030 O.  
3. The CUP shall comply with 11-35-030 Conditions A-O.  
4. The owner of the accessory building rental operation must live on the property where the accessory building is 

located or on an adjacent lot. 
5. Access of customers/tenants to their rental space shall be restricted after 10 p.m. until 7 a.m. 
6. Conditional Use is dissolved if either property is sold separately or together. 
7. Maximum amount of six renters allowed or as otherwise deemed by the City Traffic Engineer. 
8. Passive use storage only; repairs or mechanical shop use is prohibited.   
9. Obtain a City business license, with additional City Fire Marshal approval required. 

Findings for Approval 1-6: 
1. Necessity: The proposed use of the particular location is necessary or desirable to provide a service or facility 

which will contribute to the general well-being of the community. 
2. Compliance: The proposed use does comply with the regulations and conditions in this title for such use. 
3. Comprehensive Plan: The proposed use conforms to the goals, policies and governing principles of the 

comprehensive plan for Farmington City; which classifies this area as rural-residential density. 
4. Compatibility: The proposed use is compatible with the character of the site, adjacent properties, surrounding 

neighborhoods and other existing and proposed development; no site improvements which drastically change 
the area or site are being proposed.  

5. Adequate Improvements: Adequate utilities, transportation access, drainage, parking and loading space, 
lighting, screening, landscaping and open space, fire protection, and safe and convenient pedestrian and 
vehicular circulation are available or may be provided. The property is sufficiently large enough to contain 
upwards of 4 parking spaces for the accessory conditional use, as well as 2+ parking spaces for the residential 
use, as required in 11-32. 

6. Use Not Detrimental: With compliance with the above conditions, the use is unlikely be detrimental to the 
health, safety or general welfare of persons residing or working in the vicinity, or injurious to property or 
improvements in the vicinity. The proposed use should not be considered detrimental: 

a. It will not cause unreasonable risks to the safety of persons or property because of vehicular traffic or 
parking, large gatherings of people, or other causes; 

b. It will not unreasonably interfere with the lawful use of surrounding property; or 
c. It will not create a need for essential municipal services which cannot be reasonably met 

 
Supplemental Information 1-3: 
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1. Vicinity Map 
2.  Ordinance changes as described by ZT-20-23 
3. Staff Report for ZT-20-23 from November 16, 2023. 

Samuel Barlow seconded the motion, which was unanimously approved.  
Chair John David Mortensen    X Aye  _____Nay 
Commissioner Samuel Barlow    X Aye  _____Nay 
Commissioner Tyler Turner    X Aye  _____Nay 
Commissioner Joey Hansen    X Aye  _____Nay 
Commissioner Kristen Sherlock    X Aye  _____Nay 
Commissioner Spencer Klein    X Aye  _____Nay 
Commissioner Brian Shepherd    X Aye  _____Nay 

ZONE CHANGE – public hearing  
 
Item #2 – Farmington City – Applicant is requesting additional text and amendments to multiple 
sections of Title 11, ZONING REGULATIONS, and TITLE 12, SUBDIVISION REGULATIONS. The 
amendments are proposed to modify the process by which subdivisions and boundary line 
adjustments are considered, allowing flexibility in lot size without increasing the total number of lots 
or density.  
 
Gibson presented this agenda item. Before August of 2021, the City ordinances allowed a subdivision to 
include a variety of lot sizes without requiring open space, moderate income housing, or the Planned Unit 
Development (PUD) process. Under these ordinances, a developer would provide a yield plan indicating the 
number of lots they could produce using standard lot sizes and dimensions, then staying within that 
proven density, the developer could vary the size and dimension of lots to better arrange a project. The 
minimum lot size and frontage requirements were established in Chapter 11-12. 
 
When the City adopted its Moderate-Income Housing ordinance in August of 2021, the ordinance required 
that a developer provide open space, moderate income housing, or some other benefit in order to qualify 
for additional lots, but these items were also required in order to be able to vary lot dimensions even 
without obtaining additional units or density. It was soon after determined that requiring moderate income 
housing or open space without granting additional density was not the intent. The City adopted a clarifying 
ordinance in October of 2021 in which alternate lot sizes could be permitted for subdivisions which did not 
seek additional density.  
 
While the clarifying ordinance was approved by the City Council, the modified text was never updated or 
codified in the City’s books. The missing text needs to be acknowledged and should be reconciled with the 
newly updated subdivision ordinance approved in late 2023. 
 
Gibson said in their last legislative session, the State of Utah asked cities to make some of these changes 
when considering the subdivision of property and land in order to expedite the approval of housing. The 
resulting overhaul created two processes: conventional and nonconventional subdivisions. Conventional is 
where Staff is the authority over a subdivision.  In this case, the City Council has already determined the 
rules, and the proposed application follows those rules exactly. The only ones the Planning Commission will 
see going forward are nonconventional subdivisions. In Farmington, most of the easy ground has been 
developed, so the Commission will likely see a lot of nonconventional applications in the future.  These take 
unique legislative decisions. 
 
Gibson said the City’s current ordinance offers additional lots as incentive for providing open space or 
moderate-income housing. In the mid-1990s, the City essentially down-zoned most of Farmington. Before 
that, much of the community on the east side of town could develop quarter-acre lots, essentially four per 
acre. It was downzoned to two, with the option to regain the other two by giving the City some “goodies” 
such as open space and preserved sensitive lands.  Flexibility was added to development. This lead to the 
City getting a lot of parks and open space. Later there was a shift to needing moderate-income housing. An 
ordinance update allowed moderate-income housing (reasonably-priced homes) to also become one of 
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these “goodies” developers could add to get increased density. However, the changes to the ordinance 
created some confusion Staff would now like to reconcile.  In August of 2021, the City took out the 
alternative lot size section. There used to be a process that applicants could gain flexibility to be creative in 
determining lot sizes within a subdivision. The ordinance update took away this flexibility in favor of giving 
additional lots in exchange for some things.  However, some people don’t want additional lots, just flexibility 
that would allow for different lot sizes.  
 
Staff had some clarifying language since the creation of the staff report, and would be okay with either 
tabling this proposal to get a clean version of the improved language in front of the commission for review, 
or if the commission is okay with the direction identified they could move the proposed clarification 
forward to the council who would see a clean version for review. 
 
When Hansen asked if this came up because of a resident, Gibson noted that there isn’t a specific 
application that has triggered this, but suspects that staff has encountered this working on ideas with 
property owners in town at one point or another. Primarily, it was just a previous practice. Petersen said it 
was interpreted that Staff had this authority in the past. Except for the southeast bench, Farmington is 
going to be dealing with a lot of in-fill development in the next 10 years.  The proposed changes can be 
beneficial to a land owner who wants to create a small parcel for an heir. Setbacks in agricultural zones are 
30 feet, while otherwise they are 25 feet. Another incentive is given to those who set back garages and 
bring porches forward, that they can be within 20 feet of the front sidewalk. 
 
Turner asked what Staff would change, if anything, since Gibson mentioned a possibility of tabling. Gibson 
noted a few things, saying his proposal is has been put in writing, he asked if it made sense to include 
flexibility in standard lot setbacks. Additional lots would go through one process and alternate-sized lots 
would go through another. This would be favorable for property owners who want to subdivide. It doesn’t 
change if it is possible for applicants to do this; it just changes who sees and approves this, Staff or 
Commission/Council. Conflicting language in the ordinance needs to be cleaned up. He also indicated that 
the State’s efforts to create moderate income housing suggest that if applicants meet the City’s rules, they 
do not have to go through long, arduous processes to get approvals. This proposal would better fit that 
philosophy. 
 
Barlow said he is generally in support of this. Sherlock said this would have standard lot widths and 
setbacks. Gibson said it would help simplify minor boundary adjustments. Petersen said flag lots are still 
under the purview of the Planning Commission and the City Council. Farmington has awkward lot sizes 
because they can be very deep. Gibson said there would be time between now, if the Commission voted to 
recommend the changes, and when it is on the Council’s next agenda to make needed tweaks.  
 
Chair John David Mortensen opened and closed the public hearing at 8:47 PM due to no comment.  
 
MOTION 
 
Tyler Turner made a motion that the Planning Commission recommend the ordinance (enclosed in the 
Staff Report) to the Farmington City Council with modifications shown during the meeting from Lyle 
Gibson. 

Findings 1-3: 
1. The proposed text amendments to the City ordinance clarify conflicting provisions found in the existing text. 
2. As proposed, the proposed changes reflect what Staff believes was the intended direction of the City Council in 

2021 and is consistent with the recently approved process for subdivision review and approval. 
3. The proposed text changes will allow flexibility for property owners to better make use of their land while 

maintaining the number of homes or lots anticipated by the zoning district. 
 
Supplemental Information 1:  

1. Draft Changes to Title 11 and 12 

Joey Hansen seconded the motion, which was unanimously approved.  
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Chair John David Mortensen    X Aye  _____Nay 
Commissioner Samuel Barlow    X Aye  _____Nay 
Commissioner Tyler Turner    X Aye  _____Nay 
Commissioner Joey Hansen    X Aye  _____Nay 
Commissioner Kristen Sherlock    X Aye  _____Nay 
Commissioner Spencer Klein    X Aye  _____Nay 
Commissioner Brian Shepherd    X Aye  _____Nay 

OTHER BUSINESS 
 
Item #3 – Miscellaneous, correspondence, etc. 

a. Minutes Approval from December 7, 2023 
i. Tyler Turner made a motion to approve the minutes. Samuel Barlow seconded the 

motion. 
Chair John David Mortensen    X Aye  _____Nay 
Commissioner Samuel Barlow    X Aye  _____Nay 
Commissioner Tyler Turner    X Aye  _____Nay 
Commissioner Joey Hansen    X Aye  _____Nay 
Commissioner Kristen Sherlock    X Aye  _____Nay 
Commissioner Spencer Klein    X Aye  _____Nay 
Commissioner Brian Shepherd    X Aye  _____Nay 

b. City Council Report from January 02, 2024.  
i. Petersen offered the City Council report. The zone text change regarding driveway 

material type and cleaning up some setback language was the only planning item. 
c. Detached ADU Ownership Discussion 

Petersen brought up a discussion regarding external Accessory Dwelling Units (ADUs) and 
internal ADUs, saying that Farmington is currently getting more here in the City because of the 
continuing housing crisis. This includes basement apartments, mother-in-law flats, etc. There 
are internal ADUs, which are inside a single-family home; and external ADUs, which are a 
separate building.  
 
The State made a requirement along the Wasatch Front that all internal ADUs had to be a 
permitted use, with some exceptions such as for lot size.  Farmington has allowed ADUs as an 
option since 2002, so they are way ahead of other communities.  
 
Farmington City adopted an affordable housing ordinance in 2019, which requires developers to 
set aside 10% of their housing stock as deed-restricted affordable housing. There are a couple 
other options including a fee in lieu. In mixed-use areas, there is a clearer path than in single-
family developments. The City offers incentives, which Gibson mentioned earlier that was used 
in the 1990s.  This made it possible for Farmington to have such a great interconnected trail 
system. In 2019, affordable housing was also offered as an incentive along with open space, etc. 
that gets the developer added density. 
 
What is so frustrating is that the ADUs are all rentals without a chance to build equity that 
previous generations enjoyed. The City Council wondered what happened to condominiums 
that can be owner-occupied. They were wondering if it was possible to have ADUs be owner-
occupied. 
 
The table that Petersen handed out and flashed on the screen is attached and explores pros 
and cons, as well as the market for some uses. Would a normal single-family homeowner still 
own the land while the ADU household owns their own unit? The pros for the homeowner 
would be they would not have to maintain the interior of the ADU. The ADU would pay the 
landowner a lease rate for the property. A relocatable ADU would be an easy-to-understand 
concept that is similar, but he is not proposing trailer houses or RVs. A family living in an RV on 
a residential lot is not currently allowed in Farmington. He has heard of fixed ADUs on their own 
foundations.  However, he has not heard of owned ADUs being done anywhere else.  
 



Farmington City Planning Commission Minutes 01.04.2024 

 

9 
 

Barlow said there is an inconvenience factor to consider. How are utilities figured out? How are 
evictions handled, especially if the ADU needs to be removed or relocated? Would this be an 
enforcement issue? In the 1990s, Farmington made a pitched roof and at least a one-bay 
garage a required standard for all single-family units. Would owned ADUs be considered a 
subdivision? If so, Farmington may have to adjust their definition of “subdivision.” How would 
the county assessor tax the use? Can the owner of an ADU rent it out, or would Farmington 
instead want them to be owner-occupied? ADUs need certain standards established. Petersen 
said he believes this issue is worthy of exploration. The concept can be phased in and 
transitioned over a matter of years. Mortensen said it is worth getting more information about. 
 

d. The January 16, 2024, combined City Council and Planning Commission training 
meeting will be cancelled. It may be rescheduled to Tuesday, February 6, 2024. The Councilmembers 
want to meet the new Commissioners. 

 
e. Other: Gibson mentioned that a consultant for the General Plan update has been selected and a 

contract is being worked on. 

 

ADJOURNMENT  

Tyler Turner motioned to adjourn at 9:15 pm.  

Chair John David Mortensen    X Aye  _____Nay 
Commissioner Samuel Barlow    X Aye  _____Nay 
Commissioner Tyler Turner    X Aye  _____Nay 
Commissioner Joey Hansen    X Aye  _____Nay 
Commissioner Kristen Sherlock    X Aye  _____Nay 
Commissioner Spencer Klein    X Aye  _____Nay 
Commissioner Brian Shepherd    X Aye  _____Nay 

 
 
_________________________________ 
John David Mortensen, Chair  

 































 
160 SOUTH MAIN 
FARMINGTON, UT  84025 
FARMINGTON.UTAH.GOV  

 
CITY COUNCIL MEETING NOTICE AND AGENDA 

 
Notice is given that the Farmington City Council will hold a regular meeting on Tuesday, January 16, 2024 at City 
Hall 160 South Main, Farmington, Utah.  A work session will be held at 6:00 pm in Conference Room 3 followed 
by the regular session at 7:00 pm.in the Council Chambers.  The link to listen to the regular meeting live and to 
comment electronically can be found on the Farmington City website www.farmington.utah.gov. If you wish to 
email a comment for any of the listed public hearings, you may do so to dcarlile@farmington.utah.gov 

 
WORK SESSION – 6:00 p.m. 

 
• Legislative Session Preview with Representatives Stewart Barlow and Paul Cutler  
• Youth City Council 2023 overview 
• Recreation sponsorship banner discussion 
• Discussion of regular session items upon request 

 
REGULAR SESSION – 7:00 p.m. 

 
CALL TO ORDER: 

• Invocation – Melissa Layton, City Manager 
• Pledge of Allegiance – Roger Child, Councilmember 

 
PRESENTATIONS: 

• Recognition of Mike Plaizier and Erin Christensen for their service on the Planning Commission 
• FY23 Annual Comprehensive Financial Report (ACFR) and Audit Report Review and Acceptance 
• FY24 Quarter #2 (12/31/23) Financial Report 

 
BUSINESS: 

• Zone Text Amendment – Lot Size Flexibility. 
•  Proposed City Council Meeting Invocation Policy 

 
SUMMARY ACTION: 

• Managed Services Statement of Work (SOW) Agreement for IT Services with Premier Tech Partners 
• Resolution appointing Council Members to various Committees and Boards 
• Amendments to the Youth City Council bylaws and governing code. 
• Approval of Minutes for 01.02.24  

 
GOVERNING BODY REPORTS: 

• City Manager Report 
• Mayor Anderson & City Council Reports 

 
ADJOURN 
 
CLOSED SESSION – Minute motion adjourning to closed session, for reasons permitted by law. 
 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations due to a 
disability, please contact DeAnn Carlile, City recorder at 801-939-9206 at least 24 hours in advance of the 
meeting. 

 
I hereby certify that I posted a copy of the foregoing Notice and Agenda at Farmington City Hall, Farmington 
City website www.farmington.utah.gov and the Utah Public Notice website at www.utah.gov/pmn.  Posted on 
January 11, 2024 

http://www.farmington.utah.gov/
mailto:dcarlile@farmington.utah.gov
http://www.farmington.utah.gov/
https://draper.novusagenda.com/Agendapublic/www.utah.gov/pmn


 
160 SOUTH MAIN 
FARMINGTON, UT  84025 
FARMINGTON.UTAH.GOV  

 
CITY COUNCIL MEETING NOTICE AND AGENDA 

 
Notice is given that the Farmington City Council will hold a regular meeting on Tuesday, February 6, 2024 at City 
Hall 160 South Main, Farmington, Utah.  A work session will be held at 6:00 pm in Conference Room 3 followed 
by the regular session at 7:00 pm.in the Council Chambers.  The link to listen to the regular meeting live and to 
comment electronically can be found on the Farmington City website www.farmington.utah.gov. If you wish to 
email a comment for any of the listed public hearings, you may do so to dcarlile@farmington.utah.gov 

 
WORK SESSION – 6:00 p.m. 

 
• Mandatory annual training 
• Discussion of regular session items upon request 

 
REGULAR SESSION – 7:00 p.m. 

 
CALL TO ORDER: 

• Invocation – Alex Leeman, Councilmember 
• Pledge of Allegiance – Scott Isaacson, Councilmember 

 
PRESENTATIONS: 

• Recognition of Isabel Oldroyd, Student of the Month 
• Recognition of Shirley Harper 

 
BUSINESS: 

• Shepard Lane Interchange Betterment Agreement 
• West Davis Corridor Landscape Cooperative Agreement 
• BellaVista Drive Extension Interlocal Agreement 
• Award Contract to FFKR for Comprehensive General Plan Update 

 
SUMMARY ACTION: 

• Plat Amendment - Sego Homes at Station Park Phase 2 - 1st Amended 
• UTA Lagoon Trolley Service Agreement 2024 
• Surplus Vehicles 
• Historic Preservation Commission Term Length Code Amendment 
• Resolution appointing new Planning Commissioner 
• Approval of Minutes for 01.16.24 

 
GOVERNING BODY REPORTS: 

• City Manager Report 
• Mayor Anderson & City Council Reports 

o Creation of Old Mill Foundation 
 
ADJOURN 
 
CLOSED SESSION – Minute motion adjourning to closed session, for reasons permitted by law. 
 
In compliance with the Americans with Disabilities Act, individuals needing special accommodations due to a 
disability, please contact DeAnn Carlile, City recorder at 801-939-9206 at least 24 hours in advance of the 
meeting. 

 
I hereby certify that I posted a copy of the foregoing Notice and Agenda at Farmington City Hall, Farmington 
City website www.farmington.utah.gov and the Utah Public Notice website at www.utah.gov/pmn.  Posted on 
February 1, 2024 

http://www.farmington.utah.gov/
mailto:dcarlile@farmington.utah.gov
http://www.farmington.utah.gov/
https://draper.novusagenda.com/Agendapublic/www.utah.gov/pmn


 
 

MEMORANDUM 
 
 
 
To:  Farmington City Planning Commission 
 
From:  David Petersen, Community Development Director 
 
Date:  Planning Commission Meeting Date--February 8, 2024 
 
Subject: Decision to Reconsider 
 
 
In response to an email from a citizen, a member of the Planning Commission has indicated that 
a reconsideration of Application C-12-23, approved by the Commission on January 4, 2024, 
could be appropriate. For more information about this application one may refer to the Jan. 4th 
meeting packet on-line, or the minutes enclosed in this current packet. 
  
Section II. (7) of the Farmington City Planning Commission Rules of Order (adopted December, 
1989) states: 
 

Motion to Reconsider – A motion is required to call back for further consideration 
by the Commission any action taken in the same meeting, or in the immediately 
preceding meeting, for the purpose of reconsidering a motion. If it is determined 
by the Commission that the motion should stand as previously approved, no 
formal vote is necessary. If the former motion is to be amended or rescinded, the 
motion shall be put to a formal vote of the Commission. 
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