
 

  

Francis City 2317 South Spring Hollow Road, Francis, Utah 84036 

Website: www.francisutah.gov 

Email:  sgillett@francisutah.gov or ahenderson@francisutah.gov  

Phone 435-280-4040   Fax 435-783-6186 

 

 
 

Francis City Planning Commission Meeting 

Wednesday, March 5th, 2025, 6:00 pm 

2317 South Spring Hollow Road, Francis, UT 

 

The meeting will be streamed live on the Francis City YouTube channel: 
https://www.youtube.com/channel/UC-9wahpEELShvGQZShXGIXg 

 

Agenda: 

1. Call Meeting to Order 

2. Crystal Farm Subdivision Preliminary Plat 

3. Town Center Landscape Plan 

4. Town Center Hotel Conditional Use Permit 

5. Town Center Drive-Through Restaurant 1 Conditional Use Permit 

6. Town Center Drive-Through Restaurant 2 Conditional Use Permit 

7. Approval of Minutes  

8. Staff Update  

9. Adjourn 

 

 

 

 

 

In Compliance with the Americans Disabilities Act, individuals needing special accommodations during this 

hearing should notify Antini Henderson at (435) 783-6236 at least three days prior to the hearing.  I certify that 

this notice has been posted in two (2) public places and on the Utah State Public Notice Website and the 

Francis City website.  Attested by Antini Henderson.  

mailto:sgillett@francisutah.gov
mailto:ahenderson@francisutah.
https://www.youtube.com/channel/UC-9wahpEELShvGQZShXGIXg


 
Staff Report 

 
To: Francis City Planning Commission 
From: Katie Henneuse 
Report Date: February 25, 2025 
Meeting Date: March 5, 2025 
Title: Crystal Farm Preliminary Subdivision Plat 
Type of Item: Administrative 
 
Executive Summary:  
 
Garrett and Brent Crystal are owners of parcel FT-11, a 9.83-acre property located at 537 East 
2200 South. The front half of the property is zoned R-H while the back is zoned AG-1. Garrett 
wants to subdivide the property into a half-acre residential lot and a 9-acre remainder parcel 
for agriculture. There is an existing residence on Lot 1. Garrett plans to build a new home on Lot 
1 and for the existing residence to become an ADU. The remainder parcel is not buildable until 
all the City’s building requirements are met, per Note 1.  
 
An irrigation ditch runs across the front of the property. It is identified on the plat and has a 30 
ft easement. The subdivision will not impact the ditch. A third of an acre will be dedicated to 
UDOT for the SR 35 right-of-way as part of the subdivision process. Construction plans were not 
required as there will not be any infrastructure improvements.  
 
Analysis of City Code: 17.30 Process for Preliminary Subdivision Application 
 
Staff and the Summit County Recorder’s office reviewed the preliminary plat. All revisions were 
incorporated. The developer has met all the preliminary plat requirements. 
 
Staff Recommendations: 
 
Approve the preliminary plat. 
 
Community Review:  
 
A public hearing is not required for this item.  
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CRYSTAL FARM
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 Staff Report 
 
To: Francis City Planning Commission 
From: Katie Henneuse, City Planner and Brad Christopherson, City Attorney 
Report Date: February 26, 2025 
Meeting Date: March 5, 2025 
Title: Town Center Landscape Plan and CUPs  
Type of Item: Administrative 
 
Location: 
 

This site of the proposed Town Center commercial development is located on the southeast 
corner of State Road 35 and Spring Hollow Road. It is adjacent to and directly north of the new 
Francis City Hall. Town Center will be built on parcels FT-90, FT-92, and FT-99. The combined 
parcel acreage is 3.49 acres. The parcels are in the City Center (CC) Zone. 

 

 
 

SR 35 



Update: 
 
The Planning Commission reviewed the Town Center Development at their January meeting. The 
trash storage plan was approved. The parking, site, architectural design, and outdoor lighting 
plans were forwarded to the City Council with a positive recommendation. The landscape plan 
was tabled until it aligns with the site plan and complies with FCC (Francis City Code).  
 
The applicant submitted four Conditional Use Permit (CUP) applications for the project. The CUP 
for the restaurant with alcohol service was forwarded to the City Council with a positive 
recommendation with two additional conditions (hours of operation between 5:30 am and 11 
pm and replace the privacy fence with an 8 ft precast decorative concrete wall with a tree buffer). 
 
The CUPs for the hotel and drive-through restaurants were tabled until the plans comply with 
FCC architectural and parking requirements, to evaluate the alignment of the drive-throughs with 
properties across SR 35, and to consider adding landscaping buffers to the drive-through lanes. 
 
Background: 
 

Commercial development plans for the Town Center project were approved in the fall of 2022. 
Two mixed-use commercial and residential structures on parcels FT-99 and FT-92 were approved 
at the time. Russ Witt was the applicant. The Town Center property was purchased by Rusty 
Webster in 2024. Webster also became the owner of the neighboring property, FT-90 in 2024.  
 
Executive Summary:  
 

The applicant, Rusty Webster, is updating the commercial development plans to expand the 
Town Center project onto parcel FT-90, to add a hotel, and to add a building with a drive-through 
restaurant space, a retail space, and three apartments. The Town Center plans now include the 
following: 
 

• Hotel with either 46 rooms (3 story) or 67 rooms (4 story), a 1,400 square foot conference 
room, a convenience store, two hot tubs, a possible fitness center, business center, and 
a shared courtyard with a gas fireplace. 

• Restaurant that offers full-service sit-down dining and alcohol service.  

• Two drive-through restaurants. 

• Retail space for up to 9 businesses - 14,000 sq ft  

• Residential - 21 apartments (14 2-bedroom and 7 3-bedroom) 
 
Analysis – Landscape Plan (18.45.110 and 18.115.080): 
 

“No plans for any building, structure or other improvements shall be approved by the Planning 
Commission unless there shall also have been submitted separate landscape plans satisfactory 
to the Planning Commission.”  
 
“All submitted landscape plans shall be designed to encourage water conservation as a primary 
consideration. Lawn shall not be installed in park strips, paths or on slopes greater than 25 
percent or 4:1 grade.” 



 
“All ground areas shall contain grass, or another ground cover acceptable to the Planning 
Commission, and shall be irrigated sufficiently. Shrubs, flower beds, decorative rocks, and other 
appropriate landscaping is highly encouraged. All landscaped areas shall be maintained using a 
sprinkling and/or irrigation system which is capable of being engaged automatically on a regular 
basis.” 
 
“Plant Materials 

a. Sixty percent medium trees and shrubs in a combination with deciduous trees with a 
caliper from two to three inches and evergreen trees with a height from five to eight 
feet. 

b. Forty percent small trees and shrubs in a combination with deciduous trees with a 
caliper of one and one-half to two inches and evergreen trees with a height of four feet. 

c. Where possible, a 50/50 mix of deciduous and evergreen tree species shall be used for 
on-site landscaping. 

d. Street trees with a minimum two-inch caliper shall be installed along all public rights-
of-way by the developer of the property. The species, type, location, and spacing of 
trees shall be as shown on the approved landscape plan.” 

 
“Trees shall be planted at the rate of at least one tree per 20 feet along the public street. The 
applicant shall provide appropriate guarantees on the trees, or they shall have no less than a two-
inch caliper. No trees shall be planted within 45 feet of an intersection clear view area. Trees may 
be planted in clusters to create a more natural and/or screening effect, if appropriate.” 
 
The applicant’s landscape plan shows 105 trees. 52 are 2” caliper medium-sized deciduous trees 
(mixture of honey locust, quaking aspen, plum, and oak) and 53 are small and medium-sized 
evergreen trees (mixture of juniper, spruce, and pine). 95 deciduous shrubs and 23 evergreen 
shrubs are planned throughout the development as well as two types of perennials and native 
shrub grasses. Crushed rock is planned as the ground cover in areas not covered by a structure, 
asphalt, or sidewalk. 
 
Thirteen trees are planned along the Spring Hollow frontage (330 ft) and 26 trees are planned 
along the State Road 35 frontage (600 ft). Trees are planted at a rate of about one per 24 feet 
along the public streets. In the previous approval, the Planning Commission allowed a reduced 
number of trees along the State Road 35 frontage so that the trees would not create a barrier in 
front of the street-facing store fronts. This plan has significantly more trees along the street than 
the previously approved plan. 
 
The landscape plans include irrigation plans. Water conservation was a primary consideration. 
 
The landscape plan is compliant with FCC and previous approvals. 
 
Analysis – Conditional Use Permits: 
 
State Code - 10-9a-507 Conditional Uses 
 



(1) (a) A municipality may adopt a land use ordinance that includes conditional uses and 
provisions for conditional uses that require compliance with objective standards set 
forth in an applicable ordinance. 

(b) A municipality may not impose a requirement or standard on a conditional use that 
conflicts with a provision of this chapter or other state or federal law. 

 

(2) (a) (i) A land use authority shall approve a conditional use if reasonable conditions are 
proposed, or can be imposed, to mitigate the reasonably anticipated detrimental 
effects of the proposed use in accordance with applicable standards. 

(ii) The requirement described in Subsection (2)(a)(i) to reasonably mitigate anticipated 
detrimental effects of the proposed conditional use does not require elimination of 
the detrimental effects. 

 

(b) If a land use authority proposes reasonable conditions on a proposed conditional use, 
the land use authority shall ensure that the conditions are stated on the record and 
reasonably relate to mitigating the anticipated detrimental effects of the proposed use. 

(c) If the reasonably anticipated detrimental effects of a proposed conditional use cannot 
be substantially mitigated by the proposal or the imposition of reasonable conditions to 
achieve compliance with applicable standards, the land use authority may deny the 
conditional use. 

 

Note: The city planning and legal staff are in the process of revising the city code to bring it into 
compliance with recent changes from the state legislature. When state law and city code conflict, 
state law prevails because of the correlating supremacy clause in the Utah State Constitution.  
 
City Code – 18.65.090 Standards for Review 
 
The city shall review each of the following items when considering a conditional use permit and 
proposing or imposing conditions on the permit: 
 

1. Size and location of the site. 
2. Traffic considerations including capacity of the existing streets in the area, location and 

amount of off-street parking, and internal traffic circulation. 
3. Utility capacity. 
4. Emergency vehicle access and control of delivery and service vehicles, loading and 

unloading zones, and screening of trash pick-up or waste storage areas. 
5. Fencing, screening, and landscaping to separate the use from adjoining uses. 
6. Design, architectural detailing, building mass, bulk, orientation, and the location of 

buildings on the site including orientation to buildings on adjoining lots. 
7. Usable and permanent open space considerations. 
8. Signage and lighting. 
9. Noise, vibration, pollution, odors, steam, or other mechanical factors that might affect 

people and property off site. 
10. Potential for discharge into the air, ground water, surface and subsurface water, or soil. 



11. Potential adverse impact on the ability of those who live or own property in the vicinity, 
including adverse effects to property values and the right to use and enjoy their property. 

12. Other technical review matters as may be advised by the City. 
 
Standards #1, 4, and 6 were reviewed as part of the commercial development application but 
should be considered as part of each CUP review as well. The city engineer will review standards 
#2 and 3 in his staff report. Standards #7, 10, and 12 are not applicable to these CUP applications. 
 
Staff have identified the following reasonably anticipated detrimental effects of the proposed 
conditional uses to adjoining residential properties: disruption of privacy, additional noise, 
outdoor lighting, additional traffic, decreased property value, and decreased enjoyment of 
property. These detrimental effects will be reviewed in relation to Review Standards #5, 8, 9, and 
11 from Section 18.65.090. The measures proposed by the applicant and conditions proposed by 
the city to mitigate these effects are examined in the sections below. The city engineer will review 
the traffic impact study in his report. 
 
Standard #5 – Fencing, Screening, Landscaping Buffers 
 
In Section 18.45.150 regarding buffers, fences, and walls, city code says, “The intent in having 
special buffer, fence, and wall requirements is to provide quality separation between 
incompatible commercial uses, and to provide physical and visual protection between 
commercial and residential uses.” 
 
“Buffer treatment may be required whenever a change occurs between residential and 
nonresidential uses. Additional landscaping and screening may be required at the discretion of 
the Planning Commission and City Council within the setback which separates the uses. Fences 
or walls will be reviewed for their effectiveness in screening a view, and for their color and texture 
in relationship to building materials. 
 
Where differing uses are to be developed adjacent to existing residential areas, special 
consideration shall be made to protect the privacy of residents and requirements shall be at the 
discretion of the Planning Commission and City Council. As a minimum, the negative effects of 
noise and artificial lighting shall be minimized to protect existing residents.” 
 
For a buffer between the commercial property and the adjoining residential property, the 
applicant is proposing a plum tree buffer in front of an 8 ft precast decorative concrete wall. A 
rock retaining wall is planned along the back portion of the eastern property boundary. An 8 ft 
vinyl fence in an earth tone is proposed along the southern and eastern boundary with the city. 
 
The buffer planned will help mitigate the detrimental effect of disruption of privacy, additional 
noise, and outdoor lighting from the parking lot, building lights, and vehicle lights.  
 
Standard #8 – Signage and Lighting 
 
18.105.150 “One monument sign less than six feet in height and 60 square feet measured from 
the farthest extent of the sign to form a rectangle is allowed per commercial project. If a 



commercial project includes more than five potential businesses the Planning Department may 
approve a sign up to 10 feet in height and 100 square feet measured from the farthest extent of 
the sign to form a rectangle. Application for additional monuments signs in a commercial project 
will be considered a conditional use. The applicant must demonstrate to the Planning 
Department that the additional sign(s) are necessary.” 
 
“One wall sign not to exceed 30 square feet measured from the farthest extent of the sign to 
form a rectangle is allowed on the wall facing the primary entrance to the commercial project. 
Except as otherwise provided in this section, every wall sign and painted wall sign in a commercial 
zone shall comply with the following requirements: 

a. No part of any sign shall extend above the wall upon which it is situated. 
b. No sign, including any light box or structural part, shall project more than 12 inches from 

the face of the pan of the building to which it is attached.” 
 
The applicant is planning a marquee sign for the development on the corner of Spring Hollow 
Road and State Road 35.  They noted on the site plan, “Each business sign to meet Francis City 
signage code requirements. Any sign proposed not meeting Francis City signage code must be 
submitted for a conditional use review.”  
 
The signage plans comply with FCC and do not increase or change the detrimental effects listed. 
 
18.45.150 “Outdoor lighting shall be designed to prevent exposure of light source to the view of 
residents.” 
 
18.118 “The applicant in nonresidential zones must also provide a plan on how outdoor lighting 
will minimize impacts on adjacent properties.” 
 
“All outdoor lighting must be full cut-off directing the light downward. The bulb or lighting source 
cannot be visible from the property line. Outdoor lighting cannot be directed towards any 
adjacent neighboring properties.” 
 
In each CUP application, the applicant states that they “do not anticipate any abnormal … lighting 
change … associated” with the use.  
 
The outdoor lighting plan was evaluated during the commercial development review. The city 
code allows up to 349,000 lumens of outdoor lighting for this development. The outdoor lighting 
planned totaled 178,990 lumens – just over half of the allowed limit. All fixtures will be full cut-
off. Lighting may not be directed at neighboring properties to be compliant with code. 
 
The applicant plans to reduce lighting as much as possible while still having some security lighting 
after 11:00 pm.  
 
Vehicle lights will be an additional source of light at night. The detrimental effects of outdoor 
lighting and vehicle lights on the adjoining residence can be mitigated with the proposed 8 ft 
concrete wall and tree buffer.  
 



The Vehicle Headlight Study conducted by city staff concludes that headlights will have a minimal 
impact on residential properties across the street from the development on SR 35. The access 
point and drive-through lanes along SR 35 align with existing driveways and unoccupied spaces. 
The applicant is proposing pine tree clusters aligned with the drive-through lanes to help mitigate 
vehicle light concerns. Vehicle headlights will have the most impact on the residential property 
across from the Spring Hollow Road exit. This access cannot be moved and was previously 
approved. The applicant will work with the property owner to add a landscape buffer, if desired. 
 
Standard #9 – Noise or Odors 
 
8.10.0020 “The following sounds are prohibited pursuant to this chapter: 

1. A sound measuring 70 decibels or more between the hours of 7:00 a.m. and 10:00 p.m. 
Monday through Saturday, or between the hours of 9:00 a.m. and 10:00 p.m. on Sunday. 

2. A sound measuring 55 decibels or more between the hours of 10:00 p.m. and 7:00 a.m. 
Monday through Saturday, or between the hours of 10:00 p.m. Saturday and 9:00 a.m. 
on Sunday.” 

 
In each CUP application, the applicant states that they “do not anticipate any abnormal odors … 
or noise issues associated” with the use. 
 
The Noise Disturbance Study performed by city staff concludes that the detrimental effects of 
additional noise can be mitigated with the planned buffer on the adjoining residential property 
line, restricting delivery hours to the daytime Monday – Saturday, and requiring that mechanical 
equipment for building 3 (drive-through 2) be placed as far from the adjacent existing residence 
as possible and be enclosed.   
 
Standard #11 – Property Values and Property Use of Adjoining Owners 
 
The city has no specific evidence of property value changes associated with this project.   
 
The new City Hall is directly south of this development along with other city buildings and the 
soccer field. 
 
A review of literature on the impacts of commercial development on nearby residential is 
inconclusive.  
 
There is one residential property that borders the project on the east.  The site plan has mitigation 
with fencing and landscaping to reduce noise and lighting impacts and staff has recommended 
additional conditions, so the impact complies with the city code. 
  
Other residential properties exist across Spring Hollow and State Road 35.  The residential homes 
are all at least 100 feet from the hotel and restaurants. This project is at the intersection of State 
Road 35 and Spring Hollow Road – which is the largest and most traveled intersection in the city.  
It is also located in the City Center zone, which was created to encourage development and begin 
to create a commercial center and bring commercial activity to the city.  It is not unreasonable 
that development would arrive at this intersection.  There are also commercial properties across 



the street to the west of this project. There are no Commercial or City Center Zones that are not 
abutting, adjacent, or across the street from residential areas. 
 
This proposed project will not prevent any of the uses currently surrounding the project but will 
bring increased traffic, noise, and lighting. These anticipated increases can be mitigated with 
measures taken by the applicant and the conditions proposed by staff. 
 
Hotel CUP 
 
Hotels are a conditional use in the City Center Zone. (18.57.020)  
 
The hours of operation of the hotel are 24 hours a day, 7 days a week. 
 
The Planning Commission cited concerns about shared parking and the 4-story design of the 
building not being compliant with current FCC as reasons for tabling the hotel CUP. The City 
Council is evaluating a code text amendment to increase the number of stories from three to 
four. The applicant submitted alternate plans for a 3-story building in case the code amendment 
is not approved. There are no changes to the exterior of the building. On the interior, the 4th floor 
becomes unfinished attic space, and the number of rooms is reduced from 67 to 46. 
 
Parking requirements will be reduced if the hotel is 3 stories. The applicant is not planning to 
change the parking lot and will continue seeking a shared parking agreement with the city. It is 
proposed that the shared parking lot will have 23 total stalls, including 10 trailer/truck stalls (see 
Shared Parking Agreement draft). 170 parking stalls are shown on the site plan for the 
development. The applicant anticipates overlapping daytime and nighttime uses and plans to 
apply for a reciprocal use reduction. See parking tabulation below: 
 

Use 3-Story 4-Story 

Hotel  
(1 per room) 

46 rooms 46 stalls 67 rooms 67 stalls 

Restaurants 
(1 per 3 seats) 

198 seats 66 stalls 198 seats 66 stalls 

Retail  
(4 per 1,000 sq ft) 

14,000 ft2 56 stalls 14,000 ft2 56 stalls 

Residential  
(3 per unit) 

21 units 63 stalls 21 units 63 stalls 

25% Reciprocal Reduction   -57 stalls  -63 stalls 

City Shared Parking  -23 stalls  -23 stalls 
Total Required at Town Center  151 stalls  166 stalls 
Total Provided at Town Center  170 stalls  170 stalls 

 
Note: During the business license approval process, the city will check that the applicant has 
adequate parking for each business use. The Planning Commission may authorize a reciprocal use 
reduction of up to 25% after the applicant demonstrates that they have overlapping daytime and 
nighttime uses. 
 



Detrimental effects caused by the hotel are anticipated to be decreased privacy, additional noise, 
and outdoor lighting. These effects can be mitigated with the proposed 8 ft concrete wall and tree 
buffer on the adjoining residential property line. Noise disturbances can be further mitigated by 
allowing deliveries only between the hours of 9:00 am and 7:00 pm. 
 
The applicant is planning a 3-story or 4-story hotel. The adjoining residential property will be 
visible from the upper floors of the hotel even with the tree buffer. The adjoining residential 
property is more than 550 ft (in a straight line) from the hotel. The impact of decreased privacy 
from the upper floors of the hotel will be mitigated by this distance. 
 
Drive-Through Restaurants 1 and 2 CUPs 
 
Drive-through restaurants are a conditional use in the City Center Zone. (18.57.020)  
 
The applicants’ stated hours of operation for the drive-through restaurants will be between 5:30 
am and 11:00 pm.  
 
Detrimental effects caused by the drive-through restaurants are anticipated to be decreased 
privacy, additional noise, and outdoor lighting. These effects can be mitigated with the proposed 
8 ft concrete wall and tree buffer on the adjoining residential property line. Noise disturbances 
can be further mitigated by allowing deliveries only between the hours of 9:00 am and 7:00 pm. 
 
Drive-through restaurant 2 will be one of the closest businesses in the development to the 
adjoining residential property owner. It is recommended that a condition be placed on this 
business that the mechanical HVAC equipment for building 3 (drive-through 2) be placed as far 
from the adjoining residence as possible and be enclosed.  
 
The impact of vehicle headlights from the drive-through restaurants on residential homes across 
from the proposed development will be minimal because the drive-through lanes along SR 35 
align with existing driveways and unoccupied spaces. The applicant is proposing pine tree clusters 
aligned with the drive-through lanes to help mitigate vehicle light concerns. 
 
Staff Recommendations:  
 

Landscape Plan - Approve 
 
Conditional Use Permits 
 
Hotel – Positively recommend approval with the following conditions: 
 

1. Build and maintain an 8 ft precast decorative concrete wall on the east property line 
adjoining the existing residence. 

2. Plant and maintain a tree buffer as shown on landscape plan on the east property line 
adjoining the existing residence. 

3. Deliveries are only allowed between the hours of 9:00 am and 7:00 pm. 
4. Sign a shared parking agreement with the city for 23 stalls, including 10 trailer/truck stalls. 



Drive-Through Restaurant 1 – Positively recommend approval with the following conditions: 
 

1. Build and maintain an 8 ft precast decorative concrete wall on the east property line 
adjoining the existing residence. 

2. Plant and maintain a tree buffer as shown on landscape plan on the east property line 
adjoining the existing residence. 

3. Deliveries are only allowed between the hours of 9:00 am and 7:00 pm. 
4. The hours of operation are between 5:30 am and 11:00 pm. 

 
Drive-Through Restaurant 2 – Positively recommend approval with the following conditions: 
 

1. Build and maintain an 8 ft precast decorative concrete wall on the east property line 
adjoining the existing residence. 

2. Plant and maintain a tree buffer as shown on landscape plan on the east property line 
adjoining the existing residence. 

3. Deliveries are only allowed between the hours of 9:00 am and 7:00 pm. 
4. The hours of operation are between 5:30 am and 11:00 pm. 
5. Mechanical equipment for this building is to be placed as far from the adjacent existing 

residence as possible and be enclosed. 
 
Community Review:  
 

A public hearing will not be held at this meeting. A public hearing was previously held for the 
Town Center CUPs in January.  
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Town Center Commercial Development 
Access and Drive-Through Vehicle Headlight Impact Study 

 
Date: January 28, 2025 

 
Prepared By: Katie Henneuse, City Planner and Code Enforcement Officer 

 
 
Introduction 
 
This report was written in response to the Planning Commission’s concern that vehicle headlights will 
have a detrimental effect on residential property owners across from the Town Center development. 
The Planning Commission asked the applicant to identify the locations of vehicle travel in the proposed 
development (specifically the exit points and north-traveling drive-through lanes) and evaluate the 
impact of vehicle lights on nearby residential properties. Vehicle headlights may have a detrimental 
effect on nearby residences if it is shown that vehicle lights align with homes. Two potential mitigation 
measures were identified in the January 2025 meeting. The first is to add a landscape buffer aligned 
with the drive-through lanes and the second is to consider moving the location of an access or drive-
through to align with driveways and roads opposite the development. 
 
The Town Center project proposes the construction of a hotel with up to 67 rooms, three restaurants 
including two drive-throughs, 14,000 square feet of retail space for up to 9 businesses, and 21 
apartments. The development will be constructed on a vacant lot on the southeast corner of State Road 
35 and Spring Hollow Road. 
 
Two access points are planned for the Town Center development – one on Spring Hollow Road and 
another on State Road 35. Each access point will allow vehicles to enter and exit the development. Two 
drive-through restaurant lanes are also planned. The drive-through lanes are one-directional. Survey 
markers were placed in the ground to identify the locations of each of these access points or drive-
through lanes, with survey markers placed for the drive-throughs where vehicles travel north (see 
attached plan and map of survey markers for reference). 
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Spring Hollow Road Access 
 
The Spring Hollow Road access survey markers at the driveway centerline are labeled 1000 - 1002.  
 

   
 
 
 
 

This access point aligns with a home. The residents will likely be impacted by vehicle headlights. This 
type of detrimental effect can be mitigated in other locations by moving the access point so it aligns 
with a driveway or road opposite the development. Homes line the west side of Spring Hollow Road and 
there are no other locations to move the access point that do not impact a residential home. 
Additionally, in the opinion of the city engineer, the access point was placed at the best location 
because it is as far from the intersection as possible. This access point was previously approved during 
the site plan review for the first Town Center proposal. The applicant has agreed to discuss mitigation 
measures with the property owner and offer to pay for a landscape buffer on the residential property. 
  

Survey Marker 1002 
Centerline of Spring Hollow Access 

Aerial View of Town Center and 
Properties Across the Road 
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State Road 35 Access 
 
The State Road 35 access survey markers at the driveway centerline are labeled 1007 - 1009.  

 

   
 
 
 
 

No mitigation measures are recommended for this access point because the location already aligns with 
a driveway for a commercial business. 
  

 

Survey Marker 1008 
Center of SR 35 Access 

Survey Markers 1007 – 1009 
Edge of Road View 
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Drive-Through 1 
 
 
The drive-through 1 survey markers are labeled 1012 - 1018. The photographs below were taken at the 
centerline of the travel lane.  
 

   
 
 

 
No mitigation measures are recommended for drive-through 1 because the location of the drive-
through already aligns with a secondary driveway and side yard of the property across the street. The 
applicant added three evergreen trees to the landscape plan at the turn radius to help mitigate vehicle 
headlight concerns. 
 

  

Survey Marker 1012 
Center of Drive-Through 1 

Survey Marker 1012 
Edge of Road View 
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Drive-Through 2 
 
The drive-through 2 survey markers are labeled 1019 - 1025. The photographs below were taken at the 
centerline of the travel lane.  
 

   
 
 
 
 

No mitigation measures are recommended for drive-through 2 because the location of the drive-
through already aligns with a driveway, barn and garage of the property across the street. The applicant 
added three evergreen trees to the landscape plan at the turn radius to help mitigate vehicle headlight 
concerns. 
 
Conclusion 
 
Vehicle headlights will have a minimal impact on residential homes opposite the Town Center 
development on SR 35. No mitigation measures are recommended. The access points and north-
traveling drive-through lanes are planned in locations across from driveways and accessory buildings. 
The applicant added clusters of evergreen trees at the drive-through turn radii to help mitigate vehicle 
headlight concerns. Vehicle headlights will impact the residential property across from the Spring 
Hollow Road exit. This access cannot be moved and was previously approved. The applicant will work 
with the property owner to add a landscape buffer if desired. 
 

Survey Markers 1020-1025 
Center of Drive-Through 2 

Survey Markers 1021 
Edge of Road View 
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SYMBOL CODE BOTANICAL / COMMON NAME SIZE

TREES

GTI2 Gleditsia triacanthos inermis `Harve` TM / Northern Acclaim Thornless Honey Locust 2" Cal.

JUN SP2 Juniperus chinensis 'Spartan' / Spartan Juniper #5

PIC PE4 Picea glauca 'Pendula' / Weeping White Spruce 8` Ht.

PIN ARI Pinus aristata 'Sherwood Compacta' / Dwarf Bristlecone Pine 4` Ht.

POP NMN Populus tremuloides 'Clump Form' / Clump Form Quaking Aspen 2" Cal.

PRU SC3 Prunus x cistena 'Schmidtcis' / Big Cis Plum 2" Cal.

QUE YOD Quercus x bimundorum 'JFS-KW2QX' TM / Skinny Genes Oak 2" Cal.

SHRUBS

ARO LSC Aronia melanocarpa 'UCONNAM165' TM / Low Scape Mound Black Chokeberry 1 gal.

COR ELE Cornus alba `Elegantissima` / Silveredge Dogwood 1 gal

JH Juniperus horizontalis `Emerald Spreader` / Emerald Spreader Juniper 1 gal

PHY SEW Physocarpus opulifolius `Seward` TM / Summer Wine Ninebark 1 gal

PM Pinus mugo `Slowmound` / Mugo Pine 1 gal

GRASSES

CA2 Calamagrostis x acutiflora `Karl Foerster` / Feather Reed Grass 1 gal

HEL SEM Helictotrichon sempervirens / Blue Oat Grass 1 gal

INERT MATERIAL

BOU DE2 BOULDER SURFACE SELECT / DECORTIVE BOULDERS 2`-3`

BOU DE3 BOULDER SURFACE SELECT / DECORTIVE BOULDERS 3`-4`

PERENNIALS

HH Hemerocallis x `Happy Returns` / Happy Returns Daylily 1 gal

SE Sedum x `Autumn Fire` / Autumn Fire Sedum 1 gal

SYMBOL CODE BOTANICAL / COMMON NAME SIZE

GROUND COVERS

CR Crushed Angular Rock 1"-2" / Owner to Select Color N/A

QTY
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QTY

28,351 sf
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NO. DATE DESCRIPTION

PROJECT:

CHECKED BY:

ISSUED:

50002

HISLOP

11-19-2024

NORTH

0

SCALE: 

feet20 40 60

1" = 20'

1. THE CONTRACTOR SHALL INSPECT THE SITE & FULL CONSTRUCTION DRAWING SET TO
BE FULLY AWARE OF ALL PERTINENT EXISTING CONDITIONS PRIOR TO SUBMITTING BID
OR PROPOSAL.

2. NO WORK IS TO BEGIN UNTIL NECESSARY PERMITS HAVE BEEN OBTAINED. IT IS THE
CONTRACTOR'S RESPONSIBILITY TO OBTAIN AND PAY FOR ALL PERMITS.

3. PRIOR TO THE COMMENCEMENT OF ANY WORK, THE CONTRACTOR SHALL VERIFY THE
LOCATION OF ALL UNDERGROUND UTILITIES THAT MAY BE AFFECTED BY HIS WORK.
THE CONTRACTOR SHALL PROTECT THOSE UTILITIES THAT ARE TO REMAIN AND BE
RESPONSIBLE FOR THE REPAIR OF DAMAGES TO SUCH UTILITIES.

4. THE CONTRACTOR SHALL NOTIFY ALL UTILITY COMPANIES WHEN CONSTRUCTION
WORK BEGINS NEAR ANY UTILITY LINES AND ARRANGE FOR A UTILITY REPRESENTATIVE
BE PRESENT IF THE CONTRACTOR'S CLOSE OPERATIONS COULD CREATE A HAZARDOUS
CONDITION.  UTILITIES SHOWN ON PLAN ARE BASED OF AERIAL IMAGERY
INFORMATION AND HAVE SOME DISCREPANCIES.

5. THE CONTRACTOR SHALL PROTECT EXISTING BUILDINGS, WALKS, DRIVES, CURBS, ETC.
THAT ARE TO REMAIN AND SHALL REPAIR ANY DAMAGE THAT MAY RESULT FROM
CONSTRUCTION OPERATIONS.

6. THE LANDSCAPE AND IRRIGATION CONTRACTORS SHALL COORDINATE THEIR WORK
WITH ANY OTHER CONTRACTORS AND TRADES WORKING ON THIS PROJECT.  PROVIDE
SLEEVES AS REQUIRED FOR DRAINAGE, IRRIGATION AND ELECTRICAL LINES, ETC. PRIOR
TO PAVING AND LANDSCAPE WORK.

7. THE CONTRACTOR IS RESPONSIBLE FOR ANY UNAUTHORIZED DAMAGE INSIDE AND
OUTSIDE THE LIMIT OF WORK LINE DUE TO CONTRACT OPERATIONS AND SHALL
RESTORE DAMAGED AREAS TO ORIGINAL CONDITIONS AT NO COST TO THE OWNER.

8. CONTRACTOR SHALL BE RESPONSIBLE FOR YARD AND BUILDING CLEANUP AT THE
COMPLETION OF WORK.

GENERAL NOTES

1. CONTRACTOR TO VERIFY ALL CONDITIONS PERTAINING TO THIS PLAN AND REPORT ANY
DISCREPANCIES IMMEDIATELY TO THE OWNER.

2. THE CONTRACTOR SHALL LOCATE AND VERIFY ALL UTILITIES LINES PRIOR TO PLANTING
AND SHALL REPORT ANY CONFLICTS TO THE OWNER.

3. CONTRACTOR SHALL REPAIR ALL DAMAGES CAUSED BY OPERATIONS (WHICH OCCUR
ON OR OFF SITE) TO THE ARCHITECT'S AND OWNER'S SATISFACTION.

4. ALL QUANTITIES SHOWN ARE APPROXIMATE AND ARE FURNISHED SOLELY FOR THE
CONTRACTOR'S CONVENIENCE. THEY DO NOT NECESSARILY CORRESPOND TO BID
SCHEDULE ITEMS. IN THE CASE OF ANY DISCREPANCIES, PLANS SHALL OVER-RIDE THE
LANDSCAPE AND BID SCHEDULE QUANTITIES. CONTRACTOR SHALL VERIFY QUANTITIES
SHOWN ON THE PLANS AND BASE THEIR BID ACCORDINGLY.

5. DO NOT MAKE UNAPPROVED SUBSTITUTIONS. IF SPECIFIED LANDSCAPE MATERIAL IS
NOT OBTAINABLE, SUBMIT PROOF OF NON-AVAILABILITY FROM AT LEAST FIVE SOURCES
TO OWNER, TOGETHER WITH PROPOSAL FOR USE OF EQUIVALENT MATERIAL FOR FINAL
APPROVAL.

6. LAYOUT INDIVIDUAL TREE AND PLANT LOCATIONS AND AREAS FOR MULTIPLE
PLANTINGS, STAKE LOCATIONS, AND OUTLINE AREAS AND SECURE OWNER'S
ACCEPTANCE BEFORE START OF PLANTING WORK. MAKE MINOR ADJUSTMENTS AS MAY
BE DIRECTED.

7. INSTALL DEWITT PRO-5 WEED BARRIER UNDER ROCK MULCH.  FABRIC SHALL BE
INSTALLED AFTER PRE-EMERGENT HAS BEEN APPLIED. CUT AN "X" SHAPE IN WEED
BARRIER FOR PLANTS AND STAPLE FOLDS DOWN INTO SOIL. USE FABRIC STAPLES
EVERY FIVE FEET ON CENTER IN PLANTER BED.

8. REPAIR ALL LANDSCAPING WHERE NEW CONSTRUCTION MEETS EXISTING.
9. PERFORM PERCOLATION TEST ON ALL TREE PLANTING HOLES AND PLANTING BEDS

PRIOR TO PLANTING.  INFORM OWNER OF CONDITIONS OF POOR DRAINAGE.
10. LANDSCAPE CONTRACTOR SHALL COORDINATE AND ADJUST PLANT PLACEMENT WITH

SPRINKLERS.
11. CONTRACTOR SHALL BE RESPONSIBLE TO MAINTAIN ALL PLANT MATERIALS IN A

HEALTHY STATE DURING CONSTRUCTION. ANY DAMAGE TO PLANT MATERIAL DUE TO
NEGLECT BY THE CONTRACTOR SHALL BE REPAIRED OR REPLACED AT THE
CONTRACTOR'S EXPENSE.

12. SEE SHEET L-501 AND L-502 FOR LANDSCAPE & IRRIGATION DETAILS. SEE L600 - L603
FOR SPECIFICATIONS.

PLANTING NOTES

L100

PLANTING
PLAN

PLANT SCHEDULE

AVOID CUTTING UNDERGROUND
UTILITY LINES. IT'S COSTLY.

OR

02.10.2025
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STAIR CORRIDOR

Egress @ Doors = OCC.x0.2
21 x 0.2 =4.2
32" required by 1010.11
36" provided
Door swing in direction of travel

Per Section 1005.1
Egress @ stairs = OCC. 0.3
21x0.3=6.3"
36 min required (1011.2)
48" provided
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Town Center Commercial Development 
Noise Disturbance Study 

 
Date: January 9, 2025 

 
Prepared By: Katie Henneuse, City Planner and Code Enforcement Officer 

 
 
Introduction 
 
The Town Center project proposes the construction of a hotel with up to 70 rooms, three restaurants 
including two drive-throughs, 14,000 square feet of retail space for up to 9 businesses, and 21 
apartments. The development will be constructed on a vacant lot on the southeast corner of State Road 
35 and Spring Hollow Road. 
 
This report evaluates the proposed project’s potential to generate noise in excess of standards 
established in the Francis City Code, Section 8.10.020: 
 
“The following sounds are prohibited pursuant to this chapter: 

1. A sound measuring 70 decibels or more between the hours of 7:00 a.m. and 10:00 p.m. Monday 
through Saturday, or between the hours of 9:00 a.m. and 10:00 p.m. on Sunday. 

2. A sound measuring 55 decibels or more between the hours of 10:00 p.m. and 7:00 a.m. Monday 
through Saturday, or between the hours of 10:00 p.m. Saturday and 9:00 a.m. on Sunday.” 

 
Sound level was measured in decibels (dBA) using an Extech Type 2 Sound Level Meter.  
 
Existing Noise Environment 
 
Base level measurements were observed at different times during the day for a period of about three 
minutes. The low and high measurements were recorded. The noise level mode was also recorded (level 
of noise most frequent). The measurements were taken on-site at the proposed development, 
approximately 50 feet from the intersection.   
 
The noise created by the intersection traffic had the most impact on the base level of noise. No other 
noise disturbances were noted on the day that measurements were recorded. 
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Time Low High Mode Site Activity Description 

8:55 AM 48 dBA 72 dBA 55 dBA Average traffic patterns for this time during the day. Several 
vehicles and some commercial trucks passing. 

12:20 PM 45 dBA 71 dBA 54 dBA Average traffic patterns for this time during the day. Several 
vehicles and a few large commercial trucks passing. 

4:05 PM 48 dBA 66 dBA 55 dBA Average traffic patterns for this time during the day. Several 
vehicles and some large commercial trucks passing. 

8:00 PM 40 dBA 57 dBA 48 dBA Average traffic patterns for this time during the day. A few 
vehicles and no large commercial trucks passing. 

 
Expected Noise Disturbances from Development 
 
The sound level of typical loud outdoor noises expected from the development were measured on-site 
about 20 ft from the source (correlating with the minimum distance from the development to the 
adjoining residential property). Measurements were recorded when there was base level of sound 
amplification of about 54 dBA. 
 

Noise Source Total Sound Level 
Measurement (Sound + Base) 

Large diesel truck 71 dBA 

Loud talking – 2 people 58 dBA 

Truck door slamming 68 dBA 

 
Mechanical HVAC equipment was not measured on-site, but typically generates a sound level between 
50-60 dBA from a distance of 30 ft. (Source: Camino Real Hotel Noise and Vibration Assessment, 2021). 
 
Note on sound measurement math – Decibel levels are based on logarithms. When you have multiple 
sources of sound in an environment, the sound levels do not add together. For example, one vacuum 
creates a sound of 80 dB, but the sound created by two vacuums is just 83 dBA.  
 
Conclusion 
 
The reasonable noise disturbances created by the Town Center project from a distance of 20 feet may 
exceed the levels allowed by the Francis City Code during the 70 dB (daytime) and 50 dB (nighttime) 
periods. The following mitigation measures are recommended for this project so that the noise 
disturbances are reduced for nearby residential property owners and comply with Francis City Code. 
 

1. Privacy fencing in locations adjoining existing residence. 
2. Tree landscape buffer in locations adjoining existing residence. 
3. Deliveries allowed during daytime hours only Monday to Saturday. 
4. Mechanical equipment for be building 3 placed as far from existing residence as possible 

and be enclosed. 
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