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Zoning Consolidation 

Rezone

File# ZM-26-008

2785 East 3300 South

Applicant: Tyler afflect

Planner: Zack Wendel



Request:
The applicant is seeking to rezone a portion of property located at 2785 E 3300 S. The 
subject property is currently split between two zoning designations, the Residential 
Mixed (RM) Zone and the Commercial (C) Zone. The request seeks to rezone the 
portion currently zoned Residential Mixed (RM) to the Commercial (C) Zone, resulting in 
a single, unified commercial zoning designation for the entire property. 

Consolidating the property under one zoning designation would help simplify and 
provide greater clarity regarding permitted uses and applicable zoning requirements.

No new development is proposed as part of this rezone application. 



Aerial Image:



Zoning Map:



Conclusions:
• Planning Open House Meeting: Residents within 600’ radius of the property were noticed to 

participate in an open house meeting, that was held on May 5th, 2026. Staff did not receive 
any comments in response to the application. However, clarification questions were asked 
regarding the use of the property should the rezone be approved.

• The intention of the zone change is to clean up portions of land that are not consistent.
• The zone change will not create any nonconformities or increase the degree of 

nonconformity of any existing structure or use.
• The proposed zone clean up will stay in line with the Future Land Use Map designation.
• No new development is being proposed as part of this rezone application. The existing 

building and the current tenant will remain at this time.

• EMCCC: On May 7th, 2026, EMCCC discussed the application and forwards a positive 
recommendation to the Planning Commission.



Recommendation

Staff Recommendation: Based on the findings and conclusions listed 
above, Staff recommend that the Planning Commission take public 
comments and recommend to the City Council approval of 
application file number ZM-26-008, as presented, unless during the 
hearing facts are presented that contradict these findings or new 
facts are presented, either of which would warrant further 
investigation by Staff.

7
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East Millcreek Estates

Major subdivision

File# sd-25-011

2965 East Evergreen Avenue

Applicant: Peter gamvroulas / Ivory Development (Ivory Homes)

Planner: Zack wendel



Request:
• Ivory Homes is seeking a Major Subdivision approval to allow for a 21-lot subdivision 

located at 2965 E Evergreen Ave, also known as the Reid School property. 

• The subject property is located within Millcreek’s Single-Household Residential (R-1-8) 
Zone. The property is approximately 6.06 acers, and the applicant is proposing to 
subdivide the property into 21 single-family lots ranging from approximately 8,000 sq 
ft to 15,000 sq ft in size. 



Aerial Image:



Zoning Map:



Site 
Plan



Phase 1



Phase 2



Conclusions:
• Planning Open House Meeting: Residents within 300’ radius of the property were noticed to 

participate in an open house meeting, that was held on May 5th, 2026. Residents asked 
questions regarding the proposed retaining wall, why the project will be in two phases, zoning 
requirements, water drainage, sidewalk repairs, impacts to neighboring properties, dust 
mitigation, among other questions.

• The subject property is designated Public/Quasi-Public on the Future Land Use Map. 
However, the existing zoning designation supersedes the Future Land Use Map designation. 
The Future Land Use designation should be addressed during the next General Plan and 
Future Land Use Map amendment.

• The Preliminary Subdivision is consistent with and complies with the requirements of the 
specific zoning district in which the Preliminary Subdivision is located and the applicable 
requirements of this Code and other applicable Millcreek and State requirements.



Recommendation

Staff Recommendation: Based on the findings and conclusions listed 
above, Staff recommends that the Planning Commission take public 
comments and approve application file number SD-25-011, unless during 
the hearing facts are presented that contradict these findings or new facts 
are presented, either of which would warrant further investigation by Staff. 

1 6
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Motion Ready:

Based on the findings and conclusions listed within the Staff Report, I 
move that the Planning Commission approve file number SD-25-011, 
as proposed.

1 7
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Chambers Avenue 

Right of Way Vacation

File# sV-26-002

3200 South 1400 East (approx.)

Millcreek Staff: Applicant

Prepared by: Brad Sanderson



Vicinity Map



Aerial Image



Vacation vs Utilities



ROW Vacation



• The vacation does not deprive abutting 
properties of adequate legal access to 
existing or proposed public utilities or 
drainage installations;

• The vacation is consistent with the General 
Plan and other adopted policies and 
plans, including any adopted 
transportation plan or streets/roadway 
plan;

• The land to be vacated is no longer 
necessary for public use and 
convenience;

• The right-of-way is no longer needed for 
public transportation purposes;

• The vacation will not adversely impact the 
use of the right-of-way for public utility 
and/or drainage purposes;

Approval Criteria: 
Public streets or municipal utility easements may not be 
vacated unless the following criteria are met:

• Access to lots or properties surrounding the 
plat will not be adversely affected, and the 
vacation will not leave any land-locked 
properties or deprive abutting properties of 
adequate legal access; 

• The vacation will not adversely impact the 
health, safety, and/or welfare of the general 
community, or reduce the quality of public 
facilities or services provided to any property, 
including but not limited to police/fire 
protection, access, and utility service;  

• The vacation satisfies the requirements of 
MKC 14.52;  

• Good cause exists for the vacation; and 
• The public interest or any person will not be 

materially injured by the proposed vacation. 



Motion Ready:

Based on the findings and conclusions listed within the Staff Report, I 
move that the Planning Commission approve file number SV-26-002, 
as presented.
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Maples Hills Lot 42

Public Utility Easement Vacation

File# sV-26-003

A portion of Public Utility Easement 
(approx. 3785 South Ash Circle)

Millcreek Staff: Jared Hackett

Prepared by: Brad Sanderson



Vicinity & Plat Maps



Vicinity & Plat Maps



• The vacation does not deprive abutting 
properties of adequate legal access to 
existing or proposed public utilities or 
drainage installations;

• The vacation is consistent with the General 
Plan and other adopted policies and 
plans, including any adopted 
transportation plan or streets/roadway 
plan;

• The land to be vacated is no longer 
necessary for public use and 
convenience;

• The right-of-way is no longer needed for 
public transportation purposes;

• The vacation will not adversely impact the 
use of the right-of-way for public utility 
and/or drainage purposes;

Approval Criteria: 
Public streets or municipal utility easements may not be 
vacated unless the following criteria are met:

• Access to lots or properties surrounding the 
plat will not be adversely affected, and the 
vacation will not leave any land-locked 
properties or deprive abutting properties of 
adequate legal access; 

• The vacation will not adversely impact the 
health, safety, and/or welfare of the general 
community, or reduce the quality of public 
facilities or services provided to any property, 
including but not limited to police/fire 
protection, access, and utility service;  

• The vacation satisfies the requirements of 
MKC 14.52;  

• Good cause exists for the vacation; and 
• The public interest or any person will not be 

materially injured by the proposed vacation. 



Motion Ready:

Based on the findings and conclusions listed within the Staff Report, I 
move that the Planning Commission approve file number SV-26-003, 
as presented.
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Liberty Cove

Development agreement/
REzone

File# ZM-26-011

Millcreek Staff: Lee Dial w/ Cowboy Partners LLC

Prepared by: Brad Sanderson



Vicinity Map            Zoning Map



Vicinity Map      



Vicinity Map      



Vicinity Map      



Vicinity Map      



Vicinity Map      



Vicinity Map      



Vicinity Map      





Liberty cove



Liberty cove



Liberty cove



Liberty cove



Liberty cove



Liberty cove



Liberty cove



Liberty cove
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View looking from West to East



View looking from West to East



Anticipated view looking West 
Level 1



Anticipated view looking West 
Level 2



Anticipated view looking West 
Level 3



Anticipated view looking West 
Roof Deck
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Questions









Recommendation

Based on the Findings and Conclusions listed above, the following is 
recommended: 

Staff Recommendation: That the Planning Commission take public 
comments, consider the proposed exhibits and recommend approval of 
application file number ZM-26-011 by adding a Development Agreement 
(including exhibits and terms) to the already existing Olympus Hills West 
Village Center Special District (OHW-VCSD) Zone specifically pertaining to 
property located at approximately 3962 S Wasatch Blvd, as presented, 
unless during the meeting facts are presented that contradict these findings 
or new facts are presented, either of which would warrant further 
investigation by Staff. 

6 6
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Motion Ready:

Based on the findings and conclusions listed within the Staff Report, I 
move that the Planning Commission approve file number ZM-26011, 
as presented.

6 7
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THANK YOU

6 8 p r e s e n t a t i o n  t i t l e 2 0 2 6



SD-25-007
Major Subdivision

4122 S Old Farm Way
Matt Knight



Project Details

The property is 
located on 4122 S 
Old Farm Way. The 
subject property 
can be seen in the 
red on this map of 
Millcreek.



Project Details
The property is located at 4122 S Old Farm Way. The 
site is approximately .94 acres and is currently zoned 
as Residential Mixed (RM). The site is bounded by the 
Old Farm PUD and Lexington Village HOA.

Currently the property has a single house that 
predates the creation of the Old Farm PUD. The 
property was never inducted into the HOA when the 
PUD was created in the 1970s.

The applicant is seeking to subdivide the property to 
build 9 townhome units. The proposal calls for 3 
triplex buildings for the site. The applicant is also 
working to induct the property into the Lexington 
Village HOA.



Project Details
The applicant is requesting a major subdivision for 
the property to build a multi unit project consisting 
of 9 new units. This is a permitted use in the RM 
zone.

The proposal seeks to construct a new townhome 
development on the site with access coming off Old 
Farm Way, a private right of way. The proposed plat 
and site plan are based off the ability of the 
development to be inducted into the surrounding 
HOA. The applicant has received preliminary 
approval to join the HOA, however, final approval 
for induction into the HOA has not yet been 
granted.

A map of the current zoning can be seen to the 
right.



Project Details

Since this development 
is a permitted use, the 
only aspect Planning 
Commission is weighing 
in on tonight is the 
subdivision of land.

The proposed plat can 
be seen on the right.



Project Details
MKZ 18.15.020(B)(5) Approval Criteria. The Planning Commission shall approve the request if: 

• The Preliminary Subdivision is consistent with and complies with the requirements of the specific zoning district in which 
the Preliminary Subdivision is located and the applicable requirements of this Code and other applicable Millcreek and 
State requirements.

• As applicable, the Preliminary Subdivision is consistent with the terms and conditions of any previously approved 
development plan or Development Agreements.

• Provides a layout of lots, streets, blocks, driveways, utilities, drainage, and other public facilities as required by all 
applicable standards of this Code and applicable regulations and standards.

• The project preserves, protects, integrates, or mitigates impacts to any identified sensitive lands or geologic hazards 
associated with the property.

• The Subdivision will not impair the ability of Millcreek or any public utility provider to provide facilities or services 
effectively.

• The engineering drawings and subdivision improvement plans comply with all applicable standards of this Title and other 
applicable Millcreek and State requirements.

• The Planning Commission may not approve a Preliminary Subdivision with a noncomplying structure or a structure 
occupied by a nonconforming use.



Project Details
The applicant has worked with the surrounding HOA and neighbors to be inducted into the HOA. Being 
inducted into the HOA will allow the site to be in compliance with the zoning code as the current 
property lines would be dissolved and the shared space would be part of the larger Lexington Village 
HOA. 

Induction into the HOA would mean that the development must adhere to the Covenants, Conditions, & 
Restrictions (CC&Rs) the HOA currently has or any new ones they may draft. This means the new 
residents would be able to access the amenities, use the private roadway network, and pay into 
maintenance of shared spaces. 



Process
This project is subject to a couple different city approvals. These have been outlined below:

• Major Subdivision
This is where the project is now. The applicant is seeking preliminary approval to subdivide the 
property. For final approval to be granted, the applicant must have the site plan application meet all 
city standards and be inducted into the HOA. If the property is not inducted into the HOA, the site 
layout will need to change to meet the zoning standards within the lot.

• Site Plan Review
Accompanying this subdivision application is a site plan application with Millcreek staff. For the site 
plan application to be approved, the final subdivision plat needs to be approved and recorded. After 
this, the site plan application may be approved by Millcreek staff and the applicant can apply for a 
building permit.



Planning Open House and Community Council
The applicant attended the Planning Open House on May 5th at City Hall. During the open house, 18 to 20 
residents from the surrounding Old Farm PUD and HOA came and spoke with the applicant and staff. Concerns 
from residents mainly surrounded the height of the proposed structures, vehicular traffic and parking, 
landscaping, and architecture. Comments received by Planning staff regarding this application can be found at 
the end of the staff report.

The Millcreek Community Council motioned in favor to recommend the subdivision as proposed in a 4 to 0 vote 
with one abstaining during their May 5th meeting. 



Findings and Conclusions
Findings:
• The property is within the Residential Mixed (RM) Zone,
• The property is an enclave surrounded by the Old Farm 

Planned Unit Development & Lexington Village HOA,
• The property consists of two parcels sized at 5,820 

square feet and 45,348 square feet,
• Access to the property is currently located off 4128 S, a 

private drive,
• The proposal seeks to build three triplexes totaling nine 

units,
• Multi-unit developments in the RM zone are a 

permitted use,
• The proposed development cannot meet all the site 

standards without induction into the surrounding HOA, 
and

• To receive preliminary approval, the major subdivision 
application must meet the standards found in MKZ 
18.15.020(B)(5).

Conclusions:
• Subdivisions and multi-unit developments are permitted 

in the RM zone,
• The property is seeking to join the Lexington Village HOA,
• The parcels will be combined as part of the subdivision 

application,
• Access will be located off Old Farm Way, a private drive,
• Triplexes are required 3,000 square feet per dwelling in 

the RM zone,
• A site plan application with Millcreek will need to be 

approved in conjunction with the final subdivision 
approval,

• The property must be accepted into the HOA to receive 
final approval from Millcreek, and

• The proposed plat and engineering documents meet the 
standards found in MKZ 18.15.020(B)(5).



Staff Recommendation & Model Motion

Staff Recommendation:
Based on the Findings and Conclusion, staff recommends that the Planning Commission take comments at the 
public meeting and grant preliminary approval of application file number (SD-25-007), unless during the 
meeting facts are presented that contradict these findings or new facts are presented, either of which would 
warrant further investigation by staff.

Model Motion:
I move that the Planning Commission grant preliminary approval of the subdivision application, file number 
(SD-25-007), based on the findings and conclusions found in the staff report.



ZM-26-007
Rezone from RM to C Zoning

765 E 4500 S
Allen Parkinson



Project Details

The property is 
located on 4500 
South on the 
north side of the 
street. The subject 
property can be 
seen in the red on 
this map of 
Millcreek.



Project Details

The property is located at 765 E 4500 S. The site is 
approximately .43 acres and is currently zoned as 
Residential Mixed (RM). The site is bounded by an 
office building to the east, 4500 S to the south, and 
residential housing to the north and west.

Currently the property has a house that has been 
converted to an office space for the applicants 
company, Think Tank Creative. Due to the growth of 
their company, they need a larger and more modern 
office environment to accommodate their growing 
business.



Project Details
The applicant is requesting a rezone to the 
Commercial (C) zone to build an office 
building on the site. The current RM zone 
does not allow for new office construction 
on the site. 

The proposal seeks to construct a new 
6,800 square foot, 2 story office building on 
the site. The proposed office building will 
have a basement for storage with the 
ability to convert into additional office in 
the future if necessary. Parking calculations 
for the site are based on the entire building 
being used for offices with a ratio of 1 
parking spot per 400 square feet of office 
space.

A map of the current zoning can be seen to 
the right.



Site Plan



Building Rendering



General Plan Considerations
When a rezone is sought within Millcreek, staff look to the Millcreek General Plan to ensure it meet the outlined goals and 
objectives of the city. 

• Future Land Use Map
The Millcreek Together General Plan future land use map outlines the property at 765 E 4500 S as “Mixed Use-1” which 
aims to for uses such as retail, medium density residential, and professional offices. Rezoning this property to 
commercial aligns with this future land use designation as this use of professional office along the 4500 S corridor fits 
with the City’s long term goals for the area. Uses such as professional offices also provide an ideal transition between 
the busy 4500 S corridor and the established residential neighborhood located directly north of the subject property.

• Subchapter 3.2: Thriving Economy
Millcreeks General Plan subchapter 3.2 discusses the importance of retaining and expanding businesses within the City.  
To create a strong and resilient economy, Millcreek aims to focus on attracting and retaining employers to the City. Think 
Tank Creative is a growing business within Millcreek that provides services to Millcreek residents and businesses around 
the county and state. 

• Business Culture. Goal E-2
Cultivate a business culture that allows existing establishments to grow in place, draws new firms to Millcreek and 
encourages more homegrown enterprises.
 Strategy 2.5: Support efforts to attract, expand and retain large, medium and small businesses that offer 
 high quality jobs, generate local tax revenue and/or provide needed goods or services to residents.



Process
This project is subject to a couple different city approvals. These have been outlined below:

• Rezone
This is where the project is now. The current zoning cannot allow construction of new offices on the 
site. The Commercial zone allows for office development as a permitted use which best fits for what 
the applicant is proposing. A rezone is a discretionary application and is ultimately decided by the City 
Council upon receiving recommendation from staff and the Planning Commission.

• Site Plan Review
If a rezone for the property is approved, the applicant will file for a site plan application with Millcreek 
Planning & Zoning. Since office development is a permitted use, this application is purely 
administrative meaning there is no public process that accompanies it. Staff will review the 
application to ensure the development is compatible with Millcreeks zoning code, engineering 
requirements, fire code, and the water departments needs. Once the plans comply with all 
departmental standards, the applicant can file for abuilding permit to begin construction.



Neighborhood Meeting
The applicant held a neighborhood meeting on March 17th, 2026, as required by code. Notices were sent to all 
properties within 600 feet of the site. No residents attended the meeting. 
Staff has not received any comments from neighbors or residents about this proposal.



Planning Open House and Community Council
The applicant attended the Planning Open House on May 5th at City Hall. During the open house, the applicant 
was only approached by a few residents that were their for other applications. No concerns were raised by 
residents or neighbors.

The Millcreek Community Council motioned in favor to approve the rezone as proposed in a 5 to 0 vote during 
their May 5th meeting. 



Findings and Conclusions
Findings:
• The property is currently zoned RM which 

does not allow for new office building 
development,

• The property sits on the 4500 S corridor, a 
large east-west corridor that houses multiple 
office, retail, and residential developments,

• Think Tank Creative has been located on this 
site for over 15 years,

• The property is roughly 19,000 square feet in 
size, and

• Office development is a permitted use in the 
Commercial zone.

Conclusions:
• Rezoning the property to Commercial will allow for 

office development,
• This area of 4500 S is identified as “Mixed Use-1” 

on the future land use map which allows for 
professional office development,

• Rezoning the property will allow for an existing 
Millcreek business to grow and expand within the 
City,

• The site meets all the spatial requirements outlined 
in the Commercial zone, and

• The development will have to go through a site 
plan application with Millcreek prior to issuance of 
a building permit.



Staff Recommendation & Model Motion

Staff Recommendation:
Based on the Findings and Conclusions, staff recommends that the Planning Commission take comments at the public 
hearing and forward a positive recommendation of application file number (ZM-26-007), to the Millcreek City Council, 
unless during the meeting facts are presented that contradict these findings or new facts are presented, either of which 
would warrant further investigation by staff.

Model Motion:
I move that the Planning Commission grant preliminary approval of the subdivision the rezone application, file number (ZM-
26-007), to the Millcreek City Council based on the findings and conclusions found in the staff report.



Zoning Code Text 
Amendments

ZT-26-001
Millcreek Planning Staff



Scope
• This is the second of three amendment packages.
• The next package will address sensitive lands, historic preservation, and other 

requirements in state statute (including some recodifications).
• This is normal – it is in response to new circumstances and the complexities of 

implementing a new code. 
• We are including a discussion at the beginning about the Woodhaven Text 

Amendment, which was filed separately by a private applicant. 



Updates
At the April 15th Planning Commission meeting, planning commissioners motioned to 
continue this text application to allow for community councils to weight in on 
proposed changes. 
The Millcreek Community Council recommended another continuation due to the 
volume of information in the application. The Council has asked for Planning Staff to 
address the application at their June meeting.
The East Mill Creek Community Council made no formal recommendation for this 
application but did have concerns about the small lots abutting lots with larger side 
yard setbacks as it creates a benefit for the small lots, but a disadvantage for large 
lots. They also stated support for the look back provision in the tree preservation 
ordinance.
Mount Olympus Community Council and Canyon Rim Citizens Association did not 
submit any letters in favor or against the application.



Updates
Staff have proposed a few new things to the code since the April 15th meeting. These 
proposed changes are outlined below and in greater detail in the following slides.
• Addition of three-household and four-household dwellings to the existing single and 

two-household dwelling landscape standards.
• Addition of replacement requirement when trees are killed or damaged during 

construction.
• Allowing outdoor dining/seating on Neighborhood streets in the CCOZ area of 

Millcreek.
• NCM THINGS



Updates
Addition of three-household and four-household dwellings to the existing single and 
two-household dwelling landscape standards.

Currently, the code is silent on landscape standards for three and four 
household development. Staff is proposing that these developments follow 
the requirements laid out for single and two household developments.

Addition of replacement requirement when trees are killed or damaged during 
construction.

Planning Commissioners noted that some trees can be killed or damaged 
beyond restoration during construction. Staff has added that any tree that is 
killed or damaged, must be replaced in accordance with the tree replacement 
standards found in the landscape code.

• Allowing outdoor dining/seating on Neighborhood streets in the CCOZ area of 
Millcreek.

• NCM THINGS



Allowing outdoor dining/seating on 
Neighborhood streets in the CCOZ area of 
Millcreek.

Staff are proposing that outdoor dining 
and seating areas be added to the 
standards for neighborhood streets in 
the CCOZ area. Neighborhood streets 
are the east-west connections found in 
the City Center and are designed to be 
more pedestrian friendly than other 
roadway types. The new standards 
would allow for pergolas and shade 
structures that are no taller than 12’ and 
are permanent. A rendering of an 
outdoor area provided by a few local 
businesses can be seen on the right.

Updates



Updates –
Lot and Parcel Coverage Calculations
• Lot or coverage requirements are important to 

maintain Millcreek neighborhood character 

• Originally from RCOZ
• Relatively narrow rear-yard setbacks
• Significant variety on lot sizes.
• Controls oversized homes, regardless of lot size. 
• Should be considered in tandem with setbacks and 

building envelope requirements. 
• We’ve revised and tightened our ordinance in other ways 

since RCOZ was adopted in 2009. 



Updates –
Lot and Parcel Coverage Calculations
• Currently, lot or parcel coverage is measured as the measurement 

of land use intensity that represents the portion of a lot or parcel 
occupied by the principal building and all accessory buildings, but 
excluding all other impervious improvements such as sidewalks, 
driveways, uncovered patios, uncovered decks and open porches.

• Buildings, by definition are “roofed structures”. 

• Put simply, lot or parcel coverage accounts for everything under a 
roof. 



Updates –
Lot and Parcel Coverage Calculations
• We measure setbacks differently than lot coverage – setbacks are 

measured to the footing/foundation at ground level. 
• We also have controls over rooflines. 

• Eaves can project up to 4’ in a front or rear yard, and 2’ into a side yard. 
• Building envelope further limits how big a roof can be. 

• Given these controls, staff is recommending that lot or parcel 
coverage be measured from the building footprint: 



Updates –
Lot and Parcel Coverage Calculations

PROPOSED LANGUAGE

Lot or parcel coverage is calculated by dividing the total area of all 
building footprints by the total area of the lot or parcel, where 

building footprints are measured at the outside of exterior walls. In 
the case where buildings or covered porches are supported by 

columns, footprints are measured at the outside perimeter of the 
base of the columns. 
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Updates – 
Lot and Parcel Coverage Calculations
This change would:

• Have a marginal impact on lot coverage, given the nature of our other 
controls on massing in our R-1 and R-2 neighborhoods. 

• Be meaningful to an applicant who is currently seeking to do a modest 
addition to their home in Millcreek. 

• Be marginally more difficult and expensive for someone to demonstrate 
compliance through a neighborhood compatibility modification. 

• Be marginally easier to analyze a plan for a home addition or new 
construction. 



Updates – 
Lot and Parcel Coverage Calculations
• Staff recommends this change.
• We await a Planning Commission recommendation on May 20th. 
• If they make a recommendation, we will have an ordinance ready 

for the City Council to consider on May 26th. 



Updates – 
Lot Coverage  Modifications

• What
• Standards in the R-1, R-2, and A zones and fencing standards are subject to 

modification based on neighborhood compatibility. New language is more clear 
and more enforceable. 

• Why
• We have reviewed 3 NCM’s in the past year. Current provisions can be difficult to 

read and interpret. 
• Removed option for rear yard setback modifications. These were never asked 

for, and the rear setback is already narrow. 
• Additional language proposed for lot coverage considerations. 



Small Lot Reform 
• What

• Adjust lot width, setbacks, and coverage requirements in our “small-lot” 
residential zones (R-1-3, R-1-4, R-1-5). Building height and envelopes are 
unchanged.

• Why
• Current standards make it difficult to build a small lot detached home.
• In some cases, a home would be as little as 15 feet wide.  
• These zones allow for attached units, however. 
• Adjustments would make it easier to build detached homes in these zones. 

• Notes
• We only have a handful of R-1-3, R-1-4, and R-1-5 zones in Millcreek.



Small Lot 
Reform 



Small Lot 
Reform 

• 40’ wide / 4,000 sf lot
• 32’ wide house
• Daybreak



R-1-5, R-1-4, and R-1-3 Zones



R-2 and R-4 Setback Changes
• What

• Adjust setbacks to encourage front doors and porches for duplexes and 
fourplexes to extend in front of garages. 

• Why
• Facilitate more and better residential development in the R-2 and R-4 zones, 

particularly for owner-occupied properties. 
• Encourages facades that are not dominated by garages. 
• Similar to standards in Daybreak. 

• Notes
• We only have a handful of R-1-3, R-1-4, and R-1-5 zones in Millcreek. 
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R-2’s and R-4 Zones



Nonconformities 
• What

• Added standards for change of use and termination thresholds. 
• Adds standards for deteriorating structures that house nonconforming uses. 
• Distinguishes between the nature of the nonconformity in terms of expansions. 

Envelopes, setbacks, coverage all treated differently. 
• Adds clarity on what happens when a noncomplying structure is demolished. 



Nonconformities 
• Why

• Each of these requested changes is a result of applications and inquiries 
received in the last year. 

• Further clarity and explanation will aid applicants, staff, and the hearing officer 
in making determinations. 

• We have thousands of noncomplying structures in Millcreek.
• Navigating this ordinance consumes a significant amount of our day-to-day 

work. 



Tree Preservation 
• What

• Reduced replacement requirement for certain circumstances. 
• Provides an option for off-site replacement of trees. 

• Tree fund
• Adjacent properties by agreement. 

• Look-back provision: trees before development will count in the replacement 
analysis. 



Tree Preservation 
• Why

• It’s not feasible to require the replacement of 30+ trees on a small, 10,000 sf lot. 
• Off-site replacement is a “pressure valve” – allows for replacement of trees in 

places where they are desired. 
• Trees are often removed before an application is filed. These removals are not 

subject to the replacement standard, causing frustration. 
• A more robust tree preservation program is not  feasible given staff and budget 

constraints.
• We are exploring a citywide tree inventory, to lay the foundation for a possible 

forestry program in the future. 
• Denying development on the basis of tree preservation may be a regulatory 

taking. 



Accessory Dwelling Units 
• What 

• Changing and simplifying proof of residency requirements. 
• ADUs will be allowed associated with single-household dwellings in the FRE, R-

2, R-4, and R-M zone. Currently, they are only allowed in the AG and R-1 zones. 
No other housing type can have an ADU. 

• Why
• Proof of residency requirements are contentious. We are tightening the screws a 

bit to ensure legislative intent is met. 
• State law requires this change. 



Commercial Zone Automobile Standards

• What 
• Staff is proposing additional standards for auto oriented businesses in the 

commercial zones. Wrecked and inoperable vehicles and parts must be stored 
indoors. 

• Why
• Better standards will aid in ensuring code compliance. 



Public Street or Municipal Utility Easement 
Vacation 
• What 

• Currently a Planning Commission hearing is required. This requirement is 
removed. The City Council will be the sole body to hear and evaluate street and 
easement vacations. 

• Why
• Strictly speaking, it is not required by state statute that the planning commission 

hear these items. 
• Considerations are “good cause” and “adverse impacts” – not any land use 

regulation. 
• Streamlines the public decision-making process. 



Title 14 and Title 18 
• What 

• We are proposing moving some of the roadway standards into Title 14. 
• Standards pertaining to measuring setbacks from private streets will remain in 

18.25.020
• Why

• Street requirements should be all in one location, to aid applicants and staff in 
plan reviews. 



Noticing Timelines 
• What 

• Timelines for noticing major and minor subdivisions have been adjusted to align 
with other standards in the code. 

• Why
• Any item that goes before a planning commission will have a 21-day notice. 
• This allows time for the public open house, and public comment by interest 

groups and community councils. 



MD Zone Open Space Requirements 
• What 

• Current standards do not have a minimum or maximum open space requirement – it’s 
250 sf per unit. 

• New standard would allow for a minimum of 20% of the development site to be open 
space or 250 sf per unit, whichever is less.  

• Why
• Current standards make larger development impractical, including affordable housing. 
• New standard would align with CCOZ and commercial mixed use standards for open 

space. 
• Notes

• MD Zone is the highest density zone, and is only allowed in the Meadowbrook station 
areas. 



Parking Standards 
• What 

• Parking standards for senior housing will be the same as a general multi-
household development standards. 

• Why
• Current standards are 0.5 spaces per unit. This is not sufficient parking for an 

independent living senior housing facility. 
• Other use types, such as assisted living, have reduced standards. 



District Blade Sign 
• What 

• Creates the option for one district blade sign, on the site of the proposed 
hotel/mixed use site. 

• District blade sign cannot have an electronic message center. 
• Why

• Site plan shows a similar sign. 
• Sign standards cannot be modified through development agreement; a separate 

approval is required. 



District Blade Sign 



Planned Unit Development Height Envelope

• What 
• Reinserts language from the previous code regarding height envelopes in PUDS. 

• Why
• While we don’t approve PUDs anymore, we have many existing ones. 
• A building envelope based on each residence in a PUD would be infeasible, 

given how close they are to one another. 



Height Projections
• What 

• Adds descriptive language and definitions around height projections in R-1, R-2, 
R-4, and AG zones. 

• Why
• Clarifies legislative intent around building envelopes. 
• Some applicants have challenged our standards for ambiguity. 



Fencing 
• What 

• Clarifies language on height measurement. Currently, an applicant is prohibited 
to build a berm to increase the height of a fence, but it is written in a way that is 
hard to enforce. 

• Why
• Clarifies legislative intent around fence heights. 
• Some applicants have challenged our standards for ambiguity. 
• We work with this code constantly. 



Clear View  
• What 

• Reinserts language from the old code to address clear view requirements where 
the right-of-way line may not be apparent. 

• Why
• Many roads lack sidewalks, and it can be difficult to ascertain a ROW line in the 

absence of a survey. 
• Code compliance requests the reinsertion of this language to aid in their duties. 
• We receive a lot of complaints about clear view. 



Public Comment 
• So far, we have received limited public comment on these proposed changes. 
• Community council feedback recommends continuation to allow them additional 

time to consider changes. 
• Significant concerns about the impact of an outdoor reception center – even as an 

accessory use. 
• An applicant is supporting our proposed change for lot and parcel coverage. 



Staff Recommendation 
• Option 1: Motion to recommend to the City Council adoption of the proposed 

ordinance amendments as drafted by staff in File No. ZT-26-001, with the 
following additional changes: 

• 1. ________________________________
• 2. ________________________________

• Option 2: Motion to continue to the next Planning Commission meeting, for 
additional consideration. 
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