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Liberty cove

Site Plan Composition
The site plan includes 4,000 Square Feet of restaurant/retail 
space.  The financial success of this development will depend on 
the rental income from that space from the moment 
construction is completed. This means we depend on this income 
to pay the mortgage.

We believe a restaurant user would provide the largest benefit 
to not on the neighborhood, but also our residents.  As such we 
will actively work to secure a restaurant user.

If after 12 months from permit we have not been able to secure a 
restaurant user, we request permission to expand our search to 
include other viable retail users of the space in order to make 
the development financially feasible. Vacant space is not 
beneficial to us or the city.
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Signage Locations



Liberty cove

Signage Lighting

Highly Visible signage will have a direct impact on the success of 
any restaurant/retailer in the space and will be a necessary 
component of the development.

Nevertheless, we are proposing a sign lighting package far more 
subdued than that of the Porsche dealership.  We’ll utilize low 
lumen halo lit signs.  Yes they will intentionally be visible from
I-215, but they won’t be bright enough to intrude on residential 
neighbor's windows.



Signage
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Liberty cove

Sound

A sound engineer provided a quick study/explanation 
demonstrating the residential neighbors to the west will not be 
negatively impacted by our proposed development.
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Exterior Materials

Exterior Materials will consist of natural looking brick within a 
similar family of colors as demonstrated in the following slides.  
Additional materials will include hardie board and wood look 
hardie board.  Some stone material may be used in accent 
locations, not as a primary material.

The color boards that follow should interpreted as a family of 
colors, not as exact specifications.
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SHEET DESCRIPTION

ELEVATIONS

SOUTH BLDG. - NORTH ELEVATION

MATERIAL CALCULATION:

BRICK:
F.C. SIDING: 
HARDIE BOARD:

47% APROX.
10% APROX.
43% APROX.

OPENING CALCULATION:

WINDOWS: 33% APROX.

SCALE: 1" = 10' - 0" (24"x36" SHEET)

0' 10' 20' 40'

FIBER CEMENT SIDING: 
ALLURA WOODTONE 
ASPEN RIDGE

NOTE:
SELECTED MATERIALS AND COLORS ARE PRELIMINARY TO SHOW COLOR
FAMILY AND MATERIAL CHARACTERS. FINAL SELECTION ARE SUBJECT TO
CHANGE AS LONG AS THEY ARE SIMILAR TO WHAT'S PRESENTED

MASONY SELECTION OPTIONS

A417

OR:
ACME BRICK
ABBEVILLE- QUEEN - HERITAGE
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ACME BRICK
ALLENDALE- KING - HERITAGE

OR:
CORONADO STONE

OR:
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HERITAGE
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OR:
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ROCKWELL- QUEEN - HERITAGE

OR:
CORONADO STONE

OR:
CORONADO STONE

OR:
CORONADO STONE

OR:
CORONADO STONE

http://www.humphreys.com/
ftp://image.autodesk.com/drawing/SHRUB_4.dwg
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Visual Impact

The following slide demonstrates our proposed roofline will 
visually sit lower than the macey’s grocery store thus not 
impacted residential neighbors to the East.

In addition, our proposed apartments and roof deck are situated 
such that there is very limited views to the residential neighbors 
to the west of I-215 as demonstrated in the following slides.
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Anticipated view looking West 
Level 1



Anticipated view looking West 
Level 2



Anticipated view looking West 
Level 3



Anticipated view looking West 
Roof Deck



Liberty cove – Landscape plan
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3300 Cottonwood 

Rezone & 
Development Agreement

File# Zm-26-001

1312 East 3300 South

Applicant: Tyler Morris w/ 3300 Cottonwood LLC

Prepared by: Carlos Estudillo





The Development Agreement (CCOZ-DA) Zone is to allow flexibility in the 
strict application of  the City Center Overlay Zone Design standards given 
particular site conditions and opportunities for additional development of  

public benefits such as additional public parking or open space or the 
provision of  affordable housing, while adhering to the goals of  the City 
Center Master Plan. This development agreement will accompany this 

application to ensure that the proposed site plan is executed as approved. 

City Center Overlay – 
Development Agreement 

Zone

























Development Agreement

• Uses
• Height
• Setbacks
• Parking
• Open Space
• Amenities
• Lighting
• Landscaping
• Materials
• Streetscape & Right-of-way Improvements
• Public Benefits
• Road Medians



Planning Open House Meeting: Residents within 600’ radius of  the property was noticed to participate in an open house meeting, that was 
held on February 3rd, 2026. Staff  did not receive any written comments in response to the application. However, during the meeting, close 
neighbors of  the subjected property had the following questions:

Medians to be installed to manage left-turning traffic

Roads be expanded, specifically in 1300 E, to fit a right-turning lane.

Community Councils: On February 3rd, 2026, during the Millcreek Community Council meeting, members moved to recommend the 
proposal as presented with a 5-1(abstaining) vote.

The project qualifies for a CCOZ-DA by proposing a public benefit that will provide an additional ten (10) feet of  Right-of-way along the 
frontages of  3300 S and 1300 E. This will create a more pleasurable and walkable experience for pedestrians. 

Applicants must work with all applicable parties, not limited to Millcreek City and UDOT to install Medians in 3300 S and 1300 E to ensure 
the project accesses are not used by left-turning vehicles, maintaining a safer roadway close to busy intersections.

Any proposed building with a height greater than thirty-six feet (36’), excluding height projection allowances as set forth in MKZ 18.72.040 
will be subjected to a Conditional Use Permit. 

All development will be required to meet the minimum zoning and land use ordinances; to which the concept plan may likely evolve from what 
is currently presented for this rezone application.

The project is subject to further review and final approval.

Conclusions

https://millcreek.municipalcodeonline.com/book?type=planzone#name=18.72.040_Height_Projection_Allowances


Planning Commission: On February 18th 2026, during the Millcreek Planning Commission meeting, members 
moved to recommend approval, with an unanimous (6-0) vote, as presented. 

Traffic Study (TIS): Medians are recommended to ensure the project accesses are not used by left-turning vehicles, 
maintaining a safer roadway close to busy intersections. The medians are recommended to span from the intersection 
of  1300 East & 3300 South past the project accesses to ensure that drivers do not try to turn around them. A right-
turn bay along 3300 South is not recommended for the project access. If  extra ROW is acquired, it is recommended 
that it be used for enhancing the pedestrian and bicyclist experience, making active modes more attractive in a 
developing urban environment.

Staff  Recommendation: Staff  recommend that the Millcreek City take public comments and consider approving a 
City Center Overlay - Development Agreement Zone (CCOZ-DA) with reasonable criteria to consider, if  necessary.

Recommendations
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Rezone

From: Residential (R-1-10) Zone 
To:   Residential (R-1-8) Zone 

File# Zm-26-012

3757 South 2300 East
 

Applicant: Thomas Moffat

Prepared by: Brad Sanderson





Concept site plan: 



Recommendations: 



Motion Ready:

I move that the City Council approve Application file #ZM-26-012 to 
rezone property generally located at 3557 South 2300 East From: the 
Single Household Residential R-1-10 zone To: the Single Household 
Residential R-1-8 Zone, as presented.
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Rezone
From: Residential (R-1-8) Zone 

     To: Two-Household Residential
(R-2-6.5) Zone

File# Zm-26-012

3705 South 1300 East 

Applicant: Brad Reynolds 

Prepared by: Brad Sanderson











Recommendations: 



Motion Ready:

I move that the City Council approve Application file #ZM-26-013 to 
rezone property generally located at 3705 South 1300 East From: the 
Single Household Residential R-1-8 zone To: the Two-Household 
Residential R-2-6.5 Zone, as presented.
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Millcreek Common East
 Mixed-Use

Rezone & 
Development Agreement

File# Zm-25-003

3232 South Highland Drive 

Applicants: Millcreek Staff, PEG Dev, & Ensign Design 

Prepared by: Brad Sanderson























Development Agreement - Terms:



Development Agreement – Terms ~ Continued ~



Development Agreement Terms & Exceptions:



Public Outreach and Reccomendations:



Motion Ready:

I move that the City Council approve Application file #ZM-25-003 as Follows:
 
1. Remove all existing zone conditions on 
2. Rezone property from the Commercial (c) Zone and City Center Overlay Zone 

(CCOZ) to the Commercial (C) and City Center Overlay Zone – Development 
agreement (CCOZ-DA) subject to,

3. A Development Agreement as Presented and completed by the City Attorney



THANK YOU

presentation title
2026



FY 2026-27 Budget-in-Brief
Millcreek’s budget reflects the goals developed by City Council. The budget serves not only as a financial plan and
management tool, but also as a means for accountability.

 STRATEGIC PLAN OBJECTIVES
Great Connections - Millcreek strives to Health & Environment - Millcreek supports 
offer a range of pedestrian, bicycle, transit, environmental and human health by 
and vehicle transportation choices through establishing and protecting open spaces; 
a cohesive network of safe and reliable protecting healthy fish and wildlife habitats;
streets and trails that connect all residents providing active transportation options; 
to their destinations. improving local water and air quality; 
Outdoor Lifestyle - Millcreek is the gateway improving access to nutritious foods; and 
to recreation with opportunities from the other sustainable practices.
Wasatch Mountains to the Jordan River, Unique Neighborhoods - Millcreek is a City of 
including majestic views of the mountains, attractive, proud, stable, unique, and 
expansive parks, accessible trails, emerging neighborhoods that offer a variety 
creeks, and open spaces. of home types, vibrant gathering areas, and 
Enhanced Culture - Millcreek embraces the access to quality community amenities.
cultural and demographic diversity of its Engaged Community - Millcreek seeks 
residents and businesses, and supports community engagement through communi-
and promotes a variety of arts, cultures, cation and transparency to achieve long-
and education opportunities as essential term sustainable outcomes, processes, and 
parts of an engaged community and life-long relationships. 
learning. Fiscally Responsible Government - Millcreek
Vibrant Gathering Places - Millcreek's supports a fiscally responsible government 
centers are the heart of community activity through compliance with the Utah Fiscal 
characterized by walkability, unique spaces, Procedures Act along with a transparent
commercial areas, and character compatible budget process, conservative spending, and
with Millcreek neighborhoods. meticulous debt management.
Thriving Economy - Millcreek's economic
diversity thrives by being inviting, 
supporting local businesses, attracting an
innovative and adaptive workforce, 
investing in amenities that promote a better #
quality of life, and encouraging a range of
business sizes and types.

QUICK FACTS ABOUT MILLCREEK
First inhabitants to call Millcreek home were the Goshute, Ute, and Shoshone Tribes
First pioneer settlements 1847 Elected Official District Position
Date incorporated as a city 12/28/2016 Cheri Jackson At large Mayor
2021 estimated population* 63,926 Silvia Catten 1 Council Member
Total area 12.77 sq mi Thom DeSirant 2 Council Member
Mascot Milo the Moose Nicole Handy 3 Council Member
Historic symbol Millwheel Bev Uipi 4 Council Member

*U.S. Census Bureau QuickFacts: Utah



FY2026-27 GENERAL FUND REVENUES by SOURCE CATEGORY

REVENUE FROM TAXES

TAXES & INTERGOVERNMENTAL REVENUE FOR ROADS MAINT = TOTAL $4,900,000

The General Fund is Millcreek's main operating fund. It includes revenues from taxes, licenses & permits, 
intergovernmental revenues, charges for services, and other forms of revenuethat are used to provide 
essential municipal services to Millcreek residents and businesses.

79%

5%

8%

5% 3% Taxes

Licenses & Permits

Intergovernmental (includes gasoline & alcohol
taxes)

Charges for Services

Other Revenues

45%

6%
12%

37%
 General Sales Taxes (45%)

 Other Sales Taxes (6%)

 Utility Franchise Taxes (12%)

 Property Taxes (37%)

Taxes make up the 
majority of the City's 
revenue 

Gasoline
Taxes

County Option 
Sales Tax (P2)

Hwy & Transit
Taxes

Gasoline Taxes
$2,800,000 or 57%

County Option (P2) Sales Tax
$700,000 or 14%

Highway & Transit Sales Tax
$1,400,000 or 29%



FY2026-27 GENERAL FUND EXPENDITURES

FY2026-27 PROFESSIONAL AND CONTRACT SERVICES

59%

22%

4%

7%

8%  Prof & Contracted Svcs

Personnel

 Comm Events & Programs

 Debt Service &
Other Financing Uses
 Operating Expenditures

Professional and 
Contracted Services is 
the largest category of 

the City's 
expenditures.

72%

3%

7%

4%

14%
 Police & Animal Services (72%)

 Legal & Justice Court (3%)

 Public Works (7%)

 Administration (4%)

 Comm Events & Recreation
(14%)

Police and Animal 
Control Services



The FY2026-27 budget includes many capital projects that support the 
City's Strategic Plan Initiatives by:

u Improving roadway conditions
u Increasing recreational and cultural opportunities
u Enhancing the character of the City's unique commercial areas and neighborhoods
u Protecting open space and providing for active transportation
u Providing aesthetically pleasing places that promote community engagement
u Providing a transparent budget and spending public funds in a conservative and

responsible manner

FY2026-27 CAPITAL PROJECTS 
FY27 General Capital Projects  

-- 2300 E Round-about design
-- 3300 S to Lorraine Dr 
--Sidewalk projects - various locations

Birch Drive / 2700 E
700 E
Morrisee SW

--Active Transportation
Parley's bike connection
Wasatch Blvd

--City Center Plaza & Parking Structure
--Millcreek Common Phase II
--Millcreek Common East

CITY CENTER PLAZA FUNDING SOURCES
These are multi-year projects. The list of funding sources is anticipated
over the life of the project(s). 

Parking Structure Millcreek Common - Phase II
3,610,325$          2021 ARPA -  Federal Stimulus Funds 2,500,000$      Coronavirus - Fed SLFRF Grant

889,675                2022 ARPA -  Federal Stimulus Funds 2,500,000        Fed Land & Water Conservation
2,500,000            State Redevelopment Grant   Grant (Nat'l Parks Service)
4,700,000            General Fund / Cap Proj Fund 825,000           Parks Impact Fees

11,700,000$        Estimated Project Costs 116,500           Woodland Ave Tax Increment
2,000,000        Anticipated TRCC Grant

750,000           Anticipated UORG Grant
8,691,500$      Sub-total
3,694,500        General Fund / Cap Proj Fund

12,386,000$   Estimated Project Costs



FUNDING SOURCES FOR ROAD MAINTENANCE

MILLCREEK'S ROAD ASSET MANAGEMENT PHILOSOPHY / RESOURCES:
u Perform preventative maintenance to extend the useful life of road surfaces

in the most cost-effective manner - Roads in good condition cost less to maintain
u Maintenance on high volume Collector Roads, like 3900 South and Highland Drive,

is of highest priority
u Approximately $500K is budgeted for routine pavement preservation in SL County road 

maintenance contract, which includes overlays, micro-surfacing, slurry seal, etc. 
u Aggressively apply for Federal, State, and Regional grants 
u Proposed Pavement Preservation Map posted online

 - https://storymaps.arcgis.com/stories/a22ce87031004dce8ecfcb6d1ca6eed9

FY27 TRANSPORTATION PROJECTS BUDGET BY FUNDING SOURCE
Federal State County City Project

u $150 K 2300 E round-about design only
u $200 K 1300 East Sidewalk 3300 S to Lorraine Dr
u $1.17 M $215 K Birch Drive Sidewalk
u $400 K $135 K 700 East Sidewalk
u $881K Morrissey Sidewalk

Projects listed above will be in various stages of completion in FY2026-27

FY27  PUBLIC SPACES BUDGET BY FUNDING SOURCE
Federal State County City Project

u $ 10 K Parking Structure Level 6 - canopy
u $395 K City Hall public mkt / office buildout
u $1.0 M $1.5 M $ 3.5 M Millcreek Common Phase II

Series 
2025 Sale of CRA Millcreek Project
Bond Land Housing Gen Fund

u $17.7 M $4.4 M $1.5M $0.00 Millcreek Common East

Utah state fuel taxes are collected at the pump and distributed to counties and cities to help fund road 
maintenance and construction. Millcreek contracts with Salt Lake County Public Works for road 
maintenance. Fuel tax covers approximately 50% of Millcreek's road maintenance contract with SL 
County. Designated Sales tax dollars pay for the remainder of the road maintenance contract.  All 
funding for major transportation projects comes from various sources. Millcreek aggressively pursues 
Federal, State, and Regional grant funding for transportation projects.  Federal funding for Millcreek 
transportation projects are typically directed by UDOT through the Wasatch Front Regional Council 
(WFRC). Since funding for these Federal, State, and Regional Grant projects, which greatly benefit 
Millcreek residents and businesses, are managed by UDOT, neither the revenue source(s) nor the 
expenditure(s) are part of the City's budget.



STORMWATER MANAGEMENT

Millcreek's Stormwater Management Plan addresses the following control measures:
u Public education and outreach on stormwater impacts
u Public involvement and participation
u Illegal discharge detection and elimination
u Construction site Stormwater Runoff Control
u Long-term stormwater management in new development and redevelopment  
u Pollution prevention and good housekeeping for municipal operations

STORMWATER CAPITAL IMPROVEMENTS PLAN
Projected YR1 YR2 YR3
FY2026 FY2027 FY2028 FY2029 Project Description

380,000          600,000      Neff's Canyon Debris Basin
60,000            Small Projects 

193,178          200,000      200,000      200,000        Emergency System Repairs 
1,000,000       2000 E - Phase II

716,725          Orchard Drive
540,277          Astro Way

1,000,000   Central Ave (Main to Trax)
800,000      2,500,000   2,500,000     Other Capital Stormdrain System Projects
700,000      Scott Avenue (700 E to 900 E)
500,000      Gordon Avenue

10,000            10,000        Equipment
2,900,180       3,810,000   2,700,000   2,700,000     

DID YOU KNOW...
Street sweeping is a stormwater maintenance function?

Stormwater management helps the survival rate of endangered species?

Stormwater management accomplishes two things:

Stormwater run-off is a result of snow, rain, and sleet that goes directly to our local storm drain system and 
waterways. Stormwater management plays a critical role in the maintenance of healthy streams, lakes, and aquatic 
life. These waterways provide aesthetic beauty, recreational opportunities, and wildlife habitats that improve the 
overall quality of our lives.

It's true! Regular street sweeping reduces the amount of pollutants that get washed into the storm drains 
and ultimately discharge to lakes, rivers, and wetlands. 

It's true! Polluted runoff is the leading source of impairment to streams, lakes, wetlands, and 
groundwater. Stormwater management techniques help to reduce the damaging impacts of runoff and 
flooding. Flooding not only threatens property and safety of our residents but can cause streambanks to 
rapidly erode. 

1) Slow the release of stormwater runoff to streams and rivers, and
2) Ensure runoff water does not degrade surface water quality.
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Liberty cove

Site Plan Composition
The site plan includes 4,000 Square Feet of restaurant/retail 
space.  The financial success of this development will depend on 
the rental income from that space from the moment 
construction is completed. This means we depend on this income 
to pay the mortgage.

We believe a restaurant user would provide the largest benefit 
to not on the neighborhood, but also our residents.  As such we 
will actively work to secure a restaurant user.

If after 12 months from permit we have not been able to secure a 
restaurant user, we request permission to expand our search to 
include other viable retail users of the space in order to make 
the development financially feasible. Vacant space is not 
beneficial to us or the city.



Liberty cove

Signage Locations



Liberty cove

Signage Lighting

Highly Visible signage will have a direct impact on the success of 
any restaurant/retailer in the space and will be a necessary 
component of the development.

Nevertheless, we are proposing a sign lighting package far more 
subdued than that of the Porsche dealership.  We’ll utilize low 
lumen halo lit signs.  Yes they will intentionally be visible from
I-215, but they won’t be bright enough to intrude on residential 
neighbor's windows.



Signage
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Sound

A sound engineer provided a quick study/explanation 
demonstrating the residential neighbors to the west will not be 
negatively impacted by our proposed development.
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Exterior Materials

Exterior Materials will consist of natural looking brick within a 
similar family of colors as demonstrated in the following slides.  
Additional materials will include hardie board and wood look 
hardie board.  Some stone material may be used in accent 
locations, not as a primary material.

The color boards that follow should interpreted as a family of 
colors, not as exact specifications.
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Visual Impact

The following slide demonstrates our proposed roofline will 
visually sit lower than the macey’s grocery store thus not 
impacted residential neighbors to the East.

In addition, our proposed apartments and roof deck are situated 
such that there is very limited views to the residential neighbors 
to the west of I-215 as demonstrated in the following slides.
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Anticipated view looking West 
Level 1



Anticipated view looking West 
Level 2



Anticipated view looking West 
Level 3



Anticipated view looking West 
Roof Deck



Liberty cove – Landscape plan
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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. 



Recommendations
The Millcreek Planning Commission held a public hearing on Wednesday, April 16, 
2026. The Planning Commission unanimously recommended approval at their 
meeting on Wednesday, May 13, 2026. 
The Millcreek Community Council recommended continuations due to the volume of 
information in the application. The Council has asked for Planning Staff to address the 
application at their June meeting. At the June meeting, they recommended approval. 
No letter is attached. 
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.



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.

CCOZ Outdoor Dining



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. 



PARCEL
S 
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R-2-10

PARCEL
S 

ZONED 
R-2-8
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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. 
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