
 
  Millcreek Planning Commission  
       Meeting Agenda 
 
 
 

Public Notice is hereby given that the Planning Commission of Millcreek will assemble in a regular public 
meeting on Wednesday, 19 October 2022 at City Hall, 3330 S. 1300 E., Millcreek, Utah 84106, commencing at 
5:00 p.m.  
 
5:00 p.m. – Regular Meeting 

1. Public Hearings 
1.1 Consideration of RC-22-002, Request for a Residential Compatibility Overlay Zone (RCOZ) C 

Special Exception to Build a Single-Family Dwelling that Exceeds Height Limitations of the R-
1-10 Zone Location: 4347 S. Garden Drive Applicant: Jeff Hadlock Planner: Carlos Estudillo  

1.2 Consideration of FC-22-002, Request for a Slope Waiver to Construct a New Single-Family 
Dwelling in the Foothill and Canyons Overlay Zone (FCOZ) Location: 3733 S. Choke Cherry 
Drive Applicant: Won Shim Planner: Carlos Estudillo 

1.3 Consideration of CU-22-016, Request for a Conditional Use Permit for a 150-Unit Affordable 
Housing Project Location: 4101 S. Howick Street Applicant: CDCU Planner: Robert May 

 
2. Commission Business  

2.1 Approval of September 21, 2022 Regular Meeting Minutes 
2.2 Updates from the Planning and Zoning Director 
2.3 Staff Update on Local Link / 3300 S. Studies 
 

3. Calendar of Upcoming Meetings 
• City Council Mtg., 10/24/22, 7:00 p.m.  
• Planning Commission Mtg. 10/26/22, 5:00 p.m. 
• Planning Commission & City Council Special Mtg. 10/26/22, 6:30 p.m. 
 

4.  Adjournment 
 
The Planning Commission public meeting is a public forum where the Planning Commission receives comment from applicants, the public, 
applicable agencies and staff regarding land use applications and other items on the Commission’s agenda. In addition, it is where the 
Planning Commission takes action on these items. Actions may include: approval, approval with conditions, denial of legislative items, 
continuance, or recommendation to other bodies as applicable.  
 
In accordance with the Americans with Disabilities Act, Millcreek will make reasonable accommodation for participation in the meeting. 
Individuals may request assistance by contacting the ADA Coordinator, 801-214-2751 or khansen@millcreek.us, at least 48 hours in advance 
of the meeting.  
 
The meeting will be live streamed via the City’s website at: https://millcreek.us/373/Meeting-Live-Stream. Public comment can be submitted 
before or during the meeting via the City’s website at: https://millcreek.us/FormCenter/Contact-Us-5/Public-Comments-61.  
The Commission may convene in an electronic meeting. Commissioners may participate from remote locations and may be connected to the 
electronic meeting by GoToMeeting, Zoom, or telephonic communications. The anchor location will be City Hall. 
 
THE UNDERSIGNED DULY APPOINTED CITY RECORDER FOR THE MUNICIPALITY OF MILLCREEK HEREBY CERTIFIES THAT A COPY OF THE 
FOREGOING NOTICE WAS EMAILED OR POSTED TO:  

City Offices City Website Utah Public Notice Website 
Those Listed on the Agenda http://millcreek.us http://pmn.utah.gov 

DATE: October 12, 2022                              CITY RECORDER: Elyse Sullivan 
 
Agenda items may be moved in order, sequence, and time to meet the needs of the Planning Commission. 

https://millcreek.us/373/Meeting-Live-Stream
https://millcreek.us/FormCenter/Contact-Us-5/Public-Comments-61
http://millcreek.us/
http://pmn.utah.gov/


 

    

 

  

  
 

Planning Commission Staff Report 
 
Meeting Date:  19 October 2022  
 
To:   Planning Commission 
 
Applicant:  Todd Reeder   

Parcel:                              15-36-453-055-0000 
 

Size:                                  1.99 acres 
 
Prepared By:                   Robert May, Long Range Planning Manager 

 

SYNOPSIS AND SCOPE OF DECISION 

Community Development Corporation of Utah (CDCU) is a nonprofit organization and is recognized as a major 
affordable housing provider throughout the state of Utah. CDCU helps build new single and multi-family 
housing, rehabilitate existing housing stock, and is designed to help low-to-moderate income families find 
homes.  
 

➢ The proposed affordable housing development “Howick” was awarded a Utah Private Activity Bond 
allocation through the State’s 4% Low-Income Housing Tax Credit program on July 13, 2022. 
 

➢ On September 9, 2022, the Utah Office of Homeless awarded CDCU with $800,000 for the proposed 
“Howick” project. 

 
The proposed 150-unit affordable housing development will help Millcreek meet its implementation strategies 
and goals for providing affordable housing for households making up to 60% AMI range. Out of the 150 units 
proposed, 11 of the units will be considered ‘deeply’ affordable units targeted at or below 30% AMI. These units 
will be spread over all of the unit types, including the three and four-bedroom units.  
 
The proposed project comes before you as the second phase following the recently approved rezone (ZM-22-
006) from Manufacturing (M) to Mixed Development (MD Zone) earlier this year. Click here to review ordinance 
document. The rezone approval was accompanied with a project specific development agreement between the 
developer and the City which outlines the projects vested approvals. Details of the recorded development 
agreement can be found by clicking here and will also be included in the supporting documents. 
 

File No. CU-22-016 

Request: 

MILLCREEK PLANNING AND ZONING 

3330 SOUTH 1300 EAST 

MILLCREEK, UTAH 84106 

 

Preliminary conditional use approval for a 150-unit affordable housing project 

located at 4101 South Howick Street 

https://millcreek.municipalcodeonline.com/book?type=orddoc#name=22-30_REZONING_CERTAIN_PROPERTY_LOCATED_AT_APPROXIMATELY_4101_SOUTH_HOWICK_STREET_FROM_M-1_(MANUFACTURING)_TO_MD_(MIXED_DEVELOPMENT)
https://millcreek.municipalcodeonline.com/book?type=orddoc#name=22-31_APPROVING_A_DEVELOPMENT_AGREEMENT_FOR_A_150_UNIT_AFFORDABLE_HOUSING_PROJECT_WITH_RESPECT_TO_APPROXIMATELY_1.99_ACRES_OF_REAL_PROPERTY_LOCATED_AT_APPROXIMATELY_4101_SOUTH_HOWICK_STREET
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CDCU is seeking preliminary conditional use approval to allow for the 5-story, 150-unit affordable housing 
project. Moving forward, it is the burden of the applicant to submit plans for conditional use approval that at 
minimum, adhere to the terms and conditions of the recorded development agreement.  
 
19.84.050 Approval/Denial Authority 
The Planning Commission has the authority to approve or approve with conditions, based on standards, all 
conditional use applications. Denial of an application shall only be considered if there are no conditions that can 
be imposed to mitigate the reasonably anticipated detrimental effects of the use. All conditional uses are 
presumed to be compatible in the zone and compatible with the intent of the General Plan.  

 

SITE & VICINITY DESCRIPTION 
 

 

Although historically the largest land use has been industrial and manufacturing, sprinkled with auto repair 
businesses, recent code changes adopted by City Council in 2018 to help allow for moderate to high density 
housing in the Meadowbook area has triggered a development trend of various types of housing and mixed-use 
projects.  The property has always been used as outside storage and unimproved parking and has remained 
undeveloped.   
The vacant site is located at the northeast intersection of W. Central Avenue and S. Howick Street. This infill site 
is in close proximity to transit and recreation, as it is within ¼ mile from the TRAX Meadowbrook Station, ½ mile 
to the nearest bus stop along W. 3900 S, and less than 1-mile from the Murray North TRAX Station and Harmony 
Park. Additionally, the site is north of Big Cottonwood Creek, which the 175 Central development is proposing to 
add a trail system adjacent to the creek, and the Opus Green townhome development is proposing a future 3-
acre park, which will be within a short walking distance for future residents of The Howick.  
 
 
 

 
 
 

 

https://millcreek.municipalcodeonline.com/book?type=planzone#name=19.84.050_Approval/Denial_Authority
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PROJECT INFORMATION 
 

 

 
Proposed Uses. An affordable multi-family development (up to 60% AMI) with eleven units being deeply 
affordable. 
 
Density. 150 units. No max density in the MD Zone 
 
Site Layout. A 5-story structure covering approximately 75% of the property.   
 Fencing: Fencing is required adjacent to residential uses only.  
 Lighting: No interior street lighting. Public street improvements may include adding street light poles. 
Dark Sky Compliance will be required. All lighting fixtures, including streetlights and pedestrian lighting, shall be 
directed downward with mechanisms to prevent dark sky illumination. 
 Landscaping: Landscaping consists of approximately 20% of the total lot square footage.  
 
Open Space: There will be indoor and outdoor community amenity space on the second level in the center of 
the building currently comprising of approximately 15,000 sf.   
 
Amenities. An outdoor community area for lingering, lounging, gathering, and playing. A children’s play area, a 
sport court, some planted boxes, are all proposed. In addition, there will be an indoor community room that is 
connected to the elevated courtyard. 
 
Access. Project is designed with an access point off of Central Avenue.  The main entrance for residence and 
deliveries is off of Howick Street.  
 
Dedication. Not required  
 
Parking. 187 parking spaces are proposed (that includes ADA spaces). A minimum of 180 parking spaces are 
required per the development agreement. 
 
Building Design. A mostly flat roof, 5-story building with a diverse range of articulation and materials.  
 Height:  71’ feet.   
 Setbacks: Front: 10’ Rear: 20’ Side: 20’   
 Materials: A mixture of powder coated and 
pre-finished metal, gold stucco with brick masonry 
and painted metal guardrails.   
 Massing: The building is roughly 212’ feet 
wide and 297’ feet long.    
 
Unit Characteristics. 41 one-bedroom units, 40 two-
bedroom units, 41 three-bedroom units, and 28 
four-bedroom units. 12 of the units will be in the 
form of 2-story rowhouses on the first floor facing 
Howick and Central Avenue. At the third story, the 
building steps back to enhance the pedestrian scale 
of the building. 
 
Utilities and Waste Removal. Trash and recycling 
dumpsters will be provided and will require a private 
waste management company to empty.  
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COMMUNITY COUNCIL RESPONSE 
 

 

At their regularly scheduled meeting on October 4, 2022, the Millcreek Community Council voted to 
recommend preliminary conditional use approval of application CU-22-016. See letter from the Millcreek 
Community Council in supporting documents.  

 

 

 

STAFF ANALYSIS AND FINDINGS 
 

 
o According to data collected from the Wasatch Front Regional Council and from our own Moderate 

Income Housing Report Update, current housing demands in MIllcreek indicate a lack of housing units 
for households with very low income (30 percent AMI), and households with low income (50 percent 
AMI). There is currently an excess of units for households with moderate incomes (80 percent AMI). 
Projected needs will increase for all moderate- and low-income household groups. 
 

o Millcreek has been committed in meeting its moderate to low income housing goals by creating options 
for higher density residential development in commercial, multifamily, and mixed use zones along major 
corridors and near transit. Providing affordable housing for families in Millcreek further meets the City’s 
obligation to provide diverse and affordable housing options.  Millcreek has continuiously promoted 
higher residential densities in the Meadowbrook Area, where access to mass transit is available. This 
project location is in close proximity to transit, as it is within walking distance to and from the UTA 
Meadowbrook Station and the Murray North TRAX Station. Additionally, the site is north of Big 
Cottonwood Creek, which the 175 Central development is proposing to add a trail system adjacent to 
the creek, and the Opus Green townhome development is proposing a future 3-acre park, which will be 
within a short walking distance for future residents of The Howick. 

 
o Under Utah State Code (Section 10-9a-403), municipalities must ensure the production of moderate-

income housing and submit an annual update for its Moderate-Income Housing Plan. The Utah State 
Code outlines the responsibility of a city to facilitate a “reasonable opportunity” for those households 
with moderate incomes to living within Millcreek.  
 

o A common affordable housing strategy exercised by municipalities is reducing minimum parking 
requirements that help reduce building costs, which ultimately drives down rents and sale prices. 
Reduced parking requirements are often implemented in dense areas where there are mixed-use 
buildings and nearby transit. The recommendation made by the Fehr and Peers parking study reflects a 
parking ratio range that meets the parking needs of residents and guests within an affordable housing 
project, given its particular affordability target and its proximity to mass transportation options.  

 
o Millcreek recently adopted into the General Plan additional moderate income housing strategies 

required by House Bill 462. More particularly, the strategy to "develop and adopt a station area plans” 
requires Millcreek to create station area plans that extends to properties within ½ mile from a fixed 
guideway transit station. Millcreek is already teaming up with the Murray City and South Salt Lake City 
on creating station area plans surrounding the Murray North and Meadowbrook Trax stations. 
Interestingly, the ½ mile boundaries from each station area plan boundaries within Millcreek overlap.  
The Howick affordable housing building lies in this distinctive overlap and is well-served by both Murray 
North and Meadowbrook Trax stations.  
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Based the project’s characteristics, relevant facts concerning Millcreek’s need for adequate affordable housing, 
and conclusions based on the recommendation from the professional parking study, staff makes the following 
findings.  
 
Staff finds the Howick multifamily affordable housing project: 
 
1. Will help Millcreek continue to grow and support the Meadowbrook/Main Street Urban Center. 
2. Provides much needed affordable housing units and helps Millcreek meet its obligation to provide diverse 

and affordable housing options by targeting populations making up to 60% AMI with some units being 
deeply affordable at 30% AMI.  

3. Is a significant redevelopment infill project that is properly located in the Meadowbrook area, where 
Millcreek has been continuiously promoting higher residential densities per the General Plan. 

4. Meets the criteria for being a transit oriented development (TOD) as it is in close proximity to transit and 
being within walking distance to and from the UTA Meadowbrook Station and the Murray North TRAX 
Station. 

5. Maintains a parking ratio that reflects national recommendations, peer community requirements, and 
observed local occupancy rates. 

6. Is committed to exceeding the building design and open space standards required in the MD Zone.  
 
 

STANDARDS OF APPROVAL  

19.84.060 Standards For Approval 
All Conditional Use Permits run with the land and may require the applicant to record documents to that 
effect. The Planning Commission and staff, in their review capacity, may impose site plan modifications and 
conditions to mitigate the reasonably anticipated detrimental effects of a conditional use. All conditional 
uses shall meet the following standards:  

https://millcreek.municipalcodeonline.com/book?type=planzone#name=19.84.060_Standards_For_Approval
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1. The proposed conditional use shall comply with City ordinances, Federal, State Law, as applicable to 
the use and to the site where the conditional use will be located, and;  

2. Mitigation is required of reasonably anticipated detrimental effects arising from the conditional use, 
including: 

 
1. Detrimental effects of decreased street service levels and/or traffic patterns including the need for  
street modifications as dedicated turn lanes, traffic control devices, safety, street widening, curb,  
gutter and sidewalks, location of ingress/egress, lot surfacing and design of offstreet parking and circulation, l
oading docks, as well as compliance with off‐ street parking standards, including other reasonable mitigation 
as determined by a qualified traffic engineer.  
  
RESPONSE:  The project will replace curb, gutter, and sidewalk in addition to enhancing the street improvements 
with trees in tree grates, light poles, and benches. The applicant is working with Millcreek Public Works and 
Planning on street improvements for Central Avenue and Howick Street. Based on the Hales Traffic Generation 
Study performed during the rezone, the project is anticipated to add minimal traffic to surrounding intersections 
during peak hours. It is anticipated that the intersections will continue to operate at acceptable levels of service 
with the Millcreek 4101 Howick Street affordable housing project. 
2. Detrimental effects on the adequacy of utility systems, service delivery, and capacities,  
including the need for such items as relocating, upgrading, providing additional capacity,  
or preserving existing systems, including other reasonable mitigation as determined by  
the City’s engineering staff, contracted engineers, and utility service providers.  
  
RESPONSE: The project will connect to the existing utility system. Prior to development, the project will be 
required to obtain water and sewer will serve letters.  

 
3) Detrimental effects on connectivity and safety for pedestrians and bicyclists.  
  
RESPONSE: The project will enhance pedestrian connectivity by replacing old sidewalk with new wider sidewalks 
that will be buffered from the street by trees in tree grates.  
 
4) Detrimental effects by the use due to its nature, including noise that exceeds sound levels  
normally  found  in  residential  areas,  odors  beyond  what  is  normally  considered  
acceptable, within a neighborhood including such effects as environmental impacts, dust,  
fumes, smoke, odor, noise, vibrations; chemicals, toxins, pathogens, gases, heat, light,  
electromagnetic disturbances, and radiation. Detrimental effects by the use may include  
hours of operation and the potential to create an attractive nuisance.  
  
RESPONSE: The building is designed to minimize any environmental impacts through the certification through the 
Enterprise Green Communities and Energy Star program. 

 
5) Detrimental effects that increase the risk of contamination of or damage to adjacent 
properties and injury or sickness to people arising from, but not limited to, waste disposal, fire safety 
geological hazards, soil 
or slope conditions,  liquefaction  potential,  site grading/topography, storm drainage/flood control, high  
ground water, environmental health hazards, or wetlands, as determined by City Engineer, City geologist and  
other qualified specialists. 

 
RESPONSE:  None.  The property had no significant findings through a Phase I Environmental Site  
Assessment and Geotechnical report. Additionally, during the CUP technical review and building permit phase, 
a Geotech report addressing liquification will inform the structural design of the building.    
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6) Detrimental effects of modifications to or installation of signs and exterior lighting that  
conflict with neighborhood compatibility.  
  
RESPONSE:  None.  The  exterior  lighting  and  signs  will  conform  the  building  code, 
lighting requirements for development in the MD zone and Public Works standards. All lighting fixtures shall be 
directed downward with mechanisms to prevent dark sky illumination. 

 
7) Detrimental effects arising from incompatible designs in terms of use, scale, intensity,  
height,  mass,  setbacks,  character,  construction,  solar  access,  landscaping,  fencing,  
screening, and architectural design and exterior detailing/finishes and colors within the  
neighborhood in which the conditional use will be located.  
  
RESPONSE:   None.  The design standards will be satisfied per the requirements of the MD zone.  
No design exceptions have been requested for the project.    
 
 

 
8) Detrimental effects on the tax base and property values.  
  
RESPONSE: None.  The addition of a 150‐unit property on formerly vacant land will increase the  
tax base and the current property value.   

 
9) Detrimental effects on the current level of economy in governmental expenditures.  
  
RESPONSE: None.   

  
10) Detrimental effects on emergency fire service and emergency vehicle access.  
  
RESPONSE:  None.  The project has been designed with input from Unified Fire Authority and includes  
a dedicated emergency access lane.  

 
11) Detrimental effects on usable/functional/accessible open space.  
  
RESPONSE: None. The project includes accessible and usable open space for the residence and their guests. The 
developer is providing indoor and outdoor community amenity space in the center of the building comprising of 
at least 15,000 square feet which will include an outdoor community area with a minimum nineteen hundred 
square feet children’s play area and landscaping.  

 
12) Inadequate maintenance of the property and structures in perpetuity including  
performance measures, compliance reviews, and monitoring.  

  
RESPONSE: None.  The applicant is providing 24 hour on-site management. 
The ongoing property management company will perform preventative  
maintenance activities. Additionally, capital reserve accounts will be established for future  
capital repairs.   

 
13) Detrimental effects on appearance from graffiti. Applicants shall apply an anti‐graffiti  
material or coating, approved by the City, to building, fence, and other surfaces from  
ground level to a height of nine feet. The Planning Commission may approve dense  



 Request: Preliminary Conditional Use Approval      File #: CU-22-016 

 

Planning Commission Staff Report    Page 8 of 9 

planting or appropriate design measures in place of anti‐graffiti materials. This  
requirement may be imposed retroactively where graffiti issues are present.  
  
RESPONSE: None.  Anti‐graffiti material will be applied as required on the new development.   
Existing border fencing and walls will be monitored for graffiti activity by the onsite property  
manager.   
 
 
 

PLANNING STAFF RECOMMENDATION 
 

 

Based on staff findings, staff is recommending that Planning Commission grant preliminary conditional use 
approval of application CU-22-016 for a 150 unit affordable housing project at 4101 South Howick Street subject 
to the following conditions: 
 

1. All requirements within the recorded development agreement, file # 14012426 are met. 
 

2. No upward illumination is allowed. Any installation of public lighting facilities or lighting located within 
the public right of way must be approved by the Millcreek Public Works Department. No light my 
trespass onto adjacent lots. 

 

3. Signs and accessory buildings will require separate building permits and staff review for zoning/land 
use compliance. 

 

4. Any modifications to these approved plans must be approved by the Millcreek Planning & Zoning 
Department. Any adjustments to the exterior design of the building, or alterations that increase the 
height or building footprint of structures, or any increase in density, must be approved by Planning 
Commission. Any changes to the site plan along a public right of way must be reviewed and approved 
by Millcreek Public Works Department.  

 

5. The applicant will comply with all requirements established through the technical review process prior 
to receiving final conditional use approval. 

 

6. As part of the technical review, applicant is required to meet all standards for roadway development 
as determined by the Millcreek Public Works department. 

 

7. All applicable fees from the technical review process required must be paid in full before final 
conditional use approval can be granted and before certificate of occupancy is granted.  

 

8. The applicant will comply with all requirements of the Unified Fire Code and is subject to approval by 
the Fire Marshal.  

 

9. The applicant shall obtain a complete review for an approved building permit and shall comply with 
the requirements of Millcreek City, and utilities.  

 

10. Applicant must obtain utility will serve letters during the technical review process.  
 

11. The applicant and its successors shall properly and continually maintain all required landscaping. 
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12. An approved landscape plan that complies with the minimum standards found in Chapter 19.77 and 
shall be bonded for prior to final conditional use approval.  

 

13. Applicant will be required to receive approval from Salt Lake County addressing department before 
final conditional use approval.  

 

14. Applicant is required to bond for all proposed or required improvements of landscaping and public 
improvements as determined by the Public Works Department and Planning and Zoning Department.  

 

15. That applicant shall schedule a pre-construction meeting with the public works department once 
bonding is complete.  

 

16. All items of the staff report. 

 

 

 

SUPPORTING DOCUMENTS 

1. Letter of Introduction  
2. CUP Survey and Plans 
3. Development Agreement 
4. Millcreek Community Council Letter 

 
 

 

 



August 04, 2022 

 
 301 West 45th Avenue     Denver, CO     80216     (303) 433-4094 

Millcreek Community Development 

3330 South 1300 East 

Millcreek, UT 84106 

 

RE: The Howick, 4101 S. Howick St Conditional Use Permit Application 

 

Dear Planning Commission,  

On behalf of The Community Development Corporation of Utah (CDCU), Shopworks Architecture is pleased to 

submit this Conditional Use Permit (CUP) application for 4101 S. Howick Street to accommodate a new 150-unit 

affordable housing apartment building for families, known as “The Howick.”  

This request has been created by the following parties: 

Applicant 

The Community Development 

Corportation of Utah 

501 E. 1700 South 

Salt Lake City, UT 84105 

Contact: Todd Reeder 

todd@cdcutah.org  

Co-Developer 

BlueLine Development 

1004 South Avenue West 

Missoula, MT 59801 

Contact: Ashley Grant 

ashley@bluelinedevelopment.com  

 

Architect/Planner 

Shopworks Architecture 

301 W. 45th Avenue 

Denver, CO 80216 

Contacts: Chad Holtzinger/ 

Alisha Hammett 

chad@shopworksarc.com 

alisha@shopworksarc.com 

Civil Engineer 

Talisman Civil Consultants 

1588 S. Main St. Suite 200 

Salt Lake City, UT 84115 

Contact: Dan Bourque 

danb@talismancivil.com  

  

 

The vacant 1.99-acre site is located at the northeast intersection of W. Central Avenue and S. Howick Street. The 

design/development team submitted a rezoning application from Light Manufacturing (M-1) to Mixed 

Development (MD) on May 15, 2022. The rezoning application was given recommendation for approval by 

Community Council on May 3, 2022, and Planning Commission on May 18, 2022, and by City Council on June 27, 

2022. Multifamily housing is a permitted use with a Conditional Use Permit under the MD zone district.   

 

This infill site is well-connected to transit and recreation, as it is within ¼ mile from the TRAX Meadowbrook 

Station, ½ mile to the nearest bus stop along W. 3900 S, and less than 1-mile from the Murray North TRAX Station 

and Harmony Park. Additionally, the site is north of Big Cottonwood Creek, which the 175 Central development is 

proposing to add a trail system adjacent to the creek, and the Opus Green townhome development is proposing a 

future 3-acre park, which will be within a short walking distance for future residents of The Howick. 

 

The Howick is a 5-story, 150-unit affordable housing apartment building with 180 parking spaces. The building is 

designed with loft/rowhome frontage along Howick Street and Central Avenue, with the massing of the building 

stepping back at the second story to enhance the pedestrian experience. An approximately 15,000 sf of amenity 

space is also provided at the second story: comprising of an outdoor courtyard with seating, planters, sport court 

and playground.  

 



August 04, 2022 

 
 301 West 45th Avenue     Denver, CO     80216     (303) 433-4094 

This future affordable housing development was awarded a 4% Low-Income Housing Tax Credits (LIHTC) from the 

Utah Housing Corporation (UHC) on July 13, 2022, and the design/development will need to have a building 

permit in-hand by July 2023 to comply with the terms of the award. 

 

The 2018 Millcreek Housing Study indicated a need for “more diversity in housing types in Millcreek in the future 

to provide for residents in a variety of stages of life. These housing types would include…urban style multi-family 

residences, especially near major job centers and transit lines to provide choices to meet these needs (p.30).” 

 

Providing affordable housing for families in Millcreek further meets the City’s obligation to provide diverse and 

affordable housing options. Under Utah State Code (Section 10-9a-403), municipalities must ensure the 

production of moderate-income housing and submit an annual update for its Moderate-Income Housing Plan. The 

Utah State Code outlines the responsibility of a city to facilitate a “reasonable opportunity” for those households 

with moderate incomes to living within Millcreek. Moderate-income housing is defined by the U.S. Department of 

Housing and Urban Development (HUD) as “housing occupied or reserved for occupancy by households with a 

gross household income equal to or less than 80% of the median gross income for households of the same size in 

the county in which the city is location (also known as Area Median Income or AMI).” 

 

Approving this conditional use permit to accommodate the proposed affordable housing development will help 

Millcreek meet its implementation strategies and goals for providing affordable housing for households making 

up to 60% AMI range.  Keeping cost-burdened individuals and families housed leads to generations of economic 

stability.  

 

As a community developer, CDCU is focused on creating exciting and sustainable places to live that provide access 

and opportunities for all households regardless of income or background. This area of Millcreek is ready for 

transformative development that increases the livability and wellbeing of all residents.  

 

Thank you for your consideration and we look forward to working with Millcreek to make this future community a 

success! 

 

 

Sincerely,  

 

 

Alisha Hammett 

Shopworks Architecture 
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

STAFF MEMORANDUM 
 
To:   Planning Commission 
From:  Carlos Estudillo, Planner 1 
Date:  10/19/2022 
Re: FC-22-004 – Request for Slope waiver in the Foothills & Canyon overlay zone. 
Applicant: Gebler Family & Won Shim 
Zone:  R-1-10 / FCOZ.  
 
Request 
 
Millcreek Planning and Zoning Department is seeking your input on a request by the Gebler Family & 
their architect, Won Shim, to obtain a slope waiver for slopes over 30% at 3733 S Choke Cherry Dr. The 
applicant is proposing a new single-family home located in the Foothills and Canyons Overlay Zone 
(FCOZ). Although the Millcreek Planning Commission is the land use authority for slope waivers, a 
recommendation from the community council is required. 
 
Existing Land Use and Proposed Change  
 
The original application is for a single-family residence at 3733 S Choke Cherry Dr, which falls in the 
Foothills and Canyons Overlay Zone (FCOZ). This is a permitted use, yet the proposal must undergo an 
FCOZ review before approval, during which a discrepancy was discovered in the original platted 
buildable area and the line demarcating the allowable buildable slope for the property. The owners have 
moved forward believing that the plat and the buildable area as originally defined for this lot of record 
will be honored. Staff has directed the applicant to submit for a hearing seeking a slope waiver to allow 
this permitted use and otherwise zoning/planning compliant home to be built. The parcel is part of the 
Taylor Estates Subdivision, recorded in 1996 by Salt Lake County, and is thus a “lot of record” as 
defined in MKZ 19.72.200. Prior to the adoption of FCOZ, the subject property was in the R-1-10 zone 
and was not subject to the Hillside Protection Zone standards in effect at the time. Despite acute and 
challenging topography, the lot was created as though it was a standard R-1-10 lot.   
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

 
Zoning History 
 
Between 1953 and approximately 1996, the subject parcel and a large majority of Olympus Cove have 
been under a zoning designation that has only required a minimum lot area of 10,000 square feet. 
Historically, the parcel has been under the R-1-10 zone, requiring 10,000 square feet in 1979, which 
predates the Foothills and Canyons Overlay Zone; However, it did not encompass the subject area until 
the late 1990’s. In 1996 the Board of County Commissioners approved an ordinance that amended Title 
19 which among other significant changes to the zoning code repealed the 1980 “Hillside Protection 
Zone” and re-enacted the “Foothills and Canyons Overlay Zone.” This also included a new site 
development and design standards chapter. Prior to the aforementioned amendment the subject property 
was not located in the “Hillside Protection Zone”. It wasn’t until 1996, when the adoption of the new 
“Foothills and Canyons Overlay Zone” encompassed the property that it became subject to the FCOZ 
requirements. It is believed that much of the un-developed property in Olympus Cove at the time of the 
adoption of the new FCOZ was to be included in the boundaries of FCOZ as a precaution for future 
development of these areas.  
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

                           
Zoning Map 1979 (subject area circled)                         Zoning Map 1988 (subject area circled) 

                           
Current Foothills and Canyons overlay zone (subject area circled)                      Current Zoning Map (subject area circled)                   
Because the current FCOZ requirements were not taken in consideration when the Taylor Estates 
Subdivision was recorded by Salt Lake County, an alleged buildable area was recorded with the plat 
without considering the FCOZ’s Slope Protection (19.72.060) chapter, which states: 
 
“19.72.060 Slope Protection 

1. Slope Protection Standards  
1. Unless otherwise allowed in this Title, no development activities, including clearing, 

excavation, grading, and construction, are allowed on slopes greater than thirty percent 
(30%).” 

During the Pre-FCOZ application, staff requested a slope study to review the percentages of slope within 
the buildable area presented on the recorded plat, which assesses that, several areas within the recorded 
“buildable area” exceed the maximum allowed slope grade of 30%.  

https://millcreek.municipalcodeonline.com/book?type=planzone#name=19.72.060_Slope_Protection
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

 

Because, a variety of areas exceed the maximum allowed slope (30%), the applicant is requesting a 
slope waiver that will allow for the construction of a relatively low profile single-family home that will 
not affect the spirit of FCOZ and will be in harmony with the surrounding neighborhood; However, if a 
slope waiver is granted, the applicant must go through the FCOZ application to verify that their 
proposed structure is complaint to Millcreek’s Planning and Engineering requirements.  

 



 
 

 
 Page 5 of 9 

 

Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

Criteria and Applicant Responses  
 
The Planning Commission may only waive these standards upon satisfaction of the following criteria:  
1. Strict compliance with the above slope protection standards  

1. Renders the site undevelopable, or  
Applicant Response: The Slope Analysis performed by McNeil Engineering indicates that 

the current, actual slope for this Lot of Record does not match the recorded Plat from 1995. The 
FCOZ ordinance does not allow building on slopes greater than 40%. Strict compliance with 
these standards would confine the Buildable Area to a much smaller footprint, reducing it to a 
fraction of what is shown in the Plat and is built around the neighborhood.  

If strict compliance with the slope standards were to be observed for this unique lot, after 
setbacks are factored in, the actual Buildable Area of the 1.005 Acre/43790 SF lot would be 
effectively reduced from +/- 6168 SF to +/- 700 SF. This presents a technical infeasibility to our 
clients who are seeking to build a single-family residence consistent with the zoning and typical 
conditions of this neighborhood. We feel this would render the site undevelopable for its 
intended land use.  

Due to the wedge shape of the lot and the increasingly steep slope on other areas of the 
site, it is our opinion that there is no other location at which the home can be reasonably built. 

  
Staff Comment: Staff acknowledges this is a complex lot, and that a lot such as this 

could not be created under the provisions of FCOZ. This lot is a compelling case study for why 
FCOZ was created. However, the legislative intent of FCOZ also makes it clear that lots of 
record that existed prior to the adoption of FCOZ could be eligible for a slope waiver provided 
that strict compliance renders the lot undevelopable. 

 
 The applicant already received a variance to reduce the front yard setback to 20 feet, 

which staff supported on the basis that it reduced the impact of the house on the steep slopes of 
the lot. Accounting for the setbacks, staff believes that the buildable area is limited 
approximately to the area described below in the yellow polygon:  
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

 
 
Under strict application of the FCOZ, this buildable area is atypical, and lacks the 

functional depth and width for even a one-car garage, let alone the other features that one would 
expect to find in the other homes that exist on Choke Cherry Drive, and elsewhere in existing 
platted subdivisions within the Foothills and Canyons Overlay Zone.  

 
Staff believes that a case can be made to the lot being “undevelopable” under strict 

application of the slope criteria, given the size and shape of the area that is under 30% slope, 
and the expectations of a typical modern home, including a two-car garage, which can be built 
in any other single-family neighborhood in Millcreek.  

 
The authority to grant a slope waiver for private development is limited to slopes up to 

40%. The applicant will need to seek a variance and demonstrate a hardship pursuant to state 
law to be eligible to build on slopes greater than 40%. Staff advised the applicant to seek a slope 
waiver to the extent permissible by FCOZ, and to follow up with a variance request, if a slope 
waiver is granted by the Planning Commission.   
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

2. results in substantial economic hardship not created by the applicant or otherwise self-

imposed: or 

 

Applicant Response: None  

 

3. results in a building location that requires excessive grading, vegetation removal, or 

driveway distances in conflict with the purposes of this Chapter.  

 

Applicant Response: None 

 

2. The development substantially conforms to all other development, site design, and 
environmental standards of this Chapter and in all other applicable ordinances and codes.  
 
Applicant Response: With the exception of the slope conditions -- the home is designed, to the 

best of our knowledge, and through ongoing DRC and FCOZ reviews, to meet all criteria for 
zoning/planning codes and overlay districts for the site. The home is low-lying, nestled into the hillside 
and proposed on the flattest portion of the site, leaving the greater hillside as undisturbed as we believe 
possible. The materials, scale, and character are appropriate when compared to other homes in the 
neighborhood. A panorama of the homes on the street can be seen in Exhibit D. It is our belief that the 
home sits within the landscape and holds true to the design objectives and intent of the Foothill-
Canyons-Overlay-Zone. 

 
Staff Comment: Staff and the applicant worked through several iterations of the design of the 

home, with an intent to minimize its height and profile, and reduce its impact on slopes greater than 
30%. The home is neither as tall nor as large or wide as many of the homes in the vicinity. The home 
falls below the maximum height allowed in the zone, and the roof is designed in a manner such that the 
home falls below the ridge line on the property to the east. The roof is sloped to parallel the contours of 
the site, where the slope gradually falls from east to west. The most prominent façade will be the south 
façade, facing Millcreek Canyon Road. It is two stories in height. The highest point of that façade will 
be 27 feet above original ground surface.  

 
Staff completed a preliminary FCOZ review, and there are remaining concerns that should be 

addressed as part of any final approval for a slope waiver:  
 

1. Applicant should consider additional efforts to stabilize the fencing such as anchors into 
the native soil may be needed. The applicant’s proposal for sandbags to be used for stabilization 
for construction is insufficient.  
 
2. Applicant should supply a more detailed slope stability plan for constructions.  
 
3. Applicant is proposing cantilevered decks as part of their projects. Cantilevers should be 
pulled back to fall within the limits of disturbance recorded on the plat.  

 
 



 
 

 
 Page 8 of 9 

 

Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

Community Council Action 
 
The Mount Olympus Community Council (MOCC) convened on October 3, 2022, to consider a request 
for a slope waiver for property located at 3733 South Chokecherry Drive. The parcel of land is located 
within the established FCOZ Zone but has been determined to be a Lot of Record based on the city 
ordinances. The establishment of the property being a Lot of Record therefore allows it to request 
additional slope waiver allowances, but this additional potential allowance must be balanced against the 
competing objective of maintaining as much undisturbed area on our city’s fragile and sometimes 
dangerous hillsides. We are grateful the applicant has worked diligently on multiple design details of the 
property prior to this request being brought to the Community Council for consideration. The MOCC 
grudgingly supports reasonable slope waiver requests by the applicant but only after satisfying the 
following conditions:  
 

• The lot appears to have a substantial amount of fill dirt. The MOCC only recommends granting 
any type of slope waiver after complete and accurate soils tests are completed that explicitly 
determine if the soils within the proposed limits of disturbance are native soils. Adequate pier 
structural supports should be investigated to ensure greater stability to bedrock subsurface levels. 
The lot appears to contain sizable amounts of fill dirt. There are clusters of construction debris 
throughout the slope of proposed disturbance, including concrete, asphalt chunks and similar 
construction debris. We speculate that the depth and sheer magnitude of fill material might have 
been underestimated. Please ensure that any defined limits of disturbance require appropriate 
engineered mitigation to guard against collapsible, non-native, or otherwise dangerous soils.  

 
• The cantilevered decks should be pulled back towards the home within the limits of disturbance.  

 
• This development request creates legitimate, sizable, and perpetual risk of landslides or other 

uncontrolled damage to property owners immediately downhill to this property. The MOCC 
requests that extensive risk mitigation tactics be required not only during construction but also as 
permanent infrastructure to ensure adjacent property owners are not put in perilous situations in 
the event of an earthquake, more frequent microbursts or acts of negligence by occupants of the 
home after its completion.  

 
• The MOCC requests that the applicant and city staff meet with property owners immediately 

adjacent and downhill to this development request to inform them of the potential outcome of the 
applicant being granted a slope waiver. Effective and proactive communication will hopefully 
avoid unnecessary misunderstandings throughout this process. In conclusion, the MOCC 
grudgingly supports a slope waiver for this property, only because it has been determined to be a 
Lot of Record, coupled with applying strict enforcement of the FCOZ development protocols 
would deem the lot virtually unbuildable. We should refer to this lot within the Taylor 
Subdivision as a perfect example of why the FCOZ ordinance was adopted shortly after this 
subdivision was recorded. We don’t endorse slope waivers very often, but in this context, we 
support granting one only after these conditions are satisfied. Otherwise, the character of our 
neighborhoods and beautiful slopes will head downhill quickly, potentially even more rapidly 
than a boulder dislodged during construction of this property 
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Millcreek City Planning and Community Development 
3330 South 1300 East 

Millcreek, Utah 84106 

Phone: (801) 214-2750 

Inspections: (385) 468-6690 

Engineering’s Response:  
 
Geologist and Senior Development Engineer feel that these are acceptable solutions, depending on the 
specifics once those are received. As far as the cantilevered upper deck sticking out, staff has asked the 
applicant’s structural engineer for an explanation as to how this will be done without disturbing any 
ground outside of the limit of disturbance - especially if the LOD fence is placed on that boundary line. 
 

Recommendation & Model Motion 

Staff recommends that the Planning Commission grant preliminary approval of application, FC-22-004 
‘request for a slope waiver to build a single-family home located in the Foothills and Canyons Overlay 
zone,’ based on staff analysis and city goals, under the following conditions: 
 

• Complete an extensive FCOZ review. 
 

• The home will be built with the materials, massing, height, and windows exactly as presented in 
the staff report to protect the Foothills and Canyons. 

 
• The cantilevered decks should be pulled back towards the home within the limits of disturbance. 

 
• Drainage design should be re-designed to alleviate saturation of the slope. 

 
• Extensive risk mitigation tactics be required not only during construction but also as permanent 

infrastructure to ensure adjacent property owners are not put in perilous situations in the event of 
an earthquake or landslide.  
 

• Accurate soils tests should be completed to explicitly determine if the soils within the proposed 
limits of disturbance are native soils. Adequate pier structural supports should be investigated to 
ensure greater stability to bedrock subsurface levels. 

 
• Applicant must also apply for a variance to the Land Use hearing Authority for consideration of 

a slope waiver over 40% - 50%.  
 

• All other items in the staff report 
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GENERAL NOTES:
ALL DIMENSIONS ARE TO THE FACE OF CURB, UNLESS OTHERWISE NOTED.

SEE ARCHITECTURAL SITE PLAN FOR ADDITIONAL INFORMATION.
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SPECIFICATIONS.

KEYED NOTES:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

STANDARD DUTY ASPHALT PAVEMENT WITH GRANULAR BASE PER DETAIL 'D1', SHEET
C5.01.
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EASEMENT EXHIBIT

A CURRENT TITLE REPORT, PREPARED BY FIRST AMERICAN TITLE INSURANCE COMPANY,
FILE NO. 041-5930277, WAS REVIEWED FOR EXISTING EASEMENTS. THE ONLY LISTED
EASEMENT IN THE SCHEDULE B-2 EXCEPTIONS WAS THE POWER EASEMENT. THE
REMAINDER OF THE EASEMENTS SHOWN ARE FROM TAYLOR ESTATES NO. 2, PHASE 2
AMENDED SUBDIVISION PLAT.

EASEMENT NOTES:
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GENERAL NOTES:
SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS AND THE
RECOMMENDATIONS SET FORTH IN THE SOILS REPORT (IF AVAILABLE). THE CONTRACTOR SHALL BE
RESPONSIBLE FOR REMOVING AND REPLACING ALL SOFT, YIELDING OR UNSUITABLE MATERIALS AND
REPLACING WITH SUITABLE MATERIALS AS SPECIFIED IN THE SOILS REPORT. ALL EXCAVATED OR FILLED
AREAS SHALL BE COMPACTED TO 95% OF MODIFIED PROCTOR MAXIMUM DENSITY PER ASTM TEST D-1557
EXCEPT UNDER BUILDING FOUNDATION WHERE IT SHALL BE 98% MIN. OF MAXIMUM DENSITY. MOISTURE
CONTENT AT TIME OF PLACEMENT SHALL NOT EXCEED 2% ABOVE NOR 3% BELOW OPTIMUM. CONTRACTOR
SHALL SUBMIT A COMPACTION REPORT PREPARED BY A QUALIFIED REGISTERED SOILS ENGINEER,
VERIFYING THAT ALL FILLED AREAS AND SUBGRADE AREAS WITHIN THE BUILDING PAD AREA AND AREAS
TO BE PAVED, HAVE BEEN COMPACTED IN ACCORDANCE WITH THESE PLANS & SPECS AND THE
RECOMMENDATIONS SET FORTH IN THE SOILS REPORT.

THE CONTRACTOR IS TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL FOR
CONSTRUCTION OF THIS PROJECT. SPECIFIC DETAILS SHOWN ON SHEET C2.10 SHALL BE USED IN
COMBINATION WITH OTHER ACCEPTED LOCAL PRACTICES.

EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE LOCATIONS
BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION OF PLANS. LOCATIONS
MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO GUARANTEE IS MADE AS TO ACCURACY OR
COMPLETENESS OF THE INFORMATION SHOWN. IT SHALL BE RESPONSIBILITY OF THE CONTRACTOR TO
DETERMINE THE EXISTENCE AND LOCATION OF THOSE UTILITIES SHOWN ON THESE PLANS OR INDICATED
IN THE FIELD BY LOCATING SERVICES. ANY ADDITIONAL COSTS INCURRED AS A RESULT OF CONTRACTOR'S
FAILURE TO VERIFY LOCATIONS OF EXISTING UTILITIES PRIOR TO BEGINNING OF CONSTRUCTION IN THEIR
VICINITY SHALL BE BORNE BY THE CONTRACTOR AND ASSUMED INCLUDED IN THE CONTRACT.

ALL ELEVATIONS SHOWN AT TOP AND BOTTOM OF WALL(S), IF ANY, ARE ELEVATIONS AT FINISH GRADE,
UNLESS OTHERWISE NOTED.

KEYED NOTES:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

GRADE SITE TO ELEVATIONS AND CONTOURS SHOWN ON PLAN.

EXISTING WATER METER LID TO BE SET TO FINAL CONCRETE ELEVATION.

EXISTING SEWER LATERAL.

EXISTING STONEWALL TO BE MOVED BY CONTRACTOR TO LOCATION SHOWN.

1

3

THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE LOCATION,
PROTECTION, AND RESTORATION
OF ALL BURIED OR ABOVE
GROUND UTILITIES, SHOWN OR
NOT SHOWN ON THE PLANS.

NOTICE!
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COMMON GRADING ABBREVIATIONS:
SEE SHEET C0.01 FOR ADDITIONAL ABBREVIATIONS

- BFE BASEMENT FLOOR ELEVATION
- BW FINISH GRADE AT BOTTOM OF WALL
- EX or EXIST EXISTING
- EOA EDGE OF ASPHALT
- EOC EDGE OF CONCRETE
- FFE FINISH FLOOR ELEVATION
- FG FINISH GRADE
- FL FLOW LINE
- GB GRADE BREAK
- HP HIGH POINT
- LP LOW POINT
- NG NATURAL GROUND
- SDCB STORM DRAIN CATCH BASIN
- SDCO STORM DRAIN CLEANOUT BOX
- SDDB STORM DRAIN DRAIN BASIN
- SDMH STORM DRAIN MANHOLE
- TBC TOP BACK OF CURB
- TOA TOP OF ASPHALT
- TOC TOP OF CONCRETE
- TOG TOP OF GRATE
- TOW TOP OF WALL
- TW FINISH GRADE AT TOP OF WALL
- WW WATERWAY
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GENERAL CONSTRUCTION

1. These plan shall be designed and reviewed under 2015 IBC.

2. The contractor shall be responsible for obtaining all permits required for construction by the
permitting authorities having jurisdiction.

3. The contractor shall carefully read, study, and understand all plans and specifications for trades.
Coordination between trades will be necessary and the responsibility of the contractor, any
questions that arise shall be clarified by the architect prior to construction.

4. Drawings are not to be scaled. Dimensional discrepancies are to be clarified with the architect
before proceeding with construction.

5. The contractor shall verify existing power, water, data cable and other utilities prior to
excavation. Contact blue-stakes or authorities having jurisdiction prior to any excavation. 208-2100

6. The contractor shall notify the designer of discrepancies in the documents, and of any field
conditions that deviate from the documents.

7. The architects approval must be obtained for any deviations from the construction documents,
including but not limited to changes in dimensions, design, materials, products, and finishes. In no
case may the contractor make these changes without the approval of the architect.

8. Shop drawings and other submittals are to be submitted for approval by the architect with
sufficient time for review prior to execution of work. Submittals must conform to the requirements
indicated on construction documents, structural notes, and specifications.

9. See door and window schedule for sizes, types, and finishes.

10. Find joy, stay safe, and give thanks.

11. All construction shall conform to and strictly comply with all applicable codes, covenants,
restrictions, and Salt Lake County building standards.

12. In no event shall the contractor substitute a standard construction detail for a detail specified in
these documents. The contractor shall bring all work into conformity with the construction
documents, as the designer orders, before approval of that construction will be granted.

13. The contractor is to verify all dimensions, datum & levels prior to construction. Exterior walls
are dimensioned from face of exterior wall sheathing or face of concrete unless otherwise
noted. Exterior wall studs at heated spaces shall be 2x6 except as noted. All other wall
studs shall be 2x4 except where noted otherwise on construction documents.

14. Glazing in locations subject to human impact such as panes in doors, glazing within 12" of door
opening, glazing within 18" of floor, and shower doors shall be tempered or laminated safety glass
as per 2012 IBC.

15. Provide and install smoke detectors as per 2015 IBC.

16. Provide attic access, minimum 22" x 30" with minimum 30" headroom at unobstructed readily
accessible opening as per 2015 IBC.

17. Building shall comply with Utah State Energy Code. The contractor is to seal and caulk all
cracks to prevent air infiltration. The contractor shall insulate the walls to R-19, ceilings to R-38,
and floors over unheated spaces to R-38 unless otherwise noted.

18. These drawings are the exclusive property of Lloyd Architects and may be reproduced only
with the written permission of the architect. Authorized reproductions must bear the name of the
architect.

19. Fireplaces shall conform to 2012 IBC. UL listing on fireplaces are as follows: Wood burning
units, UL#MH5850 Enclosed gas units; ICBO #4030

20. SITE PLAN & GRADING: remove stumps, shrubs and clear and grub site near house as
indicated on site plans including legal off-site disposal of all debris and unusable fill. Scrape topsoil
layer before excavation and place onsite for finish landscape use. Excavate, trench, and backfill as
required for footings, foundations, slabs, utility lines, mechanical, electrical and other work below
grade required to complete the project. Maintain excavation free of water and provide an adequate
system for the handling and removal of surface water.

21. Contact the Utah Division of Air Quality on all remodel projects: 536-4000

FOUNDATION

1. GEOTECHNICAL: SOIL BEARING: Assume 1500 psf soil load pressure per R401.4.
CONCRETE: 3,000 psi in slabs and footings, 3000 psi in foundation walls, 3500 psi in garage slab
and exterior steps.

2. CONCRETE FOOTING SIZES AND DEPTH: see footing schedule on structural sheets
(minimum footing size 9" by 20", minimum depth 30" below grade).  MINIMUM REBAR: see
structural sheets for minimum reinforcing requirements.

3. ANCHOR BOLTS TO FOUNDATION: minimum 7" embedment per R403.1.6(maximum spacing
allowed by code is 32" O.C.)

4. CONCRETE FOUNDATION WALLS: see structural drawings for size and reinforcing.

5. HEIGHT ABOVE FINISHED GRADE: concrete foundation wall to be 6" minimum above finish
grade. Use treated sill plate where required.

6. FOUNDATION WALL DAMP-PROOFING AND FOUNDATION DRAIN: bituminous coating or
equal to be applied on basement walls per R406. Foundation drain to be installed by new footings
per R405.

7. PLATE WASHERS: All plate washers to be 3"X3"X.227" (1/4") square slotted plate per
R602.11.1

8. WINDOW WELLS AND LADDERS: 9 sq ft min area, 36 inches out from window, if deeper than
44 inches affix a ladder.

9.  BACKFILL: not to be placed adjacent to basement walls until bracing is in place per IRC
R404.1.7

CONSTRUCTION

1. EMERGENCY ESCAPE AND RESCUE OPENINGS: 44 inches max above floor, in every
sleeping room, 5.7 sq ft or 5 sq ft if within 44 inches of grade, 20 inch
min width, 24 inch min height.

2. EXIT DOORS AND HALLWAYS: one 3'-0" x 6'-8" door required, 36 inch min. width in hallways.

3. LANDINGS AT DOORS AND STAIRWAYS: 36" min. out from door and door width minimum.

4. RAMPS, SLOPES AND RAILS: maximum slope 1 in 8, railing required on ramps over 1 in 12
slope.

5. STAIRWAYS: 36" width minimum, TREADS AND RISERS: 8" rise and 9" tread minimum,
HEADROOM: 6'- 8" minimum, UNDER STAIR PROTECTION: 1/2" GWB, HANDRAILS: required
with (2) or more risers, 34" to 38" in height and 1 1⁄4 to 2 5/8" in diameter if circular.

6. GUARDRAILS (GUARDS): required at floors over 30" above grade, 36" min. height, a 4"sphere
shall not pass through with design as to eliminate ladder effect.

7. LUMBER PROTECTION AGAINST DECAY: 18" minimum to grade under floor joists, 12"
minimum to grade under floor girders. Provide treated plate on concrete slab less than 8" above
exposed ground and framing and siding less than 6" from the ground. All lumber in contact with
concrete, earth, or within 18" of finish grade shall be pressure treated. Pressure treat above
ground items with water-borne preservatives complying with AWPB LP-2. Wood members in
contact with ground shall be pressure treated with water-borne preservative complying AWPB
LP-22.

8. WOOD COLUMNS: required to be 1" above the floor or finish grade, See structural for
connection to foundation or slab.

9. MINIMUM AREA DIMENSIONS AND HEIGHTS: see all plan sheets for room sizes. All room
minimums shall be: (1) 120 sf room, 70 sf bedrooms, 50 sf kitchen, 7 feet min. heights, sloping to 5
feet min. 3 feet min. passageways in kitchens.

10. INTERIOR MOISTURE VAPOR RETARDERS: on "warm-in-winter" side of wall, if required.

WALL CONSTRUCTION

1. INTERIOR WALL COVERINGS: 5/8" GWB. Green Gyp. board to be limited to R702.3.8.1 for no
direct contact to moisture.

2. EXTERIOR WALL COVERINGS AND WEATHER BARRIERS: 15# felt paper or approved equal,
per dwgs.

3. STRUCTURAL COLUMNS: see structural sheets for all column sizes and locations.

4. MID-HEIGHT BRIDGING: in unfinished walls.

5. BRACED WALL LINES AND PANELS: see structural notes. Minimum requirement are to
provide within 12'-6" of wall corner, at 4'-0" in length for plywood w/ nailing @ 6" O.C. @ edges and
12" O.C. in field, at 8'-0" for GWB w/ screws @ 7" O.C. @ edges and field. DOORS AND
WINDOWS

6. HABITABLE ROOMS AND BATHROOMS: 8% of area in glazing, 4% in openings, and 3 sf
window in bathrooms or bathrooms to have exhaust fan per IRC 303.3

7. GARAGE SEPARATION FROM DWELLING: 1 hour separation. Walls shall have 1/2" GWB on
walls and attic. If garage is below habitable rooms the ceiling shall have 5/8" type "X" GWB. Door
shall have a 20 min. fire-resistance rating and shall be self-closing.

FLOOR CONSTRUCTION

1. FLOOR JOISTS: double joists under bearing partitions and blocking shall be installed at bearing
walls.

2. DRAFT-STOPPING: shall be installed in all concealed spaces over 1,000 sq ft.

3. FIREBLOCKING: shall be installed in all concealed spaces at 10'-0" O.C.

4. SUBFLOOR SHEATHING: see structural sheets for all floor sheathing callouts (minimum
requirements are as follows; 5/8 inch thick tongue & groove osb for joists @ 16" to 20" O.C. and
3/4" thick tongue & groove osb @ 24" O.C.)

5. FLOOR JOISTS SUPPORTING BEARING PARTITIONS OFFSETS: offset minimum floor joist
depth.

6. EXPOSED LAMINATED TIMBERS: ATIC Rated Architectural grade Glu-laminated Timbers: See
structural sheets for sizes and locations.

7. EXTERIOR DECKS: exposed structural framing, support joists, and beams not sheltered by roof
or eaves shall be constructed with naturally durable wood or pressure-preservative-treated wood
as required by IRC R317.1.3.

ROOF CONSTRUCTION

1. ROOF FRAMING: see structural sheets pre-engineered truss type and layout. Submit shop
drawings to architect/engineer for approval.  Truss packet to be reviewed and signed by Engineer
of Record.  R802.10.1.

2. ATTIC VENTILATION: Provide a 1 to 150 sq.ft. (or 1 to 300 if 50% is in soffit and 50-80%
located more than 3'0" above soffits) of the attic area in ventilation.  Provide insulation baffles to
insure air flow through space. Cut or drill holes in truss blocking for vent air passage from soffit
vents.

3. ROOF SLOPES and DRAINAGE: felt paper, 1/4" per foot minimum.  Provide "ice and water
shield" at all valleys U.N.O.

4. ICE DAM PROTECTION: “Ice and Water shield" at eaves to 36" inside the wall plane of the
building.

5. CHIMNEY TERMINATION: shall be 2'-0" higher than any portion of building within 10'-0", 3'-0"
tall minimum.

6. GREEN ROOF: Contractor to follow manufacturer's installation instructions for Carlisle Shallow,
Ultra-extensive, roof garden system.

MASONRY

1. MASONRY VENEERS, AND TIES: see structural sheets. provide minimum brick ties at 16
inches on center in either direction, with horizontal 9 gage wire mechanically attached to ties (if
applicable).

2. LINTELS: see structural drawings for lintel sizes and locations.
 SHEARWALLS & HOLDDOWN SCHEDULE: see structural sheets.

MECHANICAL

1. GAS FIREPLACE: ICBO #4030 on typical gas unit

2. FIREPLACE HEARTHS: Extend 20" min. from front of firebox and 12" min. extension on both
sides.

3. RES-CHECK: 2009 IECC See attached REScheck report.

4. CENTRAL FURNACE, CLEARANCE, ACCESS, PLATFORM, LIGHT: provide 3" side and rear of
platform, space is 12 inches wider than furnace, 6 inches in front if door or 30 inches in front, 30 x
30 inch access platform with light for servicing.

5. BTU SIZES OF WATER HEATERS, FURNACES: see mechanical drawings for all mechanical
sizing.

6. COMBUSTION AIR: provide duct or opening within 12 inches of ceiling and size of 1 sq. inch for
every 3000 btu/h.

7. ELEVATION OF COMBUSTION SOURCE OF APPLIANCES: appliances having an ignition
source shall be elevated such that source is not less than 18" above floor.  Rooms that are not part
of the living space which communicate with a private garage through openings shall be considered
to be a part of the garage; see plans.

8. APPLIANCE PROTECTION FROM IMPACT: Appliances shall be installed per IRC 1307 with
approved barriers or if ignition is present 18" above the floor.

9. CONDENSATE DISPOSAL: provide an indirect drain, secondary condensate if located in attic or
on wood floor (to be trap seal primer type)

10. GAS LINE SCHEMATIC: See mechanical sheets.

11. WATER HEATERS, LOCATIONS, EXPANSION TANKS, AND PRESSURE RELIEF VALVES:
can not be located in closets, bedrooms, or bathrooms.  If located within sealed enclosures provide
combustion air vent.  Direct-vent water heaters are okay. Provide and install high-efficiency radiant
hydronic heat system including connection of hot water storage tank, gas hot water heaters and
piping from the hot water tank to all fixtures as indicated in drawings. Installation shall conform to
all local codes, ordinances and regulations pertaining to this work.  Manifold and thermostat
locations to be approved by the Architect.  Provide trap seal primer type drain at water heaters.

12. WATER HEATER ANCHORAGE, FLOOR DRAIN, AND PANS FOR DRAINAGE: provide
seismic strap to top third and bottom third of water heater. Provide an indirect drain for water
heaters. Provide pan for water heaters on wood floors.

13. CLOTHES DRYER EXHAUST: maximum 25'-0" to outside with 5'-0" reduction for 90 degree
bends.

14. EXHAUST VENT TERMINATIONS: 4'-0" below or beside and 1'-0" above doors or windows,
12" above grade.

15. SHOWER SIZE AND DOOR: 900 sq inches and 30" diameter, door swings outward.

16. HEATING: new construction to have a gas fired forced air furnace with air conditioning
condenser unit. Heating facility to maintain 68 degrees.

17. DUCT TESTING: Shall be required where air handlers, or more than 35% of the ductwork is
outside of the thermal envelope.

18. OPEN COMBUSTION AIR DUCTS: Where open air ducts provide combustion air to open
combustion fuel burning appliances, the duct and appliance shall be located outside of the building
thermal envelope or enclosed and isolated from the thermal envelope.  Such rooms shall be
sealed and insulated per table N1102.1.2. The door into the room shall be fully gasket which could
require changes to the door schedule, and any water lines and duct in the room insulated per
N1103.

19. MAKE-UP AIR: Where exhaust hood systems capable of exhausting in excess of 400 cfm,
makeup air shall be provided at a rate equal to the exhaust air rate. Such makeup air systems shall
be equipped with a means of closure and shall be automatically controlled to start and operate
simultaneously with the exhaust system.

20. DUCT EXHAUST AND RUN LENGTH: See exhaust duct and duct opening table from section
M1506 for reference.

PLUMBING

1. WATER PIPING: shall be PEX.

2. VENT PIPING: shall be ABS.

3. HOSE CONNECTION BACKFLOW PREVENTER: provide at all exterior hose bib locations. Use
frostproof type with vacuum breaker.

4. FLOOR DRAINS: Deep seal or Trap seal primer required in laundry or mechanical rooms per
IBC 3201.2

5. WASTE INTERIOR TO BE ABS, WASTE INTERIOR UNDER SLAB AND EXTERIOR TO BE
ABS.

6. BACK WATER VALVE: required to protect plumbing fixtures located below the elevation level of
the nearest upstream man hole cover.  Fixtures that are above the elevation level of the manhole
cover shall not discharge through the backwater valve.

7. SHOWER COMPARTMENTS: non-absorbent floors and walls (up to 72" above finished floor)
required for shower compartments; per IRC R307.2

8. MAXIMUM FLOW RATES AND CONSUMPTION: for plumbing fixtures and fittings per IRC
P2903.2:

 Lavatory faucet:  2.2 gpm at 60 psi
 Shower head:  2.5 gpm at 80 psi
 Sink faucet:   2.2 gpm at 60 psi
 Water closet:   1.6 gallons per flushing cycle

9. TEMPERATURE LIMITING DEVICES: set at 120F for bathtubs and showers per IRC P2708.3
and 2713.1

ELECTRICAL

1. BATHTUB ACCESS PANEL: see plans for size and locations.

2. ELECTRICAL SERVICE PANEL LOCATION: shall not be located in bathrooms or firewalls.
Provide 30" clearance side to side and 36" clearance in front. Provide a minimum of 6'-6" in height.

3. RECEPTACLE OUTLETS: see electrical drawings for all outlet locations.  All outlets
shall be tamper resistant type.  Electrical sub-contractor to walk through project with owner to
verify all electrical fixture locations prior to commencing work. Follow all local electrical codes.

4. ARC-FAULT CIRCUIT-INTERRUPTER PROTECTION: provide in bedrooms.

5. GFCI PROTECTION: see electrical sheets for all locations. Provide in bathrooms and jetted tub
motors, garage, outdoor, crawlspace, kitchen counters, kitchen islands, and wet-bar.

6. LIGHTING WALL SWITCHES: see electrical drawings for all switch locations.  Electrical sub-
contractor to walk through project with owner to verify all electrical fixture locations prior to
commencing work. Follow all local electrical codes.

7. RECEPTACLES AND LIGHTING IN DAMP AND WET LOCATIONS: provide weatherproof
covers for outlets, lighting to be rated for wet or damp locations.

8. LIGHT FIXTURES IN CLOSETS: incandescent fixtures 12" minimum to storage, fluorescent
fixtures 6" minimum to storage.

9. SUPPORT OF CEILING FANS: as per manufacturer's recommendations.

10. ELECTRICAL: all wiring to be in accordance with the National Electrical Code and applicable
local codes. Locate main panel and meter where indicated on the Drawings. Provide underground
power connection from source to main panel.

11. SMOKE DETECTORS: Locate (1) inside each sleeping room, in corridors outside
sleeping rooms, and on each level. All smoke detectors shall be hard wired to primary power
source and wired in series. Each detector shall have a battery backup.

12. CO2 DETECTORS: Locate (1) on each habitable level of a dwelling unit equipped with fuel
burning appliances.

13. NON-METALLIC SHEATHED CABLES (ROMEX):  when two are more are installed together in
the same space without maintaining space between them and where the opening they are installed
in is filled with caulking, foam insulation, or other types of insulation, conductors must be derated
per IRC E3705.4.4
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ROOM
RM 105
360 sq ft

A B

WALL ASSEMBLY TYPE.  SEE

WALL TYPES SHEET.

KEY NOTES INDICATED IN SPECIFIC DETAILS

ARE TYPICAL FOR GIVEN OR SIMILAR CONDITIONS

UNLESS NOTED OTHERWISE.

GRID LINE

CLEAR FINISH DIMENSION

KEY NOTE

STEEL STUDS (DRAWINGS AT LARGER SCALES)

WOOD MEMBER INTERRUPTED AT SHORT

INTERVALS OR BLOCKING

CONTINUOUS WOOD MEMBER

GYPSUM WALLBOARD

INSULATION:  THERMAL OR SOUND AS REQUIRED

BY ASSEMBLY DETAIL

ELEVATION REFERENCE

DRAWING TITLE

EXTERIOR / INTERIOR ELEVATION

BUILDING / WALL SECTION

"CMU" CONCRETE MASONRY UNIT

DETAIL

CONCRETE OR CEMENTITIOUS MATERIAL

RCP. REFLECTED CEILING PLAN

DIAG. DIAGONAL

W.W.M.

INSULATION

HYDRAULIC

EL.
E.J.

ELEC. ELECTRICAL

EXPANSION JOINT
ELEVATION

DS.

E.
(E)

DWGS.

DR.

DIV.
DN.

DIM.

DOWNSPOUT

EXISTING

DRAWINGS

EAST

DIVISION(S)
DIMENSION

DOOR
DOWN

KITCH. KITCHEN

HR.

IN.
INSUL.

HYDR.

JST.
JAN.

INT.

HT.

JOIST
JANITOR

INTERIOR

HOUR

INCHES
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2009 IECC 
 

Air Barrier and Insulation Inspection Component Guide 
 

 
NUMBER COMPONENT  CRITERIA 

1 Air barrier and thermal barrier 
 

Exterior thermal envelope insulation for framed walls is installed in 
substantial contact and continuous alignment with building envelope air 
barrier. 
Breaks or joints in the air barrier are filled or repaired. 
Air-permeable insulation is not used as a sealing material. 
Air-permeable insulation is inside of an air barrier. 

2 Ceiling/attic 
 

Air barrier in any dropped ceiling/soffit is substantially aligned with 
insulation and any gaps are sealed. 
Attic access (except unvented attic), knee wall door, or drop down stair 
is sealed. 

3 Walls 
 

Corners and headers are insulated. 
Junction of foundation and sill plate is sealed. 

4 Windows and doors Space between window/door jambs and framing is sealed. 

5 Rim joists Rim joists are insulated and include an air barrier. 

6 Floors 
(including above-garage and 
cantilevered floors) 

Insulation is installed to maintain permanent contact with underside of 
subfloor decking. Air barrier is installed at any exposed edge of 
insulation. 

7 Crawl space walls 
 

Insulation is permanently attached to walls. 
Exposed earth in unvented crawl spaces is covered with Class I vapor 
retarder with overlapping joints taped. 

8 Shafts, penetrations Duct shafts, utility penetrations, knee walls and flue shafts opening to 
exterior or unconditioned space are sealed. 

9 Narrow cavities Batts in narrow cavities are cut to fit, or narrow cavities are filled by 
sprayed/blown insulation. 

10 Garage separation Air sealing is provided between the garage and conditioned spaces. 

11 Recessed lighting Recessed light fixtures are air tight, IC rated, and sealed to drywall. 
Exception—fixtures in conditioned space. 

12 Plumbing and wiring Insulation is placed between outside and pipes.  
Batt insulation is cut to fit around wiring and plumbing, or 
sprayed/blown insulation extends behind piping and wiring. 

13 Shower/tub on exterior wall Showers and tubs on exterior walls have insulation and an air barrier 
separating them from the exterior wall. 

14 Electrical/phone box on exterior 
walls 

Air barrier extends behind boxes or air sealed-type boxes are installed. 

15 Common wall Air barrier is installed in common wall between dwelling units. 

16 HVAC register boots HVAC register boots that penetrate building envelope are sealed to 
subfloor or drywall. 

17 Fireplace Fireplace walls include an air barrier. 
 

Disclaimer:  
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 
of the 2009 IECC.  It does not cover 
all airsealing locations or 
techniques.  Other code provisions 
may be applicable as well.

1 

Ladder
T-wall

Insulate and install 
sheet material 
behind bathtub

FLOOR JOIST

Caulk

Seal wiring and 
plumbing penetrations

2

Insulated exterior 
wall

Window 
sealed
into rough
opening 
using
backer rod

Seal airtight IC-rated 
recessed light 
fixtures to drywall

Air sealing key points 

4

Seal lights and
bath vent fans
to ceiling drywall

2

Insulate
headers3

1

3

Caulk3

3

11 13

12

12
8

12
8

8

14

Electrical panel box, 
recommend install on 
interior (non-insulated) wall. 
If installed on exterior wall, 
air barrier shall extend 
behind box or air-sealed 
box shall be installed.

14

8
Fan vented 
through exterior 
wall sealed at 
penetration

2009 IECC

SUBFLOOR

Insulate
corners

9
Narrow stud 
cavity batts 
are cut to fit

Seal 
plumbing
penetrations 
(if ceiling is 
insulated)

Seal gap between 
electrical box and 
drywall 

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

UNFACEDBATTS

12

FACED

BATTS

3

Chases and common by-passes

Seal
chases

Seal HVAC
penetrations

Seal HVAC boot
penetrations

Seal electrical
penetrations

Seal plumbing
penetrations

Caulk 
electrical boxes 
and fixtures to 
drywall 16

8

1 2

3

2

16

3

1214

Seal bathtub drain penetration

13

12 8

Install insulation and sealed air 
barrier behind tub (required)

Air sealing key points continued 
2009 IECC

Shower/tub drain rough 
opening

Cap top of chase 
with solid air barrier 
and insulate above 
dropped soffit

Install air barrier 
on interior of all 
insulated walls

Seal
bottom 
plate

M
U

LT
IF

A
M

IL
Y

 C
O

M
M

O
N

  W
A

LL

IN
T

E
R

IO
R

  W
A

LL

 Seal penetrations 
in common wall

Seal 
top plate

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

Seal
bottom 
plate

1

15

4

Soffit vent

Attic 
ventilation

Caulk band joist
to subfloor and plates

Caulk bottom plate 
to subfloor 

Wall cross-section

1

5

3

7

6

1

3

Glue drywall to bottom plate 
(recommended). Caulk bottom plate 
to subfloor, foundation, or slab

3-inch inspection gap

Glue drywall to top plate 
(recommended)

4

Window rough opening

Use backer rod or spray foam 
(appropriate for windows) to fill gaps 
between window/door and rough 
opening 

Air sealing key points continued 
2009 IECC

Wind wash baffle and dam for 
air-permeable insulation

See Insulation Details 
for Ceilings with 
Attic Spaces. 

Install exterior 
water resistive 
barrier as per 
IRC 703.2

Glue drywall to 
top and bottom plates 
(recommended)

Tape or caulk exterior  
sheathing seams        

1

Sill gasket or double-bead of caulk under bottom plate 

3

Sealed CLASS I 
vapor retarder 
required in crawlspace 

Insulation is 
permanently attached 
to walls

Underfloor insulation 
must be installed in 
permanent contact with 
subfloor (air barrier 
required at any exposed 
edge of insulation)

4-inches

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

3 3

5

Seal around 
chimney flues 
with sheet 
metal cap 

Combustion closet

Exterior penetrations

Combustion chase 
penetrations

Solid (non-louvered) door with weatherstripping

Door closes 
against solid threshold Bottom plate

sealed

Seal gas and 
plumbing 
penetrations 
through walls

Combustion air inlets
as per mechanical and/or fuel gas code

Flue stack

8

8

4

12

12

8

6

Caulk exterior wall penetrations for 
refrigeration lines, condensate line, etc.

Air sealing key points continued 
2009 IECC

Seal

Internal air barrier 
(recommended)

Rigid foam option
(recommend covering 
with ignition barrier for 
fire protection)

Seal

Insulated
walls (not required  
unless walls are 
part of building 
thermal envelope)

Insulated
water heater
(not required)

Blocking above 
suporting wall for 
cantilevered floor 
(required)

Underfloor insulation must be 
installed in permanent contact 
with subfloor (air barrier 
required at any exposed edge 
of insulation)

Insulation 
above top 
plate of 
supporting 
wall

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

17

6
1

Blocking - fit in joist cavity, 
caulked or foamed

1

1
8 Sealed attic-side air barrier (required)— 

OSB, insulated sheathing, etc. 

Install blocking and rafter baffle to 
prevent wind-washing if vented, insulated 
roofline (required)

6

Attic knee-walls

2 Caulk and seal 
rough opening

Weather-strip door 
opening and 
threshold

Air sealing key points continued 

Rigid insulation 
(recommended) 
Minimum R-value 
equivalent to surrounding 
wall insulation

2009 IECC

Two-level attic

Conditioned Space

Unconditioned Space

Conditioned
space

Caulk

Caulk

BlockingGlue

Air barrier 
required, 
(rigid insulation 
board recommended)

1 8

Cavity 
Insulation

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

7

PanelWeatherstripping

Cover box pushes up 
and out of the way for 
access

Minimum R-value 
equivalent to surrounding  
ceiling R-value

Seal gap between frame 
and rough opening with 
caulk, backer rod, or foam

Rigid insulation box forms lid for pull-down attic staircase 
(recommended) Boxed enclosure for 

staircase has rigid hinged 
lid with insulation on top 

Insulation dams prevent 
loose-fill insulation from 
falling through access

Hatch lid pushes up and 
out of the way for access

Rigid insulation plus batt (recommended),
minimum R-value equivalent to surrounding
ceiling R-value

Air seal
gasketTrim

Insulation dams 
prevent loose-fill 
insulation from 
falling through 
access

Attic pull-down stairs

Attic scuttle                 

2

2

PanelInsulation board

Seal gap between frame and 
rough opening with caulk, 
backer rod, or foam

Insulation dams prevent 
loose-fill insulation from 
falling through access

Attic pull-down stairs

Air sealing key points continued 

Appendix
2009 IECC

Attic access

Weatherstripping

Minimum R-value 
equivalent to 
surrounding  ceiling 
R-value

2

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

2

Weatherstripping

Weatherstripping

8

Air sealing key points continued 
2009 IECC

Air barrier 
behind steps

Web trusses

Basement
(conditioned)

Garage
(unconditioned) 

Garage to house door  

Sheath and 
insulate

Basement
(conditioned)

Garage
(unconditioned) 

Inset garage to house door  

Air seal

Rigid foam 
(recommend covering with 
ignition barrier, if required)

Rigid foam 
(recommend covering with 
ignition barrier, if required)

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

10

10

Web truss 1

Seal all band joist 
penetrations
Seal all band joist 
penetrations

Seal vent 
penetration
Seal vent 
penetration

Seal joints 
in sheathing
Seal joints 
in sheathing

Rigid foam sheathing or 
water-resistive barrier on 
exterior sheathing

Rigid foam sheathing or 
water-resistive barrier on 
exterior sheathing

Additional Multifamily Air-sealing Keypoints
1. Cap and seal all chases including chases for 

grouped utility lines and radon vents

2. Seal penetrations in mechanical closet including 
penetrations for the:

  a. supply plenum

  b. outside air ventilation

  c. refrigerant line

  d. plumbing

  e. electrical

  f.  gas fuel

3. Seal band area at exterior sheathing side and all 
penetrations through band

4. Air seal at drywall finishing for any wall adjacent 
to stairwell or elevator. Air seal this gap at every 
change in floor level

5. Seal miscellaneous clustered penetrations through 
building envelope (e.g. refrigerant lines) 

Additional Multifamily Air-sealing Keypoints
1. Cap and seal all chases including chases for 

grouped utility lines and radon vents

2. Seal penetrations in mechanical closet including 
penetrations for the:

  a. supply plenum

  b. outside air ventilation

  c. refrigerant line

  d. plumbing

  e. electrical

  f.  gas fuel

3. Seal band area at exterior sheathing side and all 
penetrations through band

4. Air seal at drywall finishing for any wall adjacent 
to stairwell or elevator. Air seal this gap at every 
change in floor level

5. Seal miscellaneous clustered penetrations through 
building envelope (e.g. refrigerant lines) 

BATH EXHAUST VENT

9

Air sealing key points continued

Multifamily 

2009 IECC

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

LOUVERED DOORLOUVERED DOOR

AIR
HANDLER

AIR
HANDLER

PLENUMPLENUM

WATER HEATERWATER HEATER

UTILITY
CHASE
UTILITY
CHASE

FILTERFILTER

COILSCOILS

Utility chase 
capped and 
sealed at 
perimeter - 
at all levels

Utility chase 
capped and 
sealed at 
perimeter - 
at all levels

Seal perimeter of 
drain penetration
Seal perimeter of 
drain penetration

Seal plumbing 
penetration
Seal plumbing 
penetration

Seal electrical 
and plumbing 
penetrations

Seal electrical 
and plumbing 
penetrations

Utility chase 
capped and 
sealed at 
perimeter - 
at all levels

Utility chase 
capped and 
sealed at 
perimeter - 
at all levels

Seal electrical and plumbing 
penetrations and perimeter of 
outside air ventilation duct

Seal electrical and plumbing 
penetrations and perimeter of 
outside air ventilation duct

Seal refrigerant 
penetration
Seal refrigerant 
penetration

Seal plenum 
penetration 
through drywall

Seal plenum 
penetration 
through drywall

OUTSIDE AIR VENTILATION DUCT

10

Air sealing key points continued

Mechanical Closet 

2009 IECC

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

2

CONCRETE 
MASONRY UNIT

STAIRWELL
or ELEVATOR

CHASE

CONCRETE 
MASONRY UNIT

STAIRWELL
or ELEVATOR

CHASE

FRAMED
MULTI-STORY
LIVING UNITS

FRAMED
MULTI-STORY
LIVING UNITS

Seal gap between concrete 
wall and framed units at 
each level

Seal gap between concrete 
wall and framed units at 
each level

Recommend rigid foam between 
concrete masonry units and 
framed stud wall

Recommend rigid foam between 
concrete masonry units and 
framed stud wall

Seal gap 
between levels
Seal gap 
between levels

Seal gap 
between levels
Seal gap 
between levels

Cavity insulation 
plus exterior 
sheathing

Cavity insulation 
plus exterior 
sheathing

Seal 
penetrations 
through exterior 
sheathing

Seal 
penetrations 
through exterior 
sheathing

11

Air sealing key points continued 
Multifamily

2009 IECC

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.

Disclaimer: 
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 of 
the 2009 IECC.  It does not cover all 
airsealing locations or techniques.  
Other code provisions may be 
applicable as well.13

Insulation Details for Ceilings with Attic spaces
Rafter and Truss

2009 IECC

Insulation baffle

Soffit vent

Insulation

Soffit vent

Rafter on raised top plate 
with full height insulation
(recommended)

Insulation

Insulation

Standard rafter 
and top plate
with tapered 
insulaton depth

Energy Truss  
with full height insulation
(recommended)

Standard Truss 
with tapered 
insulation depth

Raised top plate

Soffit dam 
(cardboard or 
rigid foam board)

Soffit dam 
(cardboard or rigid 
foam board)

Soffit dam 
(cardboard or rigid 
foam board)

Soffit dam 
(cardboard or rigid 
foam board)

Insulation baffle

Insulation baffle

Note: Wind wash baffle and 
air-permeable insulation 
dam. For air permeable 
insulation in vented attics, 
baffles shall be installed 
adjacent to soffit and eave 
vents. A minimum of a 1-inch 
of space shall be provided 
between the insulation and the 
roof sheathing and at the 
location of the vent. The baffle 
shall extend over the top of the 
insulation inward until it is at 
least 4 inches vertically above 
the top of the insulation. Any 
solid material such as 
cardboard or thin insulating 
sheathing shall be permissible 
as the baffle.

4-inches

4-inches

4-inches

4-inches

Minimum 1-inch depth 
for insulation baffle

Insulation

 
2009 IECC 
 

Air Barrier and Insulation Inspection Component Guide 
 

 
NUMBER COMPONENT  CRITERIA 

1 Air barrier and thermal barrier 
 

Exterior thermal envelope insulation for framed walls is installed in 
substantial contact and continuous alignment with building envelope air 
barrier. 
Breaks or joints in the air barrier are filled or repaired. 
Air-permeable insulation is not used as a sealing material. 
Air-permeable insulation is inside of an air barrier. 

2 Ceiling/attic 
 

Air barrier in any dropped ceiling/soffit is substantially aligned with 
insulation and any gaps are sealed. 
Attic access (except unvented attic), knee wall door, or drop down stair 
is sealed. 

3 Walls 
 

Corners and headers are insulated. 
Junction of foundation and sill plate is sealed. 

4 Windows and doors Space between window/door jambs and framing is sealed. 

5 Rim joists Rim joists are insulated and include an air barrier. 

6 Floors 
(including above-garage and 
cantilevered floors) 

Insulation is installed to maintain permanent contact with underside of 
subfloor decking. Air barrier is installed at any exposed edge of 
insulation. 

7 Crawl space walls 
 

Insulation is permanently attached to walls. 
Exposed earth in unvented crawl spaces is covered with Class I vapor 
retarder with overlapping joints taped. 

8 Shafts, penetrations Duct shafts, utility penetrations, knee walls and flue shafts opening to 
exterior or unconditioned space are sealed. 

9 Narrow cavities Batts in narrow cavities are cut to fit, or narrow cavities are filled by 
sprayed/blown insulation. 

10 Garage separation Air sealing is provided between the garage and conditioned spaces. 

11 Recessed lighting Recessed light fixtures are air tight, IC rated, and sealed to drywall. 
Exception—fixtures in conditioned space. 

12 Plumbing and wiring Insulation is placed between outside and pipes.  
Batt insulation is cut to fit around wiring and plumbing, or 
sprayed/blown insulation extends behind piping and wiring. 

13 Shower/tub on exterior wall Showers and tubs on exterior walls have insulation and an air barrier 
separating them from the exterior wall. 

14 Electrical/phone box on exterior 
walls 

Air barrier extends behind boxes or air sealed-type boxes are installed. 

15 Common wall Air barrier is installed in common wall between dwelling units. 

16 HVAC register boots HVAC register boots that penetrate building envelope are sealed to 
subfloor or drywall. 

17 Fireplace Fireplace walls include an air barrier. 
 

Disclaimer:  
This document is intended solely to 
help graphically demonstrate the air 
leakage provisions of section 402.4 
of the 2009 IECC.  It does not cover 
all airsealing locations or 
techniques.  Other code provisions 
may be applicable as well.

1 

TABLE N1102.4.1.1 (402.4.1.1)
AIR BARRIER AND INSULATION INSTALLATION

COMPONENTS AIR BARRIER CRITERIA INSULATION INSTALLATION CRITERIA

GENERAL REQUIREMENTS

A CONTINUOUS AIR BARRIER SHALL BE
INSTALLED IN THE BUILDING ENVELOPE.  THE
EXTERIOR THERMAL ENVELOPE CONTAINS A
CONTINUOUS AIR BARRIER. BREAKS OR
JOINTS IN THE AIR BARRIER SHALL BE
SEALED.

AIR-PERMEABLE INSULATION SHALL NOT BE USED AS A
SEALING MATERIAL.

CEILING/ATTIC

THE AIR BARRIER IN ANY DROPPED CEILING/
SOFFIT SHALL BE ALIGNED WITH THE
INSULATION AND ANY GAPS IN THE AIR
BARRIER SEALED. ACCESS OPENINGS, DROP
DOWN STAIRS OR KNEE WALL DOORS TO
UNCONDITIONED ATTIC SPACES SHALL BE
SEALED.

THE INSULATION IN ANY DROPPED CEILING/SOFFIT
SHALL BE ALIGNED WITH THE AIR BARRIER.

WALLS

WINDOWS, SKYLIGHTS AND
DOORS

RIM JOISTS

FLOORS (INCLUDING ABOVE
GARAGE AND CANTILEVERED
FLOORS)

CRAWLSPACE WALLS

SHAFTS, PENETRATIONS

NARROW CAVITIES

GARAGE SEPERATION

RECESSED LIGHTING

PLUMBING AND WIRING

SHOWER/TUB ON EXTERIOR
WALL

ELECTRICAL/PHONE BOX ON
EXTERIOR WALLS

HVAC REGISTER BOOTS

CONCEALED SPRINKLERS

THE JUNCTION OF THE FOUNDATION AND SILL
PLATE SHALL BE SEALED. THE JUNCTION OF
THE TOP PLATE AND THE TOP OF EXTERIOR
WALLS SHALL BE SEALED. KNEE WALLS SHALL
BE SEALED.

CAVITIES WITHIN CORNERS AND HEADERS OF FRAME
WALLS SHALL BE INSULATED BY COMPLETELY FILLING THE
CAVITY WITH A MATERIAL HAVE A THERMAL RESISTANCE OF
R-3 PER INCH MIN.
EXTERIOR THERMAL ENVELOPE INSULATION FOR FRAMED
WALLS SHALL BE INSTALLED IN SUBSTANTIAL CONTACT
AND CONTINUOUS ALIGNMENT WITH THE AIR BARRIER.

THE SPACE BETWEEN WINDOW/DOOR JAMBS
AND FRAMING, AND SKYLIGHTS AND FRAMING
SHALL BE SEALED

RIM JOISTS SHALL INCLUDE THE AIR
BARRIER. RIM JOISTS SHALL BE INSULATED.

THE AIR BARRIER SHALL BE INSTALLED AT
ANY EXPOSED EDGE OF INSULATION.

FLOOR FRAMING CAVITY INSULATION SHALL BE INSTALLED
TO MAINTAIN PERMANENT CONTACT WITH THE UNDERSIDE
OF SUBFLOOR DECKING, OR FLOOR FRAMING CAVITY
INSULATION SHALL BE PERMITTED TO BE IN CONTACT WITH
THE TOP SIDE OF SHEATHING, OR CONTINUOUS
INSULATION INSTALLED ON THE UNDERSIDE OF THE FLOOR
FRAMING; AND EXTENDS FROM THE BOTTOM TO THE TOP
OF ALL PERIMETER FLOOR FRAMING MEMBERS.

EXPOSED EARTH IN UNVENTED
CRAWLSPACES SHALL BE COVERED WITH
A CLASS I VAPOR RETARDER WITH
OVERLAPPING JOINTS TAPED.

WHERE PROVIDED INSTEAD OF FLOOR INSULATION,
INSULATION SHALL BE PERMANENTLY ATTACHED TO THE
CRAWLSPACE WALLS.

DUCT SHAFTS, UTILITY PENETRATIONS, AND
FLUE SHAFTS OPENING TO EXTERIOR OR
UNCONDITIONED SPACE SHALL BE SEALED.

BATT IN NARROW CAVITIES SHALL BE CUT TO FIT, OR
NARROW CAVITIES SHALL BE FILLED BY INSULATION THAT
ON INSTALLATION READILY CONFORMS TO THE AVAILABLE
CAVITY SPACE.

AIR SEALING SHALL BE PROVIDED BETWEEN
THE GARAGE AND THE CONDITIONED SPACES.

RECESSED LIGHT FIXTURES INSTALLED IN
THE BUILDING THERMAL ENVELOPE SHALL BE
SEALED TO THE DRYWALL OR INTERIOR
FINISH.

RECESSED LIGHT FIXTURES INSTALLED IN THE BUILDING
THERMAL ENVELOPE SHALL BE AIR TIGHT AND IC RATED.

BATT INSULATION SHALL BE CUT NEATLY TO FIT AROUND
WIRING AND PLUMBING IN EXTERIOR WALL, OR INSULATION
THAT ON INSTALLATION READILY CONFORMS TO AVAILABLE
SPACE SHALL EXTEND BEHIND PIPING AND WIRING.

THE AIR BARRIER INSTALLED AT EXTERIOR
WALLS ADJACENT TO SHOWERS AND TUBS
SHALL SEPARATE THEM FROM THE SHOWERS
AND TUBS.

EXTERIOR WALLS ADJACENT TO SHOWERS AND TUBS
SHALL BE INSULATED.

THE AIR BARRIER SHALL BE INSTALLED
BEHIND ELECTRICAL OR COMMUNICATION
BOXES OR AIR-SEALED BOXES SHALL BE
INSTALLED.

HVAC REGISTER BOOTS THAT PENETRATE
BUILDING THERMAL ENVELOPE SHALL BE
SEALED TO THE SUBFLOOR OR DRYWALL.

WHEN REQUIRED TO BE SEALED, CONCEALED
FIRE SPRINKLERS SHALL ONLY BE SEALED IN
A MANNER THAT IS RECOMMENDED BY THE
MANUFACTURER. CAULKING OR OTHER
ADHESIVES SHALL NOT BE USED TO FILL
VOIDS BETWEEN FIRE SPRINKLER COVER
PLATES AND WALLS OR CEILINGS.
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RADON MITIGATION

1234567
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D001
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W16 W17

W21
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W13

W18

W19

W20
D112

D117

W12 D103D102

W15

W14

D105

D114

D118

D120

FIRE

D111

W
D

R

W22

RADON MITIGATION VENT

RADON MITIGATION VENT, DO NOT OBSTRUCT WINDOW

DASHED OUTLINE OF
DECK BELOW

DASHED OUTLINE OF
DECK BELOW

D
N

D
N

F

D115

D119

SCALE: 1"       =    1'-0"1 RADON MITIGATION DETAILS - PASSIVE SUB SLAB
SCALE: 1/8"   =    1'-0"02 SLIDING DOOR DETAIL 03 (1)

SCALE: 1/8"   =    1'-0"03 RADON PLAN - MAIN FLOOR
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43,786.70 sq ft

(5152)

PERFORATED DRAIN PIPE TO
STORM SEWER ALONG REAR OF HOUSE;
CONTAIN ALL RUNOFF ON-SITE;
SEE CIVIL DWGs.

02
A000
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'-0

"

7'
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"

20
'-0

"
C
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6'
-0

"

8'-0"
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U

LD
ER RETA

IN
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G

EXG. ROCK BOUNDARY

EXG. TREES TO
BE REMOVED; VIF

VIF: DRIVEWAY TO MAINTAIN
20' CLEAR FOR FIRE ACCESS
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WATER METER

EXG. CONCRETE DRIVEWAY

EXISTING HOUSE

LOT 8
TAYLOR ESTATES NO. 2 PHASE II AMENDED

5155.36
NG

EXG. LIGHT

(5
15

6)

(5148)

(5152)

(5146)

2'
-1

0"

12'-2 7/8"

 +89'-0" = 5143'

 +99'-0" = 5153'

 +99'-0" = 5153'

EXG. BOULDER RETAINING WALL

RETAINING WALL; SEE CIVIL
DWGs.

NEW CONCRETE
DRIVEWAY W/
SNOWMELT; SEE
CIVIL DWGs.

SEE CIVIL DWGs. FOR GRADING

NEW TERRACE; SEE
CIVIL DWGs.

NEW WIDENED ASPHALT
DRIVEWAY; SEE CIVIL
DWGs.

+88'-9" = 5142.75'

RETAINING WALL;
SEE CIVIL DWGs.

 +98'-6" = 5152.5',
SEE CIVIL

+98'-6" = 5152.5'

LINE OF ROOF
SHOWN DASHED
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(5150)

7.5' IRRIGATION AND PUE

EXG. ASPHALT
DRIVEWAY

SIDE SETBACK 10'-0"

LOT AREA:

EXISTING HOUSE

EXG. PRIVATE ROAD;ASPHALT

CHOKE CHERRY DRIVE

EG. ASPHALT DRIVEWAY

PROPERTY LINE

PROPERTY LINE

PROPERTY LINE254.41'
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SIDE DECK

MAIN FLOOR
1959 SF

MAIN DECK 558 SF
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(5154)

5158'EXG.

5158'

5162'

5162'

EXG.

5158'
5150'

5154'

5156'

MODIFIED CONTOUR LINE

EXISTING CONTOUR LINE

EXISTING BOULDER RETAINING

REMOVE BOULDER RETAINING

NEW BOULDER RETAINING

5152'

NEW CONCRETE

NEW ASPHALT

EXISTING HARDSCAPE
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TERRACE

5156'

5164'
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5168'
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PROJECTNORTH

5'-21/4"

11
'-1

1
3/

8"

6'-65/8"

3'
-8

"

8" CONCRETE WALL, FOOTING
NOT TO CROSS PROPERTY LINE,

SEE CIVIL

CONCRETE PAD & PATH, SEE CIVILCONCRETE PAD & PATH, SEE CIVIL

STEEL PLANTER, SIM. DTL 02/A510

WOOD CLAD TUBE STEEL GATE
TO MATCH GARAGE

SCALE: 1"   = 20'01 SITE PLAN

NOT TO SCALE03 VICINITY PLAN
SCALE: 1"   =  5'02 ENLARGED SITE PLAN

jsmith
Callout
Pull back cantilever per 19.72, specifically Table 19.72.1 regarding cantilevers.

jsmith
Callout
How will the structure be built without modifying contour lines/grading at the foundation?

jsmith
Polygon

jsmith
Cloud+
These are the Civil DWGs. ?
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Project Gross Square Footages
Main Floor:             1,980 sf

Basement Floor:     1,638 sf
____________________________________

Conditioned:           3,618 sf

Garage:                   601 sf
____________________________________

Total Gross:            4,219 sf

FINISHES
F1 Delta French White Oak, SWR

F2 Slate, verify finish/format w/ owner

F3 Epoxy over concrete, verify w/ owner

F4 Machine finished blackened concrete

WF1 Venetian plaster, verify color w/ owner

WF2 Painted gyp, verify color w/ owner

WF3 Delta Accoya Colorado Barnwood,

Trinidad, t&g, 8" Board
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Project Gross Square Footages
Main Floor:             1,980 sf

Basement Floor:     1,638 sf
____________________________________

Conditioned:           3,618 sf

Garage:                   601 sf
____________________________________

Total Gross:            4,219 sf

FINISHES
F1 Delta French White Oak, SWR

F2 Slate, verify finish/format w/ owner

F3 Epoxy over concrete, verify w/ owner

F4 Machine finished blackened concrete

W1 Venetian plaster, verify color w/ owner

W2 Painted gyp, verify color w/ owner

W3 Delta Accoya Colorado Barnwood,

Trinidad, t&g, 8" Board
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ROOF PLAN KEY NOTES
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CONDITIONS TO MINIMIZE DROP CEILING
HEIGHT

2. SEE MECHANICAL PLANS FOR ACCESS PANEL
LOCATIONS.

ROOF PLAN GENERAL NOTES
SEE ALSO G100 GENERAL NOTES
1. SEE STRUCTURAL, MECHANICAL, ELECTRICAL

DWGs. FOR ADDITIONAL INFO.
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PROJECT
NORTH

GENERAL NOTES
1. ALL ELECTRICAL SHALL COMPLY WITH THE 2015 IRC AND 2011 NEC.

2. ELECTRICAL CONTRACTOR TO PROVIDE SUBMITTAL OF ALL LIGHT
FIXTURES FOR OWNER AND DESIGNER TO REVIEW PRIOR TO
ORDERING.

3. SMOKE AND CARBON MONOXIDE DETECTORS TO BE HARD WIRED,
INTERCONNECTED AND PROVIDED WITH BATTERY BACKUP.

4. ARC-FAULT CIRCUIT-INTERRUPTER PROTECTION TO BE PROVIDED
ON ALL 15A AND 20A CIRCUTS IRC SECTION E3902.12.

5. ALL BATHROOM GFCI'S TO BE ON DEDICATED 20AMP CIRCUIT.

6. ALL LIGHTS AT TUB/SHOWER LOCATIONS TO EQUIPPED WITH
SHOWER TRIM LISTED AS SUITABLE FOR DAMP LOCATIONS.

7. PROVIDE (2) MINIMUM 20 AMP SMALL APPLIANCE CIRCUITS TO
SERVICE KITCHEN CONVENIENCE OUTLETS.

8. COORDINATE LOCATION OF ALL OUTLETS FOR APPLIANCES IN
KITCHEN WITH OWNER.

9. ELECTRICAL SUB-CONTRACTOR TO VERIFY ALL APPLIANCES BEING
USED, AND WIRE ACCORDINGLY.

10. ALL ELECTRICAL RECEPTACLES TO BE OF THE TAMPER
RESISTANT(TR) TYPE.

11. ALL DEVICE COVERS TO BE 'BRIGHT WHITE' UNLESS NOTED
OTHERWISE.

12. ALL ELECTRICAL SYMBOLS MAY NOT BE USED.

13. CEILING FINISH TO BE 1/2" GYP. BD. w/ PAINT, UNLESS NOTED
OTHERWISE.

14. ALL EXHAUST FANS MUST BE VENTED TO THE EXTERIOR PER IRC
SECTION R303.3 AND M1507.4.

15. SEE LOWER LEVEL SHEET A100 FOR SMOKE DETECTOR AND CO2
DETECTOR LOCATION(S).

16. ANY RECESSED LIGHTING IN DIRECT CONTACT w/ INSULATION SHALL
BE IC RATED PER IRC SECTION E4004.9.

17. OUTLETS MOUNTED UNDER THE KITCHEN ISLAND COUNTERTOP
ARE TO BE NOT MORE THAN 12" BELOW THE TOP OF THE COUNTERTOP
AND CANNOT BE LOCATED WHERE THE COUNTERTOP EXTENDS MORE
THAN 6" BEYOND ITS BASE PER IRC SECTION E3901.4.5.

18. ALL OUTLETS TO BE TAMPER RESISTANT TYPE

19. CONSULT WITH OWNER ON KITCHEN OUTLET AND APPLIANCE
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3. SMOKE AND CARBON MONOXIDE DETECTORS TO BE HARD WIRED,
INTERCONNECTED AND PROVIDED WITH BATTERY BACKUP.

4. ARC-FAULT CIRCUIT-INTERRUPTER PROTECTION TO BE PROVIDED
ON ALL 15A AND 20A CIRCUTS IRC SECTION E3902.12.

5. ALL BATHROOM GFCI'S TO BE ON DEDICATED 20AMP CIRCUIT.

6. ALL LIGHTS AT TUB/SHOWER LOCATIONS TO EQUIPPED WITH
SHOWER TRIM LISTED AS SUITABLE FOR DAMP LOCATIONS.

7. PROVIDE (2) MINIMUM 20 AMP SMALL APPLIANCE CIRCUITS TO
SERVICE KITCHEN CONVENIENCE OUTLETS.

8. COORDINATE LOCATION OF ALL OUTLETS FOR APPLIANCES IN
KITCHEN WITH OWNER.

9. ELECTRICAL SUB-CONTRACTOR TO VERIFY ALL APPLIANCES BEING
USED, AND WIRE ACCORDINGLY.

10. ALL ELECTRICAL RECEPTACLES TO BE OF THE TAMPER
RESISTANT(TR) TYPE.

11. ALL DEVICE COVERS TO BE 'BRIGHT WHITE' UNLESS NOTED
OTHERWISE.

12. ALL ELECTRICAL SYMBOLS MAY NOT BE USED.

13. CEILING FINISH TO BE 1/2" GYP. BD. w/ PAINT, UNLESS NOTED
OTHERWISE.

14. ALL EXHAUST FANS MUST BE VENTED TO THE EXTERIOR PER IRC
SECTION R303.3 AND M1507.4.

15. SEE LOWER LEVEL SHEET A100 FOR SMOKE DETECTOR AND CO2
DETECTOR LOCATION(S).

16. ANY RECESSED LIGHTING IN DIRECT CONTACT w/ INSULATION SHALL
BE IC RATED PER IRC SECTION E4004.9.
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ARE TO BE NOT MORE THAN 12" BELOW THE TOP OF THE COUNTERTOP
AND CANNOT BE LOCATED WHERE THE COUNTERTOP EXTENDS MORE
THAN 6" BEYOND ITS BASE PER IRC SECTION E3901.4.5.
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WIRING. MICROWAVE, ISLAND OUTLETS (1 EACH SIDE), SINK WALL AND
BUFFET WALL TO BE PLACED ON SEPARATE 20 AMP BREAKERS. VERIFY
WITH OWNER.

20. REVIEW ELECTRICAL/LIGHTING PLANS WITH OWNER AND
ARCHITECT PRIOR TO WIRING.

21. ALIGN LIGHTING SWITCHPLATES AT CENTER, 32" WHERE ALLOWS,
SEE DRAWINGS

22. ALL LIGHTS TO BE ON DIMMERS, EXCLUDING NON-MASTER
BATHROOMS AND MUDROOM + MECHANICAL ROOM.

23. VERIFY SWITCHES, LIGHTS, DATA, SELECTIONS, AND LAYOUT PRIOR
TO INSTALL
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9. ELECTRICAL SUB-CONTRACTOR TO VERIFY ALL APPLIANCES BEING
USED, AND WIRE ACCORDINGLY.

10. ALL ELECTRICAL RECEPTACLES TO BE OF THE TAMPER
RESISTANT(TR) TYPE.

11. ALL DEVICE COVERS TO BE 'BRIGHT WHITE' UNLESS NOTED
OTHERWISE.

12. ALL ELECTRICAL SYMBOLS MAY NOT BE USED.

13. CEILING FINISH TO BE 1/2" GYP. BD. w/ PAINT, UNLESS NOTED
OTHERWISE.

14. ALL EXHAUST FANS MUST BE VENTED TO THE EXTERIOR PER IRC
SECTION R303.3 AND M1507.4.

15. SEE LOWER LEVEL SHEET A100 FOR SMOKE DETECTOR AND CO2
DETECTOR LOCATION(S).

16. ANY RECESSED LIGHTING IN DIRECT CONTACT w/ INSULATION SHALL
BE IC RATED PER IRC SECTION E4004.9.

17. OUTLETS MOUNTED UNDER THE KITCHEN ISLAND COUNTERTOP
ARE TO BE NOT MORE THAN 12" BELOW THE TOP OF THE COUNTERTOP
AND CANNOT BE LOCATED WHERE THE COUNTERTOP EXTENDS MORE
THAN 6" BEYOND ITS BASE PER IRC SECTION E3901.4.5.

18. ALL OUTLETS TO BE TAMPER RESISTANT TYPE

19. CONSULT WITH OWNER ON KITCHEN OUTLET AND APPLIANCE
WIRING. MICROWAVE, ISLAND OUTLETS (1 EACH SIDE), SINK WALL AND
BUFFET WALL TO BE PLACED ON SEPARATE 20 AMP BREAKERS. VERIFY
WITH OWNER.

20. REVIEW ELECTRICAL/LIGHTING PLANS WITH OWNER AND
ARCHITECT PRIOR TO WIRING.

21. ALIGN LIGHTING SWITCHPLATES AT CENTER, 32" WHERE ALLOWS,
SEE DRAWINGS

22. ALL LIGHTS TO BE ON DIMMERS, EXCLUDING NON-MASTER
BATHROOMS AND MUDROOM + MECHANICAL ROOM.

23. VERIFY SWITCHES, LIGHTS, DATA, SELECTIONS, AND LAYOUT PRIOR
TO INSTALL

NOT TO SCALEW-1 MAIN FLOOR REFLECTED CEILING PLAN
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04

04

BLDG. ELEVATION & SECTION GENERAL
NOTES

SEE ALSO G100 GENERAL NOTES
1. FLOOR BENCHMARK ELEVATIONS MEASURED

TO T.O. FINISH FLOOR

SCALE: 1/4"   =    1'-0"2 NORTH ELEVATION

SCALE: 1/4"   =    1'-0"1 WEST ELEVATION

KEYNOTE LEGEND
1. ARCHITECTURAL CONCRETE WALL W/ FORM TIES, 1/4"

CHANNEL REVEAL, 1/2" CHAMFER

2. HORIZONTAL WOOD SIDING 1X8 T&G (DELTA ACCOYA

COLORADO BARNWOOD, TRINIDAD)

3. VERTICAL WOOD SIDING 1X4 T&G W/ 1/8" GAP REVEAL

(DELTA ACCOYA COLORADO BARNWOOD, TRINIDAD)

4. ARCHITECTURAL BOARD FORMED CONCRETE WALL

(BOARD SIDE TO MATCH HORIZONTAL SIDING 2x8)

5. WOOD SOFFIT (DELTA HEMLOCK VG SMOOTH, WHITE

ROCK)

6. MEMBRANE ROOF (TPO, LIGHT GRAY)

7. RANDOM FLAT BAR GUARDRAIL (BLACK EXT. GRADE

MATTE PT)

8. BLACKENED STEEL PLATE FIN

9. MIXED METAL GUTTER (BLACK), SEE IPX TABLE 1106.6

10. METAL SCUPPER (BLACK)

11. GLASS RAILING

12. METAL CHIMNEY CAP

13. METAL CANTILEVERED STAIRS W/ CENTRAL BEAM

SUPPORT (ALL BLACKENED STEEL)

14. PLANTER BOX (BLACKENED STEEL)

15. SLIDING GLASS DOORS

16. ALUMINUM WINDOWS, VERIFY W/ OWNERS

17. FASCIA (BLACK STEEL)

18. METAL FLASHING WITH DRIP EDGE

19. GARAGE DOOR, FROSTED WINDOWS - CRAWFORD

20. DOOR - CUSTOM HOT ROLLED STEEL W/ CLEAR COAT,

FLAT PANEL

21. BLACKENED METAL SHADE SYSTEM

22. EXTERIOR DECK (TIMBER-TECH VINTAGE COLLECTION,

STANDARD SIZE, FINISH TBD)

23. BLACK WALL PAINT

24. STRUCTURAL COLUMN, SEE STRUCTURAL DRAWINGS

25. DRYER VENT. CLEARANCE & INSTALL PER IRC 1502.3 &

1502.4
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26

BLDG. ELEVATION & SECTION GENERAL
NOTES

SEE ALSO G100 GENERAL NOTES
1. FLOOR BENCHMARK ELEVATIONS MEASURED

TO T.O. FINISH FLOOR

SCALE: 1/4"   =    1'-0"2 SOUTH ELEVATION

SCALE: 1/4"   =    1'-0"1 EAST ELEVATION

KEYNOTE LEGEND
1. ARCHITECTURAL CONCRETE WALL W/ FORM TIES, 1/4"

CHANNEL REVEAL, 1/2" CHAMFER

2. HORIZONTAL WOOD SIDING 1X8 T&G (DELTA ACCOYA

COLORADO BARNWOOD, TRINIDAD)

3. VERTICAL WOOD SIDING 1X4 T&G W/ 1/8" GAP REVEAL

(DELTA ACCOYA COLORADO BARNWOOD, TRINIDAD)

4. ARCHITECTURAL BOARD FORMED CONCRETE WALL

(BOARD SIDE TO MATCH HORIZONTAL SIDING 2x8)

5. WOOD SOFFIT (DELTA HEMLOCK VG SMOOTH, WHITE

ROCK)

6. MEMBRANE ROOF (TPO, LIGHT GRAY)

7. RANDOM FLAT BAR GUARDRAIL (BLACK EXT. GRADE

MATTE PT)

8. BLACKENED STEEL PLATE FIN

9. MIXED METAL GUTTER (BLACK), SEE IPX TABLE 1106.6

10. METAL SCUPPER (BLACK)

11. GLASS RAILING

12. METAL CHIMNEY CAP

13. METAL CANTILEVERED STAIRS W/ CENTRAL BEAM

SUPPORT (ALL BLACKENED STEEL)

14. PLANTER BOX (BLACKENED STEEL)

15. SLIDING GLASS DOORS

16. ALUMINUM WINDOWS, VERIFY W/ OWNERS

17. FASCIA (BLACK STEEL)

18. METAL FLASHING WITH DRIP EDGE

19. GARAGE DOOR, FROSTED WINDOWS - CRAWFORD

20. DOOR - CUSTOM HOT ROLLED STEEL W/ CLEAR COAT,

FLAT PANEL

21. BLACKENED METAL SHADE SYSTEM

22. EXTERIOR DECK (TIMBER-TECH VINTAGE COLLECTION,

STANDARD SIZE, FINISH TBD)

23. BLACK WALL PAINT

24. STRUCTURAL COLUMN, SEE STRUCTURAL DRAWINGS

25. DRYER VENT. CLEARANCE & INSTALL PER IRC 1502.3 &

1502.4

26. RADON VENTING
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FAMILY ROOM

DECK

PATIO
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SCALE: 1/4"   =    1'-0"1 CD: BUILDING SECTION A

SCALE: 1/4"   =    1'-0"2 CD: BUILDING SECTION B
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SCALE: 1/4"   =    1'-0"2 CD: BUILDING SECTION D

SCALE: 1/4"   =    1'-0"1 CD: BUILDING SECTION C
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SCALE: 1/4"   =    1'-0"2 CD: BUILDING SECTION H

SCALE: 1/4"   =    1'-0"3 CD: BUILDING SECTION G
SCALE: 1/4"   =    1'-0"1 CD: BUILDING SECTION E
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SCALE: 1"       =    1'-0"03 WALL SECTION 03
SCALE: 1"       =    1'-0"01 WALL SECTION 01

SCALE: 1"       =    1'-0"02 WALL SECTION 02
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PER MANUF. MINS.
PER MANUF. MINS.

FLOOR AS CALLED OUT ON PLAN

CHIMNEY FLUE, PER MANUFACTUERER

BEAM/HEADER, SEE STRUCTURAL

FLOOR AS CALLED OUT ON PLAN

FLOOR ASSEMBLY F4

WALL AS CALLED OUT ON PLAN

MONTIGO PRODIGY (PC520)
SINGLE SIDED FIREPLACE, 60"

GLASS OPENING. VERIFY W/
OWNERS.  INSTALL PER MANUF.

SPEC.

CHIMNEY LID

WOOD SURROUND

B.O. CHIMNEY FAN

PERF. METAL SHROUD

MIN. PER MANUF.

4" METAL CAP

01
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FLOOR AS CALLED OUT ON PLAN

FLOOR AS CALLED OUT ON PLAN

FLOOR ASSEMBLY F6

FOUNDATION, SEE STRUCTURAL

FLOOR ASSEMBLY F2

WALL AS CALLED OUT ON PLAN

SCALE: 1"       =    1'-0"01 WALL SECTION 04
SCALE: 1"       =    1'-0"02 WALL SECTION 06
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COMPACTED GRAVEL
BASE

2" RIGID INSULATION

CONCRETE SLAB; MACHINE
FINISH

WOOD FRAMING PER
STRUCT. DWGS.

FLOOR SHEATHING PER
STRUCT. DWGS.

3/4" WOOD SOFFIT

INSULATE CAVITY

LIQUID APPLIED
WATERPROOF MEMBRANE

WOOD DECKING PER
FINISH SCHEDULE

TREATED TAPERED FURRING
STRIPS; SLOPE TO DRAIN
@ 1/4":12" MIN.

WOOD FRAMING PER
STRUCT. DWGS.

FLOOR SHEATHING PER
STRUCT. DWGS.

5/8" GYP., FINISH TBD.

INSULATE CAVITY

FLOORING PER
FINISH SCHEDULE

1-1/2" GYPCRETE

IN-FLOOR RADIANT TUBE

WOOD FRAMING PER
STRUCT. DWGS.

FLOOR SHEATHING PER
STRUCT. DWGS.

3/4" WOOD SOFFIT

INSULATE CAVITY

FLOORING PER
FINISH SCHEDULE

1-1/2" GYPCRETE

IN-FLOOR RADIANT TUBE

EXPOSED TREATED
WOOD FRAMING PER
STRUCT. DWGS.

FLOOR SHEATHING PER
STRUCT. DWGS.

LIQUID APPLIED
WATERPROOF MEMBRANE

TREATED TAPERED FURRING
STRIPS; SLOPE TO DRAIN
@ 1/4":12" MIN.

WOOD DECKING PER
FINISH SCHEDULE

WOOD FRAMING PER
STRUCT. DWGS.

ROOF SHEATHING PER
STRUCT. DWGS.

5/8" GYP., FINISH TBD.

INSULATE CAVITY

TAPERED RIGID INSULATION;
SLOPE TO DRAIN @ 1/4":12"
MIN.

ICE & WATERSHEILD
ADHESIVE MEMBRANE

TPO WATERPROOF
MEMBRANE

WOOD FRAMING PER
STRUCT. DWGS.

ROOF SHEATHING PER
STRUCT. DWGS.

3/4" WOOD SOFFIT

INSULATE CAVITY

TPO WATERPROOF
MEMBRANE

COMPACTED GRAVEL
BASE

CONCRETE SLAB; MACHINE
FINISH

EXPOSED TREATED
WOOD FRAMING PER
STRUCT. DWGS.

FLOOR SHEATHING PER
STRUCT. DWGS.

LIQUID APPLIED
WATERPROOF MEMBRANE

TREATED TAPERED FURRING
STRIPS; SLOPE TO DRAIN
@ 1/4":12" MIN.

WOOD DECKING PER
FINISH SCHEDULE

NOT TO SCALEF2 CONC. / RIGID INSUL. / GRAVEL BASE

NOT TO SCALEF3 EXT. WD FRAME DECK / WD SOFFIT

NOT TO SCALEF4 INT. WD FRAME / GYP.

NOT TO SCALEF5 INT. WD FRAME / WD SOFFIT

NOT TO SCALEF6 EXT. WD FRAME DECK / EXPOSED

NOT TO SCALER1 EXT. ROOF / RIGID INSUL. / FLAT

NOT TO SCALER2 EXT. ROOF / WD FRAME / SLOPED

NOT TO SCALEF1 EXT. CONC SLAB / GRAVEL BASE
NOT TO SCALEF7 EXT. WD FRAME DECK
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R-5 MIN. RIGID INSULATION
OCCURS BELOW GRADE

CONCRETE STRUCT. WALL
PER STRUCT. DWGS;

ABOVE GRADE

BELOW GRADE

EXPOSED CONCRETE FACE;
BOARD FORM FINISH

DAMP PROOFING MEMBRANE
OCCURS BELOW GRADE  AT
EXTERIOR FACE

EXTERIORINTERIOR

R-5 MIN. RIGID INSULATION
OCCURS BELOW GRADE

CONCRETE STRUCT. WALL
PER STRUCT. DWGS;

ABOVE GRADE

BELOW GRADE

1" AIR GAP BETWEEN
CONCRETE AND WOOD STUD
WALL

DAMP PROOFING MEMBRANE
OCCURS BELOW GRADE  AT
EXTERIOR FACE

EXTERIORINTERIOR

2X4 WOOD STUD W/ BATT
INSULATION;

5/8" GYP. BD., FINISH PER
SCHEDULE.

R-5 MIN. RIGID INSULATION
OCCURS BELOW GRADE

CONCRETE STRUCT. WALL
PER STRUCT. DWGS;

ABOVE GRADE

BELOW GRADE

1" AIR GAP BETWEEN
CONCRETE AND WOOD STUD
WALL

DAMP PROOFING MEMBRANE
OCCURS BELOW GRADE  AT
EXTERIOR FACE

EXTERIORINTERIOR

2X6 WOOD STUD W/ BATT
INSULATION;

5/8" GYP. BD., FINISH PER
SCHEDULE.

5/8" GYP. BD., FINISH PER
SCHEDULE

2x6 WOOD STUD WALL

BATT INSULATION

WOOD SHEATHING SEE STRUCT.

WRB BUILDING WRAP

DRAINAGE CAVITY

VERTICAL WOOD SIDING,
FINISH PER ELEVATIONS

EXTERIORINTERIOR

5/8" GYP. BD., FINISH PER
SCHEDULE

2x6 WOOD STUD WALL

BATT INSULATION

WOOD SHEATHING SEE STRUCT.

WRB BUILDING WRAP

DRAINAGE CAVITY

HORIZONTAL WOOD SIDING,
FINISH PER ELEVATIONS

EXTERIORINTERIOR

1" RIGID INSULATION

EXTERIORINTERIOR

5/8" GYP. BD., FINISH PER
SCHEDULE

2x6 WOOD STUD WALL

BATT INSULATION

WOOD SHEATHING SEE STRUCT.

WRB BUILDING WRAP

DRAINAGE CAVITY

VERTICAL WOOD SIDING,
FINISH PER ELEVATIONS

2" RIGID INSULATION

EXTERIORINTERIOR

5/8" GYP. BD., FINISH PER
SCHEDULE

2x6 WOOD STUD WALL

BATT INSULATION

WOOD SHEATHING SEE STRUCT.

WRB BUILDING WRAP

DRAINAGE CAVITY

HORIZONTAL WOOD SIDING,
FINISH PER ELEVATIONS

6" RIGID INSULATION

EXTERIORINTERIOR

AIR GAP BETWEEN 2X4
WD. STUD WALLS

2x6 WOOD STUD WALL

BATT INSULATION

WOOD SHEATHING SEE STRUCT.

WRB BUILDING WRAP

DRAINAGE CAVITY

VERTICAL WOOD SIDING,
FINISH PER ELEVATIONS

5/8" GYP. BD., FINISH PER
SCHEDULE

2x4 WOOD STUD WALL

5/8" GYP. BD., FINISH PER
SCHEDULE

2x6 WOOD STUD WALL

5/8" GYP. BD., FINISH PER
SCHEDULE

EXTERIORINTERIOR

5/8" GYP. BD., FINISH PER
SCHEDULE

2x4 WOOD STUD WALL

5/8" GYP. BD., FINISH PER
SCHEDULE

EXTERIORINTERIOR

2x4 WOOD STUD WALL

5/8" GYP. BD., FINISH PER
SCHEDULE

EXTERIORINTERIOR

EXTERIORINTERIOR

AIR GAP BETWEEN 2X4
WD. STUD WALLS

2x6 WOOD STUD WALL

BATT INSULATION

WOOD SHEATHING SEE STRUCT.

WRB BUILDING WRAP

DRAINAGE CAVITY

VERTICAL WOOD SIDING,
FINISH PER ELEVATIONS

5/8" GYP. BD., FINISH PER
SCHEDULE

2x6 WOOD STUD WALL

FRAMELESS 1/2" TEMPERED FROSTED GLASS

EXTERIORINTERIOR

2x4 WOOD STUD WALL

5/8" GYP. BD., FINISH PER
SCHEDULE

EXTERIORINTERIOR

NOT TO SCALEW1 CONCRETE WALL

NOT TO SCALEW2 CONCRETE / 2X4 STUD / INSULATED

NOT TO SCALEW3 CONCRETE / 2X6 STUD / INSULATED

NOT TO SCALEW4 2X6 STUD / INSULATED / WD SIDING

NOT TO SCALEW5 2X6 STUD / 1" RIGID / INSULATED / WD SIDING

NOT TO SCALEW6 2X6 STUD / 2" RIGID / INSULATED / WD SIDING

NOT TO SCALEW7 2X6 STUD / 6" RIGID / INSUL. / WD SIDING

NOT TO SCALEW8 DBL 2X4 STUD / 2" RIGID / INSUL. / WD SIDING

NOT TO SCALEW9 INT. 2X6 STUD / GYP. BOTH SIDES

NOT TO SCALEW10 INT. 2X4 STUD / GYP. BOTH SIDES

NOT TO SCALEW11 INT. 2X4 STUD / GYP. ONE SIDE

NOT TO SCALEW12 DBL 2X6 STUD / 2" RIGID / INSL. / WD SIDING

NOT TO SCALEW13 INT. GLASS WALL

NOT TO SCALEW14 INT. 2X4 STUD / GYP. ONE SIDE
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LAP MEMBRANE, 8" MIN.

1'-4
3/4"

SLOPED
MEMBRANE ROOF,

1:12, LIGHT GRAY
METAL FLASHING

W/ DRIP EDGE'
COLOR TO MATCH

ROOFING

BENT STEEL GUTTER, PAINT
BLACK, INSTALL PER

MANUFACTURER; SIZE PER
ROOF AREA, SEE IPC TABLE

1106.6

1/8" BLACKENED
STEEL PLATE

FASCIA

1X WD BLOCKING

1x6 SOFFIT, DELTA
HEMLOCK VG

SMOOTH, WHITE
ROCK

1X WOOD
BLOCKING

1/8"

1/
4"

1/8"

CUSTOM STEEL PLANTER, FINISH TBD

FILTER FABRIC BOARD

DRAINAGE MAT

STRUCTURAL FOAM, SLOPE TO DRAIN

SLOT DRAIN OPENINGS 16" OC

PLANTING MEDIUM

FILTER FABRIC BOARD

SLOT DRAIN OPENINGS 16" OC

FOUNDATION WALL SEE 1/A501, SEE STRUCTURAL

COMPACTED GRAVEL

RIGID INSULATION

4" THICK CONCRETE, SEE FINISHES ON FLOOR PLAN

TIMBERTECH DECKING, VINTAGE
COLLECTION, FINISH TBD

SEE STRUCTURAL

4"
 T

YP
.

FLAT BAR STEEL, 1/2"

FLAT BAR STEEL, 1/4"

BOLTED CONNECTION

SEE STRUCTURALSEE STRUCTURAL

SCALE: 3"       =    1'-0"03 EAVE / GUTTER DETAIL - TYP.

SCALE: 1 1/2"=    1'-0"02 PLANTER + TYPICAL FOUNDATION DETAIL

SCALE: 1 1/2"=    1'-0"01 EXTERIOR DECK DETAIL
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GLULAM BEAM, SEE STRUCTURAL

2X BLOCKING AS REQ

BUTT TIMBERTECH ON FASCIA
TO WRAP AND ALIGN TO SOFFIT

BELOW

METAL FLASHING W/ DRIP EDGE

DECKING MEMBRANE; SLOPE  2% MIN TO EXTERIOR EDGE

WRAP MEMBRANE UP WALL & WALL MOISTURE BARRIER
OVER DECK MEMBRANE. 8" MINIMUM.

SLOPE 2% MIN.

STAINLESS STEEL POINT NODE W/ SPACER

P.T. SILL PLATE

CONSTRUCTION JOINT

FLOOR ASSEMBLY PER FLOOR PLAN

WALL ASSEMBLY PER FLOOR PLAN

MTL FLASHING

2"

1'-6"

61/
8"

1/
8"

METAL PARAPET CAP;
PAINT TO MATCH

BLACKENED STEEL

2X WOOD BLOCKING2X WOOD BLOCKING

VERTICAL WOOD SIDING

MOISTURE BARRIER
SHEATHING; PER STRUCT'L

DRAWINGS

BLACKENED STEEL PLATE FIN

SCALE: 1 1/2"=    1'-0"02 GLASS RAILING DETAIL

SCALE: 1 1/2"=    1'-0"01 EXT. SIDING RETURN DETAIL
SCALE: 1 1/2"=    1'-0"03 STEEL FIN PLATE & PARAPET DETAIL
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COLUMN, SEE STRUCTURE

2X6 WOOD FRAME, TYP. PER STRUCT.

SELF-ADHERED FLEXIBLE FLASHING
WRAP OVER AND UNDER NAILING
FLANGE

CONT. SEALANT BEHIND NAILING
FLANGE

SIDING TO BUTT AGAINST JAMB
AND HEAD, NO UNFINISHED EDGE

DOOR AS CALLED OUT ON PLAN

GYP. JAMB EXTENSION TO DOOR AT
JAMB, HEAD, AND SILL TYP. PAINT
INSIDE FACE BLACK. USE METAL
CORNER BEAD AT ALL CORNERS.

2X BLOCKING, SEE STRUCTURE

SHEATHING, SEE STRUCTURE

ASSEMBLY F4

ASSEMBLY F7

BEAM, SEE STRUCTURE

BEAM, SEE STRUCTURE

2X BLOCKING, SEE STRUCTURE

SHEATHING, SEE STRUCTURE

DOOR AS CALLED OUT ON PLAN

PAINTED GYP RETURN. BLACK. METAL CORNER BEAD

VENETIAN PLASTER

BACKER ROD & SEALANT

FLUID FLASHING 3" MIN RETURN

SHEET APPLIED WRB

WRB

R2 ROOF ASSEMBLY

1/
2"

1/
2"

1/2"

COLUMN, SEE STRUCTURE

SELF-ADHERED FLEXIBLE FLASHING
WRAP OVER AND UNDER NAILING

FLANGE

CONT. SEALANT BEHIND NAILING
FLANGE

SIDING TO BUTT AGAINST JAMB
AND HEAD, NO UNFINISHED EDGE

WINDOW AS CALLED OUT ON PLAN

3/16" MTL. JAMB EXTENSION TO
DOOR AT JAMB AND HEAD TYP.

COLUMN, SEE STRUCTURE

BREAK METAL WRAP, FINISH TO MATCH WINDOW FRAME

HIGH TEMP WATER BARRIER

CONT. SEALANT BEHIND NAILING
FLANGE

SIDING TO BUTT AGAINST JAMB
AND HEAD, NO UNFINISHED EDGE

3/16" MTL. JAMB EXTENSION TO
DOOR AT JAMB AND HEAD TYP.

WINDOW AS CALLED OUT ON PLAN

3/16" PLATE FIN BETWEEN MITERED
CORNER. TYP. AT ALL WOOD

CORNERS

2X6 WOOD FRAME, TYP. PER STRUCT.

1/
2"

 WALL AS SCHEDULED

SELF ADHERED FLEXIBLE
FLASHING, WRAP OVER
AND UNDER NAILING
FLANGE

CLOSED CELL SPRAY FOAM

SHIM AS REQ.

3/16" STEEL PLATE FIN
JAMB EXTENSION

DOOR AS SCHEDULED

BLOCKING AS REQ.

3"

1'
-0

"
A

T 
H

EA
D

ER
, B

U
TT

 J
O

IN
T 

C
O

N
N

EC
TI

O
N

, W
EL

D

 WALL AS SCHEDULED

SELF ADHERED FLEXIBLE
FLASHING, WRAP OVER
AND UNDER NAILING
FLANGE

CLOSED CELL SPRAY FOAM

SHIM AS REQ.

1/8" STEEL PLATE FIN
JAMB EXTENSION

DOOR AS SCHEDULED

BLOCKING AS REQ.

SCALE: 1 1/2"=    1'-0"01 SLIDING DOOR DETAIL 01
SCALE: 1 1/2"=    1'-0"03 SLIDING DOOR DETAIL 02

SCALE: 1 1/2"=    1'-0"02 SLIDING DOOR & WINDOW DETAIL

SCALE: 3"       =    1'-0"04 ENTRY DOOR JAMB, HEAD SIM

SCALE: 3"       =    1'-0"06 GARAGE DOOR JAMB, HEAD SIM
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SLOPED MEMBRANE ROOF, 1:12, LIGHT GRAY

METAL FLASHING W/
DRIP EDGE' COLOR TO

MATCH ROOFING

1X6 WD FASCIA; PAINT
BLACK

STEEL FASCIA 1/4"

STRUCTURAL BEAM,
SEE STRUCTURAL

ROOF ASSEMBLY R2

1'
-5

"

1x6 SOFFIT, DELTA
HEMLOCK VG

SMOOTH, WHITE
ROCK

2" CLOSED CELL
SPRAY FOAM
INSULATION

2X WOOD BLOCKING,
UNVENTED ROOF

2X NAILER

WINDOW AS
SCHEDULED. SEAL &

INSULATE WINDOW
FRAME. INSULATE
REMAINING SHIM
SPACE W/ SPRAY

FOAM INSULATION

SHEATHING PER
STRUCTURAL

HEADER PER
STRUCTURAL

WEATHER
MEMBRANE, LAP 8"

MIN OVER MTL
FLASHING

1X VERT. PT FURRING
RAINSCREEN WALL

1X8 HORIZONTAL
DELTA  ACCOYA

COLORADO
BARNWOOD,

TRINIDAD

PERPENDICULAR 1X
PT FURRING

53/
4"

4 1/4"

MEMBRANE ROOF, LIGHT GRAY, HEAT WELDED TO PARAPET CAP

METAL FLASHING W/
DRIP EDGE,
BLACKENED STEEL

STRUCTURAL BEAM,
SEE STRUCTURAL

2" RIGID INSULATION

2X NAILER

WINDOW AS
SCHEDULED. SEAL &
INSULATE WINDOW
FRAME. INSULATE
REMAINING SHIM
SPACE W/ SPRAY
FOAM INSULATION

SHEATHING PER
STRUCTURAL UNDER
WRB

HEADER PER
STRUCTURAL

WEATHER
MEMBRANE, LAP 8"
MIN OVER MTL
FLASHING

1X VERT. PT FURRING
RAINSCREEN WALL

1X8 HORIZONTAL
DELTA  ACCOYA
COLORADO
BARNWOOD,
TRINIDAD

3/16" STEEL LOUVERS,
WELDED IN PLACE

3/
16

"

31/4"

31/
4"

BLACKENED STEEL
FIN, WELDED TO
TOP AND BOTTOM
PLATE

WINDOW AS SCHEDULED.
SEAL & INSULATE WINDOW
FRAME TO CORNER.
INSULATE REMAINING SHIM
SPACE W/ SPRAY FROAM
INSULATION. CONTINUOUS
SEALANT BEHIND NAILING
FLANGE. HIGH TEMP SELF
ADHERED FLEXIBLE
FLASHING WRAP OVER AND
UNDER NAILING FLANGE

CORNER COLUMN,
SEE STRUCTURAL.
BREAK MTL WRAP;
FINISH TO MATCH
WINDOWS

BLACKENED STEEL
BOTTOM PLATE

EXTERIOR FACE OF
WALL ABOVE

INTERIOR
BLACKENED STEEL,
FLUSH WITH WOOD
FLOORING

WINDOW AS SCHEDULED.
SEAL & INSULATE WINDOW
FRAME TO CORNER.
INSULATE REMAINING SHIM
SPACE W/ SPRAY FROAM
INSULATION. CONTINUOUS
SEALANT BEHIND NAILING
FLANGE. HIGH TEMP SELF
ADHERED FLEXIBLE
FLASHING WRAP OVER AND
UNDER NAILING FLANGE

WOOD FLOORING,
DELTA FRENCH
WHITE OAK, SWR,
FLUSH AND LEVEL
WITH BLACKENED
STEEL

BACK DAM

FOUNDATION TO SHEATHING SEAL DEPENDING ON MANUF. SPEC

CAPILLARY BREAK

WRB
SILL FLAHSING/PAN W/ SHIM

SLOPED SILL 5%
COUPLE STUDS, CUT TO ANGLE

SCALE: 1 1/2"=    1'-0"03 WINDOW DETAIL 02
SCALE: 1 1/2"=    1'-0"01 WINDOW DETAIL 01

SCALE: 1 1/2"=    1'-0"02 ENLARGED BEDROOM WINDOW PLAN

SCALE: 1 1/2"=    1'-0"04 TYPICAL SILL DETAIL
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3
A520

#DrgID
#LayID

BASEMENT
89'-0"

MAIN FLOOR
100'-0"

6'
-8

"

BELOW RAIL GUARD NOT
TO ALLOW PASSAGE OF 6"
SPHERE

BELOW RAIL GUARD NOT
TO ALLOW PASSAGE OF 4"
SPHERE

HOT ROLLED STEEL
STRINGER, FINISH BY
ARCHITECT. SEE
STRUCTURAL FOR SIZE.

3/4" WHITE OAK WRAP
OVER STEEL SUPPORT,
FINISH BY ARCHITECT.

6'-8" HEAD HEIGHT

11"
TYP.

16'-6"

3"
3'

-2
"

3"

D
N

11"

39/
16

"
33/

8"

BLACKENED METAL FASCIA

3/4" WHITE OAK, MITERED CORNER WRAP

STEEL SUPPORT

BLACKENED STEEL PLATE STRINGER

FLOOR ASSEMBLY F4

1/8" REVEAL @ GYPSUM

SCALE: 3/4"   =    1'-0"1 STAIR SECTION
SCALE: 3/4"   =    1'-0"2 ENLARGED STAIR PLAN

SCALE: 1 1/2"=    1'-0"3 TOP OF STAIRS
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11'-113/4"

9'
-2

3/
4"

14'-043/64"

9'
-2

3/
4"

6'-0"

9'
-4

3/
4"

D001 D002 D003
--- --- ---

DOOR SCHEDULE

FLOOR

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

BASEMENT

ID

D001

D002

D003

D004

D005

D006

D007

D008

D009

D010

D011

D012

D013

D014

OPERATION

SLIDER - OX

SLIDER - OX

SLIDER - OX

SLIDER - OX

SLIDER - OO

SWING

SWING

SWING

SWING

SWING

SWING

SWING

SLIDING - OO

SLIDING - OO

HANDING

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

WIDTH

11'-113/4"

14'-043/64"

6'-0"

6'-0"

7'-0"

3'-0"

3'-0"

3'-0"

3'-0"

3'-0"

2'-10"

2'-10"

7'-0"

7'-0"

HEIGHT

9'-23/4"

9'-23/4"

9'-43/4"

9'-43/4"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

FRAME TYPE

WD FRAMED ALUM.
CLAD
WD FRAMED ALUM.
CLAD
WD FRAMED ALUM.
CLAD
WD FRAMED ALUM.
CLAD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

FINISH

BLACK MTL

BLACK MTL

BLACK MTL

BLACK MTL

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

GLAZING

LOW-E

LOW-E

LOW-E

LOW-E

---

---

---

---

---

---

---

---

---

---

FIRE RATING

---

---

---

---

---

---

---

---

---

---

---

---

---

LOCKSET

ENTRY

ENTRY

ENTRY

ENTRY

PASSAGE

PRIVACY

PRIVACY

PRIVACY

PRIVACY

PRIVACY

PRIVACY

PRIVACY

PASSAGE

PASSAGE

NOTE/REMARKS

PROVIDE WEATHERSTIPPING OF DOOR

PROVIDE WEATHERSTIPPING OF DOOR

PROVIDE WEATHERSTIPPING OF DOOR

PROVIDE WEATHERSTIPPING OF DOOR

TEMPERED

DOOR & WINDOW
GENERAL NOTES

SEE ALSO G100 GENERAL NOTES
1. FRAMELESS GLASS DOORS, GLAZING IN

DOORS, GLAZING WITHIN 24 INCH ARCH OF
DOORS, GLAZING LESS THAN 60 INCHES
ABOVE A WALKING SURFACE THAT IS WITHIN
5 FEET OF STAIRS AND GLAZING WITHIN 5
FEET OF SPAS OR POOLS, CURTAIN FIXED
GLASS PANELS AND SIMILAR LAMINATED
GLASS, PROPERLY IDENTIFIED. – R308.4

DOOR & WINDOW
LEGEND

TEMPERED GLAZINGT

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

D104

D105

D107

D108

D109

D110

D111

D112

D114

D115

D116

D117

D118

D119

D120

SWING

SWING

OH

SWING

POCKET

SWING

SWING

SWING

DBL SWING

SWING

POCKET

POCKET

POCKET

SWING

SWING

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

SEE PLAN

3'-0"

3'-0"

18'-0"

3'-0"

3'-6"

2'-6"

2'-4"

2'-4"

5'-10"

3'-0"

3'-0"

3'-0"

3'-0"

3'-0"

3'-0"

8'-10"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

8'-0"

9'-01/4"

9'-01/4"

WD FRAMED ALUM.
CLAD
WD FRAMED ALUM.
CLAD

MTL

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINSIH TBD

MTL TAB

MTL TAB

WD; FINISH TBD

WD; FINISH TBD

BLACK MTL & FROSTED
GLASS

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

WD; FINISH TBD

FROSTED

FROSTED

---

---

LOW-E

---

---

---

---

---

---

---

---

LOW-E

LOW-E

---

---

---

1 HR

---

---

---

---

---

---

---

---

--

ENTRY

ENTRY

---

PRIVACY

PASSAGE

PRIVACY

PASSAGE

PASSAGE

PASSAGE

PASSAGE

PASSAGE

PASSAGE

PRIVACY

PROVIDE WEATHERSTIPPING OF DOOR

PROVIDE WEATHERSTIPPING OF DOOR

INSULATED

FLUSH SOLID WOOD TRANSOM

FLUSH SOLID WOOD TRANSOM

SHOWER, WATER SEALS AND SWEEP

TOILET ROOM, ADD SEALS AND SWEEP FOR SOUND

6'-0"

9'
-4

3/
4"

7'-0"

8'
-0

"

3'-0"

8'
-0

"

D004 D005 D006
--- --- ---
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-0

"
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---

D109
---

3'-0"

9'
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1/
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D119
---

3'-0"
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-1

0"

D104

3'-0"
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-0

"

D008
---

3'-0"

8'
-0

"

D010
---

7'-0"

8'
-0

"

D013
---

7'-0"
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-0

"

D014
---
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10
'-0

"

14'-03/4"
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'-0

"

D101 D102 D103 D104

7'-0"

8'
-0

"

D014
---

3'-6"

8'
-0

"

D101
---

2'-6"

8'
-0

"
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---

2'-4"

8'
-0

"
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---

2'-4"

8'
-0

"
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---

5'-10"

8'
-0

"
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---

3'-0"

8'
-0

"
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---

3'-0"

8'
-0

"
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---

3'-0"

8'
-0

"
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---

3'-0"
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-0

"
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---

3'-0"
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"

D105
---
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8'
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"

3'-0"
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"
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--- --- ---
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9'
-0

1/
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D120
---

3'-2"

9'
-0

"

EMPTY
---
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7'-13/4"

9'
-4

3/
4"

4'-117/8"

9'
-4

3/
8"

4'-523/32"

9'
-0

"

3'-10"

2'
-0

"

W01 W02 W03 W04

WINDOW SCHEDULE

FLOOR

BASEMENT

BASEMENT

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

MAIN FLOOR

CLERESTORY

CLERESTORY

ID

W01

W02

W03

W04

W07

W08

W09

W10

W11

W12

W13

W14

W15

W16

W17

W18

W19

W20

W21

W22

W23

W24

W27

W25

W26

OPERATION

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

CASEMENT

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

FIXED

DOUBLE AWNING

FIXED

AWNING

AWNING

AWNING

WIDTH

7'-13/4"

4'-117/8"

4'-523/32"

3'-10"

4'-6"

4'-6"

4'-6"

4'-6"

4'-6"

7'-17/8"

5'-23/8"

5'-23/8"

2'-8"

4'-6"

4'-6"

4'-6"

4'-6"

4'-6"

4'-6"

2'-6"

11'-7"

4'-81/2"

5'-6"

7'-53/4"

7'-53/4"

HEIGHT

9'-43/4"

9'-43/8"

9'-0"

2'-0"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

10'-2"

10'-2"

10'-2"

7'-51/4"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

3'-0"

3'-0"

3'-0"

4'-103/8"

4'-103/8"

SILL
HEIGHT

0"

0"

0"

-2'-10"

0"

0"

0"

0"

0"

0"

0"

0"

1'-6"

0"

0"

0"

0"

0"

0"

0"

-2'-0"

-2'-0"

9'-0"

-2'-0"

-2'-0"

HEAD
HEIGHT

9'-43/4"

9'-43/8"

9'-0"

--10"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

10'-2"

10'-2"

10'-2"

8'-111/4"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

9'-0"

1'-0"

1'-0"

12'-0"

2'-103/8"

2'-103/8"

FRAME
MATERIAL

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

TBD

FINISH

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

---

GLAZING

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

DOUBLE LOW-E

TRIPLE LOW-E

DOUBLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

TRIPLE LOW-E

NOTE/REMARKS

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

WESTERN

TEMPERED

DOOR & WINDOW
GENERAL NOTES

SEE ALSO G100 GENERAL NOTES
1. FRAMELESS GLASS DOORS, GLAZING IN

DOORS, GLAZING WITHIN 24 INCH ARCH OF
DOORS, GLAZING LESS THAN 60 INCHES
ABOVE A WALKING SURFACE THAT IS WITHIN
5 FEET OF STAIRS AND GLAZING WITHIN 5
FEET OF SPAS OR POOLS, CURTAIN FIXED
GLASS PANELS AND SIMILAR LAMINATED
GLASS, PROPERLY IDENTIFIED. – R308.4
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-0

"

W07 W08 W09 W10 W11

7'-17/8"

10
'-2

"

5'-23/8"

10
'-2

"

5'-23/8"

10
'-2

"

2'-8"

7'
-5

1/
4"

4'-6"

9'
-0

"

W12 W13 W14 W15 W16

4'-6"

9'
-0

"

4'-6"

9'
-0

"

4'-6"

9'
-0

"

4'-6"

9'
-0

"

4'-6"

9'
-0

"

2'-6"

9'
-0

"
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-0
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3'
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"
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4'
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8"
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4'
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03/
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3'
-0

"
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WINDOW LEGEND
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Project Gross Square Footages
Main Floor:             1,980 sf

Basement Floor:     1,638 sf
____________________________________

Conditioned:           3,618 sf

Garage:                   601 sf
____________________________________

Total Gross:            4,219 sf

FINISHES
F1 Delta French White Oak, SWR

F2 Slate, verify finish/format w/ owner

F3 Epoxy over concrete, verify w/ owner

F4 Machine finished blackened concrete

WF1 Venetian plaster, verify color w/ owner

WF2 Painted gyp, verify color w/ owner

WF3 Delta Accoya Colorado Barnwood,

Trinidad, t&g, 8" Board
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Main Floor:             1,980 sf
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____________________________________

Conditioned:           3,618 sf

Garage:                   601 sf
____________________________________

Total Gross:            4,219 sf
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F1 Delta French White Oak, SWR

F2 Slate, verify finish/format w/ owner

F3 Epoxy over concrete, verify w/ owner

F4 Machine finished blackened concrete

W1 Venetian plaster, verify color w/ owner

W2 Painted gyp, verify color w/ owner

W3 Delta Accoya Colorado Barnwood,

Trinidad, t&g, 8" Board



2022-09-02
Millcreek City Planning & Zoning
3300 South 1300 East
Millcreek, UT 84106
Attn: Planning Commission

Re: Waivers For Public Uses / Slope Waiver

To whom it may concern,

Lloyd Architects and our clients Rachelle and Darren Gebler have been pursuing the
design and approval of a single family residence located at 3733 S Choke Cherry Drive, a legal
Lot of Record.  With the DRC’s guidance we have gone through the FCOZ review process and
identified a discrepancy in site conditions between Exhibit A - Plat from 1995 titled Taylor
Estates No.2 Phase II and Exhibit B - Civil Drawings. Exhibit B, Sheet C2.02 displays a Slope
Analysis performed in 2022 by Mcneil Engineering.

On Exhibit B sheet C2.02 you can see that portions of the site within the (Buildable
Area, defined by the Plat) have slopes greater than 40%.  These conditions are not uniform on
the site and could be due to a variety of factors such as erosion, runoff, man made deposits,
rock formations, etc.  To the best of our knowledge, the Buildable Area was drawn around what
was surveyed as the existing +/- 40% slope line at the time the Plat was created.

The FCOZ ordinance does not allow building on slopes greater than 40%.  The Slope
Analysis does not match the recorded Plat and confines the Buildable Area to a much smaller
footprint, reducing it by more than half.  Once setbacks are factored in, the actual Buildable
Area of the 1.005 Acre/43790 SF lot is effectively reduced from +/- 6168 SF to +/- 700 SF.  This
presents a technical infeasibility to our clients who are seeking to build a single family
residence consistent with the zoning and  typical condition in this neighborhood.

Due to the wedge shape of the lot and the increasingly steep slope on other areas of
the site, it is our opinion that there is no other location at which the home can be reasonably
built, and a reduction in scale of the magnitude described above would not be consistent with
the residential zoning ordinance or the other homes in this neighborhood.

To that end we are requesting a Slope Waiver to allow the home to be constructed as
designed.  The home is designed, to the best of our knowledge, and through DRC and FCOZ
reviews, to meet all criteria for zoning/planning codes and overlay districts for the site.  The
home fits within the platted Buildable Area, is low-lying, nestled into the hillside and placed on
the flattest portion of the site, leaving the greater hillside as undisturbed as we believe
possible.  The materials, scale, and character are appropriate when compared to other homes
in the neighborhood.  A panorama of the homes on the street can be seen in Exhibit D.  It is
our belief that the home sits within the landscape and holds true to the design objectives and
intent of the Foothill-Canyons-Overlay-Zone.

Lloyd Architects   573 East 600 South Salt Lake City, UT 84102  801.328.3245 warren@lloyd-arch.com www
.lloyd-arch.com

1
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http://www.lloyd-arch.com
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We hope the Millcreek Planning Commission can see the hardship this site presents
and can help our clients apply for an exception to approve construction of this modest size
home in the most responsible manner.

Sincerely,
Won Shim

Lloyd Architects   573 East 600 South Salt Lake City, UT 84102  801.328.3245 warren@lloyd-arch.com www
.lloyd-arch.com

2
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The Planning Commission may only waive these standards upon satisfaction of the following 
criteria: 

1. Strict compliance with the above slope protection standards  
1. renders the site undevelopable, or   

The Slope Analysis performed by Mcneil Engineering indicates 
that the current, actual slope for this Lot of Record does not match the 
recorded Plat from 1995.  The FCOZ ordinance does not allow building 
on slopes greater than 40%.  Strict compliance with these standards 
would confine the Buildable Area to a much smaller footprint, reducing it 
to a fraction of what is shown in the Plat and is built around the 
neighborhood.   

If strict compliance with the slope standards were to be observed 
for this unique lot, after setbacks are factored in, the actual Buildable 
Area of the 1.005 Acre/43790 SF lot would be effectively reduced from 
+/- 6168 SF to +/- 700 SF.  This presents a technical infeasibility to our 
clients who are seeking to build a single-family residence consistent with 
the zoning and typical conditions of this neighborhood.  We feel this 
would render the site undevelopable for its intended land use. 

Due to the wedge shape of the lot and the increasingly steep 
slope on other areas of the site, it is our opinion that there is no other 
location at which the home can be reasonably built. 

 

  

2. results in substantial economic hardship not created by the applicant or 
otherwise self-imposed, or  

 

3. results in a building location that requires excessive grading, vegetation 
removal, or driveway distances in conflict with the purposes of this Chapter. 

 

2. The development substantially conforms to all other development, site design, and 
environmental standards of this Chapter and in all other applicable ordinances and codes.  

With the exception of the slope conditions -- the home is 
designed, to the best of our knowledge, and through ongoing DRC and 
FCOZ reviews, to meet all criteria for zoning/planning codes and overlay 
districts for the site.  The home is low-lying, nestled into the hillside and 



proposed on the flattest portion of the site, leaving the greater hillside as 
undisturbed as we believe possible.   

The materials, scale, and character are appropriate when 
compared to other homes in the neighborhood.  A panorama of the 
homes on the street can be seen in Exhibit D.  It is our belief that the 
home sits within the landscape and holds true to the design objectives 
and intent of the Foothill-Canyons-Overlay-Zone.   

 



2022-09-02
Millcreek City Planning & Zoning
3300 South 1300 East
Millcreek, UT 84106
Attn: Jen Smith
Re: Review Comments

Dear Jen,

Lloyd Architects was requested to respond to review comments regarding slope stability and
construction for the Gebler residence located at 3733 S Choke Cherry Drive in Millcreek, Utah.
Please find that information below:

REVIEW COMMENTS

The following comments from Jen Smith with Millcreek City were received on August 23, 2022:

“
...As per our telephone conversation last week, please see the questions below
regarding the Gebler property on Choke Cherry Drive.

1. What is the maximum slope in the area of construction?
2. How are soils going to be restored/stabilized in areas where slopes are greater

than 30% to avoid erosion in the future?
3. How will the slope be stabilized during construction?
4. If the decks are cantilevered beyond the limits of disturbance, but construction is

not expected to disturb soils outside of the LOD, please provide methods of
construction that will follow the FCOZ portion of the code in order to prohibit
disturbance outside the LOD as defined per plat.

“

RESPONSE TO COMMENTS

1.
● The average slope across the building footprint from top to bottom

ranges from a low of 14% on the north of the home to a high of 43% on
the south. Within the 32 feet of 43% average slope, there is a small
section that averages 53% for 7.5 feet

● The maximum slope in the area of construction averages to 43%, with
patches exceeding 50%.

● Refer to Exhibit B, Sheet C2.02 for Slope Analysis.

Lloyd Architects   573 East 600 South Salt Lake City, UT 84102  801.328.3245 warren@lloyd-arch.com www
.lloyd-arch.com
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2.
● Permanent erosion control mats with seeds embedded in the fibers shall

be installed in areas over 3:1 slopes as indicated in the Erosion Control
Plan. The mats will help establish deep rooted erosion resistant plants
more quickly. They will remain in place until the vegetation is firmly
established.

● Refer to Exhibit B for the full Erosion Control Plan.

3.
● Erosion control mats and other implements shall be installed in

accordance with the Erosion Control Plan as part of the construction
management.

● A temporary construction chainlink fence shall be installed along the
LOD line on the downhill side of the site to prevent loose boulders and
construction materials from rolling downhill. The fence will be secured to
the hillside with 2 layers of sandbags placed along the base of the fence.
The sandbags will aid in the catchment of mud as well securing the
fence. Excavated material is expected to be hauled offsite immediately
as pulled from the slope, so there will not be piles of stored material
onsite, this will greatly reduce the chance of a loose rock moving during
a rainfall event. The geotechnical report shows that the makeup of the
area is likely fragmented bedrock, which tends to be flat and square and
not prone to rolling and gathering downhill momentum.  The catchment
fence will be a maximum of 40 feet away from any excavated slope.

● Refer to Exhibit B for the full Erosion Control Plan.

4.
● The LOD shall be surveyed and a construction fence shall be placed prior

to any sitework.
● The construction fence shall remain in place throughout the duration of

the construction and portions of it shall be temporarily removed only if
they interfere with the installation of structural members hitting the top of
the fence. The beams will be placed by a crane that will be located within
the LOD.

● Temporarily removed portions of the construction fence shall be replaced
immediately after the task is completed and no later than the end of day.

Sincerely,
Won Shim
Lloyd Architects

Lloyd Architects   573 East 600 South Salt Lake City, UT 84102  801.328.3245 warren@lloyd-arch.com www
.lloyd-arch.com
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MILLCREEK PLANNING AND ZONING DEPARTMENT 

3330 SOUTH 1300 EAST 

MILLCREEK, UTAH 84106 

 

MEMORANDUM 

 

To:   Planning Commission 

From:  Carlos Estudillo, Planner 1 

Date:  10/19/2022 

Re: RC-22-002 – RCOZ C Special Exception for a Residence at 4347 S Garden Dr 

Applicant: Jeff Hadlock & Gonzalez Family 

Zone:  R-1-10 / RCOZ.  

 

 
Summary 

 

The Gonzalez Family is seeking to construct a new residence on a lot located at 4347 S Garden Dr. Their 

representative, Jeff Hadlock, asserts that the lot features a difficult layout, and it is on this basis that they 

are seeking a special exception to the city’s Residential Compatibility Overlay Zone standards. Specifically, 

they are requesting:  

 

1. An exception to the building envelope for residences in the R-1-10 zone. This building envelope 

exception would extend through most of the width of the residence. Specifically, the applicants are 

seeking a relief on the building envelope, as the lot is unproportionally enough to not uniformly fit 

portions of their proposed residence within the RCOZ building envelope.  

 

The applicant is not requesting any other exceptions to the RCOZ requirements. As their setbacks and lot 

coverage are well within the RCOZ A standards. Their proposed maximum height is also compliant with 

the RCOZ standards.  

 

Procedure and Standards 

 

The City’s RCOZ standards are intended to promote public welfare and balance neighborhood compatibility 

with the private property interests of those who wish to expand, develop, improve, or otherwise make 

exterior modification to their residential property. The code acknowledges that there is a wide variation of 

circumstances incident to a residential application and the need for architectural freedom and adopts a 

procedure that provides for strict application of standards, and two avenues for deviations of those standards 

subject to neighborhood compatibility. Specifically, “Option C allows a planning commission to consider 

at a public hearing a special exception for unusual or extraordinary circumstances that justify deviations 

from one or more of the limitations under Options A and B.” (19.71.010).  

 

An RCOZ C special exception request is not like a typical application that comes before a community 

council for review and a recommendation: it is, per the RCOZ standards, an evidentiary hearing. 

Specifically, the application states: “a decision on the application shall be based on the evidence presented 

at the hearing. The burden of proof shall rest with the applicant. The planning commission may impose 

such conditions and limitations upon the approval of an exception to the requirements of this chapter 

necessary to prevent or mitigate adverse effects on the properties in the neighborhood of the subject 

properties, consistent with the standards of this chapter” (19.71.050(B)).  
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MILLCREEK PLANNING AND ZONING DEPARTMENT 

3330 SOUTH 1300 EAST 

MILLCREEK, UTAH 84106 

 

Specifically, the applicant must show the specific provisions from which the applicant seeks exceptions and 

the requested relief. In addition, the applicant bears the burden to demonstrate that:  

 

a. The proposed residence will be in harmony with the purpose of this chapter, the general plan and 

any other land use document applicable to the area. 

b. The proposed residence will be compatible with existing residential development within a reasonable 

distance in terms of height, mass, and lot coverage, with particular focus on the proximate 

neighborhood. 

c. The proposed residence will not be detrimental to the health, safety and general welfare of persons 

residing within a reasonable distance, with particular focus on the proximate neighborhood. 

d. Each point on the highest ridge of the structure will be no more than forty feet above the point on 

the original grade vertically below it (with allowances for chimneys and vent stacks). 

e. The front yard setback will be at least eighteen feet. (19.71.050 (A)(2)) 

 

The ordinance then establishes criteria by which an applicant can show that their situation is “unusual or 

extraordinary” as stated in the RCOZ intent language. Specifically, the Planning Commission can evaluate 

the following in deciding whether or not to grant an RCOZ C special exception: 

 

a. Unusual lot shape.  

 

b. Unusual or difficult terrain.  

 

c. Drainage problems. 

 

d. Situations that appear not to be clearly addressed by the provisions of Options A or B. (19.71.050 

(A)(3)).   

 

Staff will be asking the Planning Commission to make a finding on whether the applicant’s situation is 

“unusual or extraordinary” and then whether the applicant’s proposal addresses the five criteria outlined in 

City Code. Their findings will be based on evidence supplied by the applicant, who bears the burden of 

proof, and by any interested party, including the Millcreek Community Council, which are asked to review 

and recommend on special exceptions.  

 

Staff requests that the Community Council offer the Planning Commission the following recommended 

findings: 

 

1. Is the lot at 4347 S Garden Drive unusual or extraordinary?  

 

2. Will the proposed residence be in harmony with the purpose of this chapter, the general plan and 

any other land use document applicable to the area?  
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3. Will the proposed residence be compatible with existing residential development within a reasonable 

distance in terms of height, mass, and lot coverage, with particular focus on the proximate 

neighborhood?  

 

4. Will each point on the highest ridge be no more than forty feet above the point on the original grade 

vertically below it?  

 

5. Will the front yard setback be at least eighteen feet?  

 

6. Should the planning commission find that the exception should be granted? If so, are there conditions 

and limitation upon the approval of the exception to mitigate adverse effects on other properties in 

the neighborhood of the subject properties, consistent with the findings of this chapter?  

 
Considerations for each of the above findings are discussed below.  

 

Public Notice 

 

Millcreek code requires that notice be sent to all property owners of record within 300 feet of the boundary 

of the subject lot, no sooner than 10 days prior to the hearing, which will be on October 19. Staff satisfied 

this requirement by sending out a notice on 26 September 2022, to the property owners within 300 feet of 

the subject property, as indicated below:  

 

 
 

The advance notice also informed property owners of the opportunity to attend the Community Council 

meeting and comment on the application.  
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Applicant’s Proposal  

 
The applicant is proposing construction of a residence that will be two stories on the front elevation and will 

not exceed 29 feet in height. The applicant proposes: 

 

“I am cordially submitting this application on behalf of the Gonzalez family. A number of 

years ago the Gonzalez family purchased a lot at 4347 South Garden Drive, here in Millcreek. The 

family is hoping to build a home that fits well with the neighborhood and surrounding homes. We 

are requesting that a variance be granted so that they can build a home on the lot for their family. 

This particular lot is an R-1-8 lot in a R-1-10 zoned area and it is also a very long and narrow lot 

that is not conducive to ramblers. Because of the narrowness of the lot, the “allowable building tent” 

creates a situation that greatly limits the possible homes that could be put on this lot. The 

accompanying plans show what the Gonzalez family would like to build and how it exceeds the 

allowed building area. They were not originally aware of this requirement and they have 

significantly shrunk their proposed home in addition to shortening walls to get closer to what would 

be allowed under normal circumstances. Granting this variance would be of tremendous benefit to 

not only the Gonzalez family, but also the entire neighborhood. 

This particular lot is in a situation that the only neighbor that would be affected by the granting of 

this requested variance, would be the neighbor to the North, who is also the neighbor who 

subdivided off the lot and sold it to the Gonzalez family. The lot has a playground area behind it on 

the east side, and an easement/right-of-way entrance to the school/community center in the 

neighborhood. This entrance is not used much at all and typically has a locked gate. 

It is our humble request that this variance be granted on behalf of the Gonzalez family and the 

community as a whole.” 

 

However, while the height of the proposed residence shows to be well under the maximum allowed 

height, the height of the structure shows to be further limited by the RCOZ building envelope. 
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A building envelope is created by starting at a point eight feet above ground (existing grade) at each point 

on the property line of the lot and extending on a line at a forty-five-degree angle from the vertical toward 

the interior of the lot, the projection of such line on the horizontal plane of the lot to be perpendicular to 

the property line. As per 19.71.030 of the Millcreek City code, the entirety of the building must fit under 

this envelope, for exception of dormers and gables that satisfy certain limitations. Ultimately, the RCOZ 

building envelope requirement is to promote public welfare and to balance neighborhood compatibility 

with the private property interests of those who wish to expand, develop, improve, or otherwise make 

exterior modification to their residential property. 

The design of this home will not be affecting any neighbors’ view to the west, east and south side, but there 

may be an argument that the design of this house could be reduced to fit the building envelope.  
 

Analysis of the Proximate Neighborhood and Similarly Situated Residences 

 

The RCOZ standards establish a proximate neighborhood of 150 feet from the property boundaries of the 

affected properties. This designation is intended to establish a common standard for neighborhood 

compatibility. In the case of the applicant, the proximate neighborhood includes eight single-family homes.  

 
 

In addition, staff reviewed several homes on lots with similar conditions around the Garden Drive 

neighborhood. The applicant should present to the Community Council conditions in the proximate 

neighborhood as part of their proposal, but staff did an analysis of homes in the proximate neighborhood, 

which is attached to this memorandum. 

 

From that analysis we can broadly conclude the following:  

 

1. Single and two floor buildings are present in the neighborhood. Many of the original homes were 

built in the 1950s, and the neighborhood, which encompasses several subdivisions platted in the 

1950s and early 1960s, had a consistent midcentury modern character. However, over time, many 

of these residences were modified to enlarge their livable space, by adding a second floor, or by 
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building a brand new, two-floor home over the previously existing mid-century modern homes. 

There are few of exceptions that have strayed from the overall character of the neighborhood. One 

particular property, located in front of 4347 S Garden Drive (4360 S Garden Drive) shares that 

deviation of design, presenting a very modern, yet boxy style of home.  

 

2. Along Garden Drive and adjacent streets, most homes are apparent to have been built over rather 

flat grades, including the subject home. They are a couple of exceptions where homes were built on 

a minimal grade yet were able to build homes that range from single to two-floors.   

 

 

3. Most of the homes were built prior to enactment of RCOZ. Many are typical homes constructed in 

the area in the 1950s, but some of the homes that were built prior to RCOZ on nearby streets have a 

substantial and imposing presence on the surrounding neighborhood. The general purpose of RCOZ 

is “to promote public welfare and to balance neighborhood compatibility with the private property 

interests of those who wish to […] develop […] their residential property” (MKZ 19.71.010). Staff 

notes that, just like many residential neighborhoods in Millcreek, the Garden Drive neighborhood 

has a inconsistent aesthetic in terms of building bulk, mass, materials, and height, and that recent 

home additions demonstrate architectural freedom, yet were also completed in a manner compliant 

with RCOZ, without need of a special exception.  

 

 

4.  While older homes should be considered in the neighborhood compatibility assessment, staff notes 

that the RCOZ building height requirements are intended to correct for some of the observed 

precedents in the neighborhood, and to avoid perpetuating large, imposing homes that are 

dramatically out of scale with the neighborhood. RCOZ already provides for exceptions, but the 

intent of the ordinance is rooted in granting exceptions on the basis of, and not contrary to, 

neighborhood compatibility. For residential projects in neighborhoods with a precedent of homes at 

differing heights, RCOZ allows for a staff approval of an RCOZ Option B deviation based on 

neighborhood compatibility.  Staff has approved 29 such deviations since Millcreek incorporated. 

However, the Garden Drive neighborhood does not have enough homes to compare, leaving the 

applicants not eligible for an Option B deviation for building envelope based on neighborhood 

compatibility.   

 

 

Consideration on Recommended Findings 

 

1. Is the lot at 4347 S Garden Drive unusual or extraordinary?  

 

While shaped in a traditional, rectangular shape, the subjected lot may be considered as unusual or 

extraordinary due to its short width, which may present difficulties when attempting to comply to 

our R-1-10 ordinance requirements. The lot starts with approximately 50 feet of frontage and 

remains the same width throughout the entirety of the lot. The lots at 4347 S Garden Drive and 

4361 S Garden Drive are the only lots in the proximity that share the same width description, 

rendering the subjected lot incomparable with the rest of the neighborhood, as every other lot 

within 175 feet was uniformly subdivided to meet the requirements of the R-1-10 zone. However, 
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in the case of the lot on 4361 S Garden Drive, no residence is built, as it is used as an access from 

the neighborhood to the parcel’s owned by the Granite School District, east of the neighborhood.  

 

  
 

While the rest of the neighborhood enjoys properly sized lots, 4347 S Garden Drive lacks the 

width to easily accommodate a home that would be complaint to the RCOZ building envelope, as 

there isn’t enough proportional space on the side yards to properly encapsule the proposed home 

inside the required building envelope, despite side yard setbacks being compliant with the 

Millcreek Code.  A potential reduction in the width of the proposed home to meet the RCOZ 

building requirement would greatly affect the design and functionality of the home, as the home is 

already reduced to 30 feet wide. The average width of a home is approximately 40 feet.  

 
 

 

2. Will the proposed residence be in harmony with the purpose of this chapter, the general 

plan, and any other land use document applicable to the area?  
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As stated earlier, the purpose of RCOZ is “to promote public welfare and to balance 

neighborhood compatibility with the private property interest of those who wish to expand, 

develop, improve, or otherwise make exterior modification to their residential property.” The 

applicant proposes a residence that is not featuring a pitched roof, which set them apart from the 

homes in the existing neighborhood, that is everchanging as residents are transitioning to 

contemporary home designs, instead of the usual pitched-roof home seen in many of the mid-

century homes placed across Millcreek.   

 

 
  The contemporary style home will be located amidst homes that are vary on aesthetics. The 

neighborhood is composed of older ramblers dating from the 1950’s, as well as cottage and ranch style 

homes dating from the late 2010’s; Therefore, the style of the home would not interfere with the harmony 

of the neighborhood. The proposed height of the building is compatible with the existing conditions of the 

neighborhood and meets the maximum height of 30 feet allowed in the R-1-10 zone, although staff notes 

that the nature of the building may seem taller due to its lack of dormers and pitched roof.   

 

3. Will the proposed residence be compatible with existing residential development within a 

reasonable distance in terms of height, mass, and lot coverage, with particular focus on the 

proximate neighborhood?  

 

Height. Staff observed that the proposed height will be compatible with the homes on Garden Drive 

as some of them display a second floor, complaint to the maximum height of 30 feet. However, 

unlike other homes in the neighborhood, the proposed design will lack a pitched roof that will set 

this home apart from the rest of the neighborhood.  

 

Mass. Normally, RCOZ allows for significant variation in architectural styles and architectural 

freedom, which is evident in a tour of many Millcreek neighborhoods, but the nature of the RCOZ 

exception allows for an analysis of the proposed project on the basis of compatibility, including 
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building mass. The proposed materials and architectural design will create a building that contrasts 

with the aesthetic of the other homes in the neighborhood. The contemporary home features a flat 

roof to maximize height and space to therefore, provide more room for the family proposing the 

home. 

 

Lot Coverage. The proposal does not exceed the lot coverage requirement in the code, and the 

applicant is not seeking an exception to the lot coverage requirements.  

 

 

4. Will each point on the highest ridge be no more than forty feet above the point on the 

original grade vertically below it?  

 
The applicant provided elevations that shows that no point of the home will exceed 40 feet above 

original grade.   

 

5. Will the front yard setback be at least eighteen feet?  

 

The applicant supplied a site plan that indicates the front yard setback will be 30 feet, as measured 

from the front property line. The setback of the proposed home meets the R-1-10 front setback of 

30 feet.    

  

6. Should the planning commission find that the exception should be granted? If so, are there 

conditions and limitations upon the approval of the exception to mitigate adverse effects on 

other properties in the neighborhood of the subject properties, consistent with the findings of 

this chapter?  

 
Upon reviewing the applicant’s submittal, staff believes that the applicant does meet the threshold 

requirement of having a lot that is faced with unusual or extraordinary circumstances, in the form of 

unusual or difficult terrain. 

 

However, staff notes that the Planning Commission “may impose such conditions and limitations 

upon the approval of an exception to the requirements of this chapter necessary to prevent or mitigate 

adverse effects on other properties in the neighborhood of the subject properties”. Staff does not 

have concerns about the mass and bulk of the building being incompatible with the pattern of 

development Garden Drive, as it does not affect any neighbors’ view and does not stray away from 

the home design currently displayed in the neighborhood. 

 

Staff requests that the applicant does not propose any modification that will further extend the 

building mass nor elevate the height of the building, to not only stay away from obstructing views 

but to also be in harmony with the neighborhood. Granting an exception should be conditioned on 

meeting these mitigation measures. 
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Community Council Response 

 

On October 4th, 2022, The Millcreek Community Council unanimously voted to recommend the approval 

of application RC-22-002 based on staff report’s findings.  

 

Attachments  

 

1. Neighborhood Analysis 
2. Applicant Letter of Intent and Narrative 
3. Elevations and Site Plan  
4. East Millcreek Community Council response 



Address Zone Lot 

Area 

(sf) 

Lot Shape Unusual or 

Difficult 

Terrain 

Drainage 

Problems 

Other Situations Not Clearly Addressed – 

Adjacent Zones and Uses or Apparent 

Nonconformities 

4335 S Garden Drive R-1-10 16,989 

sq ft 

Rectangular No. Lot is 

Flat 

None apparent No apparent unusual situation. 

 

4347 S Garden Drive 

 

R-1-10 16,989 

sq ft 

Rectangular No. Lot is 

Flat 

None apparent No apparent unusual situation. 

4361 S Garden Drive 

 

R-1-10 8,712 

sq ft 

Rectangular Narrow lot. 

Lot is Flat. 

None apparent Lot is extremely narrow. Non-compliant side 

yards. A new home on this lot would likely 

require some modification to the side 

setbacks. Lot falls below the minimum lot 

size required in the R-1-10 zone. 

4371 S Garden Drive R-1-10 16,989 

sq ft 

Rectangular No. Lot is 

Flat 

None apparent No apparent unusual situation. 

4383 S Garden Drive R-1-10 17,424 

sq ft 

Rectangular No. Lot is 

Flat 

None apparent No apparent unusual situation. 

4384 S Garden Drive R-1-10 17,424 

sq ft 

Rectangular No. Lot is 

Flat 

None apparent No apparent unusual situation. 

4372 S Garden Drive 

 

R-1-10 16,989 

sq ft 

Rectangular No. Lot is 

flat 

None apparent No apparent unusual situation. 

4360 S Garden Drive 

 

R-1-10 16,989 

sq ft 

Rectangular No. Lot is 

flat 

None apparent No apparent unusual situation. 

4348 S Garden Drive R-1-10 16,989 

sq ft 

Rectangular No. Lot is 

flat 

None apparent No apparent unusual situation. 

4340 S Garden Drive R-1-10 11,326 

sq ft 

Rectangular No. Lot is 

Flat 

None apparent No apparent unusual situation. 

 



Address Characteristics Heights Other factors 

4335 S Garden Drive  

 

 
 

1. Zone: R-1-10 

2. Built in 2019 under 

RCOZ. 

3. Relatively flat lot. 

4. Regularly shaped lot 

1. Two story building 

with basement. 

2. Between 20’ – 30’ of 

height. 

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Modern architectural 

features. 

6. Pitched roof.  

4347 S Garden Drive 

 

 
 

1. Zone: R-1-10 

2. Built in 1947. Pre-

RCOZ 

3. Remodeled in 1999 

under RCOZ. 

4. One-car garage 

5. Relatively flat lot. 

6. Regularly shaped lot 

1. Two story building. 

2. Between 20’ – 30’ of 

height. 

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Pitched roof. 



Address Characteristics Heights Other factors 

4361 S Garden Drive 

 

 
 

1. Zone: R-1-10 

2. No structure placed on 

lot.  

 

1. No structure placed 

on lot. 

1. Narrow Frontage with 

approximately 50’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Used as a pedestrian 

access to property 

owned by the Granite 

School District.  

 

4371 S Garden Drive  

 

 
 

1. Zone: R-1-10 

2. Built in 2013 under 

RCOZ.  

3. Remodeled in 2017. 

4. Two-car garage and 

single-car garage. 

5. Fairly flat lot. 

6. Regular Shaped Lot 

 

 

1. Two story building. 

2. Between 20’ – 30’ of 

height. 

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Modern architectural 

features. 

6. Pitched roof.   



Address Characteristics Heights Other factors 

4383 S Garden Drive 

 

 
 

1. Zone: R-1-10 

2. Built in 1949, pre-

RCOZ.  

3. Re-built in 1999 under 

RCOZ. 

4. Two-car carport.  

5. Fairly flat lot 

6. Regular shaped lot 

 

1. One story building  

2. Approximately 

between 20’ – 25’ of 

height.    

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Rambler style home. 

6. Pitched roof.   

4384 S Garden Drive 

 

 

1. Zone: R-1-10 

2. Built in 1951, pre-

RCOZ.  

3. Re-built in 1997, pre-

RCOZ. 

4. Single-Car garag 

5. Fairly flat lot 

6. Regular Shaped Lot.  

 

 

 

1. One story building 

2. Two-floor addition on 

side of home. 

3. Rambler 

approximately 

between 20’ – 25’ of 

height.    

4. Addition 

approximately 

between 25’ – 30’ of 

height.  

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Rambler style home. 

6. Pitched roof.   

 

 

 



Address Characteristics Heights Other factors 

4372 S Garden Drive 

 

 
 

1. Zone: R-1-10 

2. Originally built in 

1952, pre-RCOZ. 

3. Rebuilt in 2003 under 

RCOZ.  

4. Two single-car 

garages 

5. Tandem carport 

6. Regular shaped lot.  

7. Flat lot 

 

1. One story building 

approximately 

between 20’ – 25’ of 

height 

2. Two-floor addition on 

side of home 

approximately 

between 25’ – 30’ of 

height.  

1. Wide Frontage 

with 

approximately 

100’ of width that 

continues 

throughout the 

entirely of the 

parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Rambler style 

home. 

6. Pitched roof.   

 



Address Characteristics Heights Other factors 

4360 S Garden Drive 

 

 
 

1. Zone: R-1-10 

2. Built 2019 under 

RCOZ. 

3. Two single-car 

garages 

4. Single-car garage in 

home addition 

5. Regular shaped lot 

6. Flat lot 

1. Two-story building 

approximately 

between 25’ – 30’ of 

height 

2. Two-floor addition on 

side of home 

approximately 

between 25’ – 30’ of 

height. 

3. 3’ above finished 

grade. 

 

 

 

1. Wide Frontage 

with 

approximately 

100’ of width that 

continues 

throughout the 

entirely of the 

parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Modern style 

home. 

6. Pitched roof.   

 

4348 S Garden Drive 

 

 
 

1. Zone: R-1-10 

2. Built 1954, pre-

RCOZ. 

3. Rebuilt 2001 under 

RCOZ. 

4. Two-car garage. 

5. Regular lot.  

6. Flat Lot. 

1. One story building  

2. Approximately 

between 20’ – 25’ of 

height.   

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Rambler style home. 

6. Pitched roof.   



Address Characteristics Heights Other factors 

4340 S Garden Drive 

 

 
 

1. Zone: R-1-10. 

2. Built 2013 under 

RCOZ. 

3. Rebuilt 2003 under 

RCOZ. 

4. Two-car garage. 

5. Regular lot. 

6. Flat lot. 

1. Two story building. 

2. Between 20’ – 30’ of 

height. 

1. Wide Frontage with 

approximately 100’ of 

width that continues 

throughout the entirely 

of the parcel.  

2. Front setback 

complaint to code. 

3. Rear setback 

complaint to code. 

4. Side setbacks 

complaint to code. 

5. Modern architectural 

features. 

6. Pitched roof.   

 

  













Minutes of the  
Millcreek Planning Commission 

September 21, 2022 
5:00 p.m. 

Regular Meeting 
 

The Planning Commission of Millcreek, Utah, met in a regular public meeting on Wednesday, 
September 21, 2022, at City Hall, located at 3330 S. 1300 E., Millcreek, UT 84106. The meeting 
was conducted electronically and live streamed via the City’s website with an option for online 
public comment.  
 
PRESENT:          
   
Commissioners     City Staff  
Shawn LaMar, Chair     John Brems, City Attorney 
Victoria Reid, Vice Chair    Elyse Sullivan, City Recorder (electronic) 
Aryel Cianflone     Francis Lilly, Planning & Zoning Director 
Scott Claerhout     Kurt Hansen, Facilities Manager 
David Hulsberg      Brad Sanderson, Current Planning Manager 
Christian Larsen     Katie Larsen, Planner  
Nils Per Lofgren     Robert May, Long Range Planner 
Skye Sieber (excused) Sean Murray, Planning Admin. Asst. 
Ian Wright (excused) Jen Smith, Staff Engineer  
        
Attendees: Jay Larsen (electronic), Mitch Vance (electronic), Diana Johnson (electronic), Trevor 
Stevens (electronic), Chip Spencer, Britton Knaphus 
 
REGULAR MEETING – 5:00 p.m. 
TIME COMMENCED:  5:10 p.m. 
 
Chair LaMar called the meeting to order and read a statement describing the duties of the 
Planning Commission.  

 
1. Public Hearings 

Consideration of GP-22-001, a Moderate Income Housing Element General Plan 
Amendment Planner: Robert May 
Robert May noted that general plan amendments were directed by H.B. 462, Utah Housing 
Affordability Amendments. Millcreek’s Moderate Income Housing Plan was an appendix to 
the General Plan. May said he went through every goal and strategy in the General Plan to 
identify moderate income housing (MIH) and added the strategies and implementations into 
chapter 4. H.B. 462, which updated State Code 10-9a-403, requires municipalities to update 
strategies in general plans with moderate income housing elements from a list of 24 strategies 
options and that each city develop actionable implementation plans for each of those 
strategies which includes a timeline for each within the next five years. Cities with a fixed 
guideway transit station must choose a minimum of 4 strategies, one of which must be the 
adoption of a Station Area Plan (SAP). To be considered a priority municipality for state 
funding, cities would need to adopt at least 6 strategies, but staff was proposing to adopt 9. 



Millcreek Planning Commission Meeting Minutes           21 September 2022   Page 2 of 11 
 
 

May noted this was a typical carrot and stick approach with the state. May said of the 24 
strategy options, staff chose strategies that were most supported already through existing 
goals in the General Plan. May said within a half-mile radius of Millcreek’s boundaries, there 
are two fixed guideway transit stations (Murray North and Meadowbrook Trax Stations). 
Millcreek would work with Murray and South Salt Lake on adopting station area plans as 
required. The plans did not need to be adopted until 2025.  
 
May went over the community council responses to the proposed strategies. The Mt. 
Olympus Community Council voted to approve the proposed amendments to the General 
Plan. They were concerned with waiving commercial use requirements for MIH 
development, eliminating commercial components that may threaten the tax base, and 
reducing off-street parking, especially with accessory dwelling units (ADUs). The East Mill 
Creek Community Council voted to approve the proposed amendments. They wondered 
about reducing minimum yard sizes for detached ADUs, had concern with waiving 
requirements for MIH developers and providing them too many incentives, and they wanted 
verification that community reinvestment area funds were being used for MIH and/or seniors. 
The Canyon Rim Citizens Association voted to approve the proposed amendments. They 
recommended including incentives for tiny home projects. The Millcreek Community 
Council voted to approve the recommended amendments with the condition of removing 
proposed strategies 1, 2, 6, and 9. They felt Millcreek had already done a lot with affordable 
housing and expressed concern about MIH mainly being constructed within their boundaries.  
 
May noted a section of state code 10-9a-403: 
(b) In drafting the moderate-income housing element, the planning commission: 
 (i) shall consider the Legislature's determination that municipalities shall facilitate a 
reasonable opportunity for a variety of housing, including moderate income housing: 
      (A) to meet the needs of people of various income levels living, working, or desiring 
to live or work in the community; and 
      (B) to allow people with various incomes to benefit from and fully participate in all 
aspects of neighborhood and community life; 
 
May recommended the Planning Commission recommend adoption of the MIH amendments 
as presented by staff. The application would then go to the city council for final approval 
ahead of the October 1 state deadline.   
 
Commissioner Reid asked if there was an advantage for Millcreek to adopt 9 strategies 
instead of 6. May felt that having more would prioritize Millcreek for available transportation 
funding. Commissioner Reid asked about a distinction between municipalities already doing 
a lot for moderate income housing versus those who were adding opportunities. May said 
Millcreek was a leader, but there was no distinction. Francis Lilly said staff wanted to 
provide the Planning Commission and City Council as many options as possible to choose 
from in case some did not work; having more options would give Millcreek more options for 
various funding. Commissioner Reid asked about implications of the number of strategies 
adopted now versus later. May said the bill provided 24 strategies, and Millcreek could do 
more later.  
 
Chair LaMar asked about the SAP being the sixth strategy. May said there was confusion 
with the bill, but 4 strategies were required for fixed transit way cities, but 2 more were 
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needed for prioritized funding. Chair LaMar wondered about partnering with neighboring 
cities. May showed the commission images of the UTA stations with half mile radiuses. The 
stations are not in Millcreek, but the radial boundaries are in Millcreek. The strategies can 
still apply. Commissioner Larsen asked for clarification on strategy 1, implementation 2; [re-
visit the Future Land Use Map and Land Use Framework chapter of the General Plan and 
include moderate income housing development as “use” and “key characteristic” for all 
categories well served by transit and near activity centers by 2027] what was “well served by 
transit and near activity centers.” May said well served meant within a reasonable distance. 
Lilly noted the type of transit could be considered. Commissioner Larsen expressed concern 
with reducing minimum off-street parking requirements in areas well served by transit. He 
asked that the off-street parking areas be considered appropriately with transit. 
 
May noted these amendments would not change the code, he kept the General Plan language 
intentionally vague. Chair LaMar asked about the 5 year timeframe. May said some 
strategies included the words “continue to collaborate” and others would be addressed in the 
comprehensive zoning update in 2023. Chair LaMar acknowledged that the city had time to 
figure out details. May said within the next 5 years. Every year the city would have to 
produce a MIH report to the state.  
 
Chair LaMar opened the public hearing. 
 
Chip Spencer, 3443 S. 1300 E., said he was a member of the Millcreek Community Council. 
Personally, he wondered when the state would stop making requirements for Millcreek. He 
felt in principle, the state employing the carrot and stick approach was inappropriate. He 
wondered where the money the city would be eligible for in implementing these strategies 
would come from. He said there was language about giving incentives to developers. He felt 
that the developers should be held to the stick or carrot too. He was against the use of force to 
cause people to do certain things; this was a social engineering project. If Millcreek residents 
wanted to provide MIH, then that would be great. He was surprised the state of Utah was 
forcing this on communities.     
 
Chair LaMar closed the public hearing.  
 
May noted that every city was approaching strategies differently, but implementing strategy 
2 [create or allow for, and reduce regulations related to, internal or detached accessory 
dwelling units in residential zones] garnered the most feedback. Chair LaMar said reductions 
would have to be considered thoughtfully. Commissioner Larsen interpreted 2 as one 
Millcreek was already doing with having adopted an accessory dwelling unit (ADU) 
ordinance. May said strategy 2 was meant to be vague and the adoption of the code would 
take place later. Chair LaMar felt strategy 2 was already met. May said the Commission 
could reword the strategy. Commissioner Larsen did not want to eliminate the strategy. May 
said one of the strategies to replace 2 was to eliminate impact fees for detached ADUs. 
Commissioner Cianflone said implementation 2.1 and reducing off street parking 
requirements gave her pause. May said he could reword strategy 2 to review/explore ways to 
reduce regulations for detached ADUs and then refine it the next year with the code update. 
Chair LaMar was not in favor of going smaller on minimums but was for allowing for larger 
square footage ADUs based on larger lots. May said the city needed to look at measurable, 
achievable steps. 
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Commissioner Hulsberg did not object to any strategies. Commissioner Reid wanted to 
ensure that new projects were of quality materials and design. She asked about reducing 
commercial requirements. May said the regulations were not reduced for commercial, it 
would be more specific for qualifying moderate income housing projects. Lilly noted that 
Millcreek got to decide when those credits were given. Commissioner Lofgren was in favor 
of vague language to leave options open. May noted the strategies would be adopted, not the 
implementation action. Chair LaMar asked where the state funding came from. Lilly said two 
sources, anything that was approved by the State Transportation Commission (class b & c 
road funds paid through gas tax), and American Rescue Plan Act and coronavirus related 
federal grants dispersed through the state. Chair LaMar said he was not opposed to off-street 
parking reductions if the neighborhood was considered.  
 

Commissioner Larsen, regarding GP-22-001, a moderate income housing element general 
plan amendment, moved to recommend adoption with revisions to strategy 2 as discussed. 
Commissioner Reid seconded. Chair LaMar called for the vote. Commissioner LaMar 
voted yes, Commissioner Reid voted yes, Commissioner Cianflone voted yes, Commissioner 
Hulsberg voted yes, Commissioner Larsen voted yes, and Commissioner Lofgren voted yes. 
The motion passed unanimously.  
 

1.2 Consideration of CU-22-010, Request for a Conditional Use Permit for Two 
Businesses with Drive Up Uses Location: 4750 S. Highland Drive Applicant: Jay 
Larsen, Holladay Corner LLC Planner: Brad Sanderson  
Brad Sanderson said this was an amendment to a site plan as a conditional use permit. The 
applicant was proposing to reconfigure the site plan to add a second drive thru on the south 
side of the building. He noted a traffic study was commissioned with Hales Engineering and 
there were two parcels of property.  
 
The proposal included: removal of the fuel canopy and related facility, update building 
façade, remove driveway access along Highland Drive near the intersection, relocate 
driveway access along Murray Holladay Road further west away from the intersection and 
reduce the overall width to 30 feet wide, remove approximately 36 parking stalls and add 18 
stalls back, reconfigure a west drive thru as proposed, add a second drive thru along the south 
side of the building as proposed, add planter islands at the ends of parking rows with trees 
and other landscape material required by code, add landscaped berm near intersections as a 
buffer between the drive thru and right-of-way, relocate dumpster enclosure to a more 
accessible location near the south property line, and record any necessary easements. 
Sanderson showed the commission the proposed site plan. Staff had concern about queuing 
onto the streets but felt the site plan addressed it. Staff recommended approval of the 
application subject to the following conditions:  
• The applicant shall install and maintain adequate directional signage and drive thru 

separation barriers such as, median with bollards or other similar physical barrier 
between the south drive thru and south drive aisle, as recommended by the City Engineer. 

• The applicant is to limit the uses contemplated by a certain traffic impact study, 
conducted by Hales Engineering on 3/07/2022, otherwise, a new traffic study shall be 
conducted, whereupon a new conditional use permit shall be obtained through the City. 
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• The applicant shall provide approvals for all utility providers including but not limited to 
water, sewer, power, gas communication, irrigation, etc. 

• The applicant shall provide all geotechnical hazard declarations, and a floodplain 
development permit, as required by the City Engineer. 

• Prior to construction, the applicant shall obtain a property line adjustment or property 
consolidation approval from the City and record applicable documents with Salt Lake 
County Recorder’s Office, ensuring that the property lines do not bisect the building. 

• The applicant shall provide an irrigation easement determined by the irrigation company 
or water users, and a minimum 10’ public utility easement parallel to and abutting both 
Highland Drive and Murray Holladay Road. 

 
Commissioner Larsen asked if the building would be for one tenant with two drive thrus or if 
it was two tenants with two drive thrus. Sanderson said the latter, with businesses in between. 
Chair LaMar asked about the entrance. Sanderson said it would move to the west. Lilly said 
there were existing trees that would be preserved or replaced. Commissioner Reid asked 
about control over what kind of businesses went in. Sanderson said the conditions were on 
the drive thru, any businesses permitted by the zone could go in. The second staff condition 
would limit the uses as recommended by the traffic study, kept to a medium use business. 
Commissioner Reid asked if there was a problem, if there would be a mechanism to remedy 
the situation. Sanderson said the business and owner would have to work it out. 
 
Jay Larsen, applicant, said he did not want a large impact on the drive thru and access. The 
market would regulate itself.  
 
Commissioner Hulsberg asked about the Murray Holladay Road access being used as an exit 
only. Jen Smith, staff engineer, said it was not addressed for the western entrance. Sanderson 
noted there would be bollards outlining the drive thru. Larsen said the traffic study looked at 
the east entrance and they did not give a recommendation to close it, it would be a right in-
right out. Chair LaMar asked about the applicant having a relationship with the other nearby 
landowners if extra parking was needed. Larsen said they controlled the whole center, and it 
was currently overparked. 
 
Chip Spencer, Millcreek Community Council, said the council supported the project.   
 
Chair LaMar opened the public hearing. 
 
There were no comments.  
 
Chair LaMar closed the public hearing.  
 
Chair LaMar asked about sod. Sanderson said there would be no sod. Chair LaMar wanted to 
avoid temporary barriers, cones and chain, to add more queuing. He felt if queuing became a 
problem, he would like the site plan revisited. Larsen said he was okay with revisiting it if 
there was a problem. Lilly suggested that in the event the city received repeated non-seasonal 
complaints regarding queuing or vehicle stacking on the public right-of-way or in a manner 
that interfered with parking, it would be the property owner’s responsibility to seek solutions 
or approach staff with solutions to the problem.    
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Commissioner Lofgren moved that the Planning Commission approve the site plan and 
conditional use permit, application CU-22-010, as proposed, subject to the conditions with 
parking and queuing as discussed and in the staff report. Commissioner Cianflone 
seconded. Chair LaMar called for the vote. Commissioner LaMar voted yes, Commissioner 
Reid voted yes, Commissioner Cianflone voted yes, Commissioner Hulsberg voted yes, 
Commissioner Larsen voted yes, and Commissioner Lofgren voted yes. The motion passed 
unanimously.  

 
The Planning Commission took a break from 7:04-7:21 p.m. 

 
1.3 Consideration of CU-22-011, Request for a Conditional Use Permit to Modify and 
Add to an Existing Monopole per Millcreek Code 19.83 Location: 3401 S. 2000 E. 
Applicant: Britton Garr Knaphus, T-Mobile Planner: Katie Larsen 
Katie Larsen said the applicant was requesting a conditional use permit to modify and 
upgrade an existing monopole. She reviewed Millcreek code 19.83 in that monopoles were a 
conditional use in the R-1 Zone and were allowed with public or quasi-public uses, the height 
limit was 60 feet, and the monopoles shall be setback from any residential structure a 
distance equal to its height. The 60-foot monopole would be black steel and may have 
antennas that extend from the pole up to 5 feet from the surface edge. She noted the closest 
home was 96 feet away. Larsen showed the commission elevations of the existing and 
proposed poles. The East Mill Creek Community Council unanimously approved the 
application. Larsen recommended approval of the application.   
 
Britton Knaphus, applicant representing T-Mobile, said the wooden utility pole was owned 
by PacifiCorp and was too small to be a stealth pole. This proposal would increase the 
antenna count and stay in the 5 foot standoff window. Commissioner Cianflone asked about 
the condition of the wood pole. Knaphus said the pole would be replaced by a steel pole. 
PacifiCorp did not allow modifications to existing poles.  
 
Chair LaMar opened the public hearing. 
 
There were no comments.  
 
Chair LaMar closed the public hearing.  

 
Commissioner Cianflone moved that the Planning Commission approve application 
number CU-22-011 per the proposed plans. Commissioner Hulsberg seconded. Chair 
LaMar called for the vote. Commissioner LaMar voted yes, Commissioner Reid voted yes, 
Commissioner Cianflone voted yes, Commissioner Hulsberg voted yes, Commissioner 
Larsen voted yes, and Commissioner Lofgren voted yes. The motion passed unanimously.  

 
1.4 Consideration of SD-22-007/PUD, Request to Subdivide an Approved Townhouse 
Development into One Hundred Units to Allow for Individual Ownership Location: 525 
E. 4500 S. Applicant: Mitch Vance, JF Capital Planner: Brad Sanderson 
Brad Sanderson said the application was previously approved with conditions in February 
2021. The original conditions of approval had been met through a site plan review. The 
applicant would like to subdivide the property to create individual ownership. Sanderson 
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showed the commission the proposed plat. The application was a conditional use as a 
planned unit development (PUD). The plat would vacate existing easements and record new 
ones. The Millcreek Community Council unanimously recommended approval of the 
application. Chair LaMar asked why this subdivision went to the community council. 
Sanderson said it was a PUD and therefore a conditional use permit. 
 
Mitch Vance, applicant, said the developer was values-driven. They were attempting to offer 
missing middle housing, some of which would be rented. Commissioner Larsen appreciated 
the applicant’s efforts. He wanted to see more owner-occupancy.  
 
Chip Spencer, Millcreek Community Council, said the council supported the project. They 
had questions about the homeowner’s association and maintenance of common areas. He 
wondered about “most” of the units being owner occupied. Vance said they did not have a 
specified proportion of owner-occupancy units.   
 
Chair LaMar opened the public hearing. 
 
There were no comments.  
 
Chair LaMar closed the public hearing.  
 

Commissioner Larsen moved that the Planning Commission approve the PUD/subdivision 
and conditional use permit, application file SD-22-007, as proposed. Commissioner 
Cianflone seconded. Chair LaMar called for the vote. Commissioner LaMar voted yes, 
Commissioner Reid voted yes, Commissioner Cianflone voted yes, Commissioner Hulsberg 
voted yes, Commissioner Larsen voted yes, and Commissioner Lofgren voted yes. The 
motion passed unanimously.  

 
1.5 Consideration of ZM-22-010, Request to Rezone from R-1-8 to R-2-8 to 
Accommodate Multifamily Housing, Which Would Also Require a General Plan 
Amendment Location: 4326 S. 900 E. Applicant: Diana Johnson Planner: Katie Larsen 
Katie Larsen said the rezone request from R-1-8 to R-2-8 was to accommodate the existing 
duplex and provide for the construction of another duplex. The existing units cannot be 
rented out because they are in single family R-1 zoning. The property is located in the 
Neighborhood 1 designation in the Future Land Use Map of the General Plan. A General 
Plan amendment would be needed for the property to be designated as Neighborhood 2 in 
order to facilitate the zone change. The overall lot size is 0.39 acres which exceeds the R-1-8 
standards. The existing and proposed plans would fall under the standards of the R-2-8 Zone, 
which required 4,000 square feet of lot area for each unit. If the rezone was granted, the 
applicant would subdivide the lot and build another duplex on the new lot. The site is 
surrounded by many uses and zones. The additional living space on the existing structure was 
constructed without proper building permits, code case #225135. Two units cannot be rented 
out in an R-1 zone without an owner living on the property and the other unit being an 
accessory dwelling unit. 
 
Larsen reported the applicant held an onsite neighborhood meeting on June 4, 2022. Two 
neighbors showed interest in the project, one largely in favor of the improvements proposed 
and the other expressing concerns about increased traffic. The Millcreek Community Council 
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voted with 5 in favor of this project and 2 opposed. Many of the concerns were centered 
around amending the General Plan and creating a precedence for forgiving nonconformities. 
Community council members suggested height restrictions, and design characteristics that 
would be in harmony with single family homes within the surrounding neighborhood. 
 
Larsen reviewed the following staff findings: 

1. The purpose of a land use designation and general plan is to lend some level of 
predictability to all landowners, both present and future, as to what uses could be 
reasonably anticipated within certain areas of the city. 

2. Rezoning the property would deviate from the intended purpose for original land use 
designation of the property from the current Neighborhood 1 land use designation. 

3. Two family dwellings, such as duplexes, twin homes, townhomes, etc., are not permitted 
within the R-1 Zone or Neighborhood 1 land use designation. 

4. Attached housing would be an allowed use within the R-2 Zone and Neighborhood 2 
land use designation. 

5. The property is located on the hard corner of Rowley and 900 East and is near other 
multi-family uses and zones within the vicinity. 

6. 900 East is considered a minor collector street, which might be able to accommodate 
some additional, though limited housing or other more intense uses. 

7. No building permit was obtained by the current applicant to convert the property to a two 
unit dwelling. 

8. Rezoning the property would resolve a pending code case, file #225135, regarding the 
recent unpermitted construction and change of use of the property. 

9. All further applications and improvements must be further reviewed and obtained by 
Millcreek. 

 
Staff’s conclusions were: 

1. Rezoning the subject parcel sets a precedent in forgiving nonconformities that may be 
self-created which are contrary to the general plan. 

2. Allowing the property to be rezoned does create additional housing, although largely 
insignificant, to meet city goals and policies to expand housing stock. 

3. Due to the location, the property may be considered as a transition property since it is 
located between 900 East and other single family uses located further west along 
Rowley Drive. 

4. Imposing certain design criteria could make future housing on the property somewhat 
more compatible with the surrounding single family uses. 

 
Larsen said there were two possible recommendations that could be derived from and 
supported by the findings and conclusions, essentially approval or denial of the rezone.  
 
Commissioner Reid asked about constructing an additional building. Larsen confirmed 
another duplex would be built after the rezone and a subdivision. Commissioner Cianflone 
expressed concern for setting a precedent with not following city standards. She asked if the 
applicant could subdivide then rezone the property. Larsen said they could do a subdivision 
first. Lilly said a property owner could request a rezone any time. The General Plan provides 
the guidance whether a rezone was appropriate at all. Commissioner Larsen asked when the 
construction was conducted. Larsen said in the fall of 2021.  
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Diana Johnson, applicant, said construction started in December 2021 and a stop work order 
was issued due to lack of required permits. She worked with the contractors and city to get 
the proper permits. The current code case was regarding the two individual units though the 
site was only being rented to one individual.  
 
Chair LaMar asked about a letter in the packet from the applicant stating the units would be 
rented to low-income families. He asked how the city would know if it was being rented to 
low-income tenants. Johnson said the home was old and unique, so it would not be appealing 
for higher-income tenants. The rent being charged was below the 80% median income of the 
county.   
 
Chip Spencer, Millcreek Community Council, said the council had concerns with changing 
the zoning. Commissioner Reid asked if the council considered four units on the property. 
Spencer said yes, the rezone would facilitate the other duplex and the council considered that.   

 
Chair LaMar opened the public hearing. 
 
Trevor Stevens, Diana Johnson’s general contractor, felt it was presented that the Johnson’s 
were doing work improperly but rather they used another contractor initially and that 
contractor failed to file permits. He thought they tried to work with the city. They would like 
to create a valued project with the additional duplex.    
 
Chair LaMar closed the public hearing.  
 
Commissioner Larsen did not feel the rezone was appropriate to forgive a nonconforming use 
and did not want to set a precedent. He did not think changing the neighborhood in the 
General Plan was appropriate for the area. He had reservations about how the property would 
be managed going forward. He noted in his personal neighborhood there were 
nonconforming units before Millcreek incorporated, and they were the bane of the 
neighborhood. Commissioner Lofgren agreed, however, he said 900 E. was not solely a 
single-family neighborhood. A potential alternative would be to deny the rezone, subdivide 
the lot, then rezone the 900 E. lot but not let the zoning go into the neighborhood. 
Commissioner Hulsberg said preserving the intention of the General Plan was a priority. 
Commissioner Cianflone pointed out that an amendment to the General Plan should be a 
separate conversation than one for this application. Commissioner Hulsberg asked if the 
applicant was intending to occupy the property. Larsen said no.  
 
Commissioner Reid asked if height or design restrictions differed from the two zones. Lilly 
said no, that was dictated by the Residential Compatibility Overlay Zone (RCOZ). Chair 
LaMar asked if the General Plan neighborhood designations were a policy guideline or a 
strict standard. Lilly read from the General Plan. Neighborhood 1 was single-family detached 
homes with typically 1-6 dwelling units per acre. Neighborhood 2 was single-family 
detached homes on smaller lots, duplexes, triplexes, townhomes, and smaller multi-family 
buildings with typically 6-18 dwelling units per acre. “Range of Density and Scale. It is 
important to note that the General Plan’s upper limits in the Range of Density Scale and the 
Key Characteristics for each Category must not be interpreted as a presumption of right or 
entitlement by those planning to develop or redevelopment a property or group of properties. 
What constitutes an ultimately acceptable use, density, scale and key characteristics for a 
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specific location is dependent on a robust public process, the guidance and goals provided by 
this General Plan and, most importantly, the current zoning ordinances.” 
 
Chair LaMar was not opposed to the duplexes, but felt the robust public process was missing 
in changing the neighborhood designation in the General Plan. Lilly said state law protects 
the applicant in having an ADU in a single-family zone if the owners lived onsite and met 
Millcreek code. Commissioner Cianflone wondered if the internal ADU was larger than the 
primary unit. Commissioner Larsen would like to resolve the code case file. Johnson noted 
all the work had been permitted. Commissioner Reid did not feel comfortable having the lot 
split with another duplex. She acknowledged the property was surrounded by R-2 and C-2 
zoning and pointed out the community council voted 5-2 for it so that should be considered. 
She would be okay with the duplex on 900 E. and a single-family dwelling on the other lot. 
Commissioner Larsen was inclined to deny the application for the rezone and address a 
subdivision application later. Lilly said it was good policy to change the Future Land Use 
Map before approving a rezone. Chair LaMar reiterated that a duplex may be ok on one lot 
and not the other. Commissioner Larsen noted his experience with this type of 
nonconforming home was not good. Commissioner Lofgren clarified that the commission 
was not giving assurance for future application approvals.   
 

Commissioner Larsen moved that the Planning Commission forward the recommendation 
of denial to the City Council regarding the rezone and General Plan amendment, file ZM-
22-010, as proposed. He expressed concern with setting a precedent with resolving 
nonconformities through a rezone and changing the neighborhood from Neighborhood 1 to 2 to 
accommodate this application. He said if the commission wanted to consider the neighborhood 
change, they should look at the neighborhood comprehensively. Commissioner Lofgren 
seconded. Chair LaMar called for the vote. Commissioner LaMar voted yes, Commissioner 
Reid voted yes, Commissioner Cianflone voted yes, Commissioner Hulsberg voted yes, 
Commissioner Larsen voted yes, and Commissioner Lofgren voted yes. The motion passed 
unanimously.  

 
2. Commission Business 

2.1 Approval of July 20, 2022 Special Meeting Minutes 
 

Chair LaMar moved to approve the June 20 special meeting minutes as prepared in the 
packet. Commissioner Cianflone seconded. Chair LaMar called for the vote. Chair LaMar 
voted yes, Commissioner Cianflone voted yes, Commissioner Claerhout voted yes, 
Commissioner Hulsberg voted yes, Commissioner Larsen voted yes, and Commissioner 
Lofgren voted yes. Commissioner Reid abstained. The motion passed. 

 
2.2 Approval of July 20, 2022 Regular Meeting Minutes 
 

Chair LaMar moved to approve the July 20 regular meeting minutes. Commissioner 
Cianflone seconded. Chair LaMar called for the vote. Commissioner LaMar voted yes, 
Commissioner Cianflone voted yes, Commissioner Hulsberg voted yes, Commissioner 
Larsen voted yes, and Commissioner Lofgren voted yes. Commissioner Reid abstained. The 
motion passed. 

 
2.3 Updates from the Planning and Zoning Director 
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Francis Lilly asked about doing a second meeting in October since there were a lot of 
applications. Chair LaMar asked about the temporary homeless shelter coming before the 
commission. Lilly said homeless shelters were permitted uses in the C Zone. The city was 
working on a management plan with the shelter operator, Switchpoint.   
 
2.4 City Center Overlay Zone Update 
Lilly would like to set up small group meetings with commissioners to discuss specific sites 
pertaining to the future of the City Center Overlay Zone.   
 
2.5 Utah APA Fall Conference Discussion 
Lilly asked the commission if they had any take aways from the APA Conference. Chair 
LaMar noted a lot of entities were involved with the Jordan River. Commissioner Reid said 
she heard there were enough housing units permitted in the state to solve the housing crises, 
but developers did not want to build where cities wanted them to. She said she went on a tour 
of Lehi and appreciated the historic signs. She learned that streetcars were effective for 
economic development and not transportation. Cities should be requiring a water use 
landscaping plan and use emitters, not restricting the amount of grass. Lilly said the 
legislature would intervene when they felt they had a compelling interest to do so. 
Sustainability was on the horizon, especially with water. He anticipated structuring 
incentives in zoning to get wanted outcomes. In a few years, the General Plan would need a 
comprehensive update.  

 
3. Calendar of Upcoming Meetings 

• City Council Mtg., 9/26/22, 7:00 p.m.  
• Mt. Olympus Community Council Mtg., 10/3/22, 6:00 p.m.  
• Millcreek Community Council Mtg., 10/4/22, 6:30 p.m.  
• Canyon Rim Citizens Association Mtg., 10/5/22, 7:00 p.m.  
• East Mill Creek Community Council Mtg., 10/6/22, 6:30 p.m.  
• City Council Mtg., 10/10/22, 7:00 p.m.  
• Historic Preservation Commission Mtg., 10/13/22, 6:00 p.m. 
•  Planning Commission Mtg., 10/19/22, 5:00 p.m. 

 
Lilly suggested October 26th as the second commission meeting date in October. 

 
ADJOURNED:  Commissioner Cianflone moved to adjourn the meeting at 8:41 p.m. 
Commissioner Reid seconded. Chair LaMar called for the vote. Chair LaMar voted yes, 
Commissioner Reid voted yes, Commissioner Cianflone voted yes, Commissioner Hulsberg 
voted yes, Commissioner Larsen voted yes, and Commissioner Lofgren voted yes. The 
motion passed unanimously. 
 

APPROVED: ______________________________ Date 
Shawn LaMar, Chair   

   
                 ______________________________ 

   Attest:   Elyse Sullivan, City Recorder 
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