
  

CITY OF OREM 
PLANNING COMMISSION MEETING  

56 North State Street, Orem, Utah  
March 18, 2026  

 
This meeting may be held electronically 

to allow a Commission member to participate.  
 

4:30 PM WORK SESSION– AGENDA REVIEW, CITY COUNCIL CONFERENCE ROOM, 56 
NORTH STATE STREET, OREM, UT 
  
 1 Planning Commission Training Continued 
  

 
      
 2 Review of Agenda Items 
  

 
      
5:30 PM REGULAR SESSION – CITY COUNCIL CHAMBERS 
  
1. CALL TO ORDER 
  
2. INVOCATION/INSPIRATIONAL THOUGHT: BY INVITATION 
  
3. CONSENT AGENDA ITEMS 
  
 3.1 Approval of the Minutes from the 3-04-26 Planning Commission Meeting 
  

 
      
4. ACTION ITEMS 
  
 4.1 Preliminary Plat — Whitestone Plat A — Located generally at 710 West 2000 South in 

the R8 zone 
  

 
      
 4.2 Plat Amendment — Berkshire Plat U — Located generally at 1469 South 

1020 East in the PD-18 zone 
  

 
      
5. PUBLIC HEARINGS 
  
 5.1 “Westerly Way” — Text Amendment and Rezone — Request to rezone the property 

located generally at 1875 South Geneva Road from OS-5 (Open Space) to PRD (Planned 
Residential Development); and to amend Appendix KK “Site Plan - Farm Haven” to include 
the subject property 

  
 

      
 5.2 “Spring Hollow" — Rezone — Request to rezone the property located generally at 92 

South 800 East from R8 (Residential) to C1 (Commercial)  
  

 
      
 5.3 "Special Exceptions" — Text Amendment —  Ordinance amending Articles 2-15-2, 2-

15-11, 2-16-2, 2-16-10, and 22-21-2 of the Orem City Code relating to the powers and 
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duties of the Planning Commission and Special Exceptions. 
  

 
      
6. ADJOURN 
  

 

THE PUBLIC IS INVITED TO PARTICIPATE IN ALL PLANNING COMMISSION MEETINGS. 
If you need a special accommodation to participate in the Planning Commission Meetings and Study Sessions, 

please call the Development Services Office at least 3 working days prior to the meeting. 
(Voice 801-229-7183) 

 
This agenda is also available on the City's webpage at orem.org 
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DRAFT MINUTES FOR MARCH 4, 2026
 

CITY OF OREM 
PLANNING COMMISSION MEETING MINUTES 

March 4, 2026 
 
 
 
The following items are discussed in these minutes: 

CONSENT AGENDA ITEMS: 
● 3.1 - Approval of Minutes for the 01-21-26 Planning Commission Meeting 
● 3.2 - Plat Amendment - Home Depot - Located generally at 655 East Park Avenue 

 
 

ACTION ITEMS: 
● 4.1 Site Plan - Comcast Generator Update - Located generally at 1834 South Columbia Lane 
● 4.2 Site Plan - Apollo Burger - Located generally at 452 North State Street 
● 4.3 Site Plan - Home Depot - Located generally at 655 East Park Avenue 
● 4.4 Preliminary Plat - Rolling Sand - Located generally at 1765 South Sandhill 

 
A recording of the meeting can be viewed online at 

https://www.youtube.com/live/giscsCTIBFo?si=07cgxdQiiqxh1NGu. 
 
 
 
PLANNING COMMISSION WORK SESSION 

Place: Orem City Council Conference Room, 56 North State Street 
 

At approximately 4:30 p.m. Chair Komen called the Planning Commission 
meeting to order. 

 
Those present: Madeline Komen, Mike Carpenter, Susan Madsen, Darren Hawkins, 

Karl Radmall, Britton Runolfson, Planning Commissioners; LaNae 
Millet, Crystal Muhelstein, City Council Member; Jared Hall, Matt 
Taylor, Grace Bjarnson, Rebecca Gourley, Planning and Zoning Staff; 
Gary McGinn, Director of Community Development. 

 
 
 
 

Those excused: Quinn Mecham, City Council Liaison 
 
 

1. Discussion: Planning Commission Training 
 

Staff and Commissioners reviewed training for new Commission members. A recording of the 
discussion can be viewed online at 
https://www.youtube.com/live/giscsCTIBFo?si=07cgxdQiiqxh1NGu. 
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DRAFT MINUTES FOR MARCH 4, 2026
 

 
 

PLANNING COMMISSION MEETING 

Place: Orem City Council Chambers, 56 North State Street 
 

At 5:39 p.m. Chair Komen called the Planning Commission meeting to order. 
An invocation was offered by Mike Carpenter. 

 
Those present: Madeline Komen, Mike Carpenter, Susan Madsen, Darrin Hawkins, Karl 

Radmall, Britton Runolfson, Planning Commissioners; Quinn Mecham, 
City Council Liaison; LaNae Millet, City Council Member; Jared Hall, 
Matt Taylor, Grace Bjarnson, Rebecca Gourley, Planning and Zoning 
Staff; Gary McGinn, Director of Community Development. 

 
 

Those excused: None 
 
 
 Agenda Item 3, Consent Agenda Items 

 
● 3.1 - Approval of Minutes for the January 21st, 2026 Planning Commission Meeting 
● 3.2 - Plat Amendment - Home Depot - Located generally at 655 East Park Avenue 

 
 
Chair Komen introduced the consent agenda items. No questions were raised. Chair Komen requested a 
motion. 

 
Planning Commission Action: Vice Chair Mike Carpenter motioned to approve the Consent Agenda. 
Commissioner Britton Runolfson seconded the motion. 

 
YES: Madeline Komen, Mike Carpenter, Susan Madsen, Darrin Hawkins, Karl Radmall, Britton 
Runolfson 

NO: None 

ABSTAIN: None 

 

 Agenda Item 4, Action Items 
 
 
 4.1 SITE PLAN - COMCAST GENERATOR UPGRADE - LOCATED GENERALLY AT 1834 

 SOUTH COLUMBIA LANE 
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DRAFT MINUTES FOR MARCH 4, 2026
 

Jared Hall presented the site plan to upgrade outdated generators at the existing Comcast facility in the C2 

zone. The proposal relocates the generators within the rear portion of the site and includes minor drainage 

and concrete improvements, while the building, access, and overall site layout remain unchanged. Staff 

recommended that any approval include a condition requiring double-walled fuel tanks or similar 

containment to prevent potential diesel leaks from entering the stormwater system. 

 
 
Commissioner Radmall inquired if these generators were the main power source, or back-ups. Jared Hall 
confirmed that they serve as back-ups. 

 
Vice Chair Carpenter asked for clarification on if an additional generator was being added, which was 
confirmed. 

 
Commissioner Runolfson asked if the current generators are diesel fueled, and Vice Chair Carpenter 
confirmed that they are. 

 
 
Planning Commission Action: Commissioner Madsen moved to approve the site plan for the upgrade 
of the Comcast generators at 1834 South Columbia Lane, subject to the condition that the diesel tanks 
underneath the generator be double-walled, or that another staff-approved secondary containment 
system is used. Commissioner Radmall seconded the motion. 

 
YES: Madeline Komen, Mike Carpenter, Susan Madsen, Darrin Hawkins, Karl Radmall, Britton 
Runolfson 

NO: None 
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DRAFT MINUTES FOR MARCH 4, 2026
 

ABSTAIN: None 
 
 
 
 

 4.2 SITE PLAN - APOLLO BURGER - LOCATED GENERALLY AT 452 NORTH STATE 

 STREET 

Grace Bjarnson introduced the site plan for the Apollo Burger redevelopment located at 452 North State 

Street. She explained that the existing building requires extensive repairs and that the applicant is 

proposing to demolish the current structure and construct a new restaurant building. The redevelopment 

will maintain a drive-through on the north side and includes improvements to stormwater management, 

parking layout, parking lot islands, and additional landscaping, particularly along the east side of the 

property adjacent to residential homes. 

 
Commissioner Radmall inquired about landscaping shown along the drive-through on the north façade and 

asked whether plants and rock would be installed in that area, and asked whether the gravel shown in the 

rendering could impact neighboring businesses. Staff clarified that the architectural rendering shown was 

an example elevation illustrating building materials and that final landscaping details would be addressed 

during the building permit process, and that the gravel area would be contained entirely within the site 

and would not affect adjacent properties. 

 
Commissioner Hawkins asked whether commercial properties are subject to minimum landscaping or 

green coverage requirements similar to residential properties. Staff explained that landscaping beds are 

required to have at least 50 percent vegetative coverage and noted that the rendering shown does not 

represent the final landscaping plan required by code. Staff also went over how to read landscaping plans. 

 
Chair Komen invited the applicant to come forward, and asked if there were any questions for the 

applicant. No questions were asked. A recording of the discussion can be viewed online at 

https://www.youtube.com/live/giscsCTIBFo?si=07cgxdQiiqxh1NGu. 

 
 

Planning Commission Action: Vice Chair Carpenter moved that the Planning Commission approve 
the site plan. Commissioner Madsen seconded the motion. 

 
YES: Madeline Komen, Mike Carpenter, Susan Madsen, Darrin Hawkins, Karl Radmall, Britton 
Runolfson 
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NO: None 

ABSTAIN: None 

 
 
 
 
 4.3 SITE PLAN - HOME DEPOT - LOCATED GENERALLY AT 665 EAST PARK AVENUE 

 

Jared Hall presented the site plan request for Home Depot located at 655 East Park Avenue. He explained 
that the proposal includes development of a 9.27-acre site within the PD34 planned development zone and 
will construct a Home Depot store and garden center 
totaling approximately 135,000 square feet. The project 
also includes 397 parking stalls, landscaping 
improvements, and construction of a masonry wall 
along the adjacent residential neighborhood to mitigate 
noise and visual impacts. 

 
Commissioner Radmall asked about traffic flow and 
whether the development would increase congestion on 
surrounding streets. Staff explained that traffic studies 
were conducted and reviewed by the City’s 
transportation engineer and that most traffic is expected 
to access the site internally through the University Place 
area and Costco parking areas rather than through 
nearby residential streets. 

 
Vice Chair Mike Carpenter commented that some 
traffic impacts may occur along 900 South near the mall 
area. Gary McGinn noted that Costco plans to relocate 
its gas station and that the nearby intersection on 8th 
East is planned to be upgraded with turning lanes to 
improve traffic circulation in the area. 

 
Commissioner Hawkins asked about the standards used 
for traffic analysis. Staff explained that traffic engineers 
evaluate whether intersections will fail and ensure road 
widths and access points meet established transportation standards. 

 
Commissioner Hawkins also asked how neighboring residents felt about the proposal. Staff explained that 
the project has gone through multiple zone change hearings and discussions with neighbors and that 
concerns related to noise and visual impacts led to the requirement for a 12-foot masonry wall along 
portions of the residential boundary. 
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Staff also noted that lighting plans are reviewed as part of the site plan process and that lighting fixtures 
are required to prevent glare into nearby residential yards and windows. 

 
Commissioner Madsen asked for clarification regarding the height of the masonry wall shown on the 
plans. Staff explained that portions of the wall adjacent to the residential properties will be constructed at 
12 feet in height, while other portions further south will remain at the standard 8-foot height. 

 
Chair Komen invited the applicant to come forward. 

 
Barry Simmons, representing Home Depot, addressed the Commission and stated that the project team 
has worked closely with the Woodbury development group and City staff and has made concessions to 
address neighborhood concerns. He expressed appreciation for the Commission’s consideration and stated 
that Home Depot looks forward to joining the community. 

 
A resident asked for clarification regarding the exact location of the proposed 12-foot wall. Staff clarified 
the alignment of the wall along the residential boundary and explained how the wall transitions to the 
existing 8-foot masonry wall further south. 

 
The Commission discussed whether public comment should be allowed on the administrative item. The 
Commission agreed to allow brief public comment. 

 
Kim Miller addressed the Commission and asked whether the existing fire hydrant and street light located 
near the end of the street would remain accessible after construction. 

 
Staff explained that the fire department has reviewed the plans and approved the layout as part of the 
development review process and that the location of utilities and fire access will also be confirmed during 
the building permit stage. 

 
No additional comments were made. 

 
A recording of the discussion can be viewed online at 
https://www.youtube.com/live/giscsCTIBFo?si=07cgxdQiiqxh1NGu. 

 
 
 
Planning Commission Action: Commissioner Hawkins moved that the Orem City Planning 
Commission approve the site plan for Home Depot located at 655 East Park Lane in the PD34 zone. 
Commissioner Radmall seconded the motion. 

 
YES: Madeline Komen, Mike Carpenter, Susan Madsen, Darrin Hawkins, Karl Radmall, Britton 
Runolfson 

NO: None 

ABSTAIN: None 
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 4.4 PRELIMINARY PLAT - ROLLING SAND - LOCATED GENERALLY AT 1765 SOUTH 

 SANDHILL 
 
Jared Hall presented the preliminary plat request for Rolling Sand located generally at 1765 South 
Sandhill Road. He explained that the proposal would create a flag lot within the R8 zone and reviewed the 
standards that apply to deep lots, including minimum lot size, access requirements, setbacks, and 
restrictions limiting structures to single-family homes. 

 
Commissioner Radmall asked whether accessory dwelling units (ADUs) would be permitted on the 
proposed flag lot. Staff explained that ADUs are allowed if the property meets the applicable standards, 
including parking and setback requirements. 

 
No additional questions were asked. 

 
A recording of the discussion can be viewed online at 
https://www.youtube.com/live/giscsCTIBFo?si=07cgxdQiiqxh1NGu. 

 
 
 
Planning Commission Action: Commissioner Radmall moved that the Orem City Planning 
Commission approve the Rolling Sand Preliminary Plat for the property located generally at 1765 
South Sandill Road in the R8 zone, subject to the conditions outlined in the staff report. Commissioner 
Hawkins seconded the motion. 

YES: Madeline Komen, Susan Madsen, Darrin Hawkins, Karl Radmall, Britton Runolfson 

NO: None 

ABSTAIN: Mike Carpenter 
 
 
 
 Final Meeting Comments: 
Gary McGinn thanked the commissioners for their service and expressed appreciation on behalf of the 
Mayor, City Council, and Staff for their willingness to serve on the Planning Commission. He noted that 
the Commission will continue to receive training and encouraged commissioners to reach out with any 
questions. 

 
Chair Komen congratulated the new commissioners on completing their first meeting and encouraged 
them to ask questions whenever clarification is needed as they become familiar with the Commission’s 
processes. 

 

 Adjournment: 
Chair Komen asked for a motion to adjourn. Vice Chair Mike Carpenter motioned to adjourn, 
Commissioner Runolfson seconded. All present Commissioners voted yes. 

 
The Planning Commission Meeting adjourned at 6:23 p.m. 
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A recording of the meeting can be viewed online at 
https://www.youtube.com/live/giscsCTIBFo?si=07cgxdQiiqxh1NGu. 

 
Reviewed and Approved: DRAFT 
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Notices: 
Posted in 2 public places. 
Posted on City Webpage 
and City hotline. 
Posted at Utah.gov/pmn. 
 
Site Information: 
General Plan Designation: 
Medium Density 
Residential SW 
 
Neighborhood:  
Lakeview 
 
Zoning: R8 
 
Total Acreage: 14.01 acres 
  
Action: 
The Planning Commission 
is the Land Use Authority 
for this item and may 
approve the subdivision, 
deny the subdivision, or 
continue the review 
pending additional 
information.  
  

REQUEST:  The applicants request preliminary approval for the planned 51-lot 
residential subdivision in the R8 Zone.  
 
BACKGROUND: The subject property is a 14.01-acre parcel which was re-zoned 
from OS-5, Open Space to R8, single-family residential in 2025. The applicants have 
prepared this proposed subdivision to meet the standards for the development of 
residential lots in the R8 Zone. The subject property is located west of the 
Frontrunner rail lines, and immediately north of 2000 South.  
 

 
Figure 1: Subject Property, 710 West 2000 South.  

REVIEW & ANALYSIS:    
 
Zoning –  The subject property is currently zoned R8, Single Family Residential. The 
R8 Zone allows single-family residential development on lots with a minimum of 
8,000 ft2. The preliminary subdivision plan reviewed in this report is based upon the 
concept plan that the applicants presented during their application process to re-
zone the property.  
 
Lots – There are 51 proposed single-family lots. The preliminary subdivision has been 
reviewed for compliance with the development standards of the R8 Zone. The lots 

Administrative

PLANNING COMMISSION
March 18th, 2026 

Whitestone Estates Plat A, Preliminary 
710 West 2000 South

Preliminary Approval, 51-lot residential subdivision in 
the R8 Zone.

Prepared By:
Jared Hall

Applicant:
Nathan Horan

Item 4.1
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range in area from 20,888 ft2 to 8,151 ft2. All lots meet the minimum requirements for 
width and will accommodate modern home building footprints. 
  
Public Improvements, New Rights-of-Way  –  All proposed lots in the subdivision 
will have frontage on new public rights-of-way (ROWs) to be dedicated to Orem City 
in the subdivision process. All new ROWs will be improved as standard Orem Sub 
Local streets, with 28’ of asphalt, curb + gutter, 8’ landscaped park strips, and 5’ 
wide sidewalks.  
 
 

 
Figure 2: from the preliminary, Orem standard ROW improvements. 

Public Improvements, 2000 South – The subdivision has frontage along the existing 
ROW at 2000 South. Improvements there will include additional asphalt for road width, 
curb + gutter, park strips, and sidewalks. 6’ sidewalks and 6’ high solid fencing are 
required where double frontage lots are located along a larger street like 2000 South.  
 
Trail – The development of this subdivision will accommodate the installation of a 
segment of trail connecting (eventually) to the lakeshore trails. Beginning at the east 
edge of the subject property on 2000 South and running along the east side of 
proposed 600 West through to the north end of the subdivision, the developer will 
install modified improvements including a 10’ wide concrete sidewalk and 7’ wide park 
strip, allowing the sidewalk to function as a  part of the trail system when the 
connections are available with additional development in the area.  
 

  
Figure 3: modified ROW improvements as a future trail connection. 

2000 South 
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Access –  All proposed lots are accessed from new public ROWs. There are two 
proposed intersections with 2000 South. The first is 600 West, aligned with a local 
street on the south side of 2000 South in Provo City. The second is proposed 750 
West. 750 West will run the full north-to-south length of the subdivision, providing 
two stubbed roads to accommodate future access for adjoining properties to 
develop on the north and west. No proposed lots will have direct vehicle access to 
2000 South. 
 
Fencing – 6’ vinyl fencing will be installed at the subdivision perimeter along 2000 
South and along the north perimeter as well. A masonry fence will be installed on 
the east subdivision perimeter to buffer those lots adjacent to the rail corridor.  
 
Utilities – The subdivision has been reviewed for water, sewer, and storm drainage. 
There are some regional needs for utilities that may impact pipe sizing for this 
subdivision. While those issues are outstanding, they do not preclude development 
of the property. The City Engineering Division has asked that preliminary approval 
include the applicants’ cooperation in the future planning of utilities by way of a 
developer agreement. This will ensure that the region’s utility requirements can be 
most efficiently met.  
 
Stormwater -  The subdivision includes a large, private retention basin for 
stormwater. The basin takes up the whole of proposed Lot 32. This parcel will be 
located in a permanent easement to retain all the stormwater generated in the 
subdivision, meeting code requirements. Because the retention basin will serve to 
manage stormwater for all lots in the subdivision, the formation of a Homeowners’ 
Association (HOA) will be required for maintenance. The inclusion of an HOA 
should be a condition of preliminary approval.  
  

 
Figure 4: Retention Basin to provide stormwater management. 

 
Parking & Traffic –  All homes are single-family and will have driveways and garages. 
On-street parking will be available in some areas as well. Traffic impacts were 
evaluated during the review of the zone change application in conjunction with the 
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concept plan, and the access widths, locations, and striping plans proposed here 
are based on those studies and the City’s review.  
 
Elevations – There are no elevations or home plans for the proposed lots, and none 
are required for the R8 Zone. The applicants are developers and home builders, and  
plan to build on the lots. The only allowable uses are single family detached homes. 
Building permit plans for single-family homes are reviewed by planning and zoning 
staff to ensure compliance with all zoning requirements such as height and 
setbacks.  
 
DEVELOPMENT REVIEW COMMITTEE:  The Preliminary Subdivision was reviewed by 
the Development Review Committee (DRC) on March 9, 2026, and will be reviewed 
again for a final change on March 16, 2026.  
 
ACTIONS: The Planning Commission is the designated Land Use Authority for 
preliminary subdivisions. The Commission may approve or deny the request for 
preliminary subdivision or may choose to continue their consideration of the 
request and ask for additional information or analysis. If the preliminary subdivision 
is approved, a final subdivision application will be reviewed for compliance by city 
staff and then prepared for recording. The final subdivision does not return to the 
Planning Commission. Staff has noted conditions that should be included if the 
Planning Commission chooses to approve the preliminary subdivision. Those 
conditions are listed with the alternative motion.  
 
Alternative Motions –   
 
“I move that the Planning Commission [choose: APPROVE or DENY] the Whitestone 
Estates Preliminary Subdivision Plan, subject to the following conditions (if 
approving): 
 

1.  The applicant shall file a Final Subdivision application meeting all 
requirements of the Orem City Zoning and Subdivision Ordinances. 
 

2. The applicant shall work with city engineering staff to reach a developer 
agreement for the installation of utilities. 
 

3. The applicant shall prepare and form a Homeowners Association for the 
maintenance and management of the stormwater retention basin.  

 
 
“I move that the Planning Commission continue this request to [choose 
appropriate date or condition].” 
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Whitestone Subdivision – 710 W 2000 South 

Vicinity & Zoning Map 
Zone: R8 
Acres: Approx 14.18 
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Whitestone Subdivision Street View  

(710 W 2000 South) 
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95 East Center Street
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Salt Lake City, Utah 84106
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Any and All damage to City owned roads are the responsibility of he
contractor to repair.  Each cut in the roadway (including cores) is
subject to road cut fees.  Install asphalt according to the City Standard
Details (see details M-1, M-10, M-11, RW-14, and RW-15).
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Note:

Source information from plans and markings has been
combined with observed evidence of existing utilities to
develop a view of those underground utilities.  However
lacking excavation, Blue Staking, etc. the exact location of
underground features cannot be accurately, completely and
reliably depicted.  Where additional or more detailed
information is required, the client is advised that excavation
may be necessary.

Orem City

Provo City

Site

’

Al Switzler
19:036:0088
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RAILROAD TRACKS
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80
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PRD Zone

Shauna Roylance
49:925:0005
Lot 5, Plat A

Payton Crossing

Alan & Pamela Moose
49:925:0004
Lot 4, Plat A

Payton Crossing

Paul & Paula Mahedy
49:925:0003
Lot 3, Plat A

Payton Crossing

Kristopher Backus
49:925:0002
Lot 2, Plat A

Payton Crossing

Barry & Linda Brown
49:925:0001
Lot 1, Plat A

Payton Crossing

1950 South

1975 South Street (Public)

Utah Autism Academy

0.20 AC
8,800 sq.ft.

Lot 23
0.20 AC

8,800 sq.ft.

Lot 24

0.29 AC
12,754 sq.ft.

Lot 12

0.20 AC
8,800 sq.ft.

Lot 18
0.20 AC

8,669 sq.ft.

Lot 17
0.20 AC

8,800 sq.ft.

Lot 19

0.19 AC
8,170 sq.ft.

Lot 16

0.19 AC
8,151 sq.ft.

Lot 13

0.29 AC
12,478 sq.ft.

Lot 15

0.20 AC
8,663 sq.ft.

Lot 25

0.20 AC
8,694 sq.ft.

Lot 26
0.21 AC

8,936 sq.ft.

Lot 28
0.20 AC

8,854 sq.ft.

Lot 27 0.22 AC
9,475 sq.ft.

Lot 41

0.24 AC
10,266 sq.ft.

Lot 14

Retention Basin

1950 South

75
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t

60
0 
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t

75
0 
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t

1900 South

Lots 37-39 have no vehicular access from 2000 South StreetLots 33-36 have no vehicular access from 2000 South Street

34,648 CF

OS 5 Zone
AL Switzler

OS 5 Zone
Cherry Hill Dairy Farm

M1 Zone

M1 Zone

(4:1 side slopes)
(4 feet deep)

2000 South Street R
R

Storm Drain Easement

Note:
Base and Sub-Base depths may vary from
2000 South Construction to the local road
sections.  Refer to the Geotechnical Engineer
specifications.

0.21 AC
8,931 sq.ft.

Lot 5

0.23 AC
10,082 sq.ft.

Lot 50

0.21 AC
9,282 sq.ft.

Lot 4

0.21 AC
9,264 sq.ft.

Lot 11

0.20 AC
8,855 sq.ft.

Lot 3

0.20 AC
8,807 sq.ft.

Lot 10

0.21 AC
9,202 sq.ft.

Lot 2

0.31 AC
13,534 sq.ft.

Lot 40

0.21 AC
9,230 sq.ft.

Lot 9

0.25 AC
10,806 sq.ft.

Lot 42

0.20 AC
8,744 sq.ft.

Lot 8

0.48 AC
20,889 sq.ft.

Lot 39

0.20 AC
8,793 sq.ft.

Lot 7

0.21 AC
9,355 sq.ft.

Lot 6

0.20 AC
8,738 sq.ft.

Lot 47

0.22 AC
9,613 sq.ft.

Lot 20

0.20 AC
8,800 sq.ft.

Lot 22

0.21 AC
9,019 sq.ft.

Lot 29

0.20 AC
8,762 sq.ft.

Lot 43

0.22 AC
9,469 sq.ft.

Lot 31

0.20 AC
8,744 sq.ft.

Lot 46

0.30 AC
13,206 sq.ft.

Lot 21

0.21 AC
9,102 sq.ft.

Lot 30

0.23 AC
9,841 sq.ft.

Lot 38
0.23 AC

9,843 sq.ft.

Lot 34
0.23 AC

9,843 sq.ft.

Lot 35
0.22 AC

9,695 sq.ft.

Lot 37
0.22 AC

9,699 sq.ft.

Lot 36

0.20 AC
8,750 sq.ft.

Lot 45

0.20 AC
8,756 sq.ft.

Lot 44

0.20 AC
8,733 sq.ft.

Lot 48

0.20 AC
8,727 sq.ft.

Lot 49

0.36 AC
15,543 sq.ft.

Lot 51

0.47 AC
20,309 sq.ft.

Lot 32

0.26 AC
11,254 sq.ft.

Lot 1
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0.21 AC
9,228 sq.ft.
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Provo City 72' ROW - 2000 South Street
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NOTE:

Lot 32, is to be common area for
the lots within the HOA for the use
of a storm drain retention basin.
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RAILROAD TRACKS
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PRD Zone

Shauna Roylance
49:925:0005
Lot 5, Plat A

Payton Crossing

Alan & Pamela Moose
49:925:0004
Lot 4, Plat A

Payton Crossing

Paul & Paula Mahedy
49:925:0003
Lot 3, Plat A

Payton Crossing

Kristopher Backus
49:925:0002
Lot 2, Plat A

Payton Crossing

Barry & Linda Brown
49:925:0001
Lot 1, Plat A

Payton Crossing

1950 South

1975 South Street (Public)

Utah Autism Academy

Retention Basin

1950 South
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1900 South

34,648 CF

OS 5 Zone
AL Switzler

OS 5 Zone
Cherry Hill Dairy Farm

M1 Zone

M1 Zone

(4:1 side slopes)
(4 feet deep)

R
R

Storm Drain Easement
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Note:

Source information from plans and markings has been combined with
observed evidence of existing utilities to develop a view of those
underground utilities.  However lacking excavation, Blue Staking, etc.
the exact location of underground features cannot be accurately,
completely and reliably depicted.  Where additional or more detailed
information is required, the client is advised that excavation may be
necessary.

Prior to construction, the contractor is to coordinate the utility
locations, size, and condition for connection.  Any discrepancies are
to be reported to the design engineer.

All water fittings and bolts are to be protected from corrosion by wax
tap according to city standards.

All irrigation systems are required to have an approved backflow
assembly.

All water meters are to be installed in landscaping.  No meters are
allowed in driveways.
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Note:

Source information from plans and markings has been combined with
observed evidence of existing utilities to develop a view of those
underground utilities.  However lacking excavation, Blue Staking, etc.
the exact location of underground features cannot be accurately,
completely and reliably depicted.  Where additional or more detailed
information is required, the client is advised that excavation may be
necessary.
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Grading along the westerly
boundary line is to be done
as to insure no water flows
off the lots onto adjacent
property owners.

32

Page 24 of 99



R
R

W
hi

te
st

on
e 

Su
bd

iv
is

io
n

Su
b-

Ba
si

n 
D

ia
gr

am

Date

Scale

By

Tracing No.

R
ev

is
io

ns

O
re

m
U

ta
h

Sheet No.

C - 4.1

D
U

D
LE

Y 
AN

D
 A

SS
O

C
IA

TE
S

EN
G

IN
EE

R
S 

PL
AN

N
ER

S 
SU

R
VE

YO
R

S

80
1-

22
4-

12
52

35
3 

EA
ST

 1
20

0 
SO

U
TH

, O
R

EM
, U

TA
H

TD

L - 14886

1

2

3

4

5

6

7

8

9

10

12

13

16 15

14

17 18 19

25 24 23 22 21

26 27 28 29 30

32 33 35 36 37 38 39

41 40

42

43

44

45

46

47

48

49

50

5111

20

31

Area not contributing to the Retention Basin

Retention
Basin
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0.20 AC
8,694 sq.ft.

Lot 26

8,936 sq.ft.
0.20 AC

8,854 sq.ft.

Lot 27

0.21 AC
9,202 sq.ft.

Lot 2
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20,309 sq.ft.

Lot 32

0.26 AC
11,254 sq.ft.
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Raised Median Detail
(UDOT Standard B5 typical)

Two curbs placed back to back
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Kristopher Backus
49:925:0002
Lot 2, Plat A

Payton Crossing

Barry & Linda Brown
49:925:0001
Lot 1, Plat A

Payton Crossing

1975 South Street (Public)

Retention Basin
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34,648 CF
(4:1 side slopes)

(4 feet deep)
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Denis & Nancy Groo
838 W 2000 S.
19:036:0108

Wagstaff Investments LLC
Holiday Oil

1981 S. Geneva Road
68:204:0001

NOTE:

The New 48" Storm Drain Pipe and New 72" Storm Drain
Manholes in 2000 South to be designed and installed by
others.  New Pre-Treatment Storm Drain Catch Basins and
15" Storm Drain Pipe Laterals to be installed by Whitestone
Estates Development.
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0.23 AC
9,843 sq.ft.
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NOTE:

The New 48" Storm Drain Pipe and New 72" Storm Drain
Manholes in 2000 South to be designed and installed by
others.  New Pre-Treatment Storm Drain Catch Basins and
15" Storm Drain Pipe Laterals to be installed by Whitestone
Estates Development.
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NOTE:

The New 48" Storm Drain Pipe and New 72" Storm Drain
Manholes in 2000 South to be designed and installed by
others.  New Pre-Treatment Storm Drain Catch Basins and
15" Storm Drain Pipe Laterals to be installed by Whitestone
Estates Development.
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0.29 AC
12,754 sq.ft.

Lot 12

0.20 AC
8,669 sq.ft.

Lot 17
0.19 AC

8,170 sq.ft.
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8,170 sq.ft.

Lot 16

0.19 AC
8,151 sq.ft.

Lot 13

8,744 sq.ft.

0.20 AC
8,793 sq.ft.

Lot 7

0.21 AC
9,355 sq.ft.

Lot 6

Date

Scale

By

Tracing No.

R
ev

is
io

ns

O
re

m
,

U
ta

h

W
hi

te
st

on
e 

Es
ta

te
s

Sheet No.

P - 11

D
U

D
LE

Y 
AN

D
 A

SS
O

C
IA

TE
S

EN
G

IN
EE

R
S 

PL
AN

N
ER

S 
SU

R
VE

YO
R

S

80
1-

22
4-

12
52

35
3 

EA
ST

 1
20

0 
SO

U
TH

, O
R

EM
, U

TA
H

19
20

 S
ou

th
 S

tre
et

 Im
pr

ov
em

en
t P

la
n

1" = 20'

TD

L - 14886

3-11-2026

4530

4535

4540

4545

4550

4555

4530

4535

4540

4545

4550

4555

Page 39 of 99



TOP OF FOUNDATION
STREET

DRAINAGE SWALE

PL

4'

SLOPE VARIES
5%

HIGH POINT HIGH POINT

4' WIDE RETENTION DRAINAGE
SWALE

HOUSE

DRIVEWAY

SIDEWALK

CURB AND GUTTER

STREET

LOT LINE LOT LINE

LOT LINE

SECTION 'B'

TOP OF FOUNDATION
STREET

DRAINAGE SWALE

4'
SLOPE VARIES 5%

HIGH POINT HIGH POINT

4' WIDE RETENTION DRAINAGE
SWALE  

HOUSE

DRIVEWAY

SIDEWALK

CURB AND GUTTER

STREET

LOT LINE LOT LINE

SLOPE DIRECTION

SLOPE DIRECTION

DESIGNED BY

PROJECT NUMBER

FOR:

PROJECT MANAGER

PRINT DATE

PHONE:

CONTACT:

45 W 10000 S, Suite 500
Sandy, UT 84070
Phone: 801.255.0529

www.ensigneng.com

EX-102

WH
ITE

ST
ON

E E
ST

AT
ES

GE
NE

RA
L L

OT
 G

RA
DI

NG
 ST

AN
DA

RD
S

OR
EM

, U
TA

H

TYPICAL CASE II
BACK-TO-BACK LOTS

JKF TJP

10/22/2025

KEYSTONE CONSTRUCTION
42 EAST 1100 SOUTH, SUITE 1B
AMERICAN FORK, UT 84003

JEFF GLAZIER
801.623.7556

B

Page 40 of 99



R
R

2000 South Street

1975 South Street
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Sensitive Area, No
equipment or

vehicular traffic after
basin is constructed.

NOTES:

This plan is to be used to control storm water runoff
and reduce pollutants in storm water runoff
until construction is complete and the subject site is
in operation.

THE FOLLOWING BEST MANAGEMENT
PRACTICES (BMP'S) ARE TO BE USED AS A
PART OF THE CONSTRUCTION SITE STORM
WATER MANAGEMENT PLAN FOR THIS SITE

1. Contaminated or Erodible Surface Areas (CESA)
Prevent the discharge, pollutants, and storm
water from contaminated or erodible surface areas
by maintaining undisturbed site until
construction of Phase II is completed.

2. Dust Controls (DC) Dust control measures
including vegetation, seeding, etc. to stabilize site
from wind erosion and reduce dust until site is
completely developed.

3. Detention/Infiltration Device Maintenance (DIDM)
Detention basin and accompanying
facilities will be regularly maintained and corrected
to promote effective storm drain pollutant
removal for pond, piping, and boxes.

4. Material Storage (MS) Any hazardous, toxic, or
chemical substances will be stored and
controlled inside building areas. No control
substances will be discharged into storm water or
sewage systems.

5. Portable Toilets (PT) Temporary on site sanitary
facilities will be furnished and maintained
during all construction activity until on site facilities
are constructed and usable.

6. Stabilized Construction Entrance and Wash Area
(SCEWA) A stabilized pad of crushed stone
located at the construction entrance as shown will
be provided and maintained during all
construction activities.

7. Spill Cleanup (SCU) All on site materials used in
construction will be maintained on site to
prevent harmful materials from entering off site
receiving waters.

8.  Silt Fencing (SF) placed on the perimeter of the
project where there is potential runoff from site to
adjacent streets, or properties.

Storm Water Management Note:

The disturbed area of the project =  14.01 Acres
and therefore a State UPDES Storm Water
General Permit from the Division of Water Quaity
is required.  BMP's are required to be in place
prior to any construction activity.
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EROSION CONTROL NOTES:

1. CONTROLLING SEDIMENT TRANSPORT AND PREVENTING AND/OR
CORRECTING PROBLEMS ASSOCIATED WITH EROSION AND
RUNOFF PROCESSES THAT COULD OCCUR BOTH DURING AND
AFTER PROJECT CONSTRUCTION WILL BE CLOSELY MONITORED.
PERIODIC MAINTENANCE AND INSPECTION OF SEDIMENT CONTROL
DEVICES WILL BE SCHEDULED. PARTICULAR ATTENTION SHALL BE
GIVEN TO EXISTING DRAINAGE PATTERNS THAT RUN THROUGH
DISTURBED AREAS AND OVER EXTREME SLOPES. THESE
PATTERNS WILL BE IDENTIFIED TO ISOLATE PROBLEM AREAS
WHERE WATER WILL CONCENTRATE. PROVISIONS SHALL BE MADE
TO CHANNEL RUNOFF AWAY FROM NEW OR EXISTING
IMPROVEMENTS TO PREVENT UNDERMINING AND GENERAL SITE
EROSION. THESE PROVISIONS SHALL BE STABILIZED AND SHALL
REMAIN IN PLACE UNTIL THE PERMANENT STORM DRAINAGE
FACILITIES ARE INSTALLED AND FUNCTIONAL.

2. EROSION CONTROL - A STORMWATER POLLUTION PREVENTION
PLAN (SWPPP) HAS BEEN PREPARED IN ACCORDANCE WITH THE
UTAH POLLUTANT DISCHARGE ELIMINATION SYSTEM (UPDES)
PERMIT FOR CONSTRUCTION, OUTLINING HOW EROSION AND
SILTATION WILL BE CONTROLLED. A NOTICE OF INTENT (NOI) HAS
BEEN SUBMITTED TO OBTAIN THE UPDES CONSTRUCTION PERMIT.
A COPY OF THE PLAN MUST BE ON SITE AT ALL TIMES. THE
CONTRACTOR SHALL BE RESPONSIBLE FOR IMPLEMENTING THE
PLAN AND INSTALLING AND MAINTAINING THE EROSION CONTROL
FACILITIES WITH EACH PHASE OF WORK. SHOULD SILT LEAVE THE
SITE OR EROSION OCCURS, IT WILL BE THE CONTRACTOR'S
RESPONSIBILITY TO TAKE CORRECTIVE ACTION AND REPAIR ANY
DAMAGE CAUSED BY THE SILT OR EROSION IMMEDIATELY. ALL
COSTS ASSOCIATED WITH THE MODIFICATION AND APPROVAL OF
THE PLAN WILL BE THE RESPONSIBILITY OF THE CONTRACTOR.

3. BEFORE CONSTRUCTION BEGINS, THE LIMITS OF DISTURBANCE
(LOD) BOUNDARY SHALL BE STAKED ON SITE AND APPROVED BY
THE OWNER'S REPRESENTATIVE AND THE ENGINEER.

4. EXCAVATION AND EMBANKMENT OPERATIONS SHALL PROCEED
IN SUCH A MANNER SO THAT FINISHING OF SLOPES, INCLUDING
REVEGETATION SHALL BE ACCOMPLISHED AS SOON AS POSSIBLE
AFTER ROUGH GRADING. ALL SLOPES 2:1 OR FLATTER SHALL BE
SCARIFIED WITH HEAVY EQUIPMENT, LEAVING TRACKS
PERPENDICULAR TO THE SLOPE. SLOPES OVER 1:1 SHALL UTILIZE
EROSION CONTROL/REVEGETATION MATTING.

5. CUT AND FILL SLOPES SHALL BE CONDUCTED PER THE
GEOTECHNICAL REPORT. THE TOPS OF ALL CUT SLOPES IN SOIL
SHALL BE ROUNDED FOR A HORIZONTAL DISTANCE OF THREE (3)
FEET BEYOND THE CATCH POINT. SLOPE ROUNDING SHALL OCCUR
AS THE SLOPE IS BEING BROUGHT DOWN. THE OVERALL SHAPE,
HEIGHT AND GRADE OF ANY CUT AND/OR FILL SLOPE SHALL BE
DEVELOPED IN CONCERT WITH THE EXISTING NATURAL
CONTOURS, SCALE AND VEGETATION OF NATURAL TERRAIN.

6. EXISTING VEGETATION SHOULD BE PRESERVED WHEREVER
POSSIBLE AND DISTURBED PORTIONS OF THE SITE SHALL BE
STABILIZED. STABILIZATION PRACTICES MAY INCLUDE, BUT NOT BE
LIMITED TO, TEMPORARY SEEDING, PERMANENT SEEDING,
MULCHING, GEOTEXTILES, SOD STABILIZATION, VEGETATIVE
BUFFER STRIPS, PROTECTION OF TREES, PRESERVATION OF
NATURAL VEGETATION AND OTHER APPROPRIATE MEASURES. USE
OF IMPERVIOUS SURFACES FOR STABILIZATION SHALL BE
AVOIDED. STABILIZATION MEASURES SHALL BE INITIATED AS SOON
AS POSSIBLE IN PORTIONS OF THE SITE WHERE CONSTRUCTION
ACTIVITIES HAVE PERMANENTLY CEASED.

7. SPECIFICALLY OUTLINED DISTURBED AREAS, BOTH ON AND
OFF-SITE SHALL BE REVEGETATED. THESE AREAS SHALL INCLUDE,
BUT NOT BE LIMITED TO, ALL UNSURFACED AREAS WITHIN THE
STAKED LOD, STAGING AND STORAGE AREAS, MATERIAL WASTE
AREAS, UNDERGROUND UTILITY CONSTRUCTION AREAS, BENCHED
AREAS, INCLUDING RETAINING WALL BENCHES, AND TEMPORARY
OR EXISTING ACCESS ROADS USED FOR CONSTRUCTION
ACTIVITIES.

8. A SWALE SEDIMENT TRAP FOR ALL DRAINAGE WAYS
INTERCEPTED BY PROPOSED ROAD CONSTRUCTION WILL BE
FORMED, TRAPS WILL BE PLACED IN SURFACE DRAIN DITCHES
JUST BEFORE THE RUNOFF LEAVES THE PROPERTY, ENTERS A
WATERCOURSE OR IMMEDIATELY PROCEEDING DITCH INLETS OR
STABILIZED OUTLETS. SEDIMENT TRAPS MUST OUTLET ONTO
STABILIZED (PREFERABLY UNDISTURBED) GROUND OR LEFT TO
PERCOLATE INTO THE GROUND.

9. CONTROLLED OUTLETS SHALL DIRECT COLLECTED RUNOFF
THROUGH SILT FENCES OR STRAW BALES

10. TYPICAL FUGITIVE DUST SHALL BE CONTROLLED BY WATERING
AND/OR CHEMICAL STABILIZATION, PROVIDING VEGETATIVE OR
SYNTHETIC COVER AND WIND BREAKS CONSISTENT WITH THE
UTAH STATE DIVISION OF AIR QUALITY STANDARDS.

11. ANY SEDIMENT TRACKED OFF-SITE SHALL BE REMOVED PRIOR
TO THE END OF THE WORK SHIFT OR PRIOR TO SUNSET,
WHICHEVER COMES FIRST.

12. CONTRACTOR MAY ADJUST THE LOCATIONS OF THE
CONSTRUCTION FENCE, CONSTRUCTION TRAILERS, AND
CONSTRUCTION MATERIALS RECEIVING AND STORAGE AREAS, AS
NEEDED TO ACCOMPLISH THE CONSTRUCTION. ALL CHANGES
SHALL BE NOTATED ON THE EROSION CONTROL PLAN.

13. THE CONTRACTOR SHALL CONDUCT PERIODIC INSPECTIONS OF
THE EROSION CONTROL MEASURES, AS REQUIRED AND NOTATED
IN THE SWPPP. THE CONTRACTOR WILL MAINTAIN A LOG ON-SITE
OF ALL INSPECTIONS WITH THE SWPPP.

14. ANY TREE 12" IN DIAMETER OR LARGER WILL NOT BE REMOVED
UNTIL LOCATED BY SURVEY AND THE REMOVAL APPROVED BY THE
OWNER OR EQUAL.

15. ALL DITCHES AND SWALES GREATER THAN 5% SHALL BE
ARMORED WITH AN APPROPRIATE EROSION
CONTROL/REVEGETATION STABILIZATION MAT TO PROMOTE
REVEGETATION.

16. PORTABLE TOILETS MAY BE LOCATED UPON ANY INDIVIDUAL
HOME LOT.

17. CONTRACTOR MAY ADJUST THE LOCATION OF CONCRETE
WASHOUT AREAS AS NEEDED TO ACCOMPLISH THE
CONSTRUCTION.

Dudley & Associates, Inc.
Engineers  Planners  Surveyors

353 East 1200 South
Orem, Utah
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Orem City 32' ROW - Sub Local Street

Provo City 72' ROW - 2000 South Street

DATE

SCALE

BY

TRACING NO.

R
EV

IS
IO

N
S

D
ud

le
y 

an
d 

As
so

ci
at

es
, I

nc
.

En
gi

ne
er

s 
 P

la
nn

er
s 

 L
an

d 
Su

rv
ey

or
s

35
3 

Ea
st

 1
20

0 
So

ut
h

O
re

m
 C

ity
U

ta
h

St
or

m
 D

ra
in

 D
et

ai
l S

he
et

SHEET No.

C - 9.0

O
re

m
, U

ta
h 

 8
40

58
   

   
   

  8
01

-2
24

-1
25

2

not to scale

L - 

12-29-2025

Page 45 of 99



DATE

SCALE

BY

TRACING NO.

R
EV

IS
IO

N
S

D
ud

le
y 

an
d 

As
so

ci
at

es
, I

nc
.

En
gi

ne
er

s 
 P

la
nn

er
s 

 L
an

d 
Su

rv
ey

or
s

35
3 

Ea
st

 1
20

0 
So

ut
h

O
re

m
 C

ity
U

ta
h

Li
gh

tin
g 

an
d 

St
re

et
 D

et
ai

l S
he

et

SHEET No.

C - 7.2

O
re

m
, U

ta
h 

 8
40

58
   

   
   

  8
01

-2
24

-1
25

2

not to scale

L - 

12-29-2025

(for 2000 South Street)

Page 46 of 99



1 
 

 
 
 
 
 
 
 
 

 

Notices: 
Posted in 2 public places. 
Posted on City Webpage 
and City hotline. 
Posted at Utah.gov/pmn. 
 
Site Information: 
General Plan Designation: 
Low Density Residential 
 
Zoning: PD-18, 
“Residential Estate” -
Single Family  
 
Total Acreage: 1.26-acre 

combined 
  
Action: 
The Planning Commission 
is the Land Use Authority 
and the approving body for 
this item.  
  

REQUEST: The applicant requests approval to combine two lots into one to allow 
for the creation of a pool in the backyard. 
 
BACKGROUND: The applicant, Ty Mattingly, applied for a plat amendment on 
January 16th, 2026. Mr. Mattingly lives at 1469 South 1020 East, and owns the 
vacant lot located directly behind the property at 1470 South 1080 East. He is 
proposing to combine the lots so that he may include the area in his future 
backyard plans, which include a terraced patio, covered deck, putting green, 
sledding hill, pool, spa, pool house, and additional lawn and garden space. Also 
proposed is a 6-ft wide access gate fronting 1080 East. No new curb cuts or 
changes to the Public Utility Easement (PUE) have been proposed.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
             

Figure 1, Existing lots at 1469 South 1020 East and 1470 South 1080 East 
 
If approved, the plat amendment will result in a double frontage lot. Per section 17-
7-10(E), additional conditions for approval will apply. These regulations are 
described below.  

Administrative

PLANNING COMMISSION
March 18th, 2026

Berkshire Plat U
1469 South 1020 East

Plat Amendment
Combining 2 single family lots into one double frontage lot

Item 4.2
Prepared By:
Rebecca Gourley

Applicant:
Ty Mattingly
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Figure 2, Proposed plat amendment 
 
REVIEW:    
 
Zoning: The subject properties and all surrounding lots are zoned PD-18, 
“Residential Estate.” The PD-18 zone is a single-family zone that has larger than 
standard side yard and front yard setbacks for the main dwelling, allows for 10 ft 
tall residential fences and a maximum building height of 55 ft (Ref. 22-1-30). The 
minimum lot size is 0.5 acres. The proposed plat amendment would result in a 
1.26-acre lot. 
 
 

 
Figure 3, Proposed landscaping plan (enlarged and included in Agenda Packet) 
 
Double Frontage Requirements:  
Per section 17-7-10(E), a double frontage lot may be allowed if, “In the opinion of 
the City, it is necessary to reduce traffic hazards, allow for unusual site conditions, 
or if a proposed subdivision and any area adjacent thereto will be aesthetically 
enhanced thereby.” The rear portions of the lot that are adjacent to a street must be 
enclosed by a site-obscuring fence no greater than six feet (6’).  
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To satisfy these requirements, the applicant has proposed to fully enclose the rear 
yard with a 6 ft tall aluminum fence, and to create a 6 ft wide landscaped park strip 
along 1080 East. To ensure ease of access for landscaping maintenance, the 
applicant has also proposed a 6 ft wide gate on the rear fence. 
 

 

Figure 4, Proposed landscaping elements (above)  & Figure 5, Proposed landscape strip (below) 
 
No portion of the fence, landscaping, or gate conflict with clear vision codes.  
 
Conditions for Approval: To ensure the upkeep of the landscaping strip and meet 
the requirements of 17-7-10(E), Legal Staff requests the following conditions, 
should the Commission choose to approve the plat amendment: 
 

1. The submitted landscaping plan shall be approved as a part of the plat 
amendment.  
 

2. The rear access gate shall be approved as part of the plat amendment.  
 

3. The applicant shall enter into a Development Agreement, ensuring the 
continued maintenance of the landscaped strip along 1080 East, as 
exhibited by the adopted landscaping plan. This agreement shall run with 
the land. Any changes to the plan or agreement must be applied for; This 
includes but is not limited to: changes in landscaping material, laying of 
pavement, and new curb cuts.  
 

Performance Bonds:  
If the plat amendment is approved, a bond ensuring the construction of a site-
obscuring fence and installation of landscaping will be required. 
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DEVELOPMENT REVIEW COMMITTEE: The Development Review Committee (DRC) 
reviewed the plat amendment application on Monday, March 9th, 2026. The DRC 
determined that the double frontage lot would not impact traffic flow, and the park 
strip would contribute to enhancing the aesthetics of the neighborhood. The DRC 
unanimously recommended approval to the Planning Commission.  
 
ACTIONS: The Planning Commission is the designated Land Use Authority for plat 
amendments. The Commission may approve or deny the request for a plat 
amendment or may choose to continue their consideration of the request and ask 
for additional information or analysis. If the plat amendment is approved, city staff 
will coordinate with the applicants to prepare bonds, fees, and a mylar for 
recording. Staff has noted conditions that should be included if the Planning 
Commission chooses to approve the plat amendment subdivision.  
 
DRAFT CONDITION: 
 
Motion to Approve or Deny:  
“I move that the Planning Commission [choose: APPROVE or DENY] the Plat 
Amendment for Berkshire Plat U subject to the following conditions: 
 

1.  The applicant shall construct and maintain the rear access per the 
submitted landscaping plan. 

2. The applicant shall install landscaping in the area along the frontage of 
1080 East per the landscaping plan and shall maintain it in good condition 
to meet the requirements of sections 22-14-13(B) and (D).   

3. The applicant shall enter a Development Agreement to ensure the 
maintenance of conditions 1 and 2.  

 

ALTERNATIVE MOTIONS: 

Motion to Continue: 
“I move that the Planning Commission continue this request to [choose 
appropriate date or condition].” 
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Berkshires Plat U – 1469 S 1020 East 

Vicinity & Zoning Map 
ZonePD-18 
Acres: Approx 1.26 
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Berkshires Plat U Street View  

(1469 S 1025 East) 
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Notices: 
Posted in 2 public places 
Posted on City Webpage and 
City hotline 
Posted at Utah.gov/pmn 
Notices sent to property 
owners within a 1,000-foot 
radius 
 
Site Information:  
General Plan Designation: 
Low Density Residential SW 
Current Zone: OS5 
Acreage: 2.9 acres 
Neighborhood: Lakeview 
  
Action:   
The Planning Commission is 
an advisory body in 
legislative applications and 
should forward a 
recommendation to the City 
Council to approve or deny 
the requested Zone Map 
Amendment or may vote to 
continue the hearing to a 
future date to allow for 
further review, additional 
information, or public 
comment as may be needed 
to make a decision. 

REQUEST: The applicant requests the Planning Commission forward a 
recommendation to the City Council to rezone the subject property at 1875 South 
Geneva Road to be included in the existing PRD property adjacent to the north, and 
to amend the text of Appendix KK for the Farm Haven Cottages to include it, and to 
make the existing cottage lots of Farm Haven into twin-home lots like those 
proposed in the subject property to be added.  
 
BACKGROUND: A Planned Residential Development (PRD) called Farm Haven 
Cottages was previously approved on the rear acreage of the Autism Academy 
building property. Since that time, the subject property at 1875 S. Geneva Road 
(immediately south of the Autism Academy and Farm Haven Cottages PRD) 
became available to the applicants. This application seeks to modify the existing 
PRD into a twin-home project and extend it onto the subject property.  
 

 
Figure 1: Subject Properties, aerial view. l  

REVIEW & ANALYSIS: 
 
Process – The application has two components. The first is a change of zoning on 
the parcel at 1875 S. Geneva Road from OS-5, Open Space, to PRD, Planned 
Residential Development. The second component is technically a text amendment. 
When property is rezoned to PRD a concept site plan and elevations have to be 
approved and recorded in the City Code under Appendix KK. If this request is 

Legislative 

Planning Commission
March 18th, 2025

PUBLIC HEARING – ZONING MAP  & TEXT AMENDMENT 
Request to rezone property located generally at 1875 
South Geneva Road from OS-5, Open Space to PRD, 
Planned Residential Development (approximately 2.9 
acres) and to amend Appendix KK “Site Plan – Farm 
Haven” to include the property.

5.1 Westerly 
Way, PRD

Prepared By:
Jared Hall

Applicant:
Craig Brady, 
Utah Autism Academy
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approved, Appendix KK will be modified to include a concept and elevations for 
“Westerly Way PRD” in place of the existing “Farm Haven PRD.”  
 
While the rezone and concept plan recorded in Appendix KK would rezone the 
property and make the project possible, before it could be constructed it would still 
require site plan (for multi-family projects, which would include the proposed twin-
homes because they are attached units) and subdivision approval, both of which 
require additional applications and reviews by the Planning Commission. The 
subdivision and site plan will have to comply with the concept plan that established 
the PRD.  
 
Review – The subdivision and site plan reviews that would follow if the PRD changes 
requested here were to be approved would be more in-depth, and additional civil 
engineering and other work would be required to provide those details. The review 
of the Concept plan establishing the PRD is intended to help the city determine 
whether the broader concept of planned housing is appropriate in this location.  
 
General Plan – The property to be added to the existing PRD Zone (1875 S. Geneva 
Road) is designated “Low Density Residential, SW” on the Future Land Use Map. 
This land use category prioritizes single-family zoning, but the subcategory of “SW” 
was created to allow for the possibility of PRDs and other housing options in the 
area if appropriate.  
   

 
Figure 2: Subject Property, General Plan designation LDR SW 

 The surrounding area is a mix of open space (Cherry Hill conservation area to the 
north) single-family like the Payton Crossing subdivision and proposed Whitestone 
Estates to the east and south, higher-density residential across Geneva Road and 
non-residential uses like the Autism Academy and commercial zoning at the corner 
of Geneva Road and 2000 South. The proposed residential as twin-homes 
(approximately 6 units per acre) would be considered medium density residential.  
 

subject propertyGeneva Road

Existing Farm Haven PRD

2000 South 
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Current Zoning – The subject property is currently zoned OS-5, Open Space. The 
OS-5 zone is a very low density residential and agriculture zone, allowing one 
single-family residential development with a minimum 5-acre lot size, and various 
agricultural uses.  
 

 
Figure 3: Existing Zoning, OS-5 

Proposed Zoning – The applicants have proposed PRD Zoning which allows 
residential development of greater densities and which include attached housing 
types such as townhomes, condominiums, twin homes, zero lot-line 
developments, and apartments. Although many types of housing are allowed, the 
PRD is tied to the concept plan adopted when the PRD is established. In this case, 
if a PRD Zone is approved it will only allow the development of the number and type 
of units proposed in the concept plan. Any changes would have to go through the 
same process to amend the PRD again.  
 
Concept Plan – The existing PRD, Farm Haven, is made up of cottage lots which are 
smaller than regular zoning. See below.  

 

Page 56 of 99



4 
 

Figure 4: Existing Site Plan, Farm Haven (cottage lots) 

The proposed concept plan consists of 44 twin-home lots. Each twin home is a single-
family home sharing a zero-lot line with the interior side with another twin home. The 
overall density of the residential portion of the PRD is 5.5 units per acre. Some aspects 
of the concept plan are reviewed below: 
 

• Parking. Each twin home will have a driveway and two-car garage. Because the 
twin driveways will make on-street parking limited or impossible, 39 additional 
parking spaces are offered in three separate locations on the site. The resulting 
parking ratio is almost three spaces per unit, not including driveways. PRDs are 
required to provide a minimum of 2.5 spaces per unit.  

 
• Streets. The proposed PRD subdivision would be served by public dedicated 

rights-of-way (ROWs) meeting Orem City sub-local standards: 28’ of asphalt, 
curb + gutter, park strips, and sidewalks. All twin home lots have access to one 
of these ROWs.  
 

• Access. The subdivision is proposed to be accessed primarily from existing 800 
West (which is a road through Payton Crossing subdivision, currently stubbed 
into the subject property) and a proposed stub road in the Whitestone Estates 
subdivision. The concept proposes a third point of potential access to Geneva 
Road, but that access is secondary: it runs not through public ROWs but 
through parking lot areas associated with the Autism Academy building and the 
project itself.  
 

 
                    Figure 5: Secondary access from Geneva Road 

• Utilities & Drainage. Preliminary civil engineering has been reviewed for 
utilities and drainage. For purposes of the concept, a project like this could 
be served by the utilities in the area. A storm drain basin is proposed near 
Geneva Road that could serve the subdivision and some additional storm 
flow from the Autism Academy.  
 

• Traffic. Traffic Impact Studies have been reviewed for the concept and 
could be updated if a PRD Zone is approved before site plan and subdivision 
reviews. The proposed and existing ROWs appear to be adequate for the 
proposed levels of development.  
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• Height. PRDs have limitations on height, depending upon location and unit 
type. The proposed twin homes are all single-story and would meet the 
height requirements. 
 

• Fencing. The concept plan will need to be modified to meet the 
requirements for 6’ solid perimeter fencing per the requirements of PRDs.  

 
• Elevations. Elevations and floor plans have been attached with this report 

for your review. PRDs require that front elevations of units include a 
minimum of 60% finish of brick, stone, stucco, wood, or a combination. The 
proposed front elevations meet these requirements. Rear elevations must 
have at least 40% in the same exterior finishes. The rear elevations will need 
to be modified to include 40% in those finishes to meet requirements.  

 
Figure 6: Proposed Elevations. Rear lacks the necessary 40% finish materials required by code.  

 
Neighborhood Meeting: A neighborhood meeting is required for all zone map 
amendment applications. The applicants held the required meeting at the Autism 
Academy building. The meeting notes are included for your review. Residents’ 
concerns include access through the Payton Crossing subdivision specifically and 
increased traffic from the new development. The original Farm Haven PRD had 
principal access onto Geneva Road. There were also some concerns about traffic 
from the Autism Academy filtering through the existing neighborhoods as a result of 
the connection.  
 
DEVELOPMENT REVIEW COMMITTEE (DRC):  The proposed zone change and 
amendment to the existing PRD have been reviewed by the DRC. The DRC has 
voted to move the request to the Planning Commission for the public hearing.  
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STATE REQUIRED PROCESS FOR LAND USE AMENDMENTS:  
For land use amendments like the requested zone change, Utah State Code states 
that the “planning commission shall… review and recommend to the [Orem City 
Council (“Council”)] a proposed land use regulation that represents the planning 
commission's recommendation for regulating the use and development of land 
within all or any part of the area of the municipality. See Utah Code 10-9a-
502(1)(d)(i). 
 
The Council “may not make any amendment [to the land use ordinance or zoning 
map] unless the Council… first submits the amendment to the planning 
commission for the planning commission's recommendation.” See Utah Code 10-
9a-503(2). 
 
ALTERNATIVE ACTIONS 
After review and consideration of the application, the Planning Commission may: 
 
Recommend Approval of the proposed amendment to the Zoning Map and 
Appendix KK. 
 
Recommend Denial of the proposed amendment to the Zoning Map and Appendix 
KK.  
 
Continue the Request to a future date for further review, additional information, or 
public comment. 
 
 
ALTERNATIVE MOTIONS: 
 
Motion to Approve or Deny 
“I move that the Planning Commission forward a recommendation of [choose 
APPROVAL or DENIAL] to the City Council for the request to rezone the property 
located generally at 1875 S. Geneva Road from OS-5, Open Space to PRD, Planned 
Residential Development (approximately 2.9 acres) and to amend Appendix KK 
“Site Plan – Farm Haven” of the Orem City Code. 
 
Motion to Continue the Request 
“I move that the Planning Commission continue this request for further 
consideration to (choose another date as appropriate).” 
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Westerly Way – 1875 S Geneva Road 

Vicinity & Zoning Map 
Zone: OS-5 to PRD 
Acres: Approx 2.9 Acres 
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Westerly Way Street View  

(1875 S Geneva Road) 
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Westerly Way

Owner / Developer:

Utah Autism Academy
Craig Brady
1875 South Geneva Road
Orem, Utah 84058
Office (801)437-0490
cbrady@utahautismacademy.com

Engineer:

Dudley and Associates, Inc.
353 East 1200 South
Orem, Utah 84058
801-224-1252
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Site Data:

The PO portion of the zone change request has increased
in size by .65 acres to allow for more parking.
The PRD portion has increased to 7.32 acres (approx 2.44
additional acres

The number of PRD units is 44, which is 6/acre.

The number of visitor parking stalls has increased to 39.

PROPOSED PO ZONE
PROPOSED PRD ZONE

EXISTING PRD ZONE

PROPOSED PRD ZONE
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are subject to verification on the job site and
All dimensions and size designations given are

Designer is not an architect or engineer.
adjustment to fit job conditions

DRAWING TITLE

PROJECT TITLE:

GENERAL & KEYED NOTES

1/4" = 1'-0" on 24"x36"
1/8" = 1'-0" on 12"x18"
October 14, 2025
Job # 25MD-027

Orem, Utah

Twinhomes
Westerly Way

800 West 1900 South
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Notices: 
Posted in 2 public places 
Posted on City Webpage and 
City hotline 
Posted at Utah.gov/pmn 
156 notices sent to property 
owners within a 1,000-foot 
radius 
 
Site Information:  
General Plan Designation: 
Low Density Residential 
Current Zone: R8 
Acreage: 1.00 
Neighborhood: Orem 
  
Action:   
The Planning Commission is 
the recommending body for 
this requested amendment, 
and may: 
 
Forward a positive 
recommendation of the 
proposed change of zoning. 
 
Forward a negative 
recommendation of the 
proposed change of zoning. 
 
Continue the hearing to a 
future date to allow for 
further review, additional 
information, or public 
comment as may be needed 
to make a decision. 

REQUEST: The applicant requests to amend Article 22-5-3(A) by rezoning the 
property located generally at 92 South 800 East from R8, Single-Family Residential 
to C1, Commercial.  
 
BACKGROUND: On February 6th, 2026, the applicant submitted a request for a zone 
change at 92 South 800 East from R8 (Single Family Residential) to C1 
(Commercial).  The applicants wish to build an addition to the existing Spring 
Hollow Assisted Living Facility; however, the current facility is non-conforming in 
the R8 Zone (only smaller facilities are allowed in single-family residential zones 
currently.) Legal non-conforming uses can be expanded in some ways, but they 
cannot be expanded to accommodate additional units or density. The proposed 
addition to Spring Hollow’s existing facility would increase the number of residents 
at the facility. To accommodate the expansion, the applicants have proposed this 
change in zoning that would allow additional residents at the facility.  
 

 
Figure 1, Subject Property aerial and zoning map 

 
 

Legislative 

Planning Commission
March 18th, 2026

PUBLIC HEARING – “SPRING HOLLOW” REZONE –
Request to rezone the property located generally at 92 

South 800 East from R8 (Residential) to C1 (Commercial)

5.2  Spring 
Hollow Rezone

Prepared By:
Rebecca Gourley

Applicant:
Julie Smith, Dudley 
and Associates

Page 75 of 99



2 
 

REVIEW & ANALYSIS: 
 
General Plan & Development Agreement – The property is designated “Low Density 
Residential” on the Future Land Use Map. The requested zoning (C1, Commercial) 
is not listed as one of the preferred zones for this land use designation. The 
situation is unique in that the existing use is non-conforming to the zoning 
designation at this time. The applicants have proposed limiting the impacts of the 
proposed change of zoning through the use of a development agreement that will 
allow only the current assisted living facility use in spite of a designation as 
commercial. If this approach is chosen to amend the zone a change to the 
underlying General Plan designation would not be necessary or desirable. In the 
event that the facility is ever removed, the C1 Zone would revert to R8 and the 
General Plan designation would be inappropriate and cause issues. The intent of 
the development agreement coupled with the C1 Zone would be to allow the 
expansion of the facility and nothing more. If the Commission and City Council 
choose to allow the rezone Staff would recommend against altering the General 
Plan’s land use designation in order to further limit any future impacts of that zone 
change.  
 
Current Zoning –  This property and all surrounding lots are currently zoned as R8. 
The R8 zone allows for the development of single-family lots, and a variety of 
residential care facilities. Residential care facilities located in the R8 must follow 
the setback requirements for R8 zone and must be compliant with the “Regulations 
Governing Particular Uses in Residential Zones” requirements outlined in section 
22-6-9. 
 
Legal Non-conforming Status –  The Spring Hollow Assisted Living Center currently 
has a legal non-conforming status. The facility grounds have been in use since 
1997, when it was originally approved by City Council through a conditional use 
permit for Beehive Homes Assisted Living.  
 
Building permits from 1997 allowed the facility to be built to the commercial 
standard of the time, which allowed significantly smaller setbacks than the current 
standard.  
 
As a result, the building is considered legal non-conforming and may continue to 
operate as-is; however, any new structures or changes to the property must be 
compliant with the current code. 
 
Proposed Zoning – The applicants are requesting a rezone from the R8 to the C1 
zone. The intent of the C1 zone is to promote nonretail commercial uses, such as 
offices and financial institutions (ref. 22-8-3). Though the zone is more restrictive 
than other commercial zones, it still accommodates a variety of service-based 
uses, such as financial institutions, personal services (ex., insurance, real estate, 
dental, and other professional offices).  
 
A full list of uses allowed in the C1 zones may be viewed in Appendix A of the City 
Code (Appendix A). If the rezone is approved, these uses would be allowed at this 
location unless the proposed development agreement limits them.  
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Additionally, the rezone will allow future structures to be built to the following 
setbacks:  

 
 
Concept Plan – The current concept plan for the Spring Hollow addition includes a 
proposed 2 story structure, which will include an additional kitchen and dining 
facility and 18 beds. Building elevations have not yet been proposed.  

 
 

NOTE: Concept plans are required as part of a rezone application but are not 
considered binding documents. Any structure, plans, or uses that meet C1 
requirements will be allowed in this location if a C1 rezone is passed.  
 
Neighborhood Meeting – A neighborhood meeting is required for all zone map 
amendment applications. The applicants held the required meeting at the Orem 
Recreation Center, located at 575 West Center Street, Orem, Utah, on February 
2nd at 6:00 PM. Neighbors within a 1,000-foot radius of the project were notified. A 
total of four individuals attended. Minutes, a copy of materials discussed, and a 
copy of the notices mailed by the applicants are attached to the agenda packet for 
review. 

Figure 2, Concept Spring Hollow addition
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STATE REQUIRED PROCESS FOR LAND USE AMENDMENTS:  
For land use amendments like the requested zone change, Utah State Code states 
that the “planning commission shall… review and recommend to the [Orem City 
Council (“Council”)] a proposed land use regulation that represents the planning 
commission's recommendation for regulating the use and development of land 
within all or any part of the area of the municipality. See Utah Code 10-9a-
502(1)(d)(i). 
 
The Council “may not make any amendment [to the land use ordinance or zoning 
map] unless the Council… first submits the amendment to the planning 
commission for the planning commission's recommendation.” See Utah Code 10-
9a-503(2). 
 
ALTERNATIVE ACTIONS: 
After review and consideration of the application the Planning Commission may: 
 
Recommend Approval or Denial for the requested zoning map amendment to the 
City Council. In this case, a recommendation for approval should include a 
condition for a development agreement limiting the use of the property to only 
assisted living facilities.  
 
Continue the Request to a future date for further review, additional information, or 
public comment. 
 
ALTERNATIVE MOTIONS: 
 
Motion to Approve or Deny 
“I move that the Planning Commission forward a recommendation of  [choose 
APPROVAL or DENIAL] to the Orem City Council for the request to amend Article 
22-5-3(A) and the Zoning Map of the City of Orem by changing the zone of the 
property located generally at 92 South 800 East from R8, Single Family Residential 
to C1, Commercial, approximately 1.0 acres in conjunction with the proposed 
development agreement that limits the use of the property to assisted living 
facilities.   
 
Motion to Continue the Request 
“I move that the Planning Commission continue this request for further 
consideration to (choose another date as appropriate).” 
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Spring Hollow Rezone – 92 S 800 East 

Vicinity & Zoning Map 
Zone: R8 
Acres: Approx 1 
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Spring Hollow - Street View  

(98 S 800 East) 
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Julie Smith - APPLICANT 
182 S. Orem Blvd. 
Orem, Utah 84058 
801-368-9552 
Julielynnsmith5@gmail.com 

NEIGHBORHOOD MEETING NOTICE 
Regarding the existing Spring Hollow Assisted Living Center 

Dear neighbor, 
This letter is to inform you of an upcoming “Neighborhood Meeting” to discuss a change in zoning on 
property located generally at 92 South 800 East, in Orem. 

 
The purpose of this rezone is to make the existing Spring Hollow Assisted Living a conforming use 
and to allow expansion by connecting the two existing buildings on the northeast corner for 
additional dining space, kitchen facilities, and units.– see below. A development agreement will be 
made with the city to ensure that the said property will have no other use other than an assisted 
living center. The existing zone has a classification of R8 and we are requesting the zone 
classification  
of C1. 

 
A neighborhood meeting will be held at:  
Orem Recreation Center 
575 W. Center St.,  Orem – multipurpose room – east wing 
February 2nd from 6:00 – 7:00 pm 

 
All neighbors within 1000 feet have been notified of this meeting, however if you know of someone 
who may not have been notified, please pass this information on to them.  
“Pursuant to Orem City Code Section 22-14-20(I) this meeting is being held to discuss the project 
with you. This is an opportunity for you to review plans and provide input and recommendations 
regarding the project. The application has not yet been reviewed by the city and is subject to change 
during the review process.” 
Should you be unable to attend the meeting or have questions prior to the meeting, please feel free 
to contact Julie Smith (owner’s representative) at 801-368-9552 to answer any questions. 
                                               The red area shows how the buildings are proposed to be connected. 

 
 

 

Thank you, 
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Julie Smith 
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Neighborhood Meeting Feb. 2nd, 2026 

Orem Recreation Center 

Orem, Utah 

 

 
A neighborhood meeting was held on the evening of Feb. 22nd at 6pm at the Orem Recreation 
Center. 
The meeting was conducted by Julie Smith. The meeting was attended by 4 people. One neighbor, 
one City Council member, an employee and an owner of Spring Hollow Assisted Living. 
The meeting was called to discuss a  zone change on the property located at 92 S. 800 East in 
Orem. 
 
The neighbor who was in attendance – Mr. Heninger, lives behind Spring Hollow (canal separates his 
home and Spring Hollow Assisted Living Center)  
He asked for copies of the proposed elevations, the email he gave was not good, so a copy was 
delivered to his home. 
His concerns were: 

• He would lose his view of the mountain with the  new addition  
• the noise of the air conditioning units 
• the noise of any kitchen equipment 

 
Councilmember Millett’s concerns: 

• enough parking for the units 
• if the project could expand ---  response was explained that there would not be room for 

additional parking for additional units. 
 
The meeting lasted one hour, with all attendees staying one hour. 
The meeting started at 6:00 PM and ended at 7:00 PM. 
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Notices 
Posted in 2 public places 
Posted on City Webpage and 
City hotline 
Posted at Utah.gov/pmn 
  
Action 
The Commission may:  
 
Recommend APPROVAL of 
the proposed text 
amendment to the City 
Council.  
 
Recommend DENIAL of the 
proposed text amendment 
to the City Council. 
 
Continue the hearing to a 
future date to allow for 
further review, additional 
information, or public 
comment as may be 
needed.  

REQUEST: The applicant requests that the Planning Commission forward a 
recommendation to the City Council to amend the text of several articles of the 
Orem City Code related to Special Exceptions. Specifically, the amendments 
assign duty to review special exceptions to the Planning Commission.  
 
BACKGROUND:  There are several instances in City Code where exceptions to 
some requirements or restrictions can be reviewed and granted. In two cases, the 
Board of Adjustments (BOA) is empowered to make that determination. First, when 
considering the relocation of some billboards (Article 2-15-11). The second is a 
determination under Article 22-21, in which case a multi-family dwelling can be 
developed on a property located in single-family zoning. Article 22-21 establishes 
multiple criteria for the review of the property. Essentially, the BOA needs to review 
the property and make a finding that it can be granted a special exception, and then 
the Planning Commission needs to review and approve the site plan for the 
property applying specific standards that are part of Article 22-21.  
 
In 2025, an application to amend the text of Article 22-21 was filed. During the 
review of that application, it became apparent to the sitting Commission and to 
Staff that because of the in-depth review of the site planning that would be 
required, the Commission would be the more appropriate body to review and grant 
special exception in those cases. As there were only two special exceptions not 
part of the Planning Commission’s duties and both (multi-family use and off-
premises signs) are essentially land use issues, Staff is proposing that both 
remaining exceptions become part of the Planning Commission’s duties.  
 

REVIEW & ANALYSIS:  Redline and strikeout versions of the different sections of 
Code impacted to make this change are with this report as Attachment A. New 
language is shown in red, and language to be removed is shown in strikeout. The 
different sections that must be changed are summarized below, in order that they 
appear in the Code and the redline document: 
 

• 2-15-2. Power and Duties. This segment of code details the expected duties 
of the Planning Commission. The change proposed here is to add a 
statement clarifying that the Planning Commission has the power to 
consider and grant special exceptions to land use requirements  where the 
code explicitly authorizes them to do so.  
 

• 2-15-11. Special Exception for Relocation of Certain Billboards. This is a 
new section, added to mirror the section that will be struck from the BOA  

Legislative 

 Planning Commission
March 18th, 2026

PUBLIC HEARING – TEXT AMENDMENT 
Request to amend the text of Articles 2-15-2, 
2-15-11, 2-16-2, 2-16-10, and 22-21 of the Orem City 
Code relating to the powers and duties of the 
Planning Commission and Special Exceptions. 

Item 5.3:
Text Amendment, 
Special Exceptions

Prepared By:
Jared Hall
Applicant:
Planning Division
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powers and duties. Billboards have certain rights related to relocation in 
some circumstances that the BOA has granted exceptions for in the past. 
This section being added to the Commission’s duties will be struck from the 
BOA’s duties.  
 

• 2-16-2. Powers of Board.  This section enumerates the powers and the 
duties of the BOA. The BOA will still hear appeals and requests for variance, 
but the section for the BOA hearing requests for special exception will be 
struck since it is being added to the Commission’s duties.  
 

• 2-16-10. Special Exception for Relocation of Certain Billboards. This is the 
section being added to the Commission’s list of duties as 2-15-11. 
Proposed to strike in full.  
 

• 22-21  . Criteria for Special Exception. Article 22-21 allows the City to make 
a finding in one of several ways to allow a property located in single-family 
zoning to be developed as a multi-family. Essentially, if the property meets 
certain criteria (i.e. if it is completely surrounded by already developed 
multi-family projects, or if it is part of a block where a large majority of the 
properties have already been developed as multi-family, etc.) Article 22-21 
calls out the BOA as the body that makes the finding that the property is 
eligible for the special exception, but the Planning Commission has to 
review and apply all the specific regulations (and there are many) to the 
development.  
 
Staff proposes making the Planning Commission the body granting the 
exception as well. The term “Board of Adjustment” must be struck and 
replaced twice in the full body of Article 22-21 and replaced with “Planning 
Commission” to make this change.  

 
STATE REQUIRED PROCESS FOR LAND USE AMENDMENTS:  
For land use amendments like the requested text amendments in this application, 
Utah State Code states that the “planning commission shall… review and 
recommend to the [Orem City Council (“Council”)] a proposed land use regulation 
that represents the planning commission's recommendation for regulating the use 
and development of land within all or any part of the area of the municipality. See 
Utah Code 10-9a-502(1)(d)(i). 
 
The Council “may not make any amendment [to the land use ordinance or zoning 
map] unless the Council… first submits the amendment to the planning 
commission for the planning commission's recommendation.” See Utah Code 10-
9a-503(2). 
 
ALTERNATIVE ACTIONS: 
After review and consideration of the application the Planning Commission may: 
 
Recommend Approval or Denial for the requested amendments to the City Council; 
or 
 
Continue the Request to a future date for further review, additional information, or 
public comment. 
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ALTERNATIVE MOTIONS: 
 
Motion to Approve or Deny 
“I move that the Planning Commission forward a recommendation of  [choose 
APPROVAL or DENIAL] to the Orem City Council for the proposed amendments to 
Articles 2-15-2, 2-15-11, 2-16-2, 2-16-10, and 22-21 of the Orem City Code relating 
to the powers and duties of the Planning Commission and Special Exceptions. -21-
2,  
 
Motion to Continue the Request 
“I move that the Orem City Council continue this request for further consideration 
to (choose another date as appropriate).”22-11-49(C), adding SLU Code 7425 
“Gymnasiums and Athletic Clubs” to the list of approved uses in the PD-36 
Zone, located generally at 1449 North 1380 West. 
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ATTACHMENT A:  DRAFT 3-12-26: Planning Commission and Special Exceptions 

2-15-2. Power and Duties. 
The Planning Commission shall have all powers granted by State statutes and City ordinances, plus those powers and 
duties delegated to it by the City Council. The Commission shall act in an advisory capacity to the City Council with 
respect to planning and zoning matters which are reviewed or acted upon by the City Council.  
The Planning Commission shall have the power to consider and grant special exceptions to land use requirements when 
the Orem City Code explicitly authorizes the Planning Commission to do so.  
 
 
 
2-15-11. Special Exception for Relocation of Certain Billboards 

A. If an outdoor advertising structure needs to be moved away from a high voltage power line so that the sign can 
be reposted or maintenance performed without having to comply with the distance or notification requirements 
of Utah Code Section 54-8c-2, or in order to comply with distance or notification requirements imposed by the 
National Electrical Safety Code, International Building code, a regulation, standard or directive of the 
Occupational Safety and Health Administration, or any other similar applicable regulation, then the Planning 
Commission may grant a special exception from the City’s ordinances to allow the owner to relocate and 
remodel the structure to another location within the City: 

1. on the same property; 

2. on adjacent property; 

3. within 2,640 feet of the previous location on either side of the same highway; or 

4. mutually agreed upon by the owner and the City. 

(Ord. No. O-05-0027, Enacted 9/13/2005; Ord No. O-06-0011, Amended 6/27/2006) 
B. The relocation under Subsection A shall be in a commercial or industrial zoned area or where outdoor 

advertising is permitted under Utah Code Section 72-7-501 et seq. (as amended). 

(Ord. No. O-05-0027, Enacted 9/13/2005; Ord No. O-06-0011, Amended 6/27/2006) 
C. The relocated and remodeled structure may be: 

1. erected to a height and angle to make it clearly visible to traffic on the main-traveled way of the 
highway to which it is relocated or remodeled; 

2. the same size and at least the same height as the previous structure, but the relocated structure may 
not exceed the size and height permitted under Utah Code Section 72-7-501 et seq. (as amended); and 

3. relocated to a location with a comparable traffic vehicular count. 

(Ord. No. O-05-0027, Enacted 9/13/2005; Ord No. O-06-0011, Amended 6/27/2006) 
 
 
 
2-16-2. Powers of Board. 
The Board of Adjustment shall have the following powers: 

A. To hear and decide appeals where it is alleged that there is error in any order, requirement, decision or 
determination made by the administrative official in the enforcement of the City's zoning ordinance or 
subdivision ordinance, except in the case of matters designated to be appealed to other bodies. 
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(Ord. No. 661, Revised, 04/10/1990) 
B. To hear and decide special exceptions to the terms of the ordinance upon which such board is required to pass 

under such ordinance. [REPEALED] 

(Ord. No. 661, Revised, 04/10/1990) 
C. To authorize upon appeal such variance from the terms of the City's zoning ordinance or subdivision ordinance 

as will not be contrary to the public interest, where owing to special conditions a literal enforcement of the 
provisions of the ordinance will result in unnecessary hardship; provided, that the spirit of the ordinance shall be 
observed and substantial justice done. Before any variance may be authorized, however, it shall be shown that: 

1. The variance will not substantially affect the comprehensive plan of zoning in the city and that 
adherence to the strict letter of the ordinance will cause difficulties and hardships, the imposition of 
which upon the petitioner is unnecessary in order to carry out the general purpose of the plan; 

2. Special circumstances attached to the property covered by the application which do not generally apply 
to the other property in the same district; 

3. Because of said special circumstances, property covered by application is deprived of privileges 
possessed by other properties in the same district; and that the granting of the variance is essential to 
the enjoyment of a substantial property right possessed by other property in the same district. 

(Ord. No. 661, Revised, 04/10/1990) 
D. To perform any other function granted to the Board of Adjustment by State statutes or City ordinances. 

(Ord. No. 661, Revised, 04/10/1990) 
 
 
2-16-10. Special Exception for Relocation of Certain Billboards [REPEALED] 

A. If an outdoor advertising structure needs to be moved away from a high voltage power line so that the sign can 
be reposted or maintenance performed without having to comply with the distance or notification requirements 
of Utah Code Section 54-8c-2, or in order to comply with distance or notification requirements imposed by the 
National Electrical Safety Code, International Building code, a regulation, standard or directive of the 
Occupational Safety and Health Administration, or any other similar applicable regulation, then the Board of 
Adjustment may grant a special exception from the City’s ordinances to allow the owner to relocate and 
remodel the structure to another location within the City: 

1. on the same property; 

2. on adjacent property; 

3. within 2,640 feet of the previous location on either side of the same highway; or 

4. mutually agreed upon by the owner and the City. 

(Ord. No. O-05-0027, Enacted 9/13/2005; Ord No. O-06-0011, Amended 6/27/2006) 
B. The relocation under Subsection A shall be in a commercial or industrial zoned area or where outdoor 

advertising is permitted under Utah Code Section 72-7-501 et seq. (as amended). 

(Ord. No. O-05-0027, Enacted 9/13/2005; Ord No. O-06-0011, Amended 6/27/2006) 
C. The relocated and remodeled structure may be: 
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1. erected to a height and angle to make it clearly visible to traffic on the main-traveled way of the 
highway to which it is relocated or remodeled; 

2. the same size and at least the same height as the previous structure, but the relocated structure may 
not exceed the size and height permitted under Utah Code Section 72-7-501 et seq. (as amended); and 

3. relocated to a location with a comparable traffic vehicular count. 

(Ord. No. O-05-0027, Enacted 9/13/2005; Ord No. O-06-0011, Amended 6/27/2006) 
 
 
22-21-2. Criteria for Special Exception. 
The Board of AdjustmentPlanning Commission may grant a special exception for a Multifamily Dwelling for a parcel in 
the R6, R6.5, or R7.5 zones only, under the following circumstances: 

A. The lot meets all of the following criteria: 

1. At least fifty percent (50%) of the front and side property lines of the lot are located directly across 
the street from or adjacent to a multifamily dwelling, a PRD in single ownership, or a commercial 
development; 

2. The front of the lot is oriented in the same direction as at least one adjacent lot containing an existing 
multifamily dwelling or PRD in single ownership; 

3. The lot is at least eight thousand (8,000) square feet and not more than twenty thousand (20,000) 
square feet; 

4. The lot width is equal to or greater than the minimum lot width required for the zone in which the lot is 
located; 

5. The lot has not been previously developed; 

6. The lot is a legal lot of record, does not contain any structures, and is not within a recorded subdivision 
plat; and 

7. The lot was in existence on November 1, 1999, and has not been subdivided subsequent to that date. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004; Ord. No. O-06-0022, Amended 10/24/2006) 

B. The lot is surrounded on all property lines (including across the street) by multifamily dwellings, a developed 
nonresidential use (this does not include any agricultural use), or a commercial development and complies with 
Section 22-21-2(A)(3) and (7).; or; 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004; Ord. No. O-06-0022, Amended 10/24/2006; Ord. 
No. O-07-0031, Amended 06/12/2007) 

C. The lot is located on a city block where all other lots are occupied by multifamily dwellings and complies with 
Section 22-21-2(A)(3) and (7). For purposes of this section, a city block is defined as an area that is completely 
surrounded by public streets. 

No multifamily dwelling shall be constructed under this exception until all other primary structures on the lot have been 
removed.; 
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(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004; Ord. No. O-06-0022, Amended 10/24/2006 (which 
deleted D, E, F, & G as well) 
 
 
22-21-3. Development Requirements and Architectural Standards. 
Any Multifamily Dwelling constructed pursuant to a special exception authorized by this Article shall comply with the 
following standards: 

A. Density. The maximum number of dwelling units shall be as follows: 

1. Two (2) on lots of 8,000 square feet up to but not including 10,000 square feet. 

2. Three (3) on lots of 10,000 square feet up to but not including 12,000 square feet. 

3. Four (4) on lots of 12,000 square feet up to and including 20,000 square feet. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

B. Height. The maximum height for any Multifamily Dwelling shall be thirty-five feet (35'). 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

C. Setbacks. The setbacks shall be the same as required by the zone in which the Multifamily dwelling is located. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

D. Utilities. The public sewer system and the public water supply shall serve all dwellings. All utilities shall be 
underground. Each Multifamily Dwelling is required to have a minimum of one meter for natural gas and 
electricity. Compliance with the provisions of CHAPTER 21 of the Orem City Code for water meter connections is 
required. No water or sewer lines shall be located under covered parking areas. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

E. Parking. A minimum of two and one-half (2½) off-street parking spaces per dwelling unit shall be provided for 
each Multifamily Dwelling. Parking spaces may not be constructed in the front or rear setback. However, if a 
driveway leads to a two-car garage, one (1) guest parking stall per driveway may be located in the front 
yard setback on the driveway. Parking may be located in the side-yard in accordance with the standards of 
Section 22-15-3(E)(4) of this Chapter. A driveway may be constructed in the front setback but may not be 
constructed in the rear setback unless it is also located in the side-yard setback. All parking spaces shall measure 
at least nine feet (9') by eighteen feet (18'). Parking spaces shall be paved with asphalt and/or concrete and shall 
be designed to provide for adequate drainage. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004; Ord. No. O-07-0045, Amended 10/09/2007) 

F. Off-site Improvements. The City shall require off-site curb, gutter and sidewalk along street rights-of-way 
bordering the lot when the proposed Multifamily Dwelling impairs off-site safety or surface water drainage and 
there is a nexus between the required improvements and the governmental purpose provided the amount of 
the improvements are roughly proportional to the amount of the off-site impact caused by the Multifamily 
Dwelling. 
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(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

G. Storage Areas and Solid Waste Receptacles(Dumpsters). All outside storage areas, except RV storage areas, and 
all solid waste receptacles which are not located within the Multifamily Dwelling, shall be enclosed on at least 
three sides with the same materials as used on the exterior of the main building. Detached storage units may 
not exceed 100 square feet per dwelling unit. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 
H Exterior Finishing Materials. The front elevation of the Multifamily Dwelling shall have at least 60 percent (60%) of its 
exterior finishing materials of either brick, stone, cultured stone, stucco, or a combination of these materials. The rear 
and side elevations shall have at least 40 percent (40%) of their exterior finishing materials of either brick, stone, 
cultured stone, stucco, or wood. Architectural trims do not count in the percentages required above. 
(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

I. Roof Pitch. All Multifamily Dwellings shall have a minimum roof pitch of five rise to twelve run. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

J. Front Facades. The front of each Multifamily Dwelling shall have offsetting facades of at least two feet (2'). Units 
shall be located side-by-side and shall not be stacked. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

K. Entrances. All entrances in the front elevation of any Multifamily Dwelling constructed pursuant to a special 
exception granted under this Article shall be located on the same level. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

L. Orientation of Multifamily Dwelling. The Board of AdjustmentPlanning Commission may specify the orientation 
of the front of the proposed Multifamily Dwelling to ensure that the Multifamily Dwelling fits in and is 
compatible with the surrounding neighborhood and to reduce any negative impacts on adjacent single-family 
dwelling units. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

M. Landscaping. At least thirty (30) percent of the lot containing a multifamily dwelling shall be landscaped. All 
areas within the lot not covered by buildings, driveways, sidewalks, structures, and parking areas, shall be 
permanently landscaped with trees, shrubs, lawn or ground cover and maintained in accordance with good 
landscaping practices. All landscaping shall have a permanent underground sprinkling system. At least one (1) 
deciduous tree a minimum of one and one-half (1 and 1/2) inch caliper measured six (6) inches above the 
rootball, one (1) evergreen tree at least six (6) feet in height measured above the rootball, and eight (8) shrubs 
at least two and one-half (2 and 1/2) gallons in size are required for every dwelling unit. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-01-0021, Amended, 06/12/2001; Ord. No. O-02-0044, 
Amended, 11/12/2002; Ord. No. O-04-0044, Amended, 9/28/2004) 

N. Drive Entrances. . No more than two drive entrances shall be allowed per lot. However, if the number of 
driveways desired is three (3) or four (4), each unit may have its own driveway if a transportation study by a 
qualified engineer and approved by the Orem City transportation engineer, proves there is little or no negative 
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effect on increasing the number of driveways up to four (4) maximum. The maximum width of a combined-unit 
driveway is thirty-six (36) feet and the maximum width of a single-unit driveway is twenty (20) feet. 

(Ord. No. O-00-0003, Enacted, 01/25/2000; Ord. No. O-02-0044, Amended, 11/12/2002; Ord. No. O-04-0044, 
Amended, 9/28/2004; Ord. No. O-07-0045, Amended 10/09/2007) 
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