
 

 Staff Report 

To: Francis City Planning Commission     
From: Katie Henneuse 
Report Date: January 13, 2022 
Meeting Date: January 20, 2022 
Title: Hidden Meadows 
Type of Item: Preliminary Master Plan 
 
Executive Summary:  
 
On October 28th, 2021, the City Council approved an annexation known as Hidden Meadow Ranches. It was 
annexed into Francis as an AG-2 Conservation Subdivision. Over 80% of the land will be held as open space in a 
conservation easement. 150 total units are planned (102 single-family and 48 townhomes). 
 
Master Plan Review: 
 
Staff reviewed the master plans considering City Code sections 17.27 (Preliminary Master Plan) and 17.60 
(Conservation Subdivision). The developer met the requirements for a conservation subdivision and a 
preliminary master plan with no outstanding items. No significant changes were made from the concept plan. 
The entire loop of road will be completed in Phase 1. The application demonstrates that approval of the 
project in multiple phases can occur such that the project can still function autonomously if subsequent 
phases are not completed. 
 
Staff Recommendation:  
 
Approve the preliminary master plan. 
 
Community Review:  
 
A public hearing is not required for this item. Public hearings were held for the annexation. Public hearings will 
be held for preliminary plan approval.   

















 

 Staff Report 

To: Francis City Planning Commission     
From: Katie Henneuse 
Report Date: January 13, 2022 
Meeting Date: January 20, 2022 
Title: Stewart Ranches Phase 3 
Type of Item: Final Plat Approval 
 
Executive Summary:  
 
Stewart Ranches was granted Master Plan approval and Phase 1, 2 4, 5, 6, and 7 final plat approval by the City 
Council. Stewart Ranches is an AG-1 Conservation Subdivision to be built out in 11 phases. The developer is 
currently requesting final plat approval for Phase 3 which has 23 townhome lots.  
 
Plat Review: 
 
Staff reviewed the Phase 3 plat considering City Code sections 17.35 (Final Plat) and 17.60 (Conservation 
Subdivision). The developer met the final plat requirements for Phase 3 with one outstanding item: 
 

• Finalize the address tables after addresses are obtained from Summit County. 
 
Staff Recommendation:  
 
Positively recommend approval of the Phase 3 final plat.   
 
Community Review:  
 
A public hearing is not required for this item. Public hearings were held for preliminary subdivision approval 
and master plan approval.  







 
 Staff Report 

To: Francis City Planning Commission     
From: Katie Henneuse 
Report Date: January 13, 2021  
Meeting Date: January 20, 2021 
Title: Francis Cove 
Type of Item: Planned Development Overlay Zone Map Amendment 
 
Executive Summary:  
 
Terri Richins (owner) and Dave Robinson (developer) have applied for the Planned Development (PD) overlay 
zone for parcels FT-13-E-2 and FT-16-E-1, located at 285 East 2200 South, for a 2.67-acre development known 
as Francis Cove. A zone change to Residential Cottage zoning (R-C) was previously approved. A subdivision 
application for this property was also submitted but has since expired. 
 
City Code was amended in June to add the Planned Development overlay. “The purpose of the PD overlay is to 
encourage high-quality, innovative, and creative development in the City. It allows for flexibility in the 
consideration and approval of development plans, which serve public interests more fully than development 
permitted under conventional zoning regulations.”  
 
This item was discussed with the Planning Commission on November 18th, 2021 and was tabled. The developer 
has identified the points of concern from the last meeting and has addressed those below. He also updated the 
concept plan. As part of the planned development application, the developer has requested three variances: 

• Reduced frontage to 38 feet on an alley 

• Reduced road width to a 20-foot alley 

• Reduced setbacks, 5 feet on sides; front and rear may also need to be reduced based on non-traditional 
orientation of homes 

 
Developer’s Narrative: 
 
1. Parking  
The parking requirement for the subject property is 3 units per home for a total of 33 stalls.  Francis Cove 
provides the following: 

Location Number of Stalls 

Along the north side when not used as snow storage 13 

Along the south side 9 

Covered parking/garage 27 

Surface parking 37 

Total 86 

 
We exceed our parking requirement by 53 units 
 



2. Alley Width   
The International Fire Code requires a minimum alley width of 20'.  This allows 2 full-sized fire trucks to pass 
each on.  The width of a full-sized fire truck is 10'.  The width of a full-sized F-150 pick-up truck is 7'.  The width 
of a standard snowmobile trailer is 8'6".  The widest SUVs are less than 7' wide.    
 
3. Snow Removal 
Francis Cove provides a 1/4 acre of land for snow storage for the alley alone. This does not include the 
additional surface on each lot for the snow from sidewalks and driveways.  There is a full 10' from the outside 
edge of the alley to the outside property line, providing ample area for snow storage.  In addition, the snow 
storage is equally distributed across Francis Cove, thereby mitigating runoff outside Francis Cove. 
 
4. Children's Play Area 
It is anticipated that several homebuyers will have young families, small children, or grandchildren. Great 
attention has gone into separating pedestrians/children from automobiles.  Homes at Francis Cove face a 
generous common open space that is nearly 60' from the porch to the porch.  This community space is 
invaluable and creates a sense of belonging, safety, and neighborly interaction.   Traditionally, homes have a 
front-facing garage onto a street.  This creates a constant environment of pedestrian and automobile 
interaction, which is contrary to a walkable community.     
 
5. Stormwater 
Francis Cove follows Best Management Practices (BMP) for on-site stormwater.  Much attention has gone into 
mimicking existing/native water infiltration.  For example, instead of creating a one-dimensional detention 
pond and expensive underground infrastructure, we utilize the practice of in-place percolation.  The water 
from the alley will perc in the 10' between the alley and the outside property line.  The water from the roofs 
will perc between the homes and in the common space.  This environmentally friendly approach is not only 
accepted but strongly encouraged as sustainable BMP's.   
 
6. Living Space Over the Garage 
The homes at Francis Cove are slab-on-grade and will not have basements.  The homebuyer has the option to 
include livable space over the attached garage.  As mentioned in prior discussions, it is anticipated the space 
over the garage will be an additional bedroom(s), home theatre, home office, master bedroom, etc.  This is 
consistent with other livable spaces in other homes throughout Francis and elsewhere.  Francis Cove 
homeowners are subject to City compliance, business licenses, etc.    
 
City Code:  
 
18.59 Planned Development Overlay Zone 
18.40 R-C Residential Cottage Zone 
18.100 Off-Street Parking 
 
Staff Recommendation:  
 
Review the written narratives and updated site plan. Decide if the evidence submitted sufficiently resolves the 
Planning Commission’s concerns. Table this item if more information or changes are needed. If the provided 
information is satisfactory, forward this item to City Council with a positive recommendation.  
 
Community Review:  
 
A public hearing is not required for this item. A public hearing was held for this item on November 18th, 2021.  
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PROJECT NOTES
DEVELOPER DAVE ROBINSON

CITYBLOCK
916-476-5696

ENGINEER DELTA ENGINEERING
801-709-0799
KEVIN@DCIVIL.BIZ

APNS FT-13-E-2, FT-16-E-1

PROJECT AREA 2.35 ACRES

LEGAL DESCRIPTION
A PARCEL OF LAND LOCATED IN THE SOUTHWEST QUARTER OF SECTION 28, TOWNSHIP 2 SOUTH, RANGE 6
EAST, SALT LAKE BASE AND MERIDIAN MORE PARTICULARLY DESCRIBED AS FOLLOWS:

BEGINNING AT A POINT, SAID POINT BEING NORTH 89°28'50" EAST 1250.38 FEET AND NORTH 32.00 FEET
FROM THE BRASS CAP STREET MONUMENT AT THE SOUTHWEST CORNER SECTION 28, TOWNSHIP 2 SOUTH,
RANGE 6 EAST, SALT LAKE BASE AND MERIDIAN (BASIS OF BEARING BETWEEN SAID STREET MONUMENT
AND A FOUND MAG NAIL AT THE SOUTHEAST CORNER OF SAID SECTION 28, NORTH 89°28'50" EAST 5316.19
FEET) AND RUNNING THENCE NORTH 0°31'36" WEST 276.32 FEET ALONG A CHAIN LINK FENCE; THENCE
NORTH 89°28'35" EAST 369.48 FEET ALONG A STEEL POST FENCE; THENCE SOUTH 0°30'28" EAST 276.64 FEET
ALONG A CHAIN LINK FENCE TO THE NORTH RIGHT-OF-WAY LINE OF STATE HIGHWAY 35; THENCE ALONG
SAID NORTH RIGHT-OF-WAY LINE SOUTH 89°31'36" WEST 371.22 FEET TO THE POINT OF BEGINNING.

PARCEL CONTAINS 102,393 SQUARE FEET OR 2.35 ACRES MORE OR LESS.

PROJECT
LOCATION
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SCALE: 1"=20'

SOUTH 1/4 COR SEC 28
(CALCULATED, NOT FOUND)

N89°28'50"E 5316.87' BASIS OF BEARING

LOCATED IN THE SOUTHWEST 1/4 OF SECTION 28,
TOWNSHIP 2S, RANGE 6E,

SALT LAKE BASE & MERIDIAN
FRANCIS, UTAH

FRANCIS COVE

LEGEND                                                  

PROJECT BOUNDARY

NEW CONCRETE PAVEMENT

EXISTING PAVEMENT

NEW AC PAVEMENT

INDEX TO SHEETS
SHEET NAME SHEET No.

SITE PLAN C-1
EXISTING CONDITIONS C-2
DEMOLITION PLAN C-3
GRADING PLAN C-4
UTILITY PLAN C-5

10' SIGHT TRIANGLE (TYP)

NEW LOT LINE

ROADWAY CENTERLINE

PROJECT NOTES
1. ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THESE

PLANS AND THE TOWN OF FRANCIS CONSTRUCTION SPECIFICATIONS. REFER TO
TOWN STANDARD DRAWINGS FOR TYPICAL DETAILS.

2. THE CONTRACTOR IS RESPONSIBLE TO NOTIFY ALL APPROPRIATE GOVERNMENT
AND PRIVATE ENTITIES ASSOCIATED WITH THE PROJECT NO LESS THAN 48 HOURS
BEFORE BEGINNING ANY WORK.
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COPYRIGHT © 2021 DELTA ENGINEERING, LLC.
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SOUTH COR SEC 28
FOUND BRASS CAP
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10' GRAVEL PARKING AREA - 12 SPACES (SUMMER) / SNOW STORAGE (WINTER)
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ON SITE STORMWATER DETENTION
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