Staff Report
To: Francis Planning Commission
From: Katie Henneuse
Report Date: February 8th, 2021
Meeting Date: February 18th, 2021
Title: The Views at Francis Park
Type of Item: Zone Change Code Text Amendment
Background:
On October 15th, 2020, the developers discussed a concept plan with the Francis City Planning Commission.
Based on feedback from the Commission and staff, they modified their concept plan and reduced the initial
number of dwellings from 100 apartment units to 59 units consisting of a mix of 48 apartments (38 market
rate and 10 moderate income) and 11 single family lots along with a Park ‘n Ride lot. On December 17th, 2020,
the applicant presented their apartment concept plan to the Planning Commission and were given a negative
recommendation (0-4). Based on feedback from neighbors, the developers decided not to hold a public
hearing for the apartment concept with the City Council. Instead, they discussed a new townhome style
apartment concept with City Council that doesn’t include a Park ‘n Ride.
Executive Summary:
The developers have amended their application with a new concept plan to rezone 8.95 acres from a mix of
approximately 4 acres R-H and 5 acres AG-1 to 3.2 acres Residential Multifamily (R-M) and 5.75 acres R-H
conservation subdivision. The concept plan includes 56 units – 44 rental townhomes and 12 single family lots.
The concept plan meets all requirements of the R-M zone, R-H zone, and conservation subdivision.
Analysis - Francis City General Plan:
The General Plan highlights several factors that should be reviewed:
•
•

•

“Encourage managed growth and well-planned developments within the City.” (Pg. 12 Community
Vision)
“A variety of housing types should be provided where appropriate, and innovative development
patterns and building methods will result in more affordable housing and should be encouraged.
Density increases should be considered only upon demonstration of adequate infrastructure, resource
availability and benefit. Encourage creative approaches to housing developments that maintain and
protect natural resources and environmental features.” (Pg. 14-16 Land Use Guidelines)
“Priority should be extended to existing agricultural uses, including animal ownership, versus new
residential development. Allow the development of cluster subdivisions or other conservation
subdivisions which provide for open space.” (Agricultural and Residential Land Use of Francis Pg. 17-18)

Analysis – Compliance with Code
17.55 Moderate Income Housing and 18.58 Multifamily Zone
Ordinance 2020-08 was passed on August 13th, 2020 to adopt the Multifamily Residential Zone. This code
states, “The explicit purpose of the Multifamily Zone is to obtain affordable housing within the community.”
A summary of housing conditions in Francis and Eastern Summit County follows:
• The median single home price in Francis in 2020 was $529,450 with a low of $249,000 and a high of
$1,303,000 (1/1/2020 – 9/30/2020). The median home price in Francis was comparable to other cities
in the Kamas Valley.
• There were no condo or townhome sales in Francis in the same period.
• 39 moderate-income townhomes and 29 residential cottage lots have been approved in Francis.
• The projected annual shortage of affordable rental housing in Eastern Summit County is 44 units
(Regional Housing Needs Assessment: Summit and Wasatch Counties, James Wood, May 2019).
The developers are proposing 9 moderate income townhomes, comprising 20.4% of the total townhomes,
which meets the goal of this zone to provide affordable housing.
The concept plan includes 44 townhome style apartment units on 3.2 acres. The M-F code allows 32 market
rate units and up to 19 additional deed-restricted units on 3.2 acres. Per Francis’s moderate income housing
code, a developer may exceed the allowed number of units with one bonus market rate unit for each
moderate income housing unit, up to five bonus units. This concept plan meets Francis City code with 35
market rate units, 3 bonus market rate units, and 9 moderate income units.
18.76 R-H Conservation Subdivision
The concept plan includes 12 single family homes on 5.75 acres. Per code, up to 11 lots are allowed on this
acreage plus one incentive density lot. 30% open space is required for an R-H conservation subdivision, or 1.73
acres of open space for this parcel. The concept plan proposes 1.8 acres of open space. The concept plan
complies with R-H Conservation Subdivision requirements.
17.05 Subdivisions/General Provisions
Francis City code states: “Land shall not be subdivided and developed until available public facilities and
improvements exist (or adequate guarantees are in place) and proper provision has been made for drainage,
water, sewerage, and capital improvements such as schools, parks and recreation facilities, streets and
transportation facilities, and related improvements. If necessary and required public facilities, infrastructure
and safety protections are not in place or cannot be provided, the subdivision will not be allowed.”
More than 426 homes have been approved in Francis subdivisions, but have not been built (358 R-H or AG-1
lots, 29 R-C lots, and 39 townhomes). The impact on water and sewer infrastructure, roads, and schools
should be analyzed and evaluated before approval of this subdivision, taking into consideration the
developments that have already been approved in Francis.
Analysis – Positive and Negative Factors
Staff has identified the following positive factors of this proposal:

•
•
•
•

This development proposes 9 moderate income rental townhomes. The market rate townhomes will
also be rented, which will help fill the need for rental housing in Francis.
The location of the proposed development is near the City Center and Francis Park. It is near the
approved Francis Cove and Circle T developments. It will likely be in accord with the other residential
projects that are planned in the vicinity.
The added density of this development would add to the commercial viability of the City.
The conservation subdivision will meet the goal of the City to preserve open space.

Staff has identified the following negative factors of this proposal:
•

•
•

The current zoning of this property allows for approximately 12 single family homes. This proposal
adds 44 units to the allowed density, will increase the rate of growth in the City, and will place a
greater demand on the City’s infrastructure, roads, and schools.
Potentially affordable housing options, such as townhomes and cottage homes have already been
approved by the City.
The General Plan states the goal of preserving the rural feel of Francis and agricultural areas. This goal
conflicts with this re-zoning application. The zoning application is proposing to re-zone agricultural land
to a higher density which will not facilitate the ownership of animals and family food production.

Staff Recommendation:
Discuss the differences between this townhome style apartment concept and the previous apartment
concept. If the benefits of this proposal outweigh the negative factors, positively recommend this proposal to
the City Council with the following conditions:
•

•

City engineer will perform analysis to demonstrate adequate infrastructure and resource availability
for this added density in consideration of the other projects that have been approved within the City. If
the analysis shows that the infrastructure is not adequate, the developer will agree to provide
infrastructure upgrades.
Developer will provide traffic impact study.

Staff also recommends that the Planning Commission and City Council consider updating the General Plan to
clarify current goals for residential zones and affordable housing.
Community Review:
Francis City invites you to attend a public hearing for this proposed zone change by following the link below or
by calling 1-346-248-7799 or 1-669-900-6833.
https://us02web.zoom.us/j/88187130337?pwd=TzhRNCs0NnhscVR5NDVGb3BWdWdPdz09
Meeting ID: 881 8713 0337 Password: 174913
You can also comment by email to comments@francisutah.org
Published in the Park Record February 3rd, 2020.

Staff Report
To: Francis City Planning Commission
From: Katie Henneuse
Report Date: February 9th, 2021
Meeting Date: February 18th, 2021
Title: J&E Ventures
Type of Item: Commercial Concept and Site Plan
Executive Summary:
The Frontier Cottages subdivision final plat was approved on November 8, 2018. The City Council subsequently
approved a phasing plan to separate the commercial lots in the front and the residential lots in the back. The
applicants were granted extensions to record the commercial plats. They are moving forward with commercial
development and will record the commercial plat in the near future.
J&E Ventures would like to build a 4-unit office/shop rental space on the smaller north commercial lot located
at 1548 S SR 32. They have submitted a concept and site plan and are seeking approval so that they can apply
for a building permit.
City Code:
18.45 C-1 Commercial Zone
18.100 Off-Street Parking
18.115 Commercial Developments
18.118 Commercial Outdoor Lighting
Analysis:
Concept Plan/Site Plan and Lot Area
The proposed building is in the C-1 zone commercial zone. Office and professional shops are an allowable use
in the C-1 zone. The lot is 0.64 acres, and the total building area is 8,012 square feet. The lot is a reasonable
size for the proposed layout of the building, parking, and landscaping. The site plan meets all setback
requirements in the C-1 zone.
Architectural Design and Materials
The architectural design of the building meets all code requirements. Two exterior wall materials are used, the
colors are neutral, and the building is in character with other commercial buildings in Francis.
Parking
2 parking spaces per 1,000 square feet are required for business or professional offices. A minimum of 17
parking spaces are required for this building. The site plan has 17 parking spaces, including two ADA parking
spaces. The site plan shows parking at the front of the building. No parking is located between the building

and SR 32, which is discouraged by City Code. The parking area will be paved with asphalt. The proposed
parking area meets City code.
Landscaping
A 50/50 mix of deciduous and evergreen tree species will be planted every 20 feet along the rear and side of
the building, including along the SR-32 right-of-way. Of trees being planted, 60% will be medium trees.
Deciduous trees will have a caliper of 2-3 inches, evergreens will be 4-5 feet tall. The remaining 40% of trees
will be smaller. Deciduous trees having a caliper of 1 ½ -2 inch, evergreens being 4 feet tall.
The ground cover in this area will be rock or mulch. No trees will be planted within 45 feet of the entrance. An
automated drip irrigation system will be run to each tree. The landscaping plan meets City code.
Buffers, Fences, and Walls
Buffers between this commercial building and the surrounding residential areas have been planned. A six-foot
chain-link fence with vinyl privacy slats is proposed along the west property line between the development
and the new residential lots. A vinyl privacy fence already exists on the north property line. Additionally, a
landscape buffer of trees is planned on the north property line between the fence and the building.
Outdoor Lighting Plan
Six total outdoor lights are planned – two between the doors into the office space and one over each of the
four garage doors. All six lights will be full cut-off. The man door lights are 790 lumens each and the garage
door lights are each 1,227 lumens. The total output will be 6,488 lumens. Per City Code, the maximum light for
this 0.64-acre parcel is 64,000 lumens. The light fixtures will be mounted 16 feet above grade, which is less
than the maximum allowed height of 18 feet. The submitted outdoor lighting plan meets code.
The applicant is requesting approval to leave the lights on through the night for security purposes.
City Code 18.118.020 states:
“5. Outdoor lighting shall be turned off or reduce total lumen usage output 50 percent by 11:00 p.m. except
for the following conditions:
a. Operations that are open for 24 hours.
b. Lighting that has been approved by the City Council for security purposes.”
Trash Storage
An enclosed dumpster is shown on the site plan at the southwest corner of the building. There is a 23’ x 12’
concrete dumpster pad. The dumpster will be screened and hidden from the public and residential view by the
dumpster enclosure. The trash storage area meets code.
Staff Recommendation:
Staff recommends reviewing the site plan and architectural design of the building. Discuss any concerns that
arise. Address the following issues with the applicant:
• Is it acceptable for the driveway to the parking area to be gravel and not asphalt?
• UDOT driveway access was granted with the condition that the applicant agree to provide 20 feet of
cross-access on the east side to parcel FT-35-A, located directly north of this site, if the lot is developed
commercially. Should the City require that the east-side landscaping be located out of the access area?
The building footprint could potentially be moved 5 feet to the west to accommodate the landscaping.
• Discuss whether the lumen usage shall be reduced after 11 pm or if it can remain at full usage
throughout the night for security purposes.

Positively recommend approval of the concept plan, site plan, architectural theme, buffers and fences, parking
area, and lighting plan after recommending any conditions for approval. Approve the trash storage plan and
the landscape plan after recommending any conditions for approval.
Community Review:
Francis City invites you to attend a public hearing for this proposed zone change by following the link below or
by calling 1-346-248-7799 or 1-669-900-6833.
https://us02web.zoom.us/j/88187130337?pwd=TzhRNCs0NnhscVR5NDVGb3BWdWdPdz09
Meeting ID: 881 8713 0337 Password: 174913
You can also comment by email to comments@francisutah.org
Published in the Park Record February 3rd, 2020.

January 28, 2021
To: City of Francis, UT
From: J&E Ventures
Regarding the property: 1548 S State Road 32 FT-37-A
J&E Ventures would like to build a 4 unit office/rental space on property listed
below (north lot which is the smaller lot once the plat is recorded). The space
will be for small businesses/homeowners that are looking for office and shop
space. Site Plan attached.
J&E Ventures
2250 E Hwy 35
Kamas UT 84036
Danny Johnson 435-671-0561
BobbiJo Johnson 435-640-2736
bobbijojohnson13@gmail.com
Ron Eastin 435-671-6354
Amy Eastin 435-671-3121
a79east@gmail.com
Legal Description: BEGINNING AT A POINT ON THE WESTERLY RIGHT-OF-WAY
LINE OF HIGHWAY 32; SAID POINT BEING SOUTH 00*17'23" WEST, ALONG THE
SECTION LINE, 1786.05 FEET AND NORTH 89*32'09" WEST, 49.50 FEET FROM THE
NORTHEAST CORNER OF SECTION 29, TOWNSHIP 2 SOUTH, RANGE 6 EAST,
SALT LAKE BASE AND MERIDIAN; AND RUNNING THENCE SOUTH 00*17'23" WEST,
ALONG SAID WESTERLY RIGHT-OF-WAY LINE OF HIGHWAY 32, 384.80 FEET;
THENCE NORTH 89*04'46" WEST, 189.11 FEET; THENCE NORTH 15*41'15" WEST,
62.08 FEET TO A POINT ON A 15.00-FOOT, NON-TANGENT RADIUS CURVE TO THE
RIGHT; THENCE ALONG THE ARC OF SAID CURVE 24.35 FEET THROUGH A
CENTRAL ANGLE OF 94*59'58" (CHORD BEARS NORTH 45*51'40" WEST, 21.76
FEET); THENCE NORTH 0*38'19" EAST, 308.63 FEET; THENCE ALONG THE
FRANCIS FRONTIER SUBDIVISION BOUNDARY LINE SOUTH 89*32'09" EAST, 220.00
FEET BACK TO THE POINT OF BEGINNING. CONT 1.91 AC.
(LESS ANY PORTION LYING IN 1960-1504 FT-48-B-X) BAL 1.63 AC M/L M125-536
1604-1780 1609-422 1894-1993 2495-799-806

2/3/2021 3:16:52 PM

CONSTRUCTION NOTES
NOTE: LIGHT FIXTURES TO BE THE FOLLOWING:
BETWEEN MAN DOORS INTO OFFICE SPACE (2) TOTAL
DANBURY 7 1/2" BLACK DARK LED LIGHT. 10 WATT 790 LUMENS
ABOVE GARAGE DOORS (4) TOTAL
LITHONIA LIGTHING PRODUCT: #WDGE1 ELD P1 40K 1,227 LUMENS, COLOR BLACK, 10W LAMP, LED.
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Staff Report
To: Francis City Planning Commission
From: Katie Henneuse
Report Date: February 8, 2021
Meeting Date: February 18, 2021
Title: Hart Crossing Subdivision
Type of Item: Final Master Plan and Preliminary and Final Phase 1 & 2 Approval
Executive Summary:
Hart Crossing located at the corner of Hallam and Lambert Lane, was annexed into Francis City on August 8th,
2019 as a conservation subdivision in the AG-1 zone. The concept plan proposed 53 single family and 16
townhome lots for a total of 69 units. The subdivision acreage is 60 acres with a minimum of 30 acres of open
space. The developer is proposing four phases. The concept plan was accepted within the annexation
agreement. Preliminary master plan approval was granted to the developer. The developer is now pursuing
final master plan approval in conjunction with approval for Phase 1 and 2.
This item came before the Planning Commission during a public hearing on December 17th, 2020. It was tabled
until the developer completed all requirements of a conservation subdivision and the final subdivision
application. The following were noted as open items:
• Show road and townhome layout on Master Plan and Plat D.
• Designate a building envelope for Farm Lot 1.
• Confirm with City attorney that trail and dog park can be considered open space.
• Place the conservation lands into easements.
• Submit documents that govern ownership and maintenance of the conservation lands.
• Complete open items noted by City Engineer.
City Code:
17.30: Preliminary Plan
17.35: Final Plat
17.60: Conservation Subdivision
17.25.310: Sidewalks, curbs, trails, paths
Analysis of Open Items:
•
•
•

The Master Plan properly designates a minimum of 30 acres as open space. 20% of the conservation
land will remain open for the enjoyment of the residents and/or the public as required by Code.
The Master Plan and Plat D show the townhome lot and road layout.
A building envelope is shown on Plat A for Farm Lot 1. The location of the building envelope for Farm
Lot 2 will be shown on a site plan when a building permit application is submitted.

•

•
•
•

The City attorney confirmed that the dog park and storage drain easement may occupy the same space
and this may be considered public open space. He also confirmed that the trail easement may be
considered public open space.
Plat notes place the conservation lands under a permanent easement.
Plat notes that govern ownership and maintenance of the farm lots, city park, and trail corridor were
included.
CCRs and plat notes that govern ownership of the dog park and townhome open space were provided.

Staff Recommendation:
Evaluate the master plan documents, including Plat A and B for Phase 1 and 2 approval. Address the following
issues with the applicant:
•

•
•

Discuss dog park ownership. Is it acceptable for the owner of Farm Lot 2 to have ownership of the dog
park and for the HOA to have maintenance responsibilities for it? Should the HOA own the dog park
instead?
Is mulch a suitable ground covering for the dog park (see Plat A Notes 8 and 9 and landscape plan)?
Discuss the existing sheds. Is it acceptable for the existing sheds to be located within the 100-ft setback
from Lambert? The Conservation Subdivision code has these requirements: “Front setbacks shall be a
minimum of 20 feet from the property line.” and “All new dwellings shall be arranged and located a
minimum of 100 feet from all external roads.”

Positively recommend this proposal to the City Council for further review and approval.
Community Review:
A public hearing was already held for this agenda item.
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