Syracuse City
Planning Commission Meeting
7, 2022
Begins at 6:00 PM in the Council Chambers at City Hall
1979 W 1900 S, Syracuse, UT 84075
Regular Meeting Agenda
PLANNING
COMMISSIONERS
CHAIR

Ryan Wessel

1. Meeting Called to Order
• Invocation or Thought by Commissioner Hellewell
• Pledge of Allegiance by Commissioner Ruelan
• Adoption of Meeting Agenda
2. Meeting Minutes
Regular Meeting & Work Session for the following dates:

VI C E-C H A I R

Ivy Ruelan
Alan Gallegos
Kenneth Hellewell
Lonn Hunter
Keeth Kennington
James King
Nicholas Weber

•
•

June 7, 2020
May 17, 2022

3. Public Comment, this is an opportunity to address the Planning Commission regarding items not
scheduled for a public hearing on this agenda. Please consider others and limit your comments to
three minutes.
4. Public Hearing – Land Sale to Ivory Land Corporation – 2.52 acres Syracuse City property for 1.08
acres Ivory property located at approximately 2325 S 1230 W.
5.

Public Hearing - Subdivision Amendment called Harvest Point Phase 4 First Amended containing
0.687 acres located at 2091 S 1300 W in the R-2 Zone.

6.

Public Hearing - Minor Subdivision called Walker Estate containing 0.66 acres and two lots located
at 2935 S 1000 W in the R-2 Zone.

7.

Public Hearing - Commercial Site Plan for Café Zupa’s containing 0.80 acres at 2068 W 1700 S
in the GC Zone.

8. Commissioner Elections
9. Adjourn

Work Session
1. Department Business
a) City Council Liaison Report
b) City Attorney Updates
c) Upcoming Agenda Items
•
•
•
•

Parkview at Shoreline Phases 3 and 4
Elmore Plaza Condominium Plat
Cheshire Rezone R-2 to R-3
Banbury Townhomes Rezone

2. Discussion Items
a) Planning Commission Training – 10 Minutes
3. Commissioner Reports
4. Adjourn
NOTE
If you wish to attend a particular agenda item, please arrive at the beginning of the meeting. In compliance with the Americans with Disabilities Act, those
needing auxiliary communicative aids and services for this meeting should contact the City Office, at 801-825-1477, at least 48 hours prior to the meeting.
Connect digitally at https://us02web.zoom.us/j/88376335438 or by phone at 253-215-8782, Meeting ID: 883 7633 5438. Send written comments to
planningdepartment@syracuseut.com or mail/deliver to 1979 West 1900 South, Syracuse, UT 84075. Comment deadline is five hours before the meeting.
Each comment is read for up to three minutes with any unread remainder included in the public record.
CERTIFICATE OF POSTING
This agenda was posted on the Syracuse City Hall Notice Boards, the State Public Notice website at https://www.utah.gov/pmn/, and the Syracuse City website at
https://syracuseut.gov.

Page 1 of 1

Minutes of the Syracuse Planning Commission Regular Meeting July 7, 2020

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49
50
51
52
53
54
55
56
57
58
59
60
61
62
63
64
65

Minutes of the Regular Meeting of the Syracuse City Planning Commission held on July 7, 2020, at 6:00 p.m., via Zoom,
Syracuse City, Davis County, Utah.
Present:

1.

Commission Members:

Larry Johnson, Vice Chair
Greg Day
G. Ivy Ruelan
Keeth Kennington
Nicholas Weber
Ryan Wessel
Alan Gallegos

City Employees:

Noah Steele, Community & Economic Development Director
Heather Davies, Administrative Professional
Golden Barrett, Fire Marshall
Royce Davies, Planner
Paul Roberts, City Attorney
Brian Bloemen, City Engineer

City Council:

Councilmember W. Seth Teague

Excused:

Brett Cragun, Chair
Greg Day

Visitors:

Branton Bauman
Dave Maughan
Don Zambrana
Josh Hughes
Marie Jensen
Seth Teague
Lisa Jamison
Spencer Brimley
Tawni Fish

Cody Hawkes
Gennette Spangler
Jake Barben
Lesley Draper
Melonie Harris
Stephen Yardley
Steve Fletcher
Nate Griffin
Matt Harris

Colby Anderson
Grant Thorson
Matt Blackburn
Bill Backus
Scott & Codee Jones
Curtis Roberts
Jake Burton
Amanda Weston

Meeting Called to Order:
Vice Chair Johnson called the meeting to order. Vice Chair Johnson provided an invocation. The Pledge of Allegiance
was led by Commissioner Gallegos. Vice Chair Johnson notes for the record that both Chair Cragun and Commissioner
Day are not excused from the meeting.
COMMISSIONER RUELAN MADE A MOTION TO ADOPT THE PLANNING COMMISSION AGENDA FOR THE JULY 7,
2020, MEETING. THE MOTION WAS SECONDED BY COMMISSIONER GALLEGOS. THE MOTION CARRIED
UNANIMOUSLY.

2.

Meeting Minutes:
COMMISSIONER RUELAN MADE A MOTION TO ADOPT THE MEETING MINUTES FROM FEBRUARY 4, 2020,
COMMISSIONER GALLEGOS SECONDS. MOTION CARRIES UNANIMOUSLY.

3.

Public Comment:
Vice Chair Johnson opened the public comment.
Ms. Fletcher stated she is not in favor of the proposed storage units next to Antelope Drive. She said the property is only
under contract and does not believe this is sufficient to support a General Plan change.
Mr. Matt Blackburn is not in favor of the proposed General Plan map change from low-density to commercial. He
recommends that the city keep to the original General Plan map.
Mr. Cody Hawkes is opposed to the proposed General Plan Map change from Low-Density to Commercial. He does not
believe that the zoning would be compatible with the surrounding uses and that the commercial use would be invasive for
the residential area.
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Mr. Chris Semrow said he is in favor of the proposed General Plan Map change from Low-Density to Commercial. He
borders the property under consideration. He believes that storage units are a better option than higher density
residential or more intense commercial use.
Ms. Marie Jensen felt that those who offer public comment should mention whether they have financial interest or not in
the project.
Mr. Branton Bauman said he agrees that it there is a need for storage units and therefore he supports the proposed
General Plan Map change from Low-Density to Commercial.
Mr. Steve Fletcher, on behalf of his father-in-law Bill Backus of Syracuse said they own storage units in an industrial park
in Layton and have break-ins. They are concerned with the crime that would be brought to the residential neighborhood as
a result of storage units.
Mr. Curtis Roberts does not feel that storage units are the best use for that land. He believes that several single-family
homes could fit on the property. He does not want people with ill intentions, who do not live around here being in the
neighborhood.
Mr. Lonny Weston does not feel storage units are the best use for the property as there are already storage units built and
being planned in the City.
Mr. Stephen Yardley asked the Commission to deny the proposed General Plan Map change from Low-Density to
Commercial. He thinks it will change the character of the community and its exclusive residential area. Storage sheds
belong next to other businesses in industrial and commercial areas.
Mr. Don Zambrana is not in favor of the proposed general plan map to commercial. He moved into a nice neighborhood
and is concerned that the commercial properties will bloom and expand into residential areas.
Ms. Codee Jones is opposed to storage units being put on the property. They moved to the West side of town due to its
small-town feel. Ms. Jones said her family has experience owning storage units and there is crime associated with the
use. She said there is a gang of people who target storage units in the area every year.
Mr. Noah Steele, Director of Community and Economic Development read some of the emails that were sent in.
Mr. Spencer Brimley is in favor of the proposed zone change. He does not live near the project but supports it. The lowdensity residential designation does not make sense along Antelope Drive and a future highway interchange. Commercial
development should be permitted.
Mr. & Ms. Hadley worry that the developer could back out of the deal and another commercial use would be substituted.
Charles Hamilton is not in favor of the general plan map change.
Scott and Codee Jones are not in favor of the proposed storage units on Antelope Drive. They said there are vacant
storage units in the area, so there is not a need for the new units.
Shane and Jennifer Minor favor of the proposed zone change from low-density to commercial. They live in the
neighborhood and feel the commercial property will be a more desirable. They are getting a clean property use in
exchange for a dilapidated residential home.
Steve and Cindy Neutzman are not in favor of the proposed storage units in a residential neighborhood.
Brooke Row is in favor of the proposed storage units, as well as the wall and vegetation buffer will make the project look
great.
David and Jeanette Stangler are not in favor of the proposed storage units. They purchased a home in an established
neighborhood. Storage units are not high-end uses. Members of our community will not use it. This is dividing our
neighborhood for the financial gain of a few.
Mr. Jake Barben is not in favor of the storage units near residential areas. He is wondering if any other proposals have
been brought before the City for this property previously.
Mr. Josh Wayment, is not in favor of storage units along Antelope Drive as they will bring crime to the area.
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Ms. Amanda Weston, of Syracuse, is not in favor of the proposed storage units. The roots of Syracuse are in families, and
the proposed use is contrary to those roots. There are better uses for that property than storage units. Have been
explored.
Vice Chair Johnson closed the public comment.
4.

Continuation – General Plan Map Amendment from Low-Density Residential to Commercial, 3.95 acres located at
approx. 3500 West 1700 South.
Mr. Royce Davies, City Planner, gave a brief recap from the previous meeting. He reported on the proximity of similar
storage unit projects to highway interchanges. He lists the potential zones that are included in the general plan map
designation.
Commissioner Ruelan is curious as to what the Council’s opinion is on the matter.
Mr. Steele shared that the City Council has not even discussed this item and therefore does not have an official opinion.
Mr. Steele explained the land use process.
Mr. Don Zambrana, of Syracuse, cut into the discussion and suggested that the developer should build on property already
designated as commercial on the general plan map.
Mr. Hughes and Mr. Day the developers answered some questions that the residents had. They first stated that they got
the signatures from the existing property owners in order to change the General Plan Map.
Mr. Hughes said he is interested in changing what could be in his back yard. He felt that storage units would be the best
use of the property and he could expand his backyard and control who their neighbors would be. Mr. Hughes indicated he
initially pursued residential development but could not find any builders interested in developing low-density residential.
In regard to the crime, Mr. Hughes said they would be spending extra care in the building and maintaining of this property
to help reduce crime and make it a safe environment for the children and neighbors. He will be a back-door neighbor to the
property and has a specific interest in keeping it safe.
Mr. Hughes shared his presentation with the Commission. He showed the proposed design of the units including the
materials and landscaping.
Mr. Hughes requested the Commission approve a general plan map change to Medium Density Residential rather than
Commercial, as a compromise with neighbors who are concerned. Medium-density residential general plan map allows for
a Neighborhood Services zoning.
Commissioner Ruelan asked Mr. Hughes if he had considered other properties for future expansions. Mr. Hughes said they
did not consider this on another piece of property because they were focused on developing this particular piece of property.
COMMISSIONER WESSEL MOVED THE PLANNING COMMISSION RECOMMEND THE CITY COUNCIL DENY THE
REQUEST OF GREG DAY FOR A GENERAL PLAN MAP AMENDMENT OF APPROXIMATELY 3.95 ACRES FROM LOWDENSITY RESIDENTIAL TO COMMERCIAL AT 3500 W 1700 S IN THE R-1 ZONE. COMMISSIONER WEBER SECONDS
THE MOTION.
Commissioner Kennington notes that the applicant asked for an amendment to his application, and that the Commission
consider medium-density designation instead of commercial. Mr. Davies said they would have to start the process all over
again if they wanted to move it to Medium Residential.
City Attorney, Mr. Roberts said the Commission can recommend a different map designation, but a substitute motion would
need to be made.
THE ORIGINAL MOTION CARRIED WITH A VOTE 4-2.

5.

Continuation – Rezone Request from R-1 to Neighborhood Services, 3.95 acres located at approx. 3500 West 1700
South.
Mr. Davies shares that the request is to change from R-1 to Neighborhood Services. There are some small areas of
Commercial and Professional Office relatively close to the property.
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COMMISSIONER WEBER MOVED THE PLANNING COMMISSION RECOMMEND THE CITY COUNCIL deny THE
REQUEST OF GREG DAY FOR A REZONE OF APPROXIMATELY 3.95 ACRES FROM R-1 TO NEIGHBORHOOD
SERVICES AT 3500 WEST 1700 SOUTH. COMMISSIONER RUELAN SECONDS. THE MOTION FAILS WITH A 3-3
VOTE.
Commissioner Kennington shares that he is in favor of Neighborhood Services within a Medium Density rather than a
Commercial zone. There is discussion amongst Staff and the Commission for the processes of the applications.
COMMISSIONER RUELAN MOVED THE PLANNING COMMISSION TO RECOMMEND THE CITY COUNCIL deny THE
REQUEST OF GREG DAY FOR A REZONE OF APPROXIMATELY 3.95 ACRES FROM R-1 TO NEIGHBORHOOD
SERVICES AT 3500 WEST 1700 SOUTH. COMMISSIONER WEBER SECONDS THE MOTION. MOTION FAILS 3-3.
COMMISSIONER GALLEGOS MOVED THE PLANNING COMMISSION RECOMMEND THE CITY COUNCIL deny THE
REQUEST OF GREG DAY FOR A REZONE OF APPROXIMATELY 3.95 ACRES FROM R-1 TO NEIGHBORHOOD
SERVICES AT 3500 WEST 1700 SOUTH. COMMISSIONER WESSEL SECONDS THE MOTION. MOTION CARRIES 42.
6.

Continuation – Proposed Text Amendment to §10.90.020 Permitted Uses
Mr. Steele shares that this proposed amendment came from an applicant who wants to build indoor climate-controlled units
within the General Commercial Zone, specifically within the Town Center of Syracuse. In the previous meeting the
Commission proposed creating a new zone specified to storage units.
Mr. Colby Anderson, the applicant, shares that his proposed project will fit well with the shopping center and therefore asks
that the Commission to approve the text amendment so that the use can be established in the commercially zoned property.
Mr. Anderson stresses that this is a different type of facility to the item previously discussed, being an indoor climatecontrolled storage unit use. Commissioner Wessel asks if Mr. Anderson owns the property. Mr. Anderson shares that they
are under contract and doing their due diligence. Mr. Steele shares that the current landowner has signed to allow for the
text amendment. Property owner consent is a requirement for all zoning applications. Commissioner Wessel is in favor of
creating a separate zone as a text amendment would open up the GC zone to storage units throughout the City. Both
Commissioner Wessel, Weber, and Kennington all would like the project that the applicant is working on, but do not want it
to be available in all areas zoned GC.
COMMISSIONER KENNINGTON MOVED THE PLANNING COMMISSION RECOMMEND TO CITY COUNCIL THE deny
OF THE PROPOSED TEXT AMENDMENT TO §10.90.020. COMMISSIONER WEBER SECONDED. THIS MOTION
CARRIES UNANIMOUSLY.

7.

Public Hearing – Creation of New Storage Unit Zone (SU)
Mr. Steele shares the proposed language for the creation of the SU Zone. The permitted uses in the zone include only
indoor climate-controlled self-storage facilities, retail and office uses. Specific retail uses are prohibited in the draft zone
text. Lot standards include setback and buffering requirements. Zone change applications must be accompanied by site
plans.
Open public comment.
Mr. Matt Blackburn, of Syracuse, shares that he is in favor of this proposed zone creation. It presents a new, more modern
solution to storage needs. He thinks it should be directed to a commercial or industrial area in the purpose language.
Close public comment.
Mr. Anderson shares that he is wanting to make sure that the language would work for the proposed project is working on
and therefore asks for some clarification on the language to help build his project. There is discussion with Staff about the
acceptable locations for loading docks and which way the project would be able to face under the language, if the parcel
does not directly abut a public street. Commissioner Ruelan asks what the coverage is for on-street parking for projects
such as this. Commissioner Wessel brings up the topic of landscape and wanting to make sure the project looks great. The
Commission wants to strike the loading language and Commission Weber is considering the setbacks. Commissioner
Wessel sought additional clarification on the list of prohibited retail uses in the proposed ordinance.
COMMISSIONER WESSEL MOVES TO TABLE THIS ITEM TO THE NEXT MEETING. COMMISSIONER KENNINGTON
SECONDS. ALL VOTE IN FAVOR.
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8.

Adjourn
COMMISSIONER RUELAN MADE A MOTION TO ADJOURN AND BEGIN THE WORK SESSION. THE MOTION
CARRIED UNANIMOUSLY.
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Minutes of the Syracuse City Planning Commission Work Session was held on July 7, 2020, at 6:00 p.m., in the Council Chambers,
1979 West 1900 South, Syracuse City, Davis County, Utah.
Present:

Commission Members:

Larry Johnson, Vice Chair
G. Ivy Ruelan
Greg Day
Alan Gallegos
Keeth Kennington
Nicholas Weber

City Employees:

Noah Steele, Community & Economic Development Director
Royce Davies, Planner
Heather Davies, Administrative Professional
Paul Roberts, City Attorney

City Council:

Councilmember W. Seth Teague

Vice Chair Johnson starts the Work Session.
1.

Department Business:
a. City Council Liaison Report
Councilmember Teague share the City Council
•
Extended discussion on a walkway that is potentially being surplused. Discussed code for fencing
along the walkway in order to avoid surplus.
•
Zone change for Village at the Bluff. There were a lot of questions about the front facades and
measurements for the garages and whether it meets the Code, therefore they tabled the item.
b.

City Attorney Updates

Paul Roberts, City Attorney, states that he has no items to discuss.
c.

Upcoming Agenda Items

Mr. Steele shares the following items are as follows
•
Storage Units within the Industrial Zone
•
Grayson Ridge West Final Plat
2.

Discussion Items
None for this meeting.

3.

Commissioner Reports
None. Commissioner Wessel is grateful to work with everyone and the cordial discussion.

4.

Adjourn
COMMISSIONER WEBER MADE A MOTION TO ADJOURN. ALL WERE IN FAVOR. MOTION PASSES
UNANIMOUSLY.
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Minutes of the regular meeting of the Syracuse Planning Commission, held in Council Chambers and accessible via Zoom on
May 17, 2022, at 6:00 PM.
Present:

1.

Commission Members:

Ryan Wessel, Chair
Ivy Ruelan, Vice-Chair
Kenneth Hellewell
Lonn Hunter
Alan Gallegos
Keeth Kennington
James King, Alternate

City Employees:

Golden Barret, Fire Marshall
Brian Bloemen, City Engineer
Royce Davies, Planner
Micheal Kerswell, Planner
Paul Roberts, City Attorney
Noah Steele, CED Director

City Council Liaison:

Paul Watson

Visitors:

Kevin Porter, Jared Stoker, Peter Gamvroulas

Meeting Called to Order
A quorum was present, as defined in Utah Code, Title 52, Chapter 4 – Open and Public Meetings Act. Chair Wessel
called the meeting to order at 6:00 PM as a regularly scheduled meeting, with notice of time, place, and agenda
provided 24 hours in advance to the public and each commissioner. Commissioner Hellewell provided an invocation
and Commissioner King led the Pledge of Allegiance.
COMMISSIONER HELLEWELL MOVED TO ADOPT THE AGENDA FOR THE MAY 17, 2022, PLANNING
COMMISSION MEETING. COMMISSIONER GALLEGOS SECONDED. THE MOTION CARRIED UNANIMOUSLY.

2.

Meeting Minutes
The following minutes were reviewed by the Planning Commission:
•

May 3, 2022

COMMISSIONER HUNTER MOVED TO APPROVE THE MINUTES FOR THE MAY 3, 2022, PLANNING
COMMISSION MEETING. COMMISSIONER RUELAN SECONDED THE MOTION. THE MOTION CARRIED
UNANIMOUSLY.
3.

Public Comment
Syracuse resident, Jared Stoker commented on ordinance stipulations for detached, accessory structure setbacks –
specifically front and side yard requirements. He proposed an amendment that would allow cul-de-sac lots an
exception that is currently in place for corner lots.
Chair Wessel announced that the public hearing for a land sale to Ivory Land Corporation – 2.52 acres
Syracuse City property for 1.08 acres Ivory property located at approximately 2325 S 1230 W, scheduled for
this meeting, has been rescheduled to June 7th. He indicated that public feedback on the matter will be heard
as part of the Public Comment segment of this meeting.
No additional comment was offered.
Chair Wessel closed public comment.
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4.

Agenda Items
Public Hearing – Preliminary Plat for Legacy View Estates subdivision, approx. 2325 S 1230 W
Consisting of 65 lots on 24.53 acres in the R-2 zone.
Senior Planner, Royce Davies gave an overview of the proposed subdivision plat. He acknowledged that staff has
reviewed the full application and recommends approval. He affirmed that land associated with the forementioned
Ivory Corporation sale is not included in the presented layout.
Chair Wessel opened the Public Hearing.
There were no comments from the public.
Chair Wessel closed the Public Hearing.
Commissioner Hunter enquired about third-party utility plans for Legacy View Estates.
City Engineer, Brian Bloemen explained that details related to third-party utilities will be evolved throughout the
process and firmed up prior to final subdivision approval.
Chair Wessel commented on development access and traffic flow.
Commissioner King expressed concern over approving the concept before negotiations with the City involving
adjacent property have been reconciled.
Peter Gamvroulas reiterated that the presented layout works as a standalone development. He acknowledged that
the preliminary plat will be revised should the adjacent property be acquired and merged with the subdivision. He
described the expected modifications.
Royce Davies noted that this is an administrative matter; as the presented plat meets zoning requirements and the
property is not otherwise encumbered, the Planning Commission is entitled to approve it.
COMMISSIONER HELLEWELL MOVED TO APPROVE THE PRELIMINARY PLAT FOR LEGACY VIEW ESTATES
AS PRESENTED. COMMISSIONER KING SECONDED THE MOTION. THE MOTION CARRIED UNANIMOUSLY.

5.

Adjourn
AT 6:21 PM COMMISSIONER RUELAN MOVED TO ADJOURN AND PROCEED WITH THE WORK SESSION;
MOTION CARRIED UNANIMOUSLY.
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Minutes of the work session of the Syracuse Planning Commission, held in Council Chambers and accessible via Zoom on May
17, 2022.
Present:

Commission Members:

Ryan Wessel, Chair
Ivy Ruelan, Vice-Chair
Alan Gallegos
Lonn Hunter
James King
Keeth Kennington
Kenneth Hellewell

City Employees:

Golden Barret, Fire Marshall
City Engineer, Brian Bloemen
Royce Davies, Senior Planner
Mike Kerswell, Planner
Paul Roberts, City Attorney
Noah Steele, Community & Economic Development Director

City Council Liaison:

Paul Watson

Excused:

Nicholas Weber

Chair Wessel started the Work Session at 6:22 PM
1.

Department Business
a.

City Council Liaison Report
Councilmember Paul Watson notified that the City Council approved the recommended adjustment to SCC 8.15
specifications – Turnaround Requirements.
He reported that a text amendment to SCC 10.30.080 was ratified, identifying chain-link fencing as a buffer yard
requirement. He indicated that voting on the recommended General Plan Map amendment, which would allow
for high-density (Residential) zoning at 1700 S Banbury Drive was postponed.
He confirmed that amendments to Syracuse City code regarding water-wise landscaping were approved as
recommended by the Planning Commission.
He informed that the City Council does not support the creation of a new MXD-H zone, rather opted to execute a
Development Agreement for the hospital/mixed-use project to be constructed at 2000 W SR-193.
He reported that the Development Agreement amendment for the Monterrey West and future hotel development
in the MXD and GC Zones was approved by the City Council and changes to the MXD zone have been drafted.

b.

City Attorney Updates
None

c.

Upcoming Agenda Items
Senior Planner, Royce Davies discussed the following upcoming agenda items:
•
•
•
•

2.

General Plan Amendment - Trails Edge Phase 6
Rezone – Banbury Place
Subdivision Amendment – Walker Estates
Site Plan – Café Zupas

Discussion Items
None
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3.

Commissioner Reports
Commissioner Hellewell reviewed registration procedures for Utah League of Cities and Towns conferences.
Commissioner Gallegos verified dates of upcoming Planning Commission meetings.
Chair Wessel remarked on approaching commissioner term culminations.

4.

Adjourn
AT 6:32 PM COMMISSIONER KENNINGTON MOVED TO ADJOURN THE WORK SESSION; MOTION
CARRIED UNANIMOUSLY.

PLANNING COMMISSION
AGENDA
June 7, 2022

Agenda Item # 3

Public Comment:
This is an opportunity to address the Planning
Commission regarding your concerns or ideas,
regarding items that have not been scheduled for a
public hearing on this agenda. Please limit your
comments to three minutes.

PLANNING COMMISSION
June 7, 2022

Agenda Item #4

Public Hearing: Proposed Land Trade/Sale to Ivory Land Corporation
located approximately 2325 S. 1230 W.

Summary

The city is entertaining a transaction to trade land with Ivory Homes. See attached for the draft trade
agreement. City policy requires a public hearing and recommendation from Planning Commission prior to
selling/trading land. The City Council will have the final vote for the transaction.
It is proposed to trade/sell approximately 2.72 acres of city land for approximately 1.08 acres of land owned
by Ivory Homes. The 1.08 acres of Ivory property is located directly west of the existing Legacy Park. The
intent is to expand Legacy Park on the newly aquired land and potentially build a new fire station there as
well. The resulting more rectangular park shape would be more useable space for soccer and other field sports
and have the needed frontage to develop a fire station. Since the value and acreage of the city property is
larger than that of the Ivory property, Ivory will pay the cost difference resulting in approximately
$363,591.77 payment to the city that could be used to develop the park expansion. Also, adjacent to the future
park/fire station area, there will need to be road improvements including curb gutter and sidewalk installed.
Those improvement costs would be deducted from the cash payment.
The original intent when the city purchased the 2.72 acres in 2004 was to expand Legacy Park as it is adjacent
and to the south of the existing park. The city hired a landscape architect to envision what the "L" shaped
park would look like. It included a linear water feature and parking. For unknown reasons, the city never
developed the park as planned. Possible reasons include a recession in 2007 which put a hold on city projects
because of reduced revenue and also there was a change in city manager leadership at the time. If the trade is
executed, Ivory intends to build approximately 8 lots and a road on the land that would connect to the end of
Grant's Lane. This portion would be developed along with Ivory's adjacent Legacy View Estates subdivision.
Grant's Lane is currently a cul-de-sac, dead end road. Originally, Grant's Lane was a private drive that
serviced only the duplexes adjacent to 1000 W. The private drive was not built to city specs. Later, more
homes were desired to be built west of there and the private drive was extended to service the homes. At
some point between 2005 and 2006, the dead end road was improved with sidewalk and a cul-de-sac. It is
assumed that this was the point when it was dedicated to the city as a public ROW and the city made the
improvements. The most narrow portion of the paved surface is approximately 28 to 30 feet. The standard 60
local road cross section would have a 35' paved width. The minimum that fire code requires is 26 feet. While
not ideal, the road does meet fire code. Also, if the trade is completed, and once Ivory builds their proposed
Legacy View subdivision, Grant's lane will be one of seven entrances into the new project and is not
anticipated to carry heavy traffic.
The city commissioned an independant appraisal from Wall Appraisal Company LLC. Date of the report was
March 14, 2022. The appraisal came back at $658,000 for the 2.72 acres of city land. The city purchased the
land in 2004 for $125,440 which at the time was fair market value. The offer from Ivory for the city land is
$805,720.60. The value of the Ivory property is agreed to be $345,308.83. The value of the road
improvements Ivory will complete for the city is $98,820. The sum of the Ivory Property Value, the Cash
Payment, and the cost of the Road Improvements is deemed equal to the City Property Value.

REAL ESTATE EXCHANGE AGREEMENT
THIS REAL ESTATE EXCHANGE AGREEMENT (this “Agreement”) is made this ____ day
of _____________, 2022 (the “Effective Date”), by and between SYRCAUSE CITY, a Utah municipal
corporation sole, (“City”), and IVORY LAND CORPORATION, a Utah limited corporation (“Ivory”).
City and Ivory are sometimes referred to herein collectively as the “Parties” and individually as a
“Party.”
RECITALS
A.
Ivory is the owner of Tax Parcel No. 120880157 in Syracuse City, Davis County, Utah
portions of which will be subdivided as follows:
1. An approximate 1.08-acre portion of Tax Parcel No. 120880157 in Syracuse City,
Davis County, Utah, as described and depicted on Exhibit A attached hereto and
incorporated herein by this reference (the “Ivory Property”).
B.
City is the owner of Tax Parcel No. 127490108 in Syracuse City, Davis County, Utah
consisting of approximately 2.72 acres, as described and depicted on Exhibit B attached hereto and
incorporated herein by this reference (the “City Property”).
C.
The City Property and Ivory Property may be referred to herein individually as a
“Property” or collectively as the “Properties.”
D.
Subject to the terms of this Agreement, City desires to acquire the Ivory Property from
Ivory in exchange for the City Property, and Ivory desires to acquire the City Property from the City in
exchange for the Ivory Property.
E.
To facilitate the exchange of Properties between the Parties, City and Ivory desire to
enter into this Agreement.
AGREEMENTS
NOW, THEREFORE, in consideration of the promises, covenants, representations and warranties
hereinafter set forth, and for other valuable consideration, the receipt and sufficiency of which are hereby
acknowledged, the Parties agree as follows:
1.
DEFINITIONS. All capitalized terms used but not otherwise defined herein shall have
the following meanings:
1.1.
Acquiring Party – The Party acquiring property under this Agreement (whether
Ivory’s acquisition of the City Property or City’s acquisition of the Ivory Property).
1.2.
Business Day – A day other than a Saturday, Sunday or day on which banking
institutions in Utah are authorized or required by law or executive order to be closed.
1.3.
Closing – The consummation of the Exchange Transaction, as evidenced by: (i)
satisfaction of all conditions to closing set forth herein; (ii) recording of the Deeds; and (iii) the delivery
to, and distribution by, Escrow Agent of all required funds and documents.

1.4.
Closing Date – On or before the date that is fifteen (15) days after the expiration
of the Inspection Review Period.
1.5.
Conveying Party – The Party conveying property under the terms of this
Agreement (whether Ivory’s conveyance of the Ivory Property, or City’s conveyance of the City
Property).
1.6.
Default – Any default of either Party’s agreements, covenants, representations,
warranties or obligations under this Agreement.
1.7.
Entitlements – Any entitlements, re-zoning, conditions of approval, or any other
discretionary governmental approvals required by any applicable governmental authority.
1.8.

Escrow – The escrow created with the Escrow Agent pursuant to this Agreement.

1.9.
Exchange Transaction – The exchange of the Ivory Property and City Property as
provided for in this Agreement.
1.10. Escrow Agent – An agent of Cottonwood Title Insurance Agency; 1996 East
6400 South, Suite 120, Murray, Utah 84121.
1.11. Hazardous Materials – Any (i) hazardous, harmful, dangerous, or toxic waste,
item, substance, material, or product (including, without limitation, any and all petroleum based products)
as presently defined by any federal, state, or local environmental and/or health law, act, edict, directive,
decree, rule, statute, ordinance, or regulation, including without limitation, (a) the Comprehensive
Environmental Response, Compensation and Liability Act, 42 U.S.C.A. Section 9601, et. seq., (b) the
Hazardous Materials Transportation Act, 49 U.S.C.A. Section 5101, et. seq., (c) the Resource
Conversation and Recovery Act, 42 U.S.C.A. Section 6901, et. seq., (d) the Toxic Substances Control
Act, 15 U.S.C.A. Section 2601, et. seq., (e) the Federal Water Pollution Control Act, 33 U.S.C.A. Section
1251, et. seq., and (f) all state or local environmental laws, and (g) any and all regulations related to any
of the foregoing; or (ii) other item, substance, material, or product prohibited, limited, or regulated by or
under any of the laws, acts, edicts, directives, decrees, rules, statutes, ordinances, or regulations described
above.
1.12. Inspection Review – The right of the Parties to conduct, review, and approve any
investigations, inspections, tests, reports, analyses, studies, or other matters deemed necessary, prudent, or
desirable by the Acquiring Party (in the Acquiring Party’s sole discretion) to determine (i) the condition
and/or fitness of the Property, and (ii) the feasibility and/or desirability of acquiring the Property.
1.13. Inspection Review Period – The period of time from the Effective Date until 5:00
p.m. (MDT) on the date that is ninety (90) days after the Effective Date.
1.14. Opening of Escrow – The date of delivery to and acceptance by Escrow Agent of
a fully executed original of this Agreement (including the execution of the “Escrow Agent Acceptance”
form following the signature page(s) of this Agreement).
1.15. Permitted Exceptions – With respect to the Property, all taxes and assessments
against the Property which are not yet due and payable as of the Closing Date, and all other matters
affecting title to the Property contained in the applicable Title Report or shown on the Survey, to the
extent such matters are accepted by the Acquiring Party pursuant to the provisions of Section 5.1 of this
Agreement.

1.16. Title Objection Period – The period of time from the Effective Date until 5:00
p.m. (MDT) on the date that is thirty (30) days after the Effective Date.
1.17. Title Report – A title commitment with respect to the Property issued by the
Escrow Agent and committing to issue the Title Policy, together with legible copies of all instruments or
documents referred to in such commitment.
2.

DESCRIPTION OF PROPERTIES.

2.1.
Ivory Property. The Ivory Property will consist of a total of approximately 1.08
acres of real property, which includes the following:
2.1.1. An approximate 1.08-acre portion of Tax Parcel No. 120880157 in
Syracuse City, Davis County, Utah, as described and depicted on Exhibit A attached hereto and
incorporated herein
2.1.2. All easements, rights-of-way or appurtenances used in connection with
the beneficial operation, use and enjoyment of the Ivory Property.
2.1.3. The Ivory Property will include all water, oil, gas, mineral, or subsurface
rights of any kind, appurtenant to the Ivory Property, but shall not include any water shares, or other
water not appurtenant to the Ivory Property.
2.1.4. All presently existing governmental approvals, permits, licenses, and
entitlements associated with the Ivory Property.
2.2.
City Property. The City Property consists of approximately 2.72 acres of
unimproved land and includes the following:
2.2.1. Tax Parcel No. 127490108 in Syracuse City, Davis County, Utah
consisting of approximately 2.72 acres, as described and depicted on Exhibit B.
2.2.2. All easements, rights-of-way or appurtenances used in connection with
the beneficial operation, use and enjoyment of the City Property.
2.2.3. The City Property will include all water, oil, gas, mineral, or subsurface
rights of any kind, appurtenant to the City Property, but shall not include any water shares, or other water
not appurtenant to the City Property.
2.2.4. All governmental approvals, permits, licenses, and entitlements
associated with the City Property.
2.3.
Survey. Ivory shall, within fourteen (14) calendar days of the Effective Date,
deliver to City ALTA surveys of the Ivory Property (collectively, the “Survey”). The Parties
acknowledge and agree that there is no survey for the City Property. Ivory shall have the option, at its sole
cost and expense, to complete a survey on the City Property during the Inspection Review Period.
3.

CONSIDERATION.

3.1.
Ivory’s Conveyance. In consideration of the City Conveyance, at Closing Ivory
shall (i) grant and convey, or cause to be granted and conveyed, all right, title and interest in the Ivory

Property to the City by special warranty deed and (ii) pay to City the Cash Payment as set forth in Section
3.3 below (collectively, the “Ivory Conveyance”).
3.2.
City’s Conveyance. In consideration of the Ivory Conveyance, at Closing, City
shall grant and convey to Ivory its interest in the City Property by special warranty deed (“City
Conveyance”).
3.3.

Valuation and Allocation of Cash Payment. The Parties agree as follows:

3.3.1. Property Values. The purchase price of the Properties shall be as follows:
(i) Three Hundred Forty-Five Thousand Three Hundred Eight Dollars and Eighty-Three Cents
($345,308.83) for the Ivory Property (the “Ivory Property Value”), (ii) and Eight Hundred Five
Thousand Seven Hundred Twenty Dollars and Sixty Cents ($805,720.60) for the City Property (the “City
Property Value”).
3.3.2. Cash Payment. At Closing Ivory will pay to City a cash payment equal to
Three Hundred Sixty-Three Thousand Five Hundred Ninety-One Dollars and Seventy-Seven Cents
($363,591.77) (the “Cash Payment”). The Cash Payment shall be deposited by Ivory with Escrow Agent
on or before the Closing Date and shall be paid to City at the Close of Escrow by wire transfer.
3.3.3. Road Improvements. In further consideration of the City’s conveyance of
the City Property, Ivory shall complete the road improvements described on Exhibit C (“Road
Improvements”). The Parties estimate that the actual cost of the Road Improvements will be Ninety-Six
Thousand Eight Hundred Twenty Dollars ($96,820.00). The Parties acknowledge that the sum of the
Ivory Property Value, the Cash Payment, and the cost of the Road Improvements is equal to the City
Property Value. Ivory’s obligations under this Section 3.3.3. shall survive Closing.
3.3.3.1. Improvements Excluded. The City hereby acknowledges that
the Road Improvements do not include laterals or meters servicing the Ivory Property. The City shall be
responsible for the cost and installation of these additional improvements. The City may elect, prior to
Closing and the commencement of construction of the Road Improvements, to add laterals and/or meters
to the scope of the Road Improvements (“Additional Improvements”). If the City so elects, the Cash
Payment shall be reduced proportionate to the estimated cost of the Additional Improvements.
3.4.
Ivory’s and City’s Analysis of the Consideration. Escrow Agent may report this
exchange to the Internal Revenue Service. City and Ivory each acknowledge that neither Party has given
legal advice with respect to the tax consequences of this transaction to the other Party and that each Party
has obtained advice from a lawyer or tax professional with regard to this matter or has decided to proceed
without such advice. City and Ivory each release each other and any of their respective agents, employees,
consultants, advisors, accountants, and attorneys from any claim related to the tax treatment of this
transaction and the obligation to furnish advice or to assure that taxing authorities, federal, state, or local,
will allow any particular treatment for tax purposes to the Parties for this transaction. Each Party shall
bear its own tax obligations with respect to the Exchange Transaction.
4.
INSPECTION REVIEW PERIOD. During the Inspection Review Period, the Acquiring
Party shall have the right to inspect the Property and to conduct the Inspection Review as more fully set
forth below.
4.1.
Inspection Review. The Conveying Party hereby grants to the Acquiring Party
and the Acquiring Party’s employees, contractors and agents, upon reasonable notice, a nonexclusive,
revocable license to enter upon the Property, at the Acquiring Party’s sole risk, to conduct the Inspection

Review, and other inspections during the Inspection Review Period. The Acquiring Party will
immediately repair any damage to the Property resulting from such entry upon, or testing of, the Property.
The Acquiring Party shall indemnify, defend, save and hold the Conveying Party harmless from any and
all costs, expenses, and damages, injuries, and liabilities of any kind caused by, or in any way related to,
the acts or omissions of the Acquiring Party and its employees, contractors and agents during and in
connection with the Inspection Review. The obligations of the Acquiring Party set forth above in the
preceding sentence shall expressly survive any cancellation, termination, or expiration of this Agreement.
The Acquiring Party shall not have the right to perform any invasive or intrusive testing at, in, on or under
the Property without the additional prior written consent of the Conveying Party, which consent shall not
be unreasonably withheld, conditioned or delayed.
On or before expiration of the Inspection Review Period, the Acquiring Party
shall deliver to the Conveying Party (a) notice that it accepts the Property it intends to acquire based upon
its inspection of the same and that it intends to proceed with the Exchange Transaction (the “Satisfaction
Notice”) or (b) notice setting forth the Acquiring Party’s objections to the Property based upon its
inspection of the same and the Acquiring Party’s conditions that must be satisfied before it will proceed
with the Exchange Transaction (the “Conditional Satisfaction Notice”). Upon receipt of a Conditional
Satisfaction Notice, the Conveying Party shall have five (5) Business Days to notify the Acquiring Party
whether it will cure the conditions set forth in the Conditional Satisfaction Notice, whereupon the
Acquiring Party may, within five (5) Business Days thereafter, either (i) accept such proposed remedies to
cure, whereupon the Conveying Party shall have no more than thirty (30) days to cure said conditions, (ii)
waive such conditions the Conveying Party is unwilling or unable to cure, or (iii) terminate this
Agreement by giving the Conveying Party written notice of termination, whereupon neither the Acquiring
Party nor the Conveying Party shall have any further right, liability, duty or obligation under this
Agreement, except for agreements or covenants that specifically survive termination. In the event the
Acquiring Party fails to provide the Conveying Party a Satisfaction Notice or Conditional Satisfaction
Notice on or before expiration of the Inspection Review Period, this Agreement shall automatically
terminate, whereupon neither the Acquiring Party nor the Conveying Party shall have any further right,
liability, duty or obligation under this Agreement, except for agreements or covenants that specifically
survive termination.
4.2.
Inspection Materials. The Conveying Party shall, within ten (10) calendar days of
the Effective Date and with respect to the Property it is conveying, deliver or cause to be delivered the
following items to the Acquiring Party to the extent such items are within the Conveying Party’s
possession and control (collectively, the “Inspection Materials”):
4.2.1.

The Title Report;

4.2.2. Any unrecorded covenants, conditions and restrictions or design
guidelines applicable to the Property;
4.2.3.

Survey;

4.2.4. All real estate tax bills and assessments in the Conveying Party (or its
Agents’) possession or control;
4.2.5. All environmental reports, studies, and site assessments in the Conveying
Party (or its Agents’) possession or control; and
4.2.6.

Any underlying leases and purchase contracts.

All of the Inspection Materials delivered by the Conveying Party shall be provided on an “As-Is”
basis, without representation or warranty as to the accuracy thereof. If either Party fails to close on the
Exchange Transaction, all Inspection Materials provided by the Conveying Party shall be returned to the
Conveying Party.
4.3.
Termination Right. At any time prior to the expiration of the Inspection Review
Period, the Acquiring Party shall have the right for any reason or no reason at all, in its sole and absolute
discretion, to terminate and cancel this Agreement by delivering written notice to the Conveying Party. If
this Agreement is terminated as provided for in this Section 4.3, each Party shall pay (i) one-half (1/2) of
the escrow cancellation charges and (ii) its own title cancellation charges, if any, whereupon neither the
Acquiring Party nor the Conveying Party shall have any further right, liability, duty or obligation under
this Agreement, except for agreements or covenants that specifically survive termination.
5.

TITLE AND SURVEY REVIEW.

5.1.
Title Objections. The Acquiring Party shall have until expiration of the Title
Objection Period to review and to object, in writing, to any easements, liens, encumbrances, or other
exceptions or matters disclosed in the Title Report or shown on the Survey (collectively, the “Title
Objections”). If the Acquiring Party fails to timely object to anything in the Title Report or Survey prior
to expiration of the Title Objection Period, then the condition of title to the Property reflected on the Title
Report and Survey will be deemed approved in all respects. If Title Objections are made within the Title
Objection Period, the Conveying Party shall determine, in its sole discretion, as to each Title Objection
the Conveying Party is willing or able to eliminate or obtain affirmative coverage over each of the Title
Objections. Within ten (10) days after receipt of any Title Objections, the Conveying Party shall notify
the Acquiring Party in writing as to those Title Objections that the Conveying Party will cause to be
eliminated or insured over. Notwithstanding the foregoing, in all events the Conveying Party shall be
obligated to eliminate any deeds of trust, mortgages, judgment liens, mechanics’ liens, materialmen’s
liens and other liens placed on or against the Property. Any such Title Objections that the Conveying
Party has agreed in writing to eliminate or insure over shall be cured on or before the Closing Date. If the
Conveying Party’s written notice indicates that the Conveying Party is unable or unwilling to eliminate or
provide affirmative coverage over any Title Objections, upon terms acceptable to the Acquiring Party, in
the Acquiring Party’s sole discretion, then the Acquiring Party may, on or before the expiration of the
Inspection Review Period, either (i) waive the Title Objections that the Conveying Party was unwilling or
unable to cure, or (ii) terminate this Agreement by giving the Conveying Party written notice of
termination, whereupon neither the Acquiring Party nor the Conveying Party shall have any further right,
liability, duty or obligation under this Agreement, except for agreements or covenants that specifically
survive termination; provided, however, if the Conveying Party fails to indicate which Title Objections
the Conveying Party will cure or insure over, such silence shall be deemed to be the Conveying Party’s
election not to cure or insure over the Acquiring Party’s Title Objections. In the event that the Acquiring
Party does not timely provide such termination notice, then the Acquiring Party shall be deemed to have
waived all such Title Objections that the Conveying Party was unwilling or unable to cure, and the
Acquiring Party and the Conveying Party shall continue to consummate the Exchange Transaction subject
to all other terms and conditions set forth herein.
5.2.
Title Policy. At the Closing, Escrow Agent shall issue to the Acquiring Party a
standard owner’s policy of title insurance (“Title Policy”) in an amount reasonably determined by the
Acquiring Party, insuring the Acquiring Party as the fee owner of the Property, subject to all Permitted
Exceptions and standard exceptions relating to a standard owner’s policy of title insurance. The Acquiring
Party may, at its expense, obtain extended coverage and/or such endorsements for the Property as the
Acquiring Party may reasonably request or require.

6.

ADDITIONAL OBLIGATIONS.

6.1.
Entitlements (City Property Rezone). During the Inspection Review
Period, Ivory, at its sole cost and expense, shall submit an application for the necessary rezone of the City
Property from Agricultural A-1 to Residential R-2, which if approved will allow Ivory to use the City
Property for its intended use after Closing. City agrees to cooperate and use commercially reasonable
efforts to support Ivory in pursuing the rezone, including executing such documents as necessary in
conjunction therewith, provided City does not incur any cost or liability associated with the same. City
shall sign all necessary affidavits to permit Ivory to apply for City Property Rezone within seven (7) days
of receiving application from Ivory. Ivory shall use commercially reasonable and diligent efforts to
attempt to obtain the rezone on or before expiration of the Inspection Review Period. As to any action
related to any Entitlements allowed herein that will have a permanent effect on the City Property prior to
Closing, such as re-zoning, Ivory shall have the right to review and approve such actions. Likewise,
during the Inspection Review Period, City, at its sole cost and expense, may pursue obtaining
the Entitlements necessary to allow City to use the Ivory Property for its intended use after Closing. Ivory
agrees to cooperate and use commercially reasonable efforts to support City in obtaining the Entitlements,
including executing such documents as necessary in conjunction therewith, provided Ivory does not incur
any cost or liability associated with the same. As to any action related to any Entitlements allowed herein
that will have a permanent effect on the Ivory Property prior to Closing, such as re-zoning, Ivory shall
have the right to review and approve such actions.
6.2.
Development Cooperation. From and after the Effective Date, the Parties shall
reasonably cooperate and work in good faith with each other in connection with all applications,
affidavits, agreements, amendments, approvals and submittals relating to, among other things, zoning, site
plan, planned development, subdivision, protective covenants, utility and other development matters to
permit the Parties’ intended uses on the applicable Property.
7.

CLOSING.

7.1.
Time and Place. The Parties shall conduct an escrow-style closing through the
Escrow Agent so that it will not be necessary for any Party to attend Closing.
7.2.
Ivory’s Closing Deliveries. At or before the Closing, Ivory shall deliver, or cause
to be delivered, to Escrow Agent and City, as applicable:
7.2.1.

The deed for the Ivory Property fully executed and properly

acknowledged by Ivory;
7.2.2. An affidavit in the form of Exhibit D (the “Affidavit”), attached hereto
and incorporated herein by this reference, fully executed by Ivory, as required by Internal Revenue Code
Section 1445(b)(2);
7.2.3.

The Cash Payment, as set forth in Section 3.3;

7.2.4. A settlement statement signed by Ivory, which is reasonably acceptable
to City and accurately reflects the payments, credits and prorations required herein; and
7.2.5. Such other funds, instruments and documents as may be reasonably
requested by City or Escrow Agent or reasonably necessary to effect or carry out the purposes of this
Agreement (which funds, instruments and documents shall be subject to Ivory’s prior approval thereof,
which approval shall not be unreasonably withheld).

7.3.

City’s Closing Deliveries. At the Closing, City shall deliver to Escrow Agent:
7.3.1.

The deed for the City Property, fully executed and properly

7.3.2.

The Affidavit, fully executed by City;

acknowledged by City;

7.3.3. A settlement statement signed by City, which is reasonably acceptable to
Ivory and accurately reflects the payments, credits and prorations required herein; and
7.3.4. Such other funds, instruments and documents as may be reasonably
requested by Ivory or Escrow Agent, or reasonably necessary to effect or carry out the purposes of this
Agreement (which funds, instruments and documents shall be subject to the City’s prior approval thereof,
which approval shall not be unreasonably withheld).
7.4.

Prorations and Closing Costs.

7.4.1. Except as expressly set forth in this Agreement, each Party must bear its
own costs (including attorneys’ fees) in connection with its negotiation, due diligence investigation and
conduct of this Exchange Transaction.
A.

The escrow fee charged by Escrow Agent shall be paid one-half
(1/2) by Ivory and one-half (1/2) by City.

B.

The Conveying Party shall pay (i) the premium attributable to a
standard ALTA owner’s coverage respecting the Title Policy for
the Property conveyed by the Conveying Party, (ii) any
repayment penalties and other amounts necessary to release any
deeds of trust, mortgages, judgment liens, mechanics’ liens,
materialmen’s liens and other liens to the extent required under
Section 5.1, and (iii) any farmland assessment rollback,
greenbelt or similar deferred taxes for the Property conveyed by
the Conveying Party.

C.

The Acquiring Party shall pay (i) the cost of upgrading the Title
Policy for the Property to be acquired by the Acquiring Party to
an extended coverage Title Policy and/or the cost of all title
endorsements issued in connection with said Title Policy, (ii) the
cost of recording new liens and encumbrances against the
Property to be acquired by the Acquiring Party created by the
Acquiring Party, and (iii) any transfer taxes or local documentary
stamps.

7.4.2. All real property taxes and assessments accrued for the current year shall
be prorated between the Parties as of Closing.
7.5.
the Closing Date.
8.

Possession. The Acquiring Party shall be entitled to possession of the Property on

CONDITIONS PRECEDENT AND CONTINGENCIES TO THE CLOSING.

8.1.
City’s Conditions. City’s obligation to close and consummate the Exchange
Transaction is specifically conditioned and contingent on the fulfillment, satisfaction, and/or completion
of each of the following (“City’s Closing Conditions”):
8.1.1.

Ivory’s delivery of each of the items described in Section 7.2 above;

8.1.2.

City’s receipt of the Title Policy pursuant to Section 5.2 of this

8.1.3.

Escrow Agent is prepared to record, for the benefit of the Parties, the

Agreement;

deeds;
8.1.4. Escrow Agent has completed the proration, crediting or payment of all
items identified for proration, crediting or payment on the approved settlement statements;
8.1.5. Approval of the transfer of City Property in exchange for the Ivory
Property from City’s governing municipal committees on or before the expiration of the Inspection
Review Period; and
8.1.6.
satisfied or waived by City.

All other obligations of Ivory described in this Agreement having been

Should the contingencies in this Section 8.1 fail for any reason prior to the Closing, then
City shall have the right to terminate this Agreement. Notwithstanding the foregoing, all of the foregoing
conditions and contingencies are for the benefit of City and City may waive any or all of the conditions
and contingencies and proceed to the Closing.
8.2.
Ivory’s Conditions. Ivory’s obligation to close and consummate the Exchange
Transaction is specifically conditioned and contingent on the fulfillment, satisfaction, and/or completion
of each of the following (“Ivory’s Closing Conditions”):
8.2.1.

City’s delivery of each of the items described in Section 6.1 and Section

8.2.2.

Ivory’s receipt of the Title Policy pursuant to Section 5.2 of this

8.2.3.

Escrow Agent is prepared to record, for the benefit of the Parties, the

7.3 above;
Agreement;
deeds;
8.2.4. Escrow Agent has completed the proration, crediting or payment of all
items identified for proration, crediting or payment on the approved settlement statements;
8.2.5.

Final Approval of the rezone of the City Property to Residential R-2; and

8.2.6.
satisfied or waived by Ivory.

All other obligations of City described in this Agreement having been

Should the contingencies in this Section 8.2 fail for any reason prior to the Closing, then
Ivory shall have the right to terminate this Agreement. Notwithstanding the foregoing, all of the foregoing

conditions and contingencies are for the benefit of Ivory and Ivory may waive any or all of the conditions
and contingencies and proceed to the Closing.
9.

PARTIES’ REPRESENTATIONS AND WARRANTIES.

9.1.
Effective Date and Closing. The Conveying Party, as of the Effective Date, and
again at the Closing, represents and warrants to the Acquiring Party that:
9.1.1. Authority and/or Capacity. The Conveying Party, if a business entity, is
duly formed and in good standing under the laws of the state of its formation, and is duly authorized to do
business in the state where the Property is located. The Conveying Party has full power and authority to
enter into and perform this Agreement and all documents, instruments and agreements entered into by the
Conveying Party pursuant to this Agreement, and to carry out the transactions contemplated hereby and
thereby; and this Agreement has been executed, and such other documents, instruments and agreements
have been or will be executed, by a duly authorized representative of the Conveying Party.
9.1.2. Binding Agreement. The Conveying Party’s execution of this
Agreement, this Agreement shall be binding and enforceable against the Conveying Party in accordance
with its terms, and upon the Conveying Party’s execution of the additional documents contemplated by
this Agreement, such additional documents shall be binding and enforceable against the Conveying Party
in accordance with their terms.
9.1.3. No Leases. At the time of Closing, the Conveying Party’s Property will
not in whole or in part be subject to any leases, or other possessory rights and interests.
The truth of the foregoing representations and warranties on and as of the Effective Date
and on and as of the Closing shall be a condition precedent to each Party’s obligations to consummate the
Exchange Transaction and otherwise perform under this Agreement. All representations and warranties
by each Party set forth in this Agreement shall survive the execution and delivery of this Agreement, the
recording of the deed(s) and the Closing.
10.

“AS-IS” EXCHANGE.

10.1. ACCEPTANCE. SUBJECT TO THE EXPRESS TERMS OF THIS
AGREEMENT, THE ACQUIRING PARTY ACKNOWLEDGES FOR THE ACQUIRING PARTY
AND ACQUIRING PARTY’S SUCCESSORS AND ASSIGNS, THAT THE ACQUIRING PARTY
WILL BE ACQUIRING THE PROPERTY BASED SOLELY UPON THE ACQUIRING PARTY’S
OWN INVESTIGATION AND INSPECTION THEREOF. CONVEYING PARTY AND ACQUIRING
PARTY AGREE THAT THE PROPERTY SHALL BE CONVEYED AND THE ACQUIRING PARTY
SHALL ACCEPT TITLE TO AND POSSESSION OF THE PROPERTY ON THE CLOSING DATES
“AS-IS, WHERE-IS, WITH ALL FAULTS”, AND THAT SUCH EXCHANGE SHALL BE WITHOUT
REPRESENTATION, CERTIFICATION OR WARRANTY OF ANY KIND, EXPRESS OR IMPLIED,
ORAL OR WRITTEN, STATUTORY OR OTHERWISE, EXCEPT AS OTHERWISE SET FORTH IN
THIS AGREEMENT AND IN THE DOCUMENTS DELIVERED AT CLOSING, AND THE
CONVEYING PARTY DOES HEREBY DISCLAIM AND RENOUNCE ANY SUCH
REPRESENTATION, CERTIFICATION OR WARRANTY.
10.2. General Release. Acquiring Party, on behalf of itself and its successors,
assigns and representatives, does hereby release Conveying Party and Conveying Party’s
employees, officers, directors, agents, representatives, managers, members, affiliates, parent
companies, and the successors and assigns of each of the foregoing from any and all claims, actions,

causes of action, demands, liabilities, damages, costs, expenses, or compensation whatsoever,
including attorney’s fees, whether direct or indirect, known or unknown, foreseeable or
unforeseeable, which Acquiring Party may have at Closing Date or which may arise in the future
on account of or in any way arising out of or connected with this Agreement. Acquiring Party
understands the significance of executing this Agreement and the general release of claims set forth
above.
10.3. Material Inducement. Acquiring Party hereby agrees and acknowledges that the
terms and conditions of this Section 10 are a material inducement to Conveying Party’s exchange of the
Property, and that Conveying Party would not sell or transfer all or any part of the Property to Acquiring
Party without Acquiring Party’s express agreement to the terms and conditions of this Section 10.
10.4. Survival. The terms and conditions of all provisions and portions this Section 10
shall survive the Closing and the recording of the deeds.
11.

RISK OF LOSS.

11.1. Risk of Loss. The risk of loss with respect to the Property will be upon the
Conveying Party until the Closing.
11.2. Casualty. If all or any portion of the Property shall be damaged by any casualty
or destruction of any kind prior to Closing, the Conveying Party shall promptly notify the Acquiring Party
in writing of such damage, and the Conveying Party shall have no obligation to repair any damage or
destruction to the Conveying Party’s Property. The Acquiring Party shall have the option to (i) terminate
this Agreement with written notice to the Conveying Party, whereupon neither the Acquiring Party nor
the Conveying Party shall have any further right, liability, duty or obligation under this Agreement,
except for agreements or covenants that specifically survive termination, or (ii) elect not to terminate this
Agreement, in which event this Agreement shall remain in full force and effect. If the Acquiring Party
does not make any election within ten (10) Business Days after receipt of the Conveying Party’s written
notification of such damage, then the Acquiring Party shall be deemed to have elected to not terminate
this Agreement. If the Acquiring Party does not terminate the Agreement (or is deemed not to have
terminated this Agreement), then at Closing (a) the Conveying Party shall pay to the Acquiring Party all
insurance awards or proceeds from any such damage which has been received by the Conveying Party on
or before the date of Closing, and (b) the Conveying Party shall assign to the Acquiring Party in writing
all of the Conveying Party’s rights to any additional awards or proceeds and the Acquiring Party shall
take the Property subject to any such damage.
11.3. Condemnation. If all or any portion of Property owned by the Conveying Party
becomes the subject of a condemnation proceeding(s), the Conveying Party shall promptly notify the
Acquiring Party in writing of such proceedings, and the Acquiring Party shall have the option to (i)
terminate this Agreement with written notice to the Conveying Party, whereupon neither the Acquiring
Party nor the Conveying Party shall have any further right, liability, duty or obligation under this
Agreement, except for agreements or covenants that specifically survive termination, or (ii) elect not to
terminate this Agreement, in which event this Agreement shall remain in full force and effect. If the
Acquiring Party does not make any election within ten (10) Business Days after receipt of the Conveying
Party’s written notification of such condemnation proceedings(s), then the Acquiring Party shall be
deemed to have elected to not terminate this Agreement. If the Acquiring Party does not terminate this
Agreement (or is deemed not to have terminated this Agreement), then (a) at Closing (1) the Conveying
Party shall pay to the Acquiring Party all condemnation awards or proceeds from any such proceedings or
actions in lieu thereof received by the Conveying Party from the Effective Date up to the date of Closing,
(2) the Conveying Party shall assign to the Acquiring Party all of the Conveying Party’s right to any

additional awards or proceeds which have not been received as of the date of Closing, and (3) the
Conveying Party shall assign to the Acquiring Party all of the Conveying Party’s rights to defend such
proceedings or actions in lieu thereof, and (b) the Acquiring Party shall take the Property subject to any
such condemnation proceeding(s). As used herein, the phrase “becomes the subject of a condemnation
proceeding(s)” shall mean any notice or knowledge by the Conveying Party of any formal or informal
condemnation or similar actions by any governmental authority against any portion of the Property to be
conveyed by the Conveying Party.
12.
TAX PROTESTS. In connection with any assessment(s) for real property taxes that is
received by the Conveying Party at any time between the Effective Date and Closing, but which is not
due and payable until after Closing, the Conveying Party hereby agrees to immediately deliver a copy of
such assessment(s) to the Acquiring Party. Further, the Conveying Party agrees to protest, using
reasonable means, any such assessment(s) to the extent and in the manner reasonably requested by the
Acquiring Party.
13.
BROKERS. The Parties each represent and warrant to the other that they have not dealt
with any broker, real estate agent, or finder in connection with this Agreement or the Exchange
Transaction. The Parties shall and do hereby each indemnify the other against, and agree to hold the other
harmless from, any claim, demand or suit for any brokerage or real estate commission, finder’s fee or
similar fee or charge with respect to this Agreement or the Exchange Transaction based on any act by, or
agreement or contract with, the indemnifying Party asserted by anyone, and for all losses, obligations,
costs, expenses and fees (including reasonable attorneys’ fees) incurred by the other Party on account of
or arising from any such claim, demand or suit. The indemnification described above shall survive any
termination or cancellation of this Agreement.
14.
REMEDIES. In the event of a Default, the Party not in default (the “Non-Defaulting
Party”) shall give the Party in default (the “Defaulting Party”) written notice of such default and
thereafter the Defaulting Party shall have ten (10) Business Days to cure such default (or such longer
period if such is reasonably necessary in order to cure the default, not to exceed thirty (30) days, and then
only if the Defaulting Party commences such cure within the initial ten (10) Business Day period and
thereafter diligently pursues the cure to completion). In the event that the Defaulting Party fails to cure the
Default within the cure period, the Non-Defaulting Party may, as its remedy for such Default elect to do
any one, but only one, of the following: (i) waive the effect of such Default and proceed to consummate
the Exchange Transaction; (ii) cancel this Agreement in accordance with Section 15 below; or (iii) bring
an action for specific performance of this Agreement. The Parties specifically waive all rights to
consequential and punitive damages for any Default.
15.
TERMINATION. If either Party elects to terminate this Agreement pursuant to a right
granted herein, the terminating Party shall give written notice of the termination to the other Party and
Escrow Agent. Upon termination by notice as set forth in the preceding sentence, or upon an automatic
termination in accordance with the terms of the Agreement, Escrow Agent shall return all documents
deposited in the Escrow to the Party who supplied the documents. Upon delivery of documents, this
Agreement and the Escrow will be deemed terminated, and except as expressly provided in this
Agreement, neither Party will have any further liability or obligation under this Agreement. Upon
termination of the Agreement because of a default by a Party, the defaulting Party shall be liable for and
shall pay any escrow termination fees or costs; otherwise, upon any termination the Parties shall each pay
one half (1/2) of any such fees and costs.
16.
ATTORNEYS’ FEES. If there is any litigation between the Parties to enforce or interpret
any provisions or rights under this Agreement, the unsuccessful Party in such litigation, as determined by
the court, shall pay to the successful Party, as determined by the court, all costs and expenses, including

but not limited to reasonable attorneys’ fees, incurred by the successful party, such fees to be determined
by the court sitting without a jury.
17.
NOTICES. Except as otherwise required by law, any notice, demand or request given in
connection with the Exchange Transaction and this Agreement shall be in writing and shall be given by
(i) personal delivery, (ii) overnight courier service, (iii) facsimile, United States certified mail, return
receipt requested, postage or other delivery charge prepaid, or (iv) via electronic mail. In all events, notice
shall only be deemed given if properly addressed to City or Ivory, as applicable. Such notices will be
deemed properly addressed if the following addresses (or at such other address as the Parties or the person
receiving copies may designate in writing given in accordance with this Section) are used:
Ivory:

Ivory Land Corporation
Attn: Peter Gamvroulas
978 East Woodoak Lane
Salt Lake City, UT 84117
Phone: (801) 747-7016
Email: peterg@ivoryhomes.com

City:

Attn: City Manager Brody Bovero
Syracuse City Corporation
1979 West 1900 South
Syracuse, UT 84075
Email: bbovero@syracuseut.gov

Copied to:

Syracuse City Corporation
1979 West 1900 South
Syracuse City, UT 84075
Attn: Paul Roberts
Email: proberts@syracuseut.gov

Notice shall be deemed to have been given on the date on which notice is delivered, if notice is
given by personal delivery, facsimile, or email; on the date of delivery to the overnight courier service, if
such a service is used; and on the date of deposit in the mail, if mailed. Notice shall be deemed to have
been received on the date on which the notice is actually received or delivery is refused. Copies of all
notices given to the Parties shall be given to Escrow Agent; provided, however, any omission on the part
of either party to provide a copy of the applicable notice to Escrow Agent shall not affect the
effectiveness of the notice if properly provided to the other parties as described above.
18.
ADDITIONAL ACTS. The Parties agree to promptly execute and deliver such other
documents and perform such other acts as may be reasonably necessary to carry out the purposes and
intent of this Agreement.
19.
GOVERNING LAW; JURISDICTION. To the fullest extent possible, this Agreement
shall be governed by, and construed and enforced in accordance with, the laws of the State of Utah,
without regard to any conflicts of law issues.
20.
BUSINESS DAYS. If this Agreement requires any act to be done or action to be taken on
a date which is not a Business Day, such act or action shall be deemed to have been validly done or taken
if done or taken on the next succeeding Business Day after such date.

21.
WAIVER. The waiver by any party hereto of any right granted to it hereunder shall not
be deemed to be a waiver of any other right granted hereunder, nor shall the same be deemed to be a
waiver of a subsequent right obtained by reason of the continuation of any matter previously waived.
22.
SURVIVAL. Only where specifically so provided herein shall any of the covenants,
agreements, representations, warranties and indemnities set forth in this Agreement survive the Closing.
Any such matters that survive Closing pursuant to the terms of this Agreement shall be subject to any
time limitations set forth herein, and shall not merge into any deed, assignment or other instrument
executed or delivered pursuant hereto.
23.
COUNTERPARTS. This Agreement may be executed in multiple counterparts, each of
which shall be deemed an original, and all of which when taken together shall constitute one and the same
document and agreement. A copy, facsimile or email transmission of any part of this Agreement,
including the signature page, shall have the same force and effect as an original.
24.
ENTIRE AGREEMENT/AMENDMENT. This Agreement sets forth the entire
understanding of the Parties with respect to the matters set forth herein as of the date hereof, and
supersedes all prior oral and written agreements, discussions and understandings of the Parties hereto as
to the matters set forth herein and cannot be altered or amended except pursuant to an instrument in
writing signed by both Parties.
25.
CONSTRUCTION. This Agreement is the result of negotiations between the parties,
neither of whom has acted under any duress or compulsion, whether legal, economic or otherwise.
Accordingly, the terms and provisions hereof shall be construed in accordance with their usual and
customary meanings. The Parties hereby waive the application of any rule of law which otherwise would
be applicable in connection with the construction of this Agreement that provides in effect that ambiguous
or conflicting terms or provisions should be construed against the party who (or whose attorney) prepared
the executed Agreement or any earlier draft of the same.
26.
INTERPRETATION. If there is any specific and direct conflict between, or any
ambiguity resulting from, the terms and provisions of this Agreement and the terms and provisions of any
document, instrument or other agreement executed in connection herewith or in furtherance hereof,
including any exhibits hereto, the same shall be consistently interpreted in such manner as to give effect
to the general purposes and intentions as expressed in this Agreement, which shall be deemed to prevail
and control.
27.
NO THIRD-PARTY BENEFICIARY. No term or provision of this Agreement or the
Exhibits hereto is intended to be, nor shall any such term or provision be construed to be, for the benefit
of any person, firm, partnership, company, corporation, or other entity that not a party hereto (including,
without limitation, any broker), and no such other person, firm, partnership, company, corporation or
other entity shall have any right or cause of action hereunder.
28.
SEVERABILITY. If any provision of this Agreement or any portion of any provision of
this Agreement shall be deemed to be invalid, illegal, or unenforceable, such invalidity, illegality or
unenforceability shall not alter the remaining portion of such provision, or any other provision hereof, as
each provision of this Agreement shall be deemed severable from all other provisions hereof so long as
removing the severed portion does not materially alter the overall intent of this Agreement.
29.
CONFIDENTIALITY. The Parties acknowledge and agree that they do not desire any
publicity with respect to this transaction, and therefore each Party hereto agrees, for itself and its
employees, contractors, and agents (including specifically real estate brokers and agents), that no

publication of this transaction shall be made and no information with respect to this transaction shall be
given to any media except in accordance with press releases or formal communications with
governmental authorities that have been mutually approved by the parties and except as may be required
in connection with Ivory’s compliance with statutes (including but not limited to government records
laws) or with lawful court orders or legal process. Neither this Agreement, nor any summary or
memorandum of same, shall be recorded against all or any portion of the Property.
30.
TIME OF ESSENCE. The Parties hereby acknowledge and agree that time is strictly of
the essence with respect to each and every term, condition, obligation and provision hereof and that
failure to timely perform any of the conditions, obligations or provisions hereof by either Party shall
constitute a material breach of and a non-curable (but waivable by the non-defaulting party) default under
this Agreement by the Party so failing to perform.
31.
CUL-DE-SAC PROVISIONS. A section of the City Property is currently encumbered
with a Right Of Way Easement (ROW) associated with an existing cul-de-sac bulb. Following Closing,
Ivory intends to develop the City Property as part of an R-2 subdivision. The development of the
intended subdivision will result in the current cul-de-sac being converted to a through way connecting
2425 South Street to 1000 West Street. A conceptual image of the cul-de-sac conversion is depicted on
Exhibit C. The straightening of the cul-de-sac bulb will require that portions of the ROW be vacated by
the City. City shall vacate the affected portions of the ROW to Ivory through the recordation of Ivory’s
subdivision plat. Ivory shall be responsible for the deconstruction of and relocation of certain road and
utility improvements necessitated by the realignment of the ROW, including but not limited to moving
the existing fire hydrant and telecommunication improvements to the new park strip. The obligations of
the parties set forth in this Section 31 shall survive closing.
32.
NO APPLICATIONS FORFEITED. By entering into this Agreement Ivory does not
forfeit or waive its rights to pursue the pending preliminary subdivision application that is included in
exhibit E, attached hereto.

IN WITNESS WHEREOF, the Parties have executed this Agreement as of the Effective Date.
IVORY:

CITY:

IVORY LAND CORPORATION,
a Utah corporation

SYRACUSE CITY CORPORATION,
a Utah municipal corporation

By:
Name: Kevin Anglesey
Its: Secretary

By:
Name: David Maughan_________________
Its: Mayor

Attest:_
______________________________________
City Recorder

Approved as to Form:
_______________________________________
City Attorney

ESCROW AGENT ACCEPTANCE
This Purchase and Sale Agreement (the “Agreement”) is accepted and the Escrow is opened this
____ day of ______________________, 2022. Escrow Agent hereby agrees to act as the Escrow Agent as
defined in the Agreement and to perform its duties in accordance with the provisions of the Agreement.
Further, Escrow Agent agrees to act as “the person responsible for closing” the Purchase and Sale
Transaction within the meaning of Section 6045(a) of the Internal Revenue Code of 1986, as amended,
and to file all forms and returns required thereby.

ESCROW AGENT:

Cottonwood Title Insurance Agency

By:
_____________________________
Name: _____________________________
Title: _____________________________

EXHIBIT A
(Legal Description and Depiction of Ivory Property)
A PORTION OF TAX PARCEL 120880157 DESCRIBED AS FOLLOW:
LEGAL DESCRIPTION
PREPARED FOR PETER G.

IVORY PROPERTY
SYRACUSE CITY, UTAH
February 24, 2022
21-0514
(JDL)
IVORY PROPERTY DESCRIPTION
A part of the Southeast 1/4 Section 15, Township 4 North, Range 2 West, Salt Lake Base and Meridian,
located in Syracuse City, Davis County, Utah, being more particularly described as follows:
Beginning at a point located at the Northwest Corner of Parcel Serial #12-088-0089 said point being
described in an unfiled survey completed by Benchmark Engineering and Land Surveying, Project Number
1006054, said point also being located S0°09’08”W 704.58 feet along the Section line and N89°50’52”W 779.07
feet from the East 1/4 Corner of Section 15, Township 4 North, Range 2 West, Salt Lake Base and Meridian; thence
S00°21'55"E 453.20 feet to the North boundary of ELMA’S LANE SUBDIVISION, on file and record in the offices
of the Davis County Recorder, Entry No 2570945, recorded on December 3rd 2010; thence along said plat
S89°58'05"W 104.30 feet; thence N00°01'56"W 437.09 feet; thence along the arc of a curve to the right with a
radius of 15.00 feet a distance of 23.37 feet through a central angle of 89°16'19" Chord: N44°36'13"E 21.08 feet;
thence N89°14'23"E 86.86 feet to the point of beginning.
Contains: 1.07 acres+/-

(Satellite Image of Approximate Property)

4833-0187-8008

EXHIBIT B
(Legal Description and Depiction of the City Property)
A PORTION OF TAX PARCEL NO. 127490108 DESCRIBED AS FOLLOWS:
LEGAL DESCRIPTION
PREPARED FOR PETER G.

SYRACUSE CITY PROPERTY
SYRACUSE CITY, UTAH
February 24, 2022
21-0514
(JDL)
CITY PROPERTY DESCRIPTION
A part of the Southeast 1/4 Section 15, Township 4 North, Range 2 West, Salt Lake Base and Meridian,
located in Syracuse City, Davis County, Utah, being more particularly described as follows:
Beginning at a point located at the rear common corner on lots 108 and 104 of the ELMA’S LANE
SUBDIVISION, on file and record in the offices of the Davis County Recorder, Entry No 2570945, recorded on
December 3rd 2010, said point also being located S0°09’08”W 1156.65 feet along the Section line and N9°50’52”W
428.99 from the East 1/4 Corner of Section 15, Township 4 North, Range 2 West, Salt Lake Base and Meridian;
thence along said subdivision the following (3) three courses; (1) S00°09'08"W 118.47 feet; (2) thence Southeasterly
along the arc of a non-tangent curve to the right having a radius of 51.26 feet (radius bears: S21°17'09"W) a distance
of 17.70 feet through a central angle of 19°46'53" Chord: S58°49'25"E 17.61 feet; to a point of reverse curvature; (3)
thence along the arc of a curve to the left having a radius of 30.00 feet a distance of 21.68 feet through a central
angle of 41°24'21" Chord: S69°38'09"E 21.21 feet; thence S00°17'15"W 59.82 feet; thence along said plat the
following (7) courses; (1) westerly along the arc of a non-tangent curve to the left having a radius of 30.00 feet
(radius bears: S00°16'21"E) a distance of 19.82 feet through a central angle of 37°51'37" Chord: S70°47'50"W 19.46
feet; (3) thence S00°09'08"W 128.71 feet; (4) thence N89°42'39"W 246.13 feet; (5) thence S89°57'46"W 115.25
feet; (6) thence N00°02'07"W 328.53 feet; (7) thence N89°58'05"E 345.97 feet to the point of beginning.
Contains: 2.72 acres+/-

(Satellite Image of Approximate Property)
4833-0187-8008

EXHIBIT C

EXHIBIT D
AFFIDAVIT PURSUANT TO
SECTION 1445 OF THE INTERNAL REVENUE CODE
Section 1445 of the Internal Revenue Code provides that a transferee of a U.S. real property
interest must withhold tax if the transferor is a foreign person. To inform the transferee that withholding
of tax is not required upon the disposition of a U.S. real property interest by ____________________,
a(n) ____________ _________________ (the “Conveying Party”), the undersigned hereby certifies the
following on behalf of the Conveying Party:
(a) the Conveying Party is not a foreign person for purpose of U.S. income taxation. If the
Conveying Party is a corporation, trust, partnership or estate, the Conveying Party is not a
foreign corporation, foreign partnership, foreign trust or foreign estate (as those terms are
defined in the Internal Revenue Code and Income Tax Regulations).
(b) if the Conveying Party is a corporation, trust, partnership or estate, transferor is not a
disregarded entity as defined in § 1.1445-2(b)(2)(iii).
(c) the
Conveying
Party’s
U.S.
employer
___________________________________________.

identification

number

is

(d) the Conveying Party’s office address is: __________________________________.
Under penalties of perjury, I declare that I have examined this certificate and, to the best of my
knowledge, it is true, correct and complete. I further declare that I have authority to sign and deliver this
certificate on behalf of the Conveying Party.
DATED as of __________________, 20___.
[DO NOT SIGN – EXHIBIT ONLY]
By:
Name:
Its:

EXHIBIT E
Preliminary Application

PLANNING COMMISSION
REGULAR MEETING
June 7, 2022

ADMINISTRATIVE ITEM
Agenda Item #5

Heritage Lane Commercial Plaza Amendment

Factual Summation

Please review the following information. Any questions regarding this agenda item may be directed to 		
Royce Davies, City Planner, or Noah Steele, Community and Economic Development Director.
Location:
Current General Plan:
Current Zoning:
Acreage:

2091 S 1300 West
Low-Density Residential
R-2
0.687

Summary

The applicant is requesting approval of a subdivision amendment to move the southern lot line to allow for a
widened driveway, allowing for increased off-street parking.
All staff comments have been addressed and the proposed plat meets all the requirements of the City Code.

Recommendation

Because this item meets all requirements of the City Code, staff recommends it be approved.

Suggested Motion Language
Approval
I move the Planning Commission approve the request of Jared and Monica Gailey for a subdivision plat
amendment called Harvest Point Phase 4 First Amended at 2091 South 1300 West containing 0.687 acres in the
R-2 Zone.
Table
I move the Planning Commission continue the request of Jared and Monica Gailey for a subdivision plat
amendment called Harvest Point Phase 4 First Amended at 2091 South 1300 West containing 0.687 acres in the
R-2 Zone until (provide date).
Denial
I move the Planning Commission deny the request of Jared and Monica Gailey for a subdivision plat
amendment called Harvest Point Phase 4 First Amended at 2091 South 1300 West containing 0.687 acres in the
R-2 Zone based on the following findings:
1. (List findings).

Attachments
•
•
•
•

Property Map
Application
Subdivision Plat
Staff Reviews
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I,
do hereby certify that I am a Licensed Land Surveyor, and that I hold certificate
TRENT R. WILLIAMS
No.
as prescribed under laws of the State of Utah. I further certify that by authority of the
8034679
Owners, I have made a survey of the tract of land shown on this plat and described below, and have subdivided said tract of land
into lots and streets, hereafter to be known as
,
HARVEST POINT PHASE 4 FIRST AMENDED
and that the same has been correctly surveyed and staked on the ground as shown on this plat. I further certify that all lots meet
frontage width and area re-quirements of the applicable zoning ordinances.

1000 WEST STREET

AMENDING LOTS 405 AND 406, HARVEST POINT PHASE 4
LOCATED IN THE NORTHEAST QUARTER
OF SECTION 15
TOWNSHIP 4 NORTH RANGE 2 WEST
SALT LAKE BASE & MERIDIAN
SYRACUSE CITY, DAVIS COUNTY, UTAH
JUNE 2022

1475 WEST STREET

NORTH QUARTER CORNER
SECTION 15
T4N R2W
SLB&M
(FOUND)

SURVEYOR'S CERTIFICATE

1700 SOUTH STREET
2000 WEST STREET
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HARVEST POINT PHASE 4 FIRST AMENDED

BOUNDARY DESCRIPTION
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A parcel of land situate in the Northeast Quarter of Section 15, Township 4 North, Range 2 West Salt Lake Base and Meridian,
said parcel also located in Syracuse City, Davis County, Utah. Being more particularly described as follows:
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SET 5/8" REBAR WITH YELLOW PLASTIC CAP, OR
NAIL STAMPED "ENSIGN ENG. & LAND SURV."
PU&DE= PUBLIC UTILITY & DRAINAGE EASEMENT
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LOT 403

LOT 101

June 1, 2022

18,758 sq.ft.
0.431 acres
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OWNER'S DEDICATION

Known all men by these presents that I / we, the under- signed owner ( s ) of the above described tract of land, having caused same to
be subdivided, hereafter known as the
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662.63'

North 89°58'33" East 58.13 feet to the West line of Lot 411, Harvest Point Phase 4;
thence South 00° 09'13" West 273.59 feet to the Northeast corner Lot 407, Harvest Point Phase 4
thence South 89°58'37" West 130.00 feet along the North line of Lot 407, Harvest Point Phase 4 to the westerly right-of-way
line of 1300 west street;
thence along the said right-of-way line of 1300 West street the following three (3) courses
1) North 00°09'35" East 46.50 feet
2) thence northeasterly 12.09 feet along the arc of a 50.00-foot radius curve to the left (center bears South 89°50'52"
East and the long chord bears North 23°14'44" East 11.77 feet with a central angle of 46°11'13");
3) thence northeasterly 93.13 feet along the arc of a 50.00-foot radius curve to the right (center bears South 43°39'39"
East and the long chord bears North 7°01'15" West 80.24 feet with a central angle of 106°43'11") to the Southeast corner Lot 404,
Harvest Point Phase 4;
thence North 29°37'10" East 157.09 feet along the East line of Lot 404, Harvest Point Phase 4 to the Point of Beginning.

LEGEND

N2

LOT 404

Beginning at the Northeast corner of Lot 404, Harvest Point Phase 4 said point being North 00°07'16" East 662.63 feet along
the North-South Quarter Section Line (NAD83 Bearing being North 00°27'53" East between the Cetner Quarter Corner and the North
Quarter Corner of said Section 15) and South 89°52'44" East, 1176.61 feet from the Center Quarter Corner of said Section 15 and
running thence:
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County of Davis
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On the
day of
A.D., 20
,
,
personally appeared before me, the undersigned Notary Public, in and for said County of
in the State of
Utah, who after being duly sworn, acknowledged to me that He/She is the
,
of
a Trust
and that He/She signed the Owner's Dedication freely and voluntarily for and in behalf of said Trust for the purposes therein mentioned and
acknowledged to me that said Trust executed the same.
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NOTARY PUBLIC

PROPERTY IS ZONED R-2.
A. FRONT YARD SETBACK IS 25'
B. REAR YARD SETBACK IS 30'
C. SIDE YARD SETBACK IS 8'
D. CORNER LOT SIDE YARD SETBACK IS 20'

2.

ALL PUBLIC UTILITY AND DRAINAGE EASEMENTS (PU&DE) ARE 10' FRONT, 7.5' SIDE AND 10' REAR UNLESS OTHERWISE NOTED HEREON.

3.

UTILITIES SHALL HAVE THE RIGHT TO INSTALL, MAINTAIN, AND OPERATE THEIR EQUIPMENT ABOVE AND BELOW GROUND AND ALL
30
OTHER RELATED FACILITIES WITHIN THE PUBLIC UTILITY EASEMENTS IDENTIFIED ON THIS PLAT MAP AS MAY BE NECESSARY OR
DESIRABLE IN PROVIDING UTILITY SERVICES WITHIN AND WITHOUT THE LOTS IDENTIFIED HEREIN, INCLUDING THE RIGHT OF ACCESS
TO SUCH FACILITIES AND THE RIGHT TO REQUIRE REMOVAL OF ANY OBSTRUCTIONS INCLUDING STRUCTURES, TREES AND
VEGETATION THAT MAY BE PLACED WITHIN THE PU&DE THE UTILITY MAY REQUIRE THE LOT OWNER TO REMOVE ALL STRUCTURES
WITHIN THE PU&DE AT THE LOT OWNER'S EXPENSE, OR THE UTILITY MAY REMOVE SUCH STRUCTURES AT THE LOT OWNER'S
EXPENSE. AT NO TIME MAY ANY PERMANENT STRUCTURES BE PLACED WITHIN THE PU&DE OR ANY OTHER OBSTRUCTION WHICH
INTERFERES WITH THE USE OF THE PU&DE WITHOUT THE PRIOR WRITTEN APPROVAL OF THE UTILITIES WITH FACILITIES IN THE PU&DE.
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On the
day of
A.D., 20
,
personally appeared before me, the undersigned Notary public, in and for said County of
of Utah, who after being duly sworn, acknowledged to me that He/She/They signed the Owner's Dedication,
voluntarily for the purposes therein mentioned.

MY COMMISSION EXPIRES:

,
in said State
in number, freely and

,
RESIDING IN

COUNTY.

NOTARY PUBLIC

DOMINION ENERGY UTAH APPROVAL
DOMINION ENERGY UTAH - NOTE WITH NO EXISTING NATURAL GAS EASEMENT
QUESTAR GAS COMPANY, dba DOMINION ENERGY UTAH, HEREBY APPROVES
THIS PLAT SOLELY FOR THE PURPOSES OF CONFIRMING THAT THE PLAT
CONTAINS PUBLIC UTILITY EASEMENTS. DOMINION ENERGY UTAH MAY REQUIRE
ADDITIONAL EASEMENTS IN ORDER TO SERVE THIS DEVELOPMENT. THIS
APPROVAL DOES NOT CONSTITUTE ABROGATION OR WAIVER OF ANY OTHER
EXISTING RIGHTS, OBLIGATIONS OR LIABILITIES INCLUDING PRESCRIPTIVE
RIGHTS AND OTHER RIGHTS, OBLIGATIONS OR LIABILITIES PROVIDED BY LAW
OR EQUITY. THIS APPROVAL DOES NOT CONSTITUTE ACCEPTANCE, APPROVAL
OR ACKNOWLEDGEMENT OF ANY TERMS CONTAINED IN THE PLAT, INCLUDING
THOSE SET FORTH IN THE OWNER'S DEDICATION OR IN THE NOTES, AND DOES
NOT CONSTITUTE A GUARANTEE OF PARTICULAR TERMS OR CONDITIONS OF
NATURAL GAS SERVICE. FOR FURTHER INFORMATION PLEASE CONTACT
DOMINION ENERGY UTAH'S RIGHT-OF-WAY DEPARTMENT AT 800-336-8532
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Harvest Point Phase 4 First Amended
2115 South 1300 West
Engineer Plat Amendment Review
Completed by Brian Bloemen on May 11, 2022
Public Works does not have any comments. If you have any further comments or questions, please feel free to contact me at
801-614-9630.
Sincerely,

Brian Bloemen, P.E.
City Engineer

Syracuse City Public Works Department

TO:

Community Development, Attention: Royce Davies

FROM:

Golden Barrett, Fire Marshal

RE:

Harvest Point amendment

DATE:

2020512

I have reviewed the plans for the above-referenced project. The Fire Prevention Division of this
department has no comments to address for this plat amendment.

These plans have been reviewed for Fire Department requirements only. Other departments must
review these plans and will have their requirements. This review by the Fire Department must not
be construed as final approval from Syracuse City.

Golden T. Barrett
Fire Marshal
Syracuse City Fire Department
C 801-989-8020
Gbarrett@syracuseut.com

Mayor
Dave Maughan
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City Council
Lisa Bingham
Jordan Savage
Seth Teague
City Manager
Brody Bovero

6/3/2022
Dear Applicant,
The Syracuse City Community and Economic Development Department has conducted a review
of the Harvest Point Phase 4 First Amended Plat for compliance with the city’s adopted land use
ordinance. Please refer to the following table for items that require additional attention. The
City Code is in black and my comments are in red below each section.
FINAL AND MINOR PLAT ORDINANCES
8.30.010 Final plat.
The final plat must be prepared by a licensed land surveyor on a sheet of approved tracing
paper with permanent black ink and shall be prepared in accordance with the requirements of
this title. The plat shall be 19 inches by 30 inches and shall have a one-and-one-half-inch border
on the left and a one-half-inch border on the three remaining sides. The top of the plat shall be
either north or east, whichever accommodates the drawing best.
The plat shall show:
(A) The name of the subdivision, which name must be approved by the Planning Commission
and county recorder.
Compliant.
(B) Accurate angular and linear dimensions for all lines, angles and curves used to describe
boundaries, streets, alleys, easements, areas to be reserved for public use and other important
features.
Compliant.
(C) An identification system for all lots, blocks and names of streets. Lot lines shall show
dimensions in feet and hundredths.
Compliant.
(D) The street address for each lot. Each street address shall be assigned by the City to be
consistent with the current numbering scheme.
Compliant.
(E) True angles and distances to the nearest established street lines or official monuments
which shall be accurately described in the plat and shown by appropriate symbol.
Compliant.
(F) Radii, internal angles, points and curvatures, tangent bearings and the length of all arcs.
Compliant.
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(G) The accurate location of all monuments to be installed shown by the appropriate symbol.
All United States, state, county or other official bench marks, monuments or triangulation
stations in or adjacent to the property shall be preserved in precise position.
Compliant.
(H) The dedication to the City of all streets, highways and other public uses and easements
included in the proposed subdivision.
NA.
(I) Street monuments shall be shown on the final plat as are approved by the City Engineer.
Standard precast monuments will be furnished by the developer and placed as approved.
See Engineer comments.
(J) Pipes or other such iron markers shall be shown on the plat.
Compliant.
(K) Accurate outlines and dimensions of any areas to be dedicated or reserved for public use,
with the purposes indicated thereon, and of any area to be reserved by deed or covenant for
common use of all property owners.
NA.
(L) All boundary, lot and other geometrics (bearings, distances, curve data, etc.) on final plat
shall pose to an accuracy of not less than one part in 5,000.
Compliant.
(M) Location, function, ownership and manner of maintenance of common open space not
otherwise reserved or dedicated for public use.
Compliant.
(N) Boundary descriptions of the subdivision.
Compliant.
(O) Current inset City map showing location of subdivision.
Compliant.
(P) Standard forms for the following:
(1) A registered land surveyor’s certificate of survey as applicable under state law.
Compliant.
(2) Owner’s dedication which shall “warrant and defend and save the City harmless
against any easements or other encumbrances on the dedicated streets which will
interfere with the City’s use, maintenance and operation of the streets.”
Compliant.
(3) A notary public’s acknowledgment.
Compliant.
(4) The City Land Use Authority (either the Planning Commission or City Council, as
designated by the City Municipal Code) certificate of approval.
Compliant.
(5) The City Engineer’s certificate of approval.
Compliant.
(6) The county recorder’s certificate of attest.
Compliant.
(7) The City Attorney’s certificate of approval.
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Compliant.
(8) Public Utilities approval and acceptance of public utility easements.
Compliant.
(9) A three-inch by three-inch space in the lower right-hand corner of the drawing for
recording information.
Compliant.
8.30.020 Final plan and profile.
Plan and profile must be prepared by a licensed engineer in accordance with the requirements
of this title. Standard 22-inch by 34-inch and reduced to 11-inch by 17-inch (one-half scale) of
the plan and profile will be required for review by the City. General information required:
See Engineer review.
(A) Plan for Culinary Water Improvements. Show proposed water main sizes, valves, fire
hydrants, and service connections to all lots within the proposed subdivision and connections
to existing water mains.
(B) Plan for Secondary Water Improvements. Show proposed secondary water main sizes,
valves, and service connections to all lots within the proposed subdivision and connections to
existing secondary water lines.
(C) Plan for Sanitary Sewer. Show proposed sewer mains and manholes, together with
proposed slopes and depths within the proposed subdivision. Also show location of service
laterals to each lot within the subdivision.
(D) Land Drain. Show method of dealing with land drains and subsurface water drains within
the proposed development. If applicable, indicate location of any service connections and
service manholes within the subdivision.
(E) Storm Water. Show location and size of storm water drains, together with any manholes or
drop boxes within the subdivision. Show slope and grade of all storm drain lines. Storm water
calculations need to accompany drawings for engineer review.
(F) Streets. Typical cross section of road improvements, together with flow line of proposed
curb and gutter improvements as compared with existing ground slopes and center line offsets
of all proposed utilities.
(G) Stationing. Stationing callouts should conform with acceptable engineering practices.
(H) Agreements. When necessary, copies of any agreements with adjacent property owners
relevant to the proposed subdivision shall be presented to the Planning Commission.
8.30.030 Final approval.
(A) Submittal. Submit four standard 22-inch by 34-inch copies of plat and plan and profile
sheets, one copy of each reduced to 11-inch by 17-inch (one-half scale), plus one PDF copy to
the City, together with a cost estimate of off-site improvements and storm drain calculations.
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Compliant. Paper copies no longer required.
(B) Engineer Review. City Engineer will review submitted documents and transmit his
conclusions and recommendations to the Planning Commission, including cost estimate for offsite improvements required by City ordinance.
See Engineer review.
(C) Approval. Upon receipt of the approved plans from the City Engineer the Planning Commission shall either approve or reject the final plat or shall table action for the next regular
meeting or until the specified deficiency has been corrected.
If the Planning Commission does not approve the final plat, disapproval shall be indicated by
written notice stating the reasons for disapproval, in which case the decision can be appealed
to the City Council, whose decision will be final.
Approval of final plats by the Planning Commission will extend for a period of 12 months. If
work or subsequent action by the subdivider to proceed with off-site construction does not
occur within the 12-month period following initial approval, the plat and construction drawings
must be resubmitted and become subject to reapproval under the latest City ordinances and
specifications.
(D) Construction of Off-Site Improvements. No construction of off-site improvements shall
commence until the subdivider has completed a preconstruction meeting with the City
Planning, Engineering, and Public Works Departments, at which time a review of construction
project and expectations of the City will be discussed. Such conference shall be scheduled with
the City and all affected utility companies will be invited to attend.
Contact me for information about scheduling a preconstruction meeting once the plat has been
approved.
(E) Approval to Record Subdivision. Before any subdivision plat may be recorded, the subdivider
shall furnish a corporate surety bond, cash escrow, irrevocable letters of credit from a credible
lending institution, or a tax increment incentive as part of a signed reimbursement agreement
from the Redevelopment Agency which has been approved by the City Manager, in an amount
as finally determined by the City Engineer to secure the performance of the public
improvements in a workmanlike manner and according to specifications established by the
Syracuse City subdivision standards (see SCC 8.10.020). Some of the public improvements are as
follows:
See comment above.
(1) Paving of streets.
(2) Curb, gutter and sidewalks.
(3) Sewer and water lines, including irrigation lines.
(4) Storm and subsurface drainage.
(5) Street signs, monuments, lighting, fences and street trees.
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(6) Removal or relocation of any easements which may affect the use of the dedicated
streets by the City.
(7) Utility development connection fees.
(F) Recording. Once final plat approval has been obtained the developer shall submit a
22-inch by 34-inch Mylar of the final plat to the City Engineer. If all documents,
submittals, and payment of fees are in order, the City Engineer will sign the Mylar,
indicating approval of the subdivision. Complete submittal shall include the following:
(1) Development agreements.
NA.
(2) Escrow agreement.
This will be required prior to plat recordation.
(3) Title report.
Provide an updated copy of the title report within 30 days of recording the plat
with Davis County (this will occur after Planning Commission and the
preconstruction meeting if needed).
(4) Street light agreement.
NA.
(5) Off-site improvement agreement.
NA.
(6)
(a) Water share certificate showing the City as the owner of the water
shares;
Compliant.
(b) A water right deed;
Compliant.
(c) Other evidence, acceptable to the City, of the right to water; or
Compliant.
(d) Payment of the fee in lieu for secondary water for the area located in
the final plat, as provided in SCC 8.10.090.
Compliant.
(7) Storm water activity permit.
Needed prior to a preconstruction meeting.
(8) Storm water maintenance agreement.
Needed prior to a preconstruction meeting.
(9) Storm water quality report.
Needed prior to a preconstruction meeting.
(10) Payment of all required development and inspection fees.
Needed prior to a preconstruction meeting.
(11) Approved construction drawings or as-built drawings.
Needed prior to a preconstruction meeting.
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(12) Surety and improvement guarantee.
Needed prior to a preconstruction meeting.
(13) Easements and any other documents deemed necessary by the City
Engineer or conditioned for approval by the Planning Commission.
Needed prior to a preconstruction meeting.
After approval and signature of the final plat, the City Engineer shall submit the plat to the
Community Development Director, or designee, who shall obtain the signatures of the City
Attorney, Planning Commission Chair, and Mayor. The final plat, bearing all official signatures as
above required, shall be deposited in the office of the City Recorder, who shall cause the plat to
be recorded in the office of the County Recorder. Final plats not recorded within 12 months of
final approval shall be deemed null and void. No plat shall be recorded in the office of the
County Recorder until the plat is approved and signed. Lots included in such plat shall not be
sold or exchanged, and no offer shall be made to sell or exchange any such lots unless and until
the plat is recorded.
PUBLIC IMPROVEMENTS ORDINANCE
8.15.010 Design standards.
The design of the final subdivision plat in relation to streets, blocks, lots, open spaces and other
design factors shall be in harmony with design standards recommended by the Planning
Commission and by other departments and agencies of City government. Design standards shall
be approved by the City Council and shall include provisions as follows which are hereby
approved by the City Council:
(A) Blocks shall not exceed 1,320 feet in length.
Compliant.
(B) Dead-end streets which exceed 150 feet in length, measured from the centerline of the
intersecting road, must meet one or more of the following requirements:
NA.
(1) A temporary 120-foot diameter all-weather surface cul-de-sac acceptable to the City
constructed in a temporary easement outside the boundary of the subdivision.
Temporary cul-de-sacs are not permitted within any of the lots being subdivided.
NA.
(2) A temporary turnaround meeting the minimum requirements set forth in the
International Fire Code and approved by the Fire Department shall be constructed at the
end of the dead-end road. Any lot being subdivided containing a temporary turnaround
cannot have a dwelling constructed on it until the road no longer meets the criteria for a
dead-end street or a temporary cul-de-sac has been constructed outside the subdivision
boundary.
NA.
(C) Blocks shall be wide enough to adequately accommodate a minimum of two lots.
Compliant.
(D) The Planning Commission may require pedestrian walkways to be constructed within a
development, to facilitate access to designated points of interest. Such walkways increase
pedestrian safety, reduce travel time, improve neighborhood connectivity, and encourage
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walking. Points of interest may include, but are not limited to: churches, civic destinations,
schools, adjoining neighborhoods, parks, and commercial areas. The Planning Commission shall
designate points of interest that will require a pedestrian walkway connection during the
preliminary plat or site plan approval stage of entitlement.
NA.
(1) Walkways shall be designed to be a minimum of six feet in width to allow adequate
two-way passing but may be required to be wider where determined necessary by the
Planning Commission or City administrative land use authority based on estimated
usage. The developer shall surface the full width of the walkway with either concrete or
asphalt.
NA.
(2) Fencing is not required; however, if fencing is installed next to the walkway the
following conditions must be met:
(a) An additional six inches of concrete is required on each side of the walkway
to embed the base of the fencing posts.
(b) All fencing installation, maintenance, and ownership responsibilities will be
that of the adjacent landowner including graffiti cleanup and damage repair.
(c) Fencing shall not encroach upon or restrict movement within the walkway.
(d) Fencing along walkways is otherwise regulated by fencing rules found in SCC
10.30.060(A).
(3) Maintenance of the walkway will be the responsibility of either the subdivision HOA,
or the City, if an HOA does not exist. Snow removal is not necessary for walkways, and
signage notifying pedestrians of the lack of winter maintenance shall be prominently
placed at the entrances to the walkways.
(4) Please refer to the following image for the walkway dimensions:
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(E) Blocks intended for business or industrial use shall be designated specifically for such
purposes with adequate space set aside for off-street parking and delivery facilities.
NA.
(F) The lot arrangement and design shall be such that lots will provide satisfactory and desirable
sites for buildings, and be properly related to topography, to the character of surrounding
development and to existing requirements.
Compliant.
(G) All lots shown on the preliminary and final plats must conform to the minimum
requirements of the zoning ordinance for the zone or proposed zone in which the subdivision is
located, and to the minimum requirements of the county Board of Health for water supply and
sewage disposal.
Compliant.
(H) Each lot shall abut on a street shown on the subdivision plat or on an existing publicly
dedicated street. Double frontage lots shall be prohibited except where unusual conditions
make other designs undesirable.
Compliant.
(I) Side lines of lots shall be approximately at right angles, or radial to the street lines.
Compliant.
(J) In general, all remnants of lots below minimum size must be added to adjacent lots, rather
than allowed to remain as unusable parcels.
Compliant.
(K) Subdivision boundaries shall include all property; no protection or holding strips will be
allowed. All improvements shall be installed to the boundary of the subdivision.
Compliant.
(L) Cul-de-sacs (a street having only one outlet that terminates at the other end by a vehicle
turnaround) shall be no longer than 500 feet from the centerline of the adjoining street to the
center of the turnaround. Each cul-de-sac must be terminated by a turnaround of not less than
110 feet in diameter, measured to the property lines.
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Compliant.
(M) When a dead-end street reaches its maximum block length of 1,320 feet, it shall not be
extended except to connect to another street which provides a second point of independent
access.
NA.
(N) Private streets shall only be permitted in PRD and cluster subdivisions. Private streets shall
meet the minimum construction standards established for publicly dedicated streets with the
standard right-of-way requirement. Pavement widths less than 35 feet may be permitted, when
the private street ties into a minor collector street or greater, and does not terminate in a culde-sac. Private streets shall be perpetually maintained by a professionally managed
homeowners’ association as established within an approved development agreement. The
purpose of a private street is not to provide a street which is substandard in construction to
public streets, but one that allows for private gated access and maintenance for the exclusive
use and benefit of the residents residing on said private street.
Compliant.
8.15.020 Local minimum standards and specifications.
Standards for design, construction specifications, and inspection of street improvements, curbs,
gutters, sidewalks, storm drainage and flood control facilities shall be prepared by the City
Engineer; standards for water distribution and sewage disposal facilities by the Board of Health;
and similar standards for fire protection by Insurance Services Office. All developers shall
comply with the standards established by such departments and agencies. These standards in
addition to the general standards listed below shall be used by all developers.
See Syracuse City standard drawings.
8.15.030 Other general standards.
(A) Irrigation Ditches and Canals. Open ditches or canals shall not be allowed within a
subdivision or within an existing street right-of-way adjacent to a subdivision. The developer
shall work with the irrigation, drainage or ditch companies, or other private ditch owner to
determine:
No canals or ditches indicated.
(1) Methods of covering, realigning or eliminating ditches or canals.
(2) The size of pipe and culverts required.
(3) The responsibility for the periodic inspection, cleaning and maintenance of such
ditches, pipes and culverts.
In any case where canals or ditches are within public or proposed public rights-of-way,
specifications and grades for pipe or culvert must be approved by the City Engineer.
When an irrigation ditch or canal is adjacent to subdivision development the developer must
construct a continuous chain link fence on the property line of at least five feet in height.
(B) Buffering. In addition to fencing ditches and canals the developer shall be required to
provide adequate buffering as outlined in the City’s zoning ordinance.
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See buffer comments.
(C) Trees. Wherever feasible and practical and upon recommendation of the City Forester, the
developer shall incorporate existing landscape features, especially established trees, into the
design of the subdivision.
NA.
BUFFER ORDINANCE
10.03.080 Buffer Yards
(A) Purpose. A buffer yard is a landscaped area between different land uses that is designed to
reduce or eliminate nuisances such as dust, litter, noise, glare, unsightly areas, odor, and
danger from fire or explosions.
(B) Location of Buffer Yards. Buffer yards shall be located on the outer perimeter of a lot or
parcel adjacent to a different use and shall extend along the entire boundary of the property
adjacent to that use. Fencing associated with buffer yards shall be located on property lines
except as described in subsection (G) of this section.
(C) Determination and Approval of Buffer Yards Required. To determine the type of buffer yard
required between two adjacent parcels or between a parcel and a street, the following
procedure shall apply:
(1) Identify the land use category of the existing land uses found in Table 1. The Planning
Commission may determine the land use category if it is not clearly described in Table 1.
The use is single-family residential.
(2) Determine the buffer yard type required for the proposed development by using
Table 2. The Planning Commission may determine the buffer type if it is not clearly
described in Table 2.
North: None.
East: None.
West: None.
South: None.
(3) Using Table 3, identify the description of the required buffer type. The Planning
Commission may make a recommendation to alter, include, or exclude elements within
the applicable buffer type after evaluating the adjacent current and future land uses as
designated by current zoning and/or the general plan. Any alteration to the standard
buffer yard requirements shall be approved by the City Council.
(D) Use of Buffer Yards. The buffer yard may be used to provide for passive recreation and may
contain pedestrian, bike, or equestrian trails; provided, that:
(1) The buffer yard does not eliminate any plant material;
Compliant.
(2) Provisions are in place to ensure maintenance of the total width of the buffer yard;
and
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NA.
(3) All other requirements of this title are met. In no event, however, shall buffer yards
contain the following uses: ice skating rinks, play fields, ski hills, stables, swimming
pools, and tennis courts.
NA.
(E) Ownership of Buffer Yards. Buffer yards may remain in the ownership of the original
developer of the land use or be subject to deed restrictions and subsequently freely conveyed,
or the proprietor may transfer ownership to any consenting grantees, such as adjoining land
owners or homeowners’ association, or deed the same to the City; provided, that any such
conveyance adequately guarantees the protection of the buffer yard for the purposes of this
title.
NA.
(F) General Landscaping Requirements. Buffer Types A through G identify details for
landscaping requirements and specify the number and types of plants required in 50-foot
increments.
Compliant.
(G) Alternative to Fencing Requirements. The fence and landscape buffer location may be
switched if adjacent to a collector/arterial road or otherwise advantageous to reduce the
potential for nuisance.

Table 1
Existing Land Uses

Category

Livestock, Produce, Farming, Agriculture
Pasture, Preserve, Horses,
etc.
Retail, Office Complex,
Restaurant, etc.

Commercial

Assisted Living,
Neighborhood Services,
Small office

Light
Commercial

Business park, Warehouse, Industrial
Industrial, Storage units, etc.
Stand-alone house, House
with accessory dwelling

Single-Family
Residential

Duplex, Apartments,
Townhomes, etc.

Attached
Residential
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Table 2
New Land Use Category

Existing Land Use Category

Required Buffer Type

Single-Family Residential

Next to… Agriculture

None

Single-Family Residential

Next to… Commercial

A

Single-Family Residential

Next to… Light Commercial

A

Single-Family Residential

Next to… Industrial

E

Single-Family Residential

Next to… Single-Family Residential

None

Single-Family Residential

Next to… Attached Residential

A

Single-Family Residential –
Front

Next to… Arterial/Collector Road

F

Single-Family Residential – Rear Next to… Arterial/Collector Road

G

Attached Residential

Next to… Agriculture

None

Attached Residential

Next to… Commercial

B

Attached Residential

Next to… Light Commercial

B

Attached Residential

Next to… Industrial

E

Attached Residential

Next to… Single-Family Residential

C

Attached Residential

Next to… Attached Residential

B

Attached Residential – Front

Next to… Arterial/Collector Road

F

Attached Residential – Rear

Next to… Arterial/Collector Road

G

Commercial

Next to… Agriculture

None

Commercial

Next to… Commercial

None

Commercial

Next to… Light Commercial

None

Commercial

Next to… Industrial

B

Commercial

Next to… Single-Family Residential

D

Commercial

Next to… Attached Residential

D

Commercial – Front

Next to… Arterial/Collector Road

F

Commercial – Rear

Next to… Arterial/Collector Road

G

Light Commercial

Next to… Agriculture

None

Light Commercial

Next to… Commercial

None
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Table 2
New Land Use Category

Existing Land Use Category

Required Buffer Type

Light Commercial

Next to… Light Commercial

None

Light Commercial

Next to… Industrial

D

Light Commercial

Next to… Single-Family Residential

C

Light Commercial

Next to… Attached Residential

C

Light Commercial – Front

Next to… Arterial/Collector Road

F

Light Commercial – Rear

Next to… Arterial/Collector Road

G

Industrial

Next to… Agriculture

E

Industrial

Next to… Commercial

D

Industrial

Next to… Light Commercial

D

Industrial

Next to… Industrial

None

Industrial

Next to… Single-Family Residential

E

Industrial

Next to… Attached Residential

E

Industrial – Front

Next to… Arterial/Collector Road

F

Industrial – Rear

Next to… Arterial/Collector Road

E

Table 3
Buffer
Type

Landscape Buffer
Width

Fence

Min. Tree Min. Shrub
Density
Density

A

6' Vinyl, Wood, Precast Concrete, or none
Composite Privacy

none

none

B

6' Vinyl, Composite, or Precast
Concrete Privacy

6'

1 every 50' none

C

6' Vinyl, Composite, or Precast
Concrete Privacy

10'

1 every 50' 5 every 50'

D

6' Precast Concrete Privacy

15'

2 every 50' 10 every
50'

E

8' Precast Concrete Privacy

20'

3 every 50' 10 every
50'

F

None

15'

1 every 50' none
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Table 3
Buffer
Type
G

Fence
6’ Stone Pattern, Precast Concrete,
or Composite Privacy

Landscape Buffer
Width
5’ (located on street
facing side)

Min. Tree Min. Shrub
Density
Density
1 every
50’

5 every 50’

R-2 ZONING ORDINANCE
10.65.010 Purpose.
The purpose of this zone is to provide for moderate density single-family residential
development that conforms to the system of services available.
10.65.020 Permitted uses.
The following, and no others, are uses permitted by right provided the parcel and building meet
all other provisions of this title and any other applicable ordinances of Syracuse City.
Single family housing is proposed.
(A) Accessory uses and buildings (200 square feet or less).
(B) Agriculture.
(C) Churches, synagogues, and temples.
(D) Dwellings, single-family.
(E) Educational services.
(F) Household pets.
(G) Minor home occupations.
(H) Public and quasi-public buildings.
(I) Public parks.
(J) Rabbits and hens.
(K) Residential facilities for persons with disabilities.
(L) Vietnamese potbellied pigs.
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10.65.030 Conditional uses.
The following, and no others, may be conditional uses permitted after application and approval
as specified in SCC 10.20.080:
No conditional uses proposed.
(A) Accessory uses and buildings (greater than 200 square feet) (minor).
(B) Apiaries (minor).
(C) Day care centers (major).
(D) Dwellings, accessory (major/minor, see SCC 10.30.020).
(E) Dwelling groups (major).
(F) Dog kennels (minor).
(G) Home occupations (major).
(H) Temporary commercial uses (see SCC 10.35.050) (minor).
(I) Temporary use of buildings (see SCC 10.30.100(A)(12)) (minor).
10.65.040 Minimum lot standards.
All lots shall be developed and all structures and uses shall be placed on lots in accordance with
the following standards:
(A) Density: minimum lot size 10,000 square feet, but in no case shall the density exceed 3.0
lots per gross acre.
Compliant.
(B) Lot width: 85 feet.
Compliant.
(C) Front yard: 25 feet.
Compliant.
(D) Side yards: eight feet (both sides).
Compliant.
(E) Rear yard: 30 feet.
Compliant.
(F) Building height: as allowed by current building code.
Compliant.
(G) Variation of lot: the Land Use Authority may reduce the lot width requirement in particular
cases when a property owner provides evidence they acquired the land in good faith and, by
reason of size, shape, or other special condition(s) of the specific property, application of the lot
width requirement would effectively prohibit or unreasonably restrict the ability to subdivide
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the property or a reduction of the lot width requirement would alleviate a clearly demonstrable
hardship as distinguished from a special privilege sought by the applicant. The Land Use
Authority shall approve no lot width reduction without a determination that:
NA.
(1) The strict application of the lot width requirement would result in substantial hardship;
(2) Adjacent properties do not share generally such a hardship and the property in question has
unusual circumstances or conditions where literal enforcement of the requirements of the zone
would result in severe hardship;
(3) The granting of such reduction would not be of substantial detriment to adjacent property
or influence negatively upon the intent of the zone;
(4) The condition or situation of the property concerned or the intended use of the property is
not of so general or recurring a nature as to detract from the intention or appearance of the
zone as identified in the City’s general plan.
10.65.050 Off-street parking and loading.
Off-street parking and loading shall be provided as specified in Chapter 10.40 SCC.
Compliant.
10.65.060 Signs.
The signs permitted in this zone shall be those allowed in residential zones by Chapter 10.45
SCC.
NA.
ADDITIONAL PLANNER COMMENTS
1. None.

Please contact me with any questions concerning this project.
Regards,
Royce Davies
City Planner
(801) 614-9632
rdavies@syracuseut.com

PLANNING COMMISSION
REGULAR MEETING
June 7, 2022

ADMINISTRATIVE ITEM
Agenda Item #6

2920 South Subdivision (Previously Walker Estate)

Factual Summation

Please review the following information. Any questions regarding this agenda item may be directed to 		
Royce Davies, City Planner, or Noah Steele, Community and Economic Development Director.
Location:
Current General Plan:
Current Zoning:
Acreage:

2935 S 2920 West
Low-Density Residential
R-2
0.66

Summary

The applicant is requesting approval of a minor subdivision plat of two lots. There is currently part of a
detention basin occupying the new lot but this will be abandoned as approved by Syracuse City Public Works.
The remainder of the basin to the east of this subdivision will remain.
A portion of 1000 West still within one of the subdivision parcels will be dedicated as public right-of-way and
easements have been added to the north side of both lots in coordination with Syracuse Public Works. The
project was originally submitted with the name “Walker Estate” but a subdivision with this name already exists
in Davis County so the applicant has changed the name to “2920 South Subdivision.” There are no standards for
subdivision names outside of repeating other existing names within the same county.
All staff comments have been addressed and the proposed plat meets all the requirements of the City Code.

Recommendation

Because this item meets all requirements of the City Code, staff recommends it be approved.

Suggested Motion Language
Approval
I move the Planning Commission approve the request of Michael Walker for a minor subdivision plat called
2920 South Subdivision at 2935 South 2920 West containing 0.66 acres in the R-2 Zone.
Table
I move the Planning Commission continue the request of Michael Walker for a minor subdivision plat called
2920 South Subdivision at 2935 South 2920 West containing 0.66 acres in the R-2 Zone until (provide date).
Denial
I move the Planning Commission deny the request of Michael Walker for a minor subdivision plat called 2920
South Subdivision at 2935 South 2920 West containing 0.66 acres in the R-2 Zone based on the following
findings:
1. (List findings).

Attachments
•
•
•
•

Property Map
Application
Subdivision Plat
Staff Reviews

Mayor
Dave Maughan

Minor Plat Review

City Council
Lisa Bingham
Jordan Savage
Seth Teague
City Manager
Brody Bovero

5/31/2022
Dear Applicant,
The Syracuse City Community and Economic Development Department has conducted a review
of the Walker Estates Minor Plat for compliance with the city’s adopted land use ordinance.
Please refer to the following table for items that require additional attention. The City Code is in
black and my comments are in red below each section.
FINAL AND MINOR PLAT ORDINANCES
8.30.010 Final plat.
The final plat must be prepared by a licensed land surveyor on a sheet of approved tracing
paper with permanent black ink and shall be prepared in accordance with the requirements of
this title. The plat shall be 19 inches by 30 inches and shall have a one-and-one-half-inch border
on the left and a one-half-inch border on the three remaining sides. The top of the plat shall be
either north or east, whichever accommodates the drawing best.
The plat shall show:
(A) The name of the subdivision, which name must be approved by the Planning Commission
and county recorder.
Compliant.
(B) Accurate angular and linear dimensions for all lines, angles and curves used to describe
boundaries, streets, alleys, easements, areas to be reserved for public use and other important
features.
Compliant.
(C) An identification system for all lots, blocks and names of streets. Lot lines shall show
dimensions in feet and hundredths.
Compliant.
(D) The street address for each lot. Each street address shall be assigned by the City to be
consistent with the current numbering scheme.
Compliant.
(E) True angles and distances to the nearest established street lines or official monuments
which shall be accurately described in the plat and shown by appropriate symbol.
Compliant.
(F) Radii, internal angles, points and curvatures, tangent bearings and the length of all arcs.
Compliant.
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(G) The accurate location of all monuments to be installed shown by the appropriate symbol.
All United States, state, county or other official bench marks, monuments or triangulation
stations in or adjacent to the property shall be preserved in precise position.
Compliant.
(H) The dedication to the City of all streets, highways and other public uses and easements
included in the proposed subdivision.
Compliant.
(I) Street monuments shall be shown on the final plat as are approved by the City Engineer.
Standard precast monuments will be furnished by the developer and placed as approved.
See Engineer comments.
(J) Pipes or other such iron markers shall be shown on the plat.
Compliant.
(K) Accurate outlines and dimensions of any areas to be dedicated or reserved for public use,
with the purposes indicated thereon, and of any area to be reserved by deed or covenant for
common use of all property owners.
NA.
(L) All boundary, lot and other geometrics (bearings, distances, curve data, etc.) on final plat
shall pose to an accuracy of not less than one part in 5,000.
Compliant.
(M) Location, function, ownership and manner of maintenance of common open space not
otherwise reserved or dedicated for public use.
Compliant.
(N) Boundary descriptions of the subdivision.
Compliant.
(O) Current inset City map showing location of subdivision.
Compliant.
(P) Standard forms for the following:
(1) A registered land surveyor’s certificate of survey as applicable under state law.
Compliant.
(2) Owner’s dedication which shall “warrant and defend and save the City harmless
against any easements or other encumbrances on the dedicated streets which will
interfere with the City’s use, maintenance and operation of the streets.”
Compliant.
(3) A notary public’s acknowledgment.
Compliant.
(4) The City Land Use Authority (either the Planning Commission or City Council, as
designated by the City Municipal Code) certificate of approval.
Compliant.
(5) The City Engineer’s certificate of approval.
Compliant.
(6) The county recorder’s certificate of attest.
Compliant.
(7) The City Attorney’s certificate of approval.
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Compliant.
(8) Public Utilities approval and acceptance of public utility easements.
Compliant.
(9) A three-inch by three-inch space in the lower right-hand corner of the drawing for
recording information.
Compliant.
8.30.020 Final plan and profile.
Plan and profile must be prepared by a licensed engineer in accordance with the requirements
of this title. Standard 22-inch by 34-inch and reduced to 11-inch by 17-inch (one-half scale) of
the plan and profile will be required for review by the City. General information required:
See Engineer review.
(A) Plan for Culinary Water Improvements. Show proposed water main sizes, valves, fire
hydrants, and service connections to all lots within the proposed subdivision and connections
to existing water mains.
(B) Plan for Secondary Water Improvements. Show proposed secondary water main sizes,
valves, and service connections to all lots within the proposed subdivision and connections to
existing secondary water lines.
(C) Plan for Sanitary Sewer. Show proposed sewer mains and manholes, together with
proposed slopes and depths within the proposed subdivision. Also show location of service
laterals to each lot within the subdivision.
(D) Land Drain. Show method of dealing with land drains and subsurface water drains within
the proposed development. If applicable, indicate location of any service connections and
service manholes within the subdivision.
(E) Storm Water. Show location and size of storm water drains, together with any manholes or
drop boxes within the subdivision. Show slope and grade of all storm drain lines. Storm water
calculations need to accompany drawings for engineer review.
(F) Streets. Typical cross section of road improvements, together with flow line of proposed
curb and gutter improvements as compared with existing ground slopes and center line offsets
of all proposed utilities.
(G) Stationing. Stationing callouts should conform with acceptable engineering practices.
(H) Agreements. When necessary, copies of any agreements with adjacent property owners
relevant to the proposed subdivision shall be presented to the Planning Commission.
8.30.030 Final approval.
(A) Submittal. Submit four standard 22-inch by 34-inch copies of plat and plan and profile
sheets, one copy of each reduced to 11-inch by 17-inch (one-half scale), plus one PDF copy to
the City, together with a cost estimate of off-site improvements and storm drain calculations.
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Compliant. Paper copies no longer required.
(B) Engineer Review. City Engineer will review submitted documents and transmit his
conclusions and recommendations to the Planning Commission, including cost estimate for offsite improvements required by City ordinance.
See Engineer review.
(C) Approval. Upon receipt of the approved plans from the City Engineer the Planning Commission shall either approve or reject the final plat or shall table action for the next regular
meeting or until the specified deficiency has been corrected.
If the Planning Commission does not approve the final plat, disapproval shall be indicated by
written notice stating the reasons for disapproval, in which case the decision can be appealed
to the City Council, whose decision will be final.
Approval of final plats by the Planning Commission will extend for a period of 12 months. If
work or subsequent action by the subdivider to proceed with off-site construction does not
occur within the 12-month period following initial approval, the plat and construction drawings
must be resubmitted and become subject to reapproval under the latest City ordinances and
specifications.
(D) Construction of Off-Site Improvements. No construction of off-site improvements shall
commence until the subdivider has completed a preconstruction meeting with the City
Planning, Engineering, and Public Works Departments, at which time a review of construction
project and expectations of the City will be discussed. Such conference shall be scheduled with
the City and all affected utility companies will be invited to attend.
Contact me for information about scheduling a preconstruction meeting once the plat has been
approved.
(E) Approval to Record Subdivision. Before any subdivision plat may be recorded, the subdivider
shall furnish a corporate surety bond, cash escrow, irrevocable letters of credit from a credible
lending institution, or a tax increment incentive as part of a signed reimbursement agreement
from the Redevelopment Agency which has been approved by the City Manager, in an amount
as finally determined by the City Engineer to secure the performance of the public
improvements in a workmanlike manner and according to specifications established by the
Syracuse City subdivision standards (see SCC 8.10.020). Some of the public improvements are as
follows:
See comment above.
(1) Paving of streets.
(2) Curb, gutter and sidewalks.
(3) Sewer and water lines, including irrigation lines.
(4) Storm and subsurface drainage.
(5) Street signs, monuments, lighting, fences and street trees.
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(6) Removal or relocation of any easements which may affect the use of the dedicated
streets by the City.
(7) Utility development connection fees.
(F) Recording. Once final plat approval has been obtained the developer shall submit a
22-inch by 34-inch Mylar of the final plat to the City Engineer. If all documents,
submittals, and payment of fees are in order, the City Engineer will sign the Mylar,
indicating approval of the subdivision. Complete submittal shall include the following:
(1) Development agreements.
NA.
(2) Escrow agreement.
This will be required prior to plat recordation.
(3) Title report.
Provide an updated copy of the title report within 30 days of recording the plat
with Davis County (this will occur after Planning Commission and the
preconstruction meeting if needed).
(4) Street light agreement.
NA.
(5) Off-site improvement agreement.
NA.
(6)
(a) Water share certificate showing the City as the owner of the water
shares;
Compliant.
(b) A water right deed;
Compliant.
(c) Other evidence, acceptable to the City, of the right to water; or
Compliant.
(d) Payment of the fee in lieu for secondary water for the area located in
the final plat, as provided in SCC 8.10.090.
Compliant.
(7) Storm water activity permit.
Needed prior to a preconstruction meeting.
(8) Storm water maintenance agreement.
Needed prior to a preconstruction meeting.
(9) Storm water quality report.
Needed prior to a preconstruction meeting.
(10) Payment of all required development and inspection fees.
Needed prior to a preconstruction meeting.
(11) Approved construction drawings or as-built drawings.
Needed prior to a preconstruction meeting.
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(12) Surety and improvement guarantee.
Needed prior to a preconstruction meeting.
(13) Easements and any other documents deemed necessary by the City
Engineer or conditioned for approval by the Planning Commission.
Needed prior to a preconstruction meeting.
After approval and signature of the final plat, the City Engineer shall submit the plat to the
Community Development Director, or designee, who shall obtain the signatures of the City
Attorney, Planning Commission Chair, and Mayor. The final plat, bearing all official signatures as
above required, shall be deposited in the office of the City Recorder, who shall cause the plat to
be recorded in the office of the County Recorder. Final plats not recorded within 12 months of
final approval shall be deemed null and void. No plat shall be recorded in the office of the
County Recorder until the plat is approved and signed. Lots included in such plat shall not be
sold or exchanged, and no offer shall be made to sell or exchange any such lots unless and until
the plat is recorded.
PUBLIC IMPROVEMENTS ORDINANCE
8.15.010 Design standards.
The design of the final subdivision plat in relation to streets, blocks, lots, open spaces and other
design factors shall be in harmony with design standards recommended by the Planning
Commission and by other departments and agencies of City government. Design standards shall
be approved by the City Council and shall include provisions as follows which are hereby
approved by the City Council:
(A) Blocks shall not exceed 1,320 feet in length.
Compliant.
(B) Dead-end streets which exceed 150 feet in length, measured from the centerline of the
intersecting road, must meet one or more of the following requirements:
NA.
(1) A temporary 120-foot diameter all-weather surface cul-de-sac acceptable to the City
constructed in a temporary easement outside the boundary of the subdivision.
Temporary cul-de-sacs are not permitted within any of the lots being subdivided.
NA.
(2) A temporary turnaround meeting the minimum requirements set forth in the
International Fire Code and approved by the Fire Department shall be constructed at the
end of the dead-end road. Any lot being subdivided containing a temporary turnaround
cannot have a dwelling constructed on it until the road no longer meets the criteria for a
dead-end street or a temporary cul-de-sac has been constructed outside the subdivision
boundary.
NA.
(C) Blocks shall be wide enough to adequately accommodate a minimum of two lots.
Compliant.
(D) The Planning Commission may require pedestrian walkways to be constructed within a
development, to facilitate access to designated points of interest. Such walkways increase
pedestrian safety, reduce travel time, improve neighborhood connectivity, and encourage
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walking. Points of interest may include, but are not limited to: churches, civic destinations,
schools, adjoining neighborhoods, parks, and commercial areas. The Planning Commission shall
designate points of interest that will require a pedestrian walkway connection during the
preliminary plat or site plan approval stage of entitlement.
NA.
(1) Walkways shall be designed to be a minimum of six feet in width to allow adequate
two-way passing but may be required to be wider where determined necessary by the
Planning Commission or City administrative land use authority based on estimated
usage. The developer shall surface the full width of the walkway with either concrete or
asphalt.
NA.
(2) Fencing is not required; however, if fencing is installed next to the walkway the
following conditions must be met:
(a) An additional six inches of concrete is required on each side of the walkway
to embed the base of the fencing posts.
(b) All fencing installation, maintenance, and ownership responsibilities will be
that of the adjacent landowner including graffiti cleanup and damage repair.
(c) Fencing shall not encroach upon or restrict movement within the walkway.
(d) Fencing along walkways is otherwise regulated by fencing rules found in SCC
10.30.060(A).
(3) Maintenance of the walkway will be the responsibility of either the subdivision HOA,
or the City, if an HOA does not exist. Snow removal is not necessary for walkways, and
signage notifying pedestrians of the lack of winter maintenance shall be prominently
placed at the entrances to the walkways.
(4) Please refer to the following image for the walkway dimensions:
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(E) Blocks intended for business or industrial use shall be designated specifically for such
purposes with adequate space set aside for off-street parking and delivery facilities.
NA.
(F) The lot arrangement and design shall be such that lots will provide satisfactory and desirable
sites for buildings, and be properly related to topography, to the character of surrounding
development and to existing requirements.
Compliant.
(G) All lots shown on the preliminary and final plats must conform to the minimum
requirements of the zoning ordinance for the zone or proposed zone in which the subdivision is
located, and to the minimum requirements of the county Board of Health for water supply and
sewage disposal.
Compliant.
(H) Each lot shall abut on a street shown on the subdivision plat or on an existing publicly
dedicated street. Double frontage lots shall be prohibited except where unusual conditions
make other designs undesirable.
Compliant.
(I) Side lines of lots shall be approximately at right angles, or radial to the street lines.
Compliant.
(J) In general, all remnants of lots below minimum size must be added to adjacent lots, rather
than allowed to remain as unusable parcels.
Compliant.
(K) Subdivision boundaries shall include all property; no protection or holding strips will be
allowed. All improvements shall be installed to the boundary of the subdivision.
Compliant.
(L) Cul-de-sacs (a street having only one outlet that terminates at the other end by a vehicle
turnaround) shall be no longer than 500 feet from the centerline of the adjoining street to the
center of the turnaround. Each cul-de-sac must be terminated by a turnaround of not less than
110 feet in diameter, measured to the property lines.
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Compliant.
(M) When a dead-end street reaches its maximum block length of 1,320 feet, it shall not be
extended except to connect to another street which provides a second point of independent
access.
NA.
(N) Private streets shall only be permitted in PRD and cluster subdivisions. Private streets shall
meet the minimum construction standards established for publicly dedicated streets with the
standard right-of-way requirement. Pavement widths less than 35 feet may be permitted, when
the private street ties into a minor collector street or greater, and does not terminate in a culde-sac. Private streets shall be perpetually maintained by a professionally managed
homeowners’ association as established within an approved development agreement. The
purpose of a private street is not to provide a street which is substandard in construction to
public streets, but one that allows for private gated access and maintenance for the exclusive
use and benefit of the residents residing on said private street.
Compliant.
8.15.020 Local minimum standards and specifications.
Standards for design, construction specifications, and inspection of street improvements, curbs,
gutters, sidewalks, storm drainage and flood control facilities shall be prepared by the City
Engineer; standards for water distribution and sewage disposal facilities by the Board of Health;
and similar standards for fire protection by Insurance Services Office. All developers shall
comply with the standards established by such departments and agencies. These standards in
addition to the general standards listed below shall be used by all developers.
See Syracuse City standard drawings.
8.15.030 Other general standards.
(A) Irrigation Ditches and Canals. Open ditches or canals shall not be allowed within a
subdivision or within an existing street right-of-way adjacent to a subdivision. The developer
shall work with the irrigation, drainage or ditch companies, or other private ditch owner to
determine:
No canals or ditches indicated.
(1) Methods of covering, realigning or eliminating ditches or canals.
(2) The size of pipe and culverts required.
(3) The responsibility for the periodic inspection, cleaning and maintenance of such
ditches, pipes and culverts.
In any case where canals or ditches are within public or proposed public rights-of-way,
specifications and grades for pipe or culvert must be approved by the City Engineer.
When an irrigation ditch or canal is adjacent to subdivision development the developer must
construct a continuous chain link fence on the property line of at least five feet in height.
(B) Buffering. In addition to fencing ditches and canals the developer shall be required to
provide adequate buffering as outlined in the City’s zoning ordinance.
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See buffer comments.
(C) Trees. Wherever feasible and practical and upon recommendation of the City Forester, the
developer shall incorporate existing landscape features, especially established trees, into the
design of the subdivision.
NA.
BUFFER ORDINANCE
10.03.080 Buffer Yards
(A) Purpose. A buffer yard is a landscaped area between different land uses that is designed to
reduce or eliminate nuisances such as dust, litter, noise, glare, unsightly areas, odor, and
danger from fire or explosions.
(B) Location of Buffer Yards. Buffer yards shall be located on the outer perimeter of a lot or
parcel adjacent to a different use and shall extend along the entire boundary of the property
adjacent to that use. Fencing associated with buffer yards shall be located on property lines
except as described in subsection (G) of this section.
(C) Determination and Approval of Buffer Yards Required. To determine the type of buffer yard
required between two adjacent parcels or between a parcel and a street, the following
procedure shall apply:
(1) Identify the land use category of the existing land uses found in Table 1. The Planning
Commission may determine the land use category if it is not clearly described in Table 1.
The use is single-family residential.
(2) Determine the buffer yard type required for the proposed development by using
Table 2. The Planning Commission may determine the buffer type if it is not clearly
described in Table 2.
North: None.
East: None.
West: None.
South: None.
(3) Using Table 3, identify the description of the required buffer type. The Planning
Commission may make a recommendation to alter, include, or exclude elements within
the applicable buffer type after evaluating the adjacent current and future land uses as
designated by current zoning and/or the general plan. Any alteration to the standard
buffer yard requirements shall be approved by the City Council.
(D) Use of Buffer Yards. The buffer yard may be used to provide for passive recreation and may
contain pedestrian, bike, or equestrian trails; provided, that:
(1) The buffer yard does not eliminate any plant material;
Compliant.
(2) Provisions are in place to ensure maintenance of the total width of the buffer yard;
and
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NA.
(3) All other requirements of this title are met. In no event, however, shall buffer yards
contain the following uses: ice skating rinks, play fields, ski hills, stables, swimming
pools, and tennis courts.
NA.
(E) Ownership of Buffer Yards. Buffer yards may remain in the ownership of the original
developer of the land use or be subject to deed restrictions and subsequently freely conveyed,
or the proprietor may transfer ownership to any consenting grantees, such as adjoining land
owners or homeowners’ association, or deed the same to the City; provided, that any such
conveyance adequately guarantees the protection of the buffer yard for the purposes of this
title.
NA.
(F) General Landscaping Requirements. Buffer Types A through G identify details for
landscaping requirements and specify the number and types of plants required in 50-foot
increments.
Compliant.
(G) Alternative to Fencing Requirements. The fence and landscape buffer location may be
switched if adjacent to a collector/arterial road or otherwise advantageous to reduce the
potential for nuisance.
Table 1
Existing Land Uses

Category

Livestock, Produce, Farming, Agriculture
Pasture, Preserve, Horses,
etc.
Retail, Office Complex,
Restaurant, etc.

Commercial

Assisted Living,
Neighborhood Services,
Small office

Light
Commercial

Business park, Warehouse, Industrial
Industrial, Storage units, etc.
Stand-alone house, House
with accessory dwelling

Single-Family
Residential

Duplex, Apartments,
Townhomes, etc.

Attached
Residential

Minor Plat Review

Table 2
New Land Use Category

Existing Land Use Category

Required Buffer Type

Single-Family Residential

Next to… Agriculture

None

Single-Family Residential

Next to… Commercial

A

Single-Family Residential

Next to… Light Commercial

A

Single-Family Residential

Next to… Industrial

E

Single-Family Residential

Next to… Single-Family Residential

None

Single-Family Residential

Next to… Attached Residential

A

Single-Family Residential –
Front

Next to… Arterial/Collector Road

F

Single-Family Residential – Rear Next to… Arterial/Collector Road

G

Attached Residential

Next to… Agriculture

None

Attached Residential

Next to… Commercial

B

Attached Residential

Next to… Light Commercial

B

Attached Residential

Next to… Industrial

E

Attached Residential

Next to… Single-Family Residential

C

Attached Residential

Next to… Attached Residential

B

Attached Residential – Front

Next to… Arterial/Collector Road

F

Attached Residential – Rear

Next to… Arterial/Collector Road

G

Commercial

Next to… Agriculture

None

Commercial

Next to… Commercial

None

Commercial

Next to… Light Commercial

None

Commercial

Next to… Industrial

B

Commercial

Next to… Single-Family Residential

D

Commercial

Next to… Attached Residential

D

Commercial – Front

Next to… Arterial/Collector Road

F

Commercial – Rear

Next to… Arterial/Collector Road

G

Light Commercial

Next to… Agriculture

None

Light Commercial

Next to… Commercial

None

Minor Plat Review

Table 2
New Land Use Category

Existing Land Use Category

Required Buffer Type

Light Commercial

Next to… Light Commercial

None

Light Commercial

Next to… Industrial

D

Light Commercial

Next to… Single-Family Residential

C

Light Commercial

Next to… Attached Residential

C

Light Commercial – Front

Next to… Arterial/Collector Road

F

Light Commercial – Rear

Next to… Arterial/Collector Road

G

Industrial

Next to… Agriculture

E

Industrial

Next to… Commercial

D

Industrial

Next to… Light Commercial

D

Industrial

Next to… Industrial

None

Industrial

Next to… Single-Family Residential

E

Industrial

Next to… Attached Residential

E

Industrial – Front

Next to… Arterial/Collector Road

F

Industrial – Rear

Next to… Arterial/Collector Road

E

Table 3
Buffer
Type

Landscape Buffer
Width

Fence

Min. Tree Min. Shrub
Density
Density

A

6' Vinyl, Wood, Precast Concrete, or none
Composite Privacy

none

none

B

6' Vinyl, Composite, or Precast
Concrete Privacy

6'

1 every 50' none

C

6' Vinyl, Composite, or Precast
Concrete Privacy

10'

1 every 50' 5 every 50'

D

6' Precast Concrete Privacy

15'

2 every 50' 10 every
50'

E

8' Precast Concrete Privacy

20'

3 every 50' 10 every
50'

F

None

15'

1 every 50' none

Minor Plat Review

Table 3
Buffer
Type
G

Fence
6’ Stone Pattern, Precast Concrete,
or Composite Privacy

Landscape Buffer
Width
5’ (located on street
facing side)

Min. Tree Min. Shrub
Density
Density
1 every
50’

5 every 50’

R-2 ZONING ORDINANCE
10.65.010 Purpose.
The purpose of this zone is to provide for moderate density single-family residential
development that conforms to the system of services available.
10.65.020 Permitted uses.
The following, and no others, are uses permitted by right provided the parcel and building meet
all other provisions of this title and any other applicable ordinances of Syracuse City.
Single family housing is proposed.
(A) Accessory uses and buildings (200 square feet or less).
(B) Agriculture.
(C) Churches, synagogues, and temples.
(D) Dwellings, single-family.
(E) Educational services.
(F) Household pets.
(G) Minor home occupations.
(H) Public and quasi-public buildings.
(I) Public parks.
(J) Rabbits and hens.
(K) Residential facilities for persons with disabilities.
(L) Vietnamese potbellied pigs.

Minor Plat Review

10.65.030 Conditional uses.
The following, and no others, may be conditional uses permitted after application and approval
as specified in SCC 10.20.080:
No conditional uses proposed.
(A) Accessory uses and buildings (greater than 200 square feet) (minor).
(B) Apiaries (minor).
(C) Day care centers (major).
(D) Dwellings, accessory (major/minor, see SCC 10.30.020).
(E) Dwelling groups (major).
(F) Dog kennels (minor).
(G) Home occupations (major).
(H) Temporary commercial uses (see SCC 10.35.050) (minor).
(I) Temporary use of buildings (see SCC 10.30.100(A)(12)) (minor).
10.65.040 Minimum lot standards.
All lots shall be developed and all structures and uses shall be placed on lots in accordance with
the following standards:
(A) Density: minimum lot size 10,000 square feet, but in no case shall the density exceed 3.0
lots per gross acre.
Compliant.
(B) Lot width: 85 feet.
Compliant.
(C) Front yard: 25 feet.
Compliant.
(D) Side yards: eight feet (both sides).
Compliant.
(E) Rear yard: 30 feet.
Compliant.
(F) Building height: as allowed by current building code.
Compliant.
(G) Variation of lot: the Land Use Authority may reduce the lot width requirement in particular
cases when a property owner provides evidence they acquired the land in good faith and, by
reason of size, shape, or other special condition(s) of the specific property, application of the lot
width requirement would effectively prohibit or unreasonably restrict the ability to subdivide

Minor Plat Review

the property or a reduction of the lot width requirement would alleviate a clearly demonstrable
hardship as distinguished from a special privilege sought by the applicant. The Land Use
Authority shall approve no lot width reduction without a determination that:
NA.
(1) The strict application of the lot width requirement would result in substantial hardship;
(2) Adjacent properties do not share generally such a hardship and the property in question has
unusual circumstances or conditions where literal enforcement of the requirements of the zone
would result in severe hardship;
(3) The granting of such reduction would not be of substantial detriment to adjacent property
or influence negatively upon the intent of the zone;
(4) The condition or situation of the property concerned or the intended use of the property is
not of so general or recurring a nature as to detract from the intention or appearance of the
zone as identified in the City’s general plan.
10.65.050 Off-street parking and loading.
Off-street parking and loading shall be provided as specified in Chapter 10.40 SCC.
Compliant.
10.65.060 Signs.
The signs permitted in this zone shall be those allowed in residential zones by Chapter 10.45
SCC.
NA.
ADDITIONAL PLANNER COMMENTS
1. None.

Please contact me with any questions concerning this project.
Regards,
Royce Davies
City Planner
(801) 614-9632
rdavies@syracuseut.com

PLANNING COMMISSION
June 7, 2022

Agenda Item #7

Summary

Public Hearing: Site Plan For Zupas Restaurant
located approximately 2068 W 1700 S

The city is under contract to sell approximately .8 acres of land in the Town Center for a Zupas
Restaurant. They have submitted their plans as required by ordinance for site plan approval. They are
working within the due diligence period of the sales agreement to design the site as the land is still under
city ownership. Staff has reviewed the plans for compliance with city land use ordinances. The ARC
committee has not yet reviewed the project at the time of this writing. They are scheduled to review the
project on Monday June 6, 2022 which may produce additional comments. The initial staff review
returned 5 comments. The applicant has since revised the plans and in turn resolved the comments.
There are no outstanding comments at this time. The Planning Commission is the land use authority for
site plans and therefore this item will not go before the City Council. Please see attached the latest plans
and staff reviews for the project.
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A

28'-0"
TOP OF PARAPET

L

C

A

I

C

I

24'-0"
TOP OF PARAPET

1562 sq. ft

I

26'-0"
TOP OF PARAPET

brick=576 sqft

B

MATERIALS AND COLORS
B

A

B

C

D

E

F

G

H

I

J

K

L

PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
310 CHINA WHITE

10'-0"
B.O. CANOPY

9'-0"
BOTTOM OF AWNING

PAINTED METAL CANOPY
COLOR: BLACK TO MATCH WROUGHT
IRON FINISH

0'-0"
FINISHED FLOOR

PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
SW 6258 “TRICORN BLACK”

K

D

A

A

G

L

THIN BRICK:
FINISH:
NORMAN 2.25X11.685
MFG:
BELDEN BRICK
COLOR:
ALASKA WHITE VELOUR
THIN BRICK:
FINISH:
NORMAN 2.25X11.685
MFG:
BELDEN BRICK
COLOR:
DOWNING BLACK VELOUR
COMPOSITE WOOD:
MFG:
NICHIHA
STYLE:
VINTAGE WOOD (FCB)
COLOR:
"SPRUCE"

24'-0"
TOP OF PARAPET

MULLIONS:
MFG:
KAWNEER ALUMINUM
COLOR:
CLEAR ANODIZED
STYLE:
FRONT-LOADED
PAINTED HALLOW METAL DOORS:
MFG:
DUNN EDWARDS
COLOR:
DET620 "BARNWOOD GRAY"
METAL COPING:
MFG:
FIRESTONE
COLOR:
PREFINISHED "BLACK"

A

PAINTED MURAL:
FINISH:
NORMAN 2.25X11.6875 BRICK
MFG:
BY OWNER
COLOR:
CUSTOM

1501 sq. ft

A

I

26'-0"
TOP OF PARAPET

J

I

nichiha = 261 sqft
brick=1240 sqft

J

21'-6"
TOP OF PARAPET

B

METAL COPING:
MFG:
FIRESTONE
COLOR:
PREFINISHED "SIERRA TAN"
PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
SW 6258 “TRICORN BLACK”

23'-0"
TOP OF PARAPET

I

28'-0"
TOP OF PARAPET

I

10'-0"
B.O. CANOPY

9'-0"
B.O. CANOPY

0'-0"
FINISHED FLOOR
F

F

L

F

L

K

A
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I

C

28'-0"
TOP OF PARAPET

24'-0"
TOP OF PARAPET

26'-0"
TOP OF PARAPET

23'-0"
TOP OF PARAPET

I

A

J

I

nichiha = 465 sqft
brick=130 sqft

MATERIALS AND COLORS
B

A

B

C

D

E

F

G

H

I

J

K

L

PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
310 CHINA WHITE
PAINTED METAL CANOPY
COLOR: BLACK TO MATCH WROUGHT
IRON FINISH

1097 sq. ft

10'-0"
B.O. CANOPY

0'-0"
FINISHED FLOOR

PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
SW 6258 “TRICORN BLACK”

F

G

D

THIN BRICK:
FINISH:
NORMAN 2.25X11.685
MFG:
BELDEN BRICK
COLOR:
ALASKA WHITE VELOUR
THIN BRICK:
FINISH:
NORMAN 2.25X11.685
MFG:
BELDEN BRICK
COLOR:
DOWNING BLACK VELOUR
COMPOSITE WOOD:
MFG:
NICHIHA
STYLE:
VINTAGE WOOD (FCB)
COLOR:
"SPRUCE"

1345 sq. ft

MULLIONS:
MFG:
KAWNEER ALUMINUM
COLOR:
CLEAR ANODIZED
STYLE:
FRONT-LOADED
D

PAINTED HALLOW METAL DOORS:
MFG:
DUNN EDWARDS
COLOR:
DET620 "BARNWOOD GRAY"
METAL COPING:
MFG:
FIRESTONE
COLOR:
PREFINISHED "BLACK"
METAL COPING:
MFG:
FIRESTONE
COLOR:
PREFINISHED "SIERRA TAN"
PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
SW 6258 “TRICORN BLACK”
PAINTED MURAL:
FINISH:
NORMAN 2.25X11.6875 BRICK
MFG:
BY OWNER
COLOR:
CUSTOM

I

22-0"
TOP OF PARAPET
I

D

28'-0"
TOP OF PARAPET

21'-0"
TOP OF PARAPET
E

nichiha = 324 sqft
brick=675 sqft

16'-0"
TOP OF PARAPET

9'-0"
B.O. CANOPY

0'-0"
FINISHED FLOOR

H

D

F

E

B

A
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MURAL

SPECIFICATIONS
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ABOUT THE ART
In an effort to add colour to our buildings, in areas that otherwise go unnoticed,
Café Zupas began to look at adding murals to our prototypical buildings in 2019.

painted by hand as to show our authenticity of hand-made meals.
The maintenance of the art would of neccesity, have to be durable. It

The pull and power of social media has infulenced us to incorporate something

would be too difficult to upkeep such scale and color variations otherwise. To

“instagrammable” into our brand image. We did not want to throw in just colorful

that end, we use exterior grade paint from Sherwin Williams for all the colors

advertisements, but instead, something that was a treat for locals and tourists to

used. We also prepare the walls with either a venetian stucco finish with a

look at. We underwent a brand-dress refresh in 2019 and desired to incorporate

white (or primer) base, or a white (or primer) base on brick. As a final precau-

the painting of murals onto our buildings.

tion, we occasionally coat the murals with a varnish to protect it from dirt and

Café Zupas approached the process of choosing art with an agency and
internal sources. After much debate and layouts, we decided to use mutli-colors

water and can sometimes even offer a shield against sunlight.
With the success of our murals as part of our brand dress, we discovered

which would match artwork inside and out. We employed the help of an artist in

the need to apply the mural technique to our “Nourish the Good Life” ethos.

Georgia, Chadwick Tolley.

Our graphic icon, which can easily be reproduced in metal or pan-channel

It was decided to incorporate our brand values of “Nourishing the Good Life”

letters, was also deemed worthy of becoming a mural. It also goes to show the

into a wall covering. This included images of what someone would find themselves

importance we give to making something home-made from scratch. This

doing if they were to “nourish the good life”. Chad would inject his printmaking

mural is incorporated on brick, on a black field and lit from above. Below it,

techniques and style into a wall covering full of life and color to showcase our

we incorporate the look of a “living wall”, with vegetation growing up towards

concept. The colors chosen for the project are deliberate and full of energy. The

the icon. (this is faux vegetation as a result of upkeep considerations.

style, as well, is deliberate, focusing on a feeling, rather than one image.
Mr. Tolley created unique artwork for the wall coverings, art canvases, and

We hire a professional muralist, someone who has experience with both
art, design, and our culture to re-create the artwork. It is designed to fit each

finally, two murals for our exterior. These outdoor murals were intentionally ab-

space in-house, and delivered electronically to our muralist. He/she will proj-

stract, but meant to embody our philosophies. Zupas intent was to have these

ect the mural onto the wall and trace it for painting. This generally happens at

10

night, when they can see the artwork clearly. Painting is the next step, and the

final touch to one of the murals is a custom LED sign made to look like neon which

muralist will have to use a ladder or lift to access the taller parts of the painting.

states “Good Things Happen Here”. This is accompanied by another sign stating

Over a period of 1-2 weeks, weather permitting, the murals will be completed. The

where the location is set, generally a city and state.

ABOUT THE ARTIST:

ABOUT THE MURALIST:

CHADWICK TOLLEY

MARKUS LONG

Chad teaches Printmaking and Draw-

Markus Long is a northern Califor-

ing at Augusta University in Augusta,

nia-born graphic designer, product

Georgia. He exhibits widely across the

designer, lettering artist and wood-

United States and won various awards

worker raised in the San Joaquin Valley

for his work including a Purchase Award in the Atlanta Print Biennial, a Purchase

and on the Eastern Shore of Maryland. He's now based in the mountain west,

Prize in the “Ink and Clay” exhibit in Pomona, CA, the C.G. Metals Purchase Prize

outside of Salt Lake City, Utah. By day, Markus works as a print and digital

from the Boston Print Biennial and a Best in Show award from the Oso Bay North

graphic artist, product designer, photographer and web designer for Ther-

American Printmaking Exhibition. His work is also included in several public

moWorks, a thermometer company who provides home chef's, backyard grillers,

collections in the United States, the Guandong Museum of Art in China and the

competitive BBQ'ers, professional chef's and commercial kitchens with the best

Jordanian National Gallery of Art in Amman, Jordan.

temperature tools on the market.
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ABOUT THE PAINT:

TIMELINE:

SHERWIN WILLIAMS
Latitude Exterior Acrylic Latex

Over a period of 1-2 weeks, weather permitting, the murals will be completed,
weather permitting.

Weather the extremes with Latitude™ Exterior Acrylic. This moisture-resistant
paint is formulated with ClimateFlex Technology™ that applies smoothly in

The murals typically are painted as the shell is being completed, while we are

extreme temperatures so you can paint with confidence despite the forecast.

doing Tenant Improvement construction.

Develops resistance to rain or dew in as little as one hour
Can be applied in temperatures ranging from 35°F (2°C) - 120°F (49°C)
Satin Finish
With its slight gloss, this finish offers the benefits of a richer look.

12

GOOD THINGS HAPPEN HERE MURAL:

This mural is painted on the front of the building. It will be painted on
a venitian stucco with a coat of white primer. A faux neon sign (LED)
will be mounted atop this mural.
10’-3”
SNOWBOUND 7004, SATIN

ECO GREEN 6739, SATIN
VEGAN 6738, SATIN

ICY LEMONADE 1667, SATIN

7’-10”

DAISY 6910, SATIN

10’-0”
AFTERGLOW 6667, SATIN
TANGERINE 6640, SATIN

TEABERRY 6561, SATIN
GRENADINE 6592, SATIN

MAJOR BLUE 6795, SATIN
UNDERCOOL 6957, SATIN

White and red flex neon (LED)
mounted to clear acrylic back

TRICORN BLACK 6258, SATIN
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DRIVE-THRU PRINTMAKER’S ABSTRACT MURAL:

This mural is painted on the drive-thru side of the building, giving the
guest and visitors with interest and brand association. It will be
painted on a venitian stucco with a coat of white primer. Composite
wood, Nichiha®, separates the mural into distinct areas. It will be
illuminated from above with wall-washer lights.
9’-0”

31’-0”

5’-0”

14’-0”

ECO GREEN 6739, SATIN

ICY LEMONADE 1667, SATIN

AFTERGLOW 6667, SATIN

TEABERRY 6561, SATIN

MAJOR BLUE 6795, SATIN

VEGAN 6738, SATIN

DAISY 6910, SATIN

TANGERINE 6640, SATIN

GRENADINE 6592, SATIN

UNDERCOOL 6957, SATIN

SNOWBOUND 7004, SATIN

TRICORN BLACK 6258, SATIN
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“NOURISH THE GOOD LIFE” MURAL:

8’-7”

This mural is painted generally on the front of the building. It will be
painted on thin-brick that has been painted tri-corn black. It is painted
with Sherwin Williams Snowbound #7004 in a satin finish.
This is one of Café Zupas brand identifiers. It will be illuminated with
goose-neck lighting from above.
8’-7”

SNOWBOUND 7004, SATIN

TRICORN BLACK 6258, SATIN
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EXTERIOR SIGN

& MATERIAL SPECIFICATIONS
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DRIVE- THRU HEIGHT CLEARANCE BAR

10'-0"

MANUFACTURE AND INSTALL ALL (1) CLEARANCE BAR WITH SINGLE FACE TOP PANEL
AND LOWER SINGLE FACE PANEL
•PANEL FACES: BLACK 3MM ACM AND 2” FRAME WITH V1 & V2 APPLIED VINYL
•COPY TO BE V1 APPLIED VINYL
•PANELS TO HAVE UP & DOWN EDGE LIGHTING WITH WHITE LEDs
•CLEARANCE TUBES TO BE PAINTED P2
•INSTALL S/F FANEL ON TOP OF CLEARANCE BAR AS INDICATED
•CLEARANCE BAR SUPPORTS TO BE PAINTED P1
•INSTALL WITH 4”X4” TUBE PAINTED P1 INTO “J” BOLT EMBEDMENT INTO CONCRETE

9'-10"

6'-6"

6'-6"
2'-0"

1" RADIUS

2"

10"

5 1/2"

8 1/2"
2"
4 1/2"
4"

PAINT SCHEDULE

SCREEN AND PRINT COL

ORS MA Y V ARY

P1: BLACK SATIN SUPPORT STRUCTURES

5'-0"

P2: CLEARANCE BAR TO MATCH
PANTONE 116-C

5'-0"
1" RADIUS

VINYL SCHEDULE

SCREEN AND PRINT COLORS MAY VARY

V1: HP WHITE VINYL

4"

V2: 220-53 CARDINAL RED
V3: DIGITALLY PRINTED TO MATCH
PANTONE 7697-C

/8"

9'-0"

1'-1"
10"

4"

7

SET SCREW

10" 1'-1"
/8"

7
CLEARANCE BAR
POR TION TO SWIVEL
WHEN HIT

SCALE : 1" = 1'-0"

4" X 4" SUPPOR T

SCALE : 1/2" = 1'-0"
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5'-4"

3" x 5" CUT OUT FOR "J" BOX
ESCUTCHEON COVER P

AINTED P1

SIGN SPECS, TYP.

2”

18" LETTERS - RED BACKER
5”

U
Q
R
P
S
T
F
C
B

5”

PAINT SCHEDULE

SCREEN AND PRINT COLORS MAY VARY

A
D

P1: BLACK MATTE

WALL

P2: RED VALSPAR VIPER RED GLOSS

VINYL SCHEDULE

SCREEN AND PRINT COLORS MAY VARY

V1: BLACK 3M

5”

9"
1'-6"

A. FACE: 3/16” transparent white plex
B. TRIM: 1” black trimcap
C. RETURNS: .040 black aluminum 3” deep
D. BACKS: .063 aluminum stock color
E. ILLUMINATION: White LEDs
F. POWER SUPPLY: Remote housed in power supply box
G. MOUNTED to BACKER
WALL SIGN-”Soup, Salad, & Sandwich Kitchen”

1'-6"

17

M
I

“Soup..”

J

CHANNEL LETTERS- “ZUPAS”

6'-0"

“ZUPAS’”

E
G

H
L
K

10'-0"
7'-1 1/2 "
2'-8"

“CAFÉ’”

H. FACES: .090 Aluminum painted black P1 (Larger than cabinet
routed and backed with 3/16” transparent white plex
I. RETURNS: .063 aluminum 3” deep painted black P1
J. BACKS: .063 aluminum stock color
K. ILLUMINATION: White LED’s
L. BALLAST: Housd in cabinet
M. MOUNTED to BACKER

N
O

CHANNEL CABINET- “CAFE”
P. FACE: 3/16” transparent white plex with black V1 3M vinyl
Q. TRIM: 1” black trimcap
R. RETURNS: .040 black aluminum 3” deep
S. BACKS: .063 aluminum stock color
T. ILLUMINATION: White LEDs
F. POWER SUPPLY: Remote housed in power supply box
U. MOUNTED to BACKER
CUSTOM BACKER
N. BRAKEFORM ALUMINUM PAINTED RED P2 (or approved red by owner)
WITH ALUMINUM FRAMING
O. FLUSH MOUNTED to WALL
DISCONNECT SWITCH AT SIGN
120V SERVICE SUPPLIED BY OTHERS
INTERNAL STRUCTURE 2”X2”X1/8” ALUMINUM ANGLE PRIMED
AND PAINTED

COLORS AND MATERIALS

E-1

PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
310 CHINA WHITE

4

E-2

PAINTED STUCCO:
FINISH:
FREESTYLE
MFG:
DRYVIT
COLOR:
SW 6258 “TRICORN BLACK”

6

B-1

THIN BRICK:
FINISH:
NORMAN 2.25X11.685
MFG:
BELDEN BRICK
COLOR:
ALASKA WHITE VELOUR/
PAINT SNOWBOUND
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B-2

THIN BRICK:
FINISH:
NORMAN 2.25X11.685
MFG:
BELDEN BRICK
COLOR:
DOWNING BLACK VELOUR/
PAINT TRICORN BLACK

WD-1 COMPOSITE WOOD:
MFG:
NICHIHA
STYLE:
VINTAGE WOOD (FCB)
COLOR:
"SPRUCE"
MC-1 METAL COPING:
MFG:
FIRESTONE
COLOR:
PREFINISHED "MATTE BLACK"

MC-2 METAL COPING:
MFG:
FIRESTONE
COLOR:
PREFINISHED "SIERRA TAN"

K

N

P-6

W-1

METAL CANOPY
COLOR: DEAD FLAT BLACK

PAINTED MURAL:
FINISH:
VENITIAN STUCCO
MFG:
BY OWNER
COLOR:
CUSTOM
DRIVE-THRU WINDOW AWNING
COLOR: DEAD FLAT BLACK

REINFORCED CMU:
FINISH:
SPLIT FACE
MFG:
ECHELON
COLOR:
4301
“LIVING” WALL
MFG:
BY OWNER
COLOR:
DEAD FLAT BLACK
STYLE:
WITH FAUX PLANTS/PLANTER BOX
PAINTED HALLOW METAL DOORS:
MFG:
SHERWIN WILLIAMS
COLOR:
SW 6003 "PROPER GRAY"

MULLIONS:
MFG:
KAWNEER ALUMINUM
COLOR:
CLEAR ANODIZED
STYLE:
FRONT-LOADED

18

PROJECT

RENDERINGS

19

NORTH WEST ELEVATION

20

EAST ELEVATION

21

LANDSCAPING

& GRADING

22

W:\22-057 Cafe Zupas - Syracuse\dwgs\22-057ls.dwg, 5/19/2022 11:59:11 AM, 1:1

R

05/20/2022

Not For Construction

For Review

Know what's

23

05/20/2022

For Review
Not For Construction

24

UTILITY

PLAN

25

05/20/2022

For Review
Not For Construction
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EXTERIOR LIGHTING

SPECIFICATIONS
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AQUA 300 SQUARE SX

D-Series Size 1

Catalog
Number

LED Wall Luminaire

SCONCE

Notes

Type

Buy American

Hit the Tab key or mouse over the page to see all interactive elements.

Introduction

PROJECT
Job

Specifications
Luminaire

Notes

Type

13-3/4” Weight:

Width:

Part #

12 lbs

(5.4 kg)

(34.9 cm)

10”

Depth:

6-3/8”

D

CCT 2700K, 3000K, 3500K or 4000K

H

(4.5 kg)

(16.2 cm)

W
13-3/4

4

4

H
6-3/8

6-3/8

FOR 3/4" NPT
SIDE-ENTRY CONDUIT
3-PLACES (BBW ONLY)

W

10 lbs

6-3/8”

D

13-3/4

Color Consistency 1x2 SDCM (MacAdam) along BBL, CCT +/- 40K to 70K, Duv +/- .001
CRI (Ra) 83 or 98

4” E20WC
Weight:

5 lbs
(2.3 kg)

(10.2 cm)

Height:

(16.2 cm)

Source Xicato XTM LED module - up to 3000 source lumens

13-3/4” BBW
(34.9 cm) Weight:

Width:
Depth:

(25.4 cm)

Height:

SPECIFICATIONS

Back Box (BBW, E20WC)

For 3/4” NPT side-entry
conduit (BBW only)

FOR 3/4" NPT
SIDE-ENTRY CONDUIT
3-PLACES (BBW ONLY)

Driver / Location Integral / premium drivers must be remote mounted
Dimming 0-10V or phase to 10% standard; Ecosystem, DALI, DMX and 1% available

Ordering Information

Input Voltage 100 to 277VAC (347VAC consult factory), phase dimmable versions are 120VAC only
Power Up to 35 watts max, depending on LED module / driver

The D-Series Wall luminaire is a stylish, fully
integrated LED solution for building-mount
applications. It features a sleek, modern design
and is carefully engineered to provide long-lasting,
energy-efficient lighting with a variety of optical
and control options for customized performance.
With an expected service life of over 20 years of
nighttime use and up to 74% in energy savings
over comparable 250W metal halide luminaires,
the D-Series Wall is a reliable, low-maintenance
lighting solution that produces sites that are
exceptionally illuminated.

EXAMPLE: DSXW1 LED 20C 1000 40K T3M MVOLT DDBTXD

DSXW1 LED

5HÁHFWRU 10°, 20°, 40°, 60° & optical accesories

Series

0DWHULDOV 7DPSHUUHVLVWDQWGHVLJQVWDLQOHVVVWHHOKDUGZDUHPHWDOUHÁHFWRUV
)LQLVK 3RZGHUFRDW([WHULRUJUDGH7*,&SRO\HVWHURSWLRQDOPDULQHJUDGHÀQLVK

LEDs

DSXW1 LED

10C 10 LEDs
(one
engine)
20C 20 LEDs
(two
engines) 1

:HLJKW 5.7 lb . [2.6 kg]
/RFDWLRQ Listed for Wet location, tested to IP66 per IEC 60529
$SSURYDOV ETL Listed to UL 1598, 2108, 8750 and CSA C22.2# 9 & #250.0
//LIH > 55,000 hours at 70% lumen maintenance, LM80 / TM-21, see pg 2

Drive Current
350
530
700
1000

350 mA
530 mA
700 mA
1000 mA (1 A) 1

Color temperature
30K
40K
50K
AMBPC

3000 K
4000 K
5000 K
Amber
phosphor
converted

:DUUDQW\ Lifetime Limited Warranty - see warranty for details

Distribution
T2S
T2M
T3S
T3M
T4M
TFTM

Type II Short
Type II Medium
Type III Short
Type III Medium
Type IV Medium
Forward Throw
Medium

,(6)LOHV /0,(6ÀOHVDYDLODEOH

Voltage

Mounting

Control Options

MVOLT 2
120 3
208 3
240 3
277 3
347 3,4
480 3,4

Shipped included
(blank) Surface
mounting
bracket
BBW Surfacemounted
back box
(for conduit
entry) 5

DSSXD
DDBTXD
DBLBXD
DNATXD

Sandstone
Textured dark bronze
Textured black
Textured natural aluminum

0RGLÀFDWLRQV $Q\PRGLÀFDWLRQRUFXVWRPL]DWLRQLVSRVVLEOHFRQVXOWIDFWRU\

Shipped installed
PE
Photoelectric cell, button type 6
DMG
0-10v dimming wires pulled outside fixture (for
use with an external control, ordered separately)
PIR
180° motion/ambient light sensor, <15’ mtg ht 1,7
PIRH
180° motion/ambient light sensor, 15-30’ mtg ht 1,7
PIR1FC3V Motion/ambient sensor, 8-15' mounting height,
ambient sensor enabled at 1fc 1,7
PIRH1FC3V Motion/ambient sensor, 15-30' mounting height,
ambient sensor enabled at 1fc 1,7
E20WC
Emergency battery backup (includes external
component enclosure), CA Title 20 compliant 8,9

IP66
Other Options

ORDERING LOGIC
Driver
Location

Model K3SS K3SS

N=Integrated
R=Remote

Dimming

N=None
P=Phase, 10%
V=0-10V, 10%
premium drivers (REMOTE location only):
Z1=eldoLED 0-10V, 0%
Z2=eldoLED DALI, 0%
Z3=eldoLED DMX, 0%
Z4=Lutron Hi-Lume™ LDE1, 0-10V, 0%
Z5=Lutron Hi-Lume™ LTEA, Phase, 1%
Z6=Lutron 5-Series™ LDE5, 0-10V, 5%

- Output Direction

Output

CRI

CCT

Reflector

D = Down
07=700 lm
83=83 27=2700K
U = Up *
10=965 lm
98=98 30=3000K
* includes reflector 13=1300 lm
35=3500K
cover
20=2000 lm
40=4000K
30=3000 lm*
*available in 83CRI only

10=10*
20=20
40=40
60=60
*1300 lm max

Optical
Accessory
NN=None
DF=Diffuser Lens
LS=Spread Lens
WW=Wall Wash
FT=Forward Throw
HL=Hex Louver*
*down direction only

-

Shipped installed
SF
Single fuse (120, 277 or 347V) 3,10
DF
Double fuse (208, 240 or 480V) 3,10
HS
House-side shield 11
SPD Separate surge protection 12

Shell Color

XX=v2 color
see pg 4
ZZ=Custom

Accessories

add +MF for
Marine Finish

Ordered and shipped separately.

DSXWHS U

House-side shield (one per
light engine)

DSXWBSW U

Bird-deterrent spikes

DSXW1VG U

Vandal guard accessory

Example Part Number: K3SS-NVD-30832720NN-L1
K AQUA 300 Square SX Sconce - INtegrated Driver, 0-10V Dimming - Down, 3000lm, 83CRI, 2700K, 20°, NN No Accessory - L1 Gloss White

A QG$YHQXH8QLWÃ2DNODQG&$
rev 191209

P E 7DON7R8V#DOZXVDFRPWDOZXVDFRP

Finish (required)
Shipped separately 11
BSW Bird-deterrent spikes
VG
Vandal guard
DDL Diffused drop lens

Dark bronze
Black
Natural aluminum
White

DWHGXD Textured white
DSSTXD Textured sandstone

NOTES
1
2
3
4
5
6
7
8
9
10
11
12

1

DDBXD
DBLXD
DNAXD
DWHXD

20C 1000 is not available with PIR, PIRH, PIR1FC3V or PIRH1FC3V.
MVOLT driver operates on any line voltage from 120-277V (50/60 Hz).
Single fuse (SF) requires 120, 277 or 347 voltage option. Double fuse (DF) requires 208, 240 or 480 voltage option.
Only available with 20C, 700mA or 1000mA. Not available with PIR or PIRH.
Back box ships installed on fixture. Cannot be field installed. Cannot be ordered as an accessory.
Photocontrol (PE) requires 120, 208, 240, 277 or 347 voltage option. Not available with motion/ambient light sensors (PIR or PIRH).
Reference Motion Sensor table on page 3.
Same as old ELCW. Cold weather (-20C) rated. Not compatible with conduit entry applications. Not available with BBW mounting option. Not available with fusing. Not
available with 347 or 480 voltage options. Emergency components located in back box housing. Emergency mode IES files located on product page at www.lithonia.com
Not available with SPD.
Not available with E20WC.
Also available as a separate accessory; see Accessories information.
Not available with E20WC.

One Lithonia Way • Conyers, Georgia 30012 • Phone: 1-800-705-SERV (7378) • www.lithonia.com
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D-Series Size 1

OWL

Catalog
Number

LED Area Luminaire

Outdoor Wet Location Emergency Light

Notes

DATE:

Type

COMMENTS:

PROJECT

Hit the Tab key or mouse over the page to see all interactive elements.

Buy American

Introduction

The modern styling of the D-Series is striking
yet unobtrusive - making a bold, progressive
statement even as it blends seamlessly with its
environment. The D-Series distills the benefits
of the latest in LED technology into a high
performance, high efficacy, long-life luminaire.

Specifications
EPA:

1.01 ft2

(0.09 m2)

W
W

Length:
Width:

33”
(83.8 cm)

13”

H

(33.0 cm)

L
L

Height H1:

7-1/2”

Height H2:

3-1/2”

Weight
(max):

27 lbs

(19.0 cm)

H2

H1
H

(12.2 kg)

Ordering Information

FEATURES
 Architecturally appealing wet location LED light for indoor and outdoor
applications
 NEMA 3R/IP65 Rated for indoor/outdoor cold-weather and damp locations
 Cold Weather Option (HX) makes the OWL ideal for outdoor applications
down to -13°F
 Self Test / Self Diagnostic circuit comes standard reducing manual testing
obligations
 External access test switch for manual diagnostic testing
 Photocell activation for nighttime/security lighting or switch controlled for
normal lighting comes standard on both AC and EM models
 Eight LEDs produce 1530 lumens in normal (mains mode) and 600 lumens in
emergency battery backup mode
 |.&&7&5ΖȲ/!KRXUV
 UL listed 90 minute run-time
 6HOIFRPSHQVDWLQJVROLGVWDWH&RQVWDQW&XUUHQW&KDUJHUSURYLGHVH[WHQGHGȵRDW
life and rapid recharge
 Brownout detection ensures emergency illumination during periods of low line
voltage
 Premium long-life high temperature Nickel Cadmium battery
 Integral push-to-test switch with easily visible bi-color LED diagnostic indicator
 9$&ȴHOGVHOHFWDEOHLQSXWV
 $YDLODEOHDVDQ$&RQO\ȴ[WXUH

The outstanding photometric performance
results in sites with excellent uniformity, greater
pole spacing and lower power density. It is
ideal for replacing up to 750W metal halide in
pedestrian and area lighting applications with
typical energy savings of 65% and expected
service life of over 100,000 hours.

EXAMPLE: DSX1 LED P7 40K T3M MVOLT SPA NLTAIR2 PIRHN DDBXD

DSX1 LED
Series
DSX1 LED

LEDs
Forward optics
P7 1
P1
P4 1
P2
P5 1
P8
P3
P6 1
P9 1
Rotated optics
P10 2 P12 2
P11 2
P13 1,2

Color temperature
30K
40K
50K

3000 K
4000 K
5000 K

Distribution
T1S

Type I short
(Automotive)
T2S Type II short
T2M Type II medium
T3S Type III short
T3M Type III medium
T4M Type IV medium
TFTM Forward throw
medium

Voltage
T5VS
T5S
T5M
T5W
BLC
LCCO
RCCO

Type V very short
Type V short 3
Type V medium 3
Type V wide 3
Backlight control 4
Left corner cutoff 4
Right corner cutoff 4
3

Mounting

MVOLT
XVOLT
(277V-480V) 6,7,8
120 9
208 9
240 9
277 9
347 9
480 9

Control options

5

Shipped included
SPA
Square pole mounting
RPA
Round pole mounting 10
WBA
Wall bracket 3
SPUMBA
Square pole universal mounting adaptor 11
RPUMBA
Round pole universal mounting adaptor 9
Shipped separately
KMA8 DDBXD U Mast arm mounting bracket adaptor
(specify finish) 12

Other options

Shipped installed
NLTAIR2 nLight AIR generation 2 enabled 13
PIRHN
Network, high/low motion/ambient sensor 14
PER
NEMA twist-lock receptacle only (controls ordered separate) 15
PER5
Five-pin receptacle only (controls ordered separate) 15,16
PER7
Seven-pin receptacle only (controls ordered separate) 15,16
DMG
0-10v dimming wires pulled outside fixture (for use with an
external control, ordered separately) 17
DS
Dual switching 18,19,20

PIR

High/low, motion/ambient sensor, 8-15’ mounting height,
ambient sensor enabled at 5fc 20,21
PIRH
High/low, motion/ambient sensor, 15-30’ mounting height,
ambient sensor enabled at 5fc 20,21
PIR1FC3V High/low, motion/ambient sensor, 8-15’ mounting height,
ambient sensor enabled at 1fc 20,21
PIRH1FC3V Bi-level, motion/ambient sensor, 15-30’ mounting height,
ambient sensor enabled at 1fc 20,21
FAO
Field adjustable output 20,21

Shipped installed
HS House-side shield 23
SF
Single fuse (120, 277, 347V) 9
DF Double fuse (208, 240, 480V) 9
L90 Left rotated optics 2
R90 Right rotated optics 2
HA 50°C ambient operations 1
BAA Buy America(n) Act Compliant
Shipped separately
BS Bird spikes 24
EGS External glare shield

One Lithonia Way • Conyers, Georgia 30012 • Phone: 1-800-705-SERV (7378) • www.lithonia.com
© 2011-2021 Acuity Brands Lighting, Inc. All rights reserved.
COMMERCIAL OUTDOOR

ORDERING INFORMATION OWL-AC-BK-MB
2. OPERATION

1. SERIES

Finish (required)

OWL

DDBXD
DBLXD
DNAXD
DWHXD
DDBTXD
DBLBXD
DNATXD

Dark bronze
Black
Natural aluminum
White
Textured dark bronze
Textured black
Textured natural
aluminum
DWHGXD Textured white

-

3. FRAME COLOR
-

AC AC Only
EM Ni-Cad Battery Backup

4. MOUNTING
-

BK Black
BZ Bronze
SL Silver
WH White

MB
MB Back Mount

5. OPTIONS
BLANK = NO OPTION
HX Cold Weather Option (EM Only)

DSX1-LED
Rev. 07/19/21
Page 1 of 8

ISOLITE

WWW.ISOLITE.COM
ISOLITE HEADQUARTERS

800.888.5483

31 WATERLOO AVENUE, BERWYN, PA 19312
ISOLITE WEST

800.799.5343

3563 SUELDO SUITE M, SAN LUIS OBISPO, CA 93401

'ɄɄ5(9ɄɄ
SPECIFICATIONS AND DETAILS ARE SUBJECT TO CHANGE WITHOUT NOTIFICATION.
CONTACT ISOLITE FOR UP TO DATE DETAILS.
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Catalog #:

Project:

Prepared By:

Date:

Type:

ǦǣǔǘǗǚȨǘǓǜȨ
ǜǚǝǢȨȱǘǞȳǟȨ
ǠǝȱȳǘǣǝǞ

Scottsdale® Legacy (CRUS)

Zolo™ 5

LED Canopy Luminaire

ǙǠǣǟǣǞȰǝǝǚǝǗǘȰǝǝǚ
ǠȨȰǕȳǙǤȨǚǥǚȳǒȨǚ

IP66

Store in a Temperature-Controlled Environment.

OVERVIEW
Lumen Package

5,000 - 22,000

Wattage Range

38 - 152

Efficacy Range (LPW)

114 -156

Weight lbs(kg)

23 (10.4)

QUICK LINKS
Ordering Guide

Performance

Photometrics

Dimensions

FEATURES & SPECIFICATIONS
Construction
• Features a ultra-slim 11/16” profile diecast housing, with flat clear or diffused
tempered glass lens. Unit is water-resistant,
sealed and IP66 rated. Integral designed
heat sink does not trap dirt and grime,
ensuring cool running performance over the
life of the fixture.
• Standard color is white and is finished
with LSI’s DuraGrip® polyester powder coat
process. DuraGrip withstands extreme
weather changes without cracking or
peeling.
• Luminaire assembly incorporates a pressure
stabilizing vent breather to prevent seal
fatigue and failure.

Optical System
• Features an array of select, mid-power, high
brightness, high efficiency LED; 3000K,
4000K, 5000K color temperature, 80 CRI
(nominal).

standards. Additional field replaceable 10kV
surge protection device meets a minimum
Category C Low operation (per ANSI/
IEEE C62.41.2). Custom lumen and wattage
packages available.
• Driver components are fully encased in
potting for moisture resistance. Complies
with IEC and FCC standards. 0-10 V
dimming supplied standard with all drive
currents.
• Die-cast aluminum, wet location rated
driver/electrical enclosure is elevated
above canopy deck to prevent water entry,
provide easy “knock-out” connection of
primary wiring and acts as the primary
heatsink ensuring cool operation of internal
components for longer life. Seals to optical
housing via one-piece molded silicone
gasket.
• Universal voltage power supply, 120-277
VAC, 50/60 HZ and 347-480 VAC, 50/60
HZ input.

• Choice of Symmetric or Asymmetric
distribution. Asymmetric provides a wider
distribution pattern. Optional symmetric
with diffused lens also available.

• -40°C to 55°C (-40°F to 131°F) ambient
operating temperature. (Varies based on
lumen package and mounting style see
performance data for specifics.)

• Diffuse lens available as an option to soften
brightness of the luminaire.

• Minimum 60,000 to 100,000 hours
depending upon the ambient temperature
of the installation location (see
performance data for specifics.)

• Six Lumen Packages: 5,000, 9,000, 10,000,
13,000, 18,000 and 22,000 Lumens.

Electrical
• High performance factory programmable
driver features over-voltage, under
voltage, short-circuit and over temperature
protection with integral 6kV surge
protection that meets IEEE C62.41.2 and
ANSI C82.77-5 Location Category C Low

Hazardous Location
• Designed for lighter than air fuel
applications. Product is suitable for Class 1
Divisions 2 only when properly installed per
LSI installation instructions. See lsicorp.com
for specific guidance. Not available on SLW.

(IWGVMTXMSR
>SPSMWSYVQSWXTSTYPEVMRHSSVSYXHSSV[EWLIVKVE^IV;MXLMXƅWWQEPPJSVQJEGXSVKVIEXPMKLXSYXTYXERHLMKL
GYWXSQM^EFMPMX]MXƅWWYVIXSJMX]SYVTVSNIGXTIVJIGXP]

Installation
• One-person installation.
• Installs in a 12” or 16” deck pan. Deck
penetration consists of a 4” hole,
simplifying installation and water sealing.
Unit is designed to quickly retrofit into
existing Scottsdale (4”) hole as well as
openings for Encore and Encore Top Access
and to reconnect wiring for the SC/ECTA
without having to relocate the conduit.
• Retro panels are available for existing
Encores as well as kits for recessed and 2x2
installations (see separate spec sheets).
Support brackets are provided standard, to
prevent sagging of deck.

Features

7TIGMƼGEXMSRW

• ,MKL4YVMX]8IQTIVIH+PEWW

 (MQQMRK3TXMSRW

• )\XVYHIH%PYQMRYQ%PPS],SYWMRK

-RTYX:SPXEKI

• %ZEMPEFPIMR8MXERMYQ+VE]&PEGOSV
;LMXI*MRMWL

• (EMW]'LEMR1YPXMTPI*M\XYVIW
• -43YXHSSV6EXIH
• 0SYZIV3TXMSRW%ZEMPEFPI

Warranty

:(''SRWXERX:SPXEKI

 ;EXXWTIV*SSX

• 1YPXM:SPX:('6IQSXI(VMZIV
7SPH7ITEVEXIP] 

• LSI LED fixtures carry a 5-year warranty
(contact your LSI representative for
extended warranty options.)

4;18VMEGƁ:(1<)0:
;JX

0YQIRTIV;EXX

PQ;

0YQIRTIV*SSX

PQJX

&IEQ7TVIEH

25°qqqqq

1E\6YR0IRKXL

JX

 '6-



 3TIVEXMRK8IQT

q* q' XSq* q'

4VSHYGX'SHI&YMPHIV

Listings
• UL and ETL listed to UL 1598, UL 8750
and other U.S. and International safety
standards. Suitable for wet locations.
• DesignLights Consortium® (DLC) qualified
product. Not all versions of this product
may be DLC qualified. Please check the DLC
Qualified Products List at www.designlights.
org/QPL to confirm which versions are
qualified.
• Meets Buy American Act requirements.
• IDA compliant with 3000K or lower color
temperature.

-XIQ

0IRKXL

4S[IV

1 —  QQ
2 —  QQ
3 —  QQ
4 —  QQ

8W — ;JX

&IEQ%RKPI

1SYRXMRK

*MRMWL

3TXMSR

2540 — 25°×40°
3055 — qq
30 — q
50 — 50°

S1 — 7XERH3JJ
S2 — 7XERH3JJ
CP — 1SYRXMRK'PMT
GS — +VSYRH7XEOI

TG — 8MXERMYQ+VE]
BK — &PEGO
WH — ;LMXI

NA — 2SRI
LV — 0SYZIV
ALV — %W]QQIXVMG0SYZIV

Z5

8IQT'SPSV

8W

Z5—>SPS

27 — /
30 — /
35 — /
40 — /

)\EQTPI >;78+2%
'YWXSQM^EFPIƂ'SRWYPX*EGXSV]
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Café Zupas
2068 West 1700 South
Engineer Site Plan Review
Completed by Brian Bloemen on May 24, 2022
1. North Davis Sewer District shall approve all grease traps.
2. Submit a Storm Water Quality Report and incorporate the findings into the plans.
If you have any further comments or questions, please feel free to contact me at 801-614-9630.
Sincerely,

Brian Bloemen, P.E.
City Engineer

Syracuse City Public Works Department

TO:

Community Development, Attention: Royce Davies

FROM:

Golden Barrett, Fire Marshal

RE:

Zupas Café Site Plan

DATE:

20220519

I have reviewed the site plans dated 22 April 2022 for the above-referenced project. The Fire
Prevention Division of this department has the following comments/concerns.

1. The minimum fire flow requirement is 1500 gallons per minute for 120 consecutive
minutes. Provide documentation that the fire flow has been confirmed through the
Syracuse City Engineering Division, Water Model.
2. If grades exceed 10%, approval from the City Engineer and the Fire Department is
required.
These plans have been reviewed for Fire Department requirements only. Other departments must
review these plans and will have their requirements. This review by the Fire Department must not
be construed as final approval from Syracuse City.

Golden T. Barrett
Fire Marshal
Syracuse City Fire Department
C 801-989-8020
Gbarrett@syracuseut.com

Noah Steele
From:
Sent:
To:
Cc:
Subject:

Noah Steele
Wednesday, May 11, 2022 1:41 PM
Edgar Cepuritis
Travis Larsen; Brandon Pfunder; Chris George
RE: Cafe Zupas - submittal

Edgar,
Last night the City Council approved the sales agreement fyi. So do you want to send me two signed hard copies and we
can get it executed? Also, here is a planning review of your site plan. Look for the red text for staff comments,
ordinance text is black. I haven’t seen any reviews from fire or engineering yet. I predict the engineer is going to ask for
grading and utility plans.
1. 10.90.070 Special provisions. (A) All lots, parcels, or sites shall have a minimum 15 percent of the total area
landscaped, including all required front yards. ‐ Only 11% provided.
2. 10.28.110 Building design. (F) Materials. (3) Primary Materials. Sixty‐five percent of all surface materials, not
including glass or roofing materials, are required to include a combination of brick, stone, ceramic tile, masonry
materials, insulated metal panels, or wood fiber/composite siding. Exposed cinder block is not permitted, except
for minimal foundation exposure. Concrete masonry unit, exposed concrete, stucco, vinyl, wood siding, or metal
components may be used as accent or secondary materials only. ‐The building is mostly painted stucco which is
required to be a secondary material only. Provide percentage calculations for each material.
3. 10.28.120 Site design. (C) Miscellaneous. The small details that sometimes become afterthoughts of site
planning and design are important factors for making aesthetically attractive sites. The following are required
during initial site planning, along with any other requirements within this code: (3) Outdoor refuse and garbage
collection containers are required to be fully screened from view using the same materials as the building or
approved masonry fencing. Enclosures are required to be surrounded by landscaping to further soften their
visual impact. Public access to these areas should be restricted. No design for the garbage enclosure
provided. Civil just says ‘see architecture plans’ . Dumpster location near intersection of two collector drive
isles, recommend moving dumpster to southwest corner of site and leaving low landscaping where it was to
preserve safety.
4. 10.28.120 Site design. (E) Lighting. Carefully planned lighting schemes can create safe environments for
pedestrians and motorists. Lighting is an integral design element which adds to the overall site plan and building
design. Lighting must be designed in compliance with Chapter 10.45 SCC (Sign and Lighting Regulations). (1)
Lighting schemes will include coordinating parking, wall, and pedestrian scaled fixtures which compliment
building architecture and site features. (2) Parking and Circulation. Lifestyle, separated land uses, and lack of
sufficient public transit have created the need for parking and access for automobiles onto most commercial
sites. Lighting in required parking areas must be designed to have a minimal impact on the surrounding
environment. Parking lot lights shown in architectural rendering not shown on site or landscape plans. Please
select full cutoff downfacing ‘dark sky’ light fixtures and provide cut sheets and identify fixture locations on plan.
5. 10.28.120 Site design (G) Pedestrians. Site layout and design must equally address the needs of pedestrians and
automobiles. Pedestrian access and safety on the site should be ensured. (1) Pedestrian access from the public
right‐of‐way through the site to main entrances is required. These walkways are required to be constructed of
dissimilar materials to the roadway or parking area, and provide for clearly defined crossings where there are
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points of conflict with automobiles. Proposed pedestrian crossing is just paint, required to be stamped and
tinted concrete or pavers or other ‘dissimilar material’
Feel free to give me a call with questions,

Noah Steele, AICP
CED Director
1979 W 1900 s
Syracuse City, 84075
(801) 614‐9672
nsteele@syracuseut.com
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Noah Steele
From:
Sent:
To:
Cc:
Subject:
Attachments:

Brandon Pfunder <bpfunder@cafezupas.com>
Friday, May 20, 2022 11:25 AM
Noah Steele; Paul Roberts; Steve Marshall; Chris George; Edgar Cepuritis
Travis Larsen; David Plastow; Eric Malmberg; Justin Goodrich
Cafe Zupas Design Review Package
Syracuse_Design_Review_5_20_22_sm.pdf

Noah,
Attached, please find our Design Review Package incorporating the requirements requested by Syracuse City:
1. Included Grading and Utility plans for your Fire and Engineering review.
2. 15% landscaping has been fulfilled.
3. 65% non‐EIFS elevations has been fulfilled.
4. Trash enclosure was suggested to move, which we have accomplished.
5. Full cut‐off lighting is fulfilled. We are including all cutsheets of our exterior lighting.
6. Dis‐similar material for the pedestrian crosswalk has been fulfilled.
With this in mind, we would like to be placed on the June review agenda.
Thanks so much for meeting with us. We look forward to being in Syracuse!
‐Brandon

Brandon Pfunder
801‐815‐9643
460 Universal Circle
Sandy, UT 84070
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