CEDAR CITY PLANNING COMMISSION
MINUTES
May 4,2021
The Cedar City Planning Commission held a meeting on Tuesday, May 4,2021at 5:15 p.m., in the City
Council Chambers, l0 North Main, Cedar City Utah.
Members in attendance: Mary Pearson-Chair, Jennie Hendricks, Ray Gardner, Jill Peterson, Adam
Hahn, Hunter Shaheen
Members absent: Craig Isom, Donald Boudreau
Staff in attendance: Ci ty Attorney-Tyler Romeril, city Engineer-Jonathan Stathis, Project EngineerTrevor McDonald, and Executive Assistant-Onjulee Pittser.
Others in attendance: Brent Drew, Laura Henderson, Garth Green, Peggy Green, Bob Platt, Chris
Uchman, Teri Kenny, Tim Watson, Tyler Melling, Hannah Melling, Marilyn Wood
The meeting was called to order at 5:19 p.m.

ITEM/REOUESTED MOTION

I,OCATIO

ROJECT

APPLICANT/PRESENTER

I.

Resular Items Anproval of Minutes (April 20. 2021)
(Approval)
Adam moved to approve the minutes of April 2012021; seconded by Jennie; all in favor for
unanimous decision.

Lot
(Approval)

2- subd.- Minor

& 5300 w
Port 15lot
675 N

Sevy/ 3 peaks Eng.

Brent Drew: This is on Steve Sevy's land. The road, curb and most utilities are already in. It's a 3-acre
site for a local company that's growing and wants a new building. Mary: How big is the smaller
square? Or is the whole piece 3-acres? Brent: That whole piece is 3-acres. The piece to the left is 3acres as well. The remaining piece will be about 22-acres. None of the land is subdivided. Jill: Can
you say what's going in? Brent: I'd rather not say. They are in town already and doing well. They will
triple their employees.
Adam motions for approval of the minor lot subdivisionl second by Hunter; all in favor for
unanimous decision.
3- Road Dedication
3900 w (800 N - 2125 N)
Platt & ptatt
(Recommendation)
Bob Platt: The project we're involved with has been through vicinity map. It's Iron Crest Subdivision.
This is the old Williams Lane. It's a chip sealed road and it's not offrcially dedicated to anyone. It was
a major county road that was approved. This is a proposed 75-ft. road and needs a road dedication plat.
It goes from the north end of Monte Vista to the south end of Equestrian Point. The challenge is to get
all the owners to sign. We've been instructed by the City Engineer's office to do it this way. It's paved
now as a chip sealed road, but it's not that wide. Mary: Eventually it will be paved. Bob: With the
development it will be full improvement; curb, gutter, sidewalk. Jennie: Say it's approved, and you
can't get all the owners to sign off. What next? fub: That's a good questions. I'll ask City Engineering
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what they want to do. Rav: Who pays for the improvements? Bob: That comes from the developers.
Rav: I wonder if that will be a downfall to get the homeowners to agree. Bob: Just because they agree
does not mean they are committing themselves to do the improvements.
Adam motions for positive recommendation; Jennie seconds. All in favor for unanimous decision.

Vicinity
(Recommendation)

4- Subd.-

2375 N

North Field

Rd.

Falcon RidgeAilatson Eng.

Sage Springs North
Tim Watson: This sits west of I-15 and south of 2400 N., almost directly west of Canyon View H.S.
Sage Springs phase 2,3 & 4 sits to the south. The Sunroc gravel pits are there. I'll need to note that on
the hnal plat with the dust and noise. We have 2 property owners that have agreed to work together and
get this development through. This is a twin home unit. Lot size and street widths are per City
ordinance. The only open space are the back and front yards. There are no dedicated parks. Chris:
How many units? Tim: I think 56. Adam: How large are the lots? Tim: They'll be 9,000 sq. ft.
because of the duplex. Hunter: Is that per side? Tim: No. It's 4,500 per side. They'll meet the
minimum 9,000. Ray: I'd like to see more creative site planning. It looks like a deadly situation out
there. Tim: Our properties are limited to what we can do. Zoning and the shape of land dictates that.
d!!: Any interest in waiting for the new zone? Tim: No. It's zoned correctly, so we don't have to do a
rezoning. Jill: Rentals : high crime. Jennie: Drag racing. Tim: The wider the streets the bigger the
speed. There's more success in decreasing the street widths and detach the sidewalks. Teri Kenny:
Some of us don't agree with that. Tim: The sidewalks next to the streets make it appear wider;
therefore, you get faster speeds. Teri: Some of us like wider streets. Jennie: this is not a PUD. Tim:
No, it's not. Adam: I didn't see stormwater. fu: There is master planned stormwater. We have a
drainage ditch for the area. Hunter: Does it hit the existing basin? Tim: Yes. Trevor: During the
construction phase we'll be looking at drainage a bit closer. Tyler: I get nervous when we talk about
vicinity plan approvals with both the Planning Commission and City Council when we say "l'd like to
see" things. The purpose of this is does this meet the ordinance. That's all we're approving.
Adam motions for positive recommendation. Second by Hunter. All in favor for unanimous

decision.

Vicinity
Benson Way & Westview Dr.
(Recommendation)
Old Sorrel Ranch Phase 4 & 5

5- Subd.-

Tim: There

ArmbrustAilatson Eng.

few straight streets and more open space. We're extending phase 4 and 5. It's on
the corner of the college farm and the SUU observatory. There's undeveloped land to the south, and
there are pretty steep hillsides on the east side coming into the valley. We have access points to
Westview Dr. and exceeding the 80 unit minimum for I access. Those accesses were put in with phase
1. We're not planning on extending the development to the south. There have had discussions with
engineering about a master planned road up from the south. We'll work through that. This 40-acre
parcel to the south has the same owner of the next 40-acres to the south, which is the same developer
that developed Northridge across Cross Hollow. The master planned road was discussed with staff and
will tie phase 4 & 5 that requires us to widen existing streets that are already in place. We hope the
street master plan with Avenue Consultants will work through this later. We're not planning on
widening streets and making non-conforming lots that are already in place. The Cross Hollow
subdivision has 66-ft wide roads aheady, that's the county minimum, and to put another one through a
public subdivision doesn't make sense. We'd request that the consultants relook at their master plan and
are very
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consider one of the existing roads as the 66-ft. road. There's one that passes through and it's not
straight. They have larger lots. Those streets do not meet City engineering standards, because they have
borrow pits, portions of asphalt and no curb and gutter. We'd like to finish this side of the Old Sonel
Ranch development. We will continue on the east side on Cross Hollow Road later. There are some
small parks there. We have a small entrance on either side for signage. The HOA will be maintaining
trail system through here from Westview from Cross Hollow, except for city master planned roads.
Jennie: Are the lot sizes the same as earlier phases? Tim: Yes. Adam: Is this R-1? Tim: It's zoned R2,but most of the lots are larger, and they meet R-1 requirements. Mary: Are they all single-family
homes at this point? Tim: Yes, they are. Jennie: If we give a positive recommendation but there's the
road question, how is that resolved? Jonathan Stathis: As staff we recommend the master planned road
be moved to the county roads. The problem is where it's shown currently it's very steep by the
observatory and wouldn't meet City standards in that location. The other issue is it's not serving alarge
area. It's a very low-density area on 2-ll2 - 3 acre lots. The master planned road is serving the county
subdivision, so we don't see much need for it. The issue is if it needs to be an official amendment to the
master plan. Tvler Romeril: We could vacate it and add an amendment. Jonathan: That would need to
come through as a separate item to move that. Adam: Is there an issue for us to approve this tonight?
Tvler R.: There's no issue. We're on the same page. It's still master planned to go there until there's a
change. Jonathan: Avenue Consultants brought up that the 45-ft. road continue to the south, so there's
a straight south to north route to Westview Dr. If the master planned road is moved there's no
requirement for the 45-ft. road to be stubbed out. At that point, it's not a master planned road anymore.
Hunter motions for positive recommendation; second by Ray; all in favor for unanimous decision.

Vicinify
(Recommendation)

W.
Stranglehold LCAilatson Eng.
Magnolia Fields
Tim: We brought the rezoning through a few months ago. Adam: Is this 3O-acres? fu: It's closer to
55. It's a higher density R-2-2. Bob Platt brought the road dedication through earlier, and this is the
same road. It's the SW corner of Equestrian Point and Monte Vista further south. This development is
going to be shown as anR-2-2 and R-2-1. The R-2-1 are all over 10,000 sq. ft., but they did not want
the 90-ft. frontage, but some range from 75-80. The R-2-2 provides a density and noise buffer from 75ft. right-of-way on 3900 West. We have a couple lots on the north and south side that will be singlefamily up to 3900, and we tried to provide some buffering along that busy street. We have several
hundred acres of farm land that's not included in the development at this time. Chris Uchman: That
area is very underdeveloped. Tim: It is. County subdivisions meet the larger lots, 66-ft. wide roads
with with bonow ditches. Chris: Is it currently zoned R-1? Tim: No, it's not. It's R-2-2 and R-2-1.
There's a master planned trail along 3900 West and a drainage system along the north side. A portion of
the subdivision cannot be fed by gravity sewer. It's draining the wrong direction. We're working with
development to the south to extend the sewer up as far as we can and utilizing the gravity-fed sewer.
The rest we will work with City staff to develop individual pressurized for the lots or a smaller regional
lift station for this subdivision. Most of the homes will be slab on grade especially those not fed by
gravity sewer. Hunter: Are the properties on the boundaries R-2-l orP..-2-2? Tim: R-2-1. Adam: The
north end there's a canal that sits higher than the property levels. What kind of reinforcements do you
put in there to ensure homes don't flood? Tim: We've been discussing it with the irrigation company.
That's one of the last phases to develop. We're not sure if the drainage will take place of the ditch or
how much of the ditch has to stay in place. Jennie: Assuming the Council approves the road dedication,
6- Subd.-

1000 N 3900

J

the master trail will look like a sidewalk on the side of the road? Tim: Yes. It'll be straight. Chris:
Will there be a 6-ft.cinder block wall? Tim: Per City ordinance, there has to be. Jill: Is there a road
planned where the canal is? fu: No. If that doesn't get developed, and Council doesn't approve the
road dedication, each development will have to dedicate their frontage. We've been working with
Platt's to get the correct alignment. If it's not approved they dedicate theirs; we dedicate ours. One of
the adjacent property owners is willing to deed over their portion of the dedication.
Jennie motions for positive recommendation; second by Hunter; all in favor for unanimous
decision.

7- PUBLIC HEARING
Amendment to the City General Plan establishing criteria for a new zoning designation
(Recommendation)
councilman Tyler Melling
Tvler Melline: Both of these items are connected. This is the Family Neighborhood Zone (FNZ).
Looking at the current R-l zone description, it talks about the characteristics of a single-family zone.
It's an ideal environment for raising children. I don't know too many families with young kids who can
afford what we require in an R-1 zone. The commission can rename it if you'd like. When we have a
box that we force things into, and say it needs to have certain criteria, you are forcing one kind of home
and if you can afford it great. Our residents are concerned with the quality of development. It ties to the
general plan. (Refer to PowerPoint presentation.) Hunter: If the lot size is 4500-5000, what's the
square footage of the average home? Melline: I'm not sure. Most are about 30'x60' plus the garage in
the back. Marv: They would sit back , but is that with or without the park strip? Melline: With current
engineering standards, it's 25-ft. from the curb. Mary: So, you'd lose the park strip and have the street
at the cement. Melline: No. The sidewalk is within a public utility easement. The homes are25-ft.
from the curb. Marv: It appears the 25-ft. is from the sidewalk to the front door. Then you add another
5-6 ft. for the park strip. That's an important aspect. Melline: The 25-ft. is required in our zones. We
said 10-ft. from the public utility easement, which sits lO-ft. from the back of the sidewalk. You have a
4-ft. sidewalk, then 10-ft. for the public utility easement, then the home has to be another 1O-ft. behind
that. Jonathan: It's from back of curb. Metline: Instead of 25-ft. from front property line we left it
adaptable based on the public utility easement. So, if we update our engineering standards later to
reflect what the market is wanting to see, then we can narrow the easement to be closer to the front of
the lot. The driveway has to be 25-ft. long if they're in front of the home. (Refer to PowerPoint
presentation.) Maw: What would be the incentive for a developer to spend the money to establish an
R-1 subdivision when he can put in 2 small lots? You've made it loud and clear it's affordability.
You've put 2 homes in I lot. The developer will come in and put in twice as many homes. When you
say that density will decrease, that's not the case; you've just doubled it. I worry about what kids can
afford. We have 5 years until the economy crashes and these homes will go down 40%. Whathappens
in this community? Daybreak has covenants to protect that community, and that's not in your
presentation. We haven't protected landowners in R-1. That's my biggest concern. Melline: We made
some adjustments to the general plan language, especially the primary and secondary areas where the
general plan has to match. Are we as a community more worried about units per acre or what it looks
like? I see your argument to protect R- 1 . Mr. Watson has an R-2 area that he's building R- 1 lots in.
He's doing what his client wants to do. Mary: We see more often that it's not that way. We're asking
people that are here to make a buck and be good citizens to protect and build an R-l subdivision. I don't
see that happening when we lifted the barriers to put in subdivisions that have space between me and my
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neighbor. Mellins: This will not apply to old subdivisions. Mary: Our issue is the new subdivision.
Hunter: My concems are not with the quality of workmanship; it's quantity. I like the idea of having
smaller homes vs. duplexes and apartments. That's what our community is asking for. You're meeting
the same density with the apartment complexes. I like your idea a lot more, but I think some tweaks
need to be made. It's quantity and size going on top of our subdivisions. Mary: That's what we get
beat up over. Now there's no incentive as a developer. Adam: I hear what you're saying, but we have
mechanisms to build smaller lots and we still see the larger R-l and rural estates being built. I don't see
this as a death blow to the R-l zone. I'd like to see this being integrated as a master planned
community. Daybreak's taken alarge piece of land and divided it up into pieces that flow together. In
Cedar City, we don't have a master planned community structure. We have small property owners that
will take their properties and rezone it within city ordinance and develop a piece. We don't have flow to
it. This works good in a master planned setting. I didn't see where you had a development size. Are
you limiting the size? Melline: No. The goal is this working on smaller lots. This could have been an
option on that piece along the interstate. The City standard subdivision wasn't going to happen there. It
gives the owner occupancy covenant. Those neighbors would much rather see that. Adam: I'd like to
see a minimum development size and see it have an aspect of the master planned. Another issue is with
smaller lot sizes and smaller frontages, you said it's not going to be a PUD, that means that all city
streets will have no parking enforcement that can be done. There'll be narrow streets with lots of houses
and lots of cars. We may need to take a look at the parking ordinance for a zone like this. Melline:
That was one aspect we'd taken out because it was so complicated, and the planning literature points to
these parking ordinances as one of the most harmful things you can do to the community. They still
have to have onsite parking as it applies in other zones. Adam: In the neighborhood down by Genpak,
the twin homes have a lot of cars than the rest of the neighborhood. The other homes have areas to park
on the side of the home, larger driveways and more parking. Those twin homes don't provide that, and
you see a lot of cars on the streets. If we narrow the lot sizes, we may end up with car lined streets. I do
like the idea of tree lined streets. Melline: The County's solution to that was to require guest parking in
small lot subdivisions and require storage areas. That adds to the cost. Adam: The idea is to bring in
more affordable housing; I don't see it. Looking at the houses in Daybreak, a 1200 sq. ft. house was
$400,000. There's no way to guarantee this is going to bring housing costs down. I see it as a way for
developers to build a lot more houses tighter together and get more money. Jennie, do you know the
square foot price of the homes now? Jennie: It depends on what you put into it. There's 2 pieces to
affordability: how much it costs and how much people make. If as a City we say you need to make
housing affordable the City controls a small slice of that equation. This seems like a convoluted way to
control the market. You can have a .11-acre lot that sold for $75,000 or a half-acre sold for $75,000; it's
market driven and whatever the consumer wants. I'm not opposed to looking at different ways to do
things, but to say we're doing this for affordability, we're missing the mark. Interest rates are low now,
but as they go up things won't be as affordable. A developer is not going to build a large house if no
one will buy it. There's language in here that says in a one-family dwelling there can be an accessory
building and guest house not to exceed 800 sq. ft. as subject to the setbacks of a one-family dwelling.
Who can occupy that? Melline: The permitted uses, except for PUD language, is taken from R-1. In RI and in this zone it's whatever is permitted by the City. Now, that's a guest and no commercial uses.
There's a new state law that talks about permitting accessory dwellings across zones and that could open
that up. It's subject to whatever owner occupancy provisions we have. If the lots are being built to the
minimum of the zone,I don't see an 800 sq. ft. guest home being built. Jennie: Under the special
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provisions, in the required covenants, there can be short-term and long-term rentals. In this zone if a
person has an 800 sq. ft. dwelling does this ordinance say they can have an air b&b there? Mglllgg: It
would depend on the covenants and City regulations. It counts towards the rental max. If a primary
dwelling has a guest home or internal accessory dwelling, City ordinance prohibits that for long-term
rentals, but may permit it for short-term rentals. Hunter: On rental capacity in the HOA, how is that
driven? Is it under the covenants and HOA, or is it first come first served? Melline: We have a number
of subdivisions in the City that use rental maxes ranging from 10-30o%, depending on the HOA. We're
saying in this ordinance that it has to be in there and if the HOA isn't enforcing it, you have a cause of
action as a lot owner against the HOA. Those are private covenants; we won't send officers to your
door. Jennie: This ordinance says that the City will tell the developer what to put into their CC&R's. If
the HOA wants to change those, they can't except by a change in this ordinance. Melline: Right. The
HOA can change anything that's not covered as required provisions; they can't change the required
provisions unless this ordinance changes. Jennie: I think that's really dangerous to get the City engaged
in CC&R's. I can see that exploding and having the City Council dealing with nothing but HOA
disputes. Melline: It's a balance. Do we want QC provisions and what do they look like? Are they
going to be in the style of the lot, rigid and unyielding? Or do we want to allow flexibility and allow
private ways to enforce that to meet certain standards? Jennie: It's a real issue if the City wants to be
involved in individual CC&R's. There are some phases of Daybreak that are not lendable right now
because they're being sued. If the City is involved in creating those CC&R's they'll be in a lawsuit, too.
Mellins: We're not telling the HOA what to do beyond the formation phase. As long as they have the
required provisions, they're good. If they violate City ordinance to change that, it's a matter if the
private lot owners want to bring a cause of action or does the City want to bring a cause of action against
the HOA. The HOA is responsible. I don't see the City being responsible in that situation. Jennie: I
do. The City requires a statement from the developer enforceable by lot owner private right of action
noncompliance. You have an HOA full of people who aren't neighborly. They decide their neighbors
design doesn't meet the visual standard required. What's next? Court? Fines? Melline: There is a cause
of action for anything specifically outlined. That's where the owner occupancy for "lot hoarding" and
the formation of the HOA. Those other provisions are enforceable by other mechanisms that HOA's
use. It's a question of which elements are important enough for quality control that we want to enforce.
Do we want quality enforced and who's doing the enforcing? The City's involvement is to put those
provisions in and if they violate ordinance the City can decide to prosecute. Jennie: If the City creates
the CC&R language and the enforcement mechanism, how can they not be involved in the enforcement
what they created? Melline: Some language was taken out of the PUD ordnance. In no way is the City
responsible for how that's interpreted; we just give the sign off on it. It's up to them how they decide to
enforce it. Jennie: There are subdivisions that have specific requirements like at Eagle Point. They
have a restriction on the number of rentals. If an investor wants to purchase a tovynhome, they have to
make sure it's in the rental pool. My problem is when the City gets involved in these issues. Melline: I
see that. We are already involved. Jennie: There's a limit by percentage of the # of rentals. Assuming
one area is developed, and they can have accessory dwelling units, there's a percentage of homes
required for the percentage of rentals. If I add an accessory dwelling unit, have I increased the number
of households so I can rent it out? Melline: We're assuming accessory dwellings are permitted, and
right now they're not. Jennie: But it's in this ordinance. Melling: It counts against the rental max.
When you have an owner-occupied parcel, but they have an accessory dwelling it's still considered an
owner-occupied parcel because the owner lives on site. Jennie: It's a full-time rental. !!g!!!4g: Yes,
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but the lot itself is one parcel. It's owned by one owner and if the owner lives on site, it's considered an
owner-occupied dwelling. The City may address this at a later date, so that will be clarified. Jennie:
Has the fire department or public safety weighed in on this? There's.a real issue of narrow streets and
cars parked, and emergency can't get through. Melline: Street widths aren't in this ordinance. That's a
City engineering standards issue. Jill: Could you exclude R-1? Melline: It's a different zone so you
need a zone change. Maybe the clarification would exclude it from low density residential plan areas.
That changes how we use it in the general plan discussions. Adam: If you continue to allow it in low
density residential, do what we did with the change to the MU zone. That goes back to a master planned
development, where you'te mixing R-1 with the new zone and it'll mesh better. Mary: When I've been
talking with others, they see that there can be a nice use for this. But, having some designated areas so
it's not open to every area of the community. It would make us feel more comfortable. Melline: If it's
part of the overlay everyone in the overlay is mad. Not good for everyone. Mary: If it won't affect
those zones already in place or it's a new subdivision with an overlay there's a difference. Why would a
developer want to put an overlay on an R-2 or R-3 zone? Their incentive is to make money. Why
would they want more restrictions? Mellins: Some ratios are deliberately more attractive. If you have
the 5,000 sq. ft. lots, it's intended to be more attractive than building duplexes. We've substituted other
protections that I can't justifu to young home buyers. If the client is an owner occupant, that's a
different product than if it's an investor. Jennie: The entry level and investors are in the same town
home projects. They're existing side by side. Goes back to the affordability factor. There are so many
moving parts. Most investors have a few properties that they're putting away for retirement. They're
our neighbors. There's a place for entry level homes and kids are buying them. Melline: There's a
huge part of the market that's not allowed in our community. How do we permit that? How do we
incentivize what we want to see more ofl To the extent this zone is in a low-density general plan area
the overall units can't exceed a certain amount. I don't know what that number is; we'd have to check
with staff. We want this to be usable and can be used for the market calling for it while preserving our
community.

Mary opened the public hearing.

Laura Henderson: Tyler invests a lot of time in this project. It seems like this is a test project. The
City has so many zones. HOA's do not solve all problems. I'm concerned we're dumping enforcement
on HOA's. I agree that the economy drives the market. I'm concerned that we're setting people on top
of people. If you can put 2 homes on one lot and an accessory dwelling and turn it into a short-term
rental. Parking and fire access is going to be a problem. Jitt: The roads would be City roads. Laura:
It's important to look at the historical significance of Daybreak. Let's learn from those problems. Let's
look at why they're in litigation and not repeat bad mistakes. I live in an SHD overlay zone andl hate it.
It's important to be mindful of what that could become. Chris: One issue is a 300-ft. distance between
this proposed zoning over any low-density R-I. What would go in that 300-ft. buffer? If someone
builds R-2 or R-3 community and there's 300-ft. between it that land becomes unusable. You have to
build something else. Lot size is not a major part of the investment; it's the materials, upgrades and
buildings going into it. You may see $20,000 for a lot. HOA's to enforce this only invites businesses
that run HOA's to come into our community, and they are not in it for community standards; they're in
it for the profit. If we do master planned communities, I'd like to see 300-ft. notification for these
meetings extended out a lot further for community engagement. I was not made aware of a planned
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community being built next to ours. It creates an issue to emergency vehicle access. There's no
secondary road in regards to what the international fire code states. If you have over 80 units that we've
adopted, fire code states 30, you're supposed to have 2 accesses. We don't have that in the Hunter Glen
community. We do have a secondary road because of development in our community. After l0 years,
we're finally coming into compliance with City ordinance. We're not taking contraction and growth
into consideration. It leaves people and the City at risk if you give a positive recommendation with no
guarantee that a secondary access will be made.

Mary closed the public hearing

Tvler Romeril: In the SHD ordinance proposal, we amended the general land use plan to make a
student housing district (SHD). We created azone that was only allowed in that SHD. The general plan
put that around SUU. If someone comes in to chang e a zone,I tell you what the general plan says you
can vote in favor of that unless you have facts why that's not good for the City, like law enforcement,
sewer capacity, etc. Your decision can't be based on public outcry. With the FNZ we're not creating a
new general land use designation. FNZ goes into low-, medium-, and high-density. The Planning
Commission needs to consider if this were to pass and someone wants to change to FNZ, and it falls into
low-, medium-, or high, I'll approach the Planning Commission and tell you that you can't deny based
on public outcry but based on facts of why it's not best. Melline: Parameters of the zone were based on
resident input and concerns. The goal is to open something up that's not available on the market. If you
were to vote to give this a positive recommendation, what changes are required? Adam: I'd like to see
the minimum requirement. Something that says a development involving this has to be so many acres,
so many homes, and some variance, like the MU zone. Tyler: So, this would not be allowed for smaller
developments. Adam: We need, as a City, to set up zones and opportunity to live how they want. If
someone wants to live in a small home on a small lot, they'll have that opportunity. We need to protect
homes around these zones. One concern is the 300-ft. area. What do you see being built there?
Melline: That may be a miscommunication. This zone has 5,000 sq. ft. lots, but the primary interior
area is where that beings, like duplex uses and smaller lots that are farther away from low-density.
Adam: Ok. I'd like to see some language out of the MU zone and mixing it with some R-1 standards.
We're going to allow you to build 10 of the 5,000 sq. ft. lots if you build some larger lots and build
some parks. I don't want to see a developer come in with phases and parks never get built. Melline:
We did account for that. Adam: I see the need to allow people to live where they want. Melline: What
is the minimum subdivision size? Adam: I don't know. We'd have to look at density. Melline: Is it a
density concern, not the size of the subdivision? Adam: It's both. I don't want to see a whole lot of
stuff crammed into a tiny lot. It can work well if it's a community and not a street. If you make it the
size of Hunter Glen it could work, but if you take a stretch of road this won't work. Tyler: If you said it
can be built anywhere at any size if the general plan is medium- to high-density. But if it's low density
residential it needs to be at least 5 acres and the overall density of the subdivision can't exceed 8 units
per acre. Adam: We can look at that. Jennie: I think you're talking about a master planned community.
I think Iron Horse is a fabulous master planned community and we have ordinances in place. We've got
the RDO. Do we need to complicate it with something 18 pages long or could we use the existing
ordinance? I like idea of seeing how we can make it better. I don't know if imposing this ordinance is
the right answer. You're creating HOA's; getting the City involved in fine schedules. If you want a
master planned community, can we use the existing ordinance in the RDO or a PUD that would serve
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the same purpose? Melline: This was a development agreement, and I was told that was a honible idea
and we need to create a new zone. The RDO process is intense, and the goal is to make it accessible and
to look at some of these awkward pieces. It makes flexibility of an RDO attainable to small developers.
The interstate property was only 2.3 acres. I would like to leave it available as a smaller piece but look
at the general plan and say it can only be in medium- and high-density general plan areas. If we made
those adjustments, what other concerns do we have to move forward or do we want to scrap it? A lot of
staff hours have been invested in this. Laura: I don't think we should scrap it, but table it. There's
good things in there. Instead of a zone, it seems like a master planned community. Mary: We all can
agree that a master planned community would be nice. These smaller lots are not good for our
community. We always get asked why we can't look more like St. George communities. It feels like
they have a much better idea of where they're going than what we are doing in our community now.
This just adds to that if we don't put in some of those requirements. Tyler: We get beat up over how we
can approve developments like Iron Horse because of water. Mary: There has to be a compromise.
We're not opposed to that, but we're not there yet. Melline: How do we get there? I don't want to table
it or have it scrapped. Adam: I don't want to see it scrapped. Marv: None of us want to see it totally
scrapped. Tvler: How do we tailor it for the Planning Commission to use it? Mary: Maybe you ask for
this group and City Council, that are both feeling the brunt of this, and put them together and hash out
what that looks like. Paul Cozzens: The County recently passed an R4K ordinance dealing with this
same thing. In Parowan, there's a subdivision of what we passed. They're 4,000 sq. ft. lots. We've
only allowed 520-acre pieces and separated by 1,000-ft. between. This could help with the water
situation. The R4K ordinance we passed helps our kids or low-income to afford intermediate property
to buy and build equity. It has to be central water, fire flow and central sewer; 45-ft. minimum street
width; rolled curbs to give you more room in the street; 2 off-street parking spaces on each lot;
additional parking spaces for guests, so you many parking spaces for every l0lots; so many feet of
storage area for every l0 lots; provide common park space and playground area for each 10 lots. Adam:

My concern is slamming this against existing neighborhoods. Property owners will use this to make
more money on a property. Hunter: I would still rather have 12 single-family homes than I apartment
complex. It's a good way to minimize height. People take pride with ownership. Marv: If you are an
investor and come into an R-3 or R-2 zone, it's much cheaper to build an apartment complex than it is to
build a single-family housing. The incentive is different. It's not the same customer. Adam: Not all
builders want to build townhomes. Mary: There are those that do. Jennie: Different investors will have
different incentives. If it's something the City would like to see then you get something off of impact
fees or whatever. Adam: One of the biggest impact fees we pay is for parks. If you build the parks then
you don't pay impact fees. Jennie: Something like that is much more responsive to market forces. If
we have to change ordinance every time the market expands or contracts, we'll be doing a lot.
{!!!:
What if we just did it in R-2 for now? This is so much better what we're doing in R-2 and it's basically
the same density as the 5,000 sq. ft lots. Hunter: It's cheaper for a contractor to build a duplex in R-2.
Jill: Isn't that the same as a twin home? Adam: R-2-l is single-family, and R-2-2 is twin homes. {!!!:
These will be smaller lots, but it won't be too much different. Adam: It's what do people want? We
can't predict that. It's important to allow for methods to build. If there's no mechanism to build small
SFH in anR-2-2 zone, why isn't there? Let them have ability to build it. We can't force them. Jill:
There's so much pushback on R-l. What if we allowed it? If someone came in and their properfy was
zonedR-z-2 and we grant it, it's not changing that much. Chris: In our area we have 3 property owners
working 4 different engineering companies, but it's the same person. They're submitting plans for R-39

M and doing it in a way that's not in congruence with surrounding communities. Master planned can
help with that. These guys aren't local and don't care about anything but what they can squeeze out. I
have an alternate plan for open spaces and park land dedication to contribute to density bonuses, but it
only applies when you try to do a zoning change. If you go through the zoning change, ordinance can
dictate if you need to dedicate land to open space if there's an ordinance for it. By creating HOAs to
control these situations they're not only controlling the parks and streets; they're controlling what people
can do with their property. It's over intrusive. There are alternate ways, such as community
conservation co-ops, to run the parks under advisement of City Council, Planning Commission and
Parks and Rec. Paul: Millennials don't want huge yards. There's a need for this. The water district
board passed a policy that if a developer came in and used waterwise plants they didn't have to bring in
as much water and it encouraged conservation with water. I think this is a great idea, but some things
need to be worked out. Mary: With the subdivision in Parowan, what's the process to get that zone
approved? Paul: I don't know. Mary: That's another process. Paul: It's going to depend on if you
have access to sewer and water systems. This fits cities better than the county because of that. Jill: We
need to be willing to try something or we're going to keep getting what we've got. Laura: If you
incentivize the builders to tax incentives, that may encourage them to do that. We need figure out as a
community to incentivize people to save water, to build these projects. This isn't a bad idea. Adam:
What do you want to do Tyler? The way the commission is feeling now, this will be a negative
recommendation. Melline: I'd like input. The only time issue would be how this will tie into our
general plan update. Hunter: It can fit into any direction the general plan goes. Melline: The concern
with general plan is what extent can we use this? Will that be seen as a regulatory taking? Is that going

to be people saying we're taking away their property rights? Mary: If you took it from medium- to lowdensity and you give incentives to do that, you'll have to do that because you can't take away a person's
property right that bought an R-2 piece of land. Now you've got something that will provide more
affordable housing. There are great parts to what you've brought before us.

Mory closed the public hearing.
Melline: My only concern is the timeline. I think it would be appropriate to keep this available for any
subdivision. It's competitive in medium density range. Mary: There's nowhere in the general plan that
addresses master planned communities. If there's a section in there that could start that conversation
without going into zoning or overlays. We can use what you have as a framework. Melline: We used to
have a master planned development zone that was repealed. Romeril: It was about 10 years ago.
Mary: It's not in the 2012 general plan, so it'd have to be prior 2012. Jennie: I would say do some
bullet points instead of I 8 pages of ordinance. Mary: You've turned away half of your audience by
presenting an lS-page document. Melline: But, if it's bullet points coming before this body, it's not
vetted. Marv: I'm trying to make the point it has so many elements to it and in your effort to not have
holes, it's become something that you didn't intend it to be. Melline: It is because the council told me
to. I presented this in February, and they said they're concerned about QC. We spent the last 3 months
cleaning up those loopholes and now the feedback is it's too complicated. Adam: I like how
complicated it is. Tyler: Now you have to add new restrictions to an existing zone. Adam: I'd rather it
be complex than simple. It will be complex because it's a new zone that we're going to allow different
type of construction. Mary: There needs to be a summary, so when you get into the legal jargon it
needs to have something that I don't feel like I miss something. Tyler: It's a tough balance. So, this
concept something we want to move forward on and how? Mary: I think you know the answer after all
l0

of our feedback. Rav: I think it's great to have this interaction. What I'm hearing is what I've decided
that the idea is good; we need to tweak it. Mary: You have the concept; the details need to be worked
out. Tvler: How do we proceed from here as far as the details? Hunter: If we tabled it does the City
where it's a perspective ordinance who takes ownership? Does Tyler take it and get dates? Adam: And
where does it go; to the beginning or back here? Tvler R: If you table it, it comes back here. I
personally haven't met with him. We've spoken on the phone multiple times and I've taken notes from
various members. Melline: Do we need to resend notice? Romeril: No. It's tabled and everyone
received notice, but let's get a date. Adam How long do you need? Melline: Let's do itin2 weeks.
Adam: We'll table this until the next Planning Commission meeting, which is May 18th. Hunter: I may
not be here with the way the school board has moved their meetings, but I'd love to have some input
with you.
Adam motions to table this to bring back with adjustments; Jennie seconds motion. All in favor
for unanimous decision.
8- PUBLIC HEARING
Amendment to the City Zoning Ordinance establishing the Family NeighborhoodZone
councilman Tyler Melling
**See ltem #7**

(Recommendation)

Staff Items
1- General Plan Review

Update

Staff

Mary continued this item for the next PC meeting.
Adam motioned to adjourn the meeting; second by Jennie; all in favor for unanimous decision.
The meeting adjourned at 8:15 p.m

Executive Assistant
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General Plan Amendment:

SECTION VII-2-B Residential Land Use Classifications - notwithstanding the maximum
densities for each residential land use classification, owner-occupied detached single-family
housing at all densities is an asset to our community. Therefore, regardless of traditional density
standards, a zone which is characterizedby residential subdivisions where detached singlefamily housing comprises more than half of the subdivision acreage and which uses owneroccupancy covenants and buffer areas when bordering lower-density residential subdivisions
shall be considered in agreement with this general plan for all residential land use classifications
except for land designated as Rural Estate Residential.
Fee Schedule Amendment:

In order to account for reduced irrigation water use on smaller lots, for detached single-family
dwellings on lots smaller than 10,000 square feet, the water impact fee shall be reduced by onehalf of the proportionalarea reduction in lot size from 10,000 square feet (i.e., 15o/ofee reduction
for 7,000 sqft lot, 25%o fee reduction for 5,000 sqft lot).
New Zone Creation:

SECTION 26-III-23. Family Neighborhood Zone.
Obiectives and Characteristics of Zone: The objective in establishing the Family
Neighborho od Zone is to encourage the creation and maintenance of new subdivisions
within the City which allow a wide variety of housing types for owner-occupants. The
standards of this zone are suitable for all residentialareas of Cedar City, except for Rural
Estate Residential areas, through the use of transition standards for new subdivisions
which border existing subdivisions of other residentialzones. The Family Neighborhood
Zone is characterized largely by single-family, detached dwellings which are distanced
from other dwellings based upon their proximity to existing subdivisions of other zones
and upon building height. Representative uses of this zone ate one-family dwellings,
parks, agriculture, playgrounds, schools, churches, and other community facilities
designed in harmony with the characteristics of the zone, with some limited multiple
dwellings and commercial uses as permitted in this Section. An essential element of this
zone is its use of mandatory covenants which place limits on non-owner-occupied uses to
prioritize sustainability, affordability, and permanency. In order to accomplish the
objectives and purposes of this ordinance, and to promote the characteristics of this zone,
the following precise regulations shall apply in the Family Neighborhood Zone.
Permitted Uses: The following uses shall be permitted in the Family Neighborhood
Zone:

l)

In any area of this zone;

a) One-family

dwellings and the following accessory buildings and structures; guest
house not to exceed 800 square feet and subject to the setbacks of a one-family
dwelling, private garage and/or carport for the storage of automobiles owned by

persons residing on the premises, greenhouse for private use only, private swimming

b)

c)
d)

2)

pools, pergolas, arbors;
Bulletin boards not exceeding eight (8) square feet in area pertaining to the lease or
sale of property;also name plates in connection with dwellings not exceeding one and
one half (l l/2) square feet in area and constructed and maintained in harmony with
the residential character ofthe zone.
Fences, walls, and hedges. (See 26-lV-4);

Public schools, public libraries, public recreation buildings and similar public
buildings and grounds, churches, but not including temporary revival tents or
buildings. Public utility buildings and structures, providing that no storage yard shall
be maintained on the premises;
e) A temporary building or yard storage of construction materials and equipment
incidental and necessary to construction of a house development, utilities, or other
community facilities, provided such temporary building or yard is located on the
same tract of land on which the houses, utilities or other community facilities are
constructed. A permit therefor shall be issued only to the contractor or builder and
shall be valid for not more than two (2) years, at the expiration of which time the said
building or yard shall be removed from the premises and said use discontinued;
A
0 temporary office building used as an office in connection with the sale of property
within a subdivision under construction provided that the temporary office is located
on the same part of land as the subdivision. A permit therefor shall be valid for no
more than two (2) years, at the expiration of which time said use shall be
discontinued;
g) Customary household pets, including, but not limited to dogs, cats, and canaries, but
not including the breeding of dogs and cats for sale;
h) Home occupations when approved by the Board of Adjustment;
i) Residential facility for persons with a disability, not to exceed four (4) residents (see
Article XVI);
j) Public and private parks, playgrounds, green ways, trails, and open space;
k) Public and private golf courses; and
l) Public and private recreation centers.
m) Raising and keeping chickens for non-commercial purposes and subject to Article IV
- Supplementary Regulations
n) Planned Unit Developments (PUD's) approved per this ordinance so long as Cedar
City has determined that city-standard residential subdivision infrastructure is
unsuitable for the subdivision due to soils conditions. For such uses, all provisions
relating to setbacks and lot sizes are as required in this Tone and not as permitted in
the PUD ordinance.
Any other use as authorized in the Special Provisions.

Conditional Uses: There

are no conditional uses for this zone.

Lot Area Requirements: Except as permitted in the Special Provisions of this zone, lots
within this zone may be subdivided as follows:

l)

An area of not less than five thousand (5,000) square feet shall be provided and
maintained for each dwelling and uses accessory thereto.

Lot Width Requirements: This zone shall not require any minimum lot width
However, garage and carport openings shall not comprise more than one-half of the width
of a one-story structure or more than 213 of the width of a two-story structure.
Landscaping, parking, setbacks, and covenants required in this zone and under this
ordinance may impact lot width and still apply.

Buildins Setback

l)

Req uirements

:

Setbacks at subdivision boundaries: Notwithstanding all other side, front, and rear
minimum setbacks, new subdivisions in this zone which border an existing residential
subdivision will, for those lot lines, provide the following minimum setbacks which shall
be indicated for reference of lot buildability and consumer protection on the final plat
map subject to changes in this ordinance:
a)

When a rear lot line abuts a rear lot line

an adiacent zone- a minimum of 30 feet:

b) When a rear lot line abuts the side lot line of an adiacent zone. a minimum of 30 feet.
excent when a new subdivision corner lot rear lot line abuts the side line of an
adjacent zone. a a minimum rear vard of 15 feet: and

c) When a side lot line abuts the side lot line or the rear lot line of an ad,iacent zone. a
minimum side yard of 10 feet.

2)

Side Setback: A minimum side yard of any building shall be five (5) feet for structures
not exceeding one floor above grade. For structures exceeding one floor above grade, the
minimum side yard for any building shall be eight (8) feet and the total width of the two
required side yards shall be not less than twenty (20) feet. The minimum side yard for a
private garage shall be eight (8) feet, except that private garages and other accessory
buildings, located at least six (6) feet in the rear of the main building may have a
minimum side yard of one (l) foot, provided that no private garage or other accessory
building shall be located closer than six (6) feet to a dwelling on an adjacent lot. On
corner lots, the side yard which faces on a street, shall be not less than twenty (20) feet
for main buildings and not less than twenty (20) feet for accessory buildings. A carport
may be built within one (1) foot of the property line, except on the street side of corner
lots. However, all walls must comply with side yard regulations for buildings.
Mechanical equipment including air compressors, control boxes, and similar equipment
shall not be located in the required side setback. Nothing in this section shall prohibit a
second floor from matching the setbacks of the first floor of a structure if all or part of the
second floor is added to the structure more than 3 years after a certificate of occupancy is
issued.

3)

Front Setback: The minimum depth of the front yard for any main building shall be ten
(10) feet from the required Public Utility Easement The minimum depth of the front yard
for projections, porches, or other permitted structures shall be five (5) feet from the
required Public Utility Easement. The minimum depth of the front yard for required
driveway access to a garage, carport, or parking pad shall be twenty-five (25) feet. Other
private garages and all accessory buildings other than private garages shall be located at

least six (6) feet in the rear of the main building. No structure, fence, or barrier, shall be
constructed in a front yard where said structure, fence or barrier would be perpendicular
to the street which the front yard faces, so as to divide the front yard into two different
yards. Ifprivate alleys in the rear ofthe lot are governed by covenants, provide access to
a carport, garage, or parking pad as required for each lot, and are otherwise compliant
with fire and building code, then no front yard driveway is required.

4)

Rear Setback: The minimum rear yard for any main building shall be ten (10) feet for
structures not exceeding one floor above grade, and twenty (20) feet for structures
exceeding one floor above grade; however, minimum rear yard for main buildings on
corner lots may be reduced to eight (8) feet. For accessory buildings the minimum rear
yard shall be one (l) foot, provided that on corner lots, accessory buildings shall be set
back from the rear lot line a distance of at least eight (8) feet. Nothing in this section shall
prohibit a second floor from matching the setbacks of the first floor of a structure if allor
part of the second floor is added to the structure more than 3 years after a certificate of
occupancy is issued.

s)

Buildins Heisht Requirements: The maximum height of any building shall

be two (2)

stories, not to exceed twenty (20) feet.

Building Size Requirements: There is no minimum dwelling size requirement in this
zone subject to the building code.
Special Provisions:

1) Definition of Existine

Subdivision: For purposes of this Zone, "existing subdivision" and
"existing residential subdivision" is any subdivision which has obtained final plat
approval before the submission of the applicant's vicinity plan under the requirements of
this zone. For adjacent subdivisions which obtained final plat approval after the
submission of the applicant's vicinity plan under the requirements of this zone, the
applicant's plan, plat approval, and any subsequent building and use permits in
conformity of the applicant's final plat shall be evaluated as if the new adjacent
subdivision does not exist. However, any subsequent revisions of the final plat
established as part ofthis zone shall be evaluated based on the existence ofthe new
adjacent subdivision.

2)

Required Covenants:

All subdivisions in this zone must have Covenants, Conditions, and

Restrictions with provisions that are not subject to change except by a change in this
ordinance. The purpose of these provisions, including specified amounts for damages, is
to enable residents to easily enforce the essential characteristics of this zone without
bearing the burden of proving damages. Such required provisions shall include:

a)

A statement requiring the developer to form the Homeowners Association or other
enforcement body, enforceable by any lot owner's private right of action against the
developer for damages of at least $500 per lot for noncompliance after 30 days'
written notice by the lot owner bringing the action;

b) A statement limiting

non-owner-occupied rental uses, whether short-term rentals or
long-term rentals, to thirty-percent (30%) or fewer units in the subdivision,
enforceable by any lot owner's private right of action against the Homeowners
Association or other enforcement body for failure to enforce, with specified damages
of at least $500 per month per lot owner for nonenforcement after 30 days' written
notice to enforce by the lot owner bringing the action. This statement may allow
rental exceptions on an individual basis for up to two (2) years to account for
sickness, military leave, and other factors, which exemptions must be counted toward
the rental limit, but are not required in this section to trigger a cause of action against
the enforcement body unless a non-exempted rental use beyond the rental limit is not
enforced by the body after the subdivision rental limit is reached;

c)

A statement requiring a lot owner to obtain a Certificate of Occupancy within 2 years
of purchase or transfer from the developer. The enforcement for this provision may be
Homeowners Association recovery of the lot or a fine payable to the Homeowners
Association in an amount of at least $200 per month of noncompliance. Failure of the
Homeowners Association to enforce this provision shall create a private right of
action in any lot owner for damages of at least $500 per lot owner for each month of
nonenforcement after 30 days' written notice to enforce by the lot owner bringing the
action;

d) A statement of maintenance responsibilities and estimated maintenance budget for all
private common areas;

e) A statement of landscaping

standards requiring, at minimum, one street tree planted
within l0 feet of the front property line for each lot with a width of less than 60 feet
and two street trees for lots wider than 60 feet, and that at least forty-percent (0%) of
the front setback area of each lot be a permeable surface planted with live vegetation.

It is the City's preference that this vegetation take the form of water-wise plantings,
drought-resistant turfvarieties, food-bearing plants, or shade trees, but the covenants
need not require such uses for the vegetation;

0

A statement of architectural design standards which provide visual interest and relief
from flat surfaces such as offset planes, varied rooflines, and varying colors and
textures; and

g) A statement indicating that in the event of insolvency or legal inability

for the
Homeowners Association or other enforcement body to receive service or answer a
complaint, any cause of action created in the covenants against such enforcement
body shall be available to the same degree against a noncompliant lot owner.

3)

Open Space: All subdivisions in this zone must comply with the following requirements
regarding Open Space:

a)

Open Space Defined: Common Useable Open Space shall be defined as planned
common outdoor improved landscaped areas suitable for relaxation and recreation.
Open space areas shall include one improved amenity per required 2 acres of open

space, to include but not be limited to patios, gazebos, picnic pavilions, pools, and
other amenities suitable for appropriate public or private gatherings. Open space does
not include roads, driveways, parking areas or linear sidewalk adjacent to vehicular
access roads.

(l)

Common open space shall be provided at a minimum of 250 square feet per
residential unit with a maximum requirement of 3%o of the total subdivision
acreage. No requirement in this section shall preclude open space in excess of the
minimum requirements. Open space shall be exclusive of any required setback
areas.

(2) Thity-percent (30%) of all open space area shall be within 30 feet of a shade tree,
defined as a tree which would be expected in our climate with modest irrigation to
exceed at maturity a height of 30 feet and a canopy width of 20 feet.
(3) At least one open space area shall be accessible within 1,000 feet by foot by
public right of way from all residential lots smaller than 10,000 square feet in size
which are located within the subdivision.
(4) Open space areas shall be fully developed prior to the last phase of a
development, with at least one-half of required areas completed upon completion
of 60%o of the subdivision.
(5) The minimum amount of open space shall be provided in the master plan of the
development.

(6) No dimension of a common open space area used to satisfy the minimum square
footage requirement shall be less than 50 feet wide unless:
(a) The dimension is part of a landscaped pathway or trail, so long as no more
than20o/o of required open space area falls under this exception; or
(b) the subdivision is less than 5 acres in size.
(7) Open space shall be separated from streets, service and parking areas by
landscaping, Iow level walls, or other decorative treatments.
(8) Detention areas may be counted as common open space when designed for open
space purposes.

developer may approach Cedar City to determine if common open space, once
developed, should be owned and maintained by the city, dependent upon the
amenities provided, number of residences served, access, parking, and other
factors subject to the discretion of the City Council.

PLA

4)

Primary Interior Area: In the Primary Interior Area of subdivisions in this zone, the
following provisions apply :

a)

Area Qualifications: The Primary Interior Area of this zone applies to parcels in the
subdivision which:

(l)

Are designated in the City General land use plan as having a residential
designation other than Rural Estate Residential or Low Density Residential;

(2) Have

access to a 66-foot major collector road or other wider road before said road
passes through an existing subdivision which is zoned under the RE Residential

Estate Zone, R-1 Residential Zone, or R-2 Residential Zone (Dwelling, Single
Unit); and

(3) Are not located within 300 linear feet of an existing subdivision boundary which
is zoned under the RE Residential Estate Zone, R-l ResidentialZone, or R-2
ResidentialZone (Dwelling, Single Unit). However, if a 75-foot arterialroad or
wider road separates this area from the existing residential subdivision, then this
distance requirement does not apply.

b)

Area Permitted Uses: In addition to the uses permitted in this zone, the following uses
are permitted in the Primary Interior Area of this zone so long as such uses do not
comprise more than twenty-percent (20Yo) of the total subdivision acreage, including
public dedicated roads, and such uses and the applicable parcels are expressly
identified and permitted in the subdivision covenants and on the plat map:

(l)

Boarding and rooming houses having accommodations for not more than three (3)
boarders and roomers in addition to the residing family.

(2) Nursery Schools.

(3) Two Family dwelling units which units shall have a common separation, and
buildings customarily attached thereto.
(4) Twin Homes when approved through the subdivision process.
(5) Private Schools.

c)

Lot Area Requirements: In the Primary Interior Area of this zone, the minimum lot
for detached residential dwellings shall be not less than three thousand five
hundred (3,500) square feet.
area

d)

Building Requirements for Uses Permitted in this Area: For lots which implement
uses permitted in this area which are not otherwise permitted in this zone, the lot area,

lot width, building setback, building height, and building size requirements of the R-2
Residential Zone (Dwelling, Two-Unit) shall be used subject to minimum setbacks
required in this zone.

5)

Secondary Interior Area: In the Secondary Interior Area of subdivisions in this zone, the
following provisions apply:

a)

Area Qualifications: The Secondary Interior Area of this zone applies to parcels in the
subdivision which:

(l)

Are designated in the City General land use plan as having a residential or mixed
use designation other than Rural Estate Residential, Low Density Residential, or
Medium Density Residential;

(2) Have access to a 75-foot arterial road or other wider road before said road passes
through an existing residential subdivision other than a subdivision which is
zoned under the R-3 Residential Zone (Dwelling, Multiple Unit);
(3) Are not located within 1,000 linear feet of any parcel which is zoned under the RE
Residential Estate Zone, R-l Residential Zone, or R-2 Residential Zone

(Dwelling, Single Unit), except this distance requirement does not apply if a 100foot arterial road or wider road separates this area from the existing residential
subdivision; and
(4) Are not located within 300 linear feet of an existing subdivision boundary which
is zoned under the R-2 Residential Zone (Dwelling, Two Unit) or R-3 Residential
Zone (Dwelling, Single Unit), except this distance requirement does not apply if a
75-foot arterial road or wider road separates this area from the existing residential
subdivision.

b)

Area permitted uses: In addition to the uses permitted in this zone and in the Primary
Interior Area, the following uses are permitted in the Secondary Interior Area of this
zone so long as such uses do not comprise more than fifteen (15%) of the total
subdivision acreage, including public dedicated roads, and such uses and the
applicable parcels are expressly identified and permitted in the subdivision covenants
and on the plat map:

(l)

Three and four-family dwellings, apartment houses, townhomes and other
multiple dwellings.
(2) Boarding and rooming houses.

(3) Assisted Living Facilities as defined in Section 26-l-4(9)(14)

(4) For condominium purposes, Planned Unit Developments (PUD's) approved per
this ordinance.

(5) Any other use permitted in the MU

ilt-21.

-

Mixed Use Zone according to Section 26-

c) Lot Area Requirements:

d)

e)

In the Secondary Interior Area of this zone, the minimum lot
area for detached residential dwellings shall be not less than two thousand five
hundred (2,500) square feet, unless the Alternate Building Requirement provisions of
this Secondary Interior Area are met.
Building Requirements for Uses Permitted in this Area: For lots which implement
uses permitted in this area which are not otherwise permitted in this zone, the lot area,
lot width, building setback, building height, and building size requirements of the R-3
ResidentialZone (Dwelling, Multiple Unit) or MU Mixed Use Zone shall be used
subject to the minimum setbacks required in this zone.
Commercial P
ation: For anv narts of this area desisnated in the City General
Plan as mixed useareas must meet the commercial use requirements and ratios
of the MU Mixed Use Zone.

6) Non-Severability: If Subsection26-lll-231(2xb) of this ordinance

pertaining to owner-

occupancy covenants is ever found to be unconstitutional, unlawful, or otherwise void or
unenforceable for any reason, then, unless modified by the City Council, then this zone
shall become unavailable to new subdivisions that have not received final plat approval.

Any subdivision platted under the standards of the Family Neighborhood Zone may
continue to use the provisions of the zone for future development.

FAMILY

NEIGHBORHOOD*
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CEDAR CITY'S PATHTO BALANCE NICETHINGSWITH MARKET PRESSURES

WHAT

IS

THE "FNZ'' AND WHY ARE WE

CONSIDERING

IT?

. The FNZ is a zone characterized by:
. Single-family dwellings on smaller lots (5,000 sqft)
. Common areas, street trees, and live vegetation in the front yard
. Units are primarily owner-occupied (30% rental max in covenants)
. Flexibility for duplexes and multifamily units when permitted, planned, and suitable
. Considerate of existing subdivisions with buffer areas and restricted uses

WHAT IS THE "FNZ'' AND WHY ARE WE
CONSIDERING
.

IT?

The FNZ represents a balance of the following input:

'

Preliminary general plan survey where appx l/3 of respondents indicated "affordable housing"
as the # I Cedar City needs MORE.

'

Preliminary general plan survey where appx l13 of respondents indicated
"apartments/townhomes" as the #l Cedar City needs LESS.

'

Cost information from developers, engineers, builders, agents, and lenders identifring linear
feet of infrastructure, land acquisition, and setbacks as leading contributors to lot costs.

'

Resident concerns of growth quality, neighborhood turnoven housing stability, and lack of

transitional areas between different zones and uses.

.

General plan land use concerns and water policy concerns.

WHAT

IS

THE "FNZ'' AND WHY ARE WE

CONSIDERING IT?
.

General Plan Factors

'

ln general plans, we see state pressure on cities to'up-zone' land use because we (Utah)
conflate Density &Affordability,Affordability &Affordable Rent, and Density &Apartments.

'

The FNZ moves away from false equivalents by allowing owner-occupied single-family homes
on smaller lots at a medium-high'density' in general plan low-density areas as long as the
other zone safeguards are met.

'

The FNZ can be a driver in general plan land use discussions to recategorize some
undeveloped areas toward lower densities while focusing land use intensity along travel
corridors. Existing subdivisions enjoy a higher quality in new neighboring developments while
owners of undeveloped land can still get a return on more units per acre.
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IAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

. Lot Design & Setbacks <<<<<
. Covenants & Open Space
. When/How to Use Duplexes, Multi-Family, and Mixed Uses

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS
LOT DESIGN & SETBACKS

'
.

Uses - same as R-

.

I except PUDs are prohibited, these are public city streets

PUD exception for bad soils

- 5,000 sqft lot minimum (R- l is 10,000 sqft)
' Lot width - no minimum (R- l is 90 ft) but landscaping requirements and garage opening
Lot area

restrictions put a practical minimum between 40-55 ft for most applications.

.
.

Building height

- Same as R- l at 20 ft max

Building size - no minimum

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS
LOT DESIGN & SETBACKS

. Side setback:
o one-story structures are 5' on each side.

'
.
'

2-story structures are same as R- l at 20' total and at least 8' on one side.

Corner lot and carport exceptions are the same as R- I .
Reduced side setbacks call for keeping mechanical equipment out of required side
setbacks.

'

lf home additions are added later and dont violate covenants, they can match the
first floor:

IAMILY NEIGHBORHOOD ZONE NUTS & BOLTS
LOT DESIGN & SETBACKS

. Front setback:
'

lnstead of traditional 2S-foot setback from front property line, we are going
feet from the Public Utility Easement.

'

Under today's engineering standards, the PUE standard is almost identical to the
Property line standard in length, but is more flexible if engineering standards change
to allow narrower PUE's with use of conduit, alternative utility placement, or other

with l0

alternatives.

'

Driveways must still be at least 25 feet long if in the front of the house, but rear
access alleys are also permitted.

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS
LOT DESIGN & SETBACKS

. Rear setback:
.
.

l0 feet fior one-stoD/ dwellings
20 feet for two-story dwellings

o ft- l is 30 feet

'

Rear setback is not likely

to be a limiter

(i.e., rarely pushed

other parameters of the zone as outlined later.

to the limit) with the

TAMILY NEIGHBORHOOD ZONE NUTS & BOLTS
LOT DESIGN & SETBACKS

'

Subdivision border setbacks (bordering an existing subdivision)

'
'

Rear lot line when it abuts a rear lot line of an adjacent subdivision, 30 feet
Rear lot line when it abuts the side lot line of an adjacent subdivision, 30 feet, except

when the rear lot line is for a corner lot, then l5 feet

'
'

Side lot line when it abuts any lot line of an adjacent subdivision, l0 feet

These are all minimums, and do not replace larger setback requirements elsewhere
in the zone if they apply

WHAT ARE THE LIMITERS? WHYTHESE NUMBERS?
'
'
'

Lot width (not side setbacks) determines most housing development.
My neighborhood (7,500 sqft lots) was built in the 1950s and tends to have 75' wide x 100' deep lots.
With 7.5' on each side, the 25'x60' homes face the street to fill the gap, leaving about 40' for a backyard.
lf those same homes were rotated 90 degrees with the same side setbacks on lots whose width
matched the home plus side gaps, the lots would be 40' wide and have a 98' deep backyard.A reduction

in lot size to 5,000 sqft would bring the backyard back to 35' deep.

'

Given the landscape requirements, garage/carport opening limits, and other factors, we will likely see

one-story homes built on 45'xl I I' lots that are 35'x60' in size (2,a04 sqft footprint) or two-story
homes built on 50'x I 00' lots that are 30'x55' in size ( I ,650 sqft footprint, 3,300 total)

i1t
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. Covenants & Open Space <<<<<
. When/How to Use Duplexes, Multi-Family, and Mixed Uses

FAMILY NEIGHBORHOODZONE NUTS & BOLTS

COVENANTS & OPEN SPACE
a

Why covenants and an HOA?

'

ln lieu of dozens of other quality-control measures, owner-occupancy covenants are
essential to the character of this zone and are a better metric of quality than lot size,
lot width, or other proxies we currently use for quality.

'

Some local governments are in the business of enforcing owner occupancy, but

Cedar City doesnt want to be in that business

'

The required covenants make it easier for owners to privately enforce their rights
instead of using armed city officers who have other things to do.

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

COVENANTS & OPEN SPACE

. Owner-occupancy covenant
.
'
'

This sets a 30% rental max on the subdivision
lf the HOA doesnt enforce, any lot owner can force the HOA's hand
petition for damages.

or privately

A2-year exception is built in for each lot owner to account for death in the family,
illness, military leave, or other circumstances which count against the rental max but
don't trigger enforcement unless they exceed the 2 years. Daybreak in South Jordan
uses a private non-investment covenant at closing which would be encouraged for
the FNZ.

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

COVENANTS & OPEN SPACE

'

Covenant to discourage lot hoarding - Once property has teft the developer's
hands, the covenants assess a fine to lot owners who have not received a
certificate of occupancy (finished construction) within 2 years of purchase.This
provision is here for the following reasons:

'
'
'

DeveloPers have no incentive

to overdevelop lots that exceed

demand.

Vacant lots cost the city money in infrastructure maintenance without the property
tilx or occupants' sales tax to balance.

Undeveloped lots can cause a financial burden on the HOA and detay common area
i m provements indefi nitely.

TAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

COVENANTS & OPEN SPACE
o Covenants regarding landscaping:

'
'
'

front yard area must be live vegetation (not necessarily grass)
At least I street tree on every lot, and 2 on lots wider than 60 feet

'

We may want to address water fees dependent on landscaping in future

40% of

Parkstrips & street trees: park strips (landscape between curb & sidewalk)
are not currently permitted on public city streets per engineering standards,
but if that changes, w€ may revisit this ordinance to require trees every 30
feet on average.

policy

FAMILY NEIGHBORHOODZONE NUTS & BOLTS

COVENANTS & OPEN SPACE

. Covenants regarding design standards:

' Covenants regarding architectural and design standards
"which provide visual interest and relief from flat surfaces
such as offset planes, varied roof lines, and varying colors
and textures" are required but we do not require precise
standards.

TAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

COVENANTS & OPEN SPACE

. Open Space:
'

At least 250 square feet of open space per unit, but no more than 3% of the
subdivision acreage has to be open space.

'
'
'

30% of open space must be shaded

with shade trees (at maturiq/)

Areas less than 50 feet wide don't count toward space requirement
Developer may approach the city regarding making open space "owned and
maintained by the city, dependent upon the amenities provided, number of
residences served, access, parking, and other factors subject to the discretion of the
City Council."

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS
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FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

OTHER USES

. Primary lnteriorArea (duplexes allowed)t
' Underlying general plan is medium or high density residential.
' Area has access to 66-foot road before passing through existing lowdensity subdivision

'

Area is at least 300 feet from low-density subdivision or separated
from low-density subdivision by a 75-foot road

' Uses and areas have to be identified in the covenants and plat map

FAMILY NEIGHBORHOODZONE NUTS & BOLTS

OTHER USES

. Primary lnteriorArea standards:

'

Minimum lot size for detached, single-family dwellings is 3,500 sqft
. All the same setbacks apply

. That's a 40'x88' lot with a 30'x50' ( I ,500 sqft) home

'

Duplexes are subject to the building standards (lot size, setbacks) of
the R-2 -2 zone

'

Duplexes may not take up more than 20% of subdivision acreage

FAMILY NEIGHBORHOOD ZONE NUTS & BOLTS

OTHER USES

' Secondary lnterior Area (Multi-family and Mixed Use allowed):
'
'
'

Underlying general plan is high density residential or commercial.

Area has access to 75-foot road before passing through existing low- or mediumdensity subdivision
Area is at least 300 feet from medium-density subdivision or separated by a 75-foot
road.

'

Area is at leastl,000 feet from low-density subdivision or separated by a 1OO-foot
road.

o Uses and areas must be identified in the covenants and plat map

FAMILY NEIGHBORHOODZONE NUTS & BOLTS

OTHER USES

.

Secondary lnterior Area standards:

.

Minimum lot size for detached, single-family dwellings is 2,500 sqft
. All the same setbacks apply

. That's a 30'x83' lot with a 20'x45' (967 sqft) home

'

Multi-family and Mixed uses are subject to the building standards (lot size,
setbacks) of the R-3M or MU zones

'

General plan Mixed use or other commercial areas must meet the use ratios
and requirements of the MU zone.

'

Multi-family and Mixed uses may not exceed 15% of subdivision acreage.

WHAT ELSEWOULD
MAKETHIS BETTER?

