
Lehi City Planning Commission Staff Report  Meeting Date:  February 11, 2016 

 

Seasons Towns Site Plan Approval 

Planning Commission Report 
Applicant: Paul Willie 

Requested Action/Purpose: Approval of a multi-family residential site plan 

Location: Morning Vista Road and Seasons View Drive 

Project Area: 14.52 acres 

Existing Zoning: PC 

General Plan Land Use Designation: HDR 

Existing Land Use: Undeveloped 

Adjacent Zoning and Land Use: North: PC Undeveloped – Approved concept 
South: PC Morning Vista Road 

East: PC Seasons at Traverse Apartments 

West: PC Undeveloped – Approved concept 

Date of Last DRC Review: January 27, 2016 

Required Action 

Planning Commission: Final approval 

City Council: No action required 

 
APPLICABLE DEVELOPMENT CODE REGULATIONS 
Section 11.250.  Site Plan Approval Process.  (Am 5/22/01; 08/13/02; 11/09/04) 
The review and approval process for a Site Plan shall be as follows:   
Permitted Uses (2) Site Plans associated with a permitted use and with a total valuation, including building and all associated 
improvements, greater than $500,000 dollars shall require approval by the Planning Commission, following a review by the 
DRC.  The Planning Commission may require that the approval of a Site Plan be forwarded to the City Council if they 
determine a project is likely to have a significant impact on traffic, environmental quality, lighting, compatibility of uses, or 
the health, safety, or general welfare of the surrounding properties, property values, or residents.  The Planning Commission 
and or City Council may hold a public hearing on any project likely to have a significant impact on the surrounding property, 
values or residents.   

 
Section 37.040.  Multi-Family Residential Design Standards 
3. Building Materials.  The majority (51% or more) of each façade shall be constructed of the following exterior building 
materials: brick, stone, fiber/cement siding, or other durable building material as approved by the Planning Commission. 
Stucco or metal may be allowed by the Planning Commission as an accent or secondary material only.  Metal clad buildings, 
or large sections of stucco or vinyl siding are prohibited. 
 
4. Vertical Separation.  Buildings in excess of two (2) stories in height shall exhibit architectural detailing that establishes a 
vertical separation between lower and upper stories.  This may be accomplished by a mid-façade cornice or trim, a change in 
material, style or color, a façade step-back or roof pitch with dormer windows, or other methods 
 
5. Building Entrances. Building entrances shall be oriented towards the street or a common courtyard area and provide 
connecting pedestrian access between the street or courtyard areas (see Figure 22). 
 
7. For multi-family dwellings greater than four (4) units, no wall, roof line, or an unbroken plane shall be longer than sixty 
(60) feet (see Figure 24). At least four (4) or more of the following architectural features shall be incorporated into the design 
of the building: a change in building materials, building projections measuring at least three (3) feet in depth, roof line 
variations measuring at least three (3) feet in height, awnings and lighting, or another architectural variation that creates visual 
interest.   
 
HISTORY 
July 26, 1997 – This property was annexed to Lehi City as the Deerfield Annexation included the subject property and most of 
what is now within the Traverse Mountain Planned Community. 



Dec 4, 2000 – The Fox Ridge Area Plan was recorded for what is now Traverse Mountain which designated Planned 
Community zoning to the subject property. 
September 24, 2015 – The Planning Commission reviewed a concept for Seasons Phases 4 and 5 which included the subject 
property. At that meeting the Planning Commission made the following motion: 
 

Ryan Marshall moved to provide a favorable recommendation for Mountain States Property Management’s request for a 
Concept Plan for the Seasons at Traverse Phases 4 & 5, a 107.67 acre residential project located off Morning Vista Road 
in a Planned Community zone noting the applicants comments tonight and include an agreement that the proposed 
development will be in the HOA in the area; further incorporating the DRC comments with a suggested recommendation 
that at the next round they consider some connectivity with the different neighborhood areas on the eastern portion of the 
development; with the further findings of fact that the proposed concept is consistent with our Development Code and with 
the Area Plan and conforms to the general goals and policies of the City, we’ve not identified a particular area of health, 
safety, welfare of morals of the City that are adversely affected, with the further note that the developer consider some 
sort of widening of the roads in locations at intersections to facilitate school bus access. Second by Jared Peterson. 
Motion carried unanimous. 

 
October 13, 2015 – The City Council approved the concept plan for Seasons Phases 4 and 5. 

 
ANALYSIS 
The applicant is requesting site plan approval for Seasons Towns, a proposed multi-family residential site plan. The site plan 
includes 92 for-rent townhome units, 7 less than what the concept plan showed. The land use designation on the Area Plan is 
B1 HDR3 with a maximum of 129 units allowed. Townhomes are a permitted use in the HDR designation of the Traverse 
Mountain Area Plan. A final subdivision plat has been submitted concurrently with this request to create the parcel for this 
development.  
 
The DRC made a critical issue comment that this site plan is tied to the grading of the rest of East Canyon. The Traverse 
Estates preliminary subdivision has been submitted concurrently with this item which includes the single family phases shown 
on the concept plan. A grading permit was submitted for the required areas in East Canyon which includes Planning Areas B, 
D, and C2 and will trail the site plan and preliminary subdivision applications.  
 
The site plan shows 10.1 acres of open space which accounts for 70% of the total site. Parking is shown with two stalls per unit 
within an enclosed garage and 41surface stalls for a total of 225 which meets and exceeds the parking requirement. The units 
are shown with rear loading garages oriented to Morning Vista Road and the open space areas which meet the garage 
orientation standard of the Development Code. The DRC commented that the applicant address the units fronting Morning 
Vista Road and that sidewalk connections should be included from those units to the Morning Vista Road trail.  
 
The elevations show the use of brick, fiber cement siding, and stucco for exterior building materials. The DRC commented that 
the applicant must provide a breakdown to show that the 51% hard surface material requirement is met for each side of the 
proposed buildings. The elevations show some pop-outs, change in materials, awnings over the 2-story unit front doors, and 
some roofline variation on the 2-story units. The DRC commented that the elevations need to include more wall and roof 
variations. 
 
Proposed amenities for this project include a clubhouse, a sports court, 2 playgrounds, and 7 picnic pavilions which meets the 
requirements of the Development Code. The applicant must provide some additional details for the club house including 
elevations and a floorplan to ensure the minimum 750 square foot size requirement is met. 
 
Please consider other DRC comments as part of the motion. 
 
RECOMMENDATIONS/POSSIBLE ACTIONS 
If the Planning Commission finds that the proposed use and site plan comply with the applicable Development Code 
requirements, the Permitted Use and Site Plan may be approved.  If the request does not comply, the Planning Commission 
should notify the applicant what requirements have not been satisfied and whether the applicant should submit a different 
development application.  Please remember to include findings as a part of the motion. 
 
SUGGESTED FINDINGS 
The Lehi City Development Code does not identify specific findings that must be made by the Planning Commission on an 
approval of a commercial site plan.  Although no specific findings are identified by the Development Code, staff has prepared 
the following findings that may be considered as part of the motion: 
1. The proposed site plan is not detrimental to the public health, safety, and welfare of Lehi City. 
2. The proposed site plan meets the requirements of the Lehi City Development Code in regards to site plan approval. 



3. Other findings based upon information presented during the Planning Commission approval. 



Lehi City Development Review Committee                                                                               January 27, 2016 
 

 
Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
 

1 of 2 

Seasons Towns Site Plan Review 
DRC Redline Comments 

 
Paul Willie – Requests Site Plan review for Seasons Towns, a 14.52 acre development located on Morning Vista Road and 

Morning View Way. 
 
DRC Members Present: Glade Kirkham, Kerry Evans, Greg Allred, Todd Munger, Kim Struthers, Gary Smith, Mike 

Howell, Ross Dinsdale, Steve Marchbanks 
Representatives of the Applicant Present: Tom Romney, Taylor Morgan, Sean Olybrando, Scott Overman, and Paul Willie 
Date of Plans Reviewed: 1/21/16 
Time Start: 1:10 PM 
Time End: 1:55 PM 
 
CRITICAL ISSUES: 
1. The grading for this project is tied to the grading of the rest of East Canyon.  As per the Grading section of the Area 

Plan, all of the grading must be done simultaneously in one phase.  This project cannot be allowed to be constructed 
until there is a preliminary plat approval on the remaining East Canyon Area as well as an approved grading permit for 
this project and the other East Canyon property so that it can all be graded together. 

2. Traverse Mountain water source is deficient for this development and must be resolved with the Engineering 
Department prior to final plat approval.  

 
DRC REDLINE COMMENTS: 
Brent (Glade) – Power: 
1. Add a note that the HOA will own and maintain the lighting 
Kerry – Fire: 
Greg – Water/Sewer: 
2. On Morning Hill Drive, verify that the existing 14”x6” reducer at the cross can be replaced with a 14”x8” reducer. 
3. Remove existing blow-off and use the existing cross for connection on Morning Hill Drive. 
4. Traverse Towns Drive - Move culinary lines to the west side of the road into the paved area. 
5. On Morning Hill Drive - Sewer main is stubbed into the current project and is a 10” size. Storm drain is stubbed into 

the project which must be eliminated at the manhole. 
Todd – Public Works:  No comments 
Kim – Planning: 
6. Project must meet the Multi-Family Design Standards including the following: 

a) Provide a breakdown of the building materials for each side of the building elevations to ensure that each wall 
(excluding window and door areas) has at least 51% hard surface. 

b) The building elevations need to include more wall and roof variations.  Section 37.040 requires that for multi-
family units, no wall, roofline or an unbroken plan be any longer than 60 feet, and that at least the following 4 
architectural features be incorporated into each wall of the building: a change in building materials, building 
projections measuring at least 3 feet in depth, roof line variations measuring at least 3 feet in height, awnings, 
lighting or another architectural variation that creates visual interest. 

c) Address the requirement of the units fronting the public road (Morning Vista).  Sidewalk connections should be 
provided from the trail along Morning Vista to the front of the units along Morning Vista. 

7. Label the open space as open space 

8. Recommend changing the project name to “Season Towns” 
Gary – Building/Inspections: No comments 

Mike – Public Works:  No comments 
Ross – Engineering: 
9. Sheet C5 - Callout orifice plate for north detention pond. 
Craig (Steve) – Parks: 
10. Provide a full landscape and sprinkler plan, including plant tabulations 
11. On the west side of Season’s View Dr, include the area in the landscape plan 
12. Provide details on the amenities including pavilion design, sport court, and the clubhouse floorplan and elevations. 



Lehi City Development Review Committee                                                                               January 27, 2016 
 

 
Note:  This list of corrections and deficiencies should not be considered as an all-inclusive or final list.  The items listed need to be 
corrected and resolved and a new set of information submitted for review by the DRC.  Further corrections and deficiencies may 
still be noted as the DRC further reviews the resubmitted information. 
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PRIOR TO PRECONSTRUCTION MEETING: 
1. Provide an engineer’s cost estimate for the cost of all improvements. 
2. Escrow or Letter of Credit Bond Agreement and Public/Private Improvement Agreement for all public and private 

improvements must be in place. 
3. Reimbursement Agreement for any reimbursable improvement items must be in place. 
4. Provide a title report to be reviewed by Lehi City Attorney. 
5. Need surveyor’s and engineer’s stamps on construction drawings. 
6. New property line adjacent to existing roads must be staked and reviewed by the City. 
7. Provide signed easement verification sheet. 
8. Off-site easements (turnarounds, utilities, power, etc). 
9. Provide a copy of any necessary boundary line agreement(s). 
10. New project startup form for Lehi City Storm Water 
11. Subdivision plat must be recorded 
12. Provide a copy of the State NOI 
13. The building elevations need to be reviewed by the Traverse Mountain Architectural Review Committee. 
14. Comments from Planning Commission approval 
 
DRC GENERAL COMMENTS: 
1. On the power, developer will install conduit; Lehi City Power will install all other required power infrastructure shown 

on the plans and charge the developer for the costs.  These costs are separate from power impact fees that are paid with 
the building permit. 

2. Power infrastructure (all conduit, conductors, and equipment) must be in place prior to beginning ANY building 
construction. Power conduit and equipment is placed AFTER curb, gutter and sidewalk. 

3. Developer is responsible to purchase, move or remove any existing RMP facilities. 
4. Developer is responsible to furnish adequate rights of way or easements for construction of off-site power line 

extensions.  
5. Once approved by the Planning Commission plans may be submitted for check-off. Check-off plans consist of one 

24x36 set of complete plans submitted to the Planning Department.  When changes need to be made to a check-off set, 
revise the affected sheets only.  Each new submittal will require a revision date on each new sheet. 

6. Prior to the pre-construction meeting, Lehi City Staff will make copies of plans for the meeting from the check-off set 
and the developer will pay fees for the copies.   

7. All signage will require a separate review and approval process 
8. The approval of a development shall be effective for a period of two (2) years from the date the development is 

approved by the Planning Commission 
 
 
THIS ITEM WILL BE SCHEDULED FOR PLANNING COMMISSION FEBRUARY 11, 2016 
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