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Millcreek Township Planning Commission 
Public Meeting Agenda 

Wednesday, August 13, 2014 4:00 P.M. 
THE MEETING WILL BE HELD AT SALT LAKE COUNTY GOVERNMENT CENTER  

2001 SOUTH STATE STREET, NORTH BUILDING, MAIN FLOOR, COUNCIL CHAMBERS, 

ROOM N1100 

ANY QUESTIONS, CALL (385) 468-6700 

REASONABLE ACCOMMODATIONS FOR QUALIFIED INDIVIDUALS MAY BE PROVIDED 

UPON RECEIPT OF A REQUEST WITH 5 WORKING DAYS NOTICE. PLEASE CONTACT 

WENDY GURR AT 385-468-6707. TTY USERS SHOULD CALL 711. 

The Planning Commission Public Meeting is a public forum where the Planning Commission 

receives comment and recommendations from applicants, the public, applicable agencies and 

County staff regarding land use applications and other items on the Commission’s agenda.  In 

addition, it is where the Planning Commission takes action on these items.   Action may be taken 

by the Planning Commission on any item listed on the agenda which may include: approval, 

approval with conditions, denial, continuance or recommendation to other bodies as applicable.   

PUBLIC HEARINGS 

28883 – (Continued from 07/16/2014) Jacquey Mauer representing Jean Brown Associates is 

requesting conditional use approval for a change of use from residential to office.  Location: 

3837 South 1030 East. Zone: R-M (Residential Multi-Family) Community Council: Millcreek 

Planner: Lyle Gibson 

 

28926 – (Continued from 07/16/2014) Charlie Taylor, representing Yesco, is requesting 

conditional use approval for an electronic message center at the Woodlands Business Park. 

Location: 4001 South 700 East. Zone: C-2 (Commercial) Community Council: Millcreek 

Planner: David J. Gellner, AICP 

 

28952 – Christine Warden representing the Krishna Temple is requesting a conditional use for a 

site amendment to construct a new temple structure at the existing Krishna Temple 

site.  Location: 3370 South 965 East. Zone: R-1-8 (Single Family Residential) Community 

Council: Millcreek. Planner: Lyle Gibson 

 

28954 – Russ Blacker is requesting approval of a conditional use for a building with ground level 

retail and apartments above. Location: 3081 East 3300 South. Zone: C-2 (Commercial) 

Community Council: Canyon Rim Planner: Lyle Gibson 

 
28982 - Dimitrios Tsagaris is requesting approval for modifications to a Conditional Use Permit for 

an Apartment Development. The existing approval is for 37 apartments located in two buildings; 

each five stories (approximately 57 feet) high. The requested modification would be to add an 

additional unit within the existing approved structure. This would be an increase in density requiring 

http://pwpds.slco.org/agendas/index.html
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approval from the planning commission. Location: 3658 – 3668 South 900 East. Zone: C-2 

(Commercial and Multi-family). Community Council: Millcreek. Planner: Lyle Gibson 
 

28918 – (Continued from 07/16/2014) Michael Anderson is requesting to have a 4-plex 

declared legal through special exception. Location: 2275 East Atkin Avenue. Zone: R-2-6.5 

(Residential) Planner: Lyle Gibson 

 

28496 – Mark Harris and Ken Keller are requesting a rezone from the R-1-10 (single family 

residential) to the R-M (multi-family residential) zone. Location: 1717 East Murray Holladay 

Road. Zone: R-1-10 (Single Family Residential) Community Council: Millcreek. Planner: 

Lyle Gibson 

 

28944 – Nathan Anderson is requesting that the subject property be rezone to remove a zoning 

condition currently on the property. The current zoning is R-M/ZC (the ‘ZC’ is a zoning 

condition limiting building height to 18 ft.). The requested zone is R-M (the same zone without 

the zoning condition) Location: 1533 East Murray Holladay Road. Zone: R-M/ZC (Residential 

Multi-Family limited to 18 ft. in height) Community Council: Millcreek Planner: Lyle Gibson 

 

BUSINESS MEETING 

 

1) Approval of Minutes from the June 11, 2014 and July 16, 2014 meeting 

2) Update on the Sidewalk RFP/Study 

3) Update on the Ordinance update process 

4) Update on the Meadowbrook General Plan Study 

5) Town Center Project overview 

6) Other Business Items (as needed) 

 

ADJOURN 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 8 8 3
Applicant Name: Jean Brown Request: Conditional Use
Description: Change of use from residential to office and storage
Location: 3837 S. 1030 E.
Zone: R-M Residential Multi-Family Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Not yet received 
Staff Recommendation: Approval

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

The applicant is requesting a conditional use permit for a change of use from a single family residential 
use to professional office as allowed in the R-M zone. 
  
As of 2009, the property is already subject to the R-M zone which allows for office, business and/or 
professional. The planning commission is hearing this item to determine if any new conditions would be 
necessary to mitigate reasonably anticipated detrimental impacts from the new proposal. 
  
The applicant is proposing to maintain the structure on the property so it will maintain its appearance as 
a single family residence but will be utilized for office as demonstrated in the attached floor plans. 
Parking will be located directly behind the home to be accessed from the existing parking lot for the 
research center's main structure.

1.2 Hearing Body Action

This item is on the agenda for a decision from the Millcreek Township Planning Commission.

1.3 Neighborhood Response

Staff has received a few phone calls from neighbors that were not included in the previous staff report 
but were presented and are part of the record of the July PC hearing. In short the neighborhood had 
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concerns about business creeping into the residential neighborhood and the main concern was on street 
parking, that employees weren't using the parking in the rear but parking on the street.

1.4 Community Council Response

This item was on the agenda of the Millcreek Community Council during their meeting on July 1, 2014. As 
a representative of the applicant was unable to attend, the community council requested a continuance 
of the planning commission so they might have a chance to get more information from the applicant in 
August. 
  
1.5 Planning Commission Response 

During the July Planning Commission hearing this item was voted on to be continued to the August 
Meeting in order to receive more information from the applicant and to receive a recommendation from 
the community council.

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
  
 

Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

The existing structure will remain meeting ordinance requirements for height, setbacks, etc. 
The parking requirement for 2000 sq. ft. of office is 8 stalls. The rear parking provides for the 8 
stalls, in addition their is parking in the garage and driveway.

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

The proposal appears to be able to meet this requirements. Verification of compliance will all 
other applicable laws and ordinances will be verified through the technical review process 
prior to issuing final approval.

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

Most of the traffic to this property will enter through the existing lot to the east. There is 
sufficient parking to meet ordinance requirements meaning that cars will likely not be on the 
street.

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 
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No apparent safety concerns from the proposal.

YES NO Standard `E': The proposed use and site development plan shall not adversely impact 
properties in the vicinity of the site through lack of compatibility with nearby buildings in 
terms of size, scale, height, or noncompliance with community general plan standards. 

Where the building will remain and the parking will be in the back next to their existing 
parking the proposal appears to be compatible with the surrounding area.

2.2 Zoning Requirements

19.44.030 Conditional uses. 
-Office, business and/or professional 
-Storage is not an allowed use on its own in the R-M zone, but storage would be allowed so long as it is 
accessory to the office use such as a file room. 

19.80.040 Number of spaces required. 
Parking: 1 per 250 sq. ft. of office.

2.3 Other Agency Recommendations or Requirements

Final recommendations from other agencies are still pending, however initial review has indicated that 
the the proposal is feasible so long as a building permit is pulled for a change of occupancy classification.

2.4 Other Issues

Access to the new parking appears to require the elimination of a few stalls in the existing lot. Parking 
counts indicate that the existing lot has approximately 10 extra stalls based on the size of the existing 
office so to remove 2 or 3 for access would still indicate sufficient parking for the existing office.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use .

3.2 Reasons for Recommendation

1 ) Parking requirements are already regulated by ordinance and appear to meet minimum 
requirements. 

2 ) Prior to receiving a business license for this location, the change of occupancy would be handled 
through a required building permit.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 9 2 6
Applicant Name: Charlie Taylor Request: Conditional Use
Description: Electronic Message Center Sign
Location: 4001 South 700 East
Zone: C-2 Community Commercial Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not yet received 
Staff Recommendation: Approval with Conditions

Planner: David J. Gellner, AICP

1.0 BACKGROUND

1.1 Summary

The applicant, Charlie Taylor, representing Yesco, is requesting Conditional Use Approval for an 
electronic message center (EMC) sign at the Woodlands Business Park located on the subject property
referenced above.   
The subject property is zoned C-2 (Community Commercial).  The C-2 Zone allows for a ground type of 
EMC and requires Conditional Use approval if the proposed sign is within 300 linear feet or less of a 
residence.   
The applicant is replacing an existing sign at this location with a sign that is slightly shorter and appears 
slightly wider than the existing sign and that also incorporates the EMC component.  The footprint and 
sign support will be reused from the existing sign.   
 

1.2 Hearing Body Action

This item is on the agenda to receive a Decision from the Planning Commission.   
This item was Continued from the meeting of July 16, 2014 to this meeting of August 13, 2014.   

 

1.3 Neighborhood Response

Notice of this application was sent to property owners and residents within a 300 foot radius of the 
subject property. Comments were received from several neighbors.  Those written comments were 
provided to the Commission at the meeting of July 16th.   A summary of the major concerns is included 
here as well: 
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1) Concerns about the area becoming too commercialized with big signs that set a precedent.   
2) Worried about the amount of light that will be projected from the sign causing night-time disturbance 
for residents that live near.   
3) Visual pollution - distraction - unsuitable for the neighborhood - more impact during winter months - 
disruption of mountain views. (These items are summarized from a letter submitted by Robert Lonergan, 
a resident of Old Farm.  The full text of comments are part of the record and have been previously 
provided to the Commission.)  
 

1.4 Community Council Response

The Millcreek Community Council had this request on their Agenda for discussion at their meeting 
of July 1, 2014.  The applicant was not in attendance for the meeting of July 1st and the CC requested a 
one month Continuance of the application by the Planning Commission to allow the CC an opportunity 
to review the proposal with the applicant present.  The Millcreek CC has this on their meeting Agenda of 
August 5, 2014 for review and a formal recommendation.  As of the date of this report, the 
recommendations of the Millcreek CC are still pending.  Their comments and any recommendations will 
be provided to the Millcreek Planning Commission at the hearing scheduled for August 13, 2014. 
 

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
  
 

Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

The proposed sign appears to meet all applicable provisions and requirements of the Zoning 
Ordinance.  Staff feels that this criteria has been met.  

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

The proposal appears to meet all other applicable laws and ordinances.  Staff feels that this 
criteria has been met.   

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

Discussion:  The sign shall not present a traffic hazard due to poor design and no traffic 
increases are anticipated.  The regulations for an EMC sign includes specific provisions related 
to the type of images, duration, transition and illumination that must be adhered to.  These 
provisions were incorporated to lessen driver distraction and mitigate safety issues.  
Summary:  Staff feels that this criteria has been met.  
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YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

The proposal appears is not anticipated to create safety hazards due to the circumstances 
listed above.  Staff feels that this criteria has been met.  

YES NO Standard `E': The proposed use and site development plan shall not adversely impact 
properties in the vicinity of the site through lack of compatibility with nearby buildings in 
terms of size, scale, height, or noncompliance with community general plan standards. 

Discussion:  The proposed sign is replacing an existing sign located on the same footprint.  
The new sign will be slightly shorter and wider but will incorporate the EMC technology.  As 
the sign sits on the edge of developed commercial property with some taller buildings, a 
variety of uses and adjacent to a very busy major arterial (700 East), staff does anticipate that 
the sign will not have impacts related to lack of compatibility with surrounding buildings.  
There is a residence within 300 feet of the sign on the west side of 700 East.  Given the 
distance to that residence of approximately 250 feet,  the busy nature of the road itself,  and 
the tall buildings on the subject property, this sign should have negligible additional impact 
on that residence.   The Planning Commission also has at its discretion the ability to impose 
additional restrictions in terms of hours of operation, sign height, size etc.  Staff is not 
recommending any additional conditions.  This is highlighted in Section 3.3 - Other 

Recommendations of this report.   
Summary: Staff feels that this criteria has been met.   
 

2.2 Zoning Requirements

Electronic message center signs are governed by Chapter 19.82 of the Salt Lake County Zoning 
Ordinance.  Specifically, the following provisions are applicable to this application: 

19.82.135 Electronic message center requirements for on-premises signs 

  

A. An electronic message center shall only display static images. An electronic message 
center shall not display scrolling text, video images, or scintillating images. 

B. The minimum image display duration shall be four seconds. 

C. The maximum image transition duration shall be three seconds. Transitions from one static 
image shall fade out and fade or dissolve in to the next static image without the use of 
flashing, animation, or movement. 

D. All electronic message centers shall be equipped with a sensor or other device that 
automatically determines the ambient illumination and must be programmed to 
automatically dim according to ambient light conditions. The nighttime illuminance of an 
electronic message center shall not increase ambient lighting conditions by more than three-
tenths footcandles when measured perpendicular to the electronic message center face at a 
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distance determined by the following formula: 

Measurement Distance (in feet) = The square root of [Area of electronic message center 

face in square feet) × 100] 

E. Where allowed as a conditional use, conditions may be imposed by the planning 
commission regarding hours of sign operation, sign height, sign size, and/or setbacks from 
property lines to mitigate impacts on nearby residential properties, to protect critical 
viewsheds as established in the general plan, or to prevent potential traffic hazards. 

F. Electronic message center conditional use requirements, allowed sign types, and allowable 
sizes by zone are set forth in Table 19.82.135 

The provisions found in Table 19.82.135 are summarized here: 

a)  In the C-2 Zone, a ground type of EMC is allowed as a Conditional Use if the proposed sign is within 
300 linear feet or less of a residence. 

b) Up to 50% of the total allowable sign size can be configured as an EMC. 

c) Ground signs are limited in height to 30 feet in the C-2 Zone.  

d) The Ordinance allows for a sign 48 sq. ft. plus 1 sq. ft. for each foot of frontage over 30 on a street to a 
maximum of 256 sq. ft.   

2.3 Other Agency Recommendations or Requirements

This proposal was sent for review by outside agencies.  Given the type of application, this review was 
limited to the Salt Lake County Building Department.  The Building Department noted this in relation to 
the application: 
Building permits are required for the construction of the new sign.

2.4 Staff Analysis

This application is coming before the Planning Commission as a Conditional Use after an initial review by 
staff  showed the proposed EMC to be within 300 feet of an existing residence.  The land uses to the west, 
across 700 East consist of properties zoned R-M (Residential) that are within 300 feet of the proposed 
sign.  There appears is at least one residence within 300 feet of the proposed sign, at a distance of 
approximately 250 feet.    
  
Calculation of Proposed EMC Size on the Subject Property 

Based on the frontage of approximately 422 feet, this property would qualify for the maximum allowed 
ground sign in the zone of  256 square feet total size.  Of that 256 square feet total, 50% of the sign could 
be configured as an EMC, allowing for an EMC on this property of 128 square feet total.  The applicant is 
proposing a sign of approximately 180 square feet and an EMC of approximately 89 square feet, which is 
50% of the total sign and roughly equivalent to 70% of the total size of an EMC that could be approved at 
this location if the maximum size of sign were to be installed.  Thus, the sign itself is well within the 
allowed size parameters and the EMC is 50% of the proposed sign for the property as required.   

The maximum sign height for the zone is limited to 30 feet.  The applicant is proposing a sign 25 feet in 
height.  The proposed sign is approximately 4 feet shorter than the sign that is being replaced at this 
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same location.  It is utilizing the same footprint and base/supports as the existing sign.   
 

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use with the following conditions:

1 ) Provisions A-D of the Chapter 19.82.135 relating to the allowed images, display duration, image 
transition and ambient illumination must be strictly adhered to.  

2 ) A Salt Lake County Building Permit is required for construction of the sign.  

3.2 Reasons for Recommendation

1 ) The proposed use appears to comply with all five (5) required standards that must be met before 
Conditional Use Approval can be granted by the Planning Commission.  

2 ) The Provisions of Chapter 19.82.135 (A-D) have been designed to mitigate any anticipated safety 
issues.  

3.3 Other Recommendations

The Planning Commission has discretion for the following:  "Where allowed as a conditional use, 
conditions may be imposed by the planning commission regarding hours of sign operation, sign height, 
sign size, and/or setbacks from property lines to mitigate impacts on nearby residential properties, to 
protect critical viewsheds as established in the general plan, or to prevent potential traffic hazards."  Staff 
is not suggesting any specific conditions related to the hours of operation but recognizes that the 
Community Council may make recommendations in that regard to the Planning Commission based on 
their knowledge of the area.  The Planning Commission may adopt appropriate mitigation measures to 
address anticipated impacts from the sign in terms of hours of operation, sign height, size etc.  based on 
the input of the Community Council, citizen comments, and their own knowledge and observations of 
the site.  

4.0 PROJECT PHOTOS
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1Image :  Proposed EMC - Looking north on 700 East

2Image : Proposed EMC - Looking NW from parking - residential visible across 700 East
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3Image : Proposed EMC - Looking south on 700 East
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 9 5 2
Applicant Name: Christine Warden Request: Conditional Use
Description: Change Site Plan - New Krishna Temple Building
Location: 3370 S. 965 E.
Zone: R-1-8 Residential Single-Family Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Not yet received 
Staff Recommendation: Approval with Conditions

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

The Krishna Temple currently located at the subject property is looking to build a new temple structure 
on their property. The existing structure would remain on site, and the proposal would be to construct 
the new temple which would be allowed in the R-1-8 zone as a public / quasi public use. The structure 
would not change the current use of the property, only allow new space for the Krishna Temple and 
visitors to the site, specific use inside the building is the existing 'gift shop' to relocate into the new 
structure and the temple room. About 1500 sq. ft. of the new building is the front lobby area under the 
columns. 
  
The property is 3.73 acres in size and tucked away some from both 900 East and 3300 South. Accessed off 
of 3370 South. The property is surrounded by single family residences to the west and south, businesses 
(mainly greenhouses) to the east and north, and just north of the project site is a care center. 
Large trees currently line the north property line which are anticipated to remain on site. The area is 
surrounding by an existing chain link fence with slats for screening. Also the property to the north closest 
to the proposed structure has a grade change about 5 feet higher than the temple site. Part of the new 
structure's site is occupied by a single story extension of the existing Krishna Temple building. The new 
building is proposed to be 6,000 sq. ft. in size, the existing building is approximately 12,500 sq. ft. of 
which 10,250 will remain. This is an increase in square footage of 3,750 sq. ft. or a 30% increase in 
structures on the site.  
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Currently the property only uses the western most paved area as designated parking. The paved surface 
on the south and east sides of the building can be accessed by vehicles but is gated off, it was created as 
a playground area and is not currently striped for parking. The proposal would be to utilize this space as 
marked parking. Also notable is the ability to easily access the entirety of the property to the west for 
were the need to arise for occasional extra parking on the grass. Because additional pavement and 
parking areas are not being added, only re-striped it is not necessary for the parking lot to come into full 
compliance with the landscape section of the ordinance (title 19.77). The applicant is proposing to add  
parking peninsulas and island to improve the parking area in addition to striping parking stalls. There will 
be a total of 47 stalls, 2 of which are ADA stalls. 
  
The applicant has provided plans for the proposed structure and a photo image of their existing temple 
building in Spanish Fork to help indicate the type of materials and look of this structure. This building will 
not be as large as the Spanish Fork Temple. The temple is single story at 22 feet in height, but has 
multiple spires and architectural elements such as domes that extend above the 22 foot height. The 
shorter spires are at a height of 45 ft. 4 in. and the large main entrance dome rises to a height of 65 ft. 9 in. 
to the top of the highest spire. The maximum height limit in the R-1-8 zone typically 35' to the midpoint 
of a roof. This structure however falls under some special circumstances as a religious structure (or public 
quasi public structure) and is granted exceptions both by the Salt Lake County Ordinance under 
19.76.190 height limitations-exceptions, and Federal Law under RLUIPA. The proposed structure does 
maintain a minimum of 25 ft. from any property line which is in line with the existing structure and 
complies with setback requirements for the zone with 25 ft. front yard (west), 20 ft. side yard (north and 
south), and 30' rear yard (east) requirements. 
 

1.2 Hearing Body Action

This item is on the agenda for a final decision regarding the proposed change of site plan from the 
Millcreek Township Planning Commission.

1.3 Neighborhood Response

As of the date of this report, staff has not received any comments from the neighborhood.

1.4 Community Council Response

This item is scheduled to be heard by the Millcreek Community Council during their meeting on 
8/5/2014.

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
  
 

Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

As discussed in the project summary, the project appears to comply with all applicable 



Page 3 of 5Report Date: 8/1/14 File Number: 28952

provisions of the zoning ordinance when exceptions to building height as stated in 
ordinance are considered.

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

As of the date of this report, it appears that the project as proposed will be able to comply 
with all applicable laws and ordinances. Prior to final approval and issuance of a building 
permit verification of compliance with all applicable laws and ordinances will be established 
through the technical review process.

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

As the property is tucked away from major streets, and the use of the property already in 
place, it is not expected that the proposal will present a traffic hazard. Part of the proposal 
along with the new structure is to provide additional parking and make improvements to the 
parking lot.

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

The proposal will be required to comply with all rules and regulations of applicable agencies 
such as Unified Fire authority and the Salt Lake County Geologist. As of the date of this report 
a full review has not been completed regarding these items, but it is the opinion of staff upon 
initial review that the proposal will be able to appropriately address these safety issues.

YES NO Standard `E': The proposed use and site development plan shall not adversely impact 
properties in the vicinity of the site through lack of compatibility with nearby buildings in 
terms of size, scale, height, or noncompliance with community general plan standards. 

The proposed building will stand out in terms of height from other structures in the vicinity, 
but for the purpose of architectural detail and identification as a religious structure. The 
majority of the building as far as the 'habitable space' will be at a height compatible with the 
surrounding area. 

2.2 Zoning Requirements

19.14.030 Conditional uses. 

—Public and quasi-public uses; 

19.14.050 Yards. 
C. The minimum yard requirements for a main building other than residential are as follows: 
Zone: R-1-6, R-1-7, R-1-8 
Minimum Front Yard - 25 feet 
Minimum Side Yards - 20 feet 
Minimum Rear Yard - 30 feet 

19.76.190 Height limitations—Exceptions. 
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Penthouse or roof structures for the housing of elevators, stairways, tanks, ventilating fans or similar 
equipment required to operate and maintain the building, and fire or parapet walls, skylights, towers, 
steeples, flagpoles, chimneys, smokestacks, water tanks, wireless or television masts, theater lofts, silos or 
similar structures, may be erected above the height limits prescribed in this title, but no space above the 
height limit shall be allowed for the purpose of providing additional floor space, and no heights are permitted 
above the maximum allowed under airport height provisions. 

 19.80.040 Number of spaces required. 

A. 5 - Churches, one space for each six and one-half feet of linear pew or three and one-half seats in an 
auditorium; provided, however, that where a church building is designed or intended to be used by two 
congregations at the same time, one and one-half parking spaces shall be provided for each three and one-
half seats in the auditorium. For buildings designed or intended to be used for conferences or other special 
meetings involving more than the regular congregations, additional parking shall be required as determined 
by the planning commission;  (West Valley City nearly identical) 

3. Banks, post offices, business and professional offices, one space for each two hundred fifty square feet of 
gross floor area; 

B. Number of Parking Spaces for Uses Not Specified. For any use of buildings not specified in this section, 
or for uses of a seasonal or temporary nature, the off-street parking requirement shall be determined by the 
division director being guided, where appropriate, by comparable ordinances from other jurisdictions, 
accepted planning industry standards, or the requirements set forth in this section for uses or buildings 
which, in the opinion of the division director, are similar to the use or building under consideration.  

 Salt Lake City Ordinance... 
Places of worship 1 parking space per 1,000 square feet of seating or congregation area  

 C. Accessible Parking Spaces. For nonresidential parking areas, the accessible parking spaces required to 
satisfy the Americans with Disabilities Act shall be provided within the total number of stalls required above. 

 In consideration of the parking needs on this property, under section B noted above, the division director - 
designee has requested that parking be made available at a ratio of 4/1000 which is a total of 62 stalls. In the 
case of this proposal, the 47 stalls indicated as paved / striped stalls is sufficient, the remaining 15 stalls shall 
be provided as defined in 19.80.110 provisional parking. 

19.80.110 Provisional parking. 

"Provisional parking" is defined as an area or areas within a parking lot where parking spaces which are 
shown on the approved parking plan are landscaped rather than paved. The following conditions apply to 
provisional parking areas:  

1. Provisional parking spaces must be shown on the site plan as complying with the parking stall size 
requirements of this chapter as well as the maneuverability and aisle requirements of planning commission 
policy.  

2. Provisional parking spaces may be landscaped in such a way that they can be used for parking on a 
seasonal or temporary basis.  

3. After one year's time from the issuance of the land use permit, a property owner may request a review of 
the provisional parking. Upon a finding by the planning commission for conditional uses or the division 
director of planning and development services for permitted uses that the additional parking is needed, 
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approval shall be granted for the provisional parking to be paved.  

4. The planning commission may set conditions of approval as part of any conditional use permit that utilizes 
provisional parking as allowed under Section 19.84.050 to provide for monitoring and future review of the 
parking plan.

2.3 Other Agency Recommendations or Requirements

Building - Permits would be required for both the demolition of existing structures and the construction 
of the new proposed building. 
  

Traffic: access into site already has restrictions for parking. Site plan as proposed has appropriate parking 
stalls and drive isles. Hasn't been a history of parking or traffic problems. Special events require 
permitting as done in the past. 
  
Geology: site in moderate liquefaction potential zone. Geotechnical study likely required under technical 
review. 
  

Health: site in level 4 groundwater protection zone. Use is allowed, require final approval from SLCHD 
during technical review. 
  

Fire: preliminary review of the site plan appears to comply with Unified Fire Authority requirements. Final 
plans will need to verify turn radius requirements, possible turnaround space needed on east side of 
existing building.

2.4 Other Issues

A lot consolidation process is taking place to combine the small parcel to the large parcel, both owned by 
the Krishna Temple organization. This is completed at a staff level.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use with the following conditions:

1 ) Parking shall be provided at a minimum of 4 stalls per thousand for the building to remain and 1 
stall per thousand of the new proposed structure. Total 47 stalls. An additional 15 provisional parking 
spaces shall be shown on the site to be paved in the event of complaint or determined regular use 
(creating a total of 62 stalls or ratio of 4/1000).

2 ) Additional trees along the west property line west of the structure shall be added to reduce visual 
impact from the west in harmony with conditional use criteria 'E'. 

3 ) Lighting from the proposed structure shall be installed so as not to directly illuminate surrounding 
properties. Any illumination of the structure shall be restricted between the hours of 11pm and 6am.

3.2 Reasons for Recommendation

1 ) Subject to the proposed conditions, the proposal appears to be be able to meet the 5 criteria for a 
conditional use approval. 

3.3 Other Recommendations

Applicant shall be required to complete the technical review process with staff and receive approval from 
all applicable reviewing agencies.



 



 





 

Looking North at Site 

 



 

North Property Line (top) – Looking south at site (bottom) 

 





 

Street that site is accessed from 



 

West side of the property, looking north. 





 

Looking at east side of building, existing asphalt. 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 9 5 4
Applicant Name: Russ Blacker Request: Conditional Use
Description: Mixed Use Development - Ground level retail and residential units above
Location: 3081 E. 3300 S.
Zone: C-2 Community Commercial Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Approval with Conditions
Staff Recommendation: Approval with Conditions

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

The applicant is requesting approval of a mixed-use structure. The proposal includes approximately 5,500 
sq. ft. of ground level retail space and 16 residential units. While mixed-use is not listed specifically in the 
C-2 zone, both retail and residential development are listed uses allowed in the zone, the retail portion is 
very specific to the type of retail allowed, the actual tennant may determine a need for an additional 
conditional use review, but many retail users would be approved as a permitted use within the structure. 
The residential component is considered under the conditional use 'multiple or group dwellings'. 
Because of the residential component to this project, the proposal is subject to conditional use review. 
  
The property is 0.7 acres in size and is currently vacant. The property is surrounded by C-2 commercial 
properties to the east, west, and across the street to the south. Single family residential structures and 
zoning is adjacent to the north. 
  
The zoning allows up to 17 units at 25 units per acre. This project is proposing 16 units. Because there are 
multiple uses on the property it is possible to consider parking requirements for this site under a shared 
parking calculation. The proposal is to have 46 stalls on site. Under standard parking there would be a 
need for 32 stalls for the residential and 22 stalls for the commercial component, or 54 total stalls. As 
proposed using shared parking as specified in 19.80.080 parking could be approved at 46 stalls. The site 
plan provided includes 44 uncovered stalls 2  more in single car garages on the north west side of the 
building. Because the other stalls are uncovered and there are at least the 32 uncovered stalls required 
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for the residential units, it is not a requirement that there be guest parking under the off-street parking 
ordinance. 
  

The planning commission may further consider a reduction in required parking under 19.80.090 Planning 
commission exceptions.... Upon a finding by the planning commission that a proposed site plan is in 
harmony with the general plan of the community in which it is located and that effective tools have been 
employed in the creation of a transit oriented development, community re-development project, or walkable 
community project, the planning commission may reduce the number of required parking stalls for any 
proposed development. In approving any such reduction, the planning commission may use such tools as: 
recommendations from the planning and development services staff a site-specific traffic study conducted by 
a qualified engineering firm, American Planning Association guidelines, Envision Utah guidelines, and/or 
Urban Land Institute guidelines.  

The C-2 zone does not require a side yard setback for commercial uses, it does however require that there 
be a setback from the side property line for residential use. This is why the building is stacked the way it is 
to comply with the setback requirements of the zone.  Setback and height requirements for the zone are 
found in section 2.2 of this report. 

The building is a 3 story construction with a flat roof. The height is proposed at 38 ft. 6 In. before 
approximately 3 more feet in height for parapet roof line detail.

1.2 Hearing Body Action

This is on the agenda of the Millcreek Township Planning Commission for a decision on a request for 
conditional use approval.

1.3 Neighborhood Response

As of the date of this report, staff has not received any direct comments from the neighborhood.

1.4 Community Council Response

From community council chair: Brian Howick: 
'We did discuss it and the result was a near unanimous approval of the project. 
  
One neighbor on the north west corner of the site is strongly opposed to it because it will block his view 
of the mountains and considers the 2 story building a violation of his privacy.  He is not looking forward 
to having someone 30' in the air that can see down into his yard/home. 
  
Concerns included: 
Parking: The concept of shared parking with the businesses was not completely welcome.  Some think 
that it may invite more car based crime by not having the parking covered (garage), mostly because it 
would be easily visible and accessible from 33rd south. 
  
The council was enthusiastic to have a developer looking at that vacant lot.' 
  
 

2.0 ANALYSIS
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2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
  
 

Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

The proposed use, setbacks, and building height comply with the requirements of the C-2 
zone. The parking as proposed is capable of complying with a provision of the zoning 
ordinance if the planning commission feels it is appropriate to utilize that provision and and 
approve the number of stalls shown.

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

The proposed site plan will be required to comply with all applicable laws and ordinances. 
The largest hurdle at this point is receiving an approval from Unified Fire Authority. The 
applicant has been working with UFA for weeks and is aware of their requirements. It is the 
opinion of staff that in order to comply with the requirements of Unified Fire Authority that 
changes needed to comply with their requirements would not require significant changes to 
the proposal. If this is not the case and site plan modifications are made that are significantly 
different than what has been presented to the planning commission, it would be necessary 
to return to the planning commission for a decision on the changed plans. 

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

The proposed use and site development plan does not appear to create a traffic hazard as 
proposed. Final word from UDOT for the proposed site access (curb cut) is still pending, 
however the Salt Lake County traffic engineer has not identified concerns with traffic for the 
proposal.

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

The proposal appears not to pose any safety threats as described in standard D. Final 
approval from applicable agencies should resolve any issues with fire safety, geological 
hazards, flood issues, etc. Initial review of these items has not raised significant concern from 
the agencies who have looked at the project.

YES NO Standard `E': The proposed use and site development plan shall not adversely impact 
properties in the vicinity of the site through lack of compatibility with nearby buildings in 
terms of size, scale, height, or noncompliance with community general plan standards. 

The proposed footprint and size of the structure seems to be compatible with many of the 
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other businesses along 33rd South. The building height of 38 ft. is 10 ft. taller than what 
would be allowed in the residential zones to the north. The height is taller than existing 
structures immediately adjacent to the subject property where structures are primarily single 
story some of which have pitched roof lines. It is the opinion of staff that the proposal is 
compatible in terms of size, scale and height with properties in the vicinity and with the 
general plan.

2.2 Zoning Requirements

19.62.080 Front yard. 

In C-2 zones:  

A. Multiple and/or Group Dwellings. The minimum depth of the front yard for dwellings and for private 
garages which have a minimum side yard of eight feet shall be twenty-five feet, or the average of the existing 
buildings where fifty percent or more of the frontage is developed, but in no case less than fifteen feet. Other 
private garages and all accessory buildings other than private garages shall be located at least six feet in the 
rear of the main building.  

B. Other Buildings. The minimum depth of the front yard shall be twenty feet. 

19.62.090 Side yard. 

In the C-2 zone:  

A. Multiple and/or Group Dwellings. The minimum side yard for any dwelling shall be eight feet, and the 
total width of the two required side yards shall be not less than eighteen feet, except that dwelling structures 
over thirty-five feet in height shall have one foot of additional side yard on each side of the building for each 
two feet such structure exceeds thirty-five feet in height. The minimum side yard for a private garage shall be 
eight feet, except private garages and other accessory buildings located at least six feet in the rear of the main 
building shall have a minimum side yard of not less than one foot, provided that no private garage or other 
accessory building shall be located closer than ten feet to a dwelling on an adjacent lot. On corner lots, the 
side yard which faces on a street for both dwellings and accessory buildings shall be not less than twenty 
feet, or the average of existing buildings where fifty percent or more of the frontage is developed, but in no 
case less than fifteen feet, or be required to be more than twenty feet.  

B. Other Buildings and Structures. None, except that wherever a building is located upon a lot adjacent to a 
residential land use, there shall be provided a side yard of not less than ten feet on the side of the building 
adjacent to the residential property, and on corner lots the side yard which faces on a street shall be not less 
than twenty feet.   

19.62.100 Rear yard. 

In the C-2 zone:  

A. Multiple and/or Group Dwellings. The minimum depth of the rear yard for any dwelling shall be thirty 
feet, and for accessory buildings one foot, provided that on corner lots which rear upon the side yard of 
another lot, accessory buildings shall be located not closer than ten feet to such side yard;  

B. Other Buildings and Structures. None, except that on corner lots which rear upon the side yard of another 
lot in a residential or agricultural zone, the minimum rear yard shall be ten feet.  

19.62.110 Building height. 
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No building or structure in the C-2 zone shall contain more than six stories, or exceed seventy-five feet in 
height, and no dwelling structure shall contain less than one story.  

 Multi-Family Development Standards: 

50% open space with a tot lot plus 1 amenity 
- site is proposing 20% landscaping and 1 amenity 
Guest parking provided at a ratio of 0.5 stalls per unit. 
- no guest parking provided beyond parking for both commercial and residential units, however there are 12 
stalls more than the required 32 looking at residential units only.

2.3 Other Agency Recommendations or Requirements

Boundary - Curb / Gutter / Sidewalk 

Bonding will be required for required for the following improvements… will be calculated after review and 
approval of profile drawings. 
20 feet sidewalk 

50 feet curb and gutter 

1 drive approach 

 Building 

It is noted that building permits are required for the construction of the new building, the construction of 
the covered parking and any other structure regulated by the building code. 
  
At time of building permit application, provide two sets of the complete building plans showing 
compliance with current building code. At time of building permit application, provide fire flow 
verification and show how compliance is going to be made with any Unified Fire District Guidelines. 
 
Grading 
Geotechnical report and erosion control plans to be verified under technical review process. 
  
Traffic 

-UDOT Approvals Required. 
-Repair any damaged curb, gutter, and sidewalk. 
-Plans received show APWA standards for roadway improvements.  SLCO standards must be used where 
available, not APWA. 
-Drive must be 5' from property line so flare doesn't cross property. 

Unified Fire 
-Drive aisles need to be minimum of 26' to allow for fire apparatus access. 
-Farthest point of building approx. 180' from access point, requires emergency vehicle turn-around 
-Parking cars underneath building will not be allowed per IFC 
-Over 30' needs 2 accesses or a turnaround 
-Building must be fire sprinklered 

Urban Hydrology 

Preliminary plan is acceptable.  Final Technical Urban Hydrology to be completed with comments 
addressed. 
- Storm water from 10 year storm must be stored below ground or pond on site include volume calculations. 
Cannot be in the parking lot. (typical county discharge is .2, but will be required to meet UDOT reqs) … 10 
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year must be stored in pipe or detention basin, not in parking lot. 
- Provide storm water calculations for the 100 year storm, include volume calculations. 
- All storm water components in public ROW must conform to SL County Stds. 
- Provide size and type of pipe you are connecting to along 3300 South. 

 

2.4 Other Issues

**The final attachments of this document are updated plans submitted by the applicant in response to 
comments from reviewing agencies. The items were received after completion of this report but prior to 
posting/distributing this report. It is the opinion of staff that the application was not changed so 
significantly that the review of this report is would not be applicable. Unit count changed from 16 to 17 
and retail space reduced from 5,355 sq. ft. to 4,600 sq. ft. and the applicant has provided counts for how 
this fits with a shared parking count. Building height and layout are same, setbacks have been increased 
along west side.** 
- Signage for the proposal would be approved under a separate application with staff. 
- Setback or yard requirements are measured to any part of the structure, including decks. Final design 
must demonstrate that all of the building and decks are compliant with building setback requirements in 
the C-2 zone. 
- Proposed use of main floor is retail, however other permitted uses such as restaurant space would be 
likely to seek location in these areas. It is is not impossible, but would be difficult for restaurant space to 
use these areas as they regularly require more parking than retail businesses. Each business would be 
looked at on case by case basis at time of business license application as to whether or not they meet 
parking requirements.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use with the following conditions:

1 ) Landscape area along the north property line shall be a minimum of 5 ft. Trees planted as a buffer 
for screening and privacy shall be planted so as to provide 80% coverage at maturity along this 
landscape strip.

2 ) Landscaped areas on the site shall not be less than 20%.

3 ) On site amenities shall be gated and accessible only for residents living on site and their guest.

4 ) Building height shall be limited to 40 ft as defined by Salt Lake County ordinance.

3.2 Reasons for Recommendation

1 ) While the application does seek relief from the planning commission policy for open space and 
amenities, it is the opinion of staff that the 5 criteria for conditional use can be met and that the 
proposal would be compliant with Salt Lake County Ordinance.

3.3 Other Recommendations

- Applicant shall be required to complete the technical review process with staff prior to final approval. 
- Where landscaped areas are limited, vertical plantings be utilized as much as possible to add vegetation 
to the site. Landscape shall comply with 19.77 water efficient landscaping.
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GENERAL NOTES:

ALL DIMENSIONS ARE TO THE FACE OF CURB, UNLESS OTHERWISE NOTED

SEE ARCHITECT'S SITE PLAN FOR ADDITIONAL INFORMATION

SEE LANDSCAPE PLANS FOR IRRIGATION AND PLANTING

ALL WORK TO COMPLY WITH GOVERNING AGENCY'S STANDARDS AND SPECIFICATIONS

ALL IMPROVEMENTS MUST COMPLY WITH ADA STANDARDS AND RECOMMENDATIONS.

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

STANDARD DUTY ASPHALT PAVEMENT WITH GRANULAR BASE PER DETAIL 'D6', SHEET C5.02.

24" CONCRETE STANDARD CURB AND GUTTER. SEE DETAIL 'C5', SHEET C5.02.

CONCRETE SIDEWALK. SEE DETAIL 'C4', SHEET C5.01.

30" CONCRETE CURB AND GUTTER PER UDOT STANDARDS AND SPECIFICATIONS. SEE DETAIL 'GW2',
SHEET C5.01.

24" CONCRETE RELEASE CURB AND GUTTER. SEE DETAIL 'D1', SHEET C5.02.

ADA PARKING SIGN. SEE DETAIL 'D3', SHEET C5.01.

PAINTED ADA SYMBOL. SEE DETAIL 'D2', SHEET C5.01.

DUMPSTER ENCLOSURE. SEE ARCHITECTURAL PLANS FOR DETAILS.

CONCRETE RETAINING WALL 3.5' MAX, INSTALL NEW 6' VINYL FENCE ON TOP OF WALL

3' WIDE CONCRETE WATERWAY. SEE DETAIL 'C4', SHEET C5.02.

NEW 6' VINYL FENCE, EXTND FENCE FROM EXISTING BUILDING 10' BACK FROM PROPERTY LINE.

NEW 16' POLE AND SHIELDED 250W HPS PARKING LOT LIGHT.

5X5 T-PATCH FOR INSTALLATION OF BORED UTILITIES PER UDOT STANDARDS AND SPECIFICATIONS.

RECONSTRUCT CONCRETE SIDEWALK TO MATCH EXISTING
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DESCRIPTION AREA %

HARDSCAPE 14,438 SQFT 48%

LANDSCAPE 4,437 SQFT 15%

BUILDINGS 11,068 SQFT 37%

TOTAL 29,943 SQFT 100%

THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE LOCATION,
PROTECTION, AND RESTORATION
OF ALL BURIED OR ABOVE
GROUND UTILITIES, SHOWN OR
NOT SHOWN ON THE PLANS.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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LANDSCAPED AREA
Lot Area: 29,943 sf (.687 acre)
Landscaped Area: 6,175 sf
Landscape %: 20.6%

GROSS BUILDING AREA
Ground Floor: 6,920 sf gross
2nd/3rd Floors: 10,546 sf gross each
Gross Building Area: 28,012 sf (on 3 levels)

NET BUILDING AREA
Net Retail Floor Area: 5,355 sf net
Residential Units: 16 d.u. (17,974 sf net)

DENSITY CALCULATIONS
F.A.R.: .936
Residential Density: 23.3 units/acre

PARKING REQUIREMENTS
Residential: 16 units = 32 Stalls Required
Retail: 5,335 sf = 22 Stalls Required
Total Requirement: 54 Stalls
Shared Parking Allowance (75% residential + 100% retail): 46 Stalls Required
Parking Provided: 46 Stalls
Covered Parking: 21 Stalls
Handicap Stalls: 2, 1 Van Accessible

AMENITIES PROVIDED
Amenities: (2)  Park, Hot Tub

CONTACT: RUSS BLACKER
PHONE: 505-573-6855

EMAIL: RUSSBLACKER@BYU.NET

APPLICANT CONTACT INFORMATION
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GENERAL NOTES:

SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS AND THE
RECOMMENDATIONS SET FORTH IN THE SOILS REPORT THE CONTRACTOR SHALL BE RESPONSIBLE FOR
REMOVING AND REPLACING ALL SOFT, YIELDING OR UNSUITABLE MATERIALS AND REPLACING WITH
SUITABLE MATERIALS AS SPECIFIED IN THE SOILS REPORT. ALL EXCAVATED OR FILLED AREAS SHALL BE
COMPACTED TO 95% OF MODIFIED PROCTOR MAXIMUM DENSITY PER ASTM TEST D-1557 EXCEPT UNDER
BUILDING FOUNDATION WHERE IT SHALL BE 98% MIN. OF MAXIMUM DENSITY. MOISTURE CONTENT AT TIME
OF PLACEMENT SHALL NOT EXCEED 2% ABOVE NOR 3% BELOW OPTIMUM. CONTRACTOR SHALL SUBMIT A
COMPACTION REPORT PREPARED BY A QUALIFIED REGISTERED SOILS ENGINEER, VERIFYING THAT ALL
FILLED AREAS AND SUBGRADE AREAS WITHIN THE BUILDING PAD AREA AND AREAS TO BE PAVED, HAVE
BEEN COMPACTED IN ACCORDANCE WITH THESE PLANS & SPECS AND THE RECOMMENDATIONS SET
FORTH IN THE SOILS REPORT.

THE CONTRACTOR IS TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL FOR
CONSTRUCTION OF THIS PROJECT. SPECIFIC DETAILS SHOWN ON SHEET C2.02 SHALL BE USED IN
COMBINATION WITH OTHER ACCEPTED LOCAL PRACTICES.

EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE LOCATIONS
BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION OF PLANS. LOCATIONS
MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO GUARANTEE IS MADE AS TO ACCURACY OR
COMPLETENESS OF THE INFORMATION SHOWN. IT SHALL BE RESPONSIBILITY OF THE CONTRACTOR TO
DETERMINE THE EXISTENCE AND LOCATION OF THOSE UTILITIES SHOWN ON THESE PLANS OR INDICATED
IN THE FIELD BY LOCATING SERVICES. ANY ADDITIONAL COSTS INCURRED AS A RESULT OF CONTRACTOR'S
FAILURE TO VERIFY LOCATIONS OF EXISTING UTILITIES PRIOR TO BEGINNING OF CONSTRUCTION IN THEIR
VICINITY SHALL BE BORNE BY THE CONTRACTOR AND ASSUMED INCLUDED IN THE CONTRACT.

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

GRADE SITE TO ELEVATIONS AND CONTOURS SHOWN ON PLAN.

STORM DRAIN CATCH BASIN WITH HEAVY DUTY 2'X2' BICYCLE SAFE GRATE. SEE DETAIL 'C3', SHEET
C5.02.    SEE PLAN FOR RIM AND INVERT ELEVATIONS.

STORM DRAIN CATCH BASIN WITH HEAVY DUTY 2'X2' BICYCLE SAFE GRATE. SEE DETAIL 'C3', SHEET
C5.02.  WITH ORIFICE AND OVERFLOW WEIR , PER DETAIL A2', SHEET C5.01.  SEE PLAN FOR RIM AND
INVERT ELEVATIONS.    SEE PLAN FOR RIM AND INVERT ELEVATIONS.

STORM DRAIN OIL/WATER SEPARATOR.  SEE DETAIL, SHEET C5.01.

STORM DRAIN CLEANOUT BOX PER APWA PLAN # 345.

STORM DRAIN CURB INLET, SEE DETIAL 'A2', SHEET C5.02.

STORM DRAIN CATCH BASIN WITH HEAVY DUTY 1'X1' PEDESTRIAN SAFE GRATE. SEE DETAIL 'C3',
SHEET C5.02.    SEE PLAN FOR RIM AND INVERT ELEVATIONS.

8" DIAMETER HDPE STORM DRAIN LINE.

15" DIAMETER RCP STORM DRAINLINE.
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THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE LOCATION,
PROTECTION, AND RESTORATION
OF ALL BURIED OR ABOVE
GROUND UTILITIES, SHOWN OR
NOT SHOWN ON THE PLANS.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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GENERAL NOTES:

THE CONTRACTOR IS TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL FOR
CONSTRUCTION OF THIS PROJECT. SPECIFIC DETAILS SHOWN ON SHEET C5.03 SHALL BE USED IN
COMBINATION WITH OTHER ACCEPTED LOCAL PRACTICES.

ALL MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE LOCAL AGENCY'S EROSION CONTROL
STANDARDS AND SPECIFICATIONS AND ALL WORK SHALL BE SUBJECT TO INSPECTION BY THE AGENCY
HAVING JURISDICTION. ALSO INSPECTORS WILL HAVE THE RIGHT TO CHANGE THE FACILITIES AS NEEDED.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR FIELD VERIFYING THE LOCATIONS OF ALL EXISTING
UTILITIES. IF CONFLICTS OCCUR, THE CONTRACTOR SHALL NOTIFY THE ENGINEER PRIOR TO
CONSTRUCTION TO DETERMINE IF ANY FIELD ADJUSTMENTS SHOULD BE MADE.

THE CONTRACTOR SHALL PROVIDE ADEQUATE DUST CONTROL.

WHEN GRADING OPERATIONS HAVE BEEN COMPLETED AND THE DISTURBED GROUND SHALL BE LEFT
"OPEN" FOR 30 DAYS OR MORE THE AREA SHALL BE FURROWED PARALLEL TO THE CONTOURS OF THE
AREA.

THE CONTRACTOR SHALL MODIFY EROSION CONTROL MEASURES TO ACCOMMODATE PROJECT PLANNING.

MAINTENANCE:

THE OWNER'S REPRESENTATIVE SHALL MAKE ROUTINE CHECKS ON ALL EROSION CONTROL MEASURES TO
DETERMINE IF REPAIRS OR SEDIMENT REMOVAL IS NECESSARY. DUE TO CONDITIONS THAT MAY ARISE IN
THE FIELD, ADDITIONAL CONTROL MAY BE DETERMINED TO BE NECESSARY.

SILT FENCE BARRIERS SHALL BE INSPECTED IMMEDIATELY AFTER EACH RAINFALL AND AT THE LEAST
DAILY DURING PROLONGED RAINFALL.

CLOSE ATTENTION SHALL BE PAID TO THE REPAIR OF DAMAGED SILT FENCES, END RUNS, AND
UNDERCUTTING BENEATH SILT FENCING.

NECESSARY REPAIRS TO BARRIERS OR REPLACEMENT OF SILT FENCING SHALL BE ACCOMPLISHED
PROMPTLY.

SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH RAINFALL. THEY MUST BE REMOVED WHEN THE
LEVEL OF DEPOSITION REACHES APPROXIMATELY ONE-HALF THE HEIGHT OF THE BARRIER.

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

SILT FENCE AS SHOWN ON PLAN. SEE DETAIL SHEET C5.03.

INLET PROTECTION AROUND EXISTING OR NEW STORM DRAIN CATCH BASINS OR CURB INLETS. SEE
DETAIL 'A1', SHEET C5.02.

TEMPORARY CONSTRUCTION ENTRANCE. SEE DETAIL SHEET C5.03.

PORTABLE TOILET WITH BERM AROUND PERIMETER TO CONTAIN POSSIBLE SPILLAGE. SEE DETAIL
SHEET C5.03.

NO TRACKING OF MUD ONTO CITY STREETS IS ALLOWED. ANY OCCURRENCE SHALL BE SWEPT
IMMEDIATELY.

WATER SITE AS NECESSARY TO PREVENT FUGITIVE DUST. ONLY DISTURB AREAS AS NEEDED TO
PERFORM  REQUIRED TASK. SEE DETAIL SHEET C5.03.

CONCRETE WASHOUT AREA, SEE DETAIL SHEET C5.03

THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE LOCATION,
PROTECTION, AND RESTORATION
OF ALL BURIED OR ABOVE
GROUND UTILITIES, SHOWN OR
NOT SHOWN ON THE PLANS.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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GENERAL NOTES:

CONTRACTOR IS TO COORDINATE ALL UTILITIES WITH MECHANICAL DRAWINGS.

ALL NEW WATER CONSTRUCTION TO BE DONE IN ACCORDANCE WITH LOCAL GOVERNING MUNICIPALITY
STANDARDS & SPECIFICATIONS.

ALL NEW SANITARY SEWER CONSTRUCTION TO BE DONE IN ACCORDANCE WITH LOCAL GOVERNING
MUNICIPALITY STANDARDS & SPECIFICATIONS.

CONTRACTOR IS TO COORDINATE LOCATIONS OF NEW TELEPHONE SERVICE TO BUILDING WITH CENTURY
LINK. A PVC CONDUIT, PLYWOOD BACKBOARD, AND GROUND WIRE IS REQUIRED FOR SERVICE THROUGH
PROPERTY, COORDINATE SIZES AND LOCATION WITH CENTURY LINK.

CONTRACTOR IS TO SUBMIT SITE PLAN TO QUESTAR GAS FOR DESIGN OF GAS LINE SERVICE TO BUILDING.
CONTRACTOR TO COORDINATE WITH QUESTAR GAS FOR CONTRACTOR LIMITS OF WORK VERSUS
QUESTAR GAS LIMITS.

LOCATION OF ALL UNDERGROUND UTILITIES SHOWN ARE APPROXIMATE LOCATIONS. CONTRACTOR IS TO
VERIFY CONNECTION POINTS WITH EXISTING UTILITIES. CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE
CAUSED TO EXISTING UTILITIES AND UTILITY STRUCTURE THAT ARE TO REMAIN.

UTILITY ALERT
WATER: SALT LAKE PUBLIC UTILITES
SEWER: MOUNT OLYMPUS SEWER DISTRICT
NATURAL GAS: QUESTAR GAS
ELECTRICAL POWER: ROCKY MOUNTAIN POWER
TELEPHONE: CENTURY LINK

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

NEW 2" TYPE 'K' COPPER WATER SERVICE LINE. CONNECT TO EXISTING WATER METER.

4" PVC SDR-35 SANITARY SEWER LATERAL, INCLUDING NEW CLEANOUTS AT 100-FOOT MAXIMUM
SPACING. SEE DETAIL 'C1', SHEET C5.02 FOR TRENCHING. SEE DETAIL 'C2', SHEET C5.02 FOR
CLEANOUTS.

NATURAL GAS LINE. CONTRACTOR TO COORDINATE SIZE, DESIGN AND INSTALLATION BY QUESTAR
GAS WITH OTHER CONSTRUCTION.

UNDERGROUND CABLE AND POWER LINES. CONTRACTOR TO COORDINATE WITH COMCAST AND
ROCKY MOUNTAIN POWER.

EXISTING POWER LINE AND POWER POLE TO BE REMOVED.  COORDINATE WITH ROCKY MOUNTAIN
POWER.

4" FIRE SPRINKLER LINE. CONTRACTOR TO VERIFY SIZE OF REQUIRED LINE WITH FIRE SPRINKLER
DESIGNER PRIOR TO INSTALLING THE LINE.

THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE LOCATION,
PROTECTION, AND RESTORATION
OF ALL BURIED OR ABOVE
GROUND UTILITIES, SHOWN OR
NOT SHOWN ON THE PLANS.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 9 8 2
Applicant Name: Dimitrios Tsagaris Request: Conditional Use
Description: Request to amend Conditional Use to allow additional Density
Location: 3666 S. 900 E.
Zone: C-2 Community Commercial Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Not yet received 
Staff Recommendation: Approval

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

This project originally came before the Millcreek Township Planning Commission in July of 2013. It 
received approval at that time for 37 units. The applicant has since finished the technical review and 
received final approval from Planning and Development Services staff. The applicant has also obtained a 
building permit to commence work on site. Recent events have indicated that the applicant will need a 
space within the project for an on site manager's/maintenance apartment. The applicants request is as 
follows: 
Dear [planning staff] and County Planning Commissioners. 
As per our conversation I am attaching the open space calculations  and the proposed “Before” and “After” drawings 
for your consideration. I respectfully request permission to take 650 sq ft from the clubhouse and use it for onsite 
Managers/Maintenance apartment. I request for this variance because it relates to the financial viability of the 
project and well being of the project. Operating a club-house for a small 37 units operation and having to hire an 
employee becomes economically unfeasible. 
If my request is granted it will greatly help me with the financial viability of the project and having an on site manager 
will be good for my tenants. 
Thank you in advance for your consideration 
Dimitrios Tsagaris 
  
The original request for 37 units on 1.49 acres fit within a density ratio of 25 units per acre. The density 
was 24.8 units per acre. 
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The current request when considering the 1.49 acres for 38 units (37 regular + 1 manager unit) is a 
density of 25.5 units per acre. However, since the application was last presented to the planning 
commission, a portion of the property has been dedicated to the public right of way leaving a current 
parcel size of 1.47 acres. 
  
The requested additional unit would mean a density of 25.8 units per acre when compared to the actual 
25.1 units per acre with the 37 units post dedication. 
  
The C-2 commercial zone has a maximum density of 25 units per acre, however there is a provision that 
may allow for more. 

*  Where supported by the community general plan, and found by the planning commission to be compatible 
with land uses in the vicinity, multi-family residential development which incorporates innovations of 
design, amenities, and features, may be approved by the planning commission for higher densities than 
shown above, but shall in no case be higher than 32.0 units per acre. 

1.2 Hearing Body Action

This item is on the agenda of the Millcreek Township Planning Commission for a decision.

1.3 Neighborhood Response

As of the date of this report, staff has not received comments from the neighborhood.

1.4 Community Council Response

This item is scheduled to be heard by the Millcreek Community Council during their meeting on 
8/5/2014.

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
  
 

Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

If approved for the additional density, it meets the applicable provisions of the zoning 
ordinance.

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

The site plan has already been reviewed fully and found to be in compliance with all other 
applicable laws and ordinances.
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YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

The plan as proposed does not present a traffic hazard.

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

The proposal has been fully reviewed and determined not to pose any threat to safety of 
persons on or in the vicinity of the property.

YES NO Standard `E': The proposed use and site development plan shall not adversely impact 
properties in the vicinity of the site through lack of compatibility with nearby buildings in 
terms of size, scale, height, or noncompliance with community general plan standards. 

The proposed use does not change the size, scale, or height of the buildings as already 
approved.

2.2 Zoning Requirements

19.62.130 DENSITY 

* Where supported by the community general plan, and found by the planning commission to be compatible 
with land uses in the vicinity, multi-family residential development which incorporates innovations of 
design, amenities, and features, may be approved by the planning commission for higher densities than 
shown above, but shall in no case be higher than 32.0 units per acre.  

Regarding the community general plan, perhaps the best indicator as to whether or not additional density is 
merited at this location is the designation of the general plan map. This property is located in a yellow area 
where there would be an expectation to absorb moderate future growth, it is also along a corridor or 900 East 
which is a street that according to the general plan might see additional growth and varied uses. 

Because the specific request is for 1 unit only and would not change the site layout, or exterior look or size 
of the building, it could be considered to be compatible with land uses in the vicinity as those things are 
already approved. Innovation in design, amenities and features for consideration would be the ability for 
better site maintenance and management, otherwise the design is the same and the amenities are slightly 
reduced. 

19.80.040 Number of Parking Spaces Required 

Dwellings, multiple, two spaces for each dwelling unit. In multi-family developments and dwelling groups 
where private covered parking is utilized, additional parking for guests shall be required. The planning 
commission shall determine the amount of guest parking required to meet the parking needs of each 
development;  



Page 4 of 4Report Date: 8/4/14 File Number: 28982

  
OPEN SPACE AND RECREATIONAL FACILITY STANDARDS (Policy) 
Original Proposal: 
Recreational Facilities 
Quantity        2 Facilities Minimum               6 Facilities                                       Complies 
                    (based on 74 bedrooms)            2 Required 
                                                                   4 for OS Reduction 
1      Playground 1,000 sq. ft.               Playground 1,000 sq. ft.                                Complies 
2      Picnic Area 1,000 sq. ft.               Picnic Area 1,000 sq. ft.                               Complies 
3      Walking Trail 1,000 sq. ft.             Walking Trail 1,000 sq. ft.                            Complies 
4      Sports Court 1,600 sq. ft.             Sports Court 1,600 sq. ft.                              Complies 
5      Community Center 1,200 sq. ft.   Club House/Common Room 1,285 sq. ft.     Complies 
6.     Community Center 1,200 sq. ft.    Workout Room 1285 sq. ft.                           Complies 
  
Current Proposal 
5      Community Center 1,200 sq. ft.   Club House/Common Room 1,200 sq. ft.      Complies 
6.     Community Center 1,200 sq. ft.    Workout Room 500 sq. ft.                       Does not Comply 
  
Allowed for 37% open space under original proposal, open space would remain the same under 
current proposal. 
  
Parking was approved with a specific condition at 81 stalls minimum. The current proposal includes 
83 stalls. 3 of these are ADA and 56 of the stalls are covered. This covers the required 74 
minimum stalls under the original approval for the residential units and the required 7 guest parking 
spaces. It also leaves room for 2 more parking spaces for the extra proposed unit. No additional 
guest parking above the original would be available for the extra unit.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use .

3.2 Reasons for Recommendation

1 ) It appears that there is sufficient parking for the extra unit on site to at least cover the on site 
manager unit.

2 ) The proposal does not add additional impact to surrounding neighbors and the community in 
terms of size / scale of the buildings, it also does not modify the site plan.

3 ) While the change would make one of the original amenities smaller than originally proposed, 
therefore subpar with the amenity standard, an onsite manager would increase the likelihood of a 
well kept/maintained complex.

4 ) The request is for only one unit and a density of 25.8 units/acre... not a request for 32.

3.3 Other Recommendations

The planning commission may consider a continuance if more information is needed or a denial of the 
proposal if it is the feeling of the commission that it does not meet the requirements of the ordinance for 
additional density.
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DIMITRI MULTIFAMILY PROJECT
2 BUILDINGS, 5 STORY HIGH, 40 UNITS TOTAL.

37 UNITS BE TENANT OCCUPIED

Respectfull requesting permission for 1 Unit to be a one bedroom on Site Manager's /maintenance apartment.

Proposed 1 bedroom apartment size = 615 SQ. FT.

PROJECT SUMMARY
TOTAL SITE AREA (217.1x300) 65,158.00       SQ. FT.

BUILDING COVERAGE OF THE LOT 12,900.00       SQ. FT. 19.80%

PARKING/PAVING COVERAGE OF LOT 26,160.00       SQ. FT. 40.15%

LANDSCAPE/OPEN SPACE PROVIDED  26,098.00       SQ. FT. 40.05%
NET
TOTAL 65,158.00       SQ. FT. 100.00%

LANDSCAPE/OPEN SPACE PROVIDED AS ABOVE 26,098.00       SQ. FT. 40.05%

PLAYGROUND REQUIRED 1,000.00          SQ. FT. 0.00%
PICNIC AREA REQUIRED 1,000.00          SQ. FT. 0.00%

BASKETBALL/ SPORTS COURT AMENITY PROVIDED 1,600.00          SQ. FT. 2.00%
CLUBHOUSE/EXCERSIZE ROOM AMENITY PROVIDED 2,550.00          SQ. FT. 4.25%
TRAIL PATH AMENITY PROVIDED 1,000.00          SQ. FT. 2.00%
TOTAL ADJUSTED LANDSCAPE/OPEN SPACE 48.30%

LANDSCAPE/OPEN SPACE REQUIRED 50.00%

ALLOWED UNITS/DENSITY PER ACRE 25.00    
TOTAL UNITS ALOWED IN 1.49 5ACRES 37.38    
UNITS TO BUILD 37.00    

PARKING STALLS REQUIRED (2/UNIT) 74.00    
PARKING STALLS PROVIDED (56 carports +27 open stalls) 83.00    

GUEST PARKING 9.00       

1/25 ADA 3.00       

NOTE FROM PAGE 3 OF RECREATIONAL FACILITY AND OPEN SPACE STANDARDS:
When a proposed recreational facility exceeds the required minimum square footage related any
of the above standards by 1.5, 2, 2.5,, atc. It may be counted as that number of facilities.

Required sq. ft. for community center = 1,200 sq. ft.

The combined club house /exercise room  facility  is 2,550 sq. ft.  1,275*2=2,550
It should be counted as  4.25% ^(2*1275*2/1200)/100

CALCULATION OF LANDSCAPE/OPEN SPACE

LANDSCAPE / OPEN SPACE CALCULATIONS
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 9 1 8
Applicant Name: Michael Anderson Request: Use Violation Approval
Description: 10 year provision (4-plex or triplex)
Location: 2275 E. Atkin Avenue. (2275-2281 E)
Zone: R-2-6.5 Residential Two-Family Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Staff Recommendation: Approval with Conditions

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

This application is requesting that the existing structure at 2275-2281 E. Atkin Avenue be declared a legal 
non-conforming 4-plex or triplex through special exception. The claim is that the property has been used 
as a 4-plex for at least 10 years so they would now like to have it officially recognized as such. The 
evidence is somewhat limited as to the continued use as a 4-plex, but seems to at least support the 
existance of a triplex for that period of time so the applicant would prefer to continue the existing use 
with 4 units, but would settle for a declaration of a triplex if a 4-plex cannot be justified. 
  
This application was originally heard by the Millcreek Township Planning Commission during the July 
2014 meeting. The request was at that time specific to the desire to have a 4-plex declared legal. The 
planning commission requested that some additional review be done by the building department to 
help aid the decision making and this item was continued to the August 2014 meeting. 
  
Since the July meeting, the applicant has submitted an updated application form clarifying the request 
for a declaration of either a 4-plex or triplex. Staff and the applicant have also worked with the building 
department in attempts to have inspections of the property completed and additional comment. The 
applicant was willing to pay permit fees that were required by the building department, but the building 
inspection team would not do an inspection without plans to accompany the request. The building 
department did emphasis the comments from the initial review and clarified that declared as either a 
triplex or 4-plex would fall into the same code requirements for building code and that because there are 
multiple means of addressing the building code costs vary greatly, but that there is always a way to meet 
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the requirements. 
  
Regarding the addition to the rear of the lot. It is not for the planning commission to determine if it needs 
to stay or go, that responsibility lies with staff and falls under a division director decision. The action 
being taken by the planning commission today is specific to the use on the property and whether or not 
the evidence is sufficient to substantiate the claim of an established use and whether the continuation of 
that use is appropriate. If needed the planning commission may place conditions on the use in order to 
continue. 
  
The pertinent ordinance and supporting information are included in this report.

1.2 Planning Commission Action

This item is on the agenda for a decision from the planning commission.

1.3 Neighborhood Response

As of the date of this report staff has not received any comment from the neighborhood.

2.0 ANALYSIS

2.1 Applicable Ordinances

19.88.140 Application to have a use violation declared legal through special exception. 
A. Whenever land or a structure is used in violation of this title, the owner may file an application with the 
planning commission to have the use declared legal through special exception. The planning 
commission may approve such an application only when the evidence establishes all of the following: 
 
1. The use exists on the property at the time of the application and has been in continuous violation of 
the zoning ordinance for a period exceeding ten years; 
 
2. No complaint has been made to the development services division concerning the violation for a 
period exceeding ten consecutive years during which the violation existed; 
 
3. Continuation of the use will not have a detrimental effect on the health, safety or welfare of persons or 
property in the vicinity. 
B. The planning commission may consider as evidence: 
 
1. Documents that are part of the public record, such as tax appraisals, utility records, aerial photographs, 
building permits, etc. 
 
2. Documentation from third parties, such as affidavits, photographs, etc. 
 
3. Documentation from current or past property owners, such as tax records, rental/lease agreements, 
appraisal records, etc. 
 
In approving an application hereunder, the planning commission may set any conditions it deems 
necessary for protection of adjacent properties or the public welfare including provisions limiting the 
period of time the use may continue. This section shall in no way be interpreted to permit the 
continuation of any violation which exists on the effective date of the ordinance codified in this section. 
Any person shall have the right to appeal to the board of adjustment a decision rendered by the planning 
commission pursuant to this section. Appellants shall follow the appeal procedures set forth in Section 
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19.92.050 of this title. (Ord. 1627 § 10 (part), 2008: Ord. 1473 (part), 2001: Ord. 1199 §§ 2, 3, 1992) 
 

2.2 Other Agency Recommendations or Requirements

Building Inspector: 

In order to change the building to a 4-plex or triplex, a building permit must be obtained and inspections 
need to be completed and finaled under that building permit process. 
  
Plans will be required to apply for the building permit showing dimensioned floor plans for all units to 
scale. 
Plans will need to show how building code compliance is going to be met for the building. 
  
Items to note (this may not be a complete list of issues) 
1. Four plex building as shown is regulated under the IBC, and not the IRC. Same for a triplex. 
2. IBC requires fire sprinkler system to be installed throughout all R occupancies. 
3. plans will need to detail how the required fire separations between units is going to be done to meet 
code requirement (or clarify how it is currently done) 
4. may be additional questions or items during the plan review process under the building permit 
process. 
  
Traffic: 

Parking in front of property parallel to street is part of right-of way and not off street parking. 

2.3 Other Issues

While there is evidence to support multiple units on the property for a period of at least 10 years the 
evidence provided is not concrete in supporting the claim of 4 units, only that there is more than 1.  
  
The evidence provided includes: 
- Abuilding permit from 1984 which states that the building was being converted from a SFD (single 
family dwelling) to a duplex. 
- An inspection report in 1986 for a power to panel inspection which is unclear if it is a new or upgraded 
meter, does state 1 meter. 
- MLS listing reports which states from 2013 that there are multiple residences. This evidence seems to 
demonstrate that there are 3 full baths and 3 full kitchens which may conclude up to 3 units. Listed in the 
report as residence 1 and residence 2. 
- The MLS Listing from 2003 states the property is being sold as a 4-plex and has the specifications for the 
4 separate units. This report does not indicate number of kitchens or bathrooms to support multiple 
dwellings as defined in Salt Lake County Ordinance. 
- Aerial photography that clearly shows the addition to the back of the property as far back as 2006, it is 
less clear in the 2004 image if the addition is there or not. 
  
Staff has also made attempts to find additional information to support the claim of a 4-plex. Current Salt 
Lake County Assessor data indicates the property is currently being assessed as a single family dwelling. 
The Assessor has also provided a record of assessment from 1994 for 2275 - 2281 E. Atkin. This does not 
indicate 2277 and/or 2279 East. Working with the Addressing department is is unclear when the other 
Addresses may have been added, but the 4 separate address are on record as approved addresses. A site 
visit has confirmed 4 mail boxes on site and multiple entries into the building, the site visit was unable to 
confirm nor deny multiple utility meters.  
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3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Use Violation Approval

with the following conditions:

1 ) Recommendation from Staff is the approval of a TRIPLEX

2 ) A building permit be obtained for the conversion of the structure to a triplex.

3.2 Reasons for Recommendation

1 ) The evidence seems to support the claim of the existence of a triplex for the period of at least 10 
years.

2 ) The only complaint on record for this property is not in relation to the use, but because a re-roof 
was started without a permit.

3 ) There is sufficient parking on site to support 3 units. and comply with ordinance.

3.3 Other Recommendations

Applicant shall work with staff regarding the nonconforming portion of the structure as it relates to 
setbacks along the north property line.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 4 9 6
Applicant Name: Mark Harris and Ken Keller Request: Zone Change
Description: Change from R-1-10 to R-M (single family to multi-family)
Location: 1717 E Murray Holladay Rd.
Zone: R-1-10 Residential Single-Family Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Not yet received 
Staff Recommendation: Approval

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

The application seeks to rezone 1.88 acres near the corner of Highland Drive and Murray Holladay Rd. The 
property is currently zoned for and occupied by a single family residence. Adjacent to the property on the 
east is the C-2 commercial zone with a retail shopping center. Adjacent to the south and west is the R-M 
zone which is the same as is being requested by the applicant. The property to the west is currently a 
residence with an office in back and to the north are storage units. 
  
The subject property is also noticeably near the Big Cottonwood Regional Park. The property is very deep 
and would likely be developed in conjunction with the property to the west as one project as attached to 
this report.

1.2 Neighborhood Response

Lyle, 
Pursuant to our discussion regarding the application of Mark Harris and Ken Keller to have the property at 
1717 East Murray-Holladay Road rezoned I am writing to express our support of their proposal. That 
property has been in the Jex family for 70 years and served their needs extremely well.  The family raised 
horses and alfalfa on the site, and that use is no longer appropriate. 
We fully support the proposal of Mr Harris and Mr Keller to develop the property that fits the current and 
future needs of the community. 
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Thanks for your assistance. 
Marv and Debra Jex Adamson 
2315 Scenic Drive 
Salt Lake City UT 84109 
 
1.3 Community Council Response

This item is scheduled to be heard by the Millcreek  Community Council on 8/5/2014.

2.0 ANALYSIS

2.1 General Plan
This property is located near 2 streets designated as corridors, so could be looked at as a node location 
according to the general plan though it is not right on the corner.  
  
The property is also indicated on the general plan map as a blue or stable property where limited 
amounts of change would be anticipated. (this section of the ordinance is included under the staff report 
for file 28944 also part of the August 2014 Millcreek Township Planning Commission agenda 
  
Based on the surrounding uses and the language in the general plan that speaks about compatibility, it 
would seem that a single family zone on one property surrounded by commercial and multi-family 
zoning would be more compatible if it were also a multi-family or commercial zone.

2.2 Existing Zoning and Land Use

Currently this site is occupied by a single family residence.  
Chapter 19.14 R-1-3, R-1-4, R-1-5, R-1-6, R-1-7, R-1-8, R-1-10, R-1-15, R-1-21, R-1-43 SINGLE-FAMILY 

RESIDENTIAL ZONES 

 The purpose of the R-1 zones is to establish single-family neighborhoods which provide persons who 
reside therein a comfortable, health, safe and pleasant environment.  

19.14.020 Permitted uses. 

Zone Permitted Uses  

All R-1 zones  --Accessory uses and buildings customarily incidental to a permitted use provided the total 
square footage of all accessory buildings does not exceed eight hundred square feet on lots under one-
half acre or one thousand two hundred square feet on lots one-half acre or larger;   

  --Agriculture; 
  --Home business, subject to Chapter 19.85; 
  --Home day care/preschool, subject to Section 19.04.293; 
  --Household pets; 
  --Residential facility for persons with a disability.  

R-1-6, R-1-7, R-1-8, R-1-10, R-1-15  --Single-family dwelling.  

19.14.030 Conditional uses. 

 Conditional uses in the R-1 zones are as follows: 

Zone Conditional Uses  

All R-1 zones  --Accessory uses and buildings customarily incidental to a conditional use. Any accessory 
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building or buildings where the total square footage exceeds eight hundred square feet on lots under 
one half-acre or one thousand two hundred square feet on lots one-half acre or larger;   

  --Cemetery; 
  --Day care/preschool center, subject to Section 19.76.260; 
  --Golf course; 
  --Home day care/preschool, subject to Section 19.04.293; 
  --Planned unit development; 
  --Private educational institutions having an academic curriculum similar to that ordinarily given in public 
schools;   
  --Private nonprofit recreational grounds and facilities;   
  --Public and quasi-public uses; 
  --Residential facility for elderly persons; 
  --Temporary buildings for uses incidental to construction work, which building must be removed upon 
the completion of the construction work. If such buildings are not removed within ninety days upon 
completion of construction work or thirty days after notice, the building will be removed by the county at 
the expense of the owner.   

R-1-6, R-1-7, R-1-8, R-1-10,  --Nursery and greenhouse, provided that there is no retail sales;  

R-1-15  --Pigeons, subject to health department regulations;  

  --Sportsman's kennel with a minimum lot area of one acre. 

19.14.055 Density. 

 The allowable density for planned unit developments shall be determined by the planning commission 
on a case by case basis, taking into account the following factors: recommendations of county and non-
county agencies; site constraints; compatibility with nearby land uses; and the provisions of the 
applicable general plan. Notwithstanding the above, the planning commission shall not approve a 
planned unit development with density higher than the following: 

R-1-10 4.0 units per acre  

19.14.060 Building height. 

 Except as otherwise specifically provided in this title no building or structure shall exceed the following 
height (see Section 19.04.095 (A) for definition of "height"):  

A. Main Buildings. 

1. Thirty feet on property where the slope of the original ground surface exceeds fifteen 
percent or the property is located in the hillside protection zone. The slope shall be 
determined using a line drawn from the highest point of elevation to the lowest point of 
elevation on the perimeter of a box which encircles the foundation line of the building or 
structure. Said box shall extend for a distance of fifteen feet or to the property line, 
whichever is less, around the foundation line of the building or structure. The elevation 
shall be determined using a certified topographic survey with a maximum contour interval 
of two feet.  

2. Thirty-five feet on properties other than those listed in number one of this subsection. 

3. No dwelling shall contain less than one story. 
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B. Accessory Buildings. 

1. No building which is accessory to a single-family dwelling shall exceed twenty feet in height. 
For each foot of height over fourteen feet, accessory buildings shall be set back from 
property lines an additional foot to allow a maximum height of twenty feet.  

19.14.070 Coverage of rear yards. 

 No accessory building or group of accessory buildings shall cover more than twenty-five percent of the 
rear yard. 

2.4 Other Issues

There is a private well that exists on the subject property. As part of the review of proposed development 
consideration for this would take place under the permitted or conditional use process. The current 
proposal for multi-family development would take place under a conditional use process.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Zone Change .

3.2 Reasons for Recommendation

1 ) Where the subject property is located near the corner of Murray Holladay Rd. and Highland Dr., also 
being surrounded entirely by more intense zoning and seeking to match that zoning the proposal 
appears to be in compliance with the Millcreek Township General Plan.

3.3 Other Considerations

Zoning conditions different from what is currently on the property may also be considered. 
  
19.90.060 Conditions to zoning map amendment. 
A. In order to provide more specific land use designations and land development suitability; to insure 
that proposed development is compatible with surrounding neighborhoods; and to provide notice to 
property owners of limitations and requirements for development of property, conditions may be 
attached to any zoning map amendment which limit or restrict the following: 
Uses; 
Dwelling unit density; 
Building square footage; 
Height of structures. 

B. A zoning map amendment attaching any of the conditions set forth in subsection A shall be 
designated ZC after the zoning classification on the zoning map and any such conditions shall be 
placed on record with the planning commission and recorded with the county recorder. 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wednesday, August 13, 2014 04:00 PM File No: 2 8 9 4 4
Applicant Name: Nathan Anderson Request: Zone Change
Description: R-M / zc to R-M (requesting removal of zoning condition)
Location: 1533 E. Murray Holladay Rd.
Zone: R-M Residential Multi-Family Any Zoning Conditions?         Yes ✔ No

Zoning Condition: Building height limited to 18 ft.
Planning Commission Rec: Not Yet Received
Community Council Rec: Not yet received 
Staff Recommendation: Approval

Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

This application is a request to eliminate the zoning condition currently on the property restricting the 
building height of any new development to 18 ft. 
  
The applicant hopes to be able to do a townhouse style development on the subject property. The 
zoning allows the use and density requested, but has made the concept infeasible due to the restriction 
on building height. 
  
The property is surrounded by parks and open space to the east and south. Immediately adjacent to the 
subject property are residents in the R-2-10 zone, most are single family homes, immediately to the west 
is a duplex. 
  
The R-M zone, were it not for the zoning condition (ZC), allows a building height of 75 ft. or 6 stories, 
whichever is less. *see zoning in section 2.2*.

1.2 Neighborhood Response

Received call from Nanci Shino at 1529 E. Murray Holladay Rd. 

- Happy to see something new at the subject property, but would prefer it not be so intense. Thinks a couple of 
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homes would be better fit than the 10 homes proposed.  

- Whatever the product would like to make sure a large fence is installed to ensure her privacy in her yard.

1.3 Community Council Response

Item is scheduled to be heard by the Millcreek Community Council on 8/5/2014.

2.0 ANALYSIS

2.1 General Plan
The general plan map has this property located in a blue (stable) area along a corridor (Murray Holladay 
Blvd.) Blue areas are in indication that only minor changes would occur over time and corridors indicate 
areas of varied use and increased potential for absorption of growth. See the definition of each in the 
general plan items included. 
  
In addition to the general plan map, a few notable sections of the Millcreek Township General Plan 
include the 'Housing' best practice and the 'Land-Use and Mobility' section. 
  
Housing Best Practice 
- Community should focus on identifying the needs of future population, as well as the future housing 
types that will best meet that need. 
- The housing inventory of the community should offer a spectrum of options and costs that are 
proportional to the makeup of its residents and employees and their ability to pay for housing.  
- The communities zoning should not aversely impact true market demands with unnecessary 
regulations and policies that do not reflect the true needs of the community. 
This section further points out that existing inventory (at the time of its adoption) is 14% townhomes and 
9% apartments along the Wasatch Front. Demand for 2020 is projected to be 26% townhomes and 14% 
apartments. 
  
Land-Use and Mobility 
This section seems to clearly indicate the ability to regulate development due to height restrictions, but 
in no place in the general plan are specific heights encouraged in certain areas. There are however 
several places in the ordinance that speak to compatibility of land-use and structures.

2.2 Existing Zoning and Land Use

Currently the property has a single family residence that has been converted for use as a daycare / 
preschool. 
  
 Chapter 19.44 R-M RESIDENTIAL ZONE 

 
19.44.010 Purpose of provisions. 

 The purpose of the R-M zone is to provide areas in the county for high-density residential development.  

 19.44.020 Permitted uses. 

 Permitted uses in the R-M zone include:  

 -- Agriculture; 
-- Home business, subject to Chapter 19.85; 
-- Home day care/preschool, subject to Section 19.04.293; 
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-- Household pets; 
-- Residential development, with a maximum number of two units per structure per lot; 
-- Residential facility for elderly persons.  

 19.44.030 Conditional uses. 

 Conditional uses in the R-M zone include:  

 -- Airport;  

 -- Apartments;  

 -- Apartments for elderly persons;  

 -- Banks;  

 -- Bed and breakfast homestay (provided it is located on a lot which has a minimum area of ten thousand 
square feet);  

 -- Bed and breakfast inn, which may include conference meeting rooms;  

 -- Boardinghouse;  

 -- Cemetery, mortuary, etc.;  

 -- Day care/preschool center;  

 -- Dwelling group.  

A. The development shall comply with the maximum allowable density for the R-M zone. 

B. The distance between the principal buildings shall be equal to the total side yards required in 
the zone; provided, however, that at the option of the developer the distance between the 
principal structures may be reduced to ten feet, provided that the difference between ten feet 
and the required side yards is maintained as permanently landscaped open space elsewhere on 
the site. The distance between principal buildings and the nearest perimeter lot line shall not be 
less than fifteen feet unless demonstrated by the development plan that the yard required for a 
principal building in the district in which it is located is more appropriate. The distance between 
the building and a public street shall be not less than the front yard required in the zoning district, 
except for corner lots the side yard which faces on a public street shall be not less than twenty 
feet.  

C. Access shall be provided by a private street or right-of-way from a public street; such private 
street or right-of-way shall not be less than twenty feet wide for one or two rear dwelling units, 
and not less than thirty feet wide for three or more dwelling units.  

D.  minimum of two parking spaces shall be provided for each dwelling unit. Parking spaces and 
vehicular maneuvering areas shall be designed to comply with county standards.  

E. Every dwelling in the dwelling group shall be within sixty feet of an access roadway or drive.  

F. The development plan shall provide landscaping as specified in Chapter 19.77 of this title. 
Solid visual barrier fences shall be provided along all property lines unless the planning 
commission approves otherwise by deleting or modifying the fence requirement.  

G. The development shall be approved by the development services director and the county fire 
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chief before final approval is given by the planning commission.  

 -- Electrolysis of hair;  

 -- Golf course;  

 -- Gymnastics, dance, dramatic, cosmetic, modeling and art studios for instructional purposes only;  

 -- Home day care/preschool, subject to Section 19.04.293;  

 -- Hospital;  

 -- Hotel;  

 -- Lodginghouse;  

 -- Massage (every massage technician shall be licensed by the state);  

 -- Medical, optical and dental laboratories, but not to include the manufacture of pharmaceutical or 
other products for general sale or distribution, and also not to include the use of animals;  

 -- Mobile home park;  

 -- Nursery and greenhouse, excluding retail sales;  

 -- Nursing home;  

 -- Office, business and/or professional;  

 -- Parking lot;  

 -- Pigeons, subject to health department regulations;  

 -- Planned unit development;  

 -- Private educational institutions having an academic curriculum similar to that ordinarily given in public 
schools;  

 -- Private nonprofit recreational grounds and facilities;  

 -- Public and quasi-public uses;  

 -- Rail transit mixed-use, provided it meets the following requirements:  

A. The planning commission shall determine the density based on the specific development 
proposal, site location and surrounding land uses.  

B. The property is located within one-quarter mile of a rail station. 

C. Buildings and impervious areas shall not cover more than eighty percent of the site. 

D. Office uses shall be allowed on the first and second floor of buildings fronting on a public 
street.  

E. Parking is not allowed between the building and the public street. 

F. The front yard setback shall be fifteen feet and the side and rear yards shall be twenty feet 
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minimum. Corner lots are deemed to have two front yards.  

G. The front yard setback is the build-to-line. At least fifty percent of the front elevation of the 
building must be built within ten feet of the build-to-line or as approved by the planning 
commission.  

H. The planning commission shall determine the amount of parking required based on projected 
transit usage and other guidelines found in Section 19.80.090, "Planning Commission Exceptions."  

I. All development in the rail transit mixed-use area shall conform to the Rail Transit Mixed-Use 
Development Guidelines adopted by the planning commission. The planning commission has the 
authority to modify or waive guidelines as necessary during development review.  

 -- Reception center and/or wedding chapel;  

 -- Residential development with any number of dwelling units per structure per lot, pursuant to Section 
19.44.040;  

 -- Shared parking;  

 -- Short-term rental provided:  

A. A full-time manager lives on the property. The full-time manager may be the owner of the 
property; and  

B. Except for the manager's dwelling unit, all of the dwelling units on the property, lot, planned 
unit development, or dwelling group shall be rental units, short-term or long-term.  

 -- Sportsman's kennel (minimum lot area one acre);  

 -- Tanning studio;  

 -- Temporary buildings for uses incidental to construction work, which buildings must be removed upon 
the completion or abandonment of the construction work. If such buildings are not removed within 
ninety days upon completion of construction and thirty days after notice, the buildings will be removed 
by the county at the expense of the owner;  

 -- Veterinary; provided, that: 
A. The operation is completely enclosed within an air-conditioned soundproofed building. The noise 
from the animals shall not be audible at the property line, 
B. There is no sale of merchandise on the premises, and 
C.            There is no overnight boarding of animals. 

19.44.040 Lot area. 

 The minimum lot area in the R-M zone shall be five thousand square feet for each one-family dwelling, 
with seven hundred fifty additional square feet for each additional dwelling unit in a dwelling structure 
having more than one dwelling unit. For group dwellings, the minimum lot area shall be not less than 
five thousand square feet for the first separate dwelling structure, with three thousand square feet for 
each additional separate dwelling structure, and with seven hundred fifty square feet additional for each 
additional dwelling unit in excess of one dwelling unit in each separate dwelling structure, not less than 
five thousand square feet for any other main building.  

19.44.050 Lot width. 

 The minimum width of any lot in the R-M zone shall be fifty feet, at a distance twenty-five feet back from 
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the front lot line.  

19.44.060 Front yard.  

 In the R-M zone, the minimum depth of the front yard for main buildings, and for private garages which 
have a minimum side yard of eight feet, shall be twenty-five feet or the average of the existing buildings 
where fifty percent or more of the frontage is developed, but in no case less than fifteen feet. Other 
private garages and all accessory buildings, other than private garages, shall be located at least six feet in 
the rear of the main building.  

19.44.070 Side yard. 

 In the R-M zone, the minimum side yard for any dwelling shall be eight feet, and the total width of the 
two required side yards shall be not less than eighteen feet. Other main buildings shall have a minimum 
side yard of twenty feet, and the total width of the two yards shall be not less than forty feet. The 
minimum side yard for a private garage shall be eight feet, except that private garages and other 
accessory buildings located in the rear and at least six feet away from the main building shall have a 
minimum side yard of not less than one foot, provided that no private garage or other accessory building 
shall be located closer than ten feet to a dwelling on an adjacent lot. On corner lots, the side yard which 
faces on a street, for both main and accessory buildings, shall be not less than twenty feet, or the average 
of existing buildings where fifty percent or more of the frontage is developed, but in no case less than 
fifteen feet, or be required to be more than twenty feet. Dwelling structures over thirty-five feet in height 
shall have one foot of additional side yard on each side of the building for each two feet such structure 
exceeds thirty-five feet in height.  

19.44.080 Rear yard. 

 In R-M zones, the minimum depth of the rear yard for any building shall be thirty feet, and for accessory 
buildings one foot; provided that, on corner lots which rear upon the side yard of another lot, accessory 
buildings shall be located not closer than ten feet to such side yard. 

19.44.090 Coverage restrictions. 

 No building or group of buildings in an R-M zone, with their accessory buildings, shall cover more than 
sixty percent of the area of the lot.   

19.44.100 Building height. 

A. No building or structure in an R-M zone shall contain more than six stories or exceed seventy-
five feet in height, and no dwelling structure shall contain less than one story.  

B. Accessory Buildings. 

1. No building which is accessory to a dwelling shall exceed twenty feet in height. For 
each foot of height over fourteen feet, accessory buildings shall be set back from property 
lines an additional foot to allow a maximum height of twenty feet.  

19.44.110 Density. 

 The allowable density for planned unit developments, multiple dwellings and dwelling groups shall be 
determined by the planning commission on a case by case basis, taking into account the following 
factors: recommendations of county and non-county agencies; site constraints; compatibility with nearby 
land uses; and the provisions of the applicable general plan. Notwithstanding the above, the planning 
commission shall not approve a planned unit development with density higher than the following: 
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Single-family dwellings 7.0 units per acre 
Two-family dwellings               12.0 units per acre  
Three-family dwellings 15.0 units per acre  
Four-family dwellings              18.0 units per acre  
Multi-family dwellings 25.0 units per acre*  
Rail transit mixed-use No maximum density  

* Where supported by the community general plan, and found by the planning commission to be 
compatible with land uses in the vicinity, multi-family residential development which incorporates 
innovations of design, amenities, and features, may be approved by the planning commission for higher 
densities than shown above, but shall in no case be higher than 32.0 units per acre. 

 

2.3 Other Agency Recommendations or Requirements 

Upon review with other agencies, it does not appear that the zoning condition restricting height at this 
location to 18 ft. was due to any geologic or technical issues that would necessitate this kind of height. 
Review specific to any proposed development on the site would be looked at under a separate 
application, likely a conditional use application if a project similar to the proposed is pursued.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Zone Change .

3.2 Reasons for Recommendation

1 ) Where the proposed zone would remain in place the allowed uses on the property remain the 
same. Additional building height to one degree or another would seem appropriate as a means of 
allowing additional growth and absorption at this location which in staff's opinion seems to comply 
with the Millcreek Township General Plan.

3.3 Other Considerations

Zoning conditions different from what is currently on the property may also be considered. 
  
19.90.060 Conditions to zoning map amendment. 
A. In order to provide more specific land use designations and land development suitability; to insure that
proposed development is compatible with surrounding neighborhoods; and to provide notice to 
property owners of limitations and requirements for development of property, conditions may be 
attached to any zoning map amendment which limit or restrict the following: 
  
1. Uses; 
2. Dwelling unit density; 
3. Building square footage; 
4. Height of structures. 
  
B. A zoning map amendment attaching any of the conditions set forth in subsection A shall be 
designated ZC after the zoning classification on the zoning map and any such conditions shall be placed 
on record with the planning commission and recorded with the county recorder.
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Core Concepts
1. The Official Map is intended to serve as a guide to areas of anticipated 

and desired stability or growth absorption.

2. The Official Map should be used in conjunction with the Best Practices 
and the Context sections of the General Plan when making planning 
decisions.

3. The colors shown on the Official Map indicate a range in the level of 
stability and intensity of and activity within the Township. 

4. The colors shown on the Official Map do not relate to any particular 
land use or zoning designation.

5. The Zoning Map, rather than the Official Map, should be used to make 
changes to specific land uses.

6. This Official Map format does not allow staff at the Planning and 
Development Services desk to suggest whether or not a proposed 
zone change will be approved. 

7. When making planning decisions:

a. Locate the proposed change on the Official Map.

b. Determine the anticipated level of stability and intensity 
of the area in which the proposed change occurs (Green, 
Blue, Yellow, Red, Corridor)

c. Determine if the proposed change would result in a level of 
change that is consistent with the Official Map.

d. Determine if the proposed change is consistent with 
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the relevant Best Practice(s) Core Concepts and Key 
Questions.

e. Determine whether or not to recommend or approve the 
proposed change.

Salt Lake County understands that population growth is inevitable 
along the Wasatch Front.  Statistics reveal that in the coming years, this 
metropolitan area will increase annually by the equivalent population of 
Murray City, at approximately 34,000 people.  Growth absorption is the 
only way to accommodate the population.  This Official Map illustrates a 
new approach that will help plan effectively to focus growth absportion in 
key areas while still maintaining open space and other valuable assets 
within the community. 

Utah State Code Titles 10 & 17 require all cities and counties to have a 
General Plan that includes a variety of topics, as well as an Official Map.  
This Official Map is often referenced, as it serves as one of the local 
government’s most useful tools in guiding future decision-making.  The 
State Code does not specify what the Official Map should contain, or how 
it should be used, but simply states that each General Plan should contain 
such a map.

Many communities have interpreted this requirement to mean that the 
General Plan must contain a map that identifies preferred future land 
uses for various parts of the city or county.  These maps closely resemble 
a zoning map, and have historically given landowners and government 
officials a sense for how land uses should transition over time, or remain as 
built.

While this form of an Official Map is widely used and familiar, it has some 
inherent challenges:

First, by identifying a specific land use on a map, making a change to 
an area becomes difficult.  These maps are often confused with zoning 
maps, and many people feel that a future land use map entitles them to 
a particular land use.  Property owners often purchase land speculatively 
because of an assumption that it will either be rezoned, or will remain as 
currently zoned.

A second challenge is that planning commissions and planning staff often 
rely too heavily on future land use maps, and use the map as a shortcut to 
more thoroughly examining and evaluating a proposed land use change or 
planning recommendation.
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Finally, planners and communities are beginning to experience challenges 
caused by the traditional (Euclidian) zoning practices that have dominated 
community planning for the last century.  Separating our communities 
into individual compartments of homogenous land uses has resulted 
in increased traffic congestion and accidents, poor air quality, an 
unsustainable  dependence on fossil fuels, increasing obesity and health 
problems, the erosion of a  “sense of community,”  loss of local businesses 
in favor of big box stores with highway access, and loss of open space and 
habitat.

The Official Map included with this plan essentially focuses on what degree 
of change residents can expect in the community.  This map simplifies the 
anticipated changes in the community, and requires that decision makers 
pursue more information about proposed changes.

The Offical Map uses just a few basic colors to categorize different areas of 
the community.  Map colors indicate specific areas’ ability to absorb growth 
as described by their “level of stability.”  

Level of Stability:  The level of stability anticipated within specific areas of 
the County, as represented on this Official Map, is measured in terms of 
the following:

Transitions in the intensity, diversity, and distribution of land uses,▪

Changes in the level of private or public investment,▪

Changes to the function or design of mobility networks.▪

Definitions
Green – A Green area is one that has very limited or no potential for 
the future absorption of growth.  Green areas will experience virtually 

no changes to land use or overall character over time.  The level of stability 
of Green areas is defined as follows:

1)  Very limited or no changes in land use may occur.  Overall, 
land uses in the area/corridor will exhibit little diversity and very 
low intensity, with the majority of the area being undeveloped.  
Changes will be limited to existing nonconforming uses, leaving the 
majority of the area/corridor undeveloped and unchanged.  

2)  Few improvements will occur, and will be limited to maintenance 
or improvement to pedestrian and recreational facilities (trails, 
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parking area resurfacing, signage, etc.).

3)  Mobility networks are limited to access and through roads, 
trails, and parking areas.  These areas are primarily visited by foot 
(including skis and snowshoes), bicycle, or horse, or traveled past 
by vehicle.  Public transit may exist on existing established routes.  

Blue – A Blue area is one that has limited potential for the 
absorption of growth, and is likely to experience only minor changes 

in overall character over time.  The level of stability of Blue areas is defined 
as follows:

1)  Subtle changes in land use may occur.  Overall, land uses in the 
area/corridor will exhibit less diversity and less intensity.  Changes 
will be limited to a small number of dispersed sites, leaving the 
majority of the area/corridor unchanged.  

2)  Improvements may occur which subtly alter the appearance, 
economics, or sustainability of the area/corridor.  Most 
improvements will consist of individual projects, and may not 
require coordination with parcels beyond their immediate vicinity.

3)  Mobility networks are less formalized and will remain largely 
as built, but minor changes may occur.  Public transit typically will 
have no dedicated right-of-way.  

Yellow – A Yellow area is one that has modest potential for the 
absorption of growth, and is likely to experience moderate change 

in overall character over time.  The level of stability of Yellow areas is 
defined as follows:

1)  Moderate changes in land uses will occur, and may represent 
reasonable changes to the typical land uses for the area/corridor.  
Changes may occur in clusters, while the land uses of the overall 
area/corridor will remain largely consistent.  Growth in these 
areas will begin to trend upward, allowing for a transition to more 
intensive land uses.

2)  Improvements are likely to occur which will moderately alter 
the appearance, economics, or sustainability of the area/corridor.  
Improvement will be coordinated, and will begin to create 
identifiable places.
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3)  Mobility networks will become more formalized and connectivity 
will become more critical to the success of the area/corridor.  
Public transit may have a dedicated right-of-way.  Consideration to 
connectivity and walkability will become increasingly important in 
these areas/corridors.

Red – A Red area is one that has obvious potential for the future 
absorption of growth, and is likely to experience significant change 

in overall area character over time.  The level of stability of Red areas is 
defined as follows:

1)  Major changes in land use will occur, and represent a significant 
diversion from the typical land uses in the area/corridor.  Growth in 
these areas will increase, significantly raising the intensity of land 
uses.  Changes in land uses may affect the majority of the area/
corridor, and are not limited to a specific cluster.  

2)  Improvements are likely to occur which will significantly alter 
the appearance, economics, or sustainability of the area/corridor.  
Improvements will have a theme, and will create a destination or 
attraction.  Development of this area will likely require consolidation 
of land and coordinated planning.

3)  Mobility networks will be redesigned and will include highly 
connected, formalized, and multi-modal facilities.  Public transit will 
have dedicated or fixed rights-of-way.  Walkability and connectivity 
are critical to the success of the area/corridor.

Corridor – A Corridor is a linear transportation route, including all 
parcels directly adjacent to the roadway.  Corridors may have 

diverse land uses and functions along their length.  Corridors typically 
experience change over time, responding to changing market conditions 
and new approaches to land use and transportation planning.  Because of 
their limited access and impact on adjacent land uses, corridors considered 
here do not include highways, rail corridors, or other high-speed limited 
access roads.

1)  Changes occur with some frequency along important corridors.  
Land uses at important nodes, usually where two major corridors 
intersect, will intensify and absorb significant growth in the 
community.  Focusing growth in centers along corridors can create 
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walkable neighborhood or town centers, thereby also reducing 
traffic demand along the corridor itself.

2)  Corridor capacity may change over time, thereby affecting 
adjacent land uses.  Roadway redesign may be recommended 
to increase capacity, either for transit improvement, automobile 
use, or other transportation modes.  Reducing capacity may be 
recommended on some corridors in order to reduce speeds where 
appropriate.

3)  Mobility is a key function of corridors.  Corridors will change 
over time to include more modes of transportation, improved transit 
service, capacity for safe use by cyclists, and improved pedestrian 
infrastructure.  Each corridor has the goal of becoming a “complete 
street,”  accommodating all modes of travel.
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MEETING MINUTE SUMMARY  

 MILLCREEK TOWNSHIP PLANNING COMMISSION MEETING 
 

Wednesday, June 11, 2014 4:00 p.m. 

 
Approximate meeting length:  23 minutes 
Number of public in attendance: 0 
Summary Prepared by:  Wendy Gurr 
Meeting Conducted by:  Commissioner Janson 

ATTENDANCE 

Commissioners and Staff:  
 
 
 
 
 
 
 
 
 
 

 
 
 

PUBLIC HEARINGS 

Hearings began at – 4:06 p.m. 

28791 – (Continued from 05/14/2014) - Colin Strasser is requesting Preliminary Plat Approval for a 4-
lot subdivision (configured as two standard lots and two flag lots) on two property 
parcels.  Location:  3176 and 3180 South, 2300 East.  Zone:  R-1-6 (Residential) Planner:  David J. 
Gellner, AICP 
 
Staff David Gellner advised the Applicant is not present and will not be ready until the July 16th meeting.  
 

PUBLIC PORTION OF MEETING OPENED 

No one from the Public was present to speak. 
 

PUBLIC PORTION OF MEETING CLOSED 

Motion: to continue Application #28791 to the July 16th meeting. 
Motion by: Commissioner Tillou 
2nd by: Commissioner LaMar 
Vote: unanimous in favor (of commissioners present) 

BUSINESS MEETING 

Meeting began at – 4:08 p.m. 

Planning Staff / DA Public 
Mtg 

Business 
Mtg 

Lyle Gibson x x 
Wendy Gurr x x 
Max Johnson  x 
David Gellner x x 

Chris Preston (DA)  x x 
Zach Shaw (DA)  x 

Commissioners Public 
Mtg 

Business 
Mtg Absent 

John Janson – Chair x x  
Pamela B. Juliano   x 
Andrew Gruber   x 

Jonathan Jemming (Alternate)   x 
Shawn LaMar x x  

Julia Tillou (Alternate) x x  
Tom Stephens – Vice Chair   x 

Geralyn Parker-Perkins x x  
Ann Ober   x 

*NOTE: Staff Reports referenced in this document can 
be found on the State and County websites, or from Salt 
Lake County Planning & Development Services.  
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1) Planning Commission Training by District Attorney’s Office. 
 
To be continued to another meeting, where all Commissioners can attend or notice another 
Planning Commission meeting they will be attending for training. A Poll will be issued for the 
Commissioners to participate. 
 

2) Approval of Minutes from the May 14, 2014 meeting 

Motion: to continue approval of the Minutes to the July 16, 2014 meeting. 
Motion by: Commissioner Tillou 
2nd by: Commissioner Perkins 
Vote: unanimous in favor (of commissioners present) 

3) Other Business Items (as needed) 
Staff Lyle Gibson advised the there is no update on Meadowbrook. The sidewalk request for proposal is in 
the final drafting stages. The District Attorney’s Office had drafted the Ordinance documents. Counsel 
Chris Preston confirmed they have been prepared and presented to Patrick Leary, Township Executive 
and are waiting for final approval with the Township Services Office. Staff Lyle Gibson advised the 
County applied for grant money and was awarded $50,000 for an extra resource. The proposal is from 
2300 East and 3300 South, Evergreen Town Center for a small area plan. The pieces need to come 
together before putting together a request for proposal, hopefully come through the public meetings. 
Commissioner Perkins said 2300 East and 3900 South, before you enter Holladay looks sad and 
embarrassing. Staff Lyle Gibson advised they are ready to go and budgeted with plans. She feels like it’s 
been heard about for 10 years.  

MEETING ADJOURNED  

Time Adjourned – 4:29 p.m. 
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