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COTTAGES AT MILLCR EEK PHASE 1:

FILE#S[D-26-008
3521 SOUTH 1300 EAST
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APPLICANT: BRAD RLYNOLDS CONSTRUCTION

PLANNER: BRAD SANDERSON




Request to Subdivide:

Proposal: Subdivide property into ten (10) individual residential lots, or five (5) duplex-style residential buildings
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Concept Renderings (Illustrative Only)
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Concept Renderings (Illustrative Only):
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Based on the findings and conclusions listed within the Staff Report, |
move that the Planning Commission approve file number SD-26-008,
as presented.

MOTION READY:

July 15, 2026



MILLCREEK COMMON EAST
MIXED USE

SITE PLAN & CONDITIONAL USE PERMIT
FILE# CUP-26-004
3210 SOUTH HIGHLAND DRIVE @eerox;

MILLCREEK STAFF: APPLICANT

PREPARED BY: BRAD SANDERSON
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Entitlement Process:

Development
Agreement

Subdivision
Amendment

General
Condominium Plat
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Site Plan &
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Proposal:

> Retail -

> Hotel -

> Residence -

» Parking
Structure -

11,300 sqft.

11 Rooms

25 Condos
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Ownership:

— Shared Public/Private Parking Structure

— Fine Arts, City Managed Restaurant & Retail
Hotel (Hyatt)

— Luxury Residential Condominiums
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Utility Plan -
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Landscape Plan

LAMDSCAPE SCHEDULE
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Level Basement — Storage & Condo Parking Level 1 — Retail & Parking
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Levels 2 thru 5 — Condo, Hotel & Shared Parking Level 6 — Condos, Hotel, & Amenity Deck
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Public Outreach:

An Open House for the Site Plan and
Conditional Use Permit was held July
7th 2026.
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Approval Criteria:

The Planning Commission shall consider the following
criteria in reviewing all conditional use applications:

The proposed conditional use shall comply with Millcreek
ordinances, Federal, and State Statutes, as applicable to the
use and to the site where the conditional use will be located;
and

The Land Use Authority shall approve a Conditional Use Permit
if reasonable conditions are proposed, or can be imposed, to
mitigate the reasonably anticipated detrimental effects of the
proposed use.

(see Staff Report Findings and Conclusions)
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Based on the findings and conclusions listed within the Staff Report, |
move that the Planning Commission approve file number CUP-26-
004, as presented.

MOTION READY:
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July 15, 2026
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Project Details

The property is
located at 4244 S
State Street. The
subject property
can be seenin the
red on this map of
Millcreek.
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Project Details

The property is located at 4244 S State Street. The
site is approximately .97 acres and is currently
zoned as Manufacturing (M). The site is bounded
by State Street, an auto body shop and thrift store
to the south, residential uses to the west in
Murray, and a bar/restaurant use to the north.

Currently the property has an auto body shop on
site that has been in operation for decades. The
applicant is applying for a Mixed Development
(MD) zone to accommodate a mixed use,
affordable housing project that will consist of 115
units and two commercial spaces along State
Street.
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Project Details

Affordable housing developments in
the MD zone are a permitted use. The
proposal seeks to build an 85-foot tall,
115-unit structure with three stories of
parking below five stories of residential
apartments. Two commercial spaces
fronting along State Street are also part
of the site design.

A zoning map can be seen to the right.
The subject parcel is along the border
of Millcreek and Murray City with
Murrays Fireclay neighborhood being
immediately west of the site.
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Project Details

The proposed site plan can be
seen here.

This site plan is conceptual and
will need more detail before any
building permits are issued. If a
rezone is approved, the applicant
will apply for a site plan review
with staff to ensure the project
meets all local and state codes. A
full landscape plan, civil plans,
architectural plans, and other
final plans will need to be drawn
up and submitted and reviewed
by staff before the project can be
built.

Fevencency Fre
|| DEPARTHENT
ACCESS GATE | %

E

5 STORY APARTMENT

STRUCTURE OVER 2 LEVELS
OF PARKING

ABOVE
PARKING

FIRE LANE SIGNS:
Fire apparatus access
roads shall be markad
with parmanent NO
PARKINGFIRE LANE
signs complying with
Figure D1 03.6. Signs
shall have a minimum
dimansion of 12 inches
wide by 18 inches high
and have red letters on a
white reflective
background.




Project Details

------

The proposed first floor plan can be seen here. The project !—"—"—"—""'9 ------------ ﬁ—--ﬂ;;;—--—
aims to build 159 parking stalls across three floors of the |
proposed internal parking structure. i

] s
] COMMERCIAL I o
SPACE 1 S
w 1
b
] 0

ELEV. COMMERCIAL
SPACE 2
[

Parking ratios for affordable housing in the MD zone are |
broken down below: |

OFFICE/ LOBBY
AND LOUNGE

ARRARRRN

22 5TA LII.S

 0.75 spaces per 1-bedroom unit — 93 units proposed |
e 1 space per 2-bedroom unit — 22 units proposed i
e 0.25 spaces per unit for guest parking — 115 total units |
e 1 space per 150 sf of commercial space — 2,091 sf |

proposed |

IRNARRRANE

In total this comes to a requirement of 134 spaces for the |

proposed project. L e ] m
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Project Details

Any new building in
the MD zone must
adhere to the design
standards found in
the Millcreek zoning
code. The proposed
building and
renderings
submitted to the city
meet Millcreeks
design standard
requirements. Final
building elevations
will be reviewed for
compliance before
any building permits
can be issued.
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Project Details

The proposal seeks to be 100% affordable housing
aimed at residents in the 60% - 80% AMI range for
Salt Lake County. The applicant is seeking Low
Income Housing Tax Credits (LIHTC) to achieve this
affordability benchmark. The Utah Housing
Corporation has met with the applicant and put
forward a positive recommendation to rezone the
land so that LIHTC funds can be applied for.

2479 5. Lake Park Blvd, West Valley City, UT 84120

www.utahhousingcorp.org
HBAngING P: 801.902.8200

N

May 1, 2026

Francis Xavier Lilly, AICP
Planning & Zoning Director
1330 East Chambers Ave,
Millcreek, UT 84106

RE: PROPOSED STONEBROOK AFFORDABLE APARTMENTS
Dear Mr. Lilly,

We have met with Tyler Brady and discussed his proposed Stonebrook affordable apartment project in
Millcreek, Utah. Utah Housing Corporation is supportive of the proposed affordable multifamily project and
would encourage Millcreek City to re-zone the property located at 4244 South State Street so that the owner
may submit an application for Low Income Housing Tax Credits for Stonebrook Affordable Apartmentsin a
future round.

Sincerely,
Anna Sullivan
Housing Credit Allocation Manager

Multifamily Finance & Development
Utah Housing Corporation
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Project Details

Due to the scale of the project, a traffic study was
commissioned for this application to ensure that any
negative externalities created by this development could
be mitigated where reasonable. The traffic study only
had two main recommendations. These are listed below:

* Additional striping on State Street for a left turn lane
into the development. This is something that would
have to be approved and likely carried out by UDOT as
State Street is a state managed highway.

e Aleft turn pocket on the site to allow for vehicles to
exit the site without creating a blockage of cars into
the development.

More details on the traffic impact study can be found in
the accompanying staff report.




General Plan

When looking to rezone properties, staff |
reference the Millcreek Together General Plan §
to see if the proposed rezone meets the goals
and strategies found within the plan.

The future land use map laid out in the
General Plan shows recommended land uses
as development happens within the city.

bl
bt
e
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-----------------------

The future land use map for this area shows
the parcels as ‘Meadowbrook Center’ which  [§]
defines one of the primary uses in the areaas §
multifamily condominiums or apartments. '
The proposed rezone to Mixed Development
on this parcel fits the use on the future land
use map as the MD zone can only be used in
the Meadowbrook area of Millcreek.
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General Plan

The Millcreek Together General Plan has subchapters that describe specific goals and strategies Millcreek
should pursue to further goals such as vibrant gather spaces and unigue neighborhoods. The proposed rezone
does meets some of these goals and strategies as laid out below:

MEADOWBROOK. GOAL GP-6: Continue to grow and support the Meadowbrook/Main Street Urban Center.

Strategy 6.1: Continue to develop new transit oriented development (TOD) and mixed use supportive
base zoning and/or overlays to support the continued development and redevelopment of key corridors
and centers.

The proposed development is roughly 7 mile from the Murray North Trax station, about a 7-minute walk. State
Street is also a key corridor in Millcreek making this development well located to meet some of the goals laid

out for the Meadowbrook area of Millcreek.
LETN.
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Master Plan

Besides the Millcreek General Plan, the Meadowbrook A 2
area is discussed in other area plans, specifically the — e T RT3
Murray North Station Area Plan (MNSAP) which looks to WAl

enhance walkability near the Murray North Trax station, ¢ (| ¥ = | EES1 NS5 o)
add more affordable housing to the area, and create a
diverse mix of uses in the area.

This proposed development is not part of the ‘core area’
outlined in the MNSAP but is within the study area of the
plan and meets many of the goals and objectives found
within the plan. An image of the study area can be found
to the right with the subject property highlighted in red.
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Development Agreement

Like many rezones, this application is accompanied by a development agreement that outlines the layout of the
site and uses for the site. The draft development agreement outlines the site plan shown in this presentation as
well as proposed elevations and a limitation that the project will be an affordable housing development.

Development agreements run with the land meaning if the applicant chooses to sell the property to a separate
developer, they will be beholden to the specifics laid out in this development agreement unless they seek a
development agreement amendment through the City Council which is a discretionary application.
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Neighborhood Meeting, Open House, and Notices

The applicant held a neighborhood meeting as required by code in Fall of 2025. Only one resident attended the
meeting and discussed the project with the applicant. They did not have any concerns at the time.

On the July 7" Planning Open House meeting, no residents attended to discuss the project, however, a

Millcreek Community Council member and staff talked with the applicants representative about the project,
history, and neighborhood.

Staff received no phone calls or emails regarding this application.
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Process

Rezone / Development Agreement

We are currently in the rezone step of this application. For the rezone to be granted, City Council must make a
decision and choose whether or not to adopt the accompanying development agreement. This part of the
process is discretionary, and City Council is informed by the recommendation of Planning Commission, staff,
and residents.

Site Plan Process

If the rezone is approved, the applicant will have to apply for a site plan application to build the proposed
development in accordance with the details outlined in the Development Agreement. Site plan applications are
reviewed by Millcreek staff on an administrative basis, meaning once the plans meet all the standards found in
local and state code, as well as what is outlined in the development agreement, the applicant can proceed to

file building permits.
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Findings & Conclusions

Findings

The property is currently zoned (M)
Manufacturing,

The current use of the property is commercial for
an auto body shop,

The future land use map designates this area as
‘Meadowbrook Center’,

The applicant is seeking to build an affordable
housing development,

The proposed plans call for 159 total parking
stalls,

A development agreement has been entered into
for this project.

Conclusions

The applicant is seeking an MD (Mixed
Development) zoning designation,

An MD designation permits residential housing
development,

The MD zone is only allowed with the
Meadowbrook Center area of Millcreek,

The MD zone permits affordable housing and the
Utah Housing Corporation supports affordable
housing in this area,

The minimum required parking for this project is
134 spaces for commercial businesses, residents,
and guest parking,

Millcreek and the applicant will draft and adopt a

development agreement for this project. f\
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Statf Recommendation & Model Motion

Staff Recommendation

Planning staff have reviewed this application and has found it to be in compliance with local zoning codes and
ordinances if the rezone is approved. The applicant has worked with the Planning Department to ensure the
proposal meets standards found in the zoning code and engineering codes. Staff recommends discussing this

proposal at the Planning Commission hearing and asking questions to staff and the applicant about the project
and other details of the proposal.

Model Motion

| move that the Planning Commission forward a positive recommendation to the Millcreek City Council
application, file number (ZM-26-003), based on the findings and conclusions found in the staff report.
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Project Details

The property is
located at 1100 E
3950S. The
subject property =7
can be seen in the S
red on this map of
Millcreek.
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Project Details

The property is located at 1059 E 3950 S &
1100 E 3946 S. The site is approximately .94
acres and is currently zoned as Residential
Mixed (RM) and R-2-8. The site is bounded
by 1100 E, 3950 S, residential uses to the
west, and office uses to the north.

Currently the property has a single house at
1059 E 3950 S and the neighboring parcel at
1100 E 3946 S is vacant. 1100 E 3946 S use to
be two parcels that together had 3
residential buildings that totaled 4 units.
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In 2025 St. Marks applied for and received
site plan approval for an office on 1100 E
3946 S with an oversized parking lot,
however, this use has not been built.




Project Details

The applicant is requesting a rezone to
the Commercial (C) zone to build a
parking lot. This is a conditional use in the
C zone.
Residential Mixed (RM)
The proposal seeks to construct a parking
lot for St. Marks employees to alleviate
parking constraints on the St. Marks > -

campus. | .L .
| f | ! .
' Two-Household Ret idential {Riz-ﬂ}
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A map of the current zoning can be seen Do LL b
to the right. The subject parcels span both B st S E=ere——
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Project Details

A proposed site plan for
the parking lot can be
seen on the right.

1100 EAST

The proposed lot includes
a masonry wall on the
northern boundary to
reduce noise pollution,
one drive access off of

1100 E, and a landscape | J |
u.,.wwmmwﬁﬁﬁ'“-wwﬁ E‘HH‘%EM- ME%EF
buffer along 3950 S and

the residential property
immediately west of this
site.




General Plan

When looking to rezone properties, staff
reference the Millcreek Together General
Plan to see if the proposed rezone meets the
goals and strategies found within the plan.

The future land use map laid out in the
General Plan shows recommended land uses
as development happens within the city.

The future land use map for this area shows
the parcels as ‘Neighborhood 1’ which
defines primary uses in the area as single-
family homes. The proposed rezone to
commercial on these parcels does not fit the
future land use map.




General Plan

The Millcreek Together General Plan has subchapters that describe specific goals and strategies Millcreek
should pursue to further goals such as economic resilience. The proposed rezone does meets some of these
goals and strategies as laid out below:

BUSINESS CULTURE. GOAL E-2: Cultivate a business culture that allows existing establishments to grow in
place, draws new firms to Millcreek and encourages more homegrown enterprises.

Strategy 2.2: Support the establishment and expansion of commercial businesses that produce goods
locally, increase local spending and provide needed goods and services to local residents and businesses in
Millcreek

Strategy 2.5: Support efforts to attract, expand and retain large, medium and small businesses that offer
high quality jobs, generate local tax revenue and/or provide needed goods or services to residents.

St. Marks is Millcreeks largest employer and provides healthcare services for residents of Millcreek and the
surrounding area. St. Marks is an important partner for Millcreek economically and as an employer. ﬁ 0\
Ensuring the long-term viability of St. Marks to stay and grow in Millcreek is imperative for the city. MILLCEK
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Neighborhood Meeting

In April, St. Marks hosted a neighborhood meeting as required by the Millcreek during any rezone process. The
meeting was well attended with over a dozen nearby residents attending and voicing concerns about the
proposal. A full breakdown of the neighborhood meeting can be found in the staff report. The main concerns
brought up by residents are listed below:

* Increased traffic on 3950 S, especially with a drive access onto 3950 S

* Increased parking pressure along 3950 S

* Increases in noise since the demolition of the existing houses on the site
* Further encroachment by St. Marks into the future

* Property values of the area after the parking lot is completed

e Construction timeline

* Onsite security and safety

* Onsite lighting and light bleeding out of the site, especially at night

» Safety of residents and their children with the increased traffic

» Safety of residents and parking lot users when crossing 1100 E

™
Since this meeting staff have worked with St. Marks to best address these concerns and come to a m
design that mitigates as many of these concerns as possible. MILLCREEK
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Development Agreement

Like most rezones, this application is accompanied by a development agreement that outlines the layout of the
site and a few separate improvements to the site and area that would not otherwise be required in the C zone.
The development agreement lays out these following site specifics:

* Main vehicular access off of 1100 E instead of 3950 S

 Added masonry wall along the northern property line to reduce noise pollution from 3900 S
* Increased tree and landscape density along the southern border of the site

* New crosswalk to be installed at the intersection of 1100 E and 3950 S

These specifics come from info gathered during the neighborhood meeting and traffic study for the site.

It is worth noting that development agreements do have expiration dates meaning that in the future if St.

Marks wishes to develop the site, or sell it, a new property owner can develop the site in line with the

standards found in the C zone. To reduce the potential of a development that is out of character with the
neighborhood in the future, staff is considering adding a zone condition that would limit the site to solely
parking lot usage. This would require any future development on the site to first have to go through m
a rezone process to remove the zone condition, which is ultimately a discretionary decision made A7
by the City Council.
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Planning Open House / Notices

The applicant attended the regularly scheduled planning open house on July 7t". No residents showed up to

discuss the project, however, two members of the Millcreek Community Council attended and asked questions
of the applicants.

Notices were sent out on June 23 to all residents within 600 feet of the subject parcels and posted on

property. Staff have only received one phone call about the project, mainly about how many properties were
being proposed for rezoning with this application.
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Process

Rezone / Development Agreement

We are currently in the rezone step of this application. For the rezone to be granted, City Council must make a
decision and choose whether or not to adopt the accompanying development agreement. This part of the
process is discretionary, and City Council is informed by the recommendation of Planning Commission, staff,
and residents.

Conditional Use Process

If the rezone is approved, the applicant will have to apply for a conditional use application to build the
proposed parking lot in accordance with the details outlined in the Development Agreement. Conditional use
permits are granted by the Planning Commission on an administrative basis, meaning the conditional use
permit must be granted if the applicant can show that their proposal will not create any new detrimental
effects to the city and neighborhood that cannot be reasonably mitigated. If the applicant is granted a

conditional use permit, they may begin pulling the necessary permits required for construction.
KN
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Findings & Conclusions

Findings Conclusions

e 1059 E 3950 S is currently zoned R-2-8, * Both properties are seeking a Commercial zoning

* 3946 S 1100 E is currently zoned RM, designation,

* Both properties are designated as ‘Neighborhood ¢ The future land use map does not support a
1’ on the future land use map, commercial zoning designation at this location,

A development agreement has been entered into ¢ The development agreement outlines the site
between St. Marks and Millcreek, layout and use,

* A commercial parking lot is being proposed for  Commercial parking lots are permitted in the
the properties, Commercial zone,

* A traffic impact study was commissioned for this ¢ The traffic impact study recommended one access
project. off 1100 E and a crosswalk at 3950 S 1100 E.
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Statf Recommendation & Model Motion

Staff Recommendation

Planning staff have reviewed this application and has found it to be in compliance with local zoning codes and
ordinances if the rezone is approved. St. Marks has worked with the Planning Department to implement
changes to the project to reflect concerns of staff and neighbors. Staff recommends discussing whether a zone
condition limiting the use of the property to a commercial parking lot would be warranted in this case to
ensure that a more intensive commercial use cannot occupy this site in the future without going through a
legislative process first.

Model Motion

| move that the Planning Commission forward a positive recommendation to the Millcreek City Council
application, file number (ZM-26-009), based on the findings and conclusions found in the staff report.
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