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Millcreek Township Planning Commission 
Public Meeting Agenda 

Wednesday, November 18, 2015 4:00 P.M. 
**AMENDED** 

Location  
SALT LAKE COUNTY GOVERNMENT CENTER 
2001 SOUTH STATE STREET, ROOM N1-100 
NORTH BUILDING, MAIN FLOOR 
 (385) 468-6700 

 

PUBLIC MEETING 

 

Administrative 

 

29451 – (Continued from 10/14/2015) - Nathan Anderson requests conditional use approval and 

preliminary plat approval for the proposed 30 lot East Millcreek Lofts PUD. Location: 1401 

East 3900 South. Zone: R-M. Community Council:  Millcreek. Planner: Todd A. Draper 

 

29540 – Pete Simmons on behalf of the Granite Board of Education requests conditional use 

approval for the installation of a wireless telecommunications facility. Location: 3540 East 

Oakview Drive. Zone: R-1-10. Community Council: Mount Olympus. Planner: Todd A. 

Draper 

 

29403– Bryan Baggaley  – Requesting preliminary plat approval for the proposed 2-lot 

Lambourne Estates subdivision.  Includes request for an Option C setback exception from the 

Residential Compatibility Overlay Zone (RCOZ). Location: 2258 East Lambourne Ave. Zone: 

R-1-8. Community Council: Canyon Rim. Planner: Todd A. Draper 

 

UPON REQUEST, WITH 5 WORKING DAYS NOTICE, REASONABLE ACCOMMODATIONS FOR QUALIFIED 
INDIVIDUALS MAY BE PROVIDED. PLEASE CONTACT WENDY GURR AT 385-468-6707.  
TTY USERS SHOULD CALL 711. 

The Planning Commission Public Meeting is a public forum where, depending on the agenda item, 
the Planning Commission may receive 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, which may include: approval, approval with conditions, denial, continuance or 
recommendation to other bodies as applicable. 
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29657 – Mark McGill is requesting approval of an RCOZ Option C exception to side yard 

setbacks for a proposed rebuild and expansion of an existing single family dwelling.  Location: 

3657 East Pax Circle. Zone: R-1-8 (Single Family Residential). Community Council: Mt. 

Olympus. Planner: Jeff Miller  

Legislative 

 

29747 – Jeff Schindewolf is requesting a rezone from C-1 (Commercial Zone) to C-2 

(Commercial Zone). Location: 836 East 4500 South. Community Council: Millcreek. Planner: 

Jeff Miller  

29686 – Colin Strasser is requesting approval for a rezone from R-1-8 to R-1-6. The parcel is 0.4 

acres. Location: 1893 East 3900 South. Community Council: East Millcreek. Planner:  

Spencer Hymas 

 

29748 – Amend Chapter 19.18 of the Salt Lake County Zoning Ordinance – Planned Unit 

Developments (PUD).  Presenter:  Max Johnson 

 

BUSINESS MEETING 

 

1) Approval of Minutes from the August 12, September 16, and October 14, 2015 meetings. 

2) Ordinance Issues from today’s meeting 

3) Other Business Items (as needed) 

4) Introduction to the updated FCOZ and Mountain Resort Zone. 

5) Introduction of Millcreek Town Center Development Plan (2300 East 3300 South). 

6) C-1, C-2, R-M Draft Ordinance – Discussion 

 

ADJOURN  

 



 
  
  

 

PUD Subdivision Summary and Recommendation 
 

Public Body: Millcreek Township Planning Commission Meeting Date: October 14, 2015 
Parcel ID: 16-33-306-021 and 16-33-306-022 Current Zone:  RM   
Property Address: 1401 – 1431 East 3900 South  
Request: 30 Units - PUD Subdivision 
 
Community Council: Millcreek Township: Millcreek 
Planner: Todd A. Draper 
Community Council Recommendation: Approval 
Planning Staff Recommendation: Approval with Conditions 
Applicant Name: Nathan Anderson 
 
 
 
 

This Item was continued from the October 14, 2015 
Millcreek Township Agenda to this November 18, 2015 

Agenda in order to allow the applicant additional time to 
update the proposed plans and address issues and 

concerns with the project. As a result of the shorter than 
typical time frame for resubmittal and review, it will be 

necessary for the staff report and analysis to be provided 
to the planning commission directly at the meeting. The 
attached plans and drawings constitute the most recent 

revisions and submittals for the project.  

File # 29451 



29451
Zoning Map

Fri Oct 2 2015 12:29:43 PM.



29451
Aerial Map

Fri Oct 2 2015 12:31:15 PM.
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MILLBROOK LOFTS, P.U.D.

LEGEND

BOUNDARY LINE

ADJACENT PROPERTY

STREET CENTERLINE EXISTING

EASEMENT

LOT LINE

SETBACK LINE

RIGHT OF WAY

SET 24" x 5/8"  REBAR WITH

PLASTIC CAP MARKED

"BENCHMARK ENG."

SECTION CORNER (FOUND)

SURVEYOR'S CERTIFICATE

I, KAGAN M. DIXON, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD
CERTIFICATE NO. 9061091 AS PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. I FURTHER CERTIFY
THAT BY AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT
AND DESCRIBED BELOW, A RECORD OF SURVEY PREPARED BY BENCHMARK ENGINEERING AND LAND
SURVEYING, LLC. HAS BEEN FILED AT THE SALT LAKE COUNTY SURVEYOR'S OFFICE, AND HAVE SUBDIVIDED
SAID TRACT OF LAND INTO LOTS AND STREETS HEREAFTER TO BE KNOWN AS:

KNOW ALL MEN BY THESE PRESENTS THAT________________, THE________________UNDERSIGNED OWNER( )
OF THE ABOVE DESCRIBED TRACT OF LAND, HAVING CAUSED SAME TO BE SUBDIVIDED INTO LOTS AND
STREETS TO BE HEREAFTER KNOWN AS THE

COMMISSION NUMBER:      __________________

ON THE_____DAY OF __________A.D., 20___, PERSONALLY APPEARED BEFORE ME, THE UNDERSIGNED
NOTARY PUBLIC, IN AND FOR SAID COUNTY OF SALT LAKE IN SAID STATE OF UTAH, THE SIGNER(  ) OF THE
ABOVE OWNER'S DEDICATION, ______IN NUMBER, WHO DULY ACKNOWLEDGED TO ME
THAT____________________ SIGNED IT FREELY AND VOLUNTARILY AND FOR THE USES AND PURPOSES
THEREIN MENTIONED.

DO HEREBY DEDICATE FOR PERPETUAL USE OF THE PUBLIC ALL PARCELS OF LAND SHOWN ON THIS PLAT AS
INTENDED FOR PUBLIC USE.  IN WITNESS WHEREBY _______________________  HAVE HEREUNTO SET
______________________THIS _____________DAY OF_________A.D., 20___.

BOUNDARY DESCRIPTION

OWNER'S DEDICATION

ACKNOWLEDGMENT

County of Salt Lake
STATE OF UTAH S.S.

PRINTED NAME

9130 SOUTH STATE STREET SUITE # 100 
 SANDY, UTAH 84070  (801) 542-7192

www.benchmarkcivil.com 

BENCHMARK
ENGINEERING &

LAND SURVEYING

1507112sp.dwg

DATE: 07/21/2011

LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33,, TOWNSHIP 1

SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN

DY

H FIRE HYDRANT

VICINITY MAP
NTS

PRIVATE STREET

NOTARY PUBLIC (SIGNATURE)
A NOTARY PUBLIC COMMISSIONED IN UTAH

MY COMMISSION EXPIRES: __________________

LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33

TOWNSHIP 1 SOUTH, RANGE 1 EAST,

SALT LAKE BASE AND MERIDIAN

MAGNA CITY, SALT LAKE COUNTY, UTAH

APRIL, 2015

BEGINNING AT A POINT ON THE NORTHERLY RIGHT-OF-WAY LINE OF 3900 SOUTH
STREET, SAID POINT ALSO BEING ON THE EASTERLY BOUNDARY LINE OF LOBB
SUBDIVISION AS FOUND ON FILE IN THE OFFICE OF SALT LAKE COUNTY RECORDER, IN
BOOK 2005P AT PAGE 352, SAID POINT BEING NORTH 89°48'18" EAST 793.31 FEET
ALONG CENTERLINE AND NORTH 38.74 FEET FROM THE CENTERLINE MONUMENT IN
THE INTERSECTION OF 3900 SOUTH STREET, AND 1300 EAST STREET AND RUNNING;
THENCE NORTH 163.99 FEET ALONG THE EASTERLY LINE OF THE SAID LOBB
SUBDIVISION; THENCE SOUTH 89°48'00" WEST 0.58 FEET ALONG THE NORTHERLY LINE
OF THE SAID LOBB SUBDIVISION TO A POINT ON THE EASTERLY LINE OF RANCHO VILLA
NO. 4 AS FOUND ON FILE IN THE OFFICE OF THE SALT LAKE COUNTY RECORDERS, IN
BOOK EE AT PAGE 52; THENCE NORTH 11.30 FEET ALONG EASTERLY LINE OF THE SAID
RANCHO VILLA NO. 4 TO A POINT ON THE SOUTHERLY LINE OF RANCHO VILLA NO. 5 AS
FOUND IN THE OFFICE OF THE SALT LAKE COUNTY RECORDERS, IN BOOK II PAGE 50 ;
THENCE SOUTH 89°30'00" EAST 189.43 FEET ALONG THE SOUTHERLY LINE OF THE SAID
RANCHO VILLA NO. 5; THENCE NORTH 89°47'38" EAST 95.78 FEET ALONG THE
SOUTHERLY LINE OF THE SAID RANCHO VILLA NO. 5; THENCE NORTH 00°00'04" EAST
53.96 FEET; THENCE NORTH 89°48'00" EAST 85.71 FEET; THENCE SOUTH 227.16 FEET TO
A POINT ON THE NORTHERLY RIGHT-OF-WAY LINE OF SIAD 3900 SOUTH STREET;
THENCE SOUTH 89°47'36" WEST 370.33 FEET ALONG SAID RIGHT-OF-WAY LINE  TO THE
POINT OF BEGINNING.

AREA CONTAINS: 68,972 SQUARE FEET, MORE OR LESS
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EAST MILLCREEK LOFTS, P.U.D.

KNOW ALL MEN BY THESE PRESENTS THAT________________, THE________________UNDERSIGNED OWNER( )
OF THE ABOVE DESCRIBED TRACT OF LAND, HAVING CAUSED SAME TO BE SUBDIVIDED INTO LOTS AND
STREETS TO BE HEREAFTER KNOWN AS THE

COMMISSION NUMBER:      __________________

ON THE_____DAY OF __________A.D., 20___, PERSONALLY APPEARED BEFORE ME, THE UNDERSIGNED
NOTARY PUBLIC, IN AND FOR SAID COUNTY OF SALT LAKE IN SAID STATE OF UTAH, THE SIGNER(  ) OF THE
ABOVE OWNER'S DEDICATION, ______IN NUMBER, WHO DULY ACKNOWLEDGED TO ME
THAT____________________ SIGNED IT FREELY AND VOLUNTARILY AND FOR THE USES AND PURPOSES
THEREIN MENTIONED.

DO HEREBY DEDICATE FOR PERPETUAL USE OF THE PUBLIC ALL PARCELS OF LAND SHOWN ON THIS PLAT AS
INTENDED FOR PUBLIC USE.  IN WITNESS WHEREBY _______________________  HAVE HEREUNTO SET
______________________THIS _____________DAY OF_________A.D., 20___.

OWNER'S DEDICATION

ACKNOWLEDGMENT

County of Salt Lake
STATE OF UTAH S.S.

PRINTED NAME

9130 SOUTH STATE STREET SUITE # 100 
 SANDY, UTAH 84070  (801) 542-7192

www.benchmarkcivil.com 

BENCHMARK
ENGINEERING &

LAND SURVEYING

1507112sp.dwg

DATE: 07/21/2011

LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33,, TOWNSHIP 1

SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN

NOTARY PUBLIC (SIGNATURE)
A NOTARY PUBLIC COMMISSIONED IN UTAH

MY COMMISSION EXPIRES: __________________

LOCATED IN THE SOUTHWEST QUARTER OF SECTION 33

TOWNSHIP 1 SOUTH, RANGE 1 EAST,

SALT LAKE BASE AND MERIDIAN

MAGNA CITY, SALT LAKE COUNTY, UTAH

APRIL, 2015

FOR REVIEW ONLY

EAST MILLCREEK LOFTS, P.U.D.

EAST MILLCREEK LOFTS, P.U.D.

PICNIC AREA

JULY 28, 2015

BENCHMARK:  CENTERLINE MONUMENT ( 3900 SOUTH 1300 EAST)
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                        (4330.55 AS PER FIELD SHOT)
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Conditional Use Summary and Recommendation 
 

Public Body: Millcreek Township Planning Commission Meeting Date: November 18, 2015 
Parcel ID: 22-02-276-017 Current Zone:  R-1-10  
Property Address: 3450 East Oakview Dr.  
Request: Wireless Telecommunications Facility 
 
Community Council: Mount Olympus Township: Millcreek 
Planner: Todd A. Draper 
Community Council Recommendation: Approval 
Planning Staff Recommendation: Approval with conditions 
Applicant Name: Pete Simmons 

 

PROJECT DESCRIPTION 

The applicant is seeking conditional use approval to install a wireless telecommunications facility.  The facility 
consists of a 60 foot tall stealth mono-pine structure and associated equipment buildings located on a small area 
of the Churchill Jr. High property that is being leased from the Granite Board of Education. 
 
 
 

SITE & VICINITY DESCRIPTION (see attached map) 

The site is located along the West side of the Churchill Jr. High school Property near Wasatch Boulevard and the I-
215 freeway.  Zoning is predominantly single family residential with limited commercial zoning existing to the 
southwest of the subject property along Wasatch Boulevard.  
 
 

GENERAL PLAN CONSIDERATIONS  

There are not specific general plan or best practice considerations that have been adopted regarding wireless 
telecommunications facilities. The topic is included in the section of possible topics for future inclusion into Salt 
Lake County Plans.  
 
 
 
 
 
 

File # 29540 



               Request: Conditional Use – Wireless Telecommunication Facility          File #: 29540 
 

Conditional Use Summary  Page 2 of 3 

LAND USE CONSIDERATIONS 

Requirement Standard Proposed Compliance Verified 
Height 60 feet 60 feet Yes 

Setbacks 
Monopoles shall be setback 
from any residential 
structure a distance equal to 
its height. = 60 feet 

360 feet +/- Yes 

Front Yard Setback 25 feet 110 feet +/- Yes 

 
 

ISSUES OF CONCERN/PROPOSED MITIGATION 

Issues regarding visibility of the site have already been mitigated through the inclusion of stealth design elements 
into the tower disguising it as a pine tree. Additionally, the sitting of the site near other adjacent conifer trees 
provides additional screening as well as improved visual integration of the tower into the existing views. 
 

NEIGHBORHOOD RESPONSE 

Neighbors in attendance at the community council meeting expressed concern regarding site access, height, 
visual impacts, and fire hazards.  
 

COMMUNITY COUNCIL RESPONSE 

The Mount Olympus Community Council recommended that the application be approved as proposed (see 
attached letter).  
 
 

REVIEWING AGENCIES RESPONSE 

AGENCY: Geology Review DATE: 8/27/2015 
RECOMMENDATON:  Approved - In accordance with Salt Lake County Ordinance 19.75 Natural Hazards 
Ordinance, Cellular sites are considered Critical structures and need to meet the requirements of the Natural 
Hazards Ordinance. 
 
AGENCY: Grading Review DATE: 8/27/2015 
RECOMMENDATON: Approved – Need to provide a copy of the geotechnical engineers report for review and 
comment as part of the technical review.  
 
AGENCY:  Urban Hydrology Review DATE: 9/1/2015 
RECOMMENDATON: Approved – Follow Final approved site plan. 
 
AGENCY: Traffic Review DATE: 8/28/2015 
RECOMMENDATON: Approved 
 
AGENCY: Unified Fire Authority DATE: 8/26/2015 
RECOMMENDATON: Approved 
 



               Request: Conditional Use – Wireless Telecommunication Facility          File #: 29540 
 

Conditional Use Summary  Page 3 of 3 

AGENCY: Building Plans Review DATE: 8/31/2015 
RECOMMENDATON: Approved – A building permit will be required for the construction and installation of the 
new pole and equipment.  
 
AGENCY: Health Department DATE: 9/1/2015 
RECOMMENDATON: Approved 
 
Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 
verified prior to final approval. 

PLANNING STAFF ANALYSIS 

Staff has reviewed the application and has found that the proposal meets or exceeds ordinance requirements 
related to setbacks and height. Efforts have already been employed by the applicant in the design of the tower to 
mitigate visual impacts by placing the tower near the existing trees on the property to provide screening and 
designing the tower as a mono-pine to blend in with those same trees. The traffic engineer did not identify any 
issues regarding access to the site and the Fire Authority also recommended approved the project with respect to 
fire safety. 
 

PLANNING STAFF RECOMMENDATION 

Planning Staff recommends that the conditional use be approved as proposed together with the following 
conditions: 

1. That the pole be constructed in compliance with stamped and approved plans. 
2. That future co-locations on this tower (if any) may be approved by planning staff.  

 



#29540
Zoning Map

 Tue Jun 23 2015 08:55:17 AM.



#29540
Aerial Map

 Tue Jun 23 2015 08:55:58 AM.













EXISTING SITE

AERIAL LOCATION

PHOTO SIMULATION - 59’ MONOPINE

SAL CHURCHILL
VERIZON WIRELESS TELECOMMUNICATION FACILITY

MACRO SITE - MONOPINE
WEST

View From Field

Drawn By:   Daniel Thurgood
                        Salt Lake City Office
Drawn For:  Salt Lake County 
                        Conditional Use Permit Review

Corporate
3115 Melrose Drive
Carlsbad, CA 92010

760-765-5275
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October 8, 2015 
Via Email 
 
Millcreek Township Planning Commission 
  tdraper@slco.org 
Salt Lake County Planning & Development Services 
2001 S. State Street, #3600 
Salt Lake City, Utah  84190-3050 
 
 Re: Application No. 29540 Verizon Wireless Application for “Stealth” Monpine 
 
Dear Honorable Planning Commission Members: 
  
 The Mount Olympus Community Council considered the above application at its regular 
meeting on October 6, 2015.  Todd Draper of Township Planning and Development Services 
presented the application and a representative of the applicant was present to speak to it.  
 
 Residents of our community have consistently been concerned about construction of 
structures as tall as the proposed monopine.  However, given the height of the existing pine/fir 
trees on this site adjacent to the proposed construction, our council does not believe that a 
monopine 60 feet tall (59 feet plus a 1 foot base) would create a significant intrusion.  The 
adjacent trees are approximately 45 feet tall.  While this structure would extend above those 
trees, its height would not be significant when viewed from Wasatch Boulevard or from the 
adjacent neighborhood given the location of the structure on school property. 
 
 We discussed the advisability of granting the applicant the ability to construct a taller 
monopine structure to preserve the potential for co-location of other carriers’ antennae on this 
monopine.  However, given the height required to accommodate such co-location, we 
determined to limit the structure to the applicant’s request for a 59 foot monopine (established on 
a 1 foot base for a total of 60 feet).   
 
 The Mount Olympus Community Council recommends that the Planning Commission 
approve this application but that the height of the structure be limited to the 60 feet requested by 
the applicant.  If a co-location opportunity arises, it seems preferable to permit construction of a 
similar structure rather than increasing the height of the subject.   
 
      Very truly yours, 
      MOUNT OLYMPUS COMMUNITY COUNSEL 
   
    
  
      Jeff Silvestrini 
      Chair 

mailto:tdraper@slco.org








 
  
  

 

Subdivision Summary and Recommendation 
 

Public Body: Millcreek Township Planning Commission Meeting Date: November 18, 2015 
Parcel ID: 16-27-328-013 Current Zone:  R-1-8  
Property Address: 2258 E Lambourne Ave.  
Request: 2 lot Subdivision (flag lot) 
 
Community Council: Canyon Rim Township: Millcreek 
Planner: Todd A. Draper 
Planning Staff Recommendation: Continuance to the December 14, 2015 Meeting.  
Applicant Name: Bryan Baggaly  
 

PROJECT DESCRIPTION 

The applicant is proposing to divide the subject property into two lots and create a flag lot behind the existing 
home.  The request may or may not include a request for an Option C setback exception for the Residential 
Compatibility Overlay Zone (RCOZ). 
 
 

SITE & VICINITY DESCRIPTION (see attached map) 

The site is located in on the South side of Lambourne Avenue between Connor Street and 2300 East.  The 
surrounding neighborhood is zoned R-1-8. 
 

LAND USE CONSIDERATIONS 

Requirement Standard Proposed Compliance Verified 
Height 28 feet n/a n/a 
Front Yard Setback 25 feet unknown no 

Side Yard Setback 
minimum of 8 feet, 
combined total equal to 25% 
of lot width  

unknown no 

Rear Yard Setback 30 feet (15 feet with garage) unknown no 
Lot Width 65 feet 105.6 feet Yes 

Lot Area 
8,000 sq. ft. for base lot.  
12,000 sq. ft. for flag lot 
inclusive of access 
easement. 

Unknown, however 
theoretically possible.  no 

Parking 2 spaces per dwelling unit 2 spaces for the base lot.  Yes. 

File # 29403 
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NEIGHBORHOOD RESPONSE 

Staff is not aware of any neighborhood response related to this application as of the writing of this report.  
 

COMMUNITY COUNCIL RESPONSE 

Subdivision applications are not subject to community council review.  If it is determined that an Option C request 
is necessary then that portion of the request will be forwarded to the Canyon Rim Citizens Association for review 
and response.  
 

REVIEWING AGENCIES RESPONSE 

AGENCY: Grading DATE: 10/27/2015 
RECOMMENDATON: Review Denied – Address grade change at east property line.  The retaining wall along that 
side is in failure. A Stormwater maintenance agreement will need to be completed recorded and return a to our 
office for the retention area 
 
AGENCY: Geology DATE: 10/27/2015 
RECOMMENDATON: Review Denied – Demolition permit required to remove the existing structures from the site. 
Must address failing retaining wall in subdivision plans.   
 
AGENCY: Urban Hydrology DATE: 10/5/2015 
RECOMMENDATON: Approval  
 
AGENCY: Subdivision Engineering DATE:  9/30/2015 
RECOMMENDATON: Approval - Curb gutter and sidewalk along frontage are required.  
 
AGENCY:  Traffic Engineer DATE: 10/6/2015 
RECOMMENDATON: Approval - Location of drive approaches is not clear on plan. Show existing drive 
approaches, and indicate whether they will be removed, and proposed drive approaches. 
 
AGENCY:  Unified Fire Authority DATE: 10/1/2015 
RECOMMENDATON: Approval 
 
AGENCY: Health Department DATE: 11/2/2015 
RECOMMENDATON: Approval - A Stormwater maintenance agreement will need to be completed recorded and 
return a to our office for the retention area 
 
AGENCY: Public Works Operations DATE: 11/3/2015 
RECOMMENDATON: Approval 
 
AGENCY: Building Inspection     DATE: 9/25/2015 
RECOMMENDATON: Approval  
 
 
Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 
verified prior to final approval. 
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PLANNING STAFF ANALYSIS 

After staff completed the initial analysis of the proposed plans and plat, and after notice of this item on the 
Millcreek Township Planning Commission Meeting had been posted, it was discovered that the applicant had 
changed the existing conditions of the site and that the plans and plat did not match with new conditions of the 
site. Absent an accurate plat and plans, staff is unable to determine at this time if compliance with ordinance and 
policy requirements is met or can be met.   
 

PLANNING STAFF RECOMMENDATION 

Planning staff is requesting a continuance of this item to the December 16, 2015 meeting of the Millcreek 
Township Planning Commission in order to allow the applicant additional time to correct the errors and omissions 
in the plans and plat. Additional time is also needed to allow for the individual reviewers to review the updated 
plans and provide comments. 
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LOCATED IN THE SOUTHWEST QUARTER OF SECTION 27,

TOWNSHIP 1 SOUTH, RANGE 1 EAST

SALT LAKE BASE AND MERIDIAN

LEGEND

BOUNDARY LINE

RIGHT OF WAY

ADJACENT PROPERTY

STREET CENTERLINE EXISTING

EASEMENT LINE

LOT LINE

SET 24" x 5/8"  REBAR WITH

PLASTIC CAP MARKED

"BENCHMARK ENG."

STREET MONUMENT (FOUND)

SURVEYOR'S CERTIFICATE

I, DALE K. BENNET, DO HEREBY CERTIFY THAT I AM A PROFESSIONAL LAND SURVEYOR, AND THAT I HOLD
CERTIFICATE NO. 103381 AS PRESCRIBED UNDER THE LAWS OF THE STATE OF UTAH. I FURTHER CERTIFY
THAT BY AUTHORITY OF THE OWNERS, I HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT
AND DESCRIBED BELOW, A RECORD OF SURVEY PREPARED BY BENCHMARK ENGINEERING AND LAND
SURVEYING, LLC. HAS BEEN FILED AS #S2014-10-0517 IN THE SALT LAKE COUNTY SURVEYOR'S OFFICE, AND
HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS HEREAFTER TO BE KNOWN AS:

KNOW ALL MEN BY THESE PRESENTS THAT___, THE___UNDERSIGNED OWNER( ) OF THE ABOVE DESCRIBED
TRACT OF LAND, HAVING CAUSED SAME TO BE SUBDIVIDED INTO LOTS AND STREETS TO BE HEREAFTER
KNOWN AS THE

BOUNDARY DESCRIPTION

OWNER'S DEDICATION

9130 SOUTH STATE STREET SUITE # 100 
 SANDY, UTAH 84070  (801) 542-7192

www.benchmarkcivil.com 

BENCHMARK
ENGINEERING &

LAND SURVEYING

LOCATED IN SOUTHWEST QUARTER OF SECTION 27,
TOWNSHIP 1 SOUTH, RNAGE 1 EAST,

SALT LAKE BASE & MERIDIAN

DATE: 07/21/2011

SUBMITTED FOR REVIEW ONLY

FIRE HYDRANT

DO HEREBY DEDICATE FOR PERPETUAL USE OF THE PUBLIC ALL PARCELS OF LAND SHOWN ON THIS PLAT AS
INTENDED FOR PUBLIC USE.  IN WITNESS WHEREBY __________ HAVE HEREUNTO SET ______________________
THIS _____________DAY OF_________A.D., 20___.

ON THE ______ DAY OF ____________ A.D., 20___, PERSONALLY APPEARED BEFORE ME ______________________,
WHO BEING DULY SWORN BY ME DID ACKNOWLEDGE THAT HE IS A MANAGING MEMBER OF VP HOMES, LLC, A
UTAH LIMITED LIABILITY COMPANY, AND THAT THE FOREGOING OWNER’S DEDICATION WAS SIGNED BY HIM ON
BEHALF OF SAID LLC.

ACKNOWLEDGEMENT TO OWNER'S DEDICATION

STATE OF UTAH
County of Salt Lake

NOTARY PUBLIC
MY COMMISSION EXPIRES: __________________ ___________________________________

RESIDING IN SALT LAKE COUNTY

S.S.

SITE
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SOUTH 89°59'55" WEST 432.30 FEET ALONG THE MONUMENT LINE AND SOUTH 00°00'05" EAST 24.75 FEET
FROM THE STREET MONUMENT AT THE INTERSECTION OF 2300 EAST STREET AND LAMBOURNE AVENUE,
AND RUNNING THENCE SOUTH 00°00'05" EAST 181.50 FEET; THENCE SOUTH 89°59'55" WEST 105.60 FEET;
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NORTH 89°59'55" EAST 105.60 FEET TO THE POINT OF BEGINNING.
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BLUE STAKES OF UTAH
UTILITY NOTIFICATION CENTER

1-800-662-4111

www.bluestakes.org

CALL BEFORE YOU DIG.
IT'S FREE & IT'S THE LAW.

811

UTILITIES KEY NOTES REFERENCE
NO. DESCRIPTION DETAIL

1

2

4" PVC SDR-35 SEWER LATERAL @ 2% MIN. SLOPE

3/4" TYPE 'K' COPPER WATER SERVICE LINE

3 3/4" WATER METER 

4

NOTE:
CONTRACTOR IS RESPONSIBLE FOR POTHOLING TO IDENTIFY
ANY CONFLICTS BEFORE ANY PIPE INSTALLATION. CONTACT
ENGINEER IF ANY CONFLICTS ARE IDENTIFIED.

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, CONTRACTOR
IS TO BEGIN AT THE LOW END OF ALL GRAVITY UTILITY LINES
AND VERIFY THE INVERT ELEVATION OF THE POINT OF
CONNECTION AND NOTIFY ENGINEER IF THIS POINT IS
HIGHER THAN SHOWN ON THE PLANS FOR A REDESIGN.

4

3/4" POLY WATER SERVICE LINE

3
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CENTER QUARTER CORNER OF SECTION 27,
TOWNSHIP 1 SOUTH, RANGE 1 EAST,
SALT LAKE BASE AND MERIDIAN
(NOT FOUND)
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FL E/W = 4567.70
FL N = 4569.42
FL S = 4570.37
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11,523
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ZONE: R-1-8

RCOZ OPTION A

*NOTE: AREA TABLE ASSUMES 2500 S.F. NEW HOMES ON EACH LOT.
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FLOOD INFORMATION
THIS SITE IS LOCATED WITH ZONE 'X', WHICH IS
DESCRIBED AS "AREAS DETERMINED TO BE OUTSIDE
THE 0.2% ANNUAL CHANCE FLOODPLAIN" AS SHOWN
ON FLOOD INSURANCE RATE MAP FOR SALT LAKE
COUNTY , UTAH AND UNINCORPORATED AREAS MAP
#49035C0304G REVISED 9/25/2009.
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RCOZ Option “C” Summary and Recommendation 
 

Public Body: Millcreek Township Planning Commission Meeting Date: November 18, 2015 
Parcel ID: 22-01-112-012 Current Zone: R-1-8  Proposed Zone: R-1-8 
Property Address: 3657 E Pax Circle 
Request:  RCOZ Option “C” Exception Request for side yard setback 
 
Community Council: Mt. Olympus Community Council Township/Unincorporated: Millcreek  
Planner: Jeff Miller  
Community Council Recommendation: To be heard on November 17, 2015 
Planning Staff Recommendation: Approval 
Applicant Name:  Mark McGill 

PROJECT DESCRIPTION 

Mark McGill is requesting approval of an RCOZ Option “C” Exception Request to side yard setbacks for a 
proposed rebuild and expansion of an existing single family dwelling.   
 

SITE & VICINITY DESCRIPTION (see attached map) 

The proposed rebuild and expansion of the existing single family dwelling is situated in an established 
neighborhood in Mt. Olympus.  All of the surrounding parcels in the immediate neighborhood are zoned R-1-8.  
Further to the east, are subdivisions zoned R-1-21, and R-1-10.  The surrounding subdivision contains a mixture of 
older and recently rebuilt homes.  The home located just south of the property was recently rebuilt with similar 
side yard setbacks to what the applicant has requested.  

GENERAL PLAN CONSIDERATIONS  

The subject property is located in a “Stable” area according to the Millcreek Township General Plan.  This 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.  Most improvements will consist of individual projects, and may not require 
coordination with parcels beyond their immediate vicinity.   

LAND USE CONSIDERATIONS 

Requirement Standard Proposed Compliance Verified 
Height 30 Feet Less than 30 Feet Yes 
Front Yard Setback 25 Feet 25 Feet Yes 

Side Yard Setback 
RCOZ requires 25% of the 
diameter of the largest circle 
that can be inscribed 
entirely within the lot. The 

Roughly 8.75 Feet for the 
north side (existing and 
proposed), 8.2 Feet 
(proposed) for the south 

No (Reason for RCOZ 
Option C Exception 
Request) 

File # 29657 
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Diameter = roughly 82.5 
Feet.  25% of the Diameter = 
roughly 20.6 Feet.   

side, for a combined total of 
roughly 17 Feet.  (The 
existing south side yard 
setback is roughly 6.5 Feet, 
which combined with the 
north side yard set back is 
roughly 15.25 Feet).    

Rear Yard Setback 30 Feet without garage or 15 
Feet with garage.   

More than 15 Feet with a 
garage.   Yes  

Lot Width 65 Feet Varies due to unusual lot 
shape.  Yes 

Lot Area 8,000 Square Feet  More than 8,000 Square 
Feet Yes 

 
Compatibility with existing buildings in terms of size, scale and height. Yes  
Compliance with the General Plan. Yes 

 

NEIGHBORHOOD RESPONSE 

The property owner directly to the south, which is where the side yard setback is out of compliance, has written a 
letter to Planning Staff.  This letter states that they are okay with the proposed reduction in side yard setbacks, 
and that they don’t feel that the reduction negatively impacts their property.  The letter has been attached to this 
Staff Report for further review.   
 

COMMUNITY COUNCIL RESPONSE 

The proposed RCOZ Option “C” Exception Request will be discussed on November 17, 2015 by the Mt. Olympus 
Community Council.  Planning Staff will provide the proposed recommendation and any recommended conditions 
of approval to the Millcreek Township Planning Commission on November 18, 2015.   
 

REVIEWING AGENCIES RESPONSE 

AGENCY: County Geology  DATE: 10/27/15 
RECOMMENDATION: Conceptual Approval – No Issues – Technical Review Required 
 
AGENCY: County Grading  DATE: 11/05/15 
RECOMMENDATION: Conceptual Approval – Technical Review Required - At the time of permit show buildable 
envelope for RCOZ zone for at least two sides of the home perpendicular to each other.  At the time of permit 
provide erosion control plans for the construction to be done on the building on the plans, including Best 
Management Practices for but not limited to storm water runoff, concrete washout, tracing, and restroom facilities 
etc.   
 
AGENCY: County Hydrology DATE: 10/16/15 
RECOMMENDATION: Revisions Required – Technical Review Required - Provide grading and drainage plan, 
stamped by Utah Professional Engineering, showing how storm water will be handled on site (Will be provided 
prior to Technical Review and final approval).   
 
AGENCY: County Subdivision Engineering DATE: 10/07/15 
RECOMMENDATION: Review Waived  
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AGENCY: County Traffic  DATE: 10/07/15 
RECOMMENDATION: Conceptual Approval – Technical Review Required  
 
AGENCY: Unified Fire Authority  DATE: 11/02/15 
RECOMMENDATION: Conceptual Approval – Technical Review Required – If addition is 25% or greater than the 
original structure then a Fire fee is required.  If greater than 25% a fire flow of total structure square footage 
calculated for fire flow and fire flow verification will be required from any hydrant within 600 feet.   
 
AGENCY: Salt Lake County Health Department  DATE: 10/08/15 
RECOMMENDATION: Conceptual Approval – Require water and sewer availability letters.  
 
AGENCY: Building  DATE: 10/27/15 
RECOMMENDATION: Conceptual Approval – Technical Review Required – Building permit is required for the 
addition to and remodel of the new home.  At time of building permit application, provide complete building 
plans showing compliance with current building code for the work to be done to the home.  At time of building 
permit application, provide fire flow verification for the nearest fire hydrant and show how compliance is going to 
be made with any Unified Fire District guidelines.   
 
AGENCY: Public Works Operations  DATE: 10/28/15 
RECOMMENDATION: Conceptual Approval  
 
Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 
verified prior to final approval.  Staff is confident that the applicant will be able to comply with any revisions 
required by the reviewing agencies prior to final approval.   

PLANNING STAFF ANALYSIS 

The initial request from the applicant was an RCOZ Option “C” Exception Request for the building envelope on the 
north side of the proposed rebuild.  Planning Staff analyzed this request and found that it meets the intent of 
RCOZ as outlined in (19.71.030 B.6.b.i) in regards to gables located outside the graduated height envelope.  
Planning Staff identified the need for the applicant to propose an RCOZ Option “C” Exception Request to side 
yard setbacks during our full review.  Planning Staff has analyzed the proposed RCOZ Option “C” Exception 
Request to side yard setbacks and has found that it meets the standards set forth in the Salt Lake County Zoning 
Ordinance, specifically relating to the R-1-8 zone, and the intent of the Residential Compatibility Overlay Zone.  
The proposed reduction in side yard setback requirements mandated by RCOZ appears to be compatible and 
comparable to the existing side yard setbacks of the single family homes surrounding the property.  In addition, 
the proposed rebuild will increase the combined side yard setback from 15.25 feet to roughly 17 feet.  The 
twenty-five percent requirement for side yard setbacks puts the expected combined side yard setback at roughly 
20.6 feet.   
 

PLANNING STAFF RECOMMENDATION 

Staff has reviewed this rezone request for compliance with the Millcreek Township General Plan, standards set 
forth in the Salt Lake County Zoning Ordinance (Title 19), Residential Compatibility Overlay Zone (RCOZ), and for 
compatibility with existing neighboring land uses.  Staff recommends that the Millcreek Township Planning 
Commission grant approval to the requested RCOZ Option C Exception Request to side yard setbacks.   
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Rezone Summary and Recommendation 
 

Public Body: Millcreek Township Planning Commission Meeting Date: November 18, 2015 
Parcel ID: 22-05-305-030 Current Zone:  C-1  Proposed Zone: C-2 
Property Address: 836 East 4500 South  
Request: Rezone from C-1 to C-2  
 
Community Council: Millcreek  Township/Unincorporated: Millcreek  
Planner: Jeff Miller  
Planning Commission Recommendation: Not yet received 
Community Council Recommendation:  Approval with conditions 
Planning Staff Recommendation:  Approval with conditions 
Applicant Name: Jeff Schindewolf  
 

PROJECT DESCRIPTION 

Jeff Schindewolf is requesting a rezone from C-1 (Commercial Zone) to C-2 (Commercial Zone).  The intent of the 
requested zone change is to allow the construction of an additional building on an undeveloped section of the 
parcel for a flooring shop, which is a permitted use in the C-2 zone, and warrants the need for the rezone.   
 

SITE & VICINITY DESCRIPTION (see attached map) 

The proposed parcel to be rezoned C-2 is located on 4500 South, just west of 900 East.  Directly north of the 
parcel are large areas zoned C-2 and R-M.  The R-M areas are primarily used for professional offices and 
commercial spaces.  To the west are parcels zoned R-2-10 and used as residential.  Directly to the east is an R-M 
zone, which is used as a professional office.  Directly to the south is an R-M zone, which is used as multi-family 
residential.  Just past the R-M zone to the east is another large area zoned C-2 along 4500 South and 900 East.   
 

GENERAL PLAN CONSIDERATIONS  

The proposed parcel is located in an area of “Moderate Change” according to the Millcreek Township General 
Plan.  Moderate changes in land uses will occur in this area, 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.   

 

 

File # 29747 



               Request: Rezone from C-1 to C-2                                            File #: 29747 
 

Land Use Summary  Page 2 of 3 

ZONING CONSIDERATIONS 

Requirement Existing  Zone (C-1) Proposed Zone (C-2) 
Height 35 Feet 75 Feet (Staff recommends 35 Feet) 
Front Yard Setback 20 Feet 25 Feet  

Side Yard Setback None, (10 Feet adjacent to residential or 
agricultural) 

None, (10 Feet adjacent to residential or 
agricultural) 

Rear Yard Setback None, (10 Feet adjacent to residential or 
agricultural) 

None, (10 Feet adjacent to residential or 
agricultural) 

Lot Width None None 
Lot Area None  None  

 
 
Compatibility with existing buildings in terms of size, scale and height. N/A 
Compliance with Landscaping Requirements Verified. N/A 
Compliance with the General Plan. Yes 

 

ISSUES OF CONCERN/PROPOSED MITIGATION 

Directly south of the proposed parcel to be rezoned is an area used as multi-family residential.  The allowable 
height of 75 feet in the R-M zone could be an issue of concern for this neighboring use.  Planning Staff 
recommends limiting the height to 35 feet to mitigate any negative impacts from this concern.   
 

NEIGHBORHOOD RESPONSE 

No negative response from the neighborhood has been received as of the writing of this report on November 10, 
2015.   
 

COMMUNITY COUNCIL RESPONSE 

The Millcreek Community Council discussed this item at their November 3, 2015 meeting.  They made a 
unanimous recommendation to approve the rezone from C-1 to C-2.  They also made a recommendation to limit 
the height to 35 feet.   
 

PLANNING COMMISSIONS’ RESPONSE 

This item will be heard by the Millcreek Township Planning Commission on November 18, 2015.   
 

REVIEWING AGENCIES RESPONSE 

Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 
verified prior to final approval of any proposed structure to be built on this parcel, if rezoned to C-2.   

PLANNING STAFF ANALYSIS 

Planning Staff has analyzed the proposed rezone from C-1 to C-2, and has found that the request is cohesive with 
the surrounding uses and zones, with the exception of reducing the allowable height to 35 feet to be more 
compatible with the neighboring multi-family residential to the south.   



               Request: Rezone from C-1 to C-2                                            File #: 29747 
 

Land Use Summary  Page 3 of 3 

 

PLANNING STAFF RECOMMENDATION 

County Ordinance [19.90.030]“The county council, after review of the recommendation 
of the planning commission, may approve, deny, alter or remand for further review and 
consideration any application for zone change referred to the council by the planning 
commission.” 
 
Staff has reviewed this rezone request for compliance with the Millcreek Township General Plan, standards set 
forth in the Salt Lake County Zoning Ordinance (Title 19), and for compatibility with existing neighboring land 
uses.  Staff recommends that the rezone request from C-1 to C-2 be approved, with the exception of limiting the 
allowable height to 35 feet.   
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Millcreek Planning Commission
Summary and Recommendation

Public Body: Millcreek Planning Commission
Meeting Date: November 12, 2015
Parcel ID: 16 33 428 017
Current Zone: R 1 8
Proposed Zone: R 1 6
Property Address: 1893 East 3900 South
Request: Rezone from R 1 8 to R 1 6

Community Council: East Millcreek
Planner: Spencer Hymas
Planning Commission Recommendation: Not Yet Received
Community Council Recommendation: Approval
Planning Staff Recommendation: Approval
Applicant Name: Colin Strasser

PROJECT DESCRIPTION

EXECUTIVE SUMMARY

File # 29686



Request: Rezone R 1 8 to R 1 6 File #: 29868

Summary Page 2 of 3

SITE & VICINITY DESCRIPTION (see attached map)

GENERAL PLAN CONSIDERATIONS

ZONE CONSIDERATIONS

Requirement Existing Zone Proposed Zone
Height 35 feet (28 feet 19.71 RCOZ) 35 feet (28 feet 19.71 RCOZ)
Front Yard Setback 25 feet 25 feet

Side Yard Setback 8 feet on each side (25% 19.71 RCOZ Circle) 8 feet on each side (25% 19.71 RCOZ
Circle)

Rear Yard Setback 15 feet 15 feet
Lot Width 65 feet 60 feet
Lot Area 8000 square feet 6000 square feet

*The Flag lot policy requires a building setback of 20’ on all sides of the back “flag lot” (see flag lot graphic of staff
report)

Compatibility with existing buildings in terms of size, scale and height. Yes
Compliance with Landscaping Requirements Verified. N/A
Compliance with the General Plan. Yes

ISSUES OF CONCERN/PROPOSED MITIGATION

None.

NEIGHBORHOOD RESPONSE

No response from the neighborhood has been received at the time of this report.

COMMUNITY COUNCIL RESPONSE

This item received a favorable recommendation from the East Millcreek Community Council.

PLANNING COMMISSIONS’ RESPONSE

Not Yet Received

PLANNING STAFF ANALYSIS



Request: Rezone R 1 8 to R 1 6 File #: 29868

Summary Page 3 of 3

PLANNING STAFF RECOMMENDATION
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October 5, 2015

To: Members of the Millcreek Planning Commission

Subject Application29686

Applicant Office of Township Services

At the October LZATS meeting of the East Millcreek Community Council (EMCCCI,

Application29696,located at 1893 E. 3300 S., in MillcreekTownship, East Millcreek,
requeqt to re-zone subject property from R-1-8 to R-1--6, was presented by

The owner of subject property was also present and took
questions. The application was presented with an indication that the new zone
designation of the subject properry is in line with the general plan.

The application was discussed and applicant addressed with questions from the
Council. The Council then passed the following motion upon a unanimous vote by
council members: EMCCC forwards a positive recommendation regarding re-zoning
the subject parcel from R-1-8 to R-1-6.

Council Recommendations/Concerns/Points of Discussion:

Le
Chair

[A5T [I1I
{ .r}ii! ffJJlTiiii'

_*l:-*_
fohn Lish
Vice-Chair



 

SL COUNTY PUD DRAFT ORDINANCE – Revised October 30, 2015 Page 1 
 

CHAPTER 19.18  PLANNED UNIT DEVELOPMENTS 

 
19.18.010 PURPOSE 
19.18.020 APPLICABILITY AND AREA REQUIREMENTS 
19.18.030 DEVELOPMENT REQUIREMENTS 
19.18.040 PLANNED UNIT DEVELOPMENT MIXED-USE 
19.18.050 MAINTENANCE OF COMMON FACILITIES 
19.18.060 REVIEW PROCESS 
19.18.070 PRELIMINARY REVIEW 
19.18.080 PLANNING COMMISSION REVIEW 
19.18.090 VALIDITY OF PRELIMINARY REVIEW 
19.18.100 POST-PLANNING COMMISSION APPROVAL 
19.18.110 AMENDMENTS TO THE DEVELOPMENT PLAN 
19.18.120 FAILURE TO BEGIN DEVELOPMENT 
19.18.130 PHASED PLANNED UNIT DEVELOPMENT 
 
   
 
 
19.18.010 PURPOSE 
 

The purpose of a planned unit development (PUD) is: 
 

1. To provide a high quality living environment, and to utilize and incorporate natural 
features in the land development design. 

 
2. To provide a more efficient use of the land and the preservation of greater 

proportions of open space for recreation and visual use than is otherwise provided for 
in the zoning regulations. 

 
3. To provide good and compatible neighborhood and housing design by utilizing a 

variety of dwelling types and site arrangement plans to allow for greater flexibility and 
diversity in the physical pattern of the development. 

 
4. To provide developments compatible with existing residential uses while maintaining 

a harmonious environment within the community. 
 

5. To create mixed use areas designed to be beneficial to the neighborhood. 
 

6. To ensure substantial compliance with the intent of this chapter related to the public 
health, safety and general welfare, while securing the efficient use of the land for 
residential or commercial development or combinations thereof. 

 
It is the intent of this chapter that the development plan for a planned unit development shall be 
prepared by a designer(s) having professional competence in urban planning. 

 
 
19.18.020   APPLICABILITY AND AREA REQUIREMENTS 
 

A planned unit development is only allowed for residential uses, except as provided in section 
19.18.040, and in zones that allow residential uses.  The provisions in this chapter shall govern 
over the chapters relating to these other zones.  A planned unit development in these zones shall 
have a minimum area of three acres, with the following exceptions: 
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1. Existing condominium developments that cannot be sold or refinanced without the 
common area adjoining the homes in the development being divided up into 
individual lots that include the adjoining homes, and where these newly created lots 
would not qualify as traditional subdivision lots under County ordinance.  In such 
cases, the newly created lots may qualify as a planned unit development if the 
development is at least one acre in size.  Such a development shall be exempt from 
the provisions of this chapter, except sections 19.18.090 – 19.18.130 relating to 
review of the development. 

 
2. Developments abutting or contiguous to a corridor or major or minor arterial as 

defined in the general plan shall have a minimum area of one acre.  To qualify as a 
development that is abutting or contiguous to a corridor or major or minor arterial, 
said development shall have a minimum frontage of the sum of the required minimum 
lot width of two lots as determined by the current zoning designation. 

 
 
19.18.030  DEVELOPMENT REQUIREMENTS 

 
The following are required for all developments: 

 
1. Ownership.  The property shall be in single or corporate ownership at the time of 

application, or the subject of an application filed jointly by all owners of the property. 
 

2. Open Space.  Common and private open space shall be provided and shall cover no 
less than 40 percent of the gross site area.  Common open space shall be provided 
in the amount of at least 20 percent of the gross site area. 

 
The required common open space shall be land areas that are not occupied by 
buildings dwellings, structures, parking areas, streets, curb-gutter-sidewalk, 
driveways, or alleys and shall be accessible by all residents of the development.  
Buildings erected for the purpose of providing an amenity may be included as open 
space.  Said open space may be an area of land or water set aside, or reserved for 
use by residents of the development, including an expanse of lawn, trees, plants, or 
other natural areas.  Common open space also includes common walkways (but not 
curb-gutter-sidewalk), formal picnic areas, and recreational areas.  Common open 
space may be distributed throughout the development and need not be in a single 
large area.  Common open space may include sensitive areas, such as areas with 30 
percent or greater slope, fault zones, flood plains, high water tables, and wetlands, if 
they have been designed as an integral element of the project. 
 
Private open space (that is provided for each dwelling unit for personal use, including 
a balcony) shall be located immediately adjacent to, attached to, or within the 
dwelling unit it is designed to serve and shall be for the exclusive use of the residents 
of the dwelling unit.  Landscaped roof areas or decks attached to individual units may 
not be calculated as part of required common open space. 

 
3. Interior Streets.  The design of public and private streets within a development shall 

follow County standards for roadway development outlined in the general plan.  
Private streets shall be subject to the same inspections and construction standards 
as required for public streets.  The County shall be granted a utility easement of the 
entire interior street system in a development project.  All private streets shall be 
conveyed to a private association. 

 
4. Garbage and Recycling.  The development shall be designed to accommodate and 

efficiently manage the collection, storage, and removal of garbage in harmony with 
the neighborhood so as to minimize detrimental effects of the collection, storage, and 
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removal on any residence within the development or abutting neighborhoods.  
Dumpster enclosures shall be provided for the development and no refuse dumpster 
or dumpster enclosure structure shall be located closer than 10 feet to any perimeter 
property line.  Enclosure structures must have a minimum of three sides that reflect 
or emulate the materials, design, and quality of the overall development.  All 
developments shall provide recycling services. 

 
5. Parking.  The following minimum parking shall be provided for all multi-family 

projects under this ordinance: 
 

a.   Table of Parking Ratios 
 

One bedroom unit 1.5   parking spaces per unit 
Two or more bedroom units 2.0   parking spaces per unit 
Guest parking spaces 0.33 parking spaces per unit (min. of 6) 

Storage parking spaces for 
recreational vehicle storage 

Not Allowed 

  

b.   The parking requirements identified in this section supersede other 
parking requirements in this Title. 

 

c.   All parking areas, covered or open, shall have a landscaped buffer in 
accordance with chapter 19.77, Water Efficient Landscape Design and 
Development Standards. 

 

d.   Parking ratios may be modified by the planning commission with support 
of a traffic study, or as follows: 

 
 

Eligible Parking Rate Reductions 
 

Amenity 
Recommended Reduction 

(stalls/unit) 
Car Sharing (minimum 100 dwelling units)   0.05 per car share vehicle 

Bicycle Lockers/Storage (1 space per unit required) 0.05 

Bicycle Share (on-site self-serve bike station) 0.05 

Development Supplied Transit Passes for all residents 0.15 

Senior Housing 0.20 

Housing for students (< .25 miles from campus) 0.10 

 
 

e. Parking is prohibited within approved fire access and turn-around facilities. 
 

f. Garages are encouraged.  There shall be no less than one covered parking 
stall per unit.  The Planning Commission may consider the following criteria 
in determining whether or not the number of garages/carports should be 
increased or reduced: 

 

(1) Garage parking (with a minimum unobstructed size of 22 feet wide 
by 20 feet in length, or 20 feet wide by 22 feet in length) throughout 
the development would allow for a five percent density bonus, while 
installation of underground parking throughout, would allow a ten 
percent density bonus.  Developments with carports shall not be 
allowed a density bonus under this chapter. 
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(2) Covered parking shall be placed in locations adjacent or convenient 
to the buildings that they are intended to serve.   

 

(3) Tandem spaces may be allowed with a minimum size requirement of 
20 feet long by 9 feet wide per parking space, up to a maximum of 
two contiguous spaces per unit. 

 
 

6. Building Materials.  Exterior materials of a durable or resilient nature such as brick, 
stone, stucco, prefinished panel, composite materials, or other materials of similar 
quality, hardiness, and low maintenance characteristics shall be used.  Other 
materials may be considered as an accent or architectural feature.  Twenty-five year 
guarantee, architectural shingles and/or other longer lasting roof materials are 
required. 

 
7. Landscaping on Public Right-of-Way.  Where a development is adjacent to a 

public right-of-way, a permanent open space shall be required along any front, side, 
or rear yard adjacent to said right-of-way.  This area shall be kept free of buildings 
and structures (except fences, as per chapter 19.77, and approved by the Planning 
Commission), and permanently maintained with street trees and other landscaping, 
screened or protected by natural features, as per chapter 19.77.  If such areas are 
the result of double frontage lot designs with inadequate access to the street, such 
areas shall be landscaped as per chapter 19.77 with a five foot landscaped area.  
Aesthetic entrance features are encouraged.  Additional landscape treatments or 
buffers may also be required with width and landscaping specifications as per 
chapter 19.77. 

 
8. Perimeter Fencing.  Fencing around the perimeter of all developments shall be 

provided as illustrated on the approved development plan.  Acceptable fencing 
materials include architecturally designed brick or block, pre-cast concrete, post and 
rail of wood construction, or the highest quality vinyl.  Unless otherwise allowed by 
the Planning Commission, exterior fencing along a public right of way shall be limited 
to brick, block, pre-cast concrete, or post and rail of wood construction materials.  
Interior fencing shall comply with section 19.18.030(11) (f).  

 
9. Street Lights.  Street and pedestrian lighting is required.  All lighting fixtures shall be 

directed downward with mechanisms to prevent dark sky illumination.  The applicant 
shall submit a plan which indicates the type and location of lights in relation to the 
development and designed for pedestrian safety. 

 
10. Signage.  Only low profile signs with a maximum size of 50 square feet, and 5 feet in 

height are allowed.  No temporary signs are allowed other than for sale or rent signs 
with a maximum of 6 square feet in area per side.  Only three such signs are allowed 
per 300 feet of frontage.  The size, location, design and nature of signs, if any, and 
the intensity and direction of any associated lighting shall be detailed in the 
application, and be consistent with the characteristics of the community and chapter 
19.82, Signs. 

 
11. Site Plan.  All developments shall be guided by a total design plan in which the 

following development standards may be varied to allow flexibility and creativity in 
site design and building location.  The Planning Commission may require such 
arrangements of structures, open spaces, landscaping, buffering, and access within 
the site development plan so that adjacent properties will not be adversely affected.  
The following criteria shall be used by the Planning Commission principally to assure 
the design objectives of this section are met. 

 



 

SL COUNTY PUD DRAFT ORDINANCE – Revised October 30, 2015 Page 5 
 

a. Density.  The density allowed for a development shall be no greater than 
that allowed in the zone in which it is located, except that a density bonus 
in the following amounts is allowed if either or both of the following 
conditions exist: 

 

(1) For developments on corridors as defined in the general plan, a 
density bonus of 10 percent is allowed; and/or 

 

(2) For developments within one-half mile (improved walking 
distance) of a rail or Bus Rapid Transit (BRT) station, a density 
bonus of 10 percent is allowed. 

 

b. Maximum Height.  For the purpose of this chapter, building height is to 
be measured from the lowest point of original grade to the highest ridge. 

 

(1) Height for developments located in the R-1, R-2, A-1, and A-2 
zones shall be limited to 28 feet for all structures when the gross 
area of the development is less than three acres.  When the 
gross area of the development exceeds three acres, the 
maximum height shall be 28 feet for all structures on the 
perimeter and 35 feet for all structures not on the perimeter. 

 

(2) Height for developments located in the R-M zone where said 
development is contiguous with any single family residential, R-
2, R-3, and R-4, or agricultural zone shall be limited to 28 feet for 
all structures located on the perimeter, and 35 feet for all 
structures not on the perimeter. 

 

(3) Developments located in all other zones that allow a planned unit 
development shall conform to the otherwise applicable 
ordinances. 

 

(4) Rooftop patios or rooftop living spaces are not allowed on 
perimeter units contiguous with any single family residential, R-2, 
R-3, and R-4, or agricultural zone. 

 

(5) The height of buildings along the perimeter of a development 
may be increased to the maximum height allowed in this Title by 
one foot increments, with each additional one foot height 
increment requiring an additional one foot in setback from the 
perimeter (see table below for graphical rendering). 

 

(6) Notwithstanding the above, the Planning Commission may at its 
discretion reduce or increase the otherwise stated maximum 
heights if mitigation is warranted in cases where unusual 
topographical or other exceptional conditions or circumstances 
exist, such as the height of surrounding buildings. 
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Table 1. An Illustration of height allowance, when approved by the Planning Commission, where for 
every foot increase in height requires a foot increase in minimum setback.  This provision is designed 
to soften the impact to adjacent properties while allowing for increases in height where appropriate. 

 
 

c.    Perimeter Setbacks.  Buildings (including covered decks or patios, or 
decks or patios in excess of 18 inches above existing grade) located on 
lots on the perimeter (excluding the public frontage defined in chapter 
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19.18.040. of the development), shall have a 15 foot setback from the 
perimeter lot line, and shall have a setback from a right-of-way as 
prescribed by the underlying zone and chapter 19.77.  Otherwise, no 
specific yard, setback, or lot size requirement is imposed by this chapter.  
However, the purpose and design objectives of this chapter must be 
complied with in the final development plan, and the Planning Commission 
may require specific setbacks within all or a portion of the development to 
maintain harmony with the existing character of the neighborhood. 

 

d. Site Calculations.  Specific calculations which address the percentage 
of open space, impervious versus pervious surfaces, and site 
improvements shall be submitted by the applicant with all project 
applications. 

 

e. Traffic Circulation.  Points of primary vehicular access to the 
development shall be designed to provide smooth traffic flow with 
controlled turning movements and minimum hazards to vehicular, 
pedestrian, and bicycle traffic.  Minor streets within the development shall 
not be connected to streets outside the development in such a manner as 
to encourage their use by through traffic.  Adequate emergency vehicle 
access shall be provided.  Internal circulation systems shall include 
pedestrian and bicycle paths, preferably separated from vehicular traffic.  
Where recreational facilities exist or are planned adjacent to the proposed 
development, such pedestrian and bicycle paths shall connect to these 
facilities. 

 

f.    Privacy.  Each development shall provide reasonable visual and 
acoustical privacy for dwelling units.  Fences, walks, barriers, landscaping, 
and sound reducing construction techniques shall be used as appropriate 
to enhance the privacy of its occupants, the screening of objectionable 
views or uses, and the reduction of noise. 

 

g. Sidewalks.  As required elements of a development, interior sidewalks 
shall be installed to serve the units and connect to the public street. 

 
h. Utilities.  All utilities shall be located underground, except as may be 

provided for in State law.  Utility equipment shall be screened from view 
and not located on a public street. 

 

i.     Private outdoor spaces.  Each residential unit shall be required to have 
an outdoor patio/rear yard space with a minimum of 100 square feet, or a 
balcony with a 50 square foot minimum. 

 
12. Desirable Amenities.  Amenities that are identified in the Salt Lake County 

Recreation and Open Space Standards Policy shall be installed in accordance with 
that Policy.  Where conflicts exist with this chapter and the Salt Lake County 
Recreation and Open Space Standards Policy, requirements identified in this chapter 
shall supersede. 

 
13. Miscellaneous.  Installation of xeriscaping is encouraged as an alternative to 

excessive lawn areas or other landscaping treatments that excessively consume 
water.  Low impact / water retention development techniques are encouraged to 
manage stormwater onsite including but not limited to planter boxes, rain gardens, 
and bioswales in the open spaces. 
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Parking areas, service areas, buffers, entrances, exits, yards, courts, landscaping, 
graphics, and lighting for both residential and non-residential development shall be 
designed as integrated portions of the total development and shall project the 
residential character. 

 
 
19.18.040  PLANNED UNIT DEVELOPMENT MIXED-USE 
 

Planned Unit Development mixed-use is allowed, provided it meets the following 
requirements: 

 
A. The property is abutting or contiguous to a corridor or major or minor arterial 

(“street”) as defined in the general plan. 
 

B. Commercial uses shall be allowed on the first floor of buildings fronting on the 
street.  Office uses shall be allowed on the first and second floor of buildings 
fronting on the street.  Entrances to the first floor of these buildings shall front on 
the street.  Windows shall make up at least 50% of street-facing facades of these 
floors.  These floors shall have architectural differentiation from the other floors in 
the building.     

 
C. Parking is not allowed between the building(s) and the street. 

 
D. The front yard setback shall be 15 feet, except as provided in subsection (E), and 

the side and rear yards shall be 20 feet minimum.  Corner lots are deemed to 
have two front yards. 

 
E. The front yard setback is the build-to-line.  At least 50% of the front elevation of 

the building(s) must be built within 10 feet of the build-to-line or as approved by 
the planning commission. 

 
F. Landscaping along the street shall comply with this chapter and chapter 19.77. 

 
G. Signage for commercial or office uses shall be limited to signs on the building 

that comply with chapter 19.82, or temporary A-frame signs and painted murals 
on the inside of a storefront window. 

 
 
19.18.050  MAINTENANCE OF COMMON FACILITIES 
 

1. A development shall be approved subject to the submission and recordation of legal 
instruments setting forth a plan or manner of permanent care and maintenance of all 
common open space and other facilities provided in the final development plan. 

 
2. Terms in the final development plan governing maintenance of common open space 

and other facilities shall comply with applicable provisions of the Utah Condominium 
Ownership Act, Title 57-8-101, et seq., or the Utah Community Association Act, Title 
57-8a-101, et seq. 

 
 
19.18.060 REVIEW PROCESS 
 

1. Pre-Submittal Development Review.  To help expedite review of a development 
proposal, prior to submitting a complete application for development, persons 
interested in undertaking development shall meet with a member(s) of the planning 
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staff for a planner / applicant meeting, to become acquainted with the substantive 
and procedural requirements of this chapter. 

 
2. Standard Operating Procedure (SOP).  Staff creates, revises, and adheres to a 

Development Review Standard Operating Procedure, to assist in the management 
and processing of applications.  Applicants are encouraged to obtain a copy of the 
current SOP from Planning and Development Services staff, and to seek guidance 
with respect to the review and understanding of the Development Review SOP from 
staff. 

 
3. Application.  An application for a development must be submitted to Planning and 

Development Services.  As each development application is different and unique, 
application documents will vary with respect to content and need for specific reports 
and/or studies.  Consultation with staff and examination of the Development Review 
SOP will guide the applicant through the review process and identify all submittal 
documents that will be required to formalize a complete application. 

 

a.   Site Plan that satisfies the requirements of section 19.18.030(11). 
 

b. Landscaping plan.  A landscape plan is to be prepared in accordance with 
chapter 19.77 of this title.  Staff can ask for justification of elements 
included in the landscape plan. 

 

c.   Architectural building elevations.  The location and floor area of all 
existing and proposed buildings, structures, and other improvements 
including heights, types of dwelling units, non-residential structures 
including commercial facilities, preliminary elevations and architectural 
renderings of typical structures and improvements, shall be prepared by a 
licensed architect or other qualified professional. 

 
 
19.18.070 PRELIMINARY REVIEW 
 

When a complete application has been accepted by staff, reviews completed by staff and 
related agencies, and subsequent comments identified by staff and substantially addressed by 
the applicant, the application is scheduled for a public hearing before the appropriate Planning 
Commission for their review and decision.  Additional adjustments, revisions, or re-submittals 
may be required during this process to identify all concerns related to conformance with the 
intent of this chapter.  Failure to submit complete information will result in written notification to 
the applicant that the review cannot proceed further until all required, necessary, and requested 
information is submitted. 
 

 
19.18.080 PLANNING COMMISSION REVIEW 

 
When preliminary review of the site plan, building elevations, and preliminary subdivision plat 
has been determined to be complete and in compliance with all requirements, the plans and 
preliminary plat together with all supporting information, will be forwarded to the Planning 
Commission for review.  If the property is to be subdivided, all requirements set forth in Title 
§18, Subdivisions, must be met. 
 
In accordance with chapter 19.05.040 and Utah Code §17-27a-506, the Planning Commission 
shall review the proposed development plan to hear and receive public input and to determine if 
all reasonably anticipated detrimental effects have been substantially mitigated.  The Planning 
Commission may require additional studies or analyses to enable it to determine how impacts 
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should be addressed and may establish reasonable conditions of approval to address those 
anticipated impacts, as per chapter 19.84.060. 

 
 
19.18.090 VALIDITY OF PRELIMINARY REVIEW 

 
1. Once the Planning Commission determines that preliminary review is complete, the 

preliminary plat or approved site plan is valid (12 months for the preliminary plat and 
12 months for the site plan).  The Division Director may grant a one year extension of 
the preliminary plat or approved site plan, provided the plat still complies with all 
applicable ordinances. 

 
2. If a PUD subdivision will be recorded in phases, a final plat for the first phase must be 

recorded within one year of the initial Planning Commission approval or one year 
extension thereof, the validity of the unrecorded portions of the approved preliminary 
plat will extend for one year from the recording date of the plat for the previous 
phase.  Extensions of time beyond three years from the date of initial approval 
require review and approval of the Planning Commission prior to the then current 
expiration of the preliminary plat. 

 
 
19.18.100 POST-PLANNING COMMISSION APPROVAL 

 
After completing the preliminary review by the departments, agencies, and Planning 
Commission, the applicant shall submit a final site plan and preliminary subdivision plat together 
with all supporting documents which comply with all requirements, corrections, additions, etc. 
required by the departments, agencies, and Planning Commission to the Planning and 
Development Services Division (hereinafter known as the “development plan”). 

 
1. The Planning and Development Services Division, along with the other reviewing 

departments and agencies, shall review the proposed development plan to verify 
compliance with all requirements, corrections, additions, etc. 

 
2. After such review, the item may be scheduled for review by the Planning Commission 

upon referral by the Division Director or at the request of the Planning Commission.  
The final development plan shall include all of the information required in the 
preliminary development plan in its finalized detailed form. 

 
 
19.18.110 AMENDMENTS TO THE DEVELOPMENT PLAN 

 
The Division Director or designee may authorize minor changes in the location, siting, or 
character of buildings and structures if required to resolve an engineering or other technical 
issue, or other circumstances not identified at the time the final development plan was 
approved.  No change authorized under this section may cause any of the following: 

 
1. A change in the use and/or character of the development. 

 
2. An increase in the overall density and/or intensity of use. 

 
3. An increase of more than one percent in overall coverage of structures. 

 
4. A reduction or change in character of approved open space. 

 
5. A reduction of required off-street parking by more than five percent. 
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6. A detrimental alteration to the pedestrian, vehicular, bicycle, circulation, or utility 
networks. 

 
7. A reduction in required street pavement widths. 

 
Any major changes in use or rearrangement of lots, blocks, building tracts or groupings, or any 
changes in the provision of open space and significant changes as noted above, must be made 
by the Planning Commission after receipt of a recommendation by planning staff, and after 
applicant has filed a new application.  Such amendments may be made only if they are shown to 
be required by changes in conditions that have occurred since the final development plan was 
approved.  Generally speaking, any major changes must be recorded as amendments in 
accordance with the procedure established for adopting the final development plan. 
 

 
19.18.120 FAILURE TO BEGIN DEVELOPMENT 
 

If no substantial construction has occurred in the development pursuant to the final development 
plan within 12 months from final approval, the approved plan shall become null and void and a 
new development plan and application shall be required for any development on the subject 
property.  The Planning Commission, upon a determination of good cause based on evidence 
submitted by the applicant, may extend the time for beginning construction a maximum period of 
12 months for one time only. 

 
 
19.18.130 PHASED PLANNED UNIT DEVELOPMENT 

 
If the sequence of construction of various portions of the final development plan is to occur in 
stages, then the open space and/or recreational facilities shall be developed in proportion to the 
number of dwelling units intended to be developed during any given stage of construction.  A 
phasing plan, including size and order of phases, shall be approved by staff to ensure that 
individual phases of the development comply with all requirements, including that the open space 
and/or recreational facilities are installed proportionately with the approved phasing plan.  The 
approved phasing plan shall be submitted to the Salt Lake County Recorder for recordation as a 
covenant to run with the land, or a “notice of compliance” once the development has been built. 

 
 

 
 
 
 
 
 
 
 
 
 



 
  
  

 

Millcreek Planning Commission Summary and 
Recommendation 

 

Public Body: Millcreek Township Planning Commission  
Meeting Date: November 18, 2015 
Request: Update on FCOZ and Mountain Resort Zoning Ordinances 
 
Community Councils: Millcreek, East Millcreek, Canyon Rim, Mt. Olympus 
Planner:  Curtis Woodward 
Community Council Recommendations: See attachments 
Planning Staff Recommendation: Discussion only 
 
 

PROJECT DESCRIPTION 

In response to the recommendations of the Blue Ribbon Commission, various changes have been proposed to the Foothills 
and Canyons Overlay Zone (FCOZ) and a new Mountain Resort Zone (MRZ) is being proposed.  The changes are based on 
the Commission’s emphasis on striking a balance between private property rights and the public interest in preserving and 
protecting the watershed and natural beauty of the canyon areas. 
 

SITE & VICINITY DESCRIPTION (see attached map) 

The areas currently within the FCOZ, which includes the areas within the Wasatch Mountains in unincorporated Salt Lake 
County, generally east of existing city and township boundaries; areas in the foothills of eastern Salt Lake County; and areas 
in the southwest corner of the County. 
 

NEIGHBORHOOD RESPONSE 

Individual property owner and citizen responses are being received, will be presented at the meeting. 
 

COMMUNITY COUNCIL RESPONSE 

Discussion has taken place with affected community councils, some of which have sent written responses, others have not.  
See attachments for responses from Community Councils. 
 

 

REVIEWING AGENCIES RESPONSE 

File # 28983 & 29717 



               Request: Discussion Only                                            File #: 28983 & 29717 
 

Ordinance Approval  Page 2 of 5 

N/A 
 

STAFF ANALYSIS 

WHAT REVISED FCOZ DOES 
1. Clarifies ambiguous terms and concepts, such as “Lots of Record,” “Prominent Ridgelines,” “Open Space,” “Limits 

of Disturbance,” “Slope,” and “Clustering,” and eliminates confusing terms, such as “Maximum Extent Feasible.” 
2. Clarifies the purposes of FCOZ, eliminating confusing concepts and terms. 
3. Clarifies and mandates aesthetic design standards in areas such as siting of buildings, building materials, site 

preparation, traffic and parking, fencing, and lighting.   
4. Eliminates confusing slope waiver process for ski resorts and replaces it with MRZ exceptions and standards.   
5. Clarifies and simplifies the application process, including the role and timing of extraterritorial jurisdictions like Salt 

Lake City watershed.   
6. Reconciles conflicts between FCOZ tree removal and revegetation standards vs. wildfire suppression standards.   
7. Brings FCOZ into compliance with recent legal requirements (in areas such as exactions, Wildland-Urban Interface 

Codes, etc.).   
8. In the above changes, strives to fairly balance property rights and environmental protection. 

 
HOW MOUNTAIN RESORT ZONE (MRZ) WORKS 

1. Two Districts:  Recreation and Village 
2. Recreation District 

a. No commercial or residential uses, mainly recreational uses 
i. Recreational uses consistent with recreational uses allowed in adjoining Forest Service lands. 

b. FCOZ slope and ridgeline requirements do not apply to recreational uses that typically take place on steep 
slopes or ridgelines 

i. Slope waiver process eliminated 
c. All other FCOZ protections apply 

3. Village District 
a. Mix of resort-type commercial and residential uses, along with recreational uses (for transitions to the 

Recreation District) 
i. Most uses are permitted uses (not conditional) but must still go through a public master plan 

process.  
b. All FCOZ protections apply, including slope and ridgeline protection 
c. County Council determines height and density, based on the unique characteristics of each resort area—

one size does not fit all 
d. County Council sets boundaries of Village and Recreation Districts with the goal of concentrating 

residential and commercial development in the Village District, but recognizing vested rights of resorts. 
e. Transfer of Development Rights (TDR) incentives to concentrate development in the Village District and 

conserve other parts of the canyons.   
4. Master Plan, not piecemeal development 

a. A resort, or phases thereof, is master planned to ensure a cohesive development plan 
b. A master plan avoids inefficient, piecemeal development, while preserving the public process for the 

entire master plan 

A master plan is governed by a development agreement to ensure that the terms of the master plan are enforced. 
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 FOREWORD 

Millcreek is one of the oldest settlements in the Salt Lake Valley and over the last 150 years has created 
a vital balance of heritage and progress. Beginning with the construction of John Neff’s flour mill in 
1847-48, Millcreek has long been a desirable community with many descendants of the original pioneers 
still living in the area today. 3300 South itself is an extension of the original 10 Acre Survey, laid out in 
1847. The agrarian lifestyle was enhanced with the construction of Nathan Baldwin’s headphone 
manufacturing factory in 1917, as his dam and generator on East Millcreek also provided electricity for 
the community. The Evergreen Historic District, which stretches from Evergreen Avenue to 3300 South 
and 2300 East to 2700 East, provides visual reminders to the past while the many well preserved homes 
indicate the pride evident in this community.  

In many ways, this Development Plan is a 
continuation of Millcreek traditions, 
exemplified by continual improvements 
and upgrades to both private and public 
property. For example, the plan will be 
expanding on the East Millcreek 
Betterment League’s work from 1935 and 
1950 to beautify the area. The League’s 
work led to the establishment of a traffic 
signal at the intersection of 2300 East and 
3300 South as well as the installation of 
sidewalks, trees, and landscaping along 
2300 East between 2700 South and 3900 
South (see Image 3). Additional projects 
included increased public transportation, 
installation of additional fire hydrants, 
and a proposed recreation center. Many 
of these projects established the 
community pride and assets that are the 
foundation for a future Town Center. This 
foundation provides the direction for the 
recommendations in this Development 
Plan. As such, the Plan represents the 
current generation of community 
improvement and is a guide for future 
growth and development that is solidly 
based on respecting and building on the 
traditions of the past.  

Image 2: Neff's mill 

Image 1: National Baldwin Radio Factory; image courtesy of USHS 
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Our goals for this plan include;   

o Designing on a human scale 
o Preserving the identity of the Millcreek community 
o Continuing the longstanding tradition of enhancing and nurturing landscaping 
o Providing for a variety of activities 
o Creating a mix and density of uses 
o Developing mobility options 

The Millcreek Town Center will continue to be an important resource for the community and Millcreek 
Township as future growth in the area occurs. The Center will enhance the identity of the community 
that lives, works, recreates and shops in this area. Care must be given to respect both the investment 
space – open space in front of buildings – and the public space in the public right of way. In addition, 
zoning standards that define building placement, density, height, signage, and uses as well as site plans 
specifying parking location requirements and landscaping are vital. And finally, mobility, connectivity, 
shared driveways and other access management tools must be employed to return Millcreek to the pre-
eminent family oriented community it once was. 

Another component to planning for the built 
environment is a market analysis indicating what is 
feasible in terms of new commercial uses in the 
area. While Neff’s mill and Baldwin’s headphone 
manufacturing plant are no longer in operation, and 
the Sherman School, built in 1905, has been replaced 
by a supermarket, this area has the potential to 
expand both retail and commercial markets to better 
serve area residents and reduce the need to exit the 
area for work and shopping options.   

Image 3: Proposed Sidewalk Plan for 2300 East, 1941 

Image 4: The original Sherman School; image courtesy of USHS 
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Finally, community goals and objectives must be considered. Property owners who have made the 
financial investment to live, work and play in Millcreek represent the most significant stakeholders. They 
are the audience for this plan, and will be collaborative partners in its implementation.   

To meet these objectives, this plan has been structured into five chapters that follow this foreword, with 
an attached list of references for those who want more specific information on ideas discussed here.   

• Chapter One – Introduction 
• Chapter Two – What to Know: Demographics, Market Analysis, Land Use/Redevelopment 

Analysis, Infrastructure Capacity, 2300 East Safety Improvements, Future Town Center Nodes 
• Chapter Three – Engaging the Community  
• Chapter Four – Achieving the Goals: The Town Center Framework – Urban Form Elements; 

Development Scenarios 
• Chapter Five - Making it Happen: Policy & Regulatory Tools – General Plan Update; Key 

Stakeholders; Proposed Zoning Elements; and Next Steps 
• References –External documents and reports used as a basis for recommendations in the plan 
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CHAPTER 1: INTRODUCTION 

AREA CONTEXT/HISTORY 

The overall urban form of the Millcreek Town Center study area has not changed for nearly 50 years. 
The major road alignments date back more than a century and the development pattern in Millcreek 
was established in the post-WWII era of suburban residential development and automobile-oriented 
commercial uses. Commercial uses developed along corridors in the community rather than in a 
cohesive town center. While the Millcreek Township area continued to develop and evolve as a whole, 
the auto-oriented corridor style development and corresponding zoning regulations impacted the ability 
of a center to evolve at the intersection of 2300 East and 3300 South.  

In the aerial image series shown below from 1977 to 2013, it is easy to notice how little has changed in 
the prevailing urban form at both the intersection of 2300 East and I-80 and 2300 East and 3300 South, 
despite some new uses and continued infill development in the area.  

   

1977: I-80/2300 East 

 

1997: I-80/2300 East 

 

2013: I-80/2300 East 

 

   

1977: 3300 South/2300 East 

 

1997: 3300 South/2300 East 2013: 3300 South/2300 East 

When Interstate 80 was constructed the former importance of 3300 South as a main east-west 
connection diminished. A northbound on ramp for heading west on I-80 and southbound off ramp for 
eastbound traffic was created at 2300 East, which has remained primarily residential with a small 
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neighborhood commercial node. 
Traffic counts are relatively low in 
the area, with approximately 
18,455 Annual Average Daily 
Traffic (AADT) counts along 2300 
East between I-80 and 3300 South 
and between 16,320 and 17,620 
AADTs on 3300 South at 2300 
East.  

The commercial property around 
the intersection of 2300 East and 
3300 South has become dated and 
declined, diminishing its viability. 
Total sales revenues at the 3300 
South 2300 East intersection in 
2013 were nearly $18 million. 
Major business types for the area 
include Food and Beverage, Food 
Services, Personal and Laundry 
Services, and Repair and Maintenance. Restaurants typically do well here, likely due to the smaller 
household sizes and higher per capita incomes.  
The 84109 zip code, which includes the East Millcreek area, has approximately $193,369,803 in “lost” 
sales of goods and services purchased by residents at establishments outside of the zip code (See Table 
3: Sale Leakage, Chapter 2). Although leakage in sales occurs in the majority of categories, two potential 
categories to target for future development are Food Services and Drinking Places (e.g., restaurants, 
catering, coffee shops, etc.) and Clothing and Clothing Accessories Stores. 

Regardless, community assets exist that anchor the area as a node of activity. These assets include the 
Historic Baldwin Radio Factory (renovated for a restaurant/artist studios/boutique shops), the Millcreek 
Community Center, the Evergreen Historic District, several restaurants and Dan’s Fresh Market. The 
surrounding residential areas are stable and new construction of single-family homes has continued in 
recent years along 2300 East to the north of 3300 South. Median home values in the surrounding area 
range from $277,100 to $336,800, compared to the State median of $212,800 and the County median of 
$232,100.  

The Evergreen Avenue Historic District was listed on the National Register of Historic Places in 2007. 
Roughly bounded by 2300 East/2700 East and 3300 South/Evergreen Avenue, the district represents the 
community’s heritage and transition from a pioneer-era milling and manufacturing center to a suburban 
residential retreat. This neighborhood has historically functioned as the social center of the community 

Image 5: Community assets include local restaurants with sidewalk dining and the Baldwin Radio Factory 
complex. 
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and its architectural resources contribute to the history of the East Mill Creek community.1 The 
construction of the Millcreek Community Center on Evergreen Avenue adjacent to Evergreen Park is a 
valuable asset and represents continued investment in the community. The Millcreek Community Center 
includes the Millcreek Library, Millcreek Recreation Center, and Millcreek Senior Center. Local stores 
and art studios in an adaptive reuse of the Baldwin Radio Factory provide a context for the feel and look 
of future development investment in 
that area. Some of these businesses 
include Vintage Arts, Celestial 
Impressions, and Sheryl Thornton 
Fine Art. 

This area by Evergreen Avenue is at 
odds with the function and form of 
the main roadways of 2300 East and 
3300 South. These roads function 
safely as transportation corridors, 
yet the form currently pays little 
attention to pedestrian and bicycle 
accessibility and connectivity 
between uses along the corridors 
and the surrounding neighborhoods. 
However, the federally funded 2300 
East Safety Improvement Project will 
provide both pedestrian and bicycle 
amenities, increasing the ability to 
safely travel to/from the area on 
foot or bicycle.   

                                                           
1 National Register of Historic Places, Evergreen Avenue Historic District, East Mill Creek, Salt Lake County, Utah, 
National Register #07000081 

Image 7: The pedestrian infrastructure along 2300 East is varied, with minimal amenities. 

Image 6: Some areas along 3300 South have no sidewalk. 

http://focus.nps.gov/AssetDetail/NRIS/07000081
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DEVELOPMENT PLAN STUDY AREA/CONTEXT 

The study area, shown in the diagram below, for the Development Plan generally consists of the 
property fronting and surrounding the two major corridors of 2300 East and 3300 South.  

The larger area around these two corridors consists of a stable residential base that supports the 
creation of the Millcreek Town Center. The housing was primarily built between 1950 and 1975 in the 
post-WWII suburban residential expansion of the region, but also includes historic resources dating back 
to the 19th century. Additionally, new homes, including attached and detached units, continue to be 
built in the area, including along 2300 East, indicating the stability and desirability of the area for single-
family residential development. While new multi-family dwellings in the Unincorporated County 
accounted for only 6 percent of all new multi-family dwellings in the County between 2004 and 2013, 
the development of additional owner-occupied housing plays an important role in bringing people to the 
Town Center and supporting future commercial endeavors. Concurrent, and supported by the goals for 
the Town Center described in this plan, is the objective of protecting and enhancing the established 
residential neighborhoods. 
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DEVELOPMENT PLAN GOALS 

  GOAL 1: Designing on a human scale 
 

GOAL 2: Preserving the identity of the 
Millcreek community  

 

 

  

 

GOAL 3: Continuing the longstanding 
tradition of enhancing and nurturing 
landscaping 

 
GOAL 4: Providing for a variety of activities 
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GOAL 5: Creating a mix and density of uses 
 

GOAL 6: Developing mobility options 
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PROJECT TIMELINE 

The project to create the Development Plan began in the fall of 2014. Feedback gathered from the 
community engagement process led by the consultant, and supported by the Office of Township 
Services, is reflected in the recommendations. Analysis and findings fueled the recommendations and 
path forward for the final plan. These are summarized throughout the plan, and are offered in more 
detail as references. The adoption process will occur in the future. 
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CHAPTER 2: WHAT TO KNOW – INFORMATION ABOUT 
BUILDING THE MILLCREEK TOWN CENTER  

WHO LIVES HERE? 

As a whole, the demographics of Millcreek Township in and around the study area reflect an educated 
community with higher median incomes than the region as a whole. The median age of residents is 
higher, and the household size is lower, than the County and State average. Furthermore, the higher 
than average per capita income suggests more disposable income and increased buying power within 
the area. 

Table 1: Demographic Comparison: 2300 East/3300 South (Source, US Census 2009-2013 Estimate) 

Radius Median Age Median Household 
Size 

Median Household 
Income 

Per Capita 
Income 

1 mile 35.7 2.8 $68,606 $29,040 
3 miles 35.3 2.5 $66,199 $33,282 
5 miles 34.4 2.4 $59,158 $30,805 
Salt Lake County 31.2 3.0 $60,555 $26,103 
Utah 29.6 3.1 $58,821 $23,873 

The population in the surrounding area is approximately 15,934 within 1 mile. Due to the established 
nature of the area, the population is not projected to increase significantly in the near future. 

Table 2: Population: 2300 East/3300 South (Source, US Census 2009-2013 Estimate) 

 
Population - 2015 Population - 2020 Population - 2030 

1 mile                       15,934                        15,249                        15,463  
3 miles                     126,245                      122,180                      125,478  
5 miles                     267,510                      264,369                      277,036  
Shifting demographics have created a base of residents that is similar in composition to several areas 
around the Salt Lake County region, such as the Holladay Village area and the east downtown Salt Lake 
City neighborhood around the 400 South and 700 East intersection. The difference is these other sites 
have an urban form that supports a built environment desired by this demographic group of residents, 
including a mix of uses, mobility options, connectivity, and a variety of activities. The Town Center 
development program is rooted in bringing aspects of these forms of built environment to the Millcreek 
Township neighborhoods around 2300 East and 3300 South. 
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WHAT IS FEASIBLE? 

MARKET ANALYSIS: OVERVIEW 

A market analysis was conducted to identify development potential and provide a basis for development 
scenarios and development recommendations for the area around 2300 East and 3300 South in 
Millcreek Township. The study was completed by analyzing parcel improvement values, sales tax 
generated in the area, historic absorption patterns and rents in Salt Lake County, demographic and 
household characteristics in the area, and through numerous interviews with real estate brokers and 
developers. The study concentrates on the area along 2300 East from I-80 to approximately 3500 South, 
and along 3300 South from 2000 East to approximately 2400 East.  

The results suggest the following would be successful in this area for working to create a future Town 
Center: 

• Retail development including 
restaurants and specialty retail such 
as unique, stand-alone clothing 
shops; 

• The intersection of 2300 East and 
3300 South is the most likely site for 
retail development; 

• 2300 East is far more “walkable” in 
scale than 3300 South; development 
should bring shoppers into the 
interiors of blocks; 

• Office development is viable at the 
north end of 2300 East on vacant 
land overlooking I-80, with good 
access and visibility. Office 
development would not likely exceed 
3-4 stories in height; 

• Residential development should 
focus on upper-stories of mixed-use 
buildings at the intersection of 2300 
East and 3300 South; 

• Vacant land next to the Dan’s Market 
could be acquired and a medium-box 
store or specialty retail could be 
attracted to this site; 

• Brokers feel the study area is 
generally not as attractive for large-
scale regional development as the 
east end of 3300 South, which has an 
interchange on I-215 and therefore 
better access; Image 8: Mixed-use development with residential over retail is a recommended target. 
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MARKET ANALYSIS: DEVELOPMENT POTENTIAL 

SALES LEAKAGE 

A sales leakage analysis identifies economic development opportunities in a community by evaluating 
the total purchases made by residents inside and outside the community. A sales leakage analysis first 
identifies sales within the State of Utah for each major sales category and then calculates the average 
sales per capita in each category. Per capita sales in the 84109 zip code are compared to average per 
capita sales statewide in order to estimate what portion of resident purchases are being made within 
the zip code and what purchases are being made by residents outside of the zip code.2 

Two potential categories to 
target are Food Services and 
Drinking Places (e.g., 
restaurants, catering, coffee 
shops, etc.) and Clothing and 
Clothing Accessories Stores 
(See Table 3: Sales Leakage). As 
will be discussed later, brokers 
believe that these two 
categories would do well in this 
area based on the location and 
demographic composition of 
residents. The sales leakage 
analysis indicates that nearly 
$19 million in food services 
sales are “lost” to other 
communities. Redevelopment 
targeting restaurants and other 
food services could recapture 
some of these sales. The 
clothing category loses nearly 
$17 million to other 
communities. Clothing would 
need to be specialty-type, 
stand-alone clothing stores as 
most major chains tend to 
cluster together in community 
or regional shopping centers.  

                                                           
2 Sales tax data was not available for Millcreek, so the analysis was performed using data from the 84109 zip code. 

Map 1: 84109 Boundaries 
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Table 3: Sales Leakage: 84109 Zip Code (2013) and Target Categories 

Type Total Leakage (2013) Capture Rate 

General Merchandise Stores3 -$65,320,375 0.00% 
Motor Vehicle and Parts Dealers -$53,034,455 5.10% 
Building Material and Garden Equipment and 
Supplies Dealers -$24,348,343 0.81% 

Food Services and Drinking Places -$18,969,133 53.14% 
Clothing and Clothing Accessories Stores -$16,754,467 5.53% 
Accommodation -$14,391,753 0.08% 
Miscellaneous Store Retailers -$10,796,427 36.58% 
Electronics and Appliance Stores -$8,200,933 8.99% 
Furniture and Home Furnishings Stores -$7,896,701 6.65% 
Repair and Maintenance -$7,762,452 30.56% 
Gasoline Stations -$7,117,741 31.58% 
Nonstore Retailers -$5,374,015 6.22% 
Health and Personal Care Stores -$3,782,176 22.49% 
Amusement, Gambling, and Recreation 
Industries -$2,765,071 35.42% 

Performing Arts, Spectator Sports, and Related 
Industries -$1,318,493 61.68% 

Personal and Laundry Services -$1,212,975 2.15% 
Museums, Historical Sites, and Similar 
Institutions -$302,444 0.00% 

Sporting Goods, Hobby, Book, and Music Stores $24,064,890 323.27% 
Food and Beverage Stores $31,886,263 176.25% 
Total -$193,396,803 44.25% 

Source: Utah State Sales Tax Commission; ZBPF 
 

Of the $18 million in leakage within food services and drinking places, $16 million of that occurs among 
restaurants. Based on the median square footage for restaurants and the median sales per square foot, 
32 additional restaurants could be supported within the 84109 zip code if all resident purchases were to 
be made in the local area (See Table 4: Buying Power – Restaurants). Clearly, residents will leave the 
neighborhood to make some of these purchases elsewhere, especially in conjunction with attendance at 
cultural and sporting events which are not available in Millcreek. However, the large amount of leakage 
demonstrates the potential to attract additional restaurants to the area. 

 
 

                                                           
3 Does not include Smith’s Marketplace, which is listed under Food and Beverage Stores. 
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Table 4: Buying Power - Restaurants 

  
Median 
Square 

Footage 

Median Sales 
per Square 

Foot 

Median Sales per 
Store 2013 Leakage 

Number of 
Possible 

Stores 
Restaurant w/out liquor 2,400  $          199   $      478,728    
Restaurant w/ liquor 3,212  $          308   $      989,874    
Sandwich shop 1,400  $          290   $      405,398    
Pizza 1,462  $          196   $      287,034    
Coffee/tea 1,600  $          405   $      647,296    
Chinese fast food 1,400  $          127   $      178,010    
Average 1,912  $         254   $     497,723   $     (16,054,550)              32  
Sources: Urban Land Institute; Utah State Sales Tax Commission; ZBPF 
 
Map 2 shows the study area with the land uses indicated for each parcel. On the map are block 
numbers, which were assigned to sections of the area and are referenced in this report. 



MILLCREEK TOWN CENTER PLAN – CHAPTER 2 FINAL DRAFT 9.16.2015   16 

  

Map 2: Study Area with Block Numbers and Land Use 
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LAND USE ANALYSIS & REDEVELOPMENT POTENTIAL 

The current land use in the study area is a mix of residential, retail commercial, and smaller-scale office. 
(See Map 1) There has been some conversion of residential structures into businesses, but these are 
limited and located primarily near the 2300 East and 3300 South intersection. This trend is more 
prevalent between 3300 South and Evergreen Avenue than to the north of 3300 South. Currently, only a 
few residential businesses occur along 2300 East to the north of 3300 South. This indicates that the 
residential nature of the remaining corridor north of 3300 South is stable. One of the primary goals of 
the Millcreek Town Center Development Plan is to focus retail/business density at nodes to create a 
“center” This goal is supported by the market analysis findings. Future expansion of commercial uses 
along 2300 East to the north of 3300 South into the stable residential area is discouraged, as it would 
affect the concentration of retail uses at the center and compromise the success of increasing density at 
the nodes.  

The land use pattern consists of mostly developed land, with few vacant lots. (See Map 1) Several under-
developed lots exist in the area near the recommended Town Center nodes, including those currently 
occupied by storage units. An analysis of parcel land uses, sales per square foot, and parcel 
improvement values indicates an approximate number of acres that are underperforming and could 
potentially be redeveloped. It is noteworthy that none of the blocks at 2300 East 3300 South have 
vacant parcels. (See Map 5, Potential Parcels for Redevelopment) 

Map 3:  

Map 3: Range of Current of Zoning in the Study Area Vicinity; A= Agricultural zones; C=Commercial zones; R=Residential zones;  
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REDEVELOPMENT POTENTIAL ANALYSIS 

An analysis of the improvement value and sales tax generated by parcels in the study area identifies the 
potential for redevelopment in the area. Table 5 represents the total acreage with redevelopment 
potential for each block, which is comprised of multiple parcels in most cases. (See Map 4 for Ownership 
Pattern and Parcel Sizes) Redevelopment potential was based on various characteristics, including 
parcels that have low improvement values as well as low sales per acre, vacant parcels, and parcels that 
have homes that now have a commercial use. The acreage is solely calculated for the purpose of 
evaluating the overall potential for redevelopment in the area. No specific parcels are targeted for 
redevelopment and market forces will be a factor as individual property owners evaluate whether or 
not redevelopment makes financial and economic sense.  

Table 5: Approximate Acres for Redevelopment 

Block Approximate Acres 
6 1.8 
7 4.9 
10 3.7 
11 4.1 

Future land use decisions need to maximize the limited development opportunities that exist and also 
be economically feasible. The ownership pattern is characterized by multiple owners and size of 

Map 4: Current Commercially Zoned Parcels in the Study Area 
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available lots is relatively small, with most parcels in the one-third to one-half acre range and only a few 
in the three to four-acre range (See Map 4). These are major factors in not only what a Town Center can 
look like, but how it can be achieved. The likelihood of attracting major retailers to anchor the center is 
limited by both these, as they require a minimum amount of acreage for their development that is not 
present in the area without major property aggregation or assembly.  

 

INFRASTRUCTURE CAPACITY 

An infrastructure capacity analysis was conducted to identify the ability of the current infrastructure to 
support a future Town Center at the 2300 East and 3300 South intersection. Based on the projected uses 
and anticipated densities from the market analysis findings, the future development in the area is of a 
scale and density comparable to the allowable density under current zoning regulations. The capacity 

Map 5: Pattern of Multiple Ownership (represented by different colors) and Relatively Small Lot Sizes (shown in acres) within the Blocks 
that have redevelopment potential (Blocks outlined in red). 
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analysis recommends the following to be considered regarding infrastructure improvements as a Town 
Center develops in this area: 

Current sewer lines are expected to have adequate capacity for the projected commercial and 
residential development densities recommended for the future Town Center. The existing line along 
2300 East is an 8-inch line buried at a 4-percent grade. The 3300 South line is a 10-inch trunk line buried 
at a 2-percent grade. Future commercial development and residential development do not pose a 
concern to the existing capacity. 

Water lines are expected to have adequate capacity for the projected future commercial and residential 
development densities. However, fire suppression for higher density residential properties requires high 
pressure and adequate tank capacity. The lines along 2300 East and 3300 South, which are currently 6 
inches and 8 inches respectively, would require an upgrade to 12-inch line to accommodate potential 
redevelopment within the Town Center. Costs for water line upgrades are approximately $90 to $100 
per foot. 

Power lines are expected to have adequate capacity for projected future commercial and residential 
development. Above ground power lines, however, pose an aesthetic problem for the future Town 
Center. Costs for burying power lines can be four times greater than installation of above ground lines, 
but are desirable for a Town Center environment. Transmission lines are located on 3300 South and 
serve the surrounding distribution lines, which are located on 2300 East. Transmission lines are 
commonly kept overhead due to challenges with maintaining the underground facilities of these higher 
voltage lines. However, this cost must be balanced with the future benefit of burying the lines. (See 
References for full Utilities/Infrastructure Report) 

Stormwater drainage may be affected by 
the change in land uses and the increase in 
density. As the area redevelops, an 
emphasis should be placed on low-impact 
development design (LID) as an approach to 
managing storm water drainage. LID works 
with nature to manage stormwater as close 
to its source as possible, using approaches 
such as increasing permeability and 
retaining stormwater on site through 
functional and appealing drainage design. 
Examples include rain gardens (see Image 
9), vegetated rooftops, rain barrels, and 
permeable pavements. 4 

                                                           
4 United States Environmental Protection Agency; Water: Low Impact Development 
http://water.epa.gov/polwaste/green/ 

Image 9: Rain gardens provide on-site stormwater drainage 

http://water.epa.gov/polwaste/green/
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2300 EAST SAFETY IMPROVEMENT PROJECT 

Improvements in the study area are already planned and funded. In the fall of 2012, following 
completion of an environmental study, Salt Lake County began the design phase of the 2300 East Safety 
Improvement Project. This project consists of functional and form improvements in the public right-of-
way along 2300 East between 3900 South and the access to Interstate 80 at the north end. The 
improvements provide the foundation for the future look and feel of the Millcreek Town Center behind 
the public right-of-way. Features from the improvements are reflected in the proposed Front Setback 
Standards in the Implementation Tools (Chapter 5) of this plan. The final design includes the following 
features: 

• New curb, gutter and sidewalk from 3300 South to 3900 South on both sides of the road  
• New curb, gutter and sidewalk on the east side of the road from Claybourne Avenue to 3300 

South. Existing curb, gutter and sidewalk will remain along the west side of the road from 
Claybourne Avenue to 3300 South. 

• Bicycle lanes from Claybourne Avenue (approximately 2800 South) to 3900 South along both 
sides of the roadway. 

Image 10: Rendering of 2300 East Improvements, looking north at Evergreen Ave. 
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• Beautification and pedestrian-friendly features from 
3225 South to Mill Creek. These features include:  

o colored crosswalks and intersections at 2300 
East/3300 South and 2300 East/Evergreen 
Avenue,  

o narrow benches called leaning rails at the bus 
stops in this area,  

o decorative street lighting with banners, 
o street trees and park strip shrubs, and  
o a wider sidewalk (up to 8 feet) where possible. 

The typical sidewalk is 5-feet wide.  
• Pedestrian activated flashing lights for crosswalks at 

Claybourne Avenue and at 3000 South  
• On-street parallel parking in select locations from 3225 

South to Mill Creek 
• Proposed landscaped roundabout for Interstate-80 

access 

  

Image 13: Crosswalk Enhancements 

Image 12: Street trees and park strip shrubs 

Image 11: Wider sidewalks with scoring 

Image 14: Decorative street lights 
with banner arms 
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MILLCREEK TOWN CENTER: FUTURE NODES  

RECOMMENDATIONS FOR THREE NODES 

Based on the findings from the analyses 
completed for the Development Plan, as 
well as on interviews conducted with 
brokers and developers, three nodes are 
recommended for the future Millcreek 
Town Center. All three nodes are 
centered on 2300 East, one at the north 
end of the study area and two at the 
south end. Each node has unique assets, 
opportunities, and key considerations, 
which are outlined in more detail below. 
The north node is located near the 
Interstate 80 exit. The south nodes are 
located at 3300 South and Evergreen 
Avenue, respectively. The two south 
nodes are related by proximity, and have 
the opportunity to function 
collaboratively as uses at 3300 South 
shift to become more pedestrian-
oriented in design. While the north and 
south nodes are related, they are 
separated by nearly a mile along 2300 
East. This distance, and the stability of 
the residential uses along 2300 East 
between the two areas, supports the 
recommendation for the north and south 
nodes to function independently. This 
facilitates the shift away from a corridor-
oriented commercial development 
pattern. An individual identity for each of 
the north and south node areas is supported by 
community feedback received during the plan 
development process. (See the References: 
Public Outreach Summary materials: Node Branding). 

  

Image 15: Three Future Nodes of Millcreek Town Center 
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NORTH AREA: 2300 EAST/I-80 NODE 

ASSETS: 

• Good visibility from Interstate 80 
• A gateway into Millcreek 
• Infrastructure capacity is adequate 

OPPORTUNITIES: 

• Office is viable – good access and visibility from freeway. There is limited office development in 
Millcreek Township currently; this is a great opportunity. 

• Opportunity for non-residential development to create a mix of uses 
• Minimized traffic into adjacent residential areas by being accessible from Interstate 80 for 

eastbound traffic 
• Development will help support adjacent neighborhood scale commercial by providing a shared 

parking situation (office workers support adjacent restaurants during daytime; in evening, 
patrons of restaurants can use office parking; walkable for area residents) 

• Parking management – Office can share with trail users as well as the neighborhood commercial 

KEY CONSIDERATIONS:  

• Development requires coordination with Salt Lake City, as the area is divided by the boundary 
between SLC and Millcreek Township 

• Access to/from Interstate 80 is limited – off-ramps are for eastbound traffic only; on-ramps are 
for westbound traffic only. This may affect the viability of the office development/other 
development.  

• Change of zoning to a new Millcreek Town Center district to achieve desired development 
pattern for the Town Center 

• Context-sensitive design that fits in with the character of Millcreek Township is recommended. A 
conventional urban or suburban office building may not fit into the community’s historic 
context. 

• The office building could be 3 to 4 stories total (some could be built underground due to the 
change in topography) 

• Site amenities that could support the office building include a plaza, wide sidewalks, site 
landscaping and access to Parley’s Trail. 
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SOUTH AREA: 2300 EAST/3300 SOUTH NODE & 2300 EAST/EVERGREEN AVENUE NODE 

ASSETS: 

• Existing community assets will ground the Evergreen Avenue node, including the Evergreen 
Historic District, local restaurants, Historic Baldwin Radio Factory, and Millcreek Community 
Center 

• The 3300 South node is a major intersection and provides good visibility and access for future 
development.  

• The 2300 East Safety Improvements will provide a basis for pedestrian-oriented features and 
beautification between the 3300 South and Evergreen Avenue nodes. 

OPPORTUNITIES: 

• Increase in density of people and buildings using pedestrian-friendly mixed-use development 
can support retail and walkability of the town center while minimizing impact on surrounding 
residential neighborhoods 

• Focus redevelopment on 2300 East 3300 South (Blocks 6, 7, 10, 11) intersection where potential 
is greatest (see Map 4) and provides the ability to link into existing assets at Evergreen Avenue 

• Densify Blocks 10 and 11 through redesign and redevelopment and create more walkability 
within each block 

• Create more multi-family residential to further increase buying power in the area and increase 
the diversity of housing types. 

• Focus on recapturing lost sales through restaurants and small retailers (e.g., clothing and 
accessories) 

• Restaurants will draw both from the neighborhood and the region, contributing to the visibility 
and viability of the Millcreek Town Center 

• The recommendations of this Millcreek Town Center Development Plan will provide a basis for 
the context-sensitive design in any future 3300 South Street planning by UDOT.  

KEY CONSIDERATIONS:  

• The assets of the existing Evergreen Avenue node, including the Historic Baldwin Radio Factory, 
Millcreek Community Center, and small, home-based businesses can act as an anchor for future, 
walkable development that can link the Evergreen Avenue and 3300 South nodes. 

• Preserve and highlight the historic architectural character and walkable nature of the Evergreen 
Historic District, including the residential neighborhood and Baldwin Radio Factory area. 

• The Millcreek Community Center draws users from all over Millcreek Township. 
• Development and parking scenarios indicate buildings will need to be multi-story to achieve a 

recommended intensity of uses and also have adequate parking.  
• Retail and Mixed-Use of Residential over Retail is expected to be the primary development type 

for this node. Developers are optimistic that mixed-use developments in this area would do 
well, with a target height of three floors. Not only do mixed-use developments contribute to the 
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creation of a walkable town center, they can also maximize on limited developable space by 
building up rather than out.  

• Smaller-scale office would do well here (e.g. medical offices, such as dental offices currently 
located in the area.) Larger-scale office is better suited to the north node at I-80 or by the I-215 
exit, which provide the access and visibility needed to support this use. Longer-term, once the 
area becomes more walkable and densified, larger-scale office may be more viable at the 3300 
south node. 

• Degree of compatibility with surrounding neighborhoods, both in building form and front 
setback standards 

• Front yard Setbacks – design to be complementary to surrounding residential areas, with 
distinct additional features to signal a shift to the town center 

• Rear yard setbacks to structures can help buffer adjacent residential areas  
• Limit large expanses of surface parking to reduce auto-oriented development patterns  
• Locate buildings at the front of the lot with parking in the rear to promote a pedestrian-oriented 

Town Center that still accommodates the automobile. 
• Change of zoning to a new Millcreek Town Center district to achieve the desired development 

pattern for the Town Center 
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CHAPTER 3: ENGAGING THE COMMUNITY  

EDUCATION: COMMUNITY OUTREACH  

A total of three educational 
outreach meetings were held to 
inform the public on the process 
and gather their input on a 
variety of important issues 
related to the Development Plan 
components. At the first 
meeting in March 2015, 
community members were 
provided with a general 
introduction to the scope of the 
project, key findings from the 
market analysis for the area, and 
potential parameters that could 
unify future development, such 
as landscaping elements. 
Attendees were provided 
examples of urban form 
developments within the Salt 
Lake County region to evaluate 
for their design elements. 

At the second meeting in April, CRSA presented the community with an overview of the planning 
process that included a review of how the development pattern was established. This helped to educate 
the attendees on the motivation for establishing a Town Center in Millcreek. The community was 
informed of what will occur once the planning process concludes, which consists of a review by the 
Millcreek Planning Commission and Salt Lake County Council for a decision on adopting the components 
of the development plan.  

Salt Lake County Office of Township Services staff members presented information on the market 
analysis and demographic findings and reiterated their support for hearing the perspectives of the 
community on the desire for creating a future Town Center. CRSA led the attendees through a series of 
workshop exercises to solicit feedback on what they wanted to see included in their Town Center, 
including the evaluation of urban form development examples from the Salt Lake County region. 
Participants evaluated each example on a variety of elements, including sidewalk width, location, and 
materials; building materials, location, and scale; landscaping elements, and location of the parking. In 

Image 16: Engaging and Educating the Community at one of three public outreach meetings in 2015. 
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addition, participants were asked to evaluate 
what they would change about the development 
example and/or what they felt was missing to 
make it an example that would work in Millcreek.  

At the third meeting in May, CRSA provided a 
recap of the feedback received at the April 
meeting, as well as a review of the project and 
planning process for those that were not in 
attendance at the prior meetings. Specific 
information regarding the current zoning and 
general plan map was provided to the attendees, 
who were then asked to indicate on maps which 
areas they would support a change in order to 
implement a future town center. 
The meeting concluded with a 
polling exercise that allowed 
participants to vote on whether 
example urban form images 
captured the desired elements for 
future development and on a series 
of increasing boundaries to gauge 
support for inclusion in the Town 
Center. (See the References for a 
full summary of public input from 
these three meetings.) 

 

Image 17: Polling results regarding potential Town Center Node boundaries. 

1       2       3 

1       2       3 
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CHAPTER 4: ACHIEVING THE GOALS – THE TOWN CENTER 
FRAMEWORK  

WHAT WE WANT: DEFINING THE TOWN CENTER FRAMEWORK 

Chapter 2 presented information on the feasibility of what would work well in the future Millcreek Town 
Center. It defined how the Town Center could function. Using input from the community engagement 
process and county staff, this chapter takes that functional foundation and adds an understanding of 
what the Town Center can evolve into from an urban form perspective. Six goals were introduced at the 
beginning of the plan. In this section, these goals are linked to a range of strategies and urban form 
elements intended to achieve them.  

ACHIEVING THE GOALS: ELEMENTS OF THE URBAN FORM 

A new zoning district will focus on the following desired urban form elements for both the public right of 
way and the development pattern of parcels in the district. These elements will help direct development 
in a manner that will establish the desired urban form of the future Millcreek Town Center. 

• BUILDING FORM & DESIGN 
• SIDEWALK/STREETSCAPE 
• LANDSCAPING/SITE FURNISHINGS 
• SIGNAGE 
• BUILDING DESIGN: ADAPTABILITY/FLEXIBILITY 
• RESIDENTIAL DEVELOPMENT POTENTIAL 
• MOBILITY/ACCESSIBILITY 

BUILDING FORM & DESIGN 

A walkable, human scale and pattern of 
development that preserves the identity of the 
Millcreek community will support the goals of this 
plan. Recommendations of this section will lead to 
an urban form that develops in a walkable fashion, 
but allows enough flexibility to accommodate a 
regional attraction.  

GOAL 1: DESIGNING ON A HUMAN 
SCALE 

GOAL 2: PRESERVING THE IDENTITY OF 
THE MILLCREEK COMMUNITY 
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BUILDING MATERIALS – Build on the historic assets of the 
surrounding area, including structures such as the Baldwin 
Radio Factory. A combination of traditional and modern 
building materials is preferred. However, the area will not 
rely on an architectural ‘theme’ to provide a unifying 
element, and a range of architectural styles is expected as 
the area develops over time. Landscaping and site 
furnishings will be used to unify the range of architectural 
styles.  

BUILDING ENTRANCES – Entrances will front the sidewalk 
to allow direct access from the public right-of-way. 

BUILDING MASSING – Allowable building height will be a 
range between 1 to 4 stories.  

BUILDING FOOTPRINT – Allowable footprint for buildings 
limited only by setback requirements, calculated to preserve 
space for connecting to existing and planned amenities: 

• Cross-easements, shared access, and shared parking 
at the sides and rear of lots 

• Wider sidewalks and landscaping at the front of lots 

BUILDING LOCATION – Buildings will be located at the 
front build-to-line established by the setback requirement. 
The building footprint may include an attached open-air 
patio and/or outdoor activity area in addition to or in lieu of 
sidewalk dining. 

BUILDING ORIENTATION – Buildings will be oriented to 
the public right-of-way and front the sidewalk/streetscape 
zone. 
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SIDEWALK/STREETSCAPE 

In the Millcreek Town Center, the specification of setback 
standards, including size and use of the setback area, will 
work to unify the urban form of the town center and link to 
streetscape improvements in the public right-of-way. 

GOAL 1: DESIGNING ON A HUMAN SCALE 

GOAL 2: PRESERVING THE IDENTITY OF THE 
MILLCREEK COMMUNITY 

GOAL 3: CONTINUING THE LONGSTANDING 
TRADITION OF ENHANCING AND NURTURING 
LANDSCAPING 

GOAL 4: PROVIDING FOR A VARIETY OF 
ACTIVITIES 

SIDEWALK/STREETSCAPE ELEMENTS – The planned 
streetscape in the 2300 East Safety Improvement Project 
varies, ranging from a 5-foot to an 8-foot sidewalk, planted 
park strip with trees to trees in tree grates within the 
sidewalk. An overall Millcreek Sidewalk Master Plan is 
evaluating recommendations for future sidewalk 
improvements in the area. To create a physically and visually 
comfortable pedestrian environment and visually unified 
streetscape, the future streetscape environment will consist 
of the following elements: 

• Wide, paved sidewalk 
• Generous landscaped park strip to buffer pedestrians 

from the street 
• Front setback area for additional greenery, outdoor 

uses, and/or paved hardscape to extend the pedestrian 
walking area 

• A build-to line to require buildings, plazas and similar 
built elements to address the street and create a 
comfortable level of enclosure rather than setting 
buildings to the rear of property with parking in front. 

SIDEWALK/STREETSCAPE USES – Property owners are 
encouraged to utilize the sidewalk and front setback area for 
public-private interface in the form of outdoor dining, patios, 
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temporary displays, and seating. Vendors are another 
potential sidewalk/streetscape use that can support 
the Town Center. 

LANDSCAPING/SITE FURNISHINGS 

Specification of landscaping elements will create a 
unifying theme for the area.  

GOAL 2: PRESERVING THE IDENTITY OF THE 
MILLCREEK COMMUNITY 

GOAL 3: CONTINUING THE LONGSTANDING 
TRADITION OF ENHANCING AND 
NURTURING LANDSCAPING 

LANDSCAPING ELEMENTS – The street tree palette 
will consist of a limited number of choices for 
consistency. A percentage of all park strips will contain 
the same mix of plants while the remaining percentage 
may vary with each property. This will provide unity 
while still allowing for variety and individuality.  

SITE FURNISHINGS – Benches, transit shelters, bike 
racks, bollards, pedestrian lighting, path lighting, 
bollards, and trash and recycling receptacles will be 
selected from the design family used in the 2300 East 
Safety Improvement Project. This will lead to a visually 
unified streetscape. This applies to furnishings in 
shared access/easement areas as well as the public 
right-of-way. The front setback area of buildings may 
use these furnishings to unify with the broader 
streetscape zone.  

SIGNAGE 

Use of similar sign types will contribute to the unifying 
theme for the area. 

GOAL 1: DESIGNING ON A HUMAN SCALE 

GOAL 2: PRESERVING THE IDENTITY OF THE 
MILLCREEK COMMUNITY 
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SIGN TYPES – The sign types allowed will consist 
of a limited number of choices for consistency and 
types that support a walkable, town center 
environment. Allowing sign type options will 
provide unity while still allowing for variety and 
individuality and site limitations. Recommended 
sign types include: 

• Flat on-building 
• Pole  
• Awning 
• Window 

SIGN LOCATION – The majority of the 
recommended sign types are incorporated into 
the building façade. For pole signs, the location 
should be in the front setback area, as long as 
pedestrian traffic is not interrupted. This will lead 
to a visually unified streetscape. The front setback 
area of buildings may also include temporary 
signage, such as sandwich board signs, as long as 
pedestrian traffic is not interrupted. 

BUILDING DESIGN: ADAPTABILITY/FLEXIBILITY 

Building design standards will be established that 
allow for adaptability and flexibility in 
accommodating a range of uses over time. 

GOAL 4: PROVIDING FOR A VARIETY OF 
ACTIVITIES 

GOAL 5: CREATING A MIX AND DENSITY 
OF USES 

USES – Building design, using minimum floor to 
ceiling heights for the ground floor, is structured 
to be adaptable allowing flexibility in 
accommodating a range of uses over time. A 
combination of commercial and residential will 
support the future town center. The exact mix will 
fluctuate and change over time as the town center 
and surrounding neighborhoods evolve.  
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RESIDENTIAL DEVELOPMENT POTENTIAL 

GOAL 5: CREATING A MIX AND DENSITY OF USES 

New residential developments would be best 
suited for Blocks 6 and 7 (see Map 5 in Chapter 2). 
Residential development here would likely be 
mixed-use with restaurants and other retail shops 
on the bottom floor, with two stories of residential 
above. These blocks could also be redeveloped for 
townhomes. 

Although developers state that there is sufficient 
demand for housing in the study area, historical 
absorption rates are low. Between 2004 and 2013, 
the entire Unincorporated Salt Lake County made 
up only 6.2 percent of all new multi-family units, 
with an annual absorption of only 91 units. 

Table 6: Multi-Family Absorption 

 Community % of All New Multi-Family Units 
in the County (2004-2013) Annual Absorption 

Holladay 0.2% 4 
Murray 1.5% 23 
Salt Lake 19.5% 350 
South Salt Lake 1.3% 28 
Taylorsville 3.1% 38 
Unincorporated Salt Lake County 6.2% 117 
West Valley 6.6% 135 
Salt Lake County Total   1,899 

MULTI-MODAL MOBILITY, ACCESSIBILITY, & 
CONNECTIVITY 

A multi-modal Millcreek requires land use, 
transportation and capital improvement plans and 
policies to evolve to support the desired urban form of 
the Town Center.  

GOAL 1: DESIGNING ON A HUMAN SCALE 

GOAL 6: DEVELOPING MOBILITY OPTIONS 
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MULTI-MODAL TRANSPORTATION – The 
built environment, including the public 
right-of-way and the urban form of the built 
environment that fronts it, will shift to 
become accommodating of multiple modes 
of transportation, including:  

• Pedestrians 
• Bicycles 
• Transit 
• Automobiles 

As Millcreek evolves, the likelihood of 
improved transit service will increase. 
Future transit improvements are closely 
connected with future residential 
development densities. While only a 
guideline, Figure 2 (Modes and Compatible 
Housing and Employment Densities5) shows 
the transit mode most compatible to an 
overall density range (housing and jobs per 
acre). Based on current and projected 
densities for the area, Millcreek Township 
could likely support a bus rapid transit (BRT) 
system along 3300 South in the near term. 
Current and future development and infill 
along with active transportation 
improvements will also improve 
connectivity and increase ridership on local 
bus service. The Utah Transit Authority 
annually evaluates and modifies routes to 
ensure efficient routes and a high level of 
service.  

MULTI-MODAL PARKING – The space 
dedicated for on-site automobile parking 
will be directed by the site plan 
requirements for development in the area. 
Parking requirements may be 
accommodated on-site or off-site in a 

                                                           
5 Nelson Nygaard. 2012. Modes and Compatible Density, UTA Network Study.  

Figure 1: Multi-Access (top) vs. Shared Access (bottom) 

Figure 2: Modes and Compatible Housing and Employment Densities 
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surface or structured form. In addition, development will be 
required to provide visible, safe parking for bicycles on-site.  

VEHICLE PARKING ACCESS & LOCATION – Requirements 
for development will limit interruptions to the streetscape 
setting and reduce user conflicts. On-site vehicle parking will 
be located to the rear or side of buildings. Shared access 
driveways and cross-easements to access parking will be 
required. These are supported by front, side, and rear 
setback requirements. (see Figure 2 – Multi-Access vs. 
Shared Access) 

CONNECTIVITY: STREET NETWORK/BIKE 
LANES/ROUTES – A connected street network of smaller 
block sizes can help promote the viability of multi-modal 
transportation in the Town Center. The safety 
improvements on 2300 East include bike lanes from 
Claybourne Avenue down to 3900 South. Additional bike 
infrastructure should connect into the planned lanes to 
enhance the overall mobility and accessibility via bike in the 
Town Center. This includes access to /from trails near I-80. 
Bike lanes are recommended for consideration on 3900 
South and Evergreen Avenue. Any future street design study 
of 3300 South should consider if bike lanes are feasible on that roadway. Other roadways are 
recommended to be signed as bike routes. New easements may be opportunities for bike and 
pedestrian ways that are separate from streets. 
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DEVELOPMENT SCENARIOS & PARKING MANAGEMENT 

While transit service may improve and the urban form will shift to be more multi-modal in design, the 
development uses will be flex-oriented and still need to accommodate the automobile. As such, 
redevelopment in the Millcreek Town Center will need to have sufficient parking for patrons and 
residents. The amount of parking needed will depend on both the amount of commercial square feet 
and the number of residential units. Current development standards require 4 parking spaces per 1,000 
square feet of commercial space and 2 units per residential unit. Using these current standards, Tables 
7-9 show various development scenarios with the amount of parking required for each scenario based 
on multiple floor to area ratios (FAR) and development types (e.g. 1-story commercial, 2-story and 3-
story mixed use). Full tables with these scenarios are included in Appendix F of the Market Analysis 
Report (see References). Each scenario assumes current development standards, including 350 sq. ft. 
per parking space, 20 percent of the total area for landscaping and setbacks, 2 parking stalls per 
residential unit, and an average residential unit size of 900 sq. ft. 

The recommended direction for future redevelopment in the area is represented by Scenario 2 and 3; 
both scenarios consist of developments with more than one story. These scenarios allow development 
to achieve densities similar to those at Holladay Village, a comparable site, while still accommodating 
parking on site. Development scenarios that differ from these parameters (e.g. 1-story commercial, or 
mixed-use higher than 3 stories) will likely need to pursue a structured or off-site parking approach. As 
the area shifts to support more multi-modality, and is better served by transit, parking demand may 
decrease and development scenarios may allow an urban form that differs from the recommended 
scenarios. 

Each of the scenarios includes the total number of acres that are identified on each of Blocks 6, 7, 10, 11 
for redevelopment. In most cases, this total acreage is comprised of multiple smaller parcels with 
separate ownership.  

REDEVELOPMENT SCENARIO 1  

Redevelopment Scenario 1 (Table 7) consists of a one-story commercial development. Based on current 
development standards, it would not be possible to achieve densities similar to Holladay Village for this 
area (e.g., 0.4 - 0.5 FAR) because the total amount of developed space would exceed the amount of 
available space. 

 
Table 7: Redevelopment Scenario 1 (1-story Commercial Use) 

Block Acres Sq. Ft FAR Commercial  
 Sq. Ft 

Number of 
Spaces 

Total Used  
Sq. Ft 

Remaining 
Sq. Ft 

6 1.8  78,408  0.4  31,363  126  91,145   (12,737) 

 1.8  78,408  0.45  35,284  142  100,665   (22,257) 

 1.8  78,408  0.5  39,204  157  109,836   (31,428) 
7 4.9 213,444  0.4  85,378  342  247,766   (34,322) 
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Block Acres Sq. Ft FAR Commercial  
 Sq. Ft 

Number of 
Spaces 

Total Used  
Sq. Ft 

Remaining 
Sq. Ft 

 4.9 213,444  0.45  96,050  385  273,489   (60,045) 

 4.9 213,444  0.5  106,722  427  298,861   (85,417) 
10 3.7 159,028  0.4  63,611  255  184,667   (25,639) 
 3.7 159,028  0.45  71,563  287  203,818   (44,790) 
 3.7 159,028  0.5  79,514  319  222,970   (63,942) 
11 4.1 178,596  0.4  71,438  286  207,258   (28,662) 
 4.1 178,596  0.45  80,368  322  228,787   (50,191) 

 4.1 178,596  0.5  89,298  358  250,317   (71,721) 
 

REDEVELOPMENT SCENARIO 2  

Redevelopment Scenario 2 (Table 8) is a two-story mixed use development, with commercial on the first 
floor and residential on the second. In this scenario, there is sufficient space for commercial units and 
residential units, as well as adequate parking for both at densities between 0.4 and 0.5. 

 
Table 8: Redevelopment Scenario 2 (2-story Mixed Use) 

Block Acres FAR Commercial 
Sq. Ft 

Commercial 
Parking 
Spaces 

Number of 
Residential  
Units 

Residential 
Parking 
Spaces 

Remaining 
Sq. Ft 

6 1.8 0.4  15,681  63  17   34   13,095  

 1.8 0.45  17,641  71  19   38   6,935  

 1.8 0.5  19,602  79  21   42   774  
7 4.9 0.4  42,688  171  47   94   35,317  

 4.9 0.45  48,024  193  53   106   18,081  

 4.9 0.5  53,361  214  59   118   1,194  
10 3.7 0.4  31,805  128  35   70   26,117  
 3.7 0.45  35,781  144  39   78   13,741  
 3.7 0.5  39,756  160  44   88   666  
11 4.1 0.4  35,719  143  39   78   29,808  
 4.1 0.45  40,184  161  44   88   15,543  

 4.1 0.5  44,649  179  49   98   1,278  
 

REDEVELOPMENT SCENARIO 3  

Redevelopment Scenario 3 (Table 9) consists of a three-story mixed use development, with commercial 
on the first floor and residential on the second and third floors. Like Redevelopment Scenario 2, there 
would be sufficient area for commercial and residential space, as well adequate space for parking, with a 
significant amount of square feet remaining. 
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Table 9: Redevelopment Scenario 3 (3-story Mixed Use) 

Block Acres FAR Commercial 
Sq. Ft 

Commercial 
Parking Spaces 

Number of 
Residential  
Units 

Residential 
Parking 
Spaces 

Remaining 
Sq. Ft 

6 1.8 0.4 10,454 42  23   46   21,472  

 1.8 0.45 11,761 48  26   52   15,965  

 1.8 0.5 13,068 53  29   58   10,808  
7 4.9 0.4 28,459 114  63   126   58,296  

 4.9 0.45 32,016 129  71   142   43,889  

 4.9 0.5 35,574 143  79   158   29,831  
10 3.7 0.4 21,203 85  47   94   43,369  
 3.7 0.45 23,854 96  53   106   32,668  
 3.7 0.5 26,504 107  58   116   22,668  
11 4.1 0.4 23,812 96  52   104   49,065  
 4.1 0.45 26,789 108  59   118   36,988  

 4.1 0.5 29,766 120  66   132   24,911  
 
 

URBAN FORM SITE PLAN DIAGRAMS: DEVELOPMENT SCENARIOS 

The following set of urban form site plan diagrams takes parameters from one of the recommended 
redevelopment scenarios (Scenario 2:  2 story development) and applies it to three general parcel sizes 
potentially available for redevelopment on an individual basis. These urban form scenarios represent 
three different 2-story development types:  

1. Commercial – interior lot 
2. Mixed-use: Residential over Retail – corner lot 
3. Multi-family Residential – interior lot 

These are intended to be development types that could occur on parcels within the Millcreek Town 
Center. For each development type, two scenarios are presented that compare differences in 
development square footage, lot coverage/density (represented by FAR), and parking availability, based 
on building configuration, access management, and shared parking situations. These are intended to be 
generally informative for how development in the Town Center may look, rather than a plan for any 
specific parcel in the area.  
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CHAPTER 5: MAKING IT HAPPEN – THE POLICY & 
REGULATORY TOOLS  

HOW WE GET THERE: THE POLICY AND REGULATORY TOOLS 

Several tools will be used to implement the Town Center. The following is a brief description of these 
tools and potential next steps. 

• General Plan Update (New General Plan Project and General Plan Official Map Changes) – this 
provides the guiding policies for moving forward with implementation of regulatory tools to 
make the Town Center happen. 

• Key Stakeholders will use this plan and make the Town Center happen 
• Zoning Ordinance Recommended Elements – these are standards and regulations for 

implementing the desired urban form outlined in Chapter 4. A primary objective is space 
management in the near term for future investment that may happen over a longer-term, in the 
public and private investment areas. These elements, along with the site plans and standards 
tables, will merge into the future zoning ordinance and be used to administer the review of 
future development proposals to provide for consistency in the future urban form of Millcreek 
Town Center. (For the full recommendations, see References: Elements for Inclusion) 

o Front Setback Standards : Streetscape Amenities– Landscape & Sidewalk Zones 
 The Front Setback Standards provide direction for investment in the 

streetscape, working to supplement the limited availability in the right-of-way 
for pedestrian amenities that are critical to the success of a town center.  

o Sign Standards – regulations to provide for visual consistency 
o Shared Parking and Access – use of existing County zoning language to regulate shared 

access and parking 
o Building and Parking Location: Site Plans and accompanying standards tables to support 

the goals of the Town Center Development Plan. 
• Next Steps May include: 

o Assemblage of parcels if larger-scale  development is desired 
o Acquisition of easements for non-automobile mobility and connectivity 
o Parking management plan  
o Creation of a Community Development Area (CDA) 
o 3300 South Street Design Plan – provide a Town Center context for future 

improvements to the roadway 

THE GUIDING POLICY TOOL – MILLCREEK TOWNSHIP GENERAL PLAN 

A desire for more walkable, pedestrian-oriented activity centers within Millcreek Township was 
expressed during the process of creating the Millcreek Township General Plan (last updated in 2012). At 
public outreach events for this Millcreek Town Center Development Plan, this desire was reinforced by 
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the community with a specific interest in seeing this type of center occur in and around the 2300 East 
and 3300 South intersection. The General Plan provides the framework for guiding this process, and 
updates to the General Plan will be made to clarify and specify the parameters for creating a Millcreek 
Town Center in this location. 

MILLCREEK TOWNSHIP GENERAL PLAN GOALS 

Prior to the process for assembling the Millcreek Town Center Development Plan, the Millcreek 
Township General Plan stipulated several goals that are supported by the outcome of this process.6 This 
development plan supports the following goals: 

• Framework: Create a framework for development that is consistent with vision and core values 
of the community and follows best practices. 

• Community: Develop communities with quality urban design that encourage social interaction 
and support family and community relationships, as well as healthy, active lifestyles 

• Mobility: Promote land use development patterns that provide a high quality of life to all and 
offer choice in mobility. 

• Activity Centers: Promote development of viable commercial, employment, and activity centers 
to serve the community. 

• Housing Choices: Provide diverse housing choices for a variety of needs and income levels to 
create places where all are welcome to live. 

While not all goals will be achieved at the same time, all are related to 
different aspects of the long-term objectives for the Millcreek Town 
Center. For this plan, the framework goal is achieved through an update to 
the Millcreek Township General Plan. The update provides the guidance 
and policy basis for the information contained in this development plan. 

The Millcreek Township General Plan is structured in a format intended to 
be easily updated and regularly used by County staff, elected and 
appointed officials, and the general public. It consists of three sections and 
an Official Map. The three sections include: Context (A description of 
existing Township conditions); Best Practices (an expandable encyclopedia 
of policies to guide community planning decisions); and Projects (a 
community-driven listing of improvements or programs seen as important 
to the future of the Township, intended to be reviewed annually to explore 
steps toward implementation). The Projects section allows the County to 

                                                           
6 Pg. 1-4, Millcreek Township General Plan (2012); 
http://slco.org/pwpds/zoning/pdf/MillcreekPlan/Millcreek_General_Pl.pdf 

“The area between 
Evergreen Avenue and 3300 
South on 2300 East has 
good potential to become a 
walkable commercial center. 
Land use decisions that 
encourage walkability can 
help this area become a 
walkable commercial 
center.” 

Millcreek Township General 
Plan, pg. 14 (2012) 

http://slco.org/pwpds/zoning/pdf/MillcreekPlan/Millcreek_General_Pl.pdf
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track and demonstrate progress and successes in implementing the overall planning vision for the area. 
For example, the 2300 East Safety Improvement Project and Sidewalk Master Plan were both identified 
as Projects in the General Plan. The Official Map identifies the relative level of change or anticipated 
growth for an area, and is the key tool of referral for County staff and officials, and the general public, 
when considering a change to land uses. It is a physical guide to accompany the Projects section in 
implementing the overall planning vision for Millcreek Township.7 

While the concepts of Community, Mobility, Activity Centers, and Housing Choices are captured in the 
General Plan via the Best Practices section, as well as the recommendation for Neighborhood Centers in 
the Projects section, no specific 
Project was outlined for the 
creation of a Millcreek Town 
Center. Thus, the Official General 
Plan Map does not indicate a 
location for where the town 
center might occur. However, the 
Context section, in its evaluation 
of the commercial areas of 
Millcreek Township, mentions the 
area between Evergreen Avenue 
and 3300 South along 2300 East 
as having good potential to 
become a walkable center. 8 
Thus, to have the guiding policy 
behind the Town Center in place, 
two updates are required for the 
General Plan: 

• General Plan Map 
Amendment 

• New General Plan Project 

An updated General Plan Map 
captures the recommendations of 
the planning consultant team, 
county staff, and the community 
in regard to the general boundary 
for the Town Center area. Two 
locations are included, the main 

                                                           
7 Millcreek Township Official Map: http://slco.org/pwpds/zoning/pdf/MillcreekPlan/GP_Millcreek_Projects2.pdf 
8 Pg. 14, Millcreek Township General Plan (2012): 
http://slco.org/pwpds/zoning/pdf/MillcreekPlan/Millcreek_General_Pl.pdf 

http://slco.org/pwpds/zoning/pdf/MillcreekPlan/GP_Millcreek_Projects2.pdf
http://slco.org/pwpds/zoning/pdf/MillcreekPlan/Millcreek_General_Pl.pdf
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location being at the intersection of 2300 East and 3300 South, extending south to Evergreen Avenue to 
capture the two south nodes. The third smaller node is supported at the north end of 2300 East 
adjacent to the Interstate-80 junction. An existing commercial node and the proposed realignment of 
the I-80 access ramps provide the opportunity for a successful node here. The length of 2300 East 
between the two nodes at 3300 South and Evergreen and the north node at I-80 is expected to remain 
stable residential. 

A new General Plan Project outlines the primary objectives and urban design elements of the Millcreek 
Town Center and provides the framework for future action by Salt Lake County and potential 
stakeholders, including County Council, Millcreek Planning Commission, Community Councils, private 
business and land owners, potential occupants, developers, and community residents. A description of 
the roles and relationships between the key stakeholders is described in the following section. 

KEY STAKEHOLDERS 

Many different stakeholders have a role in the future of the study area. All of the parties must work 
cooperatively for the successful implementation of the Millcreek Town Center. It is important to note 
that the two main roads in the study area, 2300 East and 3300 South, are governed by different 
jurisdictions. 2300 East falls under the authority of Salt Lake County, while 3300 South is under the 
control of UDOT. 

RESIDENTS/LANDOWNERS/BUSINESS OWNERS 

Residents, landowners, and business owners have a vested interest because they have a financial stake 
in the continued well-being of their community. They must support this plan and make continued 
investments in their properties in order for it to be successful. Likewise, the new businesses that locate 
in the Millcreek Town Center must provide goods and services that residents will use for them to 
succeed. This symbiotic relationship requires that the residents, landowners and business owners stay 
educated and informed, as well as providing input and feedback on future developments.  

DEVELOPERS 

To the extent that this document provides a clear vision for the future development and redevelopment 
of the East Millcreek area into a Town Center, developers will have an understanding of the possibilities 
that exist to redevelop new or updated uses in this area. It behooves developers to participate with the 
community to understand their goals as well as complying with the strategies outlined in this document. 

MILLCREEK COMMUNITY COUNCIL/MILLCREEK PLANNING COMMISSION 

These entities provide approval and buy-in of this plan, and future approvals related to its goals. 
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SALT LAKE COUNTY 

Salt Lake County is the local administrative government for the study area. As such they can administer 
and revise zoning designation, zoning ordinances, and the general plan. The Planning Commission is the 
organization within the County that is responsible for hearing applicant, public, and agency and staff 
comments on proposed land use applications. The County Council and Planning Commission together 
make planning and zoning decisions and enact local ordinances. The Office of Township Services is 
tasked with providing local government services, such and business and economic development, to 
Millcreek Township. 

It is the responsibility of Salt Lake County to ensure that individuals in various departments, for example 
Planning and Engineering, are educated regarding the goals for the form of the town center. It is also the 
responsibility of Salt Lake County to ensure that the Millcreek General Plan and corresponding zoning 
ordinances are followed. 

SALT LAKE CITY 

The boundary between Salt Lake City and the unincorporated County occurs at 2760 South on the east 
side of 2300 East and approximately 2720 South on the west side of 2300 East. Future land uses in this 
area should reflect the common desires of both SL City and SL County 

UDOT 

3300 South is under the control of the Utah Department of Transportation. As such, they define the 
number and width of lanes, presence or lack of bike lanes, park strips, curb and gutter, location of 
driveway accesses, etc. within the public right-of-way. The roundabout at 2300 East I-80 and relocation 
of trails in this area has also been subject to UDOT approvals. Recent philosophical changes at UDOT 
have led to a more inclusive organization willing to work with local jurisdictions. Examples of streetscape 
improvements on UDOT roadways within urban areas include the tree-lined medians on 700 East 
adjacent to Liberty Park in Salt Lake City, and improvements to Foothill Drive in Salt Lake City. It is 
important that UDOT be invited to participate as a collaborative partner in ongoing modality discussions 
in the Millcreek Town Center. This plan provides a basis for the context-sensitive design of 
improvements to 3300 
South and the 
consideration of multi-
modal transportation 
within the right-of-way. A 
street design plan for 3300 
South is needed to help 
define the future of the 
public right-of-way. 
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THE REGULATORY TOOLS: FRONT SETBACK AREAS; ELEMENTS OF NEW ZONING 
DISTRICT; SHARED ACCESS/PARKING  

The following sections are representative of the regulatory tools that will implement the desired 
outcome for the urban form of the Millcreek Town Center. A summary is provided to give an overview of 
how the concepts of the development plan are matched to the regulatory tools to implement them. 

• Front Setback Area Standards: Implements the Desired Streetscape & Activity 
• Proposed Zoning Changes: Implements the Desired Urban Form and Uses 
• Shared Access/Parking: Implements the Desired Urban Form and Mobility Management 

FRONT SETBACK AREAS – CREATING THE TOWN CENTER STREETSCAPE 

PURPOSE 
Site elements, particularly the arrangement of sidewalks and landscaping, in the Front Setback Area will 
serve as a unifying theme for development within the Millcreek Town Center District, which is expected 
to evolve over time rather than as one large-scale master-planned development project. The standards 
for the front setback area are structured so that investment in the near term supports long-term 
changes in both the public and private investment areas. They are also designed to enhance the current 
investments planned for 2300 East. 

The Front Setback Area is defined as the area between the front property line and the front 
setback/build-to line of the building’s front façade - for interior lots - and the front and secondary street 
facades for corner lots. Street trees, shrubs, park strips and other planting areas can play an important 
role in visually unifying a streetscape. 

SETBACK DESIGN ZONES/AREAS 
In addition to meeting basic landscape and screening zoning requirements in Section 19 of the Salt Lake 
County Zoning Code, this area will have additional landscape requirements. These requirements are 
meant to guide the overall and look and feel of the area and to be the unifying element identifying this 
area as a town center. Within the front setback area are three zones with a potential fourth zone in 
some locations. 

ZONE 1: FRONTAGE ZONE – This is the area immediately in front of a building. The Frontage Zone may 
contain a mix of planting areas and hardscape areas. The hardscape areas are intended to accommodate 
a variety of uses including outdoor dining, seating, sidewalk sales and other similar uses that invite 
people to stay and spend time. Planted areas must comprise 50% of the frontage zone. Of the planted 
area, up to half is allowed to be planted with turf while the rest must be planted with drought tolerant 
ornamental grasses and shrubs. To provide continuity while still allowing for variety a combination of 
required plants and user choice is recommended. For continuity with the 2300 East beautification, 30% 
of the plants in this zone should be one or a mix of the following plants: 

• Berberis x stenophllya ‘Corallina Compacta’ (Dwarf Coral Hedge Barberry),  
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• Rhus aromatic ‘Gro-Low’ (Gro-Low Fragrant Sumac), and 
• Festuca ovina glauca (Blue Fescue). 

 
These three plants were chosen because they are to be installed as a part of the 2300 East Corridor 
Safety Improvements. Beyond these three plants, other plants are at the discretion of the property 
owner but are required to meet water-wise guidelines of 1 inch or less of supplemental water every two 
weeks after a three year establishment period. If plants in the public right-of-way change species, these 
requirements should shift accordingly to provide continuity.  

ZONE 2: PEDESTRIAN TRAVEL ZONE – This is a travel way for pedestrians. This route is accessible and 
clear of obstructions. It is also wide enough to comfortably accommodate several people walking 
together. Adequate 
width is critical to the 
success of this zone. 
Success is defined as a 
wide enough sidewalk 
that people feel 
comfortable walking 
along it. The National 
Association of City 
Transportation Officials 
(NACTO) Urban Street 
Design Guide 
recommends a 
pedestrian travel zone 
width of 8-12 feet in 
commercial areas. It is 
important to note that 
this width is part of the 
overall sidewalk, not 
the total sidewalk 
width. The importance 
of width calculation is 
given emphasis here to 
explain why a wide 
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pedestrian through zone was chosen. It is also important to note that this is a significant positive change 
and dramatic improvement from Salt Lake County’s standard of a 6-foot wide sidewalk adjacent to the 
back of curb, one of several sidewalk scenarios seen on 3300 South. This approach for sidewalks in the 
front setback area is designed to extend the width of planned sidewalk improvements on 2300 East. 

ZONE 3: STREET FURNITURE/CURB ZONE – This zone is the section of sidewalk between the 
pedestrian through zone and the property or right-of-way line. It houses street trees, benches, trash 
receptacles, bike racks, and other street furniture. Instead of trees in tree grates, trees are to be planted 
in tree pits for optimum tree health. One tree per every 25 linear feet of property frontage is 
recommended, with flexibility in regard to clear zones for driveways and other areas. To provide visual 
continuity with the trees being planted for the 2300 East Corridor Improvements, while at the same 
time allowing for variety, street tree choices in the area should come from the following selections: 

• Platanus 
acerifolia 
(London Plane 
Tree), 

• Zelkova serrata 
(Japanese 
Zelkova), and  

• Ginkgo biloba 
(Ginkgo).  
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ZONE 4: BUFFER ZONE - A fourth zone of sidewalk exists in 
most areas. The existence of this zone is dependent on the 
amount of space available between the property/right-of-
way line and the edge of the travel lane. The guidance for 
uses in this zone is based on the assumption that UDOT will 
control 3300 South for the foreseeable future and the ROW 
may not change from its current location. Given this 
assumption, where this zone exists it can accommodate a 
wide variety of uses. Uses could include additional sidewalk 
space, park strips, on-street parking, bio-swales and other 
storm water treatment measures, bus bulbs, parklets, and 
curb extensions. The improvements done in this zone would 
be part of the future public investment in the Town Center, 
which will work alongside private investment in the front 
setback area to create the desired streetscape. If hardscape 
is selected for this area in can be a variety of materials such 
as concrete, concrete pavers, crushed stone, and similar. 
Hard materials unsuitable for foot traffic, such as cobble, 
gravel, loose rock and other materials, may not be installed. 
(see images at right for examples of suitable hardscape in 
Zone 4)  

The standards for the Front Setback area are specified in the 
Elements for Inclusion that will form the basis of the new 
Millcreek Town Center zoning regulations. A discussion on 
integrating the range of existing sidewalk configurations  
along 3300 South, is included in the References. 

  Examples of suitable hardscape in the buffer zone between the 
street and pedestrian travel zone. 

Image 19: Space between townhomes can be used for pedestrian 
walkways and/or courtyards. 

Image 18: The purpose of the setback standards is to support an active 
street life. 
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PROPOSED ZONING CHANGES: ELEMENTS FOR INCLUSION: MILLCREEK TOWN CENTER 
(MTC) ZONING DISTRICT 

A summary outline of elements and requirements that will form the basis of a new Millcreek Town 
Center Zoning District is provided below. A fully developed outline of Elements for Inclusion is included 
in the References. Specific regulatory language for the new Millcreek Town Center zoning district will be 
developed by Township Services to be compatible with the Salt Lake County Zoning Ordinance.  

Site Plans and Standards Tables will be provided for use in administering the elements and requirements 
of the zoning district. Regardless of size or configuration, the development of lot types can fall under 
four general categories:  

• Interior Lot – Single Building Development 
• Corner Lot – Single Building Development 
• Interior Lot – Multiple Building Development 
• Corner Lot – Multiple Building Development 

A site plan indicating setbacks, building location, parking location and circulation is included for each of 
these four types. A fifth site plan captures regulations for all four: 

• Building Section Plan – All Lot/Development Types 

PURPOSE STATEMENT OF ZONING DISTRICT 

The purpose of the Millcreek Town Center Zoning District is to promote the relationship of uses and 
structures to their sites and other sites in the district. The application of the district zoning regulations is 
intended to result in good neighborhood and town center design, in order to secure the advantages of 
compatible site planning for residential and commercial development, or combinations thereof. 

CONSISTENCY WITH THE GENERAL PLAN 

Uses and developments in the Millcreek Town Center zoning district shall be consistent with the 
Millcreek Township General Plan. The Millcreek Town Center Project provides an understanding of the 
overall objective for the development standards in this zoning district.  

• SITE PLAN STANDARDS 
• BUILDING FORM AND DESIGN 
• ACCESS, CIRCULATION, & PARKING 
• SITE ELEMENTS  
• SIGNS 
• LIGHTING 
• FURNISHINGS 
• SERVICE AREAS 
• DENSITY & NEIGHBORHOOD COMPATIBILITY  
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SHARED PARKING & ACCESS MANAGEMENT TOOLS 

Salt Lake County currently has two ordinances requiring shared access and parking—Office Research 
Park and Development Zone (19.45.160), and MD-1 and MD-3 Mixed Development Zones (19.55.160). 
Both ordinances state:  

The number of access points along public streets shall be minimized by sharing and linking 
parking areas with adjacent properties. Reciprocal ingress and egress, circulation and parking 
agreements shall be required to facilitate the ease of vehicular movement between adjoining 
properties. On corner sites access points shall be located as far from the corner as reasonably 
possible and in no case less than 60/40 feet from the intersection of the property lines.9  

Standards for driveways vary based on use and anticipated volumes. Recommended dimensions for 
driveways include: 

• Commercial land uses:  
o Two-way direction use: 25 feet minimum to 50 feet maximum 
o One-way direction use: 16 feet minimum to 30 feet maximum 

• Multi-Family Residential land uses:  
o Two-way or one-way direction use: 16 feet minimum to 30 feet maximum10 

These recommendations are reflected in the Elements for Inclusion, the basis for a future zoning district 
to implement the Millcreek Town Center.  

 

                                                           
9 Salt Lake County Code of Ordinances. 14.12.110 (Driveways). http://slco.org/pwpds/html/ordinances.html. Accessed 
June 6, 2015. 
10 Utah Administrative Code R930.6 Access Management, as in effect on June 1, 2015. Accessed June 11, 2015 
 

http://slco.org/pwpds/html/ordinances.html
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REFERENCES: ADDITIONAL INFORMATION & RESOURCES  

A plethora of supporting information and resources is offered as references for the recommendations 
made in the Millcreek Town Center Development Plan, including the following: 

• Public Outreach Materials and Comments – Model Places/Node Branding 

• Public Outreach – Feedback on Urban Design Examples  

• Local Urban Design Examples Map 

• I-80 Node Development Scenario 

• Infrastructure/Utility Analysis Report and Appendix 

• Market Analysis Report and Appendix 

• Multi Modal Millcreek Report 

• Mobility Maps/Appendix 

• 2300 East Roadway Improvements 

• Draft General Plan Amendments (text and map) 

• Draft Zoning – Elements for Inclusion and Site Plan Standards  

• Existing Sidewalk Integration Scenarios 
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