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Salt Lake County Planning Commission 

Public Meeting Agenda 

Wednesday, July 10, 2013   
8:30 A.M. 

THE MEETING WILL BE HELD IN THE COUNTY COUNCIL CHAMBERS, COUNTY 
GOVERNMENT CENTER, MAIN FLOOR, ROOM #N1100, 2001 SOUTH STATE STREET. ANY 

QUESTIONS, CALL 385-468-6700 

REASONABLE ACCOMMODATIONS FOR INDIVIDUALS WITH DISABILITIES WILL BE 
PROVIDED UPON REQUEST.  FOR ASSISTANCE, PLEASE CALL 468-2120 OR 468-2351: 

TDD 468-3600. 
The Planning Commission Public Meeting is a public forum where the Planning Commission 
receives comment and recommendations from applicants, the public, applicable agencies and 
County staff regarding land use applications and other items on the Commission’s agenda.  In 
addition, it is where the Planning Commission takes action on these items.   Action may be taken 
by the Planning Commission on any item listed on the agenda which may include: approval, 
approval with conditions, denial, continuance or recommendation to other bodies as applicable.   

 
Business Items – 8:30 a.m. 

1) Adoption of minutes from the June 12, 2013 meeting. 
2) Wasatch Canyons General Plan update  
3) Other Business 

 
Public Hearings – (Immediately following business items) 
 
28263 – Ty Vranes – Requesting Final Conditional Use approval of an 8 lot Planned Unit 
Development (PUD) consisting of 4 Twin Homes (Preliminary approval was granted at the 
April 10, 2013 meeting) – Address: 8795 South 1300 East – Community Council: Sandy Hills 
– Zone: A-1 (Agricultural/Residential, 10,000 sq. ft. min. lot size) Planner: Todd A. Draper 
 
28538 – Marc Sullivan – Requesting approval of an Exception from Curb, Gutter, and Sidewalk 
requirements. This request is associated with Conditional Use application 28334 – Address: 
8520 South 1000 East – Zone: A-1 (Agriculture, 10,000 square feet minimum lot size) – 
Community Council: None – Planner: Jim Nakamura 
 
 
 
Meeting Adjournment 



 

 
 

 
 

Rules of Conduct for the Planning Commission Meeting 
 
First: Applications will be introduced by a Staff Member. 
 
Second: The applicant will be allowed up to 15 minutes to make their presentation. 
 
Third: The Community Council representative can present their comments. 
 
Fourth: Persons in favor of, or not opposed to, the application will be invited to speak. 
 
Fifth: Persons opposed to the application will be invited to speak. 
 
Sixth: The applicant will be allowed 5 minutes to provide concluding statements.  
 
 
  
 Speakers will be called to the podium by the Chairman. 

 
 Because the meeting minutes are recorded it is important for each speaker to state their name 

and address prior to making any comments. 
 
 All comments should be directed to the Planning Commissioners, not to the Staff or to 

members of the audience. 
 
 For items where there are several people wishing to speak, the Chairman may impose a time 

limit, usually 2 minutes per person, or 5 minutes for a group spokesperson. 
 
 After the hearing is closed, the discussion will be limited to the Planning Commission and 

the Staff.  
 
 



MEETING MINUTE SUMMARY 
SALT LAKE COUNTY PLANNING COMMISSION MEETING

Salt Lake County Government Center, N1100

Wednesday, June 12, 2013 8:30 a.m.

Approximate meeting length: 5 hours
Number of public in attendance: 50
Summary Prepared by: Jocelyn Walsh-Magoni
Meeting Conducted by: Commissioner Tillou (Chair)

ATTENDANCE
Commissioners and Staff:

BUSINESS MEETING – 8:40 a.m.

1) Adoption of minutes from the May 15, 2013 meeting.

Motion: To approve the Minutes from the May 15, 2013 meeting with the change that it be noted 
Commissioner Tillou was present by phone for a portion of the public meeting, but not for the 
business meeting.

Motion by: Commissioner Young
2nd by: Commissioner Vance
Vote: Unanimous in favor (of commissioners present)

2) Wasatch Canyons General Plan update – David Gellner

3) Other Business

a) Todd Draper handed out Minutes from the June 7, 2013 field trip meeting. 

Motion: To approve the Minutes from the June 7, 2013 field trip meeting with the following changes: Lot 
43 should be changed to lot 34 in the Staff Comments section. The spelling of Chris Drent’s name has a
typo in it on the attendance record and in the last paragraph of the Minute Summary.

Commissioner Name Business 
Mtg

Public 
Mtg

Rich Matheson x x

Jeff Creveling x x
Darlene Batatian x x

Julia Tillou x x
Tod Young x x

Chris Drent x x
Ronald Vance x x

Todd Sutton – Alternate x x

Planning Staff / DA Business
Mtg

Public 
Mtg

Todd Draper x x

Jocelyn Walsh-Magoni x x
David Gellner x x
Will Becker x x
Zach Shaw (DA) x x
Max Johnson x x
Tom Christensen (DA) x x

*NOTE: Staff Reports referenced in this document can 
be found on the State and County websites, or from Salt 
Lake County Planning & Development Services.

Salt Lake County Planning Commission Meeting – 6/12/13 – Meeting Summary Page 1 



Motion by: Commissioner Creveling
2nd by: Commissioner Young
Vote: unanimous in favor

PUBLIC HEARINGS – 8:50 a.m.

28370 – (Continued from the May 15, 2013 meeting) Robert Baird is requesting Conditional Use approval for a 
short-term rental in the Silver Fork area of Big Cottonwood Canyon.  Address: 6522 S. Moose Creek Lane -
Community Council:  Big Cottonwood Canyon - Zone: FR-0.5 (Forestry and Recreation); Foothills and Canyons 
Overlay Zone (FCOZ) - Planner:  David J. Gellner, AICP

Presentation by: David Gellner  Recommendation: Approval - see Staff Report

Per David Gellner, at the May 13, 2013 Big Cottonwood Canyon Community Council meeting, they recommended 
approval if the two parties (applicant and concerned neighbor) could work out their differences.

(Applicants are present via Skype, and the neighboring property owner Thomas Locken, is present via phone.)

PUBLIC PORTION OF APPLICATION OPENED 

Speaker: Applicant (via Skype)
Name: Robert Baird
Address: 9184 S Redwood Rd, South Jordan, UT
Comments: They have written responses from 10 0f their neighbors supporting their request.

Speaker: Representative of the applicant
Name: Howard Schmidt
Address: 1694 E Torrey Pines Cir, Draper, UT
Comments: Spoke on behalf of the Bairds since they are currently out of the country. The Bairds have named Mr. 
Locken as an additional insured.

Speaker: Big Cottonwood Community Council
Name: Barbara Cameron
Address: 11189 Mountain Sun Lane, Brighton, UT
Comments: Council members recommend that the parties come to a written agreement before the conditional use 
is granted.

Speaker: Neighboring property owner (via telephone)
Name: Thomas Locken 
Address: 11315 E Silverfork Road
Comments: He has been working with the Bairds and feels they are close to an agreement, however there are still 
some concerns with winter accessibility to the property. The Bairds have a propane tank that is over 1000 gallons,
and he is concerned that it is too close to the Locken property line. Unified Fire Authority sent Mr. Locken 
regulations about propane tanks.

David Gellner added that those regulations are typically for new tanks, and the fire authority did not mention any 
concerns when they reviewed the proposal.

Speaker: Applicant
Name:  Robert Baird
Address: 9184 S Redwood Rd, South Jordan, UT
Comments: He will address any concerns regarding the propane tank that Mr. Locken has. This issue has not yet 
been brought up to Mr. Baird. He will ensure that all short term renters be required to have four wheel drive Salt Lake County Planning Commission Meeting – 6/12/13 – Meeting Summary Page 2 



vehicles during winter months.

Motion: To close public discussion
Motion by: Commissioner Matheson
2nd by: Commissioner Drent
Vote: Unanimous in favor 

There was a brief discussion among the commissioners. 

PUBLIC PORTION OF APPLICATION CLOSED

Motion: To approve application # 28370 per the recommendations listed in the Staff Report.
Motion by: Commissioner Creveling
2nd by: Commissioner Vance
Vote: Unanimous in favor

PUBLIC PORTION OF APPLICATION OPENED 

28371 – Bruce Baird on behalf of Cottonwood Estates Development, LLC is requesting approval of a property 
rezone application from FR-0.5 (Forestry Recreation, ½ acre minimum lot size) to FM-10 (Forestry Multifamily).  
Address: 3931 East Big Cottonwood Canyon Road – Current Zoning: FR-0.5; Foothills and Canyons Overlay 
Zone (FCOZ) – Planner: Todd A. Draper

Presentation by: Todd Draper Recommendation: Approval - see Staff Report

Mr. Draper provided a thorough overview of the application. He received comments from Greg Baptist with the 
grading review who lists no issues with rezone per say, additional requirements will be required if approved. 
Unified Fire had a similar response with no issues in particular relative to the rezone application. Staff recommends 
approval of the zone change as outlined in the eight staff recommendations. Mr. Draper also handed out a packet 
with multiple written public comments and presented those.

There was a brief discussion between the commissioners and staff.

Speaker #1: Attorney for Bruce Baird (applicant)
Name: Matt Muir
Address: 165 Regent Street, Salt Lake City
Comments: Appreciate the commission being able to see the property. This is for a rezone request only, not a 
development proposal.  Mr. Muir addressed some of the concerns with the application. The height issue will have to 
be dealt with as specific development ideas are put forward. He would like the commission to approve the 
application per staff recommendations.

Speaker #2: Pacificorp Representative
Name: Claudia Conder
Address: 1407 West North Temple, Salt Lake City
Comments: She is concerned with access to the property. Pacificorp is not opposed to the application, but they 
want it noted that they are a relatively adjacent property owner.

Speaker #3: Citizen
Name: Roger Kehr 
Address: 7651 Timberline Dr., Salt Lake City
Comments: Mr. Kehr owns lot 34. He thanked planning staff for the time they took to meet with him. He prepared 
a handout for the commissioners, and he noted that the landslide potential on part of the road is high. He is 
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concerned that if the density is increased, first responders will have a difficult time reaching those that need 
assistance. There is no second road for accessibility, and that puts the residents and renters at risk because they 
won’t be prepared to evacuate with only one road. He feels it would be dangerous to approve the application.

Speaker #4: Representative from the Wasatch Mountain Club
Name: Tony Hellman
Address: 2567 W 2975 S, West Valley City, UT
Comments: He feels the club members are neighbors because they have hiked in and around the canyon since the 
1920’s. His club would like to receive further information before the club can endorse or not endorse the 
application.

Speaker #5: Representative from CH Voters (Cottonwood Heights)
Name: Mark Machlis
Address: 7613 S Prospector Dr.
Comments: The group is opposed to any change in zoning to the area. The city came into being so the locals could 
have some control over these types of applications. He provided a handout with the group’s concerns.

Speaker #6: Citizen
Name: Jim Palmer
Address: 2633 E 6200 S
Comments: Access to the property requires an eastbound left. There is also a high fire potential in the area. He 
believes the building height will be visible from neighboring cities and that it does not fit into what residents want 
in the area.

Speaker #7: Citizen
Name: Brian Bernot
Address: 1265 E Ft. Union Blvd
Comments: After looking at the Salt Lake County General Plans, he feels that the proposed development is not in 
keeping with the plans. He also believes that a single point of access creates problems. He wants the application 
denied because the commission currently has the control to do so.

Speaker #8: Representative from the citizens committee Save Our Canyons
Name: Carl Fisher
Address: 824 S 400 W #B115, Salt Lake City
Comments: The proposed development will obstruct the views that bring people to the area. A rezone could take 
the existing densities to potentially over 1100 units. The history of the area should be well understood before a 
decision is made. The committee is requesting denial of the application until further information about what is 
going to be developed is presented. It was clarified by the commission that they are not privy to a conceptual plan 
when making a decision about rezoning.

Speaker #9: Manager of Utah’s Chapter of the Sierra Club
Name: Mark Clemens
Address: 423 W 800 S, Ste. A103, Salt Lake City
Comments: The membership is strongly opposed to development with the proposed density. He encourages the 
commission to recommend denial to the County Council.

Speaker #10: Representative from Granite Oaks HOA
Name: Richard Schutt
Address: 3634 Granite Bench Lane, Sandy, UT
Comments: Mr. Schutt provided a handout to the commission. He lives in a planned development similar to 
Tavaci.
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Speaker #11: Representative of the Mount Haven HOA
Name: Bryan O’Meara
Address: 9288 E. Moosehaven Lane, Mount Haven
Comments: Pointed out the property is not in Big Cottonwood Canyon, but the entrance is. Spoke on a second 
entrance. Recommends denial until the issues are addressed.

Speaker #12: Citizen
Name: Claire Geddes
Address: 3542 Honeycomb Rd, Cottonwood Heights
Comments: She has been to many meetings in the past regarding development in Tavaci. She is concerned with 
public trust and is against this development.

Speaker #13: Citizen
Name: Jeff Salt
Address: 723 E Lisonbee Ave, Millcreek.
Comments: He feels the current road violates the International Fire Code requirements for egress and for 
emergency response access. The proposed development is in a winter migration area for deer and the wildlife has to 
be protected. He would like to see the proposal tabled until the canyon Master Plan is completed.

Speaker #14: Citizen
Name: Doug Shelby
Address: 2109 Green Orchard lane, Holladay, UT
Comments: Owns 50 acres to the North and 200 acres to the West. He would like to see a large scale plan of the 
area to prevent these types of applications. The adjacent property owners should be addressed.

Speaker #15: Citizen
Name: Chris Mateas
Address: 8470 Gainsville Dr., Cottonwood Heights
Comments: She provided a report from the CRR Committee to the Cottonwood Heights City Council regarding 
zoning with a good plan, but is not for the Tavaci property.

Speaker #16: Citizen
Name: Joe Sataro
Address: 7701 Summerville Cir, Cottonwood Heights
Comments: Concern of escalation to have a level of impact on the development of the community.

Speaker #17: Citizen
Name: Karen McCoy
Address: 6759 S 2445 E, Cottonwood Heights
Comments: She is concerned about what future generations are going to think about the development decisions 
being made now.

Speaker #18: Citizen
Name: Martin McGregor 
Address: 779 E Lyndy Dr. Midvale, UT
Comments: Mr. McGregor provided a handout to the Commission.

Speaker #19: Attorney for Bruce Baird (applicant)
Name: Matt Muir
Address: 165 Regent Street, Salt Lake City
Comments: Clarified some legal issues that were brought up.
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Motion: To close the public hearing.
Motion by: Commissioner Matheson
2nd by: Commissioner Young 
Vote: Unanimous in favor

PUBLIC PORTION OF APPLICATION CLOSED

There was a discussion among the commissioners, planning staff and legal counsel.

The following represent specific points of discussion among the commissioners:

1) Concerns with the amount of lighting that commercial development will project. There will also 
be an increase in vehicle traffic by the hundreds. Commissioner Creveling brought up reasons why 
the commission could recommend denial.

2) Applicant needs a starting point in using his property and developing that property. The rezone is 
that starting point. 

3) Concerns about the full range of uses. There might be some uses that the planning commissioners 
are not comfortable with.  

4) Worries that additional conditions might seem arbitrary and capricious. Some of this was already 
given as Open Space.  This project was built upon the single family dwellings being the end goal
and now that goal has changed.

5) The applicant does have rights to apply for a different use of the property.
6) One person who is opposed is the owner of Lot #34 (Mr. Kehr).  Some commissioners felt that 

significant consideration should be given to this aspect.  There are conflicting interests – property 
rights vs. greater good vs. expectation on surrounding properties. 

7) We need to consider some of staff’s recommendation with respect to past plans.  These seem 
contradictory to some degree, although they are outdated.  New plan is in the works and this might 
be the wrong time to consider this request.  Discussion regarding having a specific master plan in 
place to have some predictability. 

8) Some commissioners felt that they did not have enough information to make an informed decision 
at this time. Don’t want to make false assumptions. Direction from the applicant would be 
appropriate.  

9) Many things are speculative at this point and many would be addressed through the Conditional 
Use process.  Higher density and access are a big concern. Some felt that this request may be 
premature at this point.  

10) This owner has the right to develop this property.  Denial would not deny him the right to use his 
property.  

11) What effect would tabling or continuing have on this application?   Can the Planning Commission 
require more information? Legal counsel provided some additional clarity on these. There was 
further discussion regarding options. 

Motion: To deny application #28371 with respect to the following reasoning:

Reason #1: The increase in building heights as allowed in the suggested zone would be intrusive and 
impact mountain views that cannot otherwise be mitigated.
Reason #2: The increase in potential density is incompatible with the stated goals and policies of the 
1992 Cottonwood Heights Community Master Plan.
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Reason #3: The proposed FM-10 zone is not supported by the Cottonwood Heights Community Master 
Plan land use map, and there is no current County General Plan for guidance in this rezone request.
Reason #4: The proposed FM-10 zoning would be in conflict with the preservation of critical wildlife 
habitat. 
Reason #5: The proposed zoning would be incompatible with the existing surrounding land uses.
Reason #6: The subject properties are not suitable for the proposed increase in development potential.
Reason #7: The current land owner of Lot 34 within the overall development as it was created, is 
opposed, and is most affected by the rezone. 
Reason #8: The existing access is insufficient to support the proposed zone change.

Motion by: Commissioner Creveling
2nd by: Commissioner Young
Vote: Unanimous vote to approve motion and recommend Denial to County Council.  

ADJOURN

Time Adjourned: 1:30 p.m.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, July 10, 2013 08:30 AM File No: 2 8 2 6 3
Applicant Name: Ty Vranes Request: Subdivision
Description: 8 Lot Planned Unit  Development consisting of 4 twin homes
Location: 8795 South 1300 East
Zone: A-1 Agriculture Any Zoning Conditions?         Yes No ✔

Community Council Rec: Varies
Staff Recommendation: Approval with Conditions
Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

This application is for a 8 lot Planned Unit Development (PUD) Subdivision that would consist of 4 Twin 
Homes (Two-family Dwellings). Both the PUD use and the use of Two-Family Dwellings are listed as 
Conditional Uses in the A-1 (Agricultural/Residential) zone.  As such they are permitted in the zone 
pending compliance with conditions imposed that relate to the mitigation of negative impacts.  
  
This application was given preliminary approval by the Salt Lake County Planning Commission at their 
April 10, 2013 meeting, subject to the conditions listed in the staff report and an additional requirement 
that the application come again before the Planning Commission for Final Approval and verification of 
compliance with the required conditions. 

1.2 Community Council Response

See attached letter. 

2.0 ANALYSIS

2.1 Applicable Ordinances

19.48.040 - Lot area. 

In the A-1 zone, the minimum lot area for any dwelling, school, church, greenhouse, aviary or apiary, or for 
the keeping of animals and fowl for family food production, shall be ten thousand square feet. The minimum 
lot area for any fowl, poultry, rabbit, fish, chinchilla, beaver, nutria or frog farm, or for raising or grazing 
horses, cattle, sheep or goats (except as permitted for family food production), or for packing or storage 
plants, shall be one acre. The minimum lot area for radio and television transmitting and relay stations and 
towers shall be four acres or more, such additional area to be sufficient to permit the placement of towers in 
such a manner that side clearance in every direction from each and every tower shall be equal to or greater 
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than the height of the tower.

19.48.050 - Lot width.

In the A-1 zone, the minimum width of any lot which is required by this chapter to contain a minimum area 
of ten thousand square feet shall be sixty-five feet. The minimum width of any lot which is required by this 
chapter to contain a minimum area of one acre shall be one hundred feet. The minimum width of any lot 
which is required by this chapter to contain a minimum area of four acres shall be two hundred feet, provided 
that the minimum width shall be increased above two hundred feet to the extent necessary to give side 
clearance in every direction from the base of any tower to be constructed equal to the height of the tower.

19.48.060 - Front yard. 

In A-1 zones, the minimum depth of the front yard for main buildings and for private garages which have a 
minimum side yard of eight feet shall be thirty feet, or the average of the existing buildings where fifty 
percent or more of the frontage is developed, provided that in no case shall the front yard be less than twenty 
feet, or be required to be more than thirty feet. All accessory buildings, other than private garages which 
have a side yard of at least eight feet, shall be located at least six feet in the rear of the main building.

19.48.070 - Side yard. 

A. Dwellings and Accessory Buildings. In the A-1 zone, the minimum side yard for any dwelling shall be 
eight feet, and the total width of the two required side yards shall be not less than eighteen feet. The 
minimum side yard for a private garage shall be eight feet, except that private garages and other accessory 
buildings located in the rear and at least six feet away from the main building shall be a minimum side yard 
of not less than one foot, provided that no private garage or other accessory building shall be located closer 
than ten feet to a dwelling on an adjacent lot. On corner lots, the side yard which faces on a street for both 
main and accessory buildings shall be not less than twenty feet, or the average of existing buildings where 
fifty percent or more of the frontage is developed, but in no case less than fifteen feet, or be required to be 
more than twenty feet.

B. Other Buildings. The minimum side yard shall be ten feet, and the total width of the two required side 
yards shall be not less than twenty feet. Minimum side yard provisions of this section shall apply to all 
structures, including guy wires for the support of any towers constructed under this chapter.

19.48.080 - Rear yard. 

In the A-1 zone, the minimum depth of the rear yard for any main building shall be thirty feet, and for 
accessory buildings one foot; provided, that on corner lots which rear upon the side yard of another lot, 
accessory buildings shall be located not closer than ten feet to such side yard.

19.48.090 - Building height. 

A. Except as otherwise specifically provided in this title, no building or structure shall exceed the following 
height:

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

3. No dwelling structure shall contain less than one story. 

B. Accessory Buildings. 

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

19.48.100 - Density. 

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

Single-family dwellings 4.0 units per acre

Two-family dwellings 8.0 units per acre

19.48.110 - Division of two-family dwelling. 

A lot containing a two-family dwelling may be subdivided, creating a new lot line along the shared common 
wall and extending to the front and rear property lines, subject to the following conditions:

A. The minimum area of the lot containing each unit shall be five thousand square feet. 

B. The division of ground is subject to the requirements of the Salt Lake County Subdivision Ordinance 
(Title 18).

C. The subdivision plat shall specifically note that the purpose of the subdivision is to accommodate the 
division of a two-family dwelling.

19.78.010 - Scope of approval. 

Provision of a planned unit development by this chapter in no way guarantees a property owner the right to 
exercise the provisions of the planned unit development. Planned unit developments shall be approved by the 
planning commission only if, in its judgment, the proposed planned unit development fully meets the intent 
and purpose and requirements of the zoning ordinance.

19.78.020 - Purpose. 

The purpose of the planned unit development is to allow diversification in the relationship of various uses 
and structures to their sites and to permit more flexibility in the use of such sites. The application of planned 
unit concepts is intended to encourage good neighborhood, housing, or area design, thus ensuring substantial 
compliance with the intent of the district regulations and other provisions of this title related to the public 
health, safety and general welfare and at the same time securing the advantages of large-scale site planning 
for residential, commercial or industrial development, or combinations thereof.

19.78.030 - Planned unit development defined. 

"Planned unit development" for the purpose of this chapter, means an integrated design for development of 
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residential, commercial or industrial uses, or combination of such uses, in which one or more of the 
regulations, other than use regulations, of the district in which the development is to be situated, is waived or 
varied to allow flexibility and initiative in site and building design and location in accordance with an 
approved plan and imposed general requirements as specified in this chapter. A planned unit development 
may be:

A. The development of compatible land uses arranged in such a way as to provide desirable living 
environments that may include private and common open spaces for recreation, circulation and/or aesthetic 
uses;

B. The conservation or development of desirable amenities not otherwise possible by typical development 
standards;

C. The creation of areas for multiple use that are of benefit to the neighborhood. 

D. The adaptive improvement of an existing development. 

19.78.040 - Review and approval. 

A planned unit development may be approved by a planning commission in any zoning district. The approval 
of a PUD shall consist of a final approval letter and a final approved site plan. A PUD permit shall not be 
granted unless the PUD meets the use and density limitations of the zoning district in which it is to be 
located.

In order to assist the planning commission with the approval process, the director or director's designee shall 
administer an application and review procedure with the following components:

A. A pre-submittal review, which may include: 

1. Submission of an information form, conceptual site plans, property plat map, other supplemental 
materials, and a pre-submittal fee as required under Title 3, Revenue and Finance.

2. Referral of the plans to affected entities and other regulatory agencies. 

3. An informational meeting with planning staff, regulatory agencies, and the applicant in which preliminary 
information and feedback is given to the applicant based on the preliminary plans.

4. A preliminary meeting with the planning commission in which the application is discussed by the 
applicant, planning commission, and concerned neighbors in order to allow the applicant an opportunity to 
hear the planning commission members' and neighbors' areas of concern prior to submitting an application 
with finished site plans.

5. Upon completion of the foregoing pre-submitted review process and upon payment of all applicable fees, 
the application shall be deemed complete.

B. An application and review procedure, which shall include: 

1. Submission of finished site plans and application fees; 

2. The creation of a planning file by which the applicant, staff, and the public can refer to the proposed land 
use;

3. An on-site review by the director or director's designee as allowed in Utah Code Section 17-27a-303;
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4. Review of the submitted site plans and elevations for compliance with the zoning ordinance; 

5. Referral of the application and site plans to those government agencies and/or affected entities necessary 
to protect the health, safety, and welfare of the public and to ensure the project's compliance with all 
applicable ordinances and codes;

6. Recommendation from planning and development services to the planning commission. 

C. An approval/denial procedure, which shall include: 

1. A planning commission decision based on whether the proposed development complies with ordinance 
requirements and development standards of approval and whether anticipated impacts can be mitigated with 
appropriate conditions of approval.

2. The integration of the recommendations from the other government agencies and affected entities involved 
in subsection (B)(5) of this section and any planning commission conditions of approval into the final site 
plan;

3. An approval or denial letter indicating the approval or denial of the application with appropriate conditions 
or findings;

4. Provision of the approved site plan with approval letter or the denial letter to the applicant in a timely 
manner.

19.78.050 - Minimum area. 

Planned unit developments in any FM, FR, R-1, FA, or A zone shall have a minimum area of one acre. 
Planned unit developments in any other zone shall have an area equal to the aggregate of the minimum lot 
areas otherwise required in the zone for the number of structures in the development.

19.78.090 - Effect on adjacent properties. 

The planning commission shall require such arrangement of structures and open spaces within the site 
development plan, as necessary, to assure that adjacent properties will not be adversely affected.

A. Height and intensity of buildings and uses shall be arranged, around the boundaries of the planned unit 
development, to be compatible with existing adjacent developments or zones. However, unless conditions of 
the site so warrant, buildings located on the periphery of the development shall be limited to a maximum 
height of two stories.

B. Lot area, lot width, yard and coverage regulations shall be determined by approval of the site plan.

C. Density of dwelling units per acre shall be the same as allowed in the zone in which the planned unit 
development is located.

19.78.100 - Preservation of open space. 

Preservation, maintenance and ownership of required open space within the development shall be 
accomplished by:

A. Dedication of the land as a public park or parkway system; 

B. Granting to the county a permanent open space easement on or over the private open spaces to guarantee 
that the open space remain perpetually in recreational use with ownership and maintenance being the 
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responsibility of the owner or an owner's association established with articles of association and bylaws 
which are satisfactory to the county; or

C. Complying with the provisions of the Condominium Ownership Act of 1963, Title 57, Chapter 8, Utah 
Code Annotated (1953), as amended, which provided for the payment of common expenses for the upkeep of
the common areas and facilities.

19.78.110 - Landscaping. 

Site landscaping shall be as specified in Chapter 19.77 of this title.

19.78.120 - Signs and floodlighting. 

The size, location, design and nature of signs, if any, and the intensity and direction of area floodlighting 
shall be detailed in the application.

19.78.130 - Site plan requirements. 

The applicant shall submit a planned unit development plan for the total area within the proposed 
development. If the planned unit development is to be developed on a phase basis, each phase shall be of 
such size, composition and arrangement that its construction, marketing and operation is feasible as a unit 
independent of any subsequent phases. The general site plan shall show, where pertinent:

A. The use or uses, dimensions, sketch elevations and locations of proposed structures; 

B. Dimensions and locations of areas to be reserved and developed for vehicular and pedestrian circulation, 
parking, public uses such as schools and playgrounds, landscaping, and other open spaces;

C. Architectural drawings and sketches outlining the general design and character of the proposed uses and 
the physical relationships of the uses;

D. Such other pertinent information including, but not limited to, residential density, coverage and open 
space characteristics shall be included as may be necessary to make a determination that the contemplated 
arrangement of buildings and uses makes it desirable to apply regulations and requirements differing from 
those ordinarily applicable under this chapter.

19.78.160 - Plan review at public meeting. 

Preliminary development plans, including site plan, (buildings, open space, parking, landscaping, pedestrian 
and traffic circulation) building elevations and general drainage and utility layout with topography shall be 
submitted for the purpose of staff analysis and planning commission review at a regularly scheduled 
meeting. Landscaping shall be as specified in Chapter 19.77 of this title.

19.78.170 - Scope of planning commission action. 

In carrying out the intent of this chapter, the planning commission shall consider the following principles:

A. It is the intent of this chapter that site and building plans for a planned unit development shall be prepared 
by a designer or team of designers having professional competence in urban planning as proposed in the 
application. The commission may require the applicant to engage such a qualified designer or design team.

B. It is not the intent of this chapter that control of the design of a planned unit development by the planning 
commission be so rigidly exercised that individual initiative be stifled and substantial additional expense 
incurred; rather, it is the intent of this section that the control exercised be the minimum necessary to achieve 
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the purpose of this chapter.

C. The planning commission may approve or disapprove an application for a planned unit development. In 
approving an application the commission may attach such conditions as it may deem necessary to secure 
compliance with the purposes set forth in Sections 19.84.050 through 19.84.090 of this title. The action of 
the planning commission may be appealed to the board of adjustment.

 19.84.060 - Conditional Use Standards for approval.

Prior to approval, all conditional uses and accompanying site development plans must be found to conform 
to the following standards:

A. The proposed site development plan shall comply with all applicable provisions of the zoning ordinance, 
including parking, building setbacks, and building height.

B. The proposed use and site development plan shall comply with all other applicable laws and ordinances.

C. The proposed use and site development plan shall not present a serious traffic hazard due to poor site 
design or to anticipated traffic increases on the nearby road system which exceed the amounts called for 
under the county transportation master plan.

D. The proposed use and site development plan shall not pose a serious threat to the safety of persons who 
will work on, reside on, or visit the property nor pose a serious threat to the safety of residents or properties 
in the vicinity by failure to adequately address the following issues: fire safety, geologic hazards, soil or 
slope conditions, liquifaction potential, site grading/topography, storm drainage/flood control, high ground 
water, environmental health hazards, or wetlands.

E. The proposed use and site development plan shall not adversely impact properties in the vicinity of the 
site through lack of compatibility with nearby buildings in terms of size, scale, height, or noncompliance 
with community general plan standards. 

2.2 Subdivision Requirements

18.08.010 - Procedure generally. 

The planning commission shall be the land use authority for subdivisions. In order to assure that each 
subdivision fully complies with the provisions of this title, the director or director's designee shall administer 
formal application and review procedures for subdivisions. An application shall not be deemed complete 
until the full application, fees and all required materials have been submitted. The payment of a partial fee 
and submission of preliminary plans for a pre-submittal review does not constitute a complete application.

Each process shall include the following components:

A. An application procedure, which shall include: 

1. Submission of an application form, as designed by the director or director's designee to clearly indicate the 
type of application, property address, applicant information, and other pertinent information;

2. Submission of supplementary materials, including a legal description, property plat, the required number 
of plans/preliminary plats, and mailing labels (if required) for notifications;

3. Payment of fees, as required under Title 3, Revenue and Finance.
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B. A review procedure, which shall include: 

1. An on-site review by the director or director's designee as provided by Utah Code 17-27a-303;

2. Review of the submitted site plan/preliminary plat for compliance with county land use ordinances;

3. Reference of the application and site plan/preliminary plat to any other government agency and/or affected 
entity which the director or director's designee deems necessary to protect the health, safety, and welfare of 
the public and to ensure the project's compliance with all applicable ordinances and codes;

4. The processing of any exception requests that have been made in conjunction with the subdivision 
application.

C. A preliminary plat approval procedure, which shall include: 

1. Confirmation that all necessary agencies have responded to the requests for recommendation with a 
recommendation of approval or approval with conditions;

2. Integration of the recommendations from the other government agencies and affected entities involved 
above into the preliminary plat;

3. Receipt of a recommendation from the planning staff; 

4. Approval of the preliminary plat as outlined in Section 18.12.030, and issuing a preliminary plat approval 
letter.

D. A final plat approval procedure, which shall include: 

1. An engineering review to ensure that the final plat complies with all conditions of approval of the 
preliminary plat and to ensure that the final plat complies with the design standards, codes, and ordinances 
and with minimum engineering/surveying requirements;

2. A check of appropriate background information, such as: lot access, property title, record of survey, field 
boundary verification, etc.;

3. The collection of the necessary approval signatures (planning commission representative, director or 
director's designee, health department, district attorney, county mayor or their designees) on the final plat;

4. Payment of final fees and bond; 

5. Recordation of the plat. 

18.08.015 - Time limits. 

Subdivision applications are subject to expiration according to the following schedule unless, for good cause 
shown, the applicant is granted an extension of time by the director or director's designee:

A. A subdivision application shall expire if the applicant has not filed any of the required documents for 
preliminary plat approval within six months of the submission of a complete application.

B. A subdivision application shall expire if the final plat is not submitted to planning and development 
services within six months of the preliminary plat approval.
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C. A subdivision application shall expire if the final plat has not been signed by the county mayor within six 
months of the approval of the director or director's designee.

D. A subdivision application shall expire if the final plat has not been recorded within six months of the date 
of the county mayor's signature on the plat.

18.12.010 - Required information. 

A. The preliminary plat, prepared on paper twenty-one inches by thirty inches, shall contain the information 
specified in this section and comply with the following requirements:

1. Description and Delineation. In a title block located in the lower right-hand corner the following shall 
appear:

a. The proposed name of the subdivision, which name must be approved by the planning and development 
services division;

b. The location of the subdivision, including: 

i. Address, 

ii. Section, township and range; 

c. The names and addresses of the owner, the subdivider, if different than the owner, and of the designer of 
the subdivision;

d. The date of preparation, scale (no less than one inch to equal one hundred feet) and the north point.

2. Existing Conditions. The plat shall show: 

a. The location of and dimensions to the nearest bench mark or monument; 

b. The boundary lines of the proposed subdivision indicated by a solid heavy line and the total approximate 
acreage encompassed thereby;

c. All property under the control of the subdivider, even though only a portion is being subdivided. Where 
the plat submitted covers only a part of the subdivider's tract, a sketch of the prospective street system of the 
unplatted parts of the subdivider's land shall be submitted, and the street system of the part submitted shall be 
considered in the light of existing general street plans, other planning commission studies and the County 
Transportation Improvement Plan;

d. The location, width and names of all existing streets within two hundred feet of the subdivision and of all 
prior platted streets or other public ways, railroad and utility rights-of-way, parks and other public open 
spaces, permanent buildings and structures, houses or permanent easements and section and corporation 
lines, within and adjacent to the tract;

e. The location of all wells, proposed, active and abandoned, and of all reservoirs within the tract and to a 
distance of at least one hundred feet beyond the tract boundaries;

f. Existing sewers, water mains, culverts or other underground facilities within the tract and to a distance of 
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at least one hundred feet beyond the tract boundaries, indicating pipe sizes, grades, manholes and exact 
location;

g. Existing ditches, canals, natural drainage channels, and open waterways and proposed realignments;

h. Boundary lines of adjacent tracts of unsubdivided land, showing ownership where possible; 

i. Contour at vertical intervals of not more than two feet. Highwater levels of all watercourses, if any, shall 
be indicated in the same datum for contour elevations;

j. Nearest installed fire hydrants on or within five hundred feet of the proposed subdivision. 

4. Proposed Subdivision Plan. The subdivision plan shall show: 

a. The layout of streets, showing location, widths and other dimensions of (designated by actual or proposed 
names and numbers) proposed streets, crosswalks, alleys and easements;

b. The layout, numbers and typical dimensions of lots, and in areas subject to foothills and canyons overlay 
zone provisions, designation of buildable areas on individual lots.

c. Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for use of 
property owners in the subdivision;

d. Building setback lines, including showing dimensions where required by the planning commission;

e. Easements for water, sewers, drainage, utility lines and other purposes, if required by the planning 
commission;

f. Typical street cross sections and grade sheets where required by the planning commission or other 
interested county divisions;

g. A tentative plan or method by which the subdivider proposes to handle stormwater drainage for the 
subdivision.

2.3 Other Agency Recommendations or Requirements

County Grading Review - Review Conditionally Approved 

The technical review was approved with the following conditions: 
1. Submit N.O. I. 
2. Need to submit maintenance agreement (for stormwater system) 
  
  

County Boundary/ CGS Review  - Review Conditionally Approved 

 1. Sent to addressing via email will wait for final plat from planner along with approval letter 
  
  
County Urban Hydrology Review - Review Approved 

1. Will need to sign urban hydrology signature page at the time final fees are paid and before final 
redecoration of the subdivision plat. 
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County Building Inspection Review 

No issues with the site plan. Conditions of approval are the following: 
1. A demolition permit is required for the demolition of the existing home. 
2. Building permits are required for the construction of the new homes, and any other structures 
regulated by the International Residential Code (such as the pavilion). 
 3. At time of building permit application, provide complete building plans showing compliance with 
current building code. 
 4. At time of building permit application, provide fire flow verification and/or show how compliance is 
going to be made with any Unified Fire District Guidelines. 
  
Unified Fire Authority Review 

Review approved subject to the following requirements: 
1. One hydrant is required 
2. Required fire flow of 1500 G.P.M. 
3. Verification of fire flow is required.  
4. Meet all fire department requirements pertaining to the design of the access road and turn-around.  
  
Health Department Review - Review Approved 

  
  
Public Works Sanitation (Wasatch Front Waste) Review 

1. We will need a private lane agreement to service this subdivision.  
  
County Traffic Engineer - Review Approved 

 

2.4 Other Issues

Planning Review 

Staff recommended approval of the Conditional Use Requests and Preliminary approval of the 
Preliminary Subdivision Plat, conditioned upon addressing all of the following identified issues as well as 
those identified by other reviewers.   
  
Revised plans are attached that do address many of the following issues raised at the April meeting of the 
Planning Commission. However, as the Planning Commission requested that the application appear 
again before the Commission for final approval, the Planning Commission (rather than Planning Staff) will 
need to determine if the listed  conditions have been met to their satisfaction. Staff has reviewed the plan 
and has made additional recommendations to the Planning Commission regarding compliance with the 
noted conditions.  Some conditions of approval however will require additional follow up by staff as part 
of the finalization process for the subdivision plat, including any final changes requested by the Planning 
Commission related to the Conditional Use aspects of the Planned Unit Development.  
  
1. Submit accurate scaled floor plans for all buildings.  
   Staff Response: Floor Plans have been submitted and appear to be accurate. Bedroom count has been 
verified and the number of amenities provided is sufficient.  
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2. Submit accurate scaled elevation drawings for all buildings. Architecture to match sketches and 
simulations provided to the Planning Commission.  Call out colors and materials.  On sides and rear of 
buildings that abut residences on adjacent properties or a public street, incorporate similar architectural 
features and materials as shown for the proposed fronts of the buildings that serve to break up large 
expanses of wall and create depth and shadow patterns on the face of the building.  This could be 
accomplished through a mix of material and textural changes, undulations in the wall itself, overhangs, 
window treatments, or other decorative elements. 
  Staff Response: The applicant has redesigned the homes an has provided all 4 elevations of the 
buildings as requested.  Architecture is generally consistent with that originally proposed at the April Planning 
Commission meeting. The re-design of the structures has incorporated a number of wall undulations in the front 
and rear of the buildings. The side elevations incorporate some vertical material and textural changes but these 
material and textural changes are incorporated on the rear elevations on a much lesser scale. The Planning 
Commission will need to determine if the proposed elevations are sufficient to mitigate the visual impacts of the 
mass and scale of the buildings, or if additional changes or decorative elements are required.  Of note however is 
the absence the requested exterior colors.  Staff anticipates that the applicant will provide these to the 
Planning Commission for their review and approval at the meeting. 
  
3. Plans must meet the required 50% open space.   
  Staff Response: It appears from the submitted plans that this requirement has been met.  
  
4. The playground must meet the  minimum size of 1000 sq. ft. 
  Staff Response: This is met with the inclusion of the area of the play structure, the common grass area 
next to the play structure, and the adjacent sandbox. 
  
5. The playground must be fenced (for safety) as it is located next to the road. 
  Staff Response: Please see staff response to #6.  
  
6. The property must be fenced with a solid visual barrier. Fencing Plans need to indicate the type of 
fence and the location. 
  Staff Response: The fencing plans are included in the proposal.  They meet the minimum requirements 
of the ordinance, however staff would like additional direction from the planning commission regarding  method 
and sufficiency of the proposed fencing of the playground area as it pertains to the  safety of the future 
residents.  
  
7. The area between the fence and 1300 East next to the sidewalk needs to be paved with decorative 
concrete or brick pavers. 
  Staff Response: The applicant has proposed brushed concrete be placed in this location.  If this level of 
decoration is not acceptable to the Planning Commission staff suggests that an alternative decoration  be 
discussed and approved by the Planning Commission as part of their final review.  
  
8. Curb and gutter along 1300 east will need to be replaced in the locations of the existing curb cuts. 
  Staff Response: The applicant has indicated that this will occur as part of their overall plans.  
  
9. The existing home must be removed before the plat can be recorded. 
  Staff Response: Staff will verify compliance with  this condition prior to the redecoration of the final 
subdivision plat.  
  
10. Footing and foundations for each building must be surveyed before concrete may be poured to 
insure they are located property along the center property line. 
  Staff Response: This condition will be listed on the final preliminary plat approval and the compliance 
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will be checked as part of the subsequent building construction inspections.  
  
11. The subdivision plat shall specifically note that the purpose of the subdivision is to accommodate the 
division of a two-family dwelling. 
  Staff Response: This note now appears on the preliminary plat and staff will insure that it remains on 
the final plat.  
  
12. Primary residential structures are limited to 2 stories in height from natural grade ( 28 feet). Finish 
Grade should not be substantially higher than the surrounding properties. 
  Staff Response: This condition is enforced at the time of the building permit and will be specifically 
listed on the final land use approval letter.  
  
13. A 15 foot minimum setback is required around the perimeter of a PUD development. Street Side Yard 
Setbacks should be no less than 20 feet. 
  Staff Response: This requirement appears to be met.  
  
14. Landscaping Plan package must include all required elements, including (but not limited to) irrigation 
design and water calculations. 
  Staff Response: The landscape plan package has been submitted to the Planning Commission to verify 
that the proposed plan will meet the requirements of the Planning Commission relative to the mitigation of 
potential negative impacts on adjacent neighbors. Finalization of the landscape plan details will be completed by 
the applicant with staff after the Planning Commission review and subject to any changes required by the 
Planning Commission.  
  
  
15.  Minimum distance from street to the front of the garage door is 20'.  This additional parking  will 
function as guest parking. 
  Staff Response:  This requirement appears to have been met.  
  
16. An easement for the pedestrian walkway needs to be added to the subdivision plat across lots one 
and two.  
  Staff Response:  This has been added to the plat as requested.  
  
17. Comply with the recommendations and requirements of  all reviewing entities and agencies.  
  Staff Response:  The reviewers have completed their reviews and have listed a number of final 
conditions. Most reflect conditions that will run with the project and will be checked for compliance through the 
remaining subdivision redecoration process or the building permit and inspection processes.  
 

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Subdivision with the following conditions:

1 ) Comply with the recommendations and requirements of all the reviewing entities and agencies. 

2 )The height of the primary residential structures is limited to two stories (28 feet) from natural 
existing grade to the midpoint of the roof. 

3 ) Maintain compliance with open space and recreational amenity standards for PUD's. 

4 )Install landscaping in compliance with chapter 19.77 Water Efficient Landscape Design and 
Development Standards. 

5 ) Submit scaled elevation drawings for all 4 sides of each building. Architecture to match sketches 
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and simulations provided to the Planning Commission.  Call out colors and materials.  On sides and 
rear of buildings that abut residences on adjacent properties or a public street, incorporate similar 
architectural features and materials as shown for the proposed fronts of the buildings that serve to 
break up large expanses of wall and create depth and shadow patterns on the face of the building.  

6 ) Minimum distance from the private street to the front of the garage doors to be 20 feet.

3.2 Reasons for Recommendation

1 ) The proposed conditions insure compliance with ordinance requirements as well as compliance 
with applicable development standards. 

2 ) The proposed conditions represent reasonable measures to mitigate potential negative impacts to 
surrounding properties.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, July 10, 2013 08:30 AM File No: 2 8 5 3 8
Applicant Name: Marc Sullivan Request: Special Exception
Description: Exception from Curb, Gutter, and Sidewalk
Location: 8520 S 1000 E
Zone: A-1 Agriculture Any Zoning Conditions?         Yes No ✔

Staff Recommendation: Approval
Planner: Jim Nakamura

1.0 BACKGROUND

1.1 Summary

Marc Sullivan (property owner)  is requesting approval of an exception from the requirement to install curb, 
gutter, and sidewalk associated with the request for a dwelling group (application #28232)  
 

1.2 Neighborhood Response

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

2.0 ANALYSIS

2.1 Applicable Ordinances

Title 18  - Subdivision Regulations 

18.24.090. C.  - Curbs and gutters, requires curbs, gutters and sidewalks to be installed with all 
subdivision.  It states: 

The subdivider shall install curbs, gutters and sidewalks on existing and proposed 
streets in all subdivisions. 

18.08.020  - Exceptions --Permitted when, allows the Mayor or his designee, upon
recommendation of the Planning Commission, to grant exceptions to subdivision requirements,
including the requirement for curbs, gutters and sidewalks, based on aesthetic, public interest and 
safety.  It states: 

In cases where unusual topographic, aesthetic or other exceptional conditions exist 
or the welfare, best interests and safety of the general public will be usefully served 
or protected, variations and exceptions of this title may be made by the county mayor 
after the recommendation of the planning commission, provided, that such variations 
and exceptions may be granted without substantial detriment to the public good and 
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without substantially impairing the intent and purpose of this title. 

Title 19  - Zoning Regulations 

 19.76.210 - Off-site improvements. 

C. Exceptions. 
1. The planning commission may grant exception to installation of the sidewalk in industrial 
areas where the planning commission determines that the sidewalk is not necessary to serve 
the public need, and the elimination of the sidewalk does not jeopardize the public health, 
safety or welfare.  
 

2.2 Other Agency Recommendations or Requirements

Traffic Engineer: 
Exception to installation of roadway improvements is recommended.   
 

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Special Exception .

3.2 Reasons for Recommendation

1 ) 
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