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Public Works 

Planning & Development Services Division 
http://www.utah.gov/pmn/index.html 

  

Millcreek Township Planning Commission 
Public Meeting Agenda 

Wednesday, September 11, 2013                                     

4:00 P.M. 
THE MEETING WILL BE HELD AT SALT LAKE COUNTY GOVERNMENT CENTER  

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

ROOM N1100 

ANY QUESTIONS, CALL (385) 468-6700 

REASONABLE ACCOMMODATIONS FOR QUALIFIED INDIVIDUALS MAY BE PROVIDED 

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

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

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

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

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

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

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

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

 

Work Session – 4:00 p.m. 
 

Meadowbrook/3900 South - Scenarios process and vision as part of the Wasatch Choice for 

2040 process. Presenter: Ryan Beck with Envision Utah 

 

Curb, Gutter, and Sidewalk Project – Potential General Plan & Ordinance Amendments – An 

approximate 15 minute presentation and discussion regarding the draft public outreach 

presentation/survey. Planner: Lyle Gibson 

 

Public Hearings 

 

25638 – Planning and Development Services is seeking approval and adoption of a Bicycle Best 

Practice for inclusion into Salt Lake County General plans. The Bicycle Best Practice would be 

applicable to all unincorporated areas of Salt Lake County. The purpose of a Bicycle Best 

Practice is to provide Salt Lake County with a critical bicycle planning and design resource. 

Planner: Will Becker 

 

Conditional Use 
 

28368 - Rick Plewe and Steve Davies are requesting Final Conditional Use and Preliminary Plat 

approval for Creekside at Honeycut PUD, a 7-lot (formerly 8-lot), single-family PUD 

Subdivision. This project received a preliminary approval from the Millcreek Planning 

Commission at the July 10, 2013 meeting. The planning commission requested a review of the 

CC&R’s and detailed open space and landscape plan in a public meeting before giving their final 

http://www.utah.gov/pmn/index.html
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approval. Location: 3548 South Honeycut Road (1850-1860 East). Zone: R-1-10 (Residential, 

Single-family, 10,000 square feet minim lot size). Community Council: East Mill Creek.  

Planner: Lyle Gibson 

 

28613 - Mitchell Spence is requesting Conditional Use approval for the renovation of the 

Gardner Home and Mill site which has been designated as an historic site per section 19.86.020 

of the Salt Lake County Ordinance.  Location:  1475 East Murphy’s Lane (3605 South). Zone: 

R-1-8. Community Council: Millcreek.    Planner: Lyle Gibson 

 

Zone Change 
 

28601 – Elias Haddad is requesting approval of a Zone Change from the C-1 (Neighborhood 

Commercial) zone to the C-2 (Community Commercial) zone in order to allow for additional 

uses on the subject property.  Location:  2905 East 4430 South.  Community Council:  East 

Mill Creek.  Planner:  David J. Gellner, AICP 

 

Business Items – (Immediately following Public Hearings) 

1) Adoption of minutes from the August 14, 2013 meeting. 

2) Other Business Items (as needed) 

 

 

ADJOURN 



 

September 11, 2013 Page 3 of 3    AGENDA – MILLCREEK PC 

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.  
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wed. September 11, 2013 04:00 PM File No: 2 8 3 6 8
Applicant Name: Steve Davies & Rick Plewe Request: Conditional Use
Description: 7-Lot Planned Unit Development
Location: 3548 South Honeycut Road (1850-1860 East)
Zone: R-1-10 Residential Single-Family Any Zoning Conditions?         Yes No ✔

Community Council Rec: Approval with Conditions
Staff Recommendation: Approval with Conditions
Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

1.1.1. Previous Commission Action 

 This application has been reviewed by the Millcreek Planning Commission on multiple occasions. During
this process the PUD proposal has been modified from the original 8-lot development to a 7-lot 
development. The motion from the Millcreek Planning Commission at the July 11, 2013 meeting was to 
grant preliminary approval of this application, subject to conditions 1-11 listed in the Staff Report; and 
adding another condition as follows: 

 12) Prior to Final Conditional Use and Preliminary Plat approval the applicant shall submit for review and 
approval by the Planning Commission at a public meeting, the following: 

a) A copy of the CC&R's for the project so the Commission can verify that the CC&R's reflect the proposed 
typical architectural theme and indicate how the theme will be achieved with the applicant's proposed 
custom home program (the Commission, staff or the County is not verifying whether or not the proposed 
covenants meet legal standards); and  
b) All items noted in 2.2.4 of the staff report, "…detailed open space improvements; playground 
improvements; sight lighting; fencing and typical landscape plan for the lots; a detailed landscape plan for the
common areas; and an updated tree preservation plan."  

1.1.2 Additional Submittals 

The applicants have provided more information as requested by the planning commission.  The The 
attached documents show the proposed details that as to how the applicant plans to address the items 
of interest to the planning commission. A technical review process and final changes to some items still 
needs to take place, however it is the opinion of the staff that the provided documentation should 
address the requested information requested at the previous hearing. 
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1.1.3 Exception Request 

The applicants have received approval during the July Mayor's Meeting for an Exception from County 
Roadway Standards under application 28547 allowing the offset alignment of the proposed entrance to 
the private drive.   Based on the recommendation of the traffic study and that of the planning
commission the applicant withdrew the request for an exception to curb, gutter, and sidewalk standards. 

1.1.4. Property Info 

Existing Zoning - The subject property and surrounding area is zoned R-1-10, Residential, Single-Family, 
10,000 square foot minimum lot size for a standard subdivision. 

Surrounding Land Use - The primary use around the area is Single-Family Residential homes. 

Subject Property Size  - The subject property was originally proposed at 2.21 acres according to a 
certified survey prepared by the applicants' engineer.  The applicants have informed staff of a discussed 
property line adjustment on the northwest section of the property across the creek with the adjacent 
property owner. This proposal as discussed will decrease the total acreage of the property to 1.87 acres 
which still allows for a density of 7 total units as proposed. This adjustment resolves concerns with 
adjacent property owners and is also preferable for maintenance of the northwest side of the creek. 

Existing & Required Improvements - There is an existing home and residential pool on the site that are 
proposed to be removed. Honeycut Road is paved with some curb and gutter on the east side.  The 
applicants will be required to install curb, gutter, and sidewalk along Honeycut Road.

1.2 Hearing Body Action

This application is on the Commission's agenda for final action.

1.3 Neighborhood Response

 1.3.3 Written Correspondence 

After the last public hearing staff has only been made aware of one more individual's via email. The 
original concern was expressed by Bruce R. Baird P.C. on behalf of Mr. Poulton regarding the 
recommendation to approve the exception to roadway standards. This concern was resolved and Mr. 
Poulton was present during the Mayor's meeting in support of the proposed roadway alignment.

1.4 Community Council Response

The application has previously been reviewed and heard by the East Millcreek Community Council.
Recommendations from the community council have already been presented to the Millcreek Planning
Commission and have been considered and implemented into the preliminary approval.

2.0 ANALYSIS

2.1 Applicable Ordinances 

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

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

The applicants' proposal will comply with all applicable provisions of the zoning ordinance
including allowed PUD modifications if approved by the Commission.  Please refer to Zoning 
Analysis Table included in this report.

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

If the Exception to roadway standards is approved, the proposed application will comply with 
all applicable laws and ordinances.

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

The applicants Traffic Study concludes that the proposed development will not add to the 
existing traffic concerns raised by the residents along Honeycut road (speed and pedestrian
safety).  It recommends approval of the applicants' proposed Exception form County
Roadway Standards, application 28547, for a non-compliant offset intersection of the projects
entrance with Honeycut Road.   This request for an exception has been approved by the 
Mayor's Office.

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

The preliminary plans indicate that this standard can be adequately met, including all of the 
issues noted in this standard.  Staff anticipates that the issues in this standard can be 
adequately addressed during the Technical Review and building permit processes.  

If there are significant changes in the proposal, such as reduction in open space, setbacks, or 
items that are not approved by the Commission, the project would be brought back to the 
Commission for further consideration at a noticed public meeting.  If the Technical Review
results in further lot reduction or reconfiguration, yet still complies with County
requirements, the PUD standards and the Commission's approvals, the application would not 
be brought back to the Commission for further review, unless it was required by the 
Commission as part of their approval.  

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

It is staff's opinion that the proposed development will be compatible with the surrounding
varied nature of the single-family homes in the neighborhood and with the Community
General Plan standards.  The proposal is for custom single-family detached homes.  The 
proposed home sizes will likely range between the larger homes adjacent to the property to 
the south, west and northwest; and the smaller homes to the north and to the east across 
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Honeycut Road. The design of the project takes into consideration the sensitive lands on the 
site and complies with the County's PUD requirements and development standards.  This 
includes compliance with the underlying zone's maximum density and the 30-foot maximum 
building height allowed in RCOZ. 

The Millcreek Township General Plan designates this area as a "Blue" or a stable area, which 
anticipates little change to the land uses or density in the area.  The proposed use is 
consistent with the existing General Plan designation.  It is a single-family development that 
does not exceed the maximum density allowed in the zone.  Further, the general plan 
discusses protection of the township's natural resources.  Mill Creek is one of the primary
natural resources in Millcreek Township.  The proposed developments clustering of the 
homes onto smaller lots, placing the stream and the associated riparian floodplain in 
common area, is consistent with the natural resource protection provisions in the General
Plan.  It is also consistent with housing provisions in the General Plan that encourage diverse
housing types and sizes, for residents in all stages of life.

2.2 Zoning Requirements

2.2.1 Development Plan Items that can be Modified Under PUD 

Under the PUD ordinance some standard provisions can be modified through PUD approval, others can't.
For example, the Commission can't approve density higher than the maximum allowed in the underlying
zone or approve land uses not listed in the underlying zone. The items available for modification under a 
PUD include: lot size; lot layout; building setbacks; building height; typical architecture; recreational
facilities and open space plan; fencing plan; typical lot landscaping plan; common area landscaping; and 
parking. 

2.2.2 PUD Ordinance 

The following is a summary and  analysis of the PUD provisions applicable to Planning Commission
Review. 

19.78.010 Scope of Approval - The PUD ordinance does not guarantee approval.  The PUD should only be 
approved if it meets the intent and purpose and applicable requirements of the zoning ordinance. 

The proposed information submitted by the applicant is sufficient to determine if the proposal 
can comply with the PUD and other zoning regulations, subject to the Technical Review process 
with staff. 

19.78.020 Purpose - The main purposes of the PUD ordinance are: 
1.  Allow diversification of uses and structures to their site;  
2. Encourage good neighbor, housing, or area design to ensuring substantial compliance with the base zone 
and the provisions of the zoning ordinance related to health, safety, and general welfare; and 
3.  Take advantage of larger scale site planning. 

It is staff's opinion that the proposal will achieve the Purpose of the PUD ordinance through: the 
diversity that will be achieved through custom home designs; proposed protection of the 
sensitive lands within common area ownership; the proposed development plan; and the staff 
recommendations. 

19.78.090 Effect on adjacent properties - Site design to ensure adjacent properties will not be adversely 
affected.  The Planning Commission can addressed building height; building location; lot area, lot width, 
yard, and coverage.  Density shall be the same as the underlying zone. 

The applicant's proposed density is less than the allowed density in the R-1-10 zone.  While lot 
size is smaller than surrounding lots, the overall density falls within the R-1-10 zone and the plan 
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allows a significant riparian area on the property to be preserved in a common ownership parcel 
rather than inside individual lots.  

The lot layout, perimeter setbacks, lot setbacks and proposed compliance with RCOZ building 
height, will ensure that the adjacent neighbors will not be adversely affected by health, safety 
and general welfare concerns.  The smallest setback from adjacent properties is 15 feet from the 
south property line.  This setback complies with the rear and side yard setbacks of the standard 
R-1-10 zone and with RCOZ setback requirements.   

The applicant proposes to provide perimeter fencing around the project with adjacent 
neighbors, working out the details of the type of fencing with each of the neighbors.   

The proposed homes will be compatible with surrounding homes.  Their size will be somewhere 
between the larger size of homes adjacent to the property and the smaller homes adjacent and 
across Honeycut Road from the property.   

19.78.100 Preservation of open space - Preservation and maintenance of common open space can be 
accomplished in on of three ways:  
1.  Dedication as a public park;  
2.  Granting the County a permanent open space easement to guarantee preservation; or 
3. Dedicate into a common area that is owned and maintained by the homeowners association with 
provisions for the payment of common fees for upkeep. 

The applicant is proposing the common areas be located within a common ownership parcel, 
owned and maintained by the homeowners association.  Fees will be required under the 
covenants of the project, in compliance with state law related to common ownership within a 
condominium or plat.  This is incompliance with this requirement.  In addition, the applicant will 
be providing a flood control easement to the county for flood control maintenance and 
emergency access.  The proposed location of the easement has been approved by County Flood 
Control subject to a detailed legal description on the Final Plat. 

19.78.110 Landscaping - Landscaping must comply with Chapter 19.77 Water Efficient Landscape 
requirements.  This is usually verified by staff during the Technical Review Process. 

The applicants have submitted a preliminary landscape plan and a typical lot landscape detail.  
Landscaping under 19.77 is usually reviewed and approved by staff, complying with the 
provisions of the ordinance.  The Commission can include special landscape provisions in their 
conditions of approval if deemed necessary.  

19.78.120 Signs and floodlighting - Signage and area lighting if any needs to be identified and approved. 
The applicants have indicated that the entrance will be gated, with a wrought-iron style 
automatic gate with gas lanterns on the pilasters.  Attached to this report is an example of a 
proposed gate that might be used. The applicants have also provided examples of lighting 
options within the development. 

19.78.130 Site plan requirements - The applicant shall submit a site plan, including phasing if any.  The 
plan needs to show the following: 
1.  Use, dimensions, sketch elevations and location of proposed structures;  
2. Areas and locations of vehicle access, pedestrian access, parking, public uses playgrounds, landscaping 
and open space; 
3.  General architecture design including physical relationship of the use  
4.  Other pertinent information including, but not limited to: density, coverage, open space characteristics, as
needed to determine if the proposal is better than standard regulations 

Refer to the Zoning Analysis Table and the plans that indicate the applicant's development plan.  
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If the Commission is acceptable to having staff work out the details of landscaping and 
recreational facilities, it is staff's opinion that the information provided is sufficient to make a 
decision on the project.   

19.78.160 Plan review at public meeting - Preliminary development plans are to be submitted for staff 
analysis and Planning Commission Review at a public meeting.  

The required plans have been submitted for review by staff and are attached to this report for 
review by the Planning Commission. 

19.78.170 Scope of planning commission action - Planning Commission to consider the following: 
1.  Plans shall be prepared by designer or team that has professional competence in the type of PUD
proposed;  
2.  Control of the design by the Planning Commission not to be so rigid to stifle initiative and incur 
substantial additional expense, but the control exercised shall be the minimum necessary to achieve the 
purpose of the PUD Chapter; and 
3.  Planning Commission may approve or disapprove an application and if approved, attached conditions it 
deems necessary achieve the Conditional Use Criteria. 

The applicants are professional developers/home builders.  They have provided professionally 
prepared plans.  The applicants' proposal is to set parameters for construction of the homes 
including typical architectural style, setbacks, building height, etc. rather than to establish 
specific homes on each lot.  The proposal with staff recommendations should achieve the 
appropriate control.  In addition the applicant has put together proposed CC&Rs to demonstrate 
a means of ensuring desirable architecture at each lot.

2.3 Other Agency Recommendations or Requirements

2.3.1 Transportation Engineer 

The applicant has been approved for an Exception to roadway standards under file #28547 for the non-
complying off-set intersection.  With this approval final traffic details will be addressed during the 
Technical Review Process. 

2.3.2 Grading Review & Storm Water Pollution Prevention & FEMA 

Final grading plans are required to be provided for the overall development of the subdivision as part of 
the Technical Review Process.  As of the date of this report a geotechnical report has not been received
by staff. Plans will need to include a geotechnical report, including a soils analysis.  Each lot will require
separate grading review at time of building permit.  The overall project, as well as the individual lots are 
subject to grading standards, erosion control requirements and storm water pollution prevention
requirements.  These requirements include silt fencing, revegetation and other erosion control measures 
both during and after construction.  Proposed work will also have to comply with FEMA requirements, 
administered under the County's Flood Insurance Program.  Confirmation of these requirements occur 
during the Technical Review and Building Permit processes.   

2.3.6 Flood Control Review  

County Flood Control has completed their review of the proposed plans.  They support the proposed
flood control access easement as shown with a final legal description included on the Final Plat.  They are 
also requiring a Technical Review of proposed stream bank stabilization plans, and any other 
improvements within 20 feet of the stream.  The applicant has chosen to remove the existing bridge to 
comply with requirements of Flood Control. The removal of this structure has altered the passive
amenities on the site as seen in attached plans.  This can be refined during the Technical Review Process. 

2.3.5 Army Corps. and State Stream Alteration Review 
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In the case of Mill Creek, the Federal Army Corps. of Engineers has assigned review of work along the 
creek to the State of Utah, Department of Natural Resources, Division of Water Rights, Stream Alteration
permit program; except in cases where, jurisdictional wetlands.  

The State has reviewed the site and proposed preliminary plans and has approved the preliminary plans 
subject to Technical Review.  There are no wetlands on the site so the Army Corps. will not be involved
with this review.  Any work within the 20 feet of the stream will require a Stream Alteration Permit from 
the State.

2.4 Other Issues

2.4.1 Rear Lot Lines adjacent to the Creek 

As of the date of this report the applicant has not provided a proposed plat that shows compliance with 
the approved recommendation from staff to modify the rear lot lines along lots 1, 2, and 3. The 
applicant's most recent submittal shows the rear lot lines of lots 2 and 3 partially located within the FEMA 
floodplain boundary.  Lot 3 has already been modified to meet the required changes, and lots 2 and 3 will 
be required be outside of the floodplain as well. Verification of total compliance will be reviewed by staff 
during the Technical Review Process and will be required prior to preliminary plat approval.  (Please refer 
to the attached site plan.) 

2.4.2 Rear Yard Fencing adjacent to the Creek 

The applicants have been working with staff in making changes to comply with the previously proposed
conditions for fencing. As of the date of this report staff has not received plans showing fencing along the 
rear lot lines of lots 1-3. Staff has worked with the applicant  on a plan for fencing  to be placed along the 
revised rear lot lines of Lots 1-3 to help protect the slope down to the creek.  Gates could be provided for 
access from the lots down to the pathway and seating areas planned along the creek.  An open fence 
would allow visibility of the creek area from the rear of the homes, yet control the access and avoid 
damage to the slope over time with uncontrolled access.  It will also make maintenance of the more 
sensitive lands the responsibility of the HOA instead of individual property owners. Staff would verify that 
this item is addressed and finalized during the Technical Review process prior to issuing final approvals. 

2.4.3 Final Recreational Facility Improvements 

The applicant has submitted information demonstrating the proposed playground equipment and site 
amenities provided with this report. The items proposed are of a commercial grade as previously
suggested. Pathways have been proposed to control traffic on site within the creek area. Fencing has 
been identified as requested as an rod-iron style which will create a safer play area for children. Final 
details of the improvements may occur during the Technical Review process. 

  

  

2.4.4 Tree Preservation 

A new analysis of the site has been submitted to our offices, included with this report. The plan provides
more information about the intended preservation of trees on the site and which trees are most likely to 
be removed. This plan indicates most notably the preservation of all existing significant trees along 
Honeycut Road and the restoration of the natural riparian area surrounding the creek. Final approvals of 
this plan would take place during the Technical Review process. 

2.5 Subdivision Requirements

2.5.1 Preliminary Plat 
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The preliminary plat has been undergoing review and modification to comply with the conditions
approved by the planning commission during the previous hearing of this application. The proposed
preliminary plat, with staff recommendations, will comply with Preliminary Plat requirements at 
completion of the Technical Review process. As of the date of this report the proposed plat shows a 
correction to lot 3 only, a similar adjustment to have property lines outside of the floodplain will be 
required along lots 1 and 2 as well prior to Preliminary Plat approval. 

2.5.2 Covenants and Restrictions 

The applicant has provided a copy of the proposed CC&R's showing the intent to enforce and ensure 
compliance with the conditions of approval for the PUD.

3.0 STAFF RECOMMENDATION

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

1 ) The applicant complete with staff complying with all applicable requirements of staff and outside 
agencies.

2 ) The lot lines for lots 1-3 be moved to the flood plain boundary.

3 ) The Setbacks for the project shall be as proposed, except that the setback from the rear lot lines of 
lots 1-3 shall be 0 (the floodplain boundary). 

4 ) The building height for all structure shall comply with the Residential Compatibility Overlay Zone 
Option A requirement of 30 feet. 

5 ) All homes shall comply with RCOZ building envelope requirements in RCOZ from the perimeter of 
the subject property.

6 ) All other standards noted by the applicant or staff in this report shall be part of the PUD. 

7 )A 6-foot construction and maintenance easement shall be provided in the open space area 
immediately adjacent to the rear lot lines of 1-3 on the final plat.  This area shall be reclaimed and 
revegetated after any construction or any maintenance activities that may damage the easement
area.  Reclamation and revegetation shall be the responsibility of the adjacent lot owner.

8 )A final lighting plan shall be submitted for review and approval by staff during the Technical Review
process that indicates all exterior lighting to be utilized within the project, including street lighting,
common area lighting, entrance feature lighting and exterior home lighting.  The plan will need to 
indicate how lighting will be designed to prevent impact on the adjacent neighbors and meet 
County development standards.

9 Recreational Facility improvements and landscaping shall be finalized with staff prior to Preliminary
Plat approval

10 ) A final fencing plan shall be submitted for review and approval with staff prior to final preliminary
plat approval.  The plan shall included details on all proposed permieter fencing, a site plan showing
where al fencing will be located, and address screening of neighboring properties and fencing along 
rear yards for lots 1-3 as recommended by staff.

11 )An Exception for from County Roadway Standards for the non-conforming off-set intersections be 
approved by the Deputy Mayor.

3.2 Reasons for Recommendation

1 )The proposal complies with PUD requirements

2 ) The proposal complies with Conditional Use Standards
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3 ) The proposal is consistent with the Millcreek Township General Plan
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wed. September 11, 2013 04:00 PM File No: 2 8 6 1 3
Applicant Name: Mitchell Spence Request: Conditional Use
Description: Historic Renovation
Location: 1475 E. Murphy's Lane
Zone: R-1-8 Residential Single-Family Any Zoning Conditions?         Yes No ✔

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

1.0 BACKGROUND

1.1 Summary

The Gardner Home and Mill Site was built by Robert Gardner in 1848 and is the oldest-standing home in 
Utah. The property is listed under section 19.86.020 of the Salt Lake County Ordinance as a designated 
historic home site. 
  
The applicant, Mitchell Spence, is requesting approval to do a strategic renovation of the historic home.  
The intended purpose behind the project is to preserve and secure the integrity of the original structure 
and to update the electrical and plumbing to be in line with current code and livability standards. 
  
The intent of the owner is to keep the use of the home as a single family residence. The home will not be 
open to walk up tours, however the owner may invite small groups by appointment to tour the structure 
by invitation only. 
  
Section 19.86.010 states that planning commission approval is required for all modifications to historical 
sites. The commission is to ensure the preservation of sites with special historical, architectural, or 
aesthetic value which are unique and irreplaceable assets.

1.2 Hearing Body Action

This application for Conditional Use Permit is on the Millcreek Township Planning Commission agenda 
for hearing and decision.  The Commission's decision is a preliminary approval.  The Final Conditional 
Use Permit will be issued by staff once all technical issues are resolved with the final site plan and other 
requirements.  

  

 



Page 2 of 5Report Date: 8/29/13 File Number: 28613

1.3 Neighborhood Response

No response from the neighborhood has been received as of the date of this report. 8/28/2013

1.4 Community Council Response

The Millcreek Community Council has this item on their agenda for discussion at their meeting on 
September 3, 2013. Their comments and any recommendations will be passed along to the Millcreek 
Township Planning Commission at the hearing scheduled for September 11, 2013.

2.0 ANALYSIS

2.1 Applicable Ordinances 

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

Conditional Use Criteria and EvaluationCriteria Met

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

The proposed project meets the criteria as the structure itself is not being enlarged. The 
home as it currently exists complies with current parking, setback, and building height 
requirements and therefore complies with the provisions of the zoning ordinance and the 
RCOZ overlay zone.  
Do to the age of the home in particular, but also the detached garage, the property would 
likely receive a legal non-conforming status for anything that may not comply with the 
zoning ordinance due to their established use and no history of complaints or issues within 
the Planning and Development Services Office.

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

With recommended conditions herein, the proposed plan will comply with all other applicable 
laws and ordinances.  This shall include meeting all reviewers and agency requirements
through the Technical Review Process.

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

It is not anticipated that this project will increase traffic beyond the capacity of Murphy's Lane at 
this location.  The plan will have to comply with all requirements of the County Transportation
Engineer prior to final approval. 

As of the date of this report 8/29/2013, the site plan review and analysis by the traffic engineer
has not been completed.
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YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

The subject property is located within a moderate liquefaction area.  A geotechnical report 
would be suggested but not required based on the extent of work being performed. As the 
home has been on site and is still standing after over 150 years it is the opinion of the staff 
the there are no threats to the safety of those who work on, reside in, or visit the property due 
to the conditions of the site. A geological hazards disclosure will be required to be filed on the 
property, this would be verified by staff during the technical review process.

YES NO Standard `E': The proposed use and site development plan shall not significantly impact the 
quality of life of residents in the vicinity.  

With recommended conditions herein, the proposed use should not impact quality of life for 
surrounding residents in the vicinity.  The proposed use, is consistent with existing uses on
adjacent properties and in the vicinity.  

2.2 Zoning Requirements

19.86.010 Purpose 

This chapter is enacted to preserve sites with special historical, architectural or aesthetic value which are 
unique and irreplaceable assets. To accomplish this purpose, planning commission approval is required for 
all modifications to historical sites. 

19.86.030 Conditional use permit required. 

A. A conditional use permit is required for any modifications to a historic site or structure, including 
modifications to the landscaping, fencing or appearance of any lot, or demolition, construction, alteration, 
relocation, improvement or conversion of a historic site. 

B. Applications for a conditional use permit on a historic site shall be made in the manner and subject to the 
procedures and requirements set forth in Chapters 19.78 and 19.84 of this title. To the extent that the 
requirements of this chapter and Chapters 19.78 and 19.84 are inconsistent, the requirements of this chapter 
shall prevail. 

19.86.050 Site modification. 

The planning commission may modify all yard, parking, landscaping, height and other requirements of the 
base zone, as necessary to fulfill the purpose of this chapter. In so doing, the nature and character of adjacent 
properties shall be considered to ensure that the health, safety, convenience and general welfare will not be 
impaired. The planning commission may establish development criteria to control impacts associated with 
the heaviest permitted use in the base zone, including, but not limited to, noise, glare, dust or odor.  

19.86.060 Additional uses for historic sites. 

A. Residential, Forestry and Agricultural Zones. The planning commission may approve any of the following 
uses for a historic site in addition to the permitted and conditional uses allowed in the agricultural, forestry or 
residential zone in which the site is located:  
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1. Antique shop; 

2. Art shop; 

3. Boardinghouse; 

4. Child nursery; 

5. Dental office or clinic; 

6. Dwelling, single, two, three, four or multiple-family; 

7. Nursing home; 

8. Office; 

9. Private educational institution; 

12. Reception centers; 

13. Restaurant; 

14. Other uses of similar intensity to the above. 

  

2.3 Other Agency Recommendations or Requirements

Building  
1. The understanding is that the use/occupancy of the building is to remain a single family dwelling. 
2. Building permits need to be obtained for the remodel/restoration work that is going to be done to 
both the home and the detached garage. At time of building permit application, please provide two 
copies of complete plans for the work that is to be done including (but not limited to) the HVAC design 
information and engineering for the structural repairs. 
  
Geology 

The site sits on moderate liquefaction zone and is in a fault special study area. While not required, it 
would the applicant may consider having a geotechnical evaluation performed to assess and give 
recommendations for seismic hazard. Applicant may also include liquefaction analysis in report. Mapped 
Silty clay soils may be potential hazard. 
Disclosure statement regarding liquefaction potential must be filed with the county.  
  
Other Agencies 

Unified Fire Authority has reviewed the Project. No additional recommendations or approval conditions 
were received from UFA. 
As of the date of this report, Planning staff hot not received reviewer comments from Urban Hydrology, 
Traffic, Engineering, and Grading. A representative of the Utah Heritage Foundation has also been asked 
to provide input on the project.  As of the date of this report Salt Lake County Planning and Development 
Services staff has not received any additional information from the Foundation. 
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2.4 Other Issues

The property directly east of this home is owned by Salt Lake County. Nothing is officially in the works, 
but concepts have been talked about in the past and are being brought back to life about possibly 
making this location a park to highlight the historic site. If anything comes about regarding this idea a 
separate application would be filed and brought to the community during the review process. 
  
 

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use .

3.2 Reasons for Recommendation

1 ) The scope of work proposed by the applicant is in harmony with the purpose of section 19.86 of the 
Salt Lake County Ordinance - Historic Preservation.

2 ) Work done to the project will not only preserve the character of the building but should enhance 
the lifespan of the building ensuring it remains in the community.

3 ) The technical review or building permit process will be able to address any specific issues in regards 
to site and structural safety and preservation of the structure.



 



Gardner Home
1475 E Murphy’s Lane

R-1-8 Residential Single-Family

Historic Property Restoration
preformed by: 123Redfish Renovations

lis# 6214835-5501
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Salt Lake City, 84107

attn: Mitch Spence 801.380.5691

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Utah Historic Site signage on property

Looking north

Looking east on Murphy’s Lane.

Gardner Historic Garage

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Rear of property

Rear of property

East side rear of property

East side of property

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Restoration Work Needed to Exterior of Property

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City

Above are samples from different parts of the exterior. Adobe to be patched and 
refaced to maintain the adobe look. There will be no noticable repair after 
completed.

Exterior wood details that have decayed and have suffered from dry rot will be 
replaced with identical matching pieces. All home body and trim colors to be exact 
color match. No features will be added to the exterior of the property. 



Interior of Property: Front Room

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Front Bedroom

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Bathroom

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Rear Bedroom

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Kitchen Area

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: East Living Room

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Back Mud Room

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Basement

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Basement

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Interior of Property: Basement

Historic Gardner Home Restoration: 1475 E Murphy’s Lane, Salt Lake City



Historic	  Gardner	  Home,	  1475	  E	  Murphy’s	  Lane,	  Salt	  Lake	  County	   1	  	  
[Type	  text]	  

	  
	   	  

	  
Scope	  of	  Work	  

	  
Property:	  

	  
Historic	  Gardner	  Property	  
1475	  E	  Murphy’s	  Lane	  
Salt	  Lake	  City,	  UT	  

Parcel	  #	  16-‐33-‐104-‐055	  
	  

BEG S 797.17 FT & E 1280.79 FT FR NW COR LOT 6, BLK 23, 10 AC PLAT A, BIG FIELD 
SUR; N 169.04 FT; S 80^00' E 39.50 FT; S 45^00' E 102 FT; E 0.87 FT; S 1^55'47" W 93.68 FT; 
N 88^06'51" W 108.80 FT TO BEG. 0.3578 AC. 7116-1102, 1100 7190-2189 6405-876 7190-
2192 7190-2192 8979-6995 9134-4893 

	  
	  

	  
	  

Property	  Owner:	  
	  

Elbert	  Gardner	  
Makana,	  LP	  

4301	  E	  McKellops	  Rd.	  
Mesa,	  AZ	  15264	  

	  
	  
	  
	  
	  
	  

Contractor:	  
	  

Mitch	  Spence	  
123Redfish	  Renovations,	  LLC	  

Lisc.	  #	  6214835-‐5501	  
64	  E	  6400	  S	  Suite	  100,	  
Salt	  Lake	  City,	  UT	  84107	  
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SCOPE	  OF	  WORK	  
The	  historic	  Gardner	  home	  was	  built	  by	  Robert	  Gardner	  in	  1848	  and	  is	  the	  oldest-‐
standing	  home	  in	  Utah.	  This	  proposal	  is	  for	  a	  strategic	  renovation	  to	  this	  single-‐
family	  residence	  for	  a	  two-‐fold	  purpose:	  	  
	  	   1)	  to	  preserve	  and	  secure	  the	  integrity	  of	  the	  original	  structure;	  and,	  	  
	  	   2)	  to	  update	  the	  electrical	  and	  plumbing	  features	  in	  line	  with	  modern-‐day	  	  
	  	   	  	  	  	  	  code	  and	  livability	  standards.	  	  
	  
The	  owners	  desire	  to	  update	  the	  home	  by	  installing	  specific	  systems	  designed	  to	  
ensure	  that	  the	  home	  and	  property	  will	  be	  secure	  for	  many	  years	  to	  come.	  It	  is	  
anticipated	  that	  the	  owner	  will	  periodically	  occupy	  the	  home	  during	  the	  remodel.	  
	  
The	  proposed	  scope	  of	  work	  is	  detailed	  below.	  
	  
	  
MAIN	  FLOOR	  INTERIOR	  
	  
Plumbing:	  

• Remove	  all	  existing	  plumbing,	  drain	  and	  water	  lines	  and	  install	  new	  lines	  that	  
will	  be	  concealed	  from	  view.	  

• Maintain	  existing	  bathroom	  in	  same	  location	  while	  replacing	  only	  the	  water	  
lines,	  supply	  lines	  and	  tub	  drain	  lines	  with	  new	  lines.	  

• Install	  a	  small	  tankless	  water	  heater	  that	  will	  be	  used	  for	  the	  bathroom,	  
kitchen	  and	  washing	  machine.	  

• Install	  laundry	  drain	  and	  supply	  lines	  into	  small	  bedroom	  closet.	  The	  laundry	  
closet	  will	  be	  24”x	  24”	  to	  accommodate	  a	  small	  stackable	  unit	  with	  a	  floor	  
drain.	  

• Remove	  and	  replace	  all	  kitchen	  plumbing.	  
• Install	  new	  farm	  style	  sink	  in	  kitchen.	  
• Install	  one	  freeze-‐less	  hose	  bib	  on	  west	  of	  home	  to	  replace	  the	  existing	  one.	  

	  
Electric:	  

• Install	  new	  main	  panel	  underground	  (electrical	  will	  come	  up	  the	  driveway	  to	  
a	  concealed	  main	  panel	  on	  the	  northwest	  side	  of	  the	  property).	  This	  is	  being	  
done	  to	  update	  the	  electrical	  supply	  in	  line	  with	  current	  codes	  and	  will	  also	  
allow	  us	  to	  conceal	  all	  visible	  power	  and	  electrical	  wires.	  

• Install	  new	  sub-‐panel	  at	  location	  noted	  on	  plans.	  
• Remove	  all	  electrical	  wiring	  and	  install	  new	  12-‐	  and	  14-‐guage	  wire	  to	  all	  

switches	  and	  plugs.	  All	  work	  will	  be	  done	  through	  access	  from	  under	  the	  
floor	  or	  through	  the	  attic.	  

• Install	  new	  low-‐voltage	  lighting	  in	  specific	  locations	  as	  noted	  on	  plans.	  All	  
lighting	  that	  will	  be	  visible	  will	  be	  time-‐specific	  to	  the	  house.	  New	  lighting	  
will	  be	  concealed.	  	  
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Mechanical	  Systems:	  
A	  completely	  new	  system	  is	  going	  to	  be	  installed	  due	  to	  the	  efficiency	  factor,	  but	  also	  
for	  the	  ability	  to	  maintain	  a	  constant	  temperature	  of	  70’	  year	  round	  with	  28%	  
humidity.	  These	  settings	  will	  ensure	  the	  integrity	  of	  in	  home.	  

• Remove	  all	  systems	  currently	  in	  the	  basement	  of	  the	  home.	  
• Remove	  all	  existing	  ductwork,	  insulation	  and	  other	  debris	  associated	  with	  

installation	  of	  previous	  furnace	  system. 
• Install	  new	  furnace	  (Lennox	  Signature	  XLB98+	  furnace).	  
• Install	  new	  AC	  unit	  (Lennox	  Signature	  XC25).	  
• Install	  new	  air	  filtration	  system.	  
• Install	  all	  new	  ducting	  through	  the	  attic	  so	  no	  ducting	  or	  lines	  will	  be	  visible.	  

	  
Kitchen:	  

• Remove,	  refurbish	  and	  reinstall	  all	  cabinets	  in	  their	  current	  location.	  
• Install	  new-‐time	  period	  farm	  style	  sink	  
• Install	  new	  custom	  time-‐period	  base	  cabinets.	  

	  
Framing:	  

• Remove	  a	  non-‐weight-‐bearing	  wall	  in	  the	  original	  structure	  to	  bring	  
perspective	  to	  the	  size	  of	  the	  original	  home.	  (This	  wall	  was	  added	  to	  the	  
home	  sometime	  during	  the	  1960s.)	  

• Reframe	  shed	  roof	  over	  east	  room	  to	  correct	  the	  negative	  slope.	  This	  will	  go	  
right	  over	  the	  current	  roof	  so	  it	  does	  not	  disturb	  any	  aspect	  of	  the	  current	  
roof.	  The	  new	  roof	  surface	  will	  be	  a	  tan	  colored	  TPO	  or	  other	  PVC	  type	  of	  
product	  that	  does	  not	  attract	  attention.	  

• Install	  a	  platform	  for	  new	  furnace	  to	  sit	  on	  in	  the	  attic.	  
• Fur	  out	  exterior	  walls	  1”	  in	  the	  bedrooms	  to	  allow	  ridged	  form	  insulation.	  	  

	  
Drywall:	  

• Repair	  all	  visible	  water	  damage.	  	  
• Repair	  ceilings	  that	  will	  be	  removed	  due	  to	  extensive	  cracking.	  
• Repair	  all	  wall	  cracks	  with	  a	  flexible	  plaster	  type	  product.	  
• Sheet	  exterior	  walls	  in	  bedrooms	  that	  we	  furred	  out	  for	  insulation.	  

	  
Finish	  Work:	  

• Repair	  and	  reinstall	  all	  finish	  work	  that	  needs	  replacing.	  All	  repairs	  will	  be	  
made	  with	  exact	  replica	  products	  in	  order	  to	  look	  the	  same	  as	  original	  base,	  
case,	  molding,	  trim	  etc.	  	  

• Repair	  all	  areas	  where	  crown	  and	  trim	  have	  had	  water	  damage.	  All	  repairs	  
will	  be	  made	  with	  exact	  replica	  products	  in	  order	  to	  look	  the	  same	  as	  original	  
base,	  case,	  molding,	  trim	  etc.	  	  

	  
	  
Flooring:	  
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• Remove	  vinyl	  floor	  and	  replace	  gaps	  to	  match	  with	  antiquated	  white	  oak	  
from	  original	  home.	  New	  pieces	  will	  be	  laced	  into	  existing	  flooring	  in	  order	  
that	  all	  refinished	  flooring	  will	  tie	  in	  with	  the	  natural	  color	  so	  the	  entire	  
house	  is	  consistent	  with	  antiquated	  white	  oak	  color	  and	  style.	  (The	  entire	  
house	  currently	  has	  2-‐¼	  inch	  white	  oak	  flooring	  except	  for	  the	  kitchen	  area	  
that	  has	  vinyl	  flooring.)	  

• Patch	  any	  necessary	  tile	  areas	  in	  the	  bathrooms.	  All	  tile	  color	  and	  style	  will	  
not	  be	  touched	  and	  will	  remain	  the	  same.	  

	  
	  
BASEMENT	  INTERIOR:	  
This	  is	  the	  heart	  of	  the	  home.	  The	  adobe	  basement	  ceiling-‐joists	  are	  made	  out	  of	  
dimensional	  lumber	  and	  also	  logs	  that	  were	  harvested	  from	  the	  original	  mill	  when	  it	  
was	  in	  operation.	  In	  tandem	  with	  the	  overall	  proposal	  for	  the	  home,	  we	  intend	  to	  
preserve	  the	  integrity	  and	  historicity	  of	  the	  basement	  while	  updating	  key	  features.	  
	  

• Remove	  and	  update	  furnace	  and	  all	  ducting.	  
• Remove	  and	  update	  all	  plumbing	  lines	  and	  drains.	  
• Remove	  and	  update	  all	  electrical	  wires.	  (The	  lighting	  and	  electrical	  in	  this	  

area	  have	  been	  a	  challenge;	  therefore,	  the	  owners	  and	  contractors	  desire	  to	  
have	  it	  completely	  concealed.	  All	  lighting	  is	  designed	  to	  showcase	  the	  
incredible	  history	  and	  antiquated	  features	  of	  this	  home.)	  

• Repair	  stonewalls	  with	  original	  rocks	  and	  custom	  mixed	  grout.	  (All	  rock	  and	  
brick	  repair	  will	  be	  preformed	  by	  Abstract	  Masonry	  who	  are	  nationally	  
recognized	  masons.	  This	  room	  is	  going	  to	  be	  returned	  into	  a	  museum	  quality	  
area	  with	  all	  of	  the	  original	  history	  since	  this	  adobe	  is	  the	  heart	  of	  the	  home.)	  

	  
	  
Exterior:	  
	  
Exterior	  of	  Home:	  
The	  exterior	  of	  the	  home	  has	  the	  most	  noticeable	  wear	  from	  the	  elements.	  Due	  to	  
the	  different	  slopes	  on	  the	  roof,	  water	  has	  been	  running	  down	  the	  house	  causing	  
substantial	  deterioration	  to	  the	  adobe	  brick.	  There	  has	  also	  been	  significant	  dry	  rot	  
to	  wood	  details	  around	  the	  home	  (see	  photos).	  
	  
Adobe	  Brick:	  

• Remove	  all	  parts	  of	  the	  adobe	  that	  is	  crumbling	  and	  has	  had	  patching	  in	  the	  
past.	  	  

• Repair	  adobe	  brick	  with	  a	  special	  mix	  that	  is	  designed	  to	  harden	  the	  soft	  
brick.	  They	  will	  be	  re	  tooled	  to	  look	  like	  the	  existing	  adobe	  bricks.	  

• The	  brick	  will	  be	  repainted	  the	  exact	  same	  color	  with	  an	  elastomer	  UV	  paint	  
to	  ensure	  it	  is	  properly	  protected.	  
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Trim,	  Fascia/Soffit	  and	  Rain	  Gutters:	  
• Repair	  trim	  that	  has	  deteriorated	  and	  pulled	  away	  from	  the	  house.	  This	  will	  

be	  replaced	  with	  exact	  trim	  the	  exact	  dimensions	  as	  the	  current	  trim.	  
Ensuring	  the	  same	  look.	  

• Repainting	  the	  trim	  the	  exact	  color	  currently.	  
• Repairing	  fascia/soffit	  with	  the	  same	  dimension	  wood	  trim.	  This	  will	  look	  the	  

exact	  same	  as	  the	  current	  trim.	  
• Installing	  time	  accurate	  rain	  gutters.	  This	  will	  ensure	  the	  protection	  of	  the	  

exterior	  for	  years	  to	  come.	  
	  
Roof:	  

• Remove	  existing	  swamp	  cooler	  and	  repair	  the	  roof	  that	  was	  replaced	  4	  years	  
ago	  by	  the	  previous	  owner	  with	  the	  exact	  color	  and	  type	  of	  shingle.	  

• Replace	  shed	  roof	  over	  east	  room.	  This	  roof	  will	  be	  reframed	  at	  a	  steeper	  
pitch	  to	  ensure	  there	  will	  be	  no	  water	  issues.	  The	  new	  surface	  will	  be	  a	  TPO	  
or	  PVC	  type	  product	  that	  will	  match	  the	  existing	  roof	  on	  the	  main	  portion	  of	  
the	  house.	  

	  
Stone	  Work:	  

• Repair	  areas	  around	  the	  house	  where	  the	  stones	  have	  fallen	  off	  of	  the	  house.	  
The	  stones	  that	  fell	  out	  will	  be	  the	  exact	  stones	  used.	  A	  special	  grout	  will	  be	  
made	  to	  match	  the	  exact	  color	  and	  texture	  of	  the	  existing	  grout.	  

	  
Detached	  Garage:	  
The	  garage	  has	  a	  rich	  history.	  It	  came	  from	  a	  home	  that	  was	  built	  at	  the	  exact	  time	  as	  
the	  Gardner	  Home	  across	  by	  one	  of	  Albert	  Gardner’s	  brothers.	  In	  the	  30’s	  the	  home	  
was	  demolished	  and	  the	  adobe	  bricks	  were	  brought	  across	  the	  street	  and	  used	  to	  
build	  the	  present	  2-‐car	  garage.	  Due	  to	  the	  age	  of	  the	  adobe	  and	  it	  never	  having	  been	  
sealed,	  there	  has	  been	  significant	  compromise	  to	  the	  portions	  of	  the	  exterior.	  

• Replace	  existing	  adobe	  brick	  with	  exact	  brick	  that	  is	  on	  a	  pallet	  in	  the	  garage	  
and	  that	  will	  also	  be	  harvested	  from	  the	  west	  garage	  wall	  along	  the	  property	  
line.	  

• Repair	  the	  west	  garage	  wall	  along	  the	  property	  line	  that	  has	  deteriorated	  
(see	  garage	  photos).	  The	  exterior	  of	  the	  wall	  will	  be	  resided	  with	  a	  cement	  
type	  product	  to	  eliminate	  future	  maintance	  issues.	  

• Reseal	  the	  exterior	  adobe	  with	  a	  special	  clear	  poly	  resin	  that	  is	  designed	  to	  
strengthen	  and	  seal	  the	  adobe	  brick	  while	  also	  encapsulating	  the	  adobe	  and	  
eliminate	  any	  future	  compromise	  to	  the	  integrity.	  

• Repair	  all	  siding	  on	  the	  garage	  with	  exact	  dimensions	  to	  match	  the	  current	  
siding.	  

• Repair	  both	  garage	  doors	  so	  they	  are	  fully	  operable.	  
• Repair	  all	  cedar	  shingles	  with	  new	  aged	  cedar	  shingles.	  
• Install	  rain	  gutter	  along	  east	  roof	  edge	  to	  protect	  structure	  from	  any	  future	  

water	  damage.	  
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Landscape:	  
The	  Gardner	  Home	  landscape	  had	  not	  been	  maintained	  for	  many	  years	  when	  
current	  owner,	  Al	  Gardner,	  purchased	  the	  property.	  At	  that	  time	  they	  came	  in	  and	  
removed	  a	  lot	  of	  the	  growth	  that	  had	  occurred.	  The	  owner	  had	  hired	  Peter	  Betton	  of	  
Colony	  Design	  Collective	  to	  develop	  and	  design	  a	  landscape	  scheme	  that	  will	  
highlight	  the	  many	  important	  features	  of	  this	  unique	  property	  and	  also	  blend	  what	  
Salt	  Lake	  County	  will	  be	  doing	  to	  the	  property	  to	  the	  east.	  Salt	  Lake	  County	  is	  going	  
to	  be	  installing	  a	  park	  on	  that	  will	  also	  be	  designed	  by	  Colony	  Design	  Collective.	  This	  
will	  ensure	  the	  continual	  harmony	  between	  both	  properties.	  	  
	  
	  
	  
	  
	  
SUMMARY:	  
The	  greatest	  level	  of	  craftsmanship	  is	  going	  to	  be	  exhibited	  with	  this	  project	  in	  order	  
to	  preserve	  both	  the	  integrity	  and	  the	  historicity	  of	  the	  home	  while	  updating	  key	  
features.	  	  This	  proposed	  update	  is	  timely	  to	  ensure	  that	  the	  rich	  historical	  features	  
and	  non-‐replaceable	  aspects	  of	  this	  project	  are	  not	  compromised	  by	  continual	  wear	  
and	  tear	  of	  the	  elements	  on	  this	  home.	  The	  owners	  realize	  they	  have	  a	  very	  critical	  
window	  to	  make	  sure	  that	  this	  home	  is	  restored	  and	  preserved	  to	  extend	  the	  benefit	  
of	  this	  historical	  home	  for	  many	  years	  to	  come.	  
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Millcreek Township Planning Commission
Meeting Date and Time: Wed., September 11, 2013 04:00 PM File No: 2 8 6 0 1
Applicant Name: Elias Haddad Request: Zone Change
Description: C-1 (Neighborhood Commercial) to C-2 (Community Commercial) 
Location: 2905 East 4430 South
Zone: C-1 Neighborhood Commercial Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not yet received 
Staff Recommendation: Approval
Planner: David J. Gellner, AICP

1.0 BACKGROUND

1.1 Summary

The applicant, Elias Haddad is requesting Approval of a Zone Change from the C-1 (Neighborhood 
Commercial) zone to the C-2 (Community Commercial) zone in order to allow for additional uses on the 
subject property.  The subject property is developed and contains an existing (currently Sinclair) gas 
station and a small convenience store.  The applicant would like to legally establish a neighborhood 
rental facility for U-Haul type trucks as a supplement to the existing business. This type of facility is not 
allowed in a C-1 zone but would be allowed by the C-2 zoning designation.   
  
This application came in as a result of a Code Enforcement action relating to the present lessee of the site 
having U-Haul trucks for rent and displayed on the subject property which is not allowed within the C-1 
zoning designation.  A zoning designation of C-2 would however allow the use as it falls in line with 
several uses listed as Conditional in the C-2 zone including: 1) agency for the rental of motor vehicles, 
trailers and campers; and, 2) transfer company.  It should be noted that this application is for the 

rezone of the property to a C-2 designation and that any subsequent intensification of use, 

including the proposed use of property for rental trucks which led to the Code Enforcement action 

would need to follow the Conditional Use process for review and approval after a Conditional Use 

Application was submitted. 

The applicant has provided a letter outlining the reasons for this request including the need for such a 
use in the neighborhood, and the difficulty of maintaining a viable gas station/convenience store at this 
location given the neighboring commercial use.  A copy of this letter is included with the staff report.  

1.1.2 Existing Conditions 

 Property Area and Site Improvements 
The subject property is composed of 2 parcels that total approximately 0.37 acres.  The larger parcel is 
0.32 acres while the smaller parcel is 0.05 acres.  The property is zoned C-1, Neighborhood Commercial 
and has been developed as a gas station and convenience store that has operated under several different 
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company banners.  The current gas station was approved in 1999, and replaced an existing automotive 
service center which previously existed at this site.  Planning department records and history show that 
approval for additions to that previous automotive service center date back to at least the year 1967 with 
a canopy addition for a site that already existed at that time.  There is also a record of an addition for a gas 
station taking place in 1974.    
  
Surrounding Zoning and Land Uses 

The subject property is located in a commercially zoned area on the north side of 4500 South and 
bounded by 2900 East on the west, and 2950 East on the east side.  The property immediately adjacent to 
the subject property is zoned also zoned C-1 and has been developed as a 7-Eleven convenience store. 
East of the 7-Eleven at approximately 2950 is a small retail strip mall housing a variety of businesses 
including fingernail, waxing and hair salons.   The property to the north is zoned RM (Residential Multi-
Family) and contains a multi-family apartment complex that extends behind both the subject property 
and the adjacent 7-Eleven.   
To the west of the subject property, and to the north (beyond the RM property immediately north) the 
land is zoned  R-1-8 and has been developed as single-family homes.  To the south of property 4500 S 
marks the boundary of Millcreek and Holladay City.  Properties to the south of the subject property across 
4500 S and in Holladay City have been developed for single-family housing.  There is a crosswalk with a 
traffic control light across 4500 S near 2900 East that was recently installed.   
 

1.2 Neighborhood Response

Notice of this application was sent to property owners and residents within a 300 foot radius of the 
subject property.  As of the date of this report, Planning Staff has not received any comments from 
surrounding property owners or residents.  

1.3 Community Council Response

The East Mill Creek Community Council has this request on their Agenda for discussion at their meeting 
of September 5, 2013.  As of the date of this report, the EMCC has not formally reviewed this application 
or made a Their comments and any forthcoming recommendations will be passed along to the Millcreek 
Township Planning Commission at the hearing scheduled for September 11, 2013.  

2.0 ANALYSIS

2.1 General Plan
  
General Plan Map 

Map Designations - The subject property is identified on the Millcreek Township General Plan Map, 
adopted in 2009, as being located in a "Blue" or "Stable" area.   This is an area that would expect to 
experience very little change over time.  However, the subject property is also located along 4500 South, 
a designated Corridor.   Designated corridors in a "Stable" designation are areas where some additional 
residential density or non-residential uses are anticipated to occur over time.   More specifically, stable 
does not equate with absolutely no change over time, but recognizes that limited change, on small sites 
and along corridors are likely to occur.  This site would seem to meet the intent of the adopted General 
Plan Map.  

Best Practices  

Land Use & Mobility - The Land Use & Mobility Best Practice encourages increased density near 
economic centers and along corridors where transit is available. This helps to provide a land use buffer 
from more intense uses and traffic areas for the least intense single family uses.  
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Corridors - The Corridors Best Practice supports some increased residential density along corridors in 
"Stable" areas. This is where opportunities for improved transit, buffering, and in-fill development are 
anticipated to occur. Developments that follow the County Standards and the Best Practices within the 
General Plan will likely result in more efficient and sustainable development and improved economic 
growth and sustainability of a community. 

2.2 Existing Zoning and Land Use

The subject property is zoned C-1 (Neighborhood Commercial).  According to the Zoning Ordinance: 
"19.56.010 - The purpose of the C-1 zone is to provide areas in the county for neighborhood commercial 
development." 
  
The applicant is asking to rezone the property to C-2 (Community Commercial) in order to support some 
additional uses on the subject property.  According to the Zoning Ordinance: "19.62.010 - The purpose 
of the C-2 zone is to provide areas in the county for community commercial development." 
  
While many of the allowed items in the C-1 and C-2 zone are similar, the difference between the zones 
and allowable uses relates to the overall scale of those uses.  The C-2 zone allows for some uses that are 
not allowed in the C-1 zone, presumably as a matter of scale and impact.  That is not to say that a 
particular land use in the C-2 zone will automatically have greater impacts on surrounding properties 
than a land use in a C-1 zone. The differentiation is meant to address the anticipated detrimental impacts 
that could possibly come from the full range of uses allowed in each zone, and at what scale those uses 
can take place.  

2.3 Other Agency Recommendations or Requirements 

The greatest concerns with the proposed use of the property under a C-2 zoning designation relate to:  

1) aesthetic concerns and visual impact 

2) traffic safety and clear view issues.   

The aesthetic concerns in this case seem debatable. While any proposed new use may have some 
additional visual impacts, how much is unclear.  If other uses allowed in a C-2 zone would have more 
impacts has not been analyzed to any degree as those issues are looked at in conjunction with a specific 
proposal and site plan.  The existing gas station and convenience store has existed at this location for 
several decades along with the associated signs, canopy and other accessories to the use.  The subject 
property is in an area of other commercial properties, so it is staff's opinion that allowing additional uses 
via a change to C-2 would have little additional impact over that which currently exists.     

In terms of traffic safety and clear view issues, staff has concerns about possible impacts and associated 
hazards with an intensification of uses via a rezone to C-2.  At the present time and while this issue is 
being resolved after a citation, the applicant has several large U-Haul trucks parked along the front of the 
property nearest to 4500 South and extending toward the corner of 2900 East.  These trucks certainly 
attract attention from passing motorists alerting them to the availability rental units on the property.  
Given the size and scale of the trucks however, one could argue that the trucks parked in this location 
present a defacto “illegal or billboard sized sign at ground level” A sign in this location would not be 
allowed by Ordinance due to safety concerns.  The existing signs on the property for the gas station were 
permitted only through Variances in the past.  More importantly, these trucks also violate provisions of 
Chapter 14 - Clear view of Intersecting Streets of County Code in relation to the intersection and related 
safety concerns.  This is especially worrisome on 4500 South, an identified “corridor” and UDOT road that 
has significant traffic volumes and associated higher speeds.   Adjacent to the site at 2900 East, UDOT has 
recently installed a traffic control pedestrian cross-walk with lights in order to lessen the safety hazards.  
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Staff believes that mitigation measures including a prohibition on parking trucks in certain locations on 
the site such as they are now would be appropriate things to look at under a Conditional Use application 
to allow the truck use should the rezone to C-2 be granted.  These are items that would be looked at by 
the County's Traffic Engineer and other agencies during the review of a specific proposed use on the site. 

2.4 Other Issues

In considering a proposed zone change, the question before the governing body relates to whether or 
not the change is consistent with the General Plan and appropriate for a given location.  If a new zoning 
designation were to be approved, a different plan or use could be proposed for the site among the range 
of uses allowed by the new zoning designation.   

Specific site and use related issues and mitigation measures are more appropriately addressed during the 
Site Plan and/or Conditional Use review process that is required to change uses on this site, including 
the .   During that review, Ordinance compliance is verified and specific conditions addressing known 
impacts can be considered and implemented. In this case, and as stated previously, the future use of this 
site for truck rentals would be required to follow the Conditional Use process for approval at which time 
the Planning Commission could consider mitigation measures to deal with anticipated impacts.  

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Zone Change .

3.2 Reasons for Recommendation

1 ) The proposed zone change and intensification of use is consistent with the General Plan Map and 
the “Stable” designation as it relates to a designated Corridor.   
 

2 ) The proposed zone change is consistent with several Best Practices found within the Millcreek 
General Plan including Land Use & Mobility, and Corridors. 
 

3 ) Specific site and use related issues and mitigation measures will be addressed during the Site Plan 
and/or Conditional Use review process that is required to change uses on this site.  

4.0 PROJECT PHOTOS
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1Image : Looking toward 4500 South from near the corner of 2900 East

2Image : Existing convenience store on the eastern part of the subject property
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3Image : View of the canopy, signage and trucks from 4500 South. 

4Image : A view of the corner of 2900 E and 4500 South looking north. 
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5Image : A view of the subject property looking west - taken from street level on 2950 East
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MEETING MINUTE SUMMARY  

 MILLCREEK TOWNSHIP PLANNING COMMISSION MEETING 
 

Wednesday, August 14, 2013 4:00 p.m. 

 
Approximate meeting length:  23 minutes 
Number of public in attendance: 1 
Summary Prepared by:  Wendy Gurr 
Meeting Conducted by:  Commissioner Janson 

ATTENDANCE 

Commissioners and Staff:  
 
 
 
 
 
 
 
 
 

 
 

BUSINESS MEETING – 4:02 p.m. 

The Business Meeting was moved to the beginning, to allow time for the public to show. 
1) Adoption of minutes from the following meetings:  

April 10, 2013 
Motion: To approve the April 10, 2013 Minutes as presented. 

Motion by: Commissioner Van Frank 
2nd by: Commissioner Catten 
Vote: Unanimous in favor (of Commissioners present) 

May 15, 2013 
Motion: To approve the May 15, 2013 Minutes as presented. 

Motion by: Commissioner Stephens 
2nd by: Commissioner Riddle 
Vote: 4 in favor, 2 abstentions (Commissioner Janson and Commissioner Van Frank)  

June 12, 2013 
Motion: To approve the June 12, 2013 Minutes as presented. 

Motion by: Commissioner Van Frank 
2nd by: Commissioner Ober 
Vote: Unanimous in favor (of Commissioners present) 
 

Planning Staff / DA Public 
Mtg 

Business 
Mtg 

Lyle Gibson x x 
Wendy Gurr x x 

David Gellner x x 
Chris Preston (DA)  x x 

Max Johnson Absent Absent 

Commissioners Public 
Mtg 

Business 
Mtg Absent 

John Janson – Chair x x  
Leslie Van Frank  x x  

Garrett Catten x x  
Leslie Riddle - Vice Chair x x  

Tom Stephens x x  
Geralyn Parker-Perkins   x 
Cole Shutjer  (Alternate)   x 

Ann Ober 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.  
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July 10, 2013 
Motion: To approve the July 10, 2013 Minutes as presented. 

Motion by: Commissioner Van Frank 
2nd by: Commissioner Riddle 
Vote: Unanimous in favor (of Commissioners present) 

2) Attached copy of the Draft Bicycle Best Practice to be discussed at the September 11, 2013 
Planning Commission Meeting. 

Commissioners and Staff had a discussion as to what the County is doing with this document and if 
there is a Coordinator, as it reads like a job description. David advised the Coordinators name is 
George and he works on the committee. 

Work Session  
3) Curb, Gutter, and Sidewalk Project – Potential General Plan & Ordinance Amendments – An 

approximate 15 minute presentation and discussion regarding the draft public outreach 
presentation/survey – Planners: Spencer G. Sanders 

Commissioners provided suggestions as to the Work Session and what they remember of the General 
Plan and Ordinance Amendments. This was supposed to go out to the Community Councils with a 
survey, but they never received a draft. Commissioners believe a public outreach survey would have 
been a good tool.  

4) Other Business Items (as needed) 

PUBLIC HEARINGS 

Hearings began at – 4:16 p.m. 

Subdivisions 
28519  Brent Goodrich is seeking approval of a preliminary plat for the proposed "Buddy Subdivision" 

located at 2393 E Neffs Lane. The subdivision is on a 0.50 acre site and contains 2 lots proposed 
for single family dwellings. Zone: R-1-8 (Residential, Single Family, 8,000 square feet minimum 
lot size). Community Council: East Millcreek Planner: Spencer Hymas 

 
Commissioners agreed setbacks have to be corrected to meet RCOZ. Reinforce #2 on the 
recommendations. 

 
PUBLIC PORTION OF MEETING OPENED 

No one from the public was present to speak. 

PUBLIC PORTION OF MEETING CLOSED 

Motion: To approve application #28519 with the 2 conditions listed in the staff report for reasons listed in 
the staff report. 

Motion by: Commissioner Van Frank 
2nd by: Commissioner Ober 
Vote: Unanimous in favor (of Commissioners present) 

MEETING ADJOURNED  

Time Adjourned – 4:25 p.m. 
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