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Magna Township Planning Commission 
Public Meeting Agenda 

**REVISED** 

Thursday, March 13, 2014 6:30 P.M. 
THE MEETING WILL BE HELD IN THE MEETING ROOM AT THE SALT LAKE 

COUNTY MAGNA LIBRARY, 8950 WEST MAGNA MAIN STREET, MAGNA, UT 84044. 

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.   

 

BUSINESS MEETING 

1) Approval of Minutes from the October 17, 2013 meeting. 

2) Code Enforcement Update by Staff 

3) Collection of Completed Documents 

4) Election of Chair and Vice Chair for 2014 

5) Other Business Items (as needed) 

PUBLIC HEARINGS 

Conditional Use -  

 

26175 – Amber Huntsman is requesting conditional use approval to amend the PUD site plan of 

the 288 unit Flangas apartments. The proposal would add more open space and landscaping, 

modify the road network, change the parking arrangements, add fencing, add private garages, 

and modify the setbacks for one of the buildings that fronts 8400 West. The plan does not 

propose the addition of any more units.  Location:  2850 South 8400 West. Zone: C-2 

Community Council:  Magna Town Council. Planner:  Spencer Hymas 

 

28767 – Amber Huntsman is requesting conditional use approval to amend the notes associated 

with the Flangas Crossing PUD Subdivision. Location:  2850 South 8400 West. Zone: C-2 

Community Council:  Magna Town Council.  Planner:  Spencer Hymas 
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Modification -  

 

26765 – John Gust is requesting modifications to the Arbor Park Development Agreement.  The 

proposed modifications include changes to the locations of signage, clarifications to the colors 

and materials of the signs, the addition of a public plaza near the BRT station, updated page 

references and typos; and modifications to the parking text to allow for a better ability to reuse 

the buildings.  Location:  3555 South 8400 West. Zone: C-2. Community Council:  Magna 

Town Council.  Planner:  Spencer Hymas 

 

ADJOURN 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Magna Planning Commission
Meeting Date and Time: Thursday, March 13, 2014 06:30 PM File No: 2 6 1 7 5
Applicant Name: Amber Huntsman Request: Conditional Use
Description: Site plan amendment - Planned Unit Development - 288 unit multi-family
Location: 2780 South 8400 West
Zone: C-2 Community Commercial Any Zoning Conditions?         Yes No ✔

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

1.0 BACKGROUND

1.1 Summary

Amber Huntsman on behalf of The Thackeray Garn Company has applied to amend a previously 
approved site plan for a 288 unit multi-family residential community as part of a the recorded Flangas 
Subdivision PUD.  This mixed use Planned Unit Development is located at the crossroads of 8400 West 
and Magna Main Street.  The proposed amendment to the site plan does not add any additional units to 
the project.  The proposed changes will add more landscaping and open space, a pedestrian network 
that connects to surrounding uses and transit, covered parking stalls, storage garages, a pedestrian plaza 
and decorative fencing.  The amendment also proposes to increase the building setback from 10' to 25' 
for one building only. 

1.2 Hearing Body Action

This item is on the Magna Township Planning Commission's Agenda to review the proposed changes and 
approve, deny, or approve with conditions based upon the information presented through the public 
meeting process.

1.3 Neighborhood Response

No negative responses have been received from the neighborhood.

1.4 Community Council Response

Not yet received.

2.0 ANALYSIS
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2.1 Applicable Ordinances 

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

Conditional Use Criteria and EvaluationCriteria Met

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

Discussion: The maximum density permitted within the zone is 25 Units/acre but may be 
granted up to 32 Units/acre if the Planning Commission finds the development meets the 
requirements stated in Salt Lake County Ordinance 19.62.130.  The proposed development 
density is less than the maximum at 24.28 Units/acre. 
  
The building height regulations within the C-2 zone permit up to six stories, or up to seventy-
five feet (19.62.110), the proposed buildings will not exceed four stories. 
  

The required parking for multiple-dwelling unit developments is two (2) stalls per unit 

plus any guest parking the Planning Commission may determine (19.80.040).  The 

proposed site plan has 1.89 stalls per unit, however the Magna General Plan identifies 

the area as a transit-oriented development area characterized by improved pedestrian 

facilities, reduced parking requirements, access to public space, and mixing of land 

uses is desired along 8400 West and 2700 South (Project 27).  Additionally, the 

subdivision plat was recorded with notes to promote the ability for shared parking as 

necessary.  The planning commission may determine if the deficiency is acceptable 

considering the goals within the general plan. 

  
The proposed site plan does not meet the setback requirements within the Flangas 

PUD Subdivision.  The applicant is subsequently proposing to amend the PUD 

subdivision setbacks to accommodate this site plan.  The applicant is proposing to 

increase the setback for building 8 from 10' to 25' from the new Right of Way on 8400 

West (See section 2.5 PUD note 2A).  With this proposed change, the applicant is 

proposing to add a 10' pedestrian plaza to maintain the streetscape. 

  

The applicant is also proposing to alter the setback regarding occupied structures 

adjacent to single-family lots (See section 2.5 PUD note 2C).  Building 9 is being 

proposed to be setback 20' from the adjacent residential lot.  The PUD subdivision 

requirements state that buildings adjacent to residential need to be setback 30'.  Salt 

Lake County ordinance requires an 8' setback plus one additional foot of setback for 

every 2' of building above 35'.   The applicant is proposing a 20' setback which, under 

the regular ordinance, would accommodate a 59' building. 

  

The applicant is proposing to add 4' decorative fencing that includes brick pillars and 

wrought iron to the project.  The recorded PUD subdivision has a note that does not 

allow fencing between adjacent lots within the subdivision (See section 2.5 PUD note 

4).  The intent behind the fencing restriction was to ensure pedestrian access to 
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adjacent commercial uses.  The developer has incorporated pedestrian access ways 

within the plan for connectivity.  

  

The proposed site plan is showing 38% open space.  This is a visually significant 

increase from the previously approved site plan, but, below the standard.  The 

applicant has proposed to add an additional amenity for every 2% reduction from the 

50% standard (12% reduction = an additional 6 amenities). 

  
Salt Lake County's Development Standards for Medium and High Density Residential require 
a 6-foot visual barrier where adjacent to other residential uses.  The project is proposing to 
meet this standard. 
  
Summary: 

The proposed site plan amendment does a better job of meeting the landscaping, open 
space and amenities standards of the ordinance than the previously approved site plan for 
this same project.  The applicant has asked for allowed modifications within the PUD 
guidelines and designed the plan to still meet the intents behind the regulations.      

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

Discussion: The proposed development has been submitted as a Planned Unit Development 
(PUD) site plan amendment.  Under section 19.78 of the Salt Lake County Ordinance, a 
"Planned unit development" means an integrated design for development of 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." 

  
Summary: The proposed development meets the intent of the Planned Unit Development 
Ordinance and has utilized the flexibility within the ordinance to achieve the design 
objectives outlined within the Magna General Plan.

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

Discussion: As part of the prior approval, there was a Transportation Impact Study 
conducted on this subdivision.  The study indicated that an estimated 6,005 total daily trips 
would be generated from the entire subdivision.  Out of the 6,005 total daily trips, 1,869 trips 
would be generated from the 288 unit apartment application.  Hales Engineering conducted 
this transportation study in October 2011.  On February 10, 2014 they provided a 
memorandum which states the proposed changes to the site plan would improve internal 
pedestrian safety and access. 
  
Summary:  A technical review with Salt Lake County and UDOT will ensure that the 
developer meets all necessary traffic standards prior to receiving final land use approval.  If 
the technical review results in significant changes to the site plan then the site plan will be 
brought back before the Planning Commission for review. 
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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. 

A preliminary review of the development plan has been conducted by Salt Lake County 
Engineering and Planning, Unified Fire Authority, and the Salt Lake Valley Health 
Department. No significant safety issues or hazards were identified. A more thorough 
technical review will be required before final approval. 
  

Summary: The applicant has addressed any preliminary safety or hazard concerns.
YES NO Standard `E': The proposed use and site development plan shall not adversely impact 

properties in the vicinity of the site through lack of compatibility with nearby buildings in 
terms of size, scale, height, or noncompliance with community general plan standards. 

Discussion: The proposed development, in concert with the other uses within the 
subdivision, will provide a mixed-use pattern of development that has been identified in the 
community's general plan. The new applicant has re-stated the 288 units will all be leased at 
market rate and will be constructed accordingly. The apartment community will bring more 
residents to Magna's Main Street increasing the demand for commercial uses in the area. The 
development is a major investment in the community and will likely have a positive impact to 
surrounding properties. 
  

Summary: The proposed site plan amendment does not adversely impact the quality of life 
of residents in the vicinity.

2.2 Zoning Requirements

19.62.040 - Conditional Uses 
Multiple dwellings; group dwellings 
  
19.78 Planned Unit Development   
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. 
  
19.78.040 - 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: 
  
C. An approval/denial procedure, which shall include: 
     1. A planning commission decision based on whether the proposed development complies with  
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          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. 

2.3 Other Agency Recommendations or Requirements

All reviewing agencies have preliminarily approved the proposed site plan, final approval will require the 
completion of a technical review.

2.4 Other Issues

Magna General Plan 
     a. Magna General Plan Objective 4.3: Consider mixed-use pattern of development for major centers,  
         arterials, and nodal points to create density and critical population mass to support diverse activities. 
     b. Magna General Plan Project 12: Main Street Improvements to extend to the intersection of 2700  
          South and 8400 West.  
     c. Magna General Plan Project 27: Transit Oriented Development (TOD) characterized by improved  
         pedestrian facilities, reduced parking requirements, access to public space, and mixing of land uses  
          is desired along 8400 West and 2700 South.  
  
Wasatch Choice for 2040 
In October of 2010, Salt Lake County embarked upon a process with Wasatch Front Regional Council, 
Envision Utah, and others to implement the Regional Plan known as the Wasatch Choice for 2040. 
Officially adopted in May, 2011 the plan was developed with a huge public involvement process. As part 
of the implementation effort the Magna Main Street Area was selected as one of six Catalytic Sites to 
demonstrate the implementation of the plan through HUD’s Sustainable Communities initiative. Several 
programs are part of this process including increasing housing choices, transportation choices, and 
transit oriented development. The proposed site plan is entirely within the Wasatch Choice for 2040 
Magna Catalytic Site.

2.5 Subdivision Requirements

1. All lots must have a cross access agreement to allow for traffic circulation and potential shared parking. 
  
2. Setbacks: 
a. Uses/structures adjacent to 8400 West Street shall have a Maximum setback of 25 feet from the right-
of-way line. 
b. Uses/Structures adjacent to Magna Main Street shall have a maximum setback of 10 feet from the 
right-of-way line. 
c. All occupied structures shall be setback a minimum of 30 feet from adjacent single-family lots. 
d. There shall be a minimum of 15 feet between all structures. 
  
3. All lots within the PUD subdivision require a separate PUD approval. 
  
4. Fencing is not permitted between lots within the subdivision.

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

1 ) All 4' fencing areas identified on the proposed site plan shall match the elevations shown in the 
public plaza (decorative brick pillars with wrought iron).

2 ) The applicant receives approval to amend the PUD subdivision plat.

3 ) Parking areas adjacent to single-family residential uses shall be screened with a 6-foot high 
masonry fence that is designed and constructed in a manner that discourages graffiti.

4 ) Compliance with all recommendations and requirements of the subsequent technical reviews.

5 ) All crosswalks over asphalt within the project are a decorative stamped concrete of contrasting 
color approved by staff.

6 ) Applicant coordinates shared parking agreements with adjacent properties as feasible and 
necessary.

7 ) Applicant coordinates with planning staff for monument signage that complies with ordinance.

8 ) Applicant works with staff for to complete a coordinated lighting plan for the project.

9 ) Applicant works with staff to complete a landscaping plan that is designed for crime prevention.

10 ) Applicant provides a total of 14 amenity credits as proposed for open space reduction.

3.2 Reasons for Recommendation

1 ) The proposed site plan amendment complies with the goals of the general plan.

2 ) The proposed site plan amendment does not increase the density and is below the maximum 
density allowed for the zone.

3 ) The proposed site plan amendment increases the open space and landscaping. 

4 ) Final approval of the project shall be subject to technical review and approval.

5 ) The same use and a site plan have previously been approved for this project.
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2975 West Executive Pkwy, Ste. 151   Lehi, UT 84043   p 801.766.4343    

www.halesengineering.com 

 
 

MEMORANDUM 
 
 
Date:    February 10, 2014 
 
To:     Amber Huntsman 
 
From:    Hales Engineering 
 
 
Subject:   Magna Development – Thackery Garn Alternative 

          UT14-566 

 
The purpose of this memorandum is to provide an opinion regarding changes to the 
proposed site plan for the Magna project, both site plans are attached. 
 
The new site plan will have the same access points as the original site plan. Including one 
access to 2700 South to the north, and two accesses to 8400 West east of the site. The 
accesses to 8400 West will still line up with existing roads at 2840 South and 2910 South. 
The new site plan includes only minor changes to building and parking locations and will 
have the same number of units as the original site plan. 
 
The new site plan removes the roads and roundabout in the center of the development, 
replacing them with pedestrian walkways and open space. This will have little or no impact 
on vehicle circulation. The presence of an access to the external roadway system on each 
end and in the center of the development, allows residents to reach their parking stall without 
the presence of internal roads, no matter where they live in the development.  
 
In the previous site plan, most of the resident parking stalls are located on the outer 
circulation ring, leaving the roundabout and internal roads from that plan relatively lightly 
used. In addition, removing the internal roads and roundabout will improve pedestrian safety 
and access. Residents will be able to walk to the other buildings, the clubhouse, and the 
pool, without crossing any streets, and they will still have easy access to the adjacent 
commercial properties. 
 
Conclusion 
 
In general, the new site plan does not propose any significant changes to the original site 
plan. The removal of the internal roads and roundabout is not expected to have a negative 
impact on internal circulation. Removing these roads will improve pedestrian safety and 
access. The proposed changes are not expected to have any additional impact to traffic at 
the proposed accesses. 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Magna Township Planning Commission
Meeting Date and Time: Thursday, March 13, 2014 06:30 PM File No: 2 8 7 6 7
Applicant Name: Amber Huntsman Request: Subdivision Amendment
Description: PUD Subdivision Amendment
Location: 2780 South 8400 West
Zone: C-2 Community Commercial Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Varies
Staff Recommendation: Approval
Planner: Spencer Hymas

1.0 BACKGROUND

1.1 Summary

Applicant Amber Huntsman, on behalf of the Thackeray Garn Company, has applied to amend the 
Flangas Crossing PUD Subdivision.  This 7-Lot PUD subdivision was created to be a mixed use project 
with six (6) commercial pads (approximately 1 acre in size each) and one (1) large pad intended for multi-
family apartments (approximately 12 acres in size).   
  
The applicant would like to amend the notes that were recorded with the plat to accommodate a newly 
proposed multi-family apartment site plan for the large 12 acre lot.  The notes are the only changes the 
applicant is requesting to change.

1.2 Hearing Body Action

This item is on the Magna Township Planning Commission's Agenda to review and decide if the 
proposed changes to the Flangas Crossing PUD complies with ordinance requirements and intent of the 
PUD Subdivision.

1.3 Neighborhood Response

No negative responses have been received at the time of this report.

1.4 Community Council Response

Not yet received at the time of this report.

2.0 ANALYSIS
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2.1 Applicable Ordinances

18.18.050 Other amendments to subdivisions. 

An amendment to a recorded subdivision that involves the alteration or removal of an easement, private 
right-of-way, condition, limitation, or special requirement shall follow the approval procedure outlined in 
Section 18.08.010 with the following variations:  

A.  Only those persons or entities who have a direct interest in, or who will be directly affected by the 
proposed change (including the applicant) must be notified of any pending action; and  

B.  No preliminary plat need be approved. The recommendations of the affected entities and the approval of 
the planning commission may be based on a final plat. 

 19.62.080 Front yard. 

In C-2 zones:  

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

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

19.62.090 Side yard. 

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

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

19.62.100 Rear yard. 

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

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

1. All lots must have a cross access agreement to allow for traffic circulation and potential shared parking. 
(No proposed changes to note 1) 
2. Setbacks: 
a. Uses/structures adjacent to 8400 West Street shall have a maximum setback of 25 feet from the right-
of-way line.  
  
Proposed to be changed to "Commercial Uses/structures adjacent to 8400 West Street shall have a maximum 
setback of 10 feet from the right-of-way line.  Residential Uses/structures adjacent to 8400 West Street shall 
have a maximum setback of 25 feet from the right-of-way line." 
  
b. Uses/Structures adjacent to Magna Main Street shall have a maximum setback of 10 feet from the 
right-of-way line.  
  
(No proposed changes to note 2B) 
  
c. All occupied structures shall be setback a minimum of 30 feet from adjacent single-family lots. 
  
Proposed to be changed to "All occupied structures shall be setback a minimum of 20 feet from adjacent 
single-family lots." 
  
d. There shall be a minimum of 15 feet between all structures. 
  
(No proposed changes to note 2D)  
  
3. All lots within the PUD subdivision require a separate PUD approval. 
  
(No proposed changes to note 3) 
  
4. Fencing is not permitted between lots within the subdivision. 
Proposed to be changed to "Fencing that restricts pedestrian connectivity is not permitted between lots within 
the subdivision.  Approved fencing shall be decorative, transparent, and shall not exceed 4 feet in height"

2.3 Other Agency Recommendations or Requirements

None

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Subdivision Amendment .

3.2 Reasons for Recommendation

1 ) The proposed modifications to the Flangas Crossing PUD Subdivision notes provide clarification for 
future projects.

2 ) The proposed modifications to the Flangas Crossing PUD Subdivision notes are still in harmony 
with the intent behind the notes.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Magna Township Planning Commission
Meeting Date and Time: Thursday, March 13, 2014 06:30 PM File No: 2 6 7 6 5
Applicant Name: John Gust Request: Development Agreement
Description: Modifications and clarifications of design standards within the Dev. Agreemen
Location: 3500 South 8400 West
Zone: C-2 Community Commercial Any Zoning Conditions?         Yes No

Planning Commission Rec: Not Yet Received
Community Council Rec: Approval
Staff Recommendation: Approval
Planner: Spencer Hymas

1.0 BACKGROUND

1.1 Summary

John Gust on behalf of Arbor Park Associates, LLC is proposing to modify and clarify some of the design 
standards within the Development Agreement for Arbor Park.  The proposal looks to change the 
locations, sizes, colors, and types of signs; the proposal adds a landscaped public plaza on the corner of 
3500 South and 8400 West; the proposal modifies the text with regards to the parking to allow for better 
re-use of the buildings; the proposal updates text references to the proper exhibits.

1.2 Hearing Body Action

The Development Agreement requires any modifications to the design standards of the Development 
Agreement be reviewed and a recommendation given by the Planning Commission.

1.3 Neighborhood Response

No negative responses have been received at the time of this report.

1.4 Community Council Response

2.0 ANALYSIS

2.1 Applicable Ordinances

19.78.020 - Purpose of Planned Unit Development 
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 
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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. 
  
19.82.190 On-premises signs allowed in zoning districts. 

19.82.050 Exceptions. 

When a parcel of land is five acres or larger, the planning commission may consider an on-premises sign 
proposal for a development on such parcel that is less restrictive than the regulations set forth in this chapter, 
as a conditional use providing there is a determination that the proposed sign exceptions are:  

1.Not in conflict with the purpose of this chapter; 

2.In architectural harmony with the development and other buildings and uses adjacent to the development. 

 

2.2 Zoning Requirements

 The zoning requirements for this project are outlined in the Design Standards of the Development 
Agreement.  Changes to this portion of the document require a recommendation from Planning Commission 
and approval from the Mayor.

2.3 Other Agency Recommendations or Requirements

none

2.4 Other Issues

none

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Development Agreement .

3.2 Reasons for Recommendation

1 ) The updates being proposed are in harmony with the intent of the Development Agreement.

2 ) The updates being proposed will provide a better ability for the buildings to be re-used.

3 ) The updates being proposed clean up some missing links in the text.

3.3 Other Recommendations



Design Standards 
The Arbor Park Mixed-Use District Site Master Plan (SMP) will provide design guidelines for the 

buildings, landscaping, parking, and signage, pedestrian connectivity including to the Bus Rapid Transit 
(BRT) station, lighting, street furnishings elements and fencing. All development within the project area 
will conform to the design standard set forth in this document. 

1. Buildings
 Residential Buildings shall be designed and constructed to meet or exceed Energy Star

Certification.

 All buildings shall share a similar architectural theme as depicted in the drawings incorporated on
pages 7-104 and 6 (SMP). Design elements shall be designed to add interest on all visible sides of
buildings, as depicted on pages 5 and 77-10 (SMP). Page 10 13 (SMP) contains the color board,
illustrating the general color range and materials to be used for exterior finishes within the Mixed-use
project.

 An elevation of a building that faces 3500 South Street or 8400 West Street but has no entrance onto
such roads shall have glass or other architectural element of interest.

 Side and rear elevations of buildings are to have a similar level of detail as the front elevation, as
depicted on pages 5 8 and 7 10 (SMP).

 No one building shall be greater than 100,000 square feet in size.

 The minimum front setback from the street shall be 10 feet.

 No building shall be taller than 45 feet. Incidental architectural embellishments and peaks shall not be
considered in connection with determining compliance with height restriction.

 All mechanical equipment shall be screened from view, either by enclosure or parapet wall.

 Dumpsters shall be enclosed within a decorative masonry enclosure designed to be compatible with the overall
project architecture.

 Outdoor storage is prohibited.

 No building or group of buildings, with their accessory buildings, shall cover more than seventy percent of the
area of the lot.

 Buildings shall be constructed with quality building materials limiting the amount of Stucco and similar EIFS
products.

 Buildings will incorporate elements of the Fire Station architecture features, such as brick and arches when
possible.

2. Landscaping
• Landscaping will consist of drought tolerant trees, shrubs, grasses and perennials which will

complement the earth tone desert architecture with year round color, as shown on page 8 5
(SMP).

• Another critical component of the proposed landscaping plan is the planting of shade trees



within diamonds throughout the parking lot. Trees shall be planted at the rate of one tree for 
every six parking stalls per side or a total of twelve as a landscaped buffer. 

• A landscape buffer shall be installed on the northern and western perimeter of approximately 
ten feet wide and shall include a number of trees.

• The landscaping shall be installed in accordance with the landscape plan as illustrated on pages
2 4 and 811 (SMP).

• The use of trellis elements will be incorporated around the pedestrian connectivity areas
as illustrated on page 36 (SMP).

• All storm water will be released at or below the current conditions.

3. Parking
• Commercial development within the proposed Arbor Park Mixed Use Project, as defined in 

exhibit A “the property”, shall not exceed 5.8 parking stalls per 1,000 square feet of 
constructed gross floor area at any time of the development.  No individual pad shall exceed 
10 stalls per 1,000 square feet of building space.  

• Each parking stall must measure at least 8-1/2 feet wide by 18 feet long, with ADA accessible stalls
provided in accordance with established standards.

• All parking will be shared between uses within the project area including, but not limited to the Bus Rapid 
Transit Station on 3500 South

• Tenant mix will consider peak shared parking needs, when possible.

• Property contained within the project but not owned by the developer will be required to have
cross access easement agreements for traffic flow and shared parking.

• Parking lot directional signage shall be no taller than 11 feet and ADA signage shall conform to
ADA established standards and follow the architectural theme of the project .

• Signs that delegate parking for specific tenants, customers, or that limit parking for transit riders
are strictly prohibited.  A tenant may delegate up to 15% of its stalls for short term parking such 
as “to-go customers” or the like. 

4. Signage
• Entrance into the project from 8400 West Street and 3400 South Street will be identified

with project signage. The project will have a public plaza with a landscaped Monument Sign 
as illustrated on page 3 (SMP).  This sign is to identify the project on the street corner of 
8400 West and 3500 South.  The monument is only allowed to advertise the project name.  
Lettering must be constructed using back lit (halo effect), individual routed, opaque 
aluminum faces.  The sign is also to include two Steel Plate Logos that may be back lit as 
well. 



• Monument signs will be located as i l lustrated on page 3 (SMP)at the corner of 8400 West
Street and 3500 South Street, at a location near the Arctic Circle and at a location near the bank on
8400 West Street to identify the project from the south and west.  Monument signs shall be 
designed to be architecturally compatible with the design theme as illustrated on page 8 11 (SMP) 
and no larger than 32 square feet of signage not including the architectural feature. Th i s  de s ign  
t he me  sh a l l  sh o w  e i t he r  the  pr o jec t  na m e  co ns t ru c ted  us ing  b ac k  l i t  ( h a l o  
e f f e c t )  i nd iv id ua l  ro u te d ,  opa que  a l umi nu m  f ac e s  O R  a  ba ck  l i t  s te e l  p la te  
“Arbor  Park  logo” .   The  te nant  p ort ion  o f  the  s ign  may  conta in  a  cab ine t  l i t  
t r an s l u ce n t  f a ce  s o  l o n g  a s  the  ba c k gro un d  of  the  s i gn  i s  n o t  wh i te .    

• Ground signs will be located as i l lustrated on page 3 (SMP)constructed between the fire
station and the beginning of the project area on 3500 South Street and at the beginning of the
project on 8400 West Street.  Ground signs will contain the name of the project and may be a 
multi-tenant sign, designed to be architecturally compatible with the design theme, as illustrated 
on page 8 11 (SMP).  T h i s  des i gn  the me  sh ow s  t he  pro je c t  n ame  co ns t ruc t ed  u s in g  
ind iv id ua l  route d,  op aq ue  a luminu m f ace s .   The  main  te nant  n a me  sha l l  be  
c o n s t r u c ted  u s in g  f a ce  l i t  o r  b a ck  l i t  i n d iv id ua l  ch an ne l  le t te r in g .   T he  m ai n  
tenant  may  a l locate  30% of  i t s  tota l  s i gn a ge  to  a  c a b i n e t  l i t  t r a n s l u c e n t  f a c e  
s o  l on g  a s  t he  ba c kgr o und  of  the  s i gn  i s  n o t  wh i te .   T he  m ul t i - ten an t  po r t io n  
of  the  s ign  may  conta in  a  cab ine t  l i t  t rans lucent  face  s o  l on g  a s  t h e  
background  of  the  s ign  i s  n ot  w h i te .  The  gr ou nd  s i g ns  are  t o  i nc lu de  a  s tee l  
p la te  “ Ar b o r  Pa r k  l og o ” .  Ground signs sha l l  be no taller than 35 feet and no wider than 
25 feet. 

• The project will have entry signage at the nearest entrance from the bus stop on 3500 South
Street to assist customers. These signs will have the same architectural features as the ground 
and monument signs as illustrated on page 8 (SMP). 

• Wall signs may be installed by individual businesses based on one sign per business and based on
two square feet per linear foot of building,  as shown in dashed lines on pages 47 and 69 (SMP).  All
wall signs must follow the design theme, as illustrated on page 6 (SMP).  This design theme shows
the tenants name constructed with individual channel lettering that may be back lit or face lit.
Company logos may not be larger than 30% of the entire signage.  Logos  and let ter ing  must
have  a  d iscernable  of fset  f rom any  background mater ia l .   Addit iona l  Signage may
also be allowed on the rear wall of retail buildings if facing directly on to 3500 South Street or
8400 West Street and may not be larger than 20% of the wall facade.
• Pedestrian oriented shingle signs may be installed by businesses w i t h i n  t h e  p r o j e c t  a r e a  a s

i l l u s t r a t e d  o n  p a g e  1 1 .  adjacent to the grocery retailer.

• As sign changes are made , the signage must be consistent with those illustrated on page 8 (SMP)

5. Pedestrian  Connectivity
• Pedestrian connectivity is illustrated on page 23 (SMP).  Pedestrian crosswalks through asphalt

are to be paved in a material other than asphalt.

• The sidewalk network incorporates a design method to reduce conflict between pedestrians
and vehicular traffic.



• The sidewalk network will provide a method for Bus Rapid Transit access from the project area
to adjacent property and uses

6. Lighting  and Street Furnishings  Elements
• The project lighting and street furnishing elements are illustrated on page 6 12 (SMP).

The illustrated elements or similar will be used throughout the project.

7. Fencing
• Fence standard is illustrated on page 814 (SMP) and confronts to the fence along the fire station

property line.   Rhino Rock specifications reflect a concrete fence 76 inches in height including the
top cap with panels 108 inches in length center to center.
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