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Salt Lake County Planning Commission 
Public Meeting Agenda 

**Revised** 

Wednesday, April 16, 2014 8:30 A.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.   

 

BUSINESS MEETING 

 

1) Approval of Minutes from the March 12, 2014 meeting. 

2) Township Services Introduction, Patrick Leary 

3) Mountain Accord Introductory Presentation 

4) Other Business Items (as needed) 

PUBLIC HEARINGS 

 

Conditional Use –  
 

28643 – (Continued from 03/12/2014 meeting) – Snowbird Resort is requesting minor site and 

floor plan amendments to a previously approved condo project at Snowbird Ski Resort known as 

Alpen Vista or Superior Lodge. The request is being driven by an updated avalanche study for 

this site. Location: 9525 East Little Cottonwood Canyon. Zone: FR-20, Foothills and Canyons 

Overlay Zone (FCOZ). Planner: Lyle Gibson 

 

28833 – Tanya Friese for Crown Castle International Corp. and Alta Ski Lifts Company– 

Request for a Conditional Use Permit for construction and operation of a Wireless 

Telecommunications HUB building. Location: 10027 East Little Cottonwood Canyon Road. 

Zone: FR-20, Foothills and Canyons Overlay Zone (FCOZ). Community Council: Granite. 

Planner: Todd A. Draper 

http://pwpds.slco.org/agendas/index.html
http://www.utah.gov/pmn/index.html
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Rezone –  

 

28823 – Scott Carlson for AES Investments LLC and MRL Real Estate Development LTD. – 

Request to rezone subject properties from R-1-10 z/c (Residential Single Family, 10,000 sq. ft. 

min. lot size, includes zoning conditions) to R-1-10 (Residential Single Family, 10,000 sq. ft. 

min. lot size) and R-1-15 (Residential Single Family, 15,000 sq. ft. min. lot size). Location: 

3677 East Little Cottonwood Road. Community Council: Granite. Planner: Todd A. Draper 

 
 

ADJOURN 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission (Continued from 3/12/14)
Meeting Date and Time: Wednesday, April 16, 2014 08:30 AM File No: 2 8 6 4 3
Applicant Name: Snowbird Resort Request: Conditional Use
Description: Site and Floor Plan Modification to existing Conditional Use
Location: 9525 E. Little Cottonwood Canyon - Snowbird Ski Resort
Zone: FR-20 Forestry & Recreation Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Staff Recommendation: Approval with Conditions
Planner: Lyle Gibson

1.0 BACKGROUND

1.1 Summary

The applicant is requesting minor site and floor plan amendments to a previously approved condo project at 

Snowbird Ski Resort known as Alpen Vista or Superior Lodge. The request is being driven by an updated 

avalanche study for this site. The project has not changed to where it does not comply with the existing conditions 

of approval, however it is the opinion of staff that the modifications to the building footprint and floor plan 

should be brought before the Planning Commission for approval. 

  

The modifications to the building have not altered the proposed limit of disturbance and does not request 

additional units or additional uses. However the new avalanche study data has altered the building design as a 

safety measure in order to protect the structure in the event of an avalanche. The structural alteration includes a 

deflection wall to divert snow impact from a direct impact to the structure. The deflection wall is located on the 

southeast corner of the structure and adds about 1150 sq. ft. of building footprint to the site. The deflection wall 

creates an enclosed space that has created interest in some extra usable space within the building. The applicant 

would like to use the space for the elevator shaft and storage or mechanical equipment. Inserting these features as 

part of the new space allows for a slightly different floor layout. It is important to note that the deflection wall is 

actually about 4 ft. taller than the rest of the building in order to divert potential avalanche impacts over the 

structure. 

  

In addition to the changes from the deflection wall, the applicant has also proposed enclosing the north end of the 

3rd floor. This will not add to the original footprint or building height, but does create additional usable space on 

the top floor. Also, with the blessing of the utility companies for the concept, the applicant has proposed a notable 

change to the basement floor layout includes a recreation and lounge area with a swimming pool, lockers, wine 

cellar, and restrooms. 

  

This project has already received an approval from the Salt Lake County Planning Commission on October 16, 

2013 for 3 stories and 28 units subject to the conditions on page 2 of this report. The Commission asked at the 

hearing on 3/12/14 to see the avalanche study and additional elevations before making a decision on the changes. 
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The conditions of approval for the project are currently as follows: 
1 ) The total number of units in any configuration within the proposed building be limited to 28 units.  

2 ) In order to accommodate the proposed additional units and points of access the building shall be modified to 

allow for an additional floor (creating 3 total) and the foot print shall be allowed to be expanded as proposed 

towards the existing parking garage and to the north of the building to create new covered stair access. The Limits 

of Disturbance (LOD) will remain as previously approved as shown on the attached plans. All previously 

approved Waivers and Modifications granted to this project shall apply.  

3 ) The 28 parking spaces and 2 ADA parking spaces previously approved for this condominium project under 

application 24577 shall be increased to 33 parking spaces and 2 ADA spaces that shall be set aside and identified 

in the adjacent parking structure for Condominium parking only. The units are most likely to be used as short stay 

lodging versus a long-term residence. Consequently, the nature of parking is also different; actually less parking 

is needed than a standard residential unit. In addition to the reserved spaces Snowbird Ski and Summer Resort has 

significant unassigned parking that could accommodate additional needed spaces.  

4) The property shall be subject to the Avalanche Plan of Snowbird Ski and Summer Resort. 

-Requirements remaining from previous approvals  
1) Limits of Disturbance (LOD) fence and erosion control measures shall be installed per the approved plans and 

an LOD inspection must be passed under the building permit application prior to issuance of the building permit 

and commencement of construction.  

2) Footing excavations shall be inspected and approved in writing by a qualified geotechnical engineer prior to 

the placement of concrete forms or rebar.  

3) Site development and construction shall be performed in strict compliance with all FCOZ standards and 

requirements, other than those which have been modified or waived by the Planning Commission, and all other 

applicable ordinances, codes, and development standards.  

4) Site development and building construction shall be in strict compliance with the approved site plan and 

building elevations. Any modifications require approval from this office prior to construction.  

5) Upon complaint that any of the requirements of this approval or any other county ordinance is being violated, 

the County shall review the complaint and if substantiated, may institute revocation procedures.  

6) Building materials and colors approved under the original Employee Housing application for this site (File 

#23400) shall apply to this project.  

7) Landscaping: trees used for site re-vegetation shall be an equal mix of indigenous conifer and deciduous trees. 

Tree numbers and species identified in a Plant List on the Re-vegetation Plan submitted under the original 

Employee Housing application for this site (File #23400) shall apply to this project.  

8) Applicant shall bond for or complete re-vegetation of all disturbed areas as shown on the previously approved 

Re-vegetation/Reclamation Plan for the original Employee Housing application for this site (File #23400), prior 

to release of power-to-panel.  

The following waivers and modifications of FCOZ standards were approved under the previous Employee 

Housing for this site (File #23400) shall apply to this project:  

a) Waiver of Section 19.72.030.B.1. to allow the proposed building to be constructed on slopes which are over 

30%.  

b) Waiver of Section 19.72.030.B.4. which requires slopes over 30% to be maintained as open space.  

c) Modification of Section 19.72.030.J.3. to allow improvement of the Peruvian Gulch Stream as recommended 

by Urban Hydrology (rip-rap stream banks).  

d) Modification of Section 19.72.030.J.4. to allow the proposed building to be located approximately 84 feet from 

the normal high water mark of the Peruvian Gulch Stream. 

1.2 Hearing Body Action

19.05.040 Powers and duties. 

E. Approve or deny conditional use permits 
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This application is on the Salt Lake County Planning Commission agenda for a decision to approve or deny 

the proposed conditional use amendment. 

 19.10.030 Conditional uses. 

Ski resort facilities and improvements which do not satisfy the criteria of Section 19.10.020, subparts (E)(1) 
through (E)(4) of this chapter, as well as those which are referred to the planning commission by the 
development services director in accordance with Section 19.84.080 provisions of this title, shall be 
subject to review and approval by the planning commission. In its consideration of ski resort and public 
use development proposals in areas situated within the foothills and canyons overlay zone, the planning 
commission may waive and/or modify the regulations of Chapters 19.72 and 19.73 of this title in 
accordance with the procedures and criteria set forth in Section 19.72.060, "Administration and 
enforcement."

1.3 Neighborhood Response

Before the hearing on 3/12/14 staff had not received any comment from the community about the 
project. Since that hearing staff has received the following. 
 
- Received a call from Friends of Alta 3/18/14. Said she received the notice, curious as to what the project 
was. Had the notice for a while but didn't realize the meeting was already past. When informed about the 
project she did not raise any concerns or have any other questions. 
  
-Staff also received a letter from a neighboring property (see attached).

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 use as proposed complies with the provisions of the zoning ordinance and the approved 
Snowbird Ski and Summer Resort Master Plan such as parking, limits of disturbance, building 
height.

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

Prior to final approval, the project will be required to comply with all applicable laws and 
ordinances as verified 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. 

Since the previous planning commission hearing, traffic has completed a review of the 
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original proposal of up to 28 units and has approved the project. It is not anticipated that this 
proposal will not present a traffic hazard.

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. 

According to the county geologist, the building is located in an avalanche slide path and 
adjacent to another. The avalanche study provided by the applicant indicates, for the 
modeled slide, the building will not be inundated and gives specific pressures for all walls 
and the roof to be able to withstand the results of an avalanche. Plans stamped by a 
structural engineer will be required prior to final 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. 

The proposal remains compatible with surrounding structures in terms of size and scale. The 
amendments slightly change the building height to the south due to the deflection wall, but 
in terms of scale in relation to nearby buildings, including the cliff lodge the building is 
compatible.

2.2 Zoning Requirements

Allowed Uses: 

Snowbird Ski and Summer Resort - Master Plan Update - Approved 10/27/2008 

Page 2 of 2: Allowed Uses in the Base Area 

The FCOZ regulations encourage clustering of development onto properties more appropriate for

development based on slope, vegetation, stream and wetland protections, as well as safety and aesthetic 

considerations.  This plan, as stated in the original approval letter, approves the clustering of the approved

units/rooms within the approved base area of the resort as encouraged by FCOZ regulations.  Therefore, the

rooms are allowed to be built anywhere within the approved base area, subject to all applicable FCOZ and

other County Ordinances and regulations, regardless of the actual underlying base zone designation.  This is 

also the case for resort related commercial uses listed in the FM-20 zone.  This means that multi-family

rooms or resort related commercial as indicated in the FM-20 zone could be built in the FR-20 zone as long 

as they are clustered within the approved base area and comply with all other applicable requirements, 

including but not limited to FCOZ regulations.   

 19.10.030 Conditional uses. 

The following conditional uses are subject to the requirements of this chapter, all general and specific 

conditions, criteria, and approval procedures set forth in Chapter 19.84, "Conditional Uses," and, for 

properties situated within the foothills and canyons overlay zone, the procedures and provisions of Chapter 

19.72, "Foothills and Canyons Overlay Zone" and Chapter 19.73, "Foothills and Canyons Site Development 

and Design Standards."  

Ski resort facilities and improvements which do not satisfy the criteria of Section 19.10.020, subparts (E)(1) 

through (E)(4) of this chapter, as well as those which are referred to the planning commission by the 

development services director in accordance with Section 19.84.080 provisions of this title, shall be subject 
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to review and approval by the planning commission. In its consideration of ski resort and public use 

development proposals in areas situated within the foothills and canyons overlay zone, the planning 

commission may waive and/or modify the regulations of Chapters 19.72 and 19.73 of this title in accordance 

with the procedures and criteria set forth in Section 19.72.060, "Administration and enforcement."  

M. 

Planned unit development subject to the conditions and requirements set forth in Chapter 19.78, "Planned 

unit development";  

  Building Height: 

According to the approved Snowbird Ski and Summer Resort Master Plan Update, page 2 of 2. Building 

Heights in the Base Area. In order to accomodate the total number of units allowed in the resort to be 

clustered in the base area, building heights in the approved base area will be giverned as specified in the 

FM-20 zone, regardless of the underlying base zone. This shall include but is not limited to, the potential to 

allow building heights for commercial and multifamily developments to exceed the building heights allowed 

in the FR-20 zone, as long as the subject development is located within the approved base area and meets the 

criteria established in the FM-20 zone for determining building height on a case by case basis for these types 

of uses.  

19.10.060 Building height. 

A. Conditional Uses—Case-by-Case Determination. Because of the unique nature of the topography, 

vegetation, soils, climatic and aesthetic characteristics of the foothills and canyons, the allowable height of 

conditional use structures in the FM-10 and FM-20 zones shall be determined on a case-by-case basis by the 

planning commission, subject to consideration of the following criteria:  

1. Protection of the natural setting; 

2. Relationship to other structures and open spaces; 

3. Contour intervals and topographic features; 

4. To the maximum extent feasible, the building height should not exceed the height of surrounding trees and 

vegetation; 

5. Protection of scenic vistas, especially views from public rights-of-way and public lands; and 

6. Other elements deemed appropriate to ensure that the provisions of Section 19.10.010 are met.  

B. Multifamily Residential Conditional Uses—Maximum Height. Notwithstanding the case-by-case 

determination permitted by this section, the maximum height of a residential conditional use in the FM zones 

shall not exceed one hundred feet.  

 Density / Total Units: 

The resort is subject to the existing approved master plan which limits the resort to a maximum of 3,089 

rooms (or 2,136 additional rooms over the existing 953 rooms) on private property at the resort. 

Rooms have been determined to be defined as residential units or guest rooms. The development as proposed 

includes privately owned condominium units. The site has already received approval for 20 condominium 

units under application 25319. The number of units, 28, has been previously approved by the planning 

commission under this application.
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2.3 Other Agency Recommendations or Requirements

Geology: the geologist has looked at the updated avalanche study and feels that the deflection wall 
proposal is a preferred means of dealing with the potential impacts from multiple avalanche paths. Final 
design of the wall must be engineered and approved by the geologist, structural engineer, and building 
department. 
  
Grading: The new proposal will not violate previously approved waivers and L.O.D. The deflection wall 
solves a health safety issue and if not used for storage or usable space, it would still be enclosed space 
filled with geofoam which can be a maintenance issue.

2.4 Other Issues

19.10.050 Limits of disturbance/setbacks. 
Because of the unique nature of the topography and climatic conditions of the foothill and canyon areas, 
limits of disturbance and setbacks for permitted uses including single-family dwellings and accessory 
structures in the FM zones shall be determined on a case-by-case basis by the development services 
director. Limits of disturbance and setbacks for conditional uses shall be as finally approved by the 
planning commission upon the recommendation of the development services director (see Chapter 
19.72). All determinations of limits of disturbance shall be subject to the conditions and criteria set forth 
in the foothills and canyons overlay zone, Section 19.72.040, "Establishment of limits of disturbance." 
  
19.10.080 Natural hazards.  
Construction of permanent structures in areas subject to natural hazards, including floods, landslides, 
and avalanches, shall be subject to the requirements and limitations set forth in Chapter 19.74, 
"Floodplain Hazard Regulations," and Chapter 19.75, "Natural Hazard Areas."  
  
19.10.090 Water quality.  
A. Department of Health Approval Required. Prior to issuance of a conditional use permit or site plan 
approval for all uses in the FM zones, regardless of size or number of units, the applicant shall receive the 
written approval of the health department certifying that all water quality and health requirements have 
been satisfied and that the proposed construction will not damage the natural watershed. 
B. Developments of More than Nine Lots/Units. Developments of more than nine lots or units shall 
receive the written approval of the Utah Department of Environmental Quality certifying that the culinary 
water system and the sewerage system meet all state water quality and health requirements. All 
approvals shall be in accordance with the regulations of the Utah Department of Environmental Quality 
relating to culinary water supply and wastewater disposal. 
C. Applicable State Regulations and Standards. The applicable state regulations for individual wastewater 
disposal systems can be found in the Utah Administrative Code, Sections R317-501 through R317-513, as 
amended from time to time. The applicable state regulations for culinary water supply can be found in 
Utah Administrative Code, as amended from time to time. 
D. Subsequent Changes in Site Plan. If, after department of health or Utah Department of Environmental 
Quality review and action pursuant to this section, a site plan is modified such that the original limits of 
disturbance changes the applicant must submit the modified site plan to the appropriate health agency 
for retesting and a new determination whether all state wastewater and culinary water standards have 
been met. Evidence of such retesting must be submitted prior to final approval of the site plan. 
  
19.10.100 Grading. 

 Grading shall be permitted only in conformance with the standards and limitations set forth in the 
foothills and canyons overlay zone, Section 19.72.030C, "Grading Standards." 
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19.10.110 Tree and vegetation protection. 

 Removal of trees or natural vegetation shall not be permitted except in conformance with the standards 
and requirements set forth in the foothills and canyons overlay zone, Section 19.72.030H, "Tree and 
Vegetation Protection." 
  
19.10.120 Utilities. 

All utilities in the FM zones shall be placed underground, except as may be provided for in Chapter 19.79, 
"Utility and Facility System Placement Regulations." 
  
19.10.130 Building location, construction and design. 

All buildings and accessory structures in the FM zones, including single-family and multifamily dwellings, 
shall be located, constructed, and designed in compliance with the development standards set forth in 
the foothills and canyons overlay zone, Section 19.72.030, "Development standards," and in Chapter 
19.73 of this title, "Foothills and Canyons Site Development and Design Standards." 
  
19.10.140 Off-street parking. 

B. Conditional Uses. The planning commission shall determine the number of off-street parking spaces 
required, provided the minimum requirements of Chapter 19.80 shall be met, except that for hotels and 
resort hotels one-half parking space shall be provided for each guestroom. The planning commission 
may modify the requirements of Sections 19.80.060 through 19.80.120 if such modification will better 
preserve views, protect existing trees/vegetation, or reduce the amount of disturbance to steep slopes, 
wetlands, streams, or other sensitive environmental areas.

3.0 STAFF RECOMMENDATION

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

1 ) In addition to previously imposed conditions, space inside the deflection wall shall be limited to 
usable but non habitable space.

3.2 Reasons for Recommendation

1 ) The proposed changes do not violate previous conditions of approval.

2 ) The addition of the deflection wall resolves a health / safety concern. If the wall were to be built, 
utilization of the interior space for purposes of the lodge seems logical.

3 ) Enclosing the north end of the top floor is in harmony with the FCOZ ordinance as it creates very 
little visual impact due to its location below the elevation of the bypass road.

3.3 Other Recommendations

1) All other existing conditions of approval shall remain. 
2) Applicant shall complete the technical review process with staff 



T. Chad Horne 

TCH Holdings, LLC 

9098 S. Blackjack Road 

Alta, UT  84092 

 

 
Mr. Lyle Gibson, Planner 

Salt Lake County Planning Department 

Via E Mail 

LGibson@slco.org 

 

Re:  Superior Lodge at Snowbird 

 

Dear Mr. Gibson: 

 

This letter is in support of Snowbird’s application to build 28 condominium 

units adjacent to the Cliff Lodge Parking Structure and the Alta By-Pass 

Road.  I can see the building site from many of the windows of my home 

and my home office.  I look forward to seeing the building completed that 

has been sitting idle for a number of years. 

 

I have reviewed the plans and renderings for the building and feel it will be 

an asset to our community.   It seems that great care was taken to integrate 

the architecture and colors of the building into the surrounding colors and 

textures of this very special canyon.  The architect and planners should be 

commended for their efforts to keep the building in harmony with its 

environment.   

 

 

 

Sincerely, 

 

 

T. Chad Horne, 

TCH Holdings, LLC 

 

Chorne01@mac.com 
801-742-9838 / 813-918-9855 
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PLAN NORTH
425 kPa (9.0 ksf) FLOW HEIGHT 10 m (33 ft)

5.2 m, (17 ft)

1.5 m, (5 ft)

300 kPa (6.3 ksf)

100 kPa (2.1 ksf)

140 kPa (3.0 ksf)

1.1 m (3.6 ft)

50 kPa (1.1 ksf)

POWDER
AVALANCHE
LOADING
6.1 kPa = 128
PSF
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Page 1 of 7Report Date: 4/4/14 File Number: 28833

Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 16, 2014 08:30 AM File No: 2 8 8 3 3
Applicant Name: Tanya Friese Request: Conditional Use
Description: FCOZ Conditional Use - Wireless Telecommunications HUB Building
Location: 10027 East Little Cottonwood Canyon Road
Zone: FR-20 Forestry & Recreation Any Zoning Conditions?         Yes No ✔

Community Council Rec: Approval with Conditions
Staff Recommendation: Approval with Conditions

Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

Crown Castle International is requesting approval for construction of and operation of a Wireless 
Telecommunications HUB building on the subject property. This HUB will support a series of wireless 
towers that will be installed throughout Little Cottonwood Canyon on property owned either by the U.S. 
Forest Service or the Utah Department of Transportation.  A similar project was recently completed in Big 
Cottonwood Canyon. Additionally, for clarification purposes the subject property for this application is a 
relatively large parcel under the ownership of Alta Ski Lifts Company, but located within the jurisdiction 
of the Unincorporated County.  This project affects a relatively small portion of that property.  
 

1.3 Neighborhood Response

No formal responses received as of the writing of this report. 

1.4 Community Council Response

At their April 2, 2014 meeting, the Granite Community Council recommended approval of the proposal 
with conditions that the architecture of the building be modified to enhance screening of exterior 
equipment and to blend in more with its surroundings. Specifically the wood and concrete exterior of 
Snowbird was discussed.  A formal recommendation from their group has not yet been received, but is 
expected to be provided to the Planning Commission at the Planning Commission Meeting.  
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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.

Discussion: The proposed building appears to meet most zoning standards with 2 notable 
exceptions:  
  
1) The building may  encroach into natural slopes greater than 30%.  As the slope analysis 
provided does not appear to meet required ordinance standards it is difficult to determine if 
zoning ordinance has been met or not with regards to the prohibition of development on 
steep slopes. Encroachment into man made slopes in excess of 30% has typically been 
allowed for the construction of retention structures in the past, however the position of the 
building relative to the location of the natural slope is difficult to determine at this time .  
Staff believes that this would best be sorted out through the subsequent technical review 
process and should it  later be determined that a slope waiver or variance is necessary that a 
separate application could be submitted  at that time.  
  
2) Un-faced concrete walls are discouraged by the FCOZ ordinance.  Concrete walls should be 
split faced, stamped, or have other significant architectural elements added to it. The intent is 
to break up the mass and wall lines in an effort to avoid unbroken expanses of building mass 
and walls that can intrude into the natural canyon setting and dominate a site. The current 
proposal calls for architectural tooling lines in the concrete approximately every 6 feet on the 
building and stamped concrete on the retaining walls. In staffs opinion additional tooling or 
architectural features need to be added to help break up the wall mass (horizontal and 
vertical elements). Also there are few details provided regarding the treatment of the 
concrete roof structure. Staff would suggest that the the roof structure also have a concrete 
treatment, coloration, and/or other details added to differentiate it from the building walls 
and the retaining walls. 
  
Staff would support the addition of conditions that would satisfy these criteria.  
  

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

Discussion: Compliance with this criterion will continue to be monitored throughout the 
subsequent technical review process and a final approval will not be issued unless this has 
been met to the satisfaction of the individual reviewers and reviewing agencies. 
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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: The site is unmanned and will have limited traffic to and from the site relative to 
this specific use. 
 

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. 

Discussion: Final approval will not be granted by staff until compliance with these issues is 
achieved with the individual reviewers and reviewing agencies through the subsequent 
technical review process.  
 

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 building would be fairly compatible with nearby buildings, with 
the exception of the sole use of concrete as the construction material which would affect 
how the massing and scale of the building is viewed. Staff believes however that reasonable 
conditions can be imposed that would have the effect of alleviating this concern.  
 

2.2 Zoning Requirements

19.83.070 Color. 

Monopoles, antennas, and any associated buildings or equipment shall be painted to blend with the 
surroundings which they are most commonly seen. The color shall be determined on a case-by-case basis by 
the planning commission for conditional uses and development services division for permitted uses. Within 
six months after the facility has been constructed, the planning commission or the development services 
division may require the color be changed if it is determined that the original color does not blend with the 
surroundings.  

19.83.080 Sites in the foothills and canyons. 

For the purpose of this chapter the foothills and canyons are defined as the areas shown on the maps in the 
document entitled "Salt Lake County Foothill and Canyon Development Standards."  

A. Any grading for telecommunication facilities, including access roads and trenching for utilities, shall 
comply with the Uniform Building Code. Telecommunication facilities in the foothills and canyons shall 
comply with the FR zone requirements for grading (Section 19.12.100), natural vegetation (Section 
19.12.110) and utilities (Section 19.12.120). Everything possible should be done to minimize disturbance of 
the natural environment.  



Page 4 of 7Report Date: 4/4/14 File Number: 28833

B. A computer-generated visual simulation of the proposed structures is required for all sites in the foothills 
and canyons. The simulation shall show all structures including but not limited to monopoles, antennas, and 
equipment buildings.  

C. Everything possible should be done to minimize disturbance of the visual environment. Site placement 
and color should be carefully considered to blend in with the surroundings.  

D. Continuous outside lighting is prohibited unless required by the FAA for the monopole. 

  

19.83.090 Additional requirements. 

The following shall be considered by the planning commission for conditional uses:  

A. Compatibility of the proposed structure with the height and mass of existing buildings and utility 
structures.  

B. Location of the antenna on other existing structures in the same vicinity such as other monopoles, 
buildings, water towers, utility poles, athletic field lights, parking lot lights, etc. where possible without 
significantly impacting antenna transmission or reception.  

C. Location of the antenna in relation to existing vegetation, topography including ridge lines, and buildings 
to obtain the best visual screening.  

D. Spacing between monopoles which creates detrimental impacts to adjoining properties. 

E. Installation of, but not limited to, curb, gutter, sidewalk, landscaping, and fencing as per Sections 
19.76.210 and 19.84.050  

19.83.100 Accessory buildings. 

Accessory buildings to antenna structures must comply with the required setback, height and landscaping 
requirements of the zoning district in which they are located. All utility lines on the lot leading to the 
accessory building and antenna structure shall be underground.  

19.83.110 Non-maintained or abandoned facilities. 

The building official may require each non-maintained or abandoned telecommunications facility to be 
removed from the building or premise when such a facility has not been repaired or put into use by the owner 
or agent within ninety calendar days after notice of non-maintenance or abandonment is given to the owner 
or agent. The applicant shall post a site specific bond when a permit is issued to guarantee removal of the 
facility and site restoration. The type of bond and amount shall be determined upon review by county staff. 
No bond shall be required for roof or wall mounted facilities.  

19.84.050 Approval/denial authority. 

The planning commission has the authority to approve, deny, or approve with conditions conditional use 
applications.  

A. Planning Commission Approval. 

1. The planning commission shall review and approve or deny each application during a public meeting.  
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2. The planning commission's decision shall be based on information presented through the public meeting 
process, including: the materials submitted by the applicant, the recommendation of the director or director's 
designee, and input from interested parties and affected entities.  

3. If conditions are specified, the director or director's designee shall issue a final approval letter upon 
satisfaction of the planning commission's conditions of approval.  

4. If the applicant fails to meet all conditions of approval within twelve months of the planning commission's 
decision, the application is deemed denied. A twelve-month extension may be granted upon the payment of 
an additional filing fee equal to the original filing fee.  

5. A planning commission decision shall be made on a complete conditional use application within a 
reasonable time frame, not to exceed ninety days. The planning commission is authorized to review and take 
action on an application as outlined in Section 19.84.040 after having notified the applicant of the meeting 
date.  

6. Failure by the applicant to provide information that has been requested by the planning commission, the 
director or director's designee to resolve conflicts with the standards in Section 19.84.060 (above) may result 
in an application being denied.  

B. Decision. Each conditional use application shall be: 

1.Approved if the proposed use, including the manner and design in which a property is proposed for 
development, complies with the standards for approval outlined in Section 19.84.060; or  

2. Approved with conditions if the anticipated detrimental effects of the use, including the manner and 
design in which the property is proposed for development, can be mitigated with the imposition of 
reasonable conditions to bring about compliance with the standards outlined in Section 19.84.060; or  

3. Denied if the anticipated detrimental effects of the proposed use cannot be mitigated with the imposition 
of reasonable conditions of approval to bring about compliance with the standards outlined in Section 
19.84.060  

19.84.075 Graffiti preventative materials or design. 

A. Whenever the planning commission determines that there is a reasonable likelihood that graffiti will be 
placed on the surfaces of proposed improvements it shall require, as part of the conditional use approval, that 
the applicant apply an anti-graffiti material, approved by the development services division, to each of the 
surfaces to be constructed. The anti-graffiti material shall be used on surfaces from ground level to a height 
of nine feet. The planning commission may approve dense planting or appropriate design measures in place 
of anti-graffiti materials.  

B. Whenever the planning commission becomes aware of graffiti having been placed on any surfaces 
constructed as part of development approved as a conditional use, it may require that the applicant or his/her 
successor in interest apply an anti-graffiti material to such surfaces where no such material was previously 
required.  
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2.3 Other Agency Recommendations or Requirements

Urban Hydrology Review - Review Conditionally Approved 

  
The proposed plan is approved pending a technical review by this agency.  The following is required to 
be submitted as part of the technical review: 
1. Final drainage plan.  Plan shall show the size of pipe, flow lines, type of pipe, ground cover over the 
pipe, and catch basin locations.  Rim and invert elevation required on all pipe an boxes. 
2. Profile and cross section of canal or ditch, including flow lines and high water mark elevations.   
3. Plan and profile of drainage system (show all existing utilities)  
4. A flood control permit from the Engineering Division.  
5. Submitted plans shall contain the name and phone number of the registered professional engineer (PE 
stamp required, signed and dated), project name, address, north arrow, and scale (minimum 1 inch = 20 
feet). 
6. Approximate storm drain impact fee is $0.00. 
  
Salt Lake County Health Department - Review Pending 

  
The following needs to be submitted prior to approval: 
1) A Salt Lake City Watershed letter. 
2) Secondary containment for any stored hazardous material is required.  
  
UDOT - No response received 

SLC Watershed - No response received 

Traffic Review - No response received.  

  

Geology - Review Conditionally Approved 

The proposed use is approved or not regulated by this agency. 
The proposed site plan is approved, pending a technical review by this agency. 
  
The project site falls within East Hellgate avalanche slide path. Applicant has consulted other studies/ 
experts and conferred with Geology (RBT). The likely impact pressure to be used as design for structure is 
1800 psf. Geology conditionally approved if: 
1. Structure is not designed for human habitation. 
2. Structure is designed to 1800 psf impact pressure. 
3. Structure has avalanche mitigation features incorporated into design.  
Geology withholds formal approval until specific mitigation features can be assessed.  
  
Grading Review - Review Conditionally Approved 

1-Site was partially covered by snow at the time of field inspection 
2-Site is in Hellgate Avalanche slide path. A structure cannot be used for human occupancy due to the 
avalanche study area. An avalanche hazard analysis will need to be performed. 
3-Area of development has slopes in excess of 30% and will require a Geo-technical report prepared by a 
registered design professional as to special conditions of the site will be required. 
4-Grading plans are not signed or stamped by an Engineer 
5-Need submit a certified slope analysis 
6-Retaining walls will be required to be design by a registered design professional 
7-Need to provide erosion controls and copy of N.O.I. 
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2.4 Other Issues

Planning Review - Review conditionally approved 

1. Encroachment into natural slopes over 30% is not permitted.  
2. Slope analysis appears to be incorrect, does not utilize 2 foot contour intervals,  and is not certified. 
3. No details provided on the color or treatment of the roof. Staff would suggest looking at options such 
as a green roof or color change that help it blend better into the surrounding setting as seen from above.  
4. Limits of disturbance fencing and calculations needs to be shown on the site plan. 
5. Drainage from the roof needs to be addressed. 
6. Need to indicate on the site plan how snow storage will be accommodated.  
7. Retaining walls limited to 6 feet in height. A combination of 2 walls may be required.  
8. Additional details regarding re-vegetation need to be provided. The current plan only shows existing 
conditions and must include proposed re-vegetation measures and details.  
9. Access must be approved by UDOT 
10. The limited architectural treatment of the concrete face of the building does not meet the intent of 
the FCOZ ordinance with respect to the integration of concrete walls with their site and surroundings, 
please revise and resubmit.  
11. Please submit a more detailed color scheme for the doors, trim, and exterior mechanical equipment.  
  
Staff does note the desires of the Community Council for the use of wood and similar architectural 
elements to help blend the building in with its surroundings and other nearby structures. Staff would 
suggest that if the Planning Commission concurs with an/or requires such elements that they be be 
utilized more as an accent and remain simplistic and minimal in character.  
 

2.5 Subdivision Requirements

Not applicable.  The area will likely be leased separately to the operator by the Alta Ski Lift Company. 

3.0 STAFF RECOMMENDATION

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

1 ) Revised architecture be submitted that; a) provides screening of the exterior HVAC units as seen 
from the roadway, and b) provides increased architectural details and treatment of the concrete 
building that has the effect of breaking up the mass and scale of  the building.  Approval of the 
revised architecture to be at the discretion of staff. 

2 ) Submit a certified slope analysis to staff. Encroachment into natural slopes exceeding 30% is not 
allowed except upon the granting of a separate waiver or variance.

3 ) Compliance with all requirements of the individual reviewers and review agencies as identified 
through the completion of the technical review process.

3.2 Reasons for Recommendation

1  The Listed conditions are needed to ensure that the proposal meets specific ordinance requirements 
as well as the intent of the ordinances. 

2 ) The listed conditions represent reasonable and implementable measures for the mitigation of 
potential negative impacts to surrounding properties and the public in general. 

3.3 Other Recommendations

None at this time. 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 16, 2014 08:30 AM File No: 2 8 8 2 3
Applicant Name: Scott Carlson Request: Zone Change
Description: R-1-10 z/c to R-1-15 and R-1-10
Location: 3677 Little Cottonwood Road
Zone: R-1-10 Residential Single-Family Any Zoning Conditions?         Yes ✔ No

Zoning Condition: See previously recorded ordinance (attached). 
Planning Commission Rec: Not Yet Received
Community Council Rec: Approval
Staff Recommendation: No formal recommendation from staff

Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

The applicant is proposing to rezone the subject properties as part of a larger plan to subdivide them into 
legal lots for residential use.  A separate subdivision application for this purpose has been submitted. The 
areas proposed to be classified as the R-1-15 zone would restore those areas back to a previously existing 
zoning classification. Additionally, the purpose of the rezone is to  eliminate zoning conditions placed 
upon the property that pertained more particularly to a previously proposed PUD development that was 
never completed and the application file expired. Accordingly, there are two areas indicated on the 
attached site plan that are proposed to remain R-1-10, but without the zoning conditions that currently 
encumber them (see section 2.2 below for specific zoning condition language).  
 

1.2 Neighborhood Response

No formal response has been received.  
 

1.3 Community Council Response

The Granite Community Council reviewed this request at their April 2, 2014 meeting. They made a 
recommendation of approval at the meeting. Their formal response has not been received as of the 
writing of this report.  



Page 2 of 4Report Date: 4/3/14 File Number: 28823

2.0 ANALYSIS

2.1 General Plan
he 1993 Granite Community Master Plan reflects a desire of the Community to preserve and keep the 
rural or country feel of the community while providing for orderly residential development. Preservation 
of low density neighborhoods is listed as the primary goal. Additionally, development should proceed in 
a manner that will extend community assets to future residents and improve the quality of life for all.  
  
The Master Plan supports low density residential development.  The R-1-10 and R-1-15 zones are listed in 
the plan as low density residential zones.  
  
The Master Plan strongly recommends providing new areas for single family homes on 1/2 acre and 1/3 
acre lots.  
  
The  Land Use Plan Map that accompanies the Master Plan classifies this area as low density residential for 
2-4 dwelling units per acre (see attached map). The proposed zoning classifications would be compatible 
with the  Land Use Plan Map.  
  
County Wide Goals and Policies included in the Granite Master Plan also include the policy that within the 
county that a diverse range of housing in each community (price, type, size, and location of dwelling) be 
encouraged, as well as housing that continues to encourage a high level of home ownership. This policy 
would support the rezone proposal. 
  
 

2.2 Existing Zoning and Land Use

The existing land uses are residential in nature. The existing zoning is R-1-10 z/c which allows for 10,000 
sq. ft. single-family residential lots. The zoning conditions which apply to the properties  at this time are 
as follows: 
  
1. Dwelling units shall be limited to a maximum density of 3.8 dwelling units per acre, based on the 
acreage of the property after the area necessary for dedication to Little Cottonwood Creek Road is 
subtracted from the total acreage, and a maximum of 22 dwelling units, which ever is less.  
  
2. The homes shall be limited to single-story from original grade. Single Story shall mean the first floor 
elevation shall be no more than 3 feet above original grade. Second floor living space will be limited to an 
office-style space within the pitched roof over the first floor, with a dormer-style window facing the inside 
of the PUD and a skylight on the opposite side of the window facing up at the same angle as the roof. 
Walk out basements below the main floor may be allowed if existing topography supports walk our 
basements.  
  
 

2.3 Other Agency Recommendations or Requirements 

None identified. 
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2.4 Other Issues

Zoning Conditions are permitted in Salt Lake County Ordinance as follows: 
  

19.90.060 Conditions to zoning map amendment. 

A. In order to provide more specific land use designations and land development suitability; to insure that 
proposed development is compatible with surrounding neighborhoods; and to provide notice to property 
owners of limitations and requirements for development of property, conditions may be attached to any 
zoning map amendment which limit or restrict the following:  

1. Uses; 

2. Dwelling unit density; 

3. Building square footage; 

4. Height of structures. 

B. A zoning map amendment attaching any of the conditions set forth in subsection A shall be designated ZC 
after the zoning classification on the zoning map and any such conditions shall be placed on record with the 
planning commission and recorded with the county recorder.  

C. In the event any zoning condition is declared invalid by a court of competent jurisdiction, then the entire 
zoning map amendment shall be void. Any deletion in or change to zoning condition shall be considered an 
amendment to the zoning ordinance and shall be subject to the requirements of this chapter. 

  
 

2.5 Subdivision Requirements

The applicant and owners are planning on dividing and consolidating the subject properties and parcels 
into 5 legal lots through the subdivision process. Applications to this effect have been submitted to the 
County.  
  
Most of the currently existing subject parcels came into being through land divisions that did not comply 
with the requirements of County Subdivision ordinance at the time they were created. The recordation of 
a new subdivision plat will be required to amend portions of 2 platted lots that included within the 
subject parcels under consideration with these applications. 
  
A hearing before the Mayor or his designee for approval to amend the existing subdivisions will be 
required.  This decision or action taken with regards to that hearing will have no impact or bearing on the 
rezone application at hand.  
  
Additionally, the applicant may wish to amend, modify, or vacate certain platted public utility easements. 
This will likely require a legislative action of the County Council, and will be processed separately with the 
Subdivision application.  
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3.0 STAFF SUGGESTED CONSIDERATIONS

3.1 Considerations for  APPROVAL of the proposed Zone Change

1 ) The Master Plan supports low density residential development. 

2 ) The R-1-10 and R-1-15 zones are low density residential zones. 

3 ) The proposed zoning classifications are compatible with the  Land Use Plan Map. 

4 ) The existing zoning conditions are outdated and are incongruent with County Ordinance.

3.2 Considerations for DENIAL of the proposed

1 ) The Master Plan strongly recommends providing new areas for single family homes on 1/2 acre and 
1/3 acre lots. The request for the R-1-10 zone is not encouraged by the written Master Plan.

2 ) Elimination of the zoning conditions will potentially allow for development with greater impacts to 
neighboring properties 
 

3.3 Other Considerations

The Planning Commission may consider recommendations to the County Council of Approval as 
Proposed, Approval with Conditions, Approval with Modifications, or Denial as proposed. 
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NOTE:  PROPERTY ADDRESSES FOR THE SUBJECT PARCELS

 INCLUDE THE FOLLOWING:

3677 EAST LITTLE COTTONWOOD ROAD

3711 EAST LITTLE COTTONWOOD ROAD

3725 EAST LITTLE COTTONWOOD ROAD

3731 EAST LITTLE COTTONWOOD ROAD

9767 SOUTH LITTLE COTTONWOOD PLACE

9778 SOUTH MOUNTAIN VALLEY WAY

R-1-10R-1-10R-1-10R-1-10
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FOR PROPOSED PROPERTY LINES, SEE DOCUMENT PREPARED FOR PROPOSED LOT CONSOLIDATION or PRELIMINARY PLAT

~ 10.0 R-1-15R-1-15R-1-15R-1-15

R-1-15R-1-15R-1-15R-1-15

R-1-15R-1-15R-1-15R-1-15

west

APPLICANT:APPLICANT:APPLICANT:APPLICANT:

TWIN PEAKS, PC attn. SCOTT CARLSONTWIN PEAKS, PC attn. SCOTT CARLSONTWIN PEAKS, PC attn. SCOTT CARLSONTWIN PEAKS, PC attn. SCOTT CARLSON

2264 NORTH 1450 EAST,   LEHI UT 840432264 NORTH 1450 EAST,   LEHI UT 840432264 NORTH 1450 EAST,   LEHI UT 840432264 NORTH 1450 EAST,   LEHI UT 84043

801-450-3511,   801-439-0700 FAX801-450-3511,   801-439-0700 FAX801-450-3511,   801-439-0700 FAX801-450-3511,   801-439-0700 FAX

SUBJECT PARCEL 8SUBJECT PARCEL 8SUBJECT PARCEL 8SUBJECT PARCEL 8
28-12-178-02328-12-178-02328-12-178-02328-12-178-023

SUBJECT PARCEL 8
Lot 10 of Mountain Valley Subdivision, recorded as Entry No. 3203350 in Book
78-11 at Page 319 in the office of the Salt Lake County Recorder,
Less and excepting the following parcel identified as Parcel 5 of Entry 11795818
Beginning at the Southwest corner of said Lot 10 (said point being EAST 521.72
feet and North 322.70 feet from the street monument located in Alta Ridge Circle
and Quiet Ridge Circle, said monument being North 89o 50’31” East 792.36 feet
and South 320.98 feet from the West Quarter Corner of Section 12, Township 3
South, Range 1 East, Salt Lake Base and Meridian) and running thence North
04o 07’26” East 70.02 feet; Thence  South 85o 49’06” East 112.34 feet; Thence
South 06o 09’16” West 61.67 feet; Thence South 89o 49’47” West 110.47 feet to
the point of beginning.
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EXISTING ZONE R-1-10 zcEXISTING ZONE R-1-10 zcEXISTING ZONE R-1-10 zcEXISTING ZONE R-1-10 zc

EXISTING ZONE R-1-15EXISTING ZONE R-1-15EXISTING ZONE R-1-15EXISTING ZONE R-1-15

EXISTING ZONE R-1-15EXISTING ZONE R-1-15EXISTING ZONE R-1-15EXISTING ZONE R-1-15
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