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REQUEST 
This is a request by The Boyer Company for preliminary approval to build a new 
principle building on an existing pad site in an existing retail center.  The proposal 
consists of a new 6,000 square foot retail store at approximately 1199 East 3300 South.  
The planned development application is for modifications to building setback, parking 
setback, glass content, landscaping requirements, and grade changes. 
 
PUBLIC NOTICE  
On August 26, 2008 a notice of public hearing was mailed to all property owners within 
450 feet of the subject property. On August 28, 2008 the site was posted with a notice of 
public hearing sign.  Both the mailed and posted notice comply with noticing 
requirements of the City Ordinance.  Community Council Chairs, Business Groups and 
other interested parties were notified through the Planning Division’s listserv.  The 
Planning Commission agenda was posted on the Planning Division’s web page. 
 
PUBLIC COMMENTS 
This request was reviewed by the Sugar House Community Council at their July 2, 2008 
meeting.  The community council discussion focused on the setback of the building, the 
minimal glass content, and the site’s interaction with the larger Brickyard retail center.  
Overall, the council did not support the project as proposed. 
 
STAFF RECOMMENDATION:  
Staff finds the Conditional Use/Planned Development application by The Boyer 
Company (petition #410-08-39) sufficiently satisfies the standards for approval 
(21A.59.060) and therefore recommends approval subject to the following conditions: 
 

Conditions of approval: 
1. Compliance with the departmental comments as outlined in this staff report. 
2. Final approval is hereby delegated to the Planning Director subject to certification 

by the planning director that the final development plan is in conformance with the 
preliminary development plan approved by the planning commission. 

3. Replace the proposed 12 parking stalls located closest to 3300 South with 
landscaping in compliance with City landscaping regulations. 

Allowed modifications: 
1. Extension of the maximum front yard building setback from 15 feet to 92 feet as 

shown on landscape plan. 
2. Reduction from 7 feet down to 5 feet for width of required landscape buffer along 

west edge of west parking area that is within 7 feet of property line as shown on the 
applicant’s landscape plan. 

3. Grade changes up to but not more than 6 feet for the proposed retaining wall along 
3300 South. 
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VICINITY MAP 
 

 
1199 E. 3300 S. 
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Overview 
The project site is located at approximately 1199 E. 3300 S. at the southern entrance to the Brickyard Plaza 
retail center.  The property is in the CB zoning district.  The Boyer Company desires to construct a new retail 
building, approximately 6,000 square feet in size, to house “Autozone” an auto parts retailer.  The proposal is 
being processed through the Conditional Use/Planned Development review because the applicant seeks 
modification to requirements of the CB district related to: the maximum front setback, parking lot setback and 
associated landscaping, front facade glass content, and grade change limits. 
 
A separate subdivision application to create a separate lot for this building is also being processed through the 
Planning Division.  The applicant has indicated they may withdraw subdivision application because of city 
requirements related to improvements on the remaining larger Brickyard lot.  The applicant claims the required 
improvements would cost too much to justify creating a separate lot for the Autozone building.  
 
Without the creation of a separate lot, the development site defaults to the existing parcel which contains the 
entire parking lot for the existing center; the existing buildings at the Brickyard center are each on separate 
parcels.  This parking lot parcel is approximately 16 acres in size.  However, the proposed building site is 
visually and logistically separated from the larger retail center.  It has always been considered a “pad” site to be 
developed on its own.  The entire parcel would typically be subject to all the site design requirements for the 
CB district and for parking lots including perimeter parking lot landscaping, interior parking lot landscaping, 
parking lot setbacks, etc.  However, as part of the Planned Development, the applicant is requesting that all site 
design requirements be based solely on the pad site area.  Staff supports this premise and the analysis provided 
is based on the pad site, not the entire parcel.  A similar development application was approved in 2003 
following this same premise. 
 
In 2003 the Planning Commission approved a new building for this pad site.  Approval was based on the 
building being located closer to 3300 South, approximately 23 feet from the front property line.  The façade 
along 3300 South was considered the rear of the building but was required to include significant transparent 
glass.  The north façade was the primary façade and was oriented to the parking lot located to the north.  This 
building location required a retaining wall approximately 11 feet at its tallest point along 3300 South.  After 
approval, the applicant never pursued the project due to high costs related to the retaining wall needed to 
support the building. 
 
Existing Conditions 
The proposed site is a vacant, unimproved area at the south entrance of the Brickyard Plaza retail center.  The 
site has been intended for a 6,500 square foot retail pad, but has been vacant since construction of the Brickyard 
center began in the late 1970’s.  The site is void of vegetation and slopes down from the northeast to southeast 
corners.  The site is bordered: on the north by the parking lot for Brickyard Plaza, on the east by the entrance 
drive aisle into the Brickyard Plaza center, on the south by 3300 South, and on the west by vacant property. 
 
Discussion 
The following discussion identifies and clarifies the specific reasons for Planned Development Review of this 
project and staff’s consideration of each reason.  The requirements discussed come from the CB zoning district 
and City landscaping ordinances for parking lots. 
 

• Maximum Building Setback (21A.26.030.F.6):  A maximum setback of 15 feet is required for at least 
seventy five percent (75%) of the building façade.  In this case, the setback applies to 3300 South.  The 
applicant claims an economic hardship in response to this requirement.  A project was approved for this 
site in January 2003 (petition 410-617, see attached Exhibit G) that called for the building to be located closer 
to 3300 South and the parking lot located north of the building.  However, the applicant claims that the 
cost to fill the area of the building and construct an engineered retaining wall strong enough to support 
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the extra fill and building was cost prohibitive in as much as the businesses proposed for the site could 
not afford the higher lease. 
 
The applicant proposes to move the building north on the site and place the parking in front (south side).  
This scenario allows for the parking lot to slope down toward 3300 South and use up some of the grade 
change, thus requiring less of a retaining wall (5 feet instead of 11+ feet) at the sidewalk.  The proposed 
retaining wall would be terraced and landscaped. 
 

• Parking Setback (21A.26.030.F.7):  The CB zoning district prohibits parking in the front and corner side 
yards.  No front yard is required; however, when one is provided as is the case with the proposed 
Autozone building, it must comply with all regulations applicable to front yards.  This includes the 
requirement that the front yard shall be maintained as a landscape yard.  In this case, a terraced, 
landscaped retaining wall and parking stalls are proposed to be located in the front yard along 3300 
South, between the street and the building. 
 
To avoid both locating the parking in the front yard and the costs for the retaining wall, the applicant 
could locate the building on the northern portion of site as proposed but landscape the entire front yard 
area between the building and 3300 South.  The customers could utilize the existing parking located 
north of the building.  This option would eliminate the need for a retaining wall along 3300 South.  The 
applicant disproves of this option because of parking requirements established by the leases for the 
existing Brickyard tenants.  The leases require that this pad site provide exactly the amount of additional 
parking proposed by the applicant.   
 
Another consideration is to reduce to number of parking stalls, possibly the southern most row of stalls, 
since the project is proposing more than required by City ordinance.  Reducing the number or parking 
stalls would allow for additional landscaping in an effort to mitigate the larger setback.  Again, the 
applicant claims parking terms in the existing leases for the Brickyard center preclude reducing the 
number of stalls.  Staff prefers this option and has incorporated it into the recommendation. 
 

• Minimum First Floor Glass (21A.26.030.I.1):  The building facade facing 3300 South is required to have 
a minimum of forty percent (40%) non-reflective glass.  The proposed façade contains approximately 
twenty-four percent (24%) glass. 

 
The applicant has revised the building design to include more non-reflective glass up to twenty-four 
percent (24%) glass.  The applicant claims that the amount of glass has to be limited because this type of 
retail use inventories a larger number of items and needs interior wall space to do so.  Due to the glass 
content requirement, large inventory retail businesses such as this auto parts store will find difficulty in 
meeting the glass requirement. 
 
Staff discussed the option of using display type windows to increase the amount of transparent glass on 
the front façade.  The applicant deemed this ineffective because auto parts stores do not typically display 
parts in a window.  Staff’s opinion is that the building design should one way or another incorporate the 
required amount of transparent glass on the front façade. 

   
• Perimeter Parking Lot Landscaping (21A.48.070.C.2):  When parking is proposed within a required yard 

or within twenty feet (20’) of a lot line, perimeter landscaping shall be provided.  The landscaping shall 
be provided with landscape areas at least seven feet (7’) wide measured from the back of the parking lot 
curb.  The proposed parking lot is five (5’) feet from the interior side (west) lot line.  The proposed 
landscape area is five feet rather than seven feet (7’). 
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Given the vacant, undevelopable lot located to the west of the site, staff finds the enforcement of the 7-
foot perimeter landscaping unnecessary in this location along the west property line.  

 
• Interior parking lot landscaping (21A.48.070.B.1):  Not less than 5% of the interior of a parking lot shall 

be devoted to landscaping.  Using the pad site area, the parking lot proposed by the applicant includes 
landscaped areas at the end of the parking rows.  Landscaping also needs to be included interior to the 
parking lot.  The landscaped area at the southwest corner of the building is approximately 190 square 
feet in size and counts toward the interior landscaped area; however, to reach the 5% mark of 440 square 
feet, additional landscaping is needed.  This could be achieved by converting two parking stalls to 
landscaped areas – preferably two stalls in the south parking lot.  Another option to resolve the 
landscaping would be to replace the 12 parking stalls along 3300 South with landscaping, since the 
proposed number of stalls exceeds the City requirement by approximately 13 stalls – this is included as a 
recommended condition of approval. 

 
• Grade change (21A.36.020.B):  Grade changes of more than two feet (2’) can only be approved as a 

variance or as part of a planned development.  In this project, the proposed retaining wall along 3300 
South will facilitate a grade change of approximately 5 feet per the applicant’s description.  This will be 
accomplished with two terraced walls with landscaping on the terrace.  Given the existing topography of 
the site, altering the grade more than two feet will always be needed when developing this parcel. 

 
Comments 
 
Community Council comments {Attached as Exhibit ‘E’} 
The Sugar House Community Council voiced concern with the building design, particularly the north and east 
facades, and what the council perceived as a lack of pedestrian emphasis and connectedness with the larger 
Brickyard center to the north.  The applicant has revised the building facades to include more detailing and 
included additional plants in the landscaping on the north side of the building to break up the north façade.  No 
revisions were made in response to the pedestrian access.  The applicant considers the proposed pedestrian 
circulation adequate.  See the council comments in “Attachment E”. 
 
Public Comments 
No citizen comments were received. 
 
Planning Commission Subcommittee comments {Attached as Exhibit ‘F’} 
A subcommittee of the Planning Commission met on July 16, 2008.  Commissioners Babs De Lay, Mary 
Woodhead, and Kathy Scott attended and generally supported the development as proposed subject to 
additional building design features, such as glass blocks, that would add more life to the building and prevent 
distances of more than 15 feet without some design feature. 
 
City Department Comments {Attached as Exhibit ‘D’} 
Comments were received from the following City departments: 

- Engineering 
- Transportation 
- Fire 
- Building Services 

In general, the departments had no objections or concerns with the proposed development.  The departments 
provided specific improvements required according to their respective oversight.  See their attached 
comments for details. 

 
Staff Analysis (Conditional Uses; Section 21A.54.080)
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A. General Standards for Approval: A conditional use shall be approved if reasonable conditions are 

proposed, or can be imposed, to mitigate the reasonably anticipated detrimental effects of the proposed 
use in accordance with applicable standards. If the reasonably anticipated detrimental effects of a 
proposed conditional use cannot be substantially mitigated by the proposal or the imposition of 
reasonable conditions to achieve compliance with applicable standards, the conditional use may be 
denied. 

 
In order to identify and evaluate the detrimental effects and the need for and/or adequacy of mitigating 
conditions, the Planning Commission shall review and consider the following: 

 
Approval of Conditional Use Application 

 
1. Master Plan and Code Compliance 

A. The proposed development is supported by the general policies of the City Wide, Community, 
and Small Area Master plan text and the future land use map policies governing the site; 
Analysis:  The proposed development is within the Sugar House Master Plan area and property 
designated for High Intensity – Mixed Use.  The objective and general policy for this type of 
designation is to allow integration of residential with business uses and support more walkable 
community development patterns located near transit lines and stops.  
 
The subject site is currently vacant and unimproved.  It is part of the larger Brickyard retail 
shopping center.  The proposed use retail use is supported by the future land use map.  The 
proposed retaining wall is shorter than would be necessary if the building were located closer to 
3300 South.  A shorter wall creates for better pedestrian visibility from 3300 South and reduces 
the amount of blank wall space.  The proposed landscaping serves to soften the edges of the 
development and incorporate more green space into the existing Brickyard center.  This 
particular site being located adjacent to 3300 South, has limited potential as a heavily used 
pedestrian corridor but is next to a bus route.  The proposed development attempts to reach a 
compromise between pedestrians, automobile customers, and customers accessing the larger 
Brickyard development. 
Finding:  The project satisfies this standard. 
 

B. The proposed development is one of the conditional uses specifically listed in this title; and 
Analysis:  The proposed retail store is a permitted use in the CB district.  Planned Developments 
are processed as conditional uses per the City ordinance. 
Finding:  The project satisfies this standard. 

 
C. The proposed development is supported by the general purposes and intent of the zoning 

ordinance including the purpose statement of the zoning district. 
Analysis:  The purpose of the ‘CB’ Community Business district is “to provide for the close 
integration of moderately sized commercial areas with adjacent residential neighborhoods.  The 
design guidelines are intended to facilitate retail that is pedestrian in its orientation and scale, 
while also acknowledging the importance of transit and automobile access to the site.”  The 
proposed use is part of the larger Brickyard retail shopping center.  It is located in a 
predominantly commercial area and the design attempts to accommodate pedestrians - with a 
short retaining wall, landscaping, and a sidewalk leading from 3300 South - and automobiles.  
The nearest residential use is located on the south side of 3300 South and consists of three new 
multi-family buildings. 
Finding:  The project satisfies this standard. 
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2. Use Compatibility 
The proposed use at the particular location is compatible with the character of the site, adjacent 
properties, surrounding neighborhoods, and other existing development.  In determining compatibility, 
the Planning Commission may consider the following: 
 

A. Streets or other means of access to the proposed development are suitable and adequate to carry 
anticipated traffic and will not materially degrade the service level on the adjacent streets; 
Analysis:  Access to the site will primarily be gained from 3300 South, an arterial road, which is 
suitable and adequate to carry the anticipated traffic.  Access can also be gained through the 
parking lot of the Brickyard center. 
Finding:  The project satisfies this standard. 

 
B. The type of use and its location does not create unusual pedestrian or vehicle traffic patterns or 

volumes that would not be expected with the development of a permitted use.  In determining 
unusual patterns, the Planning Commission shall consider: 
Finding:  The proposed retail use is permitted in the CB zoning district and the City’s 
Transportation Division deemed the existing streets and access as adequate for the proposed 
project.  The project satisfies this standard.  See analyses that follow. 

 
i) The orientation of driveways and if they direct traffic to the major streets or local streets, 

and, if directed to the local streets, the impacts to the safety, purpose, and character of the 
local streets; 

 Analysis:  The driveway from the pad site leads to the shopping center drive and not to a 
public street.  Traffic from the pad site, after entering the shopping center drive is directed 
south to 3300 South.  The public currently utilizes the shopping center driveway to gain 
access to Brickyard Plaza from the south.  No unusual traffic patterns or conflicts will be 
generated by this proposed use.  The south entrance to the larger retail center is used much 
less frequently than the entrances located along Brickyard Road to the north.  This south 
driveway has the capacity to handle the proposed retail store traffic. 

 
ii) Parking locations and size, and if parking plans encourage street side parking to the 

proposed use which impacts the adjacent land uses; 
 Analysis:  The proposed parking lot is located on site and does not utilize street side parking. 
  
iii) Hours of peak land use when traffic to the proposed use would be greatest and that such 

times and peaks would not impact the ability of the surrounding uses to enjoy the use of their 
properties; and 

 Analysis:  Traffic impacts generated by this proposed use will not impact ability of 
surrounding commercial uses to enjoy their property. 

  
iv) The hours of operation of the proposed use when compared with the hours of 

activity/operation of the surrounding uses and the potential of such hours of operation do not 
create noise, height, or other nuisances not acceptable to the enjoyment of existing 
surrounding uses or common to the surrounding uses. 

 Analysis:  The proposed use has hours of operation of approximately 8:00 AM to 9:00 PM 
that are comparable to other surrounding retail uses.  The proposed hours will not create any 
nuisances for surrounding properties. 

 
C. The internal circulation system of the proposed development is properly designed for motorized, 

non-motorized and pedestrian traffic, and mitigates impacts on adjacent properties; 
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Analysis:  The proposed internal circulation system is designed for motorized traffic and 
pedestrian access via sidewalks.  Given the small scope of this project, staff recommends that 
pedestrian circulation for the rest of the adjoining Brickyard center be addressed at some future 
time when the larger facility is redeveloped. 
Finding:  The project satisfies this standard. 
 

D. Existing or proposed utility and public services are adequate for the proposed development and 
are designed in a manner that will not have an adverse impact on adjacent land uses or 
resources; and   
Analysis:  Existing and proposed utility and public services have been deemed adequate by the 
City’s Public Utilities Department. 
Finding:  The project satisfies this standard. 

 
E. Appropriate buffering such as landscaping, setbacks, and building location, is provided to 

protect adjacent land uses from light, noise and visual impacts. 
Analysis:  The surrounding land uses are commercial, so light and noise will be similar to what 
is emanated from adjacent users.  The visual impact of a new building at this site will be 
accompanied with additional landscaping. 
Finding:  The project satisfies this standard. 

 
F. Detrimental concentration of existing non-conforming or conditional uses substantially similar 

to the use proposed. The analysis is based on an inventory of uses within a quarter mile radius of 
the subject property. 
Analysis:  The conditional use is for Planned Development stemming from requested 
modifications to design criteria.  The proposed use itself is permitted in the CB zoning district. 
Finding:  This standard is not considered applicable in this case. 
 

3. Design Compatibility 
The proposed conditional use is compatible with: 
 

A. The character of the area with respect to: site design and location of parking lots, access ways, 
and delivery areas; impact on adjacent uses through loss of privacy, objectionable views of large 
parking or storage areas; or views and sounds of loading and unloading areas; 
Analysis:  The proposed development is compatible with the character of the area, which is 
primarily retail, both large and small stores.  The proposed building design is similar to the 
existing Brickyard center building and does not create any adverse impact on adjacent uses.  The 
parking lot location, despite being in the front yard, reduces the need for a tall retaining wall 
along the front.  This reduces the adverse visual impact and maintains compatibility with the 
area. 
Finding:  The project satisfies this standard. 
 

B. Operating and delivery hours are compatible with adjacent land uses; and 
Analysis:  This proposed retail use is similar in operating and delivery house when compared 
with the other adjacent retail uses.  
Finding:  The project satisfies this standard. 

   
C. The proposed design is compatible with the intensity, size, and scale for the type of use, and with 

the surrounding uses.  
Analysis:  The proposed design is comparable and compatible with other similar auto parts retail 
uses in the city.  The building design has been altered from the standard “Autozone” style to 
include more transparent glass and architectural features to more closely conform to 
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requirements of the CB district.  The architectural style and materials are similar to the larger 
retail center, however the size, intensity, and scale of the proposed design is much smaller than 
the adjacent Brickyard center and more closely matches the size of the smaller retail uses along 
3300  South. 
Finding:  The project satisfies this standard. 

 
4. Detriment to Persons or Property 
The proposed use will not, under the circumstances of the particular case and the conditions imposed, be 
detrimental to the health, safety, and general welfare of persons, nor be injurious to property and 
improvements in the community, existing surrounding uses, buildings, and structures.  The applicant 
shall demonstrate that the proposed use: 

 
A. Does not lead to deterioration of the environment by emitting pollutants into the ground or air 

that cause detrimental effects to the property or to neighboring properties; 
Analysis:  The project involves a retail use which does not emit pollutants into the ground or air.  
No deterioration of the environment or detrimental effect to neighboring properties is expected.  
Finding:  The project satisfies this standard. 

   
B. Does not encroach on rivers or streams or direct run off into rivers or streams;  

Analysis:  The project is not located next to a river or stream. 
Finding:  The project satisfies this standard. 
 

C. Does not introduce hazards or potentials for damage to neighboring properties that cannot be 
mitigated; and  
Analysis: Staff finds no aspect of the project that would damage neighboring properties. 
Finding:  The project satisfies this standard. 

 
D. Is in keeping with the type of existing uses surrounding the property, and that as proposed the 

development will improve the character of the area by encouraging reinvestment and upgrading 
of surrounding properties. 
Analysis:  The existing surrounding uses are primarily retail in nature.  As proposed, the 
development will improve this site, which has been vacant for a number of years and will 
encourage reinvestment and improvement of this area. 
Finding:  The project satisfies this standard. 
 

5. Compliance with Other Applicable Regulations 
The proposed development complies with all other applicable codes and ordinances. 
 
Analysis:  Other than those modifications requested by the applicant, the proposed development 
complies with all other applicable codes and ordinances. 
Finding:  The project satisfies this standard. 

 
Staff Analysis (Planned Development in CB District; Section 21A.54.150.E) 
 
Planned Developments within the CB zoning district may be approved subject to consideration of the following 
general conceptual guidelines (a positive finding for each is not required): 
 

1. Minimum Area: A planned development proposed for any parcel or tract of land under single ownership 
or control shall have a minimum net lot area for each zoning district as set forth in table 21A.54.150E2 of 
this section.  
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Analysis:  The CB district has no minimum lot size requirement for a planned development. 
Finding: The project satisfies this standard. 
 

2. Density Limitations: Residential planned developments shall not exceed the density limitation of the 
zoning district where the planned development is proposed. The calculation of planned development 
density may include open space that is provided as an amenity to the planned development. Public or 
private roadways located within or adjacent to a planned development shall not be included in the 
planned development area for the purpose of calculating density.  
Analysis: The project is not a residential planned development.   
Finding: This standard is not applicable. 
 

3. Consideration Of Reduced Width Public Street Dedication: 
Analysis: The project does not involve reduced width public street dedication. 
Finding: This standard is not applicable. 

 
4.  Planned Developments: 

 
A. The development shall be primarily oriented to the street, not an interior courtyard or parking lot.  

Analysis: 3300 South is considered the primary street for this development and is south of the site.  
Parking lots are proposed for the front (along 3300 South) and west side of the retail building.  The 
proposed retail building will be primarily oriented toward the parking lot along 3300 South, between the 
building and 3300 South.  The main building entrance faces south toward the parking lot and 3300 
South.  Moving the building toward the street would require significant re-grading of the site and would 
create an even taller retaining wall than proposed. Even though the parking lot is located in the front 
yard, the proposed site design is reasonable considering the topographical constraints of the pad site. 
Finding:  The project satisfies this standard. 
 

B. The primary access shall be oriented to the pedestrian and mass transit. 
Analysis:  The primary access is located on the building’s south side, facing 3300 South.  The 
pedestrian sidewalks and mass transit (bus) are both located along 3300 South.  By locating the parking 
in front, the retaining wall along 3300 South is shorter than it would be if the building were located 
along the front property line.  This layout creates a less imposing visual barrier than having a building 
directly atop a tall retaining wall.  By utilizing existing sidewalks from 3300 South and providing 
additional sidewalks from the shopping center drive to the proposed building contributes to the 
pedestrian access for the site. 
Finding:  The project satisfies this standard. 
 

C. The façade shall maintain detailing and glass in sufficient quantities to facilitate pedestrian interest and 
interaction. 
Analysis:  The front façade of the proposed building (along 3300 South) will consist mainly of red brick 
and beige stucco, transparent glass and entry, and metal trellis work.  The other facades lack any real 
windows but contain the same metal trellis work, brick work, and stucco as the front façade.  The 
proposed design provides the described features in sufficient quantity to facilitate pedestrian interest. 
Finding: The proposed building facades, without the required glass content, partially meet this standard; 
requiring the full 40% glass content would result in full compliance with this standard. 
 

D. Architectural detailing shall emphasize the pedestrian level of the building.   
Analysis:  The proposed brick work, building relief, and metal trellis architectural features of the 
building make steps to emphasize the pedestrian level of the building; however the project is clearly 
geared toward customers arriving in the vehicles to purchase parts and supplies for vehicles.  This 
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detailing works for both driving customers and the small amount of pedestrian customers anticipated to 
access the business. 
Finding: The proposed architectural detailing satisfies this standard. 

 
E. Parking lots shall be appropriately screened and landscaped to minimize their impact on the 

neighborhood. 
Analysis:  The parking lots will include landscaping to minimize potential impacts to the neighborhood.  
The Landscaping Ordinance stipulates a 7-foot perimeter parking lot buffer whenever the parking lot is 
within 20 feet of property lines.  In one area of the site along the west edge, the landscape buffer 
proposed is approximately 5 feet rather than 7 feet.  The requested reduction in landscape buffer width is 
minimal and adjoins vacant property that is considered undevelopable due to a fault line running through 
the property.  The parking lot does not create any adverse impacts to the adjoining property or the 
neighborhood.  The retaining wall separating the sidewalk and the parking lot will be terraced and 
landscaped to reduce its visual impact on vehicle and pedestrian traffic along 3300 South.  The project 
should be held to the minimum 5% interior parking lot landscaping by adding 250 square feet additional 
landscaping to the parking areas – preferably the southern parking area, or by replacing the 12 parking 
stalls along 3300 South with landscaping. 
Finding: As proposed, the project partially satisfies this standard; with the recommended conditions of 
approval, the project would fully satisfy this standard. 
 

F. Parking lot lighting shall be shielded to eliminate excessive glare or light into adjacent neighborhoods. 
Analysis:  The lighting proposed, via pole mounted and building mounted lights will be shielded and 
will not impact adjacent neighborhoods.  The lighting will be similar to the existing lighting at adjacent 
commercial uses.   
Finding: The parking lot lighting satisfies this standard. 
 

G. Dumpsters and loading docks shall be appropriately screened or located within the structure. 
Analysis:  The dumpster location will be screened by an enclosure and the receiving area will be located 
at the northwest corner of the building, out of view of the general public and not readily visible from the 
street. 
Finding: The proposed redevelopment satisfies this standard. 
 

H. Signage shall emphasize the pedestrian/mass transit orientation. 
Analysis:  The front building façade along will contain the name “Autozone” in lighted letters and will 
comply with City sign ordinance regarding size.  No other signs are proposed for the site.  This 
combination emphasizes both the vehicle customers and the pedestrian/mass transit customers.   

 Finding: The proposed redevelopment satisfies this standard. 
 

5. Perimeter Setback: The perimeter side and rear yard building setback shall be the greater of the required 
setbacks of the lot or adjoining lot unless modified by the planning commission. 
Analysis:  The project complies with the perimeter side and rear yard building setbacks. 
Finding: The project satisfies this standard. 
 

6. Topographic Change: The planning commission may increase or decrease the side or rear yard setback 
where there is a topographic change between lots. 
Analysis:  The project is proposed for a single existing lot and does not involve a topographic change 
between lots. 
Finding: The project satisfies this standard. 

 
 

410-08-39 Autozone Brickyard Planned Development                      
  



Staff Analysis (Planned Development – modifying regulations; Section 21A.54.150.C) 
In approving any planned development, the planning commission may change, alter, modify or waive any 
provisions of this title or of the city's subdivision regulations as they apply to the proposed planned 
development. No such change, alteration, modification or waiver shall be approved unless the planning 
commission shall find that the proposed planned development:  

 
1. Will achieve the purposes for which a planned development may be approved pursuant to subsection A 

(planned development purpose statement) of this section (Section 21A.154);  
Analysis:  The proposed planned development provides a logical approach to the use of the existing 
vacant site.  The result is a development that is designed to accommodate both customers arriving in 
vehicles and on foot or mass transit.  Strict application of the design requirements of the CB ordinance 
would result in a development that includes a tall, pronounced retaining wall along 3300 South, which is 
not a preferred outcome.  With the recommended conditions of approval, the project will result in a 
creative approach to the use of land resulting in better design and development.  The building design 
closely coordinates with styles and forms of the surrounding buildings.  The landscape and site layout 
works to create a pleasing environment.  The purposes of a planned development are as follows: 

1. Creation of a more desirable environment than would be possible through strict application of 
other city land use regulations;  
2. Promotion of a creative approach to the use of land and related physical facilities resulting in 
better design and development, including aesthetic amenities;  
3. Combination and coordination of architectural styles, building forms and building relationships;  
4. Preservation and enhancement of desirable site characteristics such as natural topography, 
vegetation and geologic features, and the prevention of soil erosion;  
5. Preservation of buildings which are architecturally or historically significant or contribute to the 
character of the city;  
6. Use of design, landscape or architectural features to create a pleasing environment;  
7. Inclusion of special development amenities; and  
8. Elimination of blighted structures or incompatible uses through redevelopment or rehabilitation.  

Finding:  The project satisfies the purposes 1, 2, 3, and 6 for planned developments. 
 

2.  Will not violate the general purposes, goals and objectives of this title and of any plans adopted by the 
planning commission or the city council.  
Analysis:  The proposed planned development achieves the purposes for which planned developments 
were instituted by allowing the Planning Commission to modify standards to encourage development of 
a site with topographical constraints, and does not detract from the general purposes of the zoning 
ordinance or any plans, master plans or otherwise, adopted by the planning commission or city council. 
Finding:  The project satisfies this standard. 
 

Summary
The Planned Development process is intended to provide flexibility in the application of site design in order to 
achieve a result more desirable than through strict application of City land use regulations.  The proposed 
design achieves a compromise between pedestrian access, vehicle access, topography constraints, and 
compatibility with surrounding uses.  By approving the proposed development, a site that has sat vacant for 
many years will be developed and done so in manner that will complement the adjacent uses.  Realizing that the 
larger Brickyard center is not particularly pedestrian friendly, staff recommends a more comprehensive review 
of pedestrian facilities/improvements when the Brickyard center is redeveloped. 
 
Planning Staff recognizes this site as a difficult site to develop and supports the proposed design with the design 
modifications requested by the applicant.  Planning staff supports the project with the recommended conditions 
shown on the first page of this report. 
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This pad has been for Lease or for sale in innumerous forms and variations over the past
25 years. From our history with marketing this pad, we have deterrnined that we have a
number cf major obstacles to overcome.

The current zoning for this particular building pad is cB' while nearly everything
surrounding it is CS and does not have the stringent guidelines dictating set back or
glazing. The CB Zone requires the building to be set back no further than 16 feet from the
road to make it more appealing to pedestrian traffic. we would Iike to propose that the
building set back be waived in this instance for two reasons. First, 330b South is not a
pedestrian oriented thoroughfare. We do not have pedestrians roaming the streets actively
looking for retail windows to browse, so no one is benefits from a pedestrian orientation.
Second, the topography of the pad makes construction of a building within the 16 foot set
back extrernely cost prohibitive and aesthetically undesirable. In order to construcf a
structure in this location- we would need to take into consideration a grade change of l5
feet over a distance of 150 feet. This would require a retaining wall aileast l0 ftet tall
next to the side walk to provide a flat enough grade on which to build. It wor"rid also
require this wall to be structurally designed to create a structural bearing capacity for the
building Ifwe are allowed to set the building back offthe road as proposed, the building
can be constructed close to grade and the retaining wall could be reduced to
approximalely 5 feet. allowing for some landscaping between the side walk and the wall.

Furthermore, in the CB zone.. a requirement exists that the building be constructed with at
least 407o ofthe store front surface area being non-reflective glazing also no exterior wall
shall be built more than 15 feet long with the intemrption of a window. Again, we are the
only pad subject to these restrictions. The master plan ofthe city does not call for this,
and the other properties surrounding this pad are in the iess restrictive CS zone, Again we
do not have the foot traffic, in our opinion, to justify this pad being held to these
restrictions.

Auto Zone has modified its prototypical elevation to not only create visual continuitl,
with the Brickl.ard Plaza, but to make the exterior of their buildinq more invitins to those
iooking for the Brickyard Plazawhile driving down 3300 soutlr, tlus creating a new
retail presence.

We would request that the Planning Commission waive the set back re.quirement and the
glazing requirement as indicated on the attached plans. we would also iequest a minor
subdivisioq handled on a stalf level, to create a new tax parcel for the Auio Zone oad.
The proposed description is attached.
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ATTACHMENT ‘C’ 

SITE PHOTOGRAPHS: 

 

 

 

 

 

 

 

 

 

410-08-39 Autozone Brickyard Planned Development                      
  



Looking west at front 
of site 

Looking east at front 
of site 

Looking west at rear 
of site and adjoining 
parking lot north of 
site 

Looking north at 
existing Brickyard 
Center access 
driveway from 3300 
South 
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Looking northwest at 
site from intersection 
of access driveway 
and 3300 South 

Looking west at site 
from access drive 
median 

Looking southeast 
toward site from 
existing parking lot 

Looking southwest at site 
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Stewart, Casey

From: ltchon, Edward

Sent: Friday, June 20, 2008 9:24 AM

To: Stewart, Casey

Cc: Montanez, Karleen; Butcher. Larry

Subject: 1199 East 3300 South Auto Zone PD

Provide ifir hvdrants within 400 feet of all exterior walls,

6t20t2008

SC2891
Text Box
FIRE DEPARTMENT COMMENTS



Page 1 of 1

Stewart, Casey

From: Smith, Craig

Sent: Wednesday, July 02, 2008 '10:07 AM

To: Stewart, Casey

Subject: RE: Autozone store at Brickyard Plaza

Casey-
I am familiar with this location, My only interest from Engineering is that I do a pre-inventory of all public way(curb,
gutter, sidewalk) on 3300 South- other than that, Engineering is good to go.

From: Stewart, Casey

Sent: Wednesday, July 02, 2008 9:54 AM
To: Smith, Craig
Subjectr RE: Autozone store at Brickyard Plaza

Craig,

The attachments are all I have with the pro.leci at this point and I don't consider them to be civil plans. See what you

can them at this point

Thanks,

Casey Stewart
Principal Planner, SLC Planning Divislon
(801) 5s5.6260

Froml Smith, Craig
Sent; Wednesday, July 02, 2008 9:31 AM

To: Stewart, Casev

Subject: RE: Autozone store at Brickyard Plaza

Casey- I have not seen anything recently on a new Autozone building. I will be happy to respond from Engineering
if I could get a set of crvil plans.

Froml Stewaft, Casev
Sent: Wednesday, July 02, 2008 9:19 AM

To: Smith, Craig
Subject: Autozone store at Brickyard Plaza

t ur-*ort ing on a project for a proposed new Autozone building along 3300 South, near 1 199 East (south entrance
to Brickyard Plaza) Today is the final day for department comments. I will be discussing the project tonight with the
Sugar House Community Council and was hoping to have all of the department comments with me. Are you able to
provide those today yet?

Thanks,

Casey Slewarl
Pnldpal olannet SLC Plannng D;vtsion
(801) 535 6260
c as e v. stew a ft@ 9J Qg av a en
P.A. Box 145480
Salt Lake CiLy, UT u114-U80

71212008

SC2891
Text Box
ENGINEERING DEPT COMMENTS
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Stewart, Casey

From: Walsh, Barry

Sent: Thursday, June 19, 2008 6:08 PM

To: Stewart, Casey

Cc: Young, Kevin; Smith, Craig, Garcia, Peggy; ltchon, Edward; Butcher, Larry

Subject: Pet 410-08-39

Categories: Program/Policy

June 19, ?008

Casey Stewart, Planning

Re: Petiiion 4'10-08-39 Auto Zone Planned Development at 1199 E 3300 South (brickyard Plaza South Entrance)

The division of transportation review comments and recommendations are as follows:

Per our DRT review January 17,2008 some of the issues were: grades and retaining walls, setbacks, right turn
entry/exit only from the major brickyard entry drive, brick yard parking calculations cross easements and right of
way dedications along 3300 South for pedestrian walk with in the public way. There are minor detail review items
that will be covered in the final permit review process for ADA compliance - parking stalls, signs, ramps, etc.

Sincerely,

Barry Walsh

Cc Kevin Young, P.E.
Craig Smith, Engineering
Peggy Garcia, Public Utilities

' Ted ltchon, Fire
Larry Butcher, Permits
File

6t20t2008

SC2891
Text Box
TRANSPORTATION DEPT COMMENTS
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Stewart, Casey

From: Walkingshaw,Nole

Sent: Tuesday, June24,20087:11 AM

To: Stewart, Casey

Gc: Butcher, Larry

Subject: 1199 E 3300 S Petition 410-08-39 Auto Zone

Casey,

Building services has the following Comments:

r Building Services found no concerns with the proposed relief from the set backs or glazing requirements in

this instance.
o Building services recommends pedestrian walkways which inter-connect or enhance the existing

pedestrian access, strengthening the pedestrian activity at the center
o A complete Building and Zoning Review is required prior to permitting construction activities.

Thanks,
Nole Walkingshaw

Nole Walkingshaw
Salt Lake City Planning and Zoning
Senior Planner
801-535-7i28

6l?412008

SC2891
Text Box
BUILDING SERVICES DIVISION COMMENTS
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Suqarhouse Communifv Council Meetinq July 2' 2008

Petition: Proposed Development for Autozone store at Dr:lckyard Plaza

3300 South Steet, Salt Lake City, UT
Represented by:Nate Swain (Boyer Company)

Mr. Swain described the proposed 6,000 square foot retail foofprint of the Autozone store to be

located on 3300 South in the Briclryard Plaza- The developer is asking for relief fiorn several

design requirements of the CB Distict that ihe store is located lvithin. They ale asking that the

15 foot maximum setback be increased and that the percentage oftansparent glass required for
the sheet frontage ofthe store be reduced. It has been quite some tirne since tlis site had

anything on it and 1he Boyer Company is having trouble furding intcrcsted padies to locate on

this sito.

Trustee Comnt.ents:

Cabot Nelson: Cabot does not like the blank walls on tle tron-street front sides and would Itke to

see glass block or somothing that adds light and life to the other facades of the store. He would
also like to see moro brick articulation and detail to enliven the facades,

Grace Sperryl Grace questioned the need for the parking in the rear of tJre project since there is a

hemendous amount of unused stalls for the south side of Brickyard Plaza. Mr. Swain stated that

it is new parlcing required by the agreenent with flrs retail tenants of the Briokyard Plaza'

Sarah Carlson: Sarah questions tle need for aD 11 foot retaining wal1 and vrondered why the

store is not oriented toward the itgress theet or to the mall side'

Rawlins Young: Rawlins stated that the City's zoning ordinance reguires a walkable area and

why is the project not complying to make the site walkable (accessible) across fhe entire site.

Tbrs Autozone project must facilitate access to the rest of the site and Bricklard Plaza.

Derek Payre: Derek stated that the City is invested in rnaking proj ects within the CB zone scaled

properly, a minimal setback fronr. the sidewalk and with adequate visibilrty into the stores' This

project doe$ not rneet any ofthsse important zoning requirements. Althougft 3300 South is not a

walkable steet now, thc City has to staf somewhere and begin enforoing their own requirenents
jn orderto inrprove the waikability of the City.

Philip Carison; Phil would like to soo a mixed-use type projoot with muitiplo levels on the site

that urill generate a density and an increased level of sheet activify. This is tho only way we can

begin to make these parts of the City walkable'

Summary:
In a votitaken on the project, three (3) trustees were in favor of the development as proposed,

eleven (11) were opposed to tJre development as it was presented,
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Planning Commission Subcommittee

July 16,2008

Attendees:

Planning Commission: Babs De Lay, Mary Woodhead, and Kathy Scott

Planning Division Staff: Casey Stet'r,art

Applicant: Nate Swain; The Boyer Company

Background and Project Location: 1199 East 3300 South (Brickyard Plaza)

Presentation in summary including changes to the project: The Boyer Company is requesting a Conditional
Use approval for a Planned Development, u'hich w'ould include site development and a new building for an
Autozone. Currently the property is zoned Community Business (CB).

The proposal is being processed through the Planned Development revieu' because the appiicant seeks relief from
the fbllowing:

o The required ttaximutr building front sctback of 15 feet and the rear yard requirement of 10 feet.
o The required 40% glass content on the front building faqade
r Parking lot setback requirements
r Maximum length of a blank w.all (15 feeQ
r Perimeter and interior parking lot landscaping
o Grade change limits

Mr. Stewarl noted that the landscaping was less then the total 5o/o of the total parking area required by the
ordinance a:rd noted that the back strip does not count toward lhis.

Mr. Swain inquired if The Boyer Company added additional landscaping somewhere else in the Brickyard Plaza,
could that count tou,ard this calculation. The back of the buitding (north end) would also be landscaped to
visually enhance the w'indowlcss back wall of the building.

Commissioners agreed that though it could not count, it was a good stafi for positive environmental changes to
the Brickyard plaza, and r"'ould show the City that they were willing to upgrade the area.

Mr. Steu'art noted that there was an approximately 15 foot grade change on the property: the applicant would
place a terraced concrete retaining wall on 3300 South with landscaping as a bull'er.

Mr. Swain stated that Autozone uses every inch of interior wall space fbr inventory; it would be hard to give that
space up fbr glass windows, rvhich is why they want to waive it. He stated that glass block could be used on the
outside and lighted lrom the top and bottom to create the look ofmore glass.



Commissioners agreed that this was a good mitigation, and should no be a problem.

Commissioners commented that architecturally the design seemed to dry up along the nofih fagade, and the
building w'all length u'ithout a break (glass, door. architectural feature) exceeds 15 feet.

Mr. Swain noted that there was not a door because the deliverv access was on the side of the building. which was
u'hy they were using additional landscaping.

Mr. Swain stated that he had been working with Autozone and had encouraged them to use building materials to
match their faEade to the existing historic Brickyard Plaza struotures.

Commissioners agreed that that this u'ould help rejuvenate the backside of the Brickyard Plaza and they
appreciated that the Mr. Swain was w-orking with Autozone to help make this a more appealing project.

Commissioners inquired about traffic circulation. Mr. Swain noted that it would be a right in from the Brickyard
property parking 1ot and right out onto 3300 South access.

Conclusion:

r Commissioners agreed the grade change was not an issue.
r Commissioners agreed this development would be a huge improvement to the area, and hoped it

was the start ofa Iot ofpositive changes to the area.
o Commissioners suggested using native and low water plants for the landscaping.
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