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PLANNING COMMISSION STAFF REPORT 
ADMINISTRATIVE ITEM 

 
Planning Division 

Department of Community and 
Economic Development 

   
Renegade Oil  

Conditional Use PLNPCM2011-00045  
1141 South 3200 West 

13 April 2011 

Applicant:  Gerald Pezely, 
Owner 
 
Staff:  John Anderson, 535-
7214, 
john.anderson@slcgove.com 
 
Tax ID:  15-09-301-002 
 
 
Current Zone:  M-1 
 
Master Plan Designation:   
West Salt Lake Master Plan 
Industrial 
 
Council District: Council 
District 2, Van Turner 
 
Community Council: 
Glendale  
 
Lot Size:   
1.27 acres 
 
Current Use: Industrial      
 
Applicable Land Use 
Regulations: 
• Chapter 21.28 
• Section 21A.54.080 
 
 
Attachments: 

A. Site Plan & Elevation 
Drawings. 

B. Photographs 
C. Additional Applicant 

Information 

Request 
The applicant, Gerald Pezely, is the owner of Renegade Oil Inc. and is requesting 
conditional use approval for improvements to his existing solid waste transfer 
station located at 1141 South 3200 West. The parcel is in the M-1 (Light 
Manufacturing) District. Conditional use approval is required because the requested 
use, a solid waste transfer station, is a conditional use in the M-1 district. The 
Planning Commission is the final decision-making authority for conditional uses. 
 
Recommendation 
Based on the analysis and findings, the Planning Staff recommends  the Planning 
Commission approve the conditional use approval for a solid waste transfer station 
at 1141 South 3200 West be granted subject to the following conditions: 

1. Review is required from the State of Utah’s Division of Solid and 
Hazardous Waste and the Salt Lake Valley Health Department as indicated 
by Salt Lake City’s Environmental Performance Standards in Section 
21A.36.180 of the Zoning Ordinance. 

 
Recommended Motion 
Based on the findings listed in the staff report and the testimony heard, I move that 
the Planning Commission approve the proposed expansion of the conditional use 
for a solid waste transfer station with the following condition: 
 

1. Review is required from the State of Utah’s Division of Solid and 
Hazardous Waste and the Salt Lake Valley Health Department as indicated 
by Salt Lake City’s Environmental Performance Standards in Section 
21A.36.180 of the Zoning Ordinance prior to the issuance of a permit. 
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VICINITY MAP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Background 
 

Project Description    
 
  The proposed development consists of facilities to intake and process liquid and solid wastes from carwashes, 
drainage basins, and restaurants. Solid wastes are dried on an outdoor concrete bed and then hauled off site to a 
landfill. Liquid wastes are stored in indoor tanks and processed within the building; solids are then hauled off-
site and liquids are discharged into the sanitary sewer system. Grease is processed indoors, recycled and sold 
and transported off-site. 

Project Details 
Regulation Zone Regulation Proposal 

Use Light Industrial Light Industrial 

Density/Lot Coverage N/A N/A 

Height 65 feet 6 feet 

Front/Corner Yard Setback 15 feet Proposal is for a new tank on 
the property to be located 
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completely in the rear yard. 
There will be no work 
completed within or near the 
required front yard setback. 

Rear Yard Setback None 3 feet from rear property line. 

Side Yard Setback none 3 feet from south side property 
line and located 122 feet from 
the north property line. 

 

Public Notice, Meetings and Comments 
The applicable application information and a request for comment was sent to the Glendale Community Council 
on 14 February 2011. No response was received. No comments have been received from the public regarding 
this proposal. 
 
Notice of the public hearing for the proposal includes: 

• Public hearing notice mailed on 4 April 2011. 
• Public hearing notice posted on property on 31 March 2011. 
• Public hearing notice posted on City and State websites on _____. 
• Public hearing notice emailed to the Planning Division list serve on ____. 

 

City Department Comments   
The comments received from pertinent City Departments / Divisions are attached to this staff report in 
Attachment C.  The Planning Division has not received comments from the applicable City Departments / 
Divisions that cannot reasonably be fulfilled or that warrant denial of the petition.   
 
 
Police Review 
No comments 
 
Public Utilities—Justin Stoker (801)483-6786 
No comments 
 
Zoning Review—Alan Hardman (801)535-7742 
This proposal was reviewed by the Development Review Team on January 3, 2011. The two major issues 
discussed were Conditional Use approval from Planning Commission and Public Utilities approval.  
 
Transportation Review—Barry Walsh (801)535-6630 
The division of transportation review comments and recommendations are for approval as follows: Per our DRT 
review 01/03/2011 for a "Transfer pad" (recycle grease interceptor waste from truck to tank) we found no 
impact to the existing parking or traffic circulation, and no intensification to the site functions. 
 
Engineering Review- Scott Weiler (801)535-6159 
No comments. 
 
Fire Review 
No comments 
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Analysis and Findings 
 

Findings 
21A.54.080 B. Specific Standards: A conditional use permit shall be approved unless the evidence presented 
shows that one (1) or more of the standards set forth in this subsection cannot be met. The Planning 
Commission, or, in the case of administrative conditional uses, the Planning Director or the Director's designee, 
may request additional information as may be reasonably needed to determine whether the standards of this 
subsection can be met.   
 

1. Master Plan and Zoning Ordinance Compliance: The proposed conditional use shall be: 
 

a. Consistent with any policy set forth in the City-Wide, Community, and Small Area Master plan 
and future land use map applicable to the site where the conditional use will be located, and 

 
b. Allowed by the zone where the conditional use will be located or by another applicable provision 

of this title. 
 

Analysis:  The West Salt Lake Community Master Plan’s future land use map provides direction on the 
future development in the area where the subject parcel is found. Specifically, the subject property is 
designated with a future land use of “industrial.” The proposed use is consistent with this master plan 
and is conditionally permitted in the M-1 zoning district. 
 
 
Finding:  The proposed expansion of an existing conditional use does fit within the description noted in 
the West Salt Lake Community Master Plan. 
 
 

2. Use Compatibility: The proposed conditional use shall be compatible with the character of the site, 
adjacent properties, and existing development within the vicinity of the site where the use will be 
located. In determining compatibility, the Planning Commission shall consider: 

 
a. Whether the street or other means of access to the site where the proposed conditional use will be 

located will provide access to the site without materially degrading the service level on such 
street or any adjacent street; 

b. Whether the type of use and its location will create unusual pedestrian or vehicle traffic patterns 
or volumes that would not be expected with the development of a permitted use, based on: 

 
i. Orientation of driveways and whether they direct traffic to major or local streets, and, if 

directed to local streets, the impact on the safety, purpose, and character of these streets; 
ii. Parking area locations and size, and whether parking plans are likely to encourage street side 

parking for the proposed use which will adversely impact the reasonable use of adjacent 
property; 

iii. Hours of peak traffic to the proposed use and whether such traffic will unreasonably impair 
the use and enjoyment of adjacent property; and 

iv. Hours of operation of the proposed use as compared with the hours of activity/operation of 
other nearby uses and whether the use, during hours of operation, will be likely to create 
noise, light, or other nuisances that unreasonably impair the use and enjoyment of adjacent 
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property; 
c. Whether the internal circulation system of any development associated with the proposed use 

will be designed to mitigate adverse impacts on adjacent property from motorized, non-
motorized, and pedestrian traffic; 

d. Whether existing or proposed utility and public services will be adequate to support the proposed 
use at normal service levels and will be designed in a manner to avoid adverse impacts on 
adjacent land uses, public services, and utility resources; 

e. Whether appropriate buffering or other mitigation measures, such as, but not limited to, 
landscaping, setbacks, building location, sound attenuation, odor control, will be provided to 
protect adjacent land uses from excessive light, noise, odor and visual impacts and other unusual 
disturbances from trash collection, deliveries, and mechanical equipment resulting from the 
proposed use; and  

f.  Whether detrimental concentration of existing non-conforming or conditional uses substantially 
similar to the use proposed is likely to occur, based on an inventory of uses within one-quarter 
(1/4) mile of the exterior boundary of the subject property. 

 
Analysis: The subject parcel is located in a heavily industrialized area with all adjacent properties 
also located in the M-1 Light Manufacturing District. To the south runs a large high voltage power line 
owned by Rocky Mountain Power; the property below the power line is currently being used for outdoor 
storage. Other adjacent properties have been developed with various industrial or manufacturing related 
uses. The subject property is entirely fenced. 
 
Access to the site will be via 3200 West which has a direct connection to California Avenue which has 
been designated as an arterial street in the Transportation Master Plan. The proposed expansion of the 
existing waste transfer station is rather minor in nature and as indicated by the Transportation Division, 
there would be no foreseeable impact on the service levels of any surrounding roads, and the parking lot 
as designed will continue to function adequately. 

 
Public Utilities has reviewed and approved the proposed site plan and has not indicated any deficiencies 
with the utilities that will continue to serve the site.  
 
Finally, because a majority of the parcels within a quarter mile radius are vacant or have been developed 
in various manufacturing and industrial uses and because there have been no zoning enforcement cases 
filed against the existing company, staff is of the opinion that there is no evidence of an existing 
“detrimental concentration of existing non-conforming or conditional uses,” nor evidence that this is 
likely to occur. 
 
 
Finding:  The existing use and its proposed expansion is compatible with the character of the site, 
adjacent properties, and existing development within the vicinity of the site where the use will be 
located. 

 
 
3. Design Compatibility: The proposed conditional use shall be compatible with the character of the area 

where the use will be located with respect to: 
 

a. Site design and location of parking lots, access ways, and delivery areas;  
b. Whether the proposed use, or development associated with the use, will result in loss of privacy, 

objectionable views of large parking or storage areas; or views or sounds of loading and 
unloading areas; and 
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c. Intensity, size, and scale of development associated with the use as compared to development 
and uses in the surrounding area. 

d. If a proposed conditional use will result in new construction or substantial remodeling of a 
commercial or mixed-used development, the design of the premises where the use will be located 
shall conform to the conditional building and site design review standards set forth in Chapter 
21A.59 of this title. 

 
Analysis: The site includes a mason block building that is 8,000 square feet in size. There is also an 
existing garage in the northeast corner of the property similar to the main front building that is 1,886 
square feet. There is also an existing tank farm and an existing tank. The proposed expansion would add 
another tank that is approximately 1,138 square feet. The tank is a concrete bed that will be used for the 
processing of solid waste materials.  
 
Finding:  The proposed site design, building design, intensity and scale of the proposed expansion are 
consistent with the regulations of the M-1 zoning district and with the development of the current site 
and compatible with the surrounding parcels. 
 

 
4. Detriment to Persons or Property: The proposed conditional use shall not, under the circumstances of 

the particular case and any 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 proposed use shall: 

 
a. Not emit any known pollutant into the ground or air that will detrimentally affect the subject 

property or any adjacent property; 
b. Not encroach on any river or stream, or direct runoff into a river or stream; 
c. Not introduce any hazard or potential for damage to an adjacent property that cannot be 

mitigated; 
d. Be consistent with the type of existing uses surrounding the subject property; and 
e. Improve the character of the area by encouraging reinvestment and upgrading of surrounding 

properties. 
 

Analysis: There is no direct evidence that the proposed use will emit any known pollutant into the 
ground or air that will detrimentally affect the subject property or neighboring properties. Nor is there 
any evidence that the use will encroach on or direct runoff into any river or stream as there are none 
located adjacent to the property. The concrete bed is sloped so that materials would drain to a catch 
basin at the end of the bed; all other materials would be stored in tanks.  
 
As indicated in Section 21A.36.180 of the Zoning Ordinance, Salt Lake City has certain environmental 
performance standards that must be met. As a condition of approval, the applicant would be required to 
demonstrate to the Planning Division that the proposed use has been reviewed and approved by both the 
Salt Lake Valley Health Department and the State of Utah Division of Solid and Hazardous Waste as 
required for “toxic substances” prior to the issuance of any permits. 
 
Finding:   The use requested is generally consistent with the surrounding uses, which are 
predominately manufacturing, truck freight terminals and outdoor storage-oriented.  
 

 
 

5. Compliance with Other Applicable Regulations: The proposed conditional use and any associated 
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development shall comply with any other applicable code or ordinance requirement. 
 

Analysis: The applicant must demonstrate to staff, as a condition of approval, that the proposal has 
been reviewed, or does not require review, from both the Salt Lake Valley Health Department and the 
State of Utah Division of Solid and Hazardous Waste prior to the issuances of any permits. 
 
Finding:   Proposal will be compliant with all other applicable regulations after completing all 
conditions of approval. 

 

Board/Commission Options  
 
If the conditional use is approved the applicant may then proceed to submit an application for a building permit 
to construct the new tank. Any conditions listed in the Planning Commission’s motion would be applicable 
prior to the issuance of a building permit.  
 
If the conditional use for the proposed expansion is denied, the business as it currently exists would be able to 
continue to operate as they have in the past. The applicant has applied for an expansion of 1.140 square feet to 
his business which occupies the 1.27 acre parcel. The applicant could potentially apply to build a smaller 
expansion of the business and if it is less than 1,000 square feet a new conditional use approval would not be 
required.  
 

Potential Motions 
The motion recommended by the Planning Division is located on the cover page of this staff report.  The 
recommendation is based on the above analysis.  Conditional uses are administrative items that are regulated by 
State Law as well as City Ordinance.  State law 10-9a-507 Conditional Uses states that “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.  If the Planning Commission determines that this is the case, then the Planning Commission must 
make findings related to specific standards, identify the reasonably anticipated detrimental effects, and find that 
the detrimental effects cannot be reasonably mitigated.  Below is a potential motion that may be used in cases 
where the Planning Commission determines a conditional use should be denied. 
 
 
Not Consistent with Staff Recommendation: Based on the testimony, plans presented and the following 
findings, I move that the Planning Commission deny the conditional use to allow a solid waste transfer station, 
located at 1141 South 3200 West.  The proposed conditional use will create (list the detrimental effects) which 
cannot be reasonably mitigated. Therefore, the proposed conditional use is not compliant with the following 
standards: 

1. Compliant with Master Plan and Zoning Ordinance. 
2. Compatible with the character of the site, adjacent properties, and existing development within the 

vicinity of the site where the use will be located. 
3. Compatible with the character of the area where the use will be located 
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4. Will not, under the circumstances of the particular case and any 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.  

5. The proposed conditional use and any associated development shall comply with any other applicable 
code or ordinance requirement. 
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Attachment A 
Site Plan and Elevation Drawings 
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Attachment B 
Photographs 
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Looking at the 
main building 
which is 
located on the 
east side of 
3200 West.  

 
Looking 
towards the 
rear of the 
parcel where 
the proposed 
expansion 
would be 
located.  

 



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
14 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Attachment C 

Additional Applicant Information 



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
15 

 



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
16 

 



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
17  



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
18 

 



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
19 

 



PLNPCM2011-00045 Renegade Oil Conditional Use   Published Date:  8 April 2011 
20 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 


	PLANNING COMMISSION STAFF REPORT
	Request

	Background
	Project Description
	Project Details

	Public Notice, Meetings and Comments
	City Department Comments

	Analysis and Findings
	Findings

	Board/Commission Options
	Potential Motions


