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PLANNING COMMISSION STAFF REPORT 
Legislative Item 

 
Planning Division 

Department of Community 
and Economic Development 

 
Sugar House Streetcar 

Master Plan, Zoning Map and Text Amendments 
PLNPCM2012-00576 and PLNPCM2012-00577 

July 31, 2013 

Applicant

 

:  Mayor Ralph 
Becker 

Staff
801-535-7660 or 

:  Maryann Pickering 

maryann.pickering@slcgov.com 
 
Tax ID
 

:  N/A 

Current Zone

 

:  Various – see 
attachments for current zoning 

Master Plan Designation

 

:  
Various 

Council Districts

 

:  District 7 
represented by Søren Simonsen 
and District 5 represented Jill 
Remington Love 

Community Council

 

: Sugar 
House and Liberty Wells 

Lot Size
 

:  N/A 

Current Use
 

:  N/A 

Attachment
A. Updated Proposed 

Zoning Text Changes 

: 

B. Zoning Map Options A, 
B and C. 

C. Wasatch Choices 2040 
Template Form Based 
Code and the Streetcar 
Form Based Code 

D. Additional Information 
on Parking Requirements 

 

Request 
Mayor Ralph Becker is requesting approval to adopt new zoning regulations, change the zoning 
of certain parcels and modify the Sugar House Master Plan as part of Phase 1 of the Sugar 
House Streetcar Project.  The area is currently developed with a variety of residential and 
commercial uses.  There are several different zoning classifications currently identified for these 
parcels.  This type of project requires Zoning Text and Map Amendments and a Master Plan 
Amendment.  The subject properties are located in Council District 7, represented by Søren 
Simonsen and Council District 5, represented by Jill Remington Love. 

 

a. Master Plan Amendment

b. 

.  In order to make zoning changes above, the master plan needs 
to have new policies included in order to make the zoning consistent with the master plan.  
(Case number: PLNPCM2012-00577) 
Zoning Text and Map Amendment

 

.  In order to change the zoning text and map as noted 
above, a Zoning Text and Map Amendment is required to change the zoning of certain 
parcels and add a new section in the Zoning Ordinance in Chapter 27 outlining all of the 
new regulations for the parcels that will have their zoning changed.  (Case number: 
PLNPCM2012-00576) 

Recommendation 
Based on the findings listed in the staff report, it is the Planning Staff’s opinion that overall the 
project generally meets the applicable standards and therefore, recommends the Planning 
Commission transmit a favorable recommendation to the City Council relating to this request 
based on the following: 
1. The proposed changes are compatible with city wide policies related to land use, including: 

• Salt Lake City Futures Commission Report (1998) 
• Salt Lake City Urban Design Element (1990) 
• Salt Lake City Community Housing Plan (2012) 
• Salt Lake City Transportation Plan (1996) 
• Central Community Master Plan (2005) 
• Wasatch Choices 2040 (2011) 

2. The proposed changes update a portion of the Sugar House (2005) Master Plan; 
3. The proposed charges are generally consistent with the comments received during an 

extensive public participation process; and 
4. The proposed plans include best practices to guide future development along and adjacent to 

Sugar House Streetcar Line. 
5. The proposal furthers the purposes of the Title 21A; 
6. The proposal is consistent with the factors of consideration identified in ordinance 21A.50 for 

zoning text and zoning map amendments. 
 

Recommended Motion:  Based on the findings listed in the staff report, testimony and plans 
presented, I move that the Planning Commission transmit a favorable recommendation to the City 
Council relating to this request to amend the Sugar House Master Plan, Salt Lake City Zoning 
Ordinance and Zoning Map for station areas along and adjacent to the Sugar House Streetcar 
Corridor using Option   as the Zoning Map. 
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Follow Up from July 10, 2013 Planning Commission Meeting 
 
At the last Planning Commission meeting, there was some public comment regarding the proposed 
changes and a discussion between Planning staff and the Planning Commission regarding some of the 
items in the proposed zoning regulations.  The Planning Commission asked for staff to return with some 
option for some of the items that were discussed at the last meeting. 
 
Below are staff responses to the discussion from July 10: 
 
1. There was concern expressed by a few speakers at the public hearing about parking being limited 

to a maximum.  Their concerns were based on two reasons.  First, there is a shortage of parking 
in the Sugar House area in general and second, it may be difficult to attract some national 
retailers due to the limited amount of parking. 
 
Response: Staff would still advocate limiting parking in and around a transit oriented zoning 
district in order to encourage transit oriented development, but recognize the concerns that were 
stated.  Therefore, staff would propose that the parking minimum and maximums are kept the 
same as noted in the proposed zoning, however a process is provided to exceed the maximum 
limits. 
 
The best way to exceed the parking maximum is through the special exception process.  A 
statement has been incorporated into the proposed zoning regulations that allows for this process 
to occur.  At this time, the Zoning Ordinance provides the process for a special exception in 
Chapter 21A.52.  Adjacent neighbors who would be affected by the increased amount of parking 
would be notified of the request and both residents and property owners would have the 
opportunity to comment.  The item could then be approved administratively and if significant 
concerns are raised, then the item would be forwarded to the Planning Commission for decision. 

 
2. The building types section did not include a description of store front, while the tables showed it 

as a building type. 
 
Response: This was an error by staff and we have corrected it.  We have changed the title of 
vertical mixed use to store front and modified the description of this building type.  We have also 
added a line at the end of each description to note what zoning district each of the building types 
are allowed in as the development standards are the same for each of the building types.  All 
other references to store front have been updated as needed. 

 
3. Concerns were expressed about how the maximum parking requirement worked with parking 

structures that were intended to serve multiple parcels or uses or structures. 
 
Response: Staff has always been under the assumption that is a parking structure is provided; we 
would not limit it to the maximum amount of parking.  However, it was not clearly stated in that 
manner in the proposed zoning regulations so some language has been incorporated that allows 
parking structures with no limit to how many parking spaces can be provided. 

 
4. At the last meeting, there was discussion about the proposed zoning change for the Boys & Girls 

Club and the tennis court site, but after listening to the recording, it does not sound like there was 
clear direction at the meeting. 
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Response: We understand that the rezoning of these sites has been a concern to the community 
and especially those who live south of these two sites.  In response, we have provided three 
options for the zoning of these sites.  Each is detailed below with a revised map and also shown 
in Attachment B: 
 

Option A – rezone the tennis courts site and the Boys & Girls site to FB-SE 
 

 
 

Option B – rezone only the tennis court site to FB-SE 
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Option C – do not rezone either of the two sites and leave them as open space 
 

 
 
5. The colors on the regulating plan map in the proposed zoning regulations are difficult to 

decipher. 
 
Response: We agree and it has been modified with bright and different colors. 

 
In addition to the proposed changes discussed and noted above, a few minor other changes have been 
proposed to the text of the proposed zoning ordinance since the last meeting.  All of the changes are 
noted below in the order that they would appear in the proposed zoning regulations.  A revised proposed 
ordinance is also attached to this staff report. 
 
6. 21A.27.040.C – Regulating Plan Map updated with brighter colors (page 2 of 25) 

Please note that this map may be modified based on potential changes to the proposed zoning 
map at this Planning Commission meeting. 

 
7. 21A.27.040.D.1.a – Building Forms (page 3 of 25) 

 
a. Cottage Development: A unified development that contains two or more detached 

dwelling units with each unit appearing to be a small single-family dwelling with a 
common green or open space.  

 

Cottage Developments are allowed only in the FB-SE 
zoning district. 
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8. 21A.27.040.D.1.B – Building Forms (page 4 of 25) 
 

b. Row House: A series of attached single family dwellings that share at least one common 
wall with an adjacent dwelling unit.  A Row House development contains a minimum of 
three residential dwelling units.  Each unit may be on its own lot.  Parking can be located 
behind the residential structure or at the ground level of the building with living space 
located above it.  

 
Row Houses are allowed only in the FB-SE zoning district. 

9. 21A.27.040.D.1.c – Building Forms (page 4 of 25) 
 

c. Multi-Family Residential: A multi-family residential structure containing three or more 
dwelling units that may be arranged in a number of configurations.  

 

Multi-Family 
Residential Forms are allowed in either the FB-SE or FB-SC zoning districts. 

10. 21A.27.040.D.1.d – Building Forms (page 5 of 25) 
 

d. Vertical Mixed Use Store Front: A single or multi story building that contains a mix of 
commercial and/or office with residential uses.  

 

Store Fronts are allowed in either the FB-
SE or FB-SE zoning districts. 

11. Table 21A.27.040.G.3 – Building Form Standards Streetcar Core Sub-District (page 8 of 25) 
 

Permitted Building Forms 
Multi-Family and Store Front 

Building Height and Placement Multi-Family 
Residential Mixed Use Store Front 

 
12. Table 21A.27.040.G.4 – Building Form Standards Streetcar Edge Sub-District (page 10 of 25) 
 

Permitted Building Forms 
Cottage, Row House, Multi-Family and Store Front 

Building Height and Placement Row 
House 

Cottage 
Development 

Multi-
Family 

Residential 

Mixed 
Use 
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13. 21A.27.040.H.1.e – Building Configuration Standards Defined (page 11 of 25) 
 

Entry Feature permitted based on 
Building form type 
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14. 21A.27.040.M – Signs (page 17-19 of 25) 
 

Awning or Canopy Sign 
 

 

Specifications 
Quantity One per window. 

Width Equal to the width of the façade or the window they 
are located adjacent to. 

Projection 

No maximum depth from building façade, however 
for public and private properties, design subject to 
mitigation of rainfall and snowfall runoff, conflict 
avoidance with tree canopies, and issuance of 
encroachments permits where required.  The 
awning or canopy can project a maximum of two 
feet into the streetcar corridor. 

Clearance Minimum of 10 feet of vertical clearance. 
Letters and 
Logos Allowed on vertical portions of sign only. 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  All signs are subject to the requirements 
of the revocable lease permitting process. 

 

Construction Sign, 
(see definition in 
21A.46) 

Specifications 
Quantity One per construction site. 
Height Maximum of 8 feet. 
Area Maximum 64 square feet. 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  Private property or a public street or 
streetcar corridor. 

 

Private Directional Sign 
(see definition in 
21A.46) 

Specifications 
Quantity No limit. 
Height Five feet. 
Restriction May not contain business name or logo 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  All signs are subject to the requirements 
of the revocable lease permitting process.  Private 
property or a public street or streetcar corridor per 
the requirements of the revocable lease permitting 
process. 
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Projecting Sign 
 

 

Specifications 

Quantity One per leasable space.  Leasable spaces on corners 
may have two. 

Clearance Minimum of 10 feet above sidewalk/walkway. 
Area Six square feet per side, 12 square feet total. 

Projection 
Maximum of four feet from building façade for 
public and private streets.  Maximum of two feet 
within the streetcar corridor. 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  All signs are subject to the requirements 
of the revocable lease permitting process.  Private 
property or a public street or streetcar corridor per 
the requirements of the revocable lease permitting 
process. 

 

Projecting Parking Entry 
Sign 
(see projecting sign 
graphic) 

Specifications 
Quantity One per parking entry. 
Clearance Minimum of 10 feet above sidewalk/walkway. 
Height Maximum of two feet. 
Area Four square feet per side, eight square feet total. 

Projection 
Maximum of four feet from building façade for 
public and private streets.  Maximum of two feet 
within the streetcar corridor. 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  All signs are subject to the requirements 
of the revocable lease permitting process.  Private 
property or a public street or streetcar corridor per 
the requirements of the revocable lease permitting 
process. 

 

Public Safety Sign 

Specifications 
Quantity No limit. 
Height Maximum of six feet. 
Area Eight square feet. 
Projection Maximum of one foot. 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  All signs are subject to the requirements 
of the revocable lease permitting process.  Private 
property or a public street or streetcar corridor per 
the requirements of the revocable lease permitting 
process. 
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Real Estate Sign 
 

 

Specifications 

Quantity One per leasable space.  Leasable spaces on corners 
may have two. 

Height Maximum of four feet for residential signs. 
Maximum of six feet for commercial signs. 

Area 
Eight square feet is the maximum for residential. 
16 square feet is the maximum allowed for 
commercial. 

Location 
Permitted 

Private property or a public street.  Signs can face 
the streetcar corridor but must be located on private 
property.  All signs are subject to the requirements 
of the revocable lease permitting process.  Private 
property or a public street or streetcar corridor per 
the requirements of the revocable lease permitting 
process. 

 

Window Sign 
 

 

Specifications 
Quantity 1 per window 
Height Maximum of three feet. 

Area Maximum of 25% of window area. 

Location 
Permitted 

Private property or a public street or streetcar 
corridor per the requirements of the revocable 
lease permitting process. 

 
15. 21A.27.040.O. – Parking Regulations (page 21 of 25) 
 

3. Maximum Parking Requirement: The maximum parking requirement is equal to the 
minimum off street parking requirements found in chapter 21A.44

 

.  Parking in excess of 
the maximum allowed may be granted as a special exception by the planning commission 
subject to the special exception standards in chapter 21A.52 of this title.  The planning 
commission will approve, approve with conditions, or deny the request pursuant to 
chapter 21A.52 of this title. 

16. 21A.27.040.O – Parking Regulations (page 21 of 25) 
 

5. Parking Structures or Garages:  The maximum parking requirement does not apply to 
parking structures or garages that serve multiple parcels or uses or structures that provide 
off-site parking 

 
17. 21A.27.040.P – Permitted Uses (page 24 of 25) 
 

‘Dwelling, rooming (boarding) house’ has been removed from the list of permitted uses. 
 
Meeting Notification for July 31, 2013 Planning Commission Meeting 
 
The public hearing on July 10, 2013 was closed that evening.  Therefore, no notices were mailed to 
adjoining property owners and residents and the notice was not published again in the newspaper.  The 
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agenda was sent out through the Planning Division’s listserve and the agenda was posted on the City and 
State websites. 
 
Notice of the public hearing for the proposal includes: 

• Public hearing notice posted on City and State websites on July 18, 2013. 
• Public hearing notice emailed to the Planning Division listserve on July 18, 2013. 

 
Analysis and Findings 
The analysis and findings for the master plan changes, zoning map changes and zoning text changes 
have not changed since presented in the last staff report.  Please refer to the report from the May 22, 
2013 for the full analysis: 
 
http://www.slcdocs.com/Planning/Planning%20Commission/2013/576.pdf 
 
Commission Options 
The proposed Sugar House Streetcar Zoning and Master Plan Amendment project is a reflection of the 
community’s vision for streetcar corridor.  The creation of the plan was done with the visioning process 
completed a few years ago as the basis of the regulations and standards.  Once these items were 
identified, a series of best practices that were applicable to the community’s vision were incorporated 
into the plan to guide future development in a manner that can help turn the community vision into 
reality.  While there are many options in terms of how to address land use, the draft Sugar House 
Streetcar Zoning and Master Plan Amendment represent the preferred option of the community and 
Planning Division staff.  Other options are: 
 

• Make no changes to the existing master plan and development regulations and allow 
development to continue in the manner that it currently is; 

• Make consistent changes that would apply to the entire corridor; and 
• Make limited changes to streetcar corridor only adjacent to the streetcar line. 

 
After analyzing the comments from the community, the desire for a different type of development along 
the streetcar corridor eliminated the option to make no changes.  If the proposed Sugar House Streetcar 
Zoning and Master Plan Amendment were not adopted, the existing policies and regulations would 
remain in effect.  Community input and existing conditions indicate that there are unique situations and 
characteristics of this area that a one size fits all approach could not capitalize on the unique assets in 
and around the streetcar corridor.  Making limited changes near the streetcar corridor only would not 
provide enough land area to accommodate future projected growth. 
 
Potential Motions 
Consistent with Staff Recommendation: Based on the findings listed in the staff report, testimony and 
plans presented, I move that the Planning Commission transmit a favorable recommendation to the City 
Council relating to this request to amend the Sugar House Master Plan, Salt Lake City Zoning 
Ordinance and Zoning Map for station areas along and adjacent to the Sugar House Streetcar Corridor. 
 
Not Consistent with Staff Recommendation: Based on the testimony, plans presented and the 
following findings, I move that the Planning Commission transmit a negative recommendation to the 
City Council relating to this request to amend the Sugar House Master Plan, Salt Lake City Zoning 
Ordinance and Zoning Map for station areas along and adjacent to the Sugar House Streetcar Corridor.  

http://www.slcdocs.com/Planning/Planning%20Commission/2013/576.pdf�
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Attachment A 
Updated Proposed Zoning Text Changes 
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Attachment B 
Zoning Map Options A, B and C 
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Attachment C 
Wasatch Choices 2040 Template Form Based Code 

and the Streetcar Form Based Code 
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Attachment D 
Additional Information on Parking Requirements 
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