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451 SOUTH STATE STREET, ROOM 406  WWW.SLCGOV.COM 
PO BOX 145480 SALT LAKE CITY, UT 84114-5480  TEL  801-535-7757  FAX  801-535-6174 

PLANNING DIVISION 

COMMUNITY & ECONOMIC DEVELOPMENT 

Staff Report  
 

 

To: Salt Lake City Planning Commission 
 
From:  Daniel Echeverria, 801-535-7165, daniel.echeverria@slcgov.com  
 
Date: November 6, 2014 
 
Re: PLNSUB2014-00439/00441 Sugar House Townhomes Planned Development and Preliminary 

Subdivision 

Planned Development & Preliminary Subdivision 
 

PROPERTY ADDRESS: 2204 S 800 East 
PARCEL ID: 16-20-107-024 
MASTER PLAN: Sugar House  
ZONING DISTRICT: RMF-35, Moderate Density Multi-family Residential  
 
REQUEST: Wayne Corbridge, representing Sego Homes, is requesting approval from the City to develop 

a 4-unit attached single-family (“townhome”) development at 2204 S 800 East. The 
applicant is requesting to modify the requirement that the proposed lots have street 
frontage, and is also requesting modifications to setbacks and lot size standards. The 
purpose of these modifications is to align the homes so that they face the Sugar House 
Streetcar Greenway. This type of project requires Planned Development and Preliminary 
Subdivision approval. The property is zoned RMF-35, Moderate Density Multi-family 
Residential, and is currently occupied by a vacant single-family residence. The subject 
property is within Council District 7, represented by Lisa Adams. (Staff contact: Daniel 
Echeverria at 801- 535-7165 or daniel.echeverria@slcgov.com. Case numbers PLNSUB2014-
00439/00441) 

 
RECOMMENDATION (Planned Development, Subdivision, and Zoning Amendment):  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 approve the Preliminary 
Subdivision and Planned Development request.  
Staff recommends the following motion: 
 
Based on the information in the staff report, public testimony, and discussion by the Planning Commission, I 
move that the Planning Commission approve the Preliminary Subdivision and Planned Development request as 
proposed. In order to comply with the applicable standards, the following conditions of approval apply:  

1. The applicant shall comply with all other Department/Division conditions attached to this staff report.  
2. The applicant shall file a final subdivision plat for approval by the City. 
3. The applicant shall record the associated document that discloses future private infrastructure costs 

and shall reference said document on the plat in compliance with 21A.55.170. 
4. The applicant shall provide landscaping plans that comply with 21A.48.055 “Water Efficient 

Landscaping” for building permit approval. 
5. Fencing located adjacent to the streetcar corridor greenway shall comply with the sight distance 

requirements of 21A.40.120.E.  
6. Final approval authority shall be delegated to the Planning Director based on the applicant’s 

compliance with the standards and conditions of approval noted in this staff report. 
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ATTACHMENTS: 

A. Vicinity Map 
B. Site Plans 
C. Building Elevations 
D. Additional Applicant Information 
E. Property Photographs 
F. Existing conditions 
G. Analysis of Standards – Planned Development 
H. Analysis of Standards – Preliminary subdivision 
I. Public Process and Comments 
J. Department Review Comments 
K. Motions 

 
PROJECT DESCRIPTION: 
The applicant is requesting approval from the City to develop a four (4) lot attached single-family 
(“townhome”) development at approximately 2204 S 800 East.  The property is directly adjacent to the 
Sugar House Streetcar “S-Line” Greenway and is currently occupied by a vacant single-family home. The 
applicant is proposing to configure the associated four new lots so that each residence faces the streetcar 
line greenway, as opposed to 800 East. Since the streetcar right-of-way is not considered a public street 
and all lots are required to have frontage on a public street by the Zoning Ordinance, the applicant is 
requesting to modify that standard for this project. Additional zoning modifications are requested to the 
front and rear setbacks and minimum lot size, due to the configuration of the homes in relation to 800 
East and the streetcar line. These modifications are discussed in detail in the following “Key Issues” 
section.  
 
The developer must meet certain Planned Development purposes in order to modify the requested zoning 
standards through this process. The developer has provided documentation about how the development 
will meet those purposes in Attachment D. Discussion of the proposed modifications in relation to the 
required purposes is located under the Key Issues section below, as well as in Attachment G. 
 
KEY ISSUES: 
The key issues listed below have been identified through the analysis of the project, neighbor and community 
input and department review comments. 
 

1. Frontage of Lots on the Sugar House Streetcar Right-of-way  
2. Modification of Required Yards 
3. Modification of Lot Size 

 
Issue 1 – Frontage of Lots on the Sugar House Streetcar Right-of-Way 
The Salt Lake City Zoning Ordinance in section 21A.36.010.C requires that “all lots front on a public 
street unless specifically exempted from this requirement by other provisions of this title.” The intent 
of this regulation is to ensure orderly development that can be easily accessed and is visible from 
public streets. The lack of such a regulation before zoning standards were adopted allowed for 
haphazard development that was sometimes tucked away behind other properties and structures and 
hidden from public view. These developments were often accessed on substandard private roads 
which were difficult to access for emergency vehicles and were served by inadequate utility 
infrastructure. However, in some cases it is appropriate to modify this street frontage standard 
through the Planned Development process if such a modification will result in a better development 
result. 
 
In this case, the developer is requesting a modification of the street frontage requirement in order to 
align the proposed lots so that each residence will face the abutting Sugar House Streetcar “S-Line 
Greenway.” (Please see Attachment B for the proposed lot configuration.) The greenway was 
designed to encourage bicycle and pedestrian use of the streetcar corridor, and to beautify the 
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previously abandoned and ignored rail corridor. Configuring the lots in this manner will allow for the 
front facades of the proposed townhomes to be oriented toward this greenway. Configuring the 
properties this way can help increase the visibility of activity on the greenway, potentially increasing 
the safety of this public space. Additionally, embracing this public open space through this design of 
the proposed buildings helps create a more pleasing environment for both the residents and users of 
the greenway in accordance with one of the purposes required for approval of a Planned 
Development. Strict application of the zoning ordinance would not allow this development to be 
designed in this manner and would not require design features, such as windows, doorways, and 
patios, on the side of the development facing the greenway. As such, staff recommends modification 
of the frontage standard as it will result in a better product and an enhanced development.  
 
Necessary vehicle and pedestrian access can be a concern for properties that do not have public 
street frontage. However, in this case, adequate vehicle access to each property would be preserved 
by the proposed shared driveway on the north side of the development, with long-term maintenance 
shared by the property owners through a home owners association. Additionally, pedestrian access is 
being provided by a shared walkway along the south property line that will also be maintained by the 
home owners association. 

 
Issue 2 – Modification to Required Yards  

 
The development requires a number of modifications to dimensional zoning standards in order to 
allow for the orientation of the buildings toward the streetcar greenway. The requested modifications 
generally allow for a better development than would otherwise be allowed by strict application of the 
zoning ordinance. Furthermore, in accordance with the purposes for a planned development, the 
development incorporates design features that will help create a more pleasing environment and 
results in an improved building relationship to the streetcar greenway. The modifications are 
discussed below. 
 
Lot 1 Rear Yard Modification to 0 (Zero) Feet 
In addition to the modification to the requirement for street frontage, the configuration of the homes 
results in the need for modifications to the normal yard requirements for some of the lots. Since the 
primary entrance and front façade of the home on Lot 1 faces 800 East, the rear yard is opposite that 
side of the home and thus needs to be modified from 20’ to 0’ as this is the side of attachment to the 
abutting residence. This modification preserves visual interest through front façade features, such as 
the entrance, porch, and windows, along 800 East, while at the same time allowing the other lots in 
the development to create visual interest along the abutting greenway.  
 
Lots 2, 3, & 4 South Yard of ~13’ Feet 
The front facades of the homes on lots 2, 3 and 4, face south toward the streetcar greenway. Each 
front façade is set back at least approximately 13’ from the corridor, creating at least a 13’ yard on the 
south. This complies with the zoning standard 21A.24.010.H, which requires a minimum 12’ side 
yard for homes that have a side yard entrance as opposed to a front yard entrance. However, the 
development orientation suggests that the front yard should be considered this south yard as the 
front façade features are located on this side of the lots. In this case, the homes would normally need 
to be set back 20’ from the south property line. 
 
The 20’ front yard setback established for the RMF-35 zone was intended to ensure that new 
development would maintain compatibility with existing residential development patterns of 20’ 
deep yards along streets. A full 20’ minimum setback from the greenway would not be necessary for 
compatibility as there is no established 20’ yard development pattern along the greenway, and for 
most of the development along the corridor the property line closest to the greenway functions as a 
side or rear yard. The proposed configuration serves to embrace the greenway, rather than ignore it, 
as would otherwise occur if this yard was treated simply as a side yard for the side of the building. 
Additionally, the limited setback allows for the addition of open porches and balconies that provide 
depth and break up the façade providing visual interest. Given the relationship of the buildings to the 
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greenway, staff finds that the setbacks as proposed are contextually appropriate and improve the 
design of the development, and is recommending approval of the proposed setbacks. 
 
Issue 3 - Lots 2 & 3 Lot Size Modification to ~2,000 Square Feet 
The minimum lot size for lots containing single family attached dwelling in the RMF-35 zoning 
district is 3,000 square feet. The property is approximately 11,545 square feet in size, which is under 
the minimum lot size of 12,000 that would be required for four single family attached dwellings. 
However, City ordinance allows properties to count one half of the width of adjacent alleys when 
calculating lot areas. The portion of the alley that is adjacent to the subject property is approximately 
75 feet by 20 feet wide, with a total of area of approximately 1,500 square feet.  One half of that area 
equals 750 square feet.  When this amount is added to the total lot area, it equals approximately 
12,295 square feet, which would be enough lot area for a total of 4 single family attached dwellings.   
 
The Planned Development process allows the Planning Commission to modify the dimensions of the 
lots and the lot areas of individual lots, but not increase the permitted number of units.  This means 
that the Planning Commission may approve smaller lot sizes than what the minimum is provided the 
overall density of the project does not exceed the maximum permitted number of units. Lots 1 and 4 
meet this minimum at approximately 3,800 square feet each, but lots 2 and 3 are under this 
minimum at approximately 2,000 square feet each. Despite being under the minimum lot size, the 
development maintains compliance with the density limit of 3,000 square feet per dwelling unit. The 
minimum lot size is proposed to be modified as it is not ideal to develop the attached single-family 
homes with lots much wider than 26’ due to the normal width of such homes. In addition, the depth 
of the property does not make possible the incorporation of sufficient additional lot area for zoning 
compliance for the middle lots. Staff recommends approval of this modification as this modification 
will allow for a better design and more efficient use of land than would otherwise be possible without 
this modification.  

 

DISCUSSION: 
As discussed above and in attachment G, the proposal generally meets the standards for a Planned 
Development and provides a better product than would be allowed with strict application of the zoning 
ordinance. Specifically, the proposed modifications allow the development to embrace the open space along the 
greenway corridor, as opposed to ignoring the greenway as development along this section of the corridor 
currently does. The proposal is a desirable development configuration and helps make the greenway a more 
attractive and safe public amenity. As such, staff is recommending approval of the proposed development. 
 
NEXT STEPS: 
 
Planned Development/Subdivision Approval 
If the Planned Development and associated Preliminary Subdivision are approved, the applicant will need to 
need to comply with the conditions of approval, including any of the conditions required by City departments 
and the Planning Commission. The applicant will be able to submit for building permits for the development 
and the plans will need to meet any conditions of approval. Additionally, the developer will need to file a final 
subdivision plat with the Planning Division. Final certificates of occupancy for the buildings will not be given 
until all conditions are met and the final subdivision plat has been approved by the City and recorded with the 
County Recorder’s Office. 

 
Planned Development/Subdivision Denial 
If the Planned Development and associated Preliminary Subdivision are denied, the applicant will still be able 
to develop the property for attached single-family homes through the subdivision and building permit 
processes. However, the attached single-family homes would need to have frontage on 800 East and the lot 
width minimum of 22 feet would result in only three homes. Alternatively, the developer could also construct a 
multi-family residential building, which could be apartments or condominiums, with a maximum density of 
four units.  
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ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT B:  SITE PLANS 
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APPROVED AS TO SANITARY SEWER AND WATER UTILITY DETAIL
THIS                   DAY OF                                             , 20             .

I HEREBY CERTIFY THAT I HAVE HAD THIS PLAT EXAMINED BY THIS
OFFICE AND IT IS CORRECT IN ACCORDANCE WITH INFORMATION ON FILE.

APPROVED THIS                   DAY OF                                             , 20                ,
BY THE SALT LAKE CITY PLANNING COMMISSION.

APPROVED THIS                   DAY OF                                             ,
20                , BY THE BOARD OF HEALTH.

PRESENTED TO SALT LAKE CITY THIS              DAY OF                                    ,
20       , AND IS HEREBY APPROVED.

APPROVED AS TO FORM THIS                DAY OF                                ,
20           ,  BY THE SALT LAKE CITY ATTORNEY.

LAYTON
Phone: 801.547.1100

TOOELE
Phone:435.843.3590

CEDAR CITY
Phone:435.865.1453

SALT LAKE CITY
45 W. 10000 S. Blvd Suite 500
Sandy, UT 84070
Phone: 801.255.0529
Fax: 801.255.4449

WWW.ENSIGNUTAH.COM

PROJECT  NUMBER :

DRAWN BY :

CHECKED BY :

MANAGER :

DATE :

SHEET 1 OF 1

THIS PLAT CONFORMS TO A.L.T.A. CLASS B SURVEY STANDARDS
WITH THE MAXIMUM ALLOWABLE ERROR OF 1:15,000.

REBAR WITH YELLOW PLASTIC
CAP, OR NAIL STAMPED "ENSIGN
ENG. & LAND SURV."

EXISTING STREET MONUMENT

QUESTAR NOTE:
QUESTAR APPROVES THIS PLAT SOLELY FOR THE PURPOSE OF CONFIRMING THAT THE PLAT
CONTAINS PUBLIC UTILITY EASEMENTS. QUESTAR MAY REQUIRE OTHER EASEMENTS IN
ORDER TO SERVE THIS DEVELOPMENT. THIS APPROVAL DOES NOT CONSTITUTE
ABROGATION OR WAIVER OF ANY OTHER EXISTING RIGHTS, OBLIGATIONS OR LIABILITIES
PROVIDED BY LAW OR EQUITY. THIS APPROVAL DOES NOT CONSTITUTE ACCEPTANCE,
APPROVAL OR ACKNOWLEDGMENT OF ANY TERMS CONTAINED IN THE PLAT, INCLUDING
THOSE SET IN THE OWNERS DEDICATION AND THE NOTES AND DOES NOT CONSTITUTE A
GUARANTEE OF PARTICULAR TERMS OF NATURAL GAS SERVICE. FOR FURTHER
INFORMATION PLEASE CONTACT QUESTAR'S RIGHT-OF-WAY DEPARTMENT AT 1-800-366-8532.

ROCKY MOUNTAIN POWER NOTE:
UTILITIES SHALL HAVE THE RIGHT TO INSTALL, MAINTAIN, AND OPERATE THEIR EQUIPMENT ABOVE AND
BELOW GROUND AND ALL OTHER RELATED FACILITIES WITHIN THE PUBLIC UTILITY EASEMENTS IDENTIFIED
ON THIS PLAT MAP AS MAY BE NECESSARY OR DESIRABLE IN PROVIDING UTILITY SERVICES WITHIN AND
WITHOUT THE LOTS IDENTIFIED HEREIN, INCLUDING THE RIGHT OF ACCESS TO SUCH FACILITIES AND THE
RIGHT TO REQUIRE REMOVAL OF ANY OBSTRUCTIONS INCLUDING STRUCTURES, TREES AND VEGETATION
THAT MAY BE PLACED WITHIN THE P.U.E. THE UTILITY MAY REQUIRE THE LOT OWNER TO REMOVE ALL
STRUCTURES WITHIN THE P.U.E.  AT THE LOT OWNER'S EXPENSE, OR THE UTILITY MAY REMOVE SUCH
STRUCTURES AT THE LOT OWNER'S EXPENSE.  AT NO TIME MAY ANY PERMANENT STRUCTURES BE PLACED
WITHIN THE P.U.E. OR ANY OTHER OBSTRUCTION WHICH INTERFERES WITH THE USE OF THE P.U.E.
WITHOUT THE PRIOR WRITTEN APPROVAL OF THE UTILITIES WITH FACILITIES IN THE P.U.E.

NOT TO SCALE
VICINITY MAP

OWNER'S DEDICATION
Known all men by these presents that  I / we, the undersigned owner (s) of the above described tract of land, having caused same to be
subdivided, hereafter known as the

do hereby dedicate for perpetual use of the public all parcels of land shown on this plat as intended for Public use.  Owner(s) hereby
agree to warrant and defend and save the City harmless against any easements or other encumbrance on a dedicated street which will
interfere with the City's use, maintenance, and operation of the street.

In witness whereof I / we have hereunto set our hand (s) this                  day of                                                         A.D., 20               .

                                                                                                               .
By:   

                                                                                                               .
By:

Lots 34, 35 and 36, Block 10, Forest Dale, as recorded in the official plat thereof on file in the Salt Lake County Recorder's Office,
being more particularly described as follows:

Beginning  at  the  Northeast  Corner  of  Lot  37,  Block  10,  Forest  Dale  said  point  also  being  North  00°11'38"  East  226.28  feet  along  the
center  line  of  800  East  Street  and  North  89°59'31"  West  37.35  feet  from  a  found  Street  Monument  at  the  Intersection  of  said  800  East
Street and Simpson Avenue; and running

thence  North  89°59'31"  West  153.73  feet  along  the  north  line  to  the  Northwest  Corner  of  said  Lot  37;;
thence North 75.03 feet to the Southwest Corner of  Lot 33, of said Block 10, Forest Dale;
thence  South  89°59'31"  East  154.03  feet  along  the  south  line  to  the  Southeast  Corner  of  said  Lot  33;;
thence  South  00°13'54"  West  75.03  feet  along  the  east  line  of  said  Block  10,  Forest  Dale    to  the  point  of  beginning.

Contains 11,545 square feet or 0.265 acres

I,                                                                           do hereby certify that I am a Professional Land Surveyor, and that I hold Certificate
No.                                                       as prescribed under laws of the State of Utah. I further certify that by authority of the Owners, I
have made a survey of the tract of land shown on this plat and described below, and have subdivided said tract of land into lots and
streets, hereafter to be known as                                                                                                                                               , and that
the same has been correctly surveyed and  staked on the ground as shown on this plat.
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INCLUSIVE OF THE PRIVATE INFRASTRUCTURE REQUIREMENTS AS
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UTILITY DEDICATION
The owner(s) also hereby dedicate a non-exclusive public utility easement within Lots 1, 2, 3 and 4 as shown hereon except within the
building and garage structures for the purpose of providing access for utility installation, maintenance, use and eventual replacement, and
to provide emergency services, with respect to the subdivision.
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NOTES:
ALL WORK TO BE COMPLETED IN ACCORDANCE WITH SALT LAKE CITY PUBLIC WORKS CONSTRUCTION STANDARDS AND
SPECIFICATIONS.

ALL WORK IN THE PUBLIC WAY SHALL CONFORM TO APWA 2012 STANDARD PLANS AND SPECIFICATIONS.

ALL IMPROVEMENTS MUST COMPLY WITH ADA STANDARDS AND RECOMMENDATIONS.

ALL SIDEWALKS SHALL BE CONSTRUCTED WITH MAXIMUM 2% CROSS-SLOPE.

ALL WORK TO COMPLY WITH THE GOVERNING AGENCIES' STANDARDS AND SPECIFICATIONS.

ALL PAVEMENT MARKINGS SHALL CONFORM TO THE LATEST EDITION OF THE M.U.T.C.D. (MANUAL ON UNIFORM TRAFFIC
CONTROL DEVICES).

ALL SURFACE IMPROVEMENTS DISTURBED BY CONSTRUCTION SHALL BE RESTORED OR REPLACED, INCLUDING TREES,
DECORATIVE SHRUBS, SOD, FENCES, WALLS AND STRUCTURES, WHETHER OR NOT THEY ARE SPECIFICALLY SHOWN
ON THE CONTRACT DOCUMENTS.

CONTRACTOR TO PROTECT & PRESERVE EXISTING UTILITIES (TYPICAL UNLESS OTHERWISE NOTED).

SCOPE OF WORK:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR REFERENCED, THE
DETAILS NOTED, AND/OR AS SHOWN ON THE CONSTRUCTION DRAWINGS:

ASPHALT PAVEMENT:  SECTION PER SALT LAKE CITY STANDARDS AND SPECIFICATIONS.  REPLACE ASPHALT AS 
CLOSE TO EXISTING ELEVATIONS AS POSSIBLE.

CONCRETE PAVEMENT:  6" THICK CONCRETE WITH 6" UNTREATED BASE COURSE PER DETAIL 1 SHEET C-6.0 AND
SPECIFICATIONS.  

OPEN DRIVEWAY APPROACH INCLUDING 8" THICKENED SIDEWALK PER APWA STANDARD PLAN NO. 225 AND 
SPECIFICATIONS.  SEE GRADING PLAN FOR DESIGN ELEVATIONS.

4" THICK CONCRETE SIDEWALK PER APWA STANDARD PLAN NO. 231 AND SPECIFICATIONS.

FENCE PER ARCHITECTURAL DIRECTIVE.

SWALE FLOWLINE.  SEE GRADING PLAN FOR DESIGN ELEVATIONS.
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ATTACHMENT C:  BUILDING ELEVATIONS 
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ATTACHMENT D:  ADDITIONAL APPLICANT 
INFORMATION 

 

  







 
Planned Development Zoning Relief 

 
 

Under the current RMF-35 Zoning ordinance (21A.24.130), it states that 
single-family attached dwellings (3 or more) must have a minimum of 
3,000 sq ft per lot. The existing lot of land has 12,375 sq ft including 
½ of the adjacent alley. We are planning to build four single family 
attached townhomes so there is an average of 3094 sq ft per lot. 
However, the setback requirements and the width of the homes, 
create two center lots with less than 3000 sq ft and two end lots with 
well over the required amount. Since we have more than the 3000 sq 
ft per lot in the overall parcel, we hereby request relief and approval 
to allow us to develop the site as four single-family lots.   
 
We considered submitting the project for approval as a condominium 
project in which case we would comply fully with the ordinance and 
not require any relief from any part of the ordinance.  However, 
financing for condominiums is, in some instances, more difficult to 
obtain versus financing for townhomes on single-family detached lots.  
Therefore, we feel, in the long run, it is in our buyer’s best interest to 
get the project approved as a single-family attached development.  
We respectfully request your approval. 
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ATTACHMENT E:  PROPERTY PHOTOGRAPHS 

 
View of subject property from 800 East (Streetcar on left; Apartments on right)

West facing view along streetcar corridor (Subject property on right) 
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View of north side of property (Subject property on left; Apartments on right)  



 Page 11 

 

ATTACHMENT F:  EXISTING CONDITIONS 

Sugar House Master Plan Discussion 
The proposal is located within the Sugar House Master Plan area. The Future Land Use map for the plan 
designates the property for “Medium Density Residential (8-20 dwelling units an acre)” and the property 
has been zoned RMF-35, Moderate Density Multi-family, in compliance with this designation. The 
attached single-family or “townhome” use is an allowed use in this zone. 
 
The Sugar House Master Plan contains specific policies to residential development such as the proposed 
townhomes. These policies are discussed in Attachment G, under standard B. 

 
RMF-35 Zone Standards for “Single-Family 

Attached Dwellings” 
Finding Rationale 

Minimum lot area for single-family attached dwellings: 
3,000 square feet per dwelling 

Minimum lot area is 
being modified through 

Planned Development for 
two lots. Overall density 
complies with ordinance. 

The existing lot size is 11,545 square 
feet. City ordinance allows 
properties to count one half of 
the width of adjacent alleys when 
calculating lot areas. Half of the 
adjacent alley is approximately 
750 square feet. The total lot 
area, including the alley, is 
12,295 square feet, which allows 
for 4 units. 

Minimum yard requirements: 
 
1. Front Or Corner Side Yard: 20 feet  
2. Interior Side Yard: None. 
 
3. Rear Yard: 25% of lot depth or 25 feet, 

whichever is less. 
4. Buffer Yards (next to single/two family 

zone):10 feet. 
5. Accessory Buildings And Structures In Yards: 

n/a 
6. Maximum building coverage: 60% 

 

The proposed lots comply 
with most minimum yard 

requirements.  The 
Planned Development 

process will be utilized to 
modify front and rear 
yard requirements for 

certain lots. 

1. Planned Development will 
modify 20’ front yard 
requirement to 13’ where 
development faces the 
streetcar greenway. 

2. Complies. 
3. Rear yard is being modified 

for Lot 1 to 0’, as that is the 
area of attachment to 
adjacent home. 

4. Complies. Development not 
adjacent to single/two family 
zone. 

5. None proposed. 
6.   Complies. 
 

Landscaped yard requirements: Front and corner 
side yards shall be maintained as landscape yards. 

Complies The front yard setback will be 
landscaped. 

Maximum building height: 35 feet Complies The building is 35 feet tall. Parapet 
walls exceed the height limit on the 
ends of the building, but are 
allowed by 21A.36.020C. 
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ATTACHMENT G:  ANALYSIS OF STANDARDS – PLANNED 
DEVELOPMENT 

21a.55.050:  Standards for Planned Developments: The planning commission may approve, 
approve with conditions, or deny a planned development based upon written findings of fact according to 
each of the following standards. It is the responsibility of the applicant to provide written and graphic 
evidence demonstrating compliance with the following standards: 

Standard Finding Rationale 
A. Planned Development Objectives: The 

planned development shall meet the purpose 

statement for a planned development (section 

21A.55.010 of this chapter) and will achieve at 

least one of the objectives stated in said 

section: 

A. Combination and coordination of 

architectural styles, building forms, 

building materials, and building 

relationships; 

B. Preservation and enhancement of 

desirable site characteristics such as 

natural topography, vegetation and 

geologic features, and the prevention of 

soil erosion; 

C. Preservation of buildings which are 

architecturally or historically significant 

or contribute to the character of the city; 

D. Use of design, landscape, or 

architectural features to create a pleasing 

environment; 

E. Inclusion of special development 

amenities that are in the interest of the 

general public; 

F. Elimination of blighted structures or 

incompatible uses through redevelopment 

or rehabilitation; 

G. Inclusion of affordable housing with 

market rate housing; or 

H. Utilization of "green" building 

techniques in development.  

 

Complies The applicants intend to achieve objectives A, D, F, & H.  

 

As described in the applicant’s narrative, they are proposing to meet 

objective A by combining different building materials and architectural 

styles, and coordinating the building forms. The proposal provides 

architectural detailing and breaks in the building form to create visual 

interest that is otherwise not a requirement of the RMF-35 zone. 

Furthermore, the development includes architectural detailing on both 

sides of the building that face a public way, including both 800 East and 

the Sugar House streetcar greenway. The architectural detailing and 

depth to the building form that faces the greenway helps create a more 

pleasing environment for users of the greenway, which is generally 

faced by the flat rear or side facades of buildings. As such, the proposal 

generally achieves objectives A & D. 

 

The applicant is also meeting the general purpose statement for a 

planned development by creating a more enhanced project than could 

be achieved with strict application of the zoning ordinance. As 

discussed in the issue discussion on page 2, the requested modifications 

to the zoning rules allow for an improved building interface with the 

greenway. Strict application of the zoning ordinance rules would 

prevent the proposed design for single-family townhomes on this 

property.  

 

Additionally, the applicant is meeting objective H by utilizing “green” 

building techniques. Specifically, the applicant is Energy Star certifying 

their building by building to certain energy efficiency standards 

established by the federal Energy Star program.  

 

Though the applicant contends they are meeting object F by eliminating 

an old garage in the rear yard of the property, staff does not view this as 

sufficiently substantive to meet this objective.   

 

B. Master Plan And Zoning Ordinance 

Compliance: The proposed planned 

development shall be: 

1. Consistent with any adopted policy set 

forth in the citywide, community, and/or 

small area master plan and future land 

use map applicable to the site where the 

planned development will be located, and 

2. Allowed by the zone where the planned 

development will be located or by another 

applicable provision of this title. 

 

Complies The proposal is located within the Sugar House Master Plan area. The 

Future Land Use map for the plan designates the property for “Medium 

Density Residential (8-20 dwelling units an acre)” and the property has 

been zoned RMF-35, Moderate Density Multi-family, in compliance 

with this designation. The attached single-family or “townhome” use is 

an allowed use in this zone. 

 

The Sugar House Master Plan includes language that supports 

“variations in densities and housing types” in Medium-Density 

Residential areas. The proposal includes a housing type that is not 

common in Sugar House neighborhoods.   

 

The Sugar House Master Plan includes the following policies regarding 

planned developments: 

• Ensure the site and building design of residential Planned 

Developments are compatible and integrated with the surrounding 

http://www.sterlingcodifiers.com/codebook/?ft=3&find=21A.55.010
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neighborhood. 

• Discourage the development of “gated communities”. 

• Review all proposed residential planned developments using the 

following guidelines: 

- Support new projects of a similar scale that incorporate the 

desirable architectural design features common throughout the 

neighborhood; 

- Maintain an appropriate setback around the perimeter of the 

development; 

- Position houses so that front doors and front yards face the 

street; 

- Require front yards to be left open wherever possible. When 

front yard fences are provided, they should be low and open; 

- Design houses so that the garage doors do not predominate the 

front façade. Detached garages are preferred with access from 

an alley wherever possible; 

- Design streets to be multi-purpose public spaces — 

comfortable for the pedestrian and bicyclist, not just as roads 

for cars; 

- Provide at least two access points wherever possible in order 

to connect the street system to the larger street network to 

maintain an integrated network of streets; and 

- Incorporate a pedestrian orientation into the site design of 

each project with sidewalks, park-strips and street trees as well 

as trail ways wherever possible. 

 

The proposal generally complies with the above policies. In particular 

the proposal has open front yards with low fences and garages located 

out of public view. Additionally, the development incorporates a 

pedestrian orientation toward the streetcar corridor with the 

incorporation of balconies and porches facing the streetcar greenway.  

C. Compatibility: The proposed planned 

development 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: 

1. Whether the street or other means of 

access to the site provide the necessary 

ingress/egress without materially 

degrading the service level on such 

street/access or any adjacent 

street/access; 

 

2. Whether the planned development and 

its location will create unusual pedestrian 

or vehicle traffic patterns or volumes that 

would not be expected, based on: 

a. 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; 

b. Parking area locations and size, 

and whether parking plans are likely 

to encourage street side parking for 

the planned development which will 

adversely impact the reasonable use 

Complies 1. The property is provided access from 800 East, a residential local 

street, and from an alley to the west of the property. The four residential 

units are not expected to negatively impact the service level of 800 East 

and this street will provide adequate access to the properties. 

 

2.a. The driveway to this property will direct traffic onto 800 East and 

the adjacent alley on the west. The amount of traffic generated from the 

four units is not expected to negatively impact the safety of the street, 

or change the purpose or character of the local, residential street. 

 

2b. The development is providing two parking stalls per residential 

dwelling in compliance with the standard for single-family residences 

in the RMF-35 district. Due to the limited number of curb cuts on the 

west side of 800 East, guest parking can be provided on the street 

without impacting the use of adjacent properties. 

 

2c. This is a small residential development and is expected to have 

hours of peak traffic similar to adjacent residential uses. 

 

3. The development is providing only one driveway curb cut on 800 

East, which will minimize any potential impact on pedestrian and 

motorized traffic. 

 

4. The development will be connected to utility lines on 800 East. No 

concerns about service levels were received from Public Utilities.    

 

5. The proposed development is residential in nature and abuts an 

apartment building on the north side and the streetcar greenway on the 

south side. The proposal includes a landscape buffer and 16’ wide 
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of adjacent property; 

c. Hours of peak traffic to the 

proposed planned development and 

whether such traffic will 

unreasonably impair the use and 

enjoyment of adjacent property. 

3. Whether the internal circulation 

system of the proposed planned 

development will be designed to mitigate 

adverse impacts on adjacent property 

from motorized, nonmotorized, and 

pedestrian traffic; 

4. Whether existing or proposed utility 

and public services will be adequate to 

support the proposed planned 

development at normal service levels and 

will be designed in a manner to avoid 

adverse impacts on adjacent land uses, 

public services, and utility resources; 

5. 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 

planned development; and 

6. Whether the intensity, size, and scale of 

the proposed planned development is 

compatible with adjacent properties. 

 

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. 

driveway on the north that buffers the rear of the town-homes from the 

apartment building. The proposal also functions as a single-family 

home where it faces 800 East and is not expected to negatively impact 

the single-family home across the street. As this is a single-family 

residential development, staff does not anticipate any unusual 

disturbances or nuisances coming from the development that would not 

normally result from other single-family uses.   

 

6. As identified above in criteria 5, the proposal is an attached single-

family development that is adjacent to an apartment building and other 

single-family homes. The proposed home that sits closest to 800 East 

includes residential design features that are compatible with other 

single-family homes located along the street. Additionally, the one 

story single-family homes on the opposite side of 800 East are buffered 

by the street and mature street trees from possible negative visual 

impacts from the height of the proposed development. As the height 

and lot coverage of the proposed attached single-family homes meet the 

zoning standards of the RMF-35 zone, the development is of the 

expected intensity, size, or scale established for the area. The proposal 

is therefore generally compatible with the adjacent residential 

properties.  

 

The proposal does not involve commercial or mixed use development 

and is not subject to the Conditional Building and Site Design Review.  

D. Landscaping: Existing mature vegetation 

on a given parcel for development shall be 

maintained. Additional or new landscaping 

shall be appropriate for the scale of the 

development, and shall primarily consist of 

drought tolerant species; 

Does not 

fully 

comply 

Some mature vegetation, including at least two large trees, will be 

removed to construct internal sidewalks for connectivity from the 

public sidewalk to each home entrance. This does not comply with the 

requirement that “existing mature vegetation” be maintained on the 

development parcel. 

 

Although two mature trees will be lost, new landscaping will include 

two Austrian pine trees, one Goldenrain tree, four Western Redbud 

trees, and two Juneberry trees. The two additional trees located in the 

park strip will need to be reviewed by the City’s Urban Forester. The 

proposed plants and trees are all listed in the approved drought tolerant 

plant list in the “Salt Lake City Plant List & Hydrozone Schedule 2013” 

prepared by the Salt Lake City Public Utilities department.  
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The final landscape plan prepared for building permit approval will 

need to identify the “hydrozones” for plant watering purposes, as well 

as comply with all other applicable provisions of 21A.48.055 “Water 

Efficient Landscaping.” 

 

E. Preservation: The proposed planned 

development shall preserve any historical, 

architectural, and environmental features of 

the property; 

Complies The proposal is not located within any local historic district; however, 

the property is located within the Forest Dale National Historic District. 

The home on the property was identified as “ineligible or non-

contributing” to the character of the district in the associated district 

survey. As such, demolition of the home does not raise any historic 

preservation concerns.   

F. Compliance With Other Applicable 

Regulations: The proposed planned 

development shall comply with any other 

applicable code or ordinance requirement. 

Complies, 

with 

conditions 

The Planned Development will need to comply with the subdivision 

standards for a preliminary subdivision as discussed in the Attachment 

H. Lot size and width standards for the proposed lots are being 

modified through the Planned Development process.  

 

Planned developments must disclose future private infrastructure costs 

to property owners as per 21A.55.170. Such disclosures must cover a 

period of 60 years. The applicant has provided the necessary disclosure 

document, which is located in attachment D, and shall record the 

disclosure document and reference it on the final recorded plat. 

 

The development includes the installation of new fencing along the 

west boundary of the site, including up to a point adjacent to the 

greenway sidewalk. The proposed fence and any other fence installation 

or modifications will need to comply with the required sight distance 

triangle visibility areas to prevent conflicts with pedestrians and other 

users of the greenway sidewalk. Compliance with this requirement is a 

condition of approval.  
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ATTACHMENT H:  ANALYSIS OF STANDARDS – 
PRELIMINARY SUBDIVISION 

20.16.100: STANDARDS OF APPROVAL FOR PRELIMINARY PLATS: All 

preliminary plats for subdivisions and subdivision amendments shall meet the following 

standards: 

 

Standard Finding Rationale 
A.    The subdivision complies with 

the general design standards and 

requirements for subdivisions as 

established in Section 20.12. 

 

Complies, 

with 

conditions 

The applicant is requesting modification to the subdivision and zoning 

standards through the Planned Development process. 

The following subdivision standard modifications are proposed for this 

development: 

 

1. 20.12.010.E “Access to Public Streets.”  

The applicant is requesting that this provision be modified to 

allow the lots to be designed to take access from a private 

driveway, as opposed to directly from the public street, 800 

East. As discussed in the issues section on page 2, the proposed 

lot configuration is a desirable development feature and staff 

finds that a full public or private street is not necessary for 

access to the small number of lots involved in this development. 

The proposed private driveway easement will provide adequate 

access to the lots from the public street and is the most logical 

way to provide this access. 

2. 20.12.020.A “Minimum Lot Size” & 20.12.020.C “Width” 

The applicant is requesting modification of the minimum lot 

size and lot widths required for lots in the RMF-35 zoning 

district. The proposed development orientation to the streetcar 

and normal building widths for attached single-family homes 

makes meeting this standard infeasible. As such, staff 

recommends approval of the modification as it allows for a 

better development as discussed in the issues section on page 2 

of this staff report. 

 

The proposed subdivision otherwise complies with the applicable 

standards. 

B.     All buildable lots comply with all 

applicable zoning standards 

Complies The lots in the proposed subdivision will not comply with the normal 

standards of the zoning ordinance and the standards are being modified 

through the Planned Development process. The modifications are 

discussed under standard A. 

C.     All necessary and required 

dedications are made; 

 

Complies The proposal will not require any public dedications, such as new public 

right-of-way. Private easements are being provided for private walkways 

and driveways in order to provide necessary pedestrian and vehicle access 

to the house and will be recorded on the final plat. 

 

D.    Water supply and sewage 

disposal shall be satisfactory to the 

public utilities department director; 

 

Complies, 

with 

conditions 

The proposal was reviewed by the Public Utilities department and issues 

were identified with the proposed utility configuration. Please see 

attachment J for details. The applicant will need to develop an acceptable 

utility proposal before building permits can be issued and the final plat 

can be recorded. This is a condition of approval. 

E.     Provisions for the construction of 

any required public improvements, 

per Section 20.40.010, are included. 

 

Complies, 

with 

conditions 

The proposal was reviewed by the Engineering department for compliance 

with this standard. The applicant will need to restore public way 

improvements, such as asphalt paving, along 800 East where they are 

making new connections to public utilities. Compliance with the 

comments received from Engineering is a condition of approval. 

F.      The subdivision otherwise complies 

with all applicable laws and regulations. 

Complies There is no evidence that the subdivision does not comply with all other 

applicable laws and regulations. 
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G.    If the proposal is an amendment 

to an existing subdivision and involves 

vacating a street, right-of-way, or 

easement, the amendment does not 

materially injure the public or any 

person who owns land within the 

subdivision or immediately adjacent 

to it and there is good cause for the 

amendment. 

 

Not 

applicable 

This proposal does not involve vacating a street, right-of-way, or 

easement. 
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ATTACHMENT I:  PUBLIC PROCESS AND COMMENTS 
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Public Notice, Meetings, Comments 
The following is a list of public meetings that have been held, and other public input opportunities, related to the 
proposed project: 
 
Notice of Application: 
A notice of application was mailed to the Sugar House Community Council chairperson. The Community 
Council was given 45 days to respond with any concerns and to request that the applicant meet with them. No 
concerns were received and the Council did not request that the applicant meet with them.  
 
Notice of the public hearing for the proposal included: 
Public hearing notice mailed on October 30, 2014 
Public hearing notice posted on October 30, 2014 
Public notice posted on City and State websites and Planning Division list serve: October 30, 2014 
 
Public Input: 
No public comments received as of staff report publication. 
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ATTACHMENT J:  DEPARTMENT REVIEW COMMENTS 
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Department Review Comments 
 
Engineering – Scott Weiler (scott.weiler@slcgov.com or 801-535-6159) 
The City Surveyor will begin her review of the plat when a final plat is submitted. Since April 2014, a 
Subdivision Improvement Construction Agreement is no longer required for a planned development 
unless the value of the public way improvements exceeds $15,000. Please have the applicant submit a 
cost estimate of the public way improvements in 800 East, including the asphalt restoration above 
the utility cuts. The restoration of the pavement in 800 East for the utility cuts must be done per 
APWA Std. Plan 255. The proposed tree species in the park strip must be approved by the Urban 
Forester. Prior to performing work in the public way, a Permit to Work in the Public Way must be 
obtained from SLC Engineering. 
(See Attached Plat with addressing redlines) 
 
Zoning – Alan Hardman (alan.hardman@slcgov.com or 801-535-7742) 
(See attached e-mail from 8/8/2014.) 
 
Transportation - Barry Walsh (barry.walsh@slcgov.com or 801-535-7102) 
The 4 unit Townhome proposal has been reviewed per permit BLD2014-05453 and approved as 
required for two on site parking stalls for each unit provided in attached garages. The Subdivision Plat 
indicates required cross easements to access each unit and does not encroach on the existing public 
right of way corridors of 800 East or the public alleyway.  
 
Public Utilities - Justin Stoker (justin.stoker@slcgov.com or 801-483-6786) 
We have a number of concerns regarding this project.  The utility plan currently shows a shared sewer 
line, but separate water services.  Depending on how the PUD is setup, typically you have a shared 
water service with a master water meter in addition to the shared sewer service.  If there are separate 
ownership and not bound by a HOA, then it would be expected that each lot would have its own water 
and sewer service.  Regardless of the form used, there would need to be easements on the plat for the 
private utilities, either in favor of the HOA for ownership and maintenance of the master utility 
service or private water or sewer easements in favor of the individual lot owners (depending on the 
situation). 
  
We will attempt to work with the applicant and fix the issues through plan review of the building 
permit, but with the current state of the utility plan and until there are decisions made on the way the 
lots are assembled, the preliminary plat cannot be approved at this time. 
 
Thanks, 
Justin 
 
 

  

mailto:scott.weiler@slcgov.com
mailto:alan.hardman@slcgov.com
mailto:barry.walsh@slcgov.com
mailto:justin.stoker@slcgov.com
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SALT LAKE CITY BUILDING SERVICES 

 

Zoning Review 

 

Log Number: 14-05453  Date: August 8, 2014 

 

Project Name: Sugarhouse Townhomes 

 

Project Address:  2204 South 800 East 

                            2206 South 800 East 

                            2208 South 800 East 

                            2210 South 800 East 

 

Contact Person: Spencer Corbridge Phone Number: (801) 362-6228 

Fax Number:   E-mail Address: spencer@segohomes.com 

 

Zoning District: RMF-35  Reviewer: Alan Hardman 

  E-mail Address: alan.hardman@slcgov.com  

  Phone: (801) 535-7742 

Comments  

 

Please respond in writing to each of the items below. 

Revise the plans where appropriate. 

 

Note: All zoning issues that cannot be met must be waived, modified or approved through the 

Planned Development approval process. 

1. Public Utilities approval required.  Submit plans to 1530 South West Temple Street.  Phone (801) 483-6727.  

You must return stamped and approved plans from their office to our office to get a building permit. 

2. Engineering Division approval required.  Contact Randy Drummond at (801) 535-7995.  Complete his 

revisions. 

3. Planning Division approval required for PLNSUB2014-00439 and PLNSUB2014-00441 for subdivision, 

condominium and planned development petitions.  Contact Daniel Echeverria at (801) 535-7165.   

4. Lots #2 and #3 do not meet the minimum lot size of 3,000 square feet. 

5. Lots #2, #3 and #4 do not have street frontage per PLNZAD2013-00967. 

6. Provide the following information on the architectural site plan drawn to scale: 1) clearly defined property 

lines; 2) setback dimensions to the building from all property lines; 3) all existing and proposed conditions on 

the lot, including public way improvements; and 4) fence height for new fencing.  Fencing between the street 

and the front of the building may not exceed 4 feet in height. 

7. Provide minimum setbacks from property lines that meet the requirements of 21A.24.130.E. 

8. For buildings whose principal means of entry is located along an interior side yard, the side yard shall not be 

less than 12 feet, eight of which shall be devoted to landscaping per 21A.24.010.H. 

9. The surface coverage of all principal and accessory buildings shall not exceed 60% of the lot area.  Please 

provide calculations. 

10. The maximum building height is 35 feet, measured from existing grade to the roof deck.  Please show 

building height on the Exterior Elevations as indicated. 

11. The Level 1 Optional Flex Room plans shown are not allowed, since they encroach into the required 

minimum depth of a parking space, which is 17’ - 6”.  Two legal parking spaces must be maintained.  Please 

remove. 

12. Park strip trees every 30 linear feet must be approved by the city’s Urban Forester.  Phone (801) 972-9818.  

Provide approval. 

13. In addition to the requirements of the general Landscape Plan, the applicant shall complete the landscape 

submittals packet as outlined in the Salt Lake City Landscape BMPs for Water Resource Efficiency and 

Protection. (Landscape BMPs Manual, see Appendix A).  The landscape submittal packet shall be prepared 

by a licensed landscaped architect, licensed civil engineer, licensed architect, certified irrigation professional, 
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or other landscape professional appropriately licensed or recognized by the State of Utah or Salt Lake City.  It 

shall contain the submittal information listed in the Landscape BMPs Manual unless specifically waived in 

writing by the zoning administrator in consultation with the public utilities department director.  Also, please 

note that prior to the issuance of any certificate of occupancy for a development subject to this ordinance, an 

irrigation audit report shall be submitted to the city as provided in Section 21A.48.055.C.3.  Additionally, a 

backflow prevention inspection report by a certified backflow technician shall be submitted to the department 

of public utilities, and shall include a verification of compliance to approved submittal packet and an initial 

test report.  Contact Daniel Echeverria at (801) 535-7165 for approval. 

14. Impact Fees in the amount of $9,105.00 will be due at the time the building permit is issued. 

15. Complete all clearances for the existing SFD demolition. 
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ATTACHMENT K:  MOTIONS 
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Potential Motions 

Staff Recommendation: Based on the information in the staff report, public testimony, and discussion by 
the Planning Commission, I move that the Planning Commission approve the Preliminary Subdivision and 
Planned Development request as proposed. In order to comply with the applicable standards, the following 
conditions of approval apply:  

1. The applicant shall comply with all other Department/Division conditions attached to this staff report.  
2. The applicant shall file a final subdivision plat for approval by the City. 
3. The applicant shall record the associated document that discloses future private infrastructure costs 

and shall reference said document on the plat in compliance with 21A.55.170. 
4. The applicant shall provide landscaping plans that comply with 21A.48.055 “Water Efficient 

Landscaping” for building permit approval. 
5. Fencing located adjacent to the streetcar corridor greenway shall comply with the sight distance 

requirements of 21A.40.120.E.  
6. Final approval authority shall be delegated to the Planning Director based on the applicant’s 

compliance with the standards and conditions of approval noted in this staff report. 
 
 
Not Consistent with Staff Recommendation: 
(Planned Development and Preliminary Subdivision)  
Based on the testimony, plans presented and the following findings, I move that the Planning Commission deny 
the Preliminary Subdivision and Planned Development request due to the following standard(s) that are not 
being complied with: 
 
(The Planning Commission shall make findings on the Planned Development and Subdivision standards and 
specifically state which standard or standards are not being complied with. Please see attachments F & G for 
applicable standards.) 
 




