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 Staff Report  
PLANNING DIVISION 

COMMUNITY & ECONOMIC DEVELOPMENT 

 

 

To: Salt Lake City Planning Commission 
 
From: Daniel Echeverria, (801) 535-7165, daniel.echeverria@slcgov.com  
 
Date: May 21, 2015 
 
Re: PLNPCM2015-00139– Salt Lake Valley Landfill Height Increase   

 

CONDITIONAL USE 
 
PROPERTY ADDRESS: 6030 W California Avenue 

PARCEL ID: 14-11-300-007 

MASTER PLAN: Northwest Quadrant 

ZONING DISTRICT: OS, Open Space; LO, Landfill Overlay 

 
REQUEST: Debbie Lyons, representing the Salt Lake Valley Landfill, is requesting to increase the height 

limit for the Salt Lake Valley Landfill to 205 feet. The height limit increase is intended to extend the 
life of the existing landfill without expanding its footprint. Height limits for landfills are established 
by the Planning Commission through the Conditional Use process. 

  
RECOMMENDATION:  Based on the information and findings in this staff report, Planning Staff 

recommends that the Planning Commission approve the proposal. 

The following motion is provided in support of the recommendation:  

Based on the findings and analysis in the staff report, testimony, and discussion at the public hearing, 
I move that the Planning Commission approve the request for the proposed landfill height increase to 
205' with the following conditions: 

1. The applicant shall document that all approvals have been granted by all necessary county, 
state and federal agencies including the approval of a financial assurance plan sufficient to 
assure adequate closure, post closure care and corrective action of the facility and 
demonstration of compliance with the state of Utah division of solid and hazardous waste 
administrative rules. 

2. The applicant shall record an avigation easement against the property in compliance with 
the requirement from the Airports Department.  

 
ATTACHMENTS: 

A. Vicinity Maps 
B. Photos 
C. Site Plan & Narrative 
D. Landfill Master Plan Excerpts 
E. Existing Conditions & Zoning Requirements 
F. Analysis of Standards 
G. Public Process & Comments 
H. Department Review Comments 
I. Potential Motions 

mailto:daniel.echeverria@slcgov.com
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PROJECT DESCRIPTION: 
This is a conditional use request for a height increase for the Salt Lake Valley Landfill, located at approximately 
6030 W California Avenue (1400 South.) The landfill is currently limited to 150 feet in height. The applicant 
would like to increase the height limit for the landfill from 150 feet to 205 feet in height, an increase of 55 feet. 
There is no specific height limit for landfills in the Zoning Ordinance. The height limits for individual landfills are 
established by the Planning Commission through the Conditional Use process. 
 
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. Compatibility of Additional Height with Surrounding Properties 

 
 
West of the Landfill 
Two neighboring landfills to the west have also been approved for over 200 feet of height. These include the 
Mountain View Landfill, located directly adjacent to the west of the Salt Lake Valley Landfill and the 
construction waste landfill at 7213 W California Ave. These landfills have been approved for 205 feet and 200 
feet of height respectively. The Salt Lake Valley Landfill is the only remaining portion of land within the Landfill 
Overlay zone that has not been approved for 200 feet of height or higher.  
 
Additionally, the Kennecott Tailings Pond is expected to be expanded to approximately 7200 West, which is half 
a mile from the western edge of the Salt Lake Valley Landfill.  According to the “Notice of Intent” filed with the 
Utah Department of Environment Quality, the final design height of the tailings pond is at an elevation of 4,462 
feet, which is approximately 243 feet in height measured from the existing ground level elevation (4219 feet) on 
7200 West. This means the top of the Salt Lake Valley Landfill will ultimately be below the height of the 
Kennecott Tailings Pond. As shown on the above map, the portion of the tailings pond closest to the landfill is 
outside of City boundaries and not subject to City regulations. Part of the proposed tailings pond to the north 
will be within City boundaries but state law concerning mine expansion rights (Utah Code § 17 41-5) limits the 
regulatory authority the City will have over the expansion. 

http://www.deq.utah.gov/businesses/K/kennecott/cornerstone/docs/2014/04Mar/Tailings_Impoundment_NOI_rev11.pdf
http://le.utah.gov/xcode/Title17/Chapter41/17-41-P5.html?v=C17-41-P5_1800010118000101
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An additional piece of land between the Salt Lake Valley Landfill and 7200 West is owned by Kennecott and is 
zoned for light industrial uses. These types of uses are unlikely to be negatively impacted by the additional 
landfill height. 

None of the current or potential uses to the west are expected to be negatively impacted by the additional landfill 
height as they are similar or the same as the landfill use.  

East of the Landfill 
To the east of the landfill is an area zoned “Transitional Overlay.” The transitional area is intended to buffer the 
uses in the Manufacturing zones to the east from the impacts of the landfill use. This area is also owned by the 
Salt Lake Valley Landfill, so there is unlikely to be any other development in this area that would be negatively 
impacted by the landfill height. Beyond the transitional area to the east there is a power transmission corridor 
which additionally buffers any land uses from the landfill. Beyond that power corridor, 1200 feet to the east of 
the landfill, are lots zoned for light industrial development. As an additional buffer, the Mountain View Corridor 
highway is planned to be located on the eastern edge of the Transitional Overlay area. The highway will create an 
additional barrier between other land uses and the landfill.   
 
With the 1,200 foot wide Transitional Overlay zoning and planned highway, the nearby properties are expected 
to be adequately buffered from any impacts from the additional landfill height.  

North of the Landfill 
To the north of the landfill is a 250' wide rail corridor and beyond that area are a few vacant properties owned by 
Kennecott and Property Reserve Inc. These properties are zoned for industrial uses and such uses are unlikely to 
be negatively impacted by an additional 55 feet of landfill height.  
 
South of the Landfill 
To the south of the landfill are the Lee Kay Ponds, which provide wetlands for birds and fish. The ponds were 
originally created to mitigate the loss of wetlands when the landfill moved to its current location. The additional 
height for the landfill is not expected to have any negative impacts on these ponds.  

General Compatibility Considerations 
Overall, the landfill is surrounded by uses that are unlikely to be negatively affected by the additional height 
allowance and is buffered from nearby uses by off-site horizontal separation. The maximum height of the landfill 
itself will also be setback on-site so as to reduce the potential for any visual impacts. As shown in the east to west 
elevation plan in Attachment C, the landfill mound will be set back 110 feet from all property lines and will then 
gradually rise over approximately 450 feet to a height of 150 feet. The landfill mound will then rise another 55 
feet over the course of 2200 feet for a final height of 205 feet. In the case of the north to south elevation, the 
landfill will rise 150 feet over the course of approximately 350 feet and then rise to a height of 205 feet over the 
course of 1200 horizontal feet.  

This gradual sloping of the landfill height reduces the potential for any significant visual impacts on surrounding 
properties. The landfill height is sufficiently setback from other properties by on and off-site horizontally 
buffering so as not to cause any negative impacts to the surrounding land uses. Further, an additional 55 feet of 
height is not expected to significantly increase or create any new detrimental impacts that would not be created 
by the existing 150 foot landfill.  

Strong odors occasionally emanate from the landfill property and travel a few miles into residential areas south 
of the landfill property. However, these odors are generally not related to the landfill itself and are caused by 
other uses on the landfill property, such as open air bio-solid waste processing activity on the west end of the 
property. These activities occur at ground level and the additional height allowed for the landfill will not increase 
this activity. Ultimately, these other uses will have to move to another location as the landfill mound will fill up 
the entirety of the property as shown on the proposed plans located in Attachment C.  The general waste going 
into the landfill does not sit exposed to open air for very long and is instead covered by soil, reducing the 
potential for odors. Details of odor and other potential nuisance control methods are located in the Landfill 
Master Plan excerpt in Attachment D. 
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NEXT STEPS: 
If the conditional use is approved, the applicant will be required to comply with all other department/division 
requirements and obtain all necessary building permits for the project. They will also be required to obtain all 
other state and federal approvals necessary for the landfill expansion and demonstrate that they have received 
those approvals before the Planning Division can give the final sign off on the additional height approval.  
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ATTACHMENT A:  VICINITY MAPS 

 



Shea Dr

56
00

 W

2100 S

Tempo Rd

610 S

300 S

1100 S

California Ave

1730 S

700 S

55
00

 W

72
00

 W

150 S
75

00
 W

64
00

 W

55
00

 W

Le
g a

cy
Vie

w
St

56
00

 W

57
00

 W

M-1

CG

M-1

CG
M-1

CG

CG

OS

CG

M-1
CG

AG
CG

M-1

M-1

M-1CG

AG

M-1

OS

M-1

¯Overall Property

Legend
City Boundary
Mountain View Corridor
Tailings Pond Expansion Area

Zoning Districts
AG Agricultural
CG General Commercial
M-1 Light Manufacturing
OS Open Space
Transitional Overlay
Landfill Overlay

Vicinity Map

0 ½ 1¼
MileLandfill Mound Area

Approved for 205'
Currently 150' High

Requesting 205'
Current Limit 150'

Approved for 200'

Lee Kay PondsLee Kay Ponds

Mountain Mountain 
View View 
LandfillLandfill

ConstructionConstruction
WasteWaste
LandfillLandfill

Salt Lake Valley LandfillSalt Lake Valley Landfill



 

 

 Page 6 

 
 

ATTACHMENT B:  PHOTOS 

 
View north into the landfill property from California Ave, showing existing landfill mounds 

 
View north into the landfill property from California Ave, showing existing landfill mounds 
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Westward view along California Ave. An existing 150’ tall landfill located west of the Salt Lake 
Valley landfill can be seen on the right. The Lee Kay Ponds can be seen on the left side of the street. 

 
Close up view looking north from California Ave showing existing 150’ tall landfill  
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View west toward the landfill from 5600 West. The east edge of the landfill can be seen on the 
horizon. The landfill currently rises to approximately 75 feet in height. 
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ATTACHMENT C:  SITE PLAN & NARRATIVE 

 
  



Conditional Use Permit 
Salt Lake City Planning 
 

Salt Lake Valley Solid Waste Management Facility 
6030 West California Avenue 
Salt Lake City, UT 84104 
 
March 2, 2015 
 
Contact:  Debbie Lyons, Salt Lake City Sustainability Division, 801-535-7795 
 

Additional Information 
1. Project Description 

The Salt Lake Valley Landfill, a joint venture owned equally by Salt Lake City and Salt Lake County occupies 500 acres at 
6030 West California Avenue, Salt Lake City, Utah.  Salt Lake County staff manages the landfill and employs 40 full-time 
employees. The landfill accepts an average of 1,300 tons of municipal solid waste per day. 
 
Salt Lake City manages construction and engineering, and has contracted with CH2MHill to provide regulatory assistance 
and update the facility’s permits required by the State Division of Environmental Quality and Department of Air Quality.  
 
The Salt Lake Valley Landfill is in process of updating its Master Plan and Post-Closure Plan and is requesting a 
Conditional Use approval from the Salt Lake City Planning Commission to increase the height of the landfill to 205 feet, 
which is the approved height of the Mountain View Landfill just west of the Salt Lake Valley Solid Waste Management 
Facility. 
 
Allowing the additional height will significantly extend the life of the landfill and is a cost efficient use of the existing 
footprint of the landfill. The cost efficiency will benefit all users of the landfill, which include valley-wide residents, 
businesses and non-profit organizations. 
 

2. Conditional Use Information 
 
Operating/Delivery Hours:  7:00 AM to 5:00 PM, Monday through Saturday. Closed on Sundays, Thanksgiving, Christmas, 
and New Years Day. 
 
Adjacent land uses (abutting and across the street properties):  
North: Railroad right-of-way and railroad line 
East: 80 acre Knorr Property buffer owned by SL County 
South: California Avenue and Utah State Division of Wildlife Resources Property 
West: Mountain View Landfill and vacant Kennecott property 
 
Number of employees during highest shift:  27 
 
Number of seats provided: Not Applicable 
 
Have you discussed the project with nearby property owners? What has been the response? 
The Mountain View Landfill offered the attached letter of support for this Conditional Use Application. (See Item #6.) 
  



4. Site Plan 
  





5. Elevation Drawing 
  





6. Attachment: Letter of Support from Waste Management of Utah, Inc,  
Owner and Operator of Mountain View Landfill 
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ATTACHMENT D:  LANDFILL MASTER PLAN EXCERPTS 
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ATTACHMENT E:  EXISTING CONDITIONS & ZONING 
REQUIREMENTS 

CURRENT ZONING REQUIREMENTS  
 

Regulation Zone Regulation Proposal Complies? 

Landfill 
Height 

Height Regulated by the 
Planning Commission 

205' Conditional Use Approval 
Required 

Front Yard 
Setback 

Min. 30' 110' Yes 

Side Yard 
Setback 

Min. 10' 110' Yes 

Rear Yard 
Setback 

Min. 10' 110' Yes 

Landscape 
Yards/Buffers 

As approved by the 
Planning Commission 

Min. 30' Natural 
Vegetation 

Yes, landscaping is at the 
discretion of the Planning 

Commission 

Proximity to 
Residential and 

Institutional 
Zones 

Min. 1,000 feet from 
such uses 

~5 Miles  Yes 

Minimum Lot 
Size 

8 Acres ~537 Acres Yes 

 

ADJACENT LAND USE 
The land use surrounding the site is: 
 

 East: Vacant land, gas and power transmission corridor, and future Mountain View Highway 
Corridor 

 West: Vacant land and landfill approved for 205' in height 

 North: 200' wide rail corridor, vacant land, and portion of future Mountain View Highway 
Corridor 

 South: Lee Kay Ponds (wetlands) and Lee Kay Public Shooting Range and dog training grounds 

 
ADJACENT ZONING 
The zoning surrounding the site is:  

 

 East: Transitional Overlay and M-1, Light Manufacturing 

 West: Landfill Overlay and M-1, Light Manufacturing 

 North: M-1, Light Manufacturing 

 South: Open Space 
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ATTACHMENT F:  ANALYSIS OF STANDARDS 

21A.54.080 Standards for Conditional Use 
 
Approval Standards: A conditional use shall be approved unless the planning commission, or in the 
case of administrative conditional uses, the planning director or designee, concludes that the following 
standards cannot be met: 
 

1. The use complies with applicable provisions of this title: 

 

Analysis:  The proposal is located in the Landfill Overlay zoning district. Landfills are a conditional 

use in the Landfill Overlay district and changes to an existing landfill require an additional 

conditional use process. Landfill height is regulated by the Planning Commission through the 

conditional use process and so the height increase is being processed as a conditional use.  

 

As per section 21A.34.070.I, the application for a landfill shall also be accompanied by the following:  

1. Plan for controlling and/or mitigating pests that may be attracted to the site; 

2. An end use plan; and 

3. A landscape plan indicating how the proposed landscaping will mitigate noise, dust, or other 

impacts on surrounding uses. If surrounding properties are undeveloped, the landscape plan shall 

address potential impacts on uses permitted within the applicable zoning districts for such 

undeveloped property. 

 

In accordance with that provision, the landfill has a comprehensive master plan that includes plans 

for pest control and the end use of the property, including how the end use of the property will 

remain compatible with surrounding land uses. Excerpts of the master plan are included in 

Attachment D.  The current master plan is in the process of being updated and will be updated to 

reflect the additional height allowance if approved by the Planning Commission.  

 

Regarding the landscaping, the applicant has submitted a site plan showing a 110' setback for the 

landfill mound from the property boundaries. As shown in the table in Attachment E, the setback 

and other aspects of the landfill comply with the general zoning regulations for landfills. As noted in 

the table, requiring landscaping in the front yard is at the discretion of the Planning Commission. As 

such, staff is recommending that that natural vegetation be allowed to continue to occupy the first 

30' deep front yard area.  

 

Besides a small segment at the entrance to the dump, there is no curb, gutter, or landscaped park 

strips along California Avenue next to the landfill. The area between the edge of the street and the 

property line is occupied by natural vegetation. Therefore any formal landscaping would be screened 

from public view by the existing natural vegetation in the right-of-way along the street and provide 

no public benefit.  

 

Additionally, the Lee Kay Ponds across the street are used as natural open space for birds and other 

animal and the site consists of ponds and natural vegetation. The natural vegetation located along 

the front yard of the landfill site is similar to the natural vegetation located across the street at the 

Lee Kay Ponds. This site and use would not benefit from the addition of landscaping on the landfill 

site. Further, other uses on adjacent properties would also not benefit from additional landscaping 

along other property boundaries, due to the amount of horizontal separation between the landfill 

itself and developable industrial zoned land. Given these conditions, staff is not recommending any 



 

 

 Page 13 

 
 

other front yard landscaping or landscaping along any other property lines because the natural 

vegetation meets the intent of the landscape ordinance.  The landscaping requirements allow natural 

vegetation in areas that are required to be landscaped.  

 

The Landfill Overlay district regulations in section 21A.34.070.J require landfills to obtain approval 

from all other necessary regulatory agencies before the Planning Division can sign off on the landfill 

conditional use approval. Some of the required regulatory approvals for the landfill cannot be 

obtained until the Planning Commission has approved the additional height. As such, 

documentation of those approvals will be required before the Planning Division can provide final 

sign off for the landfill height and is a conditional of approval. 

 

The property is located in the Airport Flight Path Protection Overlay. The overlay imposes height 

standards that limit development height near the airport. As discussed by the Airports department in 

Attachment G, the proposed height creates no observed impacts to airport operations. The applicant 

is required to record an avigation easement across the property if it has not already been created, 

and is a condition of approval. 

 

Finding: The proposal will comply with the applicable provisions of the Salt Lake City Zoning 

Ordinance on the condition that regulatory agency approvals are documented and an avigation is 

recorded against the property.  

 

2. The use is compatible, or with conditions of approval can be made compatible, with 

surrounding uses; 

 

Analysis:  The surrounding uses are discussed under issue 1 on page 2. Generally, the additional 

landfill height is not expected to cause any additional negative impacts on surrounding properties 

due to horizontal separation and buffering, and the surrounding properties’ current and potential 

light industrial type uses.  

 

Finding: The surrounding area generally consists of current and potential light industrial uses that 

would not be negatively impacted by the additional height allowed for the landfill. The additional 

height is also sufficiently set back so as to not have a substantial negative impact on surrounding 

uses. The height will be compatible with the surrounding uses.  

 

3. The use is consistent with applicable adopted city planning policies, documents, and 

master plans; and  

 

Analysis:  The site is located in the Northwest Quadrant community area. There is no adopted 

master plan for the Northwest Quadrant community area. The zoning map, which was adopted in 

1995, serves as the future land use map for the area.  

 

The property is zoned Open Space and Landfill Overlay. The use of the property for a landfill 

complies with this zoning. The City Council adopted the “Landfill Overlay” regulations and thereby 

established a policy to allow landfills to be developed up to a height determined to be appropriate by 

the Planning Commission through the conditional use process. As such, the additional height is 

being processed through this conditional use petition.  

 

Finding:  The proposed additional height meets adopted city planning policies, documents, and 

master plans.  

 

http://sterlingcodifiers.com/codebook/index.php?book_id=672&section_id=928581
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4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of 

reasonable conditions (refer to Detrimental Impacts Chart below for details). 

 

21a.54.080B  Detrimental Effects Determination 
In analyzing the anticipated detrimental effects of a proposed use, the planning commission or administrative 
hearing officer shall determine compliance with each of the following: 
 

Criteria Finding Rationale 

1. This title specifically authorizes the use where it is 
located 

Complies The proposed landfill height is allowed as a conditional use 
by the zoning district in which it is located and is consistent 
with applicable land use policies. 

2. The use is consistent with applicable policies set forth 
in adopted citywide, community, and small area master 
plans and future land use maps 

Complies The use is located in an area generally zoned for industrial 
uses. The zoning map serves as the future land use map for 
this area of the City. As such, the use is allowed by the 
applicable zoning and is consistent with the zoning map.  

3. The use is well-suited to the character of the site, and 
adjacent uses as shown by an analysis of the intensity, 
size, and scale of the use compared to existing uses in 
the surrounding area 

Complies As discussed under the issues section on page 2, the 
surrounding land uses in the area are currently or potentially 
light industrial uses.  These types of uses are unlikely to be 
negatively impacted by additional landfill height. 
Additionally, the site is horizontally buffered from 
surrounding properties further reducing the potential for 
negative impacts.  

4. The mass, scale, style, design, and architectural 
detailing of the surrounding structures as they relate to 
the proposed have been considered 

Complies The surrounding land is zoned for industrial uses, with some 
Open Space zoned land to the south. Industrial uses are 
generally located in large buildings designed for functionality 
and do not generally include significant architectural 
detailing. These buildings generally have few windows and 
many are used for warehousing with few employees on site. 
As such, the additional height of the landfill is expected to be 
compatible with or have little to no impact on surrounding 
industrial type development.  

5. Access points and driveways are designed to minimize 
grading of natural topography, direct vehicular traffic 
onto major streets, and not impede traffic flows 

Complies This is an existing landfill with existing access points located 
along California Avenue. California Avenue ends a few 
hundred feet after the landfill and the small amount of traffic 
on this street is generally landfill related.  The additional 
height will not increase traffic flow to the landfill and so will 
not impede traffic flows on this street.  

6. The internal circulation system is designed to mitigate 
adverse impacts on adjacent property from motorized, 
non-motorized, and pedestrian traffic 

Complies The landfill is not located adjacent to other uses that would 
be impacted by the internal circulation on the site.  

7. The site is designed to enable access and circulation 
for pedestrian and bicycles 

Complies The landfill can accommodate pedestrian and bicycle access 
at its front entrance, however, the vehicle activity across the 
rest of the site makes it unsafe for pedestrians or bicyclists to 
have circulation across the majority of the site.  

8. Access to the site does not unreasonably impact the 
service level of any abutting or adjacent street 

Complies The proposal will not increase traffic to the landfill and so 
will not impact the service level of abutting or adjacent 
streets. 

9. The location and design of off-street parking complies 
with applicable standards of this code 

Complies The proposal will not require additional off-street parking. 

10. Utility capacity is sufficient to support the use at 
normal service levels 

Complies The proposal will not require additional utility service. 

11. The use is appropriately screened, buffered, or 
separated from adjoining dissimilar uses to mitigate 
potential use conflicts 

Complies As discussed under the issues section on page 2, the land use 
is sufficiently separated from adjoining dissimilar uses so as 
to mitigate potential use conflicts.  

12. The use meets City sustainability plans, does not 
significantly impact the quality of surrounding air and 
water, encroach into a river or stream, or introduce any 
hazard or environmental damage to any adjacent 
property, including cigarette smoke 

Complies The landfill is subject to monitoring by environmental 
agencies, such as the Utah Department of Environmental 
Quality, and is maintained so as to not have an 
environmental impact on surrounding air or water.  Water is 
regularly monitored and tested on and around the site. Some 
of the monitoring sites are shown in the Environmental 
Monitoring Facilities site plan in Attachment D. The 
proposal will not likely result in any environmental impacts 
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with regard to the associated criteria. 

13. The hours of operation and delivery of the use are 
compatible with surrounding uses 

Complies The landfill is located in an industrial area where any hours 
of operation or delivery will not have detrimental impacts on 
surrounding properties.  

14. Signs and lighting are compatible with, and do not 
negatively impact surrounding uses 

Complies The landfill is located in an industrial area where signs and 
lighting will not negatively impact similarly industrial or 
heavy commercial surrounding uses. There are no residential 
uses nearby, so staff does not anticipate any detrimental 
effects from lighting.  

15. The proposed use does not undermine preservation 
of historic resources and structures 

Complies The proposal is not associated with any historic resources or 
structures. 

 
Finding: In analyzing the anticipated detrimental effects of the proposed use, Staff finds that the request 
complies with the criteria listed above. 
 
Conditions Imposed 
The Planning Commission, or planning director or designee in the case of administrative conditional uses, may 
impose any condition upon a proposed conditional use in order to address any of the factors listed in section 
21A.54.080 of the zoning ordinance.  The conditions may include: 
 

1. Conditions on the scope of the use; its character, location, hours and methods of operation, 
architecture, signage, construction, landscaping, access, loading and parking, sanitation, drainage 
and utilities, fencing and screening, and setbacks; and 

2. Conditions needed to mitigate any natural hazards; assure public safety; address environmental 
impacts; and mitigate dust, fumes, smoke, odor, noise, vibrations; chemicals, toxins, pathogens, 
gases, heat, light, and radiation. 

 
Analysis: The landfill is located in an area of the City that is generally industrial and is buffered from 
surrounding uses by a transitional zoning overlay and other horizontal separation. The additional height 
allowance for the landfill will not result in or increase any detrimental impacts to the surrounding industrial type 
development that is permitted in the area. The additional height does not result in new or increased natural 
hazards that do not already exist with a lower height landfill.  Planning Staff does not anticipate any detrimental 
effects from the proposal that require the imposition of additional conditions.  
 
Finding: The proposal meets this standard. Planning Staff does not expect any detrimental effects from the 
proposal that require additional conditions.  
 
Additional Conditions for Landfills (21A.34.070.L) 
In addition to the conditions stated above, and the standards for conditional uses outlined in 
section 21A.54.080 of this title the planning commission may impose conditions and limitation upon a 
conditional use concerning use, construction, character, location, landscaping, screening, parking, hours 
and days of operation and other matters that may be necessary or appropriate to prevent or minimize any 
adverse impact. 

1. The planning commission may require that storage of materials in the transitional area be enclosed 
in a structure if proposed open storage or recycling of materials may have a material negative 
impact on a neighboring land use. 

2. The planning commission shall specify such conditions in writing when approving the conditional 
use. 

3. The violation of any conditions of approval shall constitute grounds for revocation of the 
conditional use approval. 

 
Analysis: As discussed in the above “Conditions Imposed” section, staff does not anticipate any detrimental 
effects from the proposed additional 55 feet of height that require additional conditions to be imposed on the 
use. 
Finding: Staff does not recommend any additional conditions of approval.  

http://sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=21A.54.080
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ATTACHMENT G:  PUBLIC PROCESS AND COMMENTS 

 
PUBLIC PROCESS AND INPUT 

 The proposal was taken to a public open house on April 16th.  
 Public hearing notice mailed on May 14th. 

 Public hearing notice posted on property on May 14th. 

 Public hearing notice posted on City and State websites on May 14th. 

 Public hearing notice emailed to the Planning Division list serve on May 14th. 
 
The following is a list of the public comments received for this project: 

 Two City residents discussed the proposal with staff at the public open house and expressed their 
support for the proposal.  
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ATTACHMENT H:  DEPARTMENT REVIEW COMMENT 

 

The proposed conditional use was sent to the departments listed below for review and comment. 
 
Public Utilities  
They need to make sure that they update their DEQ permits and the Salt Lake City storm water 
discharge permits. 
 
Staff Note: Documentation of compliance with all required regulatory agency approvals is a 
condition of approval. 
 
Transportation 
No issues. 
 
Zoning 
The plan provided for review does not address 21A.34.070 H. Required Yard and Buffer 
Requirement. 
 
Staff Note: Please see the zoning standard review table in attachment E.  
 
Police 
No comments. 
 
Airports  
Thank you for the notice regarding a conditional use application for a height increase for the existing 
Salt Lake Valley Landfill, located at approximately 6030 W California Avenue.. This address is in the 
Salt Lake City's airport influence zone "C" and is listed as a area exposed to moderate levels of aircraft 
noise and having specific height restrictions. Salt Lake City requires an avigation easement for new 
development in this zone. The owner or developer should contact me at the address or email below, 
to complete the avigation easement if one has not already been created. This project creates no 
observed impacts to airport operations. 
 
Staff Note: Recording of the required avigation easement is a condition of approval.  
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ATTACHMENT I:  POTENTIAL MOTIONS 

 
Staff Recommendation:  
Based on the findings and analysis in the staff report, testimony, and discussion at the public 
hearing, I move that the Planning Commission approve the request for the proposed landfill height 
increase to 205' with the following conditions: 

1. The applicant shall document that all approvals have been granted by all necessary county, 
state and federal agencies including the approval of a financial assurance plan sufficient to 
assure adequate closure, post closure care and corrective action of the facility and 
demonstration of compliance with the state of Utah division of solid and hazardous waste 
administrative rules. 

2. The applicant shall record an avigation easement against the property in compliance with 
the requirement from the Airports Department.  

Not Consistent with Staff Recommendation:  
Based on the testimony, plans presented and the following findings, I move that the 
Planning Commission deny the request for the proposed landfill height increase due to not 
complying with the following standards: 
 
(The Planning Commission shall make findings on the applicable Conditional Use standards 
and specifically state which standard or standards are not being complied with. Please see 
Attachment F for applicable standards.) 
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