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PLANNING DIVISION 

COMMUNITY & ECONOMIC DEVELOPMENT 

Staff Report  
 

 

To: Salt Lake City Planning Commission 
 
From:  Daniel Echeverria, 801-535-7165, daniel.echeverria@slcgov.com  
 
Date: January 7, 2016 
 
Re: PLNSUB2015-00925/00926 – SLC Airport Hotel Planned Development 

Planned Development & 
Preliminary Subdivision 

 
PROPERTY ADDRESS: Approximately 192 N Jimmy Doolittle Road 
PARCEL ID: 07-36-376-029 
MASTER PLAN: Northwest Quadrant 
ZONING DISTRICT: M-1, Light Manufacturing 
 

REQUEST: Judd Lawrence, representing the property owner SLC Airport Hotel, is requesting 
approval for a hotel development at the above listed address. The developer is 
requesting to modify zoning requirements related to perimeter parking lot 
landscaping, freeway landscaping, signage, and public street frontage. Currently 
the land is vacant and the property is zoned M-1, Light Industrial. This type of 
project must be reviewed as a Planned Development and Preliminary Subdivision. 

 
RECOMMENDATION (Planned Development & Preliminary Subdivision):  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 
Planned Development and Preliminary Subdivision requests with conditions.  
 
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 petitions PLNPCM2015-00925 and 
PLNPCM2015-00926, regarding the SLC Airport Hotel Planned Development and Preliminary 
Subdivision requests. 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 record cross-access, maintenance, and drainage easements along the 
shared property line.  

3. The applicant shall record an access easement that provides Lot 2 access across Lot 1 from 
Jimmy Doolittle Road.  
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4. The plat shall specify that only one pole sign is allowed for the entire subdivision and that it is 
limited to 300 square feet of sign face per sign side. Such pole sign may be located on either 
Lot 1 or Lot 2. 

5. The plat shall specify that only one monument sign shall be allowed for the entire subdivision. 
Such monument sign may be located on either Lot 1 or Lot 2.  

6. All other applicable zoning standards not modified by the Planned Development approval 
shall apply to the development.  

7. At a minimum, the developer shall install the same amount of vegetation as would be 
required by the freeway landscape ordinance for a 20' wide landscape area, except that trees 
may be substituted with 3 large shrubs each where necessary to protect utility lines. 

8. Final approval of the freeway landscaping shall be delegated to Planning staff and shall satisfy 
the Public Utility department’s concerns regarding utility stability. 

9. Final approval authority for the development shall be delegated to Planning staff based on the 
applicant’s compliance with the standards and conditions of approval as noted within this 
staff report. 

10. The applicant shall submit a final plat to the Planning Division within 18 months from the 
date of this preliminary subdivision approval. 
 

ATTACHMENTS: 
A. Vicinity Map 

B. Preliminary Plat 

C. Site and Landscape Plans 

D. Sign Plans 

E. Building Plans & Elevations 

F. Applicant Development Narrative 

G. Property & Vicinity Photographs 

H. Existing Conditions 

I. Analysis of Standards – Planned Development 

J. Analysis of Standards – Preliminary Subdivision 

K. Public Process and Comments 

L. Department Review Comments 

M. Potential Motions 

 

PROJECT DESCRIPTION: 
The applicant is proposing to split the existing lot into two lots. Lot 1 is proposed to include a 
hotel building and associated parking lot and Lot 2 is proposed to include another building and 
parking lot. The use of the building on Lot 2 has not yet been determined, but the proposal 
conceptually includes another hotel use. Lot 2 could accommodate a number of other uses, 
including an office building. The development would be built in phases, with Lot 1 to be 
developed initially, and Lot 2 to be developed later on. The development is proposed to share the 
same parking lot and function essentially as one development, save for the property line that 
runs down the middle of the development that is intended to accommodate different ownership 
of the lots.   The development potential of the site is restricted by multiple wide easements that 
cross through the property and by a private roadway that the property does not have the right to 
use.  
 
The applicant is requesting four modifications to the zoning standards for this development. 
These include a reduction in the landscaping required along the freeway, elimination of parking 
lot landscaping required along the shared property line between lot 1 and 2, modification to the 
sign allowances, and modification to the requirement for public street frontage.  
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The first modification is the reduction of the freeway scenic landscape setback. This landscape 
area is required by the zoning ordinance to be 20' in width along the property line adjacent to 
the freeway. The applicant is requesting a reduction in this width. The proposed design tapers 
from 23' on the east side of the development, down to approximately 10' on the west side of the 
development. The modification is being requested to accommodate sufficient parking and 
vehicle maneuvering area for their development.  
 
The applicant is also requesting to modify the requirement for perimeter parking lot 
landscaping. When a parking lot is adjacent to a property line, the zoning code requires 7' of 
landscaping between the parking lot and the property line. In this case, the developer is 
requesting to eliminate this requirement along the lot line that runs down the middle of their 
development, as the parking lot is being shared between the two lots and functions as one 
parking lot.  
 
The third requested modification involves modifying signage allowances for the properties. The 
zoning ordinance allows for pole signs of up 1 square foot for every 1 linear foot of street 
frontage. Each lot in this development would be allowed 1 pole sign each, with approximately 
165 square feet of signage for each sign. Instead, the developer is proposing to construct 1 pole 
sign on Lot 1 that will advertise for the businesses on both lots. Their proposed sign would be 
300 square feet in size. Additionally, due to a number of utility easements along the rear of the 
property, the developer is requesting to modify the maximum height of the pole sign from 25' to 
33.5' and the minimum setback of the pole sign from 15' to 11'.  
 
The fourth requested modification involves the requirement for public street frontage for lots 
and buildings. The proposed lot 2 only has street frontage onto Yeagar Road, which is a private 
street. The lot does not necessarily have legal access to this street. So the developer is requesting 
a modification to the requirement for public street frontage for this lot. The lot would be 
accessed via a shared drive approach through Lot 1 from Jimmy Doolittle Road, a public street. 
 
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. Planned Development Objectives and Modifications 

2. Perimeter Parking Lot Landscaping Modifications   

3. Signage Modifications 

4. Freeway Landscaping Reduction 

5. Public Street Frontage and Multiple Buildings On One Lot 

 
Issue 1 – Planned Development Objectives and Modifications 
 
Planned Developments are requested in order to modify certain zoning standards that normally apply 
to developments. The purpose of the Planned Development process is to achieve a “more enhanced 
product than would be achievable through strict application of the land use regulations.” In addition, 
through the Planned Development process the City seeks to achieve a number of other objectives, 
such as preservation of significant buildings, green development, and coordination of buildings in a 
development. The full list of objectives is located in Attachment I. As proposed, the development is 
meeting at least two applicable objectives. These include objective A regarding the “Combination and 
coordination of architectural styles, building forms, building materials, and building relationships” 
and objective D regarding the “Use of design, landscape, or architectural features to create a pleasing 
environment.” The below issue discussions evaluate the proposed modifications as they relate to 
meeting the Planned Development objectives. 
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The above site plan highlights the modifications being made as part of the Planned 

Development, site constraints, and additional measures being made to meet the Planned 
Development objectives. 

Issue 2 - Perimeter Parking Lot Landscaping Modifications 
 
In this proposal, the developer is proposing to modify a number of standards in order to coordinate 
the buildings in their development and create a more enhanced product. Although the development is 
being split into two lots, the developer is proposing that all of the parking be shared between the two 
lots and two associated buildings.  Developments often include additional parking that goes unused 
most of the time, but is required by prospective businesses to account for the maximum parking that 
they might encounter at their busiest times. Through coordination of building relationships, the 
developer is reducing the amount of hard surfaced parking area that would otherwise be installed for 
these developments if they were separate by sharing the excess parking between the two uses.  This is 
made possible through the elimination of the perimeter parking lot landscaping (21A.48.070) that 
would normally split the development into two separate parking lots. Alternatively, the developer has 
at least doubled the amount of landscaping area provided on the east and west sides of the 
development, from 7' to 15' on the east side and from 7' to 20' on the west side. This also meets the 
Planned Development objective related to the use of landscaping to create a pleasing environment.  
 
Issue 3 - Sign Modifications 
 
Additionally, the applicant is proposing to share a single pole sign along the freeway. Normally each 
lot in this development would be allowed a separate pole sign and the zoning would not allow signage 
for the business on Lot 2 to be located on the sign on Lot 1. However, too many signs in one area can 
create a cluttered, unattractive visual environment. A specific objective of Planned Developments is 
the “use of design, landscaping, or architectural features to create a pleasing environment.” Relating 
to this, some of the purposes of the sign ordinance itself include to “improve the appearance of the 
city” and to “encourage sign legibility through the elimination of excessive and confusing sign 
displays.”  In this case, the consolidation of the signs for each business on the lot into a single sign 
display creates less clutter and creates a more pleasing environment along the freeway corridor.  
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During the review of this project, some constraints were identified by the Public Utilities department. 
The rear 50' of the property closest to the freeway is covered by a public utility easement, and includes 
both a water line and, sewer line, and storm drain line. These utility lines restrict the location of the 
proposed sign. The sign must be at least 10' from each utility line, and 10' from the top bank of any 
storm drain swales. Additionally, there must be 18' of vertical clearance within the utility easement to 
accommodate the height of a backhoe in case the lines need to be repaired. As such, the developer is 
asking for modifications to the allowed height and setback of the sign in order to accommodate these 
utility easements. The sign is proposed to be 33.5' tall, rather than 25' tall, to accommodate the 18' of 
vertical clearance below the sign face, and the sign is proposed to be setback 11' rather than 15' so that 
it is 10' from utility easements. The additional height is only being used to provide the minimum 
clearance over the utilities, and the sign face itself is the same height and width as would normally be 
installed on a 25' tall sign. As the developer is consolidating their signs and reducing the potential 
clutter along the freeway, staff is recommending approval of the modifications. The proposed 33.5' 
sign plan and the original sign proposal showing a 25' tall sign are located in Attachment D.  
 
The applicant is also proposing to consolidate two separate monument signs along the streets Jimmy 
Doolittle Road and Yeager Road. This also reduces sign clutter on the local streets, further meeting 
the Planned Development objective regarding creating a pleasing environment.  
 
Issue 4 - Freeway Landscaping Reduction 
 
Lots subdivided after 1995 are generally required to install 20' of freeway scenic landscaping along 
their property lines adjacent to freeways as per 21A.48.110. The landscaping is meant to “enhance the 
visual appearance of the City, reduce visual distractions to motorists and promote the general health, 
safety, and welfare of Salt Lake City.” The code allows for modifications to this requirement, without a 
Planned Development, when a lot was platted prior to 1995 or when conformance with the standards 
“will not benefit the visual appearance of the City or the general public welfare.” It also allows for 
modifications of the width of the landscaping in order to install required parking.  
 
The Public Utilities department has identified issues with installation of the full freeway landscape 
requirements. The full freeway landscape ordinance specifies that one tree be provided for every 300 
square feet of landscape area. As discussed regarding the sign modifications, there are multiple 
utilities within this area and Public Utilities states that the installation of trees has the potential to 
damage the utilities. The department has requested that there be as few trees as possible in this area, 
and none directly above the utilities to prevent damage to them.  
 
As damage to these utilities would directly harm the public welfare and could be a significant cost to 
the City, staff is recommending that the requirement for trees be relaxed in this area. The freeway 
landscaping standard normally allows for 20% of the required trees be substituted with large shrubs, 
at a rate of 3 large shrubs per tree. In lieu of the required trees, planning staff is recommending the 
installation of large shrubs within this landscape area that do not have the same potential for root 
damage to utilities. As this issue was identified late in the process, staff is recommending that it be a 
condition of approval for the applicant to work with staff to develop an alternative landscape plan that 
includes fewer trees and satisfies Public Utilities’ concerns for the utilities. All tree substitutions due 
to utility issues will require a minimum replacement rate of 3 large shrubs per tree.  
 
Aside from the utility issues, the developer has requested a reduction in the width of the freeway 
landscape area. Rather than a consistent 20' along the freeway, the developer is proposing that the 
landscape gradually taper from a wider 23' on the east side of the development, down to 10' on the 
west side of the development. The modification is to accommodate parking lot maneuvering area. 
The freeway travel lane closest to the property line sits approximately 3.5’ higher than the subject 
property and the elevation difference reduces the visibility of the landscaping to passing motorists. 
Due to the slight difference in average elevation between the freeway and the subject property, staff 
anticipates that the proposed landscape area will provide the same visual appearance to motorists as 
would be provided with a 20' wide landscape area, as it is the larger vegetation that will be visible 
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from the freeway rather than low growing grass. As such, staff is recommending approval of the 
requested freeway landscape modifications, with the condition that the same amount of plants are 
installed as would otherwise be required by the 20' wide landscape requirement, except that trees 
may be replaced at a rate of 3 large shrubs per tree as necessary for utility line protection. 
  
Issue 5 - Public Street Frontage and Multiple Buildings on One Lot 
 
The zoning code includes provisions that generally prohibit two buildings from being located on the 
same lot in M-1 zones unless the buildings are used for the same use or both have frontage on a 
public, not private, street. The zoning code also prohibits the creation of lots without public street 
frontage as per 21A36.010.B and C. The intent of these standards is to encourage orderly 
development and prevent buildings from being developed that are hidden from public view, which 
may have more potential to be a public nuisance. Normally, the proposed development would meet 
the standards as both lots front on what appear to be public streets; however, Yeagar Road is a private 
street, not a public street. Lot 2, as proposed, fronts only onto Yeagar Road and does not have direct 
access to a public street. Further, Yeagar Road was created to provide private vehicle access to parcels 
in the adjacent subdivision and Lot 2 of the proposed subdivision does not necessarily have the legal 
right to use Yeagar Road.  
 
As such, the development is proposing that both lots share access from Jimmy Doolittle Road from a 
shared drive approach. The use of one shared access drive rather than two access drives reduces the 
number of potential collision points within the street. Without going through the Planned 
Development process to modify the requirement for public street frontage, the development would 
generally only be able to include one building in the development or would need to create one slim or 
oddly shaped lot to maintain street frontage on Jimmy Doolittle Road for both lots. The proposal is a 
more effective use of land by coordinating the building configurations on the lots, and results in a 
better development result than would otherwise be possible. 
 
DISCUSSION: 
As discussed above and in Attachment I and Attachment J, the proposal generally meets the 
standards for both a Planned Development and Preliminary Subdivision. Generally, the requested 
modifications result in a more enhanced product than would otherwise result with strict application 
of the zoning ordinance standards. The development will function as one cohesive development 
despite being split into two properties, and this will reduce the overall amount of hard surface parking 
that would otherwise be constructed. Further, it also reduces the amount of sign clutter along the 
freeway that would occur without this Planned Development. The preliminary subdivision plat itself 
meets all the applicable normal subdivision standards without modifications, except for the 
requirement for public street frontage for Lot 2, which is being modified through the Planned 
Development.  

NEXT STEPS: 
 
Planned Development and Preliminary 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 then be able to submit for 
building permits for the development. The applicant will also need to submit a final subdivision plat 
to finalize the proposed property boundaries. Final certificates of occupancy for the buildings will not 
be issued until the conditions are met and the final subdivision plat is recorded to establish property 
the lines.  
 
Planned Development and Preliminary Subdivision Denial 
If the Planned Development and Preliminary Subdivision are denied, the applicant could potentially 
develop two lots with two buildings with a different property line configuration, but the applicant 
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would need to provide the full perimeter parking lot landscaping between the lots. Signage could not 
be combined for the two lots and the parking lots could not be connected. 
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ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT B:  PRELIMINARY PLAT 
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 ATTACHMENT C:  SITE AND LANDSCAPE PLANS 
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GENERAL NOTES - SITE PLAN:
GENERAL:
THESE PLANS ARE REPRESENTATIVE OF THE MINIMUM DESIGN CRITERIA.
LANDSCAPING SHOWN IS CONCEPTUAL AND IS NOT TO BE CONSIDERED A
PLANTING PLAN. COORDINATE SIGNAGE, SITE LIGHTING, LANDSCAPING, AND
SETBACKS WITH LOCAL JURISDICTIONS.

SITE:
CENTER SITE LIGHTING POLES ON PARKING STRIPES TO PROTECT FROM CAR
OVERHANG DAMAGE.
SITE PLAN AND FOOTPRINT SQUARE FOOTAGE CALCULATIONS ARE SHOWN AS
STANDARD PROTOTYPE W/OUT ANY OPTIONAL ROOM CONFIGURATIONS.
ALL ACCESSIBLE SIGNS VERTICAL MOUNTED WITH BOTTOM OF LETTERING 60"
ABOVE PARKING SURFACE.
PROVIDE SITE LIGHTING TO MEET ILLUMINATION LEVELS REQUIRED BY LOCAL
JURISDICTION AND THE COMFORT INN AND SUITES RULES AND REGULATIONS.

LANDSCAPING:
THE PLANT SIZES LISTED ARE THE MINIMUM SIZES ALLOWED.
THE TREES AT THE BUILDING ENTRANCES SHALL EXCEED THE MINIMUM BY TWO
SIZES.
ALL PLANTS SHOULD CONFORM TO THE LATEST EDITION OF THE AMERICAN
NURSERYMEN'S STANDARDS FOR PLANT MATERIAL.
WHERE MULTIPLE SIZES ARE INDICATED FOR CALIPER, HEIGHT OR CONTAINER,
THE LARGEST SIZE SHALL PREVAIL.
WHERE APPLICABLE CENTER TREE TRUNKS ON PARKING STRIPES TO PROTECT
FROM CAR OVERHEAD DAMAGE.
IRRIGATION SYSTEM IS OPTIONAL.

A.
B.

C.

D.

E.
F.

G.
H.

I.

J.

K.

L.

SITE STATISTICS:
SITE AREA 3.52 ACRES
VEHICLE PARKING
PARKING REQUIRED 110 STALLS  @  1 STALL/ 1 UNIT
   HOTEL BRAND
PARKING REQUIRED 55 STALLS (MIN)  @  1 STALL/ 2 UNITS
   CITY** 68.75 STALLS (MAX @ 125% OF MIN)
    **WITH TRANSPORTATION DEMAND STRATEGIES INCENTIVE, STALLS
       CAN BE INCREASED BY AN ADDITIONAL 125%.

MAJOR TRANSPORTATION DEMAND STRATEGY:
ON SITE GYM (500 S.F.)
MINOR TRANSPORTATION DEMAND STRATEGY:
PARTICIPATION IN MOTOR VEHICLE SHARING PROGRAM

TOTAL ALLOWED PARKING 68.75 X 1.25 + 68.75 = 154.69 ALLOWED
   CITY
PARKING PROVIDED 138 STALLS

(5 ACCESSIBLE STALLS WITH 1 VAN)

ALTERNATIVE PARKING METHODS
ELECTRICAL VEHICLE CHARGING 4 PROVIDED
BICYCLE PARKING 4 PROVIDED

INTERIOR LANDSCAPING
MINIMUM REQUIRED 3,372.575 .S.F (5% OF PARKING AREA)
PROVIDED 3,399.38 S.F.

THE GRAPHIC MATERIAL AND DESIGN ON THIS SHEET ARE
INSTRUMENTS OF SERVICE AND REMAIN AT ALL TIMES THE
PROPERTY OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
REPRODUCTION OR REUSE OF THE MATERIAL AND DESIGN
CONTAINED HEREIN IS PROHIBITED WITHOUT THE WRITTEN
CONSENT OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
©

D
RA

W
N

 B
Y:

PR
O

JE
C

T 
#

:

C
HE

C
KE

D
 B

Y:

OWNER:

510 South 600 East
Salt Lake City, Utah 84102

P: 801.355.6868
F: 801.355.6880

THE
RICHARDSON

DESIGN
PARTNERSHIP,

 L.L.C.

CONSULTANT:

      2015 THE RICHARDSON DESIGN PARTNERSHIP, L.L.C. ALL
RIGHTS RESERVED

PROJECT:

SHEET #

32
 W

ES
T 

FI
RE

C
LA

Y 
A

V
EN

UE
M

UR
RA

Y,
 U

T 
 8

41
07

11/3/14 P.D. SUBMITTAL

BY
 C

HO
IC

E 
HO

TE
LS

DATE DESCRIPTION

THE
RICHARDSON

DESIGN
PARTNERSHIP,

 L.L.C.

11
/3/

20
15

 1:
46

:23
 PM

C:
\U

se
rs\

rha
ns

on
\D

oc
um

en
ts\

15
-12

3_
Co

mf
ort

 In
n a

nd
 Su

ite
s_

Ce
ntr

al_
rha

ns
on

.rv
t

A
10

0.
a

A
RC

HI
TE

C
TU

RA
L

SI
TE

 P
LA

N
C

O
N

ST
RU

C
TIO

N
15

-12
3.0

1
Au

th
or

Ch
ec

ke
r

C
O

M
FO

RT
 IN

N
 &

 S
UI

TE
S

JI
M

M
Y 

D
O

LIT
TL

E 
RO

A
D

 &
 Y

EA
G

ER
 R

O
A

D
SA

LT
 L

A
KE

 C
ITY

, U
T 

 8
41

16

SL
C

 A
IR

PO
RT

 H
O

TE
L,

 L
LC

P.
D.

 S
UB

M
IT

TA
L

SCALE:  1" = 20'-0"1 ARCHITECTURAL SITE PLAN - CONSTRUCTION

SHEET NOTES
1 PROPOSED COVERED BIKE STORAGE (4 STALLS)
2 SLOPE ENTRY SIDEWALK TO FIRST FLOOR ELEVATION.
3 PORTE COCHERE ABOVE
4 SITE DRAINAGE CHANNEL
5 LANDSCAPE AREA
6 LANDSCAPE AREA OR SECONDARY SITE DRAINAGE CHANNEL
7 PROPOSED PYLON SIGN
8 OPTIONAL 8' x 8' SMOKING PATIO
9 EXTERIOR STORAGE BUILDING, COORDINATE ELECTRICAL,

LIGHTING AND MECHANICAL
10 PROPOSED ELECTRIC VEHICLE CHARGING
11 ACCESSIBLE ENTRY
12 ACCESSIBLE PARKING SIGNAGE TYP.
13 PROVIDE HOSE BIB IN DUMPSTER ENCLOSURE
14 REINFORCED CONCRETE APRON AT DUMPSTER ENCLOSURE
15 MONUMENT SIGN
16 PROPERTY FENCE, CONFIRM STYLE WITH OWNER
17 CURB AT GRADE WITH DROPOFF
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GENERAL NOTES - SITE PLAN:
GENERAL:
THESE PLANS ARE REPRESENTATIVE OF THE MINIMUM DESIGN CRITERIA.
LANDSCAPING SHOWN IS CONCEPTUAL AND IS NOT TO BE CONSIDERED A
PLANTING PLAN. COORDINATE SIGNAGE, SITE LIGHTING, LANDSCAPING, AND
SETBACKS WITH LOCAL JURISDICTIONS.

SITE:
CENTER SITE LIGHTING POLES ON PARKING STRIPES TO PROTECT FROM CAR
OVERHANG DAMAGE.
SITE PLAN AND FOOTPRINT SQUARE FOOTAGE CALCULATIONS ARE SHOWN AS
STANDARD PROTOTYPE W/OUT ANY OPTIONAL ROOM CONFIGURATIONS.
ALL ACCESSIBLE SIGNS VERTICAL MOUNTED WITH BOTTOM OF LETTERING 60"
ABOVE PARKING SURFACE.
PROVIDE SITE LIGHTING TO MEET ILLUMINATION LEVELS REQUIRED BY LOCAL
JURISDICTION AND THE COMFORT INN AND SUITES RULES AND REGULATIONS.

LANDSCAPING:
THE PLANT SIZES LISTED ARE THE MINIMUM SIZES ALLOWED.
THE TREES AT THE BUILDING ENTRANCES SHALL EXCEED THE MINIMUM BY TWO
SIZES.
ALL PLANTS SHOULD CONFORM TO THE LATEST EDITION OF THE AMERICAN
NURSERYMEN'S STANDARDS FOR PLANT MATERIAL.
WHERE MULTIPLE SIZES ARE INDICATED FOR CALIPER, HEIGHT OR CONTAINER,
THE LARGEST SIZE SHALL PREVAIL.
WHERE APPLICABLE CENTER TREE TRUNKS ON PARKING STRIPES TO PROTECT
FROM CAR OVERHEAD DAMAGE.
IRRIGATION SYSTEM IS OPTIONAL.

A.
B.

C.

D.

E.
F.

G.
H.

I.

J.

K.

L.

SITE STATISTICS:
PROJECT DATA:

SITE AREA 3.52 ACRES
VEHICLE PARKING
PARKING REQUIRED 190 STALLS  @  1 STALL/ 1 UNIT
   HOTEL BRAND
PARKING REQUIRED 95 STALLS (MIN)  @  1 STALL/ 2 UNITS
   CITY** 118.75 STALLS (MAX @ 125% OF MIN)
    **WITH TRANSPORTATION DEMAND STRATEGIES INCENTIVE, STALLS
       CAN BE INCREASED BY AN ADDITIONAL 125%.
· MAJOR TRANSPORTATION DEMAND STRATEGY:

ON SITE GYM (500 S.F.)
· MINOR TRANSPORTATION DEMAND STRATEGY:

PARTICIPATION IN MOTOR VEHICLE SHARING PROGRAM
TOTAL ALLOWED PARKING 118.75 X 1.25 + 116.25 = 267.2 ALLOWED
   CITY
PARKING PROVIDED 180 STALLS

(8 ACCESSIBLE STALLS WITH 2 VAN)

ALTERNATIVE PARKING METHODS
ELECTRICAL VEHICLE CHARGING8 PROVIDED
BICYCLE PARKING 8 PROVIDED

THE GRAPHIC MATERIAL AND DESIGN ON THIS SHEET ARE
INSTRUMENTS OF SERVICE AND REMAIN AT ALL TIMES THE
PROPERTY OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
REPRODUCTION OR REUSE OF THE MATERIAL AND DESIGN
CONTAINED HEREIN IS PROHIBITED WITHOUT THE WRITTEN
CONSENT OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
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SCALE:  1" = 20'-0"1 ARCHITECTURAL SITE PLAN - DEVELOPMENT

SHEET NOTES
1 ACCESSIBLE ENTRY
2 PROPOSED COVERED BIKE STORAGE (4 STALLS)
3 PROPOSED ELECTRIC VEHICLE CHARGING
4 PROPERTY FENCE, CONFIRM STYLE WITH OWNER
5 OPTIONAL 8' x 8' SMOKING PATIO
6 EXTERIOR STORAGE BUILDING, COORDINATE ELECTRICAL,

LIGHTING AND MECHANICAL
7 PROVIDE HOSE BIB IN DUMPSTER ENCLOSURE
8 REINFORCED CONCRETE APRON AT DUMPSTER ENCLOSURE
9 MONUMENT SIGN
10 SITE DRAINAGE CHANNEL
11 LANDSCAPE AREA
12 PROPOSED PYLON SIGN
13 SLOPE ENTRY SIDEWALK TO FIRST FLOOR ELEVATION.
14 ACCESSIBLE PARKING SIGNAGE TYP.
15 PORTE COCHERE ABOVE
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ATTACHMENT D:  SIGN PLANS 
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EL6916
Text Box
Staff Note: This combined pole sign diagram is the option recommended for approval.



page #

It is the intent and purpose of this color rendering to provide a basic color representation of your sign finish and color.  However, digital media and printed colors will vary from actual paint finish and color.  Existing painted 
surfaces will have a perceptible difference in shade and sheen from your sign finish.  Providing a sample of the paint you wish to match or a Matthews paint color formula will minimize the differences.
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SITE # TBD

Jimmy Dolittle Rd & Yeager Rd
Salt Lake City, UT 84116
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Kate Getchell

CMI-SaltLakeCityUT-R1-110515
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It is the intent and purpose of this color rendering to provide a basic color representation of your sign finish and color.  However, digital media and printed colors will vary from actual paint finish and color.  Existing painted 
surfaces will have a perceptible difference in shade and sheen from your sign finish.  Providing a sample of the paint you wish to match or a Matthews paint color formula will minimize the differences.
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• ACRYLIC FACE SUBSTRATE W/ 1ST SURFACE 
  VINYL DECORATION
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It is the intent and purpose of this color rendering to provide a basic color representation of your sign finish and color.  However, digital media and printed colors will vary from actual paint finish and color.  Existing painted 
surfaces will have a perceptible difference in shade and sheen from your sign finish.  Providing a sample of the paint you wish to match or a Matthews paint color formula will minimize the differences.
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It is the intent and purpose of this color rendering to provide a basic color representation of your sign finish and color.  However, digital media and printed colors will vary from actual paint finish and color.  Existing painted 
surfaces will have a perceptible difference in shade and sheen from your sign finish.  Providing a sample of the paint you wish to match or a Matthews paint color formula will minimize the differences.
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EL6916
Text Box
STAFF NOTE: THE BELOW SIGN REPRESENTS THE ORIGINAL DIMENSIONS OF THE SIGN BEFORE THE UTILITY CLEARANCE ISSUES WERE IDENTIFIED ARE INCLUDED HERE FOR REFERENCE ONLY.

EL6916
Text Box
STAFF NOTE: The below sign represents the pole sign dimensions if the sign was not shared and was under 25'.
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It is the intent and purpose of this color rendering to provide a basic color representation of your sign finish and color.  However, digital media and printed colors will vary from actual paint finish and color.  Existing painted 
surfaces will have a perceptible difference in shade and sheen from your sign finish.  Providing a sample of the paint you wish to match or a Matthews paint color formula will minimize the differences.
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EL6916
Text Box
Staff note: The combined sign with two tenant cabinets shown under  "Proposed Signage Option 2" is the option recommended for approval.
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GENERAL NOTES - FLOOR PLANS:
WOOD BEARING WALLS ARE ASSUMED TO BE 2X6.
REFER TO 500 SERIES SHEETS FOR PUBLIC SPACE & GUESTROOM ENLARGED
PLANS, DIMENSIONS & NOTATIONS.
CORRIDOR CARPET SHOWN ON THE 1/8" OVERALL PLAN.  FOR ALL OTHER FINISH
MATERIAL DESIGNATIONS SEE 1/4" ENLARGED FINISH PLANS.
HINGES SIDE OF DOOR TO BE LOCATED 4" FROM ADJACENT WALL, UNO.  SWING
DOORS & FRAMES SHALL BE INSTALLED AS SHOWN BELOW, UNO.

REFERENCE DOOR AND WINDOW MANUFACTURERS' SPECIFICATIONS FOR ACTUAL
ROUGH OPENING SIZE.  SEE A600 SERIES FOR DOOR AN WINDOW TYPES.
FOR SPECIFIC WALL ASSEMBLY INFORMATION, SEE SHEET T003.

DOOR IN PATH OF EGRESS SHALL BE EQUIPPED WITH HARDWARE COMPLYING
WITH CHAPTER 10 OF THE 2012 INTERNATIONAL BUILDING CODE AND ANY
APPLICABLE CODES.
DOOR REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPED WITH HARDWARE
COMPLYING WITH ICC/ANSI STANDARD 117.1 AND ANY APPLICABLE CODES.
TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS ARE TO BE LOCATED IN
INCONSPICUOUS PLACES AND NOT IN GUESTROOMS.  ALL FLOOR CLEAN OUTS
LOCATED IN CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.  ALL
CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.
ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.
REFER TO ELECTRICAL, ENLARGED ARCHITECTURAL, AND OVERALL
ARCHITECTURAL PLANS FOR ELECTRICAL INFORMATION.
PROVIDE WALLS WITH AN STC RATING OF 60 MIN AT CONDITIONS WHERE
GUESTROOM HEADBOARD WALL ADJOINS WITH PUBLIC SPACE OR WITH
ADJACENT GUESTROOM'S TV WALL.
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PROPERTY OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
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CONTAINED HEREIN IS PROHIBITED WITHOUT THE WRITTEN
CONSENT OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
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GENERAL NOTES - FLOOR PLANS:
WOOD BEARING WALLS ARE ASSUMED TO BE 2X6.
REFER TO 500 SERIES SHEETS FOR PUBLIC SPACE & GUESTROOM ENLARGED
PLANS, DIMENSIONS & NOTATIONS.
CORRIDOR CARPET SHOWN ON THE 1/8" OVERALL PLAN.  FOR ALL OTHER FINISH
MATERIAL DESIGNATIONS SEE 1/4" ENLARGED FINISH PLANS.
HINGES SIDE OF DOOR TO BE LOCATED 4" FROM ADJACENT WALL, UNO.  SWING
DOORS & FRAMES SHALL BE INSTALLED AS SHOWN BELOW, UNO.

REFERENCE DOOR AND WINDOW MANUFACTURERS' SPECIFICATIONS FOR ACTUAL
ROUGH OPENING SIZE.  SEE A600 SERIES FOR DOOR AN WINDOW TYPES.
FOR SPECIFIC WALL ASSEMBLY INFORMATION, SEE SHEET T003.

DOOR IN PATH OF EGRESS SHALL BE EQUIPPED WITH HARDWARE COMPLYING
WITH CHAPTER 10 OF THE 2012 INTERNATIONAL BUILDING CODE AND ANY
APPLICABLE CODES.
DOOR REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPED WITH HARDWARE
COMPLYING WITH ICC/ANSI STANDARD 117.1 AND ANY APPLICABLE CODES.
TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS ARE TO BE LOCATED IN
INCONSPICUOUS PLACES AND NOT IN GUESTROOMS.  ALL FLOOR CLEAN OUTS
LOCATED IN CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.  ALL
CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.
ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.
REFER TO ELECTRICAL, ENLARGED ARCHITECTURAL, AND OVERALL
ARCHITECTURAL PLANS FOR ELECTRICAL INFORMATION.
PROVIDE WALLS WITH AN STC RATING OF 60 MIN AT CONDITIONS WHERE
GUESTROOM HEADBOARD WALL ADJOINS WITH PUBLIC SPACE OR WITH
ADJACENT GUESTROOM'S TV WALL.
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REPRODUCTION OR REUSE OF THE MATERIAL AND DESIGN
CONTAINED HEREIN IS PROHIBITED WITHOUT THE WRITTEN
CONSENT OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
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SCALE:  1/8" = 1'-0"1 SECOND LEVEL FLOOR PLAN

project north true north
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GENERAL NOTES - FLOOR PLANS:
WOOD BEARING WALLS ARE ASSUMED TO BE 2X6.
REFER TO 500 SERIES SHEETS FOR PUBLIC SPACE & GUESTROOM ENLARGED
PLANS, DIMENSIONS & NOTATIONS.
CORRIDOR CARPET SHOWN ON THE 1/8" OVERALL PLAN.  FOR ALL OTHER FINISH
MATERIAL DESIGNATIONS SEE 1/4" ENLARGED FINISH PLANS.
HINGES SIDE OF DOOR TO BE LOCATED 4" FROM ADJACENT WALL, UNO.  SWING
DOORS & FRAMES SHALL BE INSTALLED AS SHOWN BELOW, UNO.

REFERENCE DOOR AND WINDOW MANUFACTURERS' SPECIFICATIONS FOR ACTUAL
ROUGH OPENING SIZE.  SEE A600 SERIES FOR DOOR AN WINDOW TYPES.
FOR SPECIFIC WALL ASSEMBLY INFORMATION, SEE SHEET T003.

DOOR IN PATH OF EGRESS SHALL BE EQUIPPED WITH HARDWARE COMPLYING
WITH CHAPTER 10 OF THE 2012 INTERNATIONAL BUILDING CODE AND ANY
APPLICABLE CODES.
DOOR REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPED WITH HARDWARE
COMPLYING WITH ICC/ANSI STANDARD 117.1 AND ANY APPLICABLE CODES.
TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS ARE TO BE LOCATED IN
INCONSPICUOUS PLACES AND NOT IN GUESTROOMS.  ALL FLOOR CLEAN OUTS
LOCATED IN CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.  ALL
CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.
ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.
REFER TO ELECTRICAL, ENLARGED ARCHITECTURAL, AND OVERALL
ARCHITECTURAL PLANS FOR ELECTRICAL INFORMATION.
PROVIDE WALLS WITH AN STC RATING OF 60 MIN AT CONDITIONS WHERE
GUESTROOM HEADBOARD WALL ADJOINS WITH PUBLIC SPACE OR WITH
ADJACENT GUESTROOM'S TV WALL.
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PROPERTY OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
REPRODUCTION OR REUSE OF THE MATERIAL AND DESIGN
CONTAINED HEREIN IS PROHIBITED WITHOUT THE WRITTEN
CONSENT OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
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GENERAL NOTES - FLOOR PLANS:
WOOD BEARING WALLS ARE ASSUMED TO BE 2X6.
REFER TO 500 SERIES SHEETS FOR PUBLIC SPACE & GUESTROOM ENLARGED
PLANS, DIMENSIONS & NOTATIONS.
CORRIDOR CARPET SHOWN ON THE 1/8" OVERALL PLAN.  FOR ALL OTHER FINISH
MATERIAL DESIGNATIONS SEE 1/4" ENLARGED FINISH PLANS.
HINGES SIDE OF DOOR TO BE LOCATED 4" FROM ADJACENT WALL, UNO.  SWING
DOORS & FRAMES SHALL BE INSTALLED AS SHOWN BELOW, UNO.

REFERENCE DOOR AND WINDOW MANUFACTURERS' SPECIFICATIONS FOR ACTUAL
ROUGH OPENING SIZE.  SEE A600 SERIES FOR DOOR AN WINDOW TYPES.
FOR SPECIFIC WALL ASSEMBLY INFORMATION, SEE SHEET T003.

DOOR IN PATH OF EGRESS SHALL BE EQUIPPED WITH HARDWARE COMPLYING
WITH CHAPTER 10 OF THE 2012 INTERNATIONAL BUILDING CODE AND ANY
APPLICABLE CODES.
DOOR REQUIRED TO BE ACCESSIBLE SHALL BE EQUIPED WITH HARDWARE
COMPLYING WITH ICC/ANSI STANDARD 117.1 AND ANY APPLICABLE CODES.
TO THE MAXIMUM EXTENT POSSIBLE, FLOOR CLEAN OUTS ARE TO BE LOCATED IN
INCONSPICUOUS PLACES AND NOT IN GUESTROOMS.  ALL FLOOR CLEAN OUTS
LOCATED IN CARPETED AREAS ARE TO BE FITTED WITH CARPET INSERTS.  ALL
CLEANOUTS ARE TO BE FLUSH TO FLOOR/WALLS.
ALIGN FINISHES WHERE DISSIMILAR WALL TYPES MEET, UNO.
REFER TO ELECTRICAL, ENLARGED ARCHITECTURAL, AND OVERALL
ARCHITECTURAL PLANS FOR ELECTRICAL INFORMATION.
PROVIDE WALLS WITH AN STC RATING OF 60 MIN AT CONDITIONS WHERE
GUESTROOM HEADBOARD WALL ADJOINS WITH PUBLIC SPACE OR WITH
ADJACENT GUESTROOM'S TV WALL.

1.
2.

3.

4.

5.

6.

7.

8.

9.

10.
11.

12.

1' - 6" MIN

1' - 0" MIN

4" STD
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SCALE:  1/8" = 1'-0"1 COLOR ELEVATION - FRONT

SCALE:  1/8" = 1'-0"2 COLOR ELEVATION - REAR

SCALE:  1/8" = 1'-0"3 COLOR ELEVATION - LEFT
SCALE:  1/8" = 1'-0"4 COLOR ELEVATION - RIGHT
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GENERAL NOTES - EXTERIOR ELEVATIONS:
FOR SPECIFIC WINDOW ELEVATIONS & DETAILS SEE SHEET A602
THE PROTOTYPE ILLUSTRATES A BRICK OPTION WITH AN EIFS FACADE, IF A
MATERIAL IS USED IN LIEU OF THE BRICK OPTION, THE EXECUTION OF THAT
MATERIAL MUST MAINTAIN THE SAME ELEVATION RELIEF PROPERTIES AS THE
BRICK OPTION.
WHERE MATERIAL ALTERNATIVES EXIST, USE OF THESE MATERIALS MUST BE
CONSISTENT THROUGHOUT THE ENTIRE PROJECT. MIXING AND MATCHING OF
MATERIALS AND COLOR SCHEMES ARE PROHIBITED.
FINISH OF ALL PTAC/VTAC LOUVERS TO MATCH ALUMINUM WINDOW FINISH UNO.

1.
2.

3.

4.

EF1     --  E.I.F.S. COLOR 1, BENJAMIN MOORE WHITE SAND
EF2     --  E.I.F.S. COLOR 2, BENJAMIN MOORE PROVIDENCE OLIVE
EF3     --  E.I.F.S. COLOR 3, BENJAMIN MOORE VALLEY FORGE TAN
EF4     --  E.I.F.S. COLOR 4, BENJAMIN MOORE STEEL WOOL
EF5     --  E.I.F.S TRIM COLOR, BENJAMIN MOORE WHITE HERON
EF6     --  MANUFACTURED STONE VENEER HARRISTONE SILVERDELLE LUEDERS
EF7     --  METAL COPING/FLASHING, DARK BRONZE
EF8     --  ALUMINUM DOORS & WINDOWS, ANODIZED DARK BRONZE
EF9     --  AWNING, DARK BRONZE
EF10   --  CORNICE, BENJAMIN MOORE WHITE HERON

EXTERIOR FINISH SCHEDULE:

THE GRAPHIC MATERIAL AND DESIGN ON THIS SHEET ARE
INSTRUMENTS OF SERVICE AND REMAIN AT ALL TIMES THE
PROPERTY OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
REPRODUCTION OR REUSE OF THE MATERIAL AND DESIGN
CONTAINED HEREIN IS PROHIBITED WITHOUT THE WRITTEN
CONSENT OF THE RICHARDSON DESIGN PARTNERSHIP, L.L.C.
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SCALE:  1/8" = 1'-0"1 FRONT ELEVATION

SCALE:  1/4" = 1'-0"3 ENLARGED FRONT ELEVATION - ENTRY TYPICAL
SCALE:  1/4" = 1'-0"2 ENLARGED FRONT ELEVATION - FACADE TYPICAL
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GENERAL NOTES - EXTERIOR ELEVATIONS:
FOR SPECIFIC WINDOW ELEVATIONS & DETAILS SEE SHEET A602
THE PROTOTYPE ILLUSTRATES A BRICK OPTION WITH AN EIFS FACADE, IF A
MATERIAL IS USED IN LIEU OF THE BRICK OPTION, THE EXECUTION OF THAT
MATERIAL MUST MAINTAIN THE SAME ELEVATION RELIEF PROPERTIES AS THE
BRICK OPTION.
WHERE MATERIAL ALTERNATIVES EXIST, USE OF THESE MATERIALS MUST BE
CONSISTENT THROUGHOUT THE ENTIRE PROJECT. MIXING AND MATCHING OF
MATERIALS AND COLOR SCHEMES ARE PROHIBITED.
FINISH OF ALL PTAC/VTAC LOUVERS TO MATCH ALUMINUM WINDOW FINISH UNO.

1.
2.

3.

4.

EF1     --  E.I.F.S. COLOR 1, BENJAMIN MOORE WHITE SAND
EF2     --  E.I.F.S. COLOR 2, BENJAMIN MOORE PROVIDENCE OLIVE
EF3     --  E.I.F.S. COLOR 3, BENJAMIN MOORE VALLEY FORGE TAN
EF4     --  E.I.F.S. COLOR 4, BENJAMIN MOORE STEEL WOOL
EF5     --  E.I.F.S TRIM COLOR, BENJAMIN MOORE WHITE HERON
EF6     --  MANUFACTURED STONE VENEER HARRISTONE SILVERDELLE LUEDERS
EF7     --  METAL COPING/FLASHING, DARK BRONZE
EF8     --  ALUMINUM DOORS & WINDOWS, ANODIZED DARK BRONZE
EF9     --  AWNING, DARK BRONZE
EF10   --  CORNICE, BENJAMIN MOORE WHITE HERON

EXTERIOR FINISH SCHEDULE:

SCALE:  1/8" = 1'-0"2 NORTH ELEVATION

SCALE:  1/8" = 1'-0"3 WEST ELEVATION

SCALE:  1/8" = 1'-0"1 SOUTH ELEVATION
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ATTACHMENT F: APPLICANT DEVELOPMENT 
NARRATIVE 
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Planned Development Application 

Proposed SLC Airport Hotel Subdivision 

192 North Jimmy Doolittle Drive 

Located in the Salt Lake International Center 

 

SITE HISTORY 

 

This Planned Development application is being submitted concurrently with a Plat Amendment.  The lot 

being amended is Lot 101 of the LBIG Subdivision.  The LBIG Subdivision amended Lot 4D and 4E of 

Amended 4C, 4D and a portion of Lot 4, Plat 1B, Salt Lake International Center and Lot 4B of Amended Lot 

4, Plat 8, Salt Lake International Center.  Due to all of the lot amendments, Lot 1 is burdened more by 

easements than a typical lot.  The lot is bisected by multiple drainage and utility easements, has two open 

channel drainage swales and has minimal frontage on a public road (see attached LBIG Subdivision plat).  

The plat amendment will create two new lots, 1A and 2A, out of the current Lot 101. 

 

The parcel’s location adjacent to I-80, its proximity to the airport and being adjacent to several other hotel 

properties, makes this site desirable for a hotel property.  The development of a Comfort Inn and Suites 

hotel at this site has been approved by Choice Hotels.  The Owner has looked at multiple options for the 

development of this parcel, and after reviewing all of the options, the preferred use of the lot is to 

construct two buildings on the property.   

 

The first building would be a Comfort Inn and Suites hotel, proposed for immediate construction on Lot 

1A.  The site plan has been developed assuming a second hotel on Lot 2A, with sufficient parking and 

footprint to construct an 80-room hotel, however, the future building pad on Lot 2A may be developed 

for a use other than a hotel.  Whatever building is constructed on Lot 2A would be constrained by the 

footprint supplied, and the number of parking stalls available.  Currently the development of a second 

hotel is planned, but is not guaranteed.  Market forces will dictate the use of the second lot.  

 

Sufficient design has been completed to demonstrate that two hotels (a 110-room Comfort Inn , and an 

80-room hotel) and associated parking can be constructed on the site (see attached Architectural Site Plan 

-  Development drawing).   

 

In order to make the two-lot option work, some variances from the zoning requirements for two stand-

alone lots will be required.  The purpose of this Planned Development application is to request and solidify 

the needed variances.  The plat amendment (lot amendment) will incorporate shared easements and 

restrictions via CC&Rs to further facilitate the development of the two parcels.   

 

Note that the plat amendment will create two lots, and the intent is for the current lot owner to retain 

ownership of both lots, with the option to sell one, or both, of the lots in the future should opportunities 

arise.  Having two separate lots also facilitates securing financing and development of the lots. 

 

PROJECT DESCRIPTION AND DEVELOPMENT INFORMATION 

The property is located at 192 North Jimmy Doolittle Drive, which is at the south end of Jimmy Doolittle 

Drive.  A Super 8 motel is adjacent to the west.  The south boundary is I-80, and an open channel drain 

(Little Goggin Drain).  The east boundary abuts an existing parking lot supporting office buildings further 
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to the east.  The north boundary is contiguous with the Jimmy Doolittle cul-de-sac head right-of-way and 

the right-of-way of Yeager Road.  Yeager Road is a private road, and the lot has no access rights onto 

Yeager Road (LBIG Lot 102 extends between the road right of way and the north boundary of Lot 101, 

creating a protection strip).  The Owners of Yeager Road and Lot 102 have been approached about using 

Yeager Road for access, and no access has been granted. 

The parcel is accessed via Jimmy Doolittle Drive.  The existing parcel has 163 feet of frontage along the 

arc of the cul-de-sac head located at the south end of Jimmy Doolittle.  As mentioned above, there is also 

frontage along Yeager Road, but Yeager Road is a private road, and there is no access. A request of this 

PD application, and as proposed on the amended subdivision, is for a shared access for both Lots 1A and 

2A.  A shared access easement will be provided on the plat. 

The limited frontage on Jimmy Doolittle also limits the location for the various utility connections.  As 

such, a private utility easement across Lot 1A to serve Lot 2A is also being provided.  The two lots will 

share a common fire line and fire hydrants.  The shared uses and easements will be defined in the CC&Rs 

to be filed with the plat amendment.  As necessary, a shared fire line agreement with SLCPU will be 

developed. 

The current 3.523 acre lot will be amended to create two lots.  The amended plat for LBIG Lot 101 is 

attached.  The proposed development will accommodate construction of a 110-room, four-story Comfort 

Inn hotel on Lot 1A, and a future building on Lot 2A.  Note that sufficient planning has been completed to 

verify that an 80-room, four story hotel could be developed on Lot 2A (see attached Architectural Site 

Plan - Development drawing), however, the development of Lot 2A will be market-driven, and it may be 

developed as an office building or other use as allowed by zoning requirements.  The proposed Comfort 

Inn and Suites hotel will not have convention facilities or an on-site restaurant.  There will be 

approximately 600 square feet of meeting space.  The Comfort Inn will have a pool and exercise room.   

The property is encumbered with multiple easements – a 20’ wide sewer easement that crosses the parcel 

diagonally, and which has a 15” sewer main in it; a 20’ wide drainage easement that more or less runs 

down the middle of the lot, and conveys drainage flows from Jimmy Doolittle and parcels to the east and 

west; a 16.5’ communications easement that crosses through the southern 1/3 of the lot; and a drainage 

easement for the Little Goggin Drain along the south boundary of the parcel.  In order to make the two-

lot development work, it is proposed to relocate the drainage easement from the center of the parcel to 

the west boundary of the lot, and to pipe the Little Goggin Drain to allow parking to be constructed over 

a portion of the easement.  We are currently working with Public Utilities on the relocation of the drainage 

easements. 

Parking as developed on the attached Architectural Site Plan-Development drawing meets the 

requirements for allowable and desired parking for 190 hotel rooms.  Note that both a major and a minor 

transportation demand strategy incentives were used in order to utilize the 125% ‘bonus’ parking.  As 

developed in the Site Statistics table on the Architectural Site Plan-Development drawing, the maximum 

number of stalls allowed by code for 190 hotel rooms is 267 stalls and 180 stalls are provided.  Of the 180 

stalls, eight stalls will be handicapped (minimum of two van accessible), and eight stalls will be electric 

vehicle parking/charging stalls.  Bicycle parking for a minimum of eight bikes will also be provided.  Parking 

for this site exceeds the minimum required per SLC zoning ordinance (95 stalls).  Note that should Lot 2A 

be developed for a use other than a hotel, the parking analysis would have to be revised to determine the 

number of stalls required for the new use.  Parking may be a constraint on the size, or type of building 
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that could be constructed on Lot 2A if a use other than a hotel is planned.  An appropriately sized office 

building or retail use (restaurant or other use) would be compatible with the proposed Comfort Inn and 

Suites. 

In order to obtain the required number of parking stalls to meet the requirements of the typical hotel 

brand (one stall per room), two variances are needed.  The first variance is the elimination of the 

requirement of a seven-foot landscape buffer between parking lots and an adjacent property line.  This 

variance would apply only to the new lot line separating Lot 1A and Lot 2A.  This requirement (when 

assessed to each lot) results in 14 feet of landscaping that the site cannot provide while meeting the 

desired number of parking stalls.  With the proposed parking layout, compatible uses, and the shared 

parking and access configuration of this development, the seven-foot buffer is not essential, and the site 

will not suffer from the elimination of the buffer.  The interior parking lot landscape requirements of the 

code are being met.    

The second variance is for the two new lots to have shared parking.  The shared parking cross easement 

and agreement will be defined in the CC&Rs filed with the plat amendment, and will allow parking on Lot 

1A to be used by Lot 2A, and vice versa.  It will also allow parking on Lot 2A to be constructed in conjunction 

with the hotel construction on Lot 1A.  Long term maintenance of the shared parking is also addressed in 

the CC&Rs.  With the compatible uses of the two lots, the proposed layout and circulation within the 

parking areas, and the likely common ownership of the two parcels, shared parking seems a natural fit. 

With the parcel being adjacent to the I-80 right-of-way, the parcel is subject to the Freeway Scenic 

Landscape Setback requirement, which requires a 20’ landscape buffer between the property line and the 

site improvements.  Due to the bearing of the south lot line creating a slight taper to the lot depth, this 

requirement cannot be met without significant impact on the layout and use of the parcel.  Options were 

explored to lease right-of-way from UDOT to install the required 20’ buffer, but this option was 

problematic due to UDOT requirements.  The site plan has been developed to provide more than the 20’ 

of buffer at the east boundary of the property, and it tapers to a minimum of ten feet of landscaping at 

the west boundary of the project.  It is requested that a variance be granted for the Freeway Scenic 

Landscape Setback, and approval granted for the provided (20+’ to 10’ minimum) setback for this 

development.  Further justification for the reduction in the setback include: the site being west of the 

airport and outside the ‘core’ of the city; and the distance from the traveled lanes of I-80 to the property 

line.  It is proposed by the Owner that additional trees and shrubs be planted along the freeway frontage 

to provide visual screening along the development.  A berm may be incorporated into the buffer area if it 

is beneficial and compatible with the landscape plan developed.  The existing white, three-rail fencing 

installed by the Salt Lake International Center Common Area Management Association (SLICCAMA) will 

remain, and landscaping will be extended to the fence line. 

Providing adequate signage for the two parcels is a major concern from a development standpoint.  A 

visible sign from I-80 is considered crucial for the hotel.  Another concern is having two signs, where one 

of the signs has the potential to hinder visibility of the hotel.  To resolve these concerns, we propose to 

engineer and construct one shared pylon sign that will support: (i) an initial 150 square feet sign cabinet 

for the hotel on Lot 1A; and (ii) an additional 150 square foot sign cabinet when Lot 2A is developed (see 

preliminary sign plans provided).   The proposed location of the pylon sign is at the west lot line of Lot 1A 

adjacent to I-80 as shown on the Architectural Site Plan–Development drawing.  The requirements and 

limitations for signage as required by City code have been reviewed and discussed.   The total combined 
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signage requested is equal to the maximum signage allowed for two users on a single site, as per the code 

(300 SF total).  Since both Lots together contain 333.68 feet of frontage along I-80, the requested signage 

is less than the total signage area for two separate signs, one on each of the respective lots (approximately 

166 square feet  per lot). 

In addition to the shared pylon sign on I-80,  it is the desire to have adequate signage for both lots along 

Jimmy Doolittle as shown on the Architectural Site Plan–Development drawing.  Based on our 

understanding of the sign ordinance, a monument sign up to 150 square feet is allowed for each lot, Lot 

1A & 2A.  We are requesting the ability to have  the monument sign for Lot 2A to be located on Lot 1A, as 

shown on the preliminary signage plans.   The monument sign for Lot 2A would be better situated along 

the Jimmy Doolittle frontage on Lot 1A.  There would not be any signage along the frontage of Lot 2A and 

the second sign on Lot 1A will be equal to or less than the allowable signage area for Lot 2A. We are 

requesting that this variance be granted.  It will also be addressed in the CC&Rs recorded with the plat.  All 

other conditions relating to  monument signage and pylon signage will be as specified in the codes. 

The size of the lot and the various easements across the property makes its development of a large single 

use development impractical.  The proposed development of two parcels appears to be the best use of 

the property, and a natural fit into the vicinity.  The variances requested in this Planned Development 

application, and as defined in the plat amendment will facilitate the orderly development of the property, 

while providing flexibility in ownership and development of the lots.  

It is the belief of the applicant that the proposed use and layout is the best utilization of the parcel, and 

will result in an attractive, viable asset for the City, expanding the tax base and filling a need for additional 

quality hotel rooms adjacent to the airport.  The development will eliminate the unattractive, 

undeveloped parcel, transforming the site into a productive site that will serve visitors to the Salt Lake 

area for many, many years. 
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Objectives of Comfort Inn Planned Development 

The site is proposed to be used for the development of a 110�room Comfort Inn and Suites and a 

future building pad located at 192 North Jimmy Doolittle Drive (note: address is for the existing 

lot, and the address may be modified during the plat amendment process).  The site plan and 

parking calculations are based on an 80�room hotel being constructed in the future building 

pad.  The future building pad may be used for some use other than a hotel, but the use would be 

constrained by applicable zoning requirements, in particular the amount of parking available.   

The existing site is an unattractive undeveloped lot located amid developed lots.  As can be seen 

on the plat and site plan drawing for this project, the property is quite unique due to the 

constraints created by easements and limited frontage to a public road.  It is proposed that 

through variances allowed by a Planned Development, the Comfort Inn hotel can be constructed 

and become an asset to the community.  The hotel site and future building pad will meet the 

following objectives of a Planned Development: 

D. Use of design, landscape, or architectural features to create a pleasing 

environment 

As mentioned above, the existing property is an undeveloped lot amidst many nicely finished 

office buildings and hotels.  This lot is also highly visible to those driving along I�80.  At present, 

we feel the property is an “eye�sore” for those commuting along the interstate as well as patrons 

of the Salt Lake International Center (SLIC).  The Owner is dedicated to excellence and 

achieving the highest quality in all of its endeavors.  The proposed Comfort Inn will be the 

second Comfort Inn developed by the Owner, and the third hotel developed in the greater Salt 

Lake City area. 

It is believed that this property, when developed, will create a pleasing environment for all the 

surrounding areas and enhance the adjacent properties by removing this unsightly undeveloped 

parcel.  It is also believed that allowing for the hotel construction and its associated landscaping 

improvements will certainly enhance the attractiveness of the SLIC. 

The development of the hotel and future lot, utilizing common landscaping design, site 

amenities and maintenance will produce a coherent development that will be more compatible 

than two stand�alone parcels. 

The use of a shared pylon sign will reduce clutter along I�80 and make for more appealing 

frontage.  The piping of the Goggin Drain will eliminate the phragmite vegetation and vermin 

associated with the near�stagnant water within the open channel.  

F. Elimination of blighted structures or incompatible uses through redevelopment 

or rehabilitation 

As mentioned above, the existing property is an unsightly and unkempt parcel, which truly can 

be considered a blight to the community. While still providing functionality and attractiveness, 

the proposed design for the project allows for two new structures compatible with the 

surrounding area to be constructed 

The elimination of the open channel associated with the Little Goggin Drain, and the relocation 

of the smaller drainage channel into a new landscaped alignment will eliminate the unsightly 

open channels and the ‘spoil piles’ associated with the cleaning of the channels. 
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 H. Utilization of "green" building techniques in development. (Ord. 23'10 § 21, 

2010) 

Included in the design of this hotel are several “green” building techniques that will serve to 

improve the surrounding environment.  The hotel is targeting to be a green certified building 

that will install LED lighting throughout the entire building, which should provide energy 

savings.  The landscaping is being designed to conserve water and will include areas of 

xeriscaping.  Use of water efficient fixtures throughout the building will conserve water.  The use 

of shared parking will eliminate redundant parking lot lighting. 
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ATTACHMENT G: PROPERTY & VICINITY PHOTOGRAPHS 

View of the property from I-80, looking north 

 
View of the property from Jimmy Doolittle Road, looking south 

 
Panoramic view of the property from Jimmy Doolittle Road, looking south 
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ATTACHMENT H: EXISTING CONDITIONS & ZONING 

Northwest Quadrant Community Planning Area 
The proposal is located within the Northwest Quadrant community planning area. No master 
plan has been adopted for the area, though a draft master plan was recommended for adoption 
by the Planning Commission in October 2015. Lacking a master plan, the current zoning serves 
as the future land use plan for the area.  The zoning is M-1, Light Manufacturing, and the land 
use of a hotel is allowed by the zoning.  
 
Adjacent Land Use 
The land uses surrounding the site include:  

 East: Large parking lot, offices are located east of large parking lot.  

 West: Parking lot and hotel.  

 North: Parking lot and offices.  

 South: I-80 Freeway. 
 
Applicable General Zoning Standards: 
Lot 1 M-1 Zone Standards Proposed 

Development 
Complies 

Lot Size 10,000 sq ft min. 72,938 sq ft Yes 
Lot Width 80 ft min. 138 ft Yes 
Front/Corner 
Yard Setback 

15' min. 81' Yes 

Side Setback 0' min.  20' Yes 
Rear Setback 0' min. 125' Yes 
Freeway 
Landscaping 

20' min and 1 shade tree for 
every 300 sq ft of landscape 
area. Shade trees can be 
substituted with evergreens 
(up to 100%), ornamental 
trees (up to 30%), and large 
shrubs (up to 10%.) 

10' on west side, 
gradually increasing 
to ~16' on the east 
side of lot, and to 23' 
on Lot 2. Same 
amount of 
vegetation. 

No, modification 
requested to width 
and vegetation due 
to public utility 
concerns. Shade 
trees replaced with 3 
large shrubs each 
where necessary. 

Perimeter 
Parking Lot 
Landscaping  

7' min. 7'+ on west property 
line, except along 
shared Lot 1 & Lot 2 
boundary within 
development 

No, modification 
requested in order to 
share parking lot 
between lots. 

Pole Sign Face 
Area 

1 square foot per linear foot 
of street frontage; 200 square 
feet maximum for a single 
business, 300 square feet 
maximum for multiple 
businesses. 100% size on 
freeway frontage, if any other 
pole sign on street frontage is 
restricted to 75% size. 
(Freeway frontage is 168', for 
a potential single sign face of 
168 sq ft.) 

300 sq ft total, 
shared between 
multiple businesses 
on Lots 1 & 2.  

No, modification 
requested to 
incorporate signage 
allowance from 
business on Lot 2 on 
Lot 1. 
Full size pole sign 
proposed for freeway 
frontage. No pole 
sign proposed for 
local street side. 

Pole Sign 
Height/Setback 

25' max height 33.5' No, modified to 
accommodate public 
utility vertical 
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clearance 
requirements from 
utility easements. 

Pole Sign 
Setback 

15' min. from street facing 
property line 

11' No, modified to 
accommodate public 
utility horizontal 
clearance 
requirements from 
utility easements. 

Monument 
Sign Face Area 

150 square feet maximum 60 sq ft total, shared 
between multiple 
business on Lots 1 & 
2 

No, modification 
requested to 
incorporate signage 
allowance from 
business on Lot 2 on 
Lot 1 and reduce 
overall number of 
pole signs. 

Monument 
Sign Height 

5 feet at the minimum 
setback and increases 1 foot 
for each additional 1 foot of 
setback for a maximum of 20 
feet   

7' and setback 7' 
from front property 
line 

Complies 

Wall Sign Face 
Area 

1.5 sq ft per linear foot of 
building face 

West Face: 154 sq ft/ 
East Face: 154 sq ft 

Yes/Yes 

Parking 
Requirement 

Hotel: 1 stall per every 2 
separate rooms (110 Guest 
rooms, 55 stalls required) 
Additional parking allowed, 
no limit west of Redwood 
Road in M-1 zone. 

72 stalls on Lot 1 Yes 

 

Lot 2  M-1 Zone Standards Proposed 
Development 

Complies 

Lot Size 10,000 sq ft min. 80,540 sq ft Yes 
Lot Width 80 ft min. 164 ft Yes 
Front/Corner 
Yard 
Setback 

15' min. 80' Yes 

Side 
Setbacks 

0'/0' min. 20'/66' Yes 

Rear 
Setback 

0' min. 175' Yes 

Freeway 
Landscaping 

20' min.  ~10', gradually 
increasing to 16' on 
east side of lot. 

No, modification 
requested, see Lot 1. 

 Perimeter 
Parking Lot 
Landscaping  

7' min.  7'+, except along 
shared Lot 1 & Lot 2 
boundary within 
development 

No, modification 
requested 

Pole Sign 1 square foot per linear foot of 
street frontage; 200 square feet 
maximum for a single business, 
300 square feet maximum for 

None, signage for 
business on Lot 2 is 
proposed to be on 
Lot 1. 

Sign allowance 
proposed to be 
allocated to Lot 1. 
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multiple businesses (Freeway 
frontage is 165', for a potential 
single sign face of 165 sq ft.) 

Monument 
Sign Face 
Area 

150 square feet maximum None, signage for 
business on Lot 2 is 
proposed to be on lot 
1.  

Allowance proposed 
to be allocated to Lot 
1. 

Parking 
Requirement 
(for Phase 2 
Hotel) 

Hotel: 1 stall per every 2 
separate rooms (80 Guest 
rooms, 40 stalls required) 
Additional parking allowed, no 
limit west of Redwood Road in 
M-1 zone. 

108 stalls provided Yes 
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ATTACHMENT I: 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" 

Complies The applicant is complying with objectives A and D. 
Please see the issues discussion on page 3 of this 
staff report related to modifications and meeting 
planned development objectives.  
 
 

PLNSUB2015-00925 & 00926 49 Date Published: January 8, 2016

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


building techniques in 
development.  

 
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 1. 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 M-1, Light Manufacturing, which allows for a 
variety of commercial and light industrial activities.  
 
 
2. Hotels are an allowed use in the M-1 zone. The 
Planned Development process allows for 
modifications to zoning standards. Those 
modifications are discussed in the issues section on 
page 3 as well as in Attachment H. 
 
 
 
 

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 

Complies 1. The property is provided access from Jimmy 
Doolittle Road. Transportation expressed no 
concerns regarding any potential traffic impacts 
from the development. The area has a number of 
other hotel uses and additional hotel uses are not 
expected to create substantial change in the amount 
of vehicles that use the street.  
 
2.a. As discussed in the issues section on page 3 of 
the staff report, the ingress/egress of the 
development will be handled from one access point, 
reducing its potential impact to traffic on the public 
street. Jimmy Doolittle Road is classified as a local 
street in the Salt Lake City Transportation Master 
Plan.  Although Jimmy Doolittle Road is a “local” 
street, it is located in a commercial area with very 
little pedestrian traffic and so the additional 
driveway will not affect the safety, purpose, or 
character of the street.  
 
2b. The development is provided more than the 
minimum number of parking stalls required for 
hotel uses and is expected to accommodate all of its 
parking on site. As such, the development is not 
expected to encourage street side parking.  
 
2c. The development is located in a commercial and 
industrial area, with a number of other hotel uses 
nearby. The addition of another hotel use with 
similar peak traffic demands is not expected to 
negatively impact the adjacent properties.  
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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 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 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
3. Adjacent property is buffered from the parking lot 
by at least 15' of landscaping on both the east and 
west sides of the property. The parking lot will 
generally be for hotel guests and will not have 
negative impacts on the adjacent parking lots on 
adjacent properties.  
 
 
 
 
4. The development will be required to upgrade 
utility infrastructure where determined to be 
necessary by the City Utilities Department and other 
responsible entities in order to adequately provide 
service. No adverse impacts are expected from 
increased utility or public service use from the 
property.  
 
 
 
 
 
5. The development is located in an area zoned for 
commercial and light industrial uses, and the 
surrounding properties near the site have been 
developed for office, light industrial, and hotel uses. 
Additional hotel development is thus not expected 
to have any negative impacts that require buffering 
or mitigation measures. 
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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. 

 
 
 
 
 
 
6. The development is similar in scale to adjacent 
hotel developments in the area and is thus 
compatible with these other properties. 
 
 
 
The proposal does not involve a conditional use. 

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; 

Complies  Existing vegetation on the site general consists of 
weeds. There do not appear to be any mature trees 
on the site. The proposed landscaping will need to 
comply with the water efficient landscaping 
provisions of 21A.48.055 and the scale of the 
proposed landscaping is appropriate for a hotel 
development.  
 
 
 
 

E. Preservation: The proposed 
planned development shall 
preserve any historical, 
architectural, and 
environmental features of the 
property; 

Complies The proposal is currently a vacant lot and does not 
currently possess any significant historical, 
architectural, or environmental features.  

F. Compliance With Other 
Applicable Regulations: The 
proposed planned development 
shall comply with any other 
applicable code or ordinance 
requirement. 

Complies The Planned Development is also being reviewed 
against the Preliminary Subdivision standards, 
which are discussed in Attachment J. Other than the 
specific modifications requested by the applicant, 
the project appears to comply with all other 
applicable codes.  Further compliance will be 
ensured during review of construction permits. 
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ATTACHMENT J: 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, 
subject to 

approval of 
Planned 

Development 

The applicant is requesting modification to the 
standard subdivision and zoning standards 
through the Planned Development process. 
The following subdivision standard modifications 
are proposed for this development: 
 
20.12.E. Access to Public Streets 
Lot 2 will not have direct access to a public street, 
but will rely on an access easement across Lot 1 to 
access Jimmy Doolittle Road. Lot 1 will have 
direct access to a public street.  
 
 
 
 
 

B.     All buildable lots 
comply with all applicable 
zoning standards 

Complies Other than the standard noted above, the lots in 
the proposed subdivision will comply with all 
applicable zoning standards.  

C.     All necessary and 
required dedications are 
made; 
 

Complies, 
with 

conditions 

The proposed subdivision amendment does not 
require any additional right of way dedications. 
Utility and drainage easements will need to 
comply with the requirements from Public 
Utilities and the final locations of these 
easements will be determined prior to the final 
subdivision process. Compliance with Public 
Utilities’ requirements is a condition of approval.  

D.    Water supply and 
sewage disposal shall be 
satisfactory to the public 
utilities department 
director; 
 

Complies Water supply and sewage disposal will be 
evaluated and any upgrades or changes to such to 
serve the development will be required by Public 
Utilities prior to building permit or final 
subdivision approval.  

E.     Provisions for the 
construction of any 
required public 
improvements, per 
Section 20.40.010, are 
included. 
 

Complies This is a subdivision amendment that does not 
involve the construction of any additional public 
right-of-way.  

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. 

G.    If the proposal is an Complies This proposed amendment does not alter any 
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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. 
 

street or right-of-way. All of the proposed 
amendments to existing easements on the site 
involve moving them within the property 
boundaries and are not expected to have any 
negative material impact on adjacent property 
owners or the public.  
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ATTACHMENT K: PUBLIC PROCESS AND COMMENTS 

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: 
 

 Open House on December 17th, 2015 
 
Notice of Application: 
The proposal is located west of 2200 West. When a property is located west of 2200 West, City 
ordinance requires a public open house for the proposal. As such, planning staff held a public open 
house for the proposal on December 17th.  The Planning division sent mailed notices out to properties 
within 450 feet and also sent an e-mailed open house notice to affected community councils.  
 
Notice of the public hearing for the proposal included: 
Public hearing notice mailed on December 30, 2015. 
Public hearing notice posted on December 30, 2015. 
Public notice posted on City and State websites and Planning Division list serve on December 30, 
2015. 
 
Public Input: 
A number of people associated with the development came to the Open House. One person not 
affiliated with the development came to the meeting with questions about the proposal but did not 
provide any comments to staff.  
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ATTACHMENT L: DEPARTMENT REVIEW COMMENTS 

 
Fire (Ted Itchon, 801-535-6636, ted.itchon@slcgov.com) 
No comments provided.  
 
 
Engineering (Scott Weiler, 801-535-6159, scott.weiler@slcgov.com) 
(Please see the attached redlined plats and plan set with other review comments.) 
No objections to the proposed planned development. Prior to performing work in the public 
way, a Permit to Work in the Public Way must be obtained from SLC Engineering. 
 
 
Transportation (Michael Barry, 801-535-7147, michael.barry@slcgov.com) 
Parking calculations and layout appear to be acceptable. 
 
 
Public Utilities (Jason Draper, 801-483-6751, jason.draper@slcgov.com)  
We do have utilities that go through the property. They will need to relocate drainage and sewer 
lines and/or easements. They have been working with us on these. We have also received 
information from them concerning peak sewer flows. They will need to continue to work with 
SLCPU to resolve these issues prior to building permit application or subdivision approval. 
 
Additional Public Utility Comments:  
 

 I know that the freeway scenic landscaping has some specific tree requirements.   We 
have a waterline, sewer line and a storm drain ditch (potentially to be piped) in a 50' +/- 
utility easement along the south property line.  Trees cause significant issues to pipe 
stability and the maintenance of facilities.  Because of the depth and alignment of these 
utilities, we would like to see as few trees as possible in this easement and no trees 
directly above the utilities. 

 We are ok with the sign in the easement, but it needs to be 10’ from the outside of the 
storm drain and waterlines.  If they don’t pipe the ditch, then it needs to be 10’ from the 
top of the bank.  We also need 18’ vertical clearance.    

 Before piping the ditch, we will need to see hydraulic analysis of the proposed 
improvements. 

 All utility improvements will be reviewed and required with the building permit.  No 
improvements will be required as part of the subdivision plat.   

 A separate legal entity will be required to manage and maintain the irrigation, drainage, 
and fire protection.   Agreements or CC&R’s can address these items. 

 
Zoning (Greg Mikolash, 801-535-6181, greg.mikolash@slcgov.com) 
Per comments released at the DRT meeting - This proposal will need to comply with the 
provisions of 21A.28.010 in regards to the provisions of 21A.28.020 - minimum yard 
requirements landscape yards, maximum building height – any appropriate provisions of 
21A.34 - the provisions of 21A.36 in regards to multiple buildings on one site, recycling and 
construction waste management, and any other appropriate sections within this chapter.  
 
This proposal will need to comply with the provisions of 21A.40 in regards to any appropriate 
sections within this chapter – the provisions of 21A.44 for parking and maneuvering, with 
parking calculations provided and including proposed minimum parking required/provided, 
maximum parking allowed, bicycle parking required/provided, electric vehicle parking 
required/provided, off-street loading and any method of reducing or increasing the parking 
requirement - the provisions of 21A.48 for landscaping.  
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Proposed signs must meet the standards of 21A.46 – Signs.  A building permit must be applied 
for these signs as well. 
 
Planning Staff Note: The Zoning Ordinance (Chapter 21A) that includes the above referenced 
codes can be found online here: 
http://sterlingcodifiers.com/codebook/index.php?book_id=672&section_id=928507  
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ATTACHMENT M: POTENTIAL MOTIONS 

 

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 
PLNPCM2015-00925 and PLNPCM2015-00926, regarding the SLC Airport Hotel Planned 
Development and Preliminary Subdivision requests. 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 record cross-access, maintenance, and drainage easements along the 
shared property line.  

3. The applicant shall record an access easement that provides Lot 2 access across Lot 1 from 
Jimmy Doolittle Road.  

4. The plat shall specify that only one pole sign is allowed for the entire subdivision and that it is 
limited to 300 square feet of sign face per sign side. Such pole sign may be located on either 
Lot 1 or Lot 2. 

5. The plat shall specify that only one monument sign shall be allowed for the entire subdivision. 
Such monument sign may be located on either Lot 1 or Lot 2.  

6. All other applicable zoning standards not modified by the Planned Development approval 
shall apply to the development.  

7. At a minimum, the developer shall install the same amount of vegetation as would be 
required by the freeway landscape ordinance for a 20' wide landscape area, except that trees 
may be substituted with 3 large shrubs each where necessary to protect utility lines. 

8. Final approval of the freeway landscaping shall be delegated to Planning staff and shall satisfy 
the Public Utility department’s concerns regarding utility stability. 

9. Final approval authority for the development shall be delegated to Planning staff based on the 
applicant’s compliance with the standards and conditions of approval as noted within this 
staff report. 

10. The applicant shall submit a final plat to the Planning Division within 18 months from the 
date of this preliminary subdivision approval. 

 
 

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 Planned Development and Preliminary Subdivision requests due to the 
following standard(s) that are not being complied with: 
 
(The Planning Commission shall make findings on the Planned Development and Preliminary 
Subdivision standards and specifically state which standard or standards are not being complied 
with. Please see Attachment I and Attachment J for applicable standards.) 
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