
SALT LAKE CITY CORPORATION 

451 SOUTH STATE STREET, ROOM 406 WWW.SLCGOV.COM 
PO BOX 145480 SALT LAKE CITY, UT 84114-5480 TEL  801-5357757  FAX  801-535-6174 

PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report

To: Salt Lake City Planning Commission 

From: Chris Lee, 801-535-7706 

Date: January 18, 2018 

Re: PLNSUB2017-00915 and PLNSUB2017-00917 - The @2100 Multi-Unit Housing Development 

Planned Development and Preliminary Subdivision 

PROPERTY ADDRESS: 1967 South 300 West 
PARCEL ID: 15-13-453-018 
MASTER PLAN: Central Community 
ZONING DISTRICT: CG (General Commercial) 

REQUEST:  The petitioner, G. Lyman Adams, representing the property owner, MSC Associates, 
LLC, is requesting a preliminary subdivision to divide the existing parcel at 1967 S 300 W 
into two lots and then construct an 81 unit apartment complex via a planned development. 
If approved, the front parcel would continue as an existing retail business while the rear 
parcel would be the site of the proposed apartment complex. The planned development 
petition is requested because the rear parcel would not have frontage on a public street 
and perimeter landscaping on the east and south of the rear parcel would be less than the 
required seven feet in width. Per Section 21A.55.030 of the Salt Lake City zoning 
ordinance, “the planning commission may change, alter, modify or waive any provisions 
of this title or of the city’s subdivision regulations as they apply to the proposed planned 
development”. The Planning Commission has final decision making authority for planned 
developments and preliminary subdivision plats.  

RECOMMENDATION:  Based on the information in this staff report, Planning Staff recommends 
that the Planning Commission approve the preliminary subdivision and the planned 
development as proposed, subject to compliance with all applicable regulations.  

ATTACHMENTS: 
A. Vicinity and Zoning Map 
B. Preliminary Plat Map 
C. Site Plans 
D. Building Renderings and Elevations 
E. Site Photos 
F. Application 
G. Cross Access Agreements 
H. Existing Conditions 
I. Analysis of Standards 
J. Public Process and Comments 
K. Department Comments 
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PROJECT DESCRIPTION: 
 
Overview 
The subject parcel is approximately 3.136 acres (136,602 square feet) in size and is located within the 
CG zoning district in a neighborhood predominantly composed of commercial uses. There is an 
existing furniture store/warehouse fronting on 300 West. The petition stipulates that the parcel would 
be subdivided into two with the existing business to remain on the portion of the existing lot fronting 
on 300 West that will be referred to in this report as “Lot 1”. Lot 1 would be 86,728 square feet and 
would remain as it is now with the exception of providing increased parking and extending an existing 
ingress/egress easement. “Lot 2” would be located at the rear of the existing parcel (see Attachment E 
for photos). It would contain 49,874 square feet and measure approximately 129.43 feet by 387.54 feet. 
The proposed development would be accessed by easements across Lot 1 to 300 West and across the 
Sam’s Club property to the north, as illustrated by this map:  
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The applicant has submitted a planned development petition for a proposed structure on Lot 2. The 
petition seeks to modify zoning regulations related to it not fronting a public street and a reduction to 
the width of perimeter landscaping on the east and south sides of the lot. The proposed structure 
consists of 81 apartment units within a building footprint that measures approximately 288 feet long 
by 63 feet wide. The maximum height of the structure is 60 feet with units on levels 2-5. There will be 
56 one bedroom units and 25 two bedroom units. The structure will be built on grade with the first 
level dedicated primarily to interior parking accessed from the middle of the south façade. The first 
level will also house the lobby in the south west corner. In addition to the first level parking, covered 
exterior stalls are proposed on both the south and east sides of the building which necessitate a 
reduction from the required 7 feet of perimeter landscaping to 5 feet on the south and 4 feet 6 inches 
on the east. Please see Attachment C for the submitted site plans and Attachment D for building 
elevations. The following photo offers an overall view of the proposed structure on Lot 2 looking 
towards the northeast:   

 

 
Lack of Street Frontage 
The proposed site of the multi-unit development (Lot 2) is not located on a street which is the primary 
reason that planned development approval is being sought. It is approximately 385 feet east of 300 
West and will be accessible from that point via the expansion of an existing easement across the 
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parking lot of the front parcel to the south of the existing structure. The easement is 50 feet in width 
and is sufficient to handle the traffic demands of the new structure. 
 
The applicant has also provided documentation (Attachment G) of an existing easement agreement 
between the subject parcel and the Sam’s Club parcel located to the north. That easement pertains to 
“common areas” utilized for vehicular and pedestrian ingress and egress across both parcels. The 
applicant reports that said easement permits access to the private road directly east of Lot 1 which 
intersects with 300 West at Hartwell Avenue. That additional access point would serve to further 
mitigate any potential effects of vehicular traffic to and from the proposed building.     
 
Reduced Landscape Yard Widths 
The other element of the proposed project that does not meet the underlying standards of the CG 
zoning district are the widths of the landscape yards on both the east and south sides of the parking lot 
on the rear parcel. The parking lot landscaping standards in section 21A.48.070 of the Salt Lake City 
zoning ordinance stipulate that, “Where a parking lot is located within a required yard, or within twenty 
feet (20') of a lot line, perimeter landscaping shall be required along the corresponding edge of the 
parking lot” and that “Where perimeter landscaping is required, it shall be provided within landscape 
areas at least seven feet (7') in width”.  
 

The perimeter landscaping proposed by the applicant does not meet the seven foot width standard on 
the southern and eastern edges of the parking lot. On the south side, the landscaped area is proposed 
to be 5 feet wide, while on the east side it will be 4 feet 6 inches (Attachment C). The perimeter 
landscaping on the eastern side directly abuts the fence which delineates the UTA TRAX line corridor 
beyond. The applicant plans to place a fence on the south property line as well. Those fences block any 
buffering effects that the perimeter landscaping may have on abutting parcels.  
 
In regards to potential impacts that reducing the perimeter landscaping may have on the subject 
parcel, Staff is of the opinion that the requested reductions in width are not extreme and are 
compensated for in other areas. The application meets and exceeds all other landscape standards 
including interior parking lot and front yard. Additionally, although the underlying zoning does not 
require interior side yard setbacks, there is an 11 foot landscaped setback on the north side which 
provides a buffer between Lot 2 and the Sam’s Club parking lot. Further towards the east along the 
northern property line, there is a planned green space that will serve as a small dog park for residents 
of the building. It is Staff’s opinion that all of these elements compensate for the requested parking 
perimeter reductions.            
 
Parking 
As stipulated in section 21A.44.030.G (Minimum off Street Parking Requirements) of the SLC zoning 
code, there needs to be a minimum of 106 parking stalls on the site due to the requirement to provide 
1 parking stall for each of the 56 one bedroom units and 2 parking stalls for each of the 25 two bedroom 
units. However, section 21A.44.040.B.7 (Parking Exemptions for Proximity to Mass Transit) stipulates 
that the minimum number or required off street parking stalls can be reduced by 50% when a multi-
unit development is located within ¼ mile of a fixed transit station. Seeing as the Central Point Station 
at 2100 South is located within ¼ mile of the subject parcel, the applicant plans to utilize the reduction. 
Although the minimum number of parking stalls could be 53 by utilizing the mass transit proximity 
reduction, the applicant is seeking total of 91 off street parking stalls.  
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The applicant also proposes additional parking on Lot 1 (Attachment C). It will be mostly located 
behind the existing structure to the east with some additional stalls to the existing parking to the south 
as well. It is meant to remedy an existing parking shortage to bring it into compliance with current 
parking standards. Per the information submitted by the applicant, the breakdown of the uses of the 
existing structure on lot 1 is the following:  
 

 20,000 square feet of retail space 

 9,000 square feet of warehouse space 

 6,000 square feet of office space.  
 
Given those ratios, the total number of parking stalls required by ordinance is 76. Currently there are 
a total of 25 parking stalls on site. The proposed increase would be for 52 stalls for a total up to 77 stalls 
which would bring Lot 1 into full off street parking compliance.  
 
When considering this new parking plan, the applicant did a tree survey and reached out to the Salt 
Lake City Urban Forester to verify if there would be required mediation for the trees already on site to 
the east of the existing structure. The applicant reported the species of trees (Chinese Elm) on site can 
be removed without any remediation.  
 
 

KEY CONSIDERATIONS: 
The key considerations listed below have been identified through the analysis of the project, neighbor 
and community input, and department review comments.  
 

1. Cross Access Agreements 
2. Compliance with Plan Salt Lake and the Central Community Master Plan 
 
Consideration 1 – Cross Access Agreements 
Given that Lot 2 has no street frontage, cross access agreements are crucial to guarantee 
access to the site and to establish maintenance obligations. An easement is being 
established across Lot 1 as part of the preliminary subdivision process associated with 
this application. A copy of the memorandum of understanding which establishes the 
parties responsible for the maintenance of the areas covered by the easement is included 
in Attachment G.  
 
There is also a cross access agreement which addresses the maintenance agreement for 
the easement that is already established across the Sam’s Club property to the north. The 
combination of this existing easement with the new one established across Lot 1 should 
ensure that the proposed development will not negatively impact traffic flows by 
providing another access point to 300 West at an intersection governed by a traffic light 
where 300 West meets Hartwell Avenue.   
 
Consideration 2 – Plan Salt Lake and the Central Community Master Plan 
The project site is located within the boundaries of the Central Community Master 
Plan area as well as the city-wide plan called Plan Salt Lake. Plan Salt Lake is a city 
wide plan that addresses a broad range of issues important to the entire city. Chapter 
2 of Plan Salt Lake focuses on growth and lists several initiatives to help facilitate 
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responsible growth across the city. Those that are most pertinent to this project are 
1-3 and 6: 

  
1. Locate new development in areas with existing infrastructure and 

amenities, such as transit and transportation corridors. 
2. Encourage a mix of land uses. 
3. Promote infill and redevelopment of underutilized land. 
6. Accommodate and promote an increase in the City’s population.  

 
Chapter 3, Housing, has the following pertinent initiative: 
 

7. Promote high density residential in areas served by transit. 
 
And Chapter 4, Transportation & Mobility, also contains a pertinent initiative: 
 

4. Reduce automobile dependency and single occupancy vehicle trips.  
 
This project meets each of the listed initiatives. It is located in an area of the city with 
existing infrastructure and provides more diversity of uses by locating residential units 
in an area dominated by commercial. It is a good example of infill development on 
underutilized land that accommodates the increasing population of the City. 
  
This project should reduce automobile dependency by developing in an area well served 
by various transit options. The Central Point Station at approximately 2100 S and 200 
West lives up to its name. The Trax stop located there has already been mentioned, but 
it also serves as the western terminus of the S-Line trolley as well as being a major hub 
for buses with routes 9, 17, and 21 all originating there. Few locations within Salt Lake 
City provide such varied and convenient transit options.  
 
Additionally, it should be mentioned that when automobiles are utilized to go to or from 
the subject parcel, they have direct access to major streets such as 300 West and 2100 S. 
The proximity to such major roads lessens automobile impacts by enabling drivers to 
easily access other arterial streets and highways without having to pass through small 
neighborhoods.   
 
The Central Community Master Plan has more specific elements that directly pertain to 
the neighborhood where the development is proposed. The future land use map specifies 
that the lot proposed for the development is located in an area intended for “High Density 
Transit Oriented Development (50 or more dwelling units/acre)”. Transit oriented 
development is defined in the plan as: 
 

…a land use and urban design approach that emphasizes a mix of land uses with 
pedestrian access located near light rail stations. Mixed land uses include 
residential, retail, office, cultural, institutional, and open space. Transit-
oriented development districts create a walkable environment that encourages 
residents and employees to use modes of transit other than the automobile. 
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The goal of this approach is to mitigate the environmental impacts of the private 
automobile by reducing the cumulative vehicle miles traveled. TOD districts 
improve the quality of life in urban areas and may influence suburban 
commuters to move back into the Central Community. In the long term, this type 
of development can help reduce negative impacts of future regional growth on 
the environment, the quality of water and air, the availability of open space, and 
the cost of land development.  
 
TOD can assist in revitalizing neighborhoods in the Central Community, 
especially when retail, residential, and office uses are combined to support 
existing neighborhood characteristics. Urban design requirements need to focus 
on pedestrian orientation and scale.    

 
The plan goes on to discusses the intent of high density transit oriented development by 
stating that it “is the same concept as medium-density TOD except at a greater scale”. 
With that relationship established, medium density TOD development is spelled out in 
the plan as follows:  

 
The design emphasis for medium-density TOD is compatibility with existing 
medium- and low-density residential and commercial development. Higher 
intensive uses may be located near light rail stations where applicable. Medium 
density TOD areas include a mix of ground level retail or office space 
components with multi-story residential development above the ground floor 
levels. These areas must also have limits on the amount of space allocated for 
non-residential land uses. Individual solely residential land uses could remain 
within the TOD area. Building height maximums would be regulated by the 
zoning designations. Medium-density transit-oriented development supports 
residential land uses with a density range of 10-50 dwelling units per acre.  
 

While this area has not yet been designated with specific TSA (Transit Station Area) 
zoning that Salt Lake City has adopted to further transit oriented development, the 
CG zoning district allows for most all of the uses and development patterns discussed 
in the preceding paragraphs. The proposed development meets the high density 
(50+ units per acre) objective due to it being an 81 unit residential building on 1.145 
acres of land, which yields a density is 70.7 units per acre. While this project does 
not have a mixed-use component, it is located in an area dominated by commercial 
uses with a large retailer located just to the west of the proposed structure on Lot 1. 
Residents living in the area will help provide balance to the neighborhood. It meets 
the intent of both the Central Community Master Plan and Plan Salt Lake by 
providing dense housing near a transit stop on an underutilized parcel.  

 
 
DISCUSSION: 
The proposed multi-family development generally satisfies the planned development standards and 
the master plans which serve to guide community growth in the Ballpark neighborhood. It is 
compatible with the neighborhood and leaves the existing business fronting on 300 West in place while 
developing the underutilized rear lot. As discussed above and in Attachment I, the project meets the 
objectives of both Plan Salt Lake and the Central Community Master Plan and generally meets the 
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standards for a planned development. As such, staff recommends approval of the proposed preliminary 
subdivision and planned development.  
 
 
NEXT STEPS: 
Even if plans were changed to provide the full width required for the perimeter parking lot landscaping, 
the applicant could not proceed with construction due to the lack of street frontage for the rear lot. A 
planned development is required in this scenario.  
 

  Planned Development and Preliminary Subdivision Approval 
If the planned development and preliminary subdivision are approved, the applicant may proceed 
with the project after meeting all of the conditions required by City departments and the Planning 
Commission to obtain all necessary building permits.  
 
Planned Development and Preliminary Subdivision Denial 
If the planned development and preliminary subdivision is denied, the applicant will not be able to 
develop on the rear lot created by subdivision due to the lack of street frontage. A planned 
development is the only way to address that issue.  
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ATTACHMENT A:  VICINITY AND ZONING MAP 
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ATTACHMENT B:  PRELIMINARY PLAT MAP 
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ATTACHMENT C:  SITE PLANS 
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ATTACHMENT D:  RENDERINGS AND ELEVATIONS 
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ATTACHMENT E:  SITE PHOTOS 

 
View of the subject parcel looking east across 300 West  

 

 
View towards the East across Lot 2  
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View across Lot 2 to the Sam’s Club parking lot to the North  

 
View from Lot 2 towards Lot 1 to the West  
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ATTACHMENT F:  APPLICATION 
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ATTACHMENT G:  CROSS ACCESS AGREEMENTS 
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ATTACHMENT H:  EXISTING CONDITIONS 

Uses within the Immediate Vicinity of the Property  
North: Big box retail (Sam’s Club parking lot)  
South: Warehouse or storage building and a vacant lot  
West: Big box retail (Home Depot) across 300 West 
East: Directly abuts Trax line with single-family residential to the east 

  

Zoning within the Immediate Vicinity of the Property  

North: CG  
South: CG   
West: CG 
East: R-1/5000   
 

CG Zoning Requirements  

Requirement 
  

Standard   Proposed Compliance 
 

Permitted Uses Subject to 21A.33.030 and 21A.26.010 Multi-Family Residential Yes 
 

Minimum Lot 
Area   

10,000 square feet 44,800 square feet for rear 
lot (approximately) 

Yes 

Minimum Lot 
Width   

60 feet 128 feet for rear lot 
(approximately) 

Yes 

Front Yard 
Setback  

10 feet minimum 10 foot setback provided Yes 

Corner Side Yard 
Setback 

10 feet minimum N/A N/A 

Interior Side 
Yard   

None required 11 feet on the north and 26 
feet 1.25 inches to the 

exterior parking structure 
on the south. 

Yes 

Rear Yard   10 feet minimum  
 

24 feet to the exterior 
parking structure 

Yes 

Buffer Yard   None required Buffer yard provided on the 
north side. 

Yes 

Accessory 
Buildings 

Subject to 21A.36.020  Yes 

Landscape Yard 
Requirements   

A landscape yard of 10 feet required on all 
front or corner side yards, conforming to the 
requirements of 21A.48.090. 

10 foot landscaped yard  Yes 

Maximum 
Building Height   

60 feet without modifications The highest point is 60 
feet. 

Yes 

Required Parking  
Spaces   

106 for the number and type of units on Lot 2. 
50% reduction for being within ¼ mile of a 
fixed transit stop. 76 stalls required on Lot 
1 based on the use breakdown in the 
existing building, 

91 stalls on Lot 2 and 77 
stalls on Lot 1 

Yes 
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ATTACHMENT I:  ANALYSIS OF STANDARDS 

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

Standard Finding Rationale 
A. Planned Development Objectives: The 
planned development shall meet the 
purpose statement for a planned 
development (section 21A.55.010 of this 
chapter) and will achieve at least one of 
the objectives stated in said section: 

A. Combination and coordination of 
architectural styles, building forms, 
building materials, and building 
relationships; 
 
B. Preservation and enhancement of 
desirable site characteristics such as 
natural topography, vegetation and 
geologic features, and the prevention 
of soil erosion; 
 
C. Preservation of buildings which 
are architecturally or historically 
significant or contribute to the 
character of the city; 
 
D. Use of design, landscape, or 
architectural features to create a 
pleasing environment; 
 
E. Inclusion of special development 
amenities that are in the interest of 
the general public; 
 
F. Elimination of blighted structures 
or incompatible uses through 
redevelopment or rehabilitation; 
 
G. Inclusion of affordable housing 
with market rate housing; or 
 
H. Utilization of "green" building 
techniques in development.  

 

Complies The applicant intends to achieve multiple 
objectives as addressed in the application (see 
Attachment F). Those that are most pertinent 
include A, B, D, and H.   
 
The applicant has stated that the design meets 
Objective A as “the building incorporates a variety 
of building materials with breaks in wall planes, 
balconies, changes in materials, projections, 
distinctive cornices and parapets and a rooftop 
terrace nestled in the top southwest corner to add 
visual interest to the building.” He goes on to state 
that, “As this new apartment community, @2100, 
will be the first multifamily building in the near 
vicinity, it is purposefully being designed to 
differentiate itself from the commercial retail 
adjacent to it but at the same time be a compatible, 
conforming and aesthetically pleasing addition to 
the community.”  
 
The applicant wrote that the project is meeting 
Objective B because “Although the current land 
use could allow for higher density….than what 
@2100 is proposing, the developers decided not to 
include any type of underground or semi-
underground parking to increase the density of the 
project to preserve the groundwater integrity” due 
to a high water table.   
 
The applicant has stated that it is meeting all of the 
criteria in Objective D. Some examples of that 
include the following:  

@2100 will be a contemporary designed mid-
rise apartment building utilizing a variety of 
compatible materials including but not 
limited to tinted bronze glass, concrete, 
simulated relief elements, brick, hardie board 
and high intensity stucco. 
@2100 seeks to exceed landscaping 
requirements by utilizing primarily drought-
tolerant species.  
@2100 uses various heights along its roofline 
in order to avoid the institutionalized box like 
development of its commercial counterparts 
in the vicinity.  
The inclusion of spacious patios with each unit 
allows the resident to enjoy a beautiful view of 
the Wasatch and Oquirrh Mountains.  
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The last objective claimed to be met by the 
applicant is Objective H. He stated that, “While 
not necessarily a “green qualified” building 
technique, @2100 is designed where 70% of the 
units are one bedroom to reduce the need for 
vehicles”. They will be utilizing solar panels on the 
roof to power the common areas and electrical 
vehicle stations that they will provide.  
Additionally, The roof will also be a white 
membrane to keep it cooler in the summer, all 
lighting will be LED, and energy efficient 
appliances will be used in all units.  
 
 
Staff believes that the features discussed by the 
applicant in the previous quotations are valid 
arguments for meeting the referenced objectives. 
The proposed project includes high quality 
building materials and design features, 
landscaping, and significant “green” features that 
meet the required objectives. 
 

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 proposed development is located on a parcel 
that is within the boundaries of the Central 
Community Master Plan area. The future land use 
map specifies that the area is intended for “High 
Density Transit Oriented Development (50 or 
more dwelling units/acre)” and is zoned CG 
(General Commercial).  
 

The Central Community Master Plan supports new 
residential development. The proposed development 
would occur on an underutilized vacant lot and would 
provide dense residential housing near a Trax stop in 
an area that has been dominated primarily by 
commercial development. This proposed 
development helps to meet the goals of the master 
plan as well as provide needed housing and the 
elimination of existing blight. This is discussed in 
more depth in the Key Issues section.   
 
2. Multi-family residential uses are allowed in the 
CG zone. The planned development process allows 
for modifications to zoning standards. The 
requested modifications are also discussed under 
the Key Issues section. 
 

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 

Complies 1. The subject parcel (Lot 2) is located behind another 
parcel (Lot 1) that fronts on 300 West. Access to 300 
West would be provided by an easement running west 
to east across “Lot 1”. Additionally, there is an existing 
easement across the Sam’s Club property to the north 
of the subject parcel which will allow for another 
access point to 300 West at Hartwell Avenue at an 
intersection with a stop light.  As with all new 
development, this proposed development will 
produce additional traffic, but the addition of 81 units 
to the neighborhood will have a negligible effect on 
the service level of 300 West or the proximate 2100 
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materially degrading the service level 
on such street/access or any  

2. Whether the planned development 
and its location will create unusual 
pedestrian or vehicle traffic patterns 
or volumes that would not be 
expected, based on: 

a. Orientation of driveways and 
whether they direct traffic to 
major or local streets, and, if 
directed to local streets, the 
impact on the safety, purpose, 
and character of these streets; 
b. Parking area locations and 
size, and whether parking plans 
are likely to encourage street side 
parking for the planned 
development which will adversely 
impact the reasonable use of 
adjacent property; 
c. Hours of peak traffic to the 
proposed planned development 
and whether such traffic will 
unreasonably impair the use and 
enjoyment of adjacent property. 

3. Whether the internal circulation 
system of the proposed planned 
development will be designed to 
mitigate adverse impacts on adjacent 
property from motorized, 
nonmotorized, and pedestrian 
traffic; 

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

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

South due to the combination of those two access 
points via cross access agreements.  
  
2a. The project has incorporated the previously 
mentioned easement which provides a direct route 
from 300 W to the proposed development. The 
Transportation Division did not mention any 
potential traffic impacts caused by that easement 
and the location of the building on Lot 2. As 
mentioned in the Key Issues section, there is also 
an existing easement across the Sam’s Club parcel 
which allows for another ingress/egress point at 
Hartwell Avenue.   
 
2b. This project is providing a total of 91 parking 
spots on Lot 2 for the 81 units within the new 
building. Given the size and number of bedrooms 
in the units, this should be sufficient to limit 
impacts on surrounding streets. Given the 
proximity of the project to the 2100 S Trax station 
and bus route stops, a significant amount of travel 
on public transit is likely to occur and the parking 
that is proposed should be more than adequate. 
Additionally, the applicant is expanding the 
parking on Lot 1 which can be used as “spill over” 
parking for Lot 2, if needed.   
 
2c. The development will have weekday peak 
traffic that corresponds with normal commuting 
hours. The adjacent properties are not expected to 
be negatively affected by the additional traffic that 
occurs during these hours. Neighboring properties 
are mostly commercial uses with parking totals 
that are much higher than this development.  
 
3. The internal circulation system is designed to 
mitigate any potential impacts to adjacent 
properties. Access agreements across Lot 1 and the 
Sam’s Club parcel to the north will provide 
vehicular access to 300 W at two different points. 
The access crossing the Sam’s Club property has a 
traffic light at that intersection which will further 
serve to lessen impacts of vehicular use. A 
sidewalk along the southern edge of Lot 1 will 
provide safe access for pedestrians to access the 
proposed building on Lot 2 from 300 W as seen in 
Attachment C.  
 
The applicant has also provided documentation (see 
Attachment G) of an existing easement agreement 
between the subject parcel and the Sam’s Club parcel 
located to the north. That easement pertains to 
“common areas” utilized for vehicular and pedestrian 
ingress and egress across both parcels. The applicant 
reports that said easement permits access to the 
private road directly east of Lot 1 which intersects with 
300 West at Hartwell Avenue. That additional access 
point would serve to further mitigate any potential 
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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. 

 

effects of vehicular traffic to and from the proposed 
building on Lot 2.     
 
4. The development will be required to upgrade 
utility infrastructure where determined to be 
necessary by the Public Utilities Department and 
other responsible entities in order to adequately 
provide service.  
 
5. The development is located in a portion of the 
Ballpark neighborhood which has traditionally 
been dominated by commercial development 
although the Central Community Master Plan 
stipulates that it should be a High Density Transit 
Oriented Development pattern with a variety of 
uses and building forms. This multi-unit housing 
structure will be pioneering multi-unit residential 
use in the immediate vicinity and should not cause 
any significant impacts to neighboring parcels. 
Although not required, there will be a landscape 
buffer measuring 10 feet wide on the north side of 
the parcel as well as perimeter landscaping of 5 
feet and 4 feet 6 inches on the south, and east 
sides, respectively. Additionally a fence is planned 
to run along the south side of the parcel and the 
neighbors to the east are separated by the Trax 
line. There will be a 10 foot wide landscape buffer 
on the west side of the building. Being set so far 
back from 300 West and facing the rear of the 
existing building, there should be minimal 
impacts.  
 
Additionally, the proposed residential use, 
indicates that there should be no issues with 
lighting, noise, or odors.  
 
6. As mentioned above, the proposed multi-family 
structure is a distinct use and form from most of 
the neighboring parcels. It is already a high 
intensity area with several “big box” commercial 
businesses. This building will be taller than 
neighboring structures but it is within the height 
limit allowed in the zone and located away from 
the street. That scenario should complement 
existing buildings and set the stage for taller 
building with mixed uses which are envisioned by 
the Central Community Master Plan. The 
development will provide added density to the 
neighborhood but in a manner that is compatible 
to the existing neighborhood with little negative 
impact. 
 

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 Currently, there is minimal vegetation on the site 
as it has been vacant and for a significant amount 
of time. Any existing vegetation will be removed 
and new landscaping will be installed as noted in 
the landscape plan.  The landscape plan states that 
proposed plants will drought tolerant species.  
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E. Preservation: The proposed 
planned development shall 
preserve any historical, 
architectural, and environmental 
features of the property; 

Complies The parcel proposed for development is vacant. 
There are not historical, architectural, or 
environmental features of the property to be 
preserved.  
 
 

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

Complies Besides 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 plans. 
 

 

 

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 
The subdivision complies with the general 
design standards and requirements for 
subdivisions as established in Chapter 
20.12 of the Subdivision Title 

Does not comply – 
requires 
modification 
through Planned 
Development 

The applicant is requesting to modify subdivision 
standards through the Planned Development 
process. The following subdivision modification is 
proposed for this development: 
Section 20.12.010E – Access to Public Streets 
 

All buildable lots comply with all 
applicable zoning standards 

Does not comply – 
requires 
modification 
through Planned 
Development 

Lot 1 complies with the underlying zoning standards. 
Lot 2 generally complies, except for what has been 
called out in the previous table which must be 
modified by through the Planned Development 
process including lack of frontage on a public street 
and reduced parking lot perimeter landscaping.  
 

A. All necessary and required dedications 
are made; 

 
 
 

 

Complies  The proposed preliminary plat includes an access 
easement and a condition of approval states that the 
memorandum of understanding for the cross access 
agreement must be completed prior to issuing 
permits. Utility and drainage easements will also be 
determined prior to building permit approval. 
 

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

Complies – pending 
approval from 
Public Utilities 

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

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

Complies  City Departments are not requiring public 
improvements to be made at this time. 
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ATTACHMENT J:  PUBLIC PROCESS AND COMMENTS 

 

Notice of Application to the Ballpark Community Council: 

A notice of application was sent to the Chair of the Ballpark Community Council on November 16, 2017. 

The email notice included a copy of the application, the plan set, and a formal notice letter including 

approval criteria for planned developments. Notice of the open house which was held on December 6, 

2017 was also provided.  

 

Notice of the Open House: 

Notices of the December 6, 2017 open house were mailed out on November 22, 2017 to building owners 

and renters within 300 feet of the subject parcel. 

 

Notice of the Planning Commission Public Hearing: 

Notice was published to a local paper, city and state websites, and the planning division list serve on 

January 10, 2018 regarding the Planning Commission Public Hearing on January 24, 2018. 

 

Public Input: 

One public comment was received at the open house and is included on the following page. The 

applicant was invited to present at the Ballpark Community Council on December 14, 2017. The 

proposed project was well received by those in attendance with no dissenting opinions.   
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ATTACHMENT K:  DEPARTMENT COMMENTS 

Transportation – Michael Barry  
Off street parking is sufficient; parcel is within one quarter mile of a fixed transit station which 
reduces the minimum parking requirement by fifty per cent (50%). 

 
Zoning – Alan Michelsen  

CG Zone – Proposal to split the property, keep the existing 1967 S. 300 West building and develop 
a new 80 unit apartment house on the rear property requiring a planned development due to lack 
of frontage on a street. Also proposing to develop additional parking on the front property. • A 
separate building permit will be required for each property where work is proposed. • In 
developing additional parking on the front property, the maximum parking allowance for the site 
will need to be considered as well as the parking lot landscaping requirements. A Certified Address 
is to be obtained from the Engineering Dept. for use in the plan review and permit issuance 
process. • See 21A.26 for general and specific regulations of the CG zoning district. • See 
21A.36.010 for Use Of Land And Buildings and, 21A.36.250 for a permanent recycling collection 
station. • See 21A.36.250 for construction waste management plan requirements. • See 21A.37 for 
building entrance and parking lot Design Standards for the CG zoning districts. • See 21A.40 for 
Accessory Uses, Buildings and Structures, and including ground mounted utility boxes. See 
21A.44 for parking and maneuvering, with parking calculations provided that address the 
minimum parking required for each site, maximum parking allowed for each site, number 
provided for each site and any method of reducing or increasing the parking requirement for each 
site. • For the new development, the parking calculations shall also include bicycle parking 
required/provided outside of the building and within 50’ of the principle entry, off-street loading 
required/provided as well as clear pedestrian pathways from the parking lot to the entry of the 
building and the public sidewalk. • Park strip tree protection during the construction process will 
need to be evaluated by Urban Forestry. • See 21A.48 for landscaping and including 
removal/protection of private property trees. • See 21A.55 for planned developments. • See 21A.58 
for site plan review. 

Engineering – Scott Weiler  
If the existing public way improvements on the 300 West frontage of the proposed plat are 
defective (badly cracked, ponding drainage, tripping hazards, etc.), it is recommended that the 
developer consider replacing them as part of this development. 

 
Fire – Ted Itchon  
 

I was not able to check the measurements but the following dimensions will be required. The 
gate width is a minimum of 20 ft. clear, the access road clear width is 26 ft. this road shall not 
be closer than 15 ft. measured from the face of the structure and no greater than 30 ft. the 
modified hammer head turn around points shall be a minimum of 80 ft. depth on each 
measurement. The turning radius shall be a minimum of 45 ft. outside and 20 ft. inside. 

 

 
Public Utilities – Jason Draper  
 

 Review and approval of the planned development and preliminary plat does not provide 

building or utility permit and approval.  

 Easements will be required to provide water and sewer service. 

 Utilities cannot cross property lines without appropriate easements and agreements. 
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 Please submit site utility and grading plans for review. Other plans such as erosion control 

plans and plumbing plans may also be required depending on the scope of work. Submit 

supporting documents and calculations along with the plans. 

 Public Utility permit, connection, survey and inspection fees will apply. 

 An exterior, below-grade grease interceptor may be required for this application. Plumbing 

fixtures in the kitchen must be treated to remove solids and grease prior to discharge to the 

sanitary sewer. The interceptor must be sized by a licensed design professional. A 4ft 

diameter sampling manhole must be located downstream of the interceptor and upstream 

of any other connections. 

 Covered parking area drains and work shop area drains are required to be treated to remove 

solids and oils prior to discharge to the sanitary sewer. These drains cannot be discharged 

to the storm drain. Use a sand/oil separator or similar device. A 4ft diameter sampling 

manhole must be located downstream of the device and upstream of any other connections. 

 All utility design and construction must comply with APWA Standards and SLCPU 

Standard Practices. 

 Storm water detention is required for this project.  The allowable release rate is 0.2 cfs per 

acre.  Detention must be sized using the 100 year 3 hour design storm using the farmer 

Fletcher rainfall distribution.  Provide a complete Technical Drainage Study including all 

calculations, figures, model output, certification, summary and discussion. 

 Storm water treatment is required prior to discharge to the public storm drain. Utilize storm 

water Best Management Practices (BMPs) to remove solids and oils. Green infrastructure 

should be used whenever possible. Sand/oil separators are commonly used to treat storm 

water runoff from uncovered parking areas. 

 Projects larger than one acre require that a Storm Water Pollution Prevention Plan 

(SWPPP) and Technical Drainage Study are submitted for review. 

 All utilities must be separated by a minimum of 3ft horizontally and 18” vertically. Water 

and sewer lines require 10ft minimum horizontal separation. 

 Applicant must provide fire flow and culinary water demands to SLCPU for review. The 

public water system will be modeled with these demands. If the demand is not adequately 

delivered, a water main upsizing will be required at the property owner’s expense. 

Required improvements on the public water system will be determined by the Development 

Review Engineer. New water mains must cross the entire frontage of the property. A plan 

and profile and Engineer’s cost estimate must be submitted for review. The property owner 

is required to bond for the amount of the approved cost estimate. 

 One culinary water meter and one fire line are permitted per parcel. If the parcel is larger 

than 0.5 acres, a separate irrigation meter is also permitted. Each service must have a 

separate tap to the main. 
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