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PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
 
 

 
To: Salt Lake City Planning Commission 
 
From:  Linda Mitchell, Principal Planner, 385-386-2763, linda.mitchell@slcgov.com  
 
Date: September 18, 2020 
 
Re: PLNSUB2020-00230 - East Liberty Commons Planned Development 
 PLNSUB2020-00231 – East Liberty Commons Preliminary Subdivision 

Planned Development and Preliminary Subdivision 
 
PROPERTY ADDRESS:  Approximately 2052 East Michigan Avenue 
PARCEL ID:   16-10-303-001-0000 
MASTER PLAN:   East Bench – Neighborhoods (Foothill/Sunnyside) 
ZONING DISTRICT:  RMF-30 Low Density Multi-Family Residential 
 
REQUEST:   Jessica Sluder from Alta Development Group, LLC, representing the property 

owner, is requesting approval for a new residential development at the above listed 
address. The proposal includes demolishing the discontinued pool area on the site 
and subdividing the property into four (4) lots for a proposed construction of three 
(3) single-family attached dwelling units. The proposed project is subject to the 
following petitions:  

 
a. Planned Development – Planned Development is requested to modify the 

required front yard setback, grade changes greater than four feet (4’) within a 
required yard, and the required minimum lot area for the new lots. 

 
b. Preliminary Subdivision – Preliminary Plat approval is needed to create 

four (4) new lots.  
 

RECOMMENDATION:  Based on the information in this staff report, Staff recommends that the 
Planning Commission approve the Planned Development and Preliminary Subdivision requests as 
proposed, and subject to complying with the following conditions:  

1. Compliance with all Department/Division comments and conditions as noted in 
Attachment J.  

2. Documentation that establishes an entity to manage the private infrastructure and 
Common Area Maintenance for the subdivision shall be recorded with the final plat. 
 

ATTACHMENTS: 
A. Vicinity Map 
B. Plans 
C. Preliminary Subdivision Plat  
D. Additional Applicant Information 
E. Site Visit Photographs 

mailto:linda.mitchell@slcgov.com
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F. Master Plan Policies and Zoning Ordinance Standards 
G. Analysis of Standards - Planned Development 
H. Analysis of Standards – Subdivision Ordinance 
I. Public Process and Comments 
J. Department Review Comments 

 
 
PROJECT DESCRIPTION: 
Project Site 
The project site recently obtained 
preliminary subdivision approval under 
petition number PLNSUB2020-00349 
for the amendment to The Townes 
Condominium plat to subdivide the 
common area and sell the lot for the 
proposed development. The Townes 
Condominium amendment is pending 
final plat approval. Currently, there is a 
discontinued pool area on the site, which 
has fallen into disrepair. The project site is 
zoned RMF-30 Low Density Multi-Family 
Residential with the total square footage 
of approximately 0.269 acres (11,696 
square feet).  
 
The surrounding properties are zoned R-1/7,000 Single-Family Residential District to the west and 
south, RMF-30 Low Density Multi-Family Residential District to the north, and OS Open Space 
District to the east (Figure 1).   
 
Proposal 
The applicant is seeking to demolish the existing pool area and create four (4) new lots for the proposed 
construction of three (3) single-family attached dwelling units (townhomes), with the fourth (4th) lot 
dedicated as common area (Figure 2). The proposed development requires Planned Development 
approval because the proposed lots will not meet the required minimum lot area of 3,000 square feet; 
however, the overall development does meet the minimum area required for three (3) dwelling units 
in the RMF-30 zone. In addition, the proposed townhomes will not meet the required front yard 
setback of 20 feet and have grade changes greater than four feet (4’) within the required yard. The 
applicant has not requested relief from any other zoning requirements; thus, all other project elements 
would need to comply with standard requirements of the zoning ordinance and RMF-30 zoning 
district. The Planned Development process includes standards related to whether any modifications 
will result in a better final product, whether the proposal aligns any one of a variety of City policies and 
goals, and whether the development is compatible with the area or the City’s master plan development 
goals for the area. The full list of standards is located in Attachment F. 
 
The proposal requires a subdivision process to create the new lots. The buildable lots do not comply 
with all applicable zoning standards as noted above; therefore, a Planned Development approval 
is requested for the subdivision. The full list of standards is located in Attachment H. 
 

Figure 1. Vicinity Map 
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The applicant has provided a narrative about their proposal and design considerations in Attachment 
D. 

 
Figure 3. Front (West) Elevation 

The proposed 3-story townhomes are modern in design. The front facades of the proposed townhomes 
would be oriented towards Foothill Drive to provide interaction with the sidewalk to be compatible 
with character of the neighborhood (Figure 3). The average building height would be approximately 26 
feet, where a maximum height of 30 feet is allowed with an average building footprint of approximately 
1,053 square feet. Each townhome would provide two (2) off-street parking spaces within the attached 
garage. The proposed materials for each structure would consist primarily of brick and durable 
materials for accent purposes. The proposal includes a common area, pedestrian walkway,  and 

Figure 2. Proposed Preliminary Plat 

Lot 1 
 

Lot 2 
 

Lot 3 
 Common 

Area 
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landscape buffering between the driveways and between the proposed building and adjacent properties 
(Figure 4).  

Figure 4. Proposed Landscape Plan 

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. Front Yard Encroachments 
2. Grade Change Greater Than Four Feet (4’) Within a Required Yard 
3. Minimum Lot Size Reduction 
4. Neighborhood Compatibility 
5. Development Potential without Planned Development Approval 
6. Private Infrastructure and Common Area Maintenance 

 
1. Front Yard Encroachments 

The required front yard setback in the RMF-30 zoning district is twenty feet (20’). Given the odd 
angle of the setback line,  the applicant is proposing approximately eighteen feet (18’) front yard 
setback for the building façade and approximately five feet (5’) front yard setback for the stairs, 
meeting all other required yards (side and rear) for all the lots. The front yard encroachments are 
to accommodate building articulations on the second and third levels, and stairs leading to the 
building entrance (Figures 5 and 6).  
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The building articulations provide both for façade and pedestrian interest along Foothill Drive. The 
reduced front yard setback would promote harmony with the condominium units immediately to 
the north of Foothill Drive and to help maintain the harmony of the development pattern on the 
block face. The front yard reduction for the building encroachment is generally consistent with 
setbacks along the block face (east side of Foothill Drive) as shown in Attachment D.   
 
In regard to design, there are very limited design criteria required in the RMF-30 zoning district. 
The only design requirements, which are imposed on all residential districts, are front façade 
controls:  
 

Front Façade Controls: To maintain architectural harmony and primary 
orientation along the street, all buildings shall be required to include an entrance 
door, and such other features as windows, balconies, porches, and other such 
architectural features in the front façade of the building, totaling not less than ten 
percent (10%) of the front façade elevation area, excluding any area used for roof 
structures. For buildings constructed on a corner lot, only one front façade is 
required in either the front or corner side façade of the building.  
 

The stairs leading to the main (second) level allow each building entrance to be oriented towards 
the street and further promotes visual and pedestrian interest through its orientation to the street 
(Figure 7).  

 

Figure 5. Front Building Facade Encroachment (Second Level) 

Figure 6. Front Building Facade Encroachment (Third Level) 
Line of 20’ Front Yard Setback  

Line of 20’ Front Yard Setback  
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Figure 7. Front (West) Elevation Rendering 

 
2. Grade Change Greater Than Four Feet (4’) Within a Required Yard 

For properties outside of the H Historic Preservation Overlay District, changes of established grade 
greater than four feet (4’) within a required yard are normally processed administratively as special 
exceptions but it is included as part of the Planned Development request. The grade change greater 
than four feet (4’) is requested to accommodate a retaining wall to create drive-in garages that are 
at street grade with the hill rising around the garage. Therefore, creating below grade garages with 
the main living level at about the grade of the existing pool. The grade change and retaining walls 
over four feet (4’) in height along the north property would encroach approximately 4.39 feet into 
the required front yard and along the driveway for lot 3, it would encroach approximately 8.32 feet 
into the required front yard (Sheet C2-0 in Attachment B). The grade change and retaining walls 
greater than four feet (4’) within the required front yard is generally consistent with the structures 
along the block face (east side of Foothill Drive) (Figure 8).  
 
    
 
 
 
 
 
 
 
 
 
 
 
 

Figure 8. Grade Change and Retaining Walls Greater Than Four Feet (4’) Within the Required Yard 
along the block face (east side of Foothill Drive) 
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3. Minimum Lot Size Reduction 
For single-family attached dwelling units, the RMF-30 zoning district requires 3,000 square feet 
lot area per dwelling unit. The proposal includes an average lot size of 2,923 square feet (Table 1). 
While the lots are undersized, the overall square footage of the subject property meets the density 
requirement of 9,000 square foot minimum for three (3) single-family attached units.  
 

Lot # Lot Area (sq. ft.) 
Lot 1 2,393 

Lot 2 2,046 

Lot 3 2,539 

Lot 4 4,717 

Total   11,696 

Table 1. Proposed Lot Size 

4. Neighborhood Compatibility  
The purpose of the RMF-30 (Low Density Multi-Family Residential District) is to: 
 

The purpose of the RMF-30 low density multi-family residential district is to 
provide an environment suitable for a variety of housing types of a low density 
nature, including single-family, two-family, and multi-family dwellings, with a 
maximum height of thirty feet (30’). This district is appropriate in areas where 
the applicable master plan policies recommend multi-family housing with a 
density of less than fifteen (15) dwellings units per acre. Uses are intended to be 
compatible with the existing scale and intensity of the neighborhood. The 
standards for the district are intended to provide for safe and comfortable places 
to live and play, promote sustainable and compatible development patterns and 
to preserve the existing character of the neighborhood. 

 
The RMF-30 zoning district encourages a variety of residential uses. While moderately scaled 
residential structures are located to the north, the immediate neighborhood context primarily 
includes low scale single-family structures. These structures range from 1 to 3 stories in height, with 
a variety of roof types. The addition of these townhouse units within the neighborhood is 
architecturally compatible with the surrounding buildings, as well as the existing uses. The 
integration of materials that are commonly utilized within the direct context, as well as a moderate 
massing of the proposed structure will aid in transition of new development within the existing 
neighborhood. 
 
The subject property is located within the East Bench Neighborhood, identified in the East Bench 
Master Plan, 2017. The applicable guiding principal for residential development is stated, below:  
 

Guiding Principle N-01: Neighborhood Compatibility – Development and 
infrastructure improvements complement the unique architectural styles and 
development patterns that define individual neighborhoods.  

 
The proposed development is in compliance with the adopted East Bench Master Plan as discussed 
in Attachment F. The proposed development of the townhomes attempts to limit the disruption of 
the existing grade and significant slope. The development recognizes the existing development 
pattern that characterizes the neighborhood. 



PLNSUB2020-00230 and PLNSUB2020-00231 8 September 18, 2020 

5. Development Potential without Planned Development Approval  
If the project does not receive Planned Development approval, the property owner may develop the 
property in a way that meets all requirements of the zoning ordinance and RMF-30 zoning district. 

 
• The property owner may construct a multi-family dwelling (up to 3 dwelling units), 

which requires a minimum lot area of 9,000 square feet and minimum lot width of 80 
feet. In other words, the applicant could build a similar proposal as apartments or 
condominiums. 

• The property owner may construct a single-family detached, twin home or two-family 
dwellings.  
 

6. Private Infrastructure and Common Area Maintenance 
The proposed development includes common areas. The applicant has drafted a CC&R’s for 
ongoing maintenance and funding for these areas of common ownership. This should be noted 
on the plat and the agreements should be recorded to perpetuate those obligations. 

 
Staff is recommending that a condition be included that a document showing that ongoing 
maintenance and funding for areas of common ownership be provided in order to finalize the 
planned development and that this agreement must be recorded with the plat. 

 
DISCUSSION: 
The proposed design and layout of the single-family attached dwelling units have taken the scale of 
adjacent properties and the existing neighborhood into consideration. By providing relief from certain 
zoning regulations through this Planned Development process, a project that is compatible with the 
existing zoning and neighborhood can be constructed while more efficiently utilizing the property.  

Staff recommends approval of the proposed project based on the following findings: 
 
• The proposal generally meets the standards in terms of Master Plan Policies and Zoning Ordinance 

standards (Attachment F), Planned Development standards (Attachment G) and Subdivision 
Ordinance standards (Attachment H); 

• The proposal will provide housing that meets the intent of the multi-family zone and that provides 
increased home ownership opportunities in the City, which is a policy goal of multiple City master 
plans. 

• The proposed project meets the density of the subject zoning district; and  
• The proposed project would be compatible with the existing zoning district and surrounding 

neighborhood. 
 
NEXT STEPS: 
• If approved, the applicant may proceed with the project, subject to all conditions imposed by City 

departments and/or the Planning Commission and will be required to obtain all necessary permits. 
A final plat application will need to be submitted for approval. Certificate of occupancy for the 
buildings would not be issued until the conditions are met and the final subdivision plat is recorded.  

 
• If denied, the applicant would be permitted to develop the lot in a way that is compliant with 

development standards and requirements of the RMF-30 zoning district. 
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ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT B: PLANS 
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ATTACHMENT C:  PRELIMINARY SUBDIVISION PLAT 
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ATTACHMENT D:  ADDITIONAL APPLICANT 
INFORMATION 
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ATTACHMENT E:  SITE VISIT PHOTOGRAPHS 

    
 
 
 

 

    

Top Left: 
Southwest view of 
street frontage 
along Foothill 
Drive 
 
Top Right: 
East view of the 
discontinued pool 
area 
 
 
 
 
 
 
 
 
 
 

Bottom Left: 
View of the 
neighboring 
property to the 
northeast 
 
Bottom Right: 
North view of the 
discontinued pool 
area 
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Top Left: 
Proposed common 
area and adjacent 
neighboring 
property to the 
north (left) 
 
Top Right: 
Southwest corner 
from interior lot 
with adjacent 
property to the 
south (left) 
 
 
 
 

 
 
 
Bottom Left: 
Walkway between 
The Townes 
Condominium 
(right) and 
proposed 
development (left) 
 
Bottom Right: 
North view of the 
street frontage 
along Foothill 
Drive 
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ATTACHMENT F:  MASTER PLAN POLICIES AND ZONING 
ORDINANCE STANDARDS 

Master Plan 
The subject property is located within the East Bench (adopted February 21, 2017) and is 
designated on the future land use map as “Neighborhoods”.  Below is an excerpt from the 
master plan about Neighborhoods and specifically the Foothill/Sunnyside neighborhood: 
 

Neighborhoods  
The East Bench Neighborhoods are comprised of predominantly single-family 
homes and pockets of multifamily, commercial, recreation, and institutional uses 
that complement the low-density residential neighborhood character. Future 
development fits into the unique architectural styles and development patterns that 
define individual neighborhoods; provides a diverse mix of housing choices for all 
stages of life and income ranges; and creates friendly, safe and welcoming 
neighborhoods that encourage interaction through all stages of life. 
 
Foothill/Sunnyside Neighborhood 
The Foothill/Sunnyside neighborhood is predominantly single-family residential 
with some multi-family housing along the Foothill corridor. The earliest developed 
areas of the neighborhood follow a grid street pattern but more recently developed 
portions of the neighborhood follow a curving street pattern. Street trees line most 
of the park strips within the neighborhood and homes generally have similar 
setbacks. Activity centers include the Anderson-Foothill Library, Bonneville 
Elementary, and the northern portion of the 13th and 21st commercial node. 
 
Policies  
- Neighborhood Compatibility: Development and infrastructure 

improvements complement the unique architectural styles and development 
patterns that define individual neighborhoods. 

o Preserve and Enhance Neighborhood Identity (N-1.1) 
- Housing Choices: Provide a diverse mix of housing choices for all stages of 

life and income ranges. 
o No Net Loss in Housing (N-3.1) 
o Housing Affordability, Access, and Choices (N-3.2) 

 
Challenges within the East Bench Community 
- Maintaining Neighborhood Character 
- Meeting the Needs of Future Generations 

 
Staff Discussion: The proposed development provides in-fill housing on underutilized 
land. The property is located in an area zoned and intended for multi-family development in 
the City but is limited to single- or two-family due to the lot frontage requirements. The 
limited modifications promote the redevelopment of this underutilized land to help meet City 
growth and housing goals. The project also provides an increase in moderate density housing 
type (townhomes) that is not common with the City. Recent planning best practices have 
discussed the lack of a “missing middle” housing types in urban areas. The “missing middle” 
housing type is generally viewed as multifamily or clustered housing which is compatible in 
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scale with single-family homes that help meet the growing demand for walkable, lower scale 
urban living. This proposed development helps to meet the goals of the master plan as well as 
providing needed housing. 
 
Growing SLC: A Five-Year Housing Plan  
The City recently adopted a citywide housing master plan title Growing SLC: A Five-Year 
Housing Plan 2017-2021 focuses on ways the City can meet its housing needs in the next five 
years. The plan includes policies that relate to this development, including:  

 
- 1.1.1 Develop flexible zoning tools and regulations, with a focus along significant 

transportation routes.  
- 1.1.2 Develop in-fill ordinances that promote a diverse housing stock, increase 

housing options, create redevelopment opportunities, and allow additional units 
within existing structures, while minimizing neighborhood impacts.  
 

The planned development process is a zoning tool that provides flexibility in the zoning 
standards and a way to allow development that would normally pose difficulty. The planned 
development process allows for an increase in creative housing stock, housing stock that 
would otherwise not be aesthetically creative or not be allowed through the strict application 
of the zoning ordinance. This process allows for additional housing options and provides a 
way to minimize neighborhood impacts through the review and assurance of the compatibility 
standards. The proposed development is utilizing this process to provide new single-family 
attached dwelling units on a unique site configuration. 
 
Purpose Statement for RMF-30 (Low Density Multi-Family Residential District) 
The purpose of the RMF-30 low density multi-family residential district is to provide an 
environment suitable for a variety of housing types of a low density nature, including single-
family, two-family, and multi-family dwellings, with a maximum height of thirty feet (30’). 
This district is appropriate in areas where the applicable master plan policies recommend 
multi-family housing with a density of less than fifteen (15) dwellings units per acre. Uses 
are intended to be compatible with the existing scale and intensity of the neighborhood. The 
standards for the district are intended to provide for safe and comfortable places to live and 
play, promote sustainable and compatible development patterns and to preserve the 
existing character of the neighborhood. 
 
Staff Discussion: The proposed project is allowed in the zone and would meet the intent of 
the zone with the approval of requested modifications, as it still maintains conformance with 
the density and scale/intensity of the neighborhood.  
 
21A.24.120: RMF-30 Low Density Multi-Family Residential District: 

Standard Required Proposed Findings 
Minimum Lot Area 
Single-Family attached 
dwelling (3 or more): 
 
 
 
 
 
 
 

 
3,000 square feet 

 
 
 
 
 
 
 
 

 
Approximate Lot Area  

(square feet) 
Lot 1 2,393 SF 

Lot 2 2,046 SF 

Lot 3 2,539 SF 

 
 

 
Modifications 
requested through 
the Planned 
Development 
process. 
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Natural open space and 
conservation areas, 
public or private: 

No Minimum Approximate Lot Area  
(square feet) 

Lot 4 4,717 SF 
 

Complies 

Minimum Lot Width 
Single-Family attached 
dwelling (3 or more): 
 
 
 
 

 
Natural open space and 
conservation areas, public 
or private: 

 
Interior: 25 feet 
Corner: 35 feet 

 
 
 
 

 
No Minimum 

 
 

 
Approximate Lot Width (feet) 

Lot 1 31 feet 

Lot 2 27 feet 

Lot 3 27 feet 

 
Approximate Lot Width (feet) 

Lot 4 6.45 feet 
 

 
Complies 

 
 
 
 
 

 
Complies 

Maximum Building 
Height 
The vertical distance 
measured from the average 
elevation of the finished lot 
grade at each face of the 
building, to the average 
height of the gable on a 
shed roof.  
 

30 feet 
 

North Elevation: 26’-10” 
West Elevation: 29’ – 10 ⅛” 
South Elevation: 24’ – 8 ½” 
East Elevation: 23’ – 2 ⅞”  

Complies 

Minimum Front Yard 20 feet • Approximately 18 feet from 
building façade 

 
• Approximately 5 feet from 

entry stairs 
 

Modifications 
requested through 
the Planned 
Development 
process. 

Minimum Interior Side 
Yard 

No yard is 
required, however 
if one is provided it 
shall not be less 
than four feet (4’).  
 

Lot 1: Four feet (4’) 
Lot 2: No interior side yards 
Lot 3: Zero feet (0’)  

Complies 
 
 

Minimum Rear Yard Twenty-five 
percent (25%) of 
the lot depth, but 
not less than 
twenty feet (20’) 
and need not 
exceed twenty-five 
feet (25’).  

Lot 1: 20 feet 
Lot 2: 2o feet 
Lot 3: 26.68 feet 

Complies 

Maximum Building 
Coverage 

The surface 
coverage of all 
principal and 
accessory buildings 
shall not exceed 
fifty percent (50%) 
of the lot. 
 
 
 
 

Approximate Building Envelope 
Coverage 

Lot 1 39.2% 

Lot 2 43.6% 

Lot 3 48.2% 

Lot 4 0.0% 

Overall 26.1% 
 

Complies 
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Required Landscape 
Yards 

The front and 
corner side yards 
shall be maintained 
as landscaped 
yards.  

The front yards of the double 
frontage lot will be maintained 
as a landscape yard. Sidewalks 
and driveways are allowed 
through landscaped yards. 
However, due to the way the 
development is configured, the 
townhomes have minimal 
landscaped front yards along 
Foothill Drive.  
 

Complies 

Landscape Buffer For multi-family 
uses where a lot 
abuts a lot in a 
single-family or 
two-family 
residential district, 
a landscape buffer 
shall be provided in 
accordance with 
chapter 21A.48 of 
Zoning Ordinance. 

The proposed development is 
not a multi-family use; 
therefore, the landscape buffer 
is not required.  

Complies 

 
21A.36.020B: Obstructions in Required Yards 

Standard Required Proposed Findings 
Changes of 
Established 
Grade 
Greater than 
4 feet 
 

For properties outside of the H 
Historic Preservation Overlay 
District, changes of established 
grade greater than 4 feet [in any 
required yards] are special 
exceptions subject to the standards 
and factors in chapter 21A.52 of this 
title [Title 21A Zoning Ordinance]. 
 

The grade change and 
retaining walls over four feet 
(4’) in height along the north 
property would encroach 
approximately 4.39 feet into 
the required front yard and 
along the driveway for lot 3, it 
would encroach approximately 
8.32 feet into the required 
front yard. 

Modifications 
requested 
through the 
Planned 
Development 
process. 

 

 

 

 

 

 

 

 

 

 

https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-70622#JD_Chapter21A.52
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ATTACHMENT G:  ANALYSIS OF STANDARDS – PLANNED 
DEVELOPMENT 

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

Standards 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. Open Space And Natural Lands 
B. Historic Preservation 
C. Housing 
D. Mobility 
E. Sustainability 
F. Master Plan Implementation 

 

Complies The proposed planned development would 
result in three (3) new townhomes. 
Townhomes are a low to medium density 
type of development that is called for on 
this property by the associated zoning 
district’s purpose statement and the 
number of units is allowed by the zone’s 
density limitations. However, without this 
process and associated zoning 
modifications, the property would be 
limited to a single-family detached or 
duplex, due to the minimum lot size and 
yard requirements. The resulting 
development is a more efficient and 
enhanced use of land and resources, 
providing additional home ownership 
opportunities in the City than would 
otherwise not be possible through strict 
application of the standards, while 
remaining relatively compatible with 
adjacent property and maintaining 
compliance with the zoning district 
purposes.  
 
The applicant has stated that the project 
meets objective C. (The applicant’s 
narrative regarding these objectives is 
located in Attachment D). Staff also finds 
that the project generally meets this 
objective. Only one objective must be met 
to go through the planned development 
process. 
 
While duplexes, triplexes and other multi-
family buildings are found in this 
neighborhood, not many take the form of 
townhomes that tend to be a desirable 
housing type in Salt Lake City and provide 
opportunity for home ownership. The East 
Bench Master Plan also specifically 
encourages “a diverse mix of housing 
choices for all stages of life and income 
ranges.,” which this development generally 
offers. See discussion and analysis in 
Attachment F. 
 

http://www.sterlingcodifiers.com/codebook/?ft=3&find=21A.55.010
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B. The proposed planned development 
is generally consistent with adopted 
policies set forth in the citywide, 
community, and/or small area master 
plan that is applicable to the site where 
the planned development will be 
located. 

Complies Staff finds that the proposal is generally 
consistent with a number of different 
adopted overall City policies related to 
housing and more specific community 
master plan policies related to housing and 
compatibility. The proposal is also 
consistent with the future land use map 
applicable to the property, which designates 
this property for future development of 
residential uses. See discussion and analysis 
in Attachment F. 

C. Design and Compatibility: The 
proposed planned development is 
compatible with the area the planned 
development will be located and is 
designed to achieve a more enhanced 
product than would be achievable 
through strict application of land use 
regulations. In determining design and 
compatibility, the planning commission 
should consider: 
 

Complies 
 

The proposed project generally complies 
with all design and compatibility 
considerations. 

C1 Whether the scale, mass, and 
intensity of the proposed planned 
development is compatible with the 
neighborhood where the planned 
development will be located and/or 
the policies stated in an applicable 
Master Plan related to building and 
site design; 

Complies The proposed development is located within 
a zoning district that anticipates the size, 
scale and intensity of the proposed 
development and meets the zoning 
standards related to density. The proposed 
planned development would be compatible 
with the existing zoning district and the 
neighboring condominium development to 
the north. See discussion and analysis in 
Attachment F.  
 

C2 Whether the building orientation 
and building materials in the 
proposed planned development are 
compatible with the neighborhood 
where the planned development will 
be located and/or the policies stated 
in an applicable Master Plan related 
to building and site design; 

Complies • Building Orientation 
The construction of the new single-
family homes would be oriented toward 
Foothill Drive. The orientation of the 
buildings and the setback from the street 
will closely mirror the existing 
condominiums to the north. The 
applicant originally planned to make the 
entrances on the side of the home rather 
than having the stairs in the front 
setback, but changed their plans and 
made the stairway in the front of the 
homes to meet the desires of some of the 
neighboring property owners. The rear 
yards of the proposed lots would be 
located on the periphery of the project 
site. This orientation is typical for a 
single-family residential development 
pattern and would be compatible with 
the surrounding area.  

 
• Building Materials 

Many existing single-family homes near 
the project site are constructed of 
masonry in the form of brick and stone, 
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stucco, and various types of siding. The 
proposed building façade would consist 
of brick and other durable building 
materials for accent purposes.  
 
The design of the new home is more 
modern than homes typically found in 
that immediate block; however, the 
single-family attached homes are similar 
in scale to the adjacent condominiums to 
the north. 
 

C3 Whether building setbacks along 
the perimeter of the development: 
 

a. Maintain the visual character of 
the neighborhood or the character 
described in the applicable Master 
Plan. 
 
b. Provide sufficient space for 
private amenities. 
 
c. Provide sufficient open space 
buffering between the proposed 
development and neighboring 
properties to minimize impacts 
related to privacy and noise. 
 
d. Provide adequate sight lines to 
streets, driveways and sidewalks. 
 
e. Provide sufficient space for 
maintenance. 
 

Complies a. The proposed development does not 
disrupt the existing visual character of 
the neighborhood. The proposed 
setbacks of the development provide 
adequate spacing between existing 
structures and the proposal.  
 

b. Lot 4 dedicated as common area 
provides sufficient space for the private 
amenities for future residents.  

 
c. The proposed development includes 

approximately 4 to 6-foot setback on the 
sides of the development, creating some 
separation for privacy and windows. 
The rear yards of each lot will be 
enclosed with fences to minimize 
impacts related to privacy and noise. 

 
d. The private driveway for each lot 

provides sufficient sight lines to Foothill 
Drive. Additionally, the sidewalk is 
approximately 16 feet from the front 
property line which provides adequate 
sight lines to the street and sidewalks. 

 
e. The provided setbacks and spacing will 

be adequate for any future 
maintenance. 

 
Given constraints of the property, the design 
layout is compatible with adjacent and 
surrounding properties. The proposal would 
meet all the requirements listed in this section 
[C3]. 
 

C4 Whether building facades offer 
ground floor transparency, access, 
and architectural detailing to 
facilitate pedestrian interest and 
interaction; 

Complies The primary elevations have been designed 
to provide for architectural detailing to 
facilitate pedestrian interest and interaction 
through the building articulations. While 
the first floor of the street facing facades, 
contain the garage door and exterior stairs, 
the entry is recessed, and a large 
overhanging second story balcony extends 
beyond the building façade. The integration 
of a variation of glass, materials and 
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architectural features help in creating 
pedestrian interest at the street level.  

C5 Whether lighting is designed for 
safety and visual interest while 
minimizing impacts on surrounding 
property; 

Compliance 
required for 

building 
permit 

issuance 

Lighting has not been indicated on the 
subject plans. Any proposed lighting would 
need to be directed to the interior of the 
development to minimize any impacts on 
abutting and adjacent properties. 

C6 Whether dumpsters, loading docks 
and/or service areas are 
appropriately screened; and 

Complies The proposed development does not have 
any dumpsters, loading docks or service 
area. Individual trash receptables would be 
stored within the garages. 

C7 Whether parking areas are 
appropriately buffered from 
adjacent uses. 

Complies Parking would be located in private garages 
and shielded from adjacent uses. In 
addition, the proposed garages are below 
grade.  

D. Landscaping: The proposed planned 
development preserves, maintains or 
provides native landscaping where 
appropriate. In determining the 
landscaping for the proposed planned 
development, the Planning Commission 
should consider: 

Generally 
Complies 

The proposed project generally complies 
with all landscape considerations. 

D1 Whether mature native trees 
located along the periphery of the 
property and along the street are 
preserved and maintained; 

Partially 
Complies 

Many of the mature trees would be 
preserved and maintained and additional 
trees would be planted to replace those that 
are being removed. There is an existing 
mature street tree within the adjacent park 
strip that will be removed, and the proposal 
will replace it with two (2) new trees within 
the park strip. Urban Forestry department 
indicates in their review (Attachment  J) 
that the tree may be removed and replaced 
through their replacement process.  
 
There are several trees along the north 
periphery of the property that will be 
removed and may not otherwise survive if 
retained due to their proximity to the new 
building.  
 

D2 Whether existing landscaping that 
provides additional buffering to the 
abutting properties is maintained 
and preserved; 

Complies There are several trees on the property, but 
they provide minimal buffering to adjacent 
properties and minimal buffering at the 
ground level. The development will be of 
similar height to the adjacent property on 
the north, where there are several trees to be 
removed but it will be replaced with 
appropriate landscaping. 
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D3 Whether proposed landscaping is 
designed to lessen potential impacts 
created by the proposed planned 
development; and 

Complies  The proposed project would provide 
numerous trees, shrubs, and bushes that are 
strategically placed to create privacy between 
the subject property and adjacent properties.  

D4 Whether proposed landscaping is 
appropriate for the scale of the 
development. 

Complies  Landscaping would be provided between 
the driveways, which will help signify the 
driveway separation and lessen the visual 
impact from the street view. The 
development includes three (3) new trees, 
with two trees in the park strip and one tree 
within the side open space area. For the 
lower scale development, the proposed 
landscaping is appropriate. 
 

E. Mobility: The proposed planned 
development supports Citywide 
transportation goals and promotes safe 
and efficient circulation within the site 
and surrounding neighborhood. In 
determining mobility, the Planning 
Commission should consider: 

Complies The proposed project generally complies 
with all mobility considerations. 

E1 Whether drive access to local streets 
will negatively impact the safety, 
purpose and character of the street; 

Complies 2100 East is an arterial state street and 
Foothill Drive is a local street. The design of 
the development, with two frontages, would 
remove the park strip along the street 
frontage but it would be similar to the 
adjacent multi-family development to the 
north, with access from Foothill Drive and 
continuing to provide a sidewalk for 
pedestrian access. Therefore, the 
development consisting of three (3) single-
family attached homes would not negatively 
impact the safety, purpose and character of 
the street. 
 

E2 Whether the site design considers 
safe circulation for a range of 
transportation options including: 
 

a. Safe and accommodating 
pedestrian environment and 
pedestrian oriented design; 

 
b. Bicycle facilities and 
connections where appropriate, 
and orientation to transit where 
available; and 
 
c. Minimizing conflicts between 
different transportation modes; 
 

 • The proposed private walkway through 
the common area provides a safe 
pedestrian between the two street 
frontages and vehicle access onto 
Foothill Drive and complies with the 
sight distance requirements. 
  

• The proposed development is located 
within proximity to the following public 
transit:  
 

Nearest Transit Approx. Distance 
Bus Stop 350 feet 

 
• There are not any anticipated conflicts 

between transportation modes with the 
proposed development. 
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E3 Whether the site design of the 
proposed development promotes or 
enables access to adjacent uses and 
amenities; 

Complies The project has a shared open space 
common area with a pedestrian walkway.   
This promotes access to adjacent uses and 
surrounding neighborhood. 
 

E4 Whether the proposed design 
provides adequate emergency 
vehicle access; and 

Complies Fire department review did not identify any 
issues with the proposed development.  
 

E5 Whether loading access and service 
areas are adequate for the site and 
minimize impacts to the 
surrounding area and public rights-
of-way. 
 

Complies There are not any proposed loading access 
or service areas.  

F. Existing Site Features: The proposed 
planned development preserves natural 
and built features that significantly 
contribute to the character of the 
neighborhood and/or environment. 
 

Complies There are not any significant natural or 
built features that contribute to the 
character of the neighborhood or 
environment.    

G. Utilities: Existing and/or planned 
utilities will adequately serve the 
development and not have a detrimental 
effect on the surrounding area.  

Complies The Public Utilities department had no 
comments on the proposed development. 
Public Utilities may require upgrades to the 
public utilities in order to adequately 
service the property without degrading 
services to adjacent properties. Any such 
upgrades would be required to be installed 
as part of the building permit and final 
subdivision process. 
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ATTACHMENT H:  ANALYSIS OF STANDARDS –
SUBDIVISION ORDINANCE 

20.16.100: Standards of Approval for Preliminary Plats 
All preliminary plats for subdivisions and subdivision amendments shall meet the 
following standards: 

Standards Finding Rationale 
A. The subdivision complies with 
the general design standards and 
requirements for subdivisions as 
established in chapter 20.12 of 
this title; 

Complies The proposed preliminary plat 
generally complies with the general 
design standards and requirements 
for a subdivision. 

B. All buildable lots comply with 
all applicable zoning standards; 

Planning Commission 
approval required for the 
Planned Development 
request. 

The proposal does not comply with the 
standard found in section 21A.24.120 
RMF-30 Low Density Multi-Family 
Residential District (i.e., minimum lot 
size and minimum yard requirements) 
and grade changes greater than four 
feet (4’) within a required yard; 
therefore, a Planned Development 
approval is requested. All other 
applicable zoning standards are met as 
noted in Attachment F.  
 

C. All necessary and required 
dedications are made; 

Complies Any necessary or required dedications 
shall be made prior to recordation of 
the final plat. 

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

Complies The Public Utilities department had no 
comments on the proposed 
development. 

E. Provisions for the 
construction of any required 
public improvements, per 
section 20.40.010 of this title, 
are included; 

Complies No public improvements are required 
for this development. Any alterations 
to elements in the public way, 
including curb, gutter, or sidewalk as 
part of the construction of this 
development will be reviewed by 
Engineering. Any alterations to the 
roadway and driveway access point on 
2100 East will be subject to UDOT 
approval. 
 

F. The subdivision otherwise 
complies with all applicable laws 
and regulations; 

Complies The project will need to apply for 
Final Subdivision approval; 
therefore, prior to final plat approval, 
staff will ensure the proposed 
subdivision complies with all other 
applicable laws and regulations.  The 
plat will need to comply with the 
conditions for the subdivision plat 
noted in Attachment J. This includes 
providing the necessary “declaration” 
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documentation that establishes a 
Home Owners Association or other 
entity that will share financial 
responsibility for the shared private 
infrastructure and services (utility 
lines, driveway, sidewalk, waste 
pickup) for the subdivision.  
 

G. If the proposal is an 
amendment to an existing 
subdivision and involves 
vacating a street, right of way, or 
easement, the amendment does 
not materially injure the public 
or any person who owns land 
within the subdivision or 
immediately adjacent to it and 
there is good cause for the 
amendment.  

Complies The final plat approval of the proposed 
subdivision, Stanford Commons, is 
contingent on the final plat recording 
for The Townes Condominium 
amendment. The proposed 
subdivision is a subsequent 
amendment to The Townes 
Condominium amendment, but it does 
not involve vacating a street, right-of-
way, or easement.  
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ATTACHMENT I:  PUBLIC PROCESS AND COMMENTS 

Meetings: 

• On June 17, 2020 – Notice of the project was provided to the Foothill/Sunnyside Community 

Council as well as property owners and residents within 300 feet of the subject property. 

Foothill/Sunnyside Community Council has provided formal input on the proposal, which is 

attached on the following page.  

 
Public Notice: 

• Early notice of application mailed on June 17, 2020 

• Public hearing notice mailed on September 11, 2020 

• Public hearing sign posted on the property on September 11, 2020 

• Agenda posted on the Planning Division and Utah Public Meeting Notice websites on 

September 11, 2020 

 
Public Comments: 

As of the publication of this Staff Report, Staff has received several letters in opposition of the proposal 

which are included on the following pages. In addition, staff has received a phone call from Sean 

O’Brien, property owner of 1005 S Foothill Drive, expressing support of the proposal.  

 
Any public comments received up to the public hearing meeting will be forwarded to the Planning 

Commission. 
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ATTACHMENT J:  DEPARTMENT REVIEW COMMENTS 

Engineering (Scott Weiler at scott.weiler@slcgov.com or 801-535-6159) 
See attachments for redlines.  

1) “Plat_Stanford Commons.pdf” 
2) “Stanford Commons_rdlns.pdf”.  

 
Planning Staff Note: These will need to be completed for the final plat application. No 
changes are required at this time. 

 
Building (Bryan Romney at bryan.romney@slcgov.com or 801-535-7670) 

1. The project has subdivided the property into three separate parcels.  As such, a recorded 
property description/deed and separate addresses will need to be provided. 

2. Given the three separate properties, it will need to be clarified that a single permit is 
allowed.   

3. Each of the three properties will be reviewed for compliance with the 2015 IRC as Single-
family Dwellings.  The current plans do not show a Code Analysis with this requirement.   

4. All design professionals are to seal, sign and date each drawing and the cover sheet of the 
specifications.   

5. If this project is to be submitted as a phased permit, then appropriate approvals need to 
be made.  

Planning Staff Note: The applicant updated their plans to document their compliance with 
these comments. Final compliance review will be done during building permit stage. 
 
Urban Forestry (Cory Davis at cory.davis2@slcgov.com or 801-972-7839) 
A mitigation fee would be required as a condition of plan approval. The [park strip] tree in 
question is 10” dbh so if they plant two (2) 2” trees they would owe for 6” of mitigation which is 
$1200.00 The tree would have to be removed via permit issuance to an ISA Certified Arborist.  

Additionally, a public right of way tree planting permit is required.  

Planning Staff Notes: Any requirements provided by the Urban Forester shall be addressed 
during the building permit review process. 
 
Zoning (Anika Stonick at patriciaanika.stonick@slcgov.com or 801-535-6192) 
Preliminary Plat 
No comments 
 
Planned Development 
Site plan has not been provided (only plat and grading/drainage type site plans); a site plan 
should be provided that shows: stairs and upper floor levels proposed to project into required 
front yard (should show all projections from building as well- any balconies, canopies, awnings, 
roof edge, etc.); show both the required yards of RMF-30 and also the modified yards proposed; 

mailto:scott.weiler@slcgov.com
mailto:bryan.romney@slcgov.com
mailto:cory.davis2@slcgov.com
mailto:patriciaanika.stonick@slcgov.com
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show rear yards for each lot that are per 2A.24.120.E.4, per the equation given there (and not 
rounded up or down) and to be provided for each side property line length (and not per one or 
another; and, to be given as polygon addressing different side property line lengths); show 
minimum required side yard of 4 feet for northern unit to side property line (per 
21A.24.120.E.3.b); any yards not being met by proposal should also be addressed in planned 
development application; 
 
To relate lot coverage that is proposed, to be per 21A.24.040.G.2 (maximum 50%); 
 
More concrete is proposed in the front yard than leads to garage door opening and to walkway to 
stairs/landing at stairs so is not per 21A.48.090 allowing driveways and walkways in front yard 
instead of required landscaping; to correct design or have included as modification requested 
via planned development and to make specific replacement landscaping proposal 
(21A.55.100.B.4); in case of planned development modification, to also design and dimension all 
excess hard surfaces so that no front yard parking would be accommodated(including at/over 
property lines); 
 
About driveway/approach from street, appear will be exceeding maximum driveway width 
(21A.44.020.F.7.b) and will not meet required distance to side property lines 
(21A.44.020.F.7.a(2); 
 
To address access to and use of sidewalk/walkway and stairs at south end of planned 
development- who may use, etc. and arrange and record cross access and any other necessary 
agreements; 
 
To arrange revocable lease with Real Estate Services division for stairs and end of retaining wall 
to land in public way; 
 
Treatment of existing trees on site to be per 21A.48.135; to provide landscaping plans addressing 
requirements of 21A.48 as are applicable to project; 
 
Proposed height is being compared to finished grade in elevation drawings, instead should be 
compared to average finished grade per 21A.62.040 “Height, Building- Outside FR, FP, R-1, R-2 
and SR Districts” and 21A.62.050 Illustration B; 
 
No dimensions included on floor plans- to design and dimension plans to provide parking for 
two vehicles in attached garage that has minimum 17.5’ deep by 18.5’ wide interior space; 
 
To obtain and use certified addresses (get from SL Engineering Department); 
 
To pay Impact Fees when pulling building permit for structure. 
  
Planning Staff Note: The applicant made several revisions to address these comments in their 
plans attached to this report. A full zoning review will be done during the building permit review 
phase. 
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