Staff Report
PLANNING DIVISION
COMMUNITY & NEIGHORHOOD DEVELOPMENT

To:
Salt Lake City Planning Commission
From: Katia Pace, (385) 226-8499, katia.pace@slcgov.com
Date: January 13, 2021
Re:
PLNPCM2020-00727, Windsor Court - Planned Development

PLANNED DEVELOPMENT
PROPERTY ADDRESS: 1966 S. Windsor Street
PARCEL ID: 16-17-377-038-0000
MASTER PLAN: Sugar House Master Plan
ZONING DISTRICT: Moderate Density Multi-Family Residential District (RMF-35)
REQUEST: Mike Spainhower is requesting planned development approval for a multi-family
dwelling at 1966 S. Windsor Street. The project would be built on an existing vacant lot. The
project would be a multi-family rental with 17 units. The building would be approximately 35
feet high at its highest point. The total site is 0.717 acres, resulting in a density of
approximately 23 units per acre.
A Planned Development, PLNPCM2020-00727, is needed to address a modification to the
front yard setback and landscape buffers.
RECOMMENDATION: Based on the findings listed in the staff report, it is Planning Staff’s
opinion that the project meets the applicable standards and therefore recommends the
Planning Commission approve the request with the following condition:
1. Applicant shall comply with all required department comments and conditions.
ATTACHMENTS
A. Vicinity & Zoning Maps
B. Elevations & Renderings
C. Site, Landscape, and Floor Plans
D. Additional Information & Narrative
E. Property & Vicinity Photographs
F. Master Plan & Zoning Standards
G. Analysis of Standards – Planned Development
H. Public Process & Comments
I. Department Review Comments
SALT LAKE CITY CORPORATION
451 SOUTH STATE STREET, ROOM 406
PO BOX 145480 SALT LAKE CITY, UT 84114-5480

www.slcgov.com
TEL 801-535-7757 FAX 801-535-6174
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PROJECT DESCRIPTION
The applicant is proposing to build a multifamily rental building with 17 units, it would
contain 3 - three-bedroom units, 10 - twobedroom units and 4 - one-bedroom units.
The project would be built on an existing
vacant lot that is located on a mid-block
between 800 and 900 East and Ramona and
Redondo Avenues with accessed from
Windsor Street. The building will be 3 stories
high and approximately 35 feet at its highest
point. One unit on the ground floor will serve
as an ADA unit. There will be nine attached
single car garages, and twenty-two ground
level parking spaces. Materials will be cement
fiber panel (or stucco), brick, smooth cement
fiber lap siding and stucco. The lot has an
irregular shape, it’s mostly landlocked located
on the mid-block with a small access to
Windsor Street. Parley’s Creek goes through
the underground of this property. The
proposed building is designed to maintain the
required setbacks from the Parley’s Creek
Easement.

QUICK FACTS
Size of Lot: 0.717 acres or 31,261
square feet
Rear Setback: (irregular shape lot)
54 feet, 42.6 feet and approximately 20
feet
Side Setback: 10 feet
Front Setback: 10 feet
Height: 35 feet at its highest point
Number of Dwellings:
total of 17 units 3 - three-bedroom units
10 - two-bedroom units
4 - one-bedroom units
Exterior Materials: Materials will be
cement fiber panel (or stucco), brick,
smooth cement fiber lap siding and
stucco (only of south elevation).
Parking: 9 attached parking garages
and 22 ground level parking spaces.

There will be four entrances to the building and access to the units will be from the interior of
the building.
The furthest north, the south and west portion of the lot abuts the R-1/7,000 zoning district.
The east and remaining northern portion of the lot abuts the RMF-35 zoning district. The
adjoining properties are single-family and multi-family residential and further south of this
lot, not connecting, is the IHC Memorial Clinic.

Rendering of the rear of the development, North elevation.
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Rendering of the front of the development, South elevation

Proposed materials and lighting
APPLICABLE REVIEW PROCESSES
Planned Development: The applicant is requesting a modification to the front yard setback
and changes to landscape buffer.
The Planned Development process includes standards related to whether any modifications
will result in a better final product, whether it aligns with City policies and goals, and is
compatible with the area or the City’s master plan development goals for the area. The full list
of standards is in Attachment G.
KEY ISSUES
The items below were identified through the analysis of the project and department review
comments.
1. Street Frontage
2. Parley’s Creek Easement
3. Reduced Front Yard Setback and Landscape Buffers
4. Traffic Impact
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From Windsor Street a vehicle, pedestrian or bicycle has the option to turn onto Redondo
Avenue to access either 800 or 900 East (the portion of Redondo Avenue from Windsor Street
and 800 East is a one-way going west), or continuing on Windsor Street and turning on 2100
South.
DISCUSSION
The Planned Development standards (Attachment G), comply with the development
expectations articulated in the Sugar House Master Plan for the area.
Sugar House Development Objectives
• Provide a mix of housing types, densities, and costs to allow residents to work and live in
the same community. Locate higher density housing on or near public transportation
routes to afford residents the ability to reduce their reliance on the automobile.
• Direct a mixed-land use development pattern within the Sugar House Business District to
include medium- and high-density housing and necessary neighborhood amenities and
facilities. These developments will be compatibly arranged, taking full advantage of future
transit stations, Sugar House Park, Fairmont Park, and the proximity to the retail core.
As the applicant is generally meeting applicable standards and guidelines for the associated
reviews, staff is recommending approval of the proposed development with the suggested
condition noted on the first page of this staff report.
NEXT STEPS
APPROVAL
Planned Development
If the proposal is approved, the applicant will need to need to comply with the conditions
required by City departments and the Planning Commission. The applicant will be able to
submit plans for building permits for the development and the plans will need to meet any
conditions of approval in those plans. Final certificates of occupancy for the buildings will only
be issued once all conditions of approval are met.
DENIAL
Planned Development
If the Planned Development request is denied, the applicant would not be able to build
without modification for the front yard setback, a smaller building could be built.
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Vicinity Map
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Zoning Map
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Planned Development Information.
a. 21A.55.010 - Master Plan Implementation.
Increase the number and type of housing units.

b. 21A.55.050 A. The planned development meets the purpose statement for a planned development in
Section 21A.55.010 and satisfies the Master Plan objective by increasing the number and
type of housing units.
B. Master Plan Compatibility. The proposed planned development is consistent with
adopted policies set forth in the citywide, community, and small area master plan that is
applicable to the site where the planned development will be located.
C. Design and Compatibility:
1. Scale, mass, and intensity is compatible with the neighboring properties related to the
building use and site design. For example, property at 868 E. Ramona Dr. will share
access by an easement agreed on, and set forth, by both properties.
2. Building materials in the proposed planned development are compatible with the
neighborhood or even will be an upgrade to the existing neighboring structures located in
the same zoning district.
3. Building setbacks along the perimeter of the development in compliance with zoning
regulations. Careful and creative thought has been given to the challenges of the
property's limitation for design based on the landlocked location and easements that run
in the middle of the parcel limiting some of the zoning regulations to be fully met. See
item "c" below.
c. Landscape buffering between the proposed development and neighboring single family
properties are maintained. A 10' landscape buffer between property at 868 E. Ramona Dr.
is not provided. The applicant requests the square footage that would have been provided
between the East row of parking and the far West edge of 868 Ramona Dr. be distributed
to other areas. More than double the square footage needed is provided on the Northeast
corner of the building. This will be in line with how the space is used currently by 868 E.
Ramona Dr. so as not to hinder the access they have to the areas on the west end of their
structure.
4. Landscaping and sidewalks are used with a bench and bike lock-up area to encourage
pedestrian interest and interaction.
5. Lighting will be used for visual interest yet not affect the neighboring properties.
6. The dumpster is appropriately screened.
7. Parking areas are appropriately buffered from adjacent uses except as noted in line 3c
above.
D. Landscaping: The proposed planned development provides new landscaping where
appropriate.
1. New trees located along the periphery of the property and along the
street will be preserved and maintained.
2. Buffering to the abutting properties is maintained and preserved except as noted in line
3c above.
3. Landscaping will be designed to lessen potential impacts created by the
proposed planned development.
4. Proposed landscaping will be appropriate for the scale of the development.
E. Mobility: The proposed planned development will maintain current access to adjacent
properties. i.e. 868 E. Ramona Dr. Safe and efficient circulation within the site and
surrounding neighborhood with two existing ways of access to the development are
shared with 868 E. Ramona Dr.
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F. No existing Site Features.
G. Utilities: Planned utilities will adequately serve the development and will not have a
detrimental effect on the surrounding area and has the appropriate easements to access
and serve the development. i.e. Sewer easement is provided from 800 East.
c. 21A.55.110 - Long term maintenance of private infrastructure;
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SUGAR HOUSE COMMUNITY MASTER PLAN
Sugar House Development Objectives
• Provide a mix of housing types, densities, and costs to allow residents to work and live in
the same community. Locate higher density housing on or near public transportation
routes to afford residents the ability to reduce their reliance on the automobile.
• Direct a mixed-land use development pattern within the Sugar House Business District to
include medium- and high-density housing and necessary neighborhood amenities and
facilities. These developments will be compatibly arranged, taking full advantage of future
transit stations, Sugar House Park, Fairmont Park, and the proximity to the retail core.
Future Land Use Map
In the Sugar House Community Master Plan, the future land use map indicates that a medium
density residential scale development of 10-20 dwelling units per acre is most appropriate for
the project site. However, the zoning district for this site is RMF-35 and it allows for higher
density and with a density of 23 dwelling units per acre, this project stands in the middle
between medium density and medium-high density.
The plan’s objectives for both medium and medium-high density are similar. They are:
• To locate and design so that land use conflicts with surrounding single-family housing or
other uses are minimized.
• To provide open space amenities, adequate off-street parking, appropriate building scale
and mass, and adequate access to transit.
Policies for Planned Developments
• Consideration should be given to compatible building materials and design, which are
integral aspects of maintaining the community character.
• Ensure the site and building design of residential Planned Developments are compatible
and integrated with the surrounding neighborhood.
• Review all proposed residential planned developments using the following guidelines:
− Support new projects of a similar scale that incorporate the desirable architectural
design features common throughout the neighborhood;
− Maintain an appropriate setback around the perimeter of the development;
− Position houses so that front doors and front yards face the street;
− Incorporate a pedestrian orientation into the site design of each project with sidewalks,
parkstrips and street trees as well as trail ways wherever possible.
Land Use and Transportation Policies
• Ensure that decisions made for planning, zoning, public works projects, or any other
public or private investment are guided by a full understanding of the relationships
between land use and transportation impacts.
CITYWIDE HOUSING MASTER PLAN
The Growing SLC: A Five-Year Housing Plan 2018-2022 City is a citywide housing master
plan that focuses on ways the City can meet its housing needs in the next five years. The plan
includes the following policies that relate to this development:
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Objective 1: Review and modify land-use and zoning regulations to reflect the affordability
needs of a growing, pioneering city
• Increasing flexibility around dimensional requirements and code definitions will reduce
barriers to housing construction that are unnecessary for achieving city goals, such as
neighborhood preservation.
− 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.
PLAN SALT LAKE
The City has an adopted citywide master plan that includes policies related to providing
additional housing options. The plan includes policies related to growth and housing in Salt
Lake City, as well as related policies regarding air quality:
Growth:
• Locate new development in areas with existing infrastructure and amenities, such as
transit and transportation corridors.
• Promote infill and redevelopment of underutilized land.
• Accommodate and promote an increase in the City’s population.
Housing:
• Access to a wide variety of housing types for all income levels throughout the City,
providing the basic human need for safety and responding to changing demographics.
• Increase diversity of housing types for all income levels throughout the city.
• Increase the number of medium density housing types and options.
• Enable moderate density increases within existing neighborhoods where appropriate.
Air Quality:
• Increase mode-share for public transit, cycling, walking, and carpooling.
• Minimize impact of car emissions.
• Reduce individual and citywide energy consumption.
Staff Discussion:
The planned development process is a zoning tool that provides flexibility in the zoning
standards and a way to provide in-fill development that would normally not be allowed
through strict application of the zoning code. This process allows for an increase in housing
stock and housing options and provides a way to minimize neighborhood impacts through its
compatibility standards. The proposed development is utilizing this process to provide
additional housing ownership options in the City to help meet overall housing needs.
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PUBLIC NOTICE, MEETINGS, COMMENTS
The following is a list of public meetings that have been held, and other public input
opportunities, related to the proposed project:
• Early notification regarding the project mailed out November 3, 2020. Notices were
mailed to property owners/residents within 300 feet of the proposal
• The Planning Division provided a 45-day comment period notice to the Sugar House
Community Council on October 15, 2020. The SHCC Land Use and Zoning Committee
and held a Zoom meeting on November 16, at 6 PM.
• A letter from the SHCC Land Use and Zoning Committee, together with emails sent to
the SHCC, was received and is included on the following page.
Notice of the public hearing for the proposal included:
• Public hearing notice mailed on December 29, 2020.
• Public hearing notice posted on January 3, 2020.
• Public notice posted on City and State websites and Planning Division list serve on
December 29, 2020.
PUBLIC INPUT
Phone calls enquiring about the project were received.
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FIRE
(Ted Itchon at edward.itchon@slcgov.com or 801-535-6636)
The project will need to address the following issues:
503.1.1 Buildings and facilities.
("Approved” is defined as the height of the structure times 70 % plus 4 feet will be the
dimension measured from the exterior wall. This definition was placed in affect as per FPB (68-18))
Approved fire apparatus access roads shall be provided for every facility, building or portion of
a building hereafter constructed or moved into or within the jurisdiction. The fire apparatus
access road shall comply with the requirements of this section and shall extend to within 150
feet (45 720 mm) of all portions of the facility and all portions of the exterior walls of the first
story of the building as measured by an approved route around the exterior of the building or
facility.
Exceptions:
1. The fire code official is authorized to increase the dimension of 150 feet (45 720 mm) where
any of the following conditions occur:
1.1. The building is equipped throughout with an approved automatic sprinkler system
installed in accordance with Section 903.3.1.1, 903.3.1.2 or 903.3.1.3.
1.2. Fire apparatus access roads cannot be installed because of location on property,
topography, waterways, nonnegotiable grades or other similar conditions, and an
approved alternative means of fire protection is provided.
503.2.5 Dead ends.
Dead-end fire apparatus access roads in excess of 150 feet (45 720 mm) in length shall be
provided with an approved area for turning around fire apparatus. And the height may be
greater than 30'
ENGINEERING
(Scott Weiler at scott.weiler@slcgov.com or 801-535-6159)
It doesn’t appear that any new public right-of-way is to be dedicated at the north end of
Windsor Court. If so, Engineering doesn’t need to review this, but a fire truck turnaround
might be needed.
Planning asked if Windsor was a private or public street. Scott Weiler from Engineering
responded that “My map shows Windsor as public going north from 2100 South”.
PUBLIC UTILITIES
(Jason Draper at jason.draper@slcgov.com or 801-483-6751)
• Acceptance of the planned development does not provide utility permits or building
permits.
• Parking and driveway can possibly be approved, but the building cannot be built in the
easement. All this work also will require a permit and approval by Salt Lake County
Flood Control.
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No utilities catch basins or other infrastructure can be placed in the creek
easement. The actual location of the culvert and easement needs to be shown on all
plans.
Sewer to this lot may be difficult and will likely require offsite improvements.
The Water line also in undersized in Windsor and 800 East and will likely need to be
replaced to meet fire code requirements.
Work in Windsor will require easement and acceptance by neighboring properties as
they own the property of the public street.
Easements for utilities must be wide enough to meet minimum separation and
construction standards. Typical width is 30 feet for sewer and water.
Because of the proximity to the creek, stormwater treatment may have extra
requirements.
The civil plans have several problems but are not reviewed as part of the planned
development other than to provide comment and potential problems.

TRANSPORTATION
(Michael Barry at michael.barry@slcgov.com or 801-535-7147)
The parking calculations appear to be correct and the number of parking spaces provided is
adequate per the calculations. The parallel spaces labeled as 27 through 31 need to adjusted
Parking spaces 27 and 31 should 18 feet long and parking spaces 28 through 30 should be 22
feet long. No ADA parking spaces are shown; two ADA parking spaces are required and one of
those should be van accessible. A detail of the SLC standard bicycle rack should be provided on
the detail sheets (for bike rack detail, see https://www.slc.gov/transportation/design-reviewteam-drt/).
BUILDING CODE
(Todd Christopher at todd.christopher@slcgov.com)
No building code concerns with the submitted Planned Development.
ZONING
(Anika Stonick at anika.stonick@slcgov.com)
PLNPCM2020-00727, Planned Development petition for 1966 S Windsor, a property with no
frontage on public street in RMF-35 zoning district;
• Provide cross access agreements, recorded versions for permit issuance, for all
instances of proposed vehicle and pedestrian travel over property lines and over areas
of adjacent parcels of land;
• Provide height review information to be per 21A.62.040 “Height, Building – Outside.”
by giving finished grade information in elevation drawing on ends of each building
face;
• Address minimum required vehicle and maximum allowed parking, any zoning
ordinance allowance to reduce or increase parking from requirements, any required
electric vehicle charging station, bicycle parking and loading, and driveway and
parking stall standards in plans and with calculations, to verify complying conditions
are proposed (see 21A.44);
• Propose landscaping per 21A.48, including for required buffers per 21A.48.080.C.1 and
if applicable per 21A.48.070.A, perimeter parking lot landscaping per 21A.48.070.C.1
and 21A.48.070.G;
• Propose complying conditions for requirements of 21A.24.130, including maximum
building coverage (provide information on plans for review for permit);
• Obtain Certificate of Address from SLC Engineering; to propose recycling collection
and obtain review of construction waste management plan per 21A.36.250; to propose
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any ground mounted utility boxes per 21A.40.160; to fill out Impact Fees Assessment
form, pay impact fees
URBAN FORESTRY
(Rick Nelson at rick.nelson@slcgov.com)
I did a site visit to the Planned Development site yesterday afternoon. There are 8 large
Siberian Elms and 3 large Boxelders lining the southern and western edges of the property. I
do not consider any of them to be specimen quality trees. I see no potential impacts to any
parkstrip trees at the planned entry or exit drives. From an Urban Forestry perspective, I have
no concerns with this project as planned.
Planning Staff Note: As with all department comments, an additional review will be done
during the building permit review phase of this development.
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