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Staff Report 
PLANNING DIVISION 

_____________ COMMUNITY & NEIGHBORHOODS 
 
To: Salt Lake City Planning Commission 
 
From: Lex Traughber – Senior Planner 
 (801) 535-6184 or lex.traughber@slcgov.com 
 
Date: October 13, 2021 
 
Re: Sugar Town/Snelgrove Ice Cream Factory – Design Review 
 Petition PLNPCM2021-oo025 

 
  

 
DESIGN REVIEW 

 
PROPERTY ADDRESSES:  850 & 870 E. 2100 South  
PARCEL IDs: 16-20-129-009 & 023 
ZONING DISTRICT:  CSHBD2 (Sugar House Business District).   
MASTER PLAN:  Business District Mixed-Use - Neighborhood Scale 
 
REQUEST:  Mark Isaac, representing Sugarhouse Village, LLC, and General Business Machines, LLC, 
has submitted an application for Design Review for a new mixed-use building (Residential & 
Commercial) on the two parcels located at approximately 850 & 870 E. 2100 South.  The size of the 
structure requires Design Review approval under the CSHBD2 Zone. 
 
RECOMMENDATION:  Based on the analysis and findings listed in the staff report, it is the Planning 
Staff’s opinion that overall the project generally meets the applicable standards and therefore, Planning 
Staff recommends that the Planning Commission approve the Design Review request for a new mixed-use 
(residential & commercial) project subject to the following conditions: 
 

1. Signage, lighting, and streetscape improvements must be incorporated into project.  These 
elements shall be reviewed and approved as part of the building permit review.  

2. Approval is for the specific items discussed and identified in the staff report.  All other applicable 
zoning regulations and requirements from other city departments still apply. 
 

ATTACHMENTS: 
A. Vicinity Maps 
B. Applicant Information 
C. Work Session Staff Memo – 5/26/2021 
D. Work Session Minutes – 5/26/2021 
E. Project Plans, Renderings, Elevations – 7/14/2021 & 8/19/2021 
F. Analysis of Standards 
G. Public Process and Comments 
H. City Comments 
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PROJECT DESCRIPTION:  Mark Isaac, representing Sugarhouse Village, LLC, and General 
Business Machines, LLC, submitted an application for Design Review for a proposed mixed-use 
(residential and commercial) development on the subject property.  The purpose of “Design Review” is 
to ensure high quality outcomes for larger developments that have a significant impact on the City.  The 
intent of the process to review larger developments is to verify new developments are compatible with 
their surroundings, impacts to public infrastructure and public spaces are addressed, and that new 
development helps achieve development goals outlined in the adopted master plans of the City.  The 
Planning Commission has decision making authority regarding Design Review matters.   
 
The proposed project will consist of ground floor commercial development and approximately 319 
residential units of which 39 will be micro units and 53 units will be rental price restricted.  The project 
provides for ten different amenity areas including a pool and rooftop patios, clubhouse, resident fitness 
area, resident bike room/pet wash area totaling approximately 58,800 square feet of gathering space, 
12,800 square feet of commercial space including a new DABC State Liquor Store, and 4, 300 square 
feet of back of the house support area.  Approximately 393 off-street parking stalls are proposed to 
serve the project. 
 
The project is designed to be built to and frame the existing streets.  Due to the large nature of the 
development the building has been designed to read as three separate buildings.  Primary/public 
parking access to the development is located off of 2100 South with secondary entrances located on 800 
East and Commonwealth Avenue.  Commercial uses will be primarily oriented to 2100 South, the south 
building elevation along Commonwealth is primarily residential and building service access.  The 
structure will rise just short of 60 feet in height.  Two mid-block pedestrian connections are proposed 
through the building in a north/south orientation to facilitate movement between residential and 
commercial portions of the project.  Building façade articulation and step backs are provided to realize a 
pedestrian scale development along street frontages.  Landscaping will be provided along all streets in 
accordance with City Code.  Exterior building materials include brick in four different colors, composite 
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wood, vertical metal panel on upper floors, glass, and stucco in two colors.  Wall murals are 
incorporated into the wall on the east building elevation, and the historic Snelgrove Ice Cream sign will 
be included at the northeast corner of the building along 2100 South. 
 
The applicant has submitted detailed plans to support their application including a site plan, floor 
plans, elevation drawings, renderings, parking calculations, and landscaping plans.  The applicant has 
also included a graphic showing the proposed project’s vicinity to adjacent residential development to 
the south.  This information is attached for review (Attachments B, E & F).   
 
PROJECT BACKGROUND:   Mr. Isaac submitted applications for a Master Plan Future Land Use 
Map and Zoning Map amendments for the two parcels located at approximately 850 & 870 E. 2100 
South in anticipation of a mixed-use type development (residential and commercial). The applicant 
requested to amend the Future Land Use Map in the Sugar House Master Plan from “Mixed Use - Low 
Intensity” to “Business District Mixed-Use - Neighborhood Scale” and to change the zoning on the 
subject property from CC (Corridor Commercial District) to CSHBD2 (Sugar House Business District).  
The Planning Commission heard these requests in a public hearing forum on February 24, 2021 and 
voted to forward a positive recommendation on to the City Council for consideration.  These petitions 
were approved by the City Council on July 20, 2021.   
 
On May 26, 2021, a work session was held with the Planning Commission to discuss the design of the 
project.  The staff memo for the work session, including the project plans, is included for reference in 
this staff report – Attachment C.  The minutes from the work session discussion are also included for 
reference – Attachment D.  After much discussion, the Planning Commission chairwoman summarized 
comments heard at the meeting, noting the following issues: 
 

- The scale of the project is really large and should be “broken up” architecturally and through the 
use of building materials so that the project does not “read” or appear to be so massive.  The 
Planning Commission expressed the concern that the project looks very “monotonous”. 
- The Planning Commission is concerned with the 2100 South pedestrian experience, particularly 
the potential/perceived lack of commercial space which would provide pedestrian interest and 
activity.   
- Likewise, the Planning Commission is concerned with the 900 East pedestrian experience 
questioning detail of the proposed art space, although was favorable toward the proposed façade 
art work. 
- The Planning Commission noted that the 2100 South focal point appeared to be the parking 
garage entrance with the use of the old Snelgrove sign.  The Planning Commission noted that the 
garage entrance should be de-emphasized. 
- The Planning Commission is concerned with the massing along Commonwealth and wants more 
information regarding the details of this façade and how to again break up this stretch of the 
project.  The Planning Commission was particularly concerned with the proposed residential units 
and how they would interface with the street. 

 
Planning Staff notes that after the work session the applicant considered the comments received from 
the Planning Commission and made changes to the proposed plans to include, but are not limited to, 
the following: 
 

- The building was broken up into three distinct masses connected via pedestrian walkways. 
- The use of materials has been revised to help distinguish the three separate building masses. 
- A retail space was added along the 2100 South street façade. 
- The large two story parking garage entrance was redesigned to be more consistent with the 
scale of the pedestrian scale spaces along the 2100 South street frontage, and to take the focal 
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point off the garage.  The old Snelgrove sign was also relocated to de-emphasize the parking 
garage entrance. 
- A sidewalk was added along the entire Commonwealth street frontage.  Ten ground floor 
walkup apartments are proposed.  Ground and second floor apartments have enlarged patios 
and balconies to create a more active streetscape. 
- Again, the building has been redesigned into what is essentially three separate buildings in 
order to break up the massing and provide some visual variety along the Commonwealth street 
front. 

 
PHOTOS OF SUBJECT SITE: 

 
The Snelgrove property as viewed from 2100 South. 
 
 

 
Another view of the Snelgrove property as viewed from 2100 South looking east/southeast. 
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View across the street 
from the subject 
property on 2100 South. 

 
 
View of the southwest 
corner of the property 
from the 800 East and 
Commonwealth Avenue 
intersection looking 
northeast. 
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View of the southeast corner of the property along Commonwealth Avenue looking northwest. 
 
 
 

View looking east down 
Commonwealth Avenue 
opposite the rear of the 
Snelgrove property. 
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The garages that front 
on Commonwealth 
Avenue opposite the 
Snelgrove property. 

 
 

Looking west down 
Commonwealth Avenue; 
Snelgrove property on 
the right hand side of the 
photo. 
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ADJACENT LAND USES AND ZONING: 
The subject property is currently zoned CSHBD-2 – Sugar House Business District and is a parcel of 
property approximately 3.23 acres in size located between 2100 South and Commonwealth Avenue, and 
between 800 and 900 East.  The property is now currently vacant. 
 
Surrounding zoning includes CC (Corridor Commercial) to the north, CSHBD2 (Sugar House Business 
District) adjacent and to the east, FB-SE (Form Based Special Purpose Corridor District) adjacent and 
to the west, and R-1/5,000 (Single-Family Residential) and FB-SE to the south.  With the exception of 
the residentially zoned property located to the south, all surrounding adjacent property is used 
commercially.   
 
Planning Staff notes that abutting residentially zoned property to the south of the subject property is 
separated by Commonwealth Avenue, a city street.  Commonwealth Avenue essentially functions as an 
alley in this case, with garage access for the homes on Elm Avenue located on Commonwealth as 
demonstrated in the above photos.  A home located on the southeast corner of 800 East and 
Commonwealth is oriented toward 800 East.   
 
CONCLUSION: 
The proposed building design meets or is able to meet standards for these Design Review requests as 
outlined in Attachment F.  
 
NEXT STEPS: 
Should the Planning Commission approve the proposed Design Review request, the applicant will 
proceed to the building permit stage. 
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ATTACHMENT A:  VICINITY MAPS 
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AREA ZONING 
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ATTACHMENT B:  APPLICANT INFORMATION 
 
  







 

 

Sugartown 
By the numbers 

 
 

Units 
39 Micro Units   12% 
53 Studios   17% 
191  1 Bedroom  60% 
36 2 Bedroom  11% 
319 Total Units   100% 
 
Resident Amenity Spaces 
Leasing Lounge    3,700SF 
Fitness Center   3,700SF 
Mail / Parcel Lounge  1,500SF 
Bike Rm / Pet Wash  2,300SF 
Clubroom   3,800SF 
Pool Courtyard   21,800SF 
Rooftop Amenity #1  11,200SF 
Rooftop Amenity #2  4,200SF 
Rooftop Amenity #3  4,700SF 
Rooftop Amenity #4  1,900SF 
 
Commercial Spaces 
DABC State Liquor Store  10,900SF (Plus 4,300 BOH) 
Art Space   1,900SF  
 
Parking  
Secured Resident Parking 317 Provided (1/Unit) 
    307 Required 
Commercial / Public  87 
 
 
       



From: B Mark Isaac
To: Traughber, Lex
Subject: (EXTERNAL) Fwd: Sugar Town response - let me know if this works for you!
Date: Monday, August 9, 2021 12:07:24 PM

As below. Give me your thoughts!

Mark Isaac, Principal
Pinyon8 Consulting, LLC
(801) 455-5903
Excuse Spelling & grammar, I need my Readers.

Begin forwarded message:

From: Guillaume Belgique <guillaume@archbelgique.com>
Date: August 9, 2021 at 11:47:48 AM MDT
To: B Mark Isaac <markisaac@pinyon8.com>
Cc: Alex Stoddard <alex@archbelgique.com>
Subject: Sugar Town response - let me know if this worked

﻿

- 8’ Sidewalks along major pedestrian walkways in high traffic areas – 2100 E and 900 E at a minimum.   There is an 8ft side walk in front of our building along 2100 south. There is almost a 18ft wide plaza in front of our buiding on 900 East. The best place to see this is page 2 (Lanscape Exhibit) of the latest submittal (60 page pdf).  More detail can be seen on pages 4
and 5 (Ground level Landscape Plans)

 - Functional building entrances every 30’ is desirable.  The renderings on pages 43, 47, and 48 show storefront entrances almost every 20ft. 

- Pedestrian passages – Are there interior spaces that open on to the pedestrian passages? Entrances? Windows? Paving? Exterior finishes? Plantings? Etc.

- Provide pedestrian overhead protection at doorways on 2100 S?

- Paving materials? Paving materials are called out landscape plans (Pages 4 and 5) including colors. See Landscape Areas - Surface Materials Chart

- Parking (need to look at this entire section and rethink or provide rationale for your proposal).  In particular there is a guideline that reads,  “Require parking structures that face onto the street to have retail spaces at the lower level.”  Molly included some examples of housing at the street level to mask ground floor parking (attached) that she has seen in Vancouver.

- Address the “Building Architecture and Siting” section.  This is really important to demonstrate how a ~60ft building fits into the given location.

- Show definitively that the landscape plan meets the “Landscape Design Guidelines”.

- Provide at a minimum a conceptual light plan to meet the “On-Site Lighting Design Guidelines” – This can be examples/photos of other buildings with lighting you will emulate or examples of lighting fixtures you plan to use; show us where lighting would be located – to light signage, doorways, etc.

 We don't specifically have a lighting plan but you can see the intent of lighting in the renderings on pages 41 (East side pedestrian path) 43, 47, and 48 (Lights along 2100 south). The lighting along commonwealth will be the same as 2100 south.

3. The Sugar House Business District Circulation and Streetscape Amenities Plan (adopted 2013) is another plan adopted by the City Council that comes into play here.  I don’t have specific comments regarding this plan at this time, but to comply with section 21A.59.050(A), this plan needs to be addressed as warranted.  The associated map shows up to 900 E.  The
written language of the plan discusses up to 700 E, which is why we think it applies.

 

4. The following are comments related specifically to various standards in the “Standards for Design Review” – 21A.59.050:

 

21A.59.050(C) - Is this happening along 2100 S? We see the glazing but not regular doorways. Signage locations are limited. The Sugar Town signage element would be better integrated into the building façade. Who is it advertising to out at the curb? People on the other side of the street?  What is perpendicular to the
sidewalk –what do the pedestrians see? The rendeerings on pages 47 and 48 clearly show regular doorways and potential signage locations on the facade above those entrances. Additional signage for the liquor store and leasing office are clearly shown on pages 42 and 44. Project name signage is also cleary shown on pages
42 and 43

 

How many units front Commonwealth? What does that frontage look like? Are they like townhouse units?  Raised from the sidewalk a couple steps or at sidewalk level?  Can we get a more detailed image of a unit?  How large/small are the patios/stoops? Large enough for a table and chairs and a grill or just a couple of
planters? How could this space be more useable/habitable?  There are 13 units that face Commonwealth. These are most easily seen on page 13 (level 1 floor plan)

 

What are the spaces along Commonwealth in back of the Art Space? Are these art studios? They have no access/entrances from Commonwealth –a missed opportunity.

 

Discuss 800 E and Commonwealth end of the building –structured parking at ground level. We don’t know what the “usable space” is supposed to be here. It stretches for 190’ feet along Commonwealth –this is a significant stretch.

 

Would like to see more active/habitable spaces along Commonwealth.

 

21A.59.050(D) - This is a massive building with MANY materials and breaks in the façade. Need more description of how these materials and breaks are reducing the scale. It looks rather jumbled with so much going on.  Both vertical AND horizontal emphasis makes for a collage. The rhythm is not there.

 

21A.59.050(F) – Needs to be better described.  Will be providing #1, 3 and 4.  Describe in more detail.

 

21A.59.050(H) – As noted previously, describe what’s going on with the pedestrian passages in greater detail.

 

21A.59.050(J) - The actual signage will come later, yes, but how does the architecture establish locations for future signage –are there sign bands, how will lighting work with the signage, is signage proposed that will be oriented perpendicular to the building for the pedestrian? Awnings?

 

21A.59.050(K) - We typically ask the applicant to supply conceptual ideas about how the building will be lighted. Examples from other places/buildings, architectural details that will be lit or washed, examples of fixtures they are considering.  Also, is the SH light standard already installed on 2100 S?

 See above for comment about conceptual lighting. Standard SH steetpools will be installed on 2100 south if not already. See renderings on pages 47 and 48

21A.59.050(L) - Need to comply with SHBD paving standards for sidewalks.  No detail provided on paving for privately owned public spaces (walkways, plazas). See above response about pavers and plazas being shown on the landscape plans

-- 
Guillaume Belgique

Architecture Belgique, Inc.

7583 S. Main St. Suite 100

Midvale, UT 84047

Ph: 801.561.1333 

CL: 801.502.9710

Email: guillaume@archbelgique.com

Web: www.archbelgique.com

 

Related image

mailto:markisaac@pinyon8.com
mailto:Lex.Traughber@slcgov.com
mailto:guillaume@archbelgique.com
http://www.archbelgique.com/
https://www.facebook.com/pages/Architecture-Belgique-Inc/367842979945612
https://www.instagram.com/architecturebelgique/?hl=en
https://www.youtube.com/channel/UCenXByd1qvKz-Om6aUVOZBA


 

 

Sugar Town Planning Commission Work Session Comments 
 

Attached are comments that were received in the work session on 5-26-21 and the changes 
that have been made to address them.  
 
Comments: 
 

• Lack of retail space along 2100 South, desire to extend the business district as part of the 
rezone.  Added an additional retail pad to the East of the garage entry near the public parking.  
We also focused the plaza and landscape redesign on the pedestrian experience.     

• Along with Commonwealth, the building length on 2100 South feels substantial.  Broke up the 
2100 South façade into (3) sections with different materials and colors and separated the base 
of the building with a 2’ step back so the pedestrian experience isn’t one long façade.  Plazas are 
located at each corner to reduce the visual length.  Along Commonwealth we have substantially 
broken the building up into 3 distinct architectural styles to reduce the visual mass of the 
building.   

• Current focus on the auto experience versus pedestrian experience.  The large 2 story garage 
entrance has been removed and made to match the pedestrian scaled storefronts along 2100 
South so it doesn’t draw you attention there anymore.  The central element over the garage 
entrance has been removed and cleaned up so that it is no longer the focal point of the façade.   

• Improvements along Commonwealth.  We have added a sidewalk along the entire length with 
ground floor walkup apartments along most of the street facing façade.  Ground floor and 2nd 
floor apartments have enlarged patios to create a more active streetscape.  See landscape 
planting exhibit for updates.  

• Mid-block crossing pedestrian experience.  Added additional renderings to show both the East 
and West mid-block crossings.  The landscape planting exhibit also shows the intent and 
improvements along these spaces.    
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ATTACHMENT C:  WORK SESSION STAFF MEMO – 
5/26/2021 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Planning Division 
Community & Neighborhood Department 

 Memorandum 

 

To: Planning Commission  

From: Lex Traughber, Senior Planner 

Date: May 26, 2021 

Re: Sugar Town/Snelgrove Ice Cream Factory – Design Review Work Session 
Petition PLNPCM2021-oo025 

DESIGN REVIEW – WORK SESSION 

PROPERTY ADDRESSES:  850 & 870 E. 2100 South  
PARCEL IDs: 16-20-129-009 & 023 
ZONING DISTRICT:  CC – Commercial Corridor or CSHBD2 (Sugar House Business District).  
Rezone request to C-SHBD2 – Sugar House Business District before the City Council. 
MASTER PLAN:  Sugar House Master Plan – Mixed Use – Low Intensity or Business District Mixed-
Use - Neighborhood Scale.  Amendment to the Future Land Use Map in the Sugar House Master Plan to 
“Business District Mixed-Use - Neighborhood Scale” is before the City Council. 

Action Requested:  Mark Isaac, representing Sugarhouse Village, LLC, and General Business 
Machines, LLC, has submitted an application for Design Review for a new mixed-use building on the 
two parcels located at approximately 850 & 870 E. 2100 South.  The size of the structure requires 
Design Review approval under the CSHBD2 Zone as it is larger than 20,000 square feet in size and 
taller than 30’.    

Planning Staff requests that the Planning Commission (PC) hold a work session to discuss the application 
materials, and provide additional input, feedback, and direction to the applicant so they can finalize their 
proposal and bring it back to the PC for a decision.  Planning Staff would ask that the members of the PC 
focus, at a minimum, on the massing, scale, building articulation, and compatibility with adjacent structures 
as part of the work session discussion.   

Attachment: 
A – Plans dated 4/6/2021 



Background Information:  Mark Isaac, representing Sugarhouse Village, LLC, and General Business 
Machines, LLC, submitted applications for a Master Plan Future Land Use Map and Zoning Map 
amendments for the two parcels located at approximately 850 & 870 E. 2100 South in anticipation of a 
mixed-use type development (residential and commercial).  The Planning Commission heard these 
requests in a public hearing forum on February 24, 2021 and voted to forward a positive 
recommendation on to the City Council for consideration.  These petitions are currently in the City 
Council Office awaiting action.  
 
Project Description:   In anticipation of approval of the master plan and zoning map amendments, 
Mr. Isaac has submitted an application for Design Review of a proposed mixed-use (residential and 
commercial) building on the subject property.  The purpose of design review is to ensure high quality 
outcomes for larger developments that have a significant impact on the city.  The intent of the process 
to review larger developments is to verify new developments are compatible with their surroundings, 
impacts to public infrastructure and public spaces are addressed, and that new development helps 
achieve development goals outlined in the adopted master plans of the city.  The Planning Commission 
has decision making authority regarding Design Review matters.  In this instance, any approval of the 
Design Review request would be subject to the pending outcome of the master plan and zoning map 
amendment before the City Council.  
 
The proposed project will consist of ground floor commercial development along 900 East and a 
portion of 2100 South, and approximately 319 residential units of which 39 will be micro units and 53 
units will be rental price restricted.  The project provides for ten different amenity areas including a 
pool and rooftop patios, clubhouse, resident fitness area, resident bike room/pet wash area totaling 
approximately 58,800 square feet of gathering space, 12,800 square feet of commercial space including 
a new DABC State Liquor Store, and 4, 300 square feet of back of the house support area.  
Approximately 393 off-street parking stalls are proposed to serve the project. 
 
The proposed building is designed to be built to and frame the existing streets.  Primary/public parking 
access to the development is located off of 2100 South with secondary entrances located on 800 East 
and Commonwealth Avenue to the south.  A secured resident parking entrance is proposed toward the 
east end of Commonwealth Avenue.  Commercial uses will be primarily oriented to 2100 South, the 
south building elevation along Commonwealth is exclusively residential.  The structure will rise 
approximately 60 feet in height.  Two mid-block pedestrian connections are proposed through the 
building in a north/south orientation to facilitate movement between residential and commercial 
portions of the project.  Building façade articulation and step backs are provided to realize a pedestrian 
scale development along street frontages.  Landscaping will be provided along all streets in accordance 
with City Code.  Exterior building materials include brick in three different colors, vertical metal panel 
on upper floors, glass, and limited use of stucco.  Wall murals are incorporated into the wall on the east 
building elevation, and the historic Snelgrove Ice Cream sign will be included at the main building 
entrance on the north façade along 2100 South. 
 
The applicant has submitted detailed plans to support their application including a site plan, floor 
plans, elevation drawings, renderings, parking calculations, and landscaping plans.  The applicant has 
also included a graphic showing the proposed project’s vicinity to adjacent residential development to 
the south.  This information is attached for review (Attachment A).   
 
 
 
 
 
 



Vicinity Map: 
 

 
 

Example Project Renderings:  These are included in the applicant’s plan package and included here for 
reference. 
 

2100 South Façade. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 



 
2100 South northeast corner. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
2100 South northwest corner. 

 
 

Commonwealth Avenue 
looking west, showing a 
residential unit in the lower 
right corner. 



 
Commonwealth Avenue 
looking west from the 
southeast corner. 

 
Key Issues: 
 
1. This project/building is massive in scale.   
 
Discussion:  The project site is approximately 3.24 acres in size and the overall new square footage of 
the proposed building is approximately 76,000 square feet plus parking.  Planning Staff asserts that due 
to the magnitude of the building in size and detail, at least two discussions with the Planning 
Commission is warranted.  Planning Staff believes that the Planning Commission needs time to review 
and digest the proposal prior to making a decision. 
 
2.  Large building masses need to be divided into heights and sizes that relate to human scale. 
 
Discussion:  Planning Staff is concerned that the building has been designed in such a manner that it 
reads as one large massive structure.  The proposed structure takes up most of a city block and reads 
like one building on the block.  Planning Staff asserts that the design has not gone far enough in using a 
series of vertical or horizontal elements to equate with the scale (heights and widths) of other buildings 
in the local context to reduce the visual volume or mass of the proposed building.  Planning Staff notes 
that the building is somewhat articulated, uses multiple building materials, has a rhythmic solid to void 
ratio, balconies, and porches, but even with these elements the building reads as one cohesive and 
massive structure.  The building could be broken up with a base, middle and top, using vertical and 
horizontal details to create a building that although is one large structure appears as individual volumes 
or structures.   
 
Planning Staff questions why this large parcel needs to develop all at once.  The project could be 
developed in separate phases, to make it appear that it is not one huge building but different and 
somewhat separate but related structures.  The property could also be subdivided and developed as 
distinct structures.  The different volumes of the design could also be treated using material changes to 
diffentiate the volumes to give the impression of multiple buildings. 
 
 
 



3.  Building façade details to facilitate pedestrian interest and interaction. 
 
Discussion:  The applicant has provided building elevations and ground level floor plans for review.  
Looking at these plans, Planning Staff has concerns that the ground floor building facades provide 
some, but not a lot, of pedestrian interaction or interest.   
 
When looking at the north façade (2100 South) and associated floor plan, a proposed DABC State 
Liquor Store constitutes a substantial space (approximately 148’) along this façade, and is located next 
to a 35’ parking garage entrance which interrupts the façade in the middle of the building.  This parking 
garage entrance is not pedestrian friendly and would only seem to cause pedestrian conflict as opposed 
to interest.  The eastern portion of this façade is comprised of a very large residential leasing office and 
a fitness center of similar size.  Planning Staff questions why the leasing office area, that would hold 
little to no interest to the public, would need to be so large and comprise such a large length of the street 
level façade.  It seems like this is a missed opportunity for some retail or commercial space.  With the 
exception of the liquor store, there is no space for commercial use along this stretch of 2100 South, 
which serves as a commercial corridor for the neighborhood,and therefore very little in terms of 
pedestrian interest.  Planning Staff notes that there are only two building entrances proposed over this 
long length of street front (365’).  The entrance to the liquor store is located on the eastern façade. 
 
The south elevation (Commonwealth Avenue) at the street level on the western end, is composed of 
approximately 185’ of enclosed ground level parking garage with windows at regular intervals.  Planning 
Staff notes that the code requires active uses at the ground level at the street in the CSHBD zone and 
further states that parking should be located behind said active ground level uses.  Could this large 
stretch of façade not be residential units similar to what is proposed toward the middle of this façade, 
effectively masking the parking?  The middle portion of the façade shows six residential units that front 
the public street, which is positive, but there is no design detail provided indicating how these units 
interact with the sidewalk.  The remaining eastern portion of this façade is more windows.  This east 
portion, according to the floor plan consists of residential units, but there is no indication that these 
units have direct street access thereby providing activity and pedestrian interest.  From the elevations 
and floor plans it seems like these units would be accessed internally via a hallway.  Planning Staff notes 
that the street front ground level use along Commonwealth Avenue could benefit from more residential 
use to help transition into the residential neighborhood adjacent to the south. 
 
The east elevation at the street is labeled “Art Space” and appears to be retail or commercial in nature.  
The façade is transparent but there is no description of what this space will be used for and how it will 
enhance the pedestrian experience.  Planning Staff notes that there is a bus stop directly in front of this 
façade. 
 
The west elevation is essentially the public parking entrance to enclosed ground level parking. 
 
Finally, two midblock pedestrian passages are proposed running north/south between 2100 South and 
Commonwealth Avenue.  Planning Staff agrees that these pedestrian passages are a positive design 
element, however there has been no detail provided to determine how these passages enhance the 
pedestrian experience.  What would a person walking through these passages see?  Are there entrances, 
storefront or residential activation (raised patios, porches), or windows along these walkway?  What 
about landscaping and plantings? 
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ATTACHMENT D:  WORK SESSION MINUTES – 5/26/2021 
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• Clarification on why the proposal is considered conditional use.  
• Whether children will be close by the bar. 
• If there was a school close by.  

 
Commissioner Barry opened the meeting to the applicant.  
 
Keven Rowe, applicant, stated that his client wants to make a more viable facility. He explained that the 
client would like to open a bar to expand the property use. He stated they are happy to satisfy the 
conditions that staff recommended.  
 
Commission Barry opened the public hearing portion of the meeting, Commissioner Barry, seeing that 
no one wished to speak, closed the public hearing.  
 
She opened to the commission for comment.  
 
MOTION 
 
Matt Lyon stated, based on the information listed in the staff report, the information 
presented, and the input received during the public hearing, I move that the 
Commission approve the request for Conditional Use for a Bar Establishment at 
approximately 1075 & 1085 Winding River Cove, as presented in petition PLNPCM2020-
00395, with the condition listed in the staff report. Commissioner Adrienne Bell 
seconded the motion. Commissioners Commissioner Bachman, Bell, Hoskins, Erquhart, 
Lee, Lyon and Paredes voted “aye”. The motion passed unanimously. 
 
Commissioner Barry ordered a 5-minute break. 
 
WORK SESSION 
 
Sugar Town/Snelgrove Ice Cream Factory – Design Review - Mark Isaac, representing Sugarhouse 
Village, LLC, and General Business Machines, LLC, has submitted an application for Design Review for 
a new mixed-use building on the two parcels located at approximately 850 & 870 E. 2100 South.  The 
size of the structure requires Design Review approval under the CSHBD2 Zone. The subject property is 
located in Council District 7 represented by Amy Fowler (Staff contact: Lex Traughber at (385) 226-9056 
or lex.traughber@slcgov.com) Case number PLNPCM2021-00025 
 
Lex Traughber, Senior Planner, reviewed the request and stated that it is a proposed mixed use 
development. He stated that staff had a few issues with the project. He stated that is it very large and 
feels like there are some large building masses that need to be adjusted for human scale.  
 
Commissioner Barry turned over the meeting to the applicant.  
 
Mark Issac reviewed the property layout and proposed building façades.  
 
Commissioner Barry opened the meeting to the Commission.  
 
Commission, Staff and Applicant discuss: 
 

• Engagement of the east side and 2100 south side 
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• Parking entrances  
• Ingress and egress points 
• Focal point of the building 
• Master lease of art space on 2100 south  
• 40 affordable micro units 
• Depth perception to the east side 
• The placement of the Snelgrove sign 
• Mid-block walkways  
• South façade on Commonwealth Ave 
• The length of the project 
• Rocky Mountain installations being on private property 

 
The meeting adjourned at approximately 7:33PM.  
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ATTACHMENT E:  PROJECT PLANS, RENDERINGS & 
ELEVATIONS – 7/14/2021 & 8/19/2021 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



801.561.1333
7583 So. Main Street #100

Midvale, Utah 84047
information@archbelgique.com

CIVIL ENGINEER

Contact: 
PHONE: 
EMAIL: 

STRUCTURAL ENGINEER

Contact: 
PHONE: 
EMAIL: 

MECHANICAL/PLUMBING
ENGINEER

Contact: 
PHONE: 
EMAIL: 

ELECTRICAL ENGINEER

Contact: 

LANDSCAPE ARCHITECT

Contact: 
PHONE: 
EMAIL: 

INTERIOR DESIGNER

Contact: 
PHONE: 
EMAIL: 

PHONE: 
EMAIL: 

Sheet Number

Sheet Title

Date

TH
ES

E 
P

LA
N

S
 A

R
E 

IN
S

TR
U

M
EN

TS
 O

F 
P

R
O

FE
S

S
IO

N
A

L 
S

ER
V

IC
E,

 A
R

E 
TH

E 
IN

TE
LL

EC
TU

A
L 

P
R

O
P

ER
TY

 O
F 

A
R

C
H

IT
EC

TU
R

E 
B

EL
G

IQ
U

E,
 IN

C
., 

A
N

D
 A

R
E 

P
RO

TE
C

TE
D

 B
Y

 C
O

M
M

O
N

 L
A

W
, S

TA
TU

TO
R

Y
 A

N
D

 O
TH

ER
 R

ES
ER

V
ED

 R
IG

H
TS

 IN
C

LU
D

IN
G

, B
U

T 
N

O
T 

LI
M

IT
ED

 T
O

, C
O

P
Y

R
IG

H
T.

  T
H

EY
 M

A
Y

 N
O

T 
B

E 
R

EP
R

O
D

U
C

ED
 O

R
 U

S
ED

 F
O

R
 A

N
Y

 P
U

R
P

O
S

E 
W

IT
H

O
U

T 
TH

E 
W

R
IT

TE
N

 C
O

N
S

EN
T 

O
F 

A
R

C
H

IT
EC

TU
R

E 
B

EL
G

IQ
U

E,
 IN

C
.

July 14, 2021

A2.01

Elevations

S
ug

ar
 T

ow
n

8
5

0
 E

as
t 

21
0

0
 S

ou
th

S
al

t 
La

ke
 C

ity
, U

T 
 8

4
10

6

No. Description Date
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East View West View
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Exterior Materials
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NORTH VIEW EAST

No. Description Date

Vertical Metal PanelBrick Option 3Composite WoodOrange StuccoBrick Option 2 Brick Option 2

Brick Option 1Composite Wood

White Stucco

Brick Option 1

Flat Metal Panel

Flat Metal Panel Brick Option 3

Brick Option 2

Orange Stucco



Brick Option 1

Brick Option 2

Brick Option 3

Brick Option 4

Vertical Metal Panel

Composite Wood

Exterior Materials

Flat Metal Panel

Orange Stucco

White Stucco
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NORTH VIEW WEST

No. Description Date

Composite Wood

White Stucco

Vertical Metal Panel Brick Option 2 Brick Option 3 White Stucco Brick Option 4 Brick Option 3

Brick Option 4Brick Option 3Brick Option 1 Brick Option 3 Composite Wood White Stucco

White Stucco



Brick Option 1

Brick Option 2

Brick Option 3

Brick Option 4

Vertical Metal Panel

Composite Wood

Exterior Materials

Flat Metal Panel

Orange Stucco

White Stucco
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EAST VIEW

No. Description Date

Brick Option 1

Brick Option 2 Vertical Metal Panel White Stucco Brick Option 3 Flat Metal Panel

Composite Wood
White Stucco

Flat Metal Panel

Brick Option 2 Brick Option 2

Composite Wood

Brick Option 2Brick Option 2

Flat Metal Panel

Vertical Metal Panel

Composite WoodWhite Stucco

White Stucco



Brick Option 1

Brick Option 2

Brick Option 3

Brick Option 4

Vertical Metal Panel

Composite Wood

Exterior Materials

Flat Metal Panel

Orange Stucco

White Stucco
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SOUTH VIEW WEST

No. Description Date

Brick Option 4

White Stucco Brick Option 3 Brick Option 4 Brick Option 3

Brick Option 2

Brick Option 1Brick Option 1Brick Option 2

Brick Option 2Vertical Metal Panel Vertical Metal Panel

Brick Option 4



Brick Option 1

Brick Option 2

Brick Option 3

Brick Option 4

Vertical Metal Panel

Composite Wood

Exterior Materials

Flat Metal Panel

Orange Stucco

White Stucco
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SOUTH VIEW EAST

No. Description Date

Orange Stucco Brick Option 2

Orange Stucco

Brick Option 2

Brick Option 2Orange Stucco Vertical Metal Panel

Flat Metal Panel

Brick Option 1White Stucco Brick Option 1 White Stucco White Stucco

Brick Option 2

Vertical Metal Panel
Vertical Metal Panel Brick Option 2 White StuccoWhite Stucco



Brick Option 1

Brick Option 2

Brick Option 3

Brick Option 4

Vertical Metal Panel

Composite Wood

Exterior Materials

Flat Metal Panel

Orange Stucco

White Stucco
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WEST VIEW

No. Description Date

White Stucco Brick Option 4

Vertical Metal Panel

Brick Option 4 Brick Option 3

Brick Option 3

Brick Option 1

Composite Wood

Flat Metal Panel

White Stucco

Flat Metal Panel

White Stucco Brick Option 2Vertical Metal Panel Vertical Metal Panel

White Stucco

Brick Option 2Brick Option 3

Composite Wood

Brick Option 3

White Stucco

Compostie Wood

Flat Metal Panel
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ATTACHMENT F:  ANALYSIS OF STANDARDS 
 
21A.26.060 – CSHBD ZONING STANDARDS 

The purpose of the CSHBD Sugar House Business District is to promote a walkable community with a transit 
oriented, mixed-use town center that can support a twenty four (24) hour population. The CSHBD provides for 
residential, commercial, and office use opportunities, with incentives for high density residential land use in a 
manner compatible with the existing form and function of the Sugar House master plan and the Sugar House 
Business District. 

Standard Proposal  Finding(s) 
General CSHBD Zoning 
Standards 
A. Purpose Statement: 
The purpose of the CSHBD 
Sugar House Business 
District is to promote a 
walkable community with a 
transit oriented, mixed-use 
town center that can 
support a 24 hour 
population.  The CSHBD 
provides residential, 
commercial and office use 
opportunities, with 
incentives for high density 
residential land ues in a 
manner compatible with 
the existing form and 
function of the Sugar 
House Master Plan and the 
Sugar House Business 
District. 
  

Sugar Town promotes the 
purposes of the CSHBD District 
with high-density residential 
development, proximity to 
public transportation 
particularly the S-Line, includes 
commercial/retail space, and is 
walkable with pedestrian 
connectivity between 2100 
South and Commonwealth Ave. 

Complies 

B. Uses:  Uses in the 
CSHBD as specified in 
section 21A.33 o30, “Table 
of Permitted and 
Conditional Uses for 
Commercial Districts” of 
this title are permitted, 
subject to the general 
provisions set forth in 
21.26.010 of this chapter 
and this section. 

Multi-family residential 
development, Mixed-Use 
development and Retail are all 
permitted uses in the CSHBD. 

Complies 

C.  Conformance with 
Adopted Business 
District Design 
Guideline Handbook: 
All new construction of 
principal buildings and 
additions that increase the 
off street parking 
requirement shall be 
subject to and shall 
conform with the adopted 
Busines District design 

The proposed building design 
and site layout generally 
conform to the Appendix: 
Business District Design 
Guideline Handbook that is 
part of the Sugar House Master 
Plan (2005).  Further, the 
proposal has been endorsed by 
the Sugar House Community 
Council (see Public Process and 
Comments – Attachment D). 

Complies 
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guidelines handbook 
located as an appendix 
section in the Sugar House 
Master Plan. 
 
D.  Design Review: All 
new construction of 
principal buildings that 
exceed 30’ in height in the 
CSHBD2 District or 20,000 
square feet in size shall be 
subject to design review.  

The proposed structure exceeds 
both of these parameters and 
therefore the applicant has 
requested Design Review 
approval.  The Design Review 
standards are analyzed below. 

Needs Planning Commission approval. 

E.  Minimum Lot Size: 
No minimum lot area or 
width is required. 

Not applicable Not applicable  
 

F. Minimum Yard 
Requirements: 
Front/Corner, Interior, 
Rear Yard Setbacks: No 
minimum yard setback 
requirements except that a 
maximum setback of 15’ 
allowed.  

The proposed building is built 
to the property lines along all 
street frontages and in no case 
set back more than 15’. 

Complies 

F5. Buffer Yards: All 
lots abutting a lot in a 
Residential District shall 
conform to the buffer yard 
requirements of chapter 
21A.48 of City Code. 

The subject property does not 
directly abut any residentially 
zoned property including the 
homes to the south of the 
subject site that are divided by 
Commonwealth Avenue.  The 
proposed building is 
approximately 80’ from the 
nearest residence which would 
exceed step back requirements 
even if the zones were abutting 
one another. 

Complies 

G.  Maximum Height: 
The maximum building 
height in the CSHBD2 
Zoning District shall not 
exceed 30’ for those 
building used exclusively 
for nonresidential 
purposes.  Additional 
square footage may be 
obtained up to a 
maximum building height 
of 60’, however for each 
additional floor of 
nonresidential use above 
30’, one floor of 
residential use is required. 

The proposed building height is 
slightly less than the 60’ 
maximum building height.   

Complies 

H. First Floor/Street 
Level Requirements:  
The first floor or street 
level space of all buildings 
within the CSHBD shall be 

The first floor level or  street 
level uses for the proposed 
building consist of residential, 
commercial, art space, or 
parking entrances.  Parking at 

Substantially complies 
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required to provide uses 
consisting of residential, 
retail goods or service 
establishments, public 
service portion of 
businesses, restaurants, 
taverns/brewpubs, bar 
establishments, art 
galleries, theatres or 
performing arts facilities. 

the ground level is included in 
the design on the western 
building along Commonwealth.  
The façade at this level is 
designed to resemble 
residential units with adequate 
amounts of glass.   

I.  Residential 
Requirement for 
Mixed-Use 
Developments:  For 
those mixed-use 
developments requiring a 
residential component, the 
residential portion of the 
development shall be 
located in the same 
building. 

This majority of this-use mixed 
project is residential.  Both land 
uses (residential and 
commercial) are located in the 
same building. 

Complies 

 
DESIGN STANDARDS 
 
21A.37.050: DESIGN STANDARDS: 
The design standards in this chapter are defined as follows. Each design standard includes a specific definition of 
the standard and may include a graphic that is intended to help further explain the standard, however the 
definition supersedes any conflict between it and a graphic. 
 

Standard Proposal/Rationale Finding(s) 
Glass: ground floor (%) 
(21A.37.050C1) - The ground 
floor building elevation of all new 
buildings facing a street, and all 
new ground floor additions facing 
a street, shall have a minimum 
amount of glass, or within a 
specified percentage range, 
between three feet (3') and eight 
feet (8') above grade. All ground 
floor glass shall allow 
unhampered and unobstructed 
visibility into the building for a 
depth of at least five feet (5'), 
excluding any glass etching and 
window signs when installed and 
permitted in accordance 
with chapter 21A.46, "Signs", of 
this title.  

Ground floor glass of 40% is required 
in the CSHBD. 
 
The proposed project includes 44% 
glass on the north (2100 S) elevation, 
82% glass on the east (900 E) 
elevation, 46% glass on the south 
(Commonwealth) elevation and 63% 
south on the west (800 E) elevation. 
 

Complies 

Building Entrances (feet) 
(21A.37.050D) - At least one 
operable building entrance on the 
ground floor is required for every 
street facing facade.  Each ground 
floor nonresidential leasable 
space facing a street shall have an 

The applicant’s plan for Level 1 shows 
multiple building entrances on every 
street facing façade.  The North façade 
has 14, the East has 3, the South 12, 
and the West has 1.  Each ground floor 
non-residential space facing a street 
also has an entrance.  In addition, 

Complies 

https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-69187#JD_Chapter21A.46
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
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operable entrance facing that 
street and a walkway to the 
nearest sidewalk.  

pedestrian passages in a north south 
orientation facilitate passage through 
the block and entrance into the 
building. 

Blank Wall: maximum length 
(feet) (21A.37.050E) - The 
maximum length of any blank 
wall uninterrupted by windows, 
doors, art or architectural 
detailing at the ground floor level 
along any street facing facade 
shall be 15’ in the CSHBD. 
Changes in plane, texture, 
materials, scale of materials, 
patterns, art, or other 
architectural detailing are 
acceptable methods to create 
variety and scale. This shall 
include architectural features 
such as bay windows, recessed or 
projected entrances or windows, 
balconies, cornices, columns, or 
other similar architectural 
features. The architectural feature 
shall be either recessed a 
minimum of twelve inches (12") 
or projected a minimum of twelve 
inches (12").  

According to the applicant’s elevation 
drawings, there is no portion of the 
ground floor level that has over 15’ of 
uninterrupted wall. 

Complies 

Upper Floor Step Back (feet) 
(21A.37.050G)   1.   For street 
facing facades the first full floor, 
and all additional floors, above 
thirty feet (30') in height from 
average finished grade shall be 
stepped back a minimum 
horizontal distance of 15’ from the 
front line of building in the 
CSHBD.  An alternative to this 
street facing facade step back 
requirement may be utilized for 
buildings limited to forty five feet 
(45') or less in height by the 
zoning ordinance: those buildings 
may provide a four foot (4') 
minimum depth canopy, roof 
structure, or balcony that extends 
from the face of the building 
toward the street at a height of 
between twelve feet (12') and 
fifteen feet (15') above the 
adjacent sidewalk. Such 
extension(s) shall extend 
horizontally parallel to the street 
for a minimum of fifty percent 
(50%) of the face of the building 
and may encroach into a setback 

The north façade along 2100 South has 
a 15’ stepback at floors 2-6.   
 
The west façade along 800 East does 
not have a stepback on the upper floors 
however is lower in building height (4 
floors) than the remainder of the 
development.  In lieu of a step back the 
main floor has been set back at ground 
level at 800 East flush with upper 
floors to provide a better architectural 
feel for the west building.  The building 
is setback approximately the distance 
where an upper floor step back would 
occur.   
 
The east façade (900 East) has a 
stepback of 31 feet at the 30 foot level 
to create an rooftop terrace. 
 
The south façade along 
Commonwealth has a stepback of 7’ for 
floors 2-6.  A 15’ stepback could be 
achieved by pulling the ground floor 
level south 8’ but this configuration 
would not allow any space to provide a 
landscape buffer and functional 
sidewalk along the street front.  The 

Complies 

https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
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as permitted per 
section 21A.36.020, table 
21A.36.020B, "Obstructions In 
Required Yards", of this title. 
      2.   For facades facing single- 
or two-family residential districts, 
a public trail or public open space 
the first full floor, and all 
additional floors, above thirty feet 
(30') in height from average 
finished grade shall be stepped 
back a minimum horizontal 
distance from the corresponding 
required yard setback (building 
line) according to 
section 21A.37.060, table 
21A.37.060 of this chapter. 
 

developers will be installing a new 6’ 
sidewalk, 1’ on their own property and 
associated landscaping to enhance the 
pedestrian experience.  The upper floor 
would not be step back if the 15’ step is 
required rather the main floor would 
move to the edge of the sidewalk since 
there is a zero setback requirement.  In 
essence, the proposed building design 
on this façade meets the intent of the 
standard as it provides for an 
enhanced pedestrian experience and a 
sense of human scale at the street level. 

Lighting: 
exterior (21A.37.050H) - All 
exterior lighting shall be shielded 
and directed down to prevent 
light trespass onto adjacent 
properties. Exterior lighting shall 
not strobe, flash or flicker. 

Lighting will be designed and directed 
down to prevent light trespass and will 
not strobe, flash or licker. 

Will comply at the time of 
Building Permit review. 

Lighting: Parking Lot 
(21A.37.050I) - If a parking 
lot/structure is adjacent to a 
residential zoning district or land 
use, any poles for the parking 
lot/structure security lighting are 
limited to sixteen feet (16') in 
height and the globe must be 
shielded and the lighting directed 
down to minimize light 
encroachment onto adjacent 
residential properties or into 
upper level residential units in 
multi-story buildings. Lightproof 
fencing is required adjacent to 
residential properties. 

The parking for the proposed structure 
is all internal to the building.  This 
standard does not apply in this case, 
therefore the applicant complies with 
the standard. 

Complies 

Screening of Mechanical 
Equipment (21A.37.050J) - All 
mechanical equipment for a 
building shall be screened from 
public view and sited to minimize 
their visibility and impact. 
Examples of siting include on the 
roof, enclosed or otherwise 
integrated into the architectural 
design of the building, or in a rear 
or side yard area subject to yard 
location restrictions found in 
section 21A.36.020, table 
21A.36.020B, "Obstructions In 
Required Yards", of this title. 

Mechanical equipment will be located 
on the roof top of the proposed 
structure. 

Complies 

https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-67647#JD_21A.36.020
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68221#JD_21A.37.060
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-68170#JD_21A.37.050
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-67647#JD_21A.36.020
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DESIGN REVIEW STANDARDS 
 
21A.59.050:  Standards for Design Review: The standards in this section apply to all applications for design 
review as follows: 
 
For applications seeking modification of base zoning design standards, applicants shall demonstrate how the 
applicant's proposal complies with the standards for design review that are directly applicable to the design 
standard(s) that is proposed to be modified. 

For applications that are required to go through the design review process for purposes other than a modification 
to a base zoning standard, the applicant shall demonstrate how the proposed project complies with each standard 
for design review. If an application complies with a standard in the base zoning district or with an applicable 
requirement in chapter 21A.37 of this title and that standard is directly related to a standard found in this section, 
the Planning Commission shall find that application complies with the specific standard for design review found 
in this section. An applicant may propose an alternative to a standard for design review provided the proposal is 
consistent with the intent of the standard for design review. 

Standard Proposal/Rationale Finding(s) 
A. Any new development shall 
comply with the intent of the 
purpose statement of the zoning 
district and specific design 
regulations found within the 
zoning district in which the 
project is located as well as the 
City's adopted "urban design 
element" and adopted master 
plan policies and design 
guidelines governing the specific 
area of the proposed 
development.  

The applicant is proposing a 
development that is consistent with the 
purpose statement of the CSHBD 
Zoning District.  The purpose of the 
CSHBD Sugar House Business District 
is to promote a walkable community 
with a transit oriented, mixed-use 
town center that can support a 24 hour 
population.  The CSHBD provides 
residential, commercial and office use 
opportunities, with incentives for high 
density residential land ues in a 
manner compatible with the existing 
form and function of the Sugar House 
Master Plan and the Sugar House 
Business District. 
 
The applicant is proposing a high 
density, multi-family residential mixed-
use development consistent with the 
purpose statement of the CSHBD 
District.  The proposed development is 
consistent with city master plan goals 
and provides an overall benefit to the 
community. 
 
The Sugar House Master Plan stresses the 
importance of true mixed-use urban 
development, high quality architecture 
and public space, and transit/pedestrian 
oriented development, which this 
proposal generally achieves.  
 
Sugar House Master Plan (2005) 
 
The subject property is located within 
the Sugar House Master Plan (SHMP) 
area (see SHMP Future Land Use Map 
– Attachment A).  The associated Sugar 

Complies 
The development complies 
with the purpose statement of 
the zoning district and specific 
design regulations found 
within the zoning district as 
demonstrated in previous 
tables.  The proposal is 
consistent with and 
implements polices, objectives, 
initiative and goals of multiple 
SLC Master Plans as noted. 
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House Future Land Use Map currently 
designates the property as "Business 
District Mixed Use – Neighborhood 
Scale".   
 
Several policies in the SHMP relate to the 
proposed mixed-use project on various 
levels.  The plan outlines the following 
policies: 
- Increasing a residential presence 
through a mixed use land pattern (page 
4). 
- Directing development to be transit and 
pedestrian oriented (page 4). 
 
Plan Salt Lake – 2015 
Guiding Principle – 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. 
 
Initiatives –  
1. Ensure access to affordable housing 
citywide. 
2. Increase the number of medium 
density housing types and options. 
3. Encourage housing options that 
accommodate aging in place. 
4. Direct new growth toward areas with 
existing infrastructure and services that 
have the potential to be people oriented. 
5. Promote energy efficient housing and 
rehabilitation of existing housing stock. 
6. Promote high density residential in 
areas served by transit. 
 
SLC Urban Design Element- 1990 
- Ensure that features of building design 
such as color, detail, materials, and 
scale are responsive to district character 
neighboring buildings and the 
pedestrian.  
- Maintain pedestrian oriented 
development at the ground floor of the 
building. 
- To be successful, mixed uses must be 
tied with convenient and appropriate 
open space, recreation and 
transportation networks.  
 
 

B. Development shall be primarily 
oriented to the sidewalk, not an 
interior courtyard or parking lot. 

The primary entrance to the proposed 
building will face the public sidewalk 
on 2100 South.  Additional entrances 
are proposed on 800 and 900 East.   

Complies 
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1. Primary entrances shall face 
the public sidewalk 
(secondary entrances can 
face a parking lot). 

2. Building(s) shall be sited 
close to the public sidewalk, 
following and responding to 
the desired development 
patterns of the 
neighborhood. 

3. Parking shall be located 
within, behind, or to the side 
of buildings.  

 
The building will be built for the most 
part to the property line and will 
interact with the sidewalk consistent 
with other adjacent development. 
 
Structured parking will be located on 
the interior of the building.  Since the 
parking is located on the interior of the 
building none of the main building 
entrances face a parking lot.   
 
 

C. Building facades shall include 
detailing and glass in sufficient 
quantities to facilitate pedestrian 
interest and interaction. 

1. Locate active ground floor 
uses at or near the public 
sidewalk. 

2. Maximize transparency of 
ground floor facades. 

3. Use or reinterpret 
traditional storefront 
elements like sign bands, 
clerestory glazing, 
articulation, and 
architectural detail at 
window transitions. 

4. Locate outdoor dining 
patios, courtyards, plazas, 
habitable landscaped yards, 
and open spaces so that they 
have a direct visual 
connection to the street and 
outdoor spaces. 

 

The minimum first floor glass 
requirement of 40% of the street facing 
façade between 3 and 8 feet above 
grade must be transparent.  The 
proposed project includes 44% glass on 
the north (2100 S) elevation, 82% glass 
on the east (900 E) elevation, 46% 
glass on the south (Commonwealth) 
elevation and 63% south on the west 
(800 E) elevation. 
 
The building is designed so that active 
and residential ground floor uses are 
located at the street level while support 
functions such as the parking garage 
are located on the interior of the site.  
 

Complies 
 

D. Large building masses shall be 
divided into heights and sizes that 
relate to human scale. 

1. Relate building scale and 
massing to the size and scale 
of existing and anticipated 
buildings, such as alignments 
with established cornice 
heights, building massing, 
step-backs and vertical 
emphasis. 

2. Modulate the design of a 
larger building using a series 
of vertical or horizontal 
emphases to equate with the 
scale (heights and widths) of 
the buildings in the context 
and reduce the visual width or 
height. 

In the current iteration of the project, 
the overall building has been broken 
up so that the development reads as 
three separate buildings although they 
are connected; the main building along 
2100 South and along Commonwealth, 
the east building which is shown in a 
design featuring orange colored 
cladding, and the west building that is 
primarily brick.   
 
The overall building features massing, 
material, and façade changes including 
balconies and a fenestration pattern 
that will create visual interest.  The 
materials and physical breaks in the 
building create the sense of reduction 
in visual width and height.  The solid-
to-void ration of windows and doors 

Complies 
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3. Include secondary elements 
such as balconies, porches, 
vertical bays, belt courses, 
fenestration and window 
reveals. 

4. Reflect the scale and solid-to-
void ratio of windows and 
doors of the established 
character of the neighborhood 
or that which is desired in the 
master plan. 

 

has a consistent balance and fits within 
the context of other architecture within 
the CSHBD Zone 

E. Building facades that exceed a 
combined contiguous building 
length of two hundred feet (200') 
shall include: 

1. Changes in vertical plane 
(breaks in facade); 

2. Material changes; and 
3. Massing changes. 

The building is broken up vertically 
with the use of a variety of building 
materials (brick, metal, composite 
wood, stucco), curtainwall glazing, as 
well as building step backs at upper 
levels.  Materials provide a strong base, 
central, and top feel to the building.  
Portions of the building have roof top 
courtyards instead of a full story to 
reduce the overall continuous building 
height.  The building is broken up with 
two pedestrian passages running north 
and south between 2100 South and 
Commonwealth as previously noted. 

Complies 

F. If provided, privately-owned 
public spaces shall include at least 
three (3) of the six (6) following 
elements: 

1. Sitting space of at least one 
sitting space for each two 
hundred fifty (250) square 
feet shall be included in the 
plaza. Seating shall be a 
minimum of sixteen inches 
(16") in height and thirty 
inches (30") in width. Ledge 
benches shall have a 
minimum depth of thirty 
inches (30"); 

2. A mixture of areas that 
provide seasonal shade; 

3. Trees in proportion to the 
space at a minimum of one 
tree per eight hundred (800) 
square feet, at least two inch 
(2") caliper when planted; 

4. Water features or public art; 
5. Outdoor dining areas; and 
6. Other amenities not listed 

above that provide a public 
benefit. 

Sitting space, trees, a water features 
and public art are proposed for the 
project.  The water feature and public 
art will be located in the northeast 
plaza.  The applicant has included a 
detailed landscaping plan. 

Complies 
 

G. Building height shall be 
modified to relate to human scale 
and minimize negative impacts. 

The applicant’s plan set demonstrates 
how the design elements of the 
building relate to the scale and context 

Complies 
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In downtown and in the CSHBD 
Sugar House Business District, 
building height shall contribute to 
a distinctive City skyline. 

1. Human scale: 
a. Utilize stepbacks to design 

a building that relate to the 
height and scale of 
adjacent and nearby 
buildings, or where 
identified, goals for future 
scale defined in adopted 
master plans. 

b. For buildings more than 
three (3) stories or 
buildings with vertical 
mixed use, compose the 
design of a building with 
distinct base, middle and 
top sections to reduce the 
sense of apparent height. 

2. Negative impacts: 
a. Modulate taller buildings 

vertically and horizontally 
so that it steps up or down 
to its neighbors. 

b. Minimize shadow impacts 
of building height on the 
public realm and semi-
public spaces by varying 
building massing. 
Demonstrate impact from 
shadows due to building 
height for the portions of 
the building that are 
subject to the request for 
additional height. 

c. Modify tall buildings to 
minimize wind impacts on 
public and private spaces, 
such as the inclusion of a 
wind break above the first 
level of the building. 

3. Cornices and rooflines: 
a. Cohesiveness: Shape and 

define rooflines to be 
cohesive with the 
building's overall form and 
composition. 

b. Complement Surrounding 
Buildings: Include roof 
forms that complement the 
rooflines of surrounding 
buildings. 

c. Green Roof And Roof 
Deck: Include a green roof 

of existing buildings and how these 
elements address the human scale of 
the building and its interface with the 
overall area.   
1. Human scale 
a.  The building is generally stepped 

back where required. 
b. The building is designed with a 

distinct base and middle, and a top 
as previously noted. 

2. Negative impacts 
a. Building modulation occurs both 
vertically and horizontally with 
changes in plane and materials. 
b. The building meets the height 
requirement of the CSHBD2 zone. 
 3. Cornices and rooflines. 
The shape of the roof is flat with 
architectural detailing to create visual 
interest and cohesiveness.  Flat roof 
structure are typical of development in 
the CSHBD.  Several large roof decks 
are incorporated into the project, 
including a pool, lounge gathering 
areas and a dog park. 
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and/or accessible roof deck 
to support a more visually 
compelling roof landscape 
and reduce solar gain, air 
pollution, and the amount 
of water entering the 
stormwater system. 

H. Parking and on-site circulation 
shall be provided with an 
emphasis on making safe 
pedestrian connections to the 
sidewalk, transit facilities, or 
midblock walkway.  

The parking facilities will be located on 
the interior of the building.  Mid-block 
walkways will connect the proposed 
development to other adjacent 
properties including access to the S-
Line. 

Complies 
   

I. Waste and recycling containers, 
mechanical equipment, storage 
areas, and loading docks shall be 
fully screened from public view 
and shall incorporate building 
materials and detailing 
compatible with the building 
being served. Service uses shall be 
set back from the front line of 
building or located within the 
structure. (See subsection 
21A.37.050K of this title.) 
 

These functions will all be located 
within the interior of the building.  
Mechanical equipment will be on the 
roof, loading docks and service areas 
are located in the rear of the building 
and set back from the property line. 
 

Complies 
 

J. Signage shall emphasize the 
pedestrian/mass transit 
orientation. 

1. Define specific spaces for 
signage that are integral to 
building design, such as 
commercial sign bands 
framed by a material change, 
columns for blade signs, or 
other clearly articulated band 
on the face of the building. 

2. Coordinate signage locations 
with appropriate lighting, 
awnings, and other 
projections. 

3. Coordinate sign location with 
landscaping to avoid conflicts. 

 

Primary building signage will be 
provided under a separate application.  
Compliance with signage standards is a 
condition of approval being 
recommended by Staff.   
 

Will comply.  Condition of 
approval 

 
 

K. Lighting shall support 
pedestrian comfort and safety, 
neighborhood image, and dark 
sky goals. 

1. Provide streetlights as 
indicated in the Salt Lake 
City Lighting Master Plan. 

2. Outdoor lighting should be 
designed for low-level 
illumination and to minimize 
glare and light trespass onto 

Lighting will be evaluated at the time 
of building permit review.  Street lights 
will be included per the SLC Lighting 
Master Plan.  Compliance with lighting 
standards is a condition of approval 
being recommended by Staff.   
 

Will comply.  Condition of 
approval 
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adjacent properties and up 
lighting directly to the sky. 

3. Coordinate lighting with 
architecture, signage, and 
pedestrian circulation to 
accentuate significant 
building features, improve 
sign legibility, and support 
pedestrian comfort and 
safety. 

 
L. Streetscape improvements 
shall be provided as follows: 

1. One street tree chosen from 
the street tree list consistent 
with the City's urban forestry 
guidelines and with the 
approval of the City's Urban 
Forester shall be placed for 
each thirty feet (30') of 
property frontage on a street. 
Existing street trees removed 
as the result of a 
development project shall be 
replaced by the developer 
with trees approved by the 
City's Urban Forester. 

2. Hardscape (paving material) 
shall be utilized to 
differentiate privately-owned 
public spaces from public 
spaces. Hardscape for public 
sidewalks shall follow 
applicable design standards. 
Permitted materials for 
privately-owned public 
spaces shall meet the 
following standards: 

a. Use materials that are 
durable (withstand 
wear, pressure, 
damage), require a 
minimum of 
maintenance, and are 
easily repairable or 
replaceable should 
damage or defacement 
occur. 

b. Where practical, as in 
lower-traffic areas, use 
materials that allow 
rainwater to infiltrate 
into the ground and 
recharge the water 
table. 

Trees along street frontages must 
comply with the required spacing. If 
trees need to be removed during 
construction activities, they will be 
replaced with trees approved by the 
Urban Forester.  The applicant has 
submitted landscape plans that appear 
to meet requirements.   
 
Hardscape materials will be durable in 
nature and the main paving materials 
and design will relate to the 
neighborhood and site context.   
 
The vehicle drive aisle will be asphalt 
but walkways made of concrete or 
other durable materials. 

  
 
 
 
 
 
 
 
 
 
 
 

Will comply at the time of 
building permit review. 
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c. Limit contribution to 
urban heat island effect 
by limiting use of dark 
materials and 
incorporating materials 
with a high Solar-
Reflective Index (SRI). 

d. Utilize materials and 
designs that have an 
identifiable relationship 
to the character of the 
site, the neighborhood, 
or Salt Lake City. 

e. Use materials (like 
textured ground 
surfaces) and features 
(like ramps and seating 
at key resting points) to 
support access and 
comfort for people of all 
abilities. 

f. Asphalt shall be limited 
to vehicle drive aisles. 
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ATTACHMENT G:  PUBLIC PROCESS AND COMMENTS 
 
Meetings & Public Notice 
The following is a list of public meetings that have been held, and other public input opportunities, related to the 
proposed project. 
 
January 6, 2021 – The applicant presented and discussed the proposal at the Sugar House Community Council 
meeting.  Planning Staff was in attendance.  A letter from the Sugar House Community Council dated February 
22, 2021, is attached for review.  The SHCC is in favor of the proposed development. 
 
May 26, 2021 – A work session was held with the Planning Commission to discuss the design of the proposed 
project.  A summary of issues has been previously noted and the minutes from the meeting are included in this 
report. 
 
Notice of the Planning Commission public hearing for the proposal include: 
• Property posted on October 1, 2021. 
• Notices mailed on September 30, 2021. 
• Agenda posted on the Planning Division and Utah Public Meeting Notice websites on September 30, 2021. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

























From: Traughber, Lex
To: The Greenleighs
Cc: B Mark Isaac
Subject: RE: (EXTERNAL) Question about Snelgrove project
Date: Thursday, February 4, 2021 2:07:00 PM

Mr. Greenleigh,
 
You can contact the applicant to inquire about noise and dust abatement plans during construction: 
 
Mark Isaac at markisaac@pinyon8.com or 801-455-5903
 
According to the Salt Lake City Building Official, Salt Lake County, via the County Health Department,
is tasked with noise and dust complaints during construction.  If you experience problems with these
issues should construction begin, you would need to contact the County.  The SLC Building Official
did indicate that the vast majority of construction crews want to make neighbors as comfortable as
possible during construction and are typically willing to address complaints. 
 
I found this site with a quick search on the web:
 
https://slco.org/health/report-a-problem/noise-problem/
 
This page as well:
 
https://slco.org/health/noise/#:~:text=For%20questions%2C%20contact%20a%20noise,at%20385%
2D468%2D3835.
 
Hope this information addresses your questions.
 
Sincerely,
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
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From: The Greenleighs <greenleigh@q.com> 
Sent: Thursday, February 4, 2021 11:47 AM
To: Traughber, Lex <Lex.Traughber@slcgov.com>
Subject: (EXTERNAL) Question about Snelgrove project
 
 
 
Mr. Traughber,

We own a home behind the proposed Snelgrove Ice Cream apartment project in Sugarhouse. Are there
any plans for noise and dust abatement during construction?  How can we learn about those? 

Also, does a developer in SLC have any legal responsibility to provide those protections for nearby
residents?

Thanks for your help on this,
Tom Greenleigh
801-564-8529
greenleigh@q.com

mailto:greenleigh@q.com


From: Robinson, Molly
To: Eli Kauffman
Cc: Traughber, Lex
Subject: RE: (EXTERNAL) speaking at planning commission meeting
Date: Thursday, May 20, 2021 8:36:29 AM

Eli,
 
Written comments (and phone calls) are accepted up to the day of the public hearing and
are taken into account in our staff report recommendation to the commission. Please keep
in mind that we, as staff, and the Planning Commission do not have the authority to say no
to a project just because there is public opposition. A decision must be made on the merits
of the application and how it does or does not meet the standards of the design review
ordinance (or whatever the relevant ordinance is).
 
This project was previously discussed at the Sugar House Community Council, which is not
a city agency or elected body but is a Recognized Community Organization. They often
conduct their own discussions with the neighbors and communicate their collective
response to the Planning Commission. A recognized community organization also gets five
minutes at the start of a public hearing, while individual members of the public get two
minutes.
 
As you remember, this particular project has also requested a zoning change, which will be
considered by the City Council at an upcoming meeting. First they will conduct a briefing
with staff and the applicant. At a later meeting, they will hold a public hearing just for the
zoning change. If that request is approved, the design the applicant is proposing can move
forward (provided they receive Planning Commission approval). If the zoning change does
not pass at Council, their design, as proposed, is thereby denied (regardless of PC
decision). They do have a development right with the current zoning, and can always
withdraw their zoning change and design review applications and build something as-of-
right without going through a public process at all.
 
I’d be happy to walk you and the Wasatch Tenants United through all of this on a zoom or
phone call, if that would be easier. Hope this helps!
 
Thanks,
Molly
 
MOLLY O'NEILL ROBINSON, AICP
Planning Manager
Planning Division
 
DEPARTMENT of  COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
TEL   801-535-7261
CEL   385-226-8656
EML  MOLLY.ROBINSON@SLCGOV.COM
 
WWW.SLC.GOV/PLANNING
WWW.OURNEIGHBORHOODSCAN.COM
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
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as accurately as possible based upon the information provided. However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division. Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
From: Eli Kauffman <ekauffma@risd.edu> 
Sent: Wednesday, May 19, 2021 8:07 PM
To: Robinson, Molly <Molly.Robinson@slcgov.com>
Subject: Re: (EXTERNAL) speaking at planning commission meeting
 
Thank you for letting me know. 
My biggest worry is that by the time the public hearing arrives, decisions have already been made
and it is too late for input to actually be integrated into the project. 
If the Planning Commission is unwilling to facilitate genuine conversation between the community
and developers, is there a way for Wasatch Tenants to be put in contact with Mark Isaac and
communicate directly? In the last meeting about the Snelgrove property Isaac showed interest in
engaging with the community on that process, but that means more than listening to public
comment when all important decisions have already been made.
 
Thank you.
Let me know your thoughts.
 
On Wed, May 19, 2021 at 7:34 AM Robinson, Molly <Molly.Robinson@slcgov.com> wrote:

Hi Eli,
 
The commission does not take public comments during a work session. It is an opportunity for the
applicant to brief the commission on their project and receive guidance from the commission on
how they can better meet the standards of review. A public hearing will be scheduled for a later
date. Written comments are accepted up to the day of the public hearing. 
 
Hope that clarifies things. 
 
Thanks,
Molly
 
Sent from my iPhone

On May 18, 2021, at 8:43 PM, Eli Kauffman <ekauffma@risd.edu> wrote:

﻿

Hello this is Eli again from Wasatch Tenants United. 
 
We noticed that a work session with Mark Isaac has been scheduled for the design
review of the Snelgrove project, for next week on the 26th. Wasatch Tenants would

mailto:Molly.Robinson@slcgov.com
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like to know what steps we need to take to participate, as I assume it is different for
a work session, than for a hearing, and general comment does not seem like the
most productive platform for genuine communication.
 
Thank you.
 
Kindly, 
Eli
 
On Wed, Mar 10, 2021 at 8:38 AM Robinson, Molly <Molly.Robinson@slcgov.com>
wrote:

Hi Eli,
 
The Sugar Town design review proposal is not yet scheduled for a public
hearing with the Planning Commission. It is still being reviewed by staff. I
expect that it will be scheduled for a public hearing at one of our two
meetings in April. I’ve cc’ed Lex Traughber who is the planner assigned to
this project.
 
Planning Commission agendas can be found here. We post the agenda to
our website and our listserve (join the mailing list) two weeks before the
upcoming meeting. Meetings are held on the second and fourth
Wednesdays of the month.
 
I’d be happy to meet with you and the Wasatch Tenants United to go over
our processes so you understand the opportunities for participation. The
city hosts and participates in a lot of meetings many of which are open to
the public, some have public hearings, some are workshops or open
houses, and some are hosted by outside groups. I agree, it can be
confusing! If you want to meet, I can set up a phone, WebEx or Zoom call,
let me know some times you’re available.
 
Cheers,
Molly
 
MOLLY O'NEILL ROBINSON, AICP
Planning Manager
Planning Division
 
DEPARTMENT of  COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
TEL   801-535-7261
CEL   385-226-8656
EML  MOLLY.ROBINSON@SLCGOV.COM
 
WWW.SLC.GOV/PLANNING
WWW.OURNEIGHBORHOODSCAN.COM
 
Disclaimer: The Planning Division strives to give the best customer service possible and to
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respond to questions as accurately as possible based upon the information
provided. However, answers given at the counter and/or prior to application are not binding
and they are not a substitute for formal Final Action, which may only occur in response to a
complete application to the Planning Division. Those relying on verbal input or preliminary
written feedback do so at their own risk and do not vest any property with development rights.
 
From: Eli Kauffman <ekauffma@risd.edu> 
Sent: Tuesday, March 9, 2021 7:22 PM
To: Robinson, Molly <Molly.Robinson@slcgov.com>
Subject: Re: (EXTERNAL) speaking at planning commission meeting
 
Hello, this is Eli.
 
You facilitated me and other Salt Lake City residents speaking at the last planning
commission meeting. Thank you for your help. 
 
I was wondering if you know anything about when the Planning Commission will
be discussing the Design Review for the Snelgrove Factory property, in a meeting
open to the public. I know many residents would like to be more active in local
government issues, but are unable to because through the city website it is
difficult to tell what meetings are going to discuss relevant issues.
 
Thank you for your help. If you do not have the answer to my question would you
mind putting me in touch with someone who would know?
 
Kindly,
Eli
 
On Wed, Feb 24, 2021 at 5:34 PM Robinson, Molly <Molly.Robinson@slcgov.com>
wrote:

Thanks, Eli. We will look for your name in the Attendees list during the
public hearing portion of the meeting.
 
MOLLY O'NEILL ROBINSON, AICP
Planning Manager
Planning Division
 
DEPARTMENT of  COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
TEL   801-535-7261
CEL   385-226-8656
EML  MOLLY.ROBINSON@SLCGOV.COM
 
WWW.SLC.GOV/PLANNING
WWW.OURNEIGHBORHOODSCAN.COM
 
Disclaimer: The Planning Division strives to give the best customer service possible and to
respond to questions as accurately as possible based upon the information
provided. However, answers given at the counter and/or prior to application are not binding
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and they are not a substitute for formal Final Action, which may only occur in response to a
complete application to the Planning Division. Those relying on verbal input or preliminary
written feedback do so at their own risk and do not vest any property with development
rights.
 
From: Eli Kauffman <ekauffma@risd.edu> 
Sent: Wednesday, February 24, 2021 5:32 PM
To: Planning Public Comments <planning.comments@slcgov.com>
Subject: (EXTERNAL) speaking at planning commission meeting
 
I am attending the planning commission meeting and registered ahead of time
but have been given no confirmation on how I can speak on the issue of the
snelgrove ice cream factory. I would like an opportunity to speak.

mailto:ekauffma@risd.edu
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Sugar Town/Snelgrove Design Review                                                     Publish Date: Oct 13, 2021 

 

ATTACHMENT H:  CITY COMMENTS 
 
 



Date Task/Inspection Status/Result Action By Comments

1/12/2021 Pre-Screen Accepted McNamee, Michael

1/12/2021 Pre-Screen In Progress McNamee, Michael Applicant needs to pay required fee for postage. 
Emailed 1/12.

1/13/2021 Staff Assignment Assigned Traughber, Lex

1/14/2021 Planning Dept Review In Progress Traughber, Lex

1/14/2021 Staff Assignment Routed Traughber, Lex

1/25/2021 Transportation Review In Progress Barry, Michael

1/28/2021 Fire Code Review Complete Itchon, Edward

1/28/2021 Public Utility Review Complete Beitel, Kristeen Comments emailed to Lex Traughber on 
01/28/2021.

2/2/2021 Building Review Complete Collett, Steven All construction within the corporate limits of 
Salt Lake City shall be per the State of Utah 
adopted construction codes and to include any 
state or local amendments to those codes. RE: 
Title 15A State Construction and Fire Codes Act.

Per IBC 1023.3 Interior exit stairways and 
ramps shall terminate at an exit discharge or a 
public way. Per IBC 1028 - Exits shall discharge 
directly to the exterior of the building. The exit 
discharge shall be at grade or shall provide a 
direct path of egress travel to grade. The exit 
discharge shall not reenter a building. 
Per IBC 1006.2.2.5 Vehicular ramps shall not be 
considered as an exit access ramp unless 
pedestrian facilities are provided.

2/2/2021 Engineering Review Complete Weiler, Scott Engineering has no objections provided a 
dumpster area is accessible on private property 
for garbage pick up.

2/4/2021 Zoning Review Complete Michelsen, Alan Please see zoning review comments in the 
ACCELA documents folder.

3/18/2021 Police Review Complete Traughber, Lex We encourage use of the principals of Crime 
Prevention Though Environmental Design as 
they finalize the plans for this project. No other 
concerns or issues. - Lamar Ewell - SLCPD

4/21/2021 Planning Dept Review Complete Traughber, Lex

4/21/2021 Staff Review and Report Management Review Traughber, Lex

4/21/2021 Transportation Review Complete Barry, Michael We need to see complete parking calculations 
including minimum/maximum passenger 
vehicle, ADA, EV, bicycle and loading berth 
requirements. The parking lot layout should be 
fully dimensioned including parking space and 
aisle width dimensions. This project is within 
one quarter mile of a fixed transit station, 
therefore they are eligible for a 50% reduction 
in the minimum passenger vehicle parking 
(21A.44.040.B.7). Attached is a sheet containing 
some relevant ordinance references (copied 
below). The applicant may call me directly if 
there are any clarifications that are needed. 
Please let me know if you have any questions.

General Information Regarding Transportation 
Review

Work Flow History Report

PLNPCM2021-00025
850 E 2100 S 



SLC Transportation Division

Provide a site plan, drawn to scale and fully 
dimensioned, showing any off street parking or 
loading facilities to be provided. 

Provide complete parking calculations on site 
plan indicating the following:
• Each type of use and associated parking ratio 
per Table 21A.44.030; and square footage (or 
other specified basis of measurement) of each 
type of use.
• Minimum number of ADA parking spaces 
required (21A.44.020.D)
• Minimum number of passenger vehicle 
parking spaces required (21A.44.030.G) 
• Maximum number of passenger vehicles 
parking spaces required (21A.44.030.H)
• Minimum number of electric vehicle parking 
spaces required (21A.44.050.B.2)
• Minimum number of bicycle parking spaces 
required (21A.44.050.B.3)
• Minimum number of loading berths required 
(21A.44.080)
• Any modifications to parking requirements 
(21A.44.040)
• Number of parking spaces provided (include 
both existing and proposed quantities)

Provide the following details:
• ADA parking stall dimensions, signage, 
pavement markings, and ramps.
• Signage and/or pavement markings for 
electric vehicle parking spaces indicating 
exclusive availability for electric vehicles (see 
21A.44.050.B.2).
• Bike rack installation (See SLC Transportation 
Standard Detail, F1.f2, “Bicycle Parking” @ 
http://www.slcdocs.com/transportation/design
/pdf/F1.f2.pdf. 

General Parking Regulations in SLC Code:
• General Off Street Parking Regulations 
(21A.44.020)
• Driveway Standards (21A.44.020.F.7)
• Sight Distance Triangle (21A.40.120.E)
• Regulation of Fences, Walls, and Hedges: 
Height Restrictions and Gates (21A.40.120.E)

Specify 2012 APWA Standards for public way 
improvements including:
• Curb and gutter (Plan 205)
• Sidewalk (Plan 231)
• Driveway approaches (Plans 215, 216, 221, 
222, 225, and 229)

For additional information related to 
transportation review items, please contact:

Michael Barry, PE
Transportation Engineer
SLC Transportation Division
(801) 535-7147
michael.barry@slcgov.com

8/9/2021 Staff Review and Report Management Review Traughber, Lex



From: Itchon, Edward
To: Traughber, Lex; Gilcrease, Heather; Collett, Steven; Michelsen, Alan
Cc: Robinson, Molly; Goff, Orion
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
Date: Thursday, January 28, 2021 1:25:22 PM

Lex,
 
Thanks,
 
EDWARD P. "TED" ITCHON
Fire Protection Engineer

 
BUILDING SERVICES DIVISION
COMMUNITY and ECONOMIC DEVELOPMENT
SALT LAKE CITY CORPORATION

 
TEL   801-535-6636
Cell   385-261-3668
FAX   801-535-7750
 
Disclaimer: The Building Services Division strives to give the best customer service
possible and to respond to questions as accurately as possible based upon the information
provided. However, answers given prior to permit approval are not intended to approve,
and cannot approve, construction in violation of the State Construction and Fire Codes or
the Salt Lake City ordinances. Relying on preliminary written or verbal feedback is not
binding and does not substitute for an approved Building Permit, which can be obtained by
submitting a permit application to the Building Services Division.
 
IMPORTANT:  This E-mail is likely to contain confidential and privileged material for the sole use of the intended
recipient.  The use, distribution, transmittal or re-transmittal of any such communication is prohibited without
express approval. If you are not the intended recipient, please contact the sender and delete all copies.
 

 
WWW.SLCGOV.COM
 
The best time of your career is when you ride backwards to a job.~Hugh Halligan, FDNY
Dep.Chief
 
 

From: Traughber, Lex <Lex.Traughber@slcgov.com> 
Sent: Thursday, January 28, 2021 11:38 AM
To: Itchon, Edward <Edward.Itchon@slcgov.com>; Gilcrease, Heather
<Heather.Gilcrease@slcgov.com>; Collett, Steven <Steven.Collett@slcgov.com>; Michelsen, Alan
<Alan.Michelsen@slcgov.com>
Cc: Robinson, Molly <Molly.Robinson@slcgov.com>; Goff, Orion <Orion.Goff@slcgov.com>
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Ted,
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I will pass your comments on to the developer and encourage them to continue to work with you as
their plans progress.
 
Thank you for your response.
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
 
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
 
 

From: Itchon, Edward <Edward.Itchon@slcgov.com> 
Sent: Thursday, January 28, 2021 11:07 AM
To: Traughber, Lex <Lex.Traughber@slcgov.com>; Gilcrease, Heather
<Heather.Gilcrease@slcgov.com>; Collett, Steven <Steven.Collett@slcgov.com>; Michelsen, Alan
<Alan.Michelsen@slcgov.com>
Cc: Robinson, Molly <Molly.Robinson@slcgov.com>; Goff, Orion <Orion.Goff@slcgov.com>
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Lex,
 
We just want to make sure we are discussing the same project.  This one is located where
there are city streets on all four sides of the facility.  There are some adjoining property lines
without dimensions.  The project is residential with other incidental occupancy classifications. 
The project will be provided with automatic fire sprinkler systems and the necessary fire alarm
systems. So if there is not the required fire department access distance then the alternative is
providing additional automatic sprinkler density to the already required sprinkler system.  If
the project does not have the required aerial access there is another alternative of having the
longest side of the facility adjoining access road, which it has.
 
The above are two major issues which as this office sees has workable solutions using an
Alternative Means and Methods.

mailto:lex.traughber@slcgov.com
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This Office understands that during the concept of a development we want to be able to give
the customer all the information which would be insurmountable problems such as fault lines,
high water table, or utilities both underground and overhead.  However in the proscriptive
codes there are provisions which  (case in point) are in the  International Fire Code Section
104.9 ( that is reprinted below).  That offers the owner, developer and architect  an alternative
solution to the requirements of the Codes.  It is when the customers do not want to do an
alternative is when things go sideways.  In addition there is a Performance Code which the
customer may wish to design under if the proscriptive codes don’t  give the design freedom
desired.     
 
Regards,
 
EDWARD P. "TED" ITCHON
Fire Protection Engineer

 
BUILDING SERVICES DIVISION
COMMUNITY and ECONOMIC DEVELOPMENT
SALT LAKE CITY CORPORATION

 
TEL   801-535-6636
Cell   385-261-3668
FAX   801-535-7750
 
[A] 104.9 Alternative materials, design and methods of construction and equipment.
The provisions of this code are not intended to prevent the installation of any material or to
prohibit any design or method of construction not specifically prescribed by this code,
provided that any such alternative has been approved. An alternative material, design or
method of construction shall be approved where the fire code official finds that the
proposed design is satisfactory and complies with the intent of the provisions of this code,
and that the material, method or work offered is, for the purpose intended, not less than the
equivalent of that prescribed in this code in quality, strength, effectiveness, fire resistance,
durability and safety. Where the alternative material, design or method of construction is not
approved, the fire code official shall respond in writing, stating the reasons why the
alternative was not approved.
 
Disclaimer: The Building Services Division strives to give the best customer service
possible and to respond to questions as accurately as possible based upon the information
provided. However, answers given prior to permit approval are not intended to approve,
and cannot approve, construction in violation of the State Construction and Fire Codes or
the Salt Lake City ordinances. Relying on preliminary written or verbal feedback is not
binding and does not substitute for an approved Building Permit, which can be obtained by
submitting a permit application to the Building Services Division.
 
IMPORTANT:  This E-mail is likely to contain confidential and privileged material for the sole use of the intended
recipient.  The use, distribution, transmittal or re-transmittal of any such communication is prohibited without
express approval. If you are not the intended recipient, please contact the sender and delete all copies.
 

 



WWW.SLCGOV.COM
 
The best time of your career is when you ride backwards to a job.~Hugh Halligan, FDNY
Dep.Chief
 
 

From: Traughber, Lex <Lex.Traughber@slcgov.com> 
Sent: Thursday, January 28, 2021 9:08 AM
To: Itchon, Edward <Edward.Itchon@slcgov.com>; Gilcrease, Heather
<Heather.Gilcrease@slcgov.com>; Collett, Steven <Steven.Collett@slcgov.com>; Michelsen, Alan
<Alan.Michelsen@slcgov.com>
Cc: Robinson, Molly <Molly.Robinson@slcgov.com>
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Ted,
 
In the planning stages ie. Planning processes, we are trying to identify any issues that may arise for
any given project.  The Planning Commission looks really bad if they are approving projects with
potential issues that cannot be overcome once an approval has been granted and a project moves
on to the building permit stage.  So yes, any possible problem identification at this point is really
important.  It’s good customer service on our part, and it’s also a good C.Y.A. if a developer comes
back and pulls the “you never told me that” card.
 
Thank you,
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
 
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
 
 

From: Itchon, Edward <Edward.Itchon@slcgov.com> 
Sent: Thursday, January 28, 2021 9:00 AM
To: Traughber, Lex <Lex.Traughber@slcgov.com>; Gilcrease, Heather
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<Heather.Gilcrease@slcgov.com>; Collett, Steven <Steven.Collett@slcgov.com>; Michelsen, Alan
<Alan.Michelsen@slcgov.com>
Cc: Robinson, Molly <Molly.Robinson@slcgov.com>
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Lex,
 
With the availability that designers have to use Alternative Means and Methods at their
disposal for International Building and  Fire Code Sections. Such as  IFC Section 503.1.1 (fire
department access) and IFC Section D105.3 (Aerial appartious access) there is not much more
to write about.  I could always add a few possible problems, but these things can be worked
out during plan review.
 
Regards,
 
EDWARD P. "TED" ITCHON
Fire Protection Engineer

 
BUILDING SERVICES DIVISION
COMMUNITY and ECONOMIC DEVELOPMENT
SALT LAKE CITY CORPORATION

 
TEL   801-535-6636
Cell   385-261-3668
FAX   801-535-7750
 
Disclaimer: The Building Services Division strives to give the best customer service
possible and to respond to questions as accurately as possible based upon the information
provided. However, answers given prior to permit approval are not intended to approve,
and cannot approve, construction in violation of the State Construction and Fire Codes or
the Salt Lake City ordinances. Relying on preliminary written or verbal feedback is not
binding and does not substitute for an approved Building Permit, which can be obtained by
submitting a permit application to the Building Services Division.
 
IMPORTANT:  This E-mail is likely to contain confidential and privileged material for the sole use of the intended
recipient.  The use, distribution, transmittal or re-transmittal of any such communication is prohibited without
express approval. If you are not the intended recipient, please contact the sender and delete all copies.
 

 
WWW.SLCGOV.COM
 
The best time of your career is when you ride backwards to a job.~Hugh Halligan, FDNY
Dep.Chief
 
 

From: Traughber, Lex <Lex.Traughber@slcgov.com> 
Sent: Thursday, January 28, 2021 8:44 AM
To: Itchon, Edward <Edward.Itchon@slcgov.com>; Gilcrease, Heather
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<Heather.Gilcrease@slcgov.com>; Collett, Steven <Steven.Collett@slcgov.com>; Michelsen, Alan
<Alan.Michelsen@slcgov.com>
Cc: Robinson, Molly <Molly.Robinson@slcgov.com>
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Ted,
 
This is a substantial project, a really large building.  You don’t have any comments, because I’m not
seeing any in Accela?  Have you already provided comments to the applicant in some other forum, if
so, I’d like to see them.
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
 
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
 
 

From: Itchon, Edward <Edward.Itchon@slcgov.com> 
Sent: Thursday, January 28, 2021 8:17 AM
To: Gilcrease, Heather <Heather.Gilcrease@slcgov.com>; Collett, Steven
<Steven.Collett@slcgov.com>; Michelsen, Alan <Alan.Michelsen@slcgov.com>
Cc: Traughber, Lex <Lex.Traughber@slcgov.com>
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Completed
 
EDWARD P. "TED" ITCHON
Fire Protection Engineer

 
BUILDING SERVICES DIVISION
COMMUNITY and ECONOMIC DEVELOPMENT
SALT LAKE CITY CORPORATION

 
TEL   801-535-6636
Cell   385-261-3668
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FAX   801-535-7750
 
Disclaimer: The Building Services Division strives to give the best customer service
possible and to respond to questions as accurately as possible based upon the information
provided. However, answers given prior to permit approval are not intended to approve,
and cannot approve, construction in violation of the State Construction and Fire Codes or
the Salt Lake City ordinances. Relying on preliminary written or verbal feedback is not
binding and does not substitute for an approved Building Permit, which can be obtained by
submitting a permit application to the Building Services Division.
 
IMPORTANT:  This E-mail is likely to contain confidential and privileged material for the sole use of the intended
recipient.  The use, distribution, transmittal or re-transmittal of any such communication is prohibited without
express approval. If you are not the intended recipient, please contact the sender and delete all copies.
 

 
WWW.SLCGOV.COM
 
The best time of your career is when you ride backwards to a job.~Hugh Halligan, FDNY
Dep.Chief
 
 

From: Gilcrease, Heather <Heather.Gilcrease@slcgov.com> 
Sent: Wednesday, January 27, 2021 3:44 PM
To: Collett, Steven <Steven.Collett@slcgov.com>; Michelsen, Alan <Alan.Michelsen@slcgov.com>;
Itchon, Edward <Edward.Itchon@slcgov.com>
Cc: Traughber, Lex <Lex.Traughber@slcgov.com>
Subject: FW: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Please respond to the attached Design Review in Accela prior to the due date.
 
Thank you,
 
HEATHER GILCREASE
Development Review Supervisor

 
BUILDING SERVICES DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION

 
TEL   801-535-7163
CELL   801-518-7595

 
WWW.SLC.GOV
 
Disclaimer: The Building Services Division strives to give the best customer service possible and to
respond to questions as accurately as possible based upon the information provided. However,
answers given prior to permit approval are not intended to approve, and cannot approve,
construction in violation of the State Construction and Fire Codes or the Salt Lake City ordinances.
Relying on preliminary written or verbal feedback is not binding and does not substitute for an
approved Building Permit, which can be obtained by submitting a permit application to the Building
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Services Division.

 
 
 
 
From: Traughber, Lex 
Sent: Wednesday, January 27, 2021 12:10 PM
To: Gilcrease, Heather <Heather.Gilcrease@slcgov.com>
Subject: FW: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Hi Heather,
 
I’ve not heard back from this one.
 
Lex
 

From: Traughber, Lex 
Sent: Thursday, January 14, 2021 11:17 AM
To: Weiler, Scott <scott.weiler@slcgov.com>; Mikolash, Gregory <gregory.mikolash@slcgov.com>;
Barry, Michael <Michael.Barry@slcgov.com>; Draper, Jason <Jason.Draper@slcgov.com>; Ewell,
Lamar <Lamar.Ewell@slcgov.com>
Cc: Larson, Kurt <Kurt.Larson@slcgov.com>; Young, Kevin <Kevin.Young@slcgov.com>; Robinson,
Molly <Molly.Robinson@slcgov.com>
Subject: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Good morning,
 
Mark Isaac, representing Sugarhouse Village, LLC and General Business Machines, LLC has submitted
an application to the Planning Division for “Design Review” for a new mixed-use building (residential
and commercial) on the two parcels located at approximately 850 & 870 E. 2100 South.  The
applicant’s project narrative letter, as well as preliminary project site plan, elevations, and
renderings are included for your review.  
 
Please review the information submitted and respond with any comments as soon as you are able. 
Please comment either directly to me or in Accela under petition number PLNPCM2021-00025.  I
would ask that you provide comments no later than Thursday, February 4, 2021.  If you do not have
any comments, please respond by email with “no comment” so that I can be sure that you have at
least seen the request.  If you have any questions, please do not hesitate to contact me. 
 
Thank you!
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
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DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
 
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
 

mailto:lex.traughber@slcgov.com
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From: Beitel, Kristeen
To: Traughber, Lex
Cc: Draper, Jason
Subject: RE: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
Date: Thursday, January 28, 2021 6:31:48 PM

Lex,
 
Please see below for Public Utilities comments on this Design Review.  These were too long
to fit into Accela, so I completed the workflow with a note indicating that I had emailed you
directly.  Please let me know if you have any questions for me or need anything else.
 
Thank you!
 
Public Utilities has no issues with the proposed project.  Additional comments have been provided to
assist the applicant in obtaining a building permit. 

Public Utility permit, connection, survey, and inspection fees will apply.
All utility design and construction must comply with APWA Standards and SLCPU Standard
Practices.
All utilities must meet horizontal and vertical clearance requirements.  Water and sewer lines
require 10 ft minimum horizontal separation and 18” minimum vertical separation.  Sewer must
maintain 5 ft minimum horizontal separation and 12” vertical separation from any non-water
utilities. Water must maintain 3 ft minimum horizontal separation and 12” vertical separation from
any non-sewer utilities. 
Street Lighting improvements may be required as part of the development and will be determined
during permit review. 
Parcels must be consolidated prior to permitting.
There are several existing utility services to the properties that will need abandoning appropriately
during demolition. 
One culinary water meter is permitted per parcel. Because the parcel is larger than 0.5 acres, a
separate irrigation meter can also be permitted. Fire lines will be permitted, as required.  Each
water service must have a separate tap to the main.  Fire service cannot be provided from a
culinary water service. 
Any water meter 4” in size or greater requires a letter of petition to justify the sizing of the meter. 
4” and larger meters also require additional monthly service fees. 
If private fire hydrants are required on property, then a detector check valve will be required. 
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.
A minimum of one sewer lateral is required per building.  Additional sewer laterals can be
permitted, as required. 
8” sewer laterals require a letter of petition to justify the sizing.  6” laterals are recommended. 
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An exterior, below-grade grease interceptor is required for any food preparation or service
application in the commercial spaces. Plumbing fixtures in the kitchen and food preparation areas
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 4-foot diameter sampling manhole
must be located downstream of the interceptor and upstream of any other connections.
Covered parking area drains and are required to be treated to remove solids and oils prior to
discharge to the sanitary sewer. Drains in the bike room/pet wash will also require treatment. 
These drains cannot be discharged to the storm drain. Use a sand/oil separator or similar device.
A 4-foot diameter sampling manhole must be located downstream of the device and upstream of
any other connections.
Applicant must provide sewer demand calculations to SLCPU for review. The expected maximum
daily flow (gpd) from the development will be modeled to determine the impacts on the public
sewer system. If one or more reaches of the sewer system reach capacity as a result of the
development, sewer main upsizing will be required at the property owner’s expense. Required
improvements on the public sewer system will be determined by the Development Review
Engineer. 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.
Site stormwater must be collected on site and routed to the public storm drain system. 
Stormwater cannot discharge across property lines or public sidewalks. 
Stormwater treatment is required prior to discharge to the public storm drain. Utilize stormwater
Best Management Practices (BMPs) to remove solids and oils. Green infrastructure should be
used whenever possible. Sand/oil separators are commonly used to treat stormwater runoff from
uncovered parking areas.
Stormwater 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.
Pumped foundation drains must connect to private storm drain infrastructure on site before gravity
draining to the public storm drain.  No pressurized connections to the public storm drain will be
permitted. 
Projects larger than one acre require that a Stormwater Pollution Prevention Plan (SWPPP) is
submitted for review.
If the pool installation proposes any water connections or any sewer drains, the pool equipment
room plumbing plans will be required for reviewed.  Plans must meet the following requirements:

1. Direct water and sewer connections are not permitted.
2. A water connection is allowed, but to prevent potential backflow, an air gap will be
required between the culinary water service and the pool. 
3. Sewer drains can discharge to the sewer system, but the discharge must be limited by a
pump or orifice to 50 gpm and have backflow prevention. An air gap should also be
installed between the pool discharge line and the drain to the sanitary sewer. 
4. Air gaps must be a minimum distance of 3 pipe diameters from the supply pipe to the
top of the inlet. The air gaps must meet international plumbing code and Health
Department requirements.

KRISTEEN BEITEL, PE, CFM
Development Review Engineer

 



DEVELOPMENT REVIEW DIVISION
DEPARTMENT of PUBLIC UTILITIES
SALT LAKE CITY CORPORATION

 
TEL     385-252-8991
FAX    801-483-6894
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From: Traughber, Lex <Lex.Traughber@slcgov.com> 
Sent: Thursday, January 14, 2021 11:17 AM
To: Weiler, Scott <scott.weiler@slcgov.com>; Mikolash, Gregory <gregory.mikolash@slcgov.com>;
Barry, Michael <Michael.Barry@slcgov.com>; Draper, Jason <Jason.Draper@slcgov.com>; Ewell,
Lamar <Lamar.Ewell@slcgov.com>
Cc: Larson, Kurt <Kurt.Larson@slcgov.com>; Young, Kevin <Kevin.Young@slcgov.com>; Robinson,
Molly <Molly.Robinson@slcgov.com>
Subject: Petition PLNPCM2021-00025 - Snelgrove Property - Design Review
 
Good morning,
 
Mark Isaac, representing Sugarhouse Village, LLC and General Business Machines, LLC has submitted
an application to the Planning Division for “Design Review” for a new mixed-use building (residential
and commercial) on the two parcels located at approximately 850 & 870 E. 2100 South.  The
applicant’s project narrative letter, as well as preliminary project site plan, elevations, and
renderings are included for your review.  
 
Please review the information submitted and respond with any comments as soon as you are able. 
Please comment either directly to me or in Accela under petition number PLNPCM2021-00025.  I
would ask that you provide comments no later than Thursday, February 4, 2021.  If you do not have
any comments, please respond by email with “no comment” so that I can be sure that you have at
least seen the request.  If you have any questions, please do not hesitate to contact me. 
 
Thank you!
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
 
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
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response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
 



From: Traughber, Lex
To: Barrett, Jeffrey (PacifiCorp)
Subject: RE: (EXTERNAL) RE: [INTERNET] Petition PLNPCM2021-00025 - Snelgrove Property - Building Design Review -

850 & 870 E. 2100 South, Salt Lake City
Date: Wednesday, March 3, 2021 7:54:00 AM

Hi Jeff,
 
Does Rocky Mountain Power have any comments concerning this project?  I am preparing to take
the request to the Planning Commission for a decision and would like to include any comments to
the Commission that you may have.
 
Thank you,
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
 
 
 

From: Barrett, Jeffrey (PacifiCorp) <Jeffrey.Barrett@pacificorp.com> 
Sent: Thursday, January 14, 2021 12:48 PM
To: Traughber, Lex <Lex.Traughber@slcgov.com>
Subject: (EXTERNAL) RE: [INTERNET] Petition PLNPCM2021-00025 - Snelgrove Property - Building
Design Review - 850 & 870 E. 2100 South, Salt Lake City
 
Lex – Thanks, it’s in the hands of the appropriate estimator.
 
From: Traughber, Lex <Lex.Traughber@slcgov.com> 
Sent: Thursday, January 14, 2021 11:28 AM
To: Barrett, Jeffrey (PacifiCorp) <Jeffrey.Barrett@pacificorp.com>
Cc: B Mark Isaac <markisaac@pinyon8.com>
Subject: [INTERNET] Petition PLNPCM2021-00025 - Snelgrove Property - Building Design Review -
850 & 870 E. 2100 South, Salt Lake City
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You don't often get email from lex.traughber@slcgov.com. Learn why this is important Feedback

* * Remember SAIL when reading email * *

Are you expecting the message from this SENDER ?  Are you expecting an
ATTACHMENT ?  Does the message subject include INTERNET ?  Verify LINKS before
clicking.

 

Jeff-
 
Attached for review is a “Design Review Application” for a new mixed-use building (residential and
commercial) on the two parcels located at approximately 850 & 870 E. 2100 South.  The applicant’s
project narrative letter, as well as preliminary project site plan, elevations, and renderings are
included for your review.  
 
Please review the attached materials and respond with comments via e-mail by Thursday, February
4, 2021. If you have no issues with the proposal or need additional time to review the plans, please
let me know.
 
If you have questions or need additional information, please contact me or the applicant Mark Isaac
at markisaac@pinyon8.com  
 
Thanks-
 
 
LEX TRAUGHBER
Senior Planner
Planning Division
 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS
SALT LAKE CITY CORPORATION
 
CELL      (385) 226-9056
EMAIL    lex.traughber@slcgov.com
 
WWW.SLC.GOV/PLANNING
 
Disclaimer: The Planning Division strives to give the best customer service possible and to respond to questions
as accurately as possible based upon the information provided.  However, answers given at the counter and/or
prior to application are not binding and they are not a substitute for formal Final Action, which may only occur in
response to a complete application to the Planning Division.   Those relying on verbal input or preliminary written
feedback do so at their own risk and do not vest any property with development rights.
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 DEPARTMENT of COMMUNITY and NEIGHBORHOODS 
ERIN MENDENHALL                ORION GOFF  
            MAYOR                                                                                                                                                                 DIRECTOR 

ZONING REVIEW 

(Based on the Salt Lake City Ordinance Title 21A) 

Date:  February 4, 2021 Petition No:  PLNPCM2021-00025 

Zoning District:  C-C to CSHBD-2                                                         

Project Name:  Sugar Town Apartments 

Address:  850 East 2100 South 

Reviewed by: Alan R. Michelsen        
Email:  alan.michelsen@slcgov.com   Phone:  385-261-6648

The zoning comments for this Condition Design Review application assume approval for the proposed 
lot configuration and zoning district reclassification from C-C to CSHBD-2. 

1) Separate demolition permits will be required to demolish the existing buildings on each parcel. 

2) Please certify a new address for building prior to applying for a building permit.  For information please 
contact SLC Engineering (801-535-7248).  Upload a copy of the Certificate of Address with the building 
permit application and ensure that correct (certified) address is on all of the plan sheets and application 
documents. 

3) The plans need to clarify compliance with the 15 feet maximum setback for 900 East or be addressed by the 
Conditional Design Review. 
 

4) The subdivision and zoning map amendment must be approved prior to permit issuance. 

5) Compliance with the Design Standards in 21A.37 are to be addressed through Conditional Design Review 
application.  

6) Parking calculations (minimum, maximum and provided) shall be documented on the plans and show 
compliance with the following: 
 Document minimum parking calculations for each principal building and/or use.  See Zoning 

Ordinance Table 21A.44.030.G.1. 
 Document maximum parking provided, not to exceed 125% of the minimum required parking as per 

21A.44.030.H.1. 
 Document any method of reducing the minimum, or exceeding the maximum, as per 21A.44.040 

and 21A.44.050. 
 Document required and provided number of accessible parking stalls as per 21A.44.020.D.  
 Document required and provided number of bicycles stalls as per 21A.44.050.B.3.  
 Document required and provided number of electric vehicle parking stalls as per 21A.44.050.B.2. 
 Document required and provided number of off-street loading berths as per 21A.44.080. 

 
7) Parking and/or maneuvering areas shall be dimensioned and meet SLC Standards of 21A.44.020. 
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8) Any public way encroachments will need to be reviewed with SLC Real Estate Services.  Please Contact 

them at (801) 535-7133 for information on revocable permits or lease agreements.  Approved revocable 
permits or lease agreements are to be attached to this application for permit issuance. 
 

9) On the site plan show the location of a recycling collection station as per 21A.36.250.D and 21A.36.250.I 
and provide screening as per 21A.36.250.J. 
 

10) Pursuant to 21A.36.250.G, and prior to permit issuance please submit a completed construction waste 
management plan (via email) to the SLC Sanitation Division, constructionrecycling@slcgov.com.  For 
information contact the SLC Sanitation Division, 801-535-6984.  
 

11) All proposed signage shall be approved under a separate sign permit application and all proposed artwork 
shall be approved by the condition design review. 

 
12) Also see 21A.26 for general and specific district regulations, 21A.33 Table of permitted uses, 21A.36 for 

general provisions, 21A.40 for accessory used including the location of ground mounted utilities and 
section 21A.48 for landscaping requirements. 
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