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PLANNING DIVISION 

DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

 Staff Report 
 

 

To:  Salt Lake City Planning Commission 

From:  Michael McNamee, Associate Planner  

  michael.mcnamee@slcgov.com or 801-535-7226  

Date: May 11, 2022  

Re: PLNPCM2021-01306, Black Pearl Planned Development   

Planned Development 

PROPERTY ADDRESS: 968 W Quayle Ave 
PARCEL ID: 15-14-405-008-0000 
MASTER PLAN: Westside 
ZONING DISTRICT: CG (General Commercial District) 

REQUEST:  

TAG SLC, property owner, is requesting Planned Development approval for nine driveways and 
curb cuts fronting Pearl Street, in order to accommodate a townhome style multi-family 
development. In nonresidential zoning districts, multiple curb cuts are permitted per street 
frontage if the lot exceeds 100 feet in width, but only if the curb cuts are not spaced closer than 
100 feet apart from each other, per Salt Lake City Code Section 21A.44.020.F.7.a(1).  

List of Requested Modifications: 

• A modification of 21A.44.020.F.7.a(1) to permit nine curb cuts that are approximately four 
feet apart from each other on average. 

RECOMMENDATION:   

Based on the information and findings listed in the staff report, it is the Planning Staff’s opinion 

that the request does not meet the applicable standards of approval and therefore recommends 

the Planning Commission deny the request. 

ATTACHMENTS: 

A. ATTACHMENT A: Vicinity Map 

B. ATTACHMENT B: Plan Set 

C. ATTACHMENT C: Property and Vicinity Photos 

D. ATTACHMENT D: CG Zoning Standards 

E. ATTACHMENT E: Planned Development Standards 

F. ATTACHMENT F: Public Process & Comments 

G. ATTACHMENT G: Department Review Comments 

mailto:michael.mcnamee@slcgov.com
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PROJECT DESCRIPTION 

 
The applicant, TAG SLC, is proposing to build nine new townhomes, five three-bedroom and four 

one-bedroom units, on a site that is approximately one-quarter acre (10,890 square feet) in size, 

and is zoned CG, General Commercial District. The parcel is located on the northeast corner of 

the intersection at Quayle Avenue and Pearl Street, in the Glendale neighborhood. This would be 

the second of a two-phase townhome project which, as currently proposed, would include a total 

of 26 units. The first phase would be constructed on a separate, adjacent lot to the north and is 

currently proposed to be built by-right (see map below). 

 

The lot upon which these nine townhomes would be constructed is long and narrow. It is 

approximately 203’6” long and 54’6” wide. The longer frontage is on Pearl Street, which is a 

relatively narrow right-of-way at 33 feet wide. Quayle Avenue is slightly wider at 50 feet. As 

proposed, the townhomes would be built with a 14’3” setback from the front lot line abutting Pearl 

Street, a 14’6” setback from the corner side lot line abutting Quayle Avenue, a 10’2” setback from 

the rear (east) lot line, and a 10’10” setback from the interior side (north) lot line (all 

Quick Facts 

Height: 35 feet (3 stories) 

Number of Residential Units: 9 units 

Parking: 2 stalls per three-bedroom 
unit, 1 stall per one-bedroom unit 

Review Process & Standards: 
Planned Development, CG zoning 
standards, and general zoning 
standards.  

 



PLNPCM2021-01306 3 May 11, 2022 

measurements approximate, exact measurements listed in Attachment D). As proposed, the 

setbacks meet the minimum requirements for the CG district.  

 

 

The applicant is proposing to position the garage doors so that they are incorporated into the front 

façade, facing Pearl Street. This requires them to construct nine separate driveways and curb cuts 

to facilitate access to each garage. Each curb cut will be about four feet apart, on average. The 

length of the driveways will be 14’ 3 ¼”. Driveway width varies from approximately 11’ or 16’, 

depending on if the unit is a one-bedroom or three-bedroom. The applicant is proposing to use a 

turf block treatment for the driveways to encourage some vegetative growth. Driveways are 
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excluded from front yard landscaping requirements, so they cannot be counted towards or against 

required landscaping. 

APPROVAL PROCESS AND COMMISSION AUTHORITY 

This project is subject to Planned Development approval per Salt Lake City Code Chapter 21A.55. 

The Planning Commission has the authority to approve or deny the request. If the Commission 

decides to approve the request against staff’s recommendation, the Commission must respond to 

each standard staff has determined the application does not comply with, explaining how the 

project is complying with those standards. 

KEY CONSIDERATIONS 

The key considerations listed below were identified through the analysis of the project:  

1. Compliance with Adopted Master Plans  

2. Compliance with Zoning Requirements 

3. Conflicts within the Pedestrian Realm 

4. Front Façade Design 

Consideration 1: Compliance with Adopted Master Plans 

The proposed project is largely consistent with the citywide Plan Salt Lake and the Westside Master 
Plan.  In Plan Salt Lake, it is consistent with an initiative in the Housing chapter, “Increase the number 
of medium density housing types and options.” The provided housing density under this proposal will 
be about 36 units per acre. 

The project is consistent with Guiding Principle #3 in Plan Salt Lake, “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.”  The proposed project’s residential units provide additional 
housing units in the neighborhood to accommodate more residents. All of the units are proposed to be 
sold at market rate.   

Initiatives from the Growth chapter are also applicable.  The following Growth initiatives apply: 

• Encourage a mix of land uses. 

• Promote infill and redevelopment of underutilized land. 

• Accommodate and promote an increase in the City’s population. 

• Provide access to opportunities for a healthy lifestyle (including parks, trails, recreation, and 
healthy food). 

The proposed project would redevelop a parcel that is currently vacant and appears to have been 

unutilized for a considerable period of time. It would introduce a residential use to a block that 

does not otherwise have residential, providing a greater mix of land uses. The Jordan River 

Parkway Trail can be accessed within approximately one quarter mile via 1700 South and the 17th 

South River Park is also accessible within about the same distance. 

The Westside Master Plan shows this property as being adjacent to a Regional Node at 1700 

South and 900 West. Regional Nodes are identified as locations that are “major magnets for large 

commercial uses, professional offices and multi-family developments.” (p. 43) The node at 1700 

South and 900 West is further discussed as having the potential for professional offices, 

educational facilities, and supporting commercial retail and service uses to provide a buffer 

between the residential uses to the north and industrial uses to the south. (p. 44) While this 
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proposal does not specifically implement that part of the plan, multi-family development is 

permitted in the CG zoning district, and Regional Nodes in general are identified as being good 

locations for multi-family housing. The description of a Regional Node notes that ideal housing 

density should be no less than 50 units per acre. As proposed, this development would include 

approximately 36 units per acre. However, given the dimensions of the lot and requirements of 

the CG zone, 50 units per acre is likely not a feasible density for this property. 

Consideration 2: Compliance with Zoning Requirements  

The applicant is requesting a modification to a standard in the parking ordinance that requires 

curb cuts to be separated by at least 100 feet in non-residential zoning districts. The exact 

language from the code is below: 

Nonresidential Districts: For lots in nonresidential districts with a width of less than one 

hundred feet (100'), only one curb cut shall be allowed per street frontage. For lots in 

nonresidential districts with a width of one hundred feet (100') or greater, more than one 

curb cut shall be allowed per street frontage provided they are at least one hundred feet 

(100') apart. (Salt Lake City Code 21A.44.020.F.7.a(1)) 

Along Pearl Street, this lot has a width of approximately 203.5 feet, permitting the applicant to 

have more than one curb cut on that frontage. However, they are limited to a minimum distance 

of 100 feet between the curb cuts, limiting them to two curb cuts total. The applicant is proposing 

to create front-loaded garages, facing Pearl Street, that would each have their own drive access. 

In order to do that, they are proposing nine curb cuts, spaced approximately four feet apart from 

each other. 

 

If the project were built so that the garages faced the rear instead, the applicant would be required 

to provide a drive aisle of at least 22’7” in width. Alternatively, Transportation indicated they may 

be able to provide angled parking with a one-way drive aisle at the rear. 

It is worth noting that a similar project could be constructed without Planned Development 

approval if the parking were oriented to the rear of the property. This would allow the applicant 

to construct a more limited number of curb cuts and design the Pearl Street frontage of the 

building to be more pedestrian oriented. 

Consideration 3: Conflicts within the Pedestrian Realm 

The applicant is proposing nine individual drive access points, which would consume a significant 

portion of the street frontage along Pearl Street. There are several Planned Development 

standards related to mobility that are in direct conflict with this design, as discussed in 

Attachment E. This will create an excessive number of conflict points where vehicles will need to 

cross the sidewalk to access the property. The result will be a streetscape that is overwhelmingly 

oriented toward motor vehicles. Rather than contributing to a pleasant and safe pedestrian 

environment, the proposed design discourages pedestrian activity. 

To access the garages, the applicant is proposing driveways that are approximately 14’3 ¼” in 

depth. This is not long enough to be considered a parking stall under the requirements in the 

parking ordinance, which require a depth of at least 17’6”. Staff is concerned that residents and 

visitors to the property will park in the driveways even given the short length. If this were to 

happen, parked vehicles would block the sidewalk, further contributing to a lack of pedestrian 

orientation and potentially causing a safety hazard for pedestrians utilizing the sidewalk.  
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Consideration 4: Front Façade Design 

The applicant is requesting a modification that will allow them to provide front-loaded garages 

facing Pearl Street. This will result in a ground-level façade that consists primarily of garage doors, 

running counter to Planned Development standard C.4: 

Whether building facades offer ground floor transparency, access, and architectural 

detailing to facilitate pedestrian interest and interaction. (Salt Lake City Code 

21A.55.050.C.4) 

Granting this request will allow the applicant to build a design that offers very little in terms of 

ground floor transparency or architectural detailing to facilitate pedestrian interest and 

interaction. The façade will be primarily oriented towards the automobile, and as a result the 

residents and visitors will likely primarily interact with the front of the property in their cars, and 

pedestrian activity in general will not be encouraged. If this project were built to meet zoning 

standards, the drive access would need to be built to the rear of the property, greatly reducing the 

number of curb cuts and orienting the front of the project towards the public realm. 

STAFF RECOMMENDATION 

Based on the potential to create conflicts with the pedestrian environment and facilitation of poor 

design of the ground floor façade which will not facilitate pedestrian interest or interaction, it is 

Planning Staff’s opinion that the request does not meet the applicable standards of approval and 

therefore recommends the Planning Commission deny the request. 

NEXT STEPS 

Approval of the Request 

If the Planned Development is approved, the applicant will need to need to comply with the conditions 
of approval, including any of the conditions required by City departments and the Planning 
Commission. 

Denial of the Request  

If the Planned Development is denied, the applicant can submit a building permit application that 
complies with the requirements of the CG zoning district and proceed with a permitted development.  
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ATTACHMENT A:  Vicinity Map  

 

  



PLNPCM2021-01306 8 May 11, 2022 

ATTACHMENT B: Plan Set  
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ATTACHMENT C: Property and Vicinity 
Photos 
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Discussion:  

Public utility connections will be fully evaluated during the building permits review phase of 

the development, and upgrades may be required by that department to serve the property. 

Condition(s): 
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ATTACHMENT F: Public Process & 
Comments  

Public Notice, Meetings, Comments 

The following is a list of public meetings that have been held, and other public input opportunities, 

related to the proposed project since the applications were submitted: 

• February 14, 2022 – The Glendale Community Council was sent the 45 day required notice 

for recognized community organizations. The council subsequently requested a 

presentation from the applicant and provided a letter of support for the project. 

• February 10, 2022 - Property owners and residents within 300 feet of the development 

were provided early notification of the proposal. 

• February – May 2022 – The project was posted to the Online Open House webpage. 

Notice of the public hearing for the proposal included: 

• April 29, 2022 

o Public hearing notice sign posted on the property  

• April 29, 2022 

o Public hearing notice mailed  

o Public notice posted on City and State websites and Planning Division list serve  

Public Input: 

A letter of support was received from the Glendale Community Council and is included below. 

Additionally, a letter of support was received from an individual member of the Glendale 

Community Council. A letter in opposition was received from an individual identifying themselves 

as an architect. 

 

 

 

 

 

 

 

 

 

 

 

 

  



 
 
 
 
 
 
 

Glendale Community Council 
1375 S. Concord Street 
Salt Lake City, UT 84104 

 
Board of Directors 
 
Turner C Bitton 
Chair 
 
Paulo Aguilera 
Vice Chair 
 
Jenny Erickson 
Webmaster 
 
Cody Egan 
Treasurer 
 
Taylor Thurman 
Secretary 
 
Stephanie Finley 
At-Large Member 
 
Scott Hortin 
At-Large Member 

 
Emilie Jordao 
At-Large Member 
 
Stephen Kopaunik 
At-Large Member 

 
Jaycee Miller 
At-Large Member 

 
Levi de Oliveira 
At-Large Member 

 
Sarah Wolfe 
At-Large Member  

March 30, 2022 
 
Salt Lake City Planning Division 
ATTN: Michael McNamee 
451 S State St. 
Rm 406 
PO Box 145480 
Salt Lake City, UT 84114-5480 
 
Dear Michael, 
 
It is my pleasure to submit this letter of support on behalf of the 
Glendale Community Council. After consulting with the applicant, 
Glendale Community Council Board Members and members of the 
community, we would like to express our support for the proposed 
Planned Development at 968 W Quayle Avenue to allow multiple 
curb cuts separated by less than 100 feet. We believe that the 
project will create additional housing suitable for families compared 
to the project possible under strict application of the code. 
Additionally, the greenspace along the Eastern edge of the proposed 
Planned Development will create a more desirable experience for 
future residents. The eyes the development will put on the street will 
certainly be appreciated by the neighborhood. 
 
Thank you for the opportunity to weigh in on the development in our 
neighborhood, we appreciate the opportunity to engage in the 
planning process as well as your attendance at the Community 
Conversation on March 17th. 
 
Thank you, 

 
Turner C. Bitton 
Chair, Glendale Neighborhood Council 
 



From: Levi Oliveira
To: McNamee, Michael
Subject: (EXTERNAL) Letter of Support for New Development - Application ID: PLNPCM2021-01306
Date: Tuesday, February 22, 2022 8:57:38 AM

Hello Michael,

I have been a long time resident of Glendale and I'm very excited and supportive of the new
residential developments that are coming to our neighborhood. 

I would like to reach out to you today to express my support for the new planned
development on Pearl and Quayle St. 

It is my understanding that TAG SLC has requested Multiple curb cuts within 100 feet of each
other to facilitate garage access directly from the street rather than a shared drive aisle. 

I'm in support of their request and believe that this will allow for a buffer yard between the
units and Marine Products building to the east of the development. 

After reviewing this request with the team at TAG SLC and with our Glendale community
council (which I'm a part of) I would like to express my full support in the hopes that the city
planning commission will grant this request. 

This part of Glendale is starting to transition, and I feel that the accommodations that are
being requested will make the units more livable as it is a pioneering project in the area. 

Please let me know if you would like to discuss this request in further detail. 

Thanks,

Levi de Oliveira
m. 
a. 1618 S. Navajo St. SLC UT 84101



From: Joshua Stewart
To: McNamee, Michael; Norris, Nick
Subject: (EXTERNAL) Quayle Townhouses
Date: Tuesday, February 22, 2022 4:08:29 PM
Attachments: image.png
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image.png

Mr. McNamee,
Having all garage doors the whole length of the street at the pedestrian level is counter to Salt
Lake City's planning objectives of creating vital, friendly walkable urban life.  I realize it is a
long narrow site, but the City could work with the developer and create a narrower Pearl St..
Perhaps 24' of asphalt 15' setback where sidewalk, street trees, and private patio gardens could
occur and then allow the developer to access his parking from the back side next to the huge
block wall to the east.  In addition, there could then be some active spaces on the ground floor
rather than just garages.  This would require the City to sell part of the right of way to the
developer in order to create a much more interesting streetscape like the image below.  I think
a City and developer partnership here could be very synergistic.  Talk with Nick Norris about
how Pearl Street could be redesigned and the setbacks adjusted to help this developer to create
a more interesting pedestrian streetscape.  This is a great opportunity to work with the
developer to do something where the street and architecture are designed together.  Trees
planted on the west side of Pearl would be really helpful as well to give afternoon shade to the
properties and any outdoor spaces.

Thanks,

Josh Stewart
Architect

 

image.png
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ATTACHMENT G: Department Review 
Comments  

This proposal was reviewed by the following departments.  Any requirement identified by a City 

Department is required to be complied with.  

Engineering: 

No objections to the planned development. 

Prior to performing work in the public way, a Permit to Work in the Public Way must be obtained 

from SLC Engineering. 

Building: 

Many other Townhome sites in area. Project to be built according to adopted building code. Plans 

submitted for permit. 

Fire: 

They’re in an AMM for fire sprinklers to be installed for this due to fire access issues. Fire hydrant 

to be located within 600-feet of all ground level exterior walls. 

 Urban Forestry: 

City code requires that a tree be planted in the ROW for every 30’ of public street frontage. 

However, there are plenty of examples throughout the city where there are no plantable public 

ROW parkstrips. As I’m sure you understand, it is far more desirable for the pedestrian to walk 

on a sidewalk that has some separation from the street traffic. It is one of the main reasons why 

we design parkstrips with trees in them, so it can be both a perceptive, and actual buffer between 

the pedestrians and street traffic. This would be our preferred design outcome. Is it possible to 

narrow the road by eliminating the option for on street parking and using that space to create the 

desired tree lined parkstrip?  The plan does offer that buffer within their private property and 

does functionally offer shaded tree canopy to the otherwise exposed pedestrian in the public ROW 

with trees that are proposed to be planted on private property. In the end, if the planning division 

is willing to allow it, we are willing to accept the plan as shown. 

Transportation: 

As far as public way improvements go, they are planning on installing an abutting sidewalk (5’ wide), 

curb & gutter and asphalt on Pearl St. The right-of-way on Pearl St. is only around thirty-three (33) feet 

wide. We have asked them to replace a minimum of 20 feet of asphalt width along the project frontage 

on Pearl St. due to the condition of the existing roadway and its ability to support two-way traffic; they 

are showing replacing asphalt to the centerline and re-using the existing asphalt on the west side of the 

road. We can also expect some additional wear and tear on the roadway during construction. They will 

need an Engineering (Public Way) Permit for work in the right-of-way (requires a 

licensed/bonded/insured contractor) and a Traffic Control Permit from Transportation (for 

signs/barricades). 
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Public Utilities: 

The proposed development may require some offsite improvements to provide water and fire 

protection. 

Site design needs to consider the placement of utility services and connections. 

The site does not currently have utility connections. 

All improvements must meet SLCDPU standards, policies, and ordinances. 
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