
PLANNING DIVISION 

DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
To: Salt Lake City Planning Commission 
From:  Ben Buckley, Associate Planner, benjamin.buckley@slcgov.com, 801-535-7142 

Aaron Barlow, Principal Planner, aaron.barlow@slcgov.com, 801-535-6182 
Date: March 27, 2024 
Re: PLNPCM2023-00789 & PLNSUB2024-00137 – Innovation Park at Liberty Wells 

Planned Development and Preliminary Subdivision 
PROPERTY ADDRESS: 707 S 400 E 
PARCEL ID: 16-07-209-030-0000 
MASTER PLAN: Central Community 
ZONING DISTRICT: RMF-35 – Moderate Density Multi-Family Residential 

REQUEST: 
Peter Gamvroulas, representing the property owner Ivory Innovations, has requested Preliminary 
Subdivision Plat and Planned Development approval for a 66-unit development at the above-listed 
address. 36 of the units will be single-family attached units (townhomes) and 30 units will be multi-
family (apartment) units located in the existing Liberty Wells Center building. The proposal is subject 
to the following petitions: 

A. Preliminary Subdivision Plat (PLNSUB2024-00137): The request is to subdivide the
property to have each single-family attached unit and the multi-family structure on their own 
lots.

B. Planned Development (PLNPCM2023-00789): Approval is required to allow the
project to modify the following zoning standards:

As it applies to the single-family attached lots: 
1. Public street frontage of 26 lots.
2. Maximum building coverage of 20 lots.
3. Minimum lot width of 23 lots.
4. Minimum front yard of 26 lots.
5. Minimum rear yards of all 36 lots.

As it applies to the entire development: 
6. Minimum lot size of all lots.
7. Minimum EV-ready parking stalls.
8. Ground mounted utility box requirements.

If the Planning Commission approves this request, they approve the development plan for this 
site. The development plan constitutes the site design in relation to building placement and 
design, landscaping, mobility and circulation elements, and any elements that were approved as 
zoning modifications through this process.  
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RECOMMENDATION:   
Planning Staff recommends the Planning Commission approve the requests with the following 
condition: 

1. Submission of a final plat application and recordation of the final plat. 
 

ATTACHMENTS 
A. Vicinity Map 
B. Applicant’s Submittal 
C. Property and Vicinity Photographs 
D. RMF-35 Zoning Standards 
E. Subdivision Standards 
F. Planned Development Standards 
G. Public Process and Comments 
H. Department Review Comments 

 
PROJECT DESCRIPTION 
This is a request for Planned Development and Preliminary Subdivision Plat approval to construct a 
new development that will be known as Innovation Park at Liberty Wells. The project proposes to 
convert the existing Liberty Wells Center building into 30 multi-family dwelling units (apartments) 
and to develop the unoccupied southern portion of the property with 36 single-family attached 
dwellings (townhomes). 

Site plan of proposed development 
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Project Details 
 
Lot Layout & Building Setbacks 
The project site is proposed to be subdivided to 
separate the existing Liberty Wells Center building 
and the single-family attached units. Each single-
family attached unit will be on its own individual 
lot. 26 of the 36 single-family attached units will not 
have frontage along a public street and will be 
accessed by new private roads. The 10 units 
proposed to be facing 400 East will provide a large 
front yard, 23ft from the front property line. The 
front yards for the remaining 26 units will be 
interior to their respective blocks. Interior side 
yards of the end units will vary between 6ft and 9ft 
and the rear yards of all single-family attached units 
will vary between 2.9ft and 3ft.  
 

Building Design 
Multi-family Units 
The existing structure is proposed to be retrofitted into 30 apartment units. Three units will each 
contain two bedrooms and two bathrooms, and 27 apartments will contain one bedroom and one 
bathroom. The retrofitted structure will include an exercise gym available to the residents as well as 
shared common space on all three levels of the structure. There will be a bike storage room for 
residents of the apartments to store their bicycles in the basement/ground floor. 
 
The remodeling of the existing structure will require minor modifications to window and door 
openings that impact all façades to various degrees. The table below shows the percentage of existing 
and proposed glass (not including the window wells on the basement level). The existing structure 
has a total of 16.4% glass and other openings. The proposed design will maintain a similar amount 
(16.5%). 
 

Façade Total Surface Area Current Openings  Proposed Openings  
North 3,360sqft 19.16% 20.27% 
South 3,360sqft 19.3% 18.75% 
East 2,127sqft 5.8% 5.6% 
West 2,285sqft 17.9% 17.9% 

 

 
Existing north elevation. 

Quick Facts 
Number of Units: 66 units 

Building Type: Multi-family (30 units) 
and single-family attached (36 units) 

Parking: 105 

Max Building Height: 34.7’ to the peak 

Review Process & Standards: Planned 
Development, Preliminary Subdivision Plat, 
RMF-35 zoning standards, general zoning 
standards 
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Above: Elevations showing the proposed façades. Red indicates new windows; green indicates existing doors being 
replaced with windows; and blue indicates the removal of an opening. 
Right: An example of the material the space between the new windows will be filled 
with. Please note that the planking will not wrap around the side as in this example. 
 
The new windows on the existing structure will be inset slightly from the 
outer face of the brick. The window recess will be equivalent to the 
thickness of the brick and the space in between the windows will be filled 
with a material that resembles wood-like planking. The planking will 
only be in between the windows and will not wrap around the sides. 
 
Single-Family Attached Units 
The project also proposes eight new single-family attached structures 
with a total of 36 units. 20 units will be two bedroom units and 16 will be 
three bedroom units. The dwelling units will be three levels and include 
rear-loaded, two-stall garages on the ground floor.  
 
The five-unit single-family attached structures, which are located closer 
to the street, will not exceed the RMF-35 maximum height of 35ft to the 
mid-point of the roof (31.5ft). The overall height of the structures will be 
34.7ft. The three-unit structures, located towards the rear of the 
property, will be built to a 31.3ft mid-point height and a 34.4ft maximum 
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height. The front façades will be clad in brick and fiber cement lap siding while the side and rear 
facades will be a mix of materials (stucco, fiber cement lap siding, and brick). The units that front 400 
East will have balconies that face the street and the remaining units will have balconies facing the 
private yards. The garages will face the new private drives on the opposite side of the front façades. 
 

 
Elevation of the 5-unit single-family attached structures. This structure will be fronting 400 East. 
 
Access and Parking 
The site will be accessed by two new curb cuts along 400 East – one at the southern property line and 
one roughly at the midpoint of the site. Parking for the apartments will be located to the south of the 
multi-family structure in a surface lot containing 33 spaces with six electric vehicle charging spaces 
and two ADA spaces. Bicycle parking will be provided within the existing structure. The single-family 
attached dwellings will each have a garage that allows for tandem parking. Each garage will have one 
electric vehicle charging station and one bicycle parking space. 

 
Landscaping and Open Space 
The subject property will be landscaped with ornamental grasses, perennial flowers, deciduous 
shrubs and trees, and evergreen shrubs and trees. There will be a landscaping buffer between 5ft and 
6.9ft made up of densely planted shrubs, trees, fountain grasses, and perennial flowers that separates 
the site from adjacent properties. Each individual lot has a unique planting schedule with minimal 
turf grass that complies with the limitations. Additionally, the site will see the large, sodded park 
strips converted into 100% water wise park strips.  
 
Overall, the project’s site is approximately 2.48 acres in size. There will be .81 acres of open space, .14 
acres of parking, and a total building coverage of .85 acres (lot coverage of 34.3%). 
 
APPROVAL PROCESS AND COMMISSION AUTHORITY 
The proposed development is subject to Planned Development approval per 21A.55 of the Salt Lake 
City Code. Planned Developments require review and approval from the Planning Commission prior 
to proceeding with a building permit. The Planning Commission may approve the proposal as is or 
may impose any necessary or appropriate conditions in order for the Planned Development to 
comply with the standards. If the Planning Commission finds that the proposal does not meet the 
intent of the base zoning district, the purpose of a Planned Development, or is not consistent with the 
standards and factors found in  21A.55.050, the Planning Commission may deny the proposal. 
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Furthermore, the applicant has requested Preliminary Subdivision Plat approval. The preliminary 
subdivision may only be approved if the Planned Development is approved as the proposal includes 
lots that do not comply with zoning standards. 
 
KEY CONSIDERATIONS 
Planning Staff identified the following key considerations through analysis of the proposal: 

1. Compatibility with City goals and policies identified in adopted plans. 
2. Modification of zoning standards. 
3. How the proposal meets the goals and objectives of a planned development. 

 
Consideration 1: Compatibility with City goals and policies identified in adopted plans 
The proposed development is generally consistent with the adopted policies with the following plans: 

1. Housing SLC (Citywide Housing Plan, 2023) 
2. Plan Salt Lake (2015)  
3. Thriving in Place: Salt Lake City’s Anit-Displacement Strategy (2023) 
4. Central Community Master Plan (2005) 

 
Housing SLC 
Goal 1: Make progress toward closing the housing gap of 5,500 units of deeply affordable housing 
and increase the supply of housing at all levels of affordability.” The metrics used to measure 
progress on Goal 1 is to entitle 10,000 new units of housing throughout the city, 2,000 of which are 
deeply affordable (30% or less AMI) and 2,000 affordable units (31-80% AMI).  

The project proposes renting 28 units at 80% AMI, 14 units at 60% AMI and 7 units at 50% AMI. The 
remainder of the units (17 units) will be market rate. The proposed development utilizes currently 
underutilized, vacant land to provide a mix of housing types and sizes. The Planned Development 
process provides flexibility to efficiently accommodate more single-family attached units on the site, 
which facilitates offering more units at affordable rates. 
 
Plan Salt Lake 
Growth and Housing 

1. Guiding Principle 1: Neighborhoods: Neighborhoods that provide a safe environment, 
opportunity for social interaction, and services needed for the wellbeing of the community 
therein. 

a. Initiative 3 – Create a safe and convenient place for people to carry out their daily 
lives. 

b. Initiative 7 – Promote accessible neighborhood services and amenities, including 
parks, natural lands, and schools. 

2. Guiding Principle 2: Growth: Growing responsibly, while providing people with choices 
about where they live, how they live, and how they get around. 

a. Initiative 1 – Locate new development in areas with existing infrastructure and 
amenities, such as transit and transportation corridors. 

b. Initiative 3 – Promote infill redevelopment of underutilized land. 
3. Guiding Principle 3: Housing: Access to a wide variety of housing types for all income levels 

throughout the city, providing the basic human need for safety and responding to changing 
demographics. 

a. Initiative 1 – Ensure access to affordable housing citywide (including rental and 
very low income). 

b. Initiative 2 – Increase the number of medium density housing types and options. 
c. Initiative 4 – Direct new growth towards areas with existing infrastructure and 

serv ices that have the potential to be people-oriented. 
d. Initiative 5 – Enable moderate density increases within existing neighborhoods 

where appropriate. 
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This is an infill development project that retrofits a vacant building into 30 apartment units and turns 
a large, underutilized field into 36 single-family attached dwellings. The project is located within 
walking distance of numerous amenities, including Smith’s Marketplace, Trolley Square, Liberty 
Park, the 9Line Bike Trail, restaurants, and offices. The property is near multiple bus stops and 
accessible to pedestrians and cyclists, including the new bike lane on 400 East. This proposal 
accomplishes the initiatives mentioned above because it creates affordable, as well as market-rate 
housing units in an existing neighborhood that has access to infrastructure, services, and amenities. 

Additionally, according to the plan, almost ½ of the housing units in the city are single-family 
detached structures (p21). By providing both affordable multi-family and single-family attached 
dwelling units, the project offers family-sized housing to a mix of income levels. There will be no 
existing units removed from the housing stock – every unit of this project is a net gain. Furthermore, 
single-family attached units are a form of “missing middle housing” and the project provides medium 
density housing at 26.6 dwelling units per acre. 
 
Adaptive Reuse 

1. Guiding Principle 1: Neighborhoods: Neighborhoods that provide a safe environment, 
opportunity for social interaction, and services needed for the wellbeing of the community 
therein. 

a. Initiative 1 – Maintain neighborhood stability and character. 
2. Guiding Principle 9: Preservation: Maintaining places that provide a foundation for the 

City to affirm our past. 
a. Initiative 3 – Retain areas and structures of historic and architectural value. 

 
The existing Liberty Wells Center building was built in 1950 and served as a community and 
recreation center. While the structure is not formally recognized, the building does have significance 
to the neighborhood. By retaining the structure and retrofitting it into 30 apartments, a focal point of 
the neighborhood is kept.  
 
Thriving in Place: Salt Lake City’s Anti-Displacement Strategy 

1. Guiding Principle 3: Increase housing everywhere by “create [sic] more housing overall, 
and more affordable housing specifically, while minimizing displacement and countering 
historic patterns of segregation.” 

a. Strategic Priority 3C: Facilitate the creation of more diverse housing choices in all 
areas so that people can find housing that meet their needs in locations that work for 
them. 
 

The proposed development will add 66 dwelling units to the city’s housing stock. It will not create any 
displacement as no dwellings will be demolished. The site is located in an area that has numerous 
amenities nearby – grocery stores, shopping, parks, dining, and transit – that will allow the future 
residents easy access to daily necessities. As mentioned in the discussion above, the project offers 
housing of various sizes and at various price points, expanding housing choice in the city, and in an 
area served by existing infrastructure, services, and amenities. 
 
Central Community Master Plan – Residential Land Use Policies 3.1, 3.2, and 3.3, 
Historic Preservation Policy 1 

1. RLU 3.1: Encourage residential land developers to build housing that provides residential 
opportunities for a range of income levels, age groups, and family size. 
 

This project provides residential opportunities with a range of dwelling sizes, from one bedroom up to 
three bedrooms, and at an attainable level for different incomes. Besides the affordability already 
discussed above, the project will provide 16 dwelling units that can be classified as “family-sized” 
units, which Housing SLC defines as units with three or more bedrooms.  
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2. RLU 3.2: Encourage a mix of affordable and market- rate housing for owner occupancy 
throughout the Central Community. Encourage a mix of rental properties for those who 
cannot afford or do not choose home ownership. 
 

The project includes a mix of affordability and ownership. The subdivision the of lots will allow the 
applicant to sell the single-family attached dwellings via fee simple ownership. The converted Liberty 
Wells Center building will contain apartments for rent. A quarter of the dwelling units proposed will 
be offered at market rate, while the others will vary in affordability levels.  
 

3. RLU 3.3: Use the planned development process to encourage design flexibility for 
residential housing while maintaining compatibility with the neighborhood. 
 

This Planned Development requests numerous modifications to zoning standards, including, but not 
limited to, frontage along a public street, minimum yards, and building coverage. The Planned 
Development, if approved, would allow a development that has a greater density for the building style 
and a greater mix of units than would otherwise be permitted, but will still be compatible with the 
surrounding neighborhood patterns and the purpose of the RMF-35 district. 
 

4. HP 1 – Central Community gives high priority to the preservation of historic structures and 
development patterns. 
 

As discussed in previous sections, the existing structure is not a formally designated historic structure 
but it does maintain significance to the neighborhood. By maintaining the Liberty Wells Center, the 
project preserves a piece of the community’s architectural heritage. 
 
Consideration 2: Requested Modifications and Planned Development Objectives  
The applicant has requested eight zoning modifications through the Planned Development process: 

 
As it applies to the single-family attached lots: 

1. Public street frontage of 26 lots. 
2. Maximum building coverage of 20 lots. 
3. Minimum lot width of 23 lots. 
4. Minimum front yard of 26 lots. 
5. Minimum rear yards of all 36 lots. 

 
As it applies to the entire development: 

6. Minimum lot size of all lots. 
7. Minimum EV-ready parking stalls. 
8. Ground mounted utility box requirements. 

 
Modification to the public street frontage requirement 
Section 21A.36.010.C of the zoning ordinance requires all lots to have frontage on a public 
street. 26 of the single-family attached lots do not meet this requirement as they front two new 
private streets that are internal to the project’s site. Allowing frontage along private streets 
allows the project to take advantage of the depth of the property to create 26 additional single-
family attached units that will be rented at an affordable rate. This request increases density 
without impacting the view from the street and to the degree consistent with the zoning district. 
The request also enables the applicant to distribute the units within smaller buildings, avoiding 
a single large multi-family structure. 
 
Modification to required yards and lot coverage 
The proposed development has requested modifications to various lot and bulk regulations, 
including front and rear yards, and maximum building coverage. The proposed single-family 
attached lots have reduced lot regulations which allows the development to be clustered. The 
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setbacks along the perimeter of the project meet the setback requirements of a multi-family 
project, which are 10ft interior and corner side yards, 20ft front yard, and a rear yard equivalent 
to 25% of the lot depth (not less than 20ft and not more than 25ft). This allows the development 
to maintain screening and buffering from adjacent properties. However, the individual lots do 
not meet the yard requirements (20ft front yard, 25% lot depth rear yard, no required side 
yard). The lots fronting 400 E will have a 23ft front yard, 3ft more than the required minimum, 
while the lots interior to the property will have 12ft front yards. The rear yards of all 36 single-
family attached lots will be between 2.9ft and 3.0ft. The requested reduced yards of the 
individual lots are all internal to the project and would not impact the view from the public right 
of way. 
 
The building coverage percentage varies throughout the development. 16 of the single-family 
attached lots comply with the standard of 60% coverage or less. However, the development as a 
whole is significantly under this standard at 34.4% lot coverage and provides a large amount of open 
space (33%). If the applicant was to build a single large multi-family structure, they could nearly 
double the lot coverage. These modifications contribute to a clustered development of a scale that is 
more consistent with the existing neighborhood. 
 
Modification to minimum lot size and width 
21A.24.130.C requires single-family attached dwellings to have a minimum lot size of 3,000sqft. 
All 36 single-family attached lots require relief from this as the lot sizes range from 905sqft to 
1,845sqft. The multi-family structure is proposed to be on a lot that is 30,643sqft. Overall, the 
property can accommodate 72 dwelling units (108,029sqft / 1,500sqft = 72.02). While neither 
the multi-family dwellings nor the single-family attached dwellings are on lots that are 
satisfactory in size, the development does not exceed the maximum density allowed under the 
RMF-35 code. The Planned Development ordinance allows residential planned developments to 
achieve the maximum density of the zone. 
 
A single-family attached lot in the RMF-35 district requires a minimum lot width of 22ft. 22 of 
the proposed single-family attached lots do not satisfy this requirement. Lot width is intended to 
ensure compatible development. The structures comply with the required side yards and the 
perimeter setback of the development is appropriate to buffer it from neighboring properties. 
The design of the single-family attached units is also similar in scale to the adjacent 
development.  The project is also less dense than the maximum allowed density for the property 
and provides a range of housing options.  
 
Modification of electric vehicle charging station requirements 
21A.44.040.C.2 requires the development to provide seven electric vehicle ready (EV-ready) 
stalls and one electric vehicle charging stall. The development has proposed six EV charging 
stalls and zero EV-ready stalls. City code allows EV charging stalls provided beyond the required 
amount are permitted to count towards the EV-ready requirements. By providing six EV 
charging stalls, the proposal implements sustainability goals that exceed current expectations. 
 
Modification of ground mounted utility box requirements 
21A.40.160.C.b requires ground mounted utility boxes to be within 5ft of the front façade when 
it is within a required or provided front yard. Five ground mounted utility boxes (transformers) 
within the development do not meet this requirement. The applicant also requests a 
modification to the required screening of all seven ground mounted utility box. City code 
requires the utility boxes to be screened with a fence, wall, or hedge. The applicant proposes to 
screen the boxes with vegetation but not a hedge. 
 
Consideration 3: Planned Development Objectives  
21A.55.010 requires Planned Development proposals to achieve at least one of six planned 
development objectives. This project achieves the housing and historic preservation objectives: 
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Housing: Providing affordable housing or types of housing that helps achieve the City's housing 
goals and policies: 

1. At least twenty percent (20%) of the housing must be for those with incomes that are at or 
below eighty percent (80%) of the area median income. 

2. The proposal includes housing types that are not commonly found in the existing 
neighborhood but are of a scale that is typical to the neighborhood. 
 

As discussed in this report, the development is providing 75% of the total units at an affordable rate 
(80% AMI or less) and 40% of the total units will be affordable to those making below 60% AMI. This 
project will provide family sized housing at a price point that will contribute to the affordable housing 
stock. According to the Affordable Housing Dashboard from the Housing Stability Division, the City 
is lacking nearly 18,000 units of affordable housing. More specifically, the Central City Neighborhood 
Council area lacks 1,074 units of affordable housing. Furthermore, this project proposes townhomes, 
a missing middle housing type that is not frequently seen in this neighborhood. The utilization of the 
Planned Development process allows the project to create a project that more efficiently utilizes the 
land. 

Historic Preservation: 
1. Preservation, restoration, or adaptive reuse of buildings or structures that contribute 

to the character of the City either architecturally and/or historically, and that 
contribute to the general welfare of the residents of the City. 

2. Preservation of, or enhancement to, historically significant landscapes that contribute 
to the character of the City and contribute to the general welfare of the City's residents. 

As discussed in this report, even though the Liberty Wells Center is not a formally designated historic 
structure, it has existed for nearly 75 years and served as a community center. By retrofitting the 
Liberty Wells Center into 30 apartment units, the proposal accomplishes the Historic Preservation 
objective of the Planned Development process. 
 
STAFF RECOMMENDATION 
The Planned Development proposal meets the intent of the RMF-35 zoning district, the Planned 
Development objectives and standards of review, and is compatible with the various master plans of 
the city. This project will add 66 housing units on an underutilized parcel in an area that is served by 
existing structures and has easy access to nearby amenities. All 66 units will be a net gain to the City’s 
housing stock as it will displace zero units. 

With the approved modifications being requested as part of the Planned Development, the proposal 
also complies with the subdivision standards. Staff recommends approval of the proposed project. 

NEXT STEPS 
Approval of the Requests  
If the Planning Commission approves this project, they are approving the development plan for this 
site. The development plan constitutes the site design in relation to building placement and design, 
landscaping, mobility and circulation elements, and any elements that were approved as zoning 
modifications through this process. Plans for a building permit must be consistent with the approved 
development plan and will need to comply with the conditions of approval, including any of the 
conditions required by City departments and the Planning Commission. The applicant will also need 
to submit a final plat. Final certificates of occupancy for the buildings will only be issued once all 
conditions of approval are met. 
 
Denial of the Requests  
If denied, the applicant could develop this property to the standard development standards for RMF-
35 as outlined 21A.24.130 
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ATTACHMENT A: Vicinity Map 
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ATTACHMENT B: Submitted Materials  
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ATTACHMENT C: Property and Vicinity 
Photos 
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ATTACHMENT D: RMF-35 Zoning Standards 

Standard Proposed Finding 
21A.24.130 – Provisions for RMF-35 Moderate Density Residential District 
Minimum Lot Area:  
Single-family attached: 3,000sqft 

Multi-family: 45,000sqft for 30 units 
 
Maximum site density: 72 total units, 29 
units/acre (108,029/1,500 = 72). 

- Single-family attached lots: 
905sqft – 1,845sqft 

- Multi-family lot: 30,643sqft for 30 
units 

- Proposed density: 66 units, 
26.6/acre 

Complies 
with PD 
approval 

Minimum Lot Width:  
- Multi-family 12+ units: 80ft 
- Single-family attached: 22ft 

- Multi-family: 154.61ft along 400 E 
- Single-family attached: 14.25-

23.5ft wide 

Complies 
with PD 
approval  

Maximum Building Height:  
- 35 feet to midpoint of pitched roof 

- Tallest building: 34.7ft to the peak, 
31.5ft to the midpoint 

- Existing building: 39.2ft at tallest 
but height is not changed. 

Complies 

Front Yard Setback: 
- 20 feet 

- Existing building: 24.6ft  
- Single-family attached fronting 

400 E: 23ft 
- Single-family attached in the 

interior of the property: 12ft 

Complies 
with PD 
approval 

Corner Side Yard Setback:  
- 10 feet  

- Multi-family: 25.2ft Complies 
 

Interior Side Setback:  
- Single family attached: none 

required, 4ft if provided 
- Multi-family: 10ft 

- Single-family attached: 6-9ft when 
provided 

- Multi-family: 18ft 

Complies 
 

Rear Yard Setback: 
- 25% of lot depth, not less than 20 

feet, not greater than 25 feet 

- Multi-family: 52.6ft 
- Single-family attached: 2.9-3.0ft 

proposed 

Complies 
with PD 
approval 

Maximum Building Coverage:  
- 60% 

- Entire development: 34.3% 
- Individual lots:  39.2%-74.7% 

Complies 
with PD 
approval 

Landscape Buffer 
Required if abutting single-family or 
two-family residential district 

- Does not abut single or two family 
districts. 

Complies 

21A.36 – General Provisions 
21A.36.010.C. – Frontage on Public 
Street 
- All lots shall face a public street 

- Not all lots front a public street.  Complies 
with PD 
approval 

21A.40 – Accessory Uses, Buildings, And Structures 

21A.40.100 – Location of 
Mechanical Equipment 
   A.   Front and Corner Side Yards and 
Double Frontage Lots: Only allowed if 
located within four feet (4ft) of the 
principal building and screened by 
vegetation, a solid wall or fence so the 
equipment is not visible and at least ten 

- A/C units will be a maximum of 4ft 
from principal structures and will 
be screened by vegetation. 

Complies 
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feet (10') from the front and corner side 
yard property lines. 
21A.40.160 – Ground-mounted 
Utility Boxes 
- Front and Corner Side Yards: within 

five feet (5ft) of the building façade 
when front or corner side yard and at 
least one foot from property line.  

- Screened by a wall, fence, or hedge  

- Ground mounted utility boxes are 
between 3ft ½in and 10ft ¾in 
from structures. 

- Screening is vegetation, not a wall, 
fence, or hedge. 

Complies 
with PD 
approval 

21A.44 – Off Street Parking, Mobility, and Loading 
21A.44.040.A – Required Parking 
Per Table 21A.44.040.A 
- Multi-family: 1 stall per 1 bedroom 

(27 required); 
- 1.25 per 2 bedroom(3.75 required) 
- Single-family attached: 2 per single-

family attached (72 required) 

105 spaces provided: 
- Multi-family: 33 surface parking 

stalls 
- Single-family attached: 72 stalls 

within garages 

Complies 

21A.44.040.C.1 – Electric Vehicle 
Parking 
- 20% of onsite parking spaces (7 

EV ready spaces required) 
- EV charging spaces in excess of 

minimum may count towards  
requirement 

- 6 total EV spaces provided, 5 more 
than required 

Complies 

21A.44.040.C.2 – EV Ready 
- 20% of onsite parking spaces shall be 

EV ready. 
- EV charging spaces provided that 

exceed the minimum number 
required of charging spaces shall 
count towards the required EV ready 
spaces 

- 7 EV ready spaces required 
- 5 additional EV spaces provided = 

2 EV ready spaces required 

Complies 
with PD 
approval. 

21A.44.040.D.3 – ADA parking 
- 1 per 50 parking spaces, 2 spaces 

required 

- 2 spaces provided Complies 

21A.44.040.E – Bicycle Parking 
- Single-family attached: none 
- 1 space per 5 multifamily units 

- single-family attached: 36 garage 
spaces provide in  

- multi-family: 6 bicycle parking 
spaces inside of the  

Complies 

21A.48.050.A – Design Standards at Time of Planting 
21A.48.050.A.5 – Drought Tolerant 
Plants 
Not less than 80% of proposed plants 
shall be drought tolerant. 

- 1,658 total plants, 1,410 drought 
tolerant = 85% drought tolerant 

Complies 

21A.48.060 Park Strip Landscaping 
21A.48.060.D – Park Strip Trees 
- At least one street tree per 30 feet of 

street frontage. Trees must be at least 
2 inches in caliper size. 

- Trees provided meet this standard 
and Urban Forestry has approved 
the landscape plan. 

Complies 
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ATTACHMENT E: Subdivision Standards 

20.16.050.B.1: STANDARDS OF APPROVAL FOR PRELIMINARY PLATS: 
All preliminary plats for subdivisions and subdivision amendments shall meet the following 
standards. 

The Finding for each standard is the recommendation of the Planning Division based on the 
facts associated with the proposal, the discussion that follows, and the input received during 
the engagement process.  Input received after the staff report is published has not been 
considered in this report.  

Standards of Approval 

a. The preliminary plat map and associated documents include all information 
and is properly formatted as required by this title; 

Finding: Complies 

Discussion:  
The plat includes this information. 

Condition(s): None 
 

b. The subdivision shall comply with all subdivision design standards or with 
approved modifications to the subdivision design standards in Chapter 
20.26 of this title; 

Finding: Complies 

Discussion:  
Applicable subdivision design standards from Chapter 20.26 are listed after this section. 
Those standards are met with the requested zoning standard modifications.  

Condition(s): None  
 

c. Water supply and sewage disposal including all offsite utility improvements, 
required easements and infrastructure upgrades shall be satisfactory to the 
public utilities department director; 

Finding: Complies 

Discussion: 
Salt Lake City Public Utilities have not expressed concerns or opposition to the proposed 
water and sewer facilities. 

Condition(s): None 
  

d. The location and design of all water supply and sanitary sewer facilities are 
appropriately sized, connect to adequately sized infrastructure and found to 
be compliant with the adopted standards; 

Finding: Complies 

Discussion: 
Private utilities on private lots will be managed by the HOA. All utilities appear to be easily 
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accessible.  

Condition(s):  None 
  

e. The location and design of drainage elements to handle stormwater, ensure 
compliance with floodplain regulations, prevent erosion, and minimize 
formation of dust has been found to be compliant with adopted city 
standards and if applicable, Salt Lake County Flood Control and the Utah 
Department of Environmental Quality; 

Finding: Complies 

Discussion: 
Underground detention basins are provided and the proposed facilities will keep stormwater 
runoff on-site and will not significantly impact existing stormwater infrastructure. 

Condition(s):  None 
 

f. The subdivision provides access and infrastructure necessary for firefighting 
equipment as required by the applicable fire code adopted by the city; 

Finding: Complies 

Discussion: 
Fire has reviewed this and expressed no concerns. 

Condition(s):  None 
  

g. The subdivision provides adequate easements and locations for all necessary 
utilities that are not provided by the city; 

Finding: Complies 

Discussion: 
Applicant is working with Rocky Mountain Power to confirm location of transformers and 
any necessary easements will be established. 

Condition(s):  None 
  

h. All required dedications of land for streets, midblock walkways, alleys, 
parks, trails, and open space are provided for on the preliminary plat as 
indicated in the 29 adopted general plan of the city or as agreed to as part of 
any land use approval or development agreement. Any exactions that are not 
agreed to as part of a land use approval or development agreement shall be 
roughly proportionate and directly related to the impact of the proposed 
subdivision; 

Finding: Not Applicable 

Discussion: 
Not applicable. 

Condition(s):  Not applicable 
  

i. The subdivision includes recommendations in the subdivider’s traffic impact 
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study when the transportation director indicates the recommendations are 
required to mitigate adverse impacts; and 

Finding: Complies 

Discussion: 
The Salt Lake City Transportation Division has found that the surrounding roadway capacity 
is sufficient for the development and will not need to see a traffic impact study.  The proposed 
driveway locations have no conflict.  

Condition(s):  None 
  

j. The proposed subdivision will not create any injury or harm to any other 
property or persons. 

Finding: Complies 

Discussion: 
This subdivision will only impact property owned by the applicant. See Planned Development 
Staff Report for more in-depth analysis. 

Condition(s):  None 
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20.26 Subdivision Standards 
All subdivisions of land within Salt Lake City shall comply and conform with the standards and 
requirements as set forth and as referred to in this section. Applicable standards are listed below: 
Standard Proposal Finding 
20.26.090: STANDARDS FOR LOTS AND PARCELS: 

All subdivisions and subdivision amendments shall comply with the provisions of this section. This 
section shall be administered by the planning director. 

A.  Frontage on Public Streets: All lots or parcels 
shall have frontage on a public street and the 
frontage shall comply with the minimum lot 
width requirements of the underlying zoning 
district. This standard is not applicable if Title 
21A allows lots or parcels without street 
frontage. This provision may be modified as 
part of a planned development in accordance 
with Chapter 21A.55. Access that crosses 
multiple lots shall include appropriate cross 
access easements. 

The applicant has requested 
modifications to the following 
applicable zoning standards: 
• 21A.36.010.C, lots 

without street frontage 
• 21A..24.130, minimum lot 

widths in the RMF-35 
district 

Finding: 
Modificatio
n Required 

B.  Buildable Areas: All subdivisions shall result 
in lots or parcels that provide a practically 
sized buildable area except for lots or parcels 
that are: 

1. Identified as undevelopable on a 
subdivision plat; 

2. Identified as a public park or open 
space;  

3. Identified as a protection strip 
intended to prevent access across 
property provided the protection strip 
complies with the standards of this 
title; or  

4. Intended to be used for public 
infrastructure. 

The subdivision would result 
in lots with buildable area. 

Finding: 
Complies 

C.  Minimum Lot or Parcel Size: All lots or parcels 
shall comply with the minimum lot size and 
lot width required within the applicable 
zoning district or overlay district in Title 21A. 

The applicant has requested a 
modification to the following 
zoning standards: 
• 21A.24.130C, minimum 

lot size in the RMF-35 
district 

Finding: 
Modificatio
n Required 

E.  Double Frontage Lots: Double frontage lots 
are prohibited in subdivisions located in 
residential zoning districts. 

No double-frontage lots are 
proposed as part of this 
subdivision. 

Finding: 
Complies 
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ATTACHMENT F: Planned Development 
Standards 

Planned Development Standards 
21A.55.050:  Standards for Planned Developments: The planning commission may approve, 
approve with conditions, or deny a planned development based upon written findings of fact 
according to each of the following standards. It is the responsibility of the applicant to provide written 
and graphic evidence demonstrating compliance with the following standards. 
 
The Finding for each standard is the recommendation of the Planning Division based on the facts 
associated with the proposal, the discussion that follows, and the input received during the 
engagement process. Input received after the staff report is published has not been considered in this 
report. 

A.   Planned Development Objectives: The planned development shall meet the 
purpose statement for a planned development (section 21A.55.010 of this 
chapter) and will achieve at least one of the objectives stated in said section. To 
determine if a planned development objective has been achieved, the applicant 
shall demonstrate that at least one of the strategies associated with the objective 
are included in the proposed planned development. The applicant shall also 
demonstrate why modifications to the zoning regulations are necessary to meet 
the purpose statement for a planned development. The Planning Commission 
should consider the relationship between the proposed modifications to the 
zoning regulations and the purpose of a planned development, and determine if 
the project will result in a more enhanced product than would be achievable 
through strict application of the land use regulations. 

Planned Development Purpose Statement: A planned development is intended to encourage 
the efficient use of land and resources, promoting greater efficiency in public and utility 
services and encouraging innovation in the planning and building of all types of 
development. Further, a planned development implements the purpose statement of the 
zoning district in which the project is located, utilizing an alternative approach to the design 
of the property and related physical facilities. A planned development incorporates special 
development characteristics that help to achieve City goals identified in adopted Master Plans 
and that provide an overall benefit to the community as determined by the planned 
development objectives. A planned development will result in a more enhanced product than 
would be achievable through strict application of land use regulations, while enabling the 
development to be compatible with adjacent and nearby land developments. 

Discussion:  
The proposal provides a better product than would be allowed via strict application of the 
zoning standards by creating smaller lots that do not front along a public street. Should the 
zoning standards be strictly applied, the property could host only 36 townhomes. Instead, 
through various modifications, the project will supply 66 new dwelling units (30 apartments, 
36 townhomes) that range in size and cost including 49 units will be offered at an affordable 
rate (less than 80% AMI). Additionally, the project will retrofit the existing Liberty Wells 
Center structure into 30 apartments. The project is under the allowed maximum density of 
the site (72 units) but provides affordable housing and an efficient use of land. 

Finding: ☒ Meets Purpose Statement  ☐ Does Not Meet Purpose Statement   

A.   Open Space And Natural Lands: Preserving, protecting or creating open space and natural 
lands: 
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      1.   Inclusion of community gathering places or public recreational opportunities, such as new 
trails or trails that connect to existing or planned trail systems, playgrounds or other 
similar types of facilities. 

      2.   Preservation of critical lands, watershed areas, riparian corridors and/or the urban forest. 
      3.   Development of connected greenways and/or wildlife corridors. 
      4.   Daylighting of creeks/water bodies. 
      5.   Inclusion of local food production areas, such as community gardens. 
      6.   Clustering of development to preserve open spaces. 

Discussion: Not applicable. 

Finding: ☐ Objective Satisfied            ☐ Objective Not Satisfied   

B. Historic Preservation: 
      1.   Preservation, restoration, or adaptive reuse of buildings or structures that 

contribute to the character of the City either architecturally and/or 
historically, and that contribute to the general welfare of the residents of the 
City. 

      2.   Preservation of, or enhancement to, historically significant landscapes that contribute to the 
character of the City and contribute to the general welfare of the City's residents. 

Discussion: This project adaptively reuses the existing Liberty Wells Center, a structure that is 
nearly 75 years old and served as a community center. 

Finding: ☒ Objective Satisfied            ☐ Objective Not Satisfied   

C.   Housing: Providing affordable housing or types of housing that helps achieve the City's 
housing goals and policies: 

      1.  At least twenty percent (20%) of the housing must be for those with incomes 
that are at or below eighty percent (80%) of the area median income. 

      2. The proposal includes housing types that are not commonly found in the existing 
neighborhood but are of a scale that is typical to the neighborhood. 

Discussion: 75% of the units in this project will be affordable at or below 80% AMI. 

Finding: ☒ Objective Satisfied            ☐ Objective Not Satisfied   

D.   Mobility: Enhances accessibility and mobility: 
      1.   Creating new interior block walkway connections that connect through a block or improve 

connectivity to transit or the bicycle network. 
      2.   Improvements that encourage transportation options other than just the automobile. 

Discussion: Not applicable. 

Finding: ☐ Objective Satisfied            ☐ Objective Not Satisfied   

E.   Sustainability: Creation of a project that achieves exceptional performance with regards to 
resource consumption and impact on natural systems: 

      1.   Energy Use And Generation: Design of the building, its systems, and/or site that allow for a 
significant reduction in energy usage as compared with other buildings of similar type 
and/or the generation of energy from an on-site renewable resource. 

      2.   Reuse Of Priority Site: Locate on a brownfield where soil or groundwater contamination has 
been identified, and where the local, State, or national authority (whichever has 
jurisdiction) requires its remediation. Perform remediation to the satisfaction of that 
authority. 

Discussion: Not applicable. 
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Finding: ☐ Objective Satisfied            ☐ Objective Not Satisfied   
F.   Master Plan Implementation: A project that helps implement portions of an adopted Master 

Plan in instances where the Master Plan provides specific guidance on the character of the 
immediate vicinity of the proposal: 

      1.   A project that is consistent with the guidance of the Master Plan related to building scale, 
building orientation, site layout, or other similar character-defining features. (Ord. 8-18, 
2018) 

Discussion: Not applicable. 
Finding: ☐ Objective Satisfied            ☐ Objective Not Satisfied   

B.   Master Plan Compatibility: The proposed planned development is generally 
consistent with adopted policies set forth in the Citywide, community, and/or 
small area Master Plan that is applicable to the site where the planned 
development will be located. 

Finding: Complies 

Discussion:  
The project’s compatibility with adopted plans and policies is discussed under Key Consideration 1 
and is complies with the Central Community Master Plan, Plan Salt Lake, Housing SLC, and 
Thriving in Place. 

Condition(s): None 

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

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

Finding: Complies 

Discussion:  
The project is compatible with the neighborhood. The zoning district allows for the proposed 
height and there are other similar three-story developments in the immediate vicinity. The 
proposed single-family attached development has a generous front yard that will reduce the 
scale of the building when viewed from the public right of way. The project also proposes to 
split the 36 new units into 8 different structures, which helps keep the mass and scale of the 
buildings small instead of building a single, large apartment complex. The 33% open space on 
site will help balancing the density and built areas in a manner that is consistent with 
adjacent properties. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
The brick is cohesive with the existing Liberty Wells Center and the surrounding homes. 
Additionally, the lap siding is compatible with the surrounding homes, as brick and siding are the 
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most common building materials. 
 
Building setbacks along 400 East are similar to the neighborhood, particularly those immediately 
surrounding the project. Buildings are in a north/south orientation which follows the pattern of 
the neighboring properties on 400 E. The buildings interior to the project match the side yard 
setbacks with the buildings visible from 400 E and will have minimal visual impact from the 
public right-of-way. 

Condition(s): None 

3.   Whether building setbacks along the perimeter of the development: 
         a. Maintain the visual character of the neighborhood or the character described in the 

applicable Master Plan. 
         b. Provide sufficient space for private amenities. 
         c.  Provide sufficient open space buffering between the proposed development and 

neighboring properties to minimize impacts related to privacy and noise. 
         d. Provide adequate sight lines to streets, driveways and sidewalks. 
         e.  Provide sufficient space for maintenance. 

Finding: Complies 

Discussion:  
a. The existing visual character of the neighborhood is maintained by providing large 23ft 

front yard setbacks along 400 E. The townhome style development helps keep the scale of 
the development smaller instead of one big apartment building. 

b. The proposal includes playground & open space on the eastern side of the development. 
c. A 6.9ft wide densely landscaped buffer is provided along the property lines that abut single 

family residences. This buffer is larger near the parking area to provide additional 
screening. 

d. The site plan shows that the Sight Distance Triangle areas are complied with. 
e. The driveways provide space sufficient for maintenance. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
The proposed façades provide adequate transparency that is consistent with surrounding 
development by providing a window and door on the front façade of each single-family attached 
unit and a larger window on the left and right exterior walls of the building. The front façades also 
include balconies to facilitate interest. Access is provided via pathways leading to individual units 
that front 400 E. 
 
The existing Liberty Wells building will have minor modifications made to add windows but does 
not substantially change the exterior of the building. It will continue to offer transparency 
compatible with the neighborhood. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
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All single-family attached units will include rear and side security lighting. Lights have been added 
to the parking lot but will be oriented to the site for safety purposes. 

Condition(s): 

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

Finding: Complies 

Discussion:  
The trash enclosure is shown on plans located behind the east façade of the Liberty Wells Center 
and will be screened by a wall. Each single-family attached unit will be provided private 
receptacles. 

Condition(s): None 

7.   Whether parking areas are appropriately buffered from adjacent uses. 

Finding: Complies 

Discussion:  
Single-family attached parking is within the structures and the parking for the apartments is 
centrally located and buffered appropriately by a densely planted landscape buffer. 

Condition(s): None 

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

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

Finding: Complies 

Discussion:  
The project will remove two existing trees along the periphery of the property and will plant 
six new trees in the park strips. Urban Forestry has approved the removal of the two trees 
and the six new trees. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
The project proposes retaining the existing trees on the periphery/interior lot lines. The buffer 
surrounds the property along the south and eastern property lines. 

Condition(s): None 

3.   Whether proposed landscaping is designed to lessen potential impacts created by the proposed 
planned development; 

Finding: Complies 

Discussion:  
The updated landscape buffer will provide sufficient buffering from neighboring properties. 
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Additionally, 85% of the plants are selected from the City’s list of drought tolerant plants. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
Large swaths of sod are being replaced with water-wise shrubs and ground cover. The single-
family attached units will have unique front yard plantings. The amount and quality of the 
landscaping is appropriate.  

Condition(s): None 

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

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

Finding: Complies 

Discussion:  
The proposed access points are kept to a minimum and comply with the sight distance 
triangles. It is not expected to negatively impact the safety, purpose, and character of the 
street. The Transportation Division has reviewed the plans and found no issues with the 
proposed access points. 

Condition(s): None 

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

         a.   Safe and accommodating pedestrian environment and pedestrian oriented design; 
         b.   Bicycle facilities and connections where appropriate, and orientation to transit where 

available; and 
         c.   Minimizing conflicts between different transportation modes; 

Finding: Complies 

Discussion: 
a. The development is designed to accommodate pedestrians with 13 pedestrian access 

points along 400 E, a central path through the single-family attached units to the 
private amenities, and other sidewalks throughout the development. 

b. New bike lanes recently installed on 400 East will be easily accessible from the 
development. Each single-family attached unit will have private bike storage and the 
apartment building will provide indoor storage to residents. The project is within ¼ 
mile of two bus lines – the 205 & 9. 

c. Conflicts between modes has been minimized through compliance with sight distance 
triangles.  

Condition(s): None 

3.   Whether the site design of the proposed development promotes or enables access to adjacent 
uses and amenities; 

Finding: Complies 
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Discussion:  
Access to the bike lanes on 400 East is available to each resident and is within walking distance to 
bus stops. The property is also served by city sidewalks and the proposal includes additional 
walkways to facilitate access within, from, and to the development. 

Condition(s): None 

4.   Whether the proposed design provides adequate emergency vehicle access; 

Finding: Complies 

Discussion:  
The development seems to comply with emergency vehicle access requirements. The fire 
department reviewed the proposal and indicated no concerns at this time.  

Condition(s): None 

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

Finding: Complies 

Discussion:  
No loading or service areas are required or proposed. The existing entry on 700 East will be 
maintained for trash and waste services. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
The existing Liberty Wells Center will be adapted and reused as 30 apartments. The LWC has 
been in existence for nearly 75 years and served as a community center. 

Condition(s): None 

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

Finding: Complies 

Discussion:  
Utilities will be in compliance with SLCPU requirements. The project will not be serviced by 
natural gas and transformer placements have been made in consultation with RMP. See 
Public Utilities’ comments for further information and requirements.  

Condition(s): None 
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ATTACHMENT H: Public Process and 
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: 

- October 23, 2023 – The Central City Neighborhood Council was sent the 45-day required 
notice for recognized community organizations. The applicant, along with City Staff, attended 
the Neighborhood Council’s meeting on December 6, 2023. The Central City Neighborhood 
Council also provided a formal letter of support for this project. 

- October 24, 2023 – Property owners and residents within 300’ of the project site were 
provided early notification of the proposal. 

 
Notice of the public hearing for the proposal included: 

- March 15, 2024 – The applicant, Peter Gamvroulas, posted public hearing notice signs on the 
property. 

- March 14, 2024 – Public hearing notices were mailed, posted on City and State websites, and 
posted on the Planning Division list serve. 

 
Public Input  
Planning staff received five emails from four community members, two phone calls and one voicemail 
from two community members. The emails are included as attachments here. The phone calls and 
voicemails all opposed the project and were concerned about the loss of the field that was used by 
schools and children. One caller was concerned about the low-income aspect of the project. 
 
Staff also received a letter from the Central City Neighborhood Council. The letter expressed their 
support of the Planned Development. The letter of support is also included here. 
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1

Barlow, Aaron

From: Rhianna Riggs <rriggsslc@gmail.com>
Sent: Wednesday, January 31, 2024 7:32 PM
To: Buckley, Benjamin
Cc: Barlow, Aaron; Norris, Nick; Lopez Chavez, Eva; Cosgrove, Tim; Mendenhall, Erin; Walz, Danny; 

Brandee Burnam; Lilah Rosenfield; Erickson, Olivia
Subject: (EXTERNAL) Central City Neighborhood Council Letter of Support for Ivory Innovations/Innovation 

Park
Attachments: CCNC Letter of Support for Ivory Innovations_Innovation Park.pdf

Follow Up Flag: Follow up
Flag Status: Completed

 
Hi Ben, 
Attached is CCNC's letter of support for the Ivory Innovations/Innovation Park project.  
 
Thank you for the opportunity to provide comments about this project.  
 
Rhianna Riggs, Chair 
Central City Neighborhood Council  

  Caution: This is an external email. Please be cautious when clicking links or opening attachments.  
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‭February 1, 2023‬
‭Ben Buckley, Associate Planner (benjamin.buckley@slcgov.com)‬
‭Salt Lake City Corporation Planning Division‬
‭CC: Aaron Barlow, Principal Planner (aaron.barlow@slcgov.com), Council Member Eva‬
‭Lopez-Chavez (eva.lopezchavez@slcgov.com), Mayor Erin Mendenhall‬
‭(erin.mendehall@slcgov.com), Citywide Lead Liaison Tim Cosgrove (tim.cosgrove@slcgov.com),‬
‭Planning Director Nick Norris (nick.norris@slcgov.com), RDA Director Danny Walz‬
‭(danny.walz@slcgov.com)‬

‭Re: PLNPCM2023-00789 Innovation Park at Liberty Wells Letter of Support‬

‭Dear Ben,‬

‭The Central City Neighborhood Council (CCNC) supports Ivory Innovations’ application for the‬
‭planned development at the Liberty Wells site on 700 South 400 East. We support this project‬
‭because it will increase the family-sized housing stock in Central City–one of Mayor Mendenhall’s‬
‭top goals stated in her 2024 State of the City address.‬

‭When the Ivory Innovations team initially presented this project to members of CCNC, they pitched‬
‭the project as an 100% low-income rental housing project with no for-sale opportunities. CCNC‬
‭voiced the opinion that Central City lacks homeownership opportunities and would like to see Ivory‬
‭incorporate family-sized, for-sale townhomes as part of this project. Since that conversation, we are‬
‭aware that Ivory has applied for financial assistance from the Redevelopment Agency to sell 16 of‬
‭the 36 townhomes at prices affordable to 80% AMI households; unfortunately its request has been‬
‭denied.‬

‭While CCNC prefers that all 36 of the project’s townhomes be offered for sale, we are encouraged‬
‭that they have proposed to sell 16 of the townhomes.‬

‭Selling the townhomes would also support Utah Governor Spencer Cox’s proposed FY25 goal of‬
‭creating 35,000 starter homes by 2028. Central City–like many of Salt Lake City’s urban‬
‭neighborhoods–lacks homeownership. Only 12% of homes in Central City are owner occupied‬
‭according to 2020 US Census statistics, far less than the 45% city and 65% national average.‬
‭Adding for-sale housing to this neighborhood would increase neighborhood stability, community‬
‭pride, and wealth-building opportunities with generational impact.‬

‭Again, CCNC supports Ivory Innovation’s application for this project.‬

‭Respectfully,‬

‭Rhianna Riggs, Chair‬
‭Central City Neighborhood Council‬
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Caution: This is an external email. Please be cautious when clicking links or opening
attachments.

From: Cami K Nelson
To: Buckley, Benjamin
Cc: David Matthew Nelson
Subject: (EXTERNAL) proposed building at 707 south 400 east
Date: Wednesday, February 28, 2024 4:23:26 PM

Hi Benjamin,

We own a home at  and I was planning on going to the public hearing
tonight, but I see that it's been postponed.

Is there somewhere online where we can find the answers to these questions:

has this project been approved and if so, when will it start?
is there anything neighbors can do at this point to stop the project?
if the project doesn't get their zoning amendments approved, can they still move
forward with the project?
when will the postponed zoning hearing be held?

We're very much against this project for a number of reasons to the point that I'm going
to list the house if this project goes forward, so I would like to get as much info as
possible 
on where things are with it.

Thanks,
Cami
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Caution: This is an external email. Please be cautious when clicking links or opening
attachments.

From: David Mantenuto
To: Buckley, Benjamin; Barlow, Aaron
Subject: (EXTERNAL) Request for Comment - PLNPCM2023-00789
Date: Wednesday, November 1, 2023 3:51:05 PM
Attachments: Liberty Wells Center Data.pdf

Good afternoon, 

I am reaching out regarding a request for comment I received for Innovation Park at Liberty
Wells. I am a homeowner on 400 East and a member of the central city neighborhood council.
Myself and many members of the council are opposed to the development of for rent low
income housing. The neighborhood has experienced challenges for years with the low
incoming housing (now River Rock) complex. Recently this complex was the topic of two
news stories regarding numerous health and safety issues within the community. The addition
of further low income housing not available for purchase is unwelcomed. Furthermore Ivory
Innovations has no prior experience overseeing a low income housing project within Salt Lake
City. 

I agree there is a need for low income housing in this city. It is our wish that these townhomes
would be marketed for sale NOT rent. Doing so would help with stability within the
neighborhood tremendously. According to 2020 census data home owner occupancy within
the central city is less than 15% compared to that of 45% for the rest of SLC. I will attach
some additional data for your review comparing central city vs the rest of SLC. 

The project developers and project managers met with myself, other community council
members, and our district representative Ana Valdemoros prior to publicly discussing the
plans for this site. We all expressed our desire for these townhomes to be listed for sale vs.
being rented. We expressed our desire to continue working towards living in a safe, healthy,
stable community. A real estate conglomerate with an interest in tax credits and profits is not
the solution for this neighborhood. We can all see how that turned out at the River Rock
apartment complex, and the continued struggles with making that area a safe and clean place
to live. In my eyes Ivory Innovations is no different than LEDGE Capital who has until very
recently mismanaged the property and took advantage of lucrative tax credits from Utah
Housing Corp. 

It is my hope that a mutually beneficial solution can be found to improve the community we
live in. Thank you! 

David Mantenuto
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From: Dave Nelson
To: Buckley, Benjamin
Cc: Central City 1; Cami K Nelson; Barlow, Aaron
Subject: Re: (EXTERNAL) Fwd: project at 704S 400E
Date: Monday, October 30, 2023 9:36:36 PM
Attachments: image001.png

Ben,
I am unsure of what role you have in the project that Rhianna has referred me to you about, but to inform
you, I own a house across the street from the proposed project location and don't see an up-side for the
single family home owners in the neighborhood.  I am worried about home values and vandalism because
of experience with the low-cost housing in the apartment complex nearby.   And saddened at the
potential loss of the pleasant building and field across the street.  

Because of this, I am altogether opposed to the project.  

Thank you

David Nelson

On Mon, Oct 30, 2023 at 10:40 AM Buckley, Benjamin <Benjamin.Buckley@slcgov.com> wrote:

Rhianna,

 

Thank you for passing these comments along. They will be included in the staff report.

 

Best,

 

BEN BUCKLEY | (He/Him/His) 

Associate Planner
PLANNING DIVISION | SALT LAKE CITY CORPORATION
Office: (801) 535-7142
Email: Benjamin.Buckley@slcgov.com
WWW.SLC.GOV/PLANNING  WWW.SLC.GOV

 

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: Rhianna Riggs <rriggsslc@gmail.com> 
Sent: Monday, October 30, 2023 7:16 AM
To: Buckley, Benjamin <Benjamin.Buckley@slcgov.com>
Cc: Dave Nelson < >; Cami K Nelson <c >; Barlow, Aaron
<Aaron.Barlow@slcgov.com>
Subject: (EXTERNAL) Fwd: project at 704S 400E
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Caution: This is an external email. Please be cautious when clicking links or opening attachments.

 

 

Good morning Ben,

I received a comment (see below)from David Nelson, a property owner in Central City about the Ivory
Innovations project on 700 South 400 East. I encouraged him to reach out to you as well.

 

Thanks,

Rhianna 

---------- Forwarded message ---------
From: Dave Nelson < >
Date: Sun, Oct 29, 2023 at 5:37 PM
Subject: project at 704S 400E
To: Cami K Nelson < >, <rriggsslc@gmail.com>

 

Chairman Riggs,

I am currently opposed to the proposed project at the subject location.  I own a house across the street
from that location, which is also adjacent to a low cost apartment complex, which has been a source of
theft and vandalism for my property.  I am worried that the addition of more such low-budget
housing will increase the probability of malicious behavior in the neighborhood, and lower property
value of single family homes, like mine.  Also, the pleasant open field in that current location has been a
positive aspect of living there.  

Please let me know what studies have been done to evaluate the future value of existing properties in
that area, and if there is any benefit to current residents from accomplishing this project. 

 

Thank you

David Nelson
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Caution: This is an external email. Please be cautious when clicking links or opening
attachments.

From: Julie Domingo
To: Buckley, Benjamin; Barlow, Aaron
Subject: (EXTERNAL) PLNPCM2023-00789
Date: Sunday, December 10, 2023 9:25:29 PM

Dear Gentlemen,

I, Julie Domingo, am the owner of , and have lived there for 43 years.

My greatest concern about this project is its stated request to have lots without frontage on a
public road.  This mistake has been repeated throughout the central area and appears to benefit
nobody except the investor.  It creates a crowded feeling, puts people's noses/front doors as
close as possible to fumes and dust, and allows for too little greenery which always benefits
city aesthetics and clean air.  Trees with too little space become sickly, and people without
trees become sickly.  If you are going to take away green space, please at least leave some,
and don't  get talked out of it by disinterested parties.

Also, there seems to be a fair amount of "low cost housing" going up but little subsidized
housing unless I am misunderstanding.  If these apartments are selling lower because they are
being subsidized, I am afraid the cost will still be too high for far too many people.  The
ultimate goal still appears to be profit, not the wellbeing and retention of residents. 

Lastly one of my concerns is of Ivory Homes itself. My late husband was a contractor who
worked with Ivory Homes several years ago.  He and his coworker were called in to do finish
work for new homes. As they were some of the last workers before a sale, they watched as
inspectors came for final inspections.  What they saw made them decide to quit working with
Ivory Homes altogether.  I remember on one occasion they discussed how a cracked
foundation had been passed.  They talked of the quick but low quality workmanship while
Ivory worked in high production mode.  

I hope you will not compromise aesthetics for cramming, and will be diligent to secure quality
and durability that won't  be a shabby shame to the city in a few short years. Also, crowding as
many people as possible into a space never works out well.  People need space around them
for mental wellness.

Thank you for considering my comments,

Julie Domingo
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ATTACHMENT I: Department Review 
Comments 

Innovation Park at Liberty Wells was reviewed by the following departments. Any requirement 
identified by a City Department is required to complied with. 

Engineering – Scott Weiler (scott.weiler@slcgov.com) 
- Engineering has no objections to the proposed concept. Two drive approaches are proposed 

on 400 East, which are acceptable. 

Urban Forestry – Rick Nelson (rick.nelson@slcgov.com) 
- Developments should be designed with the assumption that trees in the city owned parkstrip 

are to be preserved. With relatively minor adjustments to the driveway alignments all three of 
the proposed tree removals could be preserved.  

- I recommend changing the proposed tree species from Crimson King Maple to some other 
large tree species along 400 E. Crimson King Maple often struggle here. On the 700 S 
parkstrip they will grow to large to be planted under the high voltage powerlines overhead. 
Please choose a small species of tree to be planted in this parkstrip. I have attached our lists of 
recommended species for your consideration. 

- There are several inconsistencies in the submitted plans that need to be resolved. Plan sheet 
L-100 shows five Crimson King Maple to be planted in locations where sheet O-9 shows that 
the existing Linden trees are being preserved. L-100 also shows existing trees in the parkstrip 
along 400 E near the corner that O-9 shows no trees. O-9 is correct. 

- Aside from these issues, Urban Forestry has no other concerns with these proposed plans. 

Fire – Seth Hutchinson (seth.hutchinson@slcgov.com) 
- No fire comments for this phase of the project. 

Public Utilities – Kristeen Beitel (kristeen.beitel@slcgov.com) 
The following comments are provided for information only and do not provide official project 
review or approval. Comments are provided to assist in design and development by providing 
guidance for project requirements. 

Notice to Applicant: With increased densification, applicant must consider the potential increase in 
construction costs resulting from required offsite utility improvements, potentially downstream of 
the subject property. Densification may place greater demands on water, sewer, and storm drain 
systems, which could exceed the capacity of the existing infrastructure. Property owners and 
developers will be required to upgrade the offsite public utilities to ensure sufficient capacity for the 
new development.  (See comment below regarding utility demands and modeling.  Applicant may 
submit these demands to Public Utilities for further information on existing infrastructure 
capacity.) 

 
- 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 (this required clearance was not included on the submitted plans). Water must 
maintain 3 ft minimum horizontal separation and 12” vertical separation from any non-sewer 
utilities. 

- Public street light requirements are determined during building permit review. 
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- CC&R’s must address utility service ownership and maintenance responsibility from the 
public main to each individual unit. 

- Utilities cannot cross property lines without appropriate easements and agreements between 
property owners.  It appears that the water and sewer services for the proposed apartment 
building will remain separate from the townhomes, but that the townhomes will be served by 
shared, common utilities (sewer and water). This will be acceptable, but must be noted on the 
plat and addressed in CC&R’s (see above).  It is slightly unclear if the apartment lot will have a 
separate storm drain system – please verify that property lines are clearly shown on all site 
plans to determine if storm drain infrastructure crosses property lines.  If any storm drain 
infrastructure or surface drainage crosses property lines between the apartment lot and the 
townhomes, then the shared drainage must be noted on the plat and a reciprocal drainage 
easement agreement will be required. 

- Applicant must provide fire flow, culinary water, and sewer demand calculations to SLCDPU 
for review. The public sewer and water system will be modeled with these demands. If the 
demand is not adequately delivered or if one or more reaches of the sewer system reach 
capacity as a result of the development, a water/sewer main upsizing will be required at the 
property owner’s expense. Required improvements on the public water and sewer system will 
be determined by the Development Review Engineer and may be downstream of the project.  
Please note that the required fire hydrant demand for the apartment building was not 
provided on the submitted plans.  This value is necessary to model the public water system.  
Applicant may request modeling from Public Utilities when this information is available.  
Please contact pudevserv@slcgov.com with the request to model water and sewer.   

- This site is served by 6” public water mains in both 400 East and 700 South.  These mains are 
likely undersized to support the proposed development.  Applicant is encouraged to provide 
culinary and fire water demands to Public Utilities to determine the extent of upgrades 
required to the public water system (specifically, the required fire hydrant demand for the 
apartment building is not included in these drawings).  Please note that the installation of any 
new fire hydrant (public on 400 East or 700 South or on private property) will require upsize 
of the existing water mains to 12”.  Fire hydrants are prohibited by State Law to connect to 
any main less than 8” in size.  Private fire line with detector check and fire hydrant, as shown, 
will require a water main upsize to 12” along the 400 East frontage.  Additional 
improvements may be required, depending on model results.     

- The existing sewer lateral for this property was installed in 1951 and will be required to pass a 
video inspection with SLCDPU inspector present prior to issuance of building permit.  
Applicant may schedule a video inspection at any time to determine if reuse of the sewer 
lateral is possible (contact 801-483-6727 to schedule, SLCDPU inspector must be scheduled 
and present).  It is not recommended with the age of the sewer lateral to pursue reuse.  Please 
note that plans will not be approved for building permit until video inspection has been 
completed and reuse approved by the present SLCDPU inspector (or a new lateral shown).   

- Shared sewer laterals and 8” sewer laterals require requests for variance with calculations of 
flow and velocity at average and peak conditions.  These can be requested and processed 
during building permit review.   

- The existing well shown for irrigation use must remain entirely separate and disconnected 
from the culinary water system.   

- 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 (BMP's) to remove solids and oils. Green 
Infrastructure should be used whenever possible. Green Infrastructure and LID treatment of 
stormwater is a design requirement and required by the Salt Lake City UPDES permit for 
Municipal Separate Storm Sewer System (MS4). The applicant will need to provide options 
for stormwater treatment and retention for the 80th percentile storm. If additional property 
is not available, there are other options such as green roof or other BMP's. Lack of room or 
cost is generally not an exception for this requirement. If green infrastructure is not used, 
then applicant must provide documentation of what green infrastructure measures were 
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considered and why these were not deemed feasible. Please verify that plans include 
appropriate treatment measures. Please visit the following websites for guidance with Low 
Impact Development: https://deq.utah.gov/water-quality/low-impact-
development?form=MY01SV&OCID=MY01SV and https://documents.deq.utah.gov/water-
quality/stormwater/updes/DWQ-2019-000161.pdf?form=MY01SV&OCID=MY01SV.  

- 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.  Thorough review 
of the grading/drainage design is not completed under Planned Development review without 
the completed Technical Drainage Study.   

- Projects larger than one acre require that a Stormwater Pollution Prevention Plan (SWPPP) is 
submitted for review and approval prior to permit issuance. 

Transportation – Jena Carver (jena.carver@slcgov.com) 
- The plans do not show EV ready parking.  Was the application submitted prior to the 

ordinance change last summer?  If not, that is my only issue with the proposal.  The 
surrounding roadway capacity is sufficient for the development and I do not need to see a 
traffic impact study.  The proposed driveway locations have no conflict.  There will be required 
to include striping and signing plans for changes on 400 East with their building permit. 

Housing Stability – Tony Milner (tony.milner@slcgov.com) 
The Housing Stability Division’s comments on the Plan Review for the proposed development 
project, Innovation Park at Liberty Wells, located at 707 South 400 East, in relation to the City’s five-
year housing plan, Housing SLC: 2023-2027, https://www.slc.gov/can/housing-SLC/, are as follows. 

Concerns: 
- No concerns. This proposed development project is in alignment with Salt Lake City’s 

commitment to increasing opportunities for affordable residential rental units, 
homeownership, and equity-building. 

Recommendations: 
- We encourage the developer to review the City’s available fee waivers and low-interest loan 

products that support the development and operations of income-restricted affordable units. 
https://slcrda.com/wp-content/uploads/2021/03/SLC-Affordable-Residential-Developers-
Guide-2019-v1.pdf.          

- For example: Code 18.98.060: EXEMPTIONS, E:  
- The following housing may be exempt from the payment of impact fees, to the 

following extent: 
- 1. A one hundred percent (100%) exemption shall be granted for 

rental housing for which the annualized rent per dwelling unit does 
not exceed thirty percent (30%) of the annual income of a family 
whose annual income equals sixty percent (60%) of the median 
income for Salt Lake City, as determined by HUD; 

- 4. A fifty percent (50%) exemption shall be granted for nonrental 
housing for which the annualized mortgage payment does not exceed 
thirty percent (30%) of the annual income of a family whose annual 
income equals one hundred percent (100%) of the median income for 
Salt Lake City, as determined by HUD. 

- We encourage the developer to include units with accommodations and amenities in 
alignment with the Americans with Disabilities Act, such as ramps, wider door frames, grab 
bars, and roll-in showers to benefit residents with temporary or long-term mobility 
difficulties. 
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Building – Steven Collett (steven.collett@slcgov.com) 
- All new 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. 

- Existing structures on adjacent parcels shall not be made less complying to the construction 
codes than it was before the proposed subdivision or construction. 

- Adjoining public and private property shall be protected from damage during construction, 
remodeling or demolition work. 

- Provisions shall be made to control water runoff and erosion during construction or 
demolition activities. 

- Where a change of occupancy results in a building being assigned to a higher risk category, or 
when a change of occupancy results in a design occupant load increase of 100% or more, the 
building shall satisfy the requirements of Section 1613 of the International Building Code 
using full seismic forces. 
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