Planning Commission Regular Meeting Minutes
Thursday, April 20, 2017
City Council Chambers
220 East Morris Avenue
Time 7:00 p.m.

Commission Members Present: Jeremy Carter, Presiding
Laura Vernon
Ray deWolfe
Susan Dickstein
Leslie Jones

Staff Members Present: Michael Florence, Community Development Director
Francis Lilly, Deputy Community Development Director
Alexandra White, City Planner

Moment of Reflection: Chair Carter

Pledge of Allegiance: Commissioner Dickstein
Motion to Approve the Agenda: Commissioner Jones
Second to the Motion: Commissioner deWolfe
Vote: Unanimous

New Business
. S-1-002

1. Preliminary Plat Approval for a 20-Lot Planned Unit Development Townhome
Project Located at approx. 3251 S. West Temple and a Recommendation to the South
Salt Lake City Council to Amend the Zoning Map for a 20-Lot Planned Unit
Development Townhome Project for the Adoption of a Planned Unit Development
Overlay District.

Action Item

Address 3251 South West Temple

Applicant  Blue Pacific, LLC

Deputy Community Development Director, Francis Lilly, explained that approval of the request
would require two actions from the Planning Commission. The first was approval of the
preliminary plat. The second would be a recommendation to the South Salt Lake City Council to
adopt a PUD Overlay Zone for the subject property. He explained that the applicant is proposing a
20-unit townhome development on the subject property. There will be a private road through the
property connecting West Temple and Richards Street and the community will be gated. The
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proposed development will meet all Residential Design Standards for a PUD development,
including landscaping and site requirements. Mr. Lilly reported that staff has been working with
the developer, the City Engineer, and the Fire Marshal to ensure proper access for emergency
vehicles. The property consists of five parcels totaling roughly 8/10 of one acre, and the density
will be approximately 25 units per acre. Mr. Lilly stated that there is no maximum density in the
TOD Core zone.

Mr. Lilly stated that the Future Land Use Map designates the property as a Transit Oriented
Development (TOD) focus area, and the underlying zoning is General Commercial. Townhomes
are acceptable in the TOD overly zone. He also briefly addressed the General Plan considerations.

Mr. Lilly gave a brief overview of the project designs. The project will consist of five buildings
with four units per building. Most the buildings will front either Richards Street or West Temple
and the garages will have access from the private road. The proposed homes will be 18,000
square feet in size with three bedrooms. Each unit will have a two-car garage. There will also be
six visitor parking stalls available on the property. The homes will sell for approximately
$250,000. Mr. Lilly stated that the developer will meet the 20% open space requirement by
providing a community garden, children’s play area, a network of pathways, and landscaped areas
around the perimeter of the development. The applicant is contemplating a six-foot vinyl privacy
fence on the south and north boundaries and a metal picket fence along Richards Street and West
Temple.

Mr. Lilly stated that the applicant commissioned a traffic study, which was included in the staff
report. The study contemplates a relatively small trip generation for the project but Mr. Lilly had
doubts about the number of trips projected for Saturdays. Staff received comments from residents
and most of their concerns focused on parking and traffic. Richards Street is narrow, but the City
has approved similar developments accessed by narrow roads and they have fared well. Staff
recommended approval of the application.

Chair Carter asked about the required front yard setback. Mr. Lilly stated that the Code specifies a
13-foot setback. A residential home would have a setback of about 20 feet. Community
Development Director, Michael Florence, explained that the PUD ordinance allows the Planning
Commission to modify the setback requirements. Chair Carter was concerned that the height of
the proposed townhomes would encroach on the privacy of the adjacent residence. Mr. Lilly
stated that there had been discussions with the owner of the home about preserving the tress along
the property line as a buffer.

The applicant, Armando Alvarez, gave his address as 11775 South State Street in Draper. He
stated that the project will be a good addition to the City and meets the intent of the General Plan.
With regard to the traffic study, Mr. Alvarez stated that they would be willing to get a more
accurate count for weekend trips as he also believed the number to be inaccurate. He reported that
a neighborhood meeting was held where parking and traffic issues were discussed with the
residents. He assured the Planning Commission that they are determined to be good neighbors.

Commissioner Dickstein asked if the traffic study included visitor trips into the development.
Mr. Alvarez was not certain but believed it had been considered in the study.
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Commissioner deWolfe asked the applicant if he had considered eliminating an outlet to Richards
Street. Mr. Alvarez responded that the Fire Department requires the access.

Commissioner Vernon asked about an HOA. Mr. Alvarez explained that the legal documents will
require the community contract with an outside professional management company rather than
running the HOA themselves. With regard to owners renting out their units, Mr. Alvarez stated
that they can control that to some degree, but not completely.

Commissioner deWolfe asked the applicant if he had recently done a development similar to the
one proposed. Mr. Alvarez responded that a development in Sandy was underway, but they had
not yet begun selling those units. He addressed the average cost of starter homes in Utah and
indicated that this project will fit into that price range. He expected young couples to occupy the
homes.

Commissioner deWolfe indicated that there had been some concern about the height of the
townhomes and asked if the applicant had considered basements rather than a third story.
Mr. Alvarez responded that it is risky to build basements with such a high water table. They had
chosen to do basements on similar projects and had to install pumps in anticipation of flooding.

Commissioner Jones asked about drainage. Mr. Alvarez stated that the engineers would be able to
direct the water flow down the street into the existing inlet on West Temple. City Planner,
Alexandra White, corrected him and said that the City would not allow the water to flow onto the
public road. The developer would be required to have a storm tech system on site to retain all of
the water, and a percentage of that could be drained into the City system. The City and applicant
would work together to ensure that all requirements are met in terms of storm water drainage.

Chair Carter opened the public hearing at 7:34 p.m.

Jacquelyn Kane gave her address as 3210 Richards Street and said that most of her neighbors are
unhappy with the proposal. She, however, was undecided. She was in favor of some development
on the property because it is an eyesore but she was worried about her privacy. Ms. Kane resides
in the home directly adjacent to the proposed development. With regard to traffic, Ms. Kane
commented that she and her neighbors measured the width of Richards Street and found that it is
only 25 feet wide. She counted 11 cars parked on Richards Street the previous night from the five
residential homes, She commented that parking will be a major issue if the Planning Commission
approves the request.

There were no further public comments. Chair Carter closed the public hearing at 7:38
p.m.

Commissioner Carter’s primary concern was the privacy of the existing residents. He questioned
whether this was a proper location for the proposed development.

Commissioner deWolfe was confident that the homes will sell quickly because there is a demand
for this type of housing, however, he was not sure the development fits in the area. He noted that
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there is already on-street parking on Richards Street and it will only get worse with the proposed
development.

Mr. Florence remarked that there are three other developments in South Salt Lake that are similar
to the proposed development. All were successful townhome developments with access onto a
narrow residential street. If the Commission felt it was appropriate, they could reduce the amount
of common space and require a landscape buffer along the property line near the existing
residence.

Commissioner Vernon felt that infill developments were appropriate in the area because of the
proximity to public transit. Commissioner Vernon lives in Terra Sol, which has single-family
homes and townhomes. She stated that there is a more serious parking issue with the single-
family homes and pointed out that townhomes do not normally have more than two cars.

The Planning Commission discussed the possibility of limiting on-street parking and diverting
traffic from Richards Street.

Chair Carter commented that the area will eventually experience drastic changes because of the
Future Land Use designation there. The developer would continue to work with staff to promote
the use of West Temple entrance for ingress and egress and add five feet of landscaping. It was
noted that the City Engineer and the Traffic Safety Committee review parking on West Temple.

Motion to APPROVE the preliminary plat for a 20-unit PUD townhome project at 3251
South West Temple and recommend that the South Salt Lake City Council ADOPT the
Planned Unit Development Overlay Zone in the areas as defined by the proposed subdivision
plat subject to the following conditions:

1. The developer will work with staff to promote the use of the West Temple entrance
for ingress and egress.

2. The developer will add a five-foot landscape buffer between the development and the
adjacent residential home.

3. The City Engineer and the Traffic Safety Committee will review parking on West
Temple and Richards Street.

Commission Vernon
Second to the motion: Commissioner Dickstein
Vote: Unanimous

. T-17-005
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2. A Recommendation to the City Council to Amend Chapters 17.03 and 17.15 of the
South Salt Lake Municipal Code to Establish Regulations Pertaining to Auto
Auctions.

Action Item
Applicant ~ Michael Debenham

Ms. White presented the staff report regarding the proposed amendment to the Commercial Land
Use Matrix and the Definitions Chapter of the South Salt Lake Municipal Code. The amendment
would add Auto Auctions as a permitted use with regulations. Ms. White explained that the
applicant has leased a piece of property at 3489 South Main Street. He intends to use the parking
lot as the site of an outdoor auto auction. The current ordinance defines an auction house and
specifies that it must occur inside of a structure or building. The subject property does not have a
building so the applicant is petitioning to change the definition to allow for auctions without a
building. Ms. White noted that there are no auction uses currently in the City, so in the future the
use would require the applicant bring the site into compliance with the Code. Staff proposed the
following 10 regulations to accompany the auto auction use:

1. Auto auction lots shall either have an office use located on the same property or an office
use within the municipal boundaries of South Salt Lake.

2. Auto auctions may occur outdoors at the auto auction lot.

3. Auction lots shall provide one (1) on-site parking stall for every five (5) vehicles being
auctioned.

4. Vehicles that are brought to the auction lot shall be operable and able to be licensed. If
windows or windshields are broken or missing they shall be replaced within seventy-two
(72) hours. Tires on each vehicle shall have the proper air pressure. Wrecked or inoperable
vehicles shall not be brought or stored on the auction lot.

5. Vehicle parts or accessories must be stored indoors and may not be stored outdoors on the
auction lot.

6. Auto auction lots shall be located on a hard-surfaced parking area and ensure that the site
properly drains as to South Salt Lake standards.

7. All grounds and buildings shall be maintained free of insect and rodent harborage and
infestation and free of garbage or litter.

8. Auto lot vehicles shall be parked in a unified and organized manner.
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9. Auction lot areas shall not add to the contamination of the soil, alter ground water flow,
create additional drainage runoff or alter topography in such a way that create hazards to
the proposed site, adjoining properties, or the City.

10. Auto auctions shall not be classified as an auto, light truck, RV, boat or trailer dealership
use.

Chair Carter asked if it would be appropriate to require a minimum number of parking stalls for
the use. Mr. Florence commented that that was a reasonable request. Chair Carter asked if an
auction lot was typically laid out with the vehicles to be auctioned and the customer parking areas
separated. Mr. Florence stated that the Code requires customer parking to be striped for all
commercial uses. He assumed that was how the owner would differentiate between the two areas.
The auction area will not have to be striped.

In reference to regulation number eight, Mr. Florence stated that the ordinance for dealerships
prohibits double parking so that vehicles can be accessed without having to move other vehicles.
Although not specified in the proposed regulations, the Planning Commission can request that be
included if they determine that it is necessary.

Commissioner Vernon asked how long cars will be stored on the lot.

The applicant, Michael Debenham, identified himself as the founder and CEO of American Title
Loans located at 3355 South State Street. He explained that they will not be holding a traditional
auction and the car sales do not benefit the company. They would be disposing of repossessed
cars and any monies obtained in excess of the loan amount would be returned to the owner.
Mr. Debenham stated that the auctions occur every two weeks because they are required to hold
cars for 10 days and notify the customer prior to selling them. The average number of cars in an
auction is 30. Typically, they sell nearly all of them in an auction. Any unsold vehicles would be
stored on the site until the next auction. Mr. Debenham explained that there is a two-hour period
where customers can view the cars and the actual auction takes about one hour. The auctioneer
does not use a microphone, so there would not be excessive noise.

Commissioner Jones asked if the parking lot was large enough for the cars to be auctioned,
employee parking, and customer parking. Mr. Debenham stated that it is a very large lot and there
would be ample space. Commissioner deWolfe asked how many customer parking stalls would be
needed. Mr. Debenham stated that eight stalls would be sufficient.

Chair Carter asked Mr. Debenham if there was normally a rush of customers coming into the lot
just prior to an auction. He was concerned about cars backing up on State Street. Mr. Debenham
stated that they normally have a few people come and go during the open house period, but many
of the customers view the vehicles online before in advance. A few typically show up right before
the auction begins or after it has started, but there is never a rush of customers coming in at once.

In response to a question from Commissioner Vernon, Mr. Debenham stated that they only auction
cars and the occasional motorcycle. He emphasized that his company does not make a profit from
these auctions.
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Chair Carter opened the public hearing at 8:16 p.m. There were no public comments.
Chair Carter closed the public hearing.

The Planning Commission discussed an appropriate minimum parking stall requirement. They
concluded that the requirement should be five stalls.

Commissioner Vernon wanted to be sure that the cars on the lot are parked in an orderly manner.
She suggested that they prohibit double parking. Mr. Florence stated that they could take the
language from the dealership regulations and apply them to this use.
Auction Manager, Ken Noble, described the auction process and how he keeps the cars organized
on the lot. Because some of the cars still have personal items inside, they are parked in a manner
that reduces theft and vandalism.
Chair Carter recommended there be a distinction between the staging and display areas.
Motion to recommend that the South Salt Lake City Council APPROVE an amendment to
Chapters 17.03 and 17.15 of the South Salt Lake Municipal Code to establish regulations
pertaining to Auto Auctions, including additional requirements of a minimum of five
parking stalls, and the staging area and display area are differentiated.

Commissioner deWolfe
Second to the Motion: Commissioner Jones

Vote: Unanimous

Continuing Business

. C-17-011

3. Conditional Use Permit for Harmony Square Apartments, a 287-Unit Multi-Family
Residential Complex.

Action Item
Address 3839 South West Temple
Applicant  Castlewood Development

Ms. White reported that the above item was introduced and discussed at the last Planning
Commission Meeting but was continued to allow the applicant to provide a parking study, a traffic
study, updated elevations, and a completed amenities list. Staff received the required documents,
which have been reviewed by the City Engineer. Ms. White presented the findings from the traffic
study and stated that they anticipate all intersections to operate at an acceptable level of service
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with the addition of this development. The study projected out to 2024 and showed one of the
intersections to be at an unacceptable level of service. Recommendations were included to help
resolve the issues.

Ms. White presented the complete list of amenities and the updated elevations. She noted that the
design of the building compliments the VIA Apartments across the street, but the buildings would
not be identical. The buildings would be subject to the Residential Design Standards.

Mr. Florence reminded the Planning Commission that there had been discussions about including
a pedestrian crossing to the Trax station. Staff had spoken with the developer who seemed willing
to provide that. They had not yet determined if the crossing would be signalized or just a simple
crosswalk. Mr. Florence asked that this be included as a condition of approval.

Chair Carter reported that there had been a request to open the public hearing, which was formally
closed two weeks ago. He wanted the Commissioners’ opinions on whether that should be
reopened. Mr. Florence explained that the owner of Left Fork Grill had legal representation with
him and they would like to present additional information. Staff received said information shortly
before 5:00 p.m. and the City Attorney had not had adequate time to review the information. At
first glance, the City Attorney believed this would likely be a civil issue rather than something that
could be resolved by the Planning Commission.

The Commissioners felt it would be beneficial to have the information on the record and decided
to reopen the public hearing.

Chair Carter reopened the public hearing at 8:45 p.m.

Matt McCune, legal counsel for the owner of Left Fork Grill, gave his address as 170 South Main
Street. He presented the Planning Commission with copies of the CC&Rs for the properties.
Mr. McCune reported that they were anticipating an agreement between the parties regarding
parking, but he wanted to present this information just in case that did not happen. He explained
that Left Fork Grill will be giving up substantial parking stalls that had been used between the six
different parcels. Mr. McCune highlighted section of the CC&Rs that showed that the documents
run with the land from owner to owner for the life of the agreement and any subsequent uses of the
properties need to be consistent with what is already there. This means that multi-family housing
is not an acceptable use, even though the ownership has changed. Mr. McCune and the
developer’s attorney disagreed as to whether the CC&Rs can be altered. However, the parties are
optimistic that an agreement can be settled and a civil suit avoided.

The applicant, Duane Rasmussen, gave his address as 6740 South 1300 East in Cottonwood
Heights. He hoped to reach an agreement with Left Fork Grill and they would continue toward
that. He encouraged the Planning Commission to approve the application and allow the parties to
continue negotiating.

There were no further public comments. Chair Carter close the public hearing at 8:52 p.m.

Commissioner deWolfe asked if it would be helpful to continue the item and allow the City
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Attorney to look at the information provide by Mr. McCune. Mr. Florence believed they could
move forward with approval because it was not something the Planning Commission can resolve.
If the parties cannot reach an agreement, it would be a civil matter.

Chair Carter felt that the issues raised during the public hearing were not within the purview of the
Planning Commission and he was confident that the two parties could work out the issues
together. He was disconcerted by the manner in which the information was presented to them. He
suggested that these types of discussions be presented at the noticed public hearing so that the City
Attorney can be present and give advice.

Commissioner deWolfe was concerned that the traffic study projected a failing intersection by
2024 and he asked staff to expand on that. Ms. White explained that that a failing level of service
did not mean the intersection was unusable. It means that a driver would have to wait
approximately 50 seconds to make a turn in either direction. The delay was significant but not
impossible.

Commissioner deWolfe like the design of the apartments and believed they would serve the
community well, but he worried about the traffic impact.

Commissioner Vernon agreed that the project would be a good addition to the community as long
as they are able to resolve the parking issue with Left Fork Grill. She was comfortable moving
forward with approval.

Commissioner Dickstein was on the fence with the proposed development because of the high
density.

Motion to APPROVE the Conditional Use Permit for Harmony Square Apartments, a 287-
unit multi-family residential complex, subject to the following conditions:

1. The applicant’s final design will comply with the Residential Design Standards, the
Parking, Access, and Circulation Standards, and the Landscape Standards outlined
in the South Salt Lake Municipal Code.

2. The applicant will consolidate all parcels within the proposed project boundaries.

3. The applicant will continuously comply with all applicable eligible rate reductions
established by the Planning Commission to justify a parking ratio of 1.2 stalls per
unit.

4. Any mitigating impacts identified in the Traffic Study are implemented.

5. Allitems of the Staff Report.

6. The crosswalk be reviewed by the City Engineer to determine if it’s necessary to meet

proper separation requirements, and if it needs to be signalized. If the crosswalk is
possible, it will be installed by the developer.
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Commiissioner deWolfe
Second to the motion: Commissioner Jones

Vote: Unanimous

Commission Business

Motion to APPROVE the April 6, 2017 Planning Commission Meeting Minutes.

Motion to approve: Commissioner Dickstein
Second the motion: Commissioner Vernon
Vote: Unanimous

Staff Business — Information Items

There was none.

Adjournment

Motion to Adjourn: Commissioner Jones
Second: Commissioner deWolfe
Vote: Unanimous

The Planning Commission Meeting adjourned at approximately 9:07 p.m.

AT

For lanmng Conymission

Y

Michael Florence
Community Development Director
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] jSOUTH

SALT LAKE

I N se Permit application [lllconstruct

Harmony Square Apartments, a 287[init multifamily complex, located at 3839 S|West
Templel|The application will be subject [Jkhe following conditions, as recommended by
staff:

1. The applicant’s final design will comply with the Residential Design Standards, the
Parking, Access, and Circulation Standards, and the Landscape Standards outlined in
the South Salt Lake Municipal Code.

2. The applicant will consolidate all parcels within the proposed project boundaries.

3. The applicant will continuously comply with all applicable eligible rate reductions
established by the Planning Commission to justify a parking ratio of 1.2 stalls per
unit.

4. Any mitigating impacts identified in the Traffic Study are implemented.
5. All items of the Staff Report.
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