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July 6
th

, 2016 

 

Planning Division 

Community And Economic Development 

Salt Lake City Corporation 

 c/o John Anderson 

451 South State Street, Room 215 

Salt Lake City, Utah 84114 

 

Re: The Sugarmont Apartments   

Planned Development  

 

Dear John, 

 

Enclosed herein is the Planned Development submittal for the Sugarmont Apartments. The 

requirements for compliance for the Planned Development are included in this letter. 

 

21a.55.050: Standards for Planned  Developments 

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; 

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 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 and congruous with adjacent and nearby land developments.  

Statement of Compliance: Per the purpose statement of the CSHBD Business District: 

“The purpose of the CSHBD Sugar House business district is to promote a walkable 

community with a transit oriented, mixed use town center that can support a twenty 

four (24) hour population. The CSHBD provides for residential, commercial and office use 

opportunities, with incentives for high density residential land use in a manner 
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compatible with the existing form and function of the Sugar House master plan and the 

Sugar House business district.” 

This project promotes a walkable community by continuing the streetscape established by 2100 

Sugarhouse south from 2100 South to Sugarmont, by creating a tree lawn and sidewalk along 

Sugarmont where none exist currently, by creating a Plaza, Pedestrian Passage and Pedestrian 

Way through the project to connect to established and proposed pedestrian connections within 

the Granite Block.  From the existing streetcar stop, pedestrians will be able to connect to 

Highland Drive and Monument Plaza on 2100 South. The pedestrian connection through the 

project and throughout the Granite Block will be safe, well lit, varied and interesting. Primary 

and secondary entries, high levels of glazing, active uses, and well-designed plaza spaces and 

pathways will create a pedestrian friendly environment at this crucial location in the district. 

This project will further the purpose of the district by creating a high quality residential 

development where two unused and massive warehouses are located. The residents that will 

inhabit the project will provide activity and business for the local existing shopfronts, and make 

empty storefronts in the district more viable and successful. The demographics of likely 

inhabitants suggest a population that will seek night time activities, dining opportunities and 

will be inclined to spend their evenings out, rather than in. 

This will be a high density residential land use located adjacent to existing public transportation 

and the streetcar, and to the dining, shopping, and activity of the Sugar House Business District.  

This project utilizes an innovative and alternative approach to design to reinforce the public 

nature of the corner of Sugarmont and McClelland, at the current end of the streetcar line.  

Further the design embraces the potential future expansion of the streetcar line with massing 

and building shape, with the design of the Plaza at the corner, and with sheltering of a public 

pedestrian path along and through the project to the current and proposed pedestrian paths 

throughout the Granite Block.  

The Planned Development will result in an enhanced project by allowing for a landmark corner 

at this defining intersection of the Sugar House Business District and a public Plaza and 

Pedestrian Passageway through the project. The Plaza will be of a public benefit, replacing 

existing depilated and abandoned warehouses, and will allow safe access along, to, and through 

the proposed project.  The public utility of the proposed Plaza will encourage pedestrian traffic 

from the streetcar through the Granite Block to the existing commercial zone along 2100 South 
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and Highland Drive. The building design this Planned Development allows will facilitate and is 

informed by the future plans for the extension of the streetcar line. 

The Plaza defined by this submittal, the landmark architecture at the corner of Sugarmont and 

McClelland, and the accommodation for the future expansion of the streetcar line would not be 

achievable through strict application of land use regulations. In order to achieve the design, 

variance from step-back and maximum setback requirements along Sugarmont is requested.  

Through the flexibility of the planned development regulations, the city seeks to achieve 

any of the following specific objectives: 

A. Combination and coordination of architectural styles, building forms, building 

materials, and building relationships 

B. Preservation and enhancement of desirable site characteristics such as natural 

topography, vegetation and geologic features, and the prevention of soil erosion 

C. Preservation of buildings which are architecturally or historically significant or 

contribute to the character of the city; 

D. Use of design, landscape, or architectural features to create a pleasing environment; 

E. Inclusion of special development amenities that are in the interest of the general 

public; 

F. Elimination of blighted structures or incompatible uses through redevelopment or 

rehabilitation; 

G. Inclusion of affordable housing with market rate housing; or 

H. Utilization of "green" building techniques in development 

Statement of Compliance: The City achieves four of these objectives by approving this Planned 

Development:  

A. Combination and coordination of architectural styles, building forms, building 

materials, and building relationships; 

D. Use of design, landscape, or architectural features to create a pleasing environment; 

E. Inclusion of special development amenities that are in the interest of the general 

public; 
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F. Elimination of blighted structures or incompatible uses through redevelopment or 

rehabilitation; 

 

The variances from maximum setback and building step back requirements along Sugarmont 

granted by this Planned Development allows for the development of an architecturally 

significant corner at Sugarmont and McClelland, a harmonious and consistent design of the 

townhomes that front and access onto Sugarmont, and enables the design of the amenity wing 

on the east side of the Pedestrian Passage that wraps through the Pedestrian Passage and 

frames the view at the eastern edge of the Plaza. This allows for a natural development of the 

architecture that reinforces strong building forms.  The contemporary architectural design is 

allowed to flourish at this special corner, creating a landmark and beacon at the end of the 

streetcar line. The variance from step back requirements creates strong building relationships 

that frame the corner and Plaza, allows for, and further is harmonious with the future expansion 

of the streetcar line, and guides pedestrians into and through the Granite Block along a well-

designed and sheltered public pathway. 

This Planned Developed details landscape design features, such as benches, trees in tree grates, 

smaller ornamental trees, landscape buffers and planters, bollards, enhanced hardscape, 

hardscape elements that are reminiscent of the historical rail lines, and bicycle racks that create 

a pleasing urban environment. Architectural design elements such as lighting, sheltering 

awnings, substantial glazing, entry ways and active uses at grade level, and the contemporary 

use of building materials further enhance and create a pleasing environment. The biggest 

contributor to creating this pleasing public plaza is the variation of building massing and 

relationships that create shelter, frame and scale the plaza to create a pedestrian friendly 

environment, and creates a contemporary, quality urban environment. 

The Planned Development allows for the design of the Plaza and  Pedestrian Passage through 

the project that connects to existing and proposed pedestrian connections through the Granite 

Block and lead to the shops and dining at 2100 South and Highland Drive. Further the Planned 

Development allows for future extension of the streetcar line. These three public amenities are 

in the public interest and are included as the basis for this Planned Development.  

Lastly the approved Planned Development will replace two existing massive and dilapidated 

warehouse structures that extend the length of both Sugarmont and McClelland on the 

proposed site. Images of the existing warehouses are included in the Planned Development. 

Removal of these structure will dramatically improve the urban environment, eliminate urban 
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blight, and enhance the safety of not only this property, but the adjacent properties, pedestrian 

paths, Parley’s Trail and Fairmont Park. 

B. Master Plan And Zoning Ordinance Compliance: The proposed planned development shall 

be: 

a. Consistent with any adopted policy set forth in the citywide, community, and/or 

small area master plan and future land use map applicable to the site where the 

planned development will be located, and 

Statement of Compliance: This project is in compliance with the Sugar House Design Guidelines. 

This project will enhance and encourage 24 hour living and activity in the Sugar House Business 

District, and is a high density residential project that will house users of local dining, shopping 

and entertainment in the district. 

b. Allowed by the zone where the planned development will be located or by another 

applicable provision of this title. 

Statement of Compliance: This project is compliant with and allowed by the land use of the 

zone.  

C. Compatibility: The proposed planned development shall be compatible with the character 

of the site, adjacent properties, and existing development within the vicinity of the site 

where the use will  be located.  In determining compatibility, the planning  commission shall 

consider: 

a. Whether the street or other means of access to the site provide the necessary 

ingress/egress without materially degrading the service level on such street access 

or any adjacent street access; 

Statement of Compliance: The planned project will add some trips to the area but are very 

consistent with the adjacent land uses.  Traffic will enter from McClelland Street or from the 

private drive at the north end of the project.  The new private drive proposed for this property 

and the adjacent property will give residents a direct connection to Wilmington to help ease 

traffic flow. 

All parking for the site will be located internal to the project in the parking structure.  No off-site 

parking is included in the parking calculation.  Peak traffic is expected in the morning hours (7-9 

AM) and the evening hours (4 to 6 PM) typical with residential patterns. These trips do not show 
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adverse impacts to the area.  We expect some trip reduction from the normal peak trips as a 

result of the proximity to the Streetcar. 

The project will be an urban development with design consideration to the interaction of 

pedestrians and vehicles.  Trail systems (sidewalks) will be provided with the project that will 

connect the various trails and pathways as contained in the Salt Lake City Master Trail system 

plan for the area. The project has been specifically designed to allow for a midblock connection 

as desired by the City. 

b. Whether the planned development and its location will create unusual pedestrian or 

vehicle traffic patterns or volumes that would  not be expected,  based on: 

i. Orientation of driveways and whether they direct traffic to major or local 

streets, and, if directed to local streets, the impact on the safety, purpose, 

and character of these streets; 

ii. Parking area locations and size, and whether parking plans are likely to 

encourage street side parking for the planned development which will 

adversely impact the reasonable use of adjacent  property; 

iii. Hours of peak traffic to the proposed planned development and whether 

such traffic will unreasonably  impair the use and enjoyment of adjacent  

property; 

iv. Whether the internal circulation system of the proposed planned 

development will be designed to mitigate adverse impacts on adjacent 

property from motorized, nonmotorized, and pedestrian traffic; 

Statement of Compliance: The planned development and its location is not expected to create 

unusual or unexpected pedestrian or vehicle traffic patterns or volumes.  The site proposes two 

driveways access points from a future private road (by others) to the proposed parking garage. 

Peak traffic movements to and from this development are anticipated at normal morning and 

evening peak-hours, which is typical of developments of this kind.  Given this project’s transit-

oriented location and the structured parking provided, the intent is for residents to park their 

vehicles and walk or take transit to local area destinations.  Parking for this development is 

provided via structured parking – no on-street parking is proposed with this project.  No adverse 

impacts to neighboring properties are anticipated as a result of vehicular movements to or from 

the site.  Pedestrian traffic is anticipated via a network of walkable routes between 2100 South 
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Street and Sugarmont Drive, and McClelland Street to Highland Drive.  An urban trail through 

the proposed building connects pedestrians and cyclists from 2100 South Street to Fairmont 

Park. 

A.  Whether existing or proposed utility and public services will be adequate to support the 

proposed planned development at normal service levels and will be designed  in a manner  

to avoid adverse  impacts on adjacent  land  uses, public services, and utility resources; 

Statement of Compliance: Utility systems for the project are in place for water and sewer 

connections.  Connections for the sewer will be made in both McClelland and Sugarmont.  Both 

streets have existing 8” sewer lines with capacity. 

Water will be brought into the project from existing waterlines in both McClelland and 

Sugarmont.  Existing flow tests show sufficient capacity from both hydrants. 

Storm Drain will be connected to the existing outfall line in 2100 South.  A new 24” line will be 

installed in McClelland to the project site.  Both the Sugarmont project and the new project to 

the east will utilize the new pipe. 

All systems will be designed to minimize impacts to neighbors during construction.  Road 

closures to install the needed infrastructure will be coordinated with the City to reduce traffic 

impacts in the area. 

B. Whether appropriate buffering or other mitigation measures, such as, but not limited to, 

landscaping, setbacks,  building location, sound attenuation, odor control, will be provided  

to protect adjacent land uses from excessive light, noise, odor and visual impacts and  other 

unusual disturbances from trash collection, deliveries, and mechanical equipment resulting 

from the proposed  planned development;  and 

Statement of Compliance: Loading zones and trash collection services are located within the 

building and screened from adjacent properties by gates and screening. Neither are located 

adjacent to the public ROW.  

C. Whether the intensity, size, and scale of the proposed planned development is compatible 

with adjacent properties. 

Statement of Compliance: The intensity, size and scale of the proposed project is consistent 

with a transit oriented, walkable community. This project is consistent with, and will contribute 
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toward establishing the Sugar House Business District as a mixed use town center that can 

support a twenty four (24) hour population.  

D. If a proposed conditional use will result in new construction or substantial remodeling of a 

commercial or mixed  used development, the design of the premises where the use will be 

located shall conform to the conditional building and site design review standards set forth 

in chapter 21A.59 of this title. 

Statement of Compliance: Not applicable. 

D. Landscaping: Existing mature vegetation on a given parcel for development shall be 

maintained. Additional or new landscaping shall be appropriate for the scale of the 

development, and shall primarily consist of drought tolerant species; 

Statement of Compliance: All existing vegetation and trees are located in ROW that lies 

adjacent or directly underneath existing electric distribution and transmission lines. To facilitate 

the desirable undergrounding of these lines, the existing trees will need to be removed and 

replaced. The proposed replacement tree lawns and trees will comply with City requirements. 

E. Preservation: The proposed planned development shall preserve any historical, 

architectural, and environmental features of the property; 

Statement of Compliance: Not applicable. 

F. Compliance With Other Applicable Regulations: The proposed planned development shall 

comply with any other applicable code or ordinance requirement. (Ord. 23-10 § 21, 2010) 

Statement of Compliance: This project is in compliance with all applicable codes and 

ordinances. 

21a.55.090: Specific Standards for Planned Development in Certain Zoning Districts 

A. Development shall be primarily oriented to the street, not an interior courtyard or parking 

lot.  

Statement of Compliance: The project meets this standard.  

B. Primary access shall be oriented to the pedestrian and mass transit.  

Statement of Compliance: The project is oriented towards the street with primary and 

secondary entries that activate Sugarmont and McClelland. The project incorporates a Plaza 
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that encourages pedestrian connectivity and accommodates future expansion of the streetcar 

line. The primary project entry is oriented to the proposed Plaza and streetcar expansion. 

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

pedestrian interest and interaction.  

Statement of Compliance: The percentage of glazing is 60% or more at building entries, leasing, 

lobby, and amenity spaces. At the townhome (residential) zones, glazing is at minimum 30%. 

The facades along both McClelland and Sugarmont facilitate pedestrian interest by vertical 

breaks at each townhome and accentuating the private entry for each unit. A 25'-0" gap is 

provided in the middle of the block, providing a public entry along McClelland. The material and 

transparency changes at this entry enhance this gap to give the facade a special moment at the 

midpoint of the building.  

The facade along Sugarmont has been broken up into a number of different zones, and does 

much to enhance the public realm. The design of the corner architecture provides for the future 

extension of the streetcar and activates the frontage along Parley's Trail. Starting from 

McClelland, the project incorporates a Plaza which allows for the future extension of the 

streetcar and guides pedestrians along the southern edge of the project to the Pedestrian 

Passage. The primary building entry is orientated to the Plaza, and the Plaza is designed both to 

filter pedestrians through the space, as well as to provide places for gathering, sitting, and 

bicycle parking. The architecture, transparency, landscaping, hardscape all work together to 

provide shade, interest, and sense of scale that enhances the pedestrian experience of the 

project. 

This continues east along Sugarmont and Parley's Trail, pass the entrance to the Pedestrian 

Passage through the glazing and architecture of the east building’s amenity space, secondary 

building entry, and townhomes along Sugarmont. The townhomes provide clear vertical 

definition for each unit, using awnings to indicate the private entry from the adjacent sidewalk, 

and provide patio space for each unit facing Parley's Trail and Fairmont Park. The facade along 

Sugarmont is varied, full of visual interest, with differing proportions and relationships to the 

sidewalk and street that clearly indicate public, quasi-public, and private spaces. 

D. Architectural detailing shall be included on the ground floor to emphasize the pedestrian 

level of the building. 
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Statement of Compliance: Please refer the response above for the enhancements to the 

building architecture and landscape design that emphasize the pedestrian level of the project. 

E. Parking lots shall be appropriately screened and landscaped to minimize their impact on the 

neighborhood.  

Statement of Compliance: All parking is accommodated in structured parking internal to the 

building. 

F. Parking lot lighting shall be shielded to eliminate excessive glare or light into adjacent 

neighborhoods  

Statement of Compliance: The garage in the north leg of the building is completely wrapped by 

units and is not visible to public view. The exposed areas of the garage incorporate perforated 

metal screening panels. Care shall be taken to minimize and shield the lighting within the 

garage to comply with City standards for lighting. 

G. Dumpsters and loading docks shall be appropriately screened or located within the 

structure.  

Statement of Compliance: Dumpsters and loading docks are proposed to be located inside of 

the parking structure. This standard has been met.   

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

Statement of Compliance: Once signage was been determined and designed, a signage package 

will be submitted for review by the City. 

 

 


