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MEMORANDUM 
 
TO: Planning Commission 

FROM: Mackenzie Bennett, Planner 

DATE: April 12, 2022 

SUBJECT: Site Plan for Village Station at Eaglewood, Building 4 located at 445 South Orchard Drive 
 

 
RECOMMENDATION 
 
The Development Review Committee (DRC) recommends approval of the requested site plan for Village 
Station at Eaglewood, Building 4, with the following condition:  
 

1. Correction of engineering redlines, if any. 
 
 

BACKGROUND 
 
The City and the developer entered into an agreement amending the Eaglewood Village Development 
Agreement on August 6, 2019. The agreement provides for the construction of multiple buildings that 
include 27,000 sq. ft. of commercial/retail, 16,000 sq. ft. of office space, and up to 424 dwelling units in 
four-story buildings.  This application is for building 4, which will be an extension of the multi-family 
development that has occurred on neighboring lots. This building will have 94 dwelling units and no 
commercial space. The subject property is currently vacant.  
 
REVIEW 
 
The proposed architecture is contemporary modern style. It will be built with high-quality materials of 
brick, masonry, and stucco, with metal accents and balconies. The architecture is consistent with the 
existing apartments and buildings in the vicinity and the approved development agreement. The height 
is approximately 48 feet and conforms to the maximum height allowed per the agreement which is 75 
feet. This building will have garages on the ground floor that are accessed from the parking lot and not 
from the city street. It will also have covered and uncovered surface parking.  
  
The amended development agreement establishes the required parking ratios. The table below 
outlines the requirement and provided parking counts. The required 8 ADA parking stalls have been 
provided in the form of 4 standard ADA stalls, 2 van-accessible ADA stalls, and 2 garage parking ADA 
stalls. The current site plan also shows angle parking on Orchard Drive.  



 
Residential Uses 
Bed Count Units Required Ratio Total Total provided Total 
Studio 0 1.25 0 Garage 25 
1 bedroom 36 1.5 54 Carport 69 
2 Bedroom 44 1.75 77 Surface 66 
3 Bedroom 14 2 28   
Total Units 94  159 spaces Total Provided  160 spaces 

 
The development agreement requires that the entire development site must have a minimum of 25% 
landscaping unless the UDOT Parcel along Highway 89 is landscaped, then the required landscaping 
can be reduced to 20%. The UDOT Parcel has been or is being landscaped and therefore, the required 
site landscaping has been reduced to 20%. The landscaping for this development is calculated for the 
entire site, not on a lot-by-lot basis. That said, the lot that holds building 4 will have approximately 25% 
landscaping after site improvements are made (27,462 sq. ft. of landscaping / 108,406 sq. ft. parcel 
size). The entire development site appears to exceed 20% landscaping but confirmation by the 
landscape architect or design engineer is needed.  
 
The site will not be fenced and will provide pedestrian access to the Hwy 89 trail and the hillside trail. 
Lighting is shown on the plan and is required to be the city adopted residential standard.  
 
The hillside above the development contains a rockfall hazard area. The geotechnical analysis required 
the removal of the large boulders in the hillside and the addition of a protective barrier for any 
additional rockfall that may occur to protect from damage to persons and property on the site. The 
removal of large boulders and installation of the protective barrier has been completed.  
 
This development will provide multiple amenities for its residents and guests. Such amenities include a 
swimming pool and clubhouse (located on the first floor of building 1), bike and ski equipment lockers, 
trail connections, and landscaped open space.  
 
The proposed site plan has been evaluated based upon compliance with the amended development 
agreement and the site/landscape plans approved as part of the General Development Plan. The site 
plan complies with requirements for circulation and traffic, as well as health, safety, and noise.  
 
Due to the size and scope of this project, the site plan will need final approval from the City Council 
and the Planning Commission will be making a recommendation to the City Council on the application. 
 
POSSIBLE MOTION 
 
I move that the Planning Commission recommends to the City Council the approval of the requested site 
plan for Village Station at Eaglewood, Building 4, with the following conditions:  
 

1. Correction of engineering redlines, if any. 
 
 



Attachments 
 

1) Zoning Map 
2) Aerial Map  
3) Site Plan 
4) Landscape Plan 
5) Architectural Elevations  
 



Village Station Building 4 Site Plan 
445 South Orchard Drive
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Village Station Building 4 Site Plan 
445 South Orchard Drive

Aerial 
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CITY OF NORTH SALT LAKE  
COMMUNITY & ECONOMIC DEVELOPMENT 

 
 

10 East Center Street, North Salt Lake, Utah 84054 
(801) 335-8700 

(801) 335-8719 Fax  
 
 

MEMORANDUM 
 
TO: Planning Commission 

FROM: Mackenzie Bennett, Planner 

DATE: April 12, 2022 

SUBJECT: Site Plan for Village Station at Eaglewood, Building 5 located at 314 South Orchard Drive 
 

 
RECOMMENDATION 
 
The Development Review Committee (DRC) recommends approval of the requested site plan for Village 
Station at Eaglewood, Building 5, with the following conditions:  
 

1. Building permit may not be issued for Building 5 until such time that construction has begun on 
the Eaglewood Plaza Office Building;  

2. A minimum of one covered space shall be assigned to each of the 94 residential units;  
3. A sidewalk connection between the southern parking lot and main entrance must be installed 

per planner redlines; and 
4. Correction of engineering redlines, if any.  

 
 

BACKGROUND 
 
The City and the developer entered into an agreement amending the Eaglewood Village Development 
Agreement on August 6, 2019. The agreement provides for the construction of multiple buildings that 
include 27,000 sq. ft. of commercial/retail, 16,000 sq. ft. of office space, and up to 424 dwelling units in 
four-story buildings.  This application is for building 5, which will be an extension of the multi-family 
development that has occurred on neighboring lots. This building will have 94 dwelling units and no 
commercial space. The subject property is currently vacant.  
 
REVIEW 
 
The proposed architecture is contemporary modern style. It will be built with high-quality materials of 
brick, masonry, and stucco, with metal accents and balconies. The architecture is consistent with the 
existing apartments and buildings in the vicinity and the approved development agreement. The height 
is approximately 48 feet and conforms to the maximum height allowed per the agreement which is 75 
feet.  
 



The amended development agreement establishes the required parking ratios. Surface parking will be 
provided with 94 covered stalls and 2 uncovered stalls on the property.  The applicant is proposing to 
share 62 uncovered parking stalls with the neighboring office/commercial building called Eaglewood 
Plaza. Shared parking is permitted in this development if it complies with the “peak usage table” in the 
development agreement. The table below outlines the required and provided parking counts for the 
multi-family development.  
 

Residential Uses 
Bed Count Units Required Ratio Total Total provided Total 
Studio 0 1.25 0 Garage 0 
1 bedroom 41 1.5 61.5 Carport 94 
2 Bedroom 41 1.75 71.75 Surface-on site 2 
3 Bedroom 12 2 24 Surface-off site 62 
Total Units 94  158 stalls  Total Provided  158 stalls 

 
On November 17, 2020, the City Council approved the site plan for the Eaglewood Plaza 
office/commercial building at 290 South Orchard Drive, located north of the subject lot. The building 
has not been constructed because the applicant has not submitted a complete building permit 
application, nor applied for a pre-construction meeting with the City. Eaglewood Plaza is required to 
provide a minimum of 104 parking stalls for office use and 2 for retail use. The approved site plan has 
126 parking stalls for office and 2 for retail. The property is over parked by 22 stalls.  
 
A “Joint Use and Cross Access Agreement” was signed into effect on January 21, 2021, between Village 
Station NSL LLC and Eaglewood Plaza LLC (purchaser). The agreement states that the shared parking 
shall be used for Eaglewood Plaza’s employees, patrons, business invitees, tenants, occupants, and 
agents only during the hours of 8:00 am - 6:00 pm Monday through Friday. During the hours of 6:00 
pm - 8:00 am Monday through Friday, and anytime Saturday and Sunday the shared parking may be 
used and occupied by the Village Station residents, visitors, invitees, employees, and agents. Village 
Station shall require all permitted users of the shared parking area to use a sticker/decal non-
removable parking pass to identify their vehicle as a permitted parker during designated hours. The 
agreement also outlines the shared parking areas’ construction, maintenance, repair, and 
replacement.  
 
To utilize shared parking, the combined parking must be equal to or exceed the highest requirement 
on the shared parking percentage table. Staff has determined that the proposed parking plan for both 
Eaglewood Plaza and Village Station building 5 are compliant with the parking ratios and shared 
parking percentages set forth in the development agreement, as outlined below:  
 

 
Standard Requirement 

Required # 
of Stalls   

Provided # 
of Stalls  

Office Parking  104 126 
Retail Parking  2 2 

Residential Parking  158 96 

Totals 264 224 

 



Shared Parking Percentages:  

 
Standard 7 am- 

6 pm Required  
6 pm- 
12 am Required  

12 am- 
6  am Required  

Residential  158 75% 118.5 80% 126.4 100% 158 
Office  104 100% 104 5% 5.2 5% 5.2 

Commercial  2 100% 2 80% 1.6 0% 0 

   224.5  133.2  163.2 

 
 
The development agreement requires that the entire development site must have a minimum of 25% 
landscaping unless the UDOT Parcel along Highway 89 is landscaped, then the required landscaping 
can be reduced to 20%. The UDOT Parcel has been or is being landscaped and therefore, the required 
site landscaping has been reduced to 20%. The landscaping for this development is calculated for the 
entire site, not on a lot-by-lot basis. That said, the lot that holds building 5 will have approximately 19% 
landscaping after site improvements are made (16,631 sq. ft. of landscaping / 88,083 sq. ft. parcel 
size). The entire development site appears to exceed 20% landscaping but confirmation by the 
landscape architect or design engineer is needed with the final review at building permit issuance.  
 
The site will not be fenced and will provide pedestrian access to the Highway 89 trail and the hillside 
trail. Lighting is shown on the plan and is required to be the city adopted residential standard.  
 
This development will provide multiple amenities for its residents and guests. Such amenities include a 
swimming pool and clubhouse (located on the first floor of building 1), bike and ski equipment lockers, 
trail connections, and landscaped open space.  
 
The proposed site plan has been evaluated based upon compliance with the amended development 
agreement and the site/landscape plans approved as part of the General Development Plan. The site 
plan complies with requirements for circulation and traffic, as well as health, safety, and noise.  
 
Due to the size and scope of this project, the site plan will need final approval from the City Council 
and the Planning Commission will be making a recommendation to the City Council on the application. 
 
POSSIBLE MOTION 
 
I move that the Planning Commission recommends to the City Council the approval of the requested site 
plan for Village Station at Eaglewood, Building 5, with the following conditions:  
 

1. Building permit may not be issued for Building 5 until such time that construction has begun on 
the Eaglewood Plaza Office Building;  

2. A minimum of one covered space shall be assigned to each of the 94 residential units;  
3. A sidewalk connection between the southern parking lot and main entrance must be installed 

per planner redlines; and 
4. Correction of engineering redlines, if any.  

 



 
Attachments 
 

1) Zoning Map 
2) Aerial Map  
3) Site Plan 
4) Landscape Plan 
5) Architecture Elevations  
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Aerial 
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CITY OF NORTH SALT LAKE  
COMMUNITY & ECONOMIC DEVELOPMENT 

 
 

10 East Center Street, North Salt Lake, Utah 84054 
(801) 335-8700 

(801) 335-8719 Fax  
 
 

MEMORANDUM 
 
TO: Planning Commission 

FROM: Mackenzie Bennett, Planner 

DATE: April 12, 2022 

SUBJECT: Plat Amendment vacating a portion of the public right of way to be used for on street 
parking at 445 South Orchard Drive 

 

 
RECOMMENDATION 
 
The Development Review Committee (DRC) recommends approval of the plat amendment vacating a 
portion of the public right of way which will be used for on street parking at 445 South Orchard Drive 
with the following condition(s): 
 

1. Completion of engineering redlines, if any.  
 
BACKGROUND 
 
When developed, the lot at 445 South Orchard Drive will have 25 diagonal on street parking stalls on 
Orchard Drive. The parking stalls were to be on private property and outside the city owned right of 
way. Inadvertently when the Village Station Plat was approved 7 of those stalls were located within the 
city right of way.  This plat amendment vacates the public right of way where those 7 stalls are situated 
so that all of the on street parking adjacent to this property are owned and maintained in the same 
fashion. This plat amendment was requested by City Staff and supported by the DRC and the property 
owner of the lot.  
 
POSSIBLE MOTION 
 
I move that the Planning Commission recommend approval to the City Council the plat amendment for 
Village Station Phase, Lot 7 vacating a portion of the public right of way incorporating the area with said 
lot to be used for on street parking at 445 South Orchard Drive with the following condition(s): 
 

1. Completion of engineering redlines, if any.  
 
 
Attachments 
 

1) Site Plan & Aerial Maps  
2) Amended Plat  



Area to be Vacated – Site Plan  Location – Aerial Map 

Area to be Vacated 

Village Station Building 4 Site Plan 
445 South Orchard Drive

Site Plan and Aerial  
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THE BASIS OF BEARINGS FOR THIS PLAT IS THE SECTION LINE BETWEEN THE EAST QUARTER CORNER AND THE SOUTHEAST CORNER OF SECTION 11, TOWNSHIP 1 NORTH, RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN, U.S. SURVEY, SHOWN HEREON AS: S00°09'22"E. THE NAD 83 BEARING FOR THIS LINE IS S0°10'37"W.
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HOW TO USE THIS CODE 
 

The following text is advisory only and is intended to give a brief overview of the overall Code. City of North Salt 
Lake Planning Staff is always available to explain the regulations within this code and the process for approval. 
 

DEFINITIONS 

Section 1 Introduction, Administration, and Definitions contains all definitions that do not apply to the City of 
North Salt Lake Code generally. Any Town Center Code definition that differs from a North Salt Lake Code 
definitions shall overide the North Salt Lake Code definition. 

WANT TO KNOW WHAT RULES APPLY IN ORDER TO DEVELOP, SUBDIVIDE, OR ESTABLISH A 
USE? 

Step 1: Review Sections 1 and 2 to understand the overall regulations for the Town Center, and the City’s 
plan for Town Center Streets.  

Step 2: Find your subdistrict by looking at the map in Section 3, Subdistricts. 

Step 3: Follow the regulations for that subdistrict through Sections 4 through 8 to determine requirements 
for use; building form and site design; landscaping and amenities; parking; and signage. 

If there is an existing building that does not conform to the development standards, see XXXXX. 
Step 4: Consult with City of North Salt Lake Staff for any other applicable ordinances or standards for your 
site, such as Building Code. 

Step 5: Understand the process for moving forward, as described in Section 10. 

 

WANT TO CHANGE YOUR SUBDISTRICT OR ZONING? 
Only City Council may change the subdistrict of a property, following public notice, and public hearings, and 
Planning Commission recommendation. 
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1.0 North Salt Lake Town Center 
1.1. Introduction. 

1. Intent. 

It is the intention of the City of North Salt Lake to establish a contiguous, distinctive town center through the implementation of a 
form-based code. The City of North Salt Lake Town Center Master Plan (Town Center Master Plan) identifies goals and strategies to 
accomplish the vision, ultimately resulting in a fully developed “Heart of the City”. It includes but is not limited to the specific purposes 
below. 

(1) To achieve mixed use development that is appropriate in scale and intensity for the neighborhoods and sites proximate to 
transit stops and stations. 

(2) To establish a relationship between buildings, streets, and open spaces that is pedestrian, bicycle, and transit-oriented. 

(3) To preserve and enhance the City’s natural resources, energy, water, and open spaces, and to promote innovative development 
that sustainably addresses these issues, including stormwater runoff management and urban heat island effect mitigation. 

(4) To ensure that a variety of housing types and sizes can be developed to meet the needs of the entire community. 

(5) To promote a variety of transportation options for residents and visitors. 

2. Vision. 

The vision for the North Salt Lake Town Center is to create an identity and hub of activity along Highway 89. The Town Center location 
is included in the Wasatch Choice Vision, a voluntary regional vision identifying centers of growth along the Wasatch Front. The Town 
Center concept is further detailed in the North Salt Lake Town Center Plan, adopted in August 2016. The central node of the Town 
Center will be at the intersection of Highway 89 and Center Street. Encouraging multi-modal transportation through street design 
and supporting the future UTA Bus Rapid Transit system are central to the successful implementation of this vision.  

The Town Center will be a place that is accessible by multiple transportation modes and friendly to all users. In order to have an 
inviting and exciting gathering space, it shall be safe and attract users with a clear sense of place. Hatch Park is a key amenity to 
the area, so connections to the park are emphasized. An increase in housing choices  enhances both the market for commercial 
and service uses, as well as the safety of residents and visitors. Efforts to increase public space and open space will be made, 
including the preservation of the historic Bamburger Rail corridor by conversion to a multi-use public trail. 

 

3. History. 

The North Salt Lake Town Center has evolved over time, originating as supporting commercial for the once rural North Salt Lake. 
The Town Center area currently is comprised of a mix of land uses: low, medium and high-density residential uses interspersed with 
small commercial and retail sites; and a few offices. North Salt Lake, once characterized by fruit orchards and the old Bamberger 
rail station, has blossomed into a community necessitating a vibrant center, with a defined identity. Through the establishment of a 
town center and a form-based code, the unique history of North Salt Lake will be both preserved and emphasized.  

4. Design Principles. 

In order to establish a Town Center with long term market sustainability and visitor appeal, thoughtful, well-rounded, quality 
development is required in all subdistricts. The core of more intense development is focused along Highway 89, where the current 
commercial focus is conducive to redevelopment. The Form Based Code goal is to facilitate a development transition from centered 
activity to a reduced mass as it approaches single-family residential areas. Design standards for both the private and public realms 
are detailed in the code that follows. A design review committee will provide technical review assistance to property owners and the 
Planning Commission to ensure that development proposals meet the standards and intent of the code. 

 

 



1.2 Administration. 

1. Application. 

The Town Center Zone requirements apply to all parcels within the geographic area identified in Figure 1.2.  

Refer to Section 3.0 Subdistricts to identify the zoning subdistricts located within the overall Town Center boundary. Each subdistrict 
includes permitted Uses (refer to section 4.0 Uses) and permitted Building Types (refer to section 5.0 Building Types). 

2.  Administration & Enforcement. 

The provisions of this code shall be administered and enforced by the Planning Commission and City of North Salt Lake staff unless 
otherwise specifically stated.  

Where provisions of this code differ from the City of North Salt Lake Code Title 10 requirements, the requirements of this code shall 
apply. 

3.  Scope of Regulations. 
(1) New Development. All development, construction, and establishment of uses within the limits of this code occurring after the 

effective date of this code shall be subject to all applicable regulations of this code. 

(2) Renovated Structures. All building renovation permits cumulatively affecting greater than 50% gross square footage of a 
structure within the limits of this code shall be subject to all applicable regulations of this code. 

(3) In-Process Development. Where a building permit for a development has been applied for in accordance with the prior law in 
advance of this code’s effective date, or an approved delvelopment agreement is in place, said development may comply with 
the plans from which the permit was approved and, upon completion, receive a zoning certificate (provided all conditions are 
met) provided the following. 
(a) Work or construction is begun within one year of the effective date of this code. 
(b) Work or construction continues diligently toward completion. 

(4) Nonconformance. After the effective date of this code, existing buildings and uses that do not comply with the regulations of 
this code shall be considered nonconforming and are subject to the standards of Title 10 Chapter 5 Nonconforming and 
Noncomplying Standards. 

(5) Zoning and Subdistrict Amendment. Refer to North Salt Lake Code 10-3-1 for the process for zoning and subdistrict amedments. 
In addition to this process, the following provisions apply for the Town Center Zone. 
(a) Adjancency Requirement. For the Town Center Zone, parcels seeking rezoning inclusion in the zone must be adjacent to 

the existing Town Center Zone. Parcels zoned Town Center seeking rezoning to a zone other than the Town Center Zone 
must be adjacent to their desired zone. The Town Center Zone must remain contiguous.  

(b) Subdistrict Amendments. Subdistrict amendments will be processed the same way as zoning district amendments.  

1.3 General Requirements.  

1.  Applicability. 

The following general block, lot, and street design requirements are applicable to the Town Center. 

2.  Interconnected Street Pattern. 

The streets network shall form an interconnected design of multiple intersections and resulting block sizes as designated in the 
requirements of 1.3 (3) Access. Considering the following goals: 

(1) The arrangement of streets shall provide for the continuation of existing streets from adjoining areas into new developments. 

(2) Redevelopment that occurs mid-block shall provide pedestrian connections.  

(3) Cul-de-sacs shall be accompanied by pedestrian connections to through streets. 

(4) Streets shall follow natural features rather than interrupting or dead-ending at the feature. 



(5) Streets shall terminate at either an open space or a building facade. 

(6) Refer to 2.0 Street Types for street requirements. Streets shall be aligned on opposite sides of the block, wherever feasible.  

3.  Access. 

(1) Primary vehicular access shall not be from a street other than Center Street or US 89, unless the parcel is also fronted by one 
of these streets and/or it is the only option. In these cases, staff shall recommend to the Planning Commission the appropriate 
street(s) for vehicular access. The determination shall be based on locations of existing, proposed, probable, or desirable 
vehicular access points of other developments. Access to US 89 shall comply with applicable UDOT access management 
regulations.  

  Lots with frontages on US 89 and Center Street shall consult with staff to determine which street frontage warrants primary 
designation and the front of the lot.  

(2) Pedestrian and Bicycle Corridors are required on blocks longer than 500 feet where there is an opportunity to connect to an 
existing or planned public right-of-way or trail. See Section 2.4 Pedestrian and Bicycle Corridors.  
(a) When combined with mid-block street crossings, these pathways shall align to facilitate convenient and safe pedestrian 

movements. 
(b) Pedestrian and Bicycle Corridors shall be located within the middle third of a block face, where possible.  
(c) Minimum width for Pedestrian and Bicycle Corridors rights-of-way or easements is 20 feet. 
(d) The square footage dedicated to Pedestrian and Bicycle Corridors can be applied toward the open space required by 

Section 6, given they meet the standards in Table 6.2 (1).  

4.  Lots. 

(1) Blocks shall typically be fronted with lots on at least two faces, preferably on the longest street faces.  

(2) Typical Lot Dimensions. All lots of record shall be developed to meet the requirements outlined in 5.0 Building Type 
requirements. 

(3) Typical Lot Configuration. All lots shall have frontage along a public street unless otherwise specified in 5.0 Building Type 
requirements.  
(a) Lot Shape. To create regular, rectangular lots, side property lines shall be perpendicular to the vehicular right-of-way to 

the extent practical.  
(b) Through-Lots. Through lots fronting on two parallel streets are not permitted with the exception of a lot covering 50 percent 

or more of a block and the two longest parallel street faces are treated as front property lines per building type 
requirements (refer to 5.0 Building Types). 

(c) Corner Lots. Corner lots have a front yard along one street and a corner yard along the other street.  
(i) The rear yard of a corner lot is typically the yard adjourned to an alley or another lot’s rear yard. 
(ii) The side yard of a corner lot is adjacent to another lot. 

(d) Flag Lots. Flag lots are prohibited. 
 

 

 



 



1.4 Definitions. 

1.  Applicability.  

The graphics, tables, and text utilized throughout this code are regulatory. In case of a conflict, text shall control over tables and 
graphics and tables shall control graphics. 

These definitions are specific to the Town Center. All general definitions within the City of North Salt Lake Code apply to the Town 
Center Code as well.  

2.  General Terms. 

For the purposes of this code, the following terms shall have the following meanings. 

(1) Block Depth. A block measurement that is the horizontal distance between the front property line on a block face and the front 
property line of the parallel or approximately parallel block face. 

(2) Block Ends. The lots located on the end of a block; these lots are often larger than the lots in the interior of the block or those 
at the opposite end of the block and can be located on a more intense street type. They are typically more suitable for more 
intensive development, such as multiple family or mixed use development. 

(3) Block Face. The aggregate of all the building facades on one side of a block. 

(4) Block Length. A block measurement that is the horizontal distance along the front property lines of the lots comprising the 
block. 

(5) Building Type. A structure defined by the combination of configuration, form, and function. Refer to 5.0 Building Types for more 
information and the list of permitted Building Types. 

(6) Courtyard. An outdoor area enclosed by a building on at least two sides and is open to the sky. 

(7) Critical Root Zone. Also referred to as drip line. The area of soil and roots within the radius beneath the tree’s canopy, within 
the dripline, or within a circular area of soil and roots with a radius out from the trunk a distance of 1.5 feet for every inch of 
the tree’s width (measured at 4.5 feet above the mean grade of the tree’s trunk, noted as diameter breast height or DBH 
throughout this code). 

(8) Entrance Type. The permitted treatment types of the ground floor Facade of a Building Type.  

(9) Facade. The exterior face of a building, including but not limited to the wall, windows, windowsills, doorways, and design 
elements such as expression lines. The front facade is any building face adjacent to the front property line. 

(10) Gross Floor Area. The sum of all areas of a building, including accessory storage areas or closets within sales spaces, working 
spaces, or living spaces and any basement floor area used for retailing activities, the production or processing or goods, or 
business offices. It shall not include attic space having headroom of seven feet or less and areas devoted primarily to storage, 
balconies, off-street parking and loading areas, enclosed porches, roof decks, roof gardens, or basement floor area other than 
specified above. 

(11) Landscape Area. Area on a lot not dedicated to a structure, parking or loading facility, frontage buffer, side and rear buffer, or 
interior parking lot landscaping. 

(12) Lot, Interior. A parcel of land abutting a vehicular Right-of-Way, excluding an Alley, along one (1) Property Line; surrounded by 
Lots along the remaining Property Lines. 

(13) Lot, Through. Also referred to as a double frontage lot. An interior lot having frontage on two approximately parallel vehicular 
rights-of-way, excluding an alley. Refer to Figure 1.4 (1) Lots. 

(14) Occupied Space. Interior building space regularly occupied by the building users. It does not include storage areas, utility space, 
or parking. 

(15) Open Space Type. The permitted and regulated types of open spaces in this code. Refer to 6.0 Parks, Landscaping, and 
Amenities for more information and a list of the permitted types. 

(16) Pervious Surface. Also referred to as pervious material. A material or surface that allows for the absorption of water into the 
ground or plant material, such as permeable pavers or a vegetated roof. 

(17) Primary Street. A street designated on the Zoning Map that receives priority over other streets in terms of setting front property 
lines and locating building entrances. 



(18) Property Line, Corner. A boundary of a lot that is approximately perpendicular to the front property line and is directly adjacent 
to a public Right-of-Way, other than an alley or railroad. Refer to Figure 1.4 (1) Lots. 

(19) Property Line, Front. The boundary abutting a right-of-way, other than an Alley, from which the required setback or build-to zone 
is measured, with the following exceptions. 

(20) Property Line, Rear. The boundary of a lot that is approximately parallel to the front property line; this line separates lots from 
one another or separates a lot from an alley. Refer to Figure 1.4 (1) Lots. 

(21) Property Line, Side. The boundary of a lot that is approximately perpendicular to the front and rear property lines; it is not 
adjacent to the public right-of-way. Refer to Figure 1.4 (1) Lots. 

(22) Roof Type. The detail at the top of a building that finishes a Facade, including a pitch roof with various permitted slopes and a 
parapet. Refer to 5.10 for more information and a list of the permitted Roof Types. 

(23) Semi-Pervious Surface. Also referred to as semi-pervious material. A material that allows for at least 40%  absorption of water 
into the ground or plant material, such as pervious pavers, permeable asphalt and concrete, or gravel. 

(24) Solar Reflectance Index (SRI). A measure of a constructed surface’s ability to reflect solar heat, as shown by a small 
temperature rise. The measure utilizes a scale from 0 to 100 and is defined so that a standard black surface is 0 and a standard 
white surface is 100. To calculate for a given material, obtain the reflectance value and emittance value for the material; 
calculate the SRI according to ASTM E 1980-01 or the latest version. 

(25) Story, Ground. Also referred to as ground floor. The first floor of a building that is level to or elevated above the finished grade 
on the front and corner facades, excluding basements or cellars. 

(26) Story, Upper. Also referred to as upper floor. The floors located above the ground story of a building. 

(27) Street Face. The facade of a building that faces a public right-of-way. 

(28) Street Type. The permitted and regulated types of streets in this code. Refer to 2.0 Street Types for more information and a list 
of the permitted Street Types. 

(29) Streetwall. The vertical plane created by building facades along a street. A continuous streetwall occurs when buildings are 
located in a row next to the sidewalk without vacant lots or significant setbacks. 

(30) Structure, Accessory. The general term for a subordinate structure detached from, but located on the same Lot as the Principal 
Structure; it may or may not be inhabitable. 

(31) Structure, Principal. Also referred to as the principal building. A building that contains the dominant Use of the Lot. It is typically 
located toward the front of the Lot in the front Build-to Zone or behind the Front Yard Setback. 

(32) Tree Canopy. The uppermost area of spreading branches and leaves of a tree. 

(33) Tree Canopy Coverage. The area of ground covered or shaded by a tree’s canopy, measured in square feet. 

(34) Visible Basement. A half story partially below grade and partially exposed above with required transparency on the street 
facade. 

2.  Use Terms. 

(1) Accessory Uses. A use that is not permitted to serve as the principal use on a zoning lot. 

(2) Drive-through Facilities. Any establishment that provides products or services to person’s remaining in a vehicle isle adjacent 
to the building.  

(3) Residential. One or more dwelling units located within the principal structure of a lot, in which the units may or may not share 
a common wall with the adjacent (horizontally or vertically) unit or have individual entrances from the outside.  

(4) Assembly. A facility that has organized services, meetings, or programs to benefit, educate, entertain, or promote discourse 
amongst the residents of the community in a public or private setting. Assembly includes such uses as a community center, 
house of worship, and private clubs and lodges. 

(5) Transit Station. A covered passenger boarding facility with a platform(s), which may include a waiting area, ticket office or 
machines, restrooms, or concessions.  

(6) Police and Fire. A facility providing public safety and emergency services; training facilities, locker rooms, and limited overnight 
accommodations may also be included. The facilities shall be housed in a permitted building, but shall have the following 
additional allowances: 



(a) Garage doors are permitted on the front facade. 
(b) Exempt from maximum driveway widths. 
(c) Exempt from height regulation. 

(7) Post Office. A publicly accessed facility for the selling of supplies and mail related products and the small scale collection and 
distribution of mail and packages. Large-scale postal sorting and distribution is not permitted. 

(8) School. An education facility with classrooms and offices, that may also include associated indoor facilities such as ball courts, 
gymnasium, theater, and food service. 

3. Building Type Terms. 

(1) Multiple Principal Structures. The allowance of more than one detached structure on a lot.  

(2) Front Property Line Coverage. The percentage of the front property line occupied by the width of a building.  

(3)  Front Setback Minimum and Maximum. The Setback Minimum and Maximum parallel to the front property line. Building 
components, such as awnings or signage, are permitted to encroach into the Setback Minimum and Maximum.  

(4) Corner Setback Minimum and Maximum. The Setback Minimum and Maximum parallel to the corner property line. Setback is 
measured from the back of sidewalk.  

(5) Minimum Side Yard Setback. The minimum required setback along a side property line. For corner parcels, the minimum side 
yard setback applies to all property lines not fronting a street or public right-of-way. Setback is measured from the back of 
sidewalk.  

(6) Minimum Rear Yard Setback. The minimum required setback along a rear property line. Setback is measured from the back of 
sidewalk.  

(7) Minimum & Maximum Lot or Building Width. Depending on the Building Type, either the minimum or maximum building or unit 
width will be noted or the minimum and maximum width of a lot, all measured at or parallel to the front property line.  

(8) Maximum Impervious Coverage. The maximum percentage of a lot permitted to be covered by principal structures, accessory 
structures, pavement, and other impervious surfaces.  

(9) Additional Semi-Pervious Coverage. The additional percentage of a lot beyond the Maximum Impervious Coverage, which may 
be surfaced in a semi-pervious material, including a green roof or pavers. 

(10) Parking & Loading Location. The yard in which a surface parking lot, detached garage, attached garage door access, loading 
and unloading, and associated drive is permitted. 

(11) Vehicular Access. The permitted means of vehicular ingress and egress to the lot.   

(12) Minimum Overall Height. The minimum overall height for the building. 

(13) Maximum Overall Height. The maximum total number of stories for a building.  

(14) Ground Story and Upper Story, Minimum and Maximum Height. Story height is measured in feet between the floor of a story to 
the floor of the story above it. 

(15) Ground and Upper Story Uses. The uses or category of uses which may occupy the ground and/or upper story of a building. 

(16) Required Occupied Space. The area(s) of a building that shall be designed as occupied space, defined as interior building space 
regularly occupied by the building users. It does not include storage areas, utility space, or parking.  

(17) Minimum Ground Story and Upper Floor Transparency. The minimum amount of transparency required on street facades with 
street frontage, measured by the ratio of the area of the total windows on a story to the area of the story total. 

(18) Blank Wall Limitations. A restriction of the amount of windowless area permitted on a facade with street frontage.  

(19) Principal Entrance Location. The facade on which the primary building entrance is to be located. 

(20) Required Number of Street Entrances. The minimum number of and maximum spacing between entrances on the ground floor 
building facade with street frontage. 

(21) Horizontal Facade Divisions. The use of a vertically oriented expression line or form to divide the facade into increments no 
greater than the dimension shown, as measured along the base of the facade. Elements may include a column, pilaster, or 
other continuous vertical ornamentation a minimum of one and a half inch depth.   



(22) Vertical Facade Divisions. The use of a horizontally oriented expression line or form to divide portions of the facade into 
horizontal divisions. Elements may include a cornice, belt course, molding, string courses, or other continuous horizontal 
ornamentation a minimum of one and a half inch depth. 

(23) Tower. A vertical building extension that may be permitted in conjunction with another roof type on certain Building Types.  

(24) Required Occupied Space. The area(s) of a building that shall be designed as occupied space, defined as interior building space 
regularly occupied by the building users. It does not include storage areas, utility space, or parking.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



CITY OF NORTH SALT LAKE 1 
PLANNING COMMISSION MEETING 2 

MARCH 22, 2022 3 
 4 

DRAFT 5 
 6 
Commission Chair BreAnna Larson called the meeting to order at 6:30 p.m. and Ryan Holbrook 7 
led those present in the Pledge of Allegiance. 8 
 9 
PRESENT:  Commission Chair BreAnna Larson 10 

Commissioner Ryan Holbrook 11 
Commissioner Ron Jorgensen 12 
Commissioner Irene Stone 13 
Commissioner William Ward 14 

 15 
EXCUSED: Commissioner Katherine Maus 16 

Commissioner Brandon Tucker 17 
 18 
STAFF PRESENT: Mackenzie Bennett, Planner. 19 
 20 
OTHERS PRESENT: Dee Lalliss, resident; Ken Potts, Connor Taylor, Kelly Holland (via 21 
telephone), Innophos. 22 
 23 

1. PUBLIC COMMENTS 24 
 25 
There were no public comments. 26 
 27 

2. CONSIDERATION OF SITE PLAN AMENDMENT APPROVAL FOR INNOPHOS 28 
WATER TREATMENT FACILITY AT 680 NORTH 700 WEST, CONNOR TAYLOR, 29 
APPLICANT 30 

 31 
Mackenzie Bennett explained that South Davis Sewer District required treatment for water after 32 
it was used within the facilities for Innophos, a supplement and vitamin manufacturer. In order to 33 
be in compliance with the requirements from South Davis Sewer District, Innophos would be 34 
adding two 36 foot tall stainless steel water tanks and an 1,880 square foot addition to the 35 
existing building. The property is located in the Manufacturing Distribution (MD) zone and is 36 
approximately 101,438 square feet. A 1,050 square foot carport on the north side of the building  37 
is to be removed and replaced with the new building addition.  38 
 39 
The applicant will be providing 93 parking stalls, with four ADA compliant spaces, per City 40 
code requirements. The site modifications would remove four of the existing parking stalls but 41 
add 18 new stalls to the north of the existing parking. 42 
 43 
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Mackenzie Bennett presented the site plan with the proposed location of the storage tanks, 44 
building addition, and additional parking. She said the minimum landscape percentage was 10% 45 
in the MD zone and the proposed site plan provided 33,842 square feet of landscaping which was 46 
equal to 10%. The proposed building addition meets architectural design guidelines and is 47 
compliant with code including massing and materials. Ms. Bennett explained that the placement 48 
of the steel tanks in the front setback was not prohibited or regulated by City code. The tanks 49 
would be required to remain in good condition so as not to be an aesthetic nuisance.  50 
 51 
Mackenzie Bennett explained that as the affected area was less than five acres the site plan 52 
amendment did not need to go before the City Council for approval. The Development Review 53 
Committee (DRC) recommended approval of the amendment and as all engineering redlines had 54 
been completed there were no conditions. 55 
 56 
Chair Larson asked about the water treatment requirements.  Connor Taylor, Innophos, replied 57 
that they were required to take the processed water and test it for pH as well as a clarifier for 58 
metals such as zinc as an excess amount could interfere with the Sewer District’s processes.  59 
 60 
Chair Larson questioned how the excess metals were handled after filtration. Connor Taylor 61 
responded that the metals became a filter cake that was processed into a containment area and 62 
disposed offsite. 63 
 64 
Commissioner Holbrook asked if there would be a clarifier onsite. Connor Taylor replied 65 
affirmatively. 66 
 67 
Commissioner Jorgensen spoke on the additional 18 parking spaces. He said he had visited the 68 
site and noticed employees parking on the street and at a building across the street from the site. 69 
Connor Taylor said they would install asphalt for the additional parking. He explained they also 70 
owned a building across the street with employees who worked at both locations. 71 
 72 
Chair Larson asked what the building addition would be used for. Connor Taylor replied that the 73 
addition would contain the wastewater treatment equipment.  74 
 75 
Commissioner Jorgensen moved that the Planning Commission approve of the site plan 76 
amendment for Innophos Water Treatment Facility located at 680 North 700 West with no 77 
conditions. Commissioner Holbrook seconded the motion.   The motion was approved by 78 
Commissioners Holbrook, Jorgensen, Larson, Stone, and Ward. Commissioners Maus and 79 
Tucker were excused.   80 
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3. REPORT ON CITY COUNCIL ACTIONS ON ITEMS RECOMMENDED BY 81 
PLANNING COMMISSION 82 

 83 
Mackenzie Bennett shared that there was nothing to report regarding City Council actions on 84 
items recommended by the Planning Commission. She then explained the overview and chapter 85 
1 of the Form-Based Code that was provided to the Planning Commission in paper format. She 86 
said the Planning Commission would review and discuss these at the next Commission meeting. 87 
 88 
Commissioner Jorgensen commented that background on the context, history, and the reasoning 89 
for this template may be helpful for the newer Commissioners. Mackenzie Bennett replied that 90 
during the overview of the Form-Based Code staff would provide a refresher of the proposed 91 
code. She explained that while the Commission was reviewing the chapters to look at the 92 
conceptual ideas and enforceable code as well as any grammatical errors.   93 
 94 
Chair Larson said that this process had taken over two years, partly due to COVID, and was a 95 
large undertaking that would impact how the City was developed and planned moving forward. 96 
She explained that the Form-Based Code should streamline the development process and make it 97 
more objective overall. 98 
 99 
Commissioner Jorgensen asked if there was any training specific to Form-Based Code that may 100 
be useful for the Commissioners. Chair Larson replied that it was a guiding document and could 101 
be amended in the future. 102 
 103 
Mackenzie Bennett commented that she would research books or training about Form-Based 104 
Code and report back during the next Commission meeting.  105 
 106 
Commissioner Ward mentioned the purpose statements and additional items that may not be 107 
needed in the code. Mackenzie Bennett responded that the diagrams and pictures would be 108 
added, unnecessary items would be removed, and the entire document would be codified.  109 
 110 

4. APPROVAL OF MINUTES 111 
 112 
The Planning Commission meeting minutes of March 8, 2022 were reviewed and approved. 113 
 114 
Commissioner Jorgensen moved to approve the March 8, 2022 meeting minutes as drafted. 115 
Commissioner Ward seconded the motion. The motion was approved by Commissioners 116 
Holbrook, Jorgensen, Larson, Stone, and Ward. Commissioners Maus and Tucker were 117 
excused. 118 
 119 
 120 
 121 
 122 
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5. ADJOURN 123 
 124 
Chair Larson adjourned the meeting at 6:54 p.m. 125 
 126 
The foregoing was approved by the Planning Commission of the City of North Salt Lake on 127 
Tuesday, April 12, 2022 by unanimous vote of all members present. 128 
 129 
__________________________________________ 130 
Wendy Page, City Recorder 131 
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