












































































































































































EXHIBIT B 

STAFF REPORT 







































Billboards in the Downtown SSL Area 
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Staff Options 
 
1. Recommendation of Approval  
 
Staff recommends approval of the application to amend the Crossing Master Plan to change the 
building type in the transit subdistrict from an urban-style multifamily building to a townhome-
style multifamily project, for the following reasons: 
 

1. The amendment supports the General Plan goal to regulate land uses based on 
compatibility with surrounding uses, residential areas, and economic feasibility, 
and to maintain residential, business, and industrial areas that are vibrant and 
where the health and safety of all are protected. 
 

2. The amendment supports the General Plan goal to enhance the quality of life in 
South Salt Lake by improving the community’s appearance, safety, education, 
positive outlook, gathering places, and positive momentum. 

 
3. The amendment supports the goal of the Crossing Master Plan to support the 

redevelopment of a critical property, and to add residential uses adjacent to the 
Downtown South Salt Lake streetcar stop.  

 
This recommendation is conditioned upon the applicant refining the proposed amended master 
plan narrative to address best practices relating to interfacing medium-density townhomes with 
urban streetscapes, and to ensure that the project will have a strong urban presence and a 
sense of arrival that is appropriate for a downtown transit-oriented development. 
 
2. Recommendation of Denial  
 
Staff recommends denial of the application to amend the Crossing Master Plan to change the 
building type in the transit subdistrict from an urban-style multifamily building to a townhome-
style multifamily project, for the following reason: 
 

1. A townhome development is incompatible with the goals of the Crossing Master 
Plan to provide an urban street presence along Central Pointe Place, State Street, 
and Main Street.  

 
3. Continuance, in order to prepare refinements to the proposed amendment and to address 
matters raised at the public hearing.   
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Development in master planned mixed use districts will incorporate the following 
elements: 

 
1. A mix of uses and building forms that are compatible with surrounding 

neighborhoods; 
2. Residential densities that are compatible with surrounding neighborhoods 

and consistent with the city's development goals; 
3. A street network that provides a connected system of blocks and connections 

as appropriate to existing streets and transit facilities; 
4. Pedestrian and bicycle paths to promote walkability and alternative 

transportation opportunities; 
5. Protection of critical natural resources and amenities; 
6. An integrated network of functional open spaces. 

 
G. Regulations. 

1. Master Plan Adoption. The master plan is deemed adopted by the land use 
authority when it establishes a master planned mixed use district. The 
regulations included within the master plan pertaining to uses, structures and 
land are enforceable by the land use authority. A public outreach process, 
including at least one neighborhood meeting, shall precede the adoption of a 
master plan. At a minimum, all property owners that are required by this title 
to be noticed prior to the district designation shall be invited to a 
neighborhood meeting. 
 

2. Amending an Adopted Master Plan. Amendments of a master plan 
adopted as part of a master planned mixed use district designation shall 
be approved using the procedure for a zoning map amendment. 

 
17.01.150 – Amendments to the Zoning Map 
 

A. Amendments to the Zoning Map. Amendments to the zoning map shall be made in 
compliance with the provisions of this chapter and Utah State Code Annotated. 
 

B. Initiating Amendments and Corrections. Any citizen, property owner, the planning 
commission, the city council, or the community development director may initiate 
proposals for change or amendment of the South Salt Lake General Plan or any 
chapter or regulation of this code or the official city zoning map. 
 

C. Application. Any person seeking an amendment to the land use code or zoning map 
shall submit an application with the community development department indicating 
the change desired and how the change will further promote the goals and 
objectives of the general plan. Application will be processed and noticed to the 
public, when applicable, according to this code and Utah Code Annotated. 
Applications will be processed in an efficient manner in order to not cause the 
applicant unwarranted delays. 
 

D. Planning Commission. The planning commission shall: 
 

1. Fulfill all duties outlined in state statute that are to be performed by the 
planning commission. 
 

2. Prepare and recommend to the city council the general plan or amendments 
to the general plan, any proposed land use ordinance or ordinances and a 
zoning map, and amendments thereto that represent the planning 



commission's recommendation for regulating the use and development of 
land within all or any part of the area of the municipality. 

 
3. Hold a public hearing on a proposed land use ordinance or zoning map 

amendment. 
 

E. City Council. The city council: 
 

1. May adopt or amend: 
i. The number, shape, boundaries, or area of any zoning district on the 

official city zoning map; 
ii. Any regulation of or within the zoning district; or 
iii. Any provision of the development code. 

2. The municipal legislative body shall consider each proposed land use 
ordinance and zoning map recommended to it by the planning commission, 
and, after providing notice as indicated in this code and Utah State Code 
Annotated and holding a public meeting, the legislative body may adopt or 
reject the ordinance or map either as proposed by the planning commission 
or after making any revision the municipal legislative body considers 
appropriate. The city council is not bound by any recommendation from the 
planning commission. 

 
Compatibility with the General Plan: 
 

Goal LU-1 – Regulate land uses based on compatibility with surrounding uses, residential 
areas, and economic feasibility. Maintain residential, business, and industrial areas that 
are vibrant and where the health and safety of all are protected. 
 
Goal TE-3 – Develop walking and bicycling as viable transportation choices for residents 
of all abilities, age, and income levels. 
 
Goal HE-1 – Seek to supply a broad range of housing types and styles with community 
sustainability in mind. 
 
Goal HE-3 – Infill housing should be encouraged. 
 
Goal HE-4 – Improve the overall home ownership ratio. 
 
Goal HE-5 – Strict development and design standards should be adopted that will result 
in desirable, modern, and attractive houses. 
 
Goal ES-3 – Enhance the quality of life in South Salt Lake by improving the community’s 
appearance, safety, education, positive outlook, gathering places, and positive 
momentum.  
 

PROJECT PROPOSAL: 
 
The Crossing Master Plan, adopted in December 15, described a concept plan and design 
standards for an 157-unit urban-style multifamily building between WinCo Foods and Central 
Pointe Place. The applicant is proposing an amendment to the master plan that would replace 
the urban-style building with 95 townhome units. The amendment consists of a revised site plan, 
street cross sections, and an updated narrative including design standards and amenities, and a 
parking ratio of 1.23 stalls per unit.  
 
 



Site Layout 
While the former building featured a 50 foot height, a wrapped parking structure, and an urban 
street presence, this project features townhome units along Central Pointe Place, Main Street, 
State Street, and the WinCo parking lot, as well as in the interior of the project. Most of the 
town homes will be three-story two-bedroom units, although 32 units will be two-story one-
bedroom units. The one-bedroom units will be toward the west of the project, arranged to 
preserve a view corridor toward the WinCo Foods Building.  Open spaces consist of a children’s 
playground, paseos in between the buildings, as well as a patio and a balcony for each unit. 
 
State Street, Main Street, and Central Pointe Place will feature units with entries facing the 
streets. The applicant is proposing a stoop and a four foot patio rail screen to provide a 
semblance of privacy for these street-facing units.  
 
In order to signify a sense of entry and arrival at the site, the applicant is proposing a large 30 
foot sign element along State Street. This sign will be integrated into the structure of the leasing 
office. In addition, there will be monument signs at the entries to the project along the access 
road that connects Central Pointe Place to the WinCo Foods and associated retail development. 
 
Architecture 
The applicant is proposing modern design that echoes many of the design elements proposed 
for the urban style building, including the use of accent shed roofs and a similar palate of 
materials. The most significant difference is the height and the change in building type. This will 
have a significant impact on the streetscape. Units will front State and Main Streets and the 
WinCo parking lot with ground-level entries. The proposed buildings will be three stories tall; 
the previous proposal was a four-story building with an extended parapet wall.  The previous 
building also included a significant entry feature – a sky bridge across the parking lot access – 
that provided a sense of arrival at the development.  
 
Amenities 
The project will include the following amenities: 
 

 Individual garages for all units 
 Washer and dryers for all units.  
 Upgraded floor coverings. 
 9 foot ceilings 
 Enhanced soundproofing between units 
 Exterior social area – a playground of 900 sf 
 Indoor common area including a library or meeting space, a fitness room and featuring 

programmed activities.  
 Rooftop terrace above the leasing office and clubhouse 
 Bike repair station 
 Recycling program 
 Compliance with the Enterprise Green Communities Criteria 

 
STAFF ANALYSIS: 
The applicant is seeking a change in the Crossing Master Plan to allow them to construct a 
townhome project, instead of an urban-style multifamily building. While staff agrees that 
townhomes are a good addition to the City’s housing mix, we are concerned about how this 
project interfaces with State Street, Main Street, and Central Pointe Place: these streets were 
given significant consideration in the approval of the initial Crossing Master Plan and the benefit 
of the proposed urban-style building was to provide a strong urban presence in an otherwise 
suburban-style commercial development.  
 



This urban presence is not only a function of the height of the building, but the manner in which 
it engages the street. Where an urban style building provides one or more  common lobby 
entrances serving the apartments, townhomes are served with a door at each residence.  
Accordingly, there will be 38 entrances onto State Street, Main Street, or Central Pointe Place. 
This can be a benefit to a project, and to the street scene. However, the intensity of street 
activity is a concern, particularly with State Street, which already has significant vehicular traffic, 
and Main Street, which will eventually have an interchange providing access onto I-80. The 
applicant is seeking to provide a sense of privacy for the units through the use of a four-foot 
screen in front of each unit, especially for those units along the streets. While staff understands 
and appreciates the value of privacy, the screens may negate the positive impact of 38 doors 
along our streetscapes.  
 
The applicant has supplied a proposed narrative to impose design standards on the proposed 
townhomes and the second multifamily project on the corner of Main Street and 2100 South. If 
the Planning Commission recommends approval of this change, staff recommends that the 
applicant work with us to craft additional language in the narrative that addresses best practices 
relating to interfacing medium-density townhomes with urban streetscapes, and ensuring that 
the project will have a strong urban presence and  a sense of arrival that is appropriate for a 
downtown transit-oriented development. This will inform the eventual plan review of the 
project, which will happen administratively by staff.  
 
Staff Options 
 
1. Recommendation of Approval  
 
Staff recommends approval of the application to amend the Crossing Master Plan to change the 
building type in the transit subdistrict from an urban-style multifamily building to a townhome-
style multifamily project, for the following reasons: 
 

4. The amendment supports the General Plan goal to regulate land uses based on 
compatibility with surrounding uses, residential areas, and economic feasibility, 
and to maintain residential, business, and industrial areas that are vibrant and 
where the health and safety of all are protected. 

5. The amendment supports the General Plan goal to enhance the quality of life in 
South Salt Lake by improving the community’s appearance, safety, education, 
positive outlook, gathering places, and positive momentum. 

6. The amendment supports the goal of the Crossing Master Plan to support the 
redevelopment of a critical property, and to add residential uses adjacent to the 
Downtown South Salt Lake streetcar stop.  

 
This recommendation is conditioned upon the applicant refining the proposed amended master 
plan narrative to address best practices relating to interfacing medium-density townhomes with 
urban streetscapes, and to ensure that the project will have a strong urban presence and a 
sense of arrival that is appropriate for a downtown transit-oriented development. 
 
2. Recommendation of Denial  
 
Staff recommends denial of the application to amend the Crossing Master Plan to change the 
building type in the transit subdistrict from an urban-style multifamily building to a townhome-
style multifamily project, for the following reason: 
 

2. A townhome development is incompatible with the goals of the Crossing Master 
Plan to provide an urban street presence along Central Pointe Place, State Street, 
and Main Street.  

 



3. Continuance, in order to prepare refinements to the proposed amendment and to address 
matters raised at the public hearing.   

 
ATTACHMENTS: 

1. Proposed Master Plan Narrative 
2. Proposed Townhome Site Plan, Street Cross Sections, Building Floor Plans, Renderings, 

and Street Furnishings 
3. Existing Crossing Master Plan – available by reference at the following URL: 

 
https://sslc.com/uploads/departments/ComDevelopment/The_Crossing_Master_Plan_Adopted.pdf 
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