
  
 
 

PLANNING COMMISSION 
MEETING AGENDA 

AUGUST 30th 2022 
City Council Chambers – 4580 S 2300 E 

 
Some Planning Commission members may be participating virtually in this in-person meeting. Interested parties are 
encouraged to watch the video stream of the meeting on the City of Holladay webpage. Participation in public hearings 
portions of the meeting can be accomplished in either of the following ways: 
 

• In-person attendance: at Holladay City Hall 
• Emailed comments: must be received by 5:00 pm on 08/29/2022 to the Community and Economic Development 

Department; jteerlink@cityofholladay.com 
 

 
AGENDA 
 

6:00 PM   CONVENE REGULAR MEETING – Public Welcome & Chair Opening Statement 
 
 
PUBLIC HEARING 
 

1. Text Amendment – General Plan 2016 – Chp. 5; Moderate Income Housing  
 Review and recommendation to City Council on proposed amendments to Chapter 5, Moderate Income Housing in 

the 2016 City of Holladay General Plan. Amendments complete statutory obligation to requirements recently passed 
by the Utah State Legislature.    File #04-6-03-7 

 
 
ADJOURN 

 
 
 
 
 
 
 
 
 
 
 
 
 
CERTIFICATE OF POSTING 
 I, Stephanie N. Carlson, the City Recorder of the City of Holladay, certify that the above agenda notice was posted at City Hall, the City 
website www.cityofholladay.com, the Utah Public Notice website www.utah.gov/pmn, and was emailed to the Salt Lake Tribune and Deseret News and others who have 
indicated interest. 
 

DATE POSTED:  *Stephanie N. Carlson MMC, City Recorder 
City of Holladay 

Reasonable accommodations for individuals with disabilities or those in need of language interpretation service can be provided upon request.  For assistance, please 
call the City Recorder’s office at 272-9450 at least three days in advance.  TTY/TDD number is (801)270-2425 or call Relay Utah at #7-1-1 

mailto:jteerlink@cityofholladay.com
http://www.cityofholladay.com/
http://www.utah.gov/pmn


The Chair shall call the meeting to order at the appropriate time, greet the people, and read the 
following statement:  
 

• The City of Holladay Planning Commission is a volunteer citizen board whose 
function is to review land use plans and other special studies, make 
recommendations to the City Council on proposed zoning map  and ordinance 
changes, and approve conditional uses and subdivisions. 

 
• The Planning Commission does not initiate land use applications; rather acts on 

applications as they are submitted. Commissioners do not meet with applicants 
except at publicly noticed meetings. 

 
• Commissioners attempt to visit each property on the agenda, where the location, 

the nature of the neighborhood, existing structures and uses related to the 
proposed change are noted. 

 
• Decisions are based on observations, recommendations from the professional 

planning staff, the City’s General Plan, zoning ordinance and other reports, by all 
verbal and written comments, and by evidence submitted, all of which are part of 
the public record. 

 
• Meeting procedure can be found on the back of the agenda. 

 
 



 

Rules of the City of Holladay Planning Commission for Public Hearings 
 

 

 

The Planning Commission Chair or Vice Chair is the Presiding Officer and will conduct 

the hearing. 

 

1. Introduction.  The Presiding Officer informs those attending of the procedure 

and order of business for the hearing. 

2. Staff Presentation. City Staff briefly introduces the request that prompted the 

public hearing.  The presentation shall not last more than five minutes. 

3. Sponsor Presentation.  If desired, the applicant or his/her representative may 

also make a presentation.  The presentation shall not last more than fifteen 

minutes. 

4. Public Comment.  The Presiding Officer asks for public comment on the 

matter before the Commission.  Comments are limited to three minutes and 

speakers are allowed to speak only once. Speakers are requested to: 

(a)   Complete the Citizen Comment Form 

(b)   Wait until recognized before speaking 

(c)   Come to the microphone and state their name and address for the record 

(d)   Be brief and to the point 

(e)   Not restate points made by other speakers 

(f)   Address questions through the Presiding Officer 

(g)   Confine remarks to the topic 

(h)   Avoid personalities 

 

After each citizen has spoken, Commission members may ask questions of  

the participant before the Presiding Officer resumes or closes the hearing. 

 

5. Applicant Summation/Response.  Following citizen comment and questions 

by the Commission, the applicant shall be given an opportunity to give up to 

fifteen minutes summation and/or response prior to closing of the public 

hearing.        

6. Closing the Hearing. If there is no further public comment, questions by 

Commission members, or final response by the applicant, the Presiding 

Officer shall conclude the hearing at least ten minutes in advance of a 

subsequently scheduled public hearing.  The Commission may vote to extend 

the public hearing past the starting time of a subsequent public hearing. 

7. Consideration of Item.  At the close of the public hearing, the Commission 

shall consider the item, discuss its merits and vote on the matter or vote to 

continue it at a future meeting. 

 





  
HB 462 COMPLIANCE PROPOSAL REVIEW 
 
Staff has prepared a fairly comprehensive revision to the currently adopted Chapter 5 language. These amendments 
address a long-range vision and purpose of the chapter and are summarized as follows: 

 Updated use of comparable terms referenced by statuary language  
 Removal/replacement of references goals that are either accomplished by the city or in need of clarification 

with updated objectives of similar purpose and scope.  
 Condense redundant references or statements   

 
LONG RANGE GOAL REVISION: 
Staff is confident that the predominant goal for Moderate Income Housing is clearly stated in Chapter 5 of the 2016 
General Plan: 
 

1. Provide the opportunity for development of housing options for different ages, lifestyles, and incomes; 
2. Accommodate additional new dwellings by focusing appropriate additional dwellings within existing and 

redeveloping neighborhoods and mixed-use districts, throughout the City; 
 
However, an additional statement is recommended; 
 

“Provide a diversity of housing through a range of types and development patterns to expand 
housing product types which support moderate-income housing options available to existing and 
future residents.” 

 
STRATEGY, IMPLEMENTATION & ACTION REVISION:  
According the previous goals set by the city and given the land use challenges Holladay must address (see “Goals 
Challenges”) the CED staff propoes six (6) strategy efforts from the list of twenty-four (24) provided in HB 462. 
 
 

STRATEGY 1.  
Study, update and rezone specific locations to 
allow for mixed‐use residential development for 
higher density or moderate income 
residential development such 
as; commercial, mixed-use 
zones near major transit 
investment corridors, 
commercial centers, or 
employment centers; 
 

STRATEGY 2.  
Study infill opportunities which 
facilitate new MIH within existing 
residential zones. 

 
STRATEGY 3: 

Collaborate with existing 
redevelopment agency 
partners to utilize funds 
set aside to locate and 
establish MIH housing  

 
STRATEGY 4:  
Study unforeseen impediments to residents related 

current regulations creating/maintaining 
internal or detached accessory 

dwelling units (ADU) in 
residential zones and review 
reduced regulations  
 
 

STRATEGY 5.  
Reduce, waive, or eliminate 

impact fees related to moderate income 
housing; 

  
 
STRATEGY 6.  
Study with intent to reduce 
parking requirements for 

residential developments 
 

 
 
 
 
 
 
 
 
 
 





Five-Year Needs Estimate 

2020 Shortage 
Renter 

Households 
Affordable 
Rental Units 

Available 
Rental Units 

  Affordable Units 
‐ Renter Households 

  Available Units 
‐ Renter Households 

≤ 80% HAMFI  10,610  17,615  11,139  7,005  529 

≤ 50% HAMFI  6,185  6,150  2,799  ‐35  ‐3,386 

≤ 30% HAMFI  2,875  1,300  189  ‐1,575  ‐2,686 

           

2018 Shortage 
Renter 

Households 
Affordable 
Rental Units 

Available 
Rental Units 

  Affordable Units 
‐ Renter Households 

  Available Units 
‐ Renter Households 

≤ 80% HAMFI  1,718  2,665  1,745  947  27 

≤ 50% HAMFI  865  1,205  495  340  ‐370 

≤ 30% HAMFI  400  225  30  ‐175  ‐370 

           

PROGRESS 
Renter 

Households 
Affordable 
Rental Units 

Available 
Rental Units 

  Affordable Units 
‐ Renter Households 

  Available Units 
‐ Renter Households 

≤ 80% HAMFI  8,892  14,950  9,394  6,058  502 

≤ 50% HAMFI  5,320  4,945  2,304  ‐375  ‐3,016 

≤ 30% HAMFI  2,475  1,075  159  ‐1,400  ‐2,316 

   



CITY OF HOLLADAY 
NOTICE OF PLANNING COMMISSION 
PUBLIC HEARING – GENERAL PLAN AMENDMENT, MODERATE INCOME HOUSING ELEMENT 
 
 
NOTICE IS HEREBY GIVEN that the Holladay City Planning Commission will hold a public hearing on 
Tuesday, August 30th 2022, at 6:30 pm. The purpose of this public meeting is adoption of the Moderate 
Income Housing Element to the General Plan (Chapter 5). The proposed amendment is not applicable to 
any specific location, but would apply generally throughout the City and will comply with new 
requirements adopted State Legislature during the 2022 Legislative Session. Following the first public 
hearing, the Planning Commission will forward a recommendation to the City Council. The City Council 
will make a final decision in a separate meeting.  
  
A draft of the Moderate Income Housing Element will be available for review starting August 22nd, 2022 
on the City's website, www.cityofholladay.com or during regular business hours at the Holladay City 
offices, 4580 S 2300 E, Holladay UT 84117.  
 
Dated this 17th day of August, 2022 
 
PUBLISHED BY ORDER OF THE HOLLADAY CITY PLANNING COMMISSION 
Jonathan Teerlink, Community Economic Development Director 
 
CITY OF HOLLADAY 
NOTICE OF CITY COUNCIL PUBLIC HEARING 
GENERAL PLAN AMENDMENT, MODERATE INCOME HOUSING ELEMENT 
 
 
 
NOTICE IS HEREBY GIVEN that the Holladay City will hold a public hearing before the Planning 
Commission on Thursday September 8th 2022 or soon thereafter The purpose of these is public 
meetings is adoption of the Moderate Income Housing Element to the General Plan (Chapter 5). The 
proposed amendment is not applicable to any specific location, but would apply generally throughout 
the City and will comply with new requirements adopted State Legislature during the 2022 Legislative 
Session.  
  
A recommended draft of the Moderate Income Housing Element will be available for review on the 
City's website, www.cityofholladay.com or during regular business hours at the Holladay City offices, 
4580 S 2300 E, Holladay UT 84117.  
 
Dated this__ day of August, 2022 
 
PUBLISHED BY ORDER OF THE HOLLADAY RECORDER 
Stephanie Carlson  
 

http://www.cityofholladay.com/
http://www.cityofholladay.com/


 
 

 
 
 

 
 

 
NOTICE TO AFFECTED ENTITIES 

PUBLIC MEETING & HEARING 
GENERAL PLAN AMENDMENT  

THE CITY OF HOLLADAY  
 
 
 
PUBLIC NOTICE is given pursuant to Utah Code, annotated 17-27a-203, and being sent to those entities 
entitled to such notice.  
 
 
PLEASE TAKE NOTICE: That the City of Holladay intends to revise and adopt the Moderate Income 
Housing Element to the General Plan to ensure compliance with new requirements adopted by the State 
Legislature during the 2022 Legislative Session. The legislative changes include updated Moderate 
Income Housing Strategies and implementation requirements.  
 
 
The public and each of the affected entities are invited to provide information for Holladay to consider in 
the process of reviewing the proposed plan adoption. Interested  
 
 

The Planning Commission will hold a PUBLIC HEARING on the proposed amendment  
Tuesday August 30th at 6:00 PM. 

 
The City Council will hold a 2nd PUBLIC HEARING on the proposed amendment  

Thursday September 8th at 6:00 PM or soon thereafter. 
 
 
Comment and inquiries for additional information on the proposed amendment to the Holladay City 
General Plan may be sent to: 
 
 
 
Jonathan Teerlink,  
CED, Director 
801-527-3890   
email: jteerlink@cityofholladay.com 
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• Disconnected or isolated parcels and scarcity of developable land 1 
• Direct resident opposition to increases to dwelling density and location of new dwellings 2 
• Lack of zoning options/tools 3 
• Holladay’s elevated land values and exclusivity. 4 
• Holladay’s unique median age and household income demographic 5 
• Sensitive lands development, i.e. floodplains and fault lines, designed to limit housing placement 6 

 7 
CURRENT POPULATION 8 
**Demographic statistics for this section are currently being finalized;   9 

• Demographic data from the most recent U.S. Census or American Community Survey 10 
supplemented with any jurisdictional annual surveys  11 

• Chart of how the population has changed over the past five to ten years  12 
• Number of households within targeted income groups (< 80% AMI, < 50% AMI, and < 30% AMI)  13 

 14 
CURRENT HOUSING  AVAILABILITY AND MODERATE INCOME HOUSING NEED  15 
**Demographic statistics for this section are currently being finalized;   16 

• Total number of housing units  17 
• Breakdown of housing units by:  18 

o Occupancy (renter-occupied or owner-occupied) 19 
o  Size (number of bedrooms)  20 
o ADUs (number of internal and detached units) o Quality (“new,” “dilapidated,” etc.)  21 

• Affordability of existing housing stock for targeted income group – as per Utah Affordable Housing 22 
Database, managed by the Utah Department of Housing and community Development.  23 

 24 
Past Moderate Income Housing Plans, including the City’s most recent report to the State in 2017 have 25 
estimated that between 18-28 percent of all dwellings in Holladay are moderately priced (80%) of AMI. 26 
(See Appendix) For the targeted very-low, and low-income households, however, there are few of these 27 
units available that are affordable to households below 50 percent of AMI. (Approximately $41,000 or 28 
less) 29 
 30 
In order to determine the availability of moderate income housing, or the opportunity for low- to 31 
moderate income households to live in the City, this section defines “moderate income” for the targeted 32 
income groups as moderate income at 50-80 percent, low income at 30-50 percent, and very low income 33 
at 0-30 percent of the AMI in Salt Lake County. (Not Holladay). The FY 2019 HUD AMI1 is $82,700. Given 34 
this AMI, the targeted income group cut-offs, with moderate income home price ranges for sale and rental 35 
product are shown in the following two tables.1 36 

                                                           
1 The HUD AMI figure is released annually. It is based on a median family income and used as a standard figure across all HUD programs. Although it is a family income, it is the standard figure 
used by HUD and other housing programs, as well as affordability studies and consolidated plans, even when compared against households. This is to maintain comparability across programs 
and studies. source: U.S. Census Bureau; 2013-2017 American Community Survey 5-year Estimates 
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 1 

DWELLINGS THAT PAY MORE THAN 30% OF GROSS INCOME FOR RENT ARE “BURDENED”.  2 

 3 
According to the table immediately above 41.2% of residents in occupied rental dwellings are paying more 4 
than 30% of gross income for rent.  This is considered to be “burdened” or at the threshold for housing 5 
affordability by H.U.D.  6 



Draft Amendments 
Planning Commission August 2022 
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RELATED HOUSING DATA  1 

• It is estimated that the 3:1 ratio of single family detached (SFD) dwellings to duplex and multi-2 
family housing will change to a 60% single family vs. 40% multi-family split in the coming years as 3 
the popularity of such homes declines and the amount of available space and cost of SFD becomes 4 
increasingly expensive. 5 

• According to data supplied by the Wasatch Front Multiple Listing Service and UtahRealEastate.com, 6 
the median sales price of a single family home in Holladay’s three zip codes for 2018 is actually 7 
$531,000.  8 

• This dramatic increase in just the last few years inhibits the ability of many individuals and families 9 
to rent or purchase an affordable single family dwelling.  10 

• Added to this challenge is important information provided by the State of Utah Workforce Services 11 
2018 Affordable Housing Report that outlines other various issues related to supply and 12 
availability.  13 

FORECAST OF MODERATE INCOME HOUSEHOLDS AND HOUSING NEED  14 
**Demographic statistics for this section are currently being finalized;   15 
 16 
5-YEAR AND 10-YEAR POPULATION PROJECTIONS 17 
Holladay is the smallest municipality in both area and population in Salt Lake County. The population is 18 
projected to increase from 31,413 in 2015 to 35,883 by 2040, based on projections from the Governor’s 19 
Office of Management and Budget. Projections indicate upwards of 4000 people could be added to the 20 
population of Holladay between  and 2040 a total increase of about 12% over the next 20 years. Some of 21 
this projected growth will be attributed to the in-migration of younger, larger families.  22 
 23 
Low, medium, and high population projections for the next five and ten years  24 
**INSERT POPULATION FORECAST CHART 25 
 26 
Estimate of percentage of the population that will fall within targeted income levels and special needs 27 
groups over the next five and ten years  28 
**INSERT FORECAST CHART 29 
 30 
5-YEAR AND 10-YEAR MODERATE INCOME HOUSING NEED 31 
Based on current averages for household size, a significant number of new dwelling dwellings will be 32 
needed to accommodate this growth.  At the present time, city staff has doubts that more than four 33 
thousand new residents will be added by that time, although it is not impossible. 34 
 35 
However, due to the fact that Holladay has little or no available land, except at the old Cottonwood Mall 36 
site now known as Royal Holladay Hills, in which to construct new dwellings, accommodating new future 37 
populations will have to be done by other more creative means including infill development, mixed use, 38 
allowing for more vertical development in the community, and accessory dwelling units (ADU’s)   39 
 40 
 41 
 42 
 43 
 44 
 45 
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MODERATE INCOME HOUSING IMPLEMENTATION STRATEGIES 1 
 2 
MODERATE INCOME HOUSE OVERALL GOAL 3 
As stated at the beginning of this chapter, the focus of this chapter is to: provide a diversity of housing 4 
through a range of types and development patterns to expand the moderate income housing options 5 
available to existing and future residents. 6 
 7 
As previously noted, this General Plan proposes that to accommodate a wide range of housing options, 8 
including moderately priced dwellings, the following strategies are identified and implementation 9 
measures intended to set a course of achievable, measurable actions to provide medium and long-range 10 
guidance which reflect market and socio-demographic conditions. 11 
 12 
STRATEGIES & IMPLEMENTATION PLANS 13 
 14 
STRATEGY 1.  15 
Study, update and rezone specific locations to allow for mixed-use residential development for higher 16 
density or moderate income residential development such as; commercial, mixed-use zones near major 17 
transit investment corridors, commercial centers, or employment centers; 18 
 19 

ACTION: The Community and Economic Development Department will collaborate with city 20 
leadership and local stakeholders to study and review potential housing related amendments 21 
to the ORD commercial zone by December 31st 2022 to facilitate new moderate housing types 22 
in this major employment center.  23 
 24 
ACTION: The Community and Economic Development Department will collaborate with city 25 
leadership to adopt new mixed-use zone designation for the Holladay Crossroads Small Area 26 
Master Plan by December 31st 2022, as a transit oriented, mixed use zone available for multi-27 
family residential development.      28 
 29 
ACTION: The Community and Economic Development Department will collaborate with city 30 
leadership to study and review potential housing related amendments to the C-1 and C-2 31 
commercial zones by December 31st 2023 to recommend facilitating additional housing types 32 
in these mixed-use zones. 33 

 34 
STRATEGY 2.  35 
Study infill opportunities which facilitate new MIH within existing residential zones 36 

 37 
 ACTION: The Community and Economic Development Department will collaborate with city 38 

leadership to study and review potential infill zones related amendments to existing lower 39 
density residential zones by December 31st 2024, this study may not directly represent a 40 
change in zoning density, but rather the allowance for the use of unproductive, vacant land for 41 
homes that would otherwise be “locked up” by the prohibition of this key development 42 
pattern. 43 

 44 
 45 
 46 
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