PLANNING COMMISSION STAFF REPORT

Cannon Wards Parking Expansion

Conditional Use

PLNPCM2009-00734
1315 South 1200 West Street Planning Division

July 28, 2010 Department of Community
and Economic Development

Applicant: Troy Anderson

. Request
Staff: Katia Pace, 535-6354, o ]
katia.pace@slcgov.com This is a request by Troy Anderson, architect for the LDS Church, for a
conditional use to expand the parking lot for the Cannon 3 and 4 Wards. The
Tax ID: 15-11-358-014 applicant proposes to demolish a single family residence located at 1315 South
1200 West Street in order to expand the parking lot. The property is located in the
Current Zone: R-1/5,000 R-1/5,000 (Single-Family Residential) zoning district.

Master Plan Designation:
West Salt Lake Master Plan,

Staff Recommendation

Low Density
Based on the findings listed in the staff report, it is the Planning Staff’s opinion
Council District: that overall the project meets the applicable standards and therefore recommends
District 2, Van Turner that the Planning Commission approve Petition PLNPCM2009-00734 with the
, _ following conditions:
Community Council 1. Thatthe interior parking lot and required perimeter setbacks and buffers

Glendale, Randy Sorensen will be landscaped according to the requirements found in Section 21A.48

Lot Size: 10,890 square feet Landscaping and Buffers. _ o

That the Planning Commission accepts the Housing Mitigation Report.
To combine the lots with one legal description.

To obtain a demolition permit for the existing single-family dwelling.
Applicable Land Use Petition shall be subject to compliance with all department comments

Regulations: contained in Attachment C — Department Comments.

= 21A.54.080 Standards for
Conditional Uses

= 21A.24.070 R-1/5,000
Single-Family Residential

Current Use: Single Family

agkrwn

Notification:
= Notice mailed 7/16/10
= Sign posted 7/16/10
= Posted to Planning Dept and
Utah State Public Meeting
websites 7/16/10

Attachments:

Site Plan
Department Review
Photos

Public Comments
Housing Mitigation
Report

moow>
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VICINITY MAP

Background

Project Description

This is a request for a conditional use to expand the parking lot for the Cannon 3 and 4 Wards. The
applicant proposes to demolish a single family residence located at 1315 South 1200 West Street in order
to expand the parking lot. The property is located in the R-1/5,000 (Single-Family Residential) zoning
district.

In 2005 the LDS Church acquired this property with the specific objective of demolishing the existing
house and adding approximately 20 additional parking spaces for the adjacent meetinghouse to the north.
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The existing meetinghouse currently has 71 parking spaces. Over the years, the demographics of the
surrounding neighborhood, community, and Salt Lake City have become more religiously diverse. As a
result, there is less density of church membership within the immediate surrounding neighborhood
requiring more parking to support the demand.

The lot size of the subject property is 10,890 square feet and the size of the principal structure is 875
square feet. The house is reported to be 108 years old, and is in a state of deterioration. This condition
already existed before the applicant purchased the property. The house has been boarded-up for five
years since the church purchased the property. It is not currently part of the housing stock in the area.

The zoning of surrounding properties is Single-Family Residential (R-1/5,000) and Single and Two
Family Residential (R-2) north of California Avenue, and Neighborhood Commercial (CN) and Single-
Family Residential (R-1/7,000) south of California Avenue. The house and the church are the only uses
on the western half of the block. The property is a corner property. The house faces 1200 West, but the
south side yard faces California Avenue, an arterial road with high traffic levels and other non-residential
uses.

Housing Mitigation Ordinance

According to Section 18.97, Mitigation of Residential Housing Loss from Rezoning, of the Salt Lake City
Code “any petition for a conditional use permit to authorize or expand vehicle parking in residential zones
that includes within its boundaries residential dwelling units, may not be approved until a housing
mitigation plan shall have been approved by the city.” Furthermore, “in the event of a conditional use
permit, said report will be submitted to the City’s Planning Director. The report will be duly evaluated,
considered and included in the decision regarding any conditional use permit.”

Housing Mitigation Report

The applicant submitted a Housing Mitigation Plan. After reviewing the applicant’s plan, the Planning
Staff prepared a Housing Mitigation Report stating the factual basis for supporting the decision dealing
with the housing mitigation component of this request. See Attachment E for a copy of the Housing
Mitigation Report.

In the report the Planning Director determined that a fee of $1,575.00 is required to mitigate the loss of
the housing unit. If the Planning Commission approves this project and the Housing Mitigation fee, this
fee will be deposited into the Salt Lake City Housing Trust Fund before the issuance of the necessary
demolition permits.

Comments

Public Comments

On September 22, 2009, the Glendale Community Council passed a motion supporting the proposal to
demolish the house and install parking by unanimous vote. A letter from the Glendale Community
Council can be found in Attachment D.

City Department Comments

The comments received from pertinent City Departments / Divisions are attached to this staff report in
Attachment B. The Planning Division has not received comments from the applicable City Departments /
Divisions that warrant denial of this request.
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Analysis and Findings

Options

Denial of the petition will result in the property continuing to be a single-family residence. At the
moment the house is considered by the Salt Lake County Assessor’s to be a “Salvage Residence”, so
rehabilitation would be necessary before the property becomes livable again.

Findings

21A.54.080 - Specific Standards: A conditional use shall be approved unless the evidence presented
shows that one (1) or more of the standards set forth in this subsection cannot be met. The Planning
Commission may request additional information as may be reasonably needed to determine whether the
standards of this subsection can be met.

1. Master Plan and Zoning Ordinance Compliance: The proposed conditional use shall be:

a. Consistent with any policy set forth in the City-Wide, Community, and Small Area Master
Plan and future land use map applicable to the site where the conditional use will be
located, and

Finding: The West Salt Lake Community Master Plan, 1995, is silent regarding the
location of institutions. At the same time that the plan encourages California Avenue to
reverse the decline of neighborhood commercial, it also recognizes this area as a potential
redevelopment area for housing.

According to the Salt Lake City Community Housing Plan, adopted in 2000, “the City
Council supports policies and programs that preserve or replace the City’s housing stock,
including the requirement of, at a minimum, a unit-for-unit replacement or a monetary
contribution by developers to the City’s Housing Trust Fund in lieu of replacement.”
Since the proposed expansion involves the demolition of a housing unit, a Housing
Mitigation Fee will be required; this fee will go in the City’s Housing Trust Fund to be
used towards new housing units in the City. The applicant is willing to donate to the
City’s Housing Trust Fund.

b. Allowed by the zone where the conditional use will be located or by another applicable
provision of this title.

Finding: A Place of Worship, less than 4 acres, is an institutional land use that is a
conditional use in the R-1/5,000 zoning district. Since the land use is changing from
residential to an addendum to an institutional use, the Planning Staff finds that this change
is consistent with the Salt Lake City’s Zoning Ordinance.

2. Use Compatibility: The proposed conditional use 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 where the proposed conditional use

will be located will provide access to the site without materially degrading the service level
on such street or any adjacent street;
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Finding: The existing driveway approaches are located north and south of the
meetinghouse on 1200 West. The proposal is to expand the south parking lot and no
additional driveway approach is requested. No substantial change in the number of patrons
attending the meetinghouse is expected.

b. Whether the type of use and its location will create unusual pedestrian or vehicle traffic
patterns or volumes that would not be expected with the development of a permitted use,
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 proposed use which will adversely impact the reasonable use
of adjacent property;

iii. Hours of peak traffic to the proposed use and whether such traffic will unreasonably
impair the use and enjoyment of adjacent property; and

iv. Hours of operation of the proposed use as compared with the hours of
activity/operation of other nearby uses and whether the use, during hours of operation,
will be likely to create noise, light, or other nuisances that unreasonably impair the use
and enjoyment of adjacent property;

Finding:

= Both existing driveway approaches are located on 1200 West which is a residential
local class roadway.

= The hours of operation will remain the same, Sunday’s services in the morning and
afternoon and other activities sporadically during the week. Activities during the week
will generate less traffic and require less parking than Sunday activities.

= The parking is currently lit by street light poles and by wall mounted lights on the sides
of the building. No additional lighting is being proposed.

= This request will not increase traffic on the site. The additional parking will alleviate
on-street parking that currently burdens the neighbors.

c. Whether the internal circulation system of any development associated with the proposed
use will be designed to mitigate adverse impacts on adjacent property from motorized,
non-motorized, and pedestrian traffic;

Finding: Planning staff has considered the above factors and has determined that the
proposed conditional use will be compatible with the character of the area where the use
will be located.

d. Whether existing or proposed utility and public services will be adequate to support the
proposed use at normal service levels and will be designed in a manner to avoid adverse
impacts on adjacent land uses, public services, and utility resources;

Finding: As part of the demolition of the existing home, the water lateral will need to be

capped at the main and water meter removed, the sewer lateral will need to be cut, capped,
and blocked at the property line.
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e. 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 use; and

Finding: According to Section 21A.48 Landscaping and Buffers, the applicant will be
required to provide the following:
1. Approximately 30 feet of landscaped front yard setback.
2. Ten feet of landscaped corner side yard. The applicant proposes to create a 4 foot
high hedge wall to shield the parking lot from California Avenue.
3. Seven foot landscaped rear yard. The applicant proposes a chain link fence with
vinyl slats along the rear yard; this fence is a continuation of the existing fence
between the residential abutting land uses.

f.  Whether detrimental concentration of existing non-conforming or conditional uses
substantially similar to the use proposed is likely to occur based on an inventory of uses
within one-quarter (1/4) mile of the exterior boundary of the subject property.

Finding: No detrimental concentration of similar uses was found.

3. Design Compatibility: The proposed conditional use shall be compatible with the character of the
area where the use will be located with respect to:

a. Site design and location of parking lots, access ways, and delivery areas;

Finding: This is an existing parking lot that will be expanded. The access ways will
remain the same, and there are no proposed delivery areas.

b. Whether the proposed use, or development associated with the use, will result in loss of
privacy, objectionable views of large parking or storage areas; or views or sounds of
loading and unloading areas; and

Finding: Planning staff does not anticipate a change that would impact the adjacent
properties. A four foot high hedge will be placed on the corner side yard where the
parking lot faces California Avenue. Additional landscaping is proposed along 1200 West
and along the east boundary line between the residential properties abutting this property.

c. Intensity, size, and scale of development associated with the use as compared to
development and uses in the surrounding area.

Finding: The expansion of the parking lot will not detract from the current development

pattern of the surrounding neighborhood. The land use is compatible with other non-
residential uses along California Avenue.
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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.

Finding: The request does not include new construction or modification of the structure.

4. Detriment to Personsor Property: The proposed conditional use shall not, under the
circumstances of the particular case and any conditions imposed, be detrimental to the health,
safety, and general welfare of persons, nor be injurious to property and improvements in the
community, existing surrounding uses, buildings, and structures. The proposed use shall:

a.

b.
C.

Not emit any known pollutant into the ground or air that will detrimentally affect the
subject property or any adjacent property;

Not encroach on any river or stream, or direct runoff into a river or stream;

Not introduce any hazard or potential for damage to an adjacent property that cannot be
mitigated,

Be consistent with the type of existing uses surrounding the subject property; and
Improve the character of the area by encouraging reinvestment and upgrading of
surrounding properties.

Finding: Planning staff finds that the proposed conditional use will not be detrimental to
the health, safety, and general welfare of persons, nor be injurious to property and
improvements in the community, existing surrounding uses, buildings, and structures.

5. Compliance with Other Applicable Regulations: The proposed conditional use and any
associated development shall comply with any other applicable code or ordinance requirement.

Finding: Approval of the requested conditional use amendment will be subject to meeting
all applicable City ordinances including:
1. A subdivision amendment consolidating the two existing parcels into one lot
according to Section 21A.24.070.G of the SLC Zoning Ordinance.
2. To obtain a demolition permit the applicant will be required to get approval from
the Housing Advisory and Appeals Board.
3. Since this proposal requires the demolition of a residential housing unit, the
applicant will be required to follow the regulations of the Mitigation of Residential
Housing Loss Ordinance (Section 18.97 of the Salt Lake City Code.)

Final plans will be reviewed during the building permit process for compliance with all
applicable City codes and ordinances. Subject to the recommendations contained within
this staff report, staff finds the application is generally in compliance with all other
applicable regulations.
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Attachment A
Site Plan

PLNPCM2009-00734 Cannon Wards Parking Expansion Published Date: 7/22/10












Attachment B
Department Review
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Attachment C
Photos
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Attachment D
Public Comments
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Attachment E
Housing Mitigation Report
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HOUSING LOSS MITIGATION
REPORT TO THE PLANNING COMMISSION

Cannon Wards Parking
Housing Mitigation Report
Case #PLNPCM2009-00734

Department of Community

and Economic Development

Background ,

This is a request by Troy Anderson, architect for the LDS Church, for a conditional use to
expand the parking lot for the Cannon 3 and 4 Wards. Specifically, the applicant proposes to
demolish a single family residence located at 1315 South 1200 West Street in order to expand the
parking lot. The property is located in the R-1/5,000 (Single-Family Residential) zoning district.

In 2005 the LDS Church acquired this property with the specific objective of demolishing the
existing house and adding approximately 20 additional parking spaces for the adjacent church
meetinghouse to the north. The existing meetinghouse currently has 71 parking spaces. Over
the years, the demographics of the surrounding neighborhood, community, and Salt Lake City
has become more religiously diverse. As a result, there is less density of church membership
within the immediate surrounding neighborhood requiring more parking to support the demand.

On September 22, 2009, the Glendale Community Council passed a motion supporting the
proposal to demolish the house and install parking by unanimous vote.

The lot size of this property is 10,890 square feet and the size of the principal structure is 875
square feet. The house is reported to be 108 years old and was in a state of deterioration and
aged obsolescence needing repairs and refurbishment when purchased. The Salt Lake County
tax records show the appraised value for the house to be $45,600.00.

Robert Marshall, an architect selected by the applicant, has estimated the replacement cost for
this type of home to be approximately $77,000.00 or $88.00 per square foot (see Attachment C).
The Salt Lake City’s Building Service Division uses a low estimate cost for single family houses
located in Salt Lake City to be $98.95 per square foot.

Analysis
Impacts on the Residential Character of the Area

The zoning of surrounding properties is Single-Family Residential (R-1/5,000) and
Neighborhood Commercial (CN) across the street. The property faces 1200 West, but the south
side yard faces California Avenue, an arterial road with high traffic levels and other non-
residential uses.
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Existing Housing

This property is in a state of deterioration, This condition already existed before the applicant
purchased the properties. The house has been boarded-up for five years since the church
purchased the property. It is not currently part of the housing stock in the area.

A

Housing Policy Plan

According to the Salt L.ake City Community Housing Plan, adopted in 2000, “the City Council
supports policies and programs that preserve or replace the City’s housing stock, including the
requirement of, at a minimum, a unit-for-unit replacement or a monetary contribution by
developers to the City’s Housing Trust Fund in lieu of replacement.”

Housing Mitigation Ordinance

According to Section 18.97, Mitigation of Residential Housing Loss from Rezoning, of the Salt
Lake City Code “any petition for a conditional use permit to authorize or expand vehicle parking
in residential zones that includes within its boundaries residential dwelling units, may not be
approved until a housing mitigation plan shall have been approved by the city.” Furthermore,
“in the event of a conditional use permit, said report will be submitted to the City’s Planning
Director, The report will be duly evaluated, considered and included in the decision regarding
any conditional use permit.” Since this proposal requires the demolition of a residential housing
unit, the applicant is required to follow the regulations of the Mitigation of Residential Housing
Loss Ordinance (Section 18.97 of the Salt Lake City Code.)

Housing Mitigation Loss Option
The Mitigation of Residential Housing Loss Ordinance outlines three options for mitigating
residential loss. These options are as follows:
A. Replacement Housing.
B. Fee based on difference between housing value and replacement costs.
C. Enhanced value, where deteriorated housing exists, not caused by deliberate indifference
of land owner.,

The applicant submitted a Housing Mitigation Plan (see Attachment A). In the plan the applicant
requested to pay the Flat Fee Mitigation Payment due to the state of deterioration of the
structure. Since conditions for a Flat Fee Mitigation Payment where not present in this situation,
the City has allowed the applicant to request the value of the fee to be calculated according to
Option C as explained above. Subsequently, another Housing Mitigation Plan was submitted by
the applicant (see Attachment B). The calculation used in this report is different from the
method used by the applicant.

Housing Mitigation Fee — Option C

The following is an explanation on how the Housing Mitigation Fee was calculated using Option
C where the housing requested to be demolished is deteriorated.
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Enhanced Value

The enhanced value was calculated by averaging the value per square feet of the principal
building for four properties in the neighborhood that were recently sold. The list of these
properties was provided by the applicant. Planning used the values from the Salt Lake County
Assessor’s Office for the value of the buildings (see Attachment D). These buildings are single
family residential units, without a basement, and similar in square footage as the subject
property. They are also located in the same neighborhood as the subject property. The
enhanced value is equal to $91.67 per square feet.

| ; ; Building
Land Square Bullding i Value Per
Address ‘ . Land Value Square: Building Value
, Footage 0 Square
. . Footage ~ ‘
. ~ Footage
821S. Emery 8,712 $56,300 976 $83,400 $85.45
1325 W. 1300S. 8,276.4 $53,200 902 $77,500 $85.92
1101 S. Emery St. 6,098.4 $46,200 874 $83,200 $95.19
1142 S. Redwood Rd. 7,840.8 $51,800 800 $80,100 $100.12
Average Building Value Per Square Footage $91.67

Replacement Cost

The replacement cost was calculated by averaging the cost for a single family house per square
footage that the applicant has provided which is $88.00, and the cost the Building Services
Division uses which is $98.95. The replacement cost is equal to $93.47 per square feet.

Housing Mitigation Fee

The housing mitigation fee was prepared by calculating the difference between the enhanced
value of the housing unit planned to be demolished and the replacement cost of building a new
unit of similar square footage excluding land values. The housing mitigation fee is equal to
$1,575.00.

G Building | Replacement RSl ibaeat Enhanced | ‘Enhanéed o
Address Square CostPer | "°P Value Per . Difference
~ Cost ' Value
Footage Square Feet Square Feet o j
1315 South 875 $93.47 $81,786.25 $91.67 $80,211.25 | $1,575.00
1200 West
Findings

* The house at 1315 South 1200 West is reported to be 108 years old and is in a state of

deterioration and aged obsolescence.
* This condition already existed before the applicant purchased the properties.
» The house has been boarded-up for five years since the applicant purchased the property. It
is not currently part of the housing stock in the area.
» The property faces 1200 West, but the south side yard faces California Avenue, which is an
arterial road with high traffic level and other non-residential uses face the street.
*  On September 22, 2009, the Glendale Community Council passed a motion supporting the
proposal to demolish the house and install parking by unanimous vote.
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Determination Of Mitigation

The Planning Director has determined a fee of $1,575.00 is required to mitigate the loss of
housing due to the request for a conditional use that includes a demolition of a residential unit.
The fee shall be deposited into the Salt Lake City Housing Trust Fund prior to the issuance of the
necessary demolition permits.

The Planning Director recommends that the Planning Commission accept this fee as appropriate
mitigation for the proposed loss of housing.

Wilfotd Sommerkorn, Director

Planning Division

Tuly 16, 2010
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