
PLNPCM2009-00229 Salt Lake Clinic   Published Date:  September 3, 2010 
1 

PLANNING COMMISSION STAFF REPORT 

 
Planning and Zoning Division 
Department of Community and 

Economic Development 

   
IHC Salt Lake Clinic 

PLNPCM2010-00229 
Zoning Map Amendment 

333 South 900 East 
September 8, 2010 

Applicant:   
Steve Dibble of IHC Health 
Services, Inc 
 
Staff:  
Doug Dansie, 535-6182 
Doug.Dansie@slcgov.com 
 
Tax ID:    
16-05-329-001, 002, 004, 005, 
006,007, 015, 016, 017, 018, 021, 
022, 027, 029 
16-05-328-001, 002, 003, 004, 009 
 
Current Zone:  
I  Institutional, RMF-45 Multifamily 
Residential and CC Commercial  
 
Master Plan Designation:   
Central Community Master Plan: 
Medium Density TOD 
 
Council District:   
District Four  Luke Garrott  
 
Community Council: 
East Central 
 
Lot Size:   
Approximately 5.25 acres  
 
Current Use:      
Clinic and vacant retail 
 
Applicable Land Use Regulations: 
21A.50.050: Standards for general 
amendments 
  
Notification 
• Notice:  August 27, 2010 
• Sign: August 27, 2010 
• Web:  August 27, 2010 

 
Attachments: 

A. Photographs 
B. Department Comments 
C. Illustrations  
D. Community Comments 

Request 
Intermountain Health Services, represented by Stephen Dibble, is 
requesting the Salt Lake City Planning Commission recommend that the 
City Council approve a zoning map amendment to change the zoning at 
approximately 333/349/365 South 900 East and 911/933/937 + 959/963 
East 400 South from I (Institutional), RMF-45 (Residential Multi-
Family) and CC (Commercial Corridor) to UI (Urban Institutional).  
The purpose of the rezone request is to facilitate the reconstruction of 
the Salt Lake Clinic in a new state-of-the-art facility with a more urban 
design. 
 
 
 
 
 
 
 
 

Staff Recommendation 
Based on the findings listed in the staff report, it is the Planning Staff’s opinion 
that overall the proposal generally meets the applicable standards and therefore, 
recommends the Planning Commission forward a positive recommendation to 
the City Council to approve the requested zoning map amendment. With the 
following conditions:  
 

1) Parcel 16-05-329-021 and 022 not be rezoned (remain RMF-45), 
and  

2) Parcel 16-05-329-001 300 South frontage be zoned RMF-35 to a 
depth of 115.5 feet. 

3) A drive not be constructed on parcels 16-05-329-021 and 022, which 
is located between two residential uses. 
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VICINITY MAP 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

 

 

 

 

 

Background 

Project Description  
The site is presently zoned Institutional I, Residential Multi-Family RMF-45 and Commercial Corridor CC.  
The petitioner is proposing UI Urban Institutional.  The intention is to rebuild a new state of the art Salt Lake 
Clinic and demolish the old one.  
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The site is currently occupied by the existing Salt Lake Clinic and two retail pads. 
 

Comments 

Public Comments 
The project was presented to the East Central City Community Council on June 10, 2010.  The Community 
Council provided a letter stating their position. 
 

City Department Comments   
Department comments are attached.  The comments were generally supportive or non-committal.  There are no 
issues that would prevent the rezone of the property or the construction of this project.  
 
  

Project Review 
The site plan has been internally reviewed by City staff.  No insurmountable problems have been determined. 
 

Analysis and Findings 

Options  
Failure to grant this zoning change would still allow for the construction of the Salt Lake Clinic, but not in the 
proposed format. Underground parking would be more difficult to construct and the site would need to be 
tighter to accommodate the proposed square footage. 
 
 

Findings 

A decision to amend the Salt Lake City Zoning Map by general amendment is a matter committed to the 
legislative discretion of the City Council and is not controlled by any one standard.  However, in making a 
decision concerning a proposed amendment, the City Council should consider the following factors: 

 
B. 1.  Whether a proposed map amendment is consistent with the purposes, goals, objectives, and 

policies of the City as stated through its various adopted planning documents. 
 

Analysis:  The Central Community Master Plan is the current master plan for the area and updates all 
previous block and neigborhood plans. The Central Community Master Plan calls for the area to be 
Medium Density Transit Oriented Development TOD (10-50 dwelling units per acre). The master plan 
designation is not directly reflective of the existing zoning on the ground, which is Institutional rather 
than TOD, but Medical clinics are allowed in City’s adopted zoning district, therefore the master plan is 
not inconsistent either. This specific proposal is consistent with the master plan in that it reorients the 
Clinic towards Light Rail, however, it does not contain a housing component often associated with TOD 
development.   
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Sage green indicates medium density transit oriented development. 

 
The Central Community Master Plan contains the following language regarding Institutional uses in the 
Central Community:   

Expansion of Institutional land uses onto residential properties 
When existing institutional land uses outgrow their facilities, they often seek to acquire adjacent 
residential property to expand their facilities. Certain institutional land uses should not be 
allowed to expand beyond their existing properties unless the neighborhood and community 
support the institutional use expansion. 
 
INSLU-1.1 Ensure that transportation and vehicle circulation impacts are mitigated when 
expansion or intensification of an institutional land use occurs. 
 
INSLU-1.2 Mitigate the negative impacts of special events, activities, and recreation programs at 
institutional locations on the surrounding neighborhood and its residents. 
 
INSUL-1.3 Discourage the encroachment of medical facilities into adjacent residential 
neighborhoods. Encourage new medical facilities in underserved areas of the community where 
appropriate and supported by residents. 
 
Medium-density transit-oriented development: The design emphasis for medium-density 
TOD (medium sage green on map) is compatibility with existing medium- and low-density 
residential and commercial development. Higher intensive uses may be located near light rail 
stations where applicable. Medium density TOD areas include a mix of ground level retail or 
office space components with multi-story residential development above the ground floor levels. 
These areas must also have limits on the amount of space allocated for non-residential land uses. 
Individual solely residential land uses could remain within the TOD area. Building height 
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maximums would be regulated by the zoning designations. Medium-density transit-oriented 
development supports residential land uses with a density range of 10-50 dwelling units per acre. 
 
TOD-2.1 Support a variety of low-, medium- and high-density residential uses around light rail 
stations in TOD districts, based on the Future Land Use map designations. 
 
TOD-2.2 At light rail stations in TOD districts, establish a centralized core of land uses that 
support transit ridership. Anchor transit centers with land uses that act as destination points. 
 
TOD-2.3 Encourage a variety of commercial uses that share the same clientele and patrons. For 
example, movie theaters provide a clientele to patronize restaurants, arcades, and retail 
businesses. 

 
Finding:  The proposed zoning map amendment is supported by general policy elements of the Central 
Community Master Plan as long as the resulting development is sensitive to specific design concerns. 
The final design of the buildings will not be reviewed by the reviewed b the Planning Commission and 
the Historic Landmark Commission because it is not proposed as a planned development and is not 
within a Historic District.  

 
 
            2.  Whether a proposed map amendment furthers the specific purpose of the zoning ordinance. 
  

Analysis:  The purpose of the UI urban institutional district is to regulate the development of larger 
public, semipublic and private institutional uses in an urban context. The uses regulated by this district 
are generally those having multiple buildings on a campus like site, located within a developed 
community. 
 
400 South is immediately adjacent to the site (to the south) and is major arterial for both autos and 
transit.  There is a light rail stop on the west side of the 900 East 400 South intersection. 
 

 Finding:  The proposed zoning accommodates a more urban form of clinic than the present building and 
responds to transit opportunities.  The design of the clinic, as submitted and reviewed, meets the intent 
of the purpose statement. 

 
 

3. The extent to which a proposed map amendment will affect adjacent properties. 
  

Analysis:  The surrounding uses are mixed, including single and multi-family, office and retail. The 
development represents an overall increase in scale from the existing clinic size; however efforts have 
been made to ensure the proposed building is in scale with surrounding development along street 
frontages: With open space to the rear adjacent to residential neighbors. Because of the slope of the site, 
the massing is one story shorter on the north side of the building than it is on the south (facing 400 
South).  The building is four stories. 
 
The proposed clinic has been reviewed by appropriate departments who found no major objection to the 
proposed design or rezone petition (with the exception of the Planning Division questioning the 
driveway locations). 
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Some residents have expressed concern regarding the elimination of commercial uses on the corner of 
400 South and 900 East.  The new clinic does plan to locate the public retail portion of its facility 
(pharmacy) near the main entry to the building on this corner.  
 
Due to the existence of light rail transit within walking distance of this site, reorientation of the clinic to 
the corner of 400 South and 900 East is appropriate. 
 
Both the neighborhood and the Planning staff have expressed concerns regarding the driveway exiting 
onto 300 South and the proposed eastern drive on 400 South (there are two proposed driveways on 400 
South; one existing and one new: The new driveway is the one being questioned.).  Both of those 
proposed driveways are adjacent to, or between residential uses and their location interrupts the 
continuity of the residential frontage. 
 

 
[This drawing is looking east and slightly south.  300 South is to the left, 400 South is to the right and 
900 East is in the foreground. The new clinic is shown facing the intersection of 400 South and 900 
East.  The two driveways in question (impacting residential properties) are on 400 South, second 
driveway to the east (top of illustration), and on 300 South (left side of illustration)] 

 
 
Finding:  The proposed zoning map amendment will have a positive impact on surrounding properties 
by reorienting the activity towards the major intersection of 400 South and 900 East, with the following 
exception:  The proposed driveways on 300 South and 400 South (eastern) impact residential street 
frontages and should remain, or be rezoned, residential.  It is not recommended that the new (eastern) 
driveway on 400 South be built because of its location between residential uses and the driveway on 300 
South is discouraged because it is adjacent to residential uses and would encourage traffic on 300 South. 
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4.  Whether a proposed map amendment is consistent with the purposes provisions of any 
applicable overlay zoning district which may impose additional standards. 

  
Analysis:  The proposed map amendment is not within any special overlay district. 

 
Finding:  Not applicable. 

 
 
 

5.   The adequacy of public facilities and services intended to serve the subject property, including 
but not limited to roadways, parks and recreational facilities, police and fire protection, schools, 
storm water drainage systems, water supplies, and wastewater and refuse collection. 

  
Analysis:  Salt Lake City Public Utilities has indicated that utilities are adequate at this location. 
The light rail system runs in the center of 400 South Street, which provides major transit service to the 
area.  Transportation indicates that access is adequate with some modifications. 
 
Finding:  Existing or proposed utility services will be adequate, or are capable of being made adequate, 
for the development and are designed in a manner that will not have an adverse impact on adjacent land 
uses or resources.  The site is more than adequately served by auto and transit access. 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment A 
Photographs 

 
 



 

 

 
300 South (driveway) 

 

 
300 South (looking west from driveway) 

 



 

 

 
300 South (looking east from driveway) 

 

 
300 South (north side of street across from driveway) 

 



 

 

 
400 South (north side looking west) 

 

 
400 South (site of proposed eastern driveway) 



 

 

 

 
400 South (looking west of proposed eastern driveway) 

 

 
400 South (looking east from proposed eastern driveway) 



 

 

 

 
400 South (site of western drive – looking at existing clinic) 

 

 
900 East 400 South (site of new clinic) 



 

 

 

 
900 East 400 South (site looking west from main entry of new building) 

 

 
400 South 900 East (looking east) 



 

 

 

 
400 South 900 East (looking north)



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

Attachment B 
Department Comments 

 
 



 

 

 
 
Public Utilities Brad Stewart 
We have no objections to the proposed rezone. 

 
Zoning Review Alan Mickelsen 
Proposal will need to comply with requirements for building height, open space, set backs, landscaping, buffers, parking, traffic 
impact study, etc. Both off-site parking and parking structures are a conditional use in the UI zone. Subdivision will need to go 
through a subdivision process. Proposal may require a master plan amendment. 
 

Engineering Randy Drummond 
We have no concerns regarding this proposed re-zone 
 
 

Transportation Barry Walsh 
The division of transportation past DRT review March 08,2010 comments and recommendations were for approval of the zoning 
change to combine the lots (sub) due to the proposal for a new building and parking structure with 248 surface and 194 subsurface 
parking stalls for one development. This would remove the concern for cross easements between lots, offsite parking, and building 
code buffers etc. at property lines. We also noted that coordination with UDOT will be required for driveway revisions along 400 
South as well as UTA bus stop coordination. The 900 East frontage impacts will be per Salt Lake City reviews along with the 300 
South driveway shown to remain. Other standard comment information was given for parking, ADA compliance, 5% bike stalls, 
delivery & staging, fire circulation, and parking structure design review.  
 

Building Review Logan Sauter 
No concerns 
 
 

Fire Ed Itchon 
No Comment 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment C 
Illustrations of proposed Clinic 



 

 
 



 

 



 

 



 

 



 

 



 

 



 

 



 

 
 



 

 

  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment D 
Community Comments 
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