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Lot Size:  1.07 acres 
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D. Public Input 
E. Additional Applicant 
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REQUEST 
On October 2, 2012, Mr. Dave Robinson and Mr. Gabe Epperson, 
submitted petitions for the following amendments:  
 
1) To modify the Northwest Community Future Land Use Map from 

Low Density Residential to Medium Density Residential.  
 

2) To modify the Salt Lake City Zoning Map to change the zoning on a 
parcel located at 552 North 1500 West from R-1/7000 Single Family 
Residential to SR-3 Special Development Pattern Residential. 

 
 
The applicant’s stated purpose for the request is to develop the property as 
a subdivision with single-family detached dwellings on small lots. 
 
Recommendation 
Based on the findings listed in the staff report, it is the Planning Staff’s 
opinion that overall the project does not meet the applicable standards and 
therefore, recommends the Planning Commission transmit a negative 
recommendation to the City Council relating to this request.  

 
Recommended Motion:  Based on the findings listed in the staff 
report, testimony and plans presented, I move that the Planning 
Commission transmit a negative recommendation to the City Council 
relating to this request to amend the Salt Lake City Zoning Map from the 
R-1/7000 Single Family Residential zoning district to the SR-3 Special 
Development Patter Residential zoning district and not to amend the 
Northwest Community Future Land Use Map from Low Density 
Residential to Medium Density Residential on a property located at 552 
North 1500 West. 
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Vicinity Map 
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Northwest Community Future Land Use Map 
 

 
 
Background  
 
Description of Surrounding Area 
The area where the subject property is located is designated as  Low Density Residential by the Northwest 
Community Master Plan.  Generally, nNeighboring parcels are large, narrow lots that extend north from 500 
North. The rear yards of these lots are the only developable property in the general vicinity and one of the few 
in the Fairpark community as a whole. The average lot size there is approximately .50 acre which is an unusual 
development pattern in Salt Lake City.  To the north of the property, directly eastwest of the existing Backman 
Elementary, is a small development of duplexes. This property is located in the R-2 Two Family Residential 
District. This zoning district allows single-family dwellings as well as two family dwellings but because a 5,000 
square foot lot is required for a single-family dwelling and an 8,000 square foot lot is required to construct a 
duplex, the zoning district is considered to be low density residential. 

Project Description  
The applicants, Mr. Dave Robinson and Mr. Gabe Epperson, are proposing to amend both the Northwest 
Community Future Land Use Map and the Salt Lake City Zoning Map on a parcel located at 552 North 1500 
West. The proposed purposes of the amendments are to enable the applicants to develop a small lot single-
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family residential neighborhood on the 1.07 acre parcel of property. The proposed design would extend 1500 
West, south into the property and a new intersecting street would be constructed making connections to vacant 
parcels to the east and the west. The majority of the lots would have alley access in the rear and there is some 
open space proposed throughout the proposed development. 
 
A site plan has been provided by the applicants.  The site plan would not be approved as part of this process.  If 
the request is approved, the site plan would be subject to complying with all applicable regulations and 
processes. The applicants have proposed site plan includes 12 lots on the parcel site which equates to 11.22 
units per acre. Seven7 of these lots would have frontage on either of the two proposed private streets. 4 of the 
lots would not have frontage on a street but would be alley access only and face onto a small strip of open 
space.  2 lots are proposed at 2,800 square feet and the remainders of the lots are proposed at slightly under the 
required 2,000 square feet of lot space. This design could only be approved as a Planned Development as 
frontage on a street is a requirement of the Zoning Ordinance. As proposed the applicants have stated that their 
intention is to construct only single-family detached dwellings on the property.  
 
This specific petition as proposed would: 
 
• Modify the Northwest Community Future Land Use Map on the parcel in question located at 552 North 

1500 West from Low Density Residential to Medium Density Residential. 
• Modify the Salt Lake City Zoning Map to change the zoning on the parcel in question located at 552 North 

1500 West from R-1\7000 Single Family Residential District to SR-3 Special Development Pattern 
Residential.  

 
Standard In regards to the zoning map amendment, the first factor to be considered listed in“1” of Section 
21A.50.050 of the Zoning Ordinance requires the Planning Commission and City Council to consider whether a 
zoning map amendment is consistent with the purposes, goals, objectives and policies of the various City 
planning documents.  In this case, the proposed zoning map amendment is not consistent with the Northwest 
Community Master Plan.  Therefore, the City Council and Planning Commission are being asked to determine 
whether or not a policy change from Low Density Residential to Medium Density Residential on the site is 
appropriate.   

Public Notice, Meetings and Comments 
The following is a list of public meetings that have been held related to the proposed project: 
 

• Open House held on February 21, 2013.  Comments and notes can be found in attachment D. 
• Community Council Meetings held on February 28, 2013 and October 24, 2013. An additional meeting 

was held due to significant changes in the boundaries of the proposal. Comments and notes can be found 
in attachment D. 

 
Staff attended an open house and two community council meetings regarding this proposed project. The 
applicants were also in attendance and described their proposed project. The project was initially proposed over 
a much larger area including multiple parcels but has since decreased in size to include only a single parcel of 
property.  
 
The reaction to the proposed amendments and to their proposed development was generally negative in nature. 
The community raised concerns regarding the increased density on the property, though not necessarily 
negative towards general development of the property. Many in the final community council meeting requested 
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that the applicants utilize the existing R-1/7000 zoning standards when developing the property. The comments 
were not universally negative but the Fairpark Community Council held a vote and the majority was in 
opposition of the proposed amendments.  
 
Notice of the public hearing for the proposal includes: 

• Public hearing notice posted in newspaper on December 28, 2013. 
• Public hearing notice mailed on December 30, 2013. 
• Public hearing notice posted on property on December 30, 2013. 
• Public hearing notice posted on City and State websites on December 30, 2013. 
• Public hearing notice emailed to the Planning Division listserve on December 30, 2013. 

City Department Comments   
The comments received from pertinent City Departments / Divisions are attached to this staff report in 
Attachment C.  The Planning Division has not received comments from the applicable City Departments / 
Divisions that cannot reasonably be fulfilled or that warrant denial of the petition.   
 
Analysis and Findings 
 
There are no specific standards in the Salt Lake City Zoning Ordinance for Master Plan Amendments. Staff 
has analyzed the existing master planning documents that are specific to the community as well as some that 
are focused city wide.  
 
Northwest Community Master Plan and Future Land Use Map  
 
The Northwest Community Master Plan was adopted in 1980 and was updated in 1992. The update focused 
mainly on specific areas of concern in the community such as the airport and the state office complex along 
North Temple Street. As these documents have not been recently adopted or updated, changes in the community 
and in city policies since that time should be taken into consideration. 
 
During the 1995 Zoning Code Update that established the zoning districts seen today throughout the city, the 
existing zoning map generally became the Northwest Community Future Land Use Map. In the master plan 
low, medium and high densities are defined. Low density is defined as 2 to 8 units per acre, medium as 10 to 20 
units per acre and high density as over 20 units per acre. The master plan states that since major density changes 
are not anticipated, the land use map generally reflects present land use, densities and zoning. 
 
There has been significant growth across the city since 1980 but in this portion of the Fairpark Community it 
has generally remained as low density residential. When discussing residential land uses the master plan states 
that the city should, “encourage families to establish in the Northwest Community to stabilize the community 
population.” As the community no longer has large tracts of developable property, infill development is 
generally the only tool available to accomplish that goal. The plan acknowledges that but it recommends that 
future land use arrangement should be encouraged that minimizes land use conflicts.  
 
The Northwest Community Master Plan Update, discusses higher density housing in the community. It states 
that there is a concern about increases in density and that additional density should minimize the impact on the 
existing single family character of the community. The development as proposed with single family detached 
dwellings should have minimal impact on the existing character of the neighborhood but other permitted uses in 
medium density residential neighborhoods such as attached housing may have a significant larger impact. The 
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designation of medium density residential would imply that an area may be appropriate for a variety of housing 
types ranging from single family development on small lots, townhomes (called single family attached 
dwellings) and smaller apartments or condos. Throughout the Northwest Master Plan, the preservation of 
single-family neighborhoods is emphasized. 
 
.  
 
The development pattern of single-family detached dwellings is the largest land use in the Northwest 
Community and that is reflected in the master plan as well. Those areas that were labeled as medium density or 
high density were generally only used for existing developments with higher density located along Redwood 
Road in existing apartment complexes. The master plan raises concerns about those higher density 
developments and expresses reservations about further expansion of them. 
 
Comprehensive Housing Policy 
 
The City’s Comprehensive Housing Policy was updated in 2013. The adopted Comprehensive Housing Policy 
contains policies that support the proposed development and others that do not. The following policies may 
support the proposed amendments:  
 

o Promote a diverse and balanced community by ensuring that a wide range of housing types and choices 
exist for all income levels, age groups, and types of households. 

o Develop new housing opportunities throughout the City. 
o Ensure that affordable housing is available in all neighborhoods and not concentrated in a few areas of 

the city. 
o Support reinvestment in existing urban and inner suburban areas. 

These following policies may support the development as proposed.  However, if the proposal were approved 
without some sort of limitation on the type of housing that could be built, but the policies may not support the 
proposal:ed amendments as the applicants would not be required to develop the property as they have proposed 
if the amendments are approved:  
 

o Respect the character and charm of predominantly residential districts, including those with historic 
character and qualities, while also providing opportunities for the provision of local goods and services 
easily accessed by neighborhoods 

o Encourage single-family infill housing, in single-family neighborhoods, to attract middle income 
families where appropriate. 

o Ensure better compatibility with existing neighborhoods for new infill development. 

Summary  
 
Although new development and infill development is encouraged in all of the master planning documents that 
were reviewed, it is clear that the overarching theme from the documents is that these types of developments 
should be located and built in a manner that is compatible with the surrounding neighborhoods and their 
development type and scale.  
 
The proposed development of single family detached dwellings on small lots would not be seen as 
incompatible, but the proposed development is only an idea of what may occur on the property. If the proposed 
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amendments are approved there would be no obligation by the applicant to construct a development as has been 
proposed unless there are some limitations on the approval. Any use that is listed as permitted in the approved 
zoning district could be approved.  
 
Staff finds that the SR-3 zoning district is not compatible with surrounding neighborhoods as it allows for 
duplexes, single-family attached dwellings and single-family detached dwellings on lots as small as 2,000 
square feet.   
 
Zoning Map Amendment 
 
As stated earlier, the property is located in the R-1/7000 Single Family Residential District. The only type of 
residential development allowed in the zone is single family detached dwellings on lots that are at least 7,000 
square feet in size.   
 
Section 21A.50.050B states: In making a decision to amend the zoning map, the city council should consider 
the following. 
 
Standard 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 applicants have requested these amendments as the Northwest Community Master Plan 
does not currently support the proposal to rezone the property.   
 
The requested change to the SR-3 zoning district does increase the density allowance. The zoning 
district allows for single-family dwellings to be built on lots that are 2,000 square feet and would allow 
for a more intense development that may consist of duplexes and single-family attached dwellings. Infill 
development is seen as beneficial in adopted planning documents but it should only occur when it is 
compatible to the existing neighborhood development pattern.  
 
The city’s housing plan advocates for infill development and for growing the city’s population in 
general. It encourages single family infill projects where property lies in an existing single family 
residential neighborhood. The development as proposed would meet that standard and be similar in scale 
to the existing neighborhood but there could be differences that may be viewed as significant. Building 
lots could be as small as 2,000 square feet which is a 5,000 square foot reduction from the current 
requirement of 7,000 square feet. It also allows 60% of the lot to be covered with buildings rather than 
40%, a reduced rear yard setback of 15 feet rather than 25 feet and the required off street parking for the 
proposed zone is 1 car rather than 2.  
 
The rezone of the property would allow for uses other than single-family dwellings, despite that theeven 
though the proposed development hasn’t proposed other usesincludes only single family, detached 
dwellings. The SR-3 zoning district is an increase in density that does not generally meet the policies of 
the master planning documents for this community as it could allow for a development at a scale and use 
that would not be consistent with the existing single-family development pattern as was discussed earlier 
in this report. 
 
Finding: Staff finds that if the Planning Commission recommends to the City Council that the proposed 
amendment to the Northwest Community Master Plan as discussed earlier in this report is appropriate, 
then the proposed zoning map amendment meets this factor.   
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Standard 2:  Whether a proposed map amendment furthers the specific purpose statements of the zoning 
ordinance; 
 

Analysis: The property in question is currently located in the R-1/7000 Single Family Residential 
District and its purpose statement states:  
 

“The purpose of the R-1/7,000 single-family residential district is to provide for conventional 
single-family residential neighborhoods with lots not less than seven thousand (7,000) square 
feet in size. This district is appropriate in areas of the city as identified in the applicable 
community master plan. Uses are intended to be compatible with the existing scale and intensity 
of the neighborhood. The standards for the district are intended to provide for safe and 
comfortable places to live and play, promote sustainable and compatible development patterns 
and to preserve the existing character of the neighborhood.” 

  
 
In order to compare the purpose statements of the current zoning designation with the proposed zoning 
designation the purpose statement for the SR-3 Special Development Pattern Residential District is 
below:  
 

 ‘The purpose of the SR-3 special development pattern residential district is to provide lot, bulk 
and use regulations, including a variety of housing types, in scale with the character of 
development located within the interior portions of city blocks. Uses are intended to be 
compatible with the existing scale, density and intensity of the neighborhood. The standards for 
the district are intended to provide for safe and comfortable places to live and play, promote 
sustainable and compatible development patterns and to preserve the existing character of the 
neighborhood. This is a medium density zoning district. Off site parking facilities in this district 
to supply required parking for new development may be approved as part of the conditional use 
process.” 
 

The SR-3 zoning district has typically been applied to inner court type  of developments that occurred in 
the interior areas of the large blocks in the Central Community that were designated in the original 
pioneer era plats. The map below highlights all of the SR-3 zoned properties in the city. It is clear that 
the majority of SR-3 zoned properties are located in the historic neighborhoods of the city because of the 
development pattern located there.  
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The SR-3 zoning district has not generally been used as a development tool to increase density. The 
exceptions being two neighborhoods developed in the last 20 years. One in Glendale and another in the 
Guadalupe neighborhood wedged between 600 West and Interstate 15. In the case of the Guadalupe 
neighborhood it appears that this zoning designation was utilized as the property was very long and 
narrow and development may not have been able to occur without the ability to create lots less than 
5,000 square feet in size, which is the smallest lot size in the single family zoning districts.  The majority 
of the properties in the Glendale neighborhood developed under the SR-3 zoning standards are labeled 
as Medium/High Density Residential. This neighborhood was developed under the SR-3 zoning 
standards but did not develop lots as small as is proposed with the amendments currently in question. 
The average lot size is approximately 3,000 square feet. There are no SR-3 zoned properties in the 
Northwest Community. 
 
The SR-3 zoning district has been designated as a medium density zoning district which does not meet 
the standards stated in the Northwest Community Future Land Use Map. with regard to this 
neighborhood as it allows for types of residential development that are not permitted. The purpose 
statement of the zoning district is clear with its emphasis on compatibility as it states in its purpose, 
“compatible development patterns and to preserve the existing character of the neighborhood.” 
Utilizing the SR-3 zoning district would allow the applicants to construct a neighborhood that is not 
compatible with the existing character of the neighborhood. 
 
Because of the size of the parcel, development could occur on the lot without amending the master plan 
or the zoning map. A Planned Development on a parcel that is approximately 400 feet to the west along 
500 North has been approved recently utilizing the existing R-1/7000 zoning district and its density 
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limitations. That parcel is similar in size at 1.17 acres which is only .10 acres larger than the property in 
question. 
 
Below is a table that compares the development regulations in the Salt Lake City Zoning Ordinance for 
the existing zoning district and the proposed zoning district: 

 
 

 R-1/7000 Zoning  
Ordinance 
Requirements 

SR-3 Zoning Ordinance 
Requirements 

Lot Area 7,000 square feet 1,500 square feet single-
family attached; 2,000 
square feet single-family 
detached; 3,000 square feet 
for two-family dwellings 

Lot Width 50 feet  22 feet for single-family 
attached, 30 feet for single-
family detached, 44 feet for 
two-family dwellings 

Building 
Height 

Maximum 28 feet Maximum 28 feet 

Yard 
Requirements 

Front = 20 feet or street 
average 
Interior Sides = 10 feet 
and 6 feet 
Corner Side = 20 feet 
Rear = 25 feet 

Front = block face average 
or 10 feet 
Corner Side = 10 feet 
Interior Side = 4 feet 
Rear= 20% of lot depth, not 
less than 15 feet, need not 
exceed 30 feet 
 
 

Building 
Coverage 

40% of lot area 60% of lot area 

Parking  2 spaces per unit.  1 space per unit 
 

Finding: Staff finds that the proposed amendment would not further the specific purpose statements of 
the zoning ordinance with regard to the R-1/7000 zoning district as the purpose statement does not 
advocate for residential development on smaller lots or that is not single-family detached.  

 
Standard 3: The extent to which a proposed map amendment will affect adjacent properties; 
 

Analysis: The standards of the zoning ordinance provide existing property owners, and potential or 
future property owners, and tenants a basic understanding of what type of land uses and what types of 
development may occur in the area.  
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This neighborhood is an established neighborhood with ais generally consistent history ofa low density 
residential areauses. With the proposed amendments, applicants are seeking changes that would increase 
the allowable density on the property from 6 units to 23. Because portions of the lot would be required 
to construct streets, the maximum density of 23 units could not be obtained. The amendments would 
also allow for alternative residential uses such as duplexes and single-family attached dwellings that are 
currently not allowed.  
 
The development pattern of the adjacent neighborhood to the south is one of large, narrow lots with 
single-family dwellings. Allowing significantly higher density could have a negative impact on those 
residents as there would be increased traffic, noise, etc. when comparing to what could be currently 
developed on the property. Because the proposed development includes only 12 lots any increase in 
traffic would be minimal and the Transportation Division indicated that the existing road network can 
accommodate the increase.  
 
The most significant impact to adjacent properties is related to the scale of a development that could be 
constructed on the property which would mainly affect those properties located to the south along 500 
North. Development would be allowed on lots as small as 2,000 square feet with setbacks that are less 
than what is currently allowed. The proposed amendment would allow development to occur much 
closer to existing homes, which changes the expectations of adjacent properties in regards to what could 
occur. These expectations, including how far away from their homes, what is adjacent to their side and 
rear yards, could negatively be impacted due to the proposal.  
 
There is a small area that is located in the R-2 zoning district just to the north of the property in question. 
Duplexes have been developed on that parcel. Staff does not think that the R-2 parcels would be 
significantly harmed as the proposed amendments would be similar in their development potential 
though at a higher density.  

 
Finding:  Staff finds that there would be adverse impacts to some of the adjacent properties due to the 
allowed increase in density and the ability to construct buildings on a scale that does not fit within the 
development pattern of the existing neighborhood.  

  
Standard 4:  Whether a proposed map amendment is consistent with the purposes and provisions of any 
applicable overlay zoning districts which may impose additional standards. 
 

Analysis:  There are no overlay zones on the property 
 
Finding:  This standard is not applicable. 

 
Standard 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: This application has been reviewed by all applicable City Divisions and their comments can 
be found in Attachment C.  Comments from each indicate that they have no objection to the proposed 
zoning map amendment or master plan amendment.  There are issues that the applicant will need to 
address prior to the issue of any building permits that may relate to the upgrade of existing service lines 
and/or infrastructure on site.  All necessary fire, police and emergency services are within a reasonable 
distance.    
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Finding: Staff finds that the proposed amendment will have all necessary utility and public services 
necessary to accommodate the site.  

Commission Options  
If the Planning Commission chooses to recommend approval of the proposed amendments to the Northwest 
Community Master Plan and the Salt Lake City Zoning Map, the proposal would proceed in the approval 
process to the City Council for a final decision. If the Planning Commission chooses to not recommend 
approval, the applicant could still choose to proceed to the City Council for a final decision as the City Council 
is not required to follow the recommendation of the commission. In accordance with 21A.50.060 of the Salt 
Lake City Zoning Ordinance, after the final decision of the City Council, no application for a zoning map 
amendment will be considered by the City Council or the Planning Commission on this specific property for 
one year. 
 

Potential Motions 
Consistent with Staff Recommendation: Based on the findings listed in the staff report, testimony and plans 
presented, I move that the Planning Commission transmit a negative recommendation to the City Council 
relating to this request to amend the Salt Lake City Zoning Map from the R-1/7000 Single Family Residential 
zoning district to the SR-3 Special Development Patter Residential zoning district and not to amend the 
Northwest Community Future Land Use Map from Low Density Residential to Medium Density Residential on 
properties located at approximately 552 North 1500 West. 
 
Not Consistent with Staff Recommendation: Based on the findings listed in the staff report, testimony and 
plans presented, I move that the Planning Commission transmit a positive recommendation to the City Council 
relating to this request to amend the Salt Lake City Zoning Map from the R-1/7000 Single Family Residential 
zoning district to the SR-3 Special Development Patter Residential zoning district and to amend the Northwest 
Community Future Land Use Map from Low Density Residential to Medium Density Residential on properties 
located at approximately 552 North 1500 West. 
 
The Planning Commission shall make findings on the Zoning Map Amendment standards as listed below: 
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; 
2. Whether a proposed map amendment furthers the specific purpose statements of the zoning ordinance; 
3. The extent to which a proposed map amendment will affect adjacent properties;  
4. Whether a proposed map amendment is consistent with the purposes and provisions of any applicable 

overlay zoning districts which may impose additional standards; and  
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, stormwater 
drainage systems, water supplies, and wastewater and refuse collection.  
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Attachment A:  
Proposed Site Plan 
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Photographs 
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Attachment C 
Department Comments 

  



PLNPCM2013-00057 & PLNPCM2012-00697  
Clift Infill Map Amendments 

Division Comments 
4 March 2013 

 
 
 
Planning Division 
Community & Economic Development Department 
 
 
Police Review 
No comments 
 
Public Utilities—Justin Stoker (801)483-6786 
No comments 
 
Zoning Review—Larry Butcher(801)535-7968 
No comments 
 
Building—Kenneth Anderson (801)535-6624 
No comments 
 
Transportation Review—Barry Walsh (801)535-6630 
Past review for PLNPCM2012-00697 and PLNPCM2013-00056 for proposed change from low density to 
medium and the proposal from R-1/7000 to SR-3 are the same impact issue for transportation, and 
presents no undue impact to the existing dead end 1500 West local roadway function. 
 
Engineering Review- Scott Weiler (801)535-6159 
No objection to the proposed master plan amendment. When a site plan is provided, an engineering 
review will be required. 
 
Fire Review 
No comments 
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Attachment D 

Public Comments 
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Attachment E 
Additional Information 
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