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To: Salt Lake City Planning Commission
From: Lex Traughber
(801) 535-6184
lex.traughber@slegov.com
Date: January 28, 2015
Re: PLNPCM2014-00838,
1135 E South Temple - Adaptive Reuse of an Historic Landmark Building - Conditional Use
Conditional Use
PROPERTY ADDRESS: 1135 E. South Temple
PARCEL ID: 09-32-459-010 & 012
MASTER PLAN: Central Community .
ZONING DISTRICT: RMF-35(Moderate Density Multi-family Residential) and SR-1A (Special

Development Pattern Regidential District)

REQUEST: Ronald McDonald House Charities, represented by Carrie Romano, is seeking approval for a

Conditional Use for the adaptive reuse of an historic landmark building to operate as an inn/bed &

breakfa, : ol 5 E South Temple — S
35(Mod ind a SR-1A (Spec 1
District | landmark building b
Zones,

RECOMMENDATION: Based on the information in this staff report, Planning Staff is of the opinion that

the proposed conditional use complies with the standards of approval for conditional uses and that the
project be approved. The following is a motion based on this recommendation;

Based on the plans submitted, the staff report and testimony provided, I move that the Plalnnin_g
Commission approve PLNPCM2014-00838, 1135 E South Temple - Adaptive Reuse of an Historic
Landmark Building — Conditional Use subject to the following conditions:

1. Compliance with all City Department/Division comments attached.

ATTACHMENTS:

Vicinity Map

Site Plan

Additional Applicant Information

National Register of Historic Places Nomination Form
Existing Conditions

Analysis of Standards

Public Process and Comments

City Department/Division Comments

Motions
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PROJECT DESCRIPTION:

The subject property located at 1135 E. South Temple is currently used as a rooming and boarding house. Since
2006, the owner, Ronald McDonald House Charities of the Intermountain Area, has operated the property as
temnporary lodging for families of hospitalized children.

1n 1979, the subject property (Walter Lyme House) was listed on the National Register of Historic Places. Please
see the attached National Register of Historic Places Nomination Form that provides interesting information
regarding the building (Exhibit D). The building is also a significant contributory structure in the South Temple
Historic District. In 1981, the Pace family received a conditional use permit to operate the building as a bed &
breakfast. The building operated as such until 2005 when Ronald McDonald House established their
operations.

The owner would like to sell the property to a buyer who would like to operate the property once again as an

inn/bed &1 "7 - © " ssio; " usiness office. Be o yperty was nodified to operate asa bed &
breakfast in ical use 18 most likely ™ ed ' lodging or business offices. It would be
rult fort be conver °° “toa de: ice without extensive renovations on both

e Iterior ana exrerior.

KEY ISSUES: .
The key issues listed below have been identified through the analysis of the project, neighbor and community
input and department revicw comments:

Issue 1: Parking . )
Parkiugis  ° ' ' :onsidering a change of use. The applicant has provided the City, to the
satisfactior ttion Division, with parking calculations demonstrating that the proposed

uses, either pea & nreaxrast or orice, are adequately addressed.

DISCUSSION:

The subject property is split zoned. The majoritv of t v A
family Residential) along South Temple ¢ it a I
Zone on the northeru portion of the lot. e 1 n

Use in both of these Zones. City Zoning Urdinance ana policy reiating to ine agapuve reuse of wnamark sites
support the proposed reuse of the subject building,

NEXT STEPS:

If approved, the applicant will be required to obtain all necessary permits for the change of use. If denied, the
applicant would not have City approval for the change of use.
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RONALD MCDONALD

HOUSE CHARITIES®
LOFTHE INTERMOUNTAIN AREA, TNC.,

11.25.14
Salt Lake City Planning Department

Conditional Use Submittal Requirements

To: Sait Lake City Planning and Zoning
From: Ronald McDonald House Charities of the Intermountain Area
Subject: Conditional Use Submittai Requirements - Owner is requesting 2 Conditional Use

permit — Adaptive Reuse of a Landmark building.
Address: 1135 E. South Temple, Salt Lake City Utah 84102

Please accept the following submittal requirements with this request for a Conditional Use — Adaptive
Reuse of a Landmark Building. Any questions can be directed to Carrie Romano, Ronald McDonald
House Charities of the Intermountain Area Executive Director at 801-363-4663 or at carrie@rmhslc.org

1. Project Description

The subject property is located at 1135 E. South Temple and currently zoned and operated under
RMF 35 - Eleemosynary (for charitable purpose) as a rooming and boarding house. Since 2006, the
Owner {Ronald McDonald House Charities of the Intermountain Area) has operated the property as
a Ronald McDonald House offering temporary lodging for families of hospitalized children.

In 1979 the subject property {(Walter Lyne House) was listed on the National Register of Historic
Places. In 1981, the Pace Family received a Conditional Use Permit to operate the building as a Bed
and Breakfast. The building continued to operate as a Bed and Breakfast under the ownership of the
Eccles family through 2005. Most recently the property has operated as a Ronald McDonald House
with a very similar use to a Bed and Breakfast as it pertains to temporary guest lodging, professional
offices, water consumption, traffic and general neighborhood impact.

The owner is selling the property and prospective buyers would like to purchase historic property to
operate the property once again as an Inn/ Bed and Breakfast and or professional business office.

The request for Adaptive Reuse of a Landmark Site is requested as this use is consistent with the
previous uses of the property, and will preserve and enhance the historic building. As required in

935 E. South Temple » Salt Lake Ciry, Utah 84102 » Phone: 801-363-4663 * Fax: 801-363-0092 ¢ www.rmhcslc.org




the Adaptive Reuse of a Landmark Site, the subject property is on the historic register as a landmark
site and is larger than 7,000 sq. feet. Because the property was modified to cperate as a Bed and
Breakfast in 1981 with the Conditional Use, its practical use may be limited to temporary lodging
and professional business offices. The building cannot (without extensive exterior renavations) be
operated as a single family residence or multi-unit long-term residential property as there is no

garage or backyard, the Carriage House has been finished as an office, and the bedrooms do not
have kitchens.

An adaptive reuse of an historic site would preserve and enhance the historic building.

2. Conditional Use Information

Il If applicable, what is the anticipated operating/delivery hours associated with the
proposed use.
Daytime business hours, with overnight guest lodging.
- What are the land uses adjacent to the property?
Adjacent land uses include rental apartments, elementary school, and single family
residence.
Lt How many employees are expected to work on-site du ring the highest shift
2-3 employees would like be on-site during highest shift
U If applicable, how many seats will be provided as part of the conditional use
N/A
U Have you discussed the project with nearby property owners?
Yes, nearby property owners have indicated their support for the proposed use.

3. Minimum Plan Requirements (see attached)
U One paper copy (24” x 36”} of each plan and elevation
U Adigital (pdf} copy of each plan and elevation drawing
b One 11 x 17 inch reduced copy plan and elevation drawing

4. Site Plan (see attached)

5. Elevation Drawing
N/A
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The Zoning Ordinance includes a provision to allow for a limited number of non-residential uses to be located in
a residentially zoned Landmark Site through the conditional use process. The types of uses have been limited to
the following:

. Bed & breakfast establishments
. House museums

. Offices

J Reception centers

The current proposal dees not involve any modifications to the structures on the property at this time. Thf:
question before the Planning Commission is strictly a question of use, and whether or not the pljoposed use is
appropriate and consistent with adopted conditional use standards as well as City preservation policies,

Applicable Master Plan Policies

The Salt Lake City Community Preservation Plan (2012} addresses adaptive reuse of historic buildings. Policy
3.4d of this decument reads, “Adaptive reuse of historic structures should be allowed for a variety of uses in
appropriate locations where it is found that the negative impacts can be mitigated and where the uses do not
require significant alterations to the historic integrity of the interior of the structure.”

The proposed adaptive reuse of the subject building is consistent with this adepted City policy along with the
aforementioned Zoning Ordinance provision.
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21A.54.080 Standards for Conditional Use

Approval Standards: A conditional use shall be approved unless the planning commission, or in :[he
case of administrative conditional uses, the planning director or designee, concludes that the following
standards cannot be met:

1. The use complies with applicable provisions of this title

Analysis: As noted previously, the proposed use is allowed via the Conditional Use process
outlined in the Zoning Ordinance. The bed & breakfast and/or office use are both identified and
allowed uses for the adaptive reuse of a landmark site.

Finding: The proposal complies with this standard.

2. The use is compatible, or with conditions of approval can be made compatible, with surrounding
uscs;

Analysis: The proposed reuse is very similar to the current use. A bed & breakfast use operated on
the subject property up until 2005. The propesed uses are compatible with surrounding uses based
on current and past operations on the property. Further, the applicant is not proposing any
modifications to the exterior of the existing building by way of this application, therefore there will
be no visible changes to the building that could impact surrounding properties.

Finding: The proposal complies with this standard.

3. The use is consistent with applicable adopted city planning policies, documents, and master plans;
and

Analysis: The proposed uses are consistent with the standards for the adaptivtle reuse Oféll landmark
site as noted in the following analysis. The proposed uses are also consistent with the policy for

adaptive reuse of historic structures as noted in the Salt Lake City Community Preservation Plan
(2012).

Finding: The proposal complies with this standard.

4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of
reasonable conditions. (Refer to Detrimental Impacts Chart for details)

Analysis: The detrimental impacts are discussed in the chart on the following page. After .
analyzing each criteria listed, Planning staff has not found any impact that would cause a detrimental
effect.

Finding: The proposal complies with this standard.
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(1) Business licenses issued for properties located within three hundred feet (300") of any
property line and the block frontage on both sides of the street between 100 series addresses;
and

(ii) Previously approved conditional uses for nonresidential uses in landmark sites within the
same planning community, as shown on a map of planning communities maintained by the
zoning administrator.

(B) Impacts on neighboring properties including, but not limited to:

(i) Traffic;

(ii) Parking;

(iii) Signs;

(iv) Lighting;

(v) Removal of landscaping; and

(vi) For the purposes of evaluating subsections T2a{10)(B)(i} through T2a(10)(B)(v} of this
section, professionally prepared impact studies shall not be required unless specifically
requested by the zoning administrator;

(vii) Noisc, fumes or cdors;

b. Credit For On Street Parking: Some or all of the off street parking spaces required in section
21A.44.030 of this title may be met by the provision of on street spaces, Such credit shall require the
site plan review approval, Requests for on street parking shall meet the following requirements:
(1) All on street parking facilities shall be designed in conformance with the standards established
by the city transportation engineer;
(2) Prior to approving any requests for on street parking, the development review team shall
determine that the proposed on street parking will not materially adversely impact traffic
movements and related public street functions; and
(3) Credit for on street parking shall be limited to the number of spaces provided along the street
frontage adjacent to the use.

Analysis: The proposed uses, bed & breakfast or office, meet or satisfy all of these criterta. These are the
types of uses envisioned for the adaptive reuse of landmark sites. The property has operated as a bed &
breakfast with offices and a boarding house in the past. The future envisioned uses will have little to no
further impact on the surrounding area, yet will continue to allow for the maintenance and usefulness of
an important Salt Lake City historic resource,

Finding: The proposed adaptive reuse of a landmark site fully complies with this set of criteria.
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The subject property is located within the Greater Avenues Community Council boundar‘ies' zfnd i.? located
within 600 feet of the East Central Community Con An Open House 15,
2015. One written comment was received atth =~ » s attached to this ent G),

One written comment was received from the public and is also attached for consideration (Attachment G).
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From: Kirk Huffaker [kirk@utahheritagefoundation.org)
Sent: Wednesday, January 07, 2015 11:02 AM

To: Traughber, Lex

Subject: Qpen House: Renald McDonald House reguest
Lex,

Fwon't be able to attend the open house on 1/15 but | wanted to just submit a brief comment in support of the
reg  Ulor conditional use at 1135 1 South Temple. Lhis is exactly what should happen with this property -
going back to a B&B wse. which was 13 original adaptive use belore RMHC took ownership. The granting of
the conditional use it will also facilitate the property transitioning into the ownership ot a good futare
steward for this key historic structure in the South Temple historic district.

Kirk

Kirk Huffaker

Executive Director

Utah Heritage Foundation
(801) 533-0858 ext. 105
www.utahl
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Transpertation review comments response.

The parking calculations need to be broken down per 21A,44 ? how many family units, number of rooms, number of
employees efc.

Same for Bed and Breakfast - # rooms. The office is number of square feet. (3/1,000 main floor, 1.25/1,000 other floors)
Is the proposal to be B&B OR office.

Parking required beyond the current us needs to be provided.

Show the ADA stail required (may reduce parking shown) and the 5% bike stalls, two minimum.

Your parking calc show 8,700 SF of office use which is 8700 SF x 3/1,000 = 26.1 stalls. When you minus the 11 stalls
existing requirement that leaves 15 stalls to be added to the intensification of use,

1t appears that the change to B&B is a wash, but the Office use may be a problem.

Sincerely,

Barry Walsh

Cc Lex Traughber, Planning

From: Alan Regal [mailto:ala  :qal ]

Sent: Thursday, December 18, 2014 s11:41 Am
To: Walsh, Barry

Cc: Carrie Romano

Subject: Ronald McDonald House Site Plan

Good Morning Barry-

Thank you again for getting in touch with me yesterday regarding the Ronald McDonald House property on 1135E South
Temple and explaining your comments. Before | pass this along to the organization to submit, can you please review the
attached site plan, parking calcs and application to ensure that | have everything you are looking for? The owner will
draft a deed based upon the legal description

Thank you very much for your help!

Alan Regal, P.E., ENV SP

PSOMAS | Balancing the Natural and Built Environment
4179 $. Riverbaat Road #20G

Salt | ake City, UT 84123

801 2705777 ! cell 801 284 1338

W |
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From: Teerlink, Scott

Sent: Tuesday, December 02, 2014 4:13 PM

To: Traughber, Lex

Subject: RE: Petition PLNPCM-00838, 1135 E Scuth Temple Conditional Use

No comment from Police

From: Traughber, Lex

Sent: Tuesday, December 02, 2014 3:19 PM

To: Weiler, Scott; Garcia, Peggy; Itchon, Edward; Butcher, Larry; Limburg, Garth; McFarland, Ryan; Teerlink,
Scott; Vaterlaus, Scott

Cc: Oktay, Michaela

Subject: Petition PLNPCM-00838, 1135 E South Temple Conditional Use

Good afternoon,

Carrie Romano, representing the property owner, Ronald McDonald House Charities, has submitted an
application for a Conditional Use for the adaptive reuse of an historic landmark building located at
approximately 1135 E. South Temple. The owner has a buyer interested in purchasing the property in order to
operate an inn/bed & breakfast or office. The subject property is in a RMF-35(Moderate Density Multi-family
Residential) Zone. The adaptive reuse of an historic landmark building is a Conditional Use in this Zone. A
detailed narrative and site plan are attached for review.

Please review the information submitted and respond with any comments (preferably in Accela} as soon as you
are able, but no later than Wednesday, December 17, 2014. If you do not have any comments, please respond
by email with “no comment” so that i can be sure that you have at least seen the request. If you have any
questions, please do not hesitate to contact me.

Sincerely,

Lex Traughber
Senior Planner

PLANNING DIVISION
COMMUNITY and ECONOMIC DEVELOPMENT
SALT LAKE CITY CORPCORATION

lex traughber@slegov.com
TEL 801-535-6184
FAX 801-535-6174

.,,rlr"Govlnn.-

file://17.:/Mv%20Documents/CU/1135%20E%20South%2 0 Temple/Comments/Police. htm 1/16/2015
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Based on the findings listed in the staff report, it is Planning StafP’s opinion that the project meets the applicable
standards for a conditional use for the adaptive reuse of a landmark site and therefore recommends that the
Planning Commission approve the application as proposed.

Consistent with Staff Recommendation:
Based on the plans submitted, the staff report and testimony provided, I move that the Planning Commission

approve petition PLNPCM2014-00838, 1135 E South Temple - Adaptive Reuse of an Historic Landmark
Building - Conditional Use, subject to compliance with all City Department/Division comments.

Not Consistent with Staff Recommendation:
Based on the plans submitted, the staff report and testimony provided, I move that the Planning Commjssion a
deny PLNPCM2014-00838, 1135 E South Temple - Adaptive Reuse of an Historic Landmark Building -

Conditional Use, subject to findings... (the Planning Commission would need to make appropriate finding to
deny the petition).
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