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Staff Report 
 PLANNING DIVISION 
 
 

COMMUNITY & ECONOMIC DEVELOPMENT 

To: Salt Lake City Planning Commission 
 
From: Maryann Pickering, AICP, Principal Planner 
 (801) 535-7660 
 maryann.pickering@slcgov.com 
 
Date: January 27, 2016 
 
Re: PLNPCM2015-00693 – Healing Homes Conditional Use 
  
 

Conditional Use 
 
PROPERTY ADDRESS:  418 N. B Street, 253 E. 8th Avenue and 257 E. 8th Avenue 
PARCEL ID:  09-31-254-003 
MASTER PLAN:  Low Density Residential (4-8 units per acre) 
ZONING DISTRICT:  SR-1A (Special Development Pattern Residential District) 
 
 
REQUEST:  The petitioner, Brian Junge, representing Intermountain Healthcare, is requesting 
approval from the City to operate eleemosynary facilities within existing residential buildings.  
An eleemosynary facility is a place that provides temporary housing for people and their 
families who are being treated by a medical provider.  The residences are currently owned by 
Intermountain Healthcare and are used as ancillary uses to the hospital operations.  The 
Planning Commission has the final decision making authority for conditional uses. 
 
RECOMMENDATION:  Based on the information in this staff report, Planning Staff 
recommends that the Planning Commission approve the proposal as proposed and subject to 
complying with all applicable regulations.  Staff has not found any potential detrimental 
impacts created by this proposal but does recommend one condition related to a private right-
of-way adjacent to the 418 N. B Street property. 
 
Recommended Motion: Based on the information contained within the staff report, and 
public testimony received, I move the Planning Commission approve conditional use petition 
PLNPCM2015-00693 for an eleemosynary facilities at approximately 418 B Street, 253 and 257 
E. 8th Avenue, subject to the following condition: 
 
1. A lot line adjustment shall be completed to combine the private right-of-way south of the 

418 B Street property into one of the adjoining properties. 
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ATTACHMENTS: 
A. Vicinity Map 
B. Project Plans 
C. Additional Applicant Information 
D. Existing Conditions 
E. Analysis of Standards 
F. Public Process and Comments 
G. Department and Division Comments 
H. Motions 
 
 
PROJECT DESCRIPTION: 
The proposed project consists of temporary guest housing for patients and families of patients 
undergoing blood and bone marrow transplant/acute leukemia treatment at LDS Hospital.  The 
residences are intended to provide a home away from home for the families of the patients.  
There will be no medical treatment in the residences and it is offered as an affordable home 
setting to stay at during the course of the treatments. 
 
These properties are unique in that they are owned by LDS Hospital/Intermountain Healthcare 
and function as part of the larger hospital campus, but are not zoned I (Institutional).  The 
properties are zoned SR-1A, which is a residential zoning district.  The proposed use as an 
eleemosynary facility is permitted in the I zoning district, and is permitted as a conditional use 
in the SR-1A zoning district.  The applicant chose to go through the conditional use permit 
process for the proposed project rather than rezone the property due to the time it takes for a 
rezone application.  All three residences are proposed to share a common garden or healing 
space that acts as a focal point to create a healing environment for the patients and their 
families. 
 
As noted, the proposed project is located within the existing residences and will be used as 
residential living facilities.  All modifications or renovations to the buildings are proposed 
within the existing buildings and there will be no expansion of the residences.  Ground level 
patios or decks will be added to each of the existing residences and will be part of the healing 
garden that all three residences share.  The proposed patios/decks meet all zoning ordinance 
requirements.  The remainder of the project complies with all zoning ordinance standards.  The 
two key issues are noted below. 
 
KEY ISSUES: 
The key issues listed below have been identified through the analysis of the project, neighbor 
and community input and department review comments. 
 
1. Parking.  The subject properties all have adequate parking provided in the parking 

structure located to the east.  The parking stalls will be designated as reserved for the 
eleemosynary facilities.  In addition to meeting the parking requirement for the 
property, the applicant has provided to staff a parking analysis that shows the amount of 
parking required for the entire LDS hospital campus and what is provided today on the 
campus.  There is adequate parking for all uses related to the hospital. 
 

2. Private Right-of-Way for 418 N. B Street.  Along the southern boundary of the 418 
N. B Street property is the remnant of an old private right-of-way.  It does not function 
as a right-of-way today and there is no need for it to remain.  While it does not impact 
the building or the proposed eleemosynary use on the adjacent property, it does impact 
the proposed healing garden which is proposed to be constructed within this right-of-
way area.  The right-of-way will need to be merged into one of the surrounding 
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properties in order for improvements to be built in this area.  Therefore, staff is 
recommending a condition of approval to add this right-of-way to another property 
through a lot line adjustment. 

 
 
DISCUSSION: 
The proposed project is a short-term or temporary housing for families and patients receiving 
treatment at LDS Hospital.  The living facilities are in existing residential structures and are not 
anticipated to have a negative impact on the surrounding residential area.  The applicant has 
demonstrated that sufficient parking will the provided on the property and within the existing 
parking garage to the east.  There are adequate streets and sidewalks and public utilities to serve 
the proposed use. 
 
 
NEXT STEPS: 
If the project is approved, the applicant will be required to obtain all necessary permits for the 
project.  The applicant has started that review process and it has been put on hold for this 
property at this time until a hearing on the conditional uses.  If the project were denied, the 
applicant would not be allowed to have eleemosynary facilities on the properties. 
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ATTACHMENT A:  VICINITY MAP  
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ATTACHMENT B:  PROJECT PLANS  
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ATTACHMENT C:  ADDITIONAL APPLICANT

 

 
INFORMATION  

 
 
  

PLNPCM2015-00693 -- Healing Homes Conditional Use Page 14 of 31 Published Date: January 21, 2016



PLNPCM2015-00693 -- Healing Homes Conditional Use Page 15 of 31 Published Date: January 21, 2016



PLNPCM2015-00693 -- Healing Homes Conditional Use Page 16 of 31 Published Date: January 21, 2016



PLNPCM2015-00693 -- Healing Homes Conditional Use Page 17 of 31 Published Date: January 21, 2016



PLNPCM2015-00693 -- Healing Homes Conditional Use Page 18 of 31 Published Date: January 21, 2016



 

 

 
ATTACHMENT D:  EXISTING CONDITIONS  

Zoning Designation: 
SR-1A: Special Development Pattern Residential District 
21A.24.080.A – Purpose Statement 
 
The purpose of the SR-1 Special Development Pattern Residential District is to maintain the 
unique character of older predominantly single-family and two-family dwelling neighborhoods 
that display a variety of yards, lot sizes and bulk characteristics.  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. 
 
Surrounding Land Uses 
 

Direction Use 
North Greenhouse and service areas related to LDS Hospital 
South (across 8th Avenue) LDS Hospital facilities (zoned Institutional) 
East Parking structure for LDS Hospital 
West (across B Street) Single-family residential uses 
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ATTACHMENT E:  ANALYSIS OF STANDARDS  

21A.54.080 Standards for Conditional Use 
 
Approval Standards: A conditional use shall be approved unless the Planning Commission, 
or in the 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; 

Finding:  The proposed uses, eleemosynary facilities, are a conditional use in the SR-1A 
(Special Development Pattern Residential District) as per City Code 21A.33.020 – Table 
of Permitted and Conditional Uses for Residential Districts.  Should the use be approved 
as a conditional use, it would be comply with the provisions of the Zoning Ordinance. 
 

2. The use is compatible, or with conditions of approval can be made compatible, with 
surrounding uses; 
Finding:  As described within the Planning Commission staff report, the applicant 
intends to reuse existing residential structures as the proposed use.  The proposed use is 
residential in nature and would be compatible with the other residential uses in the area.  
Furthermore, the Avenues Community Council has provided a letter that indicates their 
support of the project.  Therefore, staff finds that the use is compatible with surrounding 
uses. 

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

master plans; and 
Finding:  The subject property is within the boundaries of the Avenues Master Plan.  
The Avenues Master Plan was last updated in 1987 and includes discussion of medical 
facilities in the Avenues area, but the two anticipated projects it refers to, Primary 
Children’s Hospital and the BYU Education Center, did not ultimately occur in the 
Avenues area or moved to a different part of the region.  There is a discussion and 
acknowledgement within the Avenues Master Plan that the LDS Hospital is part of the 
community.  Staff did find a statement that within the LDS hospital area, which 
encourages the following uses: 
 

‘Residential facilities providing short-term rooming or boarding house-type 
facilities exclusively for use by persons visiting patients receiving medical 
services provided by the hospital or extended care facilities’ (page 10 of the 
Avenues Master Plan). 

 
The proposed use fits this definition and therefore, would be considered consistent with 
the Avenues Master Plan. 
 
In addition, to the Avenues Master Plan, the recently adopted Plan Salt Lake citywide 
vision plan notes in the Neighborhoods Section: 
 

Initiative 3: Create safe and convenient places for people to carryout their 
daily lives. 

 
While the proposed use is considered as short-term or temporary housing, it does meet 
this initiative in that patients and their families have a convenient place to live while they 
are receiving their treatment.  Staff finds the proposed use complies with this adopted 
plan. 
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4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition 

of reasonable conditions. 
Finding:  The proposed project was routed to various City Departments and Divisions 
for their review and comment.  There were no issues raised regarding the proposed 
project.  In addition, staff finds that the proposed use complies with all criteria and is 
compatible with the surrounding area.  However, one condition of approval related to 
the private right-of-way south of the 418 N. B Street property has been included.  This 
condition requires that the private right-of-way is combined into an adjacent lot. 

 
 
21A.54.080B:  Detrimental Effects Determination: In analyzing the anticipated 
detrimental effects of a proposed use, the planning commission, or in the case of administrative 
conditional uses, the planning director or designee, shall determine compliance with each of the 
following: 
 

Criteria Finding Rationale 
1. This title specifically authorizes 

the use where it is located. 
Complies Zoning Ordinance Section 21A.33.020 

authorizes “eleemosynary facilities” as a 
conditional use in the SR-1A District. 

2. The use is consistent with 
applicable policies set forth in 
adopted citywide, community, 
and small area master plans and 
future land use maps. 

Complies As demonstrated within this report, the 
proposed use is consistent with 
applicable policies set forth in the 
Avenues Master Plan and Plan Salt 
Lake. 

3. The use is well suited to the 
character of the site, and 
adjacent uses as shown by an 
analysis of the intensity, size, 
and scale of the use compared 
to existing uses in the 
surrounding area. 

Complies The subject residences are located on a 
block owned by LDS Hospital.  All three 
residences on the block and they are all 
used as ancillary uses to the hospital.  
Across the street (to the west) are 
residential uses and the proposed use is 
consistent with the remainder of the 
area.  The subject property is a single 
story residential building that is 
compatible with the surrounding area. 

4. The mass, scale, style, design, 
and architectural detailing of 
the surrounding structures as 
they relate to the proposed have 
been considered. 

Complies A majority of the block contains 
buildings that are taller and more 
modern that the subject residences.  
The residences currently comply with 
the maximum height of the zoning 
district and are compatible with the 
other residential buildings in the area.  
The location of these residences on the 
edge of the hospital campus provides a 
good buffer to the neighborhood to the 
west. 

5. Access points and driveways are 
designed to minimize grading of 
natural topography, direct 
vehicular traffic onto major 
streets, and not impede traffic 
flows. 

Complies The proposed us will have negligible 
impact on traffic and is accessible from 
existing driveways. 

6. The internal circulation system 
is designed to mitigate adverse 
impacts on adjacent property 
from motorized, non-motorized, 
and pedestrian traffic. 

Complies Transportation reviewed the proposal 
and determined that the internal 
circulation system has been designed to 
accommodate proposed use. 
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7. The site is designed to enable 
access and circulation for 
pedestrian and bicycles. 

Complies The subject residences have frontage on 
B Street and 8th Avenue, which both 
include a public sidewalk.  The sites are 
accessible by pedestrians and cyclists. 

8. Access to the site does not 
unreasonably impact the service 
level of any abutting or adjacent 
street. 

Complies Transportation did not indicate any 
issues with street level of service. 

9. The location and design of off-
street parking complies with 
applicable standards of this 
code. 

Complies Transportation has reviewed the 
proposed site plan.  As noted in the staff 
report, there is adequate on-site parking 
provided in the parking structure 
located to the east of the subject 
property. 

10. Utility capacity is sufficient to 
support the use at normal 
service levels. 

Complies Public Utilities did not indicate any 
issues with service levels to the facility. 

11. The use is appropriately 
screened, buffered, or separated 
from adjoining dissimilar uses 
to mitigate potential use 
conflicts. 

Complies The use will be required to meet all 
applicable landscaping and screening 
requirements of the Zoning Ordinance 
prior to issuance of a building permit. 

12. The use meets City 
sustainability plans, does not 
significantly impact the quality 
of surrounding air and water, 
encroach into a river or stream, 
or introduce any hazard or 
environmental damage to any 
adjacent property, including 
cigarette smoke. 

Complies The use does not significantly impact 
sustainability plans nor does it encroach 
onto a stream or water way. 

13. The hours of operation and 
delivery of the use are 
compatible with surrounding 
uses. 

Complies The proposed use will be used a 
residential facilities.  There are no set 
hours of operation and those who are 
living in the facility will come and go as 
any typical resident would.  The use is 
compatible with the uses to the south 
and across the street to the west. 

14. Signs and lighting are 
compatible with, and do not 
negatively impact surrounding 
uses. 

Complies Signage and lighting will meet all 
applicable zoning ordinance standards, 
which will be enforced through building 
permit review and inspections. 

15. The proposed use does not 
undermine preservation of 
historic resources and 
structures. 

Complies There are no historic sites or features on 
property.  
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ATTACHMENT F:  PUBLIC PROCESS AND COMMENTS  

Community Council Meeting: 
The Greater Avenues Community Council held a meeting to discuss the proposed project on 
September 2, 2015.  The Chair of the Greater Avenues Community Council noted that there was 
general support for the proposed project.  A letter noting their support is attached. 
 
Public Hearing Notice: 
- Public hearing notice mailed January 14, 2016. 
- Public hearing notice posted at the site on January 14, 2016. 
- Public notice posted on City and State websites and Planning Division list serve on January 

14, 2016. 
 
Two emails were received as a result of the notice for this meeting and are included in this 
attachment.  One email is from an adjacent resident who is aware of the project and supports 
the proposed use.  The other email expresses concerns with the proposed use and notes that it 
does not conform to the zoning of area. 
 
In addition, there were two telephone calls received regarding the notice for this meeting.  One 
caller did not express an opinion about the project, but asked about zoning on the adjacent 
blocks and inquired if the applicant owned other residential buildings in the area.  Staff reached 
out the applicant who stated they did not own any other residential buildings. 
 
The other caller expressed strong support for the project. 
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From: Paul Tinker
To: Pickering, Maryann
Subject: PLNPCM2015-00693
Date: Tuesday, January 05, 2016 6:19:23 AM

We received a notice about the conditional use request for the house at 418 B
Street, owned by Intermountain Healthcare.

We live at 213 9th Avenue, just around the corner from the house in question.

We were briefed on this proposal at Avenues Community Council a couple of
months back.

We do not oppose the granting of the permit and in fact support the proposal.

Paul and Ann Tinker.
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From: Pickering, Maryann
To: "Priscilla Kawakami"
Subject: RE: 2015-00693PLNPCM
Date: Tuesday, January 12, 2016 10:54:00 AM

Hi Priscilla.
 
Thank you for your comments regarding the proposed project and thank you for all the work you do
as a good neighbor.  The comments you provided will be included in the public record.  Please also
note that the item has been continued to the next Planning Commission meeting on January 27 in
the event you were planning to attend tomorrow night.  There was an error made by me and we
had to re-notice it.   You will get a new notice for the meeting.
 
The proposed use for the three residential buildings are called eleemosynary facilities. 
Eleemosynary is a fancy term for short term living facilities related to a hospital use.  The residences
will be used by families of patients while they are receiving treatment for various types of illnesses
including cancer.  The residences will allow the families to all live together in a residential setting for
a short term.
 
The zoning of the properties is single-family residential and in order to operate this type of facility,
they need to obtain a conditional use.  This means that we look at what they are proposing to
determine if it is compatible with the surrounding area and if needed, impose conditions or
standards on their operation.  Because the proposed use is residential in nature and will be very
similar to other residential uses in the area, we as staff believe the use complies.  However the final
decision is with the Planning Commission and they may disagree with us.  We are following the rules
and regulations for zoning for this use.
 
I’d be happy to answer any additional questions you may have.
 
Thank you,
Maryann Pickering
 

From: Priscilla Kawakami [mailto:priscilla.kawakami@gmail.com] 
Sent: Tuesday, January 05, 2016 6:04 PM
To: Pickering, Maryann
Subject: 2015-00693PLNPCM
 
To Stan Penfold;
 
While I suspect that the decision has already been made about 418 B Street since remodeling
has been going on for some time, the recent postcard notice from the SLC Planning
Commission solicits comment.

My husband and I try to be good neighbors. We pay our taxes on time, we clean up trash in
the canyon, we shovel our own sidewalks and those of our neighbors, we don't even have
traffic tickets.. LDS Hospital and the City Council are not good neighbors. The City Council
consistently grants conditional use variances to certain entities while erratically enforcing
others including hiring unqualified and abusive inspectors. LDS  Hospital overuses our
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From: Norris, Nick
To: "Priscilla Kawakami"; Zoning
Cc: Pickering, Maryann
Subject: RE: 2015-00693PLNPCM-418 B Street
Date: Wednesday, January 13, 2016 11:11:22 AM

Priscilla,
 
Thank you for your comments.  Your comments will be provided to the Planning Commission. Ms.
Pickering is a member of planning staff and does not have a vote on the matter.  Her role is to
analyze the proposal and  take public comments, such as yours, and make a recommendation to the
Planning Commission as to whether or not an identified issue requires changes to the proposal or
warrants denial of the project. Under State Law, the Planning Commission is required to approve a
conditional use unless a detrimental impact can be identified and the impact cannot be reasonably
addressed through changes to the plans or limitations on the use.
 
NICK NORRIS
Planning Manager
 
PLANNING DIVISION
COMMUNITY and  ECONOMIC DEVELOPMENT
SALT LAKE CITY CORPORATION
 
TEL   801-535-6173
Email   nick.norris@slcgov.com
 
www.slcgov.com/planning
 
 
 

From: Priscilla Kawakami [mailto:priscilla.kawakami@gmail.com] 
Sent: Tuesday, January 12, 2016 3:25 PM
To: Zoning
Subject: 2015-00693PLNPCM-418 B Street
 
To  Whom It May Concern:

I have already sent comments to Maryann Pickering about the above referenced property
change from single family residential to conditional use. I wish to reiterate my objection to
having this property become a short term use building. The character of the street will change
when the hospital operates this building as a medical motel, no doubt with a Healing Homes
sign on the property. While the hospital needs a charitable entity to continue to claim tax
exempt status, even that tax exempt status has an impact on me, on my family, on my city.

Ms. Pickering has indicated that she has already made up her mind to vote in favor of the
change. It is not her street of residence; it is mine.

Priscilla Kawakami
435 B Street
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limited water resources and overuses chemical fertilizers and pesticides, among other abuses
of neighborly good will that as a resident I witness and suffer through on a regular basis.

Now  LDS Hospital is requesting a conditional use permit for a bungalow they own to
transform it into a charitable entity  called a "Healing Home". Other than that little
information is provided. This is a residential zone. Who gets to ignore zoning around here?

Do I expect more than a form reply? No. I am just an angry crank who can be ignored as I
have no doubt I will be.

Priscilla Kawakami
435 B Street
Salt Lake City, Utah
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ATTACHMENT G:  DEPARTMENT AND DIVISION

 

 
REVIEW COMMENTS  

 
  

PLNPCM2015-00693 -- Healing Homes Conditional Use Page 29 of 31 Published Date: January 21, 2016



 

 

Work Flow History Report 
 

 

 

418 N B St 
 

 

 

PLNPCM2015-00694 
 

 

   

     
Date Task/Inspection Status/Result Action By Comments 

9/3/2015 Zoning Review Complete Hardman, Alan SR-1A zone.  Building permits were logged in to 
Building Services for 418 North B Street 
(BLD2015-03979), 253 East 8th Avenue 
(BLD2015-003983), and 259 East 8th Avenue 
(BLD2015-03985).  A zoning review for all three 
properties was done by Alan Michelsen in our 
office on July 20, 2015, and is posted in Accela 
and ProjectDox.  Alan identified all of the zoning 
issues that will need to be resolved prior to any 
building permits being issued.  Based on the 
construction plans submitted to Building 
Services, Alan identified two critical issues that 
should be addressed as part of the Conditional 
Use approval that will be necessary to receive 
building permits - they are consolidating lots 
and vacating an alley. 

9/15/2015 Engineering Review Complete Weiler, Scott No objections to the conditional use.  If any 
uneven sidewalk joints exist, it is recommended 
that they be ground down or replaced to remove 
a tripping hazard. 

9/28/2015 Planning Dept Review Additional Information Pickering, Maryann See comments attached in Accela. 
9/29/2015 Building Review Complete Pickering, Maryann All building comments will be addressed 

through the building permit review.  That 
review process has been started already. 

9/29/2015 Police Review Complete Pickering, Maryann No comments received. 
9/29/2015 Public Utility Review Complete Pickering, Maryann Email from Jason Draper on September 29: 

 
Maryann, 
 
WE have reviewed the building permit 
application and have returned comments that 
we need to see the site grading and drainage 
plan, site utility plans  and the building floor 
plan/plumbing plans for review and approval. 
 
We have no specific concerns with the proposed 
conditional use. 

9/29/2015 Sustainability Review Complete Pickering, Maryann No comments received. 
9/30/2015 Fire Code Review Complete Pickering, Maryann No comments received. 
9/30/2015 Transportation Review Complete Pickering, Maryann No comment.  On site parking will be addressed 

through the conditional use process. 
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ATTACHMENT H:  MOTIONS  

Consistent with Staff Recommendation: 
Based on the information contained within the staff report, and public testimony received, I 
move the Planning Commission approve conditional use petition PLNPCM2015-00693 for an 
eleemosynary facility at approximately 418 B Street, 253 and 257 E. 8th Avenue. 
 
Not Consistent with Staff Recommendation: 
Based on the information contained within the staff report, and public testimony received, I 
move the Planning Commission deny conditional use petition PLNPCM2015-00693 for an 
eleemosynary facility at approximately 418 B Street, 253 and 257 E. 8th Avenue. 
 
Note: 
If motion is to recommend denial, the Planning Commission shall make findings based on the 
Zoning Amendment standards and specifically state which standard or standards are not 
compliant.  See Attachment F for applicable standards. 
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