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Staff Report  
 
 

To: Salt Lake City Planning Commission 
 
From:  Anthony Riederer, 801-535-7625 
 
Date: February 10, 2015 
 
Re: PLNPCM2015-00982 (Conditional Use for Small Brewery) 

Conditional Use 
 
PROPERTY ADDRESS: 30 East Kensington 
PARCEL ID:    16-18-151-006 
MASTER PLAN:   Central City 
ZONING DISTRICT:   CC (Corridor Commercial) 
 
 
REQUEST: Rob Phillips, Partner in RoHa Brewing, is requesting conditional use approval to operate a 

small brewery located at approximately 30 East Kensington Ave. Along with the small brewery, 
applicant intends to operate a small tap room, which is a permitted use in the zoning district.  

 
RECOMMENDATION:  Based on the information in this staff report, Planning Staff finds that the proposal 

adequately meets the standards and recommends that the Planning Commission approve the 
requested conditional use with the conditions listed below.   

The following motion is provided in support of the recommendation: Based on the analysis of the staff 
report and public comments, I move that Planning Commission approve the requested Conditional 
Use application (PLNPCM2016-00982).  

ATTACHMENTS: 
 

A. Vicinity Map 
B. Existing Conditions 
C. Analysis of Standards 
D. Submitted Drawings 
E. Application Materials 
F. Public Process and Comments 
G. Department Comments 

 
PROJECT DESCRIPTION: 
 

The building located on the parcel at 30 East Kensington is currently vacant. The applicant is 
proposing to open a small brewery in the building. There will be no changes to the footprint of the 
building, although there will be renovations and changes to the interior. The building is 
approximately 8,500 square feet.  Off street parking is not required for buildings less than 25,000 
square feet in the D2 zoning district. The applicant plans to have 2-4 employees on staff.  
 
The floor plan indicates that the tap room area (tavern) open to clients will be approximately 750 
square feet. The rest of the building will be utilized for warehousing, brewing, fermenting, cooling, 
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bottling, loading, and other operations associated with the small brewery. The small driveway access 
to the building will not be utilized for any off-street parking. It is simply to provide delivery access to 
the doors on the south side of the structure towards the rear.    

 
KEY ISSUES: 
 
The key issues listed below have been identified through the analysis of the project and department review 
comments. The majority of community comments have been positive in nature, with a few expressing concerns 
about parking demands and crime in the area.  
 

 
Issue 1: Parking 
 
Operators of other nearby commercial properties have expressed concerns that parking demand 
from the small brewery might encourage visitors to the site to use off-street parking stalls in 
neighboring properties. Though this is an understandable concern, the proposed development 
meets all current parking requirements.  Further, the applicant intends to furnish and install a 
bike rack to encourage non-vehicular visits to the business. 

 
Issue 2: Crime 
 
At the open house, one gentleman expressed concerns about crime in the area.  To his mind, the 
presence of alcohol-related uses in high crime areas can serve to compound the challenges of 
those who choose to act outside of the law. While crime in the area is an ongoing concern, 
bringing new businesses and additional people to the area will likely serve as a deterrent to 
crime, not a generator of it.  

 
 
DISCUSSION: 
 

The proposed conditional use for a small brewery should be approved if reasonable conditions can be 
imposed to mitigate the reasonably detrimental effects of the proposed use. This proposal complies 
with the standards for approval of Conditional Uses and is also consistent with planning policies and 
the Central Community Master Plan.   
 
The proposed small brewery would operate in an existing building, currently zoned CC (Corridor 
Commercial) which complies with the minimum standards.  The proposed floor plan for the interior 
(Attachment B) illustrates the differentiation between the small brewery and tavern (tap room) uses.  
 
The building and the proposed use is compatible with other businesses in the area. The parcel is abutted 
on all sides by properties zoned Corridor Commercial. All of the surrounding parcels, with the exception of 
any that are vacant, contain some type of commercial use. The proposed use at this site will serve to 
diversify the businesses in the area and continue to support economic development within Salt Lake City 
in an emerging business sector nationally.  
 
Therefore, given that the no detrimental effects could be determined, staff recommends that the 
proposed conditional use be approved.  
 

  
NEXT STEPS: 

 
If approved: The applicant will be required to obtain all necessary permits for the project.  
 
If denied: The applicant would not have city approval for a small brewery on the subject parcel. 
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ATTACHMENT A:  VICINITY MAP 

 

 
  

Subject Property 
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ATTACHMENT B:  EXISTING CONDITONS 
The parcel at 30 East Kensington (16-18-151-006) is approximately .16 acres in area. There is a two-
story building on the site which measures approximately 50 feet wide and 140 feet deep. It appears to 
abut the property lines on the west, east, and part of the south sides. It has a front setback of 
approximately 35 feet to accommodate a number of parking stalls in the front.  It is currently used as 
an office and warehousing space.  
 
The subject property is bound by Kensington Avenue to the north, a parking lot to the east, a car 
mechanic to the west and light manufacturing to the south. All adjacent properties are located in the 
CC zone. A vicinity map is provided in Attachment “A”. 
 

Current Zoning Requirements – CC (Corridor Commercial) Zoning District 

The following chart illustrates the zoning requirements in the CC zone, current conditions on the subject parcel, 
and whether or not that is in compliance with the standard.  

 

Zoning Standard Required Existing Complying 

Minimum Lot Area 10,000 square feet 6,970 square feet 
 

Legal Non-complying 
 

Minimum Lot Width 75 feet 50 feet 
 

Legal Non-complying 

Front Yard Setback 15 feet 35 feet 
 

Complies 

Interior Side Yard No setback required None 
 

Complies 

Rear Yard 10 feet None 
 

Legal Non-Complying 
 

Parking Spaces 3 5 Complies 

Building Height  30 feet maximum 
 

Two story structure 
 

Complies 

 

Adjacent Land Uses 

Land uses for the parcels abutting to 30 East Kensington, include the following:  

• West: Car Mechanic 

• East: Empty Parking Lot 

• North (across street): Costume shop and other small retail. 

• South (across alley): Light manufacturing and storage. 

Applicable Master Plan Policies 

The subject property is located within the Central City section of Salt Lake City which falls under the Central 
Community Master Plan (2005).  

The Central Community Future Land Use Map associated with the Central Community Master Plan classifies 
the subject parcel as Medium Density Residential/Mixed Use.  
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The proposed Conditional Use at 30 East Kensington is in compatible with the applicable sections of the 
Central Community Master Plan. It furthers both plans by reusing an existing building to increase the 
types of uses that serve to encourage a 24-hour urban environment. In addition, it adds a new use near 
the Main Street corridor, continuing the area’s emerging trend of new growth and redevelopment. 
 
Further, Plan Salt Lake (2015) indicates a number of guiding principles and initiatives including:  

• Citywide Principle 12: A balanced economy that produces quality jobs and fosters an environment 
for commerce, local business, and industry to thrive. 

• Growth Inititiative 1: Locate new development in areas with existing infrastructure and amenities, 
such as transit and transportation corridors. 

• Growth Initiative 2: Encourage a mix of land uses. 
• Economic Initiative 3: Support the growth of small businesses, entrepreneurship and 

neighborhood business nodes. 
 
This proposed project creates opportunity for a new locally-owned and operated business in an 
industry that, nationally speaking, has seen significant growth in recent years.  Further, this location is 
well-located relative to transit and bicycle and pedestrian infrastructure, allowing for an ease of access 
across many modes of transportation. 
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ATTACHMENT C:  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: 

Standard Finding Rationale 
1. The use complies with applicable 
provisions of this title 

Complies Section 21A.33.030 “Table of Permitted and 
Conditional Uses for Downtown Districts” lists 
Small Brewery as a conditional use in the CC 
zoning district. No additional qualifying 
provisions are indicated in the zoning.  

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

Complies Surrounding properties are commercial and 
industrial in nature. The proposed uses will fit 
comfortably within the uses currently in the 
area. 
 

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

Complies  The future land use map in the Central 
Community Master Plan (2005) designates the 
property as Medium Residential/Mixed Use. 
The proposed use helps create a diverse set of 
businesses to the area, and would be appropriate 
to a mixed-use residential neighborhood.  
 
Additionally, the proposed use supports several 
citywide planning principles and initiatives 
from Plan Salt Lake (2015). 

4. The anticipated detrimental effects of 
a proposed use can be mitigated by the 
imposition of reasonable conditions 

Complies Following the analysis of detrimental effects 
(below), no additional conditions are necessary 
to mitigate this proposed use.  

 

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 Small Brewery is a conditional use in the CC 
zone.  
 

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 The future land use map in the Central 
Community Master Plan (2005) designates the 
property as Medium Residential/Mixed Use. 
The proposed use helps create a diverse set of 
businesses to the area, and would be appropriate 
to a mixed-use residential neighborhood.  
 
Additionally, the proposed use supports several 
citywide planning principles and initiatives 
from Plan Salt Lake (2015).  

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 

Complies  The use is compatible in intensity, size, and 
scale to existing commercial uses in the area.  
Both the proposed use and the building fit in 
well with the overall character of the 
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compared to existing uses in the 
surrounding area 

neighborhood.  

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

Complies The existing structure on the site relates well to 
surrounding structures. There are no proposed 
exterior alterations of the building. 

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 There is only one strip on the south side of the 
building that allows vehicular access from the 
street. There are no plans to make any changes 
to this access point and it does provide access 
for deliveries and other services to the entrance 
at the back of the structure on the south side.  

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

Complies There is appropriate on-site off street parking, 
in excess of requirements.  

7. The site is designed to enable 
access and circulation for 
pedestrian and bicycles 

Complies The site is located on a major city street with 
the entrance located right at the sidewalk, 
providing direct access for both pedestrians and 
bicyclists. Additionally, the applicants propose 
to furnish a bike rack to encourage non-
motorized visitors. 
 

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

Complies The City’s Transportation Division has 
reviewed the request and did not indicate that 
there would be any unreasonable impacts to the 
service level of any adjacent streets. 

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

Complies The off-street parking standards call for three 
spots.  The site has 5 off-street parking spots 
available.  

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

Complies The site can be served by all necessary utilities.  

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

Complies The use does not require any screening or 
buffering because it does not abut dissimilar 
uses. 

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 proposed use presents no foreseen impacts 
to air quality and it is not anticipated that there 
would be any hazard or environmental damage 
to adjacent property.  

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

Complies The anticipated hours of operation will be 
between 11 AM to 8 PM, seven days per week. 
These hours are compatible with surrounding 
uses.  
 

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

Complies  There are no signs proposed at this time, but any 
new sign must comply with the regulation in 
Chapter 21A.46 of the Zoning Ordinance.  

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

Complies There are no historic sites or features on the 
property.  
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ATTACHMENT D:  SUBMITTED DRAWINGS 
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ATTACHMENT E:  APPLICATION MATERIALS 
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ATTACHMENT F:  PUBLIC PROCESS AND COMMENTS 
Open House: 

An open house was held on 1/21/2016, with several representatives of the project in attendance.  

Three members of the public signed in as attending. Of these three, two expressed verbal support and 
enthusiasm for the project. One expressed support, in principle, but conditioned that support on the 
city addressing concerns about crime and vagrancy in the area.  

Additional Public Comments:  

Prior to the open house, two phone calls were received from adjacent property owners inquiring about 
the project and expressing concerns about parking issues.  

Shortly after the open house, the president of the Ball Park Community Council called after the open 
house to express support on the behalf of his organization.  
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ATTACHMENT G:  DEPARTMENT REVIEW COMMENTS 
No comments were received from departments. 

 


