Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Chris Earl, Associate Planner, christopher.earl@slcgov.com, 801-535-7932
Date: Published October 15, 2019

Re: Replacement of a single-family detached dwelling in an M-2 zone — Conditional Use
(PLNPCM2019-00552)

Conditional Use

PROPERTY ADDRESS: Approximately 828 W Duluth Avenue
PARCEL ID: 08-23-476-006-0000

MASTER PLAN: Capitol Hill (Swedetown)

ZONING DISTRICT: M-2 (Heavy Manufacturing District)

REQUEST: Bill Whitaker, the owner of the property at approximately 828 W Duluth Avenue, is
requesting Conditional Use approval to demolish an existing single-family
residential structure and replace it with a new single-family residential structure on
the same site. The property is located in the M-2 Heavy Manufacturing zoning
district which requires a Conditional Use process for rebuilding a single-family
residential structure as single-family residential uses are not generally permitted in
the zoning district.

RECOMMENDATION: Planning Staff finds the project generally meets the applicable standards of
approval and therefore recommends the Planning Commission approve the Conditional Use for the
replacement of a single-family residential structure within a manufacturing zone with the conditions
of approval below. Final approval of the details noted in the following conditions shall be delegated to
Planning Staff:

1. Site plan will be revised to meet requirements from other divisions as outlined in Attachment

H Department Comments.
2. The applicant must secure a building permit from Salt Lake City Building Services.

Approval is for the specific items discussed and identified in the staff report. All other applicable
zoning regulations and requirements from other city departments still apply

SALT LAKE CITY CORPORATION
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PROJECT DESCRIPTION:

The subject single-family residence is located in the Swedetown Capitol Hill area of the northwest part
of Salt Lake City. In the early 1900s, the Swedetown area had several hundred residences which
housed a large population of Swedish immigrants. Industrial land uses have been allowed in the
Swedetown area since 1927. Due to unrestricted development between 1927 and 1955, the number of
residences has diminished to less than 50. Over the years, industrial zoning has been refined and new
residential uses are no longer permitted; however, existing residential uses are allowed to continue as
anonconforming use. Due to the large scale nature of an industrial use and the smaller lot sizes of the
remaining residences, industrial use of these lots is unlikely and residential use is more likely to
remain.

The proposed project is to demolish the existing single-family residential structure and construct a new
single-family residential structure on the property located at approximately 828 W Duluth Avenue.
The existing home is in a state of disrepair and replacement will be a more reasonable means to provide
improved living conditions. The property will be used for residential purpose only. There will be no

industrial or mixed : : oy -
"y b Conditional Use

use of the property. vt e,

: s — : Replacement of a single-family
The proposed single- ' —y A residential structure in an M-2
family  residential @ Proposed ) zoning district
structure will be i ‘ a  house '

. carport and

approximately 32 ft 19
wide by 24 ft deep by 12
13 ft 4 in high and will v
measure x
approximately 720sq V&

ft. In addition, a
carport measuring 12

ft wide by 24 ft deep
by 10 ft tall as well as
a concrete parking
pad will be
constructed to
accommodate  off-
street parking.

The proposed single-family residence will have a shed style roof. The primary exterior building
material is cementitious vertical siding to be painted. A covered front porch will be provided at the front
entrance. Front yard landscaping will be provided. The proposed carport will match the design style
of the principle structure.
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Conceptual rendering

PLANNING COMMISISON REVIEW:

The property is located in the M-2 zoning district, which is a heavy manufacturing zoning district. A
Conditional Use process is required for replacement of a single-family detached dwelling in a
manufacturing zone. For complete analysis and findings in relation to the Conditional Use standards
please refer to Attachment F.

NEXT STEPS:

Approval of Conditional Use

If the request is approved, the applicant will need to need to comply with the conditions of approval,
including any of the conditions required by other City departments and any added by the Planning
Commission. The applicant will be able to submit plans for building permits and a certificates of
occupancy for the building will only be issued once all the conditions of approval are met.

Denial of Conditional Use

State and City code require that a Conditional Use be approved if reasonable conditions can be imposed
on the use to mitigate any reasonably anticipated detrimental effects of the use. A conditional use can
only be denied if the Planning Commission finds that reasonably anticipated detrimental effects cannot
be mitigated with the imposition of reasonable conditions.

If the Planning requests are denied, the applicant would not be able to construct a single-family
residential dwelling.
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ATTACHMENT C- ADDITIONAL INFORMATION PROVIDED BY
APPLICANT




April 15, 2019

Attn: Anna Anglin
Principal Planner
Salt Lake City Planning Division

Regarding the property | own, located at 828 W Duluth Ave, in SLC. | have started the pre demo
application and have the BLD # of 20'19-02322.

There is an existing home on the property that was built in 1903 according to my research. The
neighborhood is locally known as “Swedetown” and has a number of occupied homes over several
blocks. Because of industrial developments in the surrounding areas, the zoning at some time was
changed to M-2 encompassing this neighborhood.

I have owned the property since 1986 and used it to store personal property and vehicles. The old home
on the property is in very poor condition, with a foundation that is crumbling and rotting away.

I would like to demolish the home on my property and build a similar sized residence and carport in
approximately the same location. This would be used as a rental home, preferably low income or
veteran occupied. | would like to continue to use the North half of the property for personal storage,
and separate from the home with fencing.

The adjoining property to the West is an occupied home that was recently purchased by a young couple.
Next to them is another home that has been occupied by the same older couple, that were there long
before | moved in.

The property across Duluth Ave. to the South is owned by an excavation company and formerly a
Trucking Company.

The property across Hot Springs St. to the East and adjoining my North property line are owned by a
Truck parts Company.

I'am interested in obtaining the proper permits to continue to clean up the property and provide a home
for a single person.

Bt

Bill Whitaker
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ATTACHMENT D - PROPERTY AND VICINITY PHOTOS

L 51

Suﬁoundihg developmént on the north side of Duluth Avenue

Surrounding development on the south side of Duluth Avenue
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om county assessor website. View of the other single-family
residences in the area.




Examples of existing residential uses in the
surrounding area including Swedetown Park



ATTACHMENT E - ZONING STANDARDS

Residential Building Standards for Legal Conforming Single-Family

Detached Dwellings, Two-Family Dwellings and Twin Homes in

Nonresidential Zoning Districts - 21A.36.190

ZONING STANDARD

Front Facade Controls

REQUIREMENT

All buildings shall be
required to include
an entrance door,
and such other
features as windows,
balconies, porches,
and other such
architectural
features in the front
facade of the
building, totaling
not less than 10% of
the front facade
elevation area,
excluding any area
used for roof
structures. For
buildings
constructed on a
corner lot, only one
front facade is
required in either the
front or corner side
facade of the
building.

PROPOSED

Residence will have a
primary entrance door,
windows and a covered
front porch oriented to
Duluth Avenue.

COMPLIES Y/N

Complies

Basement Structures

All dwellings must
have at least one full
story aboveground.

Residence is a one-story
above grade structure with
no basement.

Complies

Residential Building
Foundation Standard

Each dwelling shall
have poured
concrete footings,
the top of which
must be placed
below the applicable
frost line.

Structure will be built on
permanent foundation in
accordance with the 2015
IRC standards.

Complies

Entrance Landing

At each exit door,
there must be a
concrete or wood
landing thatis a
minimum of 3 ft by 3
ft.

Front exit door will have a
32 ft by 5 ft patio. Rear exit
door will have a 9 ft by 4 ft
landing.

Complies




Placement Of A
Replacement Structure

Placement of a
replacement
structure on the
existing lot should
be consistent with
the front yard
setbacks of the
existing residential
structures on the
street. Front yard
setback must be in
line with the average
setback of the other
principal buildings
on the same block
face, but not less
than 15 ft from the
front property line.

25 ft Front Yard Setback

Complies

Scale And Mass Of The
Replacement Structure

The scale and mass
of the replacement
structure should be
compatible with that
of the existing
adjacent residential
structures and not
exceed 25% of the
structure it is
replacing.
Replacement
structures which
exceed 25% of the
original footprint
may be allowed as a
conditional use
subject to the
provisions of chapter
21A.54 of this title.

Existing house is approx.
1,021 sf. Proposed house
will be approx. 720 sq ft.

Houses adjacent to the

subject property are approx.

1,260 sq ft and 850 sq ft
respectively.

Proposed house is
compatible in size to the
existing adjacent houses.

Complies

M-2 Heavy Manufacturing District
ZONING STANDARD

REQUIREMENT

Minimum Lot Area

20,000 sq ft

*According to Salt
Lake City Ordinance
21A.28.030.C(3), Lots
established prior to
April 12, 1995, shall be
considered legal
conforming lots.

PROPOSED

12,155 sq ft

Although the minimum lot
size is not met, the subject
lot is part of the Empire
Addition Subdivision Plat
approved on September 4,
1908 making this a legal
conforming lot.

COMPLIES Y/N

Complies

Minimum Lot Width

80 ft

100 ft

Complies




Maximum Building Height 80 ft 13ft4in Complies

Front Yard Setback 25 ft 25 ft Complies
Corner Side Yard Setback 15 ft 25ft2in Complies
Off-Street Parking 2 parking spaces 2 off street parking spaces Complies
will be provided
Landscaped Front Yard First 25 feet are Front yard landscaping will Complies
required to be be provided
landscaped
Landscaped Corner Side First 15 feet are Property is an interior lot. N/A
Yard required to be There is no corner side yard.
landscaped

ATTACHMENT F - CONDITIONAL USE 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;

Analysis: The proposed single-family residence is located in the M-2 zoning district which allows for the
replacement of a single-family detached dwelling to be approved through the conditional use process subject
to meeting the specific regulations for residential building standards for legal conforming single-family
detached dwellings, two-family dwellings and twin homes in nonresidential zoning districts found in section
21A.36.190 of the zoning ordinance as well as the regulations set forth in the M-2 Heavy Manufacturing
zoning district found in section 21A.28.030 of the zoning ordinance. As analyzed in Attachment E, the
single-family residence complies with the requirements of 21A.36.190.

Finding: The proposed use will comply with the applicable provisions of the Salt Lake City Zoning
Ordinance.

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

Analysis: Historically, the Swedetown area was a larger, more residentially focused neighborhood.
Over time, the land use has changed to an industrial use, leaving a small cluster of single-family
residences. The proposed single-family residential dwelling will be in close proximity to other single-
family residential dwellings in the subject area. The existence of Swedetown Park lends to the historical
use of the area as being predominantly residential. Swedetown Park is directly south from the subject
property. Although the area is zoned for heavy manufacturing and is the predominant use in the area,
a significant number of residential homes and a park can still be found in close proximity. The
proposed residential dwelling will be compatible with the existing residential dwellings and will pose
no negative effects to the more intense uses in the surrounding area.

Finding: The proposed development and use is generally compatible with the surrounding uses and
has no effects that could result in incompatibility.



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

Analysis: The proposal is located in the Swedetown neighborhood within the Capitol Hill Master
Planning Area. The subject property is within close proximity to a group of other single-family
homes within the area. The existing residential lots are more appropriate in size for residential
use rather than industrial or heavy manufacturing use. Because of this, the complete vacation
of residential use is unlikely to happen.

The master plan designates the future land use of this area as BP Business Park District. The
current zoning designation is M-2 Heavy Manufacturing District.

The purpose of the M-2 Heavy Manufacturing District is to provide an environment for larger
and more intensive industrial uses that do not require, and may not be appropriate for, a
nuisance free environment. This zone is appropriate in locations that are supported by the
applicable Master Plan policies adopted by the City. This district is intended to provide areas in
the City that generate employment opportunities and to promote economic development. The
uses include other types of land uses that support and provide service to manufacturing and
industrial uses. Due to the nature of uses allowed in this zone, land uses that may be adversely
impacted by heavy manufacturing activities are not permitted. Certain land uses are prohibited
in order to preserve land for manufacturing uses. Safe, convenient and inviting connections that
provide access to businesses from public sidewalks, bike paths and streets are necessary and to
be provided in an equal way.

The purpose of the BP Business Park District is to provide an attractive environment for modern
offices, light assembly and warehouse development and to create employment and economic
development opportunities within the City in a campuslike setting. This district is appropriate in
areas of the City where the applicable master plans support this type of land use. The standards
promote development that is intended to create an environment that is compatible with nearby,
existing developed areas.

The proposal aligns with the goals and policies outlined in Growing SLC: A Five Year Housing
Plan which aims to increase housing options, promote diverse housing stock, and allow for
additional units while minimizing neighborhood impacts. The approval of this proposal will
allow for the retention, rather than loss of a housing unit.

Finding: Although the Capitol Hill Master Plan future land use aims to move towards more
business/commercial oriented land use, the replacement of a single-family structure will have no
detrimental impact on the surrounding properties and will help to retain a housing unit within the

city.

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

21a.54.080B Detrimental Effects Determination
In analyzing the anticipated detrimental effects of a proposed use, the planning commission shall
determine compliance with each of the following:

Criteria Finding Rationale
1. This title specifically authorizes the use Complies The proposed single-family residential dwelling
where it is located unit rebuild is allowed as a conditional use

within the M-2 zoning district. The proposed
residential dwelling complies with all specific




regulations for size, height, setbacks, distance to
other houses, etc. as outlined in Attachment E.

2. The use is consistent with applicable Does not The use is located in an area designated by the

policies set forth in adopted citywide, comply associated master plan for transition to the

community, and small area master plans Business Park zoning district. The current

and future land use maps zoning is M-2 Heavy Manufacturing. However,
the existing residential lots are more
appropriate in size for residential use rather
than industrial or heavy manufacturing use.
Because of this, the complete vacation of
residential use is unlikely to happen.
These land use designations do not allow for
single-family detached homes, however, does
allow for current residential uses to continue to
exist under a nonconforming use status.

3. The use is well-suited to the character Complies The proposed single-family residential dwelling

of the site, and adjacent uses as shown by will be in close proximity to other single-family

an analysis of the intensity, size, and scale residential dwellings in the subject area. Salt

of the use compared to existing uses in Lake City owns and maintains Swede Town Park

the surrounding area directly south from the subject property. The
adjacent nonresidential uses are mainly for the
storage of vehicles and goods with minimal
impact from manufacturing processes. These
single-family residences have coexisted with the
more intense industrial and manufacturing uses
for over a century. Although the area is zoned
for heavy manufacturing and is the
predominant use in the area, a significant
number of residential homes and a park can still
be found in close proximity. The proposed
residential dwelling will be compatible with the
existing residential dwellings and will pose no
negative effects to the more intense uses in the
surrounding area.

4. The mass, scale, style, design, and Complies As discussed above, the scale of the proposal is

architectural detailing of the surrounding compatible with the surrounding residential

structures as they relate to the proposed structures and meets the requirements of the

have been considered M-2 zoning district.

5. Access points and driveways are Complies The subject property has driveway access

designed to minimize grading of natural located off of Duluth Avenue. No new access

topography, direct vehicular traffic onto points are proposed and the proposal will not

major streets, and not impede traffic impede traffic flows.

flows

6. The internal circulation system is Complies The proposed single-family residence will be

designed to mitigate adverse impacts on accessed from Duluth Avenue and two off street

adjacent property from motorized, non- parking stalls are proposed on the site. It's not

motorized, and pedestrian traffic anticipated that the replacement of the single-
family residence will create any adverse impacts
in terms of motorized, non-motorized and
pedestrian traffic.

7. The site is designed to enable access Complies The site is designed for pedestrian and bicycle

and circulation for pedestrian and
bicycles

access. The surrounding area is connected with
sidewalks, allowing pedestrian access

throughout the neighborhood. The pedestrian
circulation within the site will be improved with
walkways and outdoor public spaces and paths.




8. Access to the site does not Complies Vehicular access to the site is existing. No

unreasonably impact the service level of unreasonable impacts to the service level of the

any abutting or adjacent street adjacent streets is anticipated.

9. The location and design of off-street Complies As discussed in other areas of this analysis, two

parking complies with applicable parking spaces are proposed on the west side of

standards of this code the parcel and can be accessed from Duluth
Avenue. Off street parking will be provided in
the form of a carport and concrete parking pad.

10. Utility capacity is sufficient to support Complies The Public Utilities department provided

the use at normal service levels comments on the project. Currently, there is a
septic sewer system on the property. Approval
and acceptance of the septic system will need
to be provided by the Salt Lake County Health
Department. There will be no impact to city
sewer systems.

11. The use is appropriately screened, Complies The property to the west is a single-family

buffered, or separated from adjoining residence. The use of the property to the north

dissimilar uses to mitigate potential use is for vehicle parts sales, and is screened by

conflicts mature trees and vegetation. The property is
adjacent to streets on the south and east sides.

12. The use meets City sustainability Complies The use does not significantly impact

plans, does not significantly impact the sustainability plans. The project supports

quality of surrounding air and water, sustainability objectives by increasing housing

encroach into a river or stream, or close to jobs, schools, and services, thereby

introduce any hazard or environmental reducing greenhouse gas emissions and fossil

damage to any adjacent property, fuel consumption.

including cigarette smoke

13. The hours of operation and delivery of Complies The proposed use is a single-family residential

the use are compatible with surrounding dwelling. Delivery hours associated with a

uses single-family residence would be compatible
with the surrounding residential uses and less
impactful than the more intense uses in the
area.

14. Signs and lighting are compatible Complies Signs are not associated with this proposal. Any

with, and do not negatively impact lighting on the residence is not expected to

surrounding uses have a negative impact on the surrounding uses
or otherwise cause a nuisance.

15. The proposed use does not undermine Complies Although the structure was built in 1903, it is

preservation of historic resources and
structures

not designated as a historic landmark site and
the property is not located within a Local
Historic District. The proposal does not involve
removal or any historic resources or structures.

Finding: In analyzing the anticipated detrimental effects of the proposed use, Staff finds that with
the conditions identified in the analysis, the request complies with the criteria listed above.




ATTACHMENT G - PUBLIC PROCESS & COMMENTS

Public Notice, Meetings, Comments
The following is a list of public meetings that have been held, and other public input opportunities,
related to the proposed project since the applications were submitted:

e June 24, 2019 — Notice of the project was provided to the Capitol Hill Community Council as
well as property owners and residents within 300 FT of the development.

e August 15, 2019 — The applicant and Planning Staff attended an Open House hosted and
organized by the Planning Division. During the meeting, attendees asked general questions
about the house including height, square footage, connection to utilities and construction
methods. There was general support for the proposal.

Notice of the public hearing for the proposal included:

Public hearing notice mailed on October 11, 2019

Public hearing notice posted on October 11, 2019

Public notice posted on City and State websites and Planning Division list serve on October 11, 2019

Public Input:
No comments were provided from the Capitol Hill Community Council. As of the publication of this
Staff Report, Staff has not received public comment.

If any comments are received after publication of the Staff Report, they will be forwarded to the
Commission and included in the public record.



ATTACHMENT H - DEPARTMENT REVIEW COMMENTS

Engineering: (Scott Weiler at scott.weiler@slcgov.com or 801-535-6159)
No objections.

Transportation: (Michael Barry at michael.barry@slcgov.com or 801-535-7147)
At least two off street parking spaces are required. The parking spaces must be hard surfaced.

Zoning: (Alan Hardman at alan.hardman@slcgov.com or 801-535-7742)
Zoning comments include the following: 1) two legally located parking stalls are required for a new

SFD. Plans show only one parking stall in the carport. The two-car carport will need to meet the 20 foot
side yard setback; 2) the driveway from the street to the carport needs to be asphalt or concrete and
should line up with the existing drive approach and the carport or remove and replace the existing drive
approach to line up with the carport; 3) the 25 foot front yard setback should be measured to the porch
columns and not the face of the house; 4) the M-2 zone does not allow mixed use. Typically, we do not
allow SFD uses to allow other outside users to use portions of the lot for things like storage and
commercial uses regardless of the zone. The lot should be used for either commercial uses only or SFD
use only, but not a mixed use.

Building Code: (Jason Rogers at jason.rogers@slcgov.com or 801-535-7642)
Provide complete proposed and existing drawings with calculations for a new home, to include res
check gas line sizing wall sections and foundation specifications.

Public Utilities: (Jason Draper at jason.draper@slcgov.com or 801-486-6751)

e The property does not currently have sewer service. Approval and acceptance of the septic
system will need to be provided by the Salt Lake County Health Department.

e Public Utility permit, connection, survey and inspection fees will apply.

¢ Please submit site utility and grading plans for review. Other plans such as erosion control
plans and plumbing plans may also be required depending on the scope of work. Submit
supporting documents and calculations along with the plans.

e All utility design and construction must comply with APWA Standards and SLCPU Standard
Practices.

Fire: (Doug Bateman at douglas.bateman@slcgov.com or 801-535-6636)

e IFC 503.1.1 Approved fire apparatus access roads shall be provided to within 150-feet of all
exterior portions of the first floor of buildings or structures on the property. This measurement
is taken from the roadway in straight lines and right angles (as the hose would be pulled). The
proposed fence and gate would make this distance to the rear building over that measurement.

¢ Fire hydrants shall be within 600-feet of all exterior portions of structures on the property.
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