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Staff Report

7‘*% PLANNING DIVISION
(o] § DEPARTMENT of COMMUNITY and NEIGHBORHOODS
To: Salt Lake City Planning Commission
From: David J. Gellner, AICP, Principal Planner; (801) 535-6107; david.gellner@slcgov.com
Date: February 12, 2020
Re: Zoning Map Amendment (PLNPCM2019-00986)
Zoning Map Amendment
PROPERTY ADDRESS: 1612 W 700 N
PARCEL SIZE: 0.2854 acres (approx. 12, 600 square feet)
PARCEL ID: 08-27-452-040-0000
MASTER PLAN: Northwest Master Plan
ZONING DISTRICT: R-1/5000 — Single-Family Residential

REQUEST: Bethany Christensen, property owner is requesting that the City amend the zoning map for her property
located at 1612 W 700 N. The property currently contains an individual single-family dwelling. The applicant is requesting
to change the zoning map designation of the property from R-1/5000 (Single-Family Residential) to CB (Community
Business) in order to match the CB zoning of adjacent parcels in the same block of 700 North. No specific site development
proposal has been submitted at this time.

The Planning Commission’s role in this application is to provide a recommendation to the City Council, who will make the
final decision on the zoning map amendment.

RECOMMENDATIONS:

Based on the analysis and findings of fact in this staff report, planning staff finds that the zoning map amendment petition
meets the standards, objectives and policy considerations of the city for a zoning map amendment and recommends that
the Planning Commission forward a positive recommendation to the City Council for the requested change to the CB —
Community Business zoning district.

ATTACHMENTS:

Future Land Use Map
Applicant Information
Existing Conditions

Analysis of Standards

Public Process and Comments
Department Comments

AEgOwe

SALT LAKE CITY CORPORATION
451 SOUTH STATE STREET, ROOM 406 WWW.SLCGOV.COM
PO BOX 145480 SALT LAKE CITY, UT 84114-5480 TEL 801-5357757 FAX 801-535-6174


mailto:david.gellner@slcgov.com

VICINITY MAP

Taor Sl on 1) B

L
JordanRiver kY,

Catherine St=
NN -

P

Subject Property at
1612 W 700 N
R-1/5000 to CB

1a[epIsTon

Leadv»lf‘g Ave

JoELEENE)

SREENERE . ALl

1

i
SirydmesiWay,
o’ 5

&

%

O]

3

5

5

[

|

{

Si 7)) eff rey i ay, i

0r,

NorthwoodAve

Ayd 1Ay U epIOf:

SirAnthony,

»

00'N 600N
-\

L REmeeIRd
T o ——

thonyCig
Sir; Amh_ony Cir,

)

SESRiversidelDr

SirAnth on

DY o =

\S.rAlinv onyJCics

Catherine St
G

PROJECT DESCRIPTION:

Reason for Request

The applicant is requesting to change the zoning map designation of the property from R-1/5000 (Single-Family
Residential) to CB (Community Business) in order to match the CB zoning of adjacent parcels in the same block of 700
North. The subject property contains an individual single-family dwelling. The applicant owns the abutting parcel to the
west which contains a dental /professional office. That property was rezoned from R-1/5000 to CB in 2013 by the applicant.

No specific site development plan has been submitted at this time however the current R-1/5000 zoning prohibits the
development of commercial uses on the subject property.

City Council approved a zoning change to several parcels along 700 N and on Redwood Road in this general area in 2000.
The proposed change is consistent with amendments to the Northwest Master Plan approved in 2000 and 2004 which
designated the area along the north side of 700 N from Redwood Road to Riverside as a commercial area. The Master
Plan is not being changed and the proposed zoning would match the CB zoning of adjacent parcels in the same block of
700 North. The change is supported by the Future Land Use Map found in the Northwest Master Plan. The applicant’s
narrative explaining the rationale for the zoning map amendment request can be found in Attachment B of this report.
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Property Location Context and Existing Conditions

The subject property is located along 700 North in an area mainly consisting of small-scale commercial uses. The subject
property is one of the few remaining residential uses on the north side of 700 N in this area. It is also separated from the
remaining residential parcels by a CB zoned parcel directly to the west that the applicant owns so currently sits as a stand-
alone residential parcel in the CB area.

Adjacent Land Uses and Zoning

North: Zoned R-1/5000 - Residential. Properties away from 700 N to the north are primarily single-family
residential uses.

East: Zoned OS — Open Space. Properties to the east across Riverside Drive are zoned Open Space and contain
the Jordan River Parkway trail and Riverside Park.

West and South: Zoned CB — Community Business. The properties on the south side of 700 N are all zoned CB
and have been developed for a variety of commercial uses.

Development Pattern

The overall development pattern of the area is dominated by commercial uses along 700 N and Redwood Road. The uses
are smaller scale and include a variety of retail uses, strip mall development and stand-alone professional offices and banks.
While the area was once residential, those residential uses are now largely confined to the neighborhoods away from the
main transportation corridors such as 700 N and Redwood Road. The businesses in these commercial areas are supported
by the residential uses away from the main corridors. The Northwest Master Plan identified this as an area that would
transition from residential to commercial along this corridor.

Comparison of the Existing and Proposed Zoning
The subject property is zoned R-1/5000- Residential. The purpose of the R-1/5000 zoning district follows:

The purpose of the R-1/5,000 Single-Family Residential District is to provide for conventional single-family
residential neighborhoods on lots not less than five thousand (5,000) 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 preseruve the existing character of the neighborhood.

The applicant has requested that the property be changed to the CB — Community Business zoning district. The purpose
of the CB zoning district follows:

The CB Community Business District is intended to provide for the close integration of moderately sized
commercial areas with adjacent residential neighborhoods. The design guidelines are intended to facilitate
retail that is pedestrian in its orientation and scale, while also acknowledging the importance of transit and
automobile access to the site.

Some highlights of the differences in allowed uses and building design between the existing R-1/5000 and proposed CB
zoning districts are:
e The R-1/5000 zoning district prohibits all types of commercial and multi-family uses.
e  The CB zone does not allow single-family uses but allows multi-family. It also allows a wide variety of business
and retail uses.

e  The height limit in the CB zone is 30 feet while it is 28-feet in the R-1/5000 district for a peak-roofed building.
e The CB zone imposes building size limits - 7,500 gross square feet of floor area for a first-floor footprint or in
excess of 15,000 gross square feet floor area overall. Larger buildings are subject to the design review process.
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e  Current CB zoning does not allow front yard parking. Future development would be required to meet this design
standard. Existing development, such as the commercial strip across the street, was built at a time when front
yard parking was permitted.

KEY CONSIDERATIONS:
The key considerations associated with this proposal are:
1. Neighborhood and City-Wide Master Plan Considerations
2. Change in Zoning and Compatibility with Adjacent Properties
3. Housing Mitigation Loss Requirements
4. Consideration of Alternate Zoning Districts

Key considerations are discussed further in the following paragraphs and were identified through the analysis of the
project (Attachment D) and department review comments (Attachment F).

Consideration 1: Neighborhood and City-Wide Master Plan Considerations

The subject area is discussed in the Northwest Master Plan (NWMP - 1992). The NWMP as originally conceived is fairly
general in terms of discussing the specific area of the zone change however, the Plan touches on these general themes
that would relate to the proposed changes:

e Revitalization of the commercial area around 700 N and Redwood Road with an eye toward making this and
other neighborhood commercial areas more attractive is discussed. The goal is to provide goods and services
near the residential areas so that goods and services are available to community residents.

e The plan discusses neighborhood commercial expansion and considerations that should be taken into account
when allowing additional commercial development in residential areas. This included “Business projects being
of a density, design and scale, that would not negatively impact neighboring residential properties.”

The Future Land Use Map in the Northwest Master Plan was amended in 2004 to designate the properties along 700 N
as a future commercial area. The amendments recognized that an expansion of the existing commercial area was
desirable. The amendments did speak to the area on the north side of 700 N between 1612 W and 1640 W being only
rezoned for a project that comprehensively addresses these projects as one commercial development. These properties
(5 parcels total) are not under single ownership. The parcel at 1614 W 700 N was rezoned in 2013 from R-1/5000 to CB
as a single parcel by the applicant and owner of the subject property. It was subsequently developed for its current
function as a dental office. The other three parcels located at 1616 W 700 N, 1632 W 700 N and 1640 W 700 N respectively
are the subject of petition PLNPCM2019-00923 before the Planning Commission on this meeting agenda requesting a
change from R-1/5000 to CB. Thus, it would not be possible to have all 5 parcels as part of a single development.

The proposed change is generally in compliance with the Northwest Master Plan and future vision for the area. Moreover,
the proposed change is to a zoning district that aligns with changes to the Master Plan that were adopted in 2004.

Plan Salt Lake Elements and Considerations

Plan Salt Lake (December 2015) outlines an overall vision of sustainable growth and development in the city. This
includes the development of a diverse mix of uses which is essential to accommodate responsible growth. At the same
time, compatibility, that is how new development fits into the scale and character of existing neighborhoods is an
important consideration. New development should be sensitive to the context of surrounding development while also
providing opportunities for new growth.

Guiding Principles outlined in Plan Salt Lake that would relate to the proposed change include the following:

e Neighborhoods that provide a safe environment, opportunity for social interaction, and
services needed for the wellbeing of the community therein.
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e  Growing responsibly while providing people with choices about where they live, how they
live, and how they get around.

Plan Salt Lake also talks about the following initiatives that would relate to the proposed changes:

e Neighborhoods - Encourage and support local businesses and neighborhood business

districts.
e Economy - Support the growth of small businesses, entrepreneurship and neighborhood
business nodes.

The proposed zoning map amendment and overall project is aligned with the vision and guiding principles contained in
Plan Salt Lake and are supported by the policies and strategies in that document as cited above.

Consideration 2: Change in Zoning and Compatibility with Adjacent Properties

The subject property has frontage on 700 North, an east/west corridor that passes through the community. The side
yard has frontage on Riverside Drive. Properties in the vicinity of the subject parcels are zoned CB — Community
Business along the corridor, giving way to R-1/5000 away from 700 N. The overall development pattern of the area
includes a mix of small-scale commercial uses including a variety of stand-alone retail and service uses as well as some
strip mall development. The existing single-family dwelling on the subject property is an anomaly in the area rather than
the predominant development pattern as the area has transitioned to commercial uses.

The requested CB zoning allows for a variety of commercial uses that are not allowed under the current zoning. The CB
zoning district includes building size limits - 7,500 gross square feet of floor area for a first-floor footprint or in excess of
15,000 gross square feet floor area overall. Buildings larger than that are subject to the design review process which is
intended to make larger new developments compatible with their surroundings.

Given the location of the property and surrounding zoning, it is staff’s opinion that the change in zoning from R-1/5000
to CB along this corridor would be appropriate and desirable in the context of the area and would not lead to changes that
are out of character or incompatible with the existing development in the area.

Consideration 3: Housing Mitigation Loss

If developed for a commercial use, the removal of the existing dwelling would be subject to the provisions of Chapter 18.97
— Mitigation of Residential Housing Loss of City Code. The applicant would have to pay a mitigation fee for removing the
housing unit. The application and process would be a matter separate from the Planning Commission and will be
reviewed by the Housing Advisory and Appeals Board (HAAB). This is outside of the purview of the Planning Commission
but is mentioned here for process clarification.

Consideration 4: Consideration of Alternate Zoning Districts
Planning Staff considered and analyzed different zoning districts for the property in lieu of a change to the requested CB
zoning district and considered the following:

e The main driver for this change is the applicant’s desire to zone this property as commercial.

e Commercial uses are not allowed by the current single-family zoning.

e Surrounding zoning and the abutting zoning is largely CB. The CB zoning would make the block
uniform.

e The Master Plan calls for neighborhood scale commercial uses and future development in this area which is in
line with the requested CB zoning amendment.
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The applicant specifically requested the CB zoning district. Changing to another commercial zone other than CB would
create a “small island” between the existing CB zoned parcels which would not promote harmonious and compatible
development.

For these reasons and the issues identified in the Key Considerations and Analysis of Standards sections of this report, a
change to an alternate zoning district in lieu of the applicant’s original request for the CB zoning district is not being
recommended by staff.

DISCUSSION:

The applicant has proposed to rezone the property from the existing R-1/5000 to CB zoning designation. It is staff’s
opinion that the change in zoning for this property would not substantially impact the character of the area. As such, staff
finds that the requested zone change is appropriate when considered in the context of the area and is recommending that
the Planning Commission forward a positive recommendation to the City Council in regard to the proposed amendment.

NEXT STEPS:

The Planning Commission’s recommendation will be forwarded to the City Council for their consideration as part of the
final decision on this petition. If ultimately approved, the applicant may proceed with the submission of plans for the
commercial project under the parameters of the CB zoning.
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ATTACHMENT A: Future Land Use Map in the Master Plan

Northwest Master Plan - 2004 Amendment to the Future Land Use Map

Subject
‘ Property

700 N

REDWOOD RD

HE e r
’Qéﬁgi*\ - N |

Future Land Use

[:] Low Density Residential - Commercial
_ o ! B Oen Space
B Hioh Density Residential [l Institutional

® Page 7




ATTACHMENT B: Applicant Information

The narrative and other exhibits found on the following pages were submitted by the applicant in relation to the
requested zoning change.
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Zoning Amendment

[[] Amend the text of the Zoning Ordinance  [5d Amend the Zoning Map
OFFICE USE ONLY

Received By: Date Received: Project #:
H 2L
EA% 10//['4 2= P PirA Zo(q — OIS

Name or Section/s of Zoning Amendment:
CHRIS Tenben) 200 A0  CommecRCIaL REZ oG
PLEASE PROVIDE THE FOLLOWING INFORMATION
Address of Subject Property {or Area):

Hel2 1. TJoo M- Sl labe Ok, Utecin Ul
Name of Applicant: ] ” | Phone:

Betliany [y den e I

Address of Applicant: /

D (2SS  Llennda . Salt (a'{/{ (j/; (L 7 4 J Ve ‘-/‘
E-mail of Applicant: . d Cell/Fax:

Applicant’s Intergt in Subject Property: | !

E@wner [] contractor [] Architect [] Other:

Name of Property Owner (if different from applicant):

E-mail of Property Owner: Phone:

\ Please note that additional information may be required by the project planner to ensure adequate
information is provided for staff analysis. All information required for staff analysis will be copied and
made public, including professional architectural or engineering drawings, for the purposes of public
review by any interested party.

AVAILABLE CONSULTATION

Ui you have any questions regarding the requirements of this application, please contact Salt Lake City
Planning Counter at (801) 535-7700 prior to submitting the application.
REQUIRED FEE

' Map Amendment: filing fee of $1,034, plus $121 per acre in excess of one acre
| Text Amendment: filing fee of $1,035, plus $100 for newspaper notice.
\ Plus additional fee for mailed public notices.

SIGNATURE

i applicable, a notarized statement of consent authorizing applicant to act as an agent will be required.

Signature of Owner or Agent: Date:

el z’z(:}//,étf/// - fol1o/17

Updated 7/1/19




The property is currently zoned residential. The neighboring property, and the
properties across the street are all zoned commercial. There are three properties on
the street (1616 W. 1632 W. 1640 W. ) that are concurrently under review to be
rezoned from residential to commercial. If not rezoned, this property will be the
only residential property on the street. There is currently a delapatiated home on
the property that does not make sense to rebuild or repair considering the
commercial nature of the neighborhood. Additionally, the master plan has already
recognized this property as a future commercial zone.



ATTACHMENT C: Existing Conditions

Existing single-family dwelling located at 1612 W 700 N

Existing single-family dwelling located at 1612 W 700 N — looking north-west from the corner of Riverside
& 700 N
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Frontage of the subject property on 700 N and Riverside Drive — looking west

Small-scale commercial development across 700 N (south) of subject properties — zoned CB — developed
with front yard parking that would not be allowed under current regulations.

® Page 10



ATTACHMENT D: ANALYSIS OF STANDARDS

ZONING MAP AMENDMENTS

21A.50.050: A decision to amend the text of this title or the zoning map by general amendment is a matter
committed to the legislative discretion of the city council and is not controlled by any one standard. In making a
decision to amend the zoning map, the City Council should consider the following:

Factor

1. Whether a proposed map

Finding

Complies with

Rationale
The Northwest Master Plan (NWMP) speaks to developing and

specific purpose statements
of the zoning ordinance.

amendment is consistent Master Plan policy | expanding certain commercial areas to serve the community
with the purposes, goals, statements and residents and expanding commercial uses in this area.

bjecti d polici f Future Land U . .
S ot S Lure Land Lse Staff believes that based on the existing land uses, development
the city as stated through Map " el g e anithat ine th lto CB
its various adopted pattern an (; a (})1p ? Hrna§ er plan, 'a rezoning the parcel to
planning documents; is appropriate for the following reasons:

e The proposed change in zoning is consistent with the future
land use map in the Master Plan which was amended in 2004 to
designate this area as commercial.

e The proposed change complies with the future vision for the
area.

e The proposed zoning map amendment is aligned with the vision
and guiding principles contained in Plan Salt Lake.

e The property is located along a major street and the CB zoning
change will not be out of character with the area.

Wi . The purpose of the Zoning Ordinance is to promote the health, safety,
2. ether a proposed map | Complies morals, convenience, order, prosperity and welfare of the present and
amendment furthers the

future inhabitants of Salt Lake City, to implement the adopted plans of
the city, and, in addition:

A. Lessen congestion in the streets or roads;

B. Secure safety from fire and other dangers;

C. Provide adequate light and air;

D. Classify land uses and distribute land development and
utilization;

E. Protect the tax base;

F. Secure economy in governmental expenditures;

G. Foster the city's industrial, business and residential
development; and

H. Protect the environment. (Ord. 26-95 § 2(1-3), 1995)

The proposed zone change from R-1/5000 to CB would support the
purposes of the zoning ordinance found in Chapter 21A.02.0303:
Purpose and Intent as outlined above. It would also help implement
the applicable Master Plan for the area.
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The proposed CB zoning district would allow commercial uses which are

3. The e;;tent D Whlc(lll a t Complies not currently allowed by the R-1/5000 zoning. The overall scale and
pl:i)lp(;;e tm:i‘.p amctan men allowed uses in the proposed zone are intended to be compatible with
with a rfc z.l Jacen existing residential uses. Given the location context of the property, the
properues; change in zoning from R-1/5000 to CB would not lead to changes that

are out of character or incompatible with the development in the area.

. The subject property is located within the Airport Flight Path

4- Whgtherta- prop0§(atd n:ap Complies Protection Zone C. The overlay imposes additional conditions upon
ag;;:llihmen 1S conslis den new residential uses including air circulation and sound attenuation
wrth the purfl?oses an licabl measures. A commercial use would not require these measures and
g:‘/(e):llasl;o:osn(i)n;l:igsigil:: tlsca € is compatible with the overlay district.
which may impose
additional standards
5. The adequacy of public Complies The proposed development of the subject properties was reviewed

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.

by the various city departments tasked with administering public
facilities and services. The city has the ability to provide services to
the subject property. The infrastructure may need to be upgraded at
the owner’s expense in order to meet specific City requirements.

If the rezone is approved, any new use will need to comply with the
applicable requirements for redevelopment of the site. Public
Utilities and other departments will also be asked to review any
specific development proposals submitted at that time.
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ATTACHMENT E: Public Process and 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:

e Notice of the project and request for comments sent to the Chairs of the Rose Park, Jordan Meadows,
Westpointe and Fairpark CC on October 21, 2019
Staff sent an early notification announcement of the project to all residents and property owners located
within 300 feet of the project site on October 24, 2019 providing notice about the project and information
on how to give public input on the project.
Staff held an Open House for the project at the Salt Lake City Downtown Public Library to solicit
comments on November 21, 2019. No comments were submitted in relation to the proposal.
The 45-day recognized organization comment period expired on December 6, 2019.
To date, no comments were submitted by the Community Council (s) or public in relation to this proposal.

Notice of the public hearing for the proposal included:
e Public hearing notice mailed on: January 31, 2020
e Public hearing notice sign posted on property: January 31, 2020
e Public notice posted on City and State websites and Planning Division list serve: January 31, 2020

Public Input:
As of the date of this staff report, no formal comments were submitted and no objections were raised in regard to the
proposed changes.
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ATTACHMENT F: Department Comments

CITY DEPARTMENT COMMENTS

Zoning Review
Demolition permits will be required to remove the existing structures.

Engineering:
No objections.

Sustainability

No objections from Sustainability.

Transportation
No comments provided.

Fire

No comments provided.
Public Utilities

No comments provided.
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