Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Mayara Lima, Principal Planner

(801) 535-7118 or mayara.lima@slcgov.com

Date: February 10, 2021

Re: PLNPCM2020-00939 — Rawlings ADU

Conditional Use

PROPERTY ADDRESS: 1781 S 500 E

PARCEL ID: 16-18-427-005

MASTER PLAN: Central Community Master Plan
ZONING DISTRICT: R-1/5000 Single-Family Residential

REQUEST: Troy Rawlings, property owner, is requesting Conditional Use approval to build an
Accessory Dwelling Unit (ADU) over a detached garage at 1781 S 500 E. The applicant is
proposing a one-bedroom apartment above a new 2-car garage. The structure would be located
on the rear of the lot, near the alley. The structure would measure approximately 480 square
feet in footprint and 20 feet 10 inches in height.

RECOMMENDATION: Based on the information in the staff report, Planning Staff recommends
that the Planning Commission approve the proposal with the following conditions:

1. Applicant shall comply with the registration process outlined in section 21A.40.200.F of the
Salt Lake City zoning ordinance.

2. The owner-occupant shall not operate or allow the operation of a short-term rental (i.e., less
than 30 days) in the single-family dwelling or the accessory dwelling unit as defined in the
Salt Lake City Zoning Ordinance.

ATTACHMENTS:

Vicinity and Zoning Map

Site Photographs

Application Materials

. ADU Zoning Standards
Analysis of Standards

Public Process and Comments

OEOOR P>

PROJECT DESCRIPTION: The proposed project is for the creation of an ADU as a second story of
a new detached garage to be located on the rear of the property located at approximately 1781 S 500
E. The applicant has a building permit currently in review for the demolition of the existing house on
the property and the construction of a new single-family dwelling. The proposed ADU will be located
behind the new house on the property. It will be accessed from the alley and will not be readily visible
from the street.
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Figure 1 — Proposed site plan

The proposed accessory building will have a building footprint of approximately 480 square feet. The
structure will contain a two-car garage on the ground level and the dwelling unit on the second level.
The ADU will be accessed from an exterior staircase and will include one bedroom, one bathroom
and a combined kitchen and living room.

The ADU will be setback 10 feet from the north and south side property lines and its entrance will
face the interior yard of the lot. The structure will have a pitched roof not exceeding 20 feet 10 inches
in height. The new house on the property will be 20 feet 11 inches in height and therefore, the ADU
will be shorter than the primary building. All facades will be cladded with stucco. The facade oriented
to the alley will feature a small balcony.
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Figure 2 — Proposed facades



The new single-family dwelling on the property is required to have 2 off-street parking stalls, whereas
the ADU is required 1 stall. 3 parking stalls are provided on site and accessed from the alley. 2 stalls
are located inside the garage and a third parking stall is on the north side of the detached structure on
an uncovered parking pad.

KEY CONSIDERATIONS:

Consideration 1: City policies and goals

The proposed ADU is consistent with the housing and growth goals and policies outlined in the
citywide master plan, Plan Salt Lake, and the city’s housing plan, Growing SLC. Plan Salt Lake
includes initiatives such as to promote infill and redevelopment of underutilized land, accommodate
and promote an increase in the City’s population, and encourage housing options that accommodate
aging in place. Likewise, the goals and policies outlined in Growing SLC: A Five Year Housing Plan
aim to increase housing options, promote diverse housing stock, and allow for additional units while
minimizing neighborhood impacts.

The proposed ADU is also consistent with the following Residential Land Use Goals/Policies
included in the Central Community Master Plan:

e Encourage the creation and maintenance of a variety of housing opportunities that meet
social needs and income levels of a diverse population.

¢ Ensure preservation of low-density residential neighborhoods.

¢ Encourage a mix of rental properties for those who cannot afford or do not choose home
ownership.

e Support the efforts of the Housing Division and the Redevelopment Agency to provide
residential construction in all qualifying neighborhoods within the Central Community.

Accessory dwelling units support the city’s goals and policies by increasing housing options and
providing a diverse housing stock through additional small dwelling units that create only minimal
impacts to the neighborhood.

DISCUSSION:

The property is zoned R-1/5,000 Single-Family Residential. A Conditional Use approval is required
for any ADU located in a single-family zoning district. 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 reasonably
anticipated detrimental effects cannot be mitigated with the imposition of reasonable conditions.

Attachment D and Attachment E shows that the proposed development, as presented, complies with
the standards of review and no significant impacts are expected from the creation of this accessory
use. Staff finds that the proposed use is in line with city goals and policies, supports the purpose of the
zoning district and it is in character with the development pattern of the neighborhood.

NEXT STEPS:

If the request is approved, the applicant will be required to obtain a building permit and certificate of
occupancy for the new building. Plans may be submitted for building permit at any point, but the
certificate of occupancy will only be issued once all the conditions of approval are met.

If the request is denied, the applicant would not be able to construct an ADU on the property. An
accessory building would be permitted on the property subject to compliance with the development
standards and requirements of the R-1/5,000 Single-Family Residential District. However, no
portion of the building may be used as a dwelling unit.



ATTACHMENT A: Vicinity and Zoning Map

Vicinity Zoning Map
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ATTACHMENT B: Site PhotograPhs

Figure 3 — The existing home on the property will be demolished and replaced.

Figure 4 —The proposed ADU wiill located on the rear of the property and accessed from the alley.



Figure 6 — View of the alley from Wilson Avenue.



Figure 8 — View of the homes on Wilson Avenue and adjacent to the subject property.



ATTACHMENT C: Ap_plication Materials
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PLUMBING NOTE:

ALL PLUMBING INSTALLATIONS SHALL COMPLY
WITH THE 2018 IRC.

SHOWERHEADS SHALL HAVE A FLOW RATE OF
NOT MORE THAN 2.5 GPM TO COMPLY WITH
IRC P2903.2

SMOKE DETECTOR NOTE:
ADD SMOKE DETECTORS THROUGHOUT HOME

SMOKE DETECTORS SHALL COMPLY WITH
SECTION R314 OF THE IRC AND SHALL BE
HARD-WIRED, INTERCONNECTED, AND HAVE
BATTERY BACKUP.

INSULATION NOTE:

ALL EXTERIOR 2X6 WALLS SHALL HAVE A
MINIMUM OF R-20 INSULATION AND ALL ATTICS
SPACE SHALL HAVE A MINIMUM OF R-49
INSULATION

DIMENSION NOTE:

SITE VERIFY ALL DIMENSIONS BEFORE
ORDERING MATERIALS AND COMENSING ANY
WORK. REPORT ANY SIGNIFICANT
DESCREPENCIES TO THE DESIGNER.

Know what's helow.
Call 811 hefore youdig.

BLUE STAKES OF UTAH
UTUTY NOTIFCATION CENTER, INC.
www.bluestakes.org
18006624111

20-0°

ATTIC VENTILATION CALCULATIONS

ENCLOSED ATTIC SPACE: 313 SF

1608004

REQUIRED VENTILATION: 313/300 = 1.5 SF MIN.

1911

FOUNDATION AND FOOTING PLAN

SCALE  1/4"=1-0"

20-0"

PROVIDE: MINIMUM OF 01 SF IN VENTED SOFFITS AND
MINIMUM OF 01 SF IN RIDGE VENTS, TURTLE VENTS,
GABLE VENTS, OR A COMBINATION OF EACH.

NOTE THAT ENTIRE BUILDING TO HAVE VENTED
ALUMINUM SOFFITS UNLESS NOTED OTHERWISE.

SEE CONTRACTORS SUBMITTAL FOR THE EXACT
TYPE OF VENTS TO BE USED.

PRE-ENGINEERED TRUSSES

CONTRACTOR SHALL VERIFY THAT THE TRUSS
MANUFACTURER'S LAYOUT AND DESIGN IS
ACCORDING TO THE FRAMING PLANS AND PROJECT
REQUIREMENTS.

WHERE ATTIC TRUSSES ARE USED, CONTRACTOR
SHALL VERIFY THAT THE TRUSS MANUFACTURER'S
ATTIC TRUSSES ARE DESIGNED SO THAT THE FLOOR
PLAN LAYOUT WITHIN THE TRUSSES WORKS. THIS
MAY REQUIRE A HEEL TO BE ADDED TO THE TRUSS
TO PROVIDE ADEQUATE HEAD ROOM.
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MAIN LEVEL FLOOR PLAN Dimension Note:
SCALE  1/4"=1-0" Site verify all dimension before

ordering materials and commencing

any work. Report any significant
discrepancies (o the designer.
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ATTACHMENT D: ADU Zoning Standards

21A.40.080: Accessory Dwelling Units

Standard Proposed Status

MAXIMUM SIZE The footprint of the new principal

50% of the footprint of the dwelling is approximately 1,870 square

principal dwelling, not to exceed | feet. The proposed ADU will have a Complies

650 square feet. footprint of approximately 480 square

feet (~26%).

MAXIMUM COVERAGE The surface coverage all principal and

The surface coverage of all accessory buildings (including the .

principal and accessory buildings proposed ADU) will be approximately Complies

shall not exceed 40% of the lot. 38% of the lot.

MAXIMUM HEIGHT The proposed ADU will be 10 feet from

The height of the single-family the side lot lines and 20 feet from the

dwelling on the property or 17 rear lot line. The building will have a

feet, whichever is less. pitched roof and it will measure 20

Exception: If the single family feet 10 inches in height. The proposed

dwelling on the property is over | single-family dwelling on the property

17 feet in height, an accessory will be 20 feet 11 inches in height.

building containing an accessory

dwelling unit may be equal to the

height of the single family

dwelling up to a maximum Complies

building height of 24 feet for an

accessory building with a

pitched roof or 20 feet for an

accessory building with a flat

roof provided the accessory

building is set back a minimum of

10' from a side or rear property

line. The setback for additional

height may be reduced to 4' if the

side or rear lot line is adjacent to

an alley.

MINIMUM SETBACKS The ADU will be located 10 feet from

4 feet from any side or rear lot the north and south side lot lines, and

line. 20 feet from the rear lot line. )
Complies

10 feet from any primary
dwelling on the property or
adjacent property.

The ADU will not be closer than 10 feet
to any dwelling on an adjacent property.




ENTRANCE LOCATIONS
When facing a side or rear

The ADU entrance is proposed facing
the interior of the lot.

property line, the entrance shall Complies
be a minimum of 10 feet from
the side or rear property line.
WINDOWS Windows comply with the size and
No larger than necessary to location requirements and are similar in
%or'l;g'ly vvghdthe mlplmumt ; shape and size to those on the new
uilding Code requirements for g
egress where required. IDESEE SETEA: Complies
Shall maintain similar dimension
and design as the windows found
on the principal structure.
OFF-STREET PARKING A total of 3 parking stalls are provided
Minimum Qf one parking on site. 2 stalls are required for the new
spz;(qe on s1te,.luﬁesslon Stieet single-family dwelling and 1 stall is
parking is available along the required for the ADU. The stalls are Complies

street frontage of the property or
property is located within 1/4
mile of transit stop.

located on the rear of the property
within the detached garage and on a
parking pad next to the garage.




ATTACHMENT E: Analysis of Standards - Conditional Use

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 property is located in the R-1/5000 Single-Family Residential zoning district,
where an Accessory Dwelling Unit is a conditional use. As analyzed in Attachment D, the
proposed ADU complies with applicable zoning standards.

Finding: If approved by the Planning Commission, the proposed use complies 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: The property is surrounded by residential uses, primarily single-family dwellings. The
proposed ADU will be used for residential purposes and will function in the same manner as
adjacent single-family dwellings.

Finding: The proposed ADU will function as a small single-family dwelling and therefore, it is
compatible with the surrounding residential uses.

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

Analysis: The proposed ADU is also consistent with the following Residential Land Use
Goals/Policies included in the Central Community Master Plan:

e Encourage the creation and maintenance of a variety of housing opportunities that meet
social needs and income levels of a diverse population.

e Ensure preservation of low-density residential neighborhoods.

e Encourage a mix of rental properties for those who cannot afford or do not choose home
ownership.

e Support the efforts of the Housing Division and the Redevelopment Agency to provide
residential construction in all qualifying neighborhoods within the Central Community.

Both the citywide master plan, Plan Salt Lake, and the city’s housing plan, Growing SL.C, focus on
accommodating growth and providing housing options. Plan Salt Lake includes initiatives such
as to promote infill and redevelopment of underutilized land, accommodate and promote an
increase in the City’s population, and encourage housing options that accommodate aging in
place. Likewise, the goals and policies outlined in Growing SLC: A Five Year Housing Plan
aim to increase housing options, promote diverse housing stock, and allow for additional units
while minimizing neighborhood impacts.



Per the Zoning Ordinance, the purpose of the R-1/5,000 Single-Family Residential District is to
provide for conventional single-family residential neighborhoods. 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.

The purpose of accessory dwelling units are to:

1. Create new housing units while respecting the appearance and scale of single-family
residential development;

2. Provide more housing choices in residential districts;

3. Allow more efficient use of existing housing stock, public infrastructure, and the embodied
energy contained within existing structures;

4. Provide housing options for family caregivers, adult children, aging parents, and families
seeking smaller households;

5. Offer a means for residents, particularly seniors, single parents, and families with grown
children, to remain in their homes and neighborhoods, and obtain extra income, security,
companionship, and services;

6. Broaden the range of affordable housing throughout the City;

7. Support sustainability objectives by increasing housing close to jobs, schools, and services,
thereby reducing greenhouse gas emissions and fossil fuel consumption;

8. Support transit-oriented development and reduce auto usage by increasing density near
transit; and

9. Support the economic viability of historic properties and the City's historic preservation
goals by allowing accessory dwellings in historic structures.

Finding: The proposed ADU is better utilizing the rear of the lot and it is providing an additional
housing unit that is in character with the neighborhood. Thus, the use is consistent with
applicable adopted city planning policies, documents, and master plans.

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 | Accessory Dwelling Unit is allowed as a
where it is located conditional use in R-1/5000 Single-

Family District.

2. The use is consistent with applicable Complies | The proposed use complies with the
policies set forth in adopted citywide, applicable provisions of the Salt Lake
community, and small area master plans City Zoning Ordinance and is consistent
and future land use maps with goals of the Central Community

Master Plan, Plan Salt Lake and
Growing SLC as discussed above.




3. The use is well-suited to the character of Complies Uses surrounding the property are
the site, and adjacent uses as shown by an generally single-family residential and
analysis of the intensity, size, and scale of the proposed ADU will function as a
the use compared to existing uses in the single-family dwelling. The proposed
surrounding area building is similar in scale to adjoining

homes but smaller in footprint.

4. The mass, scale, style, design, and Complies | The proposed structure is
architectural detailing of the surrounding architecturally compatible with the new
structures as they relate to the proposed house on the property as well as
have been considered surrounding structures and complies

with footprint and height requirements
for a detached ADU.

5. Access points and driveways are designed Complies The property is accessed from 500 E
to minimize grading of natural topography, and from the alley that runs on the rear
direct vehicular traffic onto major streets, of the property. The ADU and garage
and not impede traffic flows will be accessed from the alley,

minimizing traffic impacts on the street.
The construction of the driveway and
walkways will not significantly alter the
topography of the property, as it is
nearly flat.

6. The internal circulation system is designed Complies The access points for the proposed ADU
to mitigate adverse impacts on adjacent will be the same as existing for the main
property from motorized, non-motorized, house. Therefore, it’s not anticipated
and pedestrian traffic that the accessory unit will create any

adverse impacts in terms of motorized,
non-motorized and pedestrian traffic.

7. The site is designed to enable access and Complies The site will have walkways and
circulation for pedestrian and bicycles driveways to provide adequate access

for pedestrians and bicycles.

8. Access to the site does not unreasonably Complies | Vehicular access to the site for the ADU
impact the service level of any abutting or will be the same as the house. Thus, no
adjacent street unreasonable impacts to the service

level of the alley or adjacent streets is
anticipated.

9. The location and design of off-street Complies | The new single-family home on the
parking complies with applicable standards property is required to have 2 off-street
of this code parking stalls, whereas the ADU is

required 1 stall. 3 parking stalls are
provided on site. 2 stalls are located
inside the garage and another to the
north side of the detached structure on
an uncovered parking pad.

10. Utility capacity is sufficient to support the Complies The Public Utilities Department

use at normal service levels

reviewed the proposal and provided
comments on the required
documentation for building permit. A
utility plan will need to be submitted for
review and compliance will be ensured
during the building permitting process.




11. The use is appropriately screened, Complies | Adjoining uses are residential. The
buffered, or separated from adjoining proposed ADU will be located on the
dissimilar uses to mitigate potential use rear of the property and behind the
conflicts primary structure and will not be readily

visible from the public way.

12. The use meets City sustainability plans, Complies | The proposed use does not significantly
does not significantly impact the quality of impact sustainability plans nor does it
surrounding air and water, encroach into a encroach onto a stream or water way.
river or stream, or introduce any hazard or The project supports sustainability
environmental damage to any adjacent objectives by increasing housing in a
property, including cigarette smoke developed neighborhood with existing

infrastructure, thereby reducing sprawl
which would create greenhouse gas
emissions and fossil fuel consumption.

13. The hours of operation and delivery of the Complies The proposed use is an accessory
use are compatible with surrounding uses residential structure and is compatible

with the surrounding uses are also
residential.

14. Signs and lighting are compatible with, and Complies Signs are not associated with this
do not negatively impact surrounding uses proposal. Any lighting on the accessory

structure is not expected to have a
negative impact on the surrounding uses
or otherwise cause a nuisance.

15. The proposed use does not undermine Complies There are no designated historic

preservation of historic resources and
structures

resources or structures on this site nor
in the surrounding area.

Finding: In analyzing the anticipated detrimental effects of the proposed use, Planning Staff finds
that the request complies with the criteria listed above and that the proposed use will have no

significant detrimental effects to the surrounding neighborhood.




ATTACHMENT F: Public Process and Comments

The following is a list of public meetings that have been held, and other public input opportunities,
related to this project:

Public Notices:

— Notice of the project and request for comments sent to the Chair of the Liberty Wells
Community Councils on December 11, 2020 in order to solicit comments. The community

council did not request a meeting. The 45-day recognized organization comment period
expired on January 25, 2021.

— Early engagement notices were sent to owners and tenants of properties located within 300
feet of the project on December 15, 2020.

Public Hearing Notice:
— Public hearing notice mailed on January 29, 2021.
— Public hearing notice posted on City and State websites on January 29, 2021.
— Sign posted on the property on January 28, 2021.

Public Comments:

— Two public comments were received. One comment was in support and another expressed a
concern. The comments are included below. Any additional comments received after the
publication of the staff report will be forwarded to the Planning Commission.



From: Kyle Deans

To: Lima, Mayara
Subject: (EXTERNAL) PC Feb 10
Date: Thursday, January 28, 2021 3:05:47 PM

I fully support the approval of the ADU being requested at 1781 S 500 E. ADU's provide
additional housing opportunities within the city, and provide a diversity for neighborhoods
These additional residential dwellings bring more residents to the City, resulting in more
vibrant neighborhoods.

Kyle Deans
Salt Lake City Resident



From: MB Thorne

To: Lima, Mayara

Subject: (EXTERNAL) Rawlings ADU

Date: Friday, January 29, 2021 3:37:25 PM
Hi Mayara,

| live on 5t east and | have been notified of the public hearing for the proposed ADU at 1781 S 500
E. I will plan to join the public hearing but | did have a question since we had been looking into
building a new garage.

It was my understanding that the owner of the property was required to live in one of the buildings
(main house or ADU) as their primary residence. It that the case? I’'m particularly curious as Troy
Rawlings already owns a number of rentals on our block and was surprised that he would be moving
into the house. Is he asking for an exemption from the residence requirement and planning to rent
out both units? We would like to see more permanent residents on our block and not increase the
number of rental/transient houses.

Thanks,
Becky Thorne
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