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To: Salt Lake City Planning Commission

From: David J. Gellner, AICP, Senior Planner; 385-226-3860; david.gellner@slcgov.com

Date: August 11 2021

Re: Master Plan Amendment (PLNPCM2021-00292)
Zoning Map Amendment (PLNPCM2021-00291)

Master Plan & Zoning Map Amendment S

PROPERTY ADDRESS: 1948 and 1950 South West Temple

PARCEL ID: 1513-478-035 and 1513-478-031

MASTER PLAN: Central Community Master Plan

ZONING DISTRICT: RMF-35 (Moderate Density Multi -Family Residential and CG (General
Commercial)

REQUEST: The requests are part of an effort to expand the existing Intermountain Wood Products
operation to meet company needs and to have uniform zoning on their properties which would be
consolidated. This project requires the following applications:

1. Master Pla n Amendment (PLNPCM2021 -00292) - The associated future land use map in the
Central Community Master Plan currently designates the subject portion of the properties as "Medium
Density Residential" while the remainder of the property is designated as "Medium Residential/Mixed
Use." The petitioner is requesting to amend the future land use map so that the entire property is
designated as "Medium Residential/Mixed Use".

2. Zoning Map Amendment (PLNPCM2021 -00291) - The main property is currently split -zoned
between RMF-35 (Moderate Density Multi -Family Residential) and GC (General Commercial) zoning
on the west portion while the smaller parcel along South West Tempile is fully zoned RMF~35. The
petitioner is requesting to amend the zoning map designations for the properties or portions that are
zoned RMF-35 to GC. This would make the zoning of the consolidated parcel uniform.

The Planning Commi ssionés role in this application
who will make the final decision on the requested zoning mapand master plan amendments.
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RECOMMENDATION  S:

Based on the information presented in the staff report, and the analysis and findings of fact, Planning
Staff recommends that the Planning Commission forward a positive recommendation to the City
Council for the proposed master plan amendment and zoning map amendments as requested.

ATTACHMENTS:

Future Land Use Map

Applicant Information

Existing Condition & Site Photos
Master Plans and Zoning
Analysis of Standards

Public Process and Comments
Department Comments

ETMoUO®>

VICINITY MAP
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PROJECT DESCRIPTION:

Reason for Request

These requests are part of an overall effort to expandstorage spaceon the property and build a new office in
order to meet company needs. The property is currently split-zoned between the GG General Commercial
and RMF-3571 Moderate Density Multi -Family Residential zoning districts. In their narrative, the applicant
references the Okland Construction property immediately to the south that went through a similar rezoning
several years ago in order to build a new office on the portion of their property closest to South West Temple.
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The applicant has indicated a similar desire to build office space on the eastern portion of their property closer
to South West Temple.

The total property parcel at 1948 South West Templeis approximately 3.93 acres or 71,20 square feet in size
while the smaller parcel at 1950 South West Tenple is approximately 0.311 acres or 13,550 square feet in size.
The eastern portion of the larger parcel (approx. 0.311 acres/13,500 SF or 8%j)s zoned RMF35 while the rest
of the property (92% - 3.62 acres/157,650SH is zoned CG. The smaller parcel at 1950 South West Temple is
zoned entirely RMF-35. The RMF-35 zoning district would not allow the proposed expansion as it does not
allow office uses. The intent of the proposal is to rezone the smaller eastern portion of the property and
adjacent smaller parcel from the current RMF -35 zoning to GC to make the parcel zoning uniform which would
allow for the changes. The project is located within the boundaries of the Ballpark Community which lies within
the Central Community Master Plan area. The petitioner is requesting to amend the future land use map so
that the entire property is designated as "Medium Residential/Mixed Use". This project requires both a Zoning
Map and Master Plan Amendment.

The applicantds narrative explaining the rationale f.
can be found in Attachment B of this report.

KEY CONSIDERATIONS
The key considerations associated with this proposal are:
1. Change in Zoning and Compatibility with Adjacent Properties
2. Change to CG Zoning for the Entire Parcel
3. Master Plan and Current Zoning Considerations
4. Consideration of Alternate Zoning Districts

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

Consideration  1: Zoning Compatibility with Adjacent Properties

Properties along West Temple are predominantly zoned residential along the street face. On the east side of
the street near the project area the zoning is R1/5000 (Single -family Residential). To the north of the project
area, liesMacarthur Avenue, a street of single-family residential development that is also zoned R-1/5000.
To the south and west the properties are zoned CG and have been developed for a variety of commercial and
light industrial uses. On the north-east corner of the subject property is a single parcel zoned RMF35 that
has been developed for multi-family uses. This property fronts on South West Temple.

While the CG zoning district potentially allows more intense uses, the applicant has expressed a desire tdouild
a newoffice on the property which would be allowed and supported by the CG zoning. It is also notable that
the use has already existed on the majority of the property for a long time. This issue is analyzed in more
detail in Attachment E: Analysis of Standards

Consideration  2: Change in Zoning to CG (General Commercial) for the Entire Parcel

The applicant asked for a zone change to the CG General Commercial zoning district in order to uniformly
zone the parcel and accommodate an expansion to the existing office use. The portion of the parcel that is
zoned RMF-35 together with the addition p arcel zoned RMF35 represents approximately 14.7% of the entire
area of the combined parcels. This equates toapproximately 0.622 acres/27,000 square feet of the total
combined 4.24 acres/184,700 square foot parcelarea. The current split-zoning of the property requires t hat
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redevelopment of the parcel for the current owner (or for a different owner in the future) would be subject to
different land use and building regulations and may have different requirements for things such as open space
and maximum street setback on one portion of the property compared to the other. This makes future
development of the parcel more cumbersome through the imposition of non -uniform zoning and building
rules on the property. Zoning the entire parcel uniformly CG would eliminate this issu e.

Consideration ~ 3: Master Plan and Current Zoning Considerations

The associated future land use map in the Central Community Master Plan currently designates the front
portion of the property as "Medium Density Residential" while the remainder of the property is designated as
"Medium Residential/Mixed Use." The petition er is requesting to amend the future land use map so that the
entire property is designated as "Medium Residential/Mixed Use". This change would apply to
approximately 23% of the total 2.4 acre parcel. The master plan supports a businesdfriendly enviro nment
that limits planning and zoning restrictions to those instance that provide clear and substantial benefits to
residents (Central Community Master Plan, 2005 i Vision 7 Vital and Sustainable Commercei Page 3).
Given the overall commercial and industr ial character of the area and the majority of the property already
being zoned CG, no substantial benefits would be provided to neighboring residents through a denial of the
changes to the master plan and zoning map amendment. Staff is recommending appreal of the change to
the future land use map in the Master Plan to designate the property as Medium Residential/Mixed Use from
the current Medium Density Residential designation.

A change to CG zoning from the current RMF35 would allow additional com mercial and light industrial uses
on the subject portion of the parcel that are not currently allowed. As the majority (85%) of the total combined
parcel area already allows for mixed use and many more impactful commercial uses through the CG zoning
district than the current zone. Changing to the CG zone to allow for the office expansion will likely do very
little to change the overall character of the site. The majority of the site is already zoned CG and has been
zoned CG since 1995.Rezoning the remaining property to CG would not create new impacts to the area
because most of the property is already zoned CG. Staff is recommending approval of the zone change from
the RMF-35 to the CG zoning district for both the portion of the CG property and the additional parce I.

Consideration  4: Consideration of Alternate Zoning Districts

Planning Staff considered and analyzed different zoning districts for the subject portion of the property in lieu
of a change to the requested CG zoning district. A number of mixed use anather zones would allow for the
expansion of the office and parking, while limiting the maximum building height and limiting some of the
potentially more impactful uses allowed under the CG zoning. The other districts considered included the R-
MU, R-MU -35 and R-MU -45 (Residential/Mixed Use), the MU - Mixed Use, the RO- Residential Office, and,
the CBi Community Business zoning districts. While each of these districts would allow for an office on the
subject portion of the property, there were notable li mitations on the maximum building height allowed for
non-residential buildings (limited to 20 -feet in the R-MU-35/45), additional process steps required for
building an office (Planning Commission approval) or they allowed additional residential building h eight (up
to 75-feet in the R-MU zone). More notable was that a change to a district other than CG would also perpetuate
the issues associated with the current splitzoning of the property. Split-zoning makes future development of
the property cumbersome through the imposition of different standards and requirements on different
portions of the property. For these reasons and the issues identified in the Key Issues and Analysis of
Standards sections of this report, a change to an alternate zoning districtin lieu of the original request is not
being recommended by staff.

, Page4



DISCUSSION:

The applicant has proposed to rezone a portion of thar main property and an adjacent parcelfrom RMF -35
to GC in order to allow an expansion to their office space on the site. While the applicant has expressed a
desire to expand the existing business and office, consideration must be given toward a future scenario where
the entire property could be redeveloped under the CG zoning designation if the property were to be sold.

The GC zoning district allows a mix of land uses including retail sales and services, entertainment, offices,
heavy commercial and low intensity manufacturing and warehouse uses. It is generally located along major
arterials. Some of the uses allowed in the CG zoning district may be potentially impactful to surrounding

properties due to their nature and the more intense scale of activities that take place through regular
operational noise, odors from operations, increased traffic for deliveries and shipping of goods, and impacts
from customer traffic.

However, the overall area is not low density residential in nature, and the residential component exists within
a larger commercial and industrial area of the city. This area includes a number of heavy
commercial/industrial uses. The property immediately to the south of this site is used for the office and some
operations of Okland Construction. Their own use includes material and equipment storage that is more
intense than the envisioned office uses on the subjectarea of the property. The Okland site was rezoned in
2017 from a split zoning of RMF-35 to CG that was very similar to the conditions on the subject property.
Upon rezoning, Okland constructed a new office closer to South West Temple on the rezoned portion of their
property. The Intermountain Wood property has essentially the same limitations as was present on the
adjacent property and the owners have expresseda desire to rezone for similar reasons and construct new
office closer to South West Temple in order to meet company needs.

Given the nature of the site and that the majority of the property already allows more impactful uses in the CG
zone to take place, changing the front of the property and additional parcel to uniformly zone it and allow for

the office expansion will do little to change the overall character of the site and will not substantially increase
current or potential impacts.

NEXT STEPS:

The Planning Commi ssionbs recommendation will be

as part of the final decision on these petitions. If ultimately approved, the applicant may proceed with the
submission of plans for the project.

If ultimately denied, the applicant would still be eligible to develop the properties in accordance with the
respective zoning regulations for each existing zoning.
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ATTACHMENT A:  Zoning Map and Future Land Use Map
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Approx. 85% zoned CG - remaining larger parcel is
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Low Density Residential (1-15 dwelling units/acre)

Low Medium Density Residential (10-20 dwelling units/acre) *
Medium Density Residential (15-30 dwelling units/acre) *
Medium High Density Residential (30-50 dwelling units/acre)
High Density Residential (50 or more dwelling units/acre)
Low Residential/Mixed Use (5-10 dwellng units/acre)
Medium Residential/Mixed Use (10-50 dwelling units/acre)
Residential/Office Mixed Use (10-50 dwelling units/acre)
High Mixed Use (50 or more dwelling units/acre)
Neighborhood Commercial

Community Commercial

Central Business District

Centfral Business District Support

Regional Commercial/Industrial



ATTACHMENT B : Applicant Information

The narrative and other exhibits found on the following pages weresubmitted by the applic ant in relation to
the requested zoningmap and master plan changes.
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ATTACHMENT C : Existing Conditions & Site Photographs

This proposal involves two parcels, the larger one which isapproximately 3.93 acres in sizeand a smaller
adjacent parcel of approximately 0.311 acres.The larger parcel is currently split -zoned between GC and
RMF-35 zoning while the smaller parcel is entirely zoned RMF-35. On the larger parcel,approximately 92%
of the parcelis already zoned CGwhile the remaining 8% s zoned RMF35.

Adjacent land uses and zoning include:

North: Single-family residential development on MacArthur Avenue 1 zoned R-1/5000 (Single -
family Residential).

South: Zoned CG (General Commercial) This property has been developedior commercial purposes
and houses the offices and some operations of Okland Construction.

East: On the east side of South West Temple properties are zoned RL/5000 (Single -family
Residential) and have been developed as singldamily homes. To the immediate east of the
subject property on the same side of South West Temple is a single parcel zoned RMIB5 that
has been developed for multi-family housing.

West: To the west of the subject property, properties are zoned CG (@neral Commercial) and have
been developed for a variety of commercial and industrial uses.

The overall development pattern of the area is not strictly a residential neighborhood, but is a mix of
commercial, industrial and residential usesbased on the existingdevelopment and uses While there is some
residential development, it exists within a larger area that is generally not predominantly residential in nature.
This is illustrated on the Zoning Map and Future Land Use Map in Attachment A of this report.

. View looking east
= toward SW Temple
from subject

property
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View from SW Temple looking west toward subject properties i offices of
Okland Construction on neighboring property to south in view.

View of SW Temple looking south along property frontage
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Existing development and current office on the CG zoned portion of the
property at 1948 South West Temple

Vie w toward SW  Temple along existing driveway with smal
neigh boring mult i-family development abutting
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