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Staff Report

PLANNING DIVISION

DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission
From: Meagan Booth, Principal Planner

385-395-9035, meagan.booth@slcgov.com

Date: October 15, 2021

Re: Conditional Use: Hanover Duplex Addition- PLNPCM2021-00652
Conditional Use

PROPERTY ADDRESS: 1224-1226 S 300 E

PARCELID: 16-07-378-031

MASTER PLAN: Central Community

ZONING DISTRICT: R-1/5,000 Single-Family Residential

REQUEST: Lucas Hanover, property owner, is requesting a Conditional Use approval for a duplex addition. The proposed
addition would increase the building footprint of the unit to the south (1226 S) by approximately 2127 square feet. The
addition would consist of 2 bedrooms, a bathroom, living room, and kitchen. No changes to the unit to the north (1224 S)
are proposed. Conditional Use is required for additions, extensions, or replacement structures that exceed 25% of the

original footprint.

RECOMMENDATION: Based on the information in this staff report, Staff recommends that the Planning Commission

approve the Conditional Use request as proposed.

ATTACHMENTS

A. Vicinity Map

B. Project Overview and Narrative EoT. ALLETHAT AccEos
C. Plans P——

D. Analysis of Standards — Zoning

E. Analysis of Standards — Conditional Use

F. Public Process and Comments

G. Department Review Comments

H. Site Visit Photographs

Project Description: This conditional use application is for a rear addition to the
legal confirming duplex. The total new square footage of the home will be 2127
square feet. The original footprint of the home is 1167 square feet. The addition roof
line will be similar to the current roof line and will be less than the required height
of twenty-eight feet (28') at 20 feet 3 inches. The existing primary residence parking
would remain the same with access from the alley. Below is a analysis of the
requirements for conditional use approval for this application as well as supporting
documents, including the site plan. The conditional use criteria are the most
important considerations in this request, as the site plan reveals that the home is
built in the build =able section of the site and meets the zoning requirements.
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ATTACHMENT A: Vicinity/Zoning Map
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Subject Property
Zoning Districts

CN Neighborhood Commercial

R-1/5,000 Single-Family Residential

Hanover Duplex Addition
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ATTACHMENT B: Project Overview and Narrative

Project Description

Existing Condition

The subject property is currently being used as a legal non-conforming dupOlex in an R-1/5000 (Single-
Family Residential zoning district. The subject property is adjacent to multi-family units to the northeast
& southeast, and residential uses to the north, east, south and directly west.

Proposed Expansion

The proposed project is to expand existing structure's footprint by 960 sqft to the southern unit, 1226s
300e of the existing duplex. The existing square footage is 1,167, 192 sqft will be demolished and 1,152
sqft will be added to total 2,127 sqft. The expansion will consist of an additional 2 bedrooms, an
additional bathroom, living room and kitchen. The existing unit square footage will be used as a home
office area. Parking will be accommodated on the alley off Edith Street to the west of the lot.

The primary siding material will be stucco and include windows and sliding doors to the backyard area.
The expansion will include a 10’ setback from the southern property line, 20’ from the western property
line and 4’ setback from the northern property line in compliance with the R1-5000. The proposed
project conforms with the existing zoning.

Narrative/ Key Considerations

Since the expansion of the of the existing building will maintain the use of the existing structure
there will be no additional impacts to the adjacent properties or the neighborhood at large. The
property in question has a preexisting zoning certificate authorizing the use as a “Two family dwelling”,
the proposed expansion will maintain this authorized use. The current use which will be the same after
the expansion is consistent with other two family and multi-family dwellings in the immediate vicinity.
There will be no detrimental effects with the expansion of the subject property.

The proposed expansion will uphold and bolster the city master plan guiding principles
specifically number 3, “Access to a wide variety of housing types for all income levels throughout the
city, providing the basic human need for safety and responding to changing demographics.” Maintaining
and expanding on the property’s existing use will not only maintain a wide variety of housing stock but
also increase the living space of this preexisting housing stock allowing for existing residence to raise a
family at the location which is currently not possible considering 1226s 300e current size of ~500sqft.
Adding more square footage onto the existing structure will help to alleviate demand pressure on the
existing housing market by allowing current residents to stay at the residence instead of seeking a larger
alternative. This will also allow current residence to decrease the percent of income spent on housing
alleviating the cost- burden on the household.

The project supports policies that provides people a choice to stay in their home and
neighborhood as their families grow and change. The expansion on the current use will increase Salt
Lake city’s share of population on the Wasatch front a 2040 target Salt Lake City’s second guiding
principle of “Growing responsibly, while providing people with choices about where they live, how they
live, and how they get around”. The project is in line with key initiatives of the growth guiding principle
including:



e Locate new development in areas with existing infrastructure and amenities, such as transit and
transportation corridors.

e Encourage a mix of land uses.

e Promote infill and redevelopment of underutilized land.

e Accommodate and promote an increase in the City’s population.

The project meets the neighborhood master plan. The project will improve the quality of life of
residence by adding to the neighborhood’s density. The project will also add off-street parking to a
where none exists freeing up on-street parking for all residence. This also provides for a smart and
creative development practice to better serve the community by expanding the footprint of the current
use. Expansion of the current use will provide more housing opportunities for a range of family and
income types and guide efficient public and infrastructure investments as well as supporting mixed-use,
mixed-income, walkable neighborhoods.



ATTACHMENT C: Plans
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ATTIC VENTILATION NOTES:

The net free ventilation area shall not be less than
1/300th provided that at least 50% of the area is

ROOF VENTS WHERE NEEDED BY CODE

provided by ventilators located in the upper portion of
ihe space 1o be ventilated, the other to be provided by
vented soffit system

GENERAL NOTES:

Compliance with codes and ordinances governing the work shall
be made and enforced by the general contractor. General
contractor shall verify all existing conditions and dimensions
prior to construction.

Note that all written dmensions toke precedence over scale
Manufacturers specifications for installation of materials shall be
followed!.

Workmanship throughout shall be of the best quality of the trade
involved and the general contractor shall coordinate the work

-2 owzer

Bulldhg will comply with 2015 IRC and 2018 IFC
Ocoupancy: R-3

of the various trades to expedite the job in a smooth and
continuous process.

nob:
ger IR P21081
Shouer pan s 1o be provided per IRC P2709
Clecranbes (o plumting fers por IRC RSO
P2105.]
lork. on the water heater per IRG P2903 4
Exleting unalfered portions of tis home are fo be
with s per
WINDOWS NOTES: RE ka4 22, s
Recessed lighting must be sealed per IRC NIO2:45 and
IC rated where 1n direct contaet with eulation per IRC
£4004.4.

Closet lighting is to comply with RS £4003.2.

Lignt Thxures over tubs and in_shouer erciosures shal
< marked o locations per. G E4G0:

iy tighaia panel must be sealed o insglorsd

por 1RG NIG2401.

Bedroom whdows to have a finished clear opening height
max. of 44" from floor.

Windows to have 20" min. clear width and 24" min. clear
hei

Bediroom whdows 1o be a min. of 57 sq. ft

Windows to be sized at I/IOth for the sq. for glass size and
1/20th of the sq. ft. for ventilation requiremertts. Windows
within 18" of the floor to be of tempered glass

EXTERIOR WALL FINISHES MUST BE LISTED,
LABELED, AND INSTALLED AS PER
MANUFACTURER'S INSTALLATION INSTRUCTION
GUIDE. ALL INSTALLERS MUST BE APPROVED
BY THE MANUFACTURER

sTucco™ |
EXCAVATION NOTES:
All footings shall bear on natural undisturbed soil
Footings shall be excavated to a minimum depth so
as to provide frost protection. (30" min)
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© Copyright 2021 Creations West
This plan is the property of Creations West and shall
duplicated in any form or used as the

not be
basis for any new plans.

The builder/general contractor ~(construction
carefully and thoroughly verify ~dimensions,
integrity of the plons. In the event of o discreponcy, prior to
construction, Creations West shall be contacted for clarification. At
the time of construction, Creations West is relieved of liability and
the builder/general contractor oassumes full responsibility.

professional) must
validity, and  overall

uUTAH
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The grade adjacent 1o all foundation wall shall fall EINISHED GRAI

a minmum of & nches within the first 10 feet (5%)."
R40I13 Landings, ramps, patlos, porches or decks,
which are required to be level or con have a
MAXIMUM slope of 1/4" per foot.
impervious surfaces within 1O feet of the foundati
walls must slope a MINIMUM of 1/4" per foot awa
from walls

of a permit or approval
of plans, specifications and computations shall not
be construed to be a permit for, or an approval of,
any violations of any of the provisions of this code
or of any other ordinance of the jurisdiction
Permits presuming to give authorify to violate or
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L f the )

~
The issuance of a peNnit bassd-upon plans,

specifications and othé( data shallnat prevent the
building official from théceafter requiring 1

correction of errors on ¥aid plans, specifications

and other data, or from p svsmhg bullding ~_
operations being carried ok thereunder when in

violation of this code or of other ordinances of ~
this jurisdiction. The buildng
authorized to prevent occup
structure where in violation of
other ordinances of this jurisdic:

CRICKET

FINISHED GRADE|

/e

HANOVER
1224 S. 200 E.

PLANNED FOR:

G700

5

2

plans@creationswesL.com

1d, Utah 84015
-5

Suite # 120

ie

-ASTUCCO

1121 Legend Hills Dr.
leart
p. 801

C

[FINISHED GRADE]

SCALE

78"

ARCHITECTURAL
GRADE SHINGLES

TC|
XIS

]
il

T
MATCH EXIST. FASCIA

~STuCCcoO

BOTTOM OF
FLOOR JOISTS
FINISHED GRADE

MAIN_FLOOR

EVEN THE BEST DREAMS NEED A PLAN
WWW.CREATIONSWEST.COM

CREATIONS WEST

= TOP PLATE =
8 @
<| ™
9 I
[ .|
J 8
[8] |
o E ~
ol ¢
8o
ol =zl 7]
9 95
g
X Q
S
g
__TorPOF___
FLOOR JOISTS

AR
SR oo L

t::::::::::::::::::::::::::j

<$ 'ﬁ,’gﬁf\\ SCALE

Hanover Duplex Addition

74"

4
b

| so"

DATE:
SEP. 23 2|
SHEET:

NOT APPLICABLE IN ALL LOCATIONS

PLAN NUMBER

Published: October 1AR21125-21UE




© Copyright 2021 Creations West
This plan is the property of Creations West and shall not be
duplicated in any form or used as the basis for any new plans.

The builder/general contractor (construction professional) must
carefully and thoroughly verify dimensions, validity, and overall
integrity of the plans. In the event of a discrepancy, prior to
construction, Creations West shall be contacted for clarification. At
the time of construction, Creations West is relieved of liability and

40'-10 1/2 the builder/general contractor assumes full responsibility.
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Shower compartments shall have at least 900 sq. in. of floor
area and be of sufficlent size 10 Inscrbe a circle with a dia.
ot less than 30 In. Hinged shower doors shall open
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Dryer exhaust systems shall convey the moisture to the outdoors and shall
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the duct terminal. Ducts shall have a draft damper. The max. leng
of clothes dryer exhaust duct shall not exceed 25 feet from the
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APPLIANCES IN ATTICS:

Attics containing appliances requiring access shall have an REMOVE ALL METERS
opening and a clear and unobstructed passageway large EXCEPT ONE SET
enough 1o allow removal of the largest appliance, but not less

than 30 inches high and 22 inches wide and not more then 20
feet long when measured along the centerline of the
passageway from the opening to the appliance. The
passageway shall have continuous solid flooring in accordance
with chapter 5 not less then 24 inches wide. A level service , p Vo Do Do o o
space at least 30 inches deep and 30 inches wide shall be | 3'-4 172 &'-0 4'-1 &'-0 6'-3 12'-8
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CONDENSATE DISPOSAL :

Condensate from all cooling colls or evaporafors shall be |

conveyed from the drain pan outlet 1o an approved place of |
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A secondary drain or auxiliary drain pan shall be required for
each cooling or evaporator coil where damage 1o any building
components will occur as a result of overflow-from the
equipment drain pan or stoppage in the condensate drain
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5'-0 172"

TUB/SHOWER

DATE:
JUN. O3 2|

ENERGY NOTES: ]

IECC R4022.4~ The attic access door and crawlspace door
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insulation on the surrounding surfaces
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ATTACHMENT D:

Analysis of Standards — Zoning R-1/5,000 Single-Family Residential

Criteria

Does the lot comply with minimum area and width
standards?

Finding

Complies

Rationale

 Yes, existing lot with a legal conforming duplex.

Does the height comply with the minimum or
maximum height requirement?

Complies

Yes, the addition will be similar to the structure's
existing roofline and be less than the height
requirement of twenty-eight feet (28’) This is a
house with a pitched roof. The elevation sheet shows
the heigh is 20 feet 3 inches.

The use is well-suited to the character of the site,
and adjacent uses as shown by an analysis of the
intensity, size, and scale of the use compared to
existing uses in the surrounding area.

Complies

The intensity, size, and scale of the use complies
with the applicable setbacks, building height, lot
coverage, and other development standards so there
is no evidence of a detrimental impact.

Does the structure comply with the applicable
setbacks?

Complies

a.Front The minimum depth of the front yard for all
principal buildings shall be equal to the average of
the front yards of existing buildings within the block
face. In this case, the addition is located in the back.
The existing front setback is unaffected. Meets

b.Corner side yard (NA Interior Lot)

c. Interior side yard Interior lots: Required =Four
feet (4') on one side and ten feet (10') on the other.
Shown: South:10 feet 1.5 inches North 5 feet 1.5
inches

d. Rear yard Twenty five percent (25%) of the lot
depth, or twenty feet (20"), whichever is less

Lot Depth= 125 feet (31.25) Required=20 feet
Shown: 20 feet

Are there any special setback provisions that apply
to the property?

Complies

No

Does the property comply with the maximum lot
coverage requirements?

Complies

All principal and accessory buildings' surface
coverage shall not exceed forty percent (40%) of the
lot.

(0.1200 acres =5227.2 square feet) plus half the
width of the alley (292.5 square feet) equals 5,519
square feet.

Maximum Coverage (40% of 5,519) = 2207.6 square
miles

Total New Square Footage=2127 square feet.

Lot Coverage Calculation=38.5%

Hanover Duplex Addition
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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

Finding: The use complies with all applicable provisions of the zoning ordinance.

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

Finding: There is no known evidence that the use creates reasonably anticipated impacts that would result

in the use not being compatible with the surrounding uses.

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

Finding: The use is consistent with the 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 for details). This project complied with all standards.

Finding: There is no evidence of a detrimental effect due to the proposed use as indicated in the below

analysis.

21a.54.080B: Detrimental Effects Determination: In analyzing the anticipated detrimental effects of a proposed
use, the planning commission, or in the case of administrative conditional uses, the planning director or designee, shall
determine compliance with each of the following:

Criteria Finding Rationale

1. This title specifically authorizes the use where it Complies The use is allowed as a conditional use in the

is located applicable land use table.

2. The use is consistent with applicable policies set Complies The proposed use is consistent with the adjacent

forth in adopted citywide, community, and small properties and the Master Plan.

area master plans and future land use maps.

3. The use is well-suited to the character of the site, Complies The intensity, size, and scale of the use complies

and adjacent uses as shown by an analysis of the with the applicable setbacks, building height, lot

intensity, size, and scale of the use compared to coverage, and other development standards so there

existing uses in the surrounding area. is no evidence of a detrimental impact.

4. The mass, scale, style, design, and architectural Complies The proposal complies with zoning provisions in the

detailing of the surrounding structures as they underlying zoning district, which consider the

relate to the proposed have been considered. impact on surrounding structures.

5. Access points and driveways are designed to Complies The alley access continues to be the same. As a

minimize grading of natural topography, direct result, there is no new impact.

vehicular traffic onto major streets, and not impede

traffic flows.

6. The internal circulation system is designed to Complies This is a single-family home with very little traffic.

mitigate adverse impacts on adjacent property FOI‘ the addltlon, there is no requirement for a

from motorized, non-motorized, and pedestrian Circulation Plan.

traffic.

7. The site is designed to enable access and Complies The site complies with standards related to

circulation for pedestrian and bicycles providing access and movement for pedestrians and
bicyclists and no detrimental impact to access has
been identified.

8. Access to the site does not unreasonably impact Complies The applicant is not adding any density to the duplex

the service level of any abutting or adjacent street. and the parking requirement is met. Transportation
did not have any further comments.

9. The location and design of off-street parking Complies The applicant is not adding any density to the duplex

complies with applicable standards of this code. and the parking requirement is met. Transportation
did not have any further comments

Hanover Duplex Addition 13 Published: October 15, 2021



10. Utility capacity is sufficient to support the use Complies Use has access to all necessary utilities.
at normal service levels.
11. The use is appropriately screened, buffered, or | Not Applicable |This landscape plan requirement does not apply to
separated from adjoining dissimilar uses to single-family homes or two-family homes. Also,
mitigate potential use conflicts. because the usage is the same, no buffers are necessary
between single-family dwellings

12. The use meets City sustainability plans, does not Complies Use does not significantly impact sustainability plans
significantly impact the quality of surrounding air nor does it encroach onto a stream or water way.
and water, encroach into a river or stream, or
introduce any hazard or environmental damage to
any adjacent property, including cigarette smoke.
13. The hours of operation and delivery of the use Complies There are no operating hours for this residence.
are compatible with surrounding uses.
14. Signs and lighting are compatible with, and do | Not Applicable | Because the residence is not used for business
not negatively impact surrounding uses. purposes, a lighting plan is not necessary.
15. The proposed use does not undermine Complies There are no historic sites or features on property.
preservation of historic resources and structures.

Hanover Duplex Addition 14 Published: October 15, 2021




ATTACHMENT F: Public Process and Comments

Public Meetings:
A public hearing is required as part of the Conditional use Procedures by the Planning Commission.

Public Notice:

e Early notice of application mailed on July 28, 2021.

e Public hearing notice mailed on October 15, 2021.

e Public hearing sign posted on the property on October 15, 2021.

e Agenda posted on the Planning Division and Utah Public Meeting Notice websites on October 14, 2021.

Public Comments:

As of the publication of this Staff Report, Staff has received no public comments. Any public comments received
up to the public hearing meeting will be forwarded to the Planning Commission and included in the public record.
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ATTACHMENT G: Department Review Comments

All portions of ground level exterior walls shall be located within 150-feet of fire access roads.
All ground level exterior walls shall be located within 600-feet of fire hydrant.

All measurements are in straight lines and right angles following the path the hose would be deployed

The applicant has 4 rear parking spaces. .

No comments provided.

Property use -duplex. All Work to be completed per IRC2015 if the owner will be residing at this
address.NEC2020 for Electrical. IBC2018 and coordinated Utah Codes if to be used as commercial property.
Full Building Code Review to be performed once approved for planning

See Zoning Standards and Conditional Use Standards Review above
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ATTACHMENT H: Site Visit Photographs
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