Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission
From: Wayne Mills, Planning Manager, wayne.mills@slcgov.com, 801-718-9431
Date: May 11, 2022

Re: PLNSUB2017-01027 — Modification to Lot 2 of the Sugar House Heights Planned
Development

PROPERTY ADDRESS: 2660 S. Highland Drive
PARCEL ID: 16-20-476-071

MASTER PLAN: Sugar House

ZONING DISTRICT: R-1/5000 Single-Family Residential

REQUEST:

Clint Larson, representing the property owner (Ivory Homes, LTD) is requesting approval of a
modification to the Sugar House Heights Planned Development, a four-lot single-family
residential development approved by the Planning Commission on September 26, 2018. Two of
the four lots have frontage along Highland Drive and the Planning Commission approved specific
designs for the homes on those lots. The single-family home on Lot 1 has been constructed. The
applicant is requesting approval to change the design of the home on Lot 2. The request is
considered a major modification pursuant to Section 21A.55.100 of the Zoning Ordinance and
requires Planning Commission approval.

RECOMMENDATION:

Based on the information in the staff report, it is the Planning Staff’s opinion that the proposed
modification is in substantial conformity with the approved development plan and therefore
recommends the Planning Commission approve the request.

ATTACHMENTS:

A. Vicinity Map
. Applicant Submittal

B
C. Highland Drive Design Comparison
D. Floor Plans Submitted for Building Permit
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PROJECT DESCRIPTION
Background

The Sugar House Heights Planned Developmentwas first presented to the Planning Commission
(PC) on August 22,2018. The original PC staff report can be found here -

www.sledocs.com/Planning/Planning%20Commission/2018 /SugarHouseHeightsSR.pdf and
the recordingof the meeting can be found here-
https://www.youtube.com/watch?v=cEMxhA5qYMs (item beginsat 12 min. 10 sec.). The proposal
was to subdivide an existing parcel containing one single-family dwelling into four single-family lots
with two of the lots having frontage along Highland Drive and the other twolocated along a private
drive. Design planswere presented foreach ofthefourhomes. The Planning Commission reviewed
the requestin a publichearing and tabled theirdecision dueto concerns with the design of the two
homes fronting Highland Drive. The PCmade the following motion:

To ensure compatibility with the character of existing development within thevicinity of the
site, theeastern elevations on the homes of lots 1 and 2 (thatface Highland Drive)shallbe
altered toinclude architecturalfeatures typically found onthe frontfacadeof a single-
family home, such as:

e Enhanced entrywayswithuseable porchfeatures;

e Prominentfrontentrydoors;

e Window patterns/configurationsthat are moreappropriatefor a prominent,
street-facing facade;

e Useofmorearticulationin the building walland/or additionalbuilding
materials toincreasevisualinterest.

e Roofdetailing that would bemore consistentwith thefrontof a home.

The applicantreturned tothe PCon September26,2018with revised plans forthe homesonlots one

and two. The reportto the PC can be found here -
www.sledocs.com/Planning/Planning%20Commission/2018/0102701028 Memo.pdf and the

recording ofthe meeting can be found here —

https:/ /www.youtube.com/watch?v=vU 8tVv8etio&t=1995s (itembegins at 10 min. 10 sec.). The

reportto the PlanningCommission highlighted the following changes tothe design:

Added a pitched roof form

Added a semi-enclosed porch with slab on grade
Altered windowconfiguration

Increased use of wood siding

Added lightingfixtures

The PC approved the planned development pursuantto the specificdesignsof thehomes on lot one
and lot two. Followingthe PCapproval, the project was sold to the currentapplicant, Ivory Homes.
The home onlot1has been constructed by the current applicant; however, the building permit plans
submitted for thehomelot 2 showed a differentdesign thanwhat the PC approved. Sincethe PC
approved a specific design, significant modifications to that designrequire PC review and approval.

Proposal

As stated above, the building permit plans submitted for lot 2 of the planned development showed a
significant change in the design of the home. The applicant’s modification request states that the
change in design is needed to comply with setback and height regulations of the R-1/5000 zoning
district. The modification request is included as Attachment B. The following diagrams show the
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changesinthe design of homeas seen from Highland Drive. These diagrams, along with notes on the
building materialsareincluded in Attachment C.
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When comparing the plans submitted for PC approval in 2018 against the plan submitted for
building permits, it appears that a mistake was made on the approved plans in relation to the
required front yard setback. The site plan that was provided when the project was submitted to
the PCfora decisionshows a front yard setback of 20 feet. This was an incorrect dimension, and
the home was designed according to that incorrect dimension. The staff report initially submitted
to the PC (http://www.sledocs.com/Planning/Planning %20 Commission/2018/Sugar HouseHeightsSR.pdf ) stated that
the required front yard setback is 22 feet where the plan submitted for final decision showed a
front yard setback of 20 feet. The PCdid not approve a change in the required front yard setback;
therefore, the home should have been designed with a 22-foot front yard setback. The proposed
design modification meets the 22-foot front yard setback requirement. In order to modify the
front yard requirement, a new Planned Development application would be required. The
following diagrams show the site plan that was submitted to the PC when the project was
presented for a decision followed by the site plan associated with the proposed modification.
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APPROVAL PROCESS AND COMMISSION AUTHORITY

Section 21A.55.100 of the Planned Development ordinance states that, “Following planned
development approval, the development plan approved by the Planning Commission shall
constitute the site design in relation to building placement and design, landscaping, mobility
and circulation elements, and any elements that were approved as zoning modifications
through the planned development process” (emphasis added). This section of the ordinance
provides guidance on requests for modifications to approved planned developments by stating
that “minor modifications” can be approved by the Planning Director and defines minor
modifications as:

1. Adjusting the distance as shown on the approved development plan between any one
structure or group of structures, and any otherstructure or group of structures, or any
vehicular circulation element or any boundary of the site;

2. Adjusting the location of any openspace;

Adjusting any final grade;

4. Altering the types of landscaping elements and their arrangement within the required
landscaping bufferarea;

Signs;

Relocation orconstruction of accessory structures; or

7. Additions which comply with the lot and bulk requirements of the underlying zone.

&

AL

The ordinance further states that any modification that is not listed above is considered a major
modification and requires approval by the PC. The PC can approve a major modification if it finds
that the proposal is in “substantial conformity with the approved development plan” (SLC
Zoning Ordinance, 21A.55.100C).

In the case of this proposal, the PC originally tabled the item and required the applicant to return
with designs of the homes on lot one and lot two that were consistent with the items listed on
page 2 of thisreport. In making its decision on the proposed modification, the PC should find that
the new design meets those same requirements.

STAFF RECOMMENDATION

When comparing the proposed design against the design approved by the PC, it is Staff’s opinion
that the Design approved by PC better meets the items required by the PC when they tabled their
decision; however, the applicant has stated that there are constraints with the design that was
presented to the Planning Commission. Upon further development of the building plans, it was
determined that the home approved by the PCwas designed with an incorrect front yard setback
and the same design could not meet zoning regulations and still be functional. Considering this
issue, the proposed design should be reviewed according to the original motion made by the PC
to determine if it “includes features typically found on the front facade of a single-family home...”
The following is Staff'sopinion regardingthe conformance ofthenew design:

1. Enhanced entrywayswithuseable porchfeatures;
Staff Opinion: Thereis a usable porch and the entryway is an enhancement over the
original (first) design.
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2. Prominentfrontentrydoors;
Staff Opinion: Thereis a frontentrydoor that is consistent with frontentry doorsof
single-familyhomes.

3. Window patterns/configurationsthat are more appropriatefor a prominent, street-facing
facade;
Staff Opinion: The second story windows provide a prominent featureto the street-
facing facade.

Use of morearticulation in the building wall and/or additional building materials to
increase visualinterest.
Staff Opinion: Facadeis broken up by different building materials and the porch
overhang addsarticulation.

»

5. Roofdetailing that would bemore consistentwith thefrontof a home.
Staff Opinion: Roof detailing is consistent withthe front ofa home and is an
enhancement overthe original (first) design.

It is Staff’s opinion that the proposed designis consistent with the PC’s requirement of including
architectural features typicallyfound on the front facade of a single-familyhomeand is in substantial
conformity with the approved development plan; therefore, Staff recommends that the PC
approve the request.

NEXT STEPS

Approval of the Request
If the request is approved, the applicant can proceed with obtaining a building permit for
construction of the home.

Denial of the Design Review Request
If the request is denied, the applicant will be required to redesign the home in compliance with
the original approval or request a modification of another design from the Planning Commission.
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ATTACHMENT A: Vicinity Map
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ATTACHMENT B: Applicant Submittal
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To: SLC Planning Commission
From: Clint Larson, Manager of Custom Homes at lvory Homes

Date: 3/29/22

We'd like to submit this new version of the plan for lot 2 in our Sugarhouse Heights subdivision.
In order to meet the height and setback requirements some changes were made from the version
previously approved. You'll see a red line on the site plan showing the setback where the porch cover
had to be reduced to line up with the setback distance. Because of the 20' height restriction with a flat
roof we pitched the roof while keeping the modern look. This allowed us to have more windows in the
front upper level facade. We tried to keep with the guidance previously given to the previous
developer/architect when it was in concept stage but | don't believe they understood the setback on
this lot so their porch encroached into the setback.

1. We've enlarged the porch width on the front with an upgraded glass door that faces
Highland Drive.

2. We've added more windows to the front fagade that faces Highland Drive.

3. Additional articulation has been added to the front fagade.

4. We've upgraded the materials used on the exterior as well. We are using a real wood siding,
metal porch fascia, and we increased the amount of masonry. It will use the same materials
we used on the lot next door which turned out great. This picture is of lot 1.

I've included the exterior elevations and the site plan for you to review.

Thanks,

Clint Larson
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DESIGN AND DRAWINGS ARE ONLY
PERMITTED FOR USE ON THIS SPECIFIC
PROJECT AND UNDER THE FOLLOWING
CONDITIONS AND RESTRICTIONS:

1- THE GENERAL CONTRACTOR AND/OR
OWNER ARE TO ENSURE THE DRAWING
CORRECTNESS PRIOR TO THE START OF
CONSTRUCTION.

2- CONTRACTOR IS RESPONSIBLE FOR
ALL PLAN CHANGES DURING THE
COURSE OF CONSTRUCTION, AND WILL
BE RESPONSIBLE FOR COORDINATING
DEVIATIONS FROM THESE PLANS WITH
THE APPROPRIATE PROFESSIONAL, SUCH
AS, CITY BUILDING OFFICIAL, ARCHITECT,
STRUCTURAL ENGINEER, ETC.

3- CONTRACTOR IS TO ENSURE THAT ALL
NATIONAL, STATE, AND LOCAL CODES
AND ORDINANCES ARE FOLLOWED IN
THE STRICTEST COMPLIANCE.

4-NO SHEET OR DETAIL SHALL BE USED
INDEPENDENTLY FROM THE APPROVED
DRAWING SET.

5- CONTRACTOR SHALL CONSULT
ARCHITECT, AT ANY POINT DURING
CONSTRUCTION, ABOUT A PLAN ERROR,
OMISSION, CONFLICT, ORREQUEST
ADDITIONAL INFORMATION BEFORE
PROCEEDING FURTHER.

General Information &
Site Plan - LOT 2
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DESIGN AND DRAWINGS ARE ONLY
PERMITTED FOR USE ON THIS SPECIFIC
PROJECT AND UNDER THE FOLLOW NG
CONDITIONS AND RESTRICTIONS:

1- THE GENERAL CONTRACTOR AND/OR
OWNER ARE TO ENSURE THE DRAWING
CORRECTNESS PRIOR TO THE START OF
CONSTRUCTION.

2- CONTRACTOR IS RESPONSIBLE FOR
ALL PLAN CHANGES DURING THE
COURSE OF CONSTRUCTION, AND WILL
BE RESPONSIBLE FOR COORDINATING
DEVIATIONS FROM THESE PLANS WITH
THE APPROPRIATE PROFESSIONAL, SUCH
AS, CITY BUILDING OFFICIAL, ARCHITECT,
STRUCTURAL ENGINEER, ETC.

3- CONTRACTOR IS TO ENSURE THAT ALL
NATIONAL, STATE, AND LOCAL CODES
AND ORDINANCES ARE FOLLOWED IN
THE STRICTEST COMPLIANCE.

4-NO SHEET OR DETAIL SHALL BE USED
INDEPENDENTLY FROM THE APPROVED
DRAWING SET.

5- CONTRACTOR SHALL CONSULT
ARCHITECT, AT ANY POINT DURING
CONSTRUCTION, ABOUT A PLAN ERROR,
OMISSION, CONFLICT, ORREQUEST
ADDITIONAL INFORMATION BEFORE
PROCEEDING FURTHER.
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ATTACHMENT C: Highland Drive Design
Comparison
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