
 

Capitol Park Cottages Zoning Map/Master Plan Amendments 

 

Due to the number of public comments and length of the attachment, this attachment is 
available in separate PDFs.  

Comments are generally organized by public input cycle and by date received within that 
comment period. Please note that many of the comments pertain to development plans and site 
configuration and those are more relevant to the Planned Development and Subdivision 
requests that are not before the Commission for consideration at this time. However, much of 
the feedback pertains to the zoning/master plan amendment as well and so is provided for the 
Commission’s consideration.  

K.1: Recognized Community Organization letters (Greater Avenues Community Council and 
Preserve Our Avenues Zoning Coalition) 

K.2: November 2021 Noticing Public Input up to Staff Report Publication (Planned  
Development/Subdivision input) 

 a. All letters 

 b. Support letters 

K.3: February & March 2021 Noticing Public Input (Updated SR-1/20 lot request input) 

 a. All letters 

 b. Support letters 

K.4: May 2020 Noticing Public Input (Initial FB-UN1/25 lot request input) 

 a. All Letters 

 b. Support Letters  

K.5: May 2020 Opposition Petition Signature Forms Received  

 

 

 

 

 

 

 

 

 











Echeverria, Daniel

From: Matthew Tyler <
Sent: Wednesday, December 8, 2021 5:24 PM
To: Echeverria, Daniel
Subject: Fwd: (EXTERNAL) Rezone of lot on Capitol Park Ave and F St [ ref:_00Df43i8c._

5005GeJo3n:ref ]

Dear Mr. Echeverria, 
 
I am writing to express my opposition to the rezoning of the lot located on the corner of Capitol Park Avenue and F 
Street as proposed by Ivory homes.  I do not oppose development under the current zoning, which as I understand 
would allow 11 single family homes with 11 additional dwelling units (ADU) for a total of 22 housing units. However, 
permitting changes to the established foothill zoning restrictions would have a negative impact on the community. 
  
F Street and Capitol Park Avenue are ill suited to handle increased traffic.  Capitol Park Avenue is a private street which 
was developed as part of a PUD and as such does not meet city requirements for width and slope.  I live on perhaps the 
steepest section of Capitol Park Avenue and have witnessed many cars unfamiliar with the road slide out of control on 
slippery wintry streets as they descend.  Likewise, on many occasions I have slid on snowy F street without being able to 
stop before sliding into 11th avenue.  Fortunately the traffic levels are such that I have never been in an accident, but 
the roads in this area are not suited for higher traffic levels. 
  
The location is not well served by public transit.  Although there is a UTA bus stop nearby, the level of service is 
infrequent and impractical for most.  Unlike other higher density developments in the city, the proposed development is 
not near any shopping areas with the nearest store, Smiths, being 7 steep blocks away.  A foot trip from Smiths to 
Capitol Park Avenue bears more resemblance to a hike than a walk.  In 17 years living on Capitol Park Avenue, no 
member of my household has walked to Smiths for groceries even though we are avid walkers.  Adding additional 
housing units in the upper avenues will increase vehicle traffic in the city with all the concomitant negative 
environmental impacts. 
  
I enjoy the recreational aspects of my neighborhood and frequently bicycle on 11th avenue.  Although there is a 
dedicated bike lane there, I have had many near misses as unaware vehicle operators cut off the bike lane as they turn 
without yielding to bicycles.  Increased development will add to traffic on 11th avenue and change the recreational 
aspect. 
 
The proposed PUD plan calls for 22 foot wide streets and claims there will be capacity for on street parking within the 
PUD. When the CPHOA attempted to dedicate its private streets to the city, we were told that our streets were too 
narrow to allow for proper city services. CPHOA does not allow overnight parking on its streets. A 22 foot wide street 
combined with on street parking would not be adequate to service the proposed PUD.  
  
When Ivory homes bought the lot, they were aware of the existing zoning.  I feel they are trying to convince the planning 
commission that their plan would be a model to address housing shortages within Salt Lake City, whereas in reality it is a 
plan to increase their profits on the development.  The homes they are proposing would cost around $1 million and do 
very little to address affordable housing in the city. 
  
Please vote to keep the zoning unchanged for this lot. 
  
Sincerely,   
  
Matthew Tyler 
354 Capitol Park Ave 





Echeverria, Daniel

From: JESSICA WILEY <
Sent: Monday, December 20, 2021 3:02 PM
To: Wharton, Chris; Echeverria, Daniel
Subject: (EXTERNAL) Opposition to Rezoning in Avenues

Hello, 
 
I just wanted to write a short email stating that I have reviewed Ivory’s revised proposal and 
remain opposed to the rezoning of 675 North F Street. Again, I am not opposed to developing the 
land, I am opposed to not following the current zoning for the neighborhood. 
 
I also think it’s pretty shitty that Ivory Homes keeps ignoring the voice of our neighborhood and 
try’s to be sneaking with the timing of submitting their proposal right around the holidays.  
 
Best, 
 
Jessica Wiley  



COMMENTS IN REGARD TO IVORY DEVELOPMENT PROPOSED PLANNED 
DEVELOPMENT AND SUBDIVISION APPLICATION FOR 675 NORTH F STREET 

 
We are homeowners who reside at 415 E 12th Avenue, one block south of the 
development site.  This is our fourth submission of comments regarding this 
project.  Our previous submissions should be read as supplementing the following 
objections to the proposed Ivory Development (“Ivory”) Capitol Park Cottages 
(“Project”). 
 
Unlike many requests for rezoning and planned development approval, Ivory 
admits in the Narrative portion of its submission that “developing and building 
this property with multi-million-dollar homes would be easy for us…”  This is 
apparently intended to suggest that the entire surrounding area is composed of 
such homes and that such a development is within a recognized skill set of Ivory.  
But what is important about that statement is that Ivory, which purchased the 
property with knowledge of its current zoning, is admitting that there is no 
condition of the site which makes compliance with current zoning a hardship for 
development.  
 
The rezoning, planned development treatment and other concessions sought by 
Ivory are to permit it to construct a vanity project which it has repeatedly 
described as “a first of its kind in Utah plan”.  In its most recent submission to the 
City it states that it is “an opportunity to do a demonstration project of sorts…”. In 
an article that appeared in the December 26, 2021 issue of the Salt Lake Tribune 
Ivory’s Chris Gamvroulas described this development concept as an “experiment” 
and admits that “ADU’s are kind of an untested market in Utah”.  So, Ivory is 
asking the City to grant unneeded concessions for an untested, experimental 
development on a site that is the last undeveloped parcel in the Capitol Park 
Subdivision.  That subdivision has been developed over the last three decades by 
over 50 individual homeowners who have built their single family detached 
homes in reliance upon and in compliance with zoning guidance and restrictions 
established by the City. Ironically, while seeking to utilize the Capitol Park name 
and access to the private street that serves the subdivision, Ivory simultaneously 
seeks special exemption from the zoning and building standards that have guided 
the subdivision’s development since its inception.  
There’s a principle that has guided health care professionals for centuries…FIRST 
DO NO HARM.  Real property developers who seek to be “first” or to “do a 



demonstration project of sorts”, and the City reviewers and decisionmakers who 
are being asked to approve such a project, should apply that principle by 
assuring that there is no harm created for others who have made significant 
housing decisions in reliance upon and in compliance with preexisting standards 
established by the City. 
 
Ivory has resorted to name calling in lieu of addressing the issues raised by those 
of us who live in the Capitol Park Subdivision.  We are accused of NIMBYism.  
However, name calling is the last resort of those who can’t address objective 
truths.  The harms inherent in the Project are not only obvious to those of us who 
live in the Capitol Park Subdivision, but to those who live throughout the Greater 
Avenues area.  All three of the homeowner associations that represent adjacent 
developments have voted in opposition to the Project.  The City has received a 
petition opposing the rezoning from 2,100 residents of the Avenues and in a 
referendum conducted by the Greater Avenues Community Council the rezoning 
was overwhelmingly opposed by a vote of 1,244 to 25.  Most of the petition 
signers and those who voted in opposition to the rezoning live outside the 
immediate area of the Project itself.  So, opposition to the rezoning which is 
central to the Project is broad based.  The specific harms that approval of the 
Project threatens are detailed in the numerous written objections that have been 
addressed to the City by us and many others.  
 
But the greatest harm that this Project threatens is the loss of trust by the 
public in the decisions of our public institutions and government.  Zoning 
approvals can’t be a mere popularity contest, but there are many reasons why 
this Project, if approved, will raise important questions as to the fidelity of the 
City to its own laws. The City is pressured by a growing population that seeks 
affordable housing.  In its search for answers to that challenge the City has been 
seeking to facilitate the creation of ADU’s, but the concept has not been shown 
to be popular among existing homeowners and the ADU ordinance does not 
permit anyone other than a natural person living on the property to create an 
ADU.  
 
Prior to the adoption of the most recent ADU ordinance, residents of the City  
were assured by ADU proponents that: 



“it’s one unit at a time…It’s not a subdivision or an apartment complex of 200 
units.  [They] have little impact on actual neighborhoods and streets.  They often 
blend in and are unnoticed”.  
  
But this is actually what Ivory is proposing…a subdivision containing what could 
be called 14 potential ADUs (“PADUs”).  The City’s ADU ordinance only permits 
the creation of ADUs by an “owner occupant” who “lives on the property within 
either the principal or accessory dwelling unit.” It defines “owner occupant” as 
“an individual who is listed on a recorded deed as an owner of the property; any 
person who is related by blood, marriage, adoption to an individual who is listed 
on a recorded deed as an owner of the property; or an individual who is a trustor 
of a family trust who possesses legal ownership of the property”.   As a developer 
Ivory can’t create an ADU, so it is proposing to construct residential structures 
that could later have a portion of their interior space qualified as ADUs by 
individual purchasers of those residential structures once they take title.  Only 
in that case would the PADUs be available to serve as rental units and create the 
additional residential units the City is seeking.  
 
In the Narrative submitted by Ivory in support of the Project it engages in an 
exaggeration of what it is offering to the City. It uses the term ADU when in fact 
it is really offering PADUs.  Here is its description of the Project’s meaning for 
the City: 
 
The approval of Capitol Park Cottages would provide for a 22% increase in 
approved ADUs in Salt Lake City and would increase District 3’s approved ADU 
stock by 300%.  When Capitol Park Cottages is constructed, its 14 ADUs will 
outpace the expected city-wide total of 13 new ADUs/year.” 
 
Ivory is asking the City to let it build 14 PADUs and then hope that subsequent 
owner occupants will elect to qualify them as rental ADUs. Ironically, the 
current FR-3 zoning would ultimately permit the creation of 11 ADUs if so 
desired by purchasers of the 11 single family homes now permitted to be 
constructed on the site.  Thus, 79% of the results outlined in Ivory’s Narrative 
could be realized without rezoning.  But Ivory isn’t content with only securing 
City acceptance of this novel PADU concept, it is seeking two more concessions 
from the City.  The first is rezoning of the site to SR-1 district status and the 
second is Planned Development treatment for the Project. The purpose of the 



additional concessions is to permit a supersizing of the number of primary 
residences on the site.  Each of these requests is without merit under the 
applicable ordinances of the City. 
  
This is the provision from the ordinances of the City that explains the role of an 
SR-1 zoning district:  
 
“The purpose of the SR-1 Special Development Pattern Residential District is to 
maintain the unique character of older predominantly single-family and two-
family dwelling neighborhoods….The standards for the district are intended…to 
preserve the existing character of the neighborhood”. 
 
But Ivory isn’t preserving anything and its proposed “first of its kind in Utah’s 
plan”, and “demonstration project of sorts” is out of character with the other 
single family detached homes that have developed in the Capitol Park Subdivision 
over the last three decades in compliance with the FR-3 zone created by the City.  
The private street serving the Ivory property and the adjacent developed property 
to its west creates a common identity and interdependence that makes rezoning 
of the Ivory site to SR-1 status inappropriate.  
 
Similarly, Ivory’s plan for the Project does not meet the threshold requirements 
for Planned Development treatment under the City’s Planned Development 
Ordinance.  The Purpose Statement for Planned Development treatment of a 
proposed project lists several objectives meriting special treatment. Here’s a 
portion of that Purpose Statement: 
 
“A planned development will result in a more enhanced product than would be 
achievable through strict application of land use regulations, while enabling the 
development to be compatible with adjacent and nearby land developments.  
The City seeks to achieve at least one or any combination of the following 
objectives through the planned development process.”   
 
However, Ivory fails to identify any feature of the site that makes strict 
compliance with land use regulations problematic.  Nor does it cite any 
enhancement to the Project which is made possible by Planned Development 
treatment.  In fact, in the Narrative Ivory describes the site as “incredibly 
unique” and a “scarce opportunity” because of the ease of its development. 



 
In an effort to find a qualifying Planned Development objective Ivory appears to 
rely primarily on the “Housing” objective listed in the ordinance.  The ordinance 
describes that objective as follows: 
  
“Housing: Providing affordable housing or types of housing that helps achieve 
the City’s housing goals and policies: 

1. At least twenty percent (20%) of the housing must be for those with 
incomes that are at or below eighty percent (80%) of the area median 
income. 

2. The proposal includes housing types that are not commonly found in the 
existing neighborhood but are of a scale that is typical to the 
neighborhood.” 
 

Ivory has provided no assurance of affordability for the residences in the Project 
and has not and cannot even assure that ultimate purchasers of residences in 
the Project will elect to submit a portion of their PADU equipped homes to 
actual ADU status.  Moreover, the design of the proposed Project conflicts with 
the other objectives listed in the ordinance as qualifying a proposed project for 
Planned Development treatment. These include maintaining open space and 
natural lands, historic preservation, creating enhanced mobility and accessibility 
connections and sustaining natural systems. Ivory’s proposed plans for the site 
involve removing all trees, completely altering its natural terrain, constructing a 
complex system of large retaining walls, and covering the site so completely 
with hardscape development that a large storm water retention basin is 
needed.   
 
Ivory is using the lure of 14 PADUs to secure City approval of a development plan 
that requires City acceptance of the risk that purchasers of principal residences 
containing the PADUs may not qualify them as ADU rental units.  In exchange for 
that unknown outcome, Ivory is also seeking rezoning and an inappropriate use of 
the Planned Development approval process in order to supersize the Project.  
Meanwhile Ivory is marketing those PADUs as housing for large families and home 
offices. Given the fact that there is a market demand for large single family 
homes containing home offices, few ADU rental units may actually be added to 
the housing stock of the City.  That would mean that a supersized residential 
“demonstration project of sorts” will have been created which is completely out 



of character with the surrounding property and which fails to advance the 
affordable rental housing goals of the City.   FIRST DO NO HARM. 
 
Thomas W. Keen and Lynn A. Keen 
 
 

 
 

 
 



Echeverria, Daniel

From: GENEVIEVE ATWOOD <
Sent: Sunday, January 23, 2022 12:30 PM
To: Echeverria, Daniel
Cc: Greater Avenues 2
Subject: (EXTERNAL) Thank you re GACC... Ivory Homes /Cottages. Clarity...

To David Echeverria  
 
From Genevieve Atwood (resident 30 U Street, Lower Avenues)  
 
Ivory Homes Capitol Park Cottages – The issue is the Foothills Master Plan… were we just kidding?  
 
Thank you for your presence at the GACC meeting. I am aware the public comment has closed. I’ve 
thought about the multiple issues we discussed, and wondered: What is The Problem? Is it the fire 
trucks? The need for more housing or … Does the Foothill Master Plans mean anything?  
 
The Avenues foothills protection master plan was prepared in good faith and adopted by SLC after 
considerable effort. Were we just kidding? I don’t think so. I hope the committee will see that as The 
Problem and stand by its master plan.  
 
Thank you again for the work you do and your patience with all of us.  
 
Genevieve  
 

  
 



Echeverria, Daniel

From: Kathy Tenney <
Sent: Friday, January 14, 2022 8:39 AM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Development in the Avenues

Daniel, 
 
I'm writing to share my continued opposition to Ivory's request to smash so many homes into a lot approved for 11, 
which could total 22 with accessory dwelling units.  The approved dwellings for the lot will be stretching the road 
capacity as is.  Doubling that number 33 dwellings, with their proposed plan, will make our roads unsafe.  The private 
roads, Penny Parade and Capitol Park Ave., which the city refused to incorporate because they are too narrow and 
windy, will now have dozens more drivers speeding down its narrow, winding road with blind corners.  In addition, F 
street, as we recently experienced, is so steep and tricky when it snows, that having so many additional cars slipping and 
sliding up that hill will create a parking lot of cars that have slipped into the curbs and into each other.   
 
Please insist that Ivory Homes stay with the current zoning.  Allowing more dwellings will endanger our children and 
grandchildren with added traffic.  It will clog the main arteries of the Avenue's city owned streets as well.   
 
I welcome having up to 22 new neighbor dwellings--if the current zoning for 11 dwellings includes accessory dwellings, 
and will adjust to the inevitable increase of traffic.  But, please don't allow them to cram 33 dwellings into a lot approved 
for only 11!   
 
Thank you for listening to the home owners, who will live with whatever decision is made for years to come.  Ivory has 
no long term interest in the development, just a quick stop by for long enough to make some extra money, then slipping 
out, leaving the neighborhood with a burden to last a lifetime. 
 
Kathy Tenney 
346 E. Red Brick Ct. 
Capital Park   

 



Echeverria, Daniel

From: Cathy Walsh <
Sent: Thursday, January 13, 2022 10:07 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Avenues rezoning

Dear Daniel, 
 
I am writing you to let you know that as a longtime Avenues resident (upwards of 44 years between renting and owning 
two homes and currently residing here), I am adamantly opposed to the Ivory Homes application to rezone the 675 
North F Street property. 
 
I feel very strongly that what Ivory Homes is proposing is way too dense for this area that cannot possibly support such a 
tremendous population load in such a small space. The streets aren't capable of supporting so much traffic and parking, 
not to mention the loss of greenspace and wildlife habitat. The increase in pollution, both in terms of air pollution and 
noise pollution from the increased traffic will be tremendous. 
 
I recognize the need for increased housing, but really don’t see this as the answer to it; rather just more and more 
luxurious, unaffordable and dense housing that is way out of reach financially to any but the most wealthy and yet 
another way to pad the pockets of an already wildly successful giant building corporation seeking to expand its 
maximum dollar.  
 
I urge you to listen to the desires of the majority of the Avenues residents and deny this rezoning request of Ivory 
Homes for the good of our beautiful foothills. 
 
Thank you for your consideration. 
 
Most sincerely, 
Cathy Walsh 
365 N Virginia St 
SLC, UT 84103 
 



Echeverria, Daniel

From: Rose-Marie Walton <
Sent: Thursday, January 13, 2022 9:04 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Capitol Park Cottages

Dear Daniel Echeverria, 
 
Thank you for the opportunity to express our feelings concerning the proposed zoning changes and development of 
Capitol Park Cottages. We believe that these changes would be detrimental to our community. The space is not 
adequate for the number of people you intend to house, nor is the parking. Additionally, adding that many cars to the 
street is unsafe, especially so near an elementary school. Please work within the current zoning laws to construct 
housing in our neighborhood, so that it will be safe and appropriate to the surrounding community. 
 
Sincerely, 
 
Mary Walton and Rosemarie Thomas 



Echeverria, Daniel

From: carol ballou <
Sent: Thursday, January 13, 2022 6:04 PM
To: Echeverria, Daniel; Wharton, Chris
Subject: (EXTERNAL) Opposition to Ivory Homes Rezone Request

Dear Mr Echeverria and Mr. Wharton  
 
Once again I am writing to express my strong opposition to Ivory Homes' request for a rezone of the 
property at 675 N F Street.  
 
Ivory tries to present the idea that this zoning change is some sort of gift to the community but when 
the representative discusses the plans he calls it a "product" that they are experimenting with.  The 
company can experiment with adding ADU's to their expensive homes without a zoning change.  
 
Our property backs up to the development and I was dismayed to see that the new plan includes 
retaining walls and buildings right up to the property line.  This was not expected when we bought our 
home a few years ago and will certainly decrease the quality of life in our home and decrease the 
value of our home.  We bought with the good faith expectation that development would be single 
family homes with adequate space around each dwelling.  
 
The current neighborhood does not benefit from this zoning change and the community is universally 
opposed to it.   I read the public comments posted on line and, out of hundreds, saw only one in 
support and hundreds in opposition.  This is consistent with the vote taken at the community council 
meeting last year where, again, the community displayed near unanimous opposition to this 
development.  Concerns include fire fighter access, increased traffic, and the use of ADA's for short 
term rental.  
 
After losing the attempt to develop the Cottonwood Mall area in a manner against the communities' 
wishes, Ivory Homes put in a systematic plan in order to undermine neighborhoods and force their 
plans.  In a 2019 Tribune article an Ivory representative was quoted as saying, "We're not going to be 
surprised anymore, Parker said.  We're just going to plan every time that someone is going to try and 
derail us and have a toolkit in place in case that happens."  In Cottonwood this lead to a lengthy legal 
battle.  In Cottonwood Heights that toolkit included sending false petitions through the neighborhood 
in order to undermine the community effort to oppose Ivory.  In the Avenues it consists of repeatedly 
resubmitting plans and falsely framing the effort as for the good of the community.  Please stop this 
by denying the rezoning and encouraging Ivory to build within the current zoning guidelines .  
 
The Avenues community knows what feels safe, reasonable and in the best interest of the 
neighborhood.  For a large, wealthy company to be able to use its resources to undermine the desire 
of the neighborhood is wrong.  I feel that our elected representatives should be acting in accordance 
with the wishes of the people that they represent.  Please vote no to the F Street rezone.  
 
Carol Ballou  
801 N Juniperpoint Drive  
Salt Lake City, UT 84103   



Echeverria, Daniel

From: Kim Hale <
Sent: Thursday, January 13, 2022 5:52 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Re-Zone

Daniel, 
We appreciate you taking time to consider our concerns regarding  
the re-zoning of 675 North F Street. 
 
The density of the Ivory proposed development is greater than any existing development in the vicinity.  The 
area is simply too small for the units. 
From that point on, it just intensifies...too small of an area equals: 
• More cars using a road that can't & shouldn't handle that kind of traffic 
• This foothills location lacks the infrastructure to support it 
• Aesthetics of the neighborhood 
• Minimal green space  
• Loss of wildlife habitat 
 
 
The list could go on.  It seems that this is an unpredictable situation, one that  
has many unforeseen consequences down the road. 
 
We respectfully ask for no zoning change, and reiterate that we are supporters of smart, planned 
development.  We feel that re-zoning is not conducive to the environment. 
 
Thank you for your consideration, 
 
Mountain Seas Development 
Po Box 680844 
Park City, Utah 84068 

 
 
 



Echeverria, Daniel

From: BILL PETERSON <
Sent: Thursday, January 13, 2022 5:23 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Capitol Park Proposal

Daniel Echeverria  
Senior Planner 
Salt Lake City Planning Department 
 
Mr Echeverria: 
 
I plead guilty for coming into this process late, I am sorry to submit this comment at the last moment. 
 
I do not favor the development as proposed by Ivory Homes for the Capitol Park Cottages located at approximately 675 
N F Street. 
 
I am primarily concerned about density affecting the ambiance/character, and traffic/parking issues that accompany 
increased density.  The area is of course zoned FR-3, which would allow 11 single family homes.  All of the existing 
homeowners in that area bought their homes knowing that the land in question was zoned FR-3, and they have a right 
to expect that to be honored.  While admittedly the Meridien At Capitol Park Condominiums are out of character, that 
should not be used as justification for further erosion of the FR-3 zone. 
 
Further increasing the density impact is their proposed "accessory dwelling unit”.  While designing homes 
with “mother in-law” capability is a nice feature, it compounds the density issue, and would be 
appropriate at 11 homes, not 19. 
 
The area in question is next to SR-1A, which does not include a 12,000 sq ft lot requirement.  A quick look around at the 
blocks near the proposed site however, indicates that the character of that SR-1A is about 10-14 homes per block.  The 
proposed 19 homes is a significant increase in density, and does not, "maintain the unique character of older 
predominantly single-family and two-family dwelling neighborhoods that display a variety of yards, lot 
sizes….”  The placement of 19 closely spaced homes as proposed would be inappropriate even for that particular SR-1A. 

I am also concerned about the additional requests they apparently are making.  I assume this may be relief for 
requirements regarding wall height, setbacks etc.  That lot is quite flat and open, and while relief for those sorts of 
things is appropriate for unusual lots, such as sloped or odd sized lots, I see no reason for relief in this case.  Those 
requirements are there to protect the look and ambiance of the area, and unless necessary, relief is not appropriate. 

Ivory Homes has put forth a nice looking proposal, however I can’t help but think they could have done a much better 
job by attempting to fit into the zoning requirements already in place.  I think a better solution exists, maybe not one 
that provides the same profit for Ivory Homes, but one that would be better for the community as a whole. 
 
Sincerely, 
 
Bill Peterson 
986 E 1st Avenue 
SLC, 84103 

 
 



Echeverria, Daniel

From: Lung, Kathleen <
Sent: Thursday, January 13, 2022 5:00 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Zoning Application - Petition Numbers: 

PLNPCM2020-00334/00335, PLNPCM2021-00656, PLNSUB2021-01175

Attn:  Mr. Daniel Echeverria 
Re:  IVORY HOMES APPLICATION TO REZONE 675 NORTH F STREET (Parcel Number 
09304550210000) 
Salt Lake City Government Offices 
Planning Department 

 
  
 
Dear Mr. Echeverria,  
  
As a 23 year resident of The Avenues neighborhood, I see significant issues with the Ivory 
homes applicant narrative and plan as presented in their request to change the zoning of 
675 F Street from Foothills Residential (currently FR-3) to SR-1 as a Planned 
Development. I have had the opportunity to live many places in the world and, with 
opportunities to live elsewhere, remained in the Avenues area because of the very 
essence of what the current Avenues Master Plan supports. Its stated goal is to "direct 
future growth and development so that quality of lifestyle and community scale are 
maintained." I treasure this community and am compelled to argue against Ivory Homes' 
zoning request. 
 
 
The current zoning of this parcel of FR-3 is consistent with the goals of the Avenues 
Master Plan and, like the repurposing of the VA hospital into a low density condominium 
building, had broad community support. In very stark contrast, the Ivory request to re-zone 
this land as a Planned Development is an experiment that creates a unique instance of 
development in which all of the cottages will get an ADU. The existing ADUs in the 
Avenues are isolated and do not significantly increase visual density in a neighborhood. 
The density in this proposal even requires significant retaining walls that further increase 
the visual impact of this density. Finally, it degrades available greenspace and has 
hijacked zoning targeting denser use in order to maximize the value of the land to Ivory 
Homes itself. It does this in conflict with numerous explicitly stated goals in the Avenues 
Master Plan and without respect for this neighborhood or community support. 
 
Building within the current density limits of FR-3 with the additional ADUs would be an 
increase in density, it would be aligned with the Growing SLC Five Year Plan, and is 
broadly supported by the Greater Avenues Community Council. 
 
For the above stated reasons, I strongly object to the request for rezoning this property. 



  
Respectfully, 
Kathleen Lung 
847 N Juniperpoint Dr 
Salt Lake City, UT  84103 

 



Echeverria, Daniel

From: Kimmel, Austin
Sent: Thursday, January 13, 2022 4:41 PM
To: Echeverria, Daniel
Cc: Norris, Nick; Tarbet, Nick; City Council Liaisons
Subject: FW: (EXTERNAL) No Ivory Homes RE-Aone / D3 

Good afternoon Daniel,  
 
I noticed your email address is misspelled in this email. I wanted to make sure you received this comment.  
 
Thank you,  
 
Austin Kimmel 
Salt Lake City Council Staff  
he/him/his 
 
OFFICE of the CITY COUNCIL 
SALT LAKE CITY CORPORATION 
 
TEL    
 
SLCCOUNCIL.COM 

 
To assure proper attention to your email, please 'Reply to All' or include  on the address line of this email. 
 
 

 
-----Original Message----- 
From: Liz Owens <   
Sent: Wednesday, January 12, 2022 9:48 PM 
To:  
Cc: Wharton, Chris <  
Subject: (EXTERNAL) No Ivory Homes RE-Aone 
 
Dear Mr Echeverria, 
 
I am a resident at 623 G Street, just a short walk from the proposed over-development of 675 No. F Street. 
 
I sent a letter nearly 2 years ago opposing the attempt by Ivory to over develop this plot of land and feel even stronger 
about this issue now. It appears that in Ivory’s 3rd application the developer is asking for more land development and 
more dwellings.  I find this request to be most arrogant and extremely dismissive of the Avenues Community and the 
Avenues Master Plan..  The Majority of Residents  living in the Avenues does not wants this.  Over 2,100 Avenues 
Residents signed a petition opposing this rezone and over 200 letters have been written and sent to you opposing this 
over development    This attempt by Ivory to persuade the planning commission to relax Avenues Zoning is 
astonishing.  The developer wants a rezone from FR-3 to SR-1 allowing additional lots.  They want to add at least 14 
Accessory Dwelling Units to these newly created lots for a total of 33 dwellings. They are applying for non conforming lot 
size, setbacks, and lot building coverage.  All of these requests, if granted by the Planning Commission will  result in the 



undoing of The Avenues Master Plan and  will destroy the preservation of our beloved Avenues neighborhood.  It is too 
many buildings on a small area of property, creating an overly dense population in this small neighborhood. .       
 
I have looked at Ivory’s plan and there is Absolutely nothing about it that reflects the historical nature of the Avenues.  It 
is overly dense, and unsightly, with ugly retaining walls, very little green space, and inadequate parking, just to name of 
few of of the problems with the development. 
 
This area is  part of the cities’  beloved foothills and a place for our wildlife to flourish.. We bought our home here 28 
years ago so we could enjoy the wildlife and the quaint and delightful neighborhood it is.  We have been very happy 
here..   
 
I respectfully ask you to deny this inappropriate re zoning application from Ivory Homes. 
 
Sincerely, 
 
 
Elizabeth Owens 
 
 
 
 
 



Anne Palmer 
640 K ST 
Salt Lake City, UT 84103 

 
Dear Mr. Echeverria, 

I am responding once again to Ivory Homes’ application to rezone 675 North F Street.  This is 
the third application submitted by Ivory and it adds a planned development to the expanding 
list of exceptions to the current status of this lot requested of the city: 

1.  Rezone from FR-3 to SR-1. 

2.  Utilization of discredited SR-1 zone that was deliberately eliminated from The Avenues when 
it was replaced with SR-1A, which reduces the bulk and size of buildings. 

3.  Change in the Avenues Community Master Plan to allow a denser development than 
permitted. 

4.  Construction of Accessory Dwelling Units (ADUs) connected to every one of the 14 cottages 
in their enclave, doubling the number of households.  The five custom homes on F Street could 
also have ADUs.  The unintended consequences of such a cluster of ADUs is as yet unknown. 

5.  Request for a Planned Development (PD).  A PD effectively allows Ivory to circumvent many 
of the rules for SR-1, such as lot sizes and setbacks, so that they can squeeze their development 
onto the plot.  For example, not one of the lots has the required rear setback for SR-1.  Six of 
the 14 cottage lots are less than the required 5000 square feet.  But if the PD is approved, all of 
this is allowed. 

As a single mother who also cares for my 87 year old mother in our family-owned duplex, I am 
concerned about the substantial increase in the number of buildings on the land to be 
developed by Ivory Homes, accompanied by street traffic. The density is not in character with 
the surrounding neighborhood. There must be more affordable options for increasing the 
amount of housing available in Salt Lake City.  I should think approving this rezoning and the ill-
fitting design would be an embarrassment to our city leaders. 

We ask for a denial of this request and adherence to the Avenues Master Plan.   

Best regards, 

Anne E. Palmer 



Echeverria, Daniel

From: Mark Levitt <
Sent: Thursday, January 13, 2022 4:10 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Zoning Application - Petition Numbers: 

PLNPCM2020-00334/00335, PLNPCM2021-00656, PLNSUB2021-01175

Attn:  Mr. Daniel Echeverria 
Re:  IVORY HOMES APPLICATION TO REZONE 675 NORTH F STREET (Parcel Number 
09304550210000) 
Salt Lake City Government Offices 
Planning Department 

 
  
  
Dear Mr. Echeverria,  
  
As a 25 year resident of The Avenues neighborhood, I see significant issues with the Ivory 
homes applicant narrative and plan as presented in their request to change the zoning of 
675 F Street from Foothills Residential (currently FR-3) to SR-1 as a Planned 
Development. I have had the opportunity to live many places in the world and, with 
opportunities to live elsewhere, remained in the Avenues area because of the very 
essence of what the current Avenues Master Plan supports. Its stated goal is to "direct 
future growth and development so that quality of lifestyle and community scale are 
maintained." I treasure this community and am compelled to argue against Ivory Homes' 
zoning request. 
 
The current Avenues Master Plan states very clearly that the Primary Children's Hospital 
and BYU Education Center buildings would not have been approved were they to be built 
then as: 

[t]hese properties are on the fringe of a low-density residential community. Access to 
theses sites is through narrow residential streets traversing relatively steep 
topography and there are no retail services or other facilities to support uses other 
than residential. 

 
The updated Ivory narrative argues that the existing zoning (FR-3) is inappropriate for the 
referenced lot (675 F St).  Ivory argues that the repurposed VA hospital into The Meridien 
condominiums (across the street from said lot) is the "most dense zoning island in the 
area" and that that justifies their case for density without acknowledging the differences 
between an existing vertical structure and the horizontal development requested. The 
density they refer to in The Meridien is effectively 'households per square foot' while in 
actuality Ivory wants to create 'houses per square foot' .  Ivory Homes has created a 
strawman argument - the use of The Meridien or Northpoint Estates to justify the rezoning 
of 675 F St is actually inapplicable.   Additionally, the Meridien is a high-end luxury usage 
of that land that has in fact also maintained significant greenspace. In contrast, the 



rezoning request by Ivory would create an island of high density horizontal development, 
with their current plans resulting in dramatically less greenspace than would exist in the 
current FR-3 zoning. This request for zoning change is the exact opposite of the planning 
goal stated in the Avenues Master Plan "Foothill Development And Protection": 
Planning Goal: Preserve the city's natual mountanous backdrop and recreation 
opportunities the mountains provide. Devise a growth management program that includes 
strategies to help protect the foothils from continued urban encroachment. (emphasis 
added) 

 
The current zoning of this parcel of FR-3 is consistent with the goals of the Avenues 
Master Plan and, like the repurposing of the VA hospital into a low density condominium 
building, had broad community support. In very stark contrast, the Ivory request to re-zone 
this land as a Planned Development is an experiment that creates a unique instance of 
development in which all of the cottages gets an ADU. The existing building of ADUs in 
the Avenues are isolated and do not significantly increase visual density in a 
neighborhood. The density in this proposal even requires significant retaining walls that 
further increase the visual impact of this density. Finally, it degrades available greenspace 
and has hijacked zoning targeting denser use in order to maximize the value of the land to 
Ivory Homes itself. It does this in conflict with numerous explicitly stated goals in the 
Avenues Master Plan and without respect for this neighborhood or community support. 
 
Building within the current density limits of FR-3 with the additional ADUs would be an 
increase in density, it would be aligned with the Growing SLC Five Year Plan, and is 
broadly supported by the Greater Avenues Community Council. 
 
For the above stated reasons, I strongly object to the request for rezoning this property. 
  
Respectfully, 
Mark Levitt 
847 N Juniperpoint Dr 
Salt Lake City, UT  84103 

 



Echeverria, Daniel

From: Brent Davis <
Sent: Thursday, January 13, 2022 3:24 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Fwd: NO Ivory Homes Re-zoning in the AVENUES!

Daniel, 
 
This email from Julie Campbell is being forwarded to you because it was meant for you. 
 
She lives at the SEC of F street and 11th. 
 
Thanks, 
 
Brent Davis 
 
 
 

Begin forwarded message: 
 
From: Julie Campbell <  
Subject: Re: NO Ivory Homes Re-zoning in the AVENUES! 
Date: January 13, 2022 at 3:15:00 PM MST 
To: Brent Davis <  
Cc:    
 
 

Sent from my iPhone 
 
 

On Jan 13, 2022,  

Daniel and others to whom it may   
This is Julie Campbell  
452 east 11 th Avenue   
 
 
 
 

. We want you to know that we are very much opposed 
to the rezoning for Ivory Homes. 
 
It is too dense for the Ivory Homes site and this avenue area.  It will add 
too many cars coming down an already busy “F” street, running the 
STOP sign and turning onto an even busier 11th Ave.  
 



We oppose a plan to virtually have no yards and green space. This does 
not fit the current character of the established avenue neighborhood. 
 
We want to go on record that we want you to turn down the Ivory 
Homes re-zoning request.  
 
Thank you, 
 
Julie Campbell  

  
 

 
 
 

 

 
  
Brent Davis 

 
  

www.MyUtahHomesForSale.com 
Select Group Realty 
  
By the way, I am never too busy for your referrals.  
 
 

 



Echeverria, Daniel

From: Julie Campbell <
Sent: Thursday, January 13, 2022 3:15 PM
To: Brent Davis
Cc: Echeverria, Daniel; Wharton, Chris; 
Subject: (EXTERNAL) Re: NO Ivory Homes Re-zoning in the AVENUES!

 

Sent from my iPhone 
 
 

On Jan 13, 2022,  

Daniel and others to whom it may   
This is Julie Campbell  
452 east 11 th Avenue   
 
 
 
 

. We want you to know that we are very much opposed to the 
rezoning for Ivory Homes. 
 
It is too dense for the Ivory Homes site and this avenue area.  It will add too many 
cars coming down an already busy “F” street, running the STOP sign and turning onto 
an even busier 11th Ave.  
 
We oppose a plan to virtually have no yards and green space. This does not fit the 
current character of the established avenue neighborhood. 
 
We want to go on record that we want you to turn down the Ivory Homes re-zoning 
request.  
 
Thank you, 
 
Julie Campbell  

  
 

 
 
 

 



January 13, 2022 
 
 

To: 
Daniel Echeverria, Senior Planner, Planning Division   
Chris Wharton, District 3 Council Member and City Council Chair   

 

 

Opposition to Ivory Homes Amended & Supplemented Rezoning Application for 675 North F Street 
Petition Number: PLNPCM2020-00334/00335, PLNPCM2021-00656, PLNSUB2021-01175 
https://www.slc.gov/planning/2021/11/29/capitol-park-cottages/ 

 
 
 
 

I have lived at 790 Northpoint Drive for 21 years.  
My home is directly across from the 675 North F Street Rezoning application. 
 
I very adamantly oppose the rezoning of 675 N. F Street property from FR-3/12,000 to SR-1  
or any other zone other than the existing zoning. 
 

I recommend Ivory Homes develop their “new-build, in-fill, planned community that incorporates 
Accessory Dwelling Units” under the current foothills zoning goals.  
 

Any zoning change will result in an overly dense and possibly a high elevation development. 
No zoning change is needed to develop. The existing zoning adequately allows for ADUs while also 
limiting over-dense construction.  
 

This amended plan contains misrepresentations, for example transportation: 
-Automobiles will be required for each unit. Bus transportation cited on Appendix F, cites a bus 
route that is only available Monday-Friday, during the day to early evening. Evenings, weekend and 
holiday transportation is not available by bus. 
-RM-35 zoning for Meridian is a special consideration to restore an historic building and so is not 
comparable to this new development. 

 
The traffic evaluation is suspect as it was funded by the developer and as well was conducted during the 
COVID pandemic so vastly underestimates traffic and is possibly ‘directed’ by the payer, i.e. Ivory 
Homes. 
 
This additional amended concept does not represent a substantial difference in creating a development 
consistent with the existing foothills neighborhood density; nor does it commit to a specific build 
density. 
 
As a resident and very concerned citizen, I urge you to oppose the Ivory Homes rezoning proposal for 
675 North F Street. It is deleterious to my home and community. 
 
I look forward to your continued support in this matter. 
 
M Lisa Larriva, directly adjacent resident 
 

790 Northpoint Drive 
Salt Lake City, UT 84103 

 
 

 
 



Echeverria, Daniel

From: Brent Davis <
Sent: Thursday, January 13, 2022 3:04 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) NO Ivory Homes Re-zoning in the AVENUES!

Daniel and others to whom it may concern: 
 
This is Jane and Brent Davis living at 468 11th Ave (just East of F street). We want you to know 
that we are very much opposed to the rezoning for Ivory Homes. 
 
It is too dense for the Ivory Homes site and this avenue area.  It will add too many cars coming 
down an already busy “F” street, running the STOP sign and turning onto an even busier 11th 
Ave.  
 
We oppose a plan to virtually have no yards and green space. This does not fit the current 
character of the established avenue neighborhood. 
 
We want to go on record that we want you to turn down the Ivory Homes re-zoning request.  
 
Thank you, 
 
Brent & Jane Davis 
 
 
 
 
 
  
Brent Davis 

 
  

www.MyUtahHomesForSale.com 
Select Group Realty 
  
By the way, I am never too busy for your referrals.  
 
 

 



Echeverria, Daniel

From: elmore <
Sent: Thursday, January 13, 2022 2:24 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) No Ivory Homes Re-zone in the Avenues

Daniel, 
 
Thank you for your comprehensive presentation at the recent Avenues meeting. 
 
I am against the request by Ivory Homes to Re-zone the property at 675 North F Street. The goal of the developer is to 
increase their profits.  
 
As a long time citizen of the Avenues, I object to Ivory Homes wanting to change the housing density in the 
neighborhood, which will change the character of the neighborhood and the surrounding streets, as traffic increases.  
 
Let’s not make a developer set precedents for re-zoning in the Historical Avenues as the company seeks larger profits. 
 
Susan Elmore 
466 4th Ave, SLC UT 84103 
 
suzi elmore 

 
 

 
 



 



Echeverria, Daniel

From: Pamela King <
Sent: Thursday, January 13, 2022 1:53 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) No Ivory Homes

Dear Mr. Echeverria,  
I live at 569 H St, Salt Lake City, UT 84103.  Please count me as strongly opposed to the Ivory homes development.    
Thank you,  
Pamela King  



Echeverria, Daniel

From:
Sent: Thursday, January 13, 2022 12:51 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Ivory Homes Rezone - Capitol Park Cottages

Attention to: 
Daniel Echeverria, Senior Planner, SLC Planning Division 
Chris Wharton District 3 Salt Lake City Council 
POAZ Coalition 
 
Subject: NO Ivory Homes Rezone - Capitol Park Cottages on 675 North F Street 
 
This email is to express my disapproval of the rezoning project by Ivory Homes. I, avenues owner and resident, 
respectfully ask the members of the Planning Commission and all involved in this process to recommend against 
this project.  NO Ivory Homes Rezone - Capitol Park Cottages on 675 North F Street, in SLC, Utah. 
 
The Avenues is a unique neighborhood and can’t handle projects of this magnitude. There is no infrastructure to 
support these projects and too many risks for the residents, including compromised air quality and roads 
deterioration with increased traffic. 
 
Thank you in advance, 
 
Lena Butler 
460 E 10th Ave., S.L.C. 
 
  



Echeverria, Daniel

From: Patrick Froehling <
Sent: Thursday, January 13, 2022 9:23 AM
To: Echeverria, Daniel
Cc: Wharton, Chris; Virginia; 
Subject: (EXTERNAL) feedback - 675 N F Street re-zone request from Ivory Homes

Dear Mr. Echeverria, 

We are writing once again to voice our opposition to the requested rezone in the Avenues (675 N F Street) by Ivory 
Homes. We are longtime residents of 638 N H Street, just two blocks away from this parcel. We often walk in our 
neighborhood, and we walk past this parcel at least once every week. One of the best qualities of our neighborhood is 
the many people you will see walking, jogging, biking, and enjoying the outdoors. While 11th Avenue is busy with traffic, 
the preponderance of single family homes helps keep traffic and noise manageable. It is a good balance. 

We strongly oppose the proposed rezone, even with the new changes made by Ivory Homes. This parcel is nestled into a 
corner of our neighborhood, and there are only 2 or 3 narrow streets as ways to go in and out. The amount of new 
traffic this proposed development would create would be dangerous to everyone enjoying the outdoors, not to mention 
the disruption to quality of life from the extra noise. The main outlet of F Street goes up and down the hill. Speed, line-
of-sight challenges, and lack of sidewalk coverage would make a large increase of vehicles here highly dangerous. It 
would be a blight on this unique and historic neighborhood, and it is completely inconsistent with the Avenues Master 
Plan. This is not the place for experimentation to address a housing crisis. The consequence for us after decades of living 
here and paying property taxes: We would never be able to safely walk in this part of our neighborhood ever again.    

Ivory Homes has claimed that the rezoning should be acceptable because there are already some higher density parcels 
close-by. This is actually an argument NOT to increase this density further. The only reason there is a five-story condo 
next door is because it was an existing historic structure. Had it been anything else it would not have been allowed. This 
development needs to stay zoned at FR-3. The surrounding streets cannot handle such a large increase in density of 
housing without destroying the plan of the neighborhood and creating dangerous traffic for existing residents.  

Thank you for hearing our comments. 

Best Regards, 

Patrick Froehling & Virginia Walker 

638 N H Street  

          



Echeverria, Daniel

From: Heather McLaughlin-Kolb <
Sent: Wednesday, January 12, 2022 10:27 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) NO Ivory Homes Re-Zone

Daniel et al, 
 
Please consider this email in opposition to the Ivory Homes rezone application for 675 F Street, Salt Lake City, UT 84103. 
 
I am sure you have received numerous emails regarding this topic and therefore I'll keep my email to the point. 
 
Contrary to Appendix F: Public Transportation Proximity and Frequency, the Utah Transit Authority (UTA) no longer 
services the upper Avenues neighborhoods. 
Currently UTA provides bus routes 6 and Flex 11. The closest designated bus stops are located at 9th Avenue and C 
Street (both routes) and 6th Avenue and F Street (Flex 11 route only). Bus Route 6 provides 30- and 60-minute 
headways, while Flex Route 11 provides 60-minute headways on weekdays only. Considering that neither of these bus 
stops are within one-quarter mile of the property, this greatly decreases the likelihood that future residents will utilize 
transit. 
 
The proposed Ivory Homes rezone application does not address the affordable housing crisis that we are currently 
experiencing along the Wasatch Front. Appendix H: Growing SLC: A Five-Year Housing Plan 2018-2022 defines 
affordable housing, and these homes do not meet the requirements of affordable housing. 
"Affordable housing for a single person in Salt Lake City currently earning 60% AMI, or $41,350, would be a rental 
costing approximately $1,034/month, or a home priced around $175,000 (est. mortgage $824/mo + taxes and 
insurance). Affordable housing for a Salt Lake City family of four earning 80% AMI, or $59,050, would be a rental costing 
about $1,476/month or or a home priced around $265,000 (est. mortgage $1,193/month + taxes and insurance)." 
 
Thank you for the opportunity to provide comments. I appreciate your time. 
 
Sincerely, 
Heather McLaughlin-Kolb 
695 G Street 
Salt Lake City, UT 84103 



Echeverria, Daniel

From: Jenny <
Sent: Wednesday, January 12, 2022 9:46 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Avenues Rezone

Hello, 
 
My name is Jenny Merkley and I live at 672 G Street, SLC UT 84103. 
 
There are a number of reasons I strongly oppose the Ivory Homes request to rezone the open space area at 
the top of F street from FR-3 to SR-1. 
 
I am most concerned about the public safety issues that the increased density will affect, given the concerns 
from the local fire and police departments. Second, I worry about the environmental impact (on local wildlife, 
the proximity to open space) of the increased density. 
I have a young family and I walk past the trees the Red-tailed hawks nest in often with my 7 year old son. It’s a 
wonderful site to see them flying to and from their nest. I told my son recently that the trees might be cut 
down if the rezone is approved. He became very upset and said how can we protest that. So here’s one way 
for me to protest. 
Lastly, the increased density is completely and utterly out of character for the community. Other than financial 
gain for Ivory Homes, the rezone makes no sense on many levels. 
 
I do not oppose properly zoned development. I do oppose Ivory Homes request to improperly increase the 
density of the area. 
 
Thank you for your attention, 
 
Jenny 



Echeverria, Daniel

From: Lena Morgado <
Sent: Wednesday, January 12, 2022 8:42 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) No Ivory Homes Re-zone

Dear Sirs, 
 
I reside at 460 10th Avenue, Salt Lake City, Ut 84103. I vote NO to the proposed 2 applications by Ivory Homes Rezone - 
Capitol Park Cottages on 675 North F Street, in SLC. 
 
This is not sustainable. There are serious concerns about air quality, traffic, sewer, electric power, water, public 
transportation, stores/grocery shopping, and a potential increase in violence. The Avenues can't handle such a large 
project. Please listen to the residents: NO Ivory Homes Re-Zone.  
 
Thank you, 
Elena DaSilva 
Avenues Resident 



Echeverria, Daniel

From: Ann Hanniball <
Sent: Wednesday, January 12, 2022 8:41 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Re-Zone Application

Dear Mr. Echeverria: 
 
I am writing to once again voice my opposition to Ivory Homes' application for a zoning change to support a high density 
project it proposes at the intersection of F Street and 13th Avenue. In addition to requiring a zoning change, the project 
is inconsistent with the Avenues Master Plan -and is almost unanimously opposed by Avenues residents for reasons 
cogently outlined on a number of occasions and in a variety of formats.  
 
I am a long-time resident of the Avenues and deeply appreciate this wonderful neighborhood community, which has 
been well served by its zoning and Master Plan. Thank you very much for considering my opinion. 
 
Sincerely, 
 
Ann Hanniball 
74 S Street 
SLC 84103. 
 
 
 
 



January 12, 2022

To Whom it May Concern,

This letter is written in opposition to the re-zoning application placed by Ivory Homes for 
675 N F Street. I have been a resident of the avenues for over 20 years and am 
currently residing at 626 F street, which is across the street from the proposed location 
for re-zoning. I am in strong opposition to the changes in zoning requested by Ivory 
homes. 

Accessibility and available community resources are my main concerns as these are 
extremely important when considering high density housing as this rezone would allow. 
The lot in question is at the top of F street with no outlet and only one main access point. 
The increase in housing density and cars that would result from rezoning would increase 
traffic and congestion an unacceptable amount for current residents. The only public 
transportation nearby is bus F11 offered by UTA. As a rider of this bus route, I know first 
hand of the limitations as it only comes once per hour, has small capacity, and is not 
available on weekends. It is not an adequate transportation solution to support high 
density housing. Anyone familiar with the upper avenues is aware that there are limited 
resources that are very close by or walkable. Smith’s on 6th avenue is the only store 
available and is already constantly crowded and busy. It cannot be relied upon to 
support additional residents from a high density housing development.

In addition to the logistical concerns of high density housing in the Avenues, I also feel 
strongly that the development Ivory Homes is proposing is grossly out of character. The 
avenues is a historic neighborhood that should be preserved and any new development 
should be congruous with the existing zoning rules and regulations as has been the case 
for many years. I know that Salt Lake City is facing a housing shortage that needs to be 
mitigated, but this is an inappropriate location for high density housing. I hope that the 
Salt Lake City Council will respect the wishes of current Avenues residents and reject 
the bid for rezoning. 

Sincerely, 

Erica Farr



Echeverria, Daniel

From: Matt <
Sent: Wednesday, January 12, 2022 8:37 PM
To: Wharton, Chris
Cc: Echeverria, Daniel
Subject: (EXTERNAL) To whom it may concern, I strongly oppose the Ivory Homes request to 

rezone the open space area at the top of F street from FR-3 to SR-1.  For all the reasons 
stated by the POAZ coalition, I oppose this request.  I do not oppose properly zon...

1316 E 600 N, 
 



Echeverria, Daniel

From: Joel Pittman <
Sent: Wednesday, January 12, 2022 8:25 PM
To: Wharton, Chris; Echeverria, Daniel; 
Subject: (EXTERNAL) Ivory Homes rezoning

Hello, 
 
My name is Joel Pittman and I live at 672 G Street, SLC UT 84103. 
 
For several reasons, I strongly oppose the Ivory Homes request to rezone the open space area at the top of F 
street from FR-3 to SR-1. 
 
 
Primarily, I am concerned about the public safety issues that the increased density will affect, given the 
concerns from the local fire and police departments. Second, I worry about the environmental impact (on local 
wildlife, the proximity to open space) of the increased density. Lastly, the increased density is completely and 
utterly out of character for the community. Other than financial gain for Ivory Homes, the rezone makes no 
sense on many levels. 
 
 
I do not oppose properly zoned development. I do oppose Ivory Homes request to improperly increase the 
density of the area. 
 
 
Thank you for your attention, 
 
 
Joel 
 
 
 
 
 
 



Echeverria, Daniel

From:
Sent: Wednesday, January 12, 2022 7:59 PM
To: Echeverria, Daniel
Cc: Mayor; Wharton, Chris; 
Subject: (EXTERNAL) Opposition to Ivory's Request for Planned Development at Capitol Park

Daniel, 
 
As a landscape architect, I serve on architectural review committees for two private 
residential neighborhoods, North Cove and Dorchester Pointe, for which I review site and 
architectural plans for compliance with development CC&Rs and SLC zoning regulations.  
For these foothills properties my comments often address issues of grading, drainage, 
and retaining.  It is through this lens that I reviewed Ivory Homes plans for 675 North F 
Street and find them highly problematic.   
 
The fact that the plans are out of compliance with SR-1 zone regulation in so many 
areas, including lot size, lot width, yard setbacks, building coverage, and garage 
orientation, suggests to me that Ivory is looking for maximum density and profit rather 
than designing a project to fit on a specific site. 
 
The fact that the plans require such extensive site grading and retaining modifications 
confirms that the site plan was not designed to fit this site but rather is an attempt to 
force a preconceived plan layout, suitable for flat land, on a site that slopes 50-feet 
diagonally across the property.  While the five custom homes on F Street work 
acceptably well - stepping with the slope not unlike homes directly across the street 
from them - the interior multi-gen and cottage units are forced onto the site in a 
convoluted plan with non-compliant setbacks and inadequate space between units for 
privacy or grade transitions.   
 
The mirrored arrangement of the multi-gen units 8-9, 13-14, 15-16 and 18-19 force the 
site to be carved into large flat terraces separated by tall walls, and units 13-16 run 
lengthwise “against the grain” of the slope rather than with the hillside, requiring 
retaining walls of excessive height at the rear of the property.  This is very different 
from the typical Avenues treatment of slope where homes align parallel to and step with 
the topography.   
 
With the exception of topographic grading contours and spot elevations at the interior 
roadway and sidewalk, grading information included in Ivory’s plans is misleading or 
wrong, and this absence of accurate topographic information hides the extent of 
retaining that actually will be required in the installation.  Most proposed topographic 
grade lines on sheet O-4 are a sham, showing the back corner of unit 12 buried under 
10 feet of soil or showing a drop of 8 feet from the end of the roadway to the garage of 
unit 11, only 20 feet away.  Obviously, neither of these conditions shown in Ivory’s 
grading plan can occur, but they indicate sloppy and incomplete design which should 
have been identified and corrected in review.  
 



Ever since Ivory filed their original application requiring a rezone to FB-UN1, their design 
has been searching for exemptions and loopholes, and they are requesting a Planned 
Development (PD) in order to circumvent SR-1 regulations.  Salt Lake City’s PD 
application instructions clearly state that PD is “not intended to be a means to simply 
obtain variances from zoning regulations” and “should result in a more enhanced 
product than would be achievable through the strict application of land use regulations . 
. .”   Planned Developments are supposed to be granted for specific reasons and in the 
service of specific objectives, which Ivory’s current application does not satisfy.  Most 
troubling about Ivory’s request for a Planned Development and attendant code 
exemptions would be that the City, if granted, would be rewarding Ivory for bad design. 
 
If Ivory is granted a rezone to SR-1, their plans should meet the zone’s requirements in 
all respects.  This can easily be done by reducing the number of units so that each 
meets zone regulations for lot size and width, setbacks, and building coverage.  Units 
should then be redesigned to meet SR-1 regulations for building height and standards 
for attached garages, and arranged on the site in a manner that would reduce grading 
impacts and retaining wall heights and extent.  These site plan modifications would help 
the development match the scale and intensity of adjacent neighborhoods and preserve 
the existing character of the Avenues.   
 
For the above reasons, I respectfully request the Planning Department recommend 
against Ivory’s request for a Planned Development and rigorously enforce compliance 
with SR-1 zone requirements.  That, in the long term, is in the best interest of Salt Lake 
City. 
 
Thank you, 
James Bach 
655 North H Street 



Echeverria, Daniel

From: Lori Passey <
Sent: Wednesday, January 12, 2022 7:12 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Opposition to Re-zone 675 North F Street

Dear Mr. Echeverria,  
  
I am writing to register my opposition to the Ivory Home’s proposed rezoning of 675 North F Street (the 
rezone from FR-3 to SR-1) in Salt Lake City. There are several reasons to oppose this rezone, but I would like to 
address just a few. Firstly, if Ivory is allowed to proceed, the area will be too densely populated with 
inadequate infrastructure, including roads and parking. Secondly, there will be decimation of wildlife habitat 
due to the overcrowding and removal of the mature trees on the site. And thirdly, rezoning would violate the 
good faith that community members expected when choosing to live in this neighborhood. It would drastically 
change the overall aesthetics of the avenues area, an important consideration for residents.  
  
Thousands of residents oppose this rezone, and I respectfully request that you listen to and support those who 
will be most affected.  
  
Thank you for your time and consideration. 
  
Sincerely,  
  
Lori Passey 
800 North Juniperpoint Drive 



Echeverria, Daniel

From: Kevin Havlik <
Sent: Wednesday, January 12, 2022 6:50 PM
To: Echeverria, Daniel; Wharton, Chris
Cc: carol Ballou
Subject: (EXTERNAL) OPPOSITION TO IVORY HOMES REQUEST FOR REZONE

Dear Mr. Echeverria and Mr. Wharton, 
 
Once again I am writing to express my strong opposition to Ivory Homes Request for a rezone of the property at 675 N F 
Street. 
 
Ivory couches their request in noble terms - they stated at the recent Community Council meeting (which you both attended) 
that they wish to demonstrate that having ADUs makes housing affordable - the ADU itself would be affordable for the parties 
living there, and having an ADU would help pay the mortgage for their expensive houses, thus making it more affordable to 
live in an expensive Ivory home.  
 
If they want to demonstrate that, they don’t need a rezone to do so. They can demonstrate this with the 11 houses for which 
the property is currently zoned. They don’t need to add additional homes to show that ADU’s may or may not be a good idea, 
and so no rezone is needed..  
 
The neighborhood is universally opposed to the proposed rezone.  
 
Taking a relatively small property like this and crowding it with houses and ADUs beyond what current zoning allows, doesn’t 
solve any problems for Salt Lake City. It is too small a property to make any kind of dent in the housing crisis, and despite what 
Ivory would like one to believe these houses are not affordable housing, even with income from ADUs. Ivory Homes may 
benefit by crowding in more houses, they will make more money when they sell them, but the city does not benefit, the 
neighborhood does not benefit, the homeless and those who can’t afford housing do not benefit. There is not adequate 
infrastructure to support the number of homes they wish to crowd onto this parcel of land. There is no good public 
transportation, and this will greatly increase traffic on steep hills and in neighborhoods with children. Their proposed 
development is incongruent with the surrounding neighborhood and it will forever be incongruent, long after Ivory Homes has 
cashed in and moved on to some other development project.  
 
This was zoned as FR-3 for a good reason. If zoning is changed solely because a developer wishes to make a financial killing, 
there it would seem there is no reason even to have zoning laws. 
 
Throughout this process Ivory has made misleading statements about the amount of infrastructure that currently exists, about 
the housing density in their proposed development, and about the number of units required to demonstrate what they want 
with ADU’s. 
 
I strongly urge the Planning Commission and the City Council to deny this request for a rezone of this property. Current zoning 
has been fine for years, and it is fine now for everyone except Ivory Homes’ bank account.  
 
Respectfully, 
 
Kevin L. Havlik MD 
801 N. Juniperpoint Dr. 
Salt Lake City, UT 84103 



Echeverria, Daniel

From: Cynthia Conner <
Sent: Wednesday, January 12, 2022 6:30 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Ivory Homes Application to Rezone 675 N F St

Dear Daniel and Chris, 
 
As someone who has lived and been active in the Avenues and Capitol Hill area for over 30 years I write to you 
to voice my strong opposition to the Ivory Homes request to rezone the empty lot off of F Street.  There is 
nothing in their request that compliments or adds to the Greater Avenues area and their small homes 
squeezed into the lot on F Street will be a detriment to the neighborhood.  The Avenues is unique with homes 
with yards and trees and a sense of space.  The area Ivory Homes wants to develop is not near adequate public 
transportation so homeowners must drive and the area is already beyond capacity.  Have you ever tried to go 
to Smith's on E Street in the afternoon?  There is no parking!  Have you tried to drive down E or I Street in the 
morning?  Cars are backed up several blocks waiting to get out of the Avenues. If Ivory Homes argues that SLC 
need more moderate housing options we all know with construction prices rising the houses Ivory Homes will 
not be attracting middle income or young families, they will market to affluent home buyers.  I also find it 
interesting that no one from Ivory Homes lives in the area so it is convenient for them to want to hurt our 
neighborhood and it won't have any effect on their neighborhood.   
 
In the last ten years our beautiful Salt Lake City has not taken a long-term view of our housing planning.  As I 
drive around neighborhoods in town, I see condos and apartments squeezed into areas where an old house 
once was.  I see neighborhoods blemished with small homes packed into little lots and I think there is no way 
to reverse this.  Please do not take a short-term view on the lot on F Street. The Avenues is a unique gem in in 
Salt Lake City. Why allow Ivory Home the only opportunity to have a SR-1 Zoning while the rest of the Avenues 
has developed and grown with existing zoning laws?  Ivory Homes will come in, build too many homes, make a 
sizable profit and be gone while we and our children will live here and live with the consequences.  Please say 
NO to Ivory Homes!  
 
Sincerely,  
Cynthia Conner 



Echeverria, Daniel

From: Mary Lou Van Voorhis <
Sent: Wednesday, January 12, 2022 5:30 PM
To: Echeverria, Daniel; Wharton, Chris
Subject: (EXTERNAL) Re: I oppose the Ivory Homes request ot rezone

 
 
I strongly oppose the Ivory Homes request to rezone the open space area at the top of F street from FR-3 to SR-1.  
 
For all the reasons stated by the POAZ coalition, I oppose this request.  I do not oppose properly zoned housing. I 
oppose the inappropriate request that would increase the density of the space. 
 
Sincerely,  
Mary Lou Van Voorhis  
400 E. Capitol Park Ave 
#406 
SLC, UT 84103 

 



Echeverria, Daniel

From: Anne Marie Stahulak <
Sent: Wednesday, January 12, 2022 3:57 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Opposition to Ivory Homes Application to Re-zone 675 North F Street

Senior Planner, Daniel Echeverria- 
 
I have have reviewed Ivory Homes’s revised proposal and remain opposed to the rezoning of 675 North F Street.   
 
As a neighbor on F Street whereby I support my neighborhood and it’s many children, elderly  who walk, bike and 
scooter to school and amble for leisure & health... 
 
My oppositions are as followed: 
 
The 58% increase to the number of residences is unreasonable and against city ordinance  and neighborhood opinion. 
The increased traffic on the steep hill F Street is unsafe to the elementary school students who use F Street and 11th 
Avenue.  
 
The 300% increase to rezone to gain more lots, and seeking to add an Accessory Dwelling Unit  to at least 14 of these 
lots for a total of 33 dwellings is also unreasonable. 300% is very significant.  
 
Very small lots, minimal set back and minimal greenspace are not in keeping with the  neighborhood aesthetics and 
urban, non-flat land water control (water runoff).  
 
Finally, the loss of habitat with the current plan is unconscionable, I have personally seen the red-tailed hawks and 
maturing juveniles every year. The mature trees not only provide homes for the hawks and their families, filters for 
human pollutants but also provide an irreplaceable niche in the Salt Lake City ecosystem.  
 
In addition, re: Avenue Mature Trees: The Avenues area is still recovering from two natural devestations: the 1999 most 
destructive tornado in Utah's history that uprooted significant numbers of trees and the most recent inland hurricane 
that significantly damaged mature tree population. We are STILL recovering.  
 
Let us change what we can. 
Let reasonable, engaged, caring people come to a reasonable solution for all.  
 
We live here. We care. 
 
Thank you for your consideration. 
 
Sincerely, 
Anne Stahulak 
454 10th Avenue 
SLC, UT  84103 
 
 
 
 
 



 
Giving specific reasons for opposition is always better and if you would like to include further detail, attached is a set of 
talking points you might utilize. 



Echeverria, Daniel

From: Maria Mastakas <
Sent: Wednesday, January 12, 2022 2:25 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes & Capitol Park

Hi Daniel, 
 
I am writing to you for the third time on behalf of the Capitol Park HOA to voice our opposition to yet another attempt 
to change the zoning of the property on Capitol Park and F Street, which Ivory still needs an exemption to meet.  Our 
stance has not changed, we are not opposed to the ADU's or the development of the property, we are opposed to an 
increase in the number of lots and density.  I'm struggling to understand how Ivory can ask for a change in zoning yet still 
not comply. 
 
The tactics and strategy they used to submit this proposal during the holidays was quite unprofessional and really goes 
against the community.  Residents of Salt Lake City, and Utah, value family time, especially around the holidays.  Many 
travel to see relatives or have family in town to celebrate.  Knowingly submitting a proposal for rezoning the parcel 
during this time of year in hopes that less people will voice concern is a very underhanded tactic and really speaks to 
their ethics.  My understanding is that over 100 letters were sent again voicing opposition to the latest request.  The 
opposition to this monstrosity of a project has not faded. 
 
This new zoning request does not alleviate any of the pressures of the housing market Salt Lake City is facing.  This is not 
affordable housing, this is not low income housing, and this is not a shelter for the homeless.  This is a builder trying to 
maximize ROI at the expense of the surrounding neighborhood that is not built to handle the increase in traffic on the 
already narrow streets.   
 
All of the other points raised in the previous letters we have sent still stand.  I am hopeful that the City will take into 
account the voice of the community and not allow the rezone. 
 
Thanks, 
Maria Mastakas 
President Capitol Park HOA 



Echeverria, Daniel

From: Jannine Elise Hogan <
Sent: Wednesday, January 12, 2022 1:36 PM
To: Echeverria, Daniel; Wharton, Chris; Mayor
Cc:  Jannine Hogan
Subject: (EXTERNAL) Ivory Homes Rezone Request 675 North F Street
Attachments: IvoryHomesRezoneLtr12jan2022.pdf

12 January 2022  
 
Dear Madam & Sirs, 
 
Please find attached our letter of opposition to the request for zoning and master plan amendments by Ivory Homes for 
the parcel at 675 North F Street. This location does not meet the fundamental idea of urban planning and densification 
as it lacks accessible transportation, walkability for school or work, nor amenities such as restaurants, shops or grocery 
stores. With the daily concerns for air quality, watershed health, and the long-term, generational quality of life for the 
community, the Salt Lake City Planning Division and City Council must vehemently stick to the 1987 Restrictive 
Covenants even to the point of disallowing Accessory Dwelling Units (ADUs). 
 
This is a most important decision for the future health and viability for our community and we hope all parties consider 
the well-being of our valley over the desire for development and profit. 
 
Respectfully, 
 
William Gilmer & Jannine Hogan 
1011 East Third Avenue 



DATE: 12 January 2022


ATTENTION:  Messrs. Daniel Echeverria & Chris Wharton, Ms. Erin Mendenhall


FROM:  William Gilmer and Jannine Hogan


SUBJECT:  Ivory Homes Rezone Request 675 North F Street


Mr. Echeverria, Mr. Wharton & Ms. Mendenhall,


I am writing in regards to Ivory Homes’ planned Capitol Park Cottages development and 
request for variances to current zoning criteria. In no way should the Salt Lake City Planning 
Department and City Council grant the proposed development request for this parcel. Salt 
Lake City has reached the point of no return with their rampant development and infilling, from 
lot corner to lot corner, in the downtown area and in no way should this philosophy extend to 
the areas north of South Temple Street. With the lack of open space greatly diminished it is 
even more important that the upper avenues act as a buffer between the dense, urban 
environment below and the open spaces above.


The vacant parcel at 675 North F Street currently possesses attributes that are to be 
considered highly valuable to any city official involved in long-term development of Salt Lake 
City. Namely:


• Open space containing large, mature trees, vital to assisting with air pollution,

• Open space available for stormwater infiltration and maintenance of aquifer health, and

• Open space for wildlife and community neighbors to use.


Even if developed to current zoning standards some of this vital open space will be maintained. 
If the requested changes are allowed irreversible consequences include:


• Loss of vegetation to assist with air quality, riparian health, and wildlife habitat,

• Loss of character that is attractive and highly valuable to the neighborhood,

• Increased parking issues and traffic congestion that should be avoided, and

• An overly dense urban environment adjacent to open space and very important terrain with 

regards to Salt Lake City’s watershed.


Regarding the pell-mell development taking place in the Salt Lake Valley an even better 
alternative for this parcel would be to not develop it at all! Salt lake City, Ivory Homes, and the 
adjacent avenues neighborhood have the prime opportunity to protect a disappearing resource 
that is highly desirable for the future health of our city. That is, OPEN SPACE.


Being a supposed stalwart for the well-being of the state and a good Utah community citizen 
perhaps Ivory Homes could put aside their vigorous pursuit of profit, work with a city 
administration that puts aside its desire for tax revenue, and a neighborhood that sees the 
need to provide open area for its children, pets and mental wellness. Together there could be a 
mutually satisfactory outcome that would provide a much needed park similar to Lindsey 
Gardens to the east.


It is painfully apparent that Salt Lake City and the area developers are looking at very short 
term gains and failing to put long-term vision for the quality of health of our community.


CC  
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Echeverria, Daniel

From: Chris Winter <
Sent: Wednesday, January 12, 2022 9:07 AM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ave Zoning

  

 

Just change "we" to "I" and of course change the name and address at the end. 

Thanks for your help! 

 

 

 

<<<<< 

Dear Mr. Echeverria: 

 I am a long-time resident of the Avenues. I strongly object to Ivory Homes’ current 
request for rezoning at the property located at 675 N ‘F’ Street. Ivory is requesting a 
rezone from FR-3 to SR-1. This will reduce the minimum lot size to only 5000 sq ft. 
They are also requesting an increase from 11 to 19 homes. Moreover, Ivory plans to 
include 14 or so ADUs. That’s a total of 33 new buildings. That’s not suitable for the 
Avenues. The intent of allowing ADUs to exist was to provide help for individual 
homeowners who felt the need. The intent was NOT to help a developer make more 
money on less land. Ivory’s rezone request is altogether too dense for this location. 

 

As you are well aware, zoning regulations exist for a reason. If zoning regulations can 
be changed whenever a developer wants to change them, what good are they? If the 
proposed changes were for the good of the community, maybe that would be a reason 
to approve a rezone. Well, in this case, the rezone is definitely not for the good of the 
community. This is totally obvious if you look at the results of past votes taken by the 
Greater Avenues Community Council (GACC) [1244 to 25 against rezoning]. The 
rezone would only be for the good of Ivory Homes, so they could squeeze more money 
out of their intended project. 

 

I am concerned about growing traffic on our Avenues streets. These streets were 
designed and built many years ago. They were not built for heavy usage. They already 



present risks at 4-way corners. So much additional traffic from the proposed over-
populated cottages would exacerbate the dangers. Then, because we are at a higher 
elevation than most parts of Salt Lake City, the risks get even worse on snowy or icy 
days. In addition, we are an active neighborhood, with many walkers and cyclists. 
Please notice our attempts at “traffic calming.” We don’t need more traffic to add 
more danger for pedestrians!!!!! 

 

Ivory’s request is not compatible with the ambiance of our neighborhood. Two of the 
aspects we most love about the Avenues are the relative quiet of the neighborhoods 
and the presence of older, individually-built homes, each with their own unique 
characteristics. These proposed homes do not align with that vision. According to 
Ivory’s plans, there will be minimal setback and minimal greenspace. There are even 
a number of lovely mature trees that would be removed. That’s bad for wildlife, bad 
for aesthetics, bad for our quality of life, and not suitable for the Avenues. 

 

In summary, Ivory Homes’ request for a rezone at 675 N ‘F’ Street lacks a logical 
basis for approval. Please do the right thing and do not approve the request. 

 

 

Respectfully submitted, 

Chris Winter 

771 Northcrest Dr. 

SLC UT 84103 
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Mr. Daniel Echeverria    400 E Capitol Park Ave 
Senior Planner, Planning Division     Apt 306 
Salt Lake City        Salt Lake City, UT 84103 
         1/12/2022 
 
 
Dear Mr. Echeverria, 
 

Re: Ivory Homes Retaining Walls 675 North F Street 
 
Thank you for attending the 1/5/2022 GACC meeting. At this meeting Mr. Gamvroulas made 
light of our concerns regarding the abnormally large number of tall retaining walls and likened 
them to Northpoint’s boundary wall. I have attached some photographs showing Northpoint’s 
boundary wall.  
 
The overall length of Northpoint’s wall on the north boundary of Ivory’s property is 415 feet. 
The major section of this wall to the west, running for 318 feet is shown in Figure 1. This has a 
short, three to five feet retaining wall at the base, with a 6’-0” tall wrought iron fence between 
columns on top. This is far less oppressive than the retaining walls Ivory is proposing. The 
eastern section of Northpoint’s wall does have a solid section 97 feet long to hide dumpsters. 
This has a five feet concrete retaining section at the base with a seven feet brick section on top. 
This is shown in Figure 2. I think you would agree that this solid wall is more oppressive than 
the short boundary wall with open fencing.   
 
Whereas there is currently 97 feet of this solid wall, Ivory is proposing to add 1,627 feet 
of tall, solid retaining walls, several which will be taller than the current Northpoint wall. 
They will be much closer to neighboring streets and will run both north/south and east/west. 
They will also consume most of the small, side lot or rear lot setbacks, giving a high bulk 
appearance.  
 
It is our opinion, including that of the highly experienced architects and landscape architects that 
are part of our group, that this design is unacceptable. This proliferation of large unsightly 
retaining walls, particularly in combination with such a tightly packed high bulk development, 
create a totally unacceptable aesthetic for this predominantly single-family location.  
 
Against a background where the city has declared a housing crisis, we can understand the 
temptation of the planning division to approve plans that in more normal times would be 
rejected. Please bear in mind that housing crises tend to be temporary, but poorly designed 
housing projects last generations. 
 
Yours sincerely, 
 
  Peter Wright 
  



  



Figure 2 

 



Echeverria, Daniel

From: CATHY RALLISON <
Sent: Tuesday, January 11, 2022 8:52 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes plans in upper Avenues

January 11, 2022  
 
Hello Mr. Echeverria,  
 
I am a resident of the upper Avenues.  I am writing to you with my concern about the Ivory Homes 
plan to have an area of the upper Avenues rezoned so that Ivory Homes can build 33 dwellings on 
675 North F Street.  I have been on that street several times, and I cannot imagine how so many 
additional autos will fit on that street.  I worry that a child will be hit by a car on that street with so 
many new dwellings which will all have cars.  
 
I assume you have seen the area that Ivory Homes wants.  Go there again, and picture children 
walking and playing in that area.  
 
One of my children had a friend that lived on that street many years ago.  I gave that little girl a ride 
home after a play date and had to pull into someone’s driveway to turn around in my Suburban.  This 
area is simply not an appropriate place to build 33 dwellings…each with an accessory dwelling…and 
each dwelling with automobiles.  
 
Please help us protect this neighborhood and the citizens who live there.  
 
Thank you for reading my letter and listening to my concerns.  
 
Cathy Rallison  
 



Echeverria, Daniel

From: LYNN COLGREN <
Sent: Tuesday, January 11, 2022 7:49 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Protect Our Avenues

Hello, 
I live and work in the Avenues and I strongly oppose the Ivory Homes request to rezone the open space on F St 
from FR-3 to SR-1. The area is not well-suited for the density that is proposed. Traffic from putting 33 units in a 
space zoned for 11 will cause a congested, annoying nightmare. Please don't cut down the trees. With a 
properly designed new housing plan we could maintain the ambience of our bucolic and livable Avenues. 
Thank you for listening, 
Lynn Colgren 
470 H St 



To;  Daniel Echeverria 
  Senior Planner 
  Salt Lake City Planning Division  
    
 
 
From:  David Garcia 
  Avenues Resident 
  282 N Canyon Road 
  SLC, 84103 
     
 
Date:               January  11,  2022 
 
Topic:             Ivory Homes 
                       Concessions for 675 North F Street 
   
 
Existing zoning laws were put in place for reasons.  Ivory Homes’ ongoing concession requests are 
aimed at excluding their project from one, two, three, four, or more aspects of the existing zoning laws, 
and ignore the Avenues Community Master Plan for the area.  There were (and are) reasons that the 
existing zoning laws were enacted, primarily preservation of the unique flavor of the Avenues.  
 
In their ongoing concession requests, Ivory Homes has focused on changing details.  But the elephant 
in the room remains, a complete trashing of zoning codes to over-develop the plot.  With the most 
recent proposal, creation of 8 new lots, 14 additional Accessory Dwelling Units, at least 6 lots with less 
than minimum stipulated size, and none of the 19 total lots meeting yard setback requirement, the 
elephant is on a stampede. 
 
An egregious aspect to overturn existing zoning ordinances relates to Auxiliary Dwelling Units.  The 
envisioned price range for homes in the development has been stated as $700,000 to $1 million.  This is  
a multiple (2x or 3x, depending on the basis considered) of average home price in Salt Lake City.  
Open question: what pool of buyers in this price range would see the attraction of an ADU?  Or have 
situations where it would be preferable to have such an apartment?  The flimsy social bait premise is a 
talking point, not a community benefit. 
 
I am against Ivory Homes most recent requests for concessions. 
 
 
         file:  282 / F-Street-January2022 



Echeverria, Daniel

From: Patrick Park <
Sent: Tuesday, January 11, 2022 4:27 PM
To: Echeverria, Daniel
Cc:
Subject: (EXTERNAL) Opposition to the proposed Avenues Ivory Home rezone

I would like to register my opposition to the Ivory Homes proposed rezoning of Avenues properties near 675 North F 
Street.  I object to changing the zoning of this residential area from FR-3 to SR-1.  Their proposed project would have 
immediate, long-term and tragic consequences for my neighborhood and the surrounding foothills.  There are many 
reasons to object to this project and I welcome the opportunity for the community to voice them. My previous email 
described in much greater detail the many negative consequences to this projects scope.  Let it further be said that this 
endpoint community is not prepared for the traffic, use of services and pollution.  Thank you for your time and attention 
to this urgent matter.  I do not think Ivory Homes is acting in good faith with its frequent and excessive requests to 
overpopulate this plot. 
--  
Thanks. 
 
Patrick Park 



Echeverria, Daniel

From: Joan Vrtis Wong <
Sent: Tuesday, January 11, 2022 4:03 PM
To: Echeverria, Daniel; Wharton, Chris
Cc:
Subject: (EXTERNAL) Ivory Homes' Rezone Request

Mr. Echeverria and Mr. Wharton- 
 
I am an Avenues resident and am writing to inform you of my disapproval of the most recent plans 
submitted by Ivory Homes to develop the property located at 675 North F Street with its rezone 
request. To place a total of 33 dwellings (19 primary and 14 ADUs) on a parcel of property 
currently zoned for 11 primary residences is outrageous and unconscionable.   
 
 
I have many concerns about this project, but foremost are the proposed density of the project and 
the impact it will have on traffic in the area.  I live on E Street, which already has plenty of traffic 
and numerous speeding problems.  
 
 
Please do the right thing and oppose this rezone request as vocally requested by the vast majority 
of the area residents.    
 
 
Thank you,  
Joan Wong  
372 E Street  
Salt Lake City  
 



Echeverria, Daniel

From: Kellee Burton <
Sent: Tuesday, January 11, 2022 3:40 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Rezoning

The proposed rezoning of the area at the top of F street FR-3 to higher density SR-1 will cause traffic issues that will 
affect the western end of the avenues and stress infrastructure in the area. The housing density will also affect wildlife in 
the area negatively. I strongly oppose the rezoning of this area to higher density.  
Thank you, Kellee Burton, 669 G Street 
 
Sent from my iPad 



Echeverria, Daniel

From: Judy Mallory-McCorvey <
Sent: Tuesday, January 11, 2022 2:37 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Capitol

I am deeply concerned about the possibility of Ivory homes developing 19 plus homes. The impact would change the 
avenues in a negative way. I have been a home owner for twenty-eight years in proximity to the proposed development 
and the environmental costs alone are truly disturbing. Please vote no for this project to advance. We as a community 
would be extremely greatful. 



Echeverria, Daniel

From: chris kolb <
Sent: Tuesday, January 11, 2022 2:37 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) NO Ivory Homes Re-Zone

Mr. Echeverria, Salt Lake City Planning Division, 
  
Please consider my letter in opposition to the Ivory Homes Rezoning application for 675 F St.  
  
Even with the minor changes that have been made by Ivory Homes in their application for the Capitol Park 
Cottages Planned Development, it is still completely inappropriate for the space and for the neighborhood.  The 
current zoning standards for this area of the Avenues were put into place for a reason and have continued to 
work and keep it as one of Salt Lake City’s best neighborhoods.  A potential 300% increase in density for this 
location does not make sense in the upper Avenues, especially in an upper corner that is realistically only 
serviced by 2 minor streets.  With the couple of condo developments present, it is likely already one of the more 
dense areas of the upper Avenues, it is the wrong place to make even more dense due to its restricted 
accessibility. 
  
Salt Lake City’s 5-Year Housing Plan that Ivory keeps referencing as a reason for the need of this kind of 
development does not match with this location.  That plan calls for high-density in walkable areas and to 
provide needed affordable housing.  While recreational walking is common for this neighborhood, it is not 
realistically walkable to a significant amount of stores or restaurants or to work.  As someone who loves to walk 
and would walk when possible, walking up that hill when it is hot or when it is cold or carrying your groceries 
uphill just does not happen with any regularity.  And because of the neighborhood and the square footage of the 
proposed homes, there is nothing affordable of what will be close to or over a $1 million purchase price.  
  
There is no benefit to the neighborhood that comes from rezoning to the SR-1 zone.  The upper avenues does 
not need taller buildings and all of the exceptions that are provided in the Planned Development including 
smaller lots and decreased setbacks go strongly against what is typical in the neighborhood.  The Avenues 
Community Master Plan was created to guide development, and the changing of these norms would be very 
unfair to everyone who has previously purchased property in this mature neighborhood. There was no reason to 
anticipate that such a drastic change in zoning would ever be allowed to take place, especially on a lot that until 
recently was not even zoned as residential.  
  
Ivory calling this a project that “will reimagine how to provide housing diversity and housing attainability in 
Utah and honor the history of Salt Lake’s most unique neighborhood, the Avenues” is absurd.  The price will 
not make these properties attainable, and what already makes this neighborhood unique is the diversity of the 
housing. A vanilla, cookie-cutter, belongs-in-suburbia development like this does not fit into or remotely 
improve one of the most historic and unique neighborhoods that Salt Lake City has to offer.   
  
And finally, the neighborhood has spoken in unison regarding the opposition of this zone change and planned 
development to the tune of 1244-25.  I’m actually surprised that Ivory was even able to get 25 friends, relatives, 
and investors to vote in favor this project.  This project would not benefit anything except for Ivory’s bottom 
line. 
  
Please do not make a decision that will absolutely ruin one of Salt Lake City’s great neighborhoods.  
  



Chris Kolb 
695 G St 
 



Echeverria, Daniel

From: Mary Lou Van Voorhis <
Sent: Tuesday, January 11, 2022 2:30 PM
To: Echeverria, Daniel; 
Cc:
Subject: (EXTERNAL) I oppose the Ivory Homes request ot rezone

I strongly oppose the Ivory Homes request to rezone the open space area at the top of F street from FR-3 to SR-1.  
 
For all the reasons stated by the POAZ coalition, I oppose this request.  I do not oppose properly zoned housing. I oppose 
the inappropriate request that would increase the density of the space. 
 
Sincerely,  
Mary Lou Van Voorhis  
400 E. Capitol Park Ave 
#406 
SLC, UT 84103 

 



Echeverria, Daniel

From: Paul McKinnon <
Sent: Tuesday, January 11, 2022 1:53 PM
To: Echeverria, Daniel
Cc: Janice McKinnon; Wharton, Chris
Subject: (EXTERNAL) Vote Against the Zoning Change

Mr. Echeverria,  
 
Please do not grant the zoning change to Ivory Homes for the lot in the Upper Avenues on F Street.    As you 
know, you received 2200+ signatures, asking you to not change the zoning.  At two separate GACC meetings, 
the vote against Ivory was more than 97% against the zoning change.  Yet, from your demeanor at the 
meeting last week, you seem determined to give it to the fat cats at Ivory.   
 
I grew up thinking that homeowners had some rights to determine what happens in their neighborhood.  I 
grew up thinking that city government actually listened to and gave consideration to the views of the voters in 
the neighborhood.  I grew up thinking that citizens have a voice.  You must have grown up with a different set 
of assumptions, because the people in the Avenues have clearly spoken.  You have received at least 120 notes 
asking you to not grant the zoning change. 
 
How many letters have you received from people in the Avenues, asking you to grant the change?  Would you 
be willing to share that number?   Or don't you care? 
 
Turn down the request.  If you vote yes, you will create more animosity, and for what?  A few extra dollars for 
Ellis Ivory? 
 
Let me know about the numbers in favor. 
 
Paul McKinnon 
400 Capitol Park Ave, Unit 302 
SLC, UT 84103 



Echeverria, Daniel

From: Boyd Baugh <
Sent: Tuesday, January 11, 2022 12:13 PM
To: Echeverria, Daniel; Wharton, Chris
Subject: (EXTERNAL) Ivory Homes Application to Re-zone 675 North F Street

Daniel Echeverria, 
 
I have reviewed Ivory's revised proposal for the above-referenced project and remain opposed to the rezoning of 675 
North F Street.  The neighbors have voted overwhelmingly against rezoning the property.  I hope you will respect our 
concern and decline Ivory's request.   
 
Most of the traffic resulting from Ivory's proposal would affect Capitol Park Avenue, a private street that is not adequate to 
accommodate the increase in traffic.  It's a safety issue. 
Why would you want to subject current residents to a situation that affects their safety? 
 
The current Zone of the property does not need to be changed, and should not be changed. 
Please respect the will of the current residents, the local homeowners, and citizens of the Avenues community. 
 
Thank you for your consideration! 
 
Sincerely, 
 
Boyd Baugh 
Owner 
400 Capitol Park Ave, # 401 
Salt Lake City, UT 84103 
 
 
 



Echeverria, Daniel

From: Robert McClane <
Sent: Tuesday, January 11, 2022 10:25 AM
To: Echeverria, Daniel
Cc:
Subject: (EXTERNAL) Ivory Holms Rezone

To whom it may concern: 
 
I am a long time resident and property owner in the Avenues. I strongly oppose Ivory Homes' request to rezone the 
open space area at the top of F St. from FR-3 to SR-1. I am not opposed to developing one’s property, but it should be 
done within the zoning that every one else has to follow, not a special deal for this developer. This rezone request will 
have many negative effects on the entire Avenues. Not only will it create unmanageable traffic congestion in the 
immediate area, but it will negatively affect the entire western avenues.  
 
I do not oppose thoughtfully zoned new housing or even a rezone if appropriate to an area, but I strongly oppose Ivory 
Homes request to greatly increase the density of this space. This is not even close to an appropriate rezone request. 
 
Robert McClane 
 
 



Echeverria, Daniel

From: Lou Jean Flint <
Sent: Tuesday, January 11, 2022 7:45 AM
To: Echeverria, Daniel
Subject: (EXTERNAL) 

Mr. Echeverria, I do hope you have now received my email concerning 
the Ivory Homes property at 675 North F St.  It was purchased with City 
Ordinances in place at the time of bidding on this property.  Please do not 
change any of the Ordinances for they protect the current property 
owners and Ivories proposal places far too many people in too small a 
space. 
I strongly oppose the changes Ivory is requesting.   
Please let me know if there is anything else needed to place this 
opposition in order. 
Appreciatively,  Lou Jean Flint,  420  12th Avenue,  Salt Lake City,  Utah 
84103 



Echeverria, Daniel

From: Rick Gamble <
Sent: Tuesday, January 11, 2022 7:02 AM
To: Echeverria, Daniel; Rick Gamble
Subject: (EXTERNAL) Comment re. Ivory Homes current rezone request

Dear Mr. Echeverria: 
 
My wife and I are long-time residents of the Avenues. We strongly object to Ivory Homes’ 
current request for rezoning at the property located at 675 N ‘F’ Street. Ivory is requesting a 
rezone from FR-3 to SR-1. This will reduce the minimum lot size to only 5000 sq ft. They 
are also requesting an increase from 11 to 19 homes. Moreover, Ivory plans to include 14 or 
so ADUs. That’s a total of 33 new buildings. That’s not suitable for the Avenues. The intent 
of allowing ADUs to exist was to provide help for individual homeowners who felt the need. 
The intent was NOT to help a developer make more money on less land. Ivory’s rezone 
request is altogether too dense for this location. 

As you are well aware, zoning regulations exist for a reason. If zoning regulations can be 
changed whenever a developer wants to change them, what good are they? If the proposed 
changes were for the good of the community, maybe that would be a reason to approve a 
rezone. Well, in this case, the rezone is definitely not for the good of the community. This is 
totally obvious if you look at the results of past votes taken by the Greater Avenues 
Community Council (GACC) [1244 to 25 against rezoning]. The rezone would only be for the 
good of Ivory Homes, so they could squeeze more money out of their intended project. 

We are concerned about growing traffic on our Avenues streets. These streets were designed 
and built many years ago. They were not built for heavy usage. They already present risks 
at 4-way corners. So much additional traffic from the proposed over-populated cottages 
would exacerbate the dangers. Then, because we are at a higher elevation than most parts 
of Salt Lake City, the risks get even worse on snowy or icy days. In addition, we are an 
active neighborhood, with many walkers and cyclists. Please notice our attempts at “traffic 
calming.” We don’t need more traffic to add more danger for pedestrians!!!!! 

Ivory’s request is not compatible with the ambiance of our neighborhood. Two of the 
aspects we most love about the Avenues are the relative quiet of the neighborhoods and the 
presence of older, individually-built homes, each with their own unique characteristics. 
These proposed homes do not align with that vision. According to Ivory’s plans, there will 
be minimal setback and minimal greenspace. There are even a number of lovely mature 
trees that would be removed. That’s bad for wildlife, bad for aesthetics, bad for our quality 
of life, and not suitable for the Avenues. 

In summary, Ivory Homes’ request for a rezone at 675 N ‘F’ Street lacks a logical basis for 
approval. Please do the right thing and do not approve the request. 

 

 
Respectfully submitted, 



 
Rick Gamble 

929 N Terrace Hills Dr 

SLC UT 84103 
 



Echeverria, Daniel

From: L S <
Sent: Monday, January 10, 2022 7:00 PM
Subject: (EXTERNAL) Strongly oppose the Ivory Homes request to rezone the open space area at 

the top of F.

I strongly oppose the Ivory Homes request to rezone the open space area at the top of F. Street from FR-3 to SR-1. 
The density will cause unmanageable traffic in the area, affecting the entire western avenues.  
The fire department has said emergency vehicles will not be able to access the upper avenues safely,  
Red-tailed hawks nest in the trees in that space, and if 33 units are built in a space zone for 11,  
the trees cannot be saved. I do not oppose properly-zoned new housing; I oppose Ivory Homes request  
to improperly increased the density of the space. 
 
Our historic neighborhood does not need more apartment units! 
 
We need to put a moratorium on building in the Avenues and in the whole valley.  
We're in a desert with limited water. 
We'll end up like Las Vegas and Phoenix if we don't do something NOW!  
 
Regards, 
L. Schine 
Home Owner on F Street 
 



Echeverria, Daniel

From: Marilyn Neilson <
Sent: Monday, January 10, 2022 6:29 PM
To: Echeverria, Daniel
Cc:  Preserve Our Avenues Zoning Coalition
Subject: (EXTERNAL) Avenues Rezoning

Dear Daniel, This is to urgently petition the Council to dismiss the Ivory application for rezoning of the Avenues.  
For every ecological issue of fire concerns, high retaining walls in earthquake zones, heavy traffic during especially 
wintertime on slippery steep hills, water usage, noise pollution with canyon recreation, multiple cars needed as there 
are no nearby services, destroying the habitat of wildlife,  Etc etc.  
The invasion of such density is out of sync with the neighborhood and there are many places in the City that would serve 
the home purchasers better and a more appropriate environment for affordable housing units. 
Please hear the pleas of all Avenue’s residents. We don’t want density and retaining walls and ADU’s in a residential 
neighborhood.  
Thank you, Marilyn Neilson  
 
Marilyn Neilson 



Echeverria, Daniel

From: Lou Jean Flint <
Sent: Monday, January 10, 2022 5:58 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Fwd:

 
 
---------- Forwarded message --------- 
From: Lou Jean Flint <  
Date: Mon, Jan 10, 2022 at 12:09 PM 
Subject:  
To: <  <  
 

Dear Sirs, 
Please do not consider the Ivory Homes requests for changing City 
Ordinances which were in place when this property was purchased.  
I believe that they purchased this property knowing the Ordinances and 
nothing they have suggested enhances this property or neighborhood.   If 
Ivory Realty cannot abide by the rules set at purchase they need to sell 
this property to someone who can build within City Ordinance rule.     
Lou Jean Flint 
420  12th Avenue,  Salt Lake City, Utah 84103.   



Echeverria, Daniel

From: Suzanne Miner <
Sent: Monday, January 10, 2022 5:50 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Rezone

Hello Mr. Echeverria, 
I am sending this email to let you know that I live in the Avenues and am opposed to the Ivory Home rezone. 
The land in question can be developed without a rezone. The Avenues is crowded and adding dense housing 
will only add more traffic in the area. The Avenues is a unique area and with proper development and planning 
can stay that way. I feel that if the Avenues needs to be rezoned for the Ivory development that the 
development has not been properly planned out to keep the area safe, liveable and unique. 
 
Thank you for your work on this issue and for your consideration of the views of those most affected by the 
proposed development. 
 
Suzanne Darais 
326 K Street 

 



Echeverria, Daniel

From: Larry Perkins <
Sent: Monday, January 10, 2022 3:41 PM
To: Echeverria, Daniel
Cc: Mayor; Wharton, Chris
Subject: (EXTERNAL) Ivory Homes & Capitol Park Cottages

Dear Mr. Echeverria, 
I feel like I may have to apply for "Pen Pal" status with you as a result of Ivory Homes and their persistent casting about 
for ways to circumvent Salt Lake City's building and zoning decisions regarding the Avenues neighborhood in which I 
have lived for 30 years.  This is now my 3rd letter to you in the last year and a half, and it is prompted by Ivory's latest 
attempt to get your approval for them to ignore the set back and landscaping regulations that have created the 
neighborhood they now want to profit from. 
 
Please Do Not Amend Or Change Our Existing Master Plan Nor The Existing Zoning On The 675 North F Street Parcel 
Which Ivory Purchased a Year Ago With Full Knowledge Of The Zoning Limitations Attached To It. 
 
Any talk of "affordable housing" in Ivory's plans is a blatant lie.  And the lie is motivated by the potential profit any 
developer can make by constructing more "doors" on any given amount of land.  But Ivory's iterations of proposals on 
this specific parcel are particularly flagrant because (a) Ivory seeks to override and disregard the objections of neighbors 
such as myself who have complied with existing zoning rules and (b) Ivory wants to do that by using the Narrow, 
Privately Built and Privately Maintained  road (Capitol Park Avenue) that was created and paid for by neighbors such as 
myself to handle traffic consistent with Current Zoning Only.   EVERY ONE of Ivory's proposed Lots not directly fronting F 
Street can be accessed ONLY via Capitol Park Avenue. 
 
Observing Ivory flailing around to find Any Way to circumvent setback requirements as they demand a density that 
cannot be met within any Zoning option they can hope to argue for, would be laughable were it not seriously 
detrimental to our neighborhood!  The problems Ivory will create WITHIN its own development (in terms of narrow 
streets, inadequate parking, poor access for ambulances and fire trucks as well as garbage trucks) will spill out into our 
neighborhood.  
 
Zoning changes should be permitted ONLY when they are clearly of benefit to All Stakeholders.  Please do not allow Salt 
Lake City to become a co-conspirator with Ivory to undermine and detract from the investments made by myself and 
others in reliance on the development framework established by Salt Lake City with its Existing Zoning. 
 
 Salt Lake City Regulations do not allow us (the owners  of Capitol Park Avenue) to veto Ivory's plans to misuse that 
property of ours. We must instead rely on the Salt Lake City Authorities like you and the Planning Commission and The 
City Council to keep faith with the framework under which we built the infrastructure Ivory seeks to profit from. 
 
It is to be emphasized that Ivory will not be here to deal with the results of their overly dense plan!  That would be left 
on the shoulders of those of us who pay for Capitol Park Avenue. 
 
Sincerely,  Larry Perkins 
405 E 12th Ave 
Salt Lake City, UT   84103 



Echeverria, Daniel

From: CClark <
Sent: Monday, January 10, 2022 3:30 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Comment re. Ivory Homes current rezone request

Dear Mr. Echeverria: 
 
My husband and I are long-time residents of the Avenues. We strongly object to Ivory 
Homes’ current request for rezoning at the property located at 675 N ‘F’ Street. Ivory is 
requesting a rezone from FR-3 to SR-1. This will reduce the minimum lot size to only 5000 
sq ft. They are also requesting an increase from 11 to 19 homes. Moreover, Ivory plans to 
include 14 or so ADUs. That’s a total of 33 new buildings. That’s not suitable for the 
Avenues. The intent of allowing ADUs to exist was to provide help for individual 
homeowners who felt the need. The intent was NOT to help a developer make more money 
on less land. Ivory’s rezone request is altogether too dense for this location. 

As you are well aware, zoning regulations exist for a reason. If zoning regulations can be 
changed whenever a developer wants to change them, what good are they? If the proposed 
changes were for the good of the community, maybe that would be a reason to approve a 
rezone. Well, in this case, the rezone is definitely not for the good of the community. This is 
totally obvious if you look at the results of past votes taken by the Greater Avenues 
Community Council (GACC) [1244 to 25 against rezoning]. The rezone would only be for the 
good of Ivory Homes, so they could squeeze more money out of their intended project. 

We are concerned about growing traffic on our Avenues streets. These streets were designed 
and built many years ago. They were not built for heavy usage. They already present risks 
at 4-way corners. So much additional traffic from the proposed over-populated cottages 
would exacerbate the dangers. Then, because we are at a higher elevation than most parts 
of Salt Lake City, the risks get even worse on snowy or icy days. In addition, we are an 
active neighborhood, with many walkers and cyclists. Please notice our attempts at “traffic 
calming.” We don’t need more traffic to add more danger for pedestrians!!!!! 

Ivory’s request is not compatible with the ambiance of our neighborhood. Two of the 
aspects we most love about the Avenues are the relative quiet of the neighborhoods and the 
presence of older, individually-built homes, each with their own unique characteristics. 
These proposed homes do not align with that vision. According to Ivory’s plans, there will 
be minimal setback and minimal greenspace. There are even a number of lovely mature 
trees that would be removed. That’s bad for wildlife, bad for aesthetics, bad for our quality 
of life, and not suitable for the Avenues. 

In summary, Ivory Homes’ request for a rezone at 675 N ‘F’ Street lacks a logical basis for 
approval. Please do the right thing and do not approve the request. 

 

 



Respectfully submitted, 

Carolyn Clark  

929 N Terrace Hills Dr 

SLC UT 84103 

 

 
 



Echeverria, Daniel

From:
Sent: Monday, January 10, 2022 3:23 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Ivory Homes Re-zone

Dear Mr. Echeverria, 
I’m writing as a resident of the Avenues to express my opposition to Ivory Homes’ request to re-zone the property at 
675 North F Street.  The property is currently zoned FR-3, in accordance with the Avenues Community Master Plan, and I 
wish to see it stay with that zoning.  Ivory Homes is able to do very well financially with the property under its current 
zoning without cramming ever more people into a limited space, with no regard for the impact of their development on 
existing Avenues residents.  Even with the current zoning, the development will significantly increase traffic on the 
Avenues’ roads, not to mention its affect on the character of the neighborhood. 
Respectfully, 
Patrick Smith 
87 ‘E’ Street 
Salt Lake City Avenues 
 
 
 
   
CONFIDENTIALITY NOTICE: This email and any attachments are for the sole use of the intended recipient and may contain 
material that is proprietary, confidential, privileged or otherwise legally protected or restricted under applicable government 
laws. Any review, disclosure, distributing or other use without expressed permission of the sender is strictly prohibited. If you 
are not the intended recipient, please contact the sender and delete all copies without reading, printing, or saving.  
 



Echeverria, Daniel

From: cynthia buckingham <
Sent: Monday, January 10, 2022 2:22 PM
To: Echeverria, Daniel; Wharton, Chris; Jan McKinnon
Subject: (EXTERNAL) 675 F Street rezone request by Ivory Homes

Dear Mr. Echeverria,  
  
I am writing in opposition to Ivory Homes’ request for rezoning at 675 N F Street. I live 
in the neighborhood and am very concerned about the potential for a poorly designed 
development that could set a precedent for other bad proposals. I am not opposed to 
developing the parcel, or to ADUs, but believe that the current proposal is 
inappropriate for several reasons. 
  
My greatest concern is that the Planning Commission and City Council might not be 
aware of the many ways the proposed development does not meet SR-1 zoning 
requirements. 

      Multiple lots less than the minimum square feet 

      Multiple lots less than the minimum lot width 

      Majority of lots do not meet front, side, or rear setback requirements 

      Majority of lots violate garage orientation requirement 

      Multiple lots exceed the maximum building coverage allowance 

      One of the biggest issues, in my opinion, is that there is about a 50- foot 
elevation change in the parcel, which requires steep building terraces and high 
retaining walls between units. Ivory’s plan exceeds SR-1 zoning limitations for 
retaining wall terrace heights, setbacks, and separation minimums, and the 
resulting lots will be uncomfortable on the site and unattractive to both neighbors 
and potential buyers (imagine looking out your window at a 14-foot retaining 
wall!). 

  
I understand that a Planned Development designation would allow Ivory Homes to 
bypass the SR-1 requirements. However, A PD is expected to create “a more 
enhanced product than would be achievable through strict application of land use 
regulations,” which is not the case with Ivory’s plan. In addition, criteria for a PD 
include six stated objectives, none of which are met by this plan:  

A.   Natural lands preservation (mature trees and wildlife habitat will be destroyed) 
B.   Historic preservation (the only historic component is the open land) 
C.  Affordable housing (neither homes nor ADUs will be “affordable”) 
D.  Mobility enhancement (convenient public transportation is not available and 
increased neighborhood traffic will be significant) 
E.   Sustainability advantage (not demonstrated) 



F.    Master plan implementation (The SLC Avenues Master Plan was developed 
in 1987 and doesn’t address this kind of development.) 

  
Importantly, SLC’s “Purposes and objectives of a Planned Development” states, “The 
PD process is not intended to be a means to simply obtain variances from zoning 
regulations.”  
  
The problem is simple: Ivory Homes is trying to crowd too many structures on the site. 
Their design does not fit SR-1 or PD.  
  
The solution is also simple: Ivory could redesign a development, including ADUs, 
within SR-1 code regulations with a reduced number of units spread further apart. I 
believe this could be done by dropping the number from 19 to a maximum of 15 
buildings. Of course, Ivory would still make a significant profit while meeting several 
important code requirements and neighborhood objectives.  
  
I hope that you and your colleagues will complete a comprehensive analysis of Ivory’s 
plans and provide a clear explanation of all of the ways the proposed Ivory Homes 
development at F Street violates SR-1 code and does not accomplish PD objectives to 
the Planning Commission and City Council, so that they can make informed decisions 
that are defensible to the public.  
  
Thank you for your public service. 
  
Cynthia Buckingham 
655 H Street  
  
  







January 10, 2022 
 
Dear Mr. Echeverria, 
 

My wife Jessica Wiley and myself are writing with our very strongest objection to the proposed 
zoning change from FR-3 to SR-1 for the 3 acre property located at 673 N. F Street (that is, parcel 
number 09304550210000 located on the northwest corner of  F Street and Capitol Park Avenue). 

First and foremost, we are NOT opposed to the development of this site; rather, we are opposed 
to changing the zoning.  
 
Our understanding is that the current FR-3 (for Foothill Estates Residential) zoning calls for 
residential use with up to 11(maximum) single-family homes on 12,000 square foot lots. This zone 
only allows single-family dwellings.  This is acceptable and Jessica and I have no objection to this. 
 
However, the developer, Ivory Homes, is proposing a change from FR-3 to SR-1 AND seeks a 
Planned Development exception AND seeks permission to place 14 accessory dwelling units on 
the site.  
 
The proposed change to SR-1 (Special Development Pattern Residential) zoning would allow 
for much more compact dwellings (almost 2x the number – from 11 to 18 units on 50% smaller 
parcels (12,000sf  5,000sf)) placed on this parcel. This substantially increases the density of 
homes in this area, and SR-1 zoning (not to be confused with SR-1A) does not exist in the Avenues 
residential area. 
 
The exception and request for ADUs will be to add 14 ADUs to this parcel.  This substantially 
increases the density of this area in general and within each parcel in particular.  The proposed 
total of 33 dwellings (18 homes +14 ADUs) exceeds the current zoning by 300% and further 
increases the ‘compact’ feeling of the parcel . This is an abnormal increase with significant 
ramifications for the area that are discussed below. 
 
Finally, due to literally needing to “pack in” the homes on a sloped parcel, and facing the need to 
work around setback rules within SR-1, Ivory Homes is requesting a “planned development” 
exemption.  A “planned development” is designed and intended to be used for development 
around a specific feature (pond, cliff, other area of geographic interest).  Thus, a planned 
development allows the developer to work around said geographic feature.  In this proposal, the 
developer is requesting this exemption because their setback requirements are not met within the 
SR-1 development requirements. This goes outside the intended use of the planned development 
status.  This is an unprecedented use of the planned development exemption, and should 
summarily be denied.  
 
Other important facts are:  
 
The ramifications of the proposal are significant and problematic: 
-there will be at least a doubling in automotive traffic from 22 vehicles (2 vehicles for each home) 
to 50 vehicles (2 vehicles for each single family home (36) PLUS 1 vehicle for each ADU (14)). 



This presents significant wear and tear on the already decrepit streets in the area and risks vehicle 
v. pedestrian accidents (aside: we are especially concerned with the increased vehicles hitting 
children walking to Ensign Elementary School just down the street). Even though the current Ivory 
proposal has added a few parking spaces, this does not permit all vehicles to park off street (ADUs 
will not have a garage – and will need to park on the street in many cases).  Public transportation is 
limited (in both number of options -the #11 bus – and time of operation (business hours only M-
Fr). 
- there will be minimal green space due to setback and high density of new structures. 
-there will be substantial use of high and wide retaining walls which will be a predominant focal 
point for the area.  While it is true that many homes in the area are faced with sloped lots, due to 
the 12,000sf lots they area able to average the slope change over a much wider area.  Very few 
homes use large, bulky, slab-sided retaining walls but instead work in more shallow changes using 
natural landscaping et cetera. 
-limited sidewalks (all other streets in the area have a sidewalk on at least one if not both sides of 
the street). 
-with the COVID-19 pandemic many families are seeking single family homes with ample yards 
and space between neighbors to increase the distance between strangers.  This is easily satisfied in 
the current FR-3 zone, but the proposed SR-1 with ADUs makes this much more difficult. 
 
This area of the Avenues is unique in that it is surrounded but mostly single family homes or 
historic multi-use condominiums (read: The Meridien). The proposed zoning change would allow 
for almost 3 times the number of residences than are currently allowed. This drastically changes 
the character of this portion of the Avenues, as well as the greater Avenues community.  Changing 
the zoning to SR-1 would increase the density much more than the existing (empty) piece of land 
or existing zoning (FR-3).  To the west, on Caring Cove, Charity Cove, and Red Brick Court, there 
are no more than 14 single-family homes on a parcel larger than the current parcel, and each 
home has its own yards, most have sidewalks, and all have ample off-street parking in garages. To 
the south of this proposed lot is the Meridien, a very high density 5 story building of arguably the 
highest end condominiums in the city. Moreover, at over 110 year old the structure is historic and 
its façade has remained unaltered from the day it was opened in 1906. The development of the 
Meridien was meticulously planned to the highest of standards so as not to change the existing 
character and structures already present. Switching it from a hospital, which it served in its prior 
state, to condominiums decreased the overall impact of the building (less people with less vehicular 
and pedestrian traffic because there are less condominium residences than hospital rooms). Simply 
stated, there is no precedent for this zoning change, and it would bring irreparable changes to the 
area. 
  
Lastly, approving this rezone request would go against the thousands of signatures of Avenue’s 
residents who oppose the rezone. 
 
In summary, we write this letter not to represent our opposition to developing SLC Parcel 
Number 09304550210000. Rather, we are strongly opposed to changing the zoning from a single-
family residential situation with generous 12,000sf lots to compact 5,000sf lots housing more 
people in areas with limited greenspace and small setbacks. The current plot is a vacant lot, is 
zoned for single-family type homes, and should remain this way.  
  
I strongly urge you to deny this petition to change from the existing zoning.  



  
Thank you for your time and interest. We eagerly await your decision and look forward to warmly 
welcoming our new neighbors to the community. 
  
Sincerely, 
Jessica Wiley and Anthony Schaeffer 
 



Echeverria, Daniel

From: Charles Cannon <
Sent: Monday, January 10, 2022 11:38 AM
To: Echeverria, Daniel; Wharton, Chris; 
Subject: (EXTERNAL) Opposition to Rezone from FR-3 to SR-1 at 675 North F Street 84103

We object to the Ivory Homes request for rezoning on F Street.  The proposed density violates neighborhood practice 
and will add dangerous increases in traffic on residential streets.  We favor continuing adherence to Master Plans and 
existing zoning regulations.  We moved to the Avenues six years ago to enjoy the relative lack of substantial traffic and 
the natural surroundings protected by appropriate regulation.  The environmental degradation that would follow the 
approval of this rezoning application is inconsistent with the long-standing character of the neighborhood.  Please 
protect the regulatory frame-work that is supported by an overwhelming majority of those who live here. 
Thank you for carefully considering the interests of Avenues citizens and voters. 
Charlie and Claudia Cannon 
536 E. 13th Avenue 



Echeverria, Daniel

From: David Grainger <
Sent: Monday, January 10, 2022 10:18 AM
To: Echeverria, Daniel; Wharton, Chris; 
Subject: (EXTERNAL) citizen comments on the development proposal for 675 N. F Street, Salt 

Lake City

To SLC Planning Commission and City Council: 
 
I write to provide new comments on the on-going zoning and master plan amendments and development and preliminary 
subdivision plat proposed for the 19-lot residential development on 675 N. F Street by Ivory Homes and Peter Gamvroulas.  
 
The suburban foothills Avenues area of SLC where this Ivory Homes proposal is planned has a variety of unique historic, 
environmental, and practical residential zoning and housing density considerations that make this proposal untenable and 
"counter-culture" to this valued SLC neighborhood.  It is my understanding that the SLC special exception code has recently 
changed for requesting such zoning, setback and other lot size changes contained in this Ivory Homes proposal 
(see http://slcdocs.com/council/agendas/AdministrativeTransmittal/2021/PLNPCM2020 00606SpecialExceptionTextChanges.
pdf) 
 
How is this special exception process now considered under the new SLC policy? 
 
Secondly, 
 
1. Planned amending the Avenues Community Master plan is over-reach from a commercial for-profit builder with little 
interest evident in how this residential building proposal adversely impacts the Avenues.  Local residents should be capable of 
making best decisions via the Master Planning process.  
2.  Non-conforming setbacks, lot building coverage and lot sizes are non-conforming.  None of the 19 lots have conforming 
setback; 6 lots fail to meet the minimum lot sizes for SR-1 zoning.  The requested exceptions to long-standing SR-1 lot sizes 
and setbacks are unprecedented, unsuited and unjustified for this location.  
3. the 300% household density increase now proposed for exception over the builder’s prior FR-3 proposal and addition of 
ADUs is highly inappropriate, without precedent and unsuited to this neighborhood and to the Avenues’ historic character, 
and averse to it’s Master Plan.  
 
My Avenues family is opposed to this building proposal and all the exceptions entailed in its consideration.  The Ivory Homes 
proposal both practically and in principle runs counter to everything the Avenues neighborhood represents and is trying to 
achieve in its Master Plan.  Approval of this proposal is a slap in the face to citizen governance, precedent and process to best 
achieve both appealing and safe residential SLC neighborhoods.   
 
Respectfully,  
 
David Grainger  
535 8th Avenue 
SLC 84103 
 
Concerned citizen, taxpayer and voter 



Echeverria, Daniel

From: Ruth Ann Hamilton <
Sent: Sunday, January 9, 2022 6:55 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Ivory Home Development Rezone request for Avenues property

Dear Planning Commission, 
 
I am asking you to deny Ivory Homes petition to rezone the property located at 675 North F Street from a low-density 
zone to one of the highest if not the highest density zone permitted in the Avenues. If Ivory’s petition is granted, it will 
negatively impact the quiet, charming, and family friendly neighborhood currently surrounding this property which 
many of us who live close to this property enjoy. In addition to changing the character of the neighborhood, a zone 
change will substantially increase traffic on the narrow roads around the property endangering school children who use 
these roads to get to school. Unlike the Meridian and Northpoint condominiums, which are near this property and have 
an excess of off-street parking for their residents and quests, Ivory’s plan has insufficient onsite parking for its residents 
and quests.  Moreover, Ivory’s plan has made no parking allowances for the additional ADUs incorporated into their 
proposed plan.  As you know, many of these ADU’s will be used as Airbnb’s, in law apartments, or rented out with at 
least one accompanying car and the main house occupied by a couple/family will most likely have two cars. Because 
there is not enough onsite parking to allow for this number of cars, several of these cars will have to park on the narrow 
public roads thereby further deteriorating the character of and traffic in our neighborhood but more importantly making 
it difficult if not impossible for snowplows to maneuver. A lack of parking spaces may be permissible in areas where 
there is adequate public transportation and cars are optional. But this situation does not exist in the upper Avenues – 
one needs a car to get around.  
I have been told that Ivory Homes is a reputable, high-quality builder and has a strong political presence. I have nothing 
against Ivory Homes and find attractive many of their developments, but in this case this development does not belong 
in the upper Avenues. Please don’t let profit out way the uniqueness of life the diverse residents of the Avenues enjoy.  I 
have lived in many places both outside and inside the U.S., and the character and architecture of the Avenues 
neighborhood is a Salt Lake City jewel.  Please don’t tarnish this jewel.  
Thank you for your consideration of my request. 
Ruth Ann Hamilton 
385 East 12th Avenue   
 



Echeverria, Daniel

From: Patsy Johnson <
Sent: Sunday, January 9, 2022 5:48 PM
To: Echeverria, Daniel
Cc: Wharton, Chris
Subject: (EXTERNAL) Capitol Park Cottages, 675 N. F Street

Dear Sirs: 
 
     My husband and I have done due diligence on the proposal to rezone the property at 675 N. F Street from 
FR-3 to SR-1to create additional lots, adding 14 Accessory Dwelling Units, relaxation of SR-1 requirements in 
lot size, setbacks, and lot building coverage, and making an amendment to the Avenues Community Master 
Plan to allow the rezone. 
 
     We visited Ivory Homes prototype, The Pines at 310 E. 7800 South, at 3:00 PM Friday afternoon, January 7, 
2022. A salesperson was not there, so we walked around the 3 homes and property. We also looked at Ivory 
Homes Capito Park website, which did not contain an interior architectural floor plan of the homes. 
 
     The first thing we noticed at The Pines was the large amount of concrete, which provided parking for 3 cars 
for each unit with Accessory Dwelling. This provision means that there is a potential for 42 cars for the 14 
cottage-lots and 10 cars for the five custom homes. That adds up to 52 vehicles for the existing 3.2acre lot, 
which number of cars would adversely affect traffic on F Street and the Avenues, where we have lived for 52 
years. This density of automobiles is horrifying. 
 
     The next thing we noticed was the hugely oversized footprint of multi-generational 11 cottage buildings 
with twin front doors, one door of which is hidden by a one car garage. The 3 smaller cottage buildings are 
very vertical, whose stairs would not be easy for a targeted, elderly empty nester. The squished together 
homes lack privacy and green space, because The Pines prototypes used rock-fill in place of grass. The 
potential for flash flood runoff is great, because of too much concrete and rock landscaping. Ivory plans to 
ameliorate this problem with unsightly retaining walls. Because of the density of the new proposed plan and 
rezone, all the ancient trees will be removed, which we admire when we walk on Capitol Park Avenue and 
13th Avenue. Our lives will be endangered by new car traffic on 13th Avenue, potentially from students 
renting the Accessory Dwelling units. 
 
     Lastly, these cottages will not appeal to permanent owners, which will change the character of the 
Avenues. Even though Ivory Homes proposes to build brick exteriors on the cottages, it will not put "lipstick on 
a pig". The floor plan for the great room kitchen, dining area, and living area is small. The Cottages will be 
transient first time home owners, who will both need to work and rent the Accessory Dwelling in order to 
cover the cost of the home.  
 
     The Avenues is currently a desirable location to live with access to the University of Utah, the Madeline 
Choir School, and downtown. Please do not rezone the property at 675 F Street from FR-3 to SR-1, nor allow 
14 Accessory Dwelling units with a potential for 5 more ADs on the custom homes. Please do not relax the 
requirements for lot size, setbacks, and lot building coverage, nor allow an amendment to the Avenues 
Community Master Plan, which the Greater Avenues Community Council has worked so hard to keep in force 
through the years. 



 
Respectfully, 
 
 
Ramon E. Johnson 
 
Patsy O. Johnson 
527 E. 11th Avenue 
Salt Lake City, Utah  84103 
 
telephone:   
 
      
      



Echeverria, Daniel

From: William King <
Sent: Sunday, January 9, 2022 2:39 PM
To: Wharton, Chris; Echeverria, Daniel; 
Subject: (EXTERNAL) Opposing to rezone large open space at top of "F" Street

I live in the Avenues and oppose the request to rezone the large open space at the top of F street. Some of my reasons 
are that the increase in traffic will be too much for that small area. We love the Red Tailed hawks that nest in the empty 
space in the pine trees. We have been walking in that area since 1996 with our dogs. The trees will have to be cut down 
with the rezoning plans which the hawks have lived in for many, many years. I was also told that there will be an issue 
with emergency vehicles and will have trouble with accessing the Avenues.  
 
Please consider my concerns if you want my vote for you in the future. 
 
Thank you, 
William King 



Echeverria, Daniel

From: Kim King <
Sent: Sunday, January 9, 2022 12:55 PM
To: Wharton, Chris; Echeverria, Daniel; 
Subject: (EXTERNAL) NO to re-zoning at the top of F Street

We oppose the Ivory homes rezoning at the top of F Street. Due to the traffic increase, the fire department said 
emergency vehicles will not be able to access the upper avenues safely, the red tailed hawks nest in the trees and the 
trees will not be able to be saved. We do not oppose properly-zoned new housing, but do oppose Ivory homes 
requesting to improperly increase the density of the space. 
 
 
Thank you, 
Pat King 

 
 



Echeverria, Daniel

From: Liz McClane <
Sent: Sunday, January 9, 2022 11:50 AM
To: Echeverria, Daniel
Cc: Wharton, Chris
Subject: (EXTERNAL) Ivory Homes rezone request -Capitol Park Cottages

To whom it may concern; 
 
I am writing to let you know that I strongly oppose the Ivory Homes request to rezone the open space area at the top of 
F St. from FR-3 to SR-1.  
 
As a long term resident of the Avenues, I value the unique characteristics of our wonderfully diverse, eclectic 
neighborhood and am very concerned at the impact this proposed over development of the above mentioned parcel will 
have on the entire Avenues. Not only will it create unmanageable traffic congestion in the immediate area, but it will 
negatively affect the entire western avenues.  
 
Additionally, I am concerned that due to the proximity of this parcel to nearby City Creek Canyon (and all the wildlife 
that lives in the canyon), that overbuilding in this area will negatively impact the fauna in this area. There are numerous 
red-tailed hawks that have for years nested in the remaining trees on this parcel and if 33 housing units are built in a 
space zoned for 11 units there is no possibility for these trees and by extension the hawks nests to be saved. 
 
In closing, I do not oppose properly zoned new housing; but I strongly oppose Ivory Homes request to improperly 
increase the density of this space. 
 
Liz McClane 
 
Sent from my iPad 



Echeverria, Daniel

From: ruthieand <
Sent: Sunday, January 9, 2022 10:11 AM
To: Echeverria, Daniel; Wharton, Chris; 
Subject: (EXTERNAL) NO IVORY HOMES RE-ZONE!

I am 100% against Ivory Homes' request to smash 33 new dwellings into an area that is currently not zoned for that level 
of density. Their new request for additional concessions makes their plan even worse for the Avenues than it was 
before.  Zoning laws are created to preserve the quality and uniform integrity of an area.  Why are they voted upon and 
approved if a rich developer can sway politicians to disregard them?   Why would the Council grant Ivory an amendment 
to the Avenues Community Master Plan that has wisely guided development in the Upper Avenues for quite some time 
now?  
 
The Pines is a perfect location for a high-density residential project.   7800 South is a four+ lane major East/West artery 
already in place with quick access to several freeway onramps. Comparing Ivory's success there to what they want to do 
in the Avenues is absurd.  The Avenues has no  infrastructure in place to handle what can only be described as over 
development for the area.  The high-density impact of The Pines is not smashed in the middle of an already established 
neighborhood.  In addition, these homes do not fit the definition of "affordability" in Salt Lake County.  Although small, 
they will be priced way over and above the average sales price reflected in County data making the price/sq ft shockingly 
high and affordable only to people with incomes substantially higher than the County average. The proposed project 
does nothing to aid our County's dire housing affordability problem. 
 
The fact that Ivory has now actually purchased the land and taken title means they must be willing to build on this land 
regardless of getting Council approval for 33 dwellings.  Let's let Ivory build homes there according to current zoning 
laws. They're obviously willing to do so.   
 
Ruth Andersen 
543 Cambridge Circle 

 



Echeverria, Daniel

From: Robin Pratt <
Sent: Sunday, January 9, 2022 9:38 AM
To: Wharton, Chris; Echeverria, Daniel; 
Subject: (EXTERNAL) No re-zone

Dear Councilman Wharton, 
 
I have been a resident in the Avenues for almost 30 years, and enjoy walking throughout the neighborhood because it is 
quiet. Although traffic has increased over time on the main streets, it’s still peaceful enough to either enjoy the sounds 
of birds, or to hear my audiobooks through my earbuds on my regular walks. But that is already changing on streets like 
11th Avenue, E Street, and I Street. 
 
I strongly oppose the Ivory Homes request to redone the open space area at the top of F Street from FR-3 to SR-1. The 
density will cause unmanageable traffic in the area, affecting the entire western avenues. The fire department has said 
emergency vehicles will not be able to access the upper avenues safely. Red-tailed hawks nest in trees in that space, and 
if 33 units are built in a space zoned for 11, the trees cannot be saved. I do not oppose properly zoned new housing; I 
oppose Ivory Homes’ request to improperly increase density of the space. 
 
Please help us preserve the quality of our gem of a neighborhood! 
 
Thank you, 
 
Robin and Greg Pratt 
478 H St, Salt Lake City, UT 84103 
--  
Robin Pratt 

  



Echeverria, Daniel

From: Carrie McGregor <
Sent: Sunday, January 9, 2022 7:33 AM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes Rezone

Hello, 
I have been a resident of the Avenues Ensign area for over 50 years and seen many changes during this time.  
I very much oppose the rezone for the property at 675 F Street. We have zoning for a reason and it is unfair to us 
taxpayers to see the nice things about our neighborhood being chopped away by big money companies that will not be 
here to see the problems they will leave us with. 
We simply do not have room for the density they want in this area.  
Cookie cutter packed neighborhoods can be found anywhere. We pay high taxes to live here because it is unique. Please 
do not let this rezone go through. Traffic, pollution and wait times at south temple are already a problem and with the 
new Hardin Apartments starting to fill, we  will see even more people in our neighborhood.  
Please don’t sacrifice us and our neighborhood for profit.  
Best regards 
C McGregor 
411 10th Ave 
SLC, 84103 
 
 
Sent from my iPhone 



Echeverria, Daniel

From: Rosemary Quatrale <
Sent: Saturday, January 8, 2022 6:59 PM
To: Echeverria, Daniel; Wharton, Chris; 
Subject: (EXTERNAL) No Ivory Holmes in the Avenues

I wanted to inform you that my husband and I strongly oppose the proposed Ivory Homes 
development in the upper Avenues.  We have lived at 8th Avenue and K Street for 30 years and 
love it here.  While this development is not in our immediate area we feel that it will 
negatively impact the whole neighborhood. We love the eclectic nature of our neighborhood 
and the unique homes.  The proposed development is not in keeping with the tradition and 
character of our neighborhood.  The increase in traffic and lack of parking will place a burden 
upon the neighbors and surrounding area. 
 
Thank you, 
Rosemary Quatrale 
713 8th Avenue 



Echeverria, Daniel

From: Elena James <
Sent: Saturday, January 8, 2022 3:33 PM
To:  Wharton, Chris; Echeverria, Daniel
Subject: (EXTERNAL) 675 North F Street Ivory Home proposed development

I live in the Avenues between E and F Street and vote NO to the previous and current proposal for development of Ivory 
Homes on 675 North F Street. These developments are too large and unsightly, they block views from above both in 
homes and trails and would create too much traffic for this small unique neighborhood. 
 
Thank you, 
Elena James 
--  
Sent from Gmail Mobile 



Echeverria, Daniel

From: Gayle Stewart <
Sent: Saturday, January 8, 2022 2:44 PM
To: Echeverria, Daniel; Wharton, Chris; 
Subject: (EXTERNAL) " NO"  to the  Ivory Homes Avenues Proposal

I oppose the previous and current concessions that Ivory Homes have requested for their proposed housing development 
at the 675 North F Street site. This proposed development is too dense for the area and will also cause too much traffic.  
 
Thank you. 
 
Gayle M Stewart 
498 East 11th Avenue.  



Echeverria, Daniel

From: Barbara Miller <
Sent: Saturday, January 8, 2022 12:58 PM
To: Echeverria, Daniel
Cc:
Subject: (EXTERNAL) Ivory Homes F St Rezone

 
I want to state my opposition to the revised rezone proposal for 675 N F St.  The overly dense development will strain 
the existing infrastructure and do nothing to address the affordable housing crisis in this city.   As a resident on 13th 
Avenue, I know that basement apartments in this neighborhood rent for more than $1,200.00/month.   
 
When I worked in the downtown area a few years ago, I looked into public transport.  It took too long and was not 
practical.  I am a hiker, but walking to stores and restaurants is also not practical, due to distance and to the steep hills in 
this section of the Avenues. 
 
This land should be developed under existing zoning regulations. 
 
Barbara Miller 
863 13th Avenue 
Salt Lake City, UT 84103 



Echeverria, Daniel

From: Alisha Giles <
Sent: Saturday, January 8, 2022 11:55 AM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) Opposition to Proposed Re-Zone at 675 North F Street

Dear Mr. Echeverria, 
 
I’m opposed to the proposed Re-Zone at 675 North F Street rezone. I live on F Street and I’m concerned about 
the increased traffic load and the impact it will have on the neighborhood and property values. I recently 
moved to the avenues about two years ago after looking for a home in the avenues for over a year. I love the 
community feel of walking around the avenues and I’m afraid that the increased traffic, especially on E and F 
street, will create noise and make it difficult to safely cross the street. This may sound trite but busy roads not 
only decrease the safety for the residents but also make the homes less desirable for resale. Finally, I don’t 
think that the plan provides the affordable housing the city that would warrant a variance in zoning to the 
detriment of current residents. Please contact me if you have any questions. 
 
Sincerely, 
 
Alisha Giles 
238 F Street 
Salt Lake City, Utah 84103 

 
 
Sent from Mail for Windows 
 



Echeverria, Daniel

From: Marilyn Neilson <
Sent: Friday, January 7, 2022 6:33 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Rezone of Avenues

Dear Daniel, This is to urgently petition the Council to dismiss the Ivory application for rezoning of the Avenues.  
For every ecological issue of fire concerns, high retaining walls in earthquake zones, heavy traffic during especially 
wintertime on slippery steep hills, water usage, noise pollution with canyon recreation, multiple cars needed as there 
are no nearby services, destroying the habitat of wildlife,  Etc etc.  
The invasion of such density is out of sync with the neighborhood and there are many places in the City that would serve 
the home purchasers better and a more appropriate environment for affordable housing units. 
Please hear the pleas of all Avenue’s residents. We don’t want density and retaining walls and ADU’s in a residential 
neighborhood.  
Thank you, Marilyn Neilson  
 
Marilyn Neilson 



Echeverria, Daniel

From: Cindy Cannon <
Sent: Friday, January 7, 2022 5:19 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Ivory Homes request for Re-Zone 675 F Street

To:        Daniel Echeverria 
             Planning Division, Salt Lake City 
 
From:  Cynthia Cannon 
            832 Northcliffe Drive 
            SLC, UT  84103 
 
Re: Ivory Home Application to Re-zone 675 F Street 
 
 
Salt Lake City needs to deny Ivory homes their request for a zoning change in the Upper Avenues. This zoning change is unnecessary and, in 
fact, detrimental for many reasons: 
 

1. This property demands a lower density due to its location in a steeply-sloped urban-wild land interface (for all the reasons inherent to 
that type of land). The current FR-3 zoning is in place exactly for this reason. 

2. The proposal (as with their previous iterations) is environmentally irresponsible given its reliance on massive retaining walls, 
excessive hardscape and removal of all existing mature trees. 

3. The built-in ADU model by a developer is unprecedented and represents a flagrant misuse of zoning change requests. 
4. The claim that Ivory Homes is helping with our city’s affordable housing crisis with this project is offensive and disingenuous.  
5. There exist serious concerns regarding fire and fire management in this location with their current proposal, which potentially 

threatens an even larger portion of the neighborhood. 
 
I could go on and on. 
 
The solution is simple:  Ivory Homes needs to work within the confines of the current zoning or sell the land to one who will respect the existing 
and appropriate constraints. 
 

 



Echeverria, Daniel

From: Jeff Burton <
Sent: Friday, January 7, 2022 3:41 PM
To: Echeverria, Daniel
Subject: (EXTERNAL) Re: 675 N F Street Public Notice - Capitol Park Cottages - SLC Planning 

Division

To Whom it May Concern 

Re: Ivory Homes proposed change to zoning on 13th Avenue and F Street 

I am totally opposed to their latest proposal. 

It will cause a lot of traffic on F Street, parking will be horrible, fire engines will have trouble getting to homes in the 
surrounding areas, the historical legacy of the VA hospital and its surroundings will be ruined, it will create a new and 
dangerous fire hazard, there will be a lot noise, and so forth. 

Please don’t change the zoning for this area. 

Thanks. 

D. Jeff Burton 

791 Northpoint Drive 

 
On Mon, Nov 29, 2021 at 4:47 PM Echeverria, Daniel <  wrote: 

A small clarification on the below notice e-mail - The lots proposed along F Street (Lots 1 to 5) are proposed to be 
custom homes and so may or may not ultimately include an accessory dwelling unit. Each single-family home accessed 
from the internal private street (Lots 6 to 19) is proposed to include an internal accessory dwelling unit when built.  

  

DANIEL ECHEVERRIA 

Senior Planner 

Planning Division 

  

DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

SALT LAKE CITY CORPORATION 

  

TEL        

EMAIL    

  

www.SLC.GOV/PLANNING 



Echeverria, Daniel

From: Rob Becker <
Sent: Thursday, January 6, 2022 8:42 PM
To: Echeverria, Daniel
Cc: Wharton, Chris; 
Subject: (EXTERNAL) New Ivory Rezone and Planned Development Application for 675 N. F 

Street

Daniel: 
 
Good evening and thank you for your time. I am sending my public comment related to the currently 
proposed Ivory Development Plan for 675 N. F Street. The proposal and the requested zoning changes 
do not seem appropriate to maintain the character of the Avenues residential area. The density, number 
of units, additional traffic burden, and general approach do not align with maintaining the historic district 
and surrounding neighborhoods. The current zoning requirements allowing 11 homes with appropriate lot 
set-backs and spacing seems sufficient and appropriate given the surrounding area. 
 
I am strongly against modifications to existing zoning. 
 
Thank you, 
Robert Becker 
501 E 4th Ave 



Echeverria, Daniel

From: pat richards <
Sent: Thursday, January 6, 2022 7:54 PM
To: Echeverria, Daniel
Cc: joe beaumont; Wharton, Chris; 
Subject: (EXTERNAL) RE: 675 N F Street Public Notice - Capitol Park Cottages - SLC Planning 

Division

Dear Mr. Echeverria, 
 
Thank you for the update and the information below.  My husband (Joe Beaumont) and I had an opportunity to 
participate in the Greater Avenues Community Council (GACC) meeting last evening.  We both appreciated your very 
clear and concise overview of the revised application from Ivory Homes regarding development of this property and the 
next steps in the process. 
 
I’d like to start by noting that we do NOT have any concerns about developing the property and/or including Accessory 
Dwelling Units under the existing FR-3 zoning requirements. 
 
We do, however, have grave concerns about the proposed re-zoning (to SR-1), and making changes to the Master Plan 
Amendments and the Future Land Use Map. 
 
The density of the proposed development is not consistent with the character of the surrounding neighborhood.   
 
The proposal would require changing the current density designation (very low density) as specified in the Future Land 
Use Map to either “low” or “moderate” density.  This change in density would have an adverse impact on the existing 
neighborhood. 
 
There also appears to be a significant safety issue regarding lack of ability of fire trucks to access all of the homes.  Due 
to the high density of the proposed development, units 6,7, and 11 do not have a street wide enough to accommodate a 
fire truck in case of an emergency.  These units have only a 16 foot wide shared driveway. The private road offers only 
one way in and one way out that could hinder not only fire trucks, but also other emergency vehicles.   
 
The applicant is also seeking modifications to the dimensional and lot standards through the Planned Development 
process.  This approach is questionable in that it is not clear how the proposed project would meet the requirements of 
a Planned Development (e.g.  provide an overall benefit to the community, result in a more enhanced product, and be 
compatible with adjacent and nearby land developments). 
 
Lastly, the builder has described (in their application) that this proposal is a “demonstration project of sorts”.  If this is to 
be considered some type of “demonstration project” it would be most helpful for the builder to be required to describe 
how the success of the “project” would be measured and monitored, and how long it would take to confirm if the 
“project” had met its stated goals.  It may be more appropriate to conduct the “demonstration project” in conjunction 
with an academic center or neighborhood re-development agency in a location that has expressed interest in this type 
of project.   
 
Thank you for your consideration.  Please feel free to contact Joe or me if you have any questions. 
 
Sincerely, 
 
Patricia R. Richards 
Joseph E. Beaumont 



Echeverria, Daniel

From:
Sent: Thursday, January 6, 2022 4:58 PM
To: Echeverria, Daniel
Cc: Wharton, Chris
Subject: (EXTERNAL) Opposition to Ivory Homes Rezone

Dear Mr. Echeverria  
 
We are writing to oppose the Ivory Homes proposed development of the land near the top of F Street 
above 13th Ave in SLC.  
 
The proposed development is far too dense and out of character for that area.  We do not understand 
why Ivory cannot instead build a nice development with far less congestion that is more acceptable to 
neighbors.  Just because a building site becomes available does not mean a developer should be 
able to swoop in to maximize profit at the expense of neighbors who have enjoyed this area for 
decades, especially when a rezone is required.  The proposal will turn this area into one of high 
congestion that is visually unappealing and incompatible with the surroundings. Better options are 
available that should be acceptable to all.   
 
Sincerely,  
 
Vernon and Loretta Rice, 817 Northpoint Drive, Salt Lake City  



My name is Cindy van Klaveren and I have lived in Northpoint Estates for 12 years.  Although I 
have several reasons for my opposition to the proposed zoning change, this letter will 
concentrate on the topic of excess cars that I believe a rezoning would produce.  The best 
estimate of resident cars with the zoning change is 70.  Those same 70 cars will rain down on 
the already overly crowded lower avenue streets as people daily exit their homes.  The 11 
homes allowed under the current zoning might bring 22 or substantially fewer cars.   Even if you 
can fit all 70 of those cars inside garages, what about guest parking?  Will Ivory have an open 
mind and learn from the real-life experiences of an almost 40-year-old adjacent property?   
 
The original plot maps of Northpoint show 29 guest Parking spots.  Archival HOA meeting 
minutes from the mid-80’s, document repeated requests for more guest parking spots.  In 
response, the developer added 6 more, for a total of 35 current guest spots for our 49 units or 
.71 guest spots per unit.  Every home has a 2-car garage and 2-car driveway, but we always 
seem to run short of Guest Parking spaces for visitors, vendors, repair trucks, home health, 
family holiday celebrations, and the ubiquitous home deliveries. 
 
The Fire Marshal prohibits street parking due to our narrow roads which are approximately the 
same 26-feet width as the Ivory enclave road design.  Fire Captain Scott Winkler has assured me 
that the ivory project is subject to the same restrictions as Northpoint.  Consequently, even if 
the Ivory project’s initial drawings show 12 enclave street guest parking spots, they will 
ultimately not be allowed under current fire codes.   
 
New Ivory drawings have eliminated the street parking, replacing them with 4 guest parking 
spots or .12 per unit.  To match the time-tested guest parking ratios of Northpoint, Ivory is 
short 19 guest parking spaces.  Past experience at Northpoint would say that 4 guest parking 
stalls for 33 units are woefully inadequate.  Capitol Park Avenue doesn’t allow street parking, so 
the only place for these estimated surplus cars to park is “F” Street, Caring Cove, or other 
surrounding streets.  
 
Recently, a commercial for Nordic Track was filmed in a home on “F” Street near the Meridien 
entrance.  During the 3 days of filming, I attempted to count the excess cars of cast and crew.  I 
monitored some additional 30-35 cars parked on “F” Street, 11th and 13th Avenues.  
“F” Street quickly became one lane.  At times, the film crew designated a flag person to aid 
congestion.  People who are frequent walkers of the upper avenues are able to distinguish the 
regular parked cars from the film project cars.  The production parking cones were also a 
verification.  That temporary event gave me a clue as to what we might be facing permanently, 
if Ivory is allowed to change the zoning and bring in many more cars to their project.  
 
School children living within this proposed project will soon determine the quickest path to the 
bus stop.  Jumping fences, cutting through yards, and darting out between parked cars on “F” 
Street may create additional challenges for Northpoint drivers entering and exiting “F” Street.  
Steep grades and winter ice will add to the dangers.  
 



Progress comes at a cost.  We all may grumble at the inconvenience of construction, but that is 
temporary.  However, if the zoning is changed to allow 70 or more cars into this area, negative 
consequences will be permanent.   
 
I will ultimately be delighted to welcome new homes and families to this area.  I remain hopeful 
that elected officials will listen to the residents they represent, maintain the zoning for 11 
homes, protect our fragile foothills against over development, limit the number of additional 
cars, and pave the way for neighborhoods to peacefully coexist.   
 
 
Respectfully, 
 
Cindy van Klaveren 
 
 
 
Sources:   
 
Mimi Davis, Film Location and Transportation Management Coordinator 
 
Northpoint Estates Condominiums Archived HOA Meeting Minutes 
 
    
 
  
 
 



Echeverria, Daniel

From: amber fitzsimmons <
Sent: Thursday, January 6, 2022 3:11 PM
To: Wharton, Chris; Echeverria, Daniel; 
Subject: (EXTERNAL) NO IVORY REZONE IN THE AVENUES

Dear Mr. Wharton and Mr. Echeverria, 
 
As a homeowner  at 133 P Street, I strongly oppose the Ivory Homes request to rezone the open space area at the top of 
F street (685 N F street) from FR-3 to SR-1. The density will cause unmanageable traffic in the area, not to mention the 
entire avenues. The Fire Department has said emergency vehicles will not be able to access the upper avenues safely. 
Not to mention all the "near miss" traffic accidents that routinely happen due to current congestion!  
 
On a Utah conservation note, the Red-tailed hawks nest in the trees in that space and if 33 units are built in a space 
zoned for 11, the trees will undoubtedly be cut down and destroyed.  
 
To be clear: I do not oppose properly zoned new housing; however, I oppose IVORY HOMES request to IMPROPERLY 
increase the density of the space. 
 
And, on a final note, I do not support the statement that UT needs more affordable housing and the properties going in 
on F street will help. Million dollar homes do not help "affordable housing" issues.  
 
If Ivory homes is invested in increasing housing--they should choose a site that can support their required density. The 
open space at the top of F street is definitely NOT the area to select for the multitude of reasons noted above. 
 
Sincerely, 
Amber Fitzsimmons 
Assoc Professor and Chair 



Echeverria, Daniel

From: Scott Young <
Sent: Thursday, January 6, 2022 1:06 PM
To: Echeverria, Daniel
Cc: Wharton, Chris;  Scott Young
Subject: (EXTERNAL) Opposition to Ivory's Rezoning Requests regarding the 675 North F Street 

Property
Attachments: Letter Opposing Ivory's Petition for Changes to Zoning, Master Plan, etc 010622 

signed.pdf

Mr. Echeverria, 
 
I appreciated you taking the time to attend the GACC zoom meeting last night and to provide insights into the rezoning 
process. I have attached my letter opposing Ivory’s rezoning requests. Ivory’s requests are not appropriate for our 
neighborhood, are not fair in light of Salt Lake City’s restrictions on the surrounding properties, and are not consistent 
with Salt Lake City’s long-held historical positions. Accordingly, I and my family respectfully request that the City deny 
Ivory’s requests and require Ivory to comply with the existing zoning requirements. I appreciate your time. Thanks and 
stay safe. 
 

Scott F. Young  
Chief Operating Officer  

     M    m      m  

 

201 S. Main St. Suite 1400  
Salt Lake City, Utah  84111  

mobile   
office     

www.sentry.financial  
linkedin.com/in/scott-f-young  
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Scott F. Young 
322 East Penny Parade Drive 

Salt Lake City, Utah 84103 
 
      January 6, 2022 
 
Via email  
Mr. Daniel Echeverria 
Senior Planner 
Salt Lake City Planning Division 
 

Re: Opposition to Ivory’s Requests for a Zoning Map Amendment, a Master Plan Amendment, and a 
Planned Development Approval (the “Rezoning Changes”) for the 3.2 acre lot located at 675 North 
F Street Property (“F Street Property”) 

 
Dear Mr. Echeverria, 
 
My wife and I bought our home in the Capitol Park neighborhood in 2015, in large part on the ambience and character 
of the neighborhood. The Capitol Park neighborhood is on the western boundary of Ivory’s F Street Property and 
also surrounds the Meridien and the Annex properties, which are across the street to the south of Ivory’s F Street 
Property and are former Primary Children’s hospital properties. 
 
I am writing this letter in opposition to Ivory’s ever-changing and expanding requests for the Rezoning Changes. I 
and over 2,100 of our Avenues’ neighbors are extremely concerned about the high-density development that Ivory 
seeks to build. To be clear, I do not oppose the development of the F Street Property consistent with the existing 
zoning requirements, nor am I opposed to accessory dwelling units (“ADUs”). But, I and my neighbors are adamantly 
opposed to Ivory’s requested Rezoning Changes that will forever adversely impact our neighborhood in so many 
ways (including damaging our property values), all to facilitate Ivory’s desire to cram 38 homes/ADUs onto 3.2 acres 
(12 units per acre) instead of the 22 homes/ADUs permitted under the current zoning. 
 

Ivory recently bought the F Street Property with full knowledge of the current zoning requirements. The 
existing zoning permits Ivory to build 11 homes. The recent 2018 ADU ordinance allows Ivory to add an 
ADU to each home, which doubles the zoning density for the F Street Property from 11 to 22 homes/ADUs. 

 
But, that’s not enough for Ivory. Per Ivory’s “Site Plans and Subdivision Plat”1, Ivory wants to build at least 
38 homes on the F Street Property (19 homes with 19 ADUs). To accomplish this, Ivory is seeking to reduce 
the current minimum lot size of 12,000 square feet to less than the 5,000 square feet minimum for SR-1. 
There is no space for greenways or wildlife corridors. The yards are the size of postage stamps, with almost 
no greenspace and Ivory plans just one token private (not public) open space. This is directly contrary to 
the objectives of the Master Plan and violates at least one of the criteria for a Planned Development 
approval. Then, Ivory plans to further decimate the neighborhood by planning to install monstrous retaining 
walls of up to 14 feet tall, running both north/south and east/west throughout the F Street Property. 
 
Ivory simply wants the City to disregard all of the rules and plans that apply to everyone else. The Master 
Plan states “As a general policy, additional zoning changes to accommodate higher density multiple-
family dwellings in the Avenues are not desirable. There is ample zoning in the Avenues to 
accommodate multiple-family dwellings…” The Master Plan clearly designates the F Street Property 
and surrounding area as “very low density housing”. Ivory’s proposal is directly contrary to all of these 
requirements! 
 
So, why is Ivory asking for these accommodations? Despite Ivory’s marketing, it is definitely not about 
affordable housing or using the ADUs as mother-in-law apartments. These are specious claims! Ivory’s 
estimate in early 2021 was that each house would cost between $1 million to $2 million or more and each 
ADU will rent for $1,500 to $2,000 or more per month! These amounts are low because, among other 
things, construction costs and rental rates have significantly increased since then. Nevertheless, even 

 
1 On page 3 of Ivory’s Site Plans and Subdivision Plat, Ivory’s chart declares Ivory’s real intent is for 2 units per lot with 
a footnote stating “EACH LOT CONTAINS ONE PRIMARY UNIT AND ONE ADU”. Ivory’s false narrative of only 19 homes 
with 14 ADUs is contrary to Ivory’s Plans and is simply disingenuous. See: 
http://www.slcdocs.com/Planning/Online%20Open%20Houses/2021/11 2021/Capitol%20Park%20Cottages/3.%20Sit
e%20and%20Plat%20Plans.pdf  
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Ivory’s 2021 estimates are not “affordable” under local standards. The median household income of a SLC 
resident is $45,883 a year. Even in Ivory’s submission, Ivory states that for “High-Income Families” at 120-
150% AMI, an affordable home is between $300,000 and $400,000. And Ivory further states that 
“[a]ccess to transit can either be the key to housing stability or the component that creates 
instability.” But, there is no easy access to public transportation from the F Street Property. 
Moreover, the City will not be able to limit the use of the ADUs, which are more likely to be used as airbnbs 
or other short term rentals. 
 
Let’s be honest – Ivory’s Requested Changes are simply about Ivory trying to maximize its profits, regardless 
of the lasting adverse consequences to our neighborhood! 

 
Our Capitol Park homeowners as well as other homeowners in the neighborhoods surrounding the F Street Property 
(including the Meridien, Northpoint Estates, F Street, 13th Avenue and the wider Avenues community) are adamantly 
opposed to Ivory’s request to develop its high-density plans for the F Street Property. In fact, the results from the 
most recent vote conducted in 2021 by the Greater Avenues Community Council were 1,244 votes against Ivory’s 
rezoning and 25 for Ivory. Over 98% of Avenues residents are against Ivory’s requested Rezoning Changes! 
 
Some historical background is also helpful. The Meridien and Annex properties, and portions of Capitol Park 
homeowners’ properties were previously owned by Primary Children’s Medical Center. When Primary Children’s 
Medical Center announced it was relocating its facilities to the University of Utah and was going to sell its property, 
Salt Lake City and the Avenues’ residents were understandably concerned that “the scale, design and density of 
any new development will be low-density residential in nature.” 
 
As a result, Salt Lake City imposed 30-year Restrictive Covenants on the Primary Children’s Property (including 
the Meridien and Annex properties). Those Restrictive Covenants expressly state the reasons for the restrictions, 
including: 
 

“Avenues residents are concerned about … what will happen when [Primary Children’s Medical Center] 
vacate[s] the existing buildings.” 
 
“The question of what type of uses will replace [the Primary Children’s Medical Center’s property] is a major 
concern of Avenues residents and city officials.” 
 
“From the planning standpoint, land use at the [Primary Children’s Medical Center’s property] should be 
low-density residential. These properties are on the fringe of a low-density residential community.  Access 
to these sites is through narrow residential streets traversing relatively steep topography and there 
are no retail services or other facilities to support uses other than [low-density] residential.” 
 
“A new use [of the Primary Children’s Medical Center’s property] should improve rather than worsen existing 
conditions.” 
 
“The primary concern at this location is that the scale, design, and density of any new development 
will be low density residential in nature.” 

 
The reasons for imposing requirements for low density housing articulated by Salt Lake City with respect to the 
Primary Children’s Property are incredibly more compelling today. The F Street Property is still surrounded by 
existing low-density residential housing. The development that Ivory plans to build, if a zoning change is approved, 
would add approximately 75 additional automobiles that will daily utilize the Avenues’ streets, which equates to a 
minimum of 122,000 additional trips a year. Yet, the Avenues’ streets are still today “narrow residential streets 
traversing relatively steep topography.”  
 
Today, as then, our and the surrounding neighbors’ primary concern is that the scale, design and density 
of the new development on the F Street Property be low-density, residential in nature as designated in the 
current FR-3 zoning and as would be consistent with the surrounding neighborhoods. Ivory’s Requested 
Changes to allow a high-density development is no more compatible with the existing neighborhood today than it 
was when Salt Lake City imposed the Restrictive Covenants. 
 
For many of the same reasons set forth above, under the 30-year Restrictive Covenants, Salt Lake City imposed 
restrictions on properties contiguous to the F Street Property. 
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The City restricted the Meridien property to a maximum of 29 units. In fact, the Meridien has only 26 units. 
The Meridien is located on a parcel of 3.44 acres (3.84 acres if you include Capitol Park Avenue). This 
equates to 7.56 units per acre. 

 
The City also restricted the Annex property to a maximum of 7 units. The Annex property consists of 1.82 
acres; this equates to 3.85 units per acre.  

 
By comparison, under the current zoning, Ivory can build 11 homes plus 11 ADUs for a total of 22 units. The F Street 
Property consists of 3.2 acres. This equates to 6.88 units per acre, which is basically equivalent to the number of 
units per acre on the Meridien property and is almost double that of the units per acre on the Annex property. 
 
But, under the Rezoning Changes, Ivory wants to build 38 homes/ADUs on the F Street Property, which is 11.88 
units per acre. This is a 173% increase over the number of units per acre under the current zoning, a 157% increase 
over the number of units per acre on the Meridien property and a 339% increase over the number of units per acre 
on the Annex property. This is not fair to the surrounding property owners that were restricted by the City! 
 
Salt Lake City recognized the essential character of our neighborhood and wisely restricted the density on the 
Meridien and the Annex properties. To allow Ivory to proceed with its high-density plans would be inequitable to the 
developers and homeowners of the Meridien and Annex and of Capitol Park. More importantly, it would undermine 
the care taken by Salt Lake City to prevent the move by Primary Children’s Medical Center from destroying the 
ambience of our neighborhood. And, more distressing is that each homeowner in our neighborhood (including my 
family) bought his or her property and invested in our neighborhood in reliance on the residential character of the 
neighborhood and its low-density, residential zoning. It is completely unfair to change the rules now. 
 
Ivory attempts to justify its Rezoning Changes by pointing to the Meridien and Annex buildings. There is no 
equivalence. The Meridien and Annex rezone was granted for the specific purpose of preserving two beautiful, neo-
classical buildings listed on The National Register of Historic Places. The repurposing of these two buildings to 
condominiums in 2006 was widely welcomed by existing neighbors, in distinct contrast to the virtually unanimous 
opposition to Ivory’s proposed development. It should also be noted that this redevelopment was done with great 
care to blend well with the existing, low density neighborhood, underground parking was established for all residents, 
and screened guest parking was provided above ground. The nature of these existing buildings has a lower footprint, 
allowing generous setbacks and landscaping again fitting in with the existing single family homes in the vicinity. 
Finally, Ivory proposes new construction -- not the repurposing of existing historical structures that are listed on The 
National Register of Historic Purposes. 
 
In sum, Salt Lake City was understandably concerned that “the scale, design and density of any new 
development will be low-density residential in nature.” and previously and accurately recognized, “[a]ccess to 
these sites is through narrow residential streets traversing relatively steep topography and there are no 
retail services or other facilities to support uses other than [low-density] residential.” That assessment 
remains equally true today and should be enough alone to deny Ivory’s request for the Rezoning Changes. That’s 
why over 2,100 Avenues residents signed a petition opposing Ivory’s Rezoning Changes and, at a recent GACC 
meeting, the attendees voted an overwhelming 1,244 in vehement opposition to Ivory’s Rezoning Changes. 
 
On behalf of our family, and Capitol Park and our Avenues’ neighbors, my family respectfully requests that Salt Lake 
City firmly and unequivocally reject Ivory’s request for Rezoning Changes and require Ivory to abide by the same 
rules and restrictions that affected the Meridien, the Annex, Capitol Park and the rest of the surrounding 
neighborhood. Ivory will still be able to develop the property under current zoning and will still make a sizeable profit.  
 
      Respectfully, 
 
 
 
      Scott F. Young 
 
 
 
cc Chris Wharton, District 3 Salt Lake City Council 
  
 
 Preserve Our Avenues Coalition 
  
Z \Dropbox (Sentry Financial) JMR and SFY SFY Prsnl CPHOA Letter Opposing I ory's Petition for Changes to Zoning, Master Plan, etc 010622.docx 



Echeverria, Daniel

From: Judy_Joel Daly_Deaton <
Sent: Thursday, January 6, 2022 11:24 AM
To: Echeverria, Daniel
Cc: Mayor; Wharton, Chris; Judy_Joel Daly_Deaton; 
Subject: (EXTERNAL) Dr. Judy Daly Opposition to the Ivory Homes Rezone at 675 North F Street.
Attachments: Judy A. Daly  Ivory Homes opposition letter 1-4-2022.docx

The attached letter outlines my opposition to the proposed rezone at 675 North F. Street. I am a resident of Northpoint 
condominiums. 
 
Regards, 
 
Dr. Judy A. Daly 
 

Dr. Judy A. Daly 
813 North Juniperpoint Drive 
Salt Lake City, Utah 84103 
January 4, 2022 
 

Mr. Daniel Echeverria, Senior Planner 
Salt Lake City Planning Division 

 
 
Dear Mr. Echeverria; 
 
As a resident of Northpoint Estates I am writing to express my opposition to Ivory Home’s most recent proposal to 
rezone the property at 675 North F Street. The area is presently zoned F-3 and should not be changed as proposed in the 
re-zone proposal. 
 
The proposed rezone is inappropriate for the area based on a variety of factors: 
 
 Increased density of units 
 Increased traffic and noise 
 Adverse effect on the area aesthetic 
 Increased need to terrace (scar) the property to accommodate the increased number of units 
 Increased need to build terrace – retaining walls that could be problematic to neighboring properties by 

compromising the ingress and egress 
 Rezoning of the properties would not of benefit to the community only to revenue for Ivory Homes 
 The property is not within walking distance to shopping, dining, employment, etc. as is indicated in the proposed 

rezoning 
 The proposal contains numerous misleading and inaccurate statements concerning the community, the geography, 

topography, business accessibility and availability of public transportation among others. 
 
I respectfully request that the Planning Division and the City Council deny Ivory’s request for rezoning. 
 
Regards, 
 



Dr. Judy A. Daly 
Northpoint Estates Resident 
 
Cc: 
Mayor Erin Mendenhall                                                 
Chris Wharton, District 3 City Council                        
                 
 



Echeverria, Daniel

From: Judy_Joel Daly_Deaton <
Sent: Thursday, January 6, 2022 11:18 AM
To: Echeverria, Daniel
Cc: Mayor;  Judy_Joel Daly_Deaton; 
Subject: (EXTERNAL) Joel Deaton letter in opposition of Ivory Homes Rezone at 675 North F 

Street - Northpoint Condominium homeowner opposition
Attachments: Joel Deaton Ivory Homes opposition letter 1-4-2022.docx

Please see attached letter opposing the rezone of Ivory Homes property at 675 North F. Street. 
 
This letter is from me as a homeowner in Northpoint Condominiums. 
 

Joel L. Deaton 
813 North Juniperpoint Drive 
Salt Lake City, Utah 84103 
January 2, 2022 
 

Mr. Daniel Echeverria, Senior Planner 
Salt Lake City Planning Division 

 
 
Dear Mr. Echeverria; 
 
I am writing to express my opposition to Ivory Home’s most recent proposal to rezone the property at 675 North F 
Street. The area is presently zoned F-3 and should not be changed as proposed in the re-zone proposal. 
 
The proposed rezone is inappropriate for the area based on a variety of factors: 
 
 Increased density of units 
 Increased traffic and noise 
 Adverse effect on the area aesthetic 
 Increased need to terrace (scar) the property to accommodate the increased number of units 
 Increased need to build terrace – retaining walls that could be problematic to neighboring properties by 

compromising the ingress and egress 
 Rezoning of the properties would not of benefit to the community only to revenue for Ivory Homes 
 The property is not within walking distance to shopping, dining, employment, etc. as is indicated in the proposed 

rezoning 
 The proposal contains numerous misleading and inaccurate statements concerning the community, the geography, 

topography, business accessibility and availability of public transportation among others. 
 
I respectfully request that the Planning Division and the City Council deny Ivory’s request for rezoning. 
 
Regards, 
 
Joel L. Deaton 
Northpoint Estates Resident 
 



Cc: 
Mayor Erin Mendenhall                                                 
Chris Wharton, District 3 City Council                        
 



Echeverria, Daniel

From: Judy_Joel Daly_Deaton <
Sent: Thursday, January 6, 2022 11:10 AM
To: Echeverria, Daniel
Cc: Mayor; Wharton, Chris;  Judy_Joel Daly_Deaton
Subject: (EXTERNAL) Opposition to Ivory Homes Rezone at 675 North F Street - Terracing - 

Scarring Concerns - from Joel Deaton Resident and Vice Chair of Northpoint 
Condominium Management Committee

Attachments: Letter concerning terracing 1-3-22 revised.docx

Please see the attached letter in opposition to the Ivory Homes rezone at 675 North F Street. 
 
Regards, 
 
Joel Deaton – Vice Chair of Northpoint Condominium Management Committee. 
 
 
 

Joel L. Deaton 
813 North Juniperpoint Drive 
Salt Lake City, Utah 84103 
January 2, 2022 
 

Mr. Daniel Echeverria, Senior Planner 
Salt Lake City Planning Division 

 
 
Dear Mr. Echeverria; 
 
I am writing to express my opposition to Ivory Home’s most recent request to rezone the property at Capital 
Park Avenue and F Street. The address also known at 675 North F Street. 
 
Among the residents of the Avenues and the residents of the area surrounding the proposed development 
there is strong opposition to the development recommended in the most recent proposal under review by SLC 
Planning Commission and ultimately by the Salt Lake City Council. 
 
It is important to point out that there is no issue to the development of the property as it is currently zoned 
but there is strong opposition to the rezone requested by Ivory Homes. I understand the current zoning for 
this property is FR-3 which would allow for 11 lots on the 3.2 acre property. The Ivory Homes request would 
increase the number of lots to a much higher density and would be part of a rezone to SR-1 and planned 
development. I believe this is an inappropriate rezone based on the neighborhood, the proposed density of 
the homes, the increased traffic and congestion in the area. I also note that the request to rezone would also 
include ADUs as part of the project and the Ivory request for rezoning implies that the homes with pricing 
starting at $1 million would qualify as “starter” or “affordable” housing for Salt Lake City. 
 
A major concern for me as a homeowner and member of the Management Committee of Northpoint 
Condominiums relates to the use of retaining walls and terracing shown in the proposal. This terracing would 




