Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Diana Martinez, Principal Planner, diana.martinez@slcgov.com or 801-535-7215

Date: July 27, 2022
Re: PLNPCM2022-00394 - Conditional Use — Detached Accessory Dwelling Unit (ADU)

PROPERTY ADDRESS: 939 E. 1700 S.

PARCEL ID: 16-17-181-017-0000

MASTER PLAN: Sugar House Master Plan

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

REQUEST:

Morgan Zack, representing the property owners, is requesting Conditional Use approval to build
a detached accessory dwelling unit (ADU), approximately 640 square feet in size and 12°1” tall,
that will be located in the northeast corner of the rear yard at approximately 939 East 1700 South.
The subject property is approximately 0.16 acres (6,969 square feet) in size and is in the R-1-5,000
Residential District.

RECOMMENDATION:

Based on the information and findings listed in the staff report, it is the Planning Staff’s opinion
that the request generally meets the applicable standards of approval and therefore recommends
the Planning Commission approve the request with the following condition:

e The applicant obtains a demolition permit for the existing garage prior to obtaining a
building permit for the construction of the accessory dwelling unit.
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PROJECT DESCRIPTION

The proposal is for new construction of a
detached accessory dwelling unit (ADU) to
be placed in the northeast corner of the
property at 939 E. 1700 So. The height of the
ADU is proposed at 12’1t tall and
approximately 640 square feet in size. The
subject property is approximately 0.16 acres
(6,969 square feet) in size and is in the R-1-
5,000 Residential District.

The applicant is proposing three parking
spaces in the driveway, one being for the
ADU. There is on-street parking in front of
the main dwelling that can be used.

The proposed ADU’s materials will have

cement board panels and corrugated steel

A walls, with metal trim. The windows and

: 0 i AR g, = main entrance doors will be vinyl window
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i | and vinyl folding door systems. Windows

v, ¥ m ' will be on the east side elevation and the

north side elevation. There are no windows

or door proposed for the south side elevation

(side facing the main dwelling). The main

dwelling materials are mostly brick and some
wood features.
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There is currently an existing garage on the property in the rear yard. The applicant has stated
that it will be demolished in order for the construction of the proposed ADU.
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NEXT STEPS
Approval of the Conditional Use

If the request is approved, the applicant will also need to comply with all zoning regulations and
approvals required by other City departments and any added by the Planning Commission. The
applicant will be able to submit plans for building permits and certificates of occupancy for the
structure once all regulations of approval have been met.

Notable requirements that will need to be complied with by the applicant:
e The applicant shall comply with the registration process outlined in section 21A.40.200.F of
the Salt Lake City zoning ordinance.
¢ Windows on the east wall must be clerestory windows or have obscured glazing since they
are facing a side yard property line.

Denial of the Conditional Use

State and City code require that a Conditional Use be approved if reasonable conditions can be imposed
on the use to mitigate any reasonably anticipated detrimental effects of the use. A conditional use can
only be denied if the Planning Commission finds that reasonably anticipated detrimental effects cannot
be mitigated with the imposition of reasonable conditions.

Ifthe Planning requests are denied, the applicant would not be able to establish an ADU on the subject
property. An accessory structure could still be constructed on the property subject to meeting zoning
requirements, however, it could not be used as an accessory dwelling. Accessory structures in the R-
1/5,000 zoning district must be located a minimum of one foot from the side and rear property lines,
meet the lot coverage requirements, and the permitted maximum height for a pitched roof accessory
building is 17 feet to the midpoint or 12 feet for a flat roof.

Page 3



ATTACHMENT A: Vicinity Map
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Amy Edwards
& Perry Brown

939 East 1700 South
Salt Lake City, UT 84105

Zone R-1-5000

Lot Size: 6,969 =sq_ fi.
Proposed Lot Coverage:
2,451 =q. ft. (35%)

Legal Description:
LOTS 47 & 48, BLK 1,
PERKINS ADD 4834-1023
5880-2609 6748-0907
83625643 9360-0026

w

4
Lendscaped Areas
Froposed Electrical Line
Proposad Water Ling

Existing Sewer Ling
ang Clean Ou

Proposad Sewer Ling
end Clean Out

(1o be Gasketag
SDR3S 47, 5 buriel dapth
& a 2% grade)

Floor Plans

I

PROPOSED
ADU

G40 =sq. ft.
40° 2 18

SARG U TU0T]

g

/ 12

ENCLS0 PRCH
107477

IEL BT PRIMARY
DWELLING
E5' x 35 Building Perirmter
1,825 5q. & Total Footprint
1,558 sq. & 1st Level Living

UPFR FL LL¥ AREA
259741

DESJ'GNA'.'ED|PARK|’NG_ THREE TOTAL SPOTS , 12 x 65)

130 lot length

-
M
I

B

50 lot width

| am Total Sethack to

1% 1700 South

28

105

ATTACHMENT B: Site Plan, Elevations &

PROPOSED ADU
FLOOR PLAN

PROPOSED GARAGE
DEMOLITION

EXIETING
(2T X248}

133" from

1700 SOQUTH

Fire Hydrant

PARKING REQUIREMEMNTS:
- The preperty provides 3 designated parking spots
- 1700 South provides free, on-sfreet parking
- There iz a public fransit stop less than 1/4 mile

from the property
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Trees
2 x 10 gal Finus . ‘Green Tower ' - Green Tower Columnar Fine
{Drerse, narraw, upright pine)

Shrubs
*3 x 5 gl Aroveia edieta - Block Chokecherry

(beautiful fall foliage, berries, flowers)

\\_“'xﬁ_wm-w Julet = Juliet Bush Cherry

(very dwarf cherry shrub, profuse fruit)

10 x 5 gl Rhammus £ Fineling ' - Fineline Buckthorn
{Upright, narrow shrub with lecy foliage)
Perenniols ond Grosses (4 or 1 gallon)
5x Anemane “Whirfaing” - Whirlwind Windflower
{Semi double white flowers in fall)
13 & Sruanera “Tack Frost” - Jock Frost Brunnera
[Silver averlay on light green beaves, blue flowers in spring, law HZO)
17 ¢ Heuchers Pium Pociding* = Plum Pudding coral bells
(Wine colored falioge with a silver averlay)
10 Lavandiks angustafola - English Lavender
{Semi-evergreen, gray foliege, aromatic purple flowers)

& x Miscanthus “Vaku Jima® - Yoku JTima Maiden grass

{Silvery green, arching arnamental grass)
9 x Thalictrum aguilegfoium - Meadow Rus
(White flowers cn eolumbine like foliage in spring)

Groundcovers & Vines
2 x 1 gal Ampetapsis brevipendimewlata - Porcelain Berry vine
(Elusters of tiny white flowers, variegated folinge, blue berries)
3 x Fragaric veses - Woodland Strawberry
(Semi-evergreen, white flowers, small edible firuit)
i x Flats Veranica wonensis - Turkish Veronica
(Evergrean, cabalt blue flowers in summer)

Herb Sarder: 10 in each bed, Suggest thyme, cregane, lavender, parsley, sage,
torrgaon, bee balm, yarrow, echinacen

The: Ardent Gordener Landscope Design ond Praject Co-ardination
BOLAEB BI0E
*Denates native o cultivar of sative

20 Wipe: Bt
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ATTACHMENT C: Additional Information

Conditional Use Application: Project Description

There are currently two buildings on the subject property. We propose demolishing the existing,
dilapidated two car garage and replacing it with a pre-fabricated, steel frame, 640 sq. ft. single
level Accessory Dwelling Unit measuring 40’ x 16’ x 12’. The unit will serve as a rental income
property for the owners, who promise to complete the Good Landlord Program and any other
necessary prerequisites.The owners will continue to occupy the main, existing dwelling. The
ADU is composed of high quality building materials commonly found in single family
construction, such as cement fiber Hardy Board siding, double pane vacuum sealed windows,
spray foam insulation, Pergo laminate flooring, quartz countertops, Moen fixtures, etc. The ADU
utilizes efficient utilities such as LED lighting throughout and the use of electric mini-split HYAC
systems. No gas lines will be installed. The properties surrounding the subject property are of
single family, multi-family and commercial use. There are three dedicated parking spaces on the
property as well as free, off-street parking available on 1700 South and public transit stops less
than 2 mile away from the property.

July 27, 2022



ATTACHMENT D: Property & Vicinity Photos
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View of rear yard -from the alley to the north View of alley -looking west (subject property to left)
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ATTACHMENT E: ADU Standards

21A.40.200 — Accessory Dwelling Units

ADU STANDARDS

SIZE

ADU footprint can be 50% of the
footprint of the primary house
up to a maximum of 650 SF.

PROPOSED

Primary house is approximately
1,556 SF, ADU can be 50% of that
up to the maximum 650 SF of
gross floor area.

Proposed gross floor area will not
exceed 650 SF.

COMPLIES Y/N

Complies

MAXIMUM COVERAGE

The surface coverage of all
principal and accessory
buildings shall not exceed 40%
of the lot.

Lot size is approximately 6,969
SF. 40% of the lot is 2,788 SF.

Primary House/Porch — 1,556 SF
Proposed ADU - 640 SF
Total coverage —2,196 SF.

The surface coverage of all
principal and accessory buildings
(including the proposed ADU) is
approximately 32% of the lot.

Complies

HEIGHT

17 FT or the height of the single-
family dwelling on the property,
whichever is less.

*If the principal dwelling is over
17 feet in height, the ADU may
be equal in height up to a
maximum of 24 FT if 10 foot
side and rear yard setbacks are
provided. The setback for
additional height may be
reduced to 4’ if the side or rear
lot line is adjacent to an alley.

Approximately 12 foot one inch.

*The single-family dwelling on
the property is taller than 17 FT,
so the applicant could request an
ADU with a height equal to the
height of the house on the

property.

Complies

SETBACKS

Minimum of 4 FT from any side
or rear lot line.

Located five feet from east side
lot line, five feet from north rear
lot line and approximately 30
feet from the west lot line.

Ordinance 21A.40.200.E.3.C.2.b
if the existing accessory building
includes an addition, all of or

Complies
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portions of the existing structure
may be used as an accessory
dwelling unit provided the
existing setbacks are not further
reduced

SEPARATION Located approximately 12 FT Complies
Located 10 FT from any primary from the pI(‘llnﬁaryl hous}el on the
dwelling on the property or property and the closest house on
adjacent property an gdjacent property is
approximately 35 FT.
ENTRANCE LOCATIONS There are two entrances for the Complies

The entrance to an ADU in an
accessory building shall be
located:

¢ Facing an alley, public
street, or facing the rear
facade of the single-family
dwelling on the same

proposed ADU. Both are
oriented toward the west side
yard. One goes into the living
area, and one goes into the
bedroom.

property.
REQUIREMENTS FOR | The applicant is proposing Complies w/
WINDOWS windows on the north and east conditions

e Windows shall be no larger
than necessary to comply
with the minimum Building
Code requirements for
egress where required.
Skylights, clerestory
windows, or obscured
glazing shall be used when
facing a side or rear
property line to comply with
minimum Building Code
requirements for air and
light on building elevations
that are within ten feet (10")
of a side or rear property
line unless the side or rear
property line is adjacent to
an alley.

e Except as required in
subsection E.3.g.1 of this
section, windows shall
maintain a similar
dimension and design as the
windows found on the
principal structure.

walls of the ADU only. There are
no proposed windows on the
south elevation facing the main
dwelling.

Windows facing the east
property line -which is a
side yard property line-
must have clerestory
windows or obscured
glazing.

PARKING

Minimum of one parking

One parking space provided
on site.

Complies
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space on site.

*This requirement may be
waived if there is legal on street
parking along the street
frontage of the property OR if
it’s within %4 mile of a transit
stop.

*On-site parking could be waived
because they have one legal street
parking space.
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ATTACHMENT F: Conditional Use Standards

Conditional Use Standards

An application for a conditional use is required by city code 21A.54 and Utah Code 10-9a-507 to
be approved if the proposal complies with the adopted standards of review and if any reasonably
anticipated detrimental impact can be mitigated. Under Utah Code 10-9a-507, the standards
must be objective and mitigating any reasonably anticipated detrimental impact is required to
be interpreted to mean reduce, not eliminate, the impact.

The Finding for each standard is the recommendation of the Planning Division based on the
facts associated with the proposal, the discussion that follows, and the input received during the
engagement process. Input received after the staff report is published has not been considered

in this report.
21A.54.080.A: Approval Standards

Standard 1: The use complies with applicable provisions of this title;

Finding: Complies

Discussion: The proposed ADU use is located in the R-1/5,000 zoning district which allows
for an ADU to be approved through the conditional use process subject to meeting the specific
regulations for an ADU in section 21A.40.200 of the zoning ordinance.

Condition(s): n/a

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

Finding: Complies

Discussion: The proposed ADU is anticipated in the R-1/5,000 zoning district and is
considered a use that is potentially compatible with adjacent and surrounding residential
uses by being listed as a conditional use in the land use table. The ADU meets all the
requirements in terms of setbacks and separation requirements between adjacent houses and
the primary house on the property.

Condition(s): n/a

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

Finding: Complies

Discussion: The proposed ADU is consistent with the Sugar House Master Plan, Plan Salt
Lake, Growing SLC and the related purpose statements in the Zoning Ordinance. The
construction of an ADU will provide another housing option and creates a new housing unit
that respects the scale of the neighborhood.

Condition(s): n/a

Standard 4: The anticipated detrimental effects of a proposed use can be mitigated by the
imposition of reasonable conditions

Finding: Complies

Discussion: There are no anticipated detrimental effects from this proposed ADU
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Condition(s): n/a

21A.54.080.B: Detrimental Effects Determination

1. This title specifically authorizes the use where it is located;

Finding: No Detrimental Impact

Discussion: The proposed ADU is an accessory residential use and is allowed as a conditional
use within the R-1/5,000 zoning district. The proposed ADU complies with all specific
regulations for an ADU including size, height, setbacks, distance to other houses.

Condition(s): n/a

2. The use is consistent with applicable policies set forth in adopted citywide,
community, and small area master plans and future land use maps;

Finding: No Detrimental Impact

Discussion: As discussed under Conditional Use Standard 3 above, the proposed
construction of an ADU is consistent with policies in the Sugar House Master Plan, Plan Salt
Lake, Growing SLC, and the zoning ordinance since it will provide another housing option
and creates a new housing unit that respects the scale of the neighborhood.

Condition(s): n/a

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

Finding: No Detrimental Impact

Discussion: Uses surrounding the property are primarily single family residential. The lots
in this area are all relatively the same size, as are the homes which are mostly bungalow style.

Condition(s): n/a

4. The mass, scale, style, design, and architectural detailing of the surrounding
structures as they relate to the proposed have been considered;

Finding: No Detrimental Impact

Discussion: The scale of the proposal is compatible with the main house on the property as
well as surrounding structures and meets the footprint and height requirements for an ADU.
The ADU is proposed in a location on the site that minimizes impacts to adjacent properties.

Condition(s): n/a

5. Access points and driveways are designed to minimize grading of natural
topography, direct vehicular traffic onto major streets, and not impede traffic
flows;

Finding: No Detrimental Impact

Discussion: The main house on the subject property has a driveway located off 1700 South.
The ADU will be accessed from the existing driveway.

Condition(s): n/a
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6. The internal circulation system is designed to mitigate adverse impacts on
adjacent property from motorized, nonmotorized, and pedestrian traffic;

Finding: No Detrimental Impact

Discussion: The property has available parking on the street in front of the property so off-
street parking for the ADU could be waived. It is not anticipated that the addition of the
accessory unit will create adverse impacts from motorized, non-motorized and pedestrian
traffic.

Condition(s): n/a

7. The site is designed to enable access and circulation for pedestrian and
bicycles;

Finding: No Detrimental Impact

Discussion: The site is designed for pedestrian access to the ADU.

Condition(s): n/a

8. Access to the site does not unreasonably impact the service level of any
abutting or adjacent street;

Finding: No Detrimental Impact

Discussion: Vehicular access to the site is existing. The parking space for the ADU will be
accessed from the existing driveway. Transportation provided comments on the proposal and
has no objections stating that there is on street parking. No unreasonable impacts to the
service level of the adjacent streets is anticipated.

Condition(s): n/a

9. The location and design of off street parking complies with applicable
standards of this code;

Finding: No Detrimental Impact

Discussion: Parking for the ADU could be waived because of the existing parking available
and the on street parking in front of the property.

Condition(s): n/a

10. Utility capacity is sufficient to support the use at normal service levels;

Finding: No Detrimental Impact

Discussion: Public utility permit, connection, survey, and inspection fees apply and will be
needed prior to the issuance of a building permit.

Condition(s): n/a

11. The use is appropriately screened, buffered, or separated from adjoining
dissimilar uses to mitigate potential use conflicts;

Finding: No Detrimental Impact

Discussion: The surrounding properties are all residential uses and the proposed use is also
residential. The proposed ADU may result in increased activity in the rear yard of the subject
property.
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Condition(s): n/a

12. The use meets city sustainability plans, does not significantly impact the
quality of surrounding air and water, encroach into a river or stream, or
introduce any hazard or environmental damage to any adjacent property,
including cigarette smoke;

Finding: No Detrimental Impact

Discussion: The use does not significantly impact sustainability plans. The project supports
sustainability objectives by increasing housing close to jobs, schools, and services, thereby
reducing greenhouse gas emissions and fossil fuel consumption.

Condition(s): n/a

13. The hours of operation and delivery of the use are compatible with
surrounding uses;

Finding: No Detrimental Impact

Discussion: The proposed use is an accessory residential structure and is compatible with
the surrounding uses that are also residential.

Condition(s): n/a

14. Signs and lighting are compatible with, and do not negatively impact
surrounding uses;

Finding: No Detrimental Impact

Discussion: Signs are not associated with this proposal. Any lighting on the accessory
structure is not expected to have a negative impact on the surrounding uses or otherwise
cause a nuisance.

Condition(s): n/a

15. The proposed use does not undermine preservation of historic resources
and structures.

Finding: No Detrimental Impact

Discussion: The property is not located within a Local or National Historic District and the
proposal does not involve removal of any historic resources or structures.

Condition(s): n/a

According to Zoning Code Section 21A.54.080.C, the Planning Commission may impose
conditions related to the standards and detrimental impacts listed above if a condition is
necessary for compliance with the standards of approval or any applicable zoning regulation and
to reduce any reasonably anticipated detrimental impact. Conditions may be related to:

1. Conditions on the scope of the use; its character, location, hours and methods of

operation, architecture, signage, construction, landscaping, access, loading and parking,
sanitation, drainage and utilities, fencing and screening, and setbacks; and

2. Conditions needed to mitigate any natural hazards; assure public safety; address
environmental impacts; and mitigate dust, fumes, smoke, odor, noise, vibrations;
chemicals, toxins, pathogens, gases, heat, light, and radiation.
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After a public hearing is held, planning staff can help the commission identify and determine if
information provided warrants further discussion on any potential non-compliance or
detrimental impact that may require a condition of approval.
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ATTACHMENT G: Public Process &
Comments

Public Notice, Meetings, Comments

The following is a list of public meetings that have been held, and other public input opportunities,
related to the proposed project since the applications were submitted:

e May 27, 2022 — The East Liberty Park Community Council was sent the 45-day required
notice for recognized community organizations. The comment period ended on July 15,
2022.

e May 27, 2022 - Property owners and residents within 300 feet of the development were
provided early notification of the proposal.

e May 27, 2022 — The project was posted to the Online Open House webpage.
Notice of the public hearing for the proposal included:

e Julyigq, 2022
o Public hearing notice sign posted on the property

o July 14, 2022
o Public hearing notice mailed

o Public notice posted on City and State websites and Planning Division list serve
Public Input:
There was one email sent in support of this application:

Iwhen through the whole proposal. The size and lot location ofthe dwelling seem
wellthought out. It looks like there will stillbe privacy for the home owner as well
as the occupant of the new dwelling. [can't wait to see how it turns out.

Thank you,

Beatrice Godina
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ATTACHMENT H: Department Review
Comments

This proposal was reviewed by the following departments. Any requirement identified by a City
Department is required to be complied with.

Building: Comments provided by James McCormack

e The proposed ADU/DDU structure which is modular is to conform to 2015 IRC and adopted
codes. A 5 foot min setback has been outlined for the proposed building. Only 2 structures
would be on the lot. Walls less than 5 foot from the lot line to follow the 2015 IRC R302.1

Fire: Comments provided by Douglas Bateman
e No comments.
Transportation: Comments provided by Michael Barry

e The parking requirement for the single-family residence and the ADU are satisfied by parking
tandem in the driveway

Public Utilities: Comments provided by Jason Draper

¢ No objection to conditional use. The existing sewer lateral is more than 60 years old and will
need to be video inspected before the ADU can be connected to it. The owner will need to
contract a plumbing company to do the video and make sure to have a public utility inspector
onsite during the video inspection to verify conditions. The ADU will need to go through the
building permit process.
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