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SALT LAKE CITY COUNCIL STAFF REPORT 
_____________________________________________________________________________________ 
 
DATE:   August 9, 2005  
 
SUBJECT: Petition No. 400-04-37 – A request by Mr. Victor Kimball to 

amend the zoning from Special Development Pattern 
Residential District (SR-3) to Downtown Support District (D-2) 
for the rear portion of the properties located at 850, 854, and 858 
Edison Street, and to amend the Central Community Master 
Plan (1974). 

 
AFFECTED COUNCIL DISTRICTS: District 4 
 
STAFF REPORT BY:   Jennifer Bruno, Policy Analyst 
 
ADMINISTRATIVE DEPT. 
AND CONTACT PERSON:  Planning Division, Elizabeth Giraud, Senior Planner 
 
NOTICE REQUIREMENTS: Newspaper advertisement and written notification to 

surrounding property owners 14 days prior to the Public Hearing 
 

 
POTENTIAL MOTIONS:    
 
1. [“I move that the Council”]  Adopt an ordinance rezoning the rear portions of the properties 

located at 850, 854, and 858 Edison Street, from Special Development Pattern Residential (SR-
3), to Downtown Support District (D-2). 

 
2. [“I move that the Council”]  Not adopt an ordinance rezoning the rear portions of the 

properties located at 850, 854, and 858 Edison Street, from Special Development Pattern 
Residential (SR-3), to Downtown Support District (D-2). 

 
UPDATE 
Mr. Kimball has provided the Council with a memo with updated information and letters of support for his 
petition (see attached).  Included is a letter of support from the Baron’s Motorcycle Club, as well as a 
statement of support from Salt Lake City Police Detective Michelle Ross.  (note: Council Staff has 
requested a clarification of the formal position of the Police Department.)  Also included is a letter from 
appraiser Paul Thurston of First Interstate Financial, indicating that in his opinion the value of the 
properties on Edison Street would not be adversely affected should the rear portions of those properties be 
rezoned.   

MATTERS AT ISSUE 
The following issues have been raised at the work session briefing and since: 
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A. Commercial vs. Residential Priority – The City has put CDBG money towards reconstructing Edison 
Street in an effort to help stabilize a still-struggling residential neighborhood.  Typically the City 
encourages commercial uses to remain in commercial zones.  The Council may wish to consider 
weighing commercial development pressures with the residential neighborhood preservation efforts 
the City has already undertaken. 

B. Parking Spaces – One of the major reasons the petitioner is requesting to expand the commercial 
zoning is to fit the 57 parking spaces that Family Dollar is requiring.  Mr. Kimball has indicated that 
he has spoken with Family Dollar about reducing the parking required, and has not received a 
favorable response.  The Council may wish to ask the petitioner to enter into more serious negotiations 
with Family Dollar to reduce the required parking, particularly because a similar store of a similar size 
to the proposed store located at 800 East 200 South has only 23 parking spaces. 

C. Residential Impact – The current proposal would bring the rear wall of the Family Dollar store 
building to just under 20 feet from the rear of the homes on the Edison Street properties.  The 
petitioner indicated in the July 7 briefing that this building would likely be 18.5 feet high.  The 
Council may wish to consider asking the petitioner to plan for a buffering treatment to minimize the 
impact on the rear yards of the homes on Edison Street.(trees, plantings, vines). 

D. Other D-2 Businesses – Should the petitioner not follow through with the Family Dollar store plan, or 
should the property change owners at some point in the future, the following businesses are also 
permitted uses in the D-2 district: medical offices, gas stations, retail, pawn shops, drive through 
restaurants, private clubs, taverns, automobile repair shops, dry cleaners.  The maximum allowable 
building height is 65 feet and there is no minimum rear yard requirement.  The Council may wish to 
consider the impact that future commercial businesses could have on the existing residential 
properties. 

 

 

The following information was provided previously for the Council Work Session on July 7, 2005.  It is provided 
again for your reference. 

 

KEY ELEMENTS:   
E. An ordinance has been prepared for Council consideration to: 

1. Rezone the rear portions (approximately 69 feet of the total 157’ parcel length) of the 
properties located at 850, 854, and 858 Edison Street, from Special Development Pattern 
Residential (SR-3), to Downtown Support District (D-2).  The size of the land to be rezoned is 
7,677 square feet (.18 acres). 

2. Amend the Salt Lake City Zoning Map to be consistent with the rezoned portion of the 
property. 

3. Amend the Central Community Development Plan to be consistent with the rezoned property. 
 
B. This action would facilitate development of a single-level 8,000 square foot Family Dollar store to be 

located at 845-851 South State Street.  The store would have 57 off-street parking spaces. 

1. The Family Dollar Store could not fit on the existing State Street properties because of the 
amount of parking required by the corporation. 

2. Expanding the D-2 zoning area would provide enough room for the required parking.  Access 
to this parking would be solely from State Street. 

3. In addition to re-zoning the property, subdivision approval is required through a separate 
petition to the Planning Commission, in order to combine the current five parcels into four 
(enlarging the parcel located along State Street and reducing the size of the parcels located 
along Edison Street), before the Family Dollar store could be built.   
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C. The Planning Commission voted 4-2, to forward a negative recommendation to the City Council 
regarding the rezoning request despite Planning staff’s recommended approval of the request. 

D. Key points from the administration’s transmittal and Planning staff report are summarized below: 

1. The initial proposal called for demolition of the two homes located at 850 and 854 South 
Edison Street, to provide access through the site from State Street to Edison Street.  Planning 
staff did not support this proposal based on the loss of the two housing units and the adverse 
impact it would have on Edison Street.  The applicant subsequently submitted the current 
proposal – to rezone only the rear portions of the Edison Street properties, and not to create 
access through the site between State Street and Edison Street. 

2. Under the current proposal sole access to the proposed Family Dollar store would be from 
State Street, through a shared drive with the property to the north (835-841 S. State Street), 
which the applicant also owns.  This access satisfies a UDOT requirement made during 
conditional use approval for the car rental agency on that property (January 12, 2005).   

3. The proposed Family Dollar store would be located at the eastern portion of the property, what 
would be the new property line between the State and Edison Street properties, as there are no 
yard requirements in the D-2 zoning district.  The proposed commercial building would be just 
under 19 feet from the rear wall of the existing house at 854 Edison Street.  (See Attachment 
A). 

4. Surrounding zoning districts and land uses are as follows: 

i. North: D-2 Downtown Support District/Commercial (Proposed Enterprise Rent-A-
Car) 

ii. South: D-2 Downtown Support District/Commercial (Artic Circle, Chevron, 
Emissions and Inspections) 

iii. East: SR-3 Special Development Pattern Residential District/Single-Family Low 
Density Residential 

iv. West: D-2 Downtown Support District/Commercial (Audio Specialists, Taco Time) 

5. In 1995, the zoning for the Edison Street properties was changed from High Density 
Residential R-6 (as set forth in the Central Community Development Plan – 1974), to Special 
Development Pattern Residential SR-3. 

i. The proposed rezoning and subsequent subdivision action would reduce the size of the 
residential lots from an average of 5,953 square feet to an average of 3,931 square 
feet.   

ii. Overall, the average size of the residential lots on the west side of Edison Street is 
5,911, and 4,269 on the east side. 

iii. The minimum lot size required in the SR-3 zone is 2,000 square feet. 

6. The Planning staff report listed the following factors in support of the petition (the Planning 
Commission disagreed with factors i, ii, and iii – see item G below). 

i. The proposed amendment is consistent with the purposes, goals, objectives, and 
policies of the adopted general plan of Salt Lake City, as the development will allow 
for Downtown Support types of development while simultaneously maintaining the 
existing residential development pattern of Edison Street. 

ii. The proposed amendment is harmonious with the overall character of existing 
development in the immediate vicinity of the subject property, as the new retail 
establishment will be visually consistent with surrounding retail establishments along 
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State Street (with improved landscaping), while preserving the housing on Edison 
Street. 

iii. The proposed amendment minimizes the adverse impact on adjacent properties, 
particularly those residential land uses to the east.  The commercial establishment will 
be oriented toward State Street. 

iv. Public facilities and services exist and are adequate to serve the proposed 
development. 

7. A subsequent subdivision approval from the Planning Commission would be necessary to 
facilitate the development as proposed, should the Council approve the rezoning and map 
amendment. 

E. The purpose of the Special Development Pattern Residential (SR-3) is to provide lot, bulk and use 
regulations in scale with the character of development located within the interior of city blocks.  The 
development pattern of Edison street between 800 and 900 South is characterized by small, single-
family homes, set on long, narrow lots (approximately 150 feet long by 41 feet wide). 

F. The purpose of the Downtown Support District (D-2) is to accommodate commercial uses and 
associated activities that relate to and support the Central Business District but do not require a 
location within the Central Business District.  Development within the D-2 Downtown Support 
Commercial District is less intensive than that of the Central Business District.  The proposed 
development is a permitted use in the D-2 district.   

G. On April 13, 2005, the Planning Commission held a public hearing regarding the proposed 
development, a preliminary subdivision application, and the rezoning request.  The Planning 
Commission voted 4-2 to deny the preliminary subdivision application, and 4-2 to forward a negative 
recommendation to the City Council regarding the rezoning request. 

1. Issues discussed included the development future for the area as well as community reaction to 
the proposal. 

2. Other major issues discussed included the Planning staff report’s findings with regard to the 
impact this proposed development would have on the surrounding neighborhood.   

i. The Commissioners voting to deny the preliminary subdivision application stated that 
the proposed development did not appear to conform to the “well-defined character of 
the area.”   

ii. Commissioners also raised the concern for the potential decrease in value and 
desirability of existing affordable housing (due to smaller lot sizes than neighboring 
lots as well as the proposed store being located directly on the rear property line).  It 
was stated that the size of the lots, though still above the minimum lot required by the 
SR-3 zoning district, would not provide as much of a buffer to commercial businesses 
fronting State Street.   

iii. The Commissioners voting to deny the proposed rezoning stated disagreement with 
Planning staff’s findings regarding standards for approval: 

A. “The proposed amendment is consistent with the purposes, goals, 
objectives, and policies of the adopted general plan of Salt Lake City” 

B. “The proposed amendment is harmonious with the overall character of 
existing development in the immediate vicinity of the subject property” 

C. “The extent to which the proposed amendment will adversely affect 
adjacent properties” 

iv. The Commissioners voting to deny the petition agreed that the rezoning would 
diminish the desirability of the existing affordable homes on Edison Street, adversely 
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affect these properties by reducing the buffer to commercial activity, and would result 
in a development pattern not harmonious with the rest of the development on Edison 
Street. 

H. Transportation, Engineering, Police and Fire all recommended approval of the rezoning request, 
provided that all final plans conform to city codes and regulations.  The Engineering Division noted 
that UDOT must approve the proposed drive approach on State Street, to ensure compliance with 
UDOT regulations.   

I. The public process included presentations of the proposal to three Community Councils: 

1. Central City Neighborhood Council:  The initial proposal was presented on November 11, 
2004, and the Council voted 5-4 against the petition.  Planning Staff notified the Central City 
Neighborhood Council of the new proposal, and the Community Council failed to respond. 

2. Liberty Wells Community Council:  The initial proposal was presented to the Liberty Wells 
Community Council on October 13, 2004.  Some members expressed concern that the Edison 
Street properties remain residential; others supported the proposal because it would mean the 
elimination of what they deemed “blighted buildings.”  No official vote was taken.  The 
Liberty Wells Community Council Executive Committee did not consider it necessary for the 
petitioner to present the current proposal (March 15, 2005). 

3. People’s Freeway Community Council:  The initial proposal was presented to the People’s 
Freeway Community Council on March 3, 2005.  The People’s Freeway Community Council 
voted 5-0 in favor of the petition in the initial format and did not request that the developer 
return to present the current proposal. 

 
MATTERS AT ISSUE /POTENTIAL QUESTIONS FOR  
ADMINISTRATION: 
A. The Council may wish to discuss further with the Administration the standards for general 

zoning map amendments listed below, and the Planning Commission’s voiced disagreement 
with the Planning staff’s findings (detailed in Key Element D.6.): 

1. “The proposed amendment is consistent with the purposes, goals, objectives, and policies of 
the adopted general plan of Salt Lake City.” 

2. “The proposed amendment is harmonious with the overall character of existing development 
in the immediate vicinity of the subject property.” 

3. “The extent to which the proposed amendment will adversely affect adjacent properties.” 
 
MASTER PLAN & POLICY CONSIDERATIONS : 
 
A. The Central Community Development Plan (1974), as updated through the 1995 zoning rewrite 

project, identifies the property to be rezoned as Interior Block Special Residential, with the adjacent 
property fronting State Street identified as Downtown Support.   

B. The State Street Plan (1990)  

a. Neighborhood buffers: Preservation of the adjacent neighborhood is vital.  It is essential 
that commercial and institutional intrusions be curtailed…Neighborhood transitional 
design features should also be installed to indicate clearly the boundaries between 
commercial and residential areas.  Landscaped buffers of ten to fifteen feet between 
commercial and neighborhood areas should be a high priority. 

b. Neighborhood Interface: One of the root causes of many problems along State Street is 
that most development almost totally ignores adjacent neighborhoods.  Consequently, 
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some of State Street’s greatest potentials lie in businesses that serve neighborhood and 
community needs. 

C. The City’s Comprehensive Housing Plan policy statements address a variety of housing issues 
including quality design, public and neighborhood participation and interaction, transit-oriented 
development, encouraging mixed-use developments, housing preservation, rehabilitation and 
replacement, zoning policies and programs that preserve housing opportunities as well as business 
opportunities.   

D. The Council’s growth policy notes that growth in Salt Lake City will be deemed the most desirable if 
it meets the following criteria: 

a. Is aesthetically pleasing; 
b. Contributes to a livable community environment; 
c. Yields no negative net fiscal impact unless an overriding public purpose is served; and 
d. Forestalls negative impacts associated with inactivity. 

 
E. The City’s 1990 Urban Design Element includes statements that emphasize preserving the City’s 

image, neighborhood character and maintaining livability while being sensitive to social and economic 
realities. 

 

CHRONOLOGY: 
 
The following is a chronology of events relating to the proposed rezoning and master plan amendment.  
Please refer to the Administration’s chronology for details. 

• June 13, 2004    Petition received. 
• Sept-Nov, 2004  Presentation of the petition to Liberty Wells, People’s 

Freeway, and Central City Community Councils.   
• March 3, 2005    Ordinance requested from the City Attorney. 
• April 13, 2005   Planning Commission Hearing. 
 

 
cc: Sam Guevara, Rocky Fluhart, DJ Baxter, Ed Rutan, Lynn Pace, Louis Zunguze, Brent 
Wilde, Doug Wheelwright, Janice Jardine, Elizabeth Giraud, Marge Harvey, Sylvia Jones, Jan 
Aramaki, Lehua Weaver, Gwen Springmeyer 

 

File Location:  Community Development Dept., Planning Division, Rezoning and Master Plan 
Amendment, Victor Kimball, 850, 854, and 858 Edison Street 
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Attachment A 
 

 



DATE: August 1,2005 

TO: City Council 

FROM: Victor Kimball 
Southern Investment, LLC. 
8 East Broadway, Suite 400 
Salt Lake City, Utah 841 11 
(801 ) 355-4300 
Kimball@itower.net 

RE: Rezone the back lots of 850, 854, and 858 South Edison Street to a 
commercial zone. 

CASE NUMBER: 400-04-37 

As owners OF residential property or1 Edison Street, we desire that this 
property be partially re-zoned. As you can see from Attachment 1, a map of 
the proposed site, the re-zoning of the back portion of the lots on State Street 
will not diminish the value of homes in the area. (see also Attachment 2, letter 
from Paul Thurston - BankerIAppraiser) We believe that new construction 
would actually stimulate activity in the area, which would create a safer 
environment, and actually increase the value of these honies. It should also 
be noted that the remainder of the lots on Edison Street would be twice the 
size required for the existing residential zone. 

Enclosed please find the following documentation in favor of re-zoning the 
properties located at approximately 845 S. State Street, and 850, 854 and 
858 Edison Street. 

MAP OF PROPOSED SITE PLAN 
This site plan shows where the new buildings would be placed on 

the subject property. On this site plan, we have included a shared entry 
from State Street to each business. This is required by UDOT because 
State Street is a State road. Due to this joint access, the building needs to 
be set back to allow ingress and egress for truck deliveries. 



LETTERS FROM PROPERTY OWNERS IN THE AREA 
We sent certified letters to all property owners on Edison Street and 

those abutting Edison Street. All were in favor of their properties being re- 
zoned commercial, or selling their property. 

- Edison Street consists of 17 lot owners, of which only 3 
are owner occupied, 3 are vacant lots and 2 are boarded 
homes. 

- The Baron Motorcycle Club occupy the home across the 
street from the subject property. (see Attachment 3, 
letter of support for this zone change) 

OTHERAPPROVALS 
The Plar~l-ling and Zoning Staff and Economical Development have 

recommended approval of this project. 

LETTER FROM THE SALT LAKE c l n  POLICE DEPARTMENT 
Detective Michelle Ross from the Salt Lake City Police Department 

states "There are many businesses surrounding this neighborhood. It is 
difficult to rehabilitate older residences for rent or sale in a heavily 
commercialized area. If there is an opportunity for new businesses to 
locate in this area, it appears ,that it would be an advantage to the 
neighborhood and the city. Some of the benefits new commercial 
construction brings to an area, other than new buildings, are 
improvements to lighting, landscaping, roadways, signage and legitimate 
traffic. Due to the current condition of the homes in this area, it does not 
appear to be economically viable to rehabilitate these homes. The cost of 
the rehabilitation would out weigh any .future income or community 
benefits." (dated July 27, 2005) 





S T A T E  S T R E E T  

KIMWELL INVESTMENTS 
871 S. STATE STREET 
SALT LAKE CTTY, UTAH r*. 

NEW SITE PLAN ?~%N$*mk$~&%$~O1%~~!TS~ 
f@l) 322-5124 FNI -Erndl VYM 



FIRST INTERSTATE FINANCIAL 

July 28, 2005 

Victor Kirnball 
Kimball Investment Corr~pany 
8 East 300 South, Suite 400 
Salt Lake City, Utah 841 1 1 

Re: 850, 854, and 858 Edison Street 

Dear Mr. Kimball: 

You have asked me to give you niy opinion as to tlie valuation of the properties 
on Edison Street if you were to remove the back portion of the lots as shown on 
the attachment. 

First let me assure you of my qualifications. I have been in banking since 1977. 
I have worked with many financial institutions such as Valley Bank, Bank One, 
First Interstate Bank, Wells Fargo Bank and I currently own First Interstate 
Financial. I have been an Appraiser, certified by the State of Utah. My 
experience has primarily been in lending and appraising real estate. 

With that being said, it is my opinion that the value of the remainder, being the 
homes and lot on Edison Street will not dimirrish in value as to what they could 
be sold for. It is also my opinion that doing a development on State Street using 
these rear lot portions would help increase the value of the properties on Edison 
Street. 

Hopefully this will help you in yolJr evaluation of the use of the property. 

encl: attachment 

8 EAST BROADWAY, SUITE 423 * SALT LAKE CITY, UT 841 11 



Victor Kimball 
8 East Broadway, Suite 400 
Salt Lake City, Utah 841 I I 

Re: Zoning Change 850, 854, 858 South Edison Street 

Dear Mr. Kimball, 

This letter is in regards to a ZOI-ling change request for the above 
referenced parcels. As the owner of the adjacent property, we are in 
favor of the zoning change of the back portion of the lots located at 
850, 854, and 858 South Edison Street as per the attached site plan, 
with the front por1:ion to remain the same along Edison Street. 

James Parker 
President, The Barons 



View of back yards from commercial property 

 
 
View of houses along the west side of Edison Street 
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