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SALT LAKE CITY COUNCIL STAFF REPORT 
 
DATE:   July 8, 2005 
 
SUBJECT: Petition 400-02-34 – request to develop compatible infill overlay 

standards for the Yalecrest neighborhood 
 
AFFECTED COUNCIL DISTRICTS: If the ordinance is adopted the Zoning Ordinance text and map 

amendment will affect Council Districts 5 and 6 
 
STAFF REPORT BY:   Janice Jardine, Land Use Policy Analyst 
 
ADMINISTRATIVE DEPT.  Community Development Department, Planning Division 
AND CONTACT PERSON:  Joel Paterson, Planning Programs Supervisor  
 
NOTICE REQUIREMENTS:  Newspaper advertisement and written notification to surrounding 

property owners 14 days prior to the Public Hearing 
 
 
An updated ordinance will be provided by the Attorney’s office prior to 
the Council meeting. 
 
POTENTIAL MOTIONS:    
 
1. [“I move that the Council”]  Adopt an ordinance amending the Zoning Ordinance and establishing the 

Yalecrest Compatible Infill Overlay District.  (District boundaries – 1300 East to 1900 East and 800 
South, Sunnyside Ave. (840 South) to 1300 South.) 

 
2. [“I move that the Council”]  Not adopt an ordinance amending the Zoning Ordinance and establishing 

the Yalecrest Compatible Infill Overlay District.  (District boundaries – 1300 East to 1900 East and 800 
South, Sunnyside Ave. (840 South) to 1300 South.) 

 
 

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

 
 
ATTACHMENTS: 
 
A. For Council Members convenience, these items are brought forward from the Administration’s 

transmittal: 
1. Proposed Overlay District map 
2. Summary – Proposed Yalecrest Compatible Infill Overlay Standards 
3. Comparison chart - Proposed Yalecrest Compatible Infill Overlay, Residential R-1/5,000 and R-

1/7,000 standards 
4. Summary of Planning Commission hearing issues and responses 
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B. Additional information received from the Yalecrest Compatible Infill Committee: 

1. Yalecrest Compatible Infill Committee’s response to issues raised by the Planning Commission 
2. Yalecrest garage comparison and partial list of demolitions  (This information was provided 

previously to Council Members.)    
 

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

1. Establish the Yalecrest Compatible Infill Overlay District (YCI), and  
2. Apply the overlay district zoning to residential properties zoned Residential R-1/5,000 and 

Residential R-1/7,000 within the area described below: 
a. 1300 to 1900 East, and 
b. 800 South, Sunnyside Avenue (840 South) to 1300 South. 

 
B. This petition was initiated in response to community concerns relating to the design of some new houses 

and additions in the Yalecrest neighborhood that are out of scale with surrounding homes. The 
Administration’s transmittal and Yalecrest Compatible Infill subcommittee’s information notes this 
action is intended to encourage reinvestment and appropriate infill residential development that is 
compatible with the Yalecrest neighborhood while not unduly limiting creativity or the design process.  

 
C. The Administration’s transmittal notes the following guiding principles were established as part of the 

constituent subcommittee discussions regarding various approaches to regulating compatible infill and 
creation of the proposed standards. 
1. Develop an over-the-counter permitting process that would not require the creation of a design 

review board.   
2. Limit the burden on applicants seeking building permits. 
3. Address only those issues that have a significant potential of detracting from the established 

character of the Yalecrest area. 
4. Create as few non-complying structures as possible while developing an effective way to protect the 

character of the Yalecrest area. 
 
D. The Overlay District section of the Zoning Ordinance notes “An overlay district is intended to provide 

supplemental regulations or standards pertaining to specific geographic features or land uses, wherever 
these are located, in addition to "base" or underlying zoning district regulations applicable within a 
designated area. Whenever there is a conflict between the regulations of a base zoning district and those 
of an overlay district, the overlay district regulations shall control.”  (21A.34.010.A.) 

 
E. The purpose of the proposed Yalecrest Compatible Infill Overlay District (YCI) is to establish standards 

for new construction, additions and alterations of principal and accessory residential structures within the 
Yalecrest community.  The goal is to encourage compatibility between new construction, additions or 
alterations and the existing character and scale of the surrounding neighborhood.  The YCI Overlay 
District promotes a desirable residential neighborhood by maintaining aesthetically pleasing 
environments, safety, privacy and neighborhood character.  The standards allow for flexibility of design 
while providing compatibility with existing development patterns within the Yalecrest community. 

 
F. The proposed standards address building and exterior wall height, front yard setback and accessory 

structures including size and width of garages.  The standards do not regulate demolition of homes.  
(Please see Attachments A.2 and A.3 for additional detail relating to the rationale used in creating the 
standards and a summary of the proposed standards.)  Key components include: 
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1. Building Height - The primary purpose of the height standard is to promote a reasonable scale in 
relationship to other existing residences.  The YCI reduces the maximum building height by two and 
one-half feet, this standard, coupled with limitation on the maximum height of exterior walls along 
the interior side yard this standard is intended to ensure that new construction will be more 
compatible with existing homes and help to preserve the amount of light available to adjacent homes. 
a. Sloping roofs – 27.5 ft. – 30 ft. max. on sloping lots 
b. Mansard or flat roofs – 20 ft. 
c. Accessory structure height is reduced from 17 ft. to 15 ft. 

2. Exterior Wall Height – A maximum wall height (18.5 ft.) for walls along the internal side yard is 
established to limit the impact tall structures may have on light/shading on neighboring properties.  
The wall height varies in relation to the distance of the wall from the required building setback line. 

3. Front Yard Setback - The proposed YCI establishes the front yard setback by determining the 
average setback of other houses within 300 feet on the same side of the street.  This approach creates 
a standard that accommodates the variation of front yard setbacks found in different areas of 
Yalecrest yet respects the uniformity of front yard setbacks established on a particular block. 

4. Garages - New homes built in this community often utilize a modern design trend of attaching the 
garage to the front of the house.  This type of design detracts from the traditional development 
pattern in Yalecrest where over 90 percent of garages are detached from the house and built in the 
rear yard.   
a. The proposed regulations would allow the expansion or reconstruction of non-complying 

garages located in the rear yard to 440 square feet. 
a. Attached garages would not be allowed to extend beyond the front line of the building.  Existing 

attached garages that extend beyond the front line of a house could be replaced if reconstructed 
with the same footprint and dimensions. 

b. The width of an attached garage would be limited to 50 percent of the front façade of the house. 
c. Maximum garage door height is 8.5 feet. 

5. Special Exception Process - The YCI includes a special exception process to allow a garage to be 
constructed forward of the front line of the house under certain circumstances.  In instances where 
the topography or shape of a lot prevents the possibility to meet setback requirements, property 
owners may seek relief through a variance process. 

 
G. The public process included: 

1. Yalecrest Community Council Compatible Infill subcommittee meetings between August 2001 and 
November 2003. 

2. Presentation of the proposal to at the Yalecrest Community Council.  The Administration’s 
transmittal notes the Community Council was supportive of the petition. 

3. Planning Division sponsored open house. 
4. Written notification of the Planning open house and Planning Commission hearing to affected 

property owners. 
 
H. On November 10, 2004, the Planning Commission voted to forward a positive recommendation to the 

City Council to approve the Yalecrest Compatible Infill Overlay zoning text and map amendments.  (See 
Attachments A.4 and B.1 for details.)  The Administration’s paperwork notes: 
1. Because the Planning Commission vote was so close (4-3), Planning Staff prepared a list of key 

issues raised during the Planning Commission hearing in order to provide a sense of the key issues 
addressed.   

2. Two of the three Planning Commissioners who voted against the motion stated that the YCI 
ordinance would be improved through fine-tuning and suggested additional discussion by the 
Planning Commission, possibly in a subcommittee format.  No explanation was given for the other 
“no” vote. 

3. No modifications to the ordinance were requested. 
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I. Issues discussed at the Planning Commission hearing are summarized below:  (See Attachments A.4 and 
B.1 for details.) 
1. Perceived lack of public notification and participation  
2. Concerns relating to building and wall height, roof types and design, garage location and size, and 

front setback requirements. 
 
MATTERS AT ISSUE /POTENTIAL QUESTIONS FOR THE ADMINISTRATION: 
 
A. Council Members may wish to discuss with the Administration in further detail:  
 

1. Compatibility between the proposed overlay standards and other applicable sections of the Zoning 
Ordinance such as: 
a. Changes to the Non-Conforming use/Non-Complying Structure regulations (recently adopted by 

the Council) and additional modifications requested by the Council currently being considered 
by the Planning Commission. 

b. The Administrative interpretation for ‘in-line’ additions.  (Please note that Administrative 
interpretations are not included in the Zoning Ordinance.)  Key elements from the interpretation 
recently provided to the Council from the Administration include: 

 The purpose is to accommodate a rear addition in line with the established side wall line 
of the structure, rather than requiring the wall of the new addition to be recessed 
(typically 1 to 3 feet), to comply with current side yard requirements. 

 The Board of Adjustment Special Exception process is required for a request to encroach 
into the rear yard only when a portion of the home already encroaches into the rear yard 
and the new addition into the rear yard does not extend beyond the existing structure.  
Otherwise, any encroachment into the rear yard would have to be pursued as a variance. 

 A structural encroachment into the rear yard on a corner lot shall be the same as for an 
interior lot. 

 
2. One Council Member has suggested that it may be appropriate to cross reference the proposed 

overlay chapter with applicable sections of the Zoning Ordinance that provide options a property 
owner may take if proposed new construction or a remodel does not meet the standards of the 
proposed Overlay District.  The proposed text clearly identifies the Special Exception or Variance 
process through the Board of Adjustment for garages.  It is not clear if this option would apply to 
new construction/remodel of the primary structure or other types of accessory structures. 
a. The Special Exception process provides the following standards to be considered by the Board of 

Adjustment for a proposed use and development: 
 Will be in harmony and compliance with the general and specific purposes of the Zoning 

Ordinance and District. 
 Will not substantially diminish or impair the value of the property within the 

neighborhood. 
 Will not have a material adverse effect upon the character of the area. 
 Will be constructed, arranged and operated so as to be compatible with the use and 

development of neighboring property in accordance with applicable district regulations. 
 Will not result in the destructions, loss or damage of natural, scenic or historic features 

of significant importance. 
 Will not cause material air, water, soil or noise pollution or other types of pollution. 

 Will comply with all additional standards that may be imposed. 
b. The Variance process provides the following standards to be considered by the Board of 

Adjustment: 
 Literal enforcement of the Zoning Ordinance would cause an unreasonable hardship and 

is not necessary to carry out the general purpose of the Zoning Ordinance. 
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o The alleged hardship is related to the size, shape or topography of the property. 
o The alleged hardship comes from circumstances peculiar to the property, not from 
conditions that are general to the neighborhood. 

 There are special circumstances attached to the property that do not generally apply to 
other properties in the same zoning district.  Special circumstances: 
o Are related to the alleged hardship. 
o Deprive the property of privileges granted to other properties in the same zoning 

district. 
 Granting the variance is essential to the enjoyment of a substantial property right 

possessed by other property in the same zoning district. 
 The variance will not substantially affect the general plan of the City and will not be 

contrary to the public interest. 
 The spirit of the Zoning Ordinance is observed and substantial justice done. 

 
3. Comments and review provided by City Departments or Divisions such as Building Services and 

Zoning Enforcement.  The Planning staff report notes: 
a. The proposed text and map amendments will not change the land use patterns, densities or types 

of land uses within the Yalecrest Community.  Consequently, the YCI will have no impact on the 
adequacy of public facilities and services in the Yalecrest Community.  

b. Any new development that occurs within the Yalecrest Community must be reviewed on an 
individual basis to determine if there will be any impact on public facilities and services. 

c. The adequacy of public facilities and services criteria does not directly relate to the proposed text 
and map amendment and is not applicable.   

 
MASTER PLAN AND POLICY CONSIDERATIONS: 
 
A. The East Bench Master Plan (April 1987) is the adopted land-use policy document that guides new 

development in the area of the proposed overlay district. 
 

1. The Future Land Use Map identifies this area for Low Density Residential uses, 4-8 units/gross acre. 
2. Residential land use policy proposed for the East Bench Community reinforces the City’s existing 

policy of maintaining established residential land use patterns and avoiding incompatible uses. 
3. The Urban Design Strategies for Enhancing Residential Character section of the Plan states: 

a. East Bench residential neighborhoods have a delightful character.  Even though there is a wide 
variety of housing age, size, and style, most properties contribute to the community’s quality 
environment.  These desirable neighborhoods have not happened by chance.  A strong sense of 
neighborhood identity along with proper application of subdivision, building, and zoning 
regulations have played an important role in establishing the community’s character. 

b. Maintaining the delightful character of East Bench neighborhoods requires vigilant City and 
community effort.  A lax attitude by the community or City could result in noticeable decline.  
Elements detracting from residential character identified in the Plan that are relevant to this 
proposal include:  
 Building remodels or additions that are not compatible with the design of the original 

structure or neighboring homes. 
 New structures that are not compatible with the design of surrounding homes. 

c. The older Harvard-Yale area contains many buildings of architectural and historical significance.  
Conditions may warrant creating a conservation or historic district in the area where the City 
would review all new buildings, additions, or alterations for compatibility with established 
neighborhood character. 

d. Urban design will play an increasingly important role in neighborhood maintenance and 
preservation. 
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e. Even though neighborhood preservation has been an important concern since the last decade; 
tools to effectively manage neighborhood stability are continually being developed and refined.  
Innovative approaches to implementing urban design concepts and proposals may be the solution 
to may of the problems the East Bench Community will continue to face. 

 
B. 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.   

 
C. The City’s Strategic Plan and the Futures Commission Report express concepts such as maintaining a 

prominent sustainable city, ensuring the City is designed to the highest aesthetic standards and is 
pedestrian friendly, convenient, and inviting, but not at the expense of minimizing environmental 
stewardship or neighborhood vitality.  The Plans emphasize placing a high priority on maintaining and 
developing new affordable residential housing in attractive, friendly, safe environments and creating 
attractive conditions for business expansion including retention and attraction of large and small 
businesses. 

 
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: 
1. Is aesthetically pleasing; 
2. Contributes to a livable community environment; 
3. Yields no negative net fiscal impact unless an overriding public purpose is served; and 
4. 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 Administration’s transmittal provides a chronology of events relating to the proposed zoning 
amendment.  Key dates are listed below.  Please refer to the Administration’s chronology for details. 

• May 4, 1999  Council motion adopting Ordinance 35 of 1999 – Zoning Ordinance text  
‘fine-tuning’ -… “request the Administration and Planning Commission 
identify a full range of options and policy considerations relating to 
neighborhood compatibility, public participation, mass, scale and height for 
non complying structures, legal conforming single family dwellings, two 
family dwellings and twin homes, new construction, replacement, 
remodeling, or additions for existing structures which comply with current 
zoning regulations…” 

• February 2001  Mayor Anderson meeting with Yalecrest Community Council 
• May 2001   Planning staff begins developing options to address compatible infill within  
     residential neighborhoods 
• August 2001  Yalecrest Community Council Compatible Infill subcommittee formed 
• Nov. 2001 to Nov. 2003 Subcommittee research and meetings 
• Nov. 25, 2003  Yalecrest Community Council meetings 

Feb. 24, 2004   “ “ 
• Sept. 22, 2004  Planning Open House 
• Nov. 10, 2004  Planning Commission hearing  
• April 20, 2005  Received in City Council Office 
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cc: Sam Guevara, Rocky Fluhart, DJ Baxter, Ed Rutan, Lynn Pace, Louis Zunguze, Brent Wilde, Doug 
Wheelwright, Cheri Coffey, Kevin LoPiccolo, Orion Goff, Larry Butcher, Joel Paterson, Jan 
Aramaki, Jennifer Bruno, Marge Harvey, Slyvia Jones, Lehua Weaver, Annette Daley, Barry Esham, 
Gwen Springmeyer 

 
File Location:  Community Development Dept., Planning Division, Zoning Amendment, Yalecrest 
Compatible Infill Overlay District (YCI), 1300 East to 1900 East and 800 South, Sunnyside Avenue (840 
South) to 1300 South 
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