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SALT LAKE CITY COUNCIL STAFF REPORT 
 
DATE:   October 6, 2006 
 
SUBJECT: Petition 400-06-06 – 639 W. North Temple, LLC – request to: 

• Rezone property located at 644 West North Temple from 
Commercial Corridor CC and Special Development Pattern 
Residential SR-3 to Moderate/High Density Multi-Family 
Residential RMF-45 

• Amend the Capitol Hill Community Master Plan Future Land 
Use Map 

 
AFFECTED COUNCIL DISTRICTS: If the ordinance is adopted the rezoning and master plan amendment 

will affect Council District 3 and abutting Council Districts 1 and 2 
 
STAFF REPORT BY:   Janice Jardine, Land Use Policy Analyst 
 
ADMINISTRATIVE DEPT.  Community Development Department, Planning Division 
AND CONTACT PERSON:  Everett Joyce, Senior Planner  
 
NOTICE REQUIREMENTS:  Newspaper advertisement and written notification to surrounding 

property owners 14 days prior to the Public Hearing 
 

WORK SESSION SUMMARY/NEW INFORMATION:    
 
A. On September 12, 2006, the Council received a briefing from the Administration regarding the proposed 

rezoning and master plan amendment. 
B. Issues discussed included: 

1. Location of the building on the west side of the site as requested by the Community Council. 
2. Traffic impacts from future higher density development in the area.  The City expects development 

intensification in this area surrounding the light rail corridor.  Access to light rail is expected to 
alleviate some of the congestion. 

3. Number of units = 72-74  Proposed unit size = 1,100 sq. ft. approximately 
Project will be 100% condominium with 20% available for investor purchases 
Unit price range = $225,000 + for 2 bedroom unit and under $200,000 for 1 bedroom unit 

 

POTENTIAL MOTIONS:    
 
1. [“I move that the Council”]  Adopt an ordinance: 

• Rezone property located at 644 West North Temple from Commercial Corridor CC and Special 
Development Pattern Residential SR-3 to Moderate/High Density Multi-Family Residential RMF-45 

• Amend the Capitol Hill Community Master Plan Future Land Use Map 
 
2. [“I move that the Council”]  Not adopt the proposed ordinance: 

• Rezone property located at 644 West North Temple from Commercial Corridor CC and Special 
Development Pattern Residential SR-3 to Moderate/High Density Multi-Family Residential RMF-45 

• Amend the Capitol Hill Community Master Plan Future Land Use Map 
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The following information was provided for the Council Work Session on September 12, 2006.   
It is provided again for your reference. 
 

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

1. Rezone property at 644 West North Temple from Commercial Corridor CC and Special 
Development Pattern Residential SR-3 to Moderate/High Density Multi-Family Residential RMF-
45. 

2. Amend the Capitol Hill Community Master Plan Future Land Use Map designation for the property 
from low-density residential to medium-density residential land use. 

3. Subject to the following conditions: 
a. Submission of the proposed development site plan (Exhibit B in the ordinance) 
b. Filing a complete building permit application to build the proposed development (Exhibit B in 

the ordinance) 
4. The ordinance will become effective on the date of its first publication. 
5. The City Recorder is instructed not to publish the ordinance until the Planning Director certifies that 

the conditions have been met. 
 
B. The rezoning and master plan amendment would facilitate construction of a 72-unit condominium 

residential development with three stories of dwelling units above one level of parking on a vacant 
parcel. (Please see the Planning staff report and Planning Commission minutes for details.) The 
Administration’s transmittal and Planning staff report note: 
1. The applicant’s original development proposal located the condominium structure on the eastern 

portion of the lot. 
2. The revised site plan locates the condominium structure on the western portion of the lot.  This is in 

response to concerns raised in the Fairpark Community Council meetings regarding the building 
location and its impacts on the adjacent low-density residential properties to the east. 

3. Amending the Capitol Hill Community Master Plan Future Land Use map from Commercial and 
Low-Density Residential to Medium-Density Residential is necessary to accommodate the proposed 
development’s density. 

4. The proposed condominium development will comply with the requirements of the RMF-45 zoning 
district. 

5. The property was previously used for commercial use.  A motel occupied the site until the property 
was acquired for reconstruction of Interstate 15.  The subject parcel is the remainder of the original 
parcel acquired by the Utah Department of Transportation.  

6. In 1999 to 2001, during the development of the Capitol Hill Community Master Plan the property 
was used as a staging area for the reconstruction of Interstate 15.  It was unknown at that time how 
much of the property would be used for freeway purposes.  The Future Land Use Plan for the area 
identified transportation and commercial land uses along the North Temple Street frontage and the 
interior block for residential land use.  

7. Preliminary condominium approval of the proposed development should be reviewed by the 
Planning Commission with specific consideration to adequately address building setbacks from 
adjacent low-density properties and development.  

8. In the mid 1990’s a concerted effort was made by the City to ensure that new multi-family 
development would be located on major arterials along the edges of neighborhoods rather than 
within low-density neighborhoods.  In addition, light rail is slated to be developed along North 
Temple Street.   
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9. Development of this property, which was once commercial, as medium/high density residential land 
use is appropriate.   

 
C. The Planning staff report notes that the overall character of the area contains a variety of land uses 

ranging from single-family residential uses to commercial land uses.  Surrounding residential uses 
include single-family dwelling units, duplexes, 3-4 unit apartments and high-density apartments.  
Immediately east of the subject parcel are commercial uses on the North Temple Street frontage and low-
density residential uses to the east.  Single-family and duplex residential uses are located to the north.  
The development character south of the subject property includes high-density residential and a mix of 
non-residential uses.  Commercial land uses are located west of Interstate 15 along the North Temple 
street frontage. (Please see attached map for details).   

 
D. The purpose of the Special Development Pattern Residential SR-3 zoning district is to provide lot, bulk 

and use regulations in scale with the character of development located within the interior portions of City 
blocks.  Off-site parking facilities in this district to supply required parking for new development may be 
approved as part of the conditional use process. Maximum building height in the zone is 30 feet or 2 ½ 
stories, whichever is less.  Maximum density in the SR-3 zone is 29 units/acre for single-family attached 
dwellings and multi-family developments. 

 
E. The purpose of the Commercial Corridor CC zoning district is to provide an environment for efficient 

and attractive automobile oriented commercial development along arterial and major collector streets. 
Maximum building height in the zone is 30 feet or 2 ½ stories, whichever is less.  Multi-family 
residential uses in addition to a broad range of commercial uses are permitted in this zone. 

 
F. The purpose of the Moderate/High Density Multi-Family Residential RMF-45 zoning district is to 

provide for an environment suitable for multi-family dwellings of a moderate/high density. Commercial 
and office types of uses are not permitted in this zone.  Maximum building height in the zone is 45 feet. 
Maximum density in the RMF-45 zone is: 
• 14.5 units/acre for single-family attached dwellings 
• 30.5 units/acre for multi-family developments with less than 15 units 
• 43.2 units/acre for multi-family developments over 15 units with 1 acre 
• 43.0 units/acre for multi-family developments over 15 units and above 1 acre 

 
G. The City’s Fire, Police, and Public Utilities Departments and Transportation and Engineering Divisions 

have reviewed the request.  The development proposal will be required to comply with City standards 
and regulations and demonstrate that there are adequate services to meet the needs of the project.  In 
addition, North Temple is a State road and the proposed development will require review by the Utah 
Department of Transportation (UDOT) for access and driveway location approval.  The Planning staff 
report and Department/Division comments note: 
1. The Public Utilities Department stated that high groundwater is typical in this area.  If below grade 

buildings or structures are proposed, a stamped geotechnical report identifying the highest expected 
groundwater must be submitted to Public Utilities for review and approval. 

2. The Police Department identified that this property has been an area of concern for residents for 
many years.  This project would be a positive addition to the neighborhood and a good use of that 
space.  Steps should be taken to implement as many “crime prevention” strategies in the design of 
the structure and site configuration as possible to minimize potential needs for increased Police 
Services.   

3. The Transportation Division reviewed the traffic data identifying additional trips generated and that 
the property has direct access to an arterial street.  Street lighting upgrades may be required to 
comply with the City’s street lighting master plan.   

4. Public way improvements may be required to comply with City Engineering standards.  
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5. The Permits Department noted the RMF-45 zone requires a 10 ft. landscaped buffer along single or 
two family districts that abut the property.  This property abuts an SR-1 zone to the north and east, 
therefore, the project will need to provide the landscape buffer. The submitted site plan shows a 10 
ft. setback and some trees but does not clearly define the buffer area or plantings.  Also, it appears 
that some playground equipment may encroach into the buffer area. 

 
H. The public process included presentation of the proposed development to the Fairpark and Poplar Grove 

Community Councils and written notification of the Planning Commission hearing to surrounding 
property owners and affected Community Councils.  The Administration’s transmittal and Planning staff 
report note: 
1. The proposed development was presented to the Fairpark Community Council on March 23 and 

April 27 of 2006.  Issues raised related to traffic impacts on North Temple and impacts on adjacent 
properties.  The applicant addressed the traffic impact issues related to traffic being able to transition 
onto the property without creating conflicts with North Temple traffic movement.  The applicant 
modified the site plan showing a visitor parking lot at the front portion of the parcel and has located 
the vehicle access gate to the remainder of the property well back from the North Temple Street 
frontage.  Another concern was the impact on adjacent properties if the zoning is changed to allow 
45-foot high buildings adjacent to single family residential uses. (The revised site plan locates the 
condominium structure on the western portion of the lot.)   

2. After discussion of the issues, the Community Council voted not to support the requested zoning 
change 11-7 for the proposed condominium project.  Those in favor of the plan saw an upscale 
economic boost to the area, while those opposed, felt it was too dense of a population for the lot size, 
did not like having such a tall building go in right next to them and worried about who it might bring 
into the neighborhood.  It was recommended by adjacent residents that higher density should be 
placed on the commercial zoned portion of the property and lower density on the SR-3 back portion 
of the parcel.   

3. The Planning Division received comments on the proposed rezoning amendment petition.  These 
responses are in opposition to the proposal and are included in the Planning staff report, Exhibit 5 – 
Other Public Comments.  (For ease of reference the items have been brought forward from the 
Administration’s transmittal and attached at the end of this staff report.) 

 
I. The Planning staff report provides the following findings for the Zoning Ordinance Section 21A.50.050 - 

Standards for General Amendments. The standards were evaluated in the Planning staff report and 
considered by the Planning Commission.  (Discussion and findings for these standards are found on 
pages 5-8 of the Planning staff report.) 

 
1. Whether the proposed amendment is consistent with the purposes, goals, objectives, and policies of 

the adopted general plan of Salt Lake City. 
Findings:  Although the proposed amendment is not consistent with the future land use map an 
amendment to the Capitol Hill Community Master Plan to a medium-density land use designation 
would be required.  The proposed amendment supports the provision of housing opportunity that is 
consistent with policies of the Salt Lake City Transportation Master Plan and the Salt Lake City 
Community Housing Plan with respect to the North Temple transit corridor.   

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

Findings: With appropriate setbacks the proposed development will be compatible with the scale 
and character of the neighborhood.  The proposed development plan is harmonious with the 
overall character of existing development.  The proposed amendment is harmonious with the land 
use character desired along a major arterial and transit corridor. 
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3. The extent to which the proposed amendment will adversely affect adjacent properties.  

Findings:  With appropriate design and site configuration of development on the subject property 
to meet RMF-45 landscape buffer requirements and setback standards, the proposed amendment 
will not adversely affect adjacent properties.   

4. Whether the proposed amendment is consistent with the provisions of any applicable overlay zoning 
districts that may impose additional standards. 

Findings: The property is not within any overlay districts. 
5. The adequacy of public facilities and services intended to serve the subject property, including but 

not limited to roadways, parks and recreational facilities, police and fire protection, schools, storm 
water drainage systems, water supplies, and waste water and refuse collection.   

Findings: The public facility services and utilities are in place to serve the subject parcel.  If 
specific development demands exceed service capacity, the developer would be required to make 
system improvements as part of obtaining a building permit.  The adjacent arterial streets can 
absorb the traffic generated by the proposed uses. 

 
6. In addition, the Planning staff report notes the following findings regarding the proposed Capitol Hill 

Community Master Plan amendment: 
Findings:  Amendment of the Capitol Hill Master Plan Future Land Use map for the subject 
property supports the Salt Lake City Transportation Master Plan by providing for the 
accommodation of higher residential density along the North Temple transit corridor and 
supports the Salt Lake City Community Housing Plan policy regarding transit oriented 
development. 
 
Amendment of the Capitol Hill Community Master Plan Future Land Use Map from commercial 
and low-density residential to medium-density residential does not detract from the desirability 
of maintaining the Guadalupe neighborhood as a low-density residential community. 

 
• RECOMMENDATION (Planning staff): 

 
Based on the findings of fact, staff recommends that the Planning Commission forward a 
recommendation to the City Council to approve the request of Petition 400-06-06, to amend the 
Capitol Hill Community Master Plan Future Land Use Map for medium density residential land uses 
and rezone the property from CC and SR-3 to an RMF-45 zoning classification.  

 
J. On June 14, 2006, the Planning Commission voted to forward a positive recommendation to the City 

Council to rezone the property and amend the Capitol Hill Community Master Plan Future Land Use 
Map subject to the rezoning being contingent upon the site plan showing the building location on the 
western portion of the property. (Please see the Planning staff report and Planning Commission minutes 
for details.) 

 
K. Issues and public comment discussed at the Planning Commission meetings (summarized below) 

included: 
1. Density concerns regarding the potential for additional high-density housing in the area (future 

multi-family developments proposed for this site and on surrounding properties) and the impact on 
adjacent neighborhoods.  

2. The North Temple corridor is currently being considered as a potential transit oriented corridor 
including mixed-use and high-density development. 

3. Potential traffic and parking impacts on the surrounding area. 
4. Design issues relating to height, mass, scale, buffering, lighting, landscaping and neighborhood 

character compatibility of the proposed development. 
5. Potential impacts of a larger structure on surrounding low-density single-family structures. 
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6. Options available to develop the project and address compatibility such as granting approval based 
on the site plan presented at the Commission meeting or issuance of a building permit.  Planning 
staff identified this option.  They noted that ensuring that the plan return to the Commission is not 
appropriate to the present request and the buildings are presently defined as condominiums and not 
as a planned development. 

 
MATTERS AT ISSUE /POTENTIAL QUESTIONS FOR THE ADMINISTRATION: 
 
A. The Council may wish to request more information from the Planning Division on the issues considered 

at the Planning Commission meeting and noted in written comments in relation to this petition.  For 
example, density concerns regarding the potential for additional high-density housing in the area (future 
multi-family developments proposed for this site and on surrounding properties) and the impact on 
adjacent neighborhoods.  Does the Planning staff feel that this issue has been adequately addressed?  
What options or tools may be available to address this issue in the future? 

 
B. In discussing the density ranges for the different land use classifications identified in the Plan with 

Planning staff, it was recognized that the Future Land Use Map actually should be changed to a 
medium-HIGH density classification.  This action is necessary to ensure consistency with the land use 
map in the master plan and the density of the proposed development. The City Attorney’s office 
recommends that the Council modify the recommendation of the Planning Commission to address this 
issue.  A new ordinance will be provided prior to the Council's public hearing.   

• The final site plan presented and recommended by the Planning Commission proposes 72 units. The 
site is a 2.07-acre parcel which equates to a density of 34.8 dwelling units/acre.   

• Density ranges in the Plan specify Medium Density = 15-30 units/acre and Medium-High Density = 
30-45 units. 

MASTER PLAN AND POLICY CONSIDERATIONS: 
 
A. The Capitol Hill Community Master Plan (November 2001) is the adopted land-use policy document that 

guides new development in the area surrounding the proposed rezoning and master plan amendment. The 
Future Land Use Map identifies this area for Commercial and Low Density residential uses.  (As 
previously noted, amending the Future Land Use Map in the Capitol Hill Community Master Plan is part 
of this petition.)  

 
B. The Planning staff report notes: 

1. The site is located in the Guadalupe Neighborhood.   
2. The Capitol Hill Community Master Plan states that over the past several decades, Guadalupe has 

become less desirable as a low-density residential neighborhood due to a high concentration of rental 
units and neglected properties in combination with, and partially due to, the isolation and noise impacts 
associated with the transportation corridors that surround it.   

3. Several adjacent policy plans and actions affect the surrounding neighborhood and have potential 
impact on the subject parcel.  Particular policy issues related to North Temple Street and adjacent areas 
are identified below: 
a. The Salt Lake City Transportation Master Plan identifies North Temple Street as a major 

arterial (State roadway) and future transit corridor.   
b. The Gateway Master Plan has identified commercial and residential land uses along the 

south side of North Temple Street between Interstate -15 and 300 West Street.   
c. The Northwest Community Master Plan identifies as an implementation strategy to develop 

a plan for the North Temple Street corridor.   
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d. The Salt Lake City Community Housing Plan goal is to enhance, maintain and sustain a 
livable community that includes a vibrant downtown integrated with surrounding 
neighborhoods that offer a wide range of housing choices, mixed uses, and transit oriented 
design.  The Salt Lake City Housing Plan further identifies City Council policy statements 
supporting transit oriented development and design through the provision of: 
• Housing densities and mixed uses that support the use of alternative and public 

transportation, depending on the characteristics of each area.  
• Appropriate housing densities in areas where public transit and local services are 

conveniently available or can be provided and area accessible on foot. 
• Reinvestment in existing urban and inner suburban areas.   

 
C. The City’s Comprehensive Housing Plan policy statements address a variety of housing issues including 

quality design, architectural designs compatible with neighborhoods, public and neighborhood 
participation and interaction, accommodating different types and intensities of residential developments, 
transit-oriented development, encouraging mixed-income and mixed-use developments, housing 
preservation, rehabilitation and replacement, zoning policies and programs that preserve housing 
opportunities as well as business opportunities. 

 
D. The Transportation Master Plan contains policy statements that include support of alternative forms of 

transportation, considering impacts on neighborhoods on at least an equal basis with impacts on 
transportation systems and giving all neighborhoods equal consideration in transportation decisions.  
The Plan recognizes the benefits of locating high density housing along major transit systems and 
reducing dependency on the automobile as a primary mode of transportation. 

 
E. 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. 

 
F. 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. 

 
G. 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 rezoning 
and master plan amendment.  Key dates are listed below.  Please refer to the Administration’s chronology for 
details. 

• March 22, 2006   Poplar Grove Community Council meeting 
• March 23 & April 27, 2006 Fairpark Community Council meetings 
• June 14, 2006   Planning Commission hearing  
• June 15, 2006   Ordinance requested from City Attorney’s office 
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cc: Sam Guevara, Rocky Fluhart, DJ Baxter, Ed Rutan, Lynn Pace, Melanie Reif, Louis Zunguze, Chris 
Shoop, Alex Ikefuna, Doug Wheelwright, Cheri Coffey, Everett Joyce, Marge Harvey, Jennifer 
Bruno, Barry Esham 

 
File Location:  Community Development Dept., Planning Division, Rezoning and Master Plan Amendment, 
639 West North Temple, LLC., 644 West North Temple 
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