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TAYLORSVILLE CITY COUNCIL
AGENDA ITEM SUMMARY

August 19, 2015

Public Hearing. Ordinance #15-11 Amending the Taylorsville Zoning Map
from RC (Regional Commercial) to CC (Community Commercial) on
property located at 3915 West 4700 South.

Mark McGrath

The applicants are requesting a zoning designation amendment for
property located at 3915 West 4700 South to facilitate the conversion of
the former RC Willey building to a climate controlled interior storage
facility. According to Taylorsville Code, personal storage is not permitted
under the current provisions of the RC (Regional Commercial) zoning
designation. The intent behind not allowing storage units in the RC zone is
that this designation is generally reserved for locations that are prime
regional retail sites and consequently should be reserved for uses that
generate retail sales. Under current laws, storage units are not considered
taxable retail.

According to the applicant’s proposed redevelopment scheme, 20,000 sq.
ft. of in-line retail tenant space would also be constructed within the RC
Willey building and three new pads would be built in the existing parking
lot to go along with the existing bank and fast food location (see attached
site plan). Overall, approximately 96,646 sq. ft. of the RC Willey building
would be converted to storage. Approximately 28,800 sq. ft. of new retail
would be constructed between the new pads and the in-line space.

In addition, the applicants are proposing to complete an extensive exterior
remodel of the RC Willey Building (see attached renderings). A key point of
discussion at the Planning Commission meeting was the exterior quality of
the existing building and the proposed remodel. As a result, the applicants
have submitted two new options for the exterior of the building hoping to
gain community acceptance. An additional discussion point at the Planning
Commission was parking. Based on a preliminary staff evaluation, the
property was significantly under parked as a result of the new pad
buildings. To respond to those concerns the applicants have amended the
site plan (primarily by removing RV storage in the rear of the building and
converting it to public parking) to bring the site into compliance with
adopted parking standards.

PLANNING COMMISSION RECOMMENDATION: In a 4-3 vote on July 14, 2015, the Taylorsville

Planning Commission voted to recommend to the City Council approval of
the proposed zoning amendment.



STAFF RECOMMENDATION: Staff’'s primary concerns with this proposal involve taking prime

ATTACHMENTS:

retail space out of a productive retail use — or at least substantially
reducing it. This property has traditionally been a significant tax generating
site and a net importer of retail tax dollars. Staff is also concerned about
the overall aesthetic quality of the site and ensuring that the property
remains an attractive gateway into the community.

Staff recommends that if the City Council chooses to rezone the property
that the item be continued in order for staff and the applicants to work
together to create a development agreement that will to tie the proposed
re-development to the rezoning of the property.

O Proposed site plan

[0 Two exterior remodel options
[ Elevations for proposed pads
O Planning Commission minutes



TAYLORSVILLE, UTAH
ORDINANCE NO. 15-11

AN ORDINANCE OF THE CITY OF TAYLORSVILLE AMENDING THE CITY OF
TAYLORSVILLE ZONING MAP FROM RC (REGIONAL COMMERCIAL) TO CC
(COMMUNITY COMMERCIAL) FOR PROPERTY LOCATED AT 3915 WEST 4700
SOUTH.

The City Council of Taylorsville ordains as follows:

WHEREAS, on July 14, 2015 the Taylorsville Planning Commission properly
noticed and held a public hearing and voted 4-3 to forward a positive
recommendation to amend the Taylorsville Zoning Map; and

WHEREAS, on July 3, 2015 a notice of public hearing regarding the proposed
amendment was posted on the state public notice website; and

WHEREAS, on July 3, 2105 a notice of public hearing regarding the proposed
text amendment was posted in 3 different places within the City of Taylorsville
boundaries; and

WHEREAS, the Taylorsville City Council met in a regular session on August 19,
2015 to conduct and consider, among other things, a public hearing regarding the
proposed map amendment; and

WHEREAS, after careful consideration and review, the City Council has
determined that it is in the best interest of the health, safety, and welfare of the
citizens of Taylorsville to amend the Taylorsville Zoning Map.

NOW, THEREFORE, BE IT ORDAINED by the Taylorsville City Council
that this document be adopted to amend the Taylorsville Zoning Map from RC
(Regional Commercial) to CC (Community Commercial) for the properties with
the following legal description:

INSERT LEGAL DESCRIPTION

PASSED AND APPROVED this day of , 2015.

TAYLORSVILLE CITY COUNCIL

By:

Kristie S. Overson, Chair



VOTING:

Daniel Armstrong

Dama Barbour

Ernest Burgess

Bradley W. Christopherson
Kristie S. Overson

PRESENTED to Mayor of Taylorsville for his approval this
5 2015.

APPROVED this day of

Yea  Nay
Yea  Nay
Yea  Nay
Yea  Nay
Yea  Nay

day of

, 2015.

Lawrence Johnson, Mayor

By:
ATTEST:
Cheryl Peacock Cottle, Recorder
DEPOSITED in the Recorder’s office this day of

2015.

POSTED this day of , 2015
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ZONE CHANGE

[06)

92115 Recommendation to the City Council for a Zone Change from RC (Regional Commercial) to
CC (Community Commercial). Cooper Architects and Design - 3515 W 4700 S. (Michael
Meldrum/Principal Planner) 8:37:08 PM

8.1 Mr. McGrath presented this item. He advised that Mr Tony Cooper is the architect and Jim Grant is
actually the applicant. The applicant is asking to amend the zoning map from RC (Regional Commercial) to CC
(Community Commercial) to facilitate the conversion of the existing structure to an indoor self-storage
business. Mr. McGrath displayed images of what is being proposed by the applicant, including the self
storage in the existing building along with the newly propesed pads. The property was most recently home to
the R.C. Willey Furniture Store, and with the exception of two pad sites, the subject property is currently
vacant. The applicant has submitted a concept pian for future development on the property that includes
three new pad sites for restaurants and other retail uses, along with approximately 20,000 square feet of retail
space within the former R.C. Willey building. The remainder of the building is proposed to become a climate
controlled self-storage facility. The applicant is seeking a zone change from RC zoning to CC. The property
contains 10.42 acres. The property is currently designated as Community Commercial on the General Plan
Land Use Map, which is consistent with the applicant's request. The General Plan is used as a guiding
document that provides vision and articulation to the City’s future based on a shared vision of the community.
Staff has conducted a preliminary parking count on the property based on the submitted conceptual plan.
Section 13.24.080 of the Taylorsville Land Development Code specifies that for commercial retail sales uses,
the required parking ratio is 5 spaces per 1,000 square feet of floor area: for sit-down restaurants the required
ratio is 10 spaces per 1,000 square fest of floor area; for drive-thru and fast food restaurants the required ratio
is 10 spaces per 1,000 square foot of floor area (required parking spaces do not include spaces required in
drive-thru lanes); and for storage the requirad ratio is 1 space per 1,000 square feet of floor area. The
applicant has shown 191 parking stalls. Based on the ratios required by ordinance, the minimum number of

parking spaces that would be required is 329. Based on these numbers, the propesed concept plan does not
work on the subject property.

The current situation is that given the fact that the Regional Commercial designation was designed to generate
tax dollars for the City, inside storage is not a land use that is currently permitted in the Regional Commercial

zoning classification. The Community Commercial classification does allow personal storage. That is the
impetus for this request.

8.2 Findings of Fact:
8.2.1 The subject property contains 10.42 acres.
8.22  The General Plan designation is Community Commercial.
823  The property is currently zoned RC (Regional Commercial).
824  The property was praviously occupied by R.C. Willey Furniture Store.

825 The applicant propeses the future use of the property to be climate controlled self-storage with
three new pad sites.

8.2.6  The proposed uses do not comply with the requirements of the parking ordinance.

8.3 Staff Recommendation: In staffs evaluation, the applicant has not sufficiently demonstrated that the
proposed zone change promotes economic sustainability and. therefore, recommends that the application
should be continued to allow the applicant to further demonstrate the proposal is in the City's best economic
interest or a negative recommendation be forwarded to the City Council.

8.4 DISCUSSION: Commissioner Jensen 8:42:15 PM askad if they were to take out the parking requirement
for the storage space. would it then meet the parking requireaments for the remainder of the site. Mr. McGrath

Planning Commission Meeting 9
July [4 2013



advised that right now the existing Code requiras 1 parking stall per 1,000 square feet of storage, so they
would need somewhere in the neighborhood of 75 parking stalls just for the storage. His opinion was that was
probably was more than will ever be needed, so that it probably would be worth reevaluating the parking
requirements .However, as it stands, even with reducing the amount of parking needed for the storage space,
it would still be about 50 parking spaces short.  8:44:04 PM

8.5 APPLICANT ADDRESS Jim Grant advised this will be a Class A storage facility that will look like a
very nice retail application. He did not feel that much parking would be needed for the public storage portion.
He also commented that this is part of the gateway to the City and their proposed changes will definitely
enhance it. Commissioner Kehi wanted to know the approximate size of the individual storage units and Mr.
Grant explained the different sizas to be used and also about the security alarm system to be installed. That
all loading and unloading will be accomplished via the rear of the building. 8:47:58 PM Applicant #2 (not further
identified) added that some of the tenants require a certain constant temperature to maintain their products.
He also added that if there is additional parking requirad, it would be needed only for the new retail pads and
not for the storage portion. He then went on to give a Power Point presentation showing what the building
would lock like, which will involve a complete change to the fagade of the building. Mr. Grant allowed that he
felt that less parking would be required because more and more people are doing their ordering strictly on line.
Both applicants advised that they are very willing to work with the Staff and Planning Commission to make this
work. 9:10:39 PM

86 SPEAKING: Commissioner Grossman opened the public hearing

8.7 As no one else askad to speak in favor or oppesiticn to this application, Commissioner Grossman
closed the public hearing and opened it up to the Commission for discussion or a motion.

8.8 DISCUSSION: Commissioner Kehi said that he did not support changing the zoning ordinance just
because it has been requested. He said that the applicant made some valid points about the use of the
property and he would be interested in seeing more information relative to what the street scape would be and
how they would handle the parking issues. But to just change the zoning and hope things happen would not
be prudent to the citizens of the City. That the applicant should display to the Staff what the real need is for
this sort of facility. He wanted to know how many facilities of this type the applicants have done and wers
informed they have done about 30. Mr. Grant added that they would like to receive a better understanding of
what Staff and the Planning Commission want so they can reevaluate their request to make it more viable.
Commissioner Kehl askead if they have enough information from their other storas to accurately project what
is reasonable for the parking that would be requirad for the storage arzas. They assurad him they could do so.

89 MOTION #1: Commissioner Kehl - | make a motion that we continue File 9215, awaiting additional
information through working through the Staff for further evaluation and see if there is a real
reason for us to down zone this property.

SECOND: Commissioner Fink

Commissicner Barbieri - | would like some information about how many sterage units are already
available in Taylorsville. | know that they are not the high end enclosed ones but it dces seem like
we have a lot of storage units available within this area. | would like to find out if they are being
fully utilized at this time. | don’t have a problem with the rezoning of this, | think this could be
Guite a commercial area for Taylorsville. | am concerned atout the parking because we do want it
to grow and we are going to be limited as far as what commercial businesses we can put there if
we don’t have any parking. | am concerned about that. Again, | would be willing to hear more on
that. | do like the multi-level storage. | have seen them around town and find them attractive.
They don’t look like storage units. | would like to continue this and have another discussion.
Commissioner Jensen -~ This is for a recommendation for zoning change only. It is only a
recommendation, only for the zone change. The site plan will come before us later. 9:17:02 PM |
don’t see a reason to continue it since it is just a recommendation. Commissioner Quigley — At
what pcint do we have the cart and the horse though. Why do a zoning change when we don’t
know what we are changing the zoning for. We need to be able to feel mere comfortable about
making a zoning change. 9:17:35 PM It seems like the applicant is willing to get us more
information. | feel like this is a significant property at a great location. | personally like the
applicant’s idea for the use but we need some justification because of the limited tax based
properties that we do have available in Taylorsville. We are running out of retail opportunities. We
are a very densely residential area. We have a duty to the public to make sure that whatever we
approve is for the highest and best use of that land. | would feel more comfortable making a
recommendation to the City Council for a zoning change if | had better information as to what they
are planning on doing. Commissioner Kehl - | think at a certain point, as with the rezone we just

Planning Commuisston Vieeting 10
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discussed involving a specific site, that if it dcesn’t happen it could be returned back to its present
zoning. The ordinance states that. Mr. Spung - It says in the Code that if it is not built in a year it
is just specific to the SSD District; so to rezone this property to Community Commercial would
essentially just entitle that piece of property to whatever the current ordinance has for the
Community Commercial. So any land use that is permitted there could be built according to the
standards that the City currently has. So it would not be specific for this project. Commissioner
Kehl - Would it serve the same purpcse? One is site specific but the other one isn’t but after a
year passad would it go back to the other zoning? Mr. McGrath - No, the year standard is for the
Conditional Use Permit, not the zoning. The zoning is forever. Commissioner Kehl — Anyway that
is my motion. 2:19:00 PM. Commissioner Grossman - So we have a motion for continuing this until
August. Commissicner Quigley - | will second that.

DISCUSSION:

8.8.1 Commissioner Jensen expressed concern because thers are commitments from five
different businesses. We have this gentleman here, True Value Hardware, Popeye's
Chickan, Starbucks, Valvcline; all of which are good, viable businesses wanting to come
in. This is just a recommendation. | think they can get their act together by the time they
get to the City Council. Mr. Grant - | know the concern is that we will not go forward with
the project but all of our letters of intent are predicated that we get the rezoning and allow
them to come in. These are hard offers that we have. As for the storage facility we know
we still have to go through proper procedures. Our funding is in place and we are ready
to go forward. With the pending Commission decision to go forward with the rezoning of
the property, we are ready to go forward. As far as the R.C. Willey building going away, |
will be honest with you in saying that it is a six million dollar purchase and no one is
going te buy that building a tear it down. It has been vacant two years now and with the

money that the present owners have, it could sit vacant for quite awhile 9:21:59 PM

882 Cocmmissioner Kehl asked for clarification on the Letters of Intent (LOI's) for this. Scott
Brady - 92240 PM - (The broker who helped these applicants in purchasing this site).
Obviously R.C. Willey owns the property and knew they were going to vacate over two
years ago, so they started marketing it to other retailers and have been unsuccessful in
finding replacement tenants and that is why they were willing to accept an offer for this
self storage company, even knowing it would be an uphill battle getting the rezone
approved. Back to the LOI - | represent Popeye’s Chicken and have done all eight of their
deals in Utah. This deal has been approved by their corporate real estats representative
and is sat to go upon approval of the rezoning.

8.8.3 Second Apclicant - In your General Plan, the zoning designation in the future, which |
believe the General Plan is forward-looking, shows the sits going to Community
Commercial. | do think that when the General Plan was written in 2006, it was a perceived
knowledge that the retail corridors were shifting and there would need to be other ways of
attracting money in retail business into the City of Taylorsville. We believe the self
storage and hardware stors and Popeyes will be so viable is because we do have that
large R-2 zoning all around it.

884 Commissioner Barbieri - Let us bring it back heres and cover the zoning issue. | think that
is where we are right now and your property would be the next decision to make on that.
The next Planning Commission meeting date is August 11, 2015.

885 Commissioner Kehl - Commissioner Jensen’s concern is if they have legitimate buyers,
so why mess around with them. He asked the applicant if they could have the things the
Commission has requested by the August 11, 2015 meeting, tc which they did not have a
definitive answer.

885 Commissioner Barbieri — We need to separate this and concentrate on the zone change.
Mr. McGrath how common is the RC zone? Mr. McGrath - | don’t think we have changed
anything from RC to anything else since | have been with the City. The Family Center,
4700 South and I-215 have portions designated as RC. So changing away from RC is
certainly not common at all. Commissicner Barbieri asked if thers were any advantage to
having CC over RC. Mr. McGrath - We really try to tie the zoning classifications to the
merits of the property. In the case of the R.C. Willey property, it was zoned Regional
Commercial because it was a legitimate regional commercial draw. People were coming
to R.C. Willey from all parts of the County. The same thing with the Family Center. We
have people coming from all over the County to that site to shop. But if there is a piece of
property that doesn’t have potential for regional draw, for exampie 4800 South and
Radwood Road, we would not zone that RC. Really what we are attempting to do is take
full advantage of those properties that do have regional potential. If they don’t, we need

ymmission Vieeting 11
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to lock at secmething else. Historically this site has had ragional draw but that was largely
driven by the tenant Commissioner Barbieri wantad to kncw what would be lest by
changing it from an RC. Mr. McGrath - What hapgens is if you go to Community
Commercial, you are very likely geing to end up with the climate controlled storage unit,
which dces nct generate retail tax dollars. All sorts of things can be done in Community
Commercial such as restaurants, coffices, etc. It dcesn’t necessarily need to be storage
units but in this particular case that is what is going to happen. If it is rezoned to
Community Commercial, what was prasentad tonight or at least scme form of it would in
all likelihced be built

837 Ccmmercial Kahi - Then what is the answer to the questicn cf whether thers is an
advantage or disadvantage tc down zoning it now, given the situation we are in presently.
Mr. McGrath - We are trying to find the best match of zoning classification at a property.
The question is dces this progerty still have ragicnal potential. If it dcesn’t, we ought to
maka the change. 9:29:14 PM

Commissicner Gressman called for a vota on the metion by Commissicner Kehl to continue File
9Z135, awaiting additional informaticn through werking through the Staff for further evaluation and
sae if therz is a r=al reason for us to down zcne this property. Commissicner Quigley askad the
applicant what impact deferring it to the August meeting would have on his development. Mr.
Crant spoka off microphene and it was not audible. However, consensus was that it may have a
negative impact

VOTE: Roll call: Ccmmissioner Faurschou - No; Commissioner Kahl - Yes; Commissioner
Barbieri - Yes, Commissicner Fink - No, Commissicner Jensan - No, Ccmmissicner Quigley -
Yes. The vetz resultad in a 3 to 3 tie. Tie breakar votz was cast by Chairman Grossman as Ne.
Thersfore, the Mcticn fails. A new moticn is needed.

MOTION #2: Ccmmissicner Jensen 9:31:40 PM | will make a moticn to pass on a positive
recommendaticn to the City Council for File #8215. Realizing that the sit2 plan will come latsr.
SECOND: Cemmissicner Fink

Roll Call Vot2: Commissioner Faurschou - Yes; Commissicner Kehl - No; Commissioner Barbieri
- No; Commissicner Fink - Yes, Ccmmissicner Jensen - Yes, Commissioner Quigiev - No.

Tie braakar vote was cast by Chairman Groessman as Yes. Motion passas.




