Memorandum

L/ A
T

Planning Division
Community & Neighborhood Department

To: Historic Landmark Commission
From: Lex Traughber, Senior Planner
Date: February 6, 2020

Re: Work Session for the Quince — New Construction & Special Exceptions
Petition PLNHLC2019-01157 & 01158

THE QUINCE — NEW CONSTRUCTION & SPECIAL EXCEPTIONS

Property Address: 432 N. 300 West (Bishop Place)

Parcel IDs: 087-36-254-009, 017, 018, 022, 023, 024, 025, 026, 027, 061, 062

Historic District: Capitol Hill

Zoning District: SR-3 — Special Development Pattern Residential District

Master Plan: Low Density Residential (5-15 Dwelling Units Per Acre)

Design Guidelines: Design Guidelines for Historic Apartments & Multifamily Buildings in Salt Lake City

Action Requested

Paul Garbett, representing Garbett Homes, has submitted applications for new construction in an historic
district for a single-family attached residential development of 25 dwelling units, in a configuaration of five
separate buildings, and two associated special exception requests located at approximately 432 N. 300 West
(Bishop Place — a private street). Currently, the properties associated with the proposed development are
occupied by abandoned structures that have been approved for demolition. Please see the attached site
photographs (Attachment B).

Planning Staff requests that the HLC hold a work session to discuss the application materials, and provide
initial input, feedback, and direction to the applicant so they can finalize their proposal and bring it back to
the HLC for a decision. The purpose of the work session is to obtain initial feedback from Commission
members on whether the proposal generally complies with standards and associated multifamily design
guidelines for new construction in an historic district. Planning Staff would ask that the members of the HLC
focus, at a minimum, on the massing, scale, historical appropriateness, building materials, building
articulation, and compatibility with adjacent structures as part of the work session discussion.



Vicinity Map

Proposed Site Plan



Project Rendering Example

Background Information

The applicant has submitted a narrative for consideration that outlines how the proposed development
meets standards and the associated design guidelines (Attachment C). A site plan, elevation drawings,
renderings have been submitted for review (Attachment D). In addition, streetscape and massing drawings
have been submitted to provide a sense of scale between the proposed new construction and surrounding
development.

The following are the applications that have been submitted for HLC decision:

a. New Construction — The proposed project requires approval for new construction in an historic
district. Case number PLNHLC2019-01157

b. Special Exceptions:

i. The applicant requests a modification of the rear yard setback. The applicant is
requesting a ten foot (10°) rear yard setback. The rear yard setback in the SR-3 Zone is 20%
of the lot depth but not less than fifteen feet (15") and not to exceed thirty feet (30°).

ii. The applicant requests a modification to the minimum lot width requirement. The applicant
is requesting a minimum lot width of nineteen feet (19’). The minimum lot width in the SR-3
Zone for single-family attached dwellings is twenty-two feet (22°). Case number PLNHLC2019-
01158

In addition, the project also requires approval from the Planning Commission. The proposal will be
reviewed by the Planning Commission following any positive action decision taken by the HLC. The
flowing are the applications that have been submitted for Planning Commission action:

a. Planned Development — The proposed project requires Planned Development approval for the
creation of lots without public street frontage (Bishop Place is a private street) and the averaging of
lots sizes. The applicant proposes individiual lot sizes that are less that the 1,500 square feet
required in the SR-3 zone, however the overall average of the lots created, along with common area,
will exceed the required 1,500 square foot minimum. Case Number PLNSUB2019-01159



b. Subdivision — The applicant has submitted a preliminary plat request to subdivide the property
so that each individual single-family attached dwelling unit is located on its own lot. Case Number
PLNSUB2019-01160

Issues for Discussion

In addition to the massing, scale, historical appropriateness, building materials, building articulation, and
compatibility with adjacent structures, Planning Staff would ask that the HLC also consider, and discuss as
warranted, the following specific issues:

Overall Density
The applicant is proposing 25 units on approximately .95 acres. The minimum lot size for single-family

attached dwelling in the SR-3 zone is 1,500 square feet. Given the developable acreage and the required
minimum lot size, the applicant could realize 27 units on the property. The HLC has the authority to
determine if a proposed development density is appropriate from an historic perspective given existing
development in the immediate vicinity. This poses the question to the HLC; Is the proposed density
appropriate given the location and configuration of the property, and the density of surrounding
development?

Planning Staff identifies several factors for consideration, there may be others. First, Bishop Place is
essentially a cul-de-sac and therefore has little relation to or impact on surrounding development. The
project proposal is focused inward toward the street (Bishop Place) as opposed to an orientation toward 300
West. In short, the property configuration is unigue. Second, the property along Bishop Place is served by
300 West, a major transportation cooridor in the City. The impact of additional traffic as a result of this
residential development is minimal given the traffic capacity of 300 West. Third, surrounding development
(land uses) vary widely from commercial development immediately adjacent to the subject property,
multifamily residential to the east, a church to the north, single family residential immediately adjacent and
to the south. No one land use predominates. Finally, the City is in a housing crisis. Various adopted City
documents and policies, for example Growing SLC: A Five Year Housing Plan 2018-2022, identify the
immediate need for more housing in the City.

Rear Yard Setback

The applicant has submitted a Special Exception request for a reduction in the rear yard setback. To be
clear, the rear yard in this case is that area to the east of Building 3. The area east of Building 5 is considered
an interior side yard and they meet the development standard for this portion of the property. The rear yard
setback requirement in the SR-3 Zone reads, “Twenty percent (20%) of the lot depth but not less than
fifteen feet (15') and need not exceed thirty feet (30')”. The applicant is requesting that the required
minimum fifteen foot rear yard setback be reduced ten feet. Planning Staff notes for HLC consideration that
the rear yard area of concern abuts an adjacent surface parking lot for a multifamily residential
development. Planning Staff would assert that granting the reduced rear yard setback would have little to no
impact on the adjacent property given the proximity of the nearest structure on said parcel.

Reduction in Lot Width

The applicant has also requested a reduced lot width for the proposed individual lots. The minimum lot
width in the SR-3 Zone for single-family attached development is twenty-two feet (22°). The applicant is
requesting a lot width of nineteen feet (19°). Planning Staff notes that the reduced lot width does not result
in an increase in density. The density issue was outlined above.

Building 1 — 300 West Elevation
The elevation of the unit that fronts on 300 West is problematic in terms of fenestration and the ratio of
solids to voids. The use of single/double hung windows on this elevation is appropriate from an historic




perspective, however the mix of this style of window with a variety of fixed window sizes is awkward. There
is no real pattern to the fenestration on this fagade which is unlike the fenestration typically seen on historic
homes. It appears that the fenestration pattern is a reflection of the interior floor plan. Further, although
various windows are shown, it is not clear whether the windows are real or simply a facade decoration. The
single fixed widow in the lower left of this fagade is not a typical sized window for that portion of the facade.
The two fixed windows next to the front door are also odd. The large fixed window that faces the interior
driveway as one enters the front door would perhaps be more appropriate as a pair of single/double hung
windows. It seems like the porch element could be expanded to perhaps stretch further along the front
facade to be more similar to the existing home fronting on 300 West. Finally, the material choice and
location on this facade is somewhat random. Of all the proposed materials, the selection of stucco on this
facade is the least desirable. Stucco has been proposed on other elevations of the project as an accent and
not a primary material. Planning Staff asserts that the 300 West fagade should be more reflective of the
building that currently exists where brick is the primary material, the front doorway is centered, the
fenestration pattern is symmetrical and the porch stretches across the entire front fagade. In short, it should
be very clear that the unit fronting 300 West is oriented toward said street. Given that this is new
construction in an historic district and that the HLC is primarily concerned with the exterior of the building,
the exterior design should steer the interior floor plan and not the other way around.

Windows

The plans originally submitted for review, in general, showed large fixed windows in the upper, second story
gable of each unit. Additionally, windows on secondary facades of each unit were shown as slider windows.
At the suggestion of Planning Staff, the applicant submitted revisions showing single/double hung windows
in the upper gables and also on secondary facades of each unit with the exception of the windows on the rear
facades of each building. Given the proximity and visibility of the rear facades to structures on adjacent
properties, Planning Staff would suggest that the use of slider windows on rear facades is not appropriate.
Casement windows would be preferable. Finally, while the applicant is showing single/double hung



windows in a side-by-side configuration in the front second floor gables of the units, Planning Staff would
assert that the use of a vertical mullion structure to divide the side-by-side windows would be a preferable
configuation. The proposed side-by-side windows give the gable a box like appearance. Staff recommends
elongating these windows. The front fagade gable element could be improved.

Second Story Porches

The elevations submitted do not show the depth of the porches on the second floor of each unit on the front
facade. The porches should be deep enough so that they are actually usuable for the residents; ideally four
(4) to six feet (6°) in depth and thirty (30) square feet. Porch depths should be sufficiently deep enough so as
to not simply encourage bicycle storage nor a place for air conditioning units. The applicant has agreed to
use French doors on the balconies as opposed to sliding glass doors.

Parking
The applicant’s proposal meets the minimum parking requirements for single-family homes in the SR-3

Zone of one (1) parking space per dwelling unit. A question has come up from the public regarding visitor
parking and the desire to keep people from parking on the public streets in the area. The applicant is not
proposing any visitor parking as part of the project. There is no provision in City Code to require visitor
parking for a development of this nature. Certainly, there will be issues with visitor parking and future
homeowners in the development should be aware that no visitor parking is to be provided for the
development. That said, the City cannot require the developer to provide visitor parking and parking on
public streets in areas where on-street parking is allowed will have to accommaodate visitors of the owners of
the new dwelling units.

Utilities

The applicant has not indicated the location of new utilities particularly electric meter/boxes, gas meters and
air conditioner units. Planning Staff notes that these installations cannot be located in the public right-of-
way, in any front yard, or on any balcony. Planning Staff highly encourages the developer to work with
utility provider now so as to avoid any location difficulties in the future.

Attachments:

A — Vicinity Map

B — Photographs of Site
C — Applicant’s Narrative
D — Applicant’s Plans



Attachment A
Vicinity Map



Attachment B
Site Photographs



View of Bishop Place from 300 West.

View of Bishop Place from 300 West.



View of Bishop Place looking toward 300 West.

Existing home fronting on 300 West.



Attachment C
Applicant’s Narrative






























Attachment D
Applicant’s Plans
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VIEW OF BUILDING 1
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VIEW OF BUILDING 2

THE QUINCE
‘‘‘‘‘‘ LOTS 3 &8, BI.SOASTKLlAZKlE, EL‘%T "J\T';HMZ N. 300 W. D 1 O 2

,,,,,,,,,,, 14 JAN 2020




VIEW OF BUILDING 5
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CURRENT STREET VIEW
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COLOR SCHEME - 01

ENTRY DOORS
Material: Fiberglass
Manufacturer. TBD

Color: To Match Charcoal

Gray

GARAGE DOORS

Material: Aluminum/Glass
Manufacturer: TBD

Color: TBD - Annodized Gray

COLOR SCHEME - 02

ENTRY DOORS
Material: Fiberglass
Manufacturer: TBD

Color: To Match Charcoal

Gray

GARAGE DOORS

Material: Aluminum/Glass
Manufacturer: TBD

Color: TBD - Annodized Gray

COLOR SCHEME - 03

ENTRY DOORS

Material: Fiberglass
Manufacturer: TBD

Color: To Match Charcoal
Gray

GARAGE DOORS

Material: Aluminum/Glass
Manufacturer. TBD

Color: T8D - Annodized Gray

K

chiecuse nc.

WINDOWS
Material: Vinyl
Manufacturer. TBD
Color: White

WINDOWS
Material: Vinyl
Manufacturer: TBD
Color: White

WINDOWS
Material: Vinyl
Manufacturer: TBD
Color: White

CEDAR SIDING

Material: Natural Cedar or Pre-
stained Fiber Cement
Manufacturer: TBD

Color: SW3521 Crossroads

CEDAR SIDING

Material: Natural Cedar or Pre-
stained Fiber Cement
Manufacturer: TBD

Color: SW3541 Harbor Mist

CEDAR SIDING

Material: Natural Cedar or Pre-
stained Fiber Cement
Manufacturer: TBD

Color: SW3504 Woodridge

MATERIAL CHART

FIBER CEMENT LAP SIDING

FIBER CEMENT BD & BATT SIDING BRICK VENEER
Material: Fiber Cement Lap Material: Fiber Cement Board Material: Thin Brick
and Batt Siding Manufacturer: Interstate

Siding 6" Exposure
Manufacturer: TBD
Color: SW6335 Fired Brick

FIBER CEMENT LAP SIDING
Material: Fiber Cement Lap Siding
6" Exposure

Manufacturer: TBD

Color: SW2821 Downing Stone

FIBER CEMENT LAP SIDING
Material: Fiber Cement Lap Siding
6" Exposure

Manufacturer: TBD

Color: SW7623 Cascades

Manufacturer: TBD
Color: SW2821 Downing Stone

Color: Midnight

FIBER CEMENT BD & BATT SIDING BRICK VENEER

Material: Fiber Cement Board Material: Thin Brick

and Batt Siding Manufacturer: Interstate
Manufacturer: TBD Color: Cedar

Color: SW7623 Cascades

FIBER CEMENT BD & BATT SIDING BRICK VENEER

Material: Fiber Cement Board
and Batt Siding
Manufacturer: TBD

Color: SW2821 Downing Stone

Material: Thin Brick
Manufacturer: Interstate
Color: Ironstone

THE QUINCE

LOTS 3 & 8, BLOCK 121, PLAT "A" ~ 432 N. 300 W.
SALT LAKE CITY, UTAH

STUCCo-1

Material: Stucco

Manufacturer: Westem One-Coat
Color: Bright White

DRYVIT, SENECA

STucco

Material: Stucco

Manufacturer: Westem One-Coat
Color: Buckskin

DRYVIT, SENECA

STucco

Material: Stucco

Manufacturer: Western One-Coat
Color: Gray Barn

DRYVIT, SENECA

ROOFING

Material: Asphalt Shingle
Manufacturer: GAF Timberline or
Equal

Color: Charcoal

ROOFING

Material: Asphalt Shingle
Manufacturer: GAF Timberline or
Equal

Color: Charcoal

ROOFING

Material: Asphalt Shingle
Manufacturer: GAF Timberline or
Equal

Color: Charcoal

STEEL COLUMNS/BEAMS
Material: Painted Steel
Manufacturer: TBD

Color: Match to Charcoal
Fascia/Parapet Cap

STEEL COLUMNS/BEAMS
Material: Painted Steel
Manufacturer: TBD

Color: Match to Charcoal
Fascia/Parapet Cap

STEEL COLUMNS/BEAMS
Material: Painted Steel
Manufacturer: TBD

Color: Match to Charcoal
Fascia/Parapet Cap

FASCIA/TRIM/PARAPET CAP/DRIP EDGE
Material: Fiber Cement/MTL
Manufacturer: TBD

Color: Charcoal 379 (Gentek)

FASCIA/TRIM/PARAPET CAP/DRIP EDGE
Material: Fiber Cement/MTL
Manufacturer: TBD

Color: Charcoal 379 (Gentek)

FASCIA/TRIM/PARAPET CAP/DRIP EDGE
Material: Fiber Cement/MTL
Manufacturer: TBD

Color: Charcoal 379 (Gentek)

MATERIAL/COLOR
BOARD

D501
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