Memorandum

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Historic Landmark Commission

From: Nelson Knight, Senior Planner
801-535-7758 or nelson.knight@slcgov.com

Date: April 7, 2022

Re: PLNHLC2021-01074 Madeleine Choir School Field House - New Construction

PROPERTY ADDRESS: 67 N B Street

PARCEL ID: 09-31-382-002-2000 (All of Block 16, Plat "D" Salt Lake City Survey)
MASTER PLAN: Avenues

LOCAL HISTORIC DISTRICT: Avenues and SLC Landmark Site

ZONING DISTRICT: I — Institutional Zoning District

REQUEST:

The Madeleine Choir School, represented by Sparano & Mooney Architects, is requesting a Certif-
icate of Appropriateness for New Construction of a Principal Building from the Historic Land-
mark Commission to build a new two-story field house building on their campus at approxi-
mately 67 North B Street. The building would be located on vacant portions of the site currently
used for playfields associated with the campus. The proposed new construction has frontage on B
Street and 2nd Avenue. No existing buildings on the campus would be altered with this new con-
struction proposal. As part of the new construction approval, the applicants are requesting the
following:

1. Exceed the 35-foot maximum height in the I (Institutional) zoning district by approxi-
mately 3 feet, 6 inches to accommodate a safety screen for a roof-top play area.

2. Reduction of the required 20 foot front yard setback to zero feet to accommodate ADA
parking where a parking lot currently exists on 2nd Avenue.

The HLC tabled this case at their April 7, 2022 meeting to allow Planning Staff additional time to
analyze aspects of the proposal. The school is listed as a landmark site on the SLC Register of Cul-
tural Resources and is also in the Avenues Historic District.

RECOMMENDATION:

Based on the analysis and findings outlined in this memo and the previous staff report dated
April 7, 2022, it is Staff's opinion that the proposed New Construction request substantially
meets the applicable standards of approval and the associated design guidelines for new con-
struction. Therefore, Staff recommends that the Historic Landmark Commission approve the re-
quest for a Certificate of Appropriateness (CoA) and requested modifications to maximum
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building height and reduced front yard setback with the condition that final design details are
delegated to Planning Staff.

ATTACHMENTS:
A. Vicinity Map
B. Revised Applicant Submittal Package, including the following updated items:
a. Updated Parking Analysis & Calculations (Page 3)
b. Site Plan Detail at 24 Avenue Entrance (Page 7)
¢. Roof Screen Concept Image (Page 11)
d. Window Details & Sections; Material Details (Page 15)
Property & Vicinity Photos
Revised | — Institutional Zoning Standards
Revised Design Standards for New Construction and Associated Design Guidelines
Department Comments
Public Process and Comments Received Since April 7, 2022 Public Hearing
Link to Online Copy: April 7, 2022 Staff Report & Attachments
Draft April 7, 2022, Minutes
Historic Information — National Register Nomination

CmIOMMOUO

PROJECT UPDATES SINCE APRIL MEETING

The HLC tabled this case at their April 7, 2022, meeting to allow Planning Staff additional time to
review new information submitted by the applicant and analyze aspects of the proposal. Items
requiring additional analysis included:
1. Determination if the proposed design meets the base standards of the | — Institutional
Zone and if any standards require relief from the Historic Landmark Commission.
2. A detailed review of the 2@ Avenue entrance. The refined proposal includes one accessible
parking stall at the entrance.
3. Additional detail on the proposed rooftop safety screen, including specifics on the mate-
rial proposed as well as the height of the screen.
4. Additional analysis of fenestration, window details and profiles, particularly on the east
and west elevations
Additional detail on materials
Clarification of required and shared off-site parking requirements

o

After further review of the new information submitted by the applicant, the following modifica-
tions are being requested through the New Construction process:
e Areduction of the 20-foot front yard setback to zero feet to accommodate an ADA parking
space.
e Staff determined that the proposed design exceeds the 35-foot maximum height in the |
(Institutional) zoning district by approximately 3 feet, 6 inches to accommodate an eight
foot safety screen. The applicants have requested relief from this requirement.

It should be noted that with the exception of the increased height of the rooftop safety screen
(from 4’-6” to 8'-0"), no aspects of the proposed design were altered and it remains the same as
presented at the April 7 public hearing.

The HLC does have the authority to review and approve certain modifications to dimensional
standards for properties located within an H Historic Preservation Overlay District where it is

Madeleine Choir School Field House 2 PLNHLC2021-01074
HLC Public Hearing 5/5/2022


http://www.slcdocs.com/Planning/HLC/2022/04.%20April/REVISED_NWK_21-01074%20Staff%20Report%20MCS%20Field%20House%2020220407.pdf
http://www.slcdocs.com/Planning/HLC/2022/04.%20April/REVISED_NWK_21-01074%20Staff%20Report%20MCS%20Field%20House%2020220407.pdf

found that the proposal complies with the applicable standards identified in section 21A.34.020
and is compatible with the surrounding historic structures.

Staff has identified the following key considerations to clarify each of these items.
KEY CONSIDERATIONS:
1. 2nd Avenue Entrance —
This entrance is intended to be the primary entrance to the school’s Early Childhood Center,
which is currently housed principally in St. Nicholas Hall, at the southwest corner of 24 Avenue

and B Street. The additional classroom space in this building would not result in an increase in
student enroliment.

Figure 1 - 2nd Avenue Entrance

Figure 2 - 2nd Avenue Entrance Design with Accessible Parking Stall

As initially proposed, the entrance lacked detail on its intended function and specific dimensions
for any proposed parking. The applicants have clarified these aspects, as seen in Figure 2. Kevin
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Young from the city’s Transportation Division reviewed the proposal now under consideration
and determined that the inclusion of one accessible parking stall at this entrance would meet di-
mensional standards (See Attachment F — City Comments).

However, the proposed design would utilize space within the required 20-foot yard setback.
Front yard parking is not permitted within the I institutional zoning district and therefore, a
modification is being requested to reduce the front yard setback to zero to accommodate the pro-
posed ADA parking space. The I zone also requires the front yard to have at least 1/3 of the yard
covered by vegetation. This standard would not apply with the request to reduce the front yard to
zero, but it should be noted. The existing parking lot at this location also encroaches into the yard
setback. Staff located a 1986 special exception approval for parking in this encroachment from
the city’s Board of Adjustment. In Staff's opinion, continuing to provide an accessible stall in this
location is a desirable and necessary use. The current curb cut and driveway are sufficient for this
limited use and would not require modification. The space will not function as a drop-off for par-
ents and its primary use will be as a queuing area for the 2" Avenue entrance. In addition, a con-
tinuation of this existing yard encroachment will allow the north facade of the building to be con-
structed to the 20-foot setback line. Staff will work with the applicants on the final design to in-
clude permeable pavers and appropriate landscaping in this area. Existing landscaping includes
two trees that will be retained.

2. Rooftop Play Area and Safety Screen —

An artificial turf play area with a surrounding safety screen has been proposed for the roof of the
building since the HLC held a work session to discuss the original design in January, 2022. This
type of roof structure is calculated as part of the overall building height. There is no provision in
the zoning ordinance to allow additional height for the safety screen structure, in contrast to
screened mechanical equipment and stair/elevator towers, which have liberal allowances over
the base height allowed in a particular zone.

The edge of the building would have a

42 inch parapet on all sides. In the ini-

tial proposal presented on April 7,

2022 the play area was to be sur-

rounded by a 4’-6" protective barrier

set back at least 10 feet from the build-

ing edge. Since the last HLC hearing,

the applicants and Staff have discussed

the design and materials for the safety

screen, and the applicants have revised

the proposed height of the safety

screen to eight feet for safety purposes

The proposed height requires relief

from the 35 foot height limit by ap-

proximately 3 feet, 6 inches. The HLC

has the authority to allow this addi-

tional height if the proposal meets the

standards in 21A.34.020 and is com-

patible with surrounding historic Figure 3 — Example of Nylon Netting and Posts Proposed for

structures Roof Play Area. The example is much taller than proposed in this
case.

The proposed material of the safety screen is nylon netting. A similar use is pictured here, which

shows a taller screen with the same material on the grounds of Judge Memorial Catholic High
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School on 1100 East. Considering the setback and the relatively transparent quality of the netting
material, Staff has found that the request for increased height will not have a detrimental visual
impact on the streetscape, meets the standards of 21A.34.020, and is appropriate.

3. Windows and Fenestration —

Staff requested clarification on the window and door system proposed for the building, as well as
further discussion regarding the lack of windows on the west facade of the building.

The Applicants propose a metal storefront system for windows and doors on the building. Config-
urations are shown on the elevations included with the applicants’ submittal, and details may be
found on Page 15 of the submittal. Staff finds that the proposed windows are compatible in size,
proportions, profiles and configuration with the building’s institutional design and abstract style.
The same framing system is proposed for the colored clerestory glazing surrounding the gymna-
sium wing. This additional detail does not change Staff’s initial findings in the April 7, 2022 staff
report.

Windows are not proposed on the west facade for two reasons. The first is related to building
code requirements for an adjacent emergency exit for Erbin Hall, the school’s historic main
building that sits approximately 12 feet west of the proposed west wall location. Building Code
does not allow window openings within ten feet of this exit. While code would allow windows
elsewhere on the facade, the applicants have chosen to omit any windows from this elevation.
Any windows would not be very visible given the narrow distance between the buildings, and any
windows would look across this narrow gap to windows on the east face of Erbin Hall.

4. Materials and Design Details —

Similarly to the window details discussed above, Staff requested additional detail regarding the
primary exterior wall materials. The details are also found on Page 15 of the applicants’ design
submittal. These drawings show more specifics on brick module dimensions and finishes, includ-
ing the variation proposed for the grey vertically stacked brick veneer laid in an alternating verti-
cal pattern of smooth and textured finishes. Glass fiber reinforced concrete panels with the same
color scheme as the multicolored glazing would be used at the base of the north (Second Avenue)
facade as well as a portion of the east facade not visible from B Street.

Staff finds no reason to change our initial findings regarding materials and wall planes in the
April 7, 2022 staff report and recommends approval of the materials.

5. Clarification of Parking Requirements —

Staff consulted with the Transportation Division on the applicants’ parking calculations and off-
site/shared parking proposal. Notes are included in the department comments (Attachment F)

and the applicants’ revised parking calculations are found on Page 3 of their submittal. The pro-
posal meets the city’s requirements for off-site and shared parking as outlined in city ordinance.

SUMMARY STAFF RECOMMENDATION:

In summary, it is Staff's opinion that the proposed New Construction request substantially meets
the standards of approval for construction of a new principal building in a historic district, or
landmark site (21A.34.020.H), and the associated design guidelines for new construction. Staff's
full analysis is found in Attachments D (Zoning Standards) and E (New Construction Design

Standards).
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The significant missing or conflicting details that prompted the HLC to table this proposal at
their last meeting have been addressed. Further analysis determined that the project as proposed
at that meeting requires relief from two requirements of the base Institutional Zoning District by
the Historic Landmark Commission.

We recommend that the Commission approve the request for a Certificate of Appropriateness
(CoA) and requested modifications to maximum building height and reduced front yard setback
with the condition that final design details are delegated to Planning Staff.

NEXT STEPS:
Approval of the Request
If the Commission approves the request, Staff will issue a Certificate of Appropriateness.

The applicants expect that construction will not begin immediately after approval because addi-
tional funding needs to be secured. The school's use of the gymnasium/cultural hall in the nearby
LDS church building will end after the 2023-2024 school year. The Commission’s approval is
good for one year, and the applicant could request an extension from the HLC 30 days prior to
expiration of the approval if building permits have not been submitted by this time

Denial of the Request

If the Commission finds that the project as proposed does not substantially meet the required
standards of approval, it may deny the CoA request. The applicants would then be required to
submit a new application for new construction and begin the review process anew. That would
include an additional 45 day early public notification period prior to returning to the HLC.

If the Commission chooses to move toward denial and any remaining details are not insurmount-
able, Staff recommends that the HLC table the CoA request for a future meeting. This would al-
low the applicants to further revise the design with changes needed to secure approval. In that
case, the applicants would not be required to file a new petition or begin a new review process.
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ATTACHMENT A: Vicinity Map

Project Site
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ATTACHMENT B: Applicant Submittal

e Revised and Updated — May 5, 2022
a. Updated Parking Analysis & Calculations (Page 3)

b. Site Plan Detail at 2nd Avenue Entrance (Page 7)

c. Roof Screen Concept Image (Page 11)

d. Window Details & Sections; Material Details (Page 15)
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Attachment B - Applicant Submittal

Madeleine Choir School
Field House + Classrooms
HISTORIC LANDMARK COMMISSION - SALT LAKE CITY, UT

APRIL 2022

SPARANO-+-MOONEY
ARCHITECTURE
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Attachment B - Applicant Submittal

EXISTING
History and Current Condition
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TABLE 21A.44.030

SCHEDULE OF MINIMUM OFF STREET PARKING REQUIREMENTS

PARKING REQUIRED (MADELEINE CHOIR SCHOOL):

SALT LAKE CITY ZONING TABLE 21A.44.030

REQ PARKING FOR SCHOOL: 12 STALLS CURRENTLY ON SITE (TO BE

REMOVED & REPLACED IN A ST. PARKING LOTS.

AUDITORIUM; ACCESSORY TO SCHOOL: 1 PARKING SPACE FOR EACH

(5) SEATS IN THE MAIN AUDITORIUM OR ASSEMBLY HALL:

TOTAL SEATS: (4) ROWS OF BLEACHERS @ 73’ / ROW =
195 SEATS
TOTAL REQUIRED: 195 /5 = 39 STALLS

TOTAL REQUIRED: 12 STALLS + 39 STALLS = 51 STALLS
MADELEINE CHOIR SCHOOL

PARKING PROVIDED:

87 GENERAL SPOTS AND 6 ACCESSIBLE STALLS BETWEEN TWO LOTS

ALONG A STREET

TABLE 21A.44.030

SCHEDULE OF MINIMUM OFF STREET PARKING REQUIREMENTS

PARKING REQUIRED (LDS CHURCH):
SALT LAKE CITY ZONING TABLE 21A.44.030

PLACES OF WORSHIP: (1) SPACE PER 1,000 SF OF SEATING OR
CONGREGATION AREA

SF OF CHAPEL: 7,752 SF

TOTAL REQUIRED: 7,752 /1,000 = 8 STALLS

NOTE: THERE IS NO AUDITORIUM WITH FIXED SEATING IN THE LDS
CHURCH. THESE CALCULATIONS ASSUME CHAPEL + OVERFLOW

ARE BEING USED.

TABLE 21A.44.040B
SCHEDULE OF SHARED PARKING

Place of worship 0% 30% 50% 0% 100%

5%

LDS CHURCH 0 STALLS | 3 STALLS | 4 STALLS | 0 STALLS 8 STALLS | 6 STALLS
Schools, elementary and 5% 100% 5% 0% 25% 10%
secondary

MADELEINE CHOIR SCHOOL| 3 STALLS |51 STALLS (39 STALLS | 0 STALLS |13 STALLS | 6 STALLS

SHARED PARKING 3 STALLS |54 STALLS (43 STALLS | 0 STALLS |21 STALLS | 12 STALLS

TOTAL REQUIRED

TABLE 21A.44.020
NUMBER OF ACCESSIBLE SPACES

Required Minimum Total In Parking Lot Spaces

Number Of Accessible Spaces

110 25 1

R | 2 oo
! 51t075 3
~ 76t0100 s

MADELEINE CHOIR SCHOOL FIELDHOUSE
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EXISTING
History and Current Condition

SUBJECT PROPERTY
205 FIRST AVENUE
SALT LAKE CITY, UT 84103

Building Site and Scale Guidelines

13.1 The traditional historic development pattern should be recognized
and maintained in new development.

RESPONSE: The proposed structure is situated on its site in a manner
that allows building facades to be oriented toward 2nd Avenue and

B Street. Existing front yard setbacks and spacing of side yards and
access are reflected in the proposal. The building entrance to be
oriented toward 2nd Avenue to the North and from the internal campus
quad from the South.

13.5: The height of a new building design should reflect the established
building scale of the setting and area.

RESPONSE: The surrounding context consists of 3 and 4 floor
apartments and condos. The proposed structure provides 2 floors and
roof deck that reflects the established building scale of the setting and
area. Please also refer to the figure ground study demonstrating the
compatibility of the building scale within the neighborhood context.

Attachment B - Applicant Submittal
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B-4

1. GRAYLYN APARTMENTS

3. CAITHNESS CONDOS

5. WILSHIRE ARMS

SITE CONTEXT MAP

BLDG. HEIGHT: 40

BLDG. HEIGHT: 32

BLDG. HEIGHT: 48’

2. AVENUE VIEW APARTMENTS  BLDG. HEIGHT: 38’

4. APARTMENTS ON B ST BLDG. HEIGHT: 30

6. CATHEDRAL OF THE MADELEINE  BLDG. HEIGHT: 220’

STREET AND BLOCK PATTERN

PLNHLC2021-01074
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Attachment B - Applicant Submittal

EXISTING
History and Current Condition .

Building Form Guidelines

13.2 Historic street patterns should be maintained.

RESPONSE: The proposed structure is located on the site in a manner
consistent with the spatial rhythm of the street and neighborhood. Historic
alley/access network patterns and widths are preserved.

13.6: The Massing characteristics of the new area should form the basis for
the scale of new development.

RESPONSE: The massing of the building is partially determined by the
program requirements and also considers the characteristics of the area as
the basis the proposed structure. The massing is broken up and stepped
down on the North and South sides to create a rhythm connecting the
building to its context and providing a similar width and scale to other
structures found along the street.

ST

[

o VARG
SCALE: 17=80"-0" @ STREET AND BLOCK PATTERN
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Site Design Guidelines

BASE ZONING ORDINANCE STANDARDS

Attachment B - Applicant Submittal

BUILDING CODE SUMMARY (V-B SPRINKLERED)

ZONING:  I: INSTITUTIONAL (21A.32.080) CODE REVIEW: BASED ON THE 2018 IBC
STANDARDS: PROPOSED: COMPLIES (Y/N) BUILDING USE: GYMNASIUM AND CLASSROOOM
MINIMUM LOT AREA: 20,000 SF MINIMUM LOT AREA: 108,900 SF Y OCCUPANCY CLASSIFICATION: E (IBC SECTION 305)
MAXIMUM LOT AREA: N/A MAXIMUM LOT AREA: N/A Y CONSTRUCTION TYPE: VB
MINIMUM LOT WIDTH: 100 FT MINIMUM LOT WIDTH: 330.27" Y g%'é-:j PSI';';'EE'E)EIEED: :((Eg SEE 18C 503.1.4
MAXIMUM BUILDING COVERAGE: 60% MAXIMUM BUILDING COVERAGE: 41% Y ALLOWABLE BLDG HEIGHT: 60’ (IBC TABLE 50'4.5) 35" ALLOWED
FRONT YARD SETBACK: 20 FT FRONT YARD SETBACK: 20 FT Y ALLOWABLE # OF STORIES: 2 (IBC TABLE 504.4)
REAR YARD SETBACK: 25 FT REAR YARD SETBACK: 180 FT Y ALLOWABLE AREA: 38,000 SF (506.2) 12,600 SF PROPOSED
INTERIOR SIDE YARD SETBACK: 20FT INTERIOR SIDE YARD SETBACK: 20FT Y FIRE RATING REQ: NO RATINGS REQ'D VB (TABLE 601)
MAXIMUM BUILDING HEIGHT: 35 FT MAXIMUM BUILDING HEIGHT: 34 FT Y
MAXIMUM WALL HEIGHT: N/A MAXIMUM WALL HEIGHT: N/A Y
REQUIRED LANDSCAPE YARDS: 20 FT REQUIRED LANDSCAPE YARDS: 20 FT Y
LANDSCAPE BUFFER: N/A LANDSCAPE BUFFER: N/A Y
J \.\& e R . %
MAX BLDG COV'G CALCULATIONS: I E— e LT .
MAX: 60% 1 O p— . |
SN jemm— P~ L
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Floor Plans

DASHED LINES, SEE

Attachment B - Applicant Submittal
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SQUARE FOOTAGE SUMMARY

STREET LEVEL: 12,189 SF
UPPER LEVEL: 4,302 SF
TOTAL: 16,491 SF
EXISTING TREE
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2nd Avenue Parking Narrative:

One ADA stall is proposed on the North Side of Early
Childhood. There is currently an ADA stall at this location.
This space would not function as a drop-off for parents, it
would be utilized as ADA parking only (when necessary).
The parking configuration would require the vehicle to pull
into the ADA stall and when exiting back up straight using

the 59’-9” dimension and then exit. See line work diagram.

.............. + ADA stall - Parking Entry Path
ADA stall - Exit Path
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Building Scale Guidelines

13.7: The street facade should appear similar in scale to the established
scale of the current street block.

RESPONSE: Facades along 2nd Avenue and B Street have a similar scale
and material (masonry and glazing). As a result, the massing and solid to

void relationship of the proposed structure is consistent along the current

street block.

MAXIMUM BUILDING HEIGHT

21A.32.080: | INSTITUTIONAL DISTRICT:

D. Maximum Building Height: Building height shall be limited to thirty five
feet (85’). Building heights in excess of thirty five feet (35’) but not more
than seventy five feet (75°) may be approved through the design review
process; provided, that for each foot of height over thirty five feet (35’),
each required yard shall be increased one foot (1).

Building Form Guidelines

13.8: A new building should be designed to reinforce a sense of human
scale.

RESPONSE: The massing is broken up by the use of masonry with
changes in texture and bonding to create divisions and visual interest. The
use of this propose building material reflects the surrounding context while
allowing the structure to utilize details and proportions to express/reinforce
the design at a human scale. The landscape layer along the East facade
further humanizes the elevation and provides a soft layer that changes with
the seasons.

EXISTING : ST NICHOLAS HALL
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Building Materials + Detalils

13.20: Exterior building materials should be of a high quality
and compatible with adjacent buildings.

RESPONSE: The proposed structure utilizes masonry and
colored glazing similar to those found in the immediate
surrounding area.

13.21: New alternative materials that are compatible in
character to historical materials may be acceptable with
appropriate detailing.

RESPONSE: New stack/ bond, and dimensions of brick are
used to create visual interest while being compatible with

existing character. Colored glazing will also be utilized as a
way to further connect the building to the nearby Cathedral

CONTEXT PALETTE

MADELEINE CHOIR SCHOOL FIELDHOUSE
205 1ST AVE NORTH, SALT LAKE CITY, UT 84103
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A 27"

‘B’ STREET HISTORIC FACADE ANALYSIS

4. Building Form And Scale: Character Of The Street Block:
The design of the building reflects the historic character of the
street facade in terms of scale, composition, and modeling

RESPONSE:The height of the project reflects the character
of the historic context and the block face. The proposed
structure modulates the articulation masonry/glazing to
express a massing and scale that reflects the width of the
historic context and block face.

5. Building Character: Facade Articulation And Proportion:
The design of the project reflects patterns of articulation and
proportion established in the historic context and the block
face.

RESPONSE: The proposed structure’s facades are designed
to reflect the rhythm of openings established in the historic
context and the block face while keeping the ratio of wall/
openings similar as well.

The vertical brick cladding along the B Street facade
incorporates subtle articulation with a depth ranging from
6”-8”. The vertical banding is set up using a 10 course brick
module (approximately 2’ wide) that corresponds with the
upper colored glazing module.

‘B’ STREET VIEW WITHOUT PROPOSED LANDSCAPING

MADELEINE CHOIR SCHOOL FIELDHOUSE
205 1ST AVE NORTH, SALT LAKE CITY, UT 84103
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Building Materials + Detalils

FIELDHOUSE EARLY CHILDHOOD EDUCATION
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ATTACHMENT C: Property and Vicinity
Photos
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Proposed Site — B Street View Looking Northwest Proposed Site — B Street Streetscape

B Street Looking North — Proposed Site at Left B Street Looking South — Proposed Site at Right
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Erbin Hall — Proposed Site at Right Proposed Site from Quad Looking Northeast

Proposed Site from B Street Looking Southwest Proposed Site from B Street Looking Northwest
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Proposed Site at Second Avenue and B Street Proposed Site from Second Avenue

Proposed Preschool Entrance Site at Second Avenue Erbin Hall — Second Avenue (North) Facade
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West Side of Erbin Hall at A Street Erbin Hall — Main (South) Facade

Off-Site Parking on A Street Off-Site Parking at A Street & Second Avenue

Madeleine Choir School Field House
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Existing View of Site Behind Corner House at Southwest Corner — Second Avenue & B Street

Proposed View of Site Behind Corner House at Southwest Corner — Second Avenue & B Street

Madeleine Choir School Field House PLNHLC2021-01074
HLC Public Hearing May 5, 2022 Attachment C - 5



Existing Second Avenue View

Proposed Site from B Street Looking Southwest Proposed Site from B Street Looking Northwest

Proposed Second Avenue View
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ATTACHMENT D: I Zoning Standards

I — (Institutional District)

Purpose Statement: The purpose of the I Institutional District is to regulate the development of
larger public, semipublic and private institutional uses in a manner harmonious with surrounding
uses. The uses regulated by this district are generally those having multiple buildings in a campus-
like setting. Such uses are intended to be compatible with the existing scale and intensity of the
neighborhood and to enhance the character of the neighborhood. This district is appropriate in areas

of the City where the applicable master plans support this type of land use.

Standard

Requirement

Proposed

Finding

Maximum 35 feet; elevator/stair | The Applicants are requesting a Modification
Building Height towers may exceed the | modification to the maximum to Building
maximum by 16 feet. height of approximately 3 feet, Height
6 inches (38.5 feet total) to Requested

allow for the 8 foot rooftop
safety screen. Staff
recommends approval of this
modification.

from the HLC

Front/Corner/ Front Yard: 20 Feet Front: O feet Modification to
. . . . . Front Yard

Side/Rear Yard Interior Side Yard: 20 feet | Interior Side: 20 feet Setback

Setbacks Rear Yard: 25 feet Rear: 180 feet Requested

from the HLC

Buffer Yard Not Applicable N/A

Min. Lot Size 20,000 SF 108,900 Complies

Minimum Lot 100 Feet 330.27 feet Complies

Width

Max. Building 60% of lot area 41% of lot area Complies

Coverage

Minimum Open 40% of lot area 59% of lot area Complies

Space:

Off Street Schools, K-8: 1 on-site accessible stall; Complies

Parking & 1 space per 3 facult 87 general spots and 6 accessible

Loading pace p y g P

(21A.44.030.H)

members or full-time
employees: 28 stalls

Auditorium; accessory to
a church, school,
university or other
institution:

stalls off-site (A Street)

An off-site parking agreement
will need to be recorded prior to
building permit issuance.

See Attachment B, Page 3 for
detailed parking calculations.

Madeleine Choir School Field House
HLC Public Hearing 5/5/2022
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1 space per each 5 seats in
the auditorium : 39 stalls

Existing parking for the
school use is
noncomplying as the
school use predates the
off-street parking
requirements. The 12
existing off-site parking
spaces are included in the
parking requirement in
addition to the stalls
required with the new
gym use.

Required parking:

12 spaces + 39 spaces for
new gym use =51
required spaces.

Accessible spaces
required: 3

See Attachment B, Page 3
for detailed parking
calculations.

Landscape Yard Front: 20 feet — Mustbe | The applicant is requesting a | Modification to

Requirements landscaped with a reduction to the front yard Front Yard
(21A.48) minimum of 1/3 setback requirement from 20 FT Setback

vegetation. to zero FT. If approved, front yard Requested

landscaping will not be applicable from HLC

because there will not be a front
yard. The applicant will work with
Staff on the final details for
landscaping of the area in front of
the building on 2nd Avenue to
meet the intent of this
landscaping requirement.

Madeleine Choir School Field House D-2 PLNHLC2021-01074
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ATTACHMENT E: Design Standards for New
Construction

e Revised
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

STANDARDS & DESIGN GUIDELINES FOR NEW CONSTRUCTION IN A HISTORIC DISTRICT

H Historic Preservation Overlay District — Standards for Certificate of Appropriateness for New Construction (21A.34.020.H)
In considering an application for a Certificate of Appropriateness involving new construction, or alterations of noncontributing structures, the
Historic Landmark Commission, or Planning Director when the application involves the alteration of a noncontributing structure shall, using the
adopted design guidelines as a key basis for evaluation, determine whether the project substantially complies with each of the following standards
that pertain to the application to ensure that the proposed project fits into the established context in ways that respect and contribute to the
evolution of Salt Lake City's architectural and cultural traditions:

Design Guidelines for Historic Commercial Properties & Districts in Salt Lake City, specifically Chapter 13 — Design for New Construction, are the
relevant historic design guidelines for this design review. Related design guidelines are referenced in the following review table along with
corresponding Historic Design Standards for New Construction (21A.34.020.H).

The guidelines in their original published format can be accessed directly via the links below:

Historic Commercial Properties & Districts in Salt Lake City
Historic Commercial Properties & Districts in Salt Lake City — Chapter 13 — Design for New Construction

Design Standards for New Construction | Design Guidelines for New Construction Analysis - Complies/Does Not Comply

Madeleine Choir School Field House E-1 PLNHLC2021-01074
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

1. SETTLEMENT PATTERNS &
NEIGHBORHOOD CHARACTER

a. Block and Street Patterns

The design of the project preserves and reflects
the historic block, street, and alley patterns that
give the district its unique character. Changes to
the block and street pattern may be considered
when advocated by an adopted city plan.

b. Lot and Site Patterns The design of the
project preserves the pattern of lot and building
site sizes that create the urban character of the
historic context and the block face. Changes to the
lot and site pattern may be considered when
advocated by an adopted city plan.

c. The Public Realm

The project relates to adjacent streets and engages
with sidewalks in a manner that reflects the
character of the historic context and the block
face. Projects should maintain the depth of yard
and height of principal elevation of those existing
on the block face in order to support consistency
in the definition of public and semi-public spaces.

d. Building Placement Buildings are placed
such that the project maintains and reflects the
historic pattern of setbacks and building depth
established within the historic context and the
block face. Buildings should maintain the setback
demonstrated by existing buildings of that type
constructed in the district or site’s period of
significance.

e. Building Orientation

The building is designed such that principal
entrances and pathways are oriented such that
they address the street in the pattern established
in the historic context and the block face.

CONTEXT & CHARACTER: SITE DESIGN &
ORIENTATION

13.1 The traditional historic development

pattern should be recognized and

maintained in new development

e A new building should be situated on its site
in a manner similar to the historic buildings
in the area.

e Orient a building facade and primary
entrance toward the street

e The relationship between building, landscape
features and open space should relate to
existing front yard setbacks and spacing of
side yard setbacks within the block.

13.2 Historic street patterns should be

maintained.

e New construction should not interfere with or
encroach upon historic or early street or alley
patterns and widths.

e Extend internal alley networks wherever
possible.

13.3 Distinctive features that emphasize

buildings on corner lots should be

considered.

e Acorner entrance can be used to accentuate
corner sites.

e Both street facades should be designed as
important public facades.

e Design emphasis can accentuate the corner
role.

13.4 Indigenous plant materials should be

included in new landscape designs.

e Drought-tolerant varieties, which are in
character with plantings used historically, are
preferred.

Staff Analysis — Complies

The existing block design of the MCS campus is an
amalgam of an original campus building (Erbin
Hall, with its multiple additions) oriented toward
a central campus open space at the middle of the
block, as well as a more common block and lot
pattern seen on typical Avenues blocks. This is
most prominent on the B Street block face, where
historically residential buildings were later
incorporated into the campus. Unlike many
Avenues blocks, the MCS campus does not
contain alleys or driveways, but has a formal
pattern of pedestrian paths that would be
maintained.

The proposed design reflects this amalgam by
placing the building footprint on current open
space that maintains the rhythm of lot and
building patterns along its two prominent 2nd
Avenue and B Street facades. These facades
maintain the existing yard depth and setback
pattern established by the existing historic
structures. The design utilizes the north-south
and east-west sloped topography to keep the
overall building height similar to the existing
buildings. The location also reinforces the quad
space on the block’s interior and formally defines
its north side.

Similarly, the multiple entrances are located to
address both the street faces and the quad. This is
less apparent on the B Street side of the building,
where there are no entrances proposed. The
programmatic and design requirements of a
gymnasium constrain the placement and
orientation of the building, which the applicants
propose to mitigate through landscaping and
variation in the wall plane.
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

2. SITE ACCESS, PARKING & SERVICES

a. Site Access
The design of the project allows for site access
that is similar, in form and function, with patterns
common in the historic context and the block face.
(1) Pedestrian
Safe pedestrian access is provided through
architecturally highlighted entrances and
walkways, consistent with patterns common in
the historic context and the block face.
(2) Vehicular
Vehicular access is located in the least obtrusive
manner possible. Where possible, garage doors
and parking should be located to the rear or to
the side of the building.

b. Site and Building Services and Utilities.
Utilities and site/building services (such as HVAC
systems, venting fans, and dumpsters) are located
such that they are to the rear of the building or on
the roof and screened from public spaces and
public properties.

13.30 Walkways should safely lead
pedestrians from parking areas to building
entrances.

13.27 Bikeways and pedestrian walkways
should be separated and buffered from
external and internal circulation within
parking lots.

Staff Analysis — Complies

The design of the project allows for site access that
connects the 2nd Avenue and B Street faces with
the center of the campus. For example, the
walkway from 2nd Avenue between the west side of
the proposed building and the east side of Erbin
Hall serves as the primary connection for students
between the bus pickup/dropoff area on 2nd
Avenue and the main campus area. It will be
maintained, and an existing artwork/arch
highlighting the entrance to the walkway will be
retained.

On-site vehicular access will be limited to one
accessible parking stall on 2nd Avenue.

Other required parking for the school is located
offsite on two existing parking areas on A Street.
The school has a written agreement with the
Church of Jesus Christ of Latter-day Saints for
this arrangement.

Mechanical equipment will be located on the roof
or screened from public view. Dumpsters located
on A Street serve the school campus and are
screened.

3. LANDSCAPE AND LIGHTING

a. Grading of Land

The site’s landscape, such as grading and
retaining walls, addresses the public way in a
manner that reflects the character of the historic
context and the block face.

b. Landscape Structures

Landscape structures, such as arbors, walls,
fences, address the public way in a manner that
reflects the character of the historic context and
the block face.

c. Lighting

Where appropriate lighting is used to enhance
significant elements of the design and reflects the
character of the historic context and the block
face.

13.23 The visual impact of site and
architectural lighting should be

minimized.
e Lighting should be a subtle addition to the
property.

e |tshould not visually dominate the site or
intrude on adjacent property.

e  Where used, lighting should accent
architectural details, building entrances and
signs.

e Avoid lighting expansive wall planes.

13.24 Fixture design should complement
the design of the building.

Staff Analysis — Complies

The design utilizes the north-south and east-west
sloped topography to keep the overall building
mass and height reflective of the character of the
B Street and 2"d Avenue streetscape and the other
historic buildings on the site. There are many
existing retaining walls and fenced areas on the
campus — any new elements will be compatible
with these existing features.

Building lighting and fixtures will need to be
designed in compliance with this standard and
associated design guidelines. Light trespass to
adjacent properties will be minimized..
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

4. BUILDING FORM AND SCALE

a. Character of the Street Block
The design of the building reflects the historic
character of the street facade in terms of scale,
composition, and modeling.
(1) Height
The height of the project reflects the character of
the historic context and the block face. Projects
taller than those existing on the block face step
back their upper floors to present a base that is
in scale with the historic context and the block
face.
(2) width
The width of the project reflects the character of
the historic context and the block face. Projects
wider than those existing on the block face
modulate the facade to express a series of
volumes in scale with the historic context and
the block face.
(3) Massing
The shape, form, and proportion of buildings,
reflects the character of the historic context and
the block face.
(4) Roof Forms
The building incorporates roof shapes that
reflect forms found in the historic context and
the block face.

MASS, SCALE & FORM

13.5 The height of a new building design

should reflect the

established building scale of the setting

and area.

e Design the building to equate with the height
range seen in the area.

e Consider stepping back upper stories from
the plane of the primary facade where a
building is taller than those found in the
block.

e The mass of a new tall building should step
down in height to lower adjacent
development.

13.6 The massing characteristics of the
area should form the basis for the scale of
new development.

e Simple rectangular solids on smaller lots are
typically appropriate.

e  Consider more complex massing on large
sites.

e Ifanew building would be wider than the
buildings along the block, consider dividing
the building into parts that are similar in
scale to buildings seen historically.

13.7 The street facade should appear
similar in scale to the established scale of
the current street block.

e  The primary plane of the front facade should
reflect the typical widths and heights of
historic buildings in the block.

e The front facade should include a one-story
storefront element influenced by traditional
design proportions.

13.8 A new building should be designed to
reinforce a sense of human scale.
e Anew building may convey a sense of human
scale by employing techniques such as these:
e  Using quality building materials that
help express human scale in their design,
detail and proportions.
e Using changes in building materials,
color and texture.

Staff Analysis — Complies

The height, width, massing, and roof forms of the
project reflect the character of the historic context
and block faces while acknowledging the
programmatic requirements of a gymnasium space,
which requires a large open interior. This precludes
more extensive use of design approaches that would
typically be used to break up a building of this size.
The applicants have reduced the overall height of the
building by proposing to excavate into the existing
hillside, effectively reducing the height from the B
Street and 2" Avenue facades.

The applicants have supplied block elevations and
photographic streetscape studies comparing the
building massing with surrounding buildings.
Existing historic buildings on the block faces are
similar in height, width, and massing to the building
proposed, though much more complex in these
aspects than the proposed building.

The flat roof form proposed is seen on many nearby
historic apartment buildings and is in keeping with
the overall architectural style of the proposed field
house. In addition, the flat roof will allow for
additional play space to offset the existing play area
displaced by the proposed construction.

The Applicants are requesting a modification to
the maximum height of 35 feet by approximately 3
feet, 6 inches (38.5 feet total) to allow for the 8-
foot rooftop safety screen. Considering the setback
and the relatively transparent quality of the
netting material, Staff finds that the request for
increased height will not have a detrimental visual
impact on the streetscape, meets the standards of
21A.34.020, and is appropriate.
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

e  Using vertical and horizontal divisions

and emphasis.
e Using architectural features to create
visual interest.

13.9 Roof forms should be an integral part
of the building design and overall form of
the building.

Where roof lines are visible, they should
relate to the general design of other
commercial roofs in the district.

Flat roof forms are characteristic and
appropriate for primary roof forms in most
commercial areas.

Screen roof top mechanical equipment from
view with architecturally compatible
screening features or parapet walls.
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

5. BUILDING CHARACTER

a. Facade Articulation and Proportion
The design of the project reflects patterns of
articulation and proportion established in the
historic context and the block face. As
appropriate, facade articulations reflect those
typical of other buildings on the block face. These
articulations are of similar dimension to those
found elsewhere in the context, but have a depth
of not less than 12 inches.

(1) Rhythm of Openings

The facades are designed to reflect the rhythm

of openings (doors, windows, recessed

balconies, etc.) established in the historic

context and the block face.

(2) Proportion and Scale of Openings

The facades are designed using openings (doors,

windows, recessed balconies, etc.) of similar

proportion and scale to that established in the

historic context and the block face.

(3) Ratio of Wall to Openings

Facades are designed to reflect the ratio of wall

to openings (doors, windows, recessed

balconies, etc.) established in the historic

context and the block face.

(4) Balconies, Porches, and External

Stairs

The project, as appropriate, incorporates

entrances, balconies, porches, stairways, and

other projections that reflect patterns

established in the historic context and the block

face.

ARCHITECTURAL CHARACTER

13.10 Contemporary designs compatible

with the character of the area and/or

district may be used.

e Anew design should draw upon the
fundamental design elements of its context.

e Aninterpretation of a historic style may be
considered if it is subtly distinguishable as
being new.

o New storefront designs create interest and
visual compatibility, while helping to convey
the fact that a building is new.

13.11 The exact imitation of earlier

architectural styles is discouraged.

e  This can blur the distinction between old and
new buildings making it difficult to interpret
the architectural evolution of the district.

e New buildings should reflect their period of
construction.

13.12 Creative interpretations of historical

architectural details can be successful.

o New designs for traditional detailing such as
columns and cornices can be used in new
ways to create aesthetic appeal.

e Materials, finishes, structural systems and
construction methods may be used to express
a compatible new building design.

13.13 The design of a new building should
include the three basic building elements:
a base, a middle and a top.

e On low rise buildings, the different parts
might be expressed through detailing at the
building base and eave or cornice line.

e On taller buildings, the distinction between
upper and lower floors can be expressed
through detailing, material, fenestration and
color.

o Departures may be considered if the project
better meets the intent of the design
guidelines.

13.14 The ground floor level of a building
should be designed to encourage

Staff Analysis — Complies

The proposed design draws upon the surrounding
historic context through its use of grey masonry
and color palette of the clerstory glazing and
GFRC wall panels. These elements have been
remixed into a highly contemporary-styled
building that clearly reflects the period of
construction. The design also uses these materials
to create variation in the facade articulation and
proportions to the extent possible given the
constrints of the site and the requirements of a
gymnasium.

Overall, Staff finds that the design clearly reflects
patterns established by adjacent campus buildings
as well as the surrounding context in terms of
rhythm of openings, proportion and scale of
openings, and the ratio of wall to openings.

Typically, this standard and associated design
guidelines would require a regular fenestration
pattern with more windows on the west facade,
similar to the windows shown on the 2nd Avenue
facade rendering and elevation. In this case, an
adjacent emergency exit for Erbin Hall, the
school’s historic main building sits approximately
12 feet west of the proposed west wall location.
Building Code does not allow window openings
within ten feet of this exit. While code would allow
windows elsewhere on the facade, the applicants
have chosen to omit any windows from this
elevation. Any windows would not be very visible
given the narrow distance between the buildings,
and any windows would look across this narrow
gap to windows on the east face of Erbin Hall.
Staff finds that these circumstances justify a lower
ratio of wall to openings on the west facade.

The B Street facade, immediately adjacent to the
gymnasium space, is a problematic area with no
easy design solution. Initial renderings yielded
negative comments from both the Commissioners
and the public as blank and pedestrian-
unfriendly. Simultaneously, comments have
acknowledged the difficulties inherent in
designing a more varied facade that meets the
programmatic requirements of a gymnasium. The
applicants have responded to the input given by
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

pedestrian activity and provide visual

interest.

e Historically, the first floor usually received
greater design attention and embellishment.

e Primary building entrances should be clearly
identifiable and help define a human scale.

e The ground level of the primary facade is
generally predominantly transparent glass.

e Facades that are visible from the public way
should be visually interesting.

e Extensive blank walls detract from the
experience and appearance of an active street
scene.

e The use of shaded or reflective glass should
be avoided.

13.15 Design elements and details should
be employed to integrate a new building
with its setting.

e Scale, proportion and composition should be
influenced by the design traditions found in
the immediate and wider setting.

e  Similarity in fenestration patterns
(arrangement of openings) among buildings
in a block is an important characteristic to
continue.

e Overhangs, projections, moldings and reveals
create light and shadow patterns and are
encouraged.

e  Other elements might include signs, lighting,
cornices, parapets, awnings and other
decorative features.

e The absence of ornamentation may be
appropriate for contemporary interpretations
of modern architecture.

13.16 Consider building designs that

emphasize floor levels.

e  Express the distinction between the street
level and upper floors through rhythm and
patterns of windows, building materials and
other architectural features.

e Adequate visual access and potential physical
access to ground floor spaces should be
provided.

the Commission in the work session as well as
public comment by submitting an additional
rendering showing the B Street facade in more
detail. The rendering clearly shows the additional
landscaping between the sidewalk and building
face. In addition, they have revised the brick
pattern design to create additional variation in the
wall plane. This reduces the amount of blank wall
and increases the visual interest along the public
way. With these changes, it is Staff's finding that
these standards are met.

The proposed design includes elements that
express the principle of a base, middle, and top
appropriate to the low-rise scale of the building
and the surrounding context. The distinction
between the street level and upper floors is
expressed through the rhythm and patterns of the
building masonry and the contrast with the upper
clerestory glazing. Building entrances are clearly
marked and emphasized in the design.
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Attachment E - Design Standards for New Construction and Associated Design Guidelines

6. BUILDING MATERIALS, ELEMENTS AND
DETAILING

a. Materials

Building facades, other than windows and doors,
incorporate no less than 80% durable material
such as, but not limited to, wood, brick, masonry,
textured or patterned concrete and/or cut stone.
These materials reflect those found elsewhere in
the district and/or setting in terms of scale and
character.

b. Materials on Street-facing Facades

The following materials are not considered to be
appropriate and are prohibited for use on facades
which face a public street: vinyl siding and
aluminum siding.

c. Windows
Windows and other openings are incorporated in
a manner that reflects patterns, materials, and

detailing established in the district and/or setting.

d. Architectural Elements and Details
The design of the building features architectural
elements and details that reflect those
characteristic of the district and/or setting.

FACADE ELEMENTS

13.20 Exterior building materials should
be of a high quality and compatible with
adjacent buildings.

e  Materials should be varied to provide
architectural interest.

e  Combine building materials in patterns to
articulate the design and create a sense of
human scale through the scale of the
components.

e  The character and properties of materials
should inform the facade design.

13.21 New alternative materials that are
compatible in character to historical
materials may be acceptable with
appropriate detailing.

e Alternative materials for new buildings may
be used if they provide texture and scale that
complements their surroundings.

e  Alternative materials should have a proven
durability in Salt Lake City’s climate.

o Different materials may be appropriate for
commercial areas with historic architecture
from the recent past.

13.15 Design elements and details should
be employed to integrate a new building
with its setting.

e Scale, proportion and composition should be
influenced by the design traditions found in
the immediate and wider setting.

e Similarity in fenestration patterns
(arrangement of openings) among buildings
in a block is an important characteristic to
continue.

e Overhangs, projections, moldings and reveals
create light and shadow patterns and are
encouraged.

e  Other elements might include signs, lighting,
cornices, parapets, awnings and other
decorative features.

e  The absence of ornamentation may be
appropriate for contemporary interpretations
of modern architecture.

Staff Analysis — Complies

The primary wall material would be gray vertically
stacked brick veneer. The brick module is longer and
thinner than the dimensions of bricks typically found
on historic buildings, but creates visual interest and
variation while being compatible with the other
buildings on the campus which are primarily brick
painted grey.

A major decorative feature would be multicolored
laminated glazing around the upper walls of the
gymnasium space . The glazing panels would be
vertically oriented narrow strips, with a color palette
taken from colors found in the surrounding
streetscape. In addition to its decorative function, the
glazing would function as a clerestory band circling
the gymnasium and would be the primary glass and
fenestration on the east (B Street) elevation.

Vertically proportioned, narrow width colored glass
fiber reinforced concrete panels (GFRC panels)
would be used as a decorative element on the north
(2nd Avenue) facade at the early childhood center's
entry. The upper story of this facade would be
composed of vertically stacked brick with vertically
proportioned, metal-framed windows regularly
spaced along the wall face.

Similar metal-framed windows would be used along
walls facing other campus buildings and the main
quad located at the center of the block. Typically,
this standard and associated design guidelines
would require a regular fenestration pattern with
more windows on the west facade. In this case, an
adjacent emergency exit for Erbin Hall, the
school’s historic main building sits approximately
12 feet west of the proposed west wall location.
Building Code does not allow window openings
within ten feet of this exit. While code would allow
windows elsewhere on the facade, the applicants
have chosen to omit any windows from this
elevation. Any windows would not be very visible
given the narrow distance between the buildings,
and any windows would look across this narrow
gap to windows on the east face of Erbin Hall.
Staff finds that these circumstances justify a lower
ratio of wall to openings on the west facade.
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13.17 Canopies and awnings should be
considered to emphasize the first floor and
entrance.

e Install awnings that fit the dimensions of the
opening to emphasize the rhythm and
proportions.

e Cloth, canvas, or metal awnings or canopies
are appropriate.

e Vinyl and other synthetic materials are
discouraged.

¢ lllumination that shines through an awning is
inappropriate and should be avoided.

13.19 The use of date stones or
cornerstones displaying the building’s date
of construction is encouraged.

13.22 Large areas of wall plane should have

an appropriate finish.

e  Consider articulation and modeling of the
materials.

e  Mirrored glass should be avoided as a
primary material.

Staff finds that the proposed windows are compatible
in size, proportions, profiles and configuration with
the building'’s institutional design and abstract style.
The same framing system is proposed for the colored
clerestory glazing surrounding the gymnasium wing.

All proposed windows are incorporated in a manner
that reflects patterns, materials, and detailing
established in the district and/or setting.

The building's entrance is clearly located at its
southwest corner and is detailed with a glass and
metal storefront. Horizontal metal canopies are also
used to emphasize the building's main entrance on
the quad as well as the 2"d Avenue entrance to the
Early Childhood Education Center.

7. SIGNAGE LOCATION

Locations for signage are provided such that they
are an integral part of the site and architectural
design and are complementary to the principal
structure.

Staff Analysis — Complies

Building name and directional signage concepts
similar to signage typically approved on similar
projects are included with the proposal. They will
be refined in consultation with Staff prior to final
approval. As an alternative, they may be reviewed
later as a separate application.
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ATTACHMENT F: City Department Comments

Building Code, Steve Collett, steven.collett@slcgov.com

From a building code standpoint; the summary on page 6 is pretty straight forward and | don’t have
any additional comments on the construction type, number of stories, area, or occupancy group.
However, | would like to add the following:

e Per IBC 705.3 Buildings on the same lot.

0 For the purposes of determining the required wall and opening protection, projections
and roofcovering requirements, buildings on the same lot shall be assumed to have an
imaginary line between them.

0 Where a new building is to be erected on the same lot as an existing building, the
location of the assumed imaginary line with relation to the existing building shall be
such that the exterior wall and opening protection of the existing building meet the
criteria as set forth in IBC Sections 705.5 and 705.8.

e All construction within the corporate limits of Salt Lake City shall be per the State of Utah
adopted construction codes and to include any state or local amendments to those codes. RE:
Title 15A State Construction and Fire Codes Act.

Transportation, Kevin Young, kevin.young@slcgov.com

The proposed on-site ADA parking area does meet the requirements for maneuvering, as long as no
other vehicle parks in the area. The area where the ADA vehicle backs into to exit should be marked as
“No Parking”. If this ADA stall is required to be van accessible, the stall width is too narrow. For a van
accessible parking stall, the width of the stall needs to be 11’ with a 5’ access aisle. If this ADA stall does
not have to be van accessible (meaning the required van accessible ADA stall is provided elsewhere)
the total width shown is adequate, but should be adjusted. Instead of a 9’ stall and a 4’ access aisle, the
stall should be 8 and the access aisle 5'.

I have a few questions and comments regarding the proposed off-site parking. Is the existing off-site
parking currently used to meet other parking requirements and would it be double-counted for this
project? If so, does it meet shared parking requirements or is additional parking needed for this
project? In looking at the off-site parking lots, it appears the existing ADA parking does not meet ADA
standards. As mentioned above, a van accessible ADA parking stall needs to be 11’ wide with a 5’
access aisle. Regular ADA stalls must be 8’ wide with a 5’access aisle. Access aisles can be shared
between two ADA stalls. It looks like only one of the existing ADA stalls has an access aisle. The
parking layout would need to be adjusted so that all ADA stalls meet the requirement of having an
access aisle.

Public Utilities, Kristeen Beitel, kristeen.beitel@slcgov.com

e Public Utility permit, connection, survey, and inspection fees will apply.

e All utility design and construction must comply with APWA Standards and SLCPU Standard
Practices.

e All utilities must be separated by a minimum of 3’ horizontally and 12” vertically. Water and
sewer lines require 10’ minimum horizontal separation and 18” minimum vertical separation.

e A Commercial and Industrial User Questionnaire (CIUQ) will need to be completed during
building permit review.

e Site utility and grading/drainage plans will be required for building permit review. If the area
of disturbance is over 1 acre, then erosion control plans will also be required.
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e SLC Ordinance only allows one culinary water meter per parcel. This parcel is not following
that ordinance — it appears that each building has its own water meter and service. To follow
ordinance, this new building would need provided service from one of the existing water meters
on site. | have sent an email to my manager to see if there is some sort of agreement in place to
allow separate meters for each building on this property. This seems a bit unique with how
many meters are installed currently. I will let you know what | find out.

o Follow up response on 3/5/21: An entirely new, separate meter for the new building
will not be allowed, but we also won't require you to clean up the entire site in regards
to the one meter per parcel policy. Likely, we would want to see the new building being
serviced off of one of the existing meters in the area. We would also ask to combine any
services on the parcel in the vicinity of the work. (We would dig into this and make final
determinations during the building permit review.)

e Thereare 6” water mains in B Street and Second Ave. These may not be large enough to support
the required fire hydrant demand of the new building. (See next note for how we deal with this.)
Also, if a new fire hydrant is required (public or private), then the 6” mains will be inadequate.
State law requires a minimum main size of 8” for any hydrants. It would be a good preliminary
design step to research if the existing fire hydrants are close enough to the proposed structure.
The need for a new hydrant will automatically trigger a water main upsize, regardless of re-
quired fire flow demand

e Applicant must provide fire flow (fire hydrant demand per IFC Appendix B and fire suppres-
sion system design flow) and culinary water demands to SLCPU for review during the building
permit application process. The public water system will be modeled with these demands. If
the demand is not adequately delivered, a water main upsizing will be required at the property
owner’s expense. Required improvements on the public water system will be determined by
the Development Review Engineer. A plan and profile and Engineer’s cost estimate must be
submitted for review. The property owner is required to bond for the amount of the approved
cost estimate.

¢ Ifthe building requires fire sprinklers, then a separate fire service will be required to the build-
ing. Fire service cannot be provided from a culinary water service line.

e New building will require a new sewer lateral to Second Ave or B Street. | do not have capacity
information available on these sewer mains, so | am including the following note regarding
sewer demand. | do not anticipate that this development would cause a capacity issue at this
location, but we will still need to see the sewer demand to verify.

e Applicant must provide sewer demand calculations to SLCPU for review during the building
permit process. The expected maximum daily flow (gpd) from the development will be modeled
to determine the impacts on the public sewer system. If one or more reaches of the sewer sys-
tem reach capacity as a result of the development, sewer main upsizing will be required at the
property owner’s expense. Required improvements on the public sewer system will be deter-
mined by the Development Review Engineer. A plan and profile and Engineer’s cost estimate
must be submitted for review. The property owner is required to bond for the amount of the
approved cost estimate.

e There appears to be an old sewer lateral in the vicinity of the proposed building. This should
be verified to be unused and then shown for abandonment as part of this project.

e Floor plan shows a concession area. If this will have any floor drains, floor sinks, or other
plumbing exposed to food waste, then pretreatment will be required prior to discharge to the
public sewer. This is required for any food preparation or production (essentially any situation
that food waste or grease can get into the sewer). An exterior, below-grade grease interceptor
with 4 ft sampling manhole (sized by a licensed design professional) would be required for
plumbing in the concession area or any other kitchen/food prep use.

e Site stormwater must be collected on site and routed to the public storm drain system. Storm-
water cannot discharge across property lines or public sidewalks.
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Stormwater treatment is required prior to discharge to the public storm drain. Utilize green
infrastructure to remove solids and oils.

Because this project is on a parcel that is over 1 acre (2.5 acres per PU records), then a Technical
Drainage Study will be required addressing detention for the overall site. The allowable release
rate is 0.2 cfs per acre. Detention must be sized using the 100-year 3 hour design storm using
the farmer Fletcher rainfall distribution. If there is already an approved Technical Drainage
Study for the site and detention is already provided for the entire site that meets these require-
ments, then a drainage memo may be allowed in place of the full study. (Previous study would
also need submitted for review and verification of compliance.)

If the area of disturbance is over 1 acre, then a SWPPP will be required.

Street lighting upgrades could be required along frontages of work. This is coordinated with
the Street Light Program Manager during building permit review.

Fire, Douglas Bateman, douglas.bateman@slcgov.com

Approved fire apparatus access roads shall be provided for every facility, building or portion of
a building hereafter constructed or moved into; and shall extend to within 150 feet of all por-
tions of the facility and all portions of the exterior walls of the first story of the building as
measured by an approved route around the exterior of the building or facility.

Fire apparatus access roads shall have an unobstructed width of not less than 20 feet for build-
ings 30-feet an less, exclusive of shoulders, except for approved security gates in accordance
with Section 503.6, and an unobstructed vertical clearance of not less than 13 feet 6 inches.
Buildings greater than 30 feet shall have a road width of not less than 26 feet. Fire apparatus
access roads with fire hydrants on them shall be 26-feet in width; at a minimum of 20-feet to
each side of the hydrant in the direction or road travel.

Fire apparatus access roads shall be designed and maintained to support the imposed loads of
fire apparatus (80,000 pounds) and shall be surfaced to provide all-weather driving capabili-
ties.

The required turning radius of a fire apparatus access road shall be the following: Inside radius
is 20 feet, outside is 45-feet

Buildings or portions of buildings constructed or moved into or within the jurisdiction is more
than 400 feet from a hydrant on a fire apparatus access road, as measured by an approved
route around the exterior of the facility or building, on-site fire hydrants and mains shall be
provided where required by the fire code official.

Fire department connections shall be located on the street address side of buildings, fully visi-
ble and recognizable from the street, and have a fire hydrant within 100-feet on the same side
of the street.

Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall
be 26 feet, exclusive of shoulders.

Aerial fire apparatus access roads shall be provided where the highest roof surface exceeds 30
feet, measured from grade plane. For purposes of this section, the highest roof surface shall be
determined by measurement to the eave of a pitched roof, the intersection of the roof to the
exterior wall, or the top of parapet walls, whichever is greater. Some exceptions have been
added by SLC; those can be obtained from this office.

Aerial fire apparatus access roads shall have a minimum unobstructed width of 26 feet, exclu-
sive of shoulders. Aerial access routes shall be located not less than 15 feet and not greater than
30 feet from the building and shall be positioned parallel to one entire side of the building.
Overhead utility and power lines shall not be located over the aerial fire apparatus access road
or between the aerial fire apparatus road and the building.
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ATTACHMENT G: Public Process & Comments

Public Notice, Meetings, Comments

The following is a list of public meetings that have been held, and other public input opportunities,
related to the proposed project since the applications were submitted:

o December 14, 2021 — The Greater Avenues Community Council was sent the 45 day required
notice for recognized community organizations. The applicant presented at their February 2,
2022 meeting. The chair provided comments attached herein.
e December 14, 2021 - Property owners and residents within 300 feet of the development were
provided early notification of the proposal. Comments received are attached.
o December 2021 — March 2022 — The project was posted to the Online Open House webpage.
Notice of the April 7, 2022 public hearing for the proposal included:

e March 28, 2022
0 Public hearing notice sign posted on the property
e March 24, 2022
0 Public hearing notice mailed
0 Public notice posted on City and State websites and Planning Division listserve

Notice of the May 5, 2022 public hearing for the proposal included:

e April 22, 2022
0 Public hearing notice sign posted on the property

e April 21, 2022
0 Public hearing notice mailed

0 Public notice posted on City and State websites and Planning Division listserve

Public Input:

Public comments received before April 1, 2022 are included with the April 7, 2022 Staff Report.

Comments received subsequent to April 1, 2022 and prior to the posting date of April 28, 2022 are
attached in the following pages.
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ATTACHMENT H: April 7, 2022 Staff Report
& Attachments

e Linkto Copy Online
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ATTACHMENT I: April 7, 2022 Minutes

e Draft Minutes
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ATTACHMENT J: Historic Information

e National Register Nomination
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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Attachment J - National Register Nomination & Photos
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