MEMORANDUM

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Planning Commission

From: Amy Thompson, Planning Manager - amy.thompson@slcgov.com
Amanda Roman, Urban Designer - amanda.roman@slegov.com

Date: September 27, 2023

Re: Adaptive Reuse Text Amendment — PLNPCM2023-00155

REQUEST:

On February 10, 2023, Mayor Erin Mendenhall initiated a petition for a text amendment that would
make changes to the zoning ordinance to support adaptive reuse and the preservation of existing
buildings. Such buildings may be historically important, architecturally distinctive, or simply large,
underutilized structures. The purpose of this proposed text amendment is to address zoning barriers
that prevent the reuse of existing buildings, offer zoning incentives for preservation of existing
buildings, and create a process for reviewing these types of projects.

Utilizing existing buildings is a sustainable practice and vital planning tool that aids in meeting City
goals related to sustainability, preservation, housing, and community character as outlined in adopted
citywide plans including Plan Salt Lake, the Community Preservation Plan, Housing SLC: 2023-
2027, and the Climate Positive 2040 plan. The reuse and preservation of an existing structure retains
a building’s original form while bypassing wasteful demolition and reducing carbon emissions
associated with the manufacture, transportation, and installation of building materials.
Additionally, readaptation of buildings helps maintain neighborhood character and breathes new life
into buildings that contribute to neighborhood fabric.

ACTION REQUIRED:
No action is required. The purpose of the briefing is to introduce the Planning Commission to the
proposal, gather feedback, identify key issues, and answer questions.

BACKGROUND AND RESEARCH:

Planning staff conducted research on several cities that have adopted ordinances that offer incentives
for adaptive reuse and preservation of existing buildings. Subject cities included Austin, El Paso, Los
Angles, Denver, Nashville, Tucson, Tempe, Pittsburgh, St. Petersburg, and Portland. The following key
features were researched:

e Location of the Program — Some cities have citywide eligibility, while others are targeted to
specific areas of the city such as certain zoning districts, or historic areas.
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¢ Eligibility: The eligibility criteria for each city is generally based on building age, size, economic
viability, or historic significance. In terms of age, eligibility varied from buildings at least 50
years old to buildings at least 20 years old.

e Goals: Each city has different goals they are trying to accomplish with their incentives which
include providing opportunity for neighborhood services and retail, historic preservation of
significant buildings, sustainability, and increasing housing units.

e Incentives Offered: Transfer of development rights, density, additional height, streamlined
application process, reduce or in some cases eliminate parking, financial incentives, technical
assistance with the application process, and modified development standards such as setbacks,
landscaping, etc.

Additionally, a focus group was created to help staff better understand current challenges and barriers
to utilizing existing bulldmgs The focus group is largely made up of architects and developers, some of
which have specific experience with adaptive reuse projects or preservation of existing buildings on a
larger development site. The general feedback they’'ve provided is the incentives need to be enough to
make it more worthwhile to keep a building as opposed to knocking it down and redeveloping a
property. Currently, the latter is a more attractive option for most properties because of the
development potential of vacant property in most zones.

Except for allowing some additional uses for adaptive reuse of a landmark site, requests for additional
height in the D-1, and a one- or two-unit density bonus for preservation of existing structures in the
RMF-30 zone, the current zoning ordinance offers little in the way of incentives utilizing existing
structures.

PROPOSED ORDINANCE CHANGES:

The proposed ordinance changes would be in a new chapter — 21A.52, Zoning Incentives. The proposed
changes include a new section within that chapter, Incentives for Preservation of Existing Buildings,
which is separated into two sub-sections, Adaptive Reuse for Additional Uses in Eligible Buildings
(21A.52.060.A), and Preservation of an Existing Principal Building (21A.52.060.B). Each sub-section
is discussed in greater detail below.

Adaptive Reuse for Additional Uses in Eligible Buildings — 21A.52.060.A
The proposed incentive in this
section is primarily a use incentive
to allow for flexibility of uses in
eligible buildings. Buildings that
would be eligible for this incentive
are generally those that convey
high artistic, historic or cultural
values and large underutilized
structures that are part of the
neighborhood fabric. Often eligible
buildings may have outlived their
original use but are difficult to
reuse without a rezone process due
to the limited uses allowed in the
zoning districts their former uses

are generally located in, such as

Single famﬂy residential and The bulldlng ClbOUe at 1102 W 400 N, known as the 29th Ward Meeﬁng

institutional. House, recently went through the conditional use process for adaptive
reuse of a landmark site in a residential district. Approval was
granted for the building to be reused for a community center-.
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The zoning ordinance currently allows for nonresidential use of a Landmark Site in a residential
district, even if the use is not allowed in the district, through the conditional use process subject to
meeting standards related to preserving the buildings character, neighborhood compatibility, and
mitigating negative impacts.

This proposal essentially expands on this current process with the following changes:

e Eligible Buildings: In addition to
landmark sites, buildings individually
listed on the National Register of
Historic Places, buildings formerly used
for churches, schools, or hospitals, and
other culturally or historically
significant buildings would be eligible.
Salt Lake City has approximately 300
historic sites — this includes local
landmark sites and sites listed on the
National Register. A number of other
buildings may be culturally or — .
historically significant and its unknown  ppor, gbove: After decades as a house of worship, the building
how many former churches, schools or at 168 W. 500 North has been home to Salt Lake Acting
hospital, or other institutional buildings Company since 1982, housing two theaters, rehearsal space,
are within Salt Lake City. dressing rooms, a box office and more.

e Residential Uses: The current process is
limited to allow for nonresidential uses
in residential zones. The proposed
language adds this process for *
residential uses as well. This could allow
for the conversion of an existing eligible
building, to multi-family residential use.
If an existing eligible building is in a
residential district and currently used
for residential, it cannot be converted to
a nonresidential. Additionally, this

What was the Irving Junior High School constructed in the late

Wf)l}ld alsq gllow_ for regide'ntiql N 1920%s, is now home to the Irving Schoolhouse Apartments and
eligible buildings in the institutional contains approximately 230 1- and 2-bedroom apartments.

zone where residential is not currently
permitted.

The Meridien Residences at Capitol Park involved restoring the old Salt Lake City VA Hospital into a 95,000-
square-foot condominium structure overlooking the Salt Lake Valley. The exterior underwent an extensive face-
lift to restore its original look, and the interiors were seismically strengthened and renovated. A new 40,000-
square-foot underground parking structure was constructed in the back and added a new wing for additional
living space.
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e Prohibit Certain Uses: The proposal lists specific uses that are not allowed through this process.
These prohibited uses were identified as uses that may have negative impacts on the
surrounding neighborhood as well as the existing structure, which would not be conducive to
the preservation of the building. The list of prohibited uses can be found in the draft ordinance,
Attachment A.

e Square Footage Requirement: The ordinance currently requires landmark sites to be 7000 SF
in size to qualify for the adaptive reuse process. Because of the minimum square footage
requirement, there are only 93 sites that are eligible for this process. The proposal would
remove the minimum square footage requirements for eligible buildings.

e Land Use Tables: Adaptive Reuse for Additional Uses in Eligible Buildings has been added as
a conditional use in the land use tables for PL-2 (Public Lands District), FB-UN-1, and Ul
(Urban Institutional) zoning districts. This use has been completely deleted from the table of
permitted and conditional uses for commercial, transit station area, manufacturing,
downtown, and gateway zoning districts, because this use incentive would generally not be
applicable to these zoning districts, as they are permissive in terms of allowed uses. The
proposed language also includes amendments to the qualifying provisions of the land use
tables to reference requirements in 21A.52.060.A.

Preservation of an Existing Principal Building — 21A.52.060.B

The purpose of the incentives in this section is to encourage preservation of existing buildings to lessen
the impact that demolition has on the environment. The incentives in this section apply to the building
being preserved and can also apply to any new construction on the same development site, which may
include multiple abutting parcels. Incentives are being offered to the whole development site because
applying the incentives to just an existing building may not be enough to make preservation of the
building feasible. These incentives apply to all zoning districts except for single family districts —since
this incentive is based on retention of existing structures on the site, and these zones only allow for
single family development, there isn’t anything else that could be built in addition to an existing
building in these zones.

“The Rose” included renovation of two existing single-family dwellings and new construction of a
multi-family structure with 4 units. This is an example of an overall project that could qualify for
some of the zoning incentives being considered.

Eligibility: These zoning incentives apply to new development projects that preserve a building that
is 30 years or older. Based on 2019 Salt Lake County assessor data, approximately 90% of the buildings
in Salt Lake City were constructed before 1993 and would meet the age qualification. The existing
building must cover a minimum of 25% of the entire development site; a lower percentage may be
considered by the Planning Director if the existing building has frontage on a public street, contains a
publicly accessible use such as retail, restaurant, or entertainment, or would be highly visible from
public spaces within the interior of the site.

Summary of Proposed Incentives:

¢ Planned Development Not Required: A Planned Development process is currently required for
development projects seeking modifications to certain zoning requirements. The planned
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development would be waived for modifications that are commonly requested through the
planned development process, but generally straightforward, such as creating lots without
frontage and multiple buildings on the same parcel without all buildings having public street
frontage.

Administrative Planned Development: The proposed ordinance adds an administrative
planned development process for projects that meet the eligibility requirements of this section
for modifications to obstructions in required yards for things like balconies and awnings, five
feet of additional building height, and setback, open space, and landscaping requirements
when the requested modifications specifically relate to preservation of the existing building.
This will allow for a more streamlined approval process, while still maintaining some staff
oversight since these types of modifications require staff analysis to determine compliance with
the planned development standards.

Density: This incentive waives any minimum lot area and lot width requirements for a
particular permitted use. Additionally, in the RMF-30 zoning district, the required minimum
lot size per dwelling unit does not apply.

Height: Additional building height is offered to eligible projects in most zoning districts
through administrative design review. There is not a height incentive being offered in the RMF
zoning districts.

Parking: Unless there is a lesser requirement in the parking chapter 21A.44, only one off-street
parking space per unit is required, and the minimum number of parking spaces for
nonresidential uses may be reduced by 50%.

Setbacks: Required yards apply around the perimeter of the development as opposed to the
individual buildings/parcels within the development,

GENESEE AVE

FUTURE DEVELOPMENT SITE

“West End” is an adaptive reuse project located
along the 9-Line. It includes remodel of two
existing warehouse buildings into commercial
space, activation of a midblock walkway with a
midblock plaza space with plans for future multi-
family residential development to the east. This is
another example of an overall project that could
qualify for some of the zoning incentives being
considered.

page 5



Additional Requirements

Design Standards: For new construction, certain design standards will be required unless there
is a stricter design requirement in the base zone or Chapter 21A.37. The proposed design
standards relate to durable building materials, glass, blank wall areas, screening of mechanical
equipment, street facing building entries, and maximum length of a street facing building
facade.

Existing Commercial Uses: If there is an existing commercial use in the eligible building, the
commercial use shall be retained in the existing building or as part of the new development. If
part of the new development, the commercial use shall have street frontage with public access
from the street frontage. The commercial use shall be a minimum of 75% of the existing
commercial space or 400 SF, whichever is greater. Retention of the commercial use does not
apply to nonconforming commercial uses.

PUBLIC PROCESS:

On April 20, 2023, the planning division sent out initial public outreach to the focus group and
all registered Salt Lake City Recognized Organizations. On June 12, 2023, staff presented the
proposal at Sugar House Community Council.

On July 18, 2023, notice of the application and the draft ordinance was sent to registered Salt
Lake City Recognized Organizations. The Open House information was posted on July 20,
2023 and is publicly available on the city’s planning division website located here -

https://www.slc.gov/planning/2023/04/17/openhouse-00155/

A briefing with the Historic Landmark Commission was held on August 3, 2023.

NEXT STEPS:

The Planning Division will continue to refine and make changes to the proposed draft
ordinance based on an evaluation of commission feedback and any further public input.

The proposal will return to the Historic Landmark Commission and Planning Commission for
a public hearing and recommendation that will be forwarded to the City Council.

The City Council will hold an additional public hearing and ultimately decide on the proposed
text amendment.

ATTACHMENTS:

A. ATTACHMENT A: Draft Ordinance
B. ATTACHMENT B: Map of Historic Sites (Local & National)
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ATTACHMENT A: Draft Ordinance
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Underlined text is new; text with strikethrough is proposed to be deleted. All other text is
existing with no proposed change.

21A.10.015: PUBLIC ENGAGEMENT:

The purpose of the public engagement process is to inform the public of certain land use
projects early in the process, provide a reasonable timeframe for feedback on a proposal, and
establish a process to hear from the public prior to making a decision on a particular land use
project.

A. Land Use Projects Subject to Public Engagement: The following are considered land use
projects for purposes of this chapter and are subject to the public engagement process
and requirements herein:

Request for an alley/street closure or vacation;

Amendments to Title 21A;

Conditional use applications;

Design review applications, subject to review by the planning commission as
provided in Chapter 21A.59;

Applications to demolish one or more landmark sites or contributing structures
located within a local historic district;

Master plans, including amendments, to be adopted by the city council;
Requests for certificates of appropriateness required for new construction of
principal structures, except for single family and two family dwellings;

Planned development applications, subject to review by the planning commission as
provided in Chapter 21A.55;

9. Zoning map amendment

PO

®» No o

21A.10.020: PUBLIC NOTICE REQUIREMENTS:
B. Special Noticing Requirements for Certain Administrative Approvals:
1. Notice 06f Application for Design Review and Planned Development:

a. Notification: At least twelve (12) days before a land use decision is made for an
administrative design review application as authorized in Chapter 21A.59 of this

title, or an administrative planned development as authorized by Chapter 21A.55
of this title, the planning director shall provide written notice to the following;:

(1) All owners and identifiable tenants of the subject property, land abutting the
subject property, and land located directly across the street from the subject
property. In identifying the owners and tenants of the land the city shall use
the Salt Lake City geographic information system records.

(2) Recognized community organization(s) in which the subject property is
located.

b. Contents of the Notice of Application: The notice shall generally describe the
subject matter of the application, where the public may review the application,
the expected date when the planning director will authorize a final land use
decision, and the procedures to appeal the land use decision.

c. End of Notification Period: If the planning director receives comments
identifying concerns related to the design review application not complying with

page 8



the requirements of Chapter 21A.59, or the planned development not complying
the requirements of 21A.55, the planning director may refer the matter to the
planning commission for their review and decision on the application.

21A.24.010: GENERAL PROVISIONS:
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t may not be occupied by more than one "family" as

.

ing uni

.

ing Unit Occupancy: A dwell
defined in chapter 21A.62 of this title.

.

SF. Dwell
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TW. Compliance With Noise Regulations Required: Any construction work in residential zoning
districts shall comply with section 9.28.040, "Noises Prohibited", of this Code. (Ord. 64-21,

2021: Ord. 46-17, 2017

(Staff note: The following changes would be made to the existing land use tables.)
21A.33.020: TABLE OF PERMITTED AND CONDITIONAL USES FOR

RESIDENTIAL DISTRICTS:
Use Permitted And Conditional Uses By District
FR-1/ | FR-| FR- | R- [ R- | R- | SR-[SR-[SR|R-| R | R R | R | R | R-| R- R- [ RO
43,560 | 2/ 3/ 1/ 1/ 1/ 1 2 S3|l2 | M| M| M|M| B |M]|MU-| MU
21,7 | 12, 12, | 7,0 | 5,0 F- | F- | F- | F- U- 45
80 | 000 | 000 | 00 | OO 30135145 | 75 35
[Adaptive cs Cs Cs cs | C8 | C8 | C8 cscscs|lcs|cCcs|Cs| P8 | P8 P8 ps Ppse
reuse for
additional
uses in
eligible
buildings of
alandmark
site

Qualifying provisions:
6. Reserved. Building
Eﬁ ] .] ;' . . ] . } . . _
8. Subject to conformance with the provisions of subsection 21A.52.060.A 23A-24-616S-of this title.

21A.33.030: TABLE OF PERMITTED AND CONDITIONAL USES FOR
COMMERCIAL DISTRICTS:

Use Permitted and Conditional Uses by District
CN CB CSt CcC CSHBD: CG
Adaptive reuse-of P P P P P P
alandmarksite
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21A.33.035: TABLE OF PERMITTED AND CONDITIONAL USES FOR TRANSIT
STATION AREA DISTRICTS:

Use Permitted and Conditional Uses by District
TSA-UC TSA-UN TSA-MUEC TSA-SP
Adaptivereuse | Core | Transition Core | Transition Core | Transition Core | Transition
of alandmark P P P P
site

21A.33.040: TABLE OF PERMITTED AND CONDITIONAL USES FOR
MANUFACTURING DISTRICTS:

Use Permitted and Conditional Uses by
District
M-1 M-2
Adaptive reuse-of alandmarksite € c7

Qualifying provisions:

21A.33.050: TABLE OF PERMITTED AND CONDITIONAL USES FOR DOWNTOWN
DISTRICTS:

Use Permitted and Conditional Uses by District

D-1 D-2 D-3 D-4

Adaptive reuse of P+
alandmarksite

Qualifying provisions:

21A.33.060: TABLE OF PERMITTED AND CONDITIONAL USES IN THE
GATEWAY DISTRICT:

Use G-MU

rdaoh Folandmaricsi )
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21A.33.070: TABLE OF PERMITTED AND CONDITIONAL USES FOR SPECIAL
PURPOSE DISTRICTS:

Use Permitted and Conditional Uses by District

RP | BP | FP | AG | AG- | AG- | AG-|OS | NOS|A|PL|PL-|1I |UI | MH | EI
2 5 20 2

Adaptive C2 C2 | C | C2| 2
reuse for T T
additional
uses in
eligible
buildings
ofa
landmark
site

Qualifying provisions:

2. Subiject to conformance with the provisions of subsection 21A.52.060.A of this title. Whenloeatedin-a

buildine listed he Salt Lake CivRes fCul IR .

21A.33.080: TABLE OF PERMITTED AND CONDITIONAL USES IN FORM BASED
DISTRICTS:

Use Permitted and Conditional Uses by District

FB-UN1 FB-UN2 FB-Mixed Use FB-SC FB-SE
11

Adaptive Co P
reuse for y
additional
uses in
eligible efa
landmark
buildings

Qualifying provisions:

9. Subject to conformance with the provisions of subsection 21A.52.060.A of this title.

21A.26.010: GENERAL PROVISIONS:

page 13


https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-70777#JD_Chapter21A.54
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-70835#JD_21A.54.080

page 14


https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-70777#JD_Chapter21A.54
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-70777#JD_Chapter21A.54
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-70777#JD_Chapter21A.54

New Chapter:

21A.52 Zoning Incentives

21A.52.010 Purpose: The purpose of this chapter is to establish zoning incentives to support
achieving adopted goals within the City’s adopted plans and policy documents.

21A.52.020 Applicability: This chapter applies as indicated within each subsection.

21A.52.030 Relationship to base zoning districts and overlay zoning districts:

Unless otherwise indicated in this chapter, all base zoning district or overlay zoning district
standards and requirements take precedence except as indicated in this section.

21A.52.040 Approval Process: Any process required by this title shall apply to this chapter
unless specifically exempt or modified within this chapter.

A. The Planned Development process in 21A.55 may be modified as indicated within this
chapter.

B. The Design Review process in 21A.59 may be modified as indicated within this chapter.
C. Developments authorized by this chapter are exempt from 21A.10.020.B.1.

21A.52.060 Incentives for Preservation of Existing Buildings:

The provisions in this section provide optional incentives to development projects that include

the preservation of an existing building. The incentives located in subsection 21A.52.060.A can
be combined with the incentives outlined in subsection 21A.52.060.B.
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A. Adaptive Reuse for Additional Uses in Eligible Buildings:

1. Purpose: To allow additional land uses for buildings that generally contribute to the
character of the city so they can be redeveloped for economically viable uses. These

buildings may be underutilized or have outlived their original use due to economic

conditions, size of the building, a substantial degree of deterioration of the property,
or other factors, but are still part of existing neighborhood fabric due to their historic

or cultural significance.

[N

Applicability: The incentives in this section apply to adaptive reuse of an eligible

building. Eligible buildings include the following:

a.
b.
C.

d.

Landmark Sites;

Buildings individually listed on the National Register of Historic Places;
Buildings formerly used for schools, hospitals, places of worship, or other
institutional uses;

Buildings that the Planning Director has deemed as significant based on the
structure’s association with events that have contributed to broad patterns of
history, association with lives of persons important in the city’s past, or displays
distinctive characteristics of a type, period, or method of construction.

3. Incentives:

a.

Additional Uses: Unless prohibited in Subsection A.3.a(1), any use may be

allowed as a conditional use in zoning districts where Adaptive Reuse for

Additional Uses in Eligible Buildings is listed in the land use tables in Chapter
21A.313, subject to the provisions in this section and any specific provisions

applicable to the use in this title. The conditional use shall be reviewed pursuant

to the procedures and standards outlined in chapter 21A.54 of this title. The

additional uses authorized by this section only apply to the eligible building.

(1) Prohibited Uses: A change of use to one of the following uses is prohibited:
Ambulance services (indoor and outdoor), amusement park, auditorium,
bio-medical facility, bus line station/terminal, bus line yard and repair
facility, car wash, check cashing/payday loan business, communit
correctional facility (large and small), contractor’s yard/office, drive-
through facility associated with any use, equipment rental (indoor and
outdoor), gas station, hotel/motel, impound lot, intermodal transit
passenger hub, large wind energy system, laundry and dry cleaning
establishments, limousine service (large and small), heavy manufacturing,
pet cemetery, recycling collection station, sexually oriented business, sign
painting/fabrication, storage (outdoor), public storage (outdoor), wireless
telecommunications facility, and homeless resource center.

Parking: No additional parking shall be required beyond what currently exists
for the building.

Density: The qualifying provisions for density found in the minimum lot area
and lot width tables of the zoning district do not apply, and in the RMF-30
zoning district, the minimum lot size per dwelling unit does not apply.

4. Qualifying Provisions:

a.

b.

The new use requires minimal change to exterior features that are important in
defining the overall character of the building;
The proposed use is conducive to the preservation of the building;

page 16



c. A change of use to a residential use is not permitted in the OS (Open Space)

zoning district.
d. If the site is located in a residential zone and the existing use is residential, a

change of use to nonresidential is not permitted.

B. Preservation of an Existing Principal Building:

1. Purpose: The purpose of these incentives is to encourage preservation of existing
buildings to lessen the impact that demolition has on the environment. Preserving an
existing building extends the life of the building and keeps substantial amounts of
materials out of landfills and reduces energy consumption. The goal is to retain
existing buildings in order to achieve sustainability benefits.

2. Applicability: The incentives in this section apply to developments in all zoning
districts except FR and R-1, SR-1, and SR-1A, zones that retain an existing principal

building. These incentives may be applied to existing principal buildings and new
buildings within the same development that meet the qualifying provisions in this
section. For the purposes of this section, the same development may include multiple
abutting parcels.

3. Qualifying Provisions:

a. The existing building is at least 30 years old;

b. The footprint of the existing building covers a minimum of 25% of the entire
development site. A lower percentage may be considered by the Planning
Director if the existing building has frontage on a public street, contains a
publicly accessible use such as retail, restaurant, or entertainment, or would be
highly visible from public spaces within the interior of the site; and

c. Modifications to existing building: Where there are no character defining
architectural features present, a maximum of 25% of each exterior street facing

building wall, and a maximum of 50% of each non-street facing facade may be
removed to accommodate modifications or additions.

d. Retention of Existing Commercial Uses: If there is an existing commercial use in
the eligible building, the commercial use shall be retained in the existing building
or as part of the new development. If part of the new development, the
commercial use shall have street frontage with public access from the street
frontage. The commercial use shall be a minimum of 75% of the existing
commercial space or 400 SF, whichever is greater. Retention of the commercial
use does not apply to nonconforming commercial uses.

4. Incentives:

a. Planned Development Waived: A Planned Development is not required for
modifications to the following standards:

(1) 21A.36.010.B: Multiple buildings on a single parcel are allowed without
having street frontage.

(2) 21A.36.010. C and 20.12.010: Lots without public street frontage standards in
21A.36.010.C. and 20.12.010 if necessary cross access easements are provided
and subject to complying with the adopted building and fire codes;

(3) Off-site parking in zoning districts where off-site parking is not an allowed
use. The parking must be located within the same development and can only
be used for the uses within the same development area.
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Administrative Planned Development: A Planned Development may be approved

administratively, provided the noticing requirements of 21A10.020.B and the
standards in 21A.55 are met when requesting modifications to:

(1) Minimum vard setback requirements when the modification specifically
relates to retaining the existing building(s) on the development site;

(2) Open space and landscaping requirements when the modification specifically
relates to retaining the existing building(s) on the development site;

(3) Standards for awnings and canopies, balconies, patios, and porches in table
21A.36.020.B Obstructions in Required Yards;

(4) Allow five (5) feet of additional building height;

Such development is exempt from the minimum area requirements in

21A.55.060.
c. Density:

a. The qualifying provisions for density found in the minimum lot area and lot
width tables of the zoning district do not apply;

b. RMF-30 zoning district: The minimum lot size per dwelling unit does not
apply;

c. RB zoning district: The qualifying provision for table 21A.33.020 that onl
allows for one residential unit above office and retail for a mixed use
development does not apply.

|-

Height: Additional building height is authorized in zoning districts as indicated in
the following sections through administrative design review. Administrative
design review shall be reviewed pursuant to the procedures and standards in
Chapter 21A.59.

(1) Residential districts:

Zoning District Permitted Maximum Height with Incentive
RMU-35 45, regardless of abutting use or zone.
RMU-45 55, regardless of abutting use or zone.
RB 1 additional story equal to or less than the average
height of the other stories in the building.
RMU 3 additional stories equal to or less than the

average height of the other stories in the building.
RO 1 additional story equal to or less than the average

height of the other stories in the building.

(2) Commercial Districts:

Zoning Permitted Maximum Height with Incentive
District

CB 1 additional story equal to or less than the average

height of the other stories in the building.
CN May build one additional story equal to or less

than the average height of the other stories in the
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2 additional stories equal to or less than the
average height of the other stories in the building.

3 additional stories equal to or less than the
average height of the other stories in the building
for properties in the boundary described in
21A.26.070.G.

CSHBD1

105’ and 2 additional stories equal to or less than
the average height of the other stories in the

CSHBD2

60’ and 1 additional story equal to or less than the
average height of the other stories in the building.

TSA-Transition

1 additional story equal to or less than the average
height of the other stories in the building.

TSA-Core

2 additional stories equal to or less than the
average height of the other stories in the

(3) Form-based districts:

Zoning District

Permitted Maximum Height with Incentive

FB-Mixed Use 11

125’ and 3 additional stories equal to or less than
the average height of the other stories in the

building.

FB-UN2

1 additional story equal to the average height of the
other stories in the building.

FB-SC

1 additional story equal to the average height of the
other stories in the building.

FB-SE

1 additional story equal to the average height of the
other stories in the building.

FB-UN1

3 stories and 30’ in height.

(4) Downtown districts:

Zoning District

Permitted Maximum Height with Incentive

D-2 120’ and 2 additional stories equal to or less than
the average height of the other stories in the
building.

D-3 180’ and 3 additional stories equal to or less than

the average height of the other stories in the
building.

(5) Other districts:

Zoning District

Permitted Maximum Height with Incentive

GMU

180’ and 2 additional stories equal to or less than
the average height of the other stories in the
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MU 60’ provided that the additional height is for
residential uses only.

e.

=

Parking: In addition to the alternatives to minimum parking calculations in

21A.44.050:
(1) Unless there is a lesser parking requirement in 21A.44, only one off-street

parking space per unit is required.

(2) The minimum number of required parking spaces for nonresidential uses
may be reduced by 50%.

Minimum Required Yards: The minimum required yards shall apply to the

perimeter of the development and not to the individual principal buildings within
the development.

5. Design standards for new construction: Unless a stricter design standard related to
each of the following is included in the base zone or Chapter 21A.37, the following
design standards are required:

S

a.

Building materials: 50% of any street facing facade shall be clad in durable
materials. Durable materials include stone, brick, masonry, textured or patterned
concrete, and fiber cement board. Other materials may be used for the remainder
of the facade adjacent to a street. Other materials proposed to satisfy the durable
requirement may be approved at the discretion of the Planning Director if it is
found that the proposed material is durable and is appropriate for the structure.
Garage doors facing street: Garage doors are prohibited on the facade of the
building that is parallel to, or located along, a public street.

Glass: The surface area of the facade of each floor facing a street must contain a
minimum of 50% glass. If the ground level of the building is occupied by
residential uses that face the street the specified minimum glass requirement may
be reduced to 25%.

Blank wall: The maximum length of any blank wall uninterrupted by windows or
doors at the ground floor level along any street facing facade is 15°. Emergency
exit doors, doors to access structured parking or utility equipment do not count.

Screening of mechanical equipment: All mechanical equipment shall be screened
from public view and sited to minimize their visibility and impact. Examples of
siting include on the roof, enclosed or otherwise integrated into the architectural
design of the building, or in a rear or side yard area subject to yard location
restrictions found in section 21A.36.020, table 21A.36.020B, “Obstructions In
Required Yards” of this title.
Building entry facing street: At least one operable building entrance on the
ground floor is required for every street facing facade. Additional operable
building entrances shall be required, at a minimum, every 40 FT for
nonresidential uses and every 75 FT for residential uses of street facing building
facade.
Building length facing street:
(1) The building length shall not exceed 100 feet in the RMF-30, RMF-35, RMF-
45 and RMF-75 districts; and

(2) The building length shall not exceed 175 feet in other zoning districts.

Restrictive Covenant Required: Any owner who uses the incentives in Subsection
21A.52.060.8B shall enter into a legally binding restrictive covenant, the form of which
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shall be approved by the City Attorney. Prior to the issuance of a building permit for
construction of a building using the incentives, the restrictive covenant shall be filed
with the Salt Lake County Recorder. The agreement shall provide for the following,

without limitation: Acknowledge the use of the incentives, the nature of the approval
and any conditions thereof, the terms of compliance with all applicable regulations,

shall guarantee compliance for a minimum term of 30 years transferable to any
future owner, and the potential enforcement actions for any violation of the
agreement. The agreement shall be recorded on the property with the Salt Lake
County Recorder.

21A. 55 020: AUTHORITY:

B.

Administrative Review: The Planning Director may approve, approve with
modifications, deny, or refer to the Planning Commission modifications to specific
zoning standards outlined in 21A.52.060.B.4.b for projects that meet the qualifying

provisions in 21A.52.060.B in accordance with the standards and procedures set forth
in this chapter and other regulations applicable to the district in which the property is
located.

Planning Commission Review: The Planning Commission may approve planned
developments for uses listed in the tables of permitted and conditional uses for each
category of zoning district or districts. The approval shall be in accordance with the
standards and procedures set forth in this chapter and other regulations applicable to the
district in which the property is located.

In approving a planned development, the Planning Commission may change, alter,
modify or waive the following provisions of this title:

1A. Zoning And Subdivision Regulations: Any provisions of this title or of the City's
subdivision regulations as they apply to the proposed planned development except
that the Planning Commission cannot approve a use that is not allowed in the
zoning district in which the planned development is located, with the exception of
off-site parking as further described in this section.

2B. Off-Site Parking: Off-site parking in zoning districts where off-site parking is not an
allowed use. The parking must be located within the planned development area and
can only be used for the uses within the planned development.

3€. Building Height: Up to five feet (5') of additional building height, except in the FR,
R-1, SR, or R-2 Zoning Districts where additional building height cannot be
approved through the planned development process.

4B. Density: Residential planned developments shall not exceed the density limitation
of the zoning district where the planned development is proposed except as allowed
below. The calculation of planned development density may include open space that
is provided as an amenity to the planned development. Public streets located within
or adjacent to a planned development shall not be included in the planned
development area for the purpose of calculating density.

at. Inthe RMF Zoning Districts and on lots 0.20 acres or more in size,
developments that change a nonconforming commercial use to a residential use
that is allowed in the zoning district are exempt from the density limitations of
the zoning district when approved as a planned development.

21A.55.030: PEANNING- COMMISSION DECISION:
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A. No Presumption Of Approval: A request for a planned development does not constitute

B.

an assurance or presumption that such planned development will be approved. Rather,
each proposed planned development shall be evaluated on an individual basis, in
relation to its compliance with the standards and factors set forth in this chapter and
with the standards for the zoning district in which it is located, in order to determine
whether the planned development is appropriate at a particular location.

Approval: The Planning Commission or Planning Director in the case of administrative
planned developments, may approve a planned development as proposed or may impose

conditions necessary or appropriate for the planned development to comply with the
standards and factors set forth in this chapter.

Denial: The Planning Commission or Planning Director in the case of administrative
planned developments, may deny an application for a planned development if it finds
that the proposal does not meet the intent of the base zoning district, does not meet the
purpose of this chapter, or is not consistent with the standards and factors as set forth in
this chapter.

21A.55.040: PROCEDURES:
A. Application: An application for Planned Development shall be made on an application

C.

form prepared by the Zoning Administrator and accompanied by applicable fees as noted
in the Salt Lake City consolidated fee schedule. The applicant shall also be responsible
for pavment of all malhng fees estabhshed for requlred Dubhc notlclng ?heﬂppheaﬁt

complete apphcatlon shall contaln at least the followmg 1nformat10n submltted by the
applicant, unless certain information is determined by the Zoning Administrator
Pl—aﬂﬂmg—D}feetef to be 1napphcable or unnecessary to approprlately evaluate the

applications:

1. A complete description of the proposed planned development including the zoning
regulations being modified in the planned development and the planning objectives
being met;

2. When the proposed planned development includes provisions for common open
space or recreational facilities, a statement describing the provision to be made for
the care and maintenance of such open space or recreational facilities;

3. A written statement with supporting graphics showing how the proposed planned
development is compatible with other property in the neighborhood;

4. Plans, as required pursuant to section 21A.58.060 of this title, with the exception of
the number of copies required;

5. Architectural graphics including floor plans, elevations, profiles and cross sections;

6. A preliminary subdivision plat, if required;

7. Traffic impact analysis, where required by the City Transportation Division; and

8. Other information or documentation the Planning Director may deem necessary for

proper review and analysis of a particular application.
Determination Of Completeness: Upon receipt of an application for a planned

development, the Planning Director shall make a determination of completeness of the
application pursuant to section 21A.10.010 of this title

Public Notification and Engagement:
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Notice of Application for Administrative Review: Prior to the approval of an

application that qualifies for administrative review, the planning director shall
provide written notice as provided in chapter 21A.10.020.B of this title.

=

Required Notice for Planning Commission Review:

a. Applications subject to Planning Commission review of this chapter are subject to
notification requirements of title 2, chapter 2.60 of this code.

b. Any required public hearing is subject to the public hearing notice requirements

[N

found in chapter 21A.10 of this title.

21A.55.050: STANDARDS FOR PLANNED DEVELOPMENTS:

The Planning Commission, or Planning Director in the case of administrative planned
developments, may approve, approve with conditions, or deny a planned development based

upon written findings of fact according to each of the following standards. It is the responsibility
of the applicant to provide written and graphic evidence demonstrating compliance with the
following standards:

21A.55.070: APPEAL OF THE PLANNING COMMISSION DECISION:

Any person adversely affected by a final decision of the Planning Commission or Planning
Director in the case of administrative planned developments, en-an-applicationfor-aplanned
development may appeal to the Appeals Hearing Officer in accordance with the provisions

of chapter 21A.16 of this title. The filing of the appeal shall not stay the pending the outcome of
the appeal, except as provided for under section 21A.16.030F of this title. (Ord. 48-21, 2021:
Ord. 8-18, 2018)

21A.55.080: TIME LIMIT ON APPROVED PLANNED DEVELOPMENT:

No planned development approval shall be valid for a period longer than one year unless a
building permit has been issued or complete building plans have been submitted to the Division
of Building Services and Licensing. The Planning Commission or Planning Director in the case
of administrative planned developments, may grant an extension of a planned development for
up to one additional year when the applicant is able to demonstrate no change in circumstance
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that would result in an unmitigated impact. Extension requests must be submitted prior to the
expiration of the planned development approval.

21A.55.090: EFFECT OF APPROVAL OF PLANNED DEVELOPMENT:

The approval of a proposed planned development by the Planning Commission or Planning
Director in the case of administrative planned developments, shall not authorize the
establishment or extension of any use nor the development, construction, reconstruction,
alteration or moving of any building or structure, but shall authorize the preparation, filing and
processing of applications for any permits or approvals that may be required by the regulations
of the City, including, but not limited to, a building permit, a certificate of occupancy and
subdivision approval. (Ord. 8-18, 2018)

21A.55.100: MODIFICATIONS TO DEVELOPMENT PLAN:

Following planned development approval, the development plan approved by the Planning
Commission or Planning Director in the case of administrative planned developments, shall
constitute the site design in relation to building placement and design, landscaping, mobility
and circulation elements, and any elements that were approved as zoning modifications through
the planned development process. Modifications to the development plan may be allowed
pursuant to this section.

A. New Application Required For Modifications And Amendments: Ne-substantial

Mmodifications or amendments shall be m&de—m—t—he—eeﬂs&&et}en—develepmeﬂ{—er—&se
M%heﬂt—a—new—appheaﬁeﬂ—tmder— ub]ect to the prov1s1ons of this sectlont}ﬂe M}HG-P

B. Minor Modifications: The Planning Director may authorize minor modifications to the
approved development plan pursuant to the provisions for modifications to an approved
site- plan-as-setforth-inchapter 21A- 58 ef this tileplanned development when such
modifications appear necessary in light of technical or engineering considerations
necessary to comply with an adopted building, fire, or engineering code or standard or

when the modification complies with the applicable standards in the underlying zoning
district or overlay district. Such minor modifications shall be limited to the following

elements:

1. Adjusting the distance as shown on the approved development plan between any one
structure or group of structures, and any other structure or group of structures, or any

vehicular circulation element er-any-beundary-of thesite;

2. Adjusting the location of any open space;
3. Adjusting any final grade;

4. Altering the types of landscaping elements and their arrangement within the required
landscaping buffer area;

Signs;

&
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6. Relocation or construction of accessory structures that comply with the provisions of
21A.40 and any applicable accessory structure regulations; or

7. Additions which comply with the lot and bulk requirements of the underlying zone.

Such minor modifications shall be consistent with the intent and purpose of this title and the
development plan as approved pursuant to this chapter and shall be the minimum necessary

to evereome-the partienlar-diffienlty comply with the standards of the underlying zoning
district or the apphcable bulldlng, flre, or englneermg code or standard aﬁd—shall—ﬁet—be

thrs—trt-}e—A minor modlflcatlon shall not be approved if the modlflcatlon reduces a regulred
building setback, authorizes an increase in lot coverage, or increases building height.

C. Major Modifications: Any modifications to the approved development plan not authorized
by subsection B of this section shall be considered to be a major modification. The Planning
Commission or Planning Director in the case of administrative planned developments, shall
give notice to all property owners consistent with notification requirements located
in chapter 21A.10 of this title. The Planning Commission or Planning Director in the case of
administrative planned developments, may approve an application for a major modification
to the approved development plan, not requiring a modification of written conditions of
approval or recorded easements, upon finding that any changes in the plan as approved will
be in substantial conformity with the approved development plan. If the commission or

Planning Director in the case of administrative planned developments, determines that a
major modification is not in substantial conformity with the approved development plan,

then the commission or Planning Director in the case of administrative planned
developments, shall review the request in accordance with the procedures set forth in this
section.

D. Other Modifications. Any modification to the planned development that complies with the
standards of the underlying zoning district or overlay zoning district is allowed provided the

modification does not violate a condition of approval or other requirement placed on the

planned development as part of the approval of the application and required permits and

approvals are obtained.

21A.60.040: DEFINITION OF TERMS:
ADAPTIVE REUSE FOR ADDIITIONAL USES IN ELIGIBLE QF—A Im%I-DM—ArPcK BUILDINGS:

l—aﬁdmarlebulldlngs Other 1and uses, in addltlon to those
specifically listed in the land use tables, may be allowed as a conditional use subject to the
provisions in Subsection 21A.52.060.A.
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ATTACHMENT B: Map of Historic Sites
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