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Purpose for the Amendment

AREA OF REQUESTED
ZONING CHANGE

FIG. 2 - CURRENT ZONING MAP AND AREA OF REQUESTED CHANGE

FIG. 1 - PORTION OF ZONING MAP

THE PURPOSE OF THE REQUESTED CHANGE TO THE ZONING MAP IS TO ALLOW FOR A HIGHER DENSITY DEVELOPMENT ON THE SOUTH PORTION OF

THE PROPERTIES OWNED BY HARDAGE HOSPITALITY. SPECIFICALLY, THE REQUEST IS TO CHANGE THE ZONING ON PARCELS 16-05-303-028

AND 16-05-303-034 FROM TSA-UN-T TO TSA-UN-C AND THE SOUTHERN 3’ PORTION OF PARCEL 16-05-303-017 FROM RMF-35

TO TSA-UN-C.
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Rationale cont’d
JUST ASGROWING SLC LOOKED TO THE POTENTIAL FOR HIGHER DENSITY

AS ONE STRATEGY TO ADDRESS THE HOUSING STOCK SHORTFALL, THE

SUCCESSOR DOCUMENT, HOUSING SLC LOOKS TO CONTINUE THE

POLICY. INDEED, GOAL 1 OF THE DOCUMENT IS TO DEVELOP 10,000

NEW HOUSING UNITS. THOUGH THERE IS A STATED GOAL OF A MINIMUM

OF 2,000 DEEPLY AFFORDABLE AND ANOTHER MINIMUM OF 2,000 UNITS

OF AFFORDABLE HOUSING, THERE STILL REMAINS A NEED FOR UP TO

6,000 UNITS OF ADDITIONAL HOUSING TO MEET THE TARGET.

BUILDING UPON THE STRATEGIES AND GOALS OUT LINED PREVIOUSLY, HOUSING SLC TAKES A MORE GRANULAR APPROACH TO DEVELOPING

STRATEGIES AND RESPONSES. THIS IS IS PART SPURRED BY THE PASSAGE OF HB 364 -HOUSING AFFORDABILITY AMENDMENTS PASS BY THE 2023

UTAH LEGISLATURE. THIS BILL REQUIRED THE CITY (AND OTHERS WITH FIXED GUIDEWAY PUBLIC TRANSIT STATIONS) TO SELECT STRATEGIES TO

INCORPORATE TO BE ELIGIBLE FOR STATE FUNDING. AS NOTED IN THE PLAN, “THE CITY IS REQUIRED TO SELECT AT LEAST FIVE OF THE STRATEGIES

BELOW, INCLUDING STRATEGY V AND AT LEAST ONE OF THE G, H, OR Q. TO BE ELIGIBLE FOR PRIORITY CONSIDERATION FOR STATE FUNDING, THE

CITY MUST SELECT AT LEAST SIX STRATEGIES.”

Pages 28 and 29 of Housing SLC, all rights to original authors
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Central Community Master Plan

THE PARCELS INVOLVED IN THIS GENERAL PLAN AMENDMENT FALL

UNDER THE POLICY GUIDELINES OF THE CENTRAL COMMUNITY

MASTER PLAN. THIS DOCUMENT, ADOPTED IN NOVEMBER, 2005

WAS AN UPDATE/SUCCESSOR TO THE EAST CENTRAL NEIGHBORHOOD

PLAN AND ASSOCIATED EAST CENTRAL NEIGHBORHOOD PLAN

ADDENDUM ADOPTED IN 1984 AND 1990 RESPECTIVELY. IN TURN,

THE CENTRAL COMMUNITY MASTER PLAN WAS AMENDED THROUGH

THE 400 SOUTH LIVABLE COMMUNITIES PROJECT (TRANSIT

ORIENTED DEVELOPMENT) ADOPTED OCTOBER 5, 2012. THE

MASTER PLAN COVERS A NUMBER OF TOPICS INCLUDING LAND USE,

ACCESS/MOBILITY, HISTORIC PRESERVATION, URBAN DESIGN,

ENVIRONMENT, AND PUBLIC UTILITIES/FACILITIES. INCLUDED IN THE

GOALS OF THE DOCUMENT, SHOWN BELOW, ARE TO PREVENT

INAPPROPRIATE GROWTH IN SPECIFIC PARTS OF THE COMMUNITY AND

TO PROVIDE OPPORTUNITIES FOR SMARTER AND MORE CREATIVE

DEVELOPMENT PRACTICES TO BETTER SERVE THE COMMUNITY AMONG

OTHERS.

Residential Land-use policies
BEGINNING ON PAGE 9 OF THE MASTER PLAN A LIST OF THE

RESIDENTIAL LAND USE POLICIES ARE ORGANIZED INTO FOUR MAIN

CATEGORIES: OVERALL LAND USE POLICY, POLICIES FOR EXISTING

HOUSING, POLICIES FOR NEW CONSTRUCTION, AND POLICIES FOR

RESIDENTIAL MIXED USE.

OVERALL LANDUSE
POLICY RLU 1.0 BASED ON THE FUTURE LAND USE MAP, USE RESIDENTIAL
ZONING TO ESTABLISH AND MAINTAIN A VARIETY OF HOUSING OPPORTUNITIES THAT
MEET SOCIAL NEEDS AND INCOME LEVELS OF A DIVERSE POPULATION.

RLU-1.1 PRESERVE LOW-DENSITY RESIDENTIAL AREAS AND KEEP THEM FROM
BEING REPLACED BY HIGHER DENSITY RESIDENTIAL AND COMMERCIAL
USES.

RLU-1.2 PROVIDE OPPORTUNITIES FOR MEDIUM-DENSITY HOUSING IN AREAS
BETWEEN THE CENTRAL BUSINESS DISTRICT AND LOWER-DENSITY
NEIGHBORHOODS AND IN AREAS WHERE SMALL MULTI-FAMILY
DWELLINGS ARE COMPATIBLE.

RLU-1.3 RESTRICT HIGH-DENSITY RESIDENTIAL GROWTH TO DOWNTOWN,
EAST DOWNTOWN, TRANSIT ORIENTED DISTRICTS, AND GATEWAY.

RLU-1.4 PRESERVE THE CHARACTER OF THE INNER-BLOCK COURTS.
RLU-1.5 USE RESIDENTIAL MIXED USE ZONES TO PROVIDE RESIDENTIAL LAND

USES WITH SUPPORTIVE RETAIL, SERVICE, COMMERCIAL, AND SMALL-
SCALE OFFICES AND MONITOR THE MIX OF USES TO PRESERVE THE
RESIDENTIAL COMPONENT.

RLU-1.6 ENCOURAGE COORDINATION BETWEEN THE FUTURE LAND USE MAP,
ZONING ORDINANCES, AND THE SALT LAKE CITY COMMUNITY
HOUSING PLAN.

RLU-1.7 ENSURE THAT FUTURE AMENDMENTS TO THE ZONING MAP OR TEXT
OF THE ZONING ORDINANCE DO NOT RESULT IN A SIGNIFICANT
AMOUNT OF NONCONFORMING LAND USES.

EXISTINGHOUSING POLICY - PRESERVATION
POLICY RLU- 2.0 PRESERVE AND PROTECT EXISTING SINGLE- AND MULTI-FAMILY
RESIDENTIAL DWELLINGS WITHIN THE CENTRAL COMMUNITY THROUGH CODES,
REGULATIONS, AND DESIGN REVIEW.

RLU-2.1 PRESERVE HOUSING STOCK THROUGH INCENTIVES AND CODE
ENFORCEMENT BY IMPLEMENTING THE SALT LAKE CITY COMMUNITY
HOUSING PLAN.

RLU-2.2 CONSIDER OPPORTUNITIES FOR THE CITY TO PURCHASE RESIDENTIAL
PROPERTIES AND MARKET THEM THROUGH CITY HOUSING
PROGRAMS.

RLU-2.3 PROVIDE IMPROVEMENT PROGRAMS FOR REDEVELOPMENT AND
REHABILITATION OF RESIDENTIAL STRUCTURES AND NEIGHBORHOODS.

RLU-2.4 ASSIST HOMEBUYERS BY MARKETING AVAILABLE GOVERNMENT
FUNDING PROGRAMS AND RESIDENTIAL REHABILITATION PROGRAMS,
SUCH AS TAX BENEFITS FOR OWNERS OF STRUCTURES IN NATIONAL
REGISTER HISTORIC DISTRICTS.

GOALS FROM CENTRAL COMMUNITY MASTER PLAN
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Central Community Master Plan cont’d
RLU-2.5 PROMOTE REDUCTION OF DETERIORATION OF RESIDENTIAL

NEIGHBORHOODS THROUGH CODE ENFORCEMENT PRACTICES.
RLU-2.6 ENCOURAGE THE USE OF PROGRAMS TO FACILITATE THE

REHABILITATION OR REPLACEMENT OF UNSAFE OR BOARDED
STRUCTURES.

RLU-2.7 ENCOURAGE THE ENFORCEMENT OF LANDSCAPING REQUIREMENTS
FOR VACANT BUILDINGS AND PROPERTY.

NEWCONSTRUCTION POLICY - VARIETY OF
OPTIONS
POLICY RLU-3.0 PROMOTE CONSTRUCTION OF A VARIETY OF HOUSING OPTIONS
THAT ARE COMPATIBLE WITH THE CHARACTER OF THE NEIGHBORHOODS OF THE
CENTRAL COMMUNITY.

RLU-3.1 ENCOURAGE RESIDENTIAL LAND DEVELOPERS TO BUILD HOUSING
THAT PROVIDES RESIDENTIAL OPPORTUNITIES FOR A RANGE OF
INCOME LEVELS, AGE GROUPS, AND FAMILY SIZE.

RLU-3.2 ENCOURAGE A MIX OF AFFORDABLE AND MARKET- RATE HOUSING
FOR OWNER OCCUPANCY THROUGHOUT THE CENTRAL COMMUNITY.
ENCOURAGE A MIX OF RENTAL PROPERTIES FOR THOSE WHO CANNOT
AFFORD OR DO NOT CHOOSE HOME OWNERSHIP.

DESIGN INNOVATION

RLU-3.3 USE THE PLANNED DEVELOPMENT PROCESS TO ENCOURAGE DESIGN
FLEXIBILITY FOR RESIDENTIAL HOUSING WHILE MAINTAINING
COMPATIBILITY WITH THE NEIGHBORHOOD.

RLU-3.4 ENCOURAGE HIGH PERFORMANCE, ENERGY-EFFICIENT RESIDENTIAL
DEVELOPMENT.

INFILL AND REHABILITATION

RLU-3.5 SUPPORT THE EFFORTS OF THE HOUSING DIVISION AND THE
REDEVELOPMENT AGENCY TO PROVIDE RESIDENTIAL CONSTRUCTION
IN ALL QUALIFYING NEIGHBOR-HOODS WITHIN THE CENTRAL
COMMUNITY.

RLU-3.6 IDENTIFY PROPERTIES FOR NEW RESIDENTIAL CONSTRUCTION OR
REHABILITATION AND WORK WITH LOCAL COMMUNITY DEVELOPMENT
CORPORATIONS (CDC’S), THE CITY HOUSING DIVISION, AND THE
REDEVELOPMENT AGENCY TO DEVELOP NEW INFILL AND
REHABILITATION PROJECTS.

MIXEDUSE POLICY
POLICY RLU-4.0 ENCOURAGE MIXED USE DEVELOPMENT THAT PROVIDES
RESIDENTS WITH A COMMERCIAL AND INSTITUTIONAL COMPONENT WHILE
MAINTAINING THE RESIDENTIAL CHARACTER OF THE NEIGHBORHOOD.

RLU-4.1 ENCOURAGE THE DEVELOPMENT OF HIGH-DENSITY RESIDENTIAL AND
MIXED USE PROJECTS IN THE CENTRAL BUSINESS DISTRICT, EAST
DOWNTOWN, AND GATEWAY AREAS.

RLU-4.2 SUPPORT SMALL MIXED USE DEVELOPMENT ON THE CORNERS OF
MAJOR STREETS THAT DOES NOT HAVE SIGNIFICANT ADVERSE
IMPACTS ON RESIDENTIAL NEIGHBORHOODS.

THIS PROPOSAL IS LOCATED WITHIN THE BRYANT NEIGHBORHOOD OF

THE EAST CENTRAL NORTH NEIGHBORHOOD PLANNING AREA. THE

FOLLOWING ARE ISSUES, FOUND THE MASTER PLAN, ARE PERTINENT TO

THIS AREA:

HISTORIC PRESERVATION

• PROTECT DESIGNATED HISTORIC RESOURCES AND NATIONAL REGISTER

PROPERTIES.
• ENSURE THAT TRANSIT-ORIENTED DEVELOPMENT AND OTHER

DEVELOPMENT PATTERNS ARE CONSISTENT WITH HISTORIC

PRESERVATION GOALS.

STREETS AND CIRCULATION

• PROVIDE ADEQUATE AMOUNTS OF RECREATIONAL AND OPEN SPACE.
• PLANT MORE TREES IN THE PARK STRIPS AND ON CENTER MEDIANS.
• ADDRESS ISSUES RELATING TO BUSINESS AND UNIVERSITY STUDENT ON-

STREET PARKING AS IT NEGATIVELY IMPACTS RESIDENTIAL

NEIGHBORHOODS.
• ENSURE THAT ADEQUATE OFF-STREET PARKING IS PROVIDED FOR

SPECIFIC LAND USES.
• IMPROVE INFRASTRUCTURE AND CIRCULATION PATTERNS FOR INTERIOR

STREETS / COURTS.
• IMPROVE CIRCULATION OF TRANSIT OTHER THAN THE PRIVATE

AUTOMOBILE, INCLUDING PEDESTRIAN, BICYCLE AND MASS TRANSIT.
• IMPLEMENT TRAFFIC CALMING POLICIES.
• IMPROVE THE INTERSECTION AT 1200 EAST AND 300 SOUTH.
• IMPROVE PEDESTRIAN CIRCULATION AROUND THE 900 EAST 900

SOUTH COMMERCIAL NODE.

Residential
• REDUCE EXCESSIVE DENSITY POTENTIAL, STABILIZE THE NEIGHBORHOOD

AND CONSERVE THE NEIGHBORHOOD’S RESIDENTIAL CHARACTER.
• IMPROVE ZONING ENFORCEMENT, INCLUDING ILLEGAL CONVERSION TO

APARTMENTS, YARD CLEANUP, “SLUM LORDS,” ETC.
• ENCOURAGE HIGHER DENSITY HOUSING IN EAST DOWNTOWN,

DOWNTOWN, AND GATEWAY TO DECREASE THE PRESSURE TO MEET

THOSE HOUSING NEEDS IN THIS NEIGHBORHOOD.
• ENSURE NEW MULTI-FAMILY DEVELOPMENT IS CAREFULLY SITED, WELL

DESIGNED, AND COMPATIBLE IN SCALE.
• PROVIDE MORE AFFORDABLE HOUSING (OWNER OCCUPIED AND RENTAL)

THROUGH ALL OF THIS DOCUMENTATION A FEW THEMES ARE EVIDENT

THROUGH REPETITION AND EMPHASIS.
• PRESERVE AND PROTECT NEIGHBORHOODS

• MAINTAIN HISTORIC STRUCTURES AND DISTRICTS

• PROVIDE DENSITY NEAR TRANSIT AND AWAY FROM NEIGHBORHOODS

• REDEVELOP AND REVITALIZE 400 S.

IN THE SUBSEQUENT PAGES WE PRESENT OUR PROPOSAL TO

ACCOMPLISH THESE GOALS AND MORE.
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Concept Exploration



Development Concept Exploration
IT IS NOTED MULTIPLE TIMES IN THE CENTRAL CITYMASTER PLAN THAT IT IS HIGHLY DESIRABLE TO MAINTAIN THE SCALE AND LIVABILITY OF EXISTING

LOW DENSITY HOUSING. AS CURRENTLY ZONED THE THREE NORTHERN PARCELS ARE DESIGNATED TO HAVE A DENSITY OF 15-30 DWELLING UNITS

PER ACRE INTENDED FOR HOUSES, DUPLEXES, TRIPLEXES, FOURPLEXES AND APARTMENTS. THE TWO SOUTHERN PARCELS HAVE A DENSITY OF 10-50

UNITS PER ACRE AS PART OF A MEDIUM DENSITY TRANSIT ORIENTED DEVELOPMENT ZONE. IN AN EFFORT TO UNDERSTAND THE DEVELOPMENT

POTENTIAL THE PROJECT TEAM EXPLORED SEVERAL OPTIONS.

LOT CONSOLIDATION

PRIOR TO THIS APPLICATION THE OWNER AND CONSULTANTS EXPLORED SEVERAL OPTIONS. THE FIRST OF WHICH WAS AN ATTEMPT TO SQUARE

UP THE PARCELS. UNDERSTANDING THAT SETBACKS FROM PROPERTY LINES CAN HAVE AN IMPACT BEYOND NORMAL WHEN THE PROPERTY IS NOT

A RECTANGULAR CONFIGURATION, THE OWNER SOUGHT AN EVEN LAND SWAP WITH THE NEIGHBOR TO THE WEST AT THE OWNER’S SOLE

EXPENSE. THIS ATTEMPT WAS REBUFFED.

SURVEY OF PARCELS IN QUESTION SHOWING UNDULATING WEST PROPERTY LINES
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Development Concept Exploration Cont’d
THE NEXT STEP WAS TO UNDERSTAND THE DEVELOPMENT POTENTIAL BASED UPON THE CURRENT ZONING FOLLOWED BY ADDITIONAL SCENARIOS

ALL BENCHMARKED AGAINST THE “BY RIGHTS” OPTION..

OPTION 1 - FULL DEVELOPMENT OF THE PARCELS BASED UPON CURRENT ZONING

OPTION 2 - FULL DEVELOPMENT OF THE SOUTHERN 4 PARCELS WHILE LEAVING THE EXISTING FOURPLEX INTACT.
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Development Concept Exploration Cont’d

OPTION 3 - FULL DEVELOPMENT OF THE SOUTHERN 4 PARCELS WHILE LEAVING THE EXISTING FOURPLEX INTACT - TOWNHOME OPTION

THE RESULTS OF THIS EXERCISE INVOLVED ESSENTIALLY BUILDING ON ALL OF THE AVAILABLE PROPERTY WITH STRUCTURES THAT DIDN’T SEEM TO

A) RELATE WELL TO PROPERTIES ALONG LINDEN AVENUE AND FURTHER NORTH, B) CREATE A PROJECT WITH A SENSE OF SPACE (INTERNALLY OR

EXTERNALLY), OR C) PRODUCE A YIELD OF QUALITY UNITS FROM BOTH A CONSTRUCT-ABILITY AND LIVABILITY METRICS. THOUGH THESE OPTIONS

WOULD NOT REQUIRE A RE-ZONING EFFORT (AND COULD BE APPROVED VIA AN ADMINISTRATIVE APPROVAL) THE CLIENT ULTIMATELY FELT THAT,

THOUGH LEGAL WITHOUT A REZONE OR GENERAL PLAN AMENDMENT AND CERTAINLY VIABLE, A BETTER SOLUTION COULD BE DEVELOPED.

CONSEQUENTLY, THE TEAM PIVOTED TO EVALUATE ALTERNATE DESIGNS THAT, WHILE REQUIRING ADDITIONAL EFFORT, WOULD RESULT IN A BETTER

PROJECT FOR THE COMMUNITY AND OWNER.

STEPPING BACK FROM THE REQUIREMENTS OF THE EXISTING ZONING AND THE ASSOCIATED CONSTRAINTS, THE TEAM EVALUATED THREE OPTIONS;
• REZONING ALL OF THE PARCELS TO TSA-UN-C
• REZONING ALL OF THE PARCELS TO TSA-UN-T
• REZONING THE SOUTHERN TWO PARCELS TO TSA-UN-C

AFTER BRIEFLY EVALUATING THE IDEA OF A FULL REZONE TO TSA-UN-C IT WAS DETERMINED THAT IT WOULD SIMPLY BE TOO MUCH OF AN

IMPOSITION ON THE NEIGHBORING PROPERTIES TO THE NORTH. THOUGH IT WAS THE BEST OPTION FOR THE CLIENT FROM A PURELY FISCAL

PERSPECTIVE, THE TEAM QUICKLY ABANDONED THE IDEA GIVEN IT DID NOT ADHERE TO ANY OF THE LAND USE POLICIES SET FORTH IN THE GENERAL

PLAN OR ZONING REQUIREMENTS.



1441 UTE BOULEVARD, SUITE 100, PARK CITY, UT 84098 | 435.649.0092 | ELLIOTTWORKGROUP.COM

Development Concept Exploration Cont’d

OPTION 4 - REZONE NORTH PARCELS FROM RMF-35 TO UN-T

REZONING THE NORTHERN THREE PARCELS TO TSA-UN-T WAS THE NEXT EXPLORATION. THOUGH THIS LED TO THE HIGHEST UNIT COUNT OF

ANY CONCEPT IT TOO FAILED TO ADHERE TO THE POLICIES AND PRINCIPALS SET FORTH IN THE MASTER PLAN. SPECIFICALLY, IT INTRUDED INTO

THE ESTABLISHED NEIGHBORHOOD ALONG LINDEN AVENUE, DIDN’T REALLY CREATE A MEANINGFUL SPACE ALONG 400 S, ELIMINATED ALL OF THE

EXISTING HOUSING STOCK AND ULTIMATELY HAD THE LARGEST BUILDING FOOTPRINT. GIVEN THESE RESULTS THE TEAM CONTINUED EXPLORING

FURTHER OPTIONS.
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Development Concept Exploration Cont’d
NEXT THE TEAM EVALUATED THE OPTION OF REZONING ONLY THE TWO SOUTHERN PARCELS FROM TSA-UN-T TO TSA-UN-C. THE INITIAL

VERSION OF THIS CONCEPT YIELDED NEARLY THE SAME QUANTITY OF UNITS DERIVED FROM THE TSA-UN-T OPTION BUT, AS CAN BE SEEN IN

THE GRAPHIC BELOW, WOULD CREATE A SITUATION THAT JUXTAPOSED THE MASS OF THE UN-C BUILDING AGAINST THE SINGLE FAMILY

RESIDENCE IMMEDIATELY ADJACENT. THOUGH TECHNICALLY MEETING THE SET BACK/STEP BACK REQUIREMENTS IT DOES NOT SEEM A GOOD

SOLUTION FOR ANY PARTY. THE OCCUPANTS OF THE HOUSE WOULD HAVE A LARGE STRUCTURE ADJACENT WHILE THE BUILDING FORM HAS

SIGNIFICANT CONSTRUCTION AND ONGOING OPERATION ISSUES.

OPTION 5 - REZONE SOUTH PARCELS FROM TSA-UN-T TO TSA-UN-C

OPTION 5 - CLOSE UP OF MASSING STUDY SHOWING EFFECT OF BUILDING HEIGHTS PER ZONING
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Development Concept Exploration Cont’d
UNDERSTANDING THAT THERE WAS SOME MERIT WITHIN OPTION 5, THE TEAM ANALYZED HOW TO ADDRESS THE INHERENT SHORT COMINGS WHILE

DEVELOPING A PROJECT THAT WORKS TO ACHIEVE THE GOALS AND POLICIES ESTABLISHED IN THE MASTER PLAN AND HOUSING PLAN,

CONTRIBUTES THE NEIGHBORHOOD AND MEETS THE OWNER’S PROJECT GOALS. THE RESULT IS A HYBRID THAT DEVELOPS ALL DENSITY FOR THE

PROJECT TO THE SOUTH IN A RATIONAL FORM WHILE FULFILLING A NUMBER OF CITY PLANNING GOALS.

AS CAN BE SEEN IN THE GRAPHIC BELOW THERE ARE THREE FUNDAMENTAL COMPONENTS TO THE PROPOSED PROJECT THIS REQUEST IS BASED

UPON; DENSITY TO THE SOUTH, DEVELOPMENT OF DEDICATED OPEN SPACE/BUFFER AND RETENTION OF THE HISTORIC FOURPLEX. LET US DISCUSS

EACH OF COMPONENTS IN FURTHER DETAIL.
• THE DENSITY FOR THE PROJECT HAS BEEN CONSOLIDATED INTO A LOGICAL MASS WITHOUT THE STEP DOWN/STEP BACK BETWEEN THE CURRENT BOUNDARY

BETWEEN THE TSA-UN FOCUSED PARCELS AND THE ADJACENT RMF-35 PARCELS TO THE NORTH. THIS HAS BEEN ACCOMPLISHED BY SHIFTING THE

REQUIRED STEP BACK/STEP DOWN BORDER TO BE ASSUMED AT THE NORTH SIDE OF PARCEL 16-05-303-016.
• IN RETURN FOR THIS CONSIDERATION THE OWNER WOULD WAIVE THEIR ABOVE GRADE BUILDING DEVELOPMENT RIGHTS FOR PARCELS 16-05-303-016

AND -017. SPECIFICALLY A PORTION OF THE PROPERTY WOULD SERVE AS AN ENTRY DRIVE TO THE STRUCTURED PARKING (REMOVING CUEING DEPTH FROM

THE STREET) AND SHORT TERM PARKING FOR DELIVERIES (FURTHER REDUCING POTENTIAL CONGESTION) AS WELL A DEDICATED PARK FOR THE PUBLICS USE.
LOOKING AT THE PARK INVENTORY THIS WOULD BE OF VALUE TO RENTERS LIVING IN THE AREA, ESPECIALLY THOSE WITH CHILDREN.

• FINALLY, THE PROJECT WOULD RETAIN, AND RENOVATE, THE EXISTING FOURPLEX THAT WOULD HELP CREATE A SENSE OF ENTRY TO LINDEN AVENUE NO

MODERN DEVELOPMENT COULD ACCOMPLISH DUE TO REQUIRED SETBACKS, ETC. POSSESSING THE SAME CHARACTERISTICS OF RESIDENCES ADJACENT TO

THE NORTH, THIS STRUCTURE HAS THE UNIQUE CAPABILITY OF FORMING THE SOUTH BULWARK OF THE NEIGHBORHOOD.

DEVELOPING THE DENSITY OWNER IS LOOKING FOR TO THE SOUTH THEY ARE WILLING TO DEVELOP A MEANINGFUL BUFFER TO THE ESTABLISHED

NEIGHBORHOOD TO THE NORTH THAT IS OF BENEFIT TO THE COMMUNITY WHILE PREVENTING FUTURE CREEP IN THE FORM OF OPEN SPACE AND A

RENOVATED APARTMENT BUILDING.

OPTION 6 - REZONE SOUTH PARCELS FROM TSA-UN-T TO TSA-UN-C



1441 UTE BOULEVARD, SUITE 100, PARK CITY, UT 84098 | 435.649.0092 | ELLIOTTWORKGROUP.COM

Concept Development
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Concept Development
THROUGH THE ATTENDANCE OF AN EAST CENTRAL COMMUNITY COUNCIL MEETING THE PROJECT TEAM HAD THE OPPORTUNITY TO GAIN

FEEDBACK FROM THOSE IN ATTENDANCE. THIS WAS NOT ONLY FROM AN INFORMAL PRESENTATION ELLIOTT WORKGROUP GAVE ON THIS PROJECT

BUT TWO OTHER PROJECTS BEING PRESENTED DURING THE SAME MEETING. THE FOLLOWING A FEW ISSUES THE TEAM NOTED AND HOW OUR

PROJECT IS RESPONDING TO THEM:

• PARKING -THE PROPOSED PROJECT PROVIDES ALL PARKING ON SITE IN EITHER STRUCTURED PARKING OR THE SMALL SURFACE LOT LOCATED ON THE NORTH

SIDE OF THE BUILDING. WE HAVE CREATED SPACE FOR DELIVERIES (AMAZON, FOOD, ETC.) TO BE MADE WITHOUT BLOCKING TRAFFIC.
• BICYCLES - THE PROPOSED PROJECT HAS SECURE BICYCLE STORAGE NOT ONLY AT THE GARAGE LEVELS BUT AT THE FLOOR LEVELS OF INDIVIDUAL UNITS.

THESE SAME ON LEVEL STORAGE CAN ALSO BE USED FOR STROLLERS, WAGONS, ETC. FINALLY, A COMPLETE MECHANIC’S STATION WILL BE PROVIDED TO

RESIDENTS IN A GRADE LEVEL WORKSHOP.
• ACTIVE STREETSCAPE - GIVEN THE QUANTITY OF VACANT COMMERCIAL SPACE ALONG 400 S THE PROPOSED PROJECT IS LOOKING TO POTENTIALLY

PROVIDE LIVE WORK UNITS IN LIEU TO HELP CREATE A MORE VIBRANT STREETSCAPE.
• LANDSCAPING - IN ADDITION TO THE PROPOSED POCKET PARK, THE PROPOSED PROJECT HAS LANDSCAPING INTEGRATED ALONG 400 S AND 800 E,

CREATING OUTDOOR SPACES AT A HUMAN SCALE, SOFTENING THE STREETSCAPE WHILE COMBATING HEAT ISLAND EFFECTS.
• MAINTENANCE - THE PROPOSED PROJECT INCLUDES A RESIDENT MANAGER UNIT LOCATED AT THE NE CORNER ON THE GROUND FLOOR. NOT ONLY DOES

THIS ADDRESS ONGOING MAINTENANCE AND CLEANLINESS ISSUES, IT HELPS TO PROVIDE EYES ON THE ADJACENT PARK TO COMBAT VAGRANCY.
• SAFETY - THE REQUEST TO ALLOW FOR THE SOUTH THREE FEET OF PARCEL 16-05-303-017 ALLOWS FOR BALCONIES TO BE CONSTRUCTED ALONG THE

NORTH FACADE, ENCOURAGING OUTDOOR ENGAGEMENT AND ADDITIONAL EYES ON THE OUTDOOR SPACES WHILE BREAKING UP THE MASS OF THE

STRUCTURE.

ON THE FOLLOWING PAGES YOU WILL FIND ADDITIONAL PLANS AND RENDERINGS. THOUGH NOT FINAL THEY HAVE BEEN DEVELOPED TO A LEVEL

SUFFICIENT TO VALIDATE ASSUMPTIONS AND PROVIDE A MEANINGFUL IMAGERY TO FOSTER DISCUSSION.

VIEW FROM THE INTERSECTION OF 400S AND 800E
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Concept Development Cont’d

EARLY RENDERINGS SHOWED THAT THE WEST FACADE OF THE SOUTHERN MASS TO BE A LARGE BLANK SURFACE TO MEET FIRE CODE WHILE

MAXIMIZING UNIT SQUARE FOOTAGE. IN ORDER TO DEVELOP A MORE APPEALING BUILDING, AND ENHANCE THE QUALITY OF THE INTERIOR SPACE,

THE OWNER DIRECTED 6” BE REMOVED FROM EACH UNIT IN ORDER TO ALLOW FOR WINDOWS ON THE SOUTH MASS AND BALCONIES ON THE

ADJACENT MASS TO THE NORTH.

COMPARISON OF WEST FACADE OF SOUTH MASS
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Concept Development Cont’d

LOOKING NE ACROSS INTERSECTION OF 400 S AND 800 E

RENDERED SITE PLAN
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Concept Development Cont’d

LEVEL -2
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Concept Development Cont’d

LEVEL -1
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Concept Development Cont’d

LEVEL 1
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Concept Development Cont’d

LEVEL 2
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Concept Development Cont’d

LEVEL 3-6
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Concept Development Cont’d

ROOF LEVEL

ROOF DECK
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Conclusion

AS NOTED BEFORE, THE ALLOWABLE UNIT DENSITY FOR THE

PROPERTY, AS CURRENTLY ZONED, IS EITHER 15-30 OR 10-50

UNITS PER ACRE DEPENDING ON THE PARCEL IN QUESTION. WE

FREELY ADMIT THAT THE PROJECT ENVISIONED WOULD BE LOOKING

TO ACHIEVE A HIGHER DENSITY PER THE TSA-UN-C DESIGNATION

WHICH ALLOWS FOR 50+ UNITS PER ACRE. WHILE THIS GOAL IS

ADMITTEDLY IN CONFLICT WITH CERTAIN GOALS AND POLICIES OF THE

HOUSING AND GENERAL PLANS THE PROJECT TEAM FEELS STRONGLY

THAT THE PROJECT WE ARE DEVELOPING SUPPORTS AND FULFILLS

JUST AS MANY AS LISTED BELOW.

GOAL 1 OF THE HOUSING SLC MASTERPLAN

GOAL 1 OF THE DOCUMENT IS TO DEVELOP 10,000 NEW HOUSING
UNITS. THOUGH THERE IS A STATED GOAL OF A MINIMUM OF 2,000
DEEPLY AFFORDABLE AND ANOTHER MINIMUM OF 2,000 UNITS OF
AFFORDABLE HOUSING, THERE STILL REMAINS A NEED FOR UP TO
6,000 UNITS OF ADDITIONAL HOUSING TO MEET THE TARGET.

OVERALL LANDUSE
POLICY RLU 1.0 BASED ON THE FUTURE LAND USE MAP, USE RESIDENTIAL
ZONING TO ESTABLISH AND MAINTAIN A VARIETY OF HOUSING OPPORTUNITIES THAT
MEET SOCIAL NEEDS AND INCOME LEVELS OF A DIVERSE POPULATION.

RLU-1.1 PRESERVE LOW-DENSITY RESIDENTIAL AREAS AND KEEP THEM FROM
BEING REPLACED BY HIGHER DENSITY RESIDENTIAL AND COMMERCIAL
USES. WE ADMITTEDLY REMOVE TWO HOUSES. HOWEVER, IF YOU
LOOK AT THE ACTUAL STREETSCAPE, THESE TWO HOUSES ARE
ACROSS THE BOULEVARD FROM THE DEL TACO PARKING LOT AND
EXIT. RESPECTFULLY WE SUBMIT THAT THIS DOES NOT, A
RESIDENTIAL AREA IN THE SENSE OF A COMMUNITY, MAKE. THE
LARGER CONSIDERATION HERE IS THE DEVELOPMENT OF A BUFFER
BETWEEN ANY DEVELOPMENT ALONG 400 S AND THE
NEIGHBORHOODS TO THE NORTH THROUGH THE ESTABLISHMENT OF
OPEN SPACE AND THE RETENTION OF THE FOURPLEX.

RLU-1.3 RESTRICT HIGH-DENSITY RESIDENTIAL GROWTH TO DOWNTOWN,
EAST DOWNTOWN, TRANSIT ORIENTED DISTRICTS, AND GATEWAY.
WE ARE LOOKING TO DEVELOP A HIGH-DENSITY RESIDENTIAL
PROJECT IN A TRANSIT ORIENTED DISTRICT.

RLU-1.4 PRESERVE THE CHARACTER OF THE INNER-BLOCK COURTS. WE
FEEL THE RETENTION AND RENOVATION OF THE FOURPLEX
PRESERVES THE SCALE AND CHARACTER OF THE RESIDENCES ALONG
THE NORTH SIDE OF LINDEN AVENUE.

RLU-1.6 ENCOURAGE COORDINATION BETWEEN THE FUTURE LAND USE MAP,
ZONING ORDINANCES, AND THE SALT LAKE CITY COMMUNITY
HOUSING PLAN. WE HAVE CONSULTED WITH THE EAST CENTRAL
COMMUNITY COUNCIL IN ADDITION TO SLC PLANNING PRIOR TO
AND DURING THIS APPLICATION.

RLU-1.7 ENSURE THAT FUTURE AMENDMENTS TO THE ZONING MAP OR TEXT
OF THE ZONING ORDINANCE DO NOT RESULT IN A SIGNIFICANT
AMOUNT OF NONCONFORMING LAND USES. WE WOULD
RESPECTFULLY PUT FORTH THAT THE APPROACH ARTICULATED IN
THIS PROPOSAL PROVIDES A POTENTIAL BLUE PRINT FOR FUTURE
DEVELOPMENT REQUESTS AND AN EXAMPLE TO BE REFERENCED.

EXISTINGHOUSING POLICY - PRESERVATION
POLICY RLU- 2.0 PRESERVE AND PROTECT EXISTING SINGLE- AND MULTI-FAMILY
RESIDENTIAL DWELLINGS WITHIN THE CENTRAL COMMUNITY THROUGH CODES,
REGULATIONS, AND DESIGN REVIEW.

RLU-2.5 PROMOTE REDUCTION OF DETERIORATION OF RESIDENTIAL
NEIGHBORHOODS THROUGH CODE ENFORCEMENT PRACTICES.
THOUGH NOT SPECIFICALLY A CODE ENFORCEMENT EXAMPLE, THE
INVESTMENT AND REDEVELOPMENT OF THE FOURPLEX WILL
CERTAINLY NOT YIELD CODE ENFORCEMENT ISSUES.

NEWCONSTRUCTION POLICY - VARIETY OF
OPTIONS
POLICY RLU-3.0 PROMOTE CONSTRUCTION OF A VARIETY OF HOUSING OPTIONS
THAT ARE COMPATIBLE WITH THE CHARACTER OF THE NEIGHBORHOODS OF THE
CENTRAL COMMUNITY.

RLU-3.1 ENCOURAGE RESIDENTIAL LAND DEVELOPERS TO BUILD HOUSING
THAT PROVIDES RESIDENTIAL OPPORTUNITIES FOR A RANGE OF
INCOME LEVELS, AGE GROUPS, AND FAMILY SIZE. WE ARE
PROPOSING UNITS FROM STUDIOS TO TWO BEDROOMS IN SIZE.
FURTHERMORE, DETAILS SUCH AS ON FLOOR STORAGE, ALLOWS
FOR SPACE FOR STROLLERS, ETC.

REQUIREMENTS OF UTAH CODE 10-9A-403

WHICH STATES (IN PART):

(F)zone or rezone for higher density or moderate
income residential development in commercial or
mixed-use zones near major transit investment
corridors, commercial centers, or employment
centers;

(G)amend land use regulations to allow for higher
density or new moderate income residential
development in commercial or mixed-use zones
near major transit investment corridors;

GIVEN THESE ASPECTS OF THE PROJECT AND MORE, WE RESPECTFULLY

REQUEST THIS GENERAL PLAN AMENDMENT BE APPROVED.


