Memorandum

)
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Planning Division

Community & Economic Development Department
To: Planning Commission

From: Janice Lew, Principal Planner

Date: September 17, 2009

Re: Re-hearing Historic Preservation Plan, PLNPCM2009-00171

This is a request to re-hear a matter that was not properly noticed. On July 8, 2009, The
Planning Commission passed a motion to recommend the City Council adopt the Historic
Preservation Plan with the further recommendation that sustainability goals be revised,
updated and expanded and that Economic Hardship be clarified. The vote was unanimous
in favor. However, the Planning Division failed to properly notice the hearing before the
Planning Commission. The July 8, 2009 staff report and minutes, and a memorandum from
Matt Goebel, Clarion Associates, regarding the Sustainable Code Revision project are
attached to this memo.

Potential Actions:

1 The Planning Commission could discuss the noticing problem, discuss their previous
action, open the public hearing, and hold a vote.

2. The Planning Commission could refer to the minutes of the prior meeting with little or no
further discussion, open the public hearing, and hold a vote.

3. The Commission could go back through all of the substance of the plan, open the public
hearing, and hold a vote.

The City Council on September 8" discussed the preservation plan and other preservation
questions to get a better understanding of this program. As soon as the Planning
Commission takes action, the preservation plan will proceed to the Council to set the public
hearing and action.
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Planning Division

Community & Economic Development Department
To: Planning Commission

From: Robin Zeigler, Senior Planner
Date: May4, 2009

Re: Preservation Plan, PLNPCM2009-00171

Adoption of the Salt Lake City Historic Preservation Plan began with a recommendation
from the Historic Landmark Commission to City Council. The Planning Division is now
seeking a recommendation from the Planning Commission.

A complete draft of the Plan was presented to the Planning Commission by Matt Goebel of
Clarion and Associates on May 13, 2009, The Plan was discussed by the Planning
Commission at their June 10, 2009 meeting. This memo 1s a response to the comments of
that meeting.

1. The document is too large.

As a major element of the Salt Lake City General Plan, it is expected that the plan will go
into more detail on what preservation is, what its objectives are, policies to guide future
decision making, and descriptions of its various tools, ¢.¢., tax credits, design guidelines.
These are based on well-accepted preservation principles and best practices used by states
and cities throughout the country as well for the National Register of Historie Places. Every
one to two years. the Historic Landmark Commission will recommend to the Mayor, City
Council, and planning managers a work plan to implement various aspects of the Plan.

® Page 1



2. The non-conforming uses create a property owner hardship in terms of
adaptive reuse.

Nonconforming uses are not a historic preservation issue and so are not directly addressed in
the Plan; however, the Plan does call for the balance ot historic preservation with other City
goals and actions. Currently, Planning Staff is working on amendments to the non-
conforming uses and non-complying structures regulations and modifications to zoning
regulations relating to lower intensive mixed use and commercial land uses. It is believed
that these provisions will go a long way in removing a fair amount of non-conforming uses.
Both of these projects will address this issue and include preservation, where applicable. For
instance, the Small Business Ordinance will likely reference the Commercial Design
Guidelines for historic structures that are currently being written.

3. Will the plan create another layer of government?

The Plan does not create another layer of government nor recommend changing the purpose
and authority of the existing Historic Landmark Commission.

In 1995, the Council chose to establish the HLC on par with the Planning Commission rather
than a subcommittee of the Planning Commission, as it had previously been. The
Preservation Plan, design guidelines, application reviews are all tools the HLC uses to
perform their responsibilities.

The Historic Landmark Commission was created by the City Council as part of the Zoning
Code. (Section 21 A.06.050). This Code establishes a Historic Landmark Commission of 9 to
15 members with the following purposes, authority and jurisdiction;

B. General Purposes: The purposes of the historic landmark commission are
to:

1 Preserve buildings end related structures of historic and architectural
significance as part of the city's most important cultural, educational and
economic assets;

2. Encourage proper development and utilization of lands and areas adjacent
to historical areas and to encourage complimentary, contemporary design

and (.‘O!'?.SU'U(,’HOH,

3. Protect and enhance the attraction of the city's historic landmarks for
fourists and visitors,

4. Safeguard the heritage of the city by providing for the protection of
landmarks representing significant elements of its history,
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. Promote the private and public use of landmarks and the historical areas

within the H historic preservation overlay district for the education,
prosperity and general welfare of the people,

. Increase public awareness of the value of historic, cultural and

architectural preservation; and

Recommend design standards pertaining to the protection of H historic
preservation overlay districts and landmark sites.

- Jurisdiction and Authority: In addition to carrying out the general

purposes set forth in subsection B of this section, the historic landmark
commission shall.

. Conduct surveys of significant historic, architectural, and cultural

landmarks and historic districts within the city;

. Petition the city council to designate identified structures, areas or

resources as landmark sites or H historic preservation overlay districts,

. Review and approve or deny an application for a certificate of

appropriateness pursuant to the provisions of chapter 214.34 of this title,

. Develop and participate in public education programs to increase public

awareness of the value of historic, architectural and cultural preservation;

. Review and approve or deny applications for the demolition of structures in

the H historic preservation overlay district pursuant lo chapter 214.34 of
this fitle;

. Recommend to the planning commission the boundaries for the

establishment of an H historic preservation overlay district and landmark
sites;

Make recommendations when requested by the planning commission, the
board of adjustment or the city council, as appropriate, on applications for
zoning amendments, conditional uses and special exceptions involving H
historic preservation overlay districts and landmark sites;

. Malke recommendations to the city council concerning the utilization of

state, federal or private funds to promote the preservation of landmark
sites and [ historic preservation overlay districts within the city;

. Make recommendations to the city council regarding the acquisition of

landmark structures or structures eligible for landmark status where
preservation is essential to the purposes of section 214.34.010, "H Historic



Preservation Overlay District", of this title, and where private preservation
is infeasible;

10. Make recommendations to the planning commission in connection with the
preparation of the general plan of the city; and

11. Make recommendations to the city council on policies and ordinances that
may encourage preservation of buildings and related structures of historic
and architectural significance.

4. Will the plan require additional funding?

Some recommendations of the Plan will require additional resources, either direct funding or
additional staff. Some funding may be obtained through grants. The City Council may
allocate funding as it sets priorities for implementing different goals or actions of the Plan.

The Council chose to add a preservation planner in the F'Y 2010 budget to build this
program. In September, once the Council has reviewed the preservation plan, the Mayor and
Council will discuss what their priorities for this new position will be.

5. How does the Plan balance preservation with other goals of the City?

A fundamental goal of this planning effort has been to articulate why preservation is
important to Salt Lake City, and balance its purposes and objectives with other important
City goals. Throughout the plan, language has been included to suggest how preservation
should work alongside and be supportive of City programs and policies. A good example is
Theme 3, in which the plan identifies at length how preservation can help support the City’s
sustainability programs.

The role of this Plan, as one of several resources to help the City reach its goals, is also
evident in Theme 1: Foster a Unified City Commitment to Preservation. Within that theme,
the Plan calls for goals, plans and policies of the City to be aligned, “eliminating potential
conflicts and forging a unified direction. Collaboration extends to community organizations,
and business and special interest groups, with which the historic preservation program will
enjoy a high degree of trust and communication (p.10).”

6. The Plan states that the current economic hardship process is “convoluted
and ineffectual”. In what way is this the case?
The Plan recommends changing the Economic Hardship Ordinance but does not provide

specifics, as that process requires research, review and public hearings before recommending
a Text Amendment to the Planning Commission and City Council.
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Changes to this portion of the Ordinance have been researched and discussed by the HLC for
the last year. [n addition to researching other ordinances across the country, Staff
inferviewed prior Economic Hardship panelists, held an Open House for public comment and
met with staff members of RDA. Following is a summary of the purpose of this portion of
the ordinance to address the concerns that came out of the interviews.

Purpose of Economic Hardship provision in Ordinance

The proposed alterations to the ordinance are a response to a 1999 Petition
for amendments requested by the Planning Commission, a 2004 Legislative
Action, and the 2008 Citygate Study of the Salt Lake City Planning
Processes.

The purpose of Economic Hardship is to provide an applicant an opportunity
to show that denial of an application for demolition of a structure with local
historic designation will result in an economic hardship (taking of all
reasonable economic use of the property). All property owners are protected
from overly burdensome regulations through the Fifth Amendment to the
U.S. Constitution. Economic Hardship provisions provide assurance to
property owners that relief is available in situations where the impact of a
particular action proves to be especially harsh.

The changes recommended are to assist both the Commission and the
applicant to understand the requirements to determine Economic Hardship
and to improve the process. The issues were identified through discussions
with current and past Commissioners, Economic Hardship Review panelists,
and applicants. A much more effective system needs to be established so the
property owners and those reviewing applications for demolition know what
to expect.

The Preservation Plan’s language on this issue will be changed to explain the issues with the
current ordinance. The Plan will read, “Comments received during this planning process
indicated that the current demolition provisions of the ordinance, including economic
hardship process, are-seen-as-conveluted-and-ineffeetual do not state clear processes and

provide an applicant with understandable direction. In some cases, this ...”

7. Who was involved with creating the Plan?
The Preservation Plan kicked-off in August of 2007 with the following:

o  Discussion with the HLC (multiple meetings)

e Discussion with Planning Commission. Commissioners received a list of CAC members and
stakeholder groups.

® Page 5



An Open House at Central City Community Center. Advertised through listserv and an
advertisement in the Salt Lake Tribune

» Community Council Chair Meeting

o Creation of the Community Advisory Commiittee

e Stakeholder Group Interviews

CAC—Community Advisory Committee

The Community Advisory Committee representatives were “appointed” by each City
Councilmember for each City Council district. Additional members included representatives
from the City’s preservation partners such as the Utah Heritage Foundation and the State
Historic Preservation Office. Three Historic Landmark Commissioners served as liaisons
between the CAC and the HL.C.

The CAC helped to coordinate the development of the Preservation Plan. The Committee
was charged with the responsibility of providing input, identitying issues and recommending
policies and actions to address the issues relating to historic preservation in Salt Lake City.

In addition, the committee members reviewed drafis of the plan.

The CAC included:

Name . Representation ]
Nelson Knight CC Distriet 1
Brett Crane CC District 2 (was not
able to participate)
Rob Pett CC District 3
Noreen Heid Former HLC member
from District 4
| (replaced Freitas)
Bee Lutkin CC District 5
Lisette Gibson CC District 6 i
Elizabeth CC District 7
Giraud
b Bob Farrington Downtown
Esther Hunter HLC .
Anne Oliver HLC -
Warren Lloyd LEED architect
Kirk Huffaker UHF
B Barbara Murphy SHPO
David AlA
Richardson
Ben Logue Developer |
Polly Hart HLC (replaced Hunter)
Carla Wiese Downtown (replaced
Farrington)
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l_ Name _ \ Representation —|
( Patrick de CC District 4 (was not
| Freitas _ able to participate)

Stakeholder Groups

A Stakeholder group was a group of no more than five individuals with specific perspectives
relating to historic preservation. (Please see attached “Stakeholder Interview Summary.™)
They met with the consultants for “round table™ discussions relating to their perspectives on
the overall goals of the project and received input on relevant issues. These groups discussed
their impressions of the strengths and weaknesses of the current ordinances, existing policies
and their general expectations of the planning effort. The stakeholder groups included the
following:

o City Council members/ Planning Commissioners
o  Architects

o Past Economic Review Panel Members

o Realtors

o City Staff (outside of Planning)

o (itizens

e Developers

Public Qutreach

In addition to the guidance of the CAC, the public was encouraged to participate in the
development of the Plan.

Summary of Outreach for Preservation Plan
City Council/ Planning Commission Meetings

4 Public Workshops/Presentations (not including public hearings and
meetings)

Additional Presentations
10/23/07 Initial meeting with Community Council Chairs
2/12/08 Utah Heritage Foundation Board
2/9/08 Liberty Wells Community Council
8/19/08 Downtown Alliance
9/17/08 Two public workshops (noon and after work)
2/18/09 Public Workshop of complete draft
5/6/09 Central City Community Council
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Flier and/or Posters distributed to or at:
Utah Heritage Foundation
Chamber of Commerce
State Historic Preservation Office
Planning Division offices
Fisher Mansion Open House
Downtown Alliance
Avenues 2008 Street Fair
9™ & 9" 2008 Street Fair
2008 Capitol Discovery Days

Television
PSA- City Cable Channel 17

Letters/Newsletters
Letters from the Mayor to his mailing list
Historic Landmark Commission print newsletters
Planning Division enewsletter
Article sent fo all Community Councils to use in their newsletter or
listserv, as they wished—not all agreed to forward the article
Utilities bill insert article

Listservs
Planning Division Listsery
Listserv created by respondents to online questionnaire
Vest Pocket Business Coalition listsery
Utah Heritage Foundation

Meetings/Interviews
Stakeholder interviews
Multiple meetings with RDA staff
One-on-one meetings with City Council members

Press
Press releases were sent regularly
August ad in Salt Lake Tribune
4/22/09 Article in City Weekly
KCPW Interview

Website
All drafts and presentations are posted on the Planning Division’s
website
There is a direct link for the Plan off the city’s main page
Website included an online questionnaire and an area to submit direct
comimments
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8. Would like to see a 8" therne: “To work side-by-side with preservation and
development and business economy of the city.”

The themes for the Plan were developed based on stakeholder interviews and the input of the
CAC.

Although not its own theme, Staff believes that the sentiment of the suggested theme is
covered in the theme “Foster a Unified City Commitment to Preservation™. Within this
chapter (theme) the Plan covers “Citywide Planning, Interdepartment Coordination; and A
Shared Understanding of Preservation Benefits™ (p. 13). For example, Action 1.2b.2 calls for
“Coordination with Economic Development.” Action 1.3¢.1 suggests an economic study of
historic preservation.

The impeortance of the economic health and growth of the City is woven throughout the Plan.
For instance, the Plan calls for the development of a heritage tourism strategy (5.3a.1).
Studies show that heritage tourist spend more money and stay longer than other types of
tourists. Studies also show that local districts, which the Plan supports, maintain and in most
cases, increase property values which in turn stabilize or increase City revenues while
mmproving investments made by property owners.

It is the intent of the Preservation Plan and HLC to work together with the development and
business communities to enhance our City while maintaining its character-defining features
and neighborhoods.

9. How does this plan fit into any state or county policies already in place?

The Plan relates to State policy in that State enabling legislation allows for historic zoning
overlays and the development of historic landmark commissions to steward the ordinance.
(The county policies do not apply within cities). Our policies and regulations are adopted by
the City Council.

At the same time. both the State Preservation Office and the Salt Lake City Historic
Landmarks Commission follow the Secretary of Interior Standards for Historic Preservation
which are used as a foundation for all historic preservation programs across the country.

10. How will the Master Plans be updated to incorporate the Preservation
Plan?

The Plan does not specify when Master Plans should be updated or how. The Planning
Commission and City Council will determine, based on staff and finding resources in
addition to other factors, when Master Plans will be updated as well as the extent of the
updates. [t is the intent of the Planning Division to ensure a planner with historic preservation
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background is a member of each of our planning teams when we develop new or updates
existing plans so that historic preservation opportunities are reviewed along side other
planning issues.

11. The plan needs definitions for terms such as “contributing” and “historic
preservation”.

Definitions from the ordinance, as well as additional definitions that help the reader to
understand the text, have been added to the plan as an additional appendix to provide clarity.
(Please see revised Plan.)

12. The new construction requirements only address an example of height.
Need more examples.

A second example provided in the Preservation Plan is allowable materials. Beyond those
two examples, no other specifics are provided in the plan. The intent is to convene a separate
process at some point in the future in which users of the Design Guidelines and other
stakeholders can identify other specific issues that may need to be addressed for new
construction. The language in the preservation plan is kept general to keep from influencing
or constraining that subsequent effort in any way.

13. There were several comments about the Architectural Review Committee
(ARC) and how it works. There was concern that the ARC should not have
the authority to direct applicants.

The ARC has changed over the years to address changing needs of the Commission.
Originally, the ARC was mainly included Commissioners who were architects by profession
and who could provide specific technical suggestions on how an applicant could meet their
needs while still meeting the historic district regulations. The ARC did not have approval
authority, but was used by the full HL.C and Planning Staff to give technical construction
advise to assist applicants. The ARC met on a regular basis, two times a month. Currently,
the ARC meets on an as-needed basis at either the request of the applicant or the Historic
Landmark Commission. The ARC was created as an additional resource for the applicant,
and has lessened the frustration of many. At this time, it is not mandatory or part of a formal
process. As a part of updating the Historic Overlay Ordinance, the HLC will be reviewing
this committee and defining its role. The ordinance will. at a minimum, provide clarity on
the ARC’s purpose, when they meet and what expertise members of the committee should
have.
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14. Examples of additional financial incentives would be helpful.

An extensive list of financial incentives available to support historic preservation is provided
in Appendix C, Pofential Funding Sources for Historic Preservation. In addition, a sidebar
has been added to action 2.8 which states:
This plan proposes a wide range of possible financial incentives for
preservation, including new programs such as transfer of development rights,
and a variety of tax credits, loans, and grant programs in Appendix C:
Potential Funding Sources for Historic Preservation. Other incentives the city
might propose in the future include:
1 Density bonuses
[ Tax waivers or deferrals
Ul Waiver or postponement of permit fees
(1 Relief from zoning or building code requirements

15. RDA’s lefter states that the language suggests that preservation should
be the first priority of the City.

The letter from RDA, as well as all other public comments included in the staff report, were
based on earlier drafis of the Plan. The cwrent Plan has been updated to address these
concerns. (Please see memo from Clarion and Associates outlining the changes made.)

16. ltis critical to inform people about designation before a property changes
hands.

Historic Overlays are not about imposing rules, but about a community working together to
preserve their history which are reflected in the character-defining features of our historic
structures. For that reason, property owner buy-in on the benefits and requirements of a
historic overlay is essential. Any action that can be taken to inform potential property
owners about historic overlays and remind current owners about incentives results in a
stronger program. The Plan recognizes the importance of education and provides multiple
recommendations.

Currently, local historic designation is on property deeds. Staff is also working on changing
the state disclosure forms to include historic districts. In addition, education of the general
public about what local historic designation means and how it differs from the National
Register of Historic Places will help. Currently, the Historic Landmark Commission hopes
to accomplish this with an updated website and with an informational video on SLC-TV,
The HLC will implement other educational tools as recommended in the Plan once resources
allow.
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17. Not all parks should be designated.

The Historic Overlay provides standards for designating property with the intent to preserve
those resources which are important to our history and not just every old building or
landscape. In keeping with this concept, the Plan does r7of recommend designation of all
parks but instead, those historic parks that meet the standards of the Historic Overlay
Ordinance for a Landmark Site or a contributing site in a historic district. Designation would
allow parks to grow and change to meet modern needs but guide that change in a way that
maintains the landscape’s important historic features.

18. How will regulation of historic landscapes work?

The Plan recommends preserving historic landscapes and education about historic
landscapes. Action 5.5¢.2 states, “Determine appropriate preservation for historic landscape
features.” The description of this action calls for the elimination or sirecnlining of
preserving landscape features such as streets and sidewalks. [t also recommends a tiered
process based on the level of significance of the resource. [t does not recommend stricter
guidelines than what are already in place.

In terms of individual yards, the Plan recommends education for property owners, not
additional regulation.

19. How will the downtown be preserved? The Plan should state which
properties will be designated.

The Plan identifies multiple areas of potential designation and recommends that the HLC
review and prioritize these areas.

Designation itself is a public process different from the adoption process for this Plan. Once
areas are identified, a series of public meetings should be held with affected property owners
and the general public to determine if there is interest in the benefits of designation before
moving forward.

20. Will new buildings be historic in the future?

In the early years of historic preservation, only the homes of our country’s white leaders were
considered worthy of preservation. Now we recognize that our country includes multiple
stories that are told through sites such as worker’s housing, Native American landscapes and
roadside aftractions. It is to be assumed that our idea of what is historic will continue to
evolve and change over time. What buildings will be historic in the future can only be
determined by future generations based on the standards and best practices then in place.
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21. Does the city plan to annex additional property for the purpose of
preservation?

Not to our knowledge, nor is it a recommendation of the Preservation Plan.

22. What actions are being taken to preserve the ridgelines above City Creek,
Red Bufte Canyon and Parley’s Canyon?

Historic preservation is about preserving the built environment, such as buildings, planned
landscapes, and public art and monuments. Conservation of natural resources is not an
historic preservation issue. An example of where the two issues may cross, would be the
preservation of Ensign Peak which has historic significance in the development of Salt Lake
City but which may also be considered by some as a ‘natural resource.” From an historic
preservation standpoint, a trail is part of a “built environment.” Ensign Peak is a Landmark
Site

23. If a new planner is hired they should have an urban design background,
rather than be an architect or planner.

The role of a new preservation planner, will be determined by the Mayor’s Office and the
City Council. The experience required of this position will be based on the job description
for that position.

24. A tiered review processes was recommended.

With a review process, it is important for an applicant to understand all steps of the process
so that they know what to expect. A clear process also helps to ensure that every applicant is
treated equally. So long as procedures are clear and administered consistently, a tiered
review process can lead generally fo greater efficiencies, as the bulk of the city’s resources
are directed toward those projects that are larger, more complex, or potentially controversial.
The city is already using a tiered review process by allowing many minor projects to be
reviewed administratively. while requiring major projects to be publically noticed and
decided by the HLC. Any future revisions to the review procedures for historic resources
should be undertaken only after a thorough review of the ordinance.

25. Need supportive data on the following two topics:
Pg. 19 preservation increases property value
A variety of resources are available that document the positive effect of local historic

designation on property values. This project’s consultant, Clarion Associates,
produced a report that analyzed that issue, among others, for the State of Colorado in
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2004: a copy will be provided to the Planning Commissioners upon request. That
project found that property values in locally designated historic districts in Denver,
Durango, and Fort Collins rose at either the same rate or higher rates than in similar,
undesignated areas. Examples of other similar studies are available on the web; for
example, the Advisory Council on Historic Preservation includes links to several
studies at: hitp://www.achp.gov/economic-propertyvalues.html.

Pg. 24 step down strategy from higher density to lower density.

Many communities have adopted zoning regulations that require building heights to
gradually “step down™ from higher-density areas, such as around transit stations, to
lower-density areas, such as residential neighborhoods. This type of architectural
transition generally is intended to help blend old areas with new infill development,
while still allowing the higher densities that often are encouraged with new infill
projects. A few examples of this concept are as follows:

Arlington County, VA

Development is required to taper down with increased distance from the transit
station. The highest densities and building heights are located near the transit
stations, with development required to step down as it gets closer to the surrounding,
existing single-family residential neighborhoods.

Washington DC
The NoMA Vision Plan and Development Strategy directs that within the East
NoMA area “the scale is larger near the tracks and H Street and tapers-down towards
the existing neighborhood fabric.” This plan hopes to provide a transition between
older historic buildings and new buildings. This plan also requires that height limits
step down for new PUDs and zoning changes as they encroach existing rowhouse
development and may step up closer to the railroad tracks.
http://www.planning.de.gov/planning/lib/planning/Section 5 Part 2-

Character Area Development Guidelines 2.pdf

Chesapeake. VA

The Design Guideline Manual for the Suburban Overlay District controls building
massing through a few different requirements. one of which is to “step down to the
street/step back from the build-to line with increasing heights.” These requirements
are designed to respect the scale and context of the surroundings by making building
massing “compatible with the size, height, and shape of existing adjacent buildings
as seen [tom the street and public areas and safeguard the provision of light, air, and
views at street level.” These provisions ensure that there is a transition in building
height that minimizes the impacts that taller buildings can have on near by lower
buildings, streets, and open space.

http://www.chesapeake. va.us/services/depart/planning/pdf/design-
guidelines/Chapter-I1.pdf
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Glendale, CA
The Glendale Design Guidelines for Residential Buildings in Adopted Historic
Districts requires larger buildings to step down in height as they get closer to smaller
buildings. This provision is intended to ensure that new construction “respects the
rhythim of massing and setbacks within a historic district.” However, buildings are
allowed to be taller in the back than they are in the front because they will still appear
to be in scale with adjacent buildings.

http://www.cl.glendale.ca.us/planning/pdf files/HistoricDistrictsDesignGuidelines/c
ouncil%20drafi%20HDDG/22 Infill.pdf

Portland, OR

The Portland Streetcar System Plan calls for a transition from the mixed use district
to single family residential uses in order to respect the existing character and scale of
the single family residences. One requirement is to use step-downs to reduce the
massing of the building. Providing a sufficient transition in height from taller
buildings to shorter building also is intended to ensure sufficient solar exposure.
lttp:/svwww . portlandonline.com/TRANSPORTATION/index.cfim?a=225462&¢=401

26. The plan should reference the historic street pattern, specifically small
secondary streets and alleys. We have a lot of pressure to vacate alleys and
we are compromising that character of our community.

Because the historic street patterns vary by neighborhood, it would be valuable for the
community master plans to include information on local historic street patterns that are
worthy of protection. The preservation plan calls for the master plans to be amended over
time to address preservation-related issues; historic street patterns is a good example of such
an 1ssue.

27. The Plan is too general. For instance, what is Demolition by Neglect?

The Plan is a recommended outline for historic preservation in Salt Lake City, but does not
provide specific details on suggested projects such as “Demolition by Neglect” nor does it
list properties that will be designated in the future. because these types of actions require their
own processes. For instance, Demolition by Neglect, is the destruction of a building through
abandonment or lack of maintenance, Whether or not it is a useful tool for Salt Lake City,
and if so, how it would be more specifically defined, stewarded and enforced will require
careful research, discussions among different City departments and agencies, review of state
Jaw and multiple public meetings and hearings.
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28. The Plan needs to state that sometimes a historic structure must be torn
down to plan for more housing and business needs for the city and its future
growing population.

There is nothing in the Plan that states that ALL old or historic buildings should be retained.
The fact that there are standards that must be met before a building can be protected by the
Certificate of Appropriateness process shows that there is a difference between old buildings
and those that are historically important to the community. In addition, current language of
the ordinance concedes that a property that is in poor condition may no longer have historic
integrity and therefore is not required to be preserved.

Reuse of existing buildings, whether or not they are historic, is a good policy since this is
the ultimate in recycling. In a recent speech, Richard Moe, President of the National
Trust, provided the following example: Buildings are vast repositories of energy. It takes
energy to manufacture or extract building materials, more energy to transport them to a
construction site, still more energy to assemble them into a building. All of that energy is
embodied in the finished structure — and if the structure 1s demolished and landfilled, the
energy locked up in it is totally wasted. What's more, the process of demolition itself uses
more energy —and, of course, the construction of a new building in its place uses more
yel.

Let me give you some numbers that will translate that concept into reality.

= According to a formula produced for the Advisory Council on Historic Preservation, about
80 billion BTUs of energy are embodied in a typical 50.000-square-foot commercial
building. That's the equivalent of 640,000 gallons of gasoline. If you tear the building
down, all of that embodied energy is wasted.

= What's more, demolishing that same 50,000-square-foot building would create nearly 4,000
tons of waste. That's enough debris to fill 26 railroad boxcars — a train nearly a quarter of a
mile long, headed for a landfill that is already almost full.

= Once the old building is gone, putting up a new one in iis place takes more energy, of
course, and it also uses more natural resources and releases new pollutants and greenhouse
gases into our environment. It is estimated that constructing a 50,000-square-foot
commercial building releases about the same amount of carbon into the atmosphere as
driving a car 2.8 million miles.

= One more point: You might think that all the energy used in demolishing an older building
and replacing it 1s offset by the increased energy efficiency of the new building — but that's
simply not true. Recent research indicates that even if 40% of the materials are recycled, it
takes approximately 65 years for a green, energy-efficient new office building to recover
the energy lost in demolishing an existing building. And let's face it: Most new buildings
aren't designed to last anywhere near 63 vears.

A report from the Brookings Institution projects that by 2030 we will have demolished
and replaced nearly 1/3 of all existing buildings, largely because the vast majority of
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them weren't designed and built to last any longer. How much energy will it take to
demolish and replace those buildings? Enough to power the entire state of California for
10 years. A specific example is the San Francisco City Hall constructed in 1915.City
Hall has approximately 500,000 square feet of space, enclosed and decorated with a lot of
stone and bricks and iron and wood. When you consider the amount of energy it took to
extract or manufacture all those materials, then transport them to the site and put them all
together, the total embodied energy in that building is the equivalent of 7 million gallons
of gasoline. If we assume the average vehicle gets about 22 miles to the gallon, that
means there's enough embodied energy in the San Francisco City Hall to drive a car
about 130 million miles. All of that energy would be wasted if the building were to be
demolished and landfilled. What's more, the demolition itself would require the
equivalent of thousands of gallons of gas — and would create thousands of tons of waste.

It all comes down to this simple fact: We can't build our way out of the global warming
crisis. We have to conserve our way out. That means we have to make better, wiser use of

b

what we've already built

Anthropologist Ashley Montague has said that the secret to staying young is to die young
— but the trick is to do it as late as possible. All over the United States, people are
showing that old buildings put to new uses can stay young to a ripe old age. If that's not
sustainability, I don't know what else to call it.

Still, too many people just don't see the connection. They don't yet understand that
preservation must be an integral part of any effort to encourage environmental
responsibility and sustainable development. They don't yet realize that our buildings are
renewable — not disposable — resources.

The UN report that I quoted a bit earlier, for instance, doesn't stress the importance of
reusing the buildings we have. Similarly, most recent efforts by the green community
place heavy emphasis on new technologies rather than on tried-and-true preservation
practices that focus on reusing existing buildings. The most popular green-building rating
system, the Leadership in Energy and Environmental Design, or LEED program
developed by the U, S. Green Building Council. was designed principally for new
construction — an emphasis that is completely wrong-headed.

All available statistics tell us clearly that buildings are the problem — but incredibly, we
propose to solve the problem by constructing more and more new buildings while
ignoring the ones we already have. No matter how much green technology is employed in