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Planning Division 

Department of Community & 
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STATE STREET PLAZA 
Planned Development 
PLNSUB2011-00320 

245-265 South State Street 
Hearing date: July 13, 2011 

 
Applicant 

Tannach Properties, LLC 

 

Staff 
Everett Joyce 801-535-7930 

everett.joyce@slcgov.com 

 

Current zone 
D-1 

 

Current master plan designation   
Downtown Support 

 

Council District  
District 4 – Luke Garrott 

 

Community Council  
Central City and Downtown 

 

Lot size:  1.12 acres 

 

Current Use:   
Vacant buildings 

 

Applicable Land Use Regulations: 

 Chapter 21A.55 Planned 

Developments 

 Chapter 21A.36.010B General 

Provisions 

 Chapter 21A.44.060 Number Off 

Street Parking Space Required 

 Table 21A.46.110 Sign Regulations 

for Downtown Districts 

 

Notification 

 Notice mailed July 1, 2011 

 Sign posted June 30, 2011 

 Posted to Planning Division and 

Utah State Public Meeting websites 

July 1, 2011 

 

Attachments: 

A. Project Drawings/Plans  

B. Public Comments 

C. City Department Comments 

Request 
This is a request for planned development approval for specific elements 

related to a two building mixed-use condominium development.  The 

project would combine multiple parcels into one lot.  Redevelopment of 

the site includes a new residential/commercial structure with underground 

parking and retaining the Cramar Building located on Floral Street.   

 

Requested is modification of the zoning ordinance to allow more than one 

principal building on a lot; to exclude a galleria common corridor area and 

residential use spaces from the commercial use ground floor area from the 

required parking calculations for commercial uses and to allow additional 

signage for a historic water tower and general building name signs on the 

State Street building facades.  The Planning Commission has final 

decision-making authority for this application. 

 

Staff recommendation 
Based on the findings listed in the staff report, it is the Planning Staff’s 

opinion that the project adequately meets the applicable standards for 

planned development approval and therefore recommends the Planning 

Commission approve the application as proposed subject to the following 

conditions: 

 
1. All parcels involved shall be consolidated into one lot via the State Street 

Plaza Condominium. 

2. Final planned development site plan approval is delegated to the Planning 

Director. 

3. Allowed modifications from zoning regulations: 

a. More than two principal structures on one lot; 

b. The Cramar Building is an existing structure and would not require any 

additional off street parking.  The off street parking requirements for the 

ground floor includes the commercial tenant spaces, however, the 

proposed galleria commons area and residential use access and storage 

areas on the ground floor do not apply towards the required off street 

parking calculations; and. 

c. Allow signage on the restored water tower located on the roof of the 

proposed development and allow multiple general building signs for the 

Rex Theater and the Oscar Groshell / JB Forshee facades on State Street. 
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245 – 265 South State Street 
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Background 

 

Project Description 
 
This is a proposed two structure mixed-use condominium.  Proposed is a mixed-use, mixed-income, 

community-oriented downtown renewal project that combines residential living with street level 

commercial uses.  New construction includes a new 10-story apartment building with retail spaces at the 

street level, an outdoor plaza, and below-grade parking.  The historic Cramar House at 241 Floral Street is 

the only existing building that will remain.  The proposed street level commercial plaza with walk-in retail 

and arts will contain a galleria or walk-through connection between State Street and Floral Street.  This 

project will include the demolition of existing structures except for the Cramar House.  Existing building 

facades on the south portion of the State Street frontage will be retained or renovated.   

 

New construction of a principal building will consist of multiple levels with the north portion of the 

structure being 10 stories and the south portion being seven-stories (maximum).  The south portion will step 

back in stages above the existing historic three-story masonry building facades.  The upper levels of the 

project will consist of two condominium units with approximately 180 mixed-income rental housing units 

ranging in size from studios to four-bedroom apartments.  There will be two levels of underground on-site 

parking located between State Street and Floral Street providing approximately 160 parking spaces for the 

residential units.  There will be no on-site parking dedicated for the commercial uses.  Within the D-1 

Zoning District, off street parking for the first 25,000 sq. ft. of nonresidential use are exempt from parking 

requirements.   

 

The existing water tower on site is proposed to be relocated on the roof of the new 7-story structure.  The 

relocated water tower would exceed the D-1 Zoning District height limit of 100 feet.  This specific item has 

been administratively approved through conditional use PLNPCM2011-00257.   

 
Comments 
 
Public Comments 
The proposed development is within the Central City Neighborhood Council and adjacent to the Downtown 

Community Council.  The application was available for review at the Planning Division’s Open House on 

July 7, 2011.  Comments from the Downtown Community Council are included in Attachment B. 

 

City Department Comments 

Comments on the proposed development were received from the following City departments and are 

included in Attachment C:  Engineering, Transportation, and Building Services commented on the 

development drawings.  Department reviews pointed out concerns regarding multiple buildings on one 

parcel; questions about parking calculations; and signage.  After discussions the solution generated was for 

the applicant to request the approval of a planned development to allow the following:  1) multiple buildings 

on one parcel; 2) clarify that parking for the ground floor does not include the common galleria area and the 

areas restricted for residential purposes; and 3) to allow additional signage for the water tower and historic 

general building signs.  In general, the departments had no objections to the proposed development as a 

whole, but provided specific improvements or modifications required according to their respective area of 

development oversight. 

 



PLNSUB2011-00320 State Street Plaza Planned Development      Publish Date: 7/8/2011 - 4 -  
  

Project Review 
The proposal was submitted as a planned development by the applicant as required by section 21A.36.010B 

to approve modification to the zoning restriction that no more than one principal building is allowed per lot.  

In addition the applicant is requesting approval to exclude a proposed galleria (open common corridor) and 

residential restricted use spaces within the commercial ground floor from the off street parking calculations 

and to allow for additional signage for restoration and placement of signage on the site’s existing water 

tower and for more than one general building sign, which reflects the restoration of historic building facades 

on the State Street elevation.   

 

The planned development process is intended to provide flexibility in site design in order to achieve a result 

more desirable than through strict application of City land use regulations.  The proposed project includes 

many positive design features and amenities for an urban mixed-use building.  

 

D-1 Downtown Zoning Standards 
Requirements Standard Proposed Development 

Status 

Impact on 

Development 

Front / Corner 

Yard 

No Min Setback 

5’ Max Setback 

Proposal meets this standard None 

Side / Rear Yard No Minimum Proposal meets this standard None 

Building Height 100’ Conditional Use to 

exceed 

Building meets this standard.  

Additional water tank height 

requires conditional use 

approval 

Requires Conditional 

use approval for water 

tank exceeding 100’ 

1st Floor Glass 

Street Elevation 

40% Proposal meets this standard None 

Parking Parking for the first 25,000 

sq. ft of nonresidential uses 

is exempt.  One half stall 

per dwelling.   

Proposal meets this standard,  None 

 

Discussion 

The following discussion clarifies the specific reasons for planned development review of this project and 

staff’s consideration of each reason.   

 Multiple principal buildings on one parcel in the D-1 zoning district (21A.36.010B):  More than 

one principal building may be permitted on a lot, or when the principal buildings are occupied by 

more than one use, when authorized in conjunction with an approved planned development pursuant 

to chapter 21A.55 of this title. 

The zoning ordinance specifically identifies that more than one principal building may permitted 

within the Downtown Zones subject to planned development review and approval.  Allowing more 

than one principal building supports redevelopment on the 245 – 265 South State Street property and 

supports preservation of the Cramar Building which supports the purpose of the D-1 Zoning District.  

The D-1 Zoning District’s purpose is to enhance employment opportunities; to encourage the 

efficient use of land; to enhance property values; to improve the design quality of downtown areas; 

to create a unique downtown center which fosters the arts, entertainment, financial, office, retail and 

governmental activities; to provide safety and security; encourage permitted residential uses within 

the downtown area.  
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 Off-Street parking calculations (21A.44.060.B):  The proposed building is a multi-story 

development with commercial uses on the ground floor and residential uses on the floors above.  The 

ground floor is to accommodate general commercial uses, however, certain areas within the ground 

floor function as access and storage areas for the residential uses above the ground floor.  These 

areas include elevator, stairway, and storage areas that are restricted for residential uses through the 

proposed condominium plat.  These areas should not be applied towards the commercial parking 

requirements.   

 

Section 21A.44.010.D allows changes in use of existing structures without requiring additional 

parking spaces within the D-1 Zoning District.  The existing Cramar Building presently does not 

have any off street parking spaces.  The Cramar Building floor area should not be applied towards 

calculation for off-street parking for the new mixed-use building.   

 

The proposed development has a two story galleria that allows passage from State Street through the 

new mixed-use building and connects with Floral Street at the rear of the property.  This common 

passage area serves both commercial and residential uses of the project.  This request asks the 

Planning Commission to exempt the galleria floor area from the commercial use off-street parking 

calculations.  The corridor provides general access to commercial uses and residential uses as well as 

the public.   

 

 Water tower signage and multiple general building signs (21A46.110) The water tank that will be 

relocated to the roof of the new structure will be restored and historic signage will be placed on the 

tank.  The water tank with its support bracing would not meet the zoning standards for a roof sign.  

Also the proposal is to keep existing building signs and provide a new building sign for the Rex 

Theater facade as well as provide a building sign for the ten story tower portion of the new mixed 

use structure.  The new mixed-use building is a single structure, which is permitted one general 

building sign.  However, the applicant is proposing to maintain historic façade elements along the 

State Street frontage and therefore requests more than one building sign on the new structure.   

 

Analysis and Findings 
 

Standards for Planned Developments; Section 21A.55.050 

A planned development is intended to encourage the efficient use of land and resources, promoting greater 

efficiency in public and utility services and encouraging innovation in the planning and building of all types of 

development.  Through the flexibility of the planned development regulations, the city seeks to achieve any of 

the following specific objectives:  

  

A. Combination and coordination of architectural styles, building forms, building materials, and 

building relationships;  

B. Preservation and enhancement of desirable site characteristics such as natural topography, vegetation 

and geologic features, and the prevention of soil erosion;  

C. Preservation of buildings which are architecturally or historically significant or contribute to the 

character of the city;  

D. Use of design, landscape, or architectural features to create a pleasing environment;  

E. Inclusion of special development amenities that are in the interest of the general public;  

F. Elimination of blighted structures or incompatible uses through redevelopment or rehabilitation; 

G. Inclusion of affordable housing with market rate housing; or 

H. Utilization of “green” building techniques in development. 
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A. Planned Development Objectives: The Planned Development shall meet the purpose statement for a 

planned development (Section 21A.55.010) and will achieve at least one of the objectives stated in said 

Section; 

 

Analysis: This planned development project proposes a two story galleria that connects State Street with 

a plaza that fronts on Floral Street, a private right of way with interior block buildings.  The proposed 

design creates a pleasing environment with the proposed galleria and plaza that provides a pedestrian 

connection from State Street to the interior of the block.  The restoration of existing building facades on 

portions of the State Street frontage and a portion of the Floral Street frontage supports preservation of 

architectural character and building relationships.  The proposed development will eliminate blighted 

buildings and preserve the existing Cramar Building as well as preserve architectural façade designs of 

existing buildings.  The building is designed with the intent of meeting LEED certified or higher 

standards.  The site would be improved through this redevelopment. 

 

Finding:  The project, through use of the planned development process, achieves at least six of the 

objectives for planned development, thereby satisfying this standard.  Those objectives are A, C, E, F, G, 

and H related to coordination of architectural styles, preservation of architecturally significant character, 

special amenities of interest to the general public, affordable and market rate housing and “green” 

building techniques. 

 

B. Master Plan And Zoning Ordinance Compliance: The proposed planned development shall be:  

 

1. Consistent with any adopted policy set forth in the citywide, community, and/or small area master 

plan and future land use map applicable to the site where the planned development will be located, 

and,  

 

2. Allowed by the zone where the planned development will be located or by another applicable 

provision of this title.  

 

Analysis:  The proposed development is within the Downtown Plan area and the Central Community 

Master Plan area.  The master plan objectives and policies related to this project are re-iterated below 

and demonstrate that the proposed planned development is consistent with those policies. 

  

Land use policy regarding this area is contained within the Downtown Master Plan and the Salt Lake 

City Urban Design Element.  The 1995 Downtown Master Plan contains the following concepts, 

strategies and actions that support the proposed redevelopment of the site.   

 

Create an atmosphere of activity and visual interest.   

 Encourage private owner improvement and beautification to buildings facing or backing on 

midblock alleys and streets.   

Emphasize existence of cultural differences and uniqueness 

 Emphasize the arts as part of our culture  

 Encourage sculptures and fountains 

Emphasize historic buildings and sites 

 Publicize the unique character of site or building 

The 1990 Urban Design Element does not contain any specific design review issues.  The Urban 

Design Element states that signs contribute to the character of different areas of downtown and are 

often a major identifying feature.  Buildings and land features should be landmarks of development 

instead of signs.   
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Mixed-use and mixed-income development is encouraged through zoning and master plan policies and 

therefore is in the best interest of the City.  Furthermore, the D-1 zoning district allows for the proposed 

uses. 

Finding: Planned development approval for the proposed redevelopment with multiple principal 

buildings on one parcel in the D-1 zoning district, exemptions from the off-street parking calculations 

for certain portions of the ground floor area of the mixed-use proposal and the allowance for additional 

signage for the water tower and multiple general building signs for restoring historic building facades is 

consistent with the City master plan and zoning ordinance.   

C. Compatibility: The proposed planned development shall be compatible with the character of the site, 

adjacent properties, and existing development within the vicinity of the site where the use will be located. 

In determining compatibility, the planning commission shall consider:  

 

1. Whether the street or other means of access to the site provide the necessary ingress/egress 

without materially degrading the service level on such street/access or any adjacent street/access;  

 

2. Whether the planned development and its location will create unusual pedestrian or vehicle traffic 

patterns or volumes that would not be expected, based on:  

 

i. Orientation of driveways and whether they direct traffic to major or local streets, and, 

if directed to local streets, the impact on the safety, purpose, and character of these 

streets; 

ii. Parking area locations and size, and whether parking plans are likely to encourage 

street side parking for the planned development which will adversely impact the 

reasonable use of adjacent property;  

iii. Hours of peak traffic to the proposed planned development and whether such traffic 

will unreasonably impair the use and enjoyment of adjacent property.  

 

3. Whether the internal circulation system of the proposed planned development will be designed to 

mitigate adverse impacts on adjacent property from motorized, non-motorized, and pedestrian 

traffic;  

 

4. Whether existing or proposed utility and public services will be adequate to support the proposed 

planned development at normal service levels and will be designed in a manner to avoid adverse 

impacts on adjacent land uses, public services, and utility resources;  

 

5. Whether appropriate buffering or other mitigation measures, such as, but not limited to, 

landscaping, setbacks, building location, sound attenuation, odor control, will be provided to 

protect adjacent land uses from excessive light, noise, odor and visual impacts and other unusual 

disturbances from trash collection, deliveries, and mechanical equipment resulting from the 

proposed planned development, and; 

 

6. Whether the intensity, size, and scale of the proposed planned development is compatible with 

adjacent properties. 

 

7. If a proposed conditional use will result in new construction or substantial remodeling of a 

commercial or mixed used development, the design of the premises where the use will be located 

shall conform to the conditional building and site design review standards set forth in chapter 

21A.59 of this title. 
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Analysis:  The zoning of the property is D-1.  The purpose of the D-1 central business district is to 

foster an environment consistent with the area's function as the business, retail and cultural center of the 

community and the region.  The character of the neighborhood is mostly a mix of commercial and 

mixed-use buildings.  The proposal conforms to this character. 

The project has been designed to be compatible with the character of the site and surrounding area and is 

not anticipated to create unusual pedestrian or traffic patterns or volumes.  Vehicle traffic entering and 

exiting the site will be from and to Floral Street, a private right-of-way.  This traffic pattern was 

acceptable to the Transportation Division and will not degrade the existing traffic.  

Parking provisions are considered adequate to contain all required parking on site through a combination 

of underground parking and existing on-street parking on State Street.  Appropriate setbacks, screening, 

and landscaping are provided to minimize impact to adjacent properties.  The hours of operation of the 

different uses on the site will be those of typical office and retail buildings and similar to surrounding 

commercial uses with minimal peak traffic occurrences throughout the day. 

Finding:  Renovating the Cramar Building and retaining and restoring facades of existing buildings on 

State Street as well as maintaining the water tower on the roof of the proposed development is 

compatible with the character of the site and existing development within the vicinity of the site.  The 

project satisfies this standard.  Staff finds that the proposal maintains compatibility with the existing 

adjacent commercial properties and poses little impact to surrounding streets. 

 

D. Landscaping: Existing mature vegetation on a given parcel for development shall be maintained. 

Additional or new landscaping shall be appropriate for the scale of the development, and shall primarily 

consist of drought tolerant species; 

 

Analysis: The existing parcel surface consists of buildings and parking areas with little vegetation  The 

landscaping will contain primarily plants within the plaza and on certain roof tops of the new structure.  

   

Finding:  The site does not contain existing mature vegetation.   

 

E. Preservation: The proposed Planned Development shall preserve any historical, architectural, and 

environmental features of the property; 

 

Analysis:  The buildings fronting on State Street were not listed on any national or local registers of 

historic places or cultural resources.  The Cramar Building will be renovated for purposes of 

preservation.  The existing water tower and certain building facades will be renovated or duplicated to 

represent original facades.   

    

Finding:  The project satisfies this standard. 

 

F. Compliance with Other Applicable Regulations: The proposed planned development shall comply with 

any other applicable code or ordinance requirement.  
  

Analysis: Other than the specific modifications requested by the applicant, the project appears to comply 

with all other applicable codes.  Further compliance will be ensured during review of construction 

permits. 

   

Finding:  The project satisfies this standard. 
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    Attachment A 
Project Drawings/Plans 
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