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To: Salt Lake City Planning Commission 
 
From: Michael Maloy, AICP, Senior Planner 

801-535-7118 or michael.maloy@slcgov.com 
Brian Smith, Intern 
801-535-8926 or brian.smith@slcgov.com 

 
Date: November 12, 2014 
 
Re: PLNSUB2014-00570 Ball Park Apartments Planned Development 
 

Planned Development 
 
PROPERTY ADDRESS: 1380 S West Temple Street 
PARCEL ID:   15-13-227-006-0000 
MASTER PLAN:  Medium Density Transit Oriented Development, Central Community Master Plan 
ZONING DISTRICT:  R-MU Residential/Mixed Use District 
 
REQUEST: 
A request by Rusty Snow, in behalf of Summit Housing Gr0up, for approval of planned development petition 
PLNSUB2014-00570 to construct a new multi-family building comprised of 62 dwelling units and 36 parking 
stalls located at 1380 S West Temple Street. The purpose for the planned development petition is to reduce the 
rear yard setback from 30'-0" to 0'-0" (see Attachment F – Applicant Information). 
 
RECOMMENDATION: 
Based on the findings listed in the staff report, plans presented, and testimony heard, I motion the Planning 
Commission approve planned development petition PLNSUB2014-00570 to reduce the rear yard setback from 
30'-0" to 0'-0" for an affordable senior housing project comprised of 62 dwelling units at 1380 S West Temple 
Street subject to the following conditions: 
 

1. Prior to building permit approval, petition shall be amended to satisfy all applicable or unresolved 
comments contained within Attachment J – Department Comments, which includes compliance with 
applicable fire protection regulations. 

2. Prior to building permit approval, applicant shall submit to the Planning Division revisions to the north 
and east building elevations to resolve comments provided October 21, 2014, by Molly Robinson, Salt 
Lake City Urban Designer. To mitigate the harsh, plain qualities of the cast-in-place concrete walls on 
the first floor, the applicant is encouraged to provide additional landscaping (i.e. crawling ivy) or other 
treatment (i.e. wall murals) where feasible. 

3. Prior to building permit approval, applicant shall submit a final signage plan to the Planning Division. 
Signage shall meet all applicable Zoning regulations, which includes pedestrian and mass transit 
orientation. 

4. Prior to building permit approval, applicant shall submit to the Planning Division a comprehensive 
exterior lighting plan, including fixture specifications. To achieve “a more enhanced product” as 
required by Section 21A.55.010 of City Code, lighting plan shall avoid light glare and light pollution, 
and design of lighting fixtures must compliment building architecture. Use of low level lighting to 
accent building architecture and landscaping is encouraged. 

5. Final approval authority shall be granted to the Planning Director based on the applicant’s compliance 
with the above noted standards and conditions. 
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ATTACHMENTS: 
A. Vicinity Map 
B. Site Plan & Parking Calculation 
C. Landscape Plans 
D. Elevations & Renderings 
E. Floor Plans 
F. Applicant Information 
G. Existing Conditions 
H. Analysis of Standards 
I. Public Process & Comments 
J. Department Comments 
K. Motions 

 
PROJECT DESCRIPTION: 
On August 28, 2014, the applicant submitted a request for approval of planned development petition 
PLNSUB2014-00570 to reduce the rear yard setback from 30'-0" to 0'-0" in order to construct a 6 story, 
62-unit apartment building for seniors (age 55 and over) at 1380 S West Temple Street (see Attachment D 
– Elevations & Renderings, Attachment E – Floor Plans, and Attachment F – Applicant Information). If 
approved, the development will qualify for tax credits to provide affordable housing. The subject 
property, which is located immediately west of Smith’s Ballpark, is within the Ball Park Community 
Council area (see Attachment A – Vicinity Map). 
 
The subject property is zoned R-MU Residential/Mixed Use District, which requires the following: 
 

R-MU District Standards Finding Rationale 
No minimum lot area for multi-family 
dwellings 

Compliant Lot area is approximately 0.36 of 
an acre (15,681 square feet) 

No minimum lot width is required Compliant Lot width is approximately 122 feet 
Minimum front yard setback is 0 feet Compliant Front yard setback is 0 feet 
Minimum corner side yard setback is 0 feet Compliant Corner side yard setback is 0 feet 
Minimum interior side yard setback is 0 feet Compliant Interior side yard setback is 0 feet 
Minimum rear yard setback is twenty-five 
percent (25%) of the lot depth, but need not 
be more than thirty feet (30’) maximum 

Not compliant If approved, the proposed planned 
development will reduce the rear 
yard setback to 0 feet 

Maximum building height is 75 feet Compliant Proposed building will be 
approximately 74 feet tall 

Minimum open space requirement for 
residential uses (and mixed uses containing 
residential uses) is twenty percent (20%) of 
the lot area. This space may take the form of 
landscaped yards or plazas, balconies and 
courtyards, subject to site plan review 
approval 

Compliant Proposed development will provide 
4,503 square feet—or 28.7% of the 
lot area—of rooftop gardens and 
open space, which satisfies this 
requirement 

Landscaped yards: All front and corner side 
yards provided, up to fifteen feet (15') in 
depth, shall be maintained as a landscape 
yard in conformance with chapter 21A.48, 
"Landscaping and Buffers", of this title 

Compliant The proposed development does 
not include any landscaping on 
private property within the front or 
corner side yards, however 
landscaping is being provided on 
public property along West Temple 
between the property line and the 
street (see Attachment C –
Landscape Plans) 
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The subject property is a corner parcel accessible by pedestrians and vehicles from West Temple Street, 
which borders the subject property on the east, and from Albermarle Avenue, a narrow east-west street 
that borders the subject property on the north. The subject property is also accessible from a public alley 
that is adjacent to the west or rear property line. The alley extends northward from Albermarle Avenue to 
1300 South Street and southward to 1400 South (see Attachment A – Vicinity Map). 
 
The applicant intends to provide 36 off-street parking stalls; 33 of which are enclosed within a garage 
located on the first floor of the building, while 3 stalls—1 of which is accessible—are partially enclosed by 
the building adjacent to the northeast corner of the development. According to calculations provided by 
the applicant, the minimum parking requirement is 34 stalls. In addition to the off-street parking, the site 
plan identifies three parallel stalls on West Temple Street adjacent to the development (see Attachment B 
– Site Plan and Parking Calculation). 
 
PROJECT BACKGROUND: 
On September 20, 2012, Salt Lake City Associate City Planner Daniel Echeverria published a “zoning 
confirmation” letter (petition PLNZAD2012-00631) for property located at 1374 and 1380 S West Temple, 
which declared (in addition to other findings) that the property is 1) zoned R-MU Residential/Mixed Use 
District, 2) there are “no density limitations for multifamily dwellings,” and 3) there were no “unresolved zoning 
or building code violations.” 
 
On April 10, 2013, Salt Lake City Planning Director published a memorandum that asked Salt Lake City Mayor 
Ralph Becker to initiate a petition (number PLNPCM2013-00291) to amend the Zoning Title to address, among 
the other items, the following: 
 

“The RMU Residential/Mixed Use District contains conflicting regulations. One regulation states that 
for multi-family residential uses, a rear yard is required (25% of lot depth up to a max. of 30 feet) 
while another section says no yards are required. The proposal would clarify that a rear yard is 
required.” 

 
On September 25, 2013, Salt Lake City Senior Planner Everett Joyce published a zoning “verification letter” 
(petition PLNZAD2013-00798) that confirmed the property is zoned R-MU Residential/Mixed Use District and 
stated that the rear yard setback—unless exempted by City Code—is “twenty five percent (25%) of lot depth or 
thirty feet (30'), whichever is less.” 
 
On November 7, 2013, a request to approve a Minor Subdivision Application to consolidate multiple parcels into 
one, which created the subject property, was submitted to the City by SNT Enterprises and assigned petition 
number PLNSUB2013-00927. 
 
In a letter dated November 8, 2013, Sattar Tabriz, President of SNT Enterprises LC, informed Salt Lake City 
Mayor Ralph Becker that the purpose for the subdivision petition is to develop a “new structure” that will be “a 
mixed use five story apartment complex.” Neither subdivision petition nor letter included a site plan, building 
elevation, floor plan, or other illustrations of future development. 
 
On January 9, 2014, Joel Paterson, acting in the capacity of Salt Lake City Administrative Hearing Officer, 
granted preliminary approval of the minor subdivision petition. 
 
On January 22, 2014, Wilson Moulton and representatives from Ward Engineering attended a Development 
Review Team meeting hosted by the City. According to meeting notes provided by Ken Brown, Salt Lake City 
Senior Development Review Planner, and subsequently delivered to representatives of the property owner and 
the developer, meeting attendees were informed that, “As currently written, the Exemptions of 21A.24.170.E.6 
eliminate the rear yard setback requirement of 21A.24.170.E.3 & 4; however, this section is under review and 
could possibly change in the near future.” Although the applicant questions the accuracy of this statement, this 
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comment was entered into Accela, Salt Lake City’s electronic database program, on January 22, 2014, and once 
entered cannot be amended or deleted by City staff or management. 
 
On March 14, 2014, a Final Plat Application for the subject property was submitted by SNT Enterprises LC to 
the Salt Lake City Planning Division and assigned petition number PLNSUB2014-00148. And on May 23, 2014, 
the final subdivision plat entitled “Park Field Subdivision” was accepted and recorded by the Salt Lake County 
Recorder. 
 
On May 30, 2014, the Salt Lake City Recorder published Bill No. 20 of 2014, which removed from the Zoning 
Title an exemption from the minimum rear yard requirement for multi-family structures in the R-MU 
Residential/Mixed Use District. Because of the zoning amendment, the minimum rear yard requirement for a 
multi-family structure in the R-MU Residential/Mixed Use District is, “Twenty five percent (25%) of lot depth, 
but need not exceed thirty feet (30').” (City Code 21A.24.170.E.3.d). 
 
On June 18, 2014, Jack Jenks, President of Summit Management Group, submitted building permit application 
number BLD2014-04272 to Salt Lake City Building Services for an affordable senior housing development 
containing 62 dwelling units, 36 parking stalls, and no rear yard. 
 
On July 11, 2014, Alan Michelsen, Salt Lake City Development Review Planner II, informed Bryce Moulton, 
(former) project architect, that “As per section 21A.24.170.E.3.d and section 21A.24.170.E.6 (amended 5/20/14) 
a 30 feet rear yard building setback is required.” 
 
On August 5, 2014, Jack Jenks submitted an e-mail to Paul Nielson, Salt Lake City Senior Attorney, claiming 
that Section 21A.02.060.B of Salt Lake City Code vested the proposed Ball Park Apartments with the right to 
develop under City Code effective November 7, 2013—the date of submittal for preliminary subdivision 
approval—which predates adoption of Bill No. 20-2014. Therefore, according to the petitioner, the proposed 
development should not be required to comply with current rear yard setback regulations of the R-MU 
Residential/Mixed Use District. 
 
On August 11, 2014, Paul Nielson e-mailed a reply stating that the arguments contained within the August 5, 
2014, are invalid. However, Nielson stated that a formal petition (known as an Administrative Interpretation) 
may be submitted to the Zoning Administrator for further review, and if necessary, appeal. 
 
Following submittal of petition PLNSUB2014-00570 on August 28, 2014, which petition is the subject of this 
report, on or before September 3, 2014, the City received via hand delivery a letter seeking an Administrative 
Interpretation to apply Section 21A.02.060.B of Salt Lake City Code to the proposed Ball Park Apartments. The 
Salt Lake City Planning Division assigned petition number PLNZAD2014-00583 to the request—which is 
currently under review by Joel Paterson, Salt Lake City Zoning Administrator. 
 
KEY ISSUES: 
The key issues listed below have been identified through the analysis of the project, neighbor and community 
input and department review comments.  
 
Issue 1: Fire Code 
With respect to emergency access, the Fire Department has stated that the existing widths of Albermarle Avenue 
and the rear alley, which are approximately 14 feet wide, do not comply with the minimum width requirement of 
24 feet. The intersection of Albermarle Avenue and the public alley also fails to meet the 45 foot turning radius 
requirement. 
 
In response, Ted Itchon, Salt Lake City Fire Protection Engineer, provided two options to resolve this issue: 

1. Increase the amount of automatic fire sprinklers in the structure to achieve a 0.10 sprinkler density, or 
2. Provide additional street width on the street to the north (Albermarle Avenue) and alley to the west to 

26 feet and provide a turning radius of 45 feet outside and 20 feet inside for fire department access. 
 
In response, the applicant has agreed to install additional fire sprinklers to achieve a 010 sprinkler density. 



 Page 5 

Issue 2: Parking and Traffic 
Neighborhood residents and members of the Ball Park Community Council are concerned that the proposal 
does not provide sufficient off-street parking, and will exacerbate traffic on West Temple Street. 
 
Salt Lake City has classified West Temple Street as a “Collector” street, which is defined below: 
 

Collector streets provide the connection between Arterial and Local streets. Collectors can be Multi-Lane, 
but are meant to carry less traffic at lower speeds and for shorter distances than Arterials. They provide 
direct access to abutting property and carry a mix of local traffic and commuter traffic headed for nearby 
destinations 

 
Although the Salt Lake City Transportation Division reviewed the petition for compliance with parking and 
transportation regulations—and recommended approval subject to compliance with comments provided in 
Attachment J - Department Comments—Planning staff prepared the following tables on parking and trip 
generation using data published by the Institute of Transportation Engineers (ITE): 
 
Parking Generation 
Type of Residential 
Development 

Weekday Parking 
Demand Ratio 

Proposed Number of 
Dwelling Units 

Potential Vehicles 
Parked 

High-Rise Apartments (5 
or more levels) 

1.15 to 1.52 parked 
vehicles per dwelling unit 

62 71 to 94 

Mid-Rise Apartments (1-4 
levels) 

0.66 to 1.43 parked 
vehicles per dwelling unit 

62 41 to 89 

Senior Adult Housing 
Attached 

0.33 to 0.50 parked 
vehicles per dwelling unit 

62 20 to 31 

 
With regard to the following table, the Institute of Transportation Engineers defines a “trip end” as: 
 

The origin or destination of a trip. Each trip has two ends. On a daily basis, each end has two trips: one 
entering and one exiting for an attractor of trips, and one exiting and one entering for a producer of trips. In 
this report, “trip end” refers to a two-direction vehicle movement at the origin or destination of a trip 
(italics added). 

 
Trip Generation  
Type of Residential 
Development 

Weekday PM Peak Hour 
of Generator 

Proposed Number 
of Dwelling Units 

Potential Weekday 
PM Peak Hour Trip 
Ends 

High-Rise Apartments 
(11 or more levels) 

0.40 average vehicle trip 
ends (62% entering, 38% 
exiting) 

62 24.8 

Mid-Rise Apartments (3-
10 levels) 

0.44 average vehicle trip 
ends (59% entering, 41% 
exiting) 

62 27.3 

Senior Adult Housing 
Attached 

0.11 average vehicle trip ends 
(53% entering, 47% exiting) 

62 6.82 

 
In concert with the Salt Lake City Transportation Department review, staff finds the proposal does provide 
sufficient parking for senior housing, and will create little or no adverse effect on traffic flow (or level of service) 
on adjacent streets. 
 
Issue 3: Urban Design 
Planning Division staff routed the attached plans to Molly Robinson, Salt Lake City Urban Designer, for review. 
In response, Ms. Robinson provided the following comments: 

1. Ground floor is not very friendly. Materials could be warmer, particularly on parts of the façade where 
there are no windows and building is just masking the parking. The materiality is reinforcing the 
fortress-like appearance of the ground floor. 
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2. Do the handicap spaces have to be located on the property? Can they utilize or section off two spaces on 
the street instead? The “tuck-under” is not inviting and the building would have a better presence if it 
met the ground plane at the corner. The tuck-under (feature) prevents the building from meeting the 
street base and therefore does not hold the corner. 

3. Number of materials is a bit excessive. Could this be simplified? Can the ground floor have a single 
expression with upper floors different? The angled piece at the corner might benefit from a more 
unified treatment and call attention to the entrance in a more meaningful way. 

4. Windows appear to lack lintels or sills, which might contribute more character to the building. (This 
may be more of an issue with the rendering.) 

5. Stairwell (emergency?) could use some treatment or fenestration to complete its look as a transitional 
element. It seems unfinished and “chimney-like.” 

6. I like the use of balconies and shared outdoor space for residents. 
 
Staff recommends that the first floor façade on West Temple Street and Albermarle Avenue be redesigned to 
achieve “a more enhanced product” (see Purpose Statement of Planned Development, Section 21A.55.010 of City 
Code) and “facilitate the creation of a walkable urban neighborhood with an emphasis on pedestrian scale 
activity” (see Purpose Statement of R-MU District, Section 21A.24.170.A of City Code). Staff also recommends 
recessing exterior windows to create window “lintels” and “sills” as described above. Redesign of the proposal 
will require reorientation of the front entry to West Temple Street, and may require relocation or removal of 
three “tuck under” parking stalls on the northeast corner of the building. 
 
In response to the above comments, the applicant submitted revised building elevations, which have been 
provided in Attachment D – Elevations & Renderings, however because the amended drawings were received 
on November 4, 2014, staff was unable to coordinate a second review prior to publication of this report. 
 
DISCUSSION: 
As outlined previously, Jack Jenks, acting in behalf of the applicant, Summit Housing Group, submitted 
building permit application number BLD2014-04272 on June 18, 2014. During the site plan and zoning review 
of the building permit application, Alan Michelsen, Salt Lake City Development Review Planner II, noted the 
development did not comply with the minimum rear yard setback of the R-MU District—which regulation 
would require significant design changes. 
 
In response to the rear yard setback issue, the applicant met with members of Planning Division management 
and staff to discuss options, including submittal of a planned development petition to reduce the rear yard 
setback from 30'-0" to 0'-0". 
 
The applicant also submitted petition PLNZAD2014-00583 for an administrative interpretation to determine 
whether the applicant has vested rights to develop under City Code in effect on November 7, 2013—the date of 
submittal of a preliminary subdivision petition PLNSUB2013-00927 for the subject property—which exempted 
multi-family dwellings from the 30'-0" rear yard setback. 
 
NEXT STEPS: 
If the petition is approved, the applicant will be required to comply with Planning Commission conditions (if 
any) and obtain all necessary permits for the project. 
 
If the petition is denied, the applicant will be required to redesign the building and comply with the minimum 
rear yard setback; however the Commission’s decision is appealable to the Salt Lake City Appeals Hearing 
Officer, which the applicant may pursue following the Planning Commission’s final decision. 
 
The Planning Commission may also “table” or “continue” the petition if additional research and consideration is 
needed prior to making a final decision. 
 



 

ATTACHMENT A: VICINITY MAP 
  



 

 
  

[ 

¥  Subject Property 



 

ATTACHMENT B: SITE PLAN & PARKING CALCULATIONS 

  





 

ATTACHMENT C: LANDSCAPE PLAN 

  















 

ATTACHMENT D: ELEVATIONS & RENDERINGS 
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ATTACHMENT E: FLOOR PLANS 
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SMOOTH FINISH

8" MASONRY BLOCK, SEE STRUCTURAL FOR REQ.
SEE ELEVATIONS FOR STYLE & MANUFACTURER

1

2

3

4

5

6

7

16" CONCRETE PODIUM W/
INCREASED THICKNESS UNDERSLAB AT SOME COLUMNS

F1

PARTY WALL

EXTERIOR WALL

INTERIOR WALL

INTERIOR WALL

INTERIOR WALL -  BEARING

EXTERIOR WALL

FLOOR/ CEILING ASSEMBLY

12" TJI WOOD FLOOR JOIST
3/4" T&G FLOOR SHEATHING W/ 1-1/2" GYP-CRETE TOPPING
BATT INSULATION
(2) LAYERS 1/2" TYPE 'X' GYPSUM BOARD CEILING

F2
FLOOR/ CEILING ASSEMBLY

16" TJI CEILING JOISTS, SLOPED FOR THE ROOF
SCHEDULED ROOF SHEATHING
60 MIL. TPO ROOFING MEMBRANE, WHITE
W/  R-38 CAVITY INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD CEILING

R1
ROOF/ CEILING ASSEMBLY

EXTERIOR WALL

CONTRACTOR TO VERIFY ALL DIMENSIONS AND PRODUCT SIZES
ON SITE
DIMENSIONS MEASURE DISTANCE TO FINISHED FRAMING FOR
INTERIOR WALLS, U.N.O.
DIMENSIONS TO OUTSIDE OF EXTERIOR WALLS ARE TO FACE OF
EXTERIOR SHEATHING
SILL PLATES AND ALL WOOD STRUCTURE THAT CONNECT TO
CONCRETE TO BE PRESSURE TREATED OR REDWOOD
ANY GUARDRAILS, INTERIOR OR EXTERIOR, SHALL HAVE A TOP RAIL
AT 42" HIGH. THE INTERMEDIATE RAILS SHALL BE CONSTRUCTED
SUCH THAT A 4" DIAMETER SPHERE CANNOT PASS THROUGH
HANDRAILS ARE REQUIRED ON ALL STAIRWAYS, AND PLACED AT
36" O.C. ABOVE STAIR NOSING RUNNING CONTINUOUSLY
HANDRAIL ENDS SHALL RETURN TO WALL OR EXTEND PAST LAST
TREAD NOSE BY LENGTH OF TREAD
GLAZING USED IN PANELS AND DOORS FOR SHOWERS AND
BATHTUB ENCLOSURES MUST BE TEMPERED
PROVIDE CAULKING AND MIN. 9" COUNTER FLASHING AT ALL
EXTERIOR WINDOWS AND DOORS.
EGRESS/ RESCUE WINDOWS REQUIRED TO BE 5.7 SQ. FT. CLEAR
OPEN WITH MINIMUM NET CLEAR OPENING WIDTH OF 20" AND A
MINIMUM CLEAR OPENING HEIGHT OF 24" AND A FINISHED SILL
HEIGHT NOT TO EXCEED 44" ABOVE FLOOR
ALL FLASHING MUST BE INSTALLED IN SUCH A MANNER AS TO
PREVENT MOISTURE FROM ENTERING THE WALL OR REDIRECT IT TO
THE EXTERIOR.  FLASHING SHALL BE INSTALLED AT THE PERIMETER
OF EXTERIOR DOOR AND WINDOW ASSEMBLIES, EXTERIOR WALL
TRANSITIONS TO ROOF AND HORIZONTAL PROJECTIONS.
FLASHING SHALL BE INSTALLED AT ALL EXTERIOR FINISH MATERIAL
TRANSITIONS.  THE FLASHING SHALL BE CORROSIVE-RESISTANT W/ A
1
2" DRIP ANGLE EXTENDING PAST THE FINISH EDGE.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

A SCALE: 1/8" = 1'-0"

2nd LEVEL FLOOR PLAN
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A120

GENERAL NOTES

PLAN KEYED NOTES

ASSEMBLY TYPES

ADDENDUM #1
BUDGET CHANGES
ADDENDUM #2
OWNER CHANGES2

1



308

1A
309

1A-A
310

1A

301

1C-A

302

2A-A
303

2A

304

1A

305

1B

306

1A
307

1A

DOWN

UP

5

5

1

1

DD

3

2

4

CC

A A

B
112

105

112

D

5'-6" 18'-10"

5'
-0

"
4'

-0
"

313

1D

312

1D

4'
-6

"

6'
-6

"

10'-0"

LIMIT SW.

S

F.E.

ELEVATOR
E10

STAIRS
S10

RESIDENT STORAGE
C301

COMMONS
C304

HALLWAY
C303

HALLWAY
C302

311

1E

MECH/
STORAGE

C305

4'
-6

"

A301

A
A301

A

A301

B
A301

B

A302

A

A302

A

A302

B
A302

B

301
A

305
A

DOWNUP

STAIRS
S20

S20
A131

TRASH
T10

T10
A

S10
B

S10
A

2

2

4

2

2

2

2

2

4

4

4

44

1

1

2

2 2 2

2

2

2 22

1

1

1

4

1

23'-8" 23'-8" 23'-8" 28'-0" 14'-0"

19'-6"

19'-6"

19'-6"

47'-4"

35'-0"35'-0"

25
'-6

"
17

'-6
"

22
'-0

"

8'-0"

7

7

7

7

7

6

6

POUR-IN-PLACE CONCRETE WALL

CONCRETE MASONRY BLOCK

BRICK VENEER

BRICK ACCENT

CONCRETE PODIUM

EQUIPMENT, SEE CONSULTANT DRAWINGS

4" CONCRETE BOLLARD

PARKING STRUCTURE CONCRETE COLUMN

TRASH CONTAINERS & STORAGE

KEY CARD ACCESS OVERHEAD GARAGE DOOR

UTILITY EQUIPMENT

STEEL STAIR SYSTEM WITH CONCRETE TREADS

METAL HANDRAIL AND GUARDRAIL (W/A)

MASONRY ELEVATOR SHAFT

RESIDENT PORCH W/ LIGHTWEIGHT CONCRETE TOP

BEAM, SEE STRUCTURAL

CEILING DROP/ FURRED DOWN

ALUMINUM STOREFRONT WINDOW/ DOOR SYSTEM

SCHEDULED WINDOW SYSTEM

SCHEDULED DOOR SYSTEM

CONCRETE CURB AND SIDEWALK, SEE CIVIL DRAWINGS

PLUMBING FIXTURE

ADA ACCESSIBLE DRINKING FOUNTAIN

GARDEN RETAINING, SEE LANDSCAPE DRAWINGS

60 MIL. TPO ROOFING MEMBRANE, WHITE

STANDING SEAM METAL ROOF

METAL SHADING DEVICE

ROOF DRAIN W/ OVERFLOW DRAIN TO DOWNSPOUT

FIELD DRAIN

FIRE EXTINGUISHER W/ RECESSED CABINET

30" TRASH CHUTE ASSEMBLY W/ 24"x18" PULL-DOWN DOOR

CABINETRY/ MILLWORK, SEE INTERIOR ELEVATIONS

SIGNAGE, POLE OR WALL MOUNTED

H.C. METAL PUSH PANEL

6' CHAINLINK FENCE W/ ACCESS GATES AS REQUIRED

METAL LOUVER TO VENT GARAGE, SEE MECHANICAL

GROUND-MOUNTED BIKE RACK

101

102

103

104

105

106

107

108

109

110

111

112

113

114

115

116

117

118

119

120

121

122

123

124

125

126

127

128

129

130

131

132

133

134

135

136

137

(2) 2x6 OR 2x4 WALLS SEPARATED BY 1" AIRSPACE, SEE STRUCTURAL
SOUND BATT INSULATION & 5/8" TYPE 'X' GYPSUM BOARD EACH SIDE
SCHEDULED SHEATHING ON INTERIOR CAVITY, SEE STRUCTURAL

2x6 WOOD STUD - (FIRE TREATED)
R-21 CLOSED CELL BLOWN-IN INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD (INT)
(1) SCHEDULED EXTERIOR SHEATHING - (FIRE-TREATED)
(1) LAYER 5/8" GYPSUM SHEATHING (EXT)
TYVEK BUILDING WRAP W/ SCHEDULED EXTERIOR FINISH

- MASONRY BRICK VENEER/ E.I.F.S.

2x  STUD WALL w/ SOUND INSULATION
1/2" BOARD GYPSUM BOARD ON FINISHED SIDE

2x6 WOOD STUD WALL INTERIOR BEARING
SOUND INSULATION & 5/8" TYPE 'X' GYP. BD. EACH SIDE

2x4 WOOD STUD WALL
SOUND INSULATION & 1/2" GYPSUM BOARD EACH SIDE, U.N.O.

9" CONCRETE WALL, SEE STRUCTURAL FOR REQ.
SMOOTH FINISH

8" MASONRY BLOCK, SEE STRUCTURAL FOR REQ.
SEE ELEVATIONS FOR STYLE & MANUFACTURER

1

2

3

4

5

6

7

16" CONCRETE PODIUM W/
INCREASED THICKNESS UNDERSLAB AT SOME COLUMNS

F1

PARTY WALL

EXTERIOR WALL

INTERIOR WALL

INTERIOR WALL

INTERIOR WALL -  BEARING

EXTERIOR WALL

FLOOR/ CEILING ASSEMBLY

12" TJI WOOD FLOOR JOIST
3/4" T&G FLOOR SHEATHING W/ 1-1/2" GYP-CRETE TOPPING
BATT INSULATION
(2) LAYERS 1/2" TYPE 'X' GYPSUM BOARD CEILING

F2
FLOOR/ CEILING ASSEMBLY

16" TJI CEILING JOISTS, SLOPED FOR THE ROOF
SCHEDULED ROOF SHEATHING
60 MIL. TPO ROOFING MEMBRANE, WHITE
W/  R-38 CAVITY INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD CEILING

R1
ROOF/ CEILING ASSEMBLY

EXTERIOR WALL

CONTRACTOR TO VERIFY ALL DIMENSIONS AND PRODUCT SIZES
ON SITE
DIMENSIONS MEASURE DISTANCE TO FINISHED FRAMING FOR
INTERIOR WALLS, U.N.O.
DIMENSIONS TO OUTSIDE OF EXTERIOR WALLS ARE TO FACE OF
EXTERIOR SHEATHING
SILL PLATES AND ALL WOOD STRUCTURE THAT CONNECT TO
CONCRETE TO BE PRESSURE TREATED OR REDWOOD
ANY GUARDRAILS, INTERIOR OR EXTERIOR, SHALL HAVE A TOP RAIL
AT 42" HIGH. THE INTERMEDIATE RAILS SHALL BE CONSTRUCTED
SUCH THAT A 4" DIAMETER SPHERE CANNOT PASS THROUGH
HANDRAILS ARE REQUIRED ON ALL STAIRWAYS, AND PLACED AT
36" O.C. ABOVE STAIR NOSING RUNNING CONTINUOUSLY
HANDRAIL ENDS SHALL RETURN TO WALL OR EXTEND PAST LAST
TREAD NOSE BY LENGTH OF TREAD
GLAZING USED IN PANELS AND DOORS FOR SHOWERS AND
BATHTUB ENCLOSURES MUST BE TEMPERED
PROVIDE CAULKING AND MIN. 9" COUNTER FLASHING AT ALL
EXTERIOR WINDOWS AND DOORS.
EGRESS/ RESCUE WINDOWS REQUIRED TO BE 5.7 SQ. FT. CLEAR
OPEN WITH MINIMUM NET CLEAR OPENING WIDTH OF 20" AND A
MINIMUM CLEAR OPENING HEIGHT OF 24" AND A FINISHED SILL
HEIGHT NOT TO EXCEED 44" ABOVE FLOOR
ALL FLASHING MUST BE INSTALLED IN SUCH A MANNER AS TO
PREVENT MOISTURE FROM ENTERING THE WALL OR REDIRECT IT TO
THE EXTERIOR.  FLASHING SHALL BE INSTALLED AT THE PERIMETER
OF EXTERIOR DOOR AND WINDOW ASSEMBLIES, EXTERIOR WALL
TRANSITIONS TO ROOF AND HORIZONTAL PROJECTIONS.
FLASHING SHALL BE INSTALLED AT ALL EXTERIOR FINISH MATERIAL
TRANSITIONS.  THE FLASHING SHALL BE CORROSIVE-RESISTANT W/ A
1
2" DRIP ANGLE EXTENDING PAST THE FINISH EDGE.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

A SCALE: 1/8" = 1'-0"

3rd LEVEL FLOOR PLAN
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GENERAL NOTES

PLAN KEYED NOTES

ASSEMBLY TYPES

ADDENDUM #1
BUDGET CHANGES
ADDENDUM #2
OWNER CHANGES

1

2



408/ 508

1A
409/ 509

1A-A
410/ 510

1A

401/501

1C-A

402/502

2A
403/ 503

2A

404/ 504

1A

405/ 505

1B

406/ 506

1A
407/ 507

1A

DOWN

UP

5

5

1

1

DD

3

2

4

CC

A A

B
112

105

105

112

D

5'-6" 18'-10"

5'
-0

"
4'

-0
"

412/ 512

2B

411/ 511

2B

4'
-6

"

6'
-6

"

10'-0"

LIMIT SW.

S

F.E.

ELEVATOR
E10

STAIRS
S10

RESIDENT STORAGE
C401 & C501

COMMONS
C404 & 504

HALLWAY
C403 & 503

HALLWAY
C402 & C502

MECH/
STORAGE

C505

A301

A
A301

A

A301

B
A301

B

A302

A

A302

A

A302

B
A302

B

501
A

505
A

DOWNUP

STAIRS
S20

S20
A131

TRASH
T10

T10
A

S10
B

S10
A

2

2

4

2

2

2

2

2

4

4

4

44

1

1

2

2 2 2

2

2

2 22

1

1

1

4

1

23'-8" 23'-8" 23'-8" 28'-0" 14'-0"

19'-6"

19'-6"

19'-6"

47'-4"

35'-0"35'-0"

25
'-6

"
17

'-6
"

22
'-0

"

7

7

7

7

6

6

POUR-IN-PLACE CONCRETE WALL

CONCRETE MASONRY BLOCK

BRICK VENEER

BRICK ACCENT

CONCRETE PODIUM

EQUIPMENT, SEE CONSULTANT DRAWINGS

4" CONCRETE BOLLARD

PARKING STRUCTURE CONCRETE COLUMN

TRASH CONTAINERS & STORAGE

KEY CARD ACCESS OVERHEAD GARAGE DOOR

UTILITY EQUIPMENT

STEEL STAIR SYSTEM WITH CONCRETE TREADS

METAL HANDRAIL AND GUARDRAIL (W/A)

MASONRY ELEVATOR SHAFT

RESIDENT PORCH W/ LIGHTWEIGHT CONCRETE TOP

BEAM, SEE STRUCTURAL

CEILING DROP/ FURRED DOWN

ALUMINUM STOREFRONT WINDOW/ DOOR SYSTEM

SCHEDULED WINDOW SYSTEM

SCHEDULED DOOR SYSTEM

CONCRETE CURB AND SIDEWALK, SEE CIVIL DRAWINGS

PLUMBING FIXTURE

ADA ACCESSIBLE DRINKING FOUNTAIN

GARDEN RETAINING, SEE LANDSCAPE DRAWINGS

60 MIL. TPO ROOFING MEMBRANE, WHITE

STANDING SEAM METAL ROOF

METAL SHADING DEVICE

ROOF DRAIN W/ OVERFLOW DRAIN TO DOWNSPOUT

FIELD DRAIN

FIRE EXTINGUISHER W/ RECESSED CABINET

30" TRASH CHUTE ASSEMBLY W/ 24"x18" PULL-DOWN DOOR

CABINETRY/ MILLWORK, SEE INTERIOR ELEVATIONS

SIGNAGE, POLE OR WALL MOUNTED

H.C. METAL PUSH PANEL

6' CHAINLINK FENCE W/ ACCESS GATES AS REQUIRED

METAL LOUVER TO VENT GARAGE, SEE MECHANICAL

GROUND-MOUNTED BIKE RACK

101

102

103

104

105

106

107

108

109

110

111

112

113

114

115

116

117

118

119

120

121

122

123

124

125

126

127

128

129

130

131

132

133

134

135

136

137

(2) 2x6 OR 2x4 WALLS SEPARATED BY 1" AIRSPACE, SEE STRUCTURAL
SOUND BATT INSULATION & 5/8" TYPE 'X' GYPSUM BOARD EACH SIDE
SCHEDULED SHEATHING ON INTERIOR CAVITY, SEE STRUCTURAL

2x6 WOOD STUD - (FIRE TREATED)
R-21 CLOSED CELL BLOWN-IN INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD (INT)
(1) SCHEDULED EXTERIOR SHEATHING - (FIRE-TREATED)
(1) LAYER 5/8" GYPSUM SHEATHING (EXT)
TYVEK BUILDING WRAP W/ SCHEDULED EXTERIOR FINISH

- MASONRY BRICK VENEER/ E.I.F.S.

2x  STUD WALL w/ SOUND INSULATION
1/2" BOARD GYPSUM BOARD ON FINISHED SIDE

2x6 WOOD STUD WALL INTERIOR BEARING
SOUND INSULATION & 5/8" TYPE 'X' GYP. BD. EACH SIDE

2x4 WOOD STUD WALL
SOUND INSULATION & 1/2" GYPSUM BOARD EACH SIDE, U.N.O.

9" CONCRETE WALL, SEE STRUCTURAL FOR REQ.
SMOOTH FINISH

8" MASONRY BLOCK, SEE STRUCTURAL FOR REQ.
SEE ELEVATIONS FOR STYLE & MANUFACTURER

1

2

3

4

5

6

7

16" CONCRETE PODIUM W/
INCREASED THICKNESS UNDERSLAB AT SOME COLUMNS

F1

PARTY WALL

EXTERIOR WALL

INTERIOR WALL

INTERIOR WALL

INTERIOR WALL -  BEARING

EXTERIOR WALL

FLOOR/ CEILING ASSEMBLY

12" TJI WOOD FLOOR JOIST
3/4" T&G FLOOR SHEATHING W/ 1-1/2" GYP-CRETE TOPPING
BATT INSULATION
(2) LAYERS 1/2" TYPE 'X' GYPSUM BOARD CEILING

F2
FLOOR/ CEILING ASSEMBLY

16" TJI CEILING JOISTS, SLOPED FOR THE ROOF
SCHEDULED ROOF SHEATHING
60 MIL. TPO ROOFING MEMBRANE, WHITE
W/  R-38 CAVITY INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD CEILING

R1
ROOF/ CEILING ASSEMBLY

EXTERIOR WALL

CONTRACTOR TO VERIFY ALL DIMENSIONS AND PRODUCT SIZES
ON SITE
DIMENSIONS MEASURE DISTANCE TO FINISHED FRAMING FOR
INTERIOR WALLS, U.N.O.
DIMENSIONS TO OUTSIDE OF EXTERIOR WALLS ARE TO FACE OF
EXTERIOR SHEATHING
SILL PLATES AND ALL WOOD STRUCTURE THAT CONNECT TO
CONCRETE TO BE PRESSURE TREATED OR REDWOOD
ANY GUARDRAILS, INTERIOR OR EXTERIOR, SHALL HAVE A TOP RAIL
AT 42" HIGH. THE INTERMEDIATE RAILS SHALL BE CONSTRUCTED
SUCH THAT A 4" DIAMETER SPHERE CANNOT PASS THROUGH
HANDRAILS ARE REQUIRED ON ALL STAIRWAYS, AND PLACED AT
36" O.C. ABOVE STAIR NOSING RUNNING CONTINUOUSLY
HANDRAIL ENDS SHALL RETURN TO WALL OR EXTEND PAST LAST
TREAD NOSE BY LENGTH OF TREAD
GLAZING USED IN PANELS AND DOORS FOR SHOWERS AND
BATHTUB ENCLOSURES MUST BE TEMPERED
PROVIDE CAULKING AND MIN. 9" COUNTER FLASHING AT ALL
EXTERIOR WINDOWS AND DOORS.
EGRESS/ RESCUE WINDOWS REQUIRED TO BE 5.7 SQ. FT. CLEAR
OPEN WITH MINIMUM NET CLEAR OPENING WIDTH OF 20" AND A
MINIMUM CLEAR OPENING HEIGHT OF 24" AND A FINISHED SILL
HEIGHT NOT TO EXCEED 44" ABOVE FLOOR
ALL FLASHING MUST BE INSTALLED IN SUCH A MANNER AS TO
PREVENT MOISTURE FROM ENTERING THE WALL OR REDIRECT IT TO
THE EXTERIOR.  FLASHING SHALL BE INSTALLED AT THE PERIMETER
OF EXTERIOR DOOR AND WINDOW ASSEMBLIES, EXTERIOR WALL
TRANSITIONS TO ROOF AND HORIZONTAL PROJECTIONS.
FLASHING SHALL BE INSTALLED AT ALL EXTERIOR FINISH MATERIAL
TRANSITIONS.  THE FLASHING SHALL BE CORROSIVE-RESISTANT W/ A
1
2" DRIP ANGLE EXTENDING PAST THE FINISH EDGE.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

A SCALE: 1/8" = 1'-0"

4th & 5th LEVEL FLOOR PLAN
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GENERAL NOTES

PLAN KEYED NOTES

ASSEMBLY TYPES

ADDENDUM #1
BUDGET CHANGES
ADDENDUM #2
OWNER CHANGES

1

2



608

1A
609

1A-A
610

1A

601

1C

602

2A
603

2A

604

1A

605

1B

606

1A
607

1A

DOWN

UP

5

5

1

1

DD

3

2

4

CC

A A

B

131

112

105

105

112

D

5'-8" 21'-2"

5'
-0

"
8'

-6
"

612

2B

611

2B

4'
-6

"

6'
-6

"

10'-0"

LIMIT SW.

S

F.E.

ELEVATOR
E10

STAIRS
S10

COMMONS
C605

HALLWAY
C603

HALLWAY
C602

EXERCISE ROOM
C601

A301

A
A301

A

A301

B
A301

B

A302

A

A302

A

A302

B
A302

B

601
A

601
B

DOWNUP

STAIRS
S20

S20
A

TRASH
T10

T10
A

S10
B

S10
A

2

2

4

2

2

2

2

2

4

4

4

44

1

1

2

2 2 2

2

2

2 22

1

1

1

4

1

4

23'-8" 23'-8" 23'-8" 28'-0" 14'-0"

29'-3"

29'-3"

47'-4"

35'-0"35'-0"

25
'-6

"
17

'-6
"

22
'-0

"

7

7

7

7

6

6

POUR-IN-PLACE CONCRETE WALL

CONCRETE MASONRY BLOCK

BRICK VENEER

BRICK ACCENT

CONCRETE PODIUM

EQUIPMENT, SEE CONSULTANT DRAWINGS

4" CONCRETE BOLLARD

PARKING STRUCTURE CONCRETE COLUMN

TRASH CONTAINERS & STORAGE

KEY CARD ACCESS OVERHEAD GARAGE DOOR

UTILITY EQUIPMENT

STEEL STAIR SYSTEM WITH CONCRETE TREADS

METAL HANDRAIL AND GUARDRAIL (W/A)

MASONRY ELEVATOR SHAFT

RESIDENT PORCH W/ LIGHTWEIGHT CONCRETE TOP

BEAM, SEE STRUCTURAL

CEILING DROP/ FURRED DOWN

ALUMINUM STOREFRONT WINDOW/ DOOR SYSTEM

SCHEDULED WINDOW SYSTEM

SCHEDULED DOOR SYSTEM

CONCRETE CURB AND SIDEWALK, SEE CIVIL DRAWINGS

PLUMBING FIXTURE

ADA ACCESSIBLE DRINKING FOUNTAIN

GARDEN RETAINING, SEE LANDSCAPE DRAWINGS

60 MIL. TPO ROOFING MEMBRANE, WHITE

STANDING SEAM METAL ROOF

METAL SHADING DEVICE

ROOF DRAIN W/ OVERFLOW DRAIN TO DOWNSPOUT

FIELD DRAIN

FIRE EXTINGUISHER W/ RECESSED CABINET

30" TRASH CHUTE ASSEMBLY W/ 24"x18" PULL-DOWN DOOR

CABINETRY/ MILLWORK, SEE INTERIOR ELEVATIONS

SIGNAGE, POLE OR WALL MOUNTED

H.C. METAL PUSH PANEL

6' CHAINLINK FENCE W/ ACCESS GATES AS REQUIRED

METAL LOUVER TO VENT GARAGE, SEE MECHANICAL

GROUND-MOUNTED BIKE RACK

101

102

103

104

105

106

107

108

109

110

111

112

113

114

115

116

117

118

119

120
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122

123

124

125

126

127

128

129

130

131

132

133

134

135

136

137

(2) 2x6 OR 2x4 WALLS SEPARATED BY 1" AIRSPACE, SEE STRUCTURAL
SOUND BATT INSULATION & 5/8" TYPE 'X' GYPSUM BOARD EACH SIDE
SCHEDULED SHEATHING ON INTERIOR CAVITY, SEE STRUCTURAL

2x6 WOOD STUD - (FIRE TREATED)
R-21 CLOSED CELL BLOWN-IN INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD (INT)
(1) SCHEDULED EXTERIOR SHEATHING - (FIRE-TREATED)
(1) LAYER 5/8" GYPSUM SHEATHING (EXT)
TYVEK BUILDING WRAP W/ SCHEDULED EXTERIOR FINISH

- MASONRY BRICK VENEER/ E.I.F.S.

2x  STUD WALL w/ SOUND INSULATION
1/2" BOARD GYPSUM BOARD ON FINISHED SIDE

2x6 WOOD STUD WALL INTERIOR BEARING
SOUND INSULATION & 5/8" TYPE 'X' GYP. BD. EACH SIDE

2x4 WOOD STUD WALL
SOUND INSULATION & 1/2" GYPSUM BOARD EACH SIDE, U.N.O.

9" CONCRETE WALL, SEE STRUCTURAL FOR REQ.
SMOOTH FINISH

8" MASONRY BLOCK, SEE STRUCTURAL FOR REQ.
SEE ELEVATIONS FOR STYLE & MANUFACTURER

1

2

3

4

5

6

7

16" CONCRETE PODIUM W/
INCREASED THICKNESS UNDERSLAB AT SOME COLUMNS

F1

PARTY WALL

EXTERIOR WALL

INTERIOR WALL

INTERIOR WALL

INTERIOR WALL -  BEARING

EXTERIOR WALL

FLOOR/ CEILING ASSEMBLY

12" TJI WOOD FLOOR JOIST
3/4" T&G FLOOR SHEATHING W/ 1-1/2" GYP-CRETE TOPPING
BATT INSULATION
(2) LAYERS 1/2" TYPE 'X' GYPSUM BOARD CEILING

F2
FLOOR/ CEILING ASSEMBLY

16" TJI CEILING JOISTS, SLOPED FOR THE ROOF
SCHEDULED ROOF SHEATHING
60 MIL. TPO ROOFING MEMBRANE, WHITE
W/  R-38 CAVITY INSULATION
(2) LAYERS 5/8" TYPE 'X' GYPSUM BOARD CEILING

R1
ROOF/ CEILING ASSEMBLY

EXTERIOR WALL

CONTRACTOR TO VERIFY ALL DIMENSIONS AND PRODUCT SIZES
ON SITE
DIMENSIONS MEASURE DISTANCE TO FINISHED FRAMING FOR
INTERIOR WALLS, U.N.O.
DIMENSIONS TO OUTSIDE OF EXTERIOR WALLS ARE TO FACE OF
EXTERIOR SHEATHING
SILL PLATES AND ALL WOOD STRUCTURE THAT CONNECT TO
CONCRETE TO BE PRESSURE TREATED OR REDWOOD
ANY GUARDRAILS, INTERIOR OR EXTERIOR, SHALL HAVE A TOP RAIL
AT 42" HIGH. THE INTERMEDIATE RAILS SHALL BE CONSTRUCTED
SUCH THAT A 4" DIAMETER SPHERE CANNOT PASS THROUGH
HANDRAILS ARE REQUIRED ON ALL STAIRWAYS, AND PLACED AT
36" O.C. ABOVE STAIR NOSING RUNNING CONTINUOUSLY
HANDRAIL ENDS SHALL RETURN TO WALL OR EXTEND PAST LAST
TREAD NOSE BY LENGTH OF TREAD
GLAZING USED IN PANELS AND DOORS FOR SHOWERS AND
BATHTUB ENCLOSURES MUST BE TEMPERED
PROVIDE CAULKING AND MIN. 9" COUNTER FLASHING AT ALL
EXTERIOR WINDOWS AND DOORS.
EGRESS/ RESCUE WINDOWS REQUIRED TO BE 5.7 SQ. FT. CLEAR
OPEN WITH MINIMUM NET CLEAR OPENING WIDTH OF 20" AND A
MINIMUM CLEAR OPENING HEIGHT OF 24" AND A FINISHED SILL
HEIGHT NOT TO EXCEED 44" ABOVE FLOOR
ALL FLASHING MUST BE INSTALLED IN SUCH A MANNER AS TO
PREVENT MOISTURE FROM ENTERING THE WALL OR REDIRECT IT TO
THE EXTERIOR.  FLASHING SHALL BE INSTALLED AT THE PERIMETER
OF EXTERIOR DOOR AND WINDOW ASSEMBLIES, EXTERIOR WALL
TRANSITIONS TO ROOF AND HORIZONTAL PROJECTIONS.
FLASHING SHALL BE INSTALLED AT ALL EXTERIOR FINISH MATERIAL
TRANSITIONS.  THE FLASHING SHALL BE CORROSIVE-RESISTANT W/ A
1
2" DRIP ANGLE EXTENDING PAST THE FINISH EDGE.

1.

2.

3.

4.

5.

6.

7.

8.

9.

10.

11.

A SCALE: 1/8" = 1'-0"

6th LEVEL FLOOR PLAN
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ATTACHMENT F: APPLICANT INFORMATION 
  



 
 

 
November 06, 2014 
 
Mr. Michael Maloy 

Salt Lake City Planning 

451 South State Srteet, Room 215 
Salt Lake City, UT 84114 
 
Re: Planned Development Review for the proposed Ball Park Apartments located at 

1380 S. West Temple, Salt Lake City, Utah 

 
 
 
To Whom it May Concern: 
 
The information contained below is being submitted as part of the required design package.  
 

1. Project Description  Ball Park Apartments is a 6-level, 62-unit multifamily project for seniors 
(55+) located on a vacant site adjacent to Smith’s Ballpark and UTA’s Ballpark Station.  This 
multi-family project will consist of (46) 650 S.F. one bedroom/one bath units and (16) 875 S.F. 
two bedroom/one bath units.  The ground level incorporates an enclosed parking garage with 33 
covered stalls and 3 additional covered stalls abutting Albermarle Avenue.  The ground level also 
includes project amenity spaces, such as a large community room, restroom, and leasing office. 
The second level consists of resident units with exterior balconies, and a podium level outdoor 
garden.  Levels 3-6 are resident units with exterior balconies, exercise or storage rooms, and 
corridor computer nooks.  Exterior building materials include concrete masonry units, metal 
panel, brick, EIFS, glass and metal balcony railings. 
 

 Smith's Ballpark is one of the largest recreational facilities in the Salt Lake Valley and has acted 
as a catalyst for revitalization in the surrounding neighborhood.  Additionally, with the advent of 
UTA’s TRAX line that has a stop within 1/3 mile of the ballpark, the neighborhood has seen an 
increase in for-profit and non-profit development interest and, more importantly,  community 
involvement.  As a point of interest, the Ball Park TRAX stop acts as one of four  transfer stations 
on the TRAX system that services the blue, green and red lines along with the newly opened 
(December 2013) Sugar House Streetcar line.  This flexibility allows for future residents of the 
Ball Park Apartments to have significant mobility throughout the Salt Lake Valley. 

 
 Ball Park Apartments is at the heart of an important ‘point of transition.’  This is reflected in the 
 design aesthetics and functionality of the building.  First, the neighborhood has a conflicting 
 relationship with transportation.  The site lies between two parallel paths of the everyday 
 commuter:  State Street two blocks to the East, and Trax one block to the West. These two paths 
 are busy thoroughfares whose size facilitates the flow of traffic and people.  In contrast, West 
 Temple is narrow and flanked by mature trees that visually and physically restrict mass transit.  



 Ball Park Apartments continues the pedestrian feel of the street while providing a hidden link to 
 the busy street traffic paths with the inclusion of the private parking garage.  The project site 
 serves as a transition between the busy, public, commercial north side of the site and the quiet, 
 private, residential south side of the site. Ball Park Apartments engages these two variations of 
 land use by means of functional use and architectural design. 
 
 Residents of the Ball Park Apartments will enjoy spacious apartments appointed with wooden 
 cabinetry, water saving plumbing fixtures and energy efficient appliances to include a stackable 
 washer and dryer in each unit.  The building will have a central heating/cooling system with each 
 unit being equipped with an energy efficient HVAC system.  Additionally, residents will  enjoy 
 additional resident storage facilities on each floor. 
 
 Along with the project’s ground floor leasing office and 24-hour video monitoring system, 
 common areas associated with the Ball Park Apartments will include a first floor lounge for 
 guests as well as a community room with kitchen facilities.  The second floor features an exercise 
 room, outdoor activity space and public computers and printers.  The architect has incorporated 
 an open air garden and viewing areas of the Smith's Ballpark on the rooftop.  The second floor 
 and rooftop open/green space areas are secluded, allowing for quiet enjoyment, picnics, games 
 and other outdoor activities.  All ground level common areas will be serviced by free wireless 
 internet.  Ample bicycle parking is provided within the covered parking structure.  People’s 
 Freeway Park is a short (less than five minute) walk to the south.  Super Wal-Mart’s grocery and 
 pharmacy, along with other neighborhood retail stores, is just a couple of blocks to the west. 

 
2. Planned Development Information  In accordance with the Central Community Master Plan, in 

a residential mixed-use development (R-MU Zone), Ball Park Apartments will provide 62 units 
of senior housing within walking distance of shops, restaurants, services, commercial centers, 
local artisans, a regional sports complex and the UTA Trax line.  The site is currently vacant with 
no existing structures or desirable landscaping.  The construction of a new residential building 
will help tie the surrounding neighborhoods together.  Several amenties will be provided to 
encourage resident interaction, including community gardens, and a rooftop deck. 
 
Ball Park Apartments satisfies multiple objectives set forth in the PDR ordinance, Section 
21A.55.010, as follows:   
 

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

and building relationships.  The design of the Ball Park Apartments adopts an urban 
architectural style that compliments the adjacent Smith's Ballpark and nearby residential 
buildings through its use of form and building materials.  The form includes a square 
podium made of cast-in-place concrete, CMU (concrete masonry units), and aluminum 
storefront glazing assemblies.  The second through sixth floors are composed of a 
combination of EIFS, brick, CMU, and metal panels that can be found in similar use in 
the adjacent Ballpark. The form of the proposed structure at 1380 South West Temple has 
been angled to match the angle of the ballpark as the stadium wraps around the outfield.  
This subtle change in the overall form serves a three-fold purpose of complimenting the 
ballpark,  softening the corner condition at the entrance, and serving as a way-finding 
mechanism for the building entrance. 

b. Preservation and enhancement of desirable site characteristics such as natural 

topography, vegetation and geologic features, and the prevention of soil erosion. These 
items are not applicable to the proposed Ball Park Apartments. 

c. Preservation of buildings which are architecturally or historically significant or 

contribute to the character of the city.  These items are not applicable to the proposed 
Ball Park Apartments. 

d. Use of design, landscape, or architectural features to create a pleasing environment.  
The design of the building shows a sensitivity to the urban context in which it will reside.  



The sculpted architectural facade provides an undulation and cadence to the urban 
streetfront where building and street intersect.  The landscaping along West Temple 
softens this intersection as well as the transition from commercial at 1300 South and 
residential at 1400 South.  The inclusion of exterior unit balconies also provides the 
residents an important means of interaction and connection with the community at street 
level. 

e. Inclusion of special development amenities that are in the interest of the general public.  
The development of this project offer the general public an improvement of 
neighborhood aesthetics as well as much needed housing for community seniors. 

f. Elimination of blighted structures or incompatible uses through redevelopment or 

rehabilitation.  The proposed site is currently vacant and has no existing structures.  
g. Inclusion of affordable housing with market rate housing.  The proposed Ball Park 

Apartments is an affordable housing development for seniors. 
h. Utilization of "green" building techniques in development.  The proposed Ball Park 

Apartments is designed with fixtures, materials and appliances that promote a healthy, 
efficient, and sustainable project.  By using Energy Star rated fixtures and appliances the 
individual units are targeting lower energy usage and greater efficiency in heating, 
cooling and utility use.  From the unit design and function to the underlying building’s 
system infrastructure, the project is targeting a reduction in average energy usage well in 
excess of 15% over a standard comparable project.  Ball Park Apartments is designed to 
achieve an Enterprise Green Communities designation along with an Energy Star 3.0 
designation.  Although construction comes after the design is complete, the project is 
designed with materials that are low/no VOC and an effort has been made to use those 
that are a percentage of recycled, salvaged or engineered.  The builder, Kier 
Construction, was selected for the project based upon their historic ability to utilize 
materials and construction practices that provide an environmentally sensitive 
construction site and a priority on waste management. 

 
 Ball Park Apartments, LP is seeking one waiver from the current zoning standards: the 

30' rear yard setback requirement. 
 

a. The 30' rear yard setback negatively affects the design intent of the current city zoning.  
The western property line (rear) abuts a narrow, crumbling 14' alleyway that connects 
1400 south to the proposed development property and Albermarle Avenue. The structures 
surrounding the alleyway are neglected, dilapidated, and have no aesthetic value. Because 
of the lack of improvements in the area, the surrounding sites have become a dumping 
ground for refuse, old cars, and are overgrown with weeds and other vegetation.  The Ball 
Park Apartments development would replace the crumbling asphalt alleyway to the west 
of the property and Albermarle Avenue.  It will add aesthetic improvements through its 
thoughtful contextual architetural design that screens the current dilapidated properties to 
the west.  There is no benefit to future residents and the surrounding neighborhood to a 30' 
rear yard setback.  Access to the rear yard would be restricted due to the necessarily large 
structure pushed to the West Temple property line that would block the view to the back 
of the site. Secondly, the views of the surrounding properties at the rear of the site are of 
blighted and vacant buildings, broken asphalt, garbage, and abandoned automobiles and 
thus of no aesthetic value. 

 
 
The parcel is zoned R-MU (Residential Mixed Use).  This project was originally presented to the City at a 
DRT meeting in January 2014 utilizing a zero rear yard setback site plan.  The design team then 
proceeded in desiging a building using a zero rear yard setback pursuant to Section 21A.24.170E.6 which 
was allowed in R-MU zones.  However, subsection E.6 was subsequently amended effective May 30, 
2014 to require a 30-foot rear yard  setback.   
 



Ball Park Apartments has completed a conceptual building design that incorporates a 30-foot rear yard 
setback.  However, the compression of the building onto a smaller footprint causes the loss of several 
attractive architectural features along West Temple.  In addition, the rear yard is essentially useless as 
outdoor space due to the location facing properties with refuse and old cars along the alley.  Furthermore, 
this rear yard creates safety concerns for the project’s senior residents given its remote location along an 
alley across from commercial properties.  Surrounding parcels are zoned General Commercial and 
Residential Business. 
 
We are confident that this project, as originally designed, will be a positive influence in the neighborhood 
by adding contextually sensitive architectural design and much needed area housing.  If you have any 
questions, or need additional information regarding this project, please contact me at your convenience. 
 
 
 
Sincerely,  
 
 
 
 
Ryan Mackowiak, Architect 
AE Urbia 



 

ATTACHMENT G: EXISTING CONDITIONS 
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Property Photographs 
 

 
Westward View from West Temple Street to Subject Property 

 

 
Eastward View from Subject Property to West Temple Street 

 
  



 

ATTACHMENT H: ANALYSIS OF STANDARDS 
  



 

21a.55.050: Standards for Planned Developments: The planning commission 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: 

Standard Finding Rationale 
A. Planned Development Objectives: The 
planned development shall meet the 
purpose statement for a planned 
development (in section 21A.55.010 of this 
chapter) and will achieve at least one of 
the objectives stated in said section: 
 

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. 

Partially 
compliant 

The applicant intends to achieve 
objectives A, D, E, G, and H. 
 

With respect to object A, the proposed 
building design will complement the 
adjacent Smith’s Ballpark. The building 
will utilize a square podium made of cast-
in-place concrete, an aluminum 
storefront, brick and concrete masonry 
unit walls, and metal panels similar to the 
ballpark. A corner of the north east 
section of the building will be angled 
reminiscent of a baseball diamond. 
 

With respect to objective D, the applicant 
claims that by having a “sculpted 
architectural façade” facing West Temple 
and landscaping between the building and 
the street, will create a pleasing 
environment. The applicant also claims 
that upper-level balconies will create an 
important connection with the 
community. However, to address concerns 
identified by Salt Lake City Urban 
Designer, Molly Robinson, staff 
recommends that this issue be further 
addressed through recommended 
conditions of approval. 
 

The applicant plans to achieve objective E 
by 1) developing and improving the lot, 
and 2) “providing much needed affordable 
housing for community seniors.” 
 

The applicant also proposes the project 
will meet objective G by providing 62 
units of housing for low income seniors 
(age 55 plus). 
 

The applicant intends to satisfy objective 
H by utilizing “green” and sustainable 
materials and using Energy star (which is 
technically not a building technique) rated 
fixtures. Also the design of the building 
will use 15% less energy than comparable 
buildings (methods used to achieve this is 
not fully described in the applicant’s 
narrative). The applicant states the project 
is designed to achieve an Enterprise Green 
Communities designation along with an 
Energy Star rating of 3.0. 

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 

Partially 
compliant 

With respect to the master plan, the subject 
property is within the Central Community 
Master Plan area. The Future Land Use map 
identifies the property as Medium Density 
Transit Oriented Development, which has a 
density of 10-50 dwelling units per acre. 
 



 

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. 

Whereas the property contains 
approximately 0.36 of an acre and the 
applicant proposes to develop 62 units, the 
development density will be 172.2 dwelling 
units per acre, which exceeds the density 
recommendations of the applicable master 
plan. 
 

With respect to zoning, multi-family 
residential is a permitted use in the R-MU 
District, which does not have a density limit. 

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 adjacent 
street/access; means of access to the 
site provide the necessary 
ingress/egress without materially 
degrading the service level on such 
street/access or any  

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: 
a. 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; 

b. 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; 

c. 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; 

 

Compliant 1. The proposed development will be 
accessible from West Temple Street, 
Albermarle Avenue, and a public 
alley adjacent to the rear property 
line. Transportation Division has 
reviewed the proposal and 
recommended approval subject to 
compliance with comments 
contained within Attachment J – 
Department Comments. 

2. See comment above. 
3. See comment above. 
4. Public Utilities has reviewed the 

proposal and recommended approval 
subject to compliance with comments 
contained within Attachment J – 
Department Comments. 

5. The development will provide a 
landscape buffer along West Temple 
Street, which plans feature drought 
tolerant plants and four new park 
strip trees. The building itself will 
also buffer residences and neighbors 
from unusual noises or disturbances 
caused by deliveries or trash 
collection. However, staff 
recommends that a final lighting plan 
be reviewed by staff to ensure 
compliance with city code and urban 
design objectives. 

6. Although the intensity, size, and scale 
of the proposed planned 
development is larger than adjacent 
properties, it is compliant with 
applicable lot and bulk regulations 
except for the rear yard setback, 
which requirement may be reduced 
by the Planning Commission if the 
planned development petition is 
approved. 
 

Whereas the development is a 
permitted use, it is not subject to 
“conditional building and site design 
review.” 



 

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. 
 
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. 

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; 

Compliant Whereas the development satisfies the 
open space requirement of the R-MU 
District, through the inclusion of roof top 
gardens, which consists of 95% drought 
tolerant species, the landscape plan is 
appropriate for the scale of the 
development. However, staff recommends 
that park strip trees reflect existing 
patterns and species, and additional 
plantings adjacent to cast-in-place 
concrete walls may be warranted (see 
Attachment C – Landscape Plans). 

E. Preservation: The proposed planned 
development shall preserve any historical, 
architectural, and environmental features 
of the property; 

Not applicable Not applicable. Site is currently vacant. 

F. Compliance With Other Applicable 
Regulations: The proposed planned 
development shall comply with any other 
applicable code or ordinance 
requirement. 

Compliant Other than the specific modifications 
requested by the applicant, and 
compliance with recommended conditions 
of approval, the project appears to comply 
with all other applicable codes. Further 
compliance will be ensured during review 
of construction permits. 

 
  



 

ATTACHMENT I: PUBLIC PROCESS & COMMENTS 

  



 

Community Council 
 
Applicant attended the Ball Park Community Council meeting on September 4, 2014, during which the proposal 
was presented to the public and discussed. It was reported to staff that approximately half of attendees favored 
the project, while half were opposed and cited concerns with excessive building height, excessive development 
density, and insufficient off-street parking. 
 
On November 4, 2015, Bill Davis, on behalf of the Ballpark Community Council, submitted written comments to 
the Planning Division and identified three primary concerns: 1) excessive building scale for existing 
neighborhood, 2) design and use of first floor—which is primarily a parking garage, and 3) impact of noise from 
Smith’s Ballpark on senior housing residents. Based on the extent of these concerns, the Ball Park Community 
Council reports that they “cannot support the project as proposed” (see Attachment I – Public Process & 
Comments). 
 
Open House 
 
The Salt Lake City Planning Division held an “open house” meeting on the first floor of the City & County 
Building on October 16, 2014. Approximately one dozen people attended the meeting, however only two signed 
the “attendance” sheet. Of those two attendees, one was in support of the proposal, based on the inclusion of 
affordable housing, and one was opposed, based on concerns regarding building height, development density, 
and off-street parking. 
 
Public Comment 
Staff has received several phone calls from residents and property owners who are concerned with potential 
negative impacts if the proposal is approved. Although comments have generally been negative and urge denial 
of the petition, some respondents have verbally indicated that affordable housing for seniors is a preferable land 
use because of lower parking demands and trip generations associated with senior housing. 
 
On October 20, 2014, staff has received an e-mail from Thomas Gourdin, on behalf of the Firefighters Credit 
Union, which is located west from the subject property, who is in “favor of all improvements in the area 
surrounding the Firefighters Credit Union.” 
 
On October 28, 2014, staff also received an e-mail from Sandra Tanner, who owns a business (Utah Light House 
Ministry at 1385 West Temple) and single-family home north from the subject property. Mrs. Tanner is opposed 
to the development proposal citing concerns with traffic, especially use of the narrow public alley that extends 
northward behind her property to 1300 South, and the possible conversion of Albermarle into a one way street 
(see Attachment I – Public Process & Comments). 

  



Ballpark CC response to Ballpark Apartments proposal 
B Davis [wld3rd@gmail.com] 

Mike
        Here is the official Ballpark Community Council response to the proposed 
Ballpark Apartments.

        Several board members including Elke, Luz and myself met at the lot in which 
the Ballpark apartments have been proposed. In addition several other board members 
visited the site after we issued a preliminary report and provided feedback and 
votes. In walking about looking at things, measuring setbacks and generally 
pondering things, we concluded that the Ballpark Community Council cannot support 
the proposed project as it is presently proposed. In addition the developer has 
requested that we support the following items:

1) reducing the setback on the west side where an alley runs. Current zoning 
requires 30 feet. They don't indicate what setback they are requesting and it isn't 
specifically indicated on the site plan but guessing it looks like about 3 feet. 
This question needs to be answered.

2) Waive the restriction on parking on a corner lot.

        The participants of the tour had two major objections to to the proposed 
project and a common sense observation as follows:

A) The side facing West Temple will have a 20 foot setback from the curb and it will 
rise 6 stories straight up. To put the 20 feet in perspective, if you go a block 
south to Fletcher Court, which many people feel is out of scale for the neighborhood 
and looms over the street and gives it a very claustrophobic feel. Fletcher Court is 
setback a full thirty feet and only rises 4 stories. The retaining wall in front of 
Fletcher Court is a 22 foot setback so this six story building will be 2 feet in 
front of where the retaining wall is! This will make Fletcher Court seem welcoming!

        To mitigate this we would suggest a step back design for at least the first 
3 stories.

B) The second objection we have is that the ground level facing West Temple is going 
to be a parking garage. Normally high density developments in the city, in an effort 
to make the projects more neighborhood friendly suggest commercial space on the 
ground floor facing the main street. Frequently this is even required. This benefits 
the neighborhood because commercial space are things like restaurants or other small 
businesses that directly benefit the people living in the surrounding area. We feel 
this project could accommodate this with a slight reduction in supplied parking. 
This project slightly exceeds the required parking requirement of .5 parking 
stalls/bedroom although my understanding is that in transit areas there is no 
parking requirement. This might sound like an issue of insufficient parking but in 
reality, senior housing projects don't require as much parking as a normal high 
density project. This is because for many people that move in, it is the last place 
they will ever live at. They might move in with a car but at some point they stop 
driving and get rid of the car. Also bear in mind that this project is about a block 
from a TRAX station, which is one of the reasons it is being proposed here. 

        We would suggest reducing the available parking to provide some street level 
commercial opportunities. This seems like a reasonable proposition to us. 

Sent: Tuesday, November 04, 2014 1:24 PM 

To: Maloy, Michael 
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C) The third thing which is not any City ordinance but rather common sense is the 
following. Smiths Ballpark probably has more fireworks per annum than any other 
location in the valley. They have at least a dozen major fireworks displays per 
season. They are very impressive and frequently extend well into the evening. They 
can't begin until it is dark which during the early summer is approximately 10:00 
PM. Later into the season, they are still at about this time because baseball games 
last until 9:30ish anyway and then there is the time to move people from the general 
admission area and also the bleacher seating on the third base side of the stadium. 
If the game goes into extra innings, the fireworks will be even later. I have seen 
or heard them start as late as midnight. In addition, the fireworks are set off east 
of the stadium in the grassy area behind left field. The smoke almost always drifts 
in a west/south west direction or in other words directly towards this proposed 
development. Having a senior housing development full of elderly residents being 
subjected to large fireworks displays numerous times over the course of the summer 
and having them breathe all of the fumes, strikes me from a public health standpoint 
- as not a good idea!

        I'm not sure what you do to mitigate this issue.

        So in conclusion and by an overwhelming vote of the Board of the Ballpark 
Community Council, we feel that we cannot support this project as proposed.

Sincerely 
Bill Davis
Ballpark Community Council
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Maloy, Michael

From: Thomas Gourdin <thomas@firefighterscu.com>
Sent: Monday, October 20, 2014 10:42 AM
To: Maloy, Michael
Subject: Proposed Apartment Building 1380 S West Temple

Michael, 
 
I was unable to attend the open house concerning the proposed apartment building project at 1380 S West 
Temple, Salt Lake City.  I did come to your office and briefly review the plans for the project. 
 
I'm not sure if it is too late, but I would like to add my approval of the proposed project.  Generally, I am in 
favor of all improvements in the areas surrounding Firefighters Credit Union, located at 124 West 1400 South, 
Salt Lake City. 
 
I would be interested in other comments made at the open house, if that is possible to share. 
 
Thanks for your time. 
 
 
Thomas R. Gourdin 
President / CEO 
Firefighters Credit Union 
thomas@firefighterscu.com 
801-487-3219 



Objection to Ball Park Apartments at 1380 S West Temple, SLC 
Sandra Tanner [SandraTanner@comcast.net] 

Dear Mr. Maloy and Mr. Snow,

I want to register my objection to the proposed 62 unit apartment building to be built at 1380 S West Temple.  This building 
is too large for the lot, too high for the area and too close to an already heavily used intersection.  The city planning 
committee needs to actually come down here and look at the small lot, close proximity to the ball park, 
busy intersection, narrow street and small alleys.  A 6 story building that is built property to property 
line  is totally unrealistic.  I realize there is a need for low income apartments, but this isn't the location 
for that.

I met Rusty at the open house Oct. 16th and discussed my concerns with this project.  I live at 1350 S West Temple and have 
a business at 1358 S West Temple, so I am far more familiar with the traffic and congestion in the area than the developers.  I 
believe a 6 story building is way too big for the lot, and the location is too close to a main intersection where any activities at 
the ball park leaves West Temple and 13th South clogged.  At 5:00 the intersection at 13th and W. Temple is very congested.

The whole plan shows a complete lack of understanding of this area.  The proposal states that "very little vehicular traffic" is 
on Albermarle.  Obviously someone is thinking of the area 5 years ago, not today. Everything changed when the apartment 
complex was built a block south of this location.  Also, patrons of Lucky 13 Grill on 13th So. clog the  ally almost daily, and 
use Albermarle as an exit onto West Temple so they don't have to go through the intersection at 13th and W. Temple.  People 
coming off the freeway often cut through the ally behind my property and then down Albermarle to exit onto West Temple to 
avoid the intersection.  We have had so many cars using the ally and then speeding down our two driveways that we had to 
put up chains across the back of the driveways.  The plans also propose making Albermarle one way, going 
West.  This  is totally opposite of the current use, where almost everyone is going east on Albermarle to 
exit onto W. Temple. 

I note on the Planned Development application that it requests approval for a 6-level apartment building for seniors.  But it 
does not provide adequate off street parking.  36 parking stalls is not sufficient for the size of this building.  Rusty didn't think 
most of these people would have cars.  I strongly disagree.  I am 73 and still have a car and drive.  I assume these people, or 
their families will have cars.  The paperwork for "Planned Development" lists the use for 65+ age group.  However, the 
drawings for the building say it is for 55+ age group.   Regardless, the off-street parking is way undersized with parking stalls 
for only half of the occupants.  Where are visitors supposed to park?

How will emergency vehicles service these units?  Where is the parking for maintenance work?  The side street, Albermarle, 
is only 14 ft wide, if that.   It is not designed for heavy traffic or deliveries.  Also, the ally is not designed for traffic, it jogs at 
least three feet at the junction of Albermarle and makes problems for access.  Dumpster access will be a problem on that 
small alley.

I trust the planning commission will take another look at this proposal and cancel the project.  It is simply too large for the lot 
and neighborhood. 

Thank you for reading my letter.

Sincerely,

Sandra Tanner
1350 So. West Temple
Salt Lake City, Utah 84115

Daytime office number 801 485 8894

Sent: Tuesday, October 28, 2014 2:03 PM 

To: Maloy, Michael; rusty@summithousinggroup.com 
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ATTACHMENT J: DEPARTMENT COMMENTS 
  



 

 

Department Comments 
 

 

 

1380 S WEST TEMPLE ST 
 

 

 

PLNSUB2014-00570 
 

 

   

     

Date Task/Inspection Status/Result Action By Comments 

9/16/2014 Police Review Complete Teerlink, Lt. Scott Police has no objection to the plan. 

9/17/2014 Fire Code Review Additional Information Itchon, Edward Fire Code issues: This project has the following 
issues: 1) Fire department access is a problem 
since the access roads do not meet the required 
width (26 ft) and turning radius (45 ft outside & 
20 ft inside), 2) Utility lines are obstructing 
aerial access and need to be removed, and 3) 
Provide a site plan indicating the distance from 
building to street (West Temple) and the width 
of the street. 

9/23/2014 Transportation Review Complete Walsh, Barry Transportation review comments per building 
permit application BLD2014-04272 have not 
been addressed to date. The plans submitted for 
this application have not addressed all permit 
review comments for: 1) parking layout and 
column buffers, 2) parking calculations per 
Section 21A.44, 3) vehicle entry staging 
(blocking public sidewalk) and, 4) garage door 
height required for ADA access (8'-2"+) etc. 
 
We have no transportation issue with the 30' 
rear yard exception or the parking proposed 
along Albermarle Ave (alley). 

9/24/2014 Engineering Review Complete Weiler, Scott The plans indicate Albermarle Avenue will be 
relied on for access to the proposed garage. The 
poor condition of the existing asphalt there will 
need to be upgraded as part of this project. 
Please submit civil design sheets for the work 
needed around the perimeter of the proposed 
building, including Albermarle Avenue and West 
Temple. If the existing 14' alley to the west of 
the site is to be used for access by the residents 
who will live in this building, the alley asphalt 
should be upgraded as part of this project as 
well. 

10/1/2014 Public Utility Review Complete Stoker, Justin We have been heavily involved in the permitting 
and development of this project and have had 
our outstanding issues addressed. With regards 
to the modifications to the R-MU standards, we 
have no comment. 

10/6/2014 Sustainability Review Complete Maloy, Michael No comment received from Sustainability 
Division. 

10/15/2014 Zoning Review Complete Michelsen, Alan A zoning review for this project has been 
uploaded into the ACCELA documents folder. 

10/21/2014 Urban Design Review Additional Information Robinson, Molly Ground floor is not very friendly. Materials could 
be warmer, particularly on parts of the façade 
where there are no windows and building is just 
masking the parking. The materiality is 
reinforcing the fortress-like appearance of the 
ground floor. 
 
Do the handicap spaces have to be located on 
the property? Can they utilize or section off two 
spaces on the street instead? The tuck-under is 
not inviting and the building would have a 



better presence if it met the ground plane at the 
corner. The tuck-under prevents the building 
from meeting the street base and therefore does 
not hold the corner. 
 
Number of materials is a bit excessive. Could 
this be simplified? Can the ground floor have a 
single expression with upper floors different? 
The angled piece at the corner might benefit 
from a more unified treatment and call attention 
to the entrance in a more meaningful way. 
 
Windows appear to lack lintels or sills, which 
might contribute more character to the building. 
(This may be more of an issue with the 
rendering.) 
 
Stairwell (emergency?) could use some 
treatment or fenestration to complete its look as 
a transitional element. It seems unfinished and 
chimney-like. 
 
I like the use of balconies and shared outdoor 
space for residents.  

     
  

 

 



                                 
                   
 
 
 

 
 

ZONING REVIEW CORRECTION SHEET 
      
Log Number:  BLD2014-04272 Date:  July 11, 2014     
Project Name:  Ball Park Senior Housing      Zoning District:  R-MU    
Project Address:  1380 S. West Temple   Overlay District:   
Contact Person:  Bryce Moulton    Reviewer:  Alan R. Michelsen 
Telephone:  801-633-8696     Telephone:  801-535-7142 
E-Mail:  b.moulton@wilsonmoulton.com    E-mail:  alan.michelsen@slcgov.com  
 

COMMENTS 
For a follow-up review please assemble your team and coordinate a single response, in writing, to each of 
the comments listed below. Upload written responses and revised plans to P-Dox. Do not email PDF 
drawings to this office.  During the review process you will be responsible for ensuring that plans and 
documents are complete, accurate and correctly uploaded for review.  Please call me directly with 
questions or concerns. 

 
1) On sheet C-100 please delete the word alley in reference to Albermarle Avenue.  City records 

indicate Albermarle Avenue is a local street and this project is being reviewed as having 
frontage on two public streets for the purpose of determining setbacks, the location of 
surface parking, required landscaping and building façade controls. 

 
2) As per section 21A.24.170.E.3.d and section 21A.24.170.E.6 (amended 5/20/14) a 30 feet 

rear yard building setback is required.   
 

3) Pursuant to 21A.24.170.E.8, a portion of the building located at the corner of West Temple 
and Albermarle Avenue exceeds the maximum 15 setback.  Exceptions to the requirement 
may be authorized through the conditional building and site design review, subject to the 
requirements of chapter 21A.59.  
 

4) As per table 21A.44.060, the surface parking at the corner of the lot abutting West Temple 
and Albermarle is not permitted and as per 21A.24.170.H, front and corner-side yards (if 
provided) shall be maintained as landscape yards. 
 

5) Provide a comprehensive site plan and calculations to verify compliance with the minimum 
20% open space.  Open space is defined as:   
 Any area of a lot which is completely free and unobstructed from any structure or parking areas. 

Landscaping, walkways, uncovered patio areas, light poles and other ornamental features shall 
not be considered as obstructions for purposes of this definition. Driveways that provide access to 
parking lots shall not be considered as an obstruction subject to the driveways not exceeding 
twenty percent (20%) of any required yard area that they provide access through. 

Open space in the R-MU zone may also take the form of plazas or courtyards.  Roof top 
gardens shall not be considered as meeting the requirement for open space.  Appeal of this 
requirement is to the planning division.   

 
6) Please upload a copy of the electrical site plan (sheet E100) for review and show compliance 

with section 21A.40.160.C for the location of ground mounted utility boxes, or provide 
documentation for conditional use approval if ground mounted utility boxes are located as 
per 21A.40.160.D.  For information on obtaining conditional use approval please contact our 
front planning desk at 801-535-7700.  
 

7) As per 21A.24.170.J.4, the maximum length of any blank wall uninterrupted by windows, 
doors, art or architectural detailing at the 1st floor levels facing West Temple or Albermarle 
Avenue is 15 feet. 

Department of Community and Economic Development 
Building Services Division 

 

ORION GOFF 
 

BUILDING OFFICIAL 

RALPH BECKER 
 

MAYOR 
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8) Pursuant to 21A.24.170.J.1, document calculations on the elevation plans to show 
compliance with the minimum 40% glass requirements for the east and north facades facing 
West Temple and Albermarle Avenue.  Exceptions to the requirement may be authorized 
through the conditional building and site design review, subject to the requirements of 
chapter 21A.59.  

 
9) Include the following additional calculations in your parking requirements: 

 Document maximum parking provided, not to exceed 125% of the minimum required 
parking as per 21A.44.030.H.2 

 Document required and provided number of bicycles stalls as per 21A.44.050.B.3.  
 Document required and provided number of electric vehicle parking stalls as per 

21A.44.050.B.2. 
 

10) Show the location of electric vehicle parking stalls on the site plan and provide a detail for an 
electric vehicle charging station as per 21A.44.050.B.2. 
  

11) Provide a bicycle rack detail that meets the bicycle rack design standards as per 
21A.44.050.B.5.   
 

12) Parking and maneuvering areas shall be designed and dimensioned in compliance with 
21A.44.020. 
 

13) Off-street loading facilities for new developments shall be provide at the rate specified for a 
particular use in table 21A.44.080 unless waived by the Zoning Administrator with a 
recommendation of the Development Review Team. 
 

14)  Please provide written approval from the SLC Urban Forestry Division approving the 
removal of city street trees as indicated on the sheet D-100.  If it is determined that any of 
the city trees are to remain provide a signed copy of a tree protection plan approved by the 
SLC Urban Forestry Division.  For information phone SLC Urban Forestry (972-7818). 

 
15) For the existing tree located on private property please provide a signed copy of a tree 

protection/mitigation plan approved by the SLC Urban Forestry Division as per 21A.48.135.   
For information phone SLC Urban Forestry (972-7818). 
 

16) The landscape plan requires the following information additional information: 
 Water efficient irrigation plan.   
 Please make a note on the landscape plans stating:  Tree removal or tree planting in 

the public way requires approval from SLC Urban Forestry (972-7818). 
 

17) In addition to the landscape submittal requirements set forth in Section 21A.48.030, the 
applicant shall complete the landscape submittals packet outlined in the Salt Lake City 
Landscape BMPs for Water Resource Efficiency and Protection.  The landscape submittal 
packet shall be prepared by a licensed landscaped architect, licensed civil engineer, licensed 
architect, certified irrigation professional, or other landscape professional appropriately 
licensed or recognized by the State of Utah or Salt Lake City.  It shall contain the submittal 
information listed in the Landscape BMPs Manual unless specifically waived in writing by 
the zoning administrator in consultation with the public utilities department director.  
http://www.slcdocs.com/utilities/PDF%20Files/Conservation/SLC%20Landscape%20BMPs-4.pdf   
Also please note that: 
 Prior to the issuance of any certificate of occupancy for a development subject to this 

ordinance, an irrigation audit report shall be submitted to the city as provided in 
Section 21A.48.055.C.3.  Additionally, a backflow prevention inspection report by a 
certified backflow technician shall be submitted to the department of public utilities, 
and shall include a verification of compliance to approved submittal packet and an 
initial test report. 
 

http://www.slcdocs.com/utilities/PDF%20Files/Conservation/SLC%20Landscape%20BMPs-4.pdf


18) On the site plan show the location of a recycling collections station as per 21A.36.250.D and 
21A.36.250.I and provide screening as per 21A.36.250.J. 
 

19) Please submit a construction waste management plan as per 21A.36.250.G.   Also note that 
as per 21A.36.250.H— prior to issuance of a certificate of occupancy; the applicant shall 
submit a copy of the construction waste audit performed by the company (or companies) 
contracted to remove waste and recyclables. The audit shall include information such as 
pictures and an itemized list of materials contained in each load, the makeup of the waste 
stream and the percentage (by weight) of the materials that were recycled, reused or 
otherwise diverted from the landfill.  An application is attached.  Please scan and submit the 
completed application via email to constructionrecycling@slcgov.com.  For information 
contact Debbie Lyons at 801-535-7795 or Mitch Davis at 801-535-6984.  

 
20) Final plat approval by the planning division is required prior to permit issuance.  For 

information please contact John Anderson at 801-535-7214. 
 

21) An impact fee worksheet shall be completed and uploaded to the city required forms folder 
in p-dox prior to final zoning approval. 
 
 

 
NOTE 1:  For information on conditional uses, conditional building and site design, planned 
developments, variances or administrative interpretations please contact or front planning 
desk at 801-535-7700. 
 
NOTE 2:  Please reload you plans in p-dox so that they appear in the same order as they are 
listed in the drawing index. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

451 SOUTH STATE STREET, ROOM 215, P.O. Box 145471 SALT LAKE CITY, UTAH 84111 

TELEPHONE: 801-535-7752   FAX 801-535-7750  
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ATTACHMENT K: MOTIONS 
  



 

Recommended Motion: 
 
Based on the findings listed in the staff report, plans presented, and testimony heard, I motion the Planning 
Commission approve planned development petition PLNSUB2014-00570 to reduce the rear yard setback from 
30'-0" to 0'-0" for an affordable senior housing project comprised of 62 dwelling units at 1380 S West Temple 
Street subject to the following conditions: 
 

1. Prior to building permit approval, petition shall be amended to satisfy all applicable or unresolved 
comments contained within Attachment J – Department Comments, which includes compliance with 
applicable fire protection regulations. 

2. Prior to building permit approval, applicant shall submit to the Planning Division revisions to the north 
and east building elevations to resolve comments provided October 21, 2014, by Molly Robinson, Salt 
Lake City Urban Designer. To mitigate the harsh, plain qualities of the cast-in-place concrete walls on 
the first floor, the applicant is encouraged to provide additional landscaping (i.e. crawling ivy) or other 
treatment (i.e. wall murals) where feasible. 

3. Prior to building permit approval, applicant shall submit a final signage plan to the Planning Division. 
Signage shall meet all applicable Zoning regulations, which includes pedestrian and mass transit 
orientation. 

4. Prior to building permit approval, applicant shall submit to the Planning Division a comprehensive 
exterior lighting plan, including fixture specifications. To achieve “a more enhanced product” as 
required by Section 21A.55.010 of City Code, lighting plan shall avoid light glare and light pollution, 
and design of lighting fixtures must compliment building architecture. Use of low level lighting to 
accent building architecture and landscaping is encouraged. 

5. Final approval authority shall be granted to the Planning Director based on the applicant’s compliance 
with the above noted standards and conditions. 

 
Not Consistent with Staff Recommendation: 
 
Based on testimony received and the following findings, I move that the Planning Commission deny planned 
development Petition PLNSUB2014-00570 to reduce the rear yard setback from 30'-0" to 0'-0" for an 
affordable senior housing project comprised of 62 dwelling units at 1380 S West Temple Street. 
 
The Planning Commission shall make findings on the planned development standards as listed below: 
 

A. Planned Development Objectives: The planned development shall meet the purpose statement for a 
planned development (section 21A.55.010 of this chapter) and will achieve at least one of the objectives 
stated in said section; 

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. 

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: 
a. 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; 
b. 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; 

c. 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. 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. 

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 E. Preservation: The proposed planned development shall preserve any historical, 
architectural, and environmental features of the property; 

F. Compliance with other Applicable Regulations: The proposed planned development shall comply with 
any other applicable code or ordinance requirement. 
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