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Staff Report

gt
‘f’ias PLANNING DIVISION
*“‘s COMMUNITY & ECONOMIC DEVELOPMENT
To: Salt Lake City Planning Commission
From: Molly Robinson, 801-535-7261
Date: August 24, 2015
Re: PLCPCM2015-00463 Regent Street Hotel

Conditional Building & Site Design Review

PROPERTY ADDRESS: 45 E 200 S, 169 S Regent St, and 167 S Regent St (two parcels) (all to be
consolidated to 45 E 200 S)

PARCEL ID: 16-06-151-006, 16-06-151-004, 16-06-151-003 and 16-06-151-018

MASTER PLAN: Downtown, Central Community

ZONING DISTRICT: D-1 (Downtown)

REQUEST: Approval of the proposed building and site design for a new 22-story hotel and
condominium building; specifically, the building height (20-stories, 330 feet) requires
additional consideration. The Planning Commission has final decision making authority for
Conditional Building and Site Design Review.

RECOMMENDATION: Based on the information in this staff report, Planning Staff recommends that the

Planning Commission approve the proposal as proposed in the updated drawings. A motion that
supports this recommendation is below:

I move that the Planning Commission approve PLNPCM2015-00463 based on the plans

presented, information in the staff report, public testimony and the discussion by the
Planning Commission.

ATTACHMENTS:

Vicinity Map

Site Plan

Building Elevations

Additional Applicant Information
Existing Conditions

Analysis of Standards

Public Process and Comments
Dept. Comments

Motions
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SALT LAKE CITY CORPORATION
451 SOUTH STATE STREET, ROOM 406
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PROJECT DESCRIPTION:

The proposal seeks to increase the height allowance for a proposed mid-block hotel/condominium building on
200 South. The building would have 20 floors above ground level plus a rooftop pavilion and mechanical
penthouse above. The total height requested is 330 feet (298 to roof level with 13.5 feet of rooftop pavilion and
18.5 feet for mechanical penthouse above the rooftop pavilion level). Buildings constructed in the mid-block
area of downtown (D-1 zoning districts) are typically limited to 100 feet, but are allowed to go higher if they
comply with the standards for Conditional Building and Site Design Review.

The 251,810 square foot building would take up virtually all of the land area (12,117 square feet) between
Regent Street (a public mid-block street) and Plum Alley (a private alley) with a footprint of 11,739 square feet.
As proposed, the building faces 200 South and Regent Street, and is a steel and concrete frame building with
stone, brick and metal panel exterior materials. The first three levels include a lobby with restaurant, meeting
and ballroom spaces, and an amenity level for use by hotel guests and residents. Nine stories of guestrooms
(floors 4-12) accommodate 190 hotel rooms . The top floors (floors 13-20) will contain 36 residential units; the
top six levels (15-20) include 636 square feet of balconies per floor. A roof deck and lounge for hotel guests,
residents, and the public occupies the roof level, including a two-story pavilion. The project will accommodate
vehicle parking by leasing 133 spaces for the hotel use from adjacent parking structures and provide 36 stall
sub-grade for condominium owners. Access for on-site parking will be from Plum Alley. This circulation
pattern will provide the least disruption to the pedestrian experience and facilities. Two temporary, valet
parking spaces for hotel guests are accommodated on Regent Street in front of the lobby entrances to the hotel.
This will avoid a porte-cochere situation, keeping vehicles from crossing the pedestrian zone on Regent.

KEY ISSUES:
The key issues listed below have been identified through the analysis of the project, neighbor and community
input and department review comments.

1. Building Mass & Scale — resolved

2. Compliance with the Urban Design Element - resolved

3. Roofline Architecture — resolved

Issue 1: Building Mass & Scale — resolved

21A.59.060 Standards for Design Review, section K.1. states that “large building masses shall be
divided into heights and sizes that relate to human scale by incorporating changes in building mass
or direction, sheltering roofs, a distinct pattern of divisions on surfaces, windows, trees, and small
scale lighting.” Building massing of the Regent Street Hotel, particularly shaping or sculpting of the
upper portions of the building form, meets or nearly meets the property line, resulting in a tall,
slender building abutting a narrow, mid-block street. Regent Street, which is being redesigned for
heavy pedestrian use, is 50-feet wide. Building shadow on Regent Street is of particular concern; at
least half of Regent Street will receive direct sunlight for several hours each day for half of the year.
There is limited to no change in building mass or direction as the building rises until the 2-story
rooftop pavilion. Due to the narrowness of the site, approximately 92-feet by 128-feet, a more
dramatic shaping or stepping of building massing would limit building program. The slender tower is
unique to the downtown skyline due to its slim profile. This is atypical of downtown towers, which
are usually set on much larger sites and require design review to achieve slimmer towers.

The overall scale of the building is divided into sections that relate to human scale using architectural
details, materials, and lighting. The building design overall uses changes in exterior materials,
window pattern, cornices and awnings, and other detailing to create subtle transitions between the
base stories, hotel stories, and residential stories. Architectural lighting, particularly building
washes, is used to accentuate the architectural divisions of the building. Trees are included as part of
the streetscape only and are not applicable to this standard.
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Issue 2: Compliance with the Urban Design Element - resolved

The proposed hotel building meets the intent of the Urban Design Element (1990), which provides
guidance to the Planning Commission to emphasize block corners with taller buildings (Regent
Street is considered mid-block), promote more sculptural building lines, compatibility with historic
buildings, and the avoidance of “benching.” The building is primarily compatible with the downtown
development character (scale, intensity, rhythm, little to no setback from property line, style, etc.).
Its height, massing, compatibility with the neighboring Miller-Toone building, and roofline positively
contribute to overall district character.

Issue 3: Roofline Architecture — resolved

The roofline architecture is a flat roof with two-story rooftop pavilion. The Regent Street Hotel differs from
recent (office) tower projects that have requested additional height (222 South Main Street (completed),
111 South Main Street (under construction), and 151 South State Street (permitted)) due to the slender
tower profile and the rooftop pavilion, which is stepped back from the primary fagade. A distinct roofline is
a criterion when seeking extra building height. The applicant stated in their application that the cornice
level will have detailing appropriate to the style of the building. Additionally, architectural lighting will
emphasize the rooftop pavilion, cornice, and architectural banding details.

DISCUSSION:

In general, the proposal is well thought out and satisfies the design standards for approval. The building,
despite being tall, is designed with a ground level that is transparent and visually engaging with a public lobby
and restaurant in a double-height space, quality materials that lend a stately appearance, and an overall classic
modern aesthetic that positively contributes to downtown’s image. The proposal satisfies all of the general
design standards. It generally satisfies the standard for dividing large building masses into heights and sizes
that relate to human scale (K) using architectural detail and lighting. It meets the intent of the Urban Design
Element. It conclusively satisfies the specific design standards for extra height — in particular the roofline
architecture (21a.59.065 item B). These three aspects result in staff's decision to recommend approval of the
extra building height.

NEXT STEPS:

If approved, the applicant may proceed with the project and will be required to obtain all necessary permits,
including lease agreements and/or development rights agreements for encroachments on public and private
property. If denied the applicant would still be able to construct a building but it would be limited to 100 feet
tall, per the basic mid-block development standards.
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ATTACHMENT A: VICINITY MAP
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ATTACHMENT B: SITE PLAN

® Page 5



. 4 THE
| | ,". PELORUS GROUPE®
| -
222 MAIN STREET, SUITE 1910
L
Plum Alley | SALT LAKE CITY, UT 84101
| | | T. 801.456.2585
‘ \ | F. 801.456.2598
| |
‘ www.thepelorusgroup.com
| |
: ]
e ‘I ————l——— = — I
: BN ol | e
| B o N — 12 W. MARKET STREET, #290
| e O SALT LAKE CITY, UT 84101
| | e O To -
| Loading / BOH Upper Prep Kitchen C. 801.787.4382
\ B C. 617.984.9886
\ | [ i
AT www.formdevelop.com
| L al u o
| / ﬂ \
‘ Ramp tO Garage o ,“/ f \\\ Michael Baker
‘ g . < ‘ ® *;f‘ Civil Engineer
| o Lower Kitchen o APy
(3] ] 1 / :
| 2 S N —
o O 5 N{ |
\ c c 7 , —
| c $ © L
| N O 5
| O = %) i
| = O
o V4
| = 8 -
| ’ m
| L -
} — 2 Restaurant

777777 CONSULTANTS
] - S T Service — —
}\ Elevator — B
| L
{ — Guestroom - B
l\ Elevator — Elevator
| - Lobb
}\ to Condo I obbY _ —
\\ . Sky Lobby 1
! I — —
“ M o N
| P2 1 =G N T I
| - : —\(®) |
| Registration Bellman 1o - -
| | H ﬂ = M i
| \ Front Desk /@ () |eemte—— L —4/ o L
| \ Back Office = VY % |
\ n |
\ ©

REGENT STREET GARAGE ;\ Sitting S

159 S. REGENT STREET

MILLER GUYMON P.C.
165 S. REGENT ST.

pOoOq
b oo
po q
D q
D q
| | b oo
o u ] [ ] D q
D o(q
i D oq
. 0 u N il e = Temporary Parking H[IH
0 b o000000000000000000
. u [0 0000000000000 00000(
‘ 0000000000000 000000
g . . ............
1 ! ||
\[*\

)
—
————

SALT LAKE CITY, UT

REGENT STREET HOTEL

LOBBY LEVELSITE AND FLOOR PLAN

REVISIONS
5/25/2015|SITE DESIGN REVIEW
- 7/24/2015[SITE DESIGN REVIEW UPDATE
Regent Street

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL

CONDITIONAL BUILDING &
@ Li_[ SITE DESIGN REVIEW
Ii[ | n - i |
[ | : NOT FOR CONSTRUCTION
| [} m u
] [ - -

0000000000000 000000

JO000000000000000000(

0000000000000 0000O000

I . O 3 \p | ] ety

Scale: 1/8" =1

. e ARBRREEANAR g@ Dﬁ |NT2 0 8 12 16

o WALKERCENTER - A1.01
***** PARKING ;

b
=
)
]

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



| 4
| X7

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

********** ;\\< - \Y\ ‘ ‘ | | www.thepelorusgroup.com
L/\ /i/\ | —
************** = \ ~ \ \\\Ti “‘
N ,7\,\\%\7J_, I
TO ol I
Loading / BOH Upper Prep Kitchen
5 N /\\\ = [ 12 W. MARKET STREET, #290
/§/\ //\\/\ ) ‘7 | | SALT LAKE CITY, UT 84101
7N
/\ //\ C. 801.787.4382
Ramp to Garage o \%% /\7/‘\\ /} WT( _— C. 617.984.9886
O ) } L“qﬁ tﬁ)‘ L www.formdevelop.com
> . & Y N /R o= | ] i
0 Lower Kitchen 2 Vavaasiii e e
(% -+ / \ g ) Civil Engineer M\CHAELBS\KER
© N / ot o
O O . + NN, \ .
c C / "2 AN/ |
C g " g o —2\ o
> £ & <D
= O IO -
e Y \K\k/ \‘j I
= 8 -
i
o
- L
@) CONSULTANTS
I — i
\\\ L

Front Desk
Back Office

_ Y/ |
- Service —
Elevator ;
Guestroom ; =
Elevator Elevator | < ]
Lobb —] Lol
to Condo obbY — (a — '5
Sky Lobby i o O —
| j— ——] [ O E I:
I l | ™ w ©
o Ll
B d L
— ~—% U | U [ > 72 <
\ Registration Bellman (T - - " —
N Lo~ 1 E I:
n OZ
m LLl
®) oz
—

] —

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

AN

NOT FOR CONSTRUCTION

l N Scale: 3/16" =1

0 4 8 10

A1.02

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015

= o Temporary Parking




"q THE
et PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290

SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER

INTERNATIONAL
sssssssssssssssss

QOutside Bar Outside Lounge Deck Seating

CONSULTANTS

Condo Only Rooftop E E Deck Seating Pool

SALT LAKE CITY, UT

REGENT STREET HOTEL

Condo Lounge Kitchen / Service

ROOFTOP LOUNGE FLOOR PLAN

Inside Bar Indoor Seating / Dining

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN

Deck Seating SALT LAKE CITY SUBMITTAL

CONDITIONAL BUILDING &

Outdoor SITE DESIGN REVIEW
Seating / Dlnlng NOT FOR CONSTRUCTION

l N Scale: 3/16" =1

0 4 8 10

T ——

A1.11

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



"q THE
et PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Outside Bar

Outside Lounge

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER
INTERNATIONAL
6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

ROOFDECK PLAN
REGENT STREET HOTEL
SALT LAKE CITY, UT

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

l N Scale: 3/16" =1

0 4 8 10
T ——

A1.12

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



ATTACHMENT C: BUILDING ELEVATION

® Page 6



THE
PELORUS GROUP®

7777777777777777777777777777777777777777777777777777777777777777777777777777777777777 ﬁ\ Top Of Penthouse
¥ Elevation 4634’

222 MAIN STREET, SUITE 1910

777777777 L ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,@M SALT LAKE CITY, UT 84101
~¥ Elevation 4620’

T. 801.456.2585
F. 801.456.2598

******** e . ______________________________________ @& Mechanical Penthouse _—
T “\; Elevation 4610’ www.thepelorusgroup.com

‘i\ Roof Line / Railing Elevation 4599’
T s - - -0 N

Metal Panel L I

777777777777777777777777777777777777 ~ Roof Deck - Bar, Lounge and Pool
% Elevation 4596

- 12 W. MARKET STREET, #290
———————————————————————————————————— A, 20th Level = 3 Condominiums SALT LAKE CITY, UT 84101
-~ Elevation 4581

C. 801.787.4382
C. 617.984.9886

777777777777777777777777777777777777 G; 19th Level - 3 Condominiums
— ¥ Elevation 4567’ www.formdevelop.com

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER

INTERNATIONAL
6955 UNION PARK CENTER

777777777777777777777777777777777777 ‘\ 18th Level - 3 Condominiums SO 310 MDA U1 o7
A\ . ’ (801)255-4400
= Elevation 4553

Metal Panel ///

777777777777777777777777777777777777 ~ 17th Level - 3 Condominiums
¥ Elevation 4539’

777777777777777777777777777777777777 16th Level - 3 Condominiums
¥ Elevation 4525’

CONSULTANTS

777777777777777777777777777777777777 " 15th Level - 3 Condominiums
% Elevation 4511°

U ‘\ 14th Level - 10 Condominiums
% Elevation 4497’

| “\ 13th Level - 8 Condominiums and Condo Amenity Space
¥ Elevation 4483’

i L L L LJ LJ LJ LJ o ﬁ\\ 12th Level - 20 Guestrooms
¥ Elevation 4465’

I L L L LJ L L LJ ho G\ 11th Level - 20 Guestrooms
Elevation 4451

i L L ‘ L L LJ LJ LJ S ﬂ\ 10th Level - 20 Guestrooms
% Elevation 4437’

i L L L LJ LJ LJ e B ‘i\ 9th Level - 20 Guestrooms
~® Elevation 4423"

SALT LAKE CITY, UT

SOUTH ELEVATION
REGENT STREET HOTEL

L L — I 8th Level - 22 Guestrooms
% Elevation 4409’

Brick

A o 4 — — : ‘ — — L L L 1 I ﬂ'\Jth Level - 22 Guestrooms
% Elevation 4395

4 L L L L L L L a I ~ 6th Level - 22 Guestrooms
o ¥ Elevation 43871

B R R A s e L = — — — — = = | e GMZ Guestrooms REVISIONS

] o A A o ¥ Elevation 4367
Stone 5/25/2015[ SITE DESIGN REVIEW
i = = == == = = = it 7/24/2015|SITE DESIGN REVIEW UPDATE

‘ L L LJ L LJ LJ L o I ‘\ 4th Level - 22 Guestrooms
¥ Elevation 4353’

R i N T PRELIMINARY DESIGN

- SALT LAKE CITY SUBMITTAL

I R R o R R R o o R R R R R R R R R S R R (RS IR R 5 — — — — — — — ‘ T - - - - - - - - e C; 3rd Le.veI—Am(’emt|es (Gym, Spa) and Back of House CONDITIONAL BUILDING &

o e | ! Elevation 4339 SITE DESIGN REVIEW
o O o A o A \

i i NOT FOR CONSTRUCTION

] o o o A O o o o o T 7 71 -1 1 1 17 1 1T 1 | 7T 1 | ]| ]| ~ 75; 2nd Level - Ballroom and Meeting Spaces
Elevation 4319"

Scale: 1/16" = 1’
0 8 16 32

& 1st Level - Lobby and Restaurant A 2 O 1
o

1st floor is 60% glass N

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



Metal Panel

Brick

Stone

/D'

‘_I‘\ Top Of Penthouse
¥ Elevation 4634’

~, Roof Top Bar

Elevation 4620’
‘i\ Mechanical Penthouse
¥ Elevation 4610’
ﬁ\ Roof Line / Railing Elevation 4599”
N
ﬁ\ Roof Deck - Bar, Lounge and Pool
¥ Elevation 4596’
‘i\ 20th Level - 3 Condominiums
% Elevation 4581’

~ 19th Level - 3 Condominiums

Elevation 4567

ﬂ'\ 18th Level - 3 Condominiums
¥ Elevation 4553

ﬂ\ 17th Level - 3 Condominiums
-* Elevation 4539’

“\ 16th Level - 3 Condominiums
¥ Elevation 4525’

E'\ 15th Level - 3 Condominiums
% Elevation 4511’

ﬂ\ 14th Level - 10 Condominiums
¥ Elevation 4493

v ﬁ\ 13th Level - 8 Condominiums and Condo Amenity Space
% Elevation 4479’
v ~ 12th Level - 20 Guestrooms
% Elevation 4465’
1 ~ 11th Level - 20 Guestrooms
Elevation 4451
e ~ 10th Level - 20 Guestrooms
~% Elevation 4437
e ~, 9th Level - 20 Guestrooms
* Elevation 4423’
1 ~ 8th Level - 22 Guestrooms
¥ Elevation 4409’
a ~ 7th Level - 22 Guestrooms
Elevation 4395"
a -, 6th Level - 22 Guestrooms
¥ Elevation 4381’
a ~ 5th Level - 22 Guestrooms
* Elevation 4367’
77777777777777777777 - 4th Level - 22 Guestrooms
¥ Elevation 4353’

= C'\ 3rd Level - Amenities (Gym, Spa) and Back of House
Elevation 4339”

. ‘; 2nd Level - Ballroom and Meeting Spaces
~® Elevation 4319

THE
PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER
INTERNATIONAL
6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

WEST ELEVATION
REGENT STREET HOTEL
SALT LAKE CITY, UT

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

Scale: 1/16" = 1’
0 8 16 32

~ 1st Level - Lobby and Restaurant

A2.02

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



THE
PELORUS GROUP®

777777777777777777777777777777777777777777777777777777777777777777777777777 Top of Elevator Penthouse e
Elevation 4634"

222 MAIN STREET, SUITE 1910

777777777777777 \ \ L \ L J \ ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,@M,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, \ \ L J \ \ L J \”””””ﬁ Roof Top Bar SALT LAKE CITY, UT 84101

Elevation 4620’

] ] ] ] ] T. 801.456.2585
F. 801.456.2598
p— — Mechanical Penthouse L L L]
—_— Gi 77777777777777777777777777777777777777777777777777777777777777 el i www.thepelorusgroup.com
Elevation 4610"

777777777777777777777777777777777777 Roof Deck - Bar, Lounge and Pcol
Elevation 4596"

12 W. MARKET STREET, #290

777777777777777777777777777777777777 @y 20th tevel = 8 Condominiums SALT LAKE CITY, UT 84101
Elevation 4581 >
N C. 801.787.4382
C. 617.984.9886
19th Level - 3 Condominiums
”””””””””””””””””””” @mf”"”””’”””””’””””””” www.formdevelop.com
Metal Panel Metal Panel

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER

INTERNATIONAL
6955 UNION PARK CENTER

18th Level - 3 Condominiums SUITE 370, MIDVALE UT, 84047
”””””””””””””””””””” (D A ., - -~ -~ - - - - - - - - - - - - - - - - - - - - - - - - -0 (80112554400
Elevation 4553

777777777777777777777777777777777777 17th Level - 3 Condominiums
Elevation 4539’ /

7
777777777777777777777777777777777777 16th Level - 3 Condominiums
Elevation 4525"
CONSULTANTS
777777777777777777777777777777777777 156th Level - 3 Condominiums
. : Elevation 4511 . :

‘ = = = = e 14th Level - 10 Condominiums ‘ = = = = = = = = :
Elevation 4493"

4 = = = = L 13th Level - 8 Condominiums and Condo Amenity Space L = = = = = = = = i
Elevation 4479’

i = = = = = = = b 12th Level - 20 Guestrooms L = = = = = = = = = = il
Elevation 4465"

4 = = = = = = = L 11th Level - 20 Guestrooms L = = = = = = = = = = i
Elevation 4451

i L L L L L L L U 10th Level - 20 Guestrooms 4 L L L L L L L L L L i
Elevation 4437’

4 L L e 9th Level - 20 Guestrooms i L
Elevation 4423

SALT LAKE CITY, UT

Brick

REGENT STREET HOTEL

! L L R 8th Level - 22 Guestrooms L
Brick Elevation 4409’

™
NORTH AND EAST ELEVATIONS

4 L L L L L L L U 7th Level - 22 Guestrooms 4 L L L L L L L L L L
Elevation 4395"

E\ = = — — — — — b G 6th Level - 22 Guestrooms i L] L] L L L L L L L | I
Elevation 4381 ¥

i — — L 5th Level - 22 Guestrooms 4 i REVISIONS
Elevation 4367°

i 5/25/2075[ SITE DESIGN REVIEW
Fire-Rated Party Wall e = = == =2 == == s o= — — — — — — — — — ? Stone 7/24/20715]SITE DESIGN REVIEW UPDATE

‘ = = = = = = = e 4th Level - 22 Guestrooms ‘ = = = = = = = = = = :
Elevation 4353"

= — — — — — — — g f — — — — — = = — — = i Metal Doors
PRELIMINARY DESIGN
“rd Lovel - A ties (@ $ba) and Back of H SALT LAKE CITY SUBMITTAL
- L L L | L | L L L . C; r e-.ve - m?nj ies (Gym, Spa) and Back of House c — — — — — — — — = — a / CONDITIONAL BUILDING &
7\\ ‘ Elevation 4339 // // SITE DESIGN REVIEW
4 : 2 2 NOT FOR CONSTRUCTION
,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,, @Maﬂreom,aqd}"?eﬁqg§p,aee5, .
Elevation 4319’
/ Scale: 1/16" = 1’
0 8 16 32

Istlevel - Lobbyand Restawrant A 2 O 3
[

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



S o S S S — ) S S—— (S—S—|—) S — —
e e e ) o e I ) o P | o ) O s e

Il

) P — e—— e S — (e —— Oy [— — ) S—— ) s—— e

l

(i

HE

BEaaaaaaaEa

=l

0
0
[

m|

| 5

BE=

L

=

! THE
" PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER

INTERNATIONAL

6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

PERSPECTIVES

REGENT STREET HOTEL
SALT LAKE CITY, UT

REVISIONS

5/25/2015

SITE DESIGN REVIEW

7/24/2015

SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

:

A9.01

PROJECT NAME: REGENT STREET HOTEL

ISSUED DATE: 7/24/2015



S
i

\_\?%

"q THE
et PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

A
7

NS
AN

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

B

&N\Qkkhj A
7 |
7] /

/

!
[ /
[ I
/ i
] [
] [
{ [
[ [
I /
] /
[ /
| f
[ i
i I
/
i i
| /
[ [
/ /
/ [
/ i
[ i
I /
{
i
[
[
f
i
[
{
f
I
[
|
]
/
/
i
|
/
[
/
/
[
[
/ [
[ /
S~
A S =
S
Es
AN
=
E\
S
] T
\ AN
S
; )
%%%Fﬁh

_"‘—-___‘_- -‘-—--_‘_‘_‘ \-\
11 e BimlalN 1 ] X’\
L AL | HHA , "
— ‘H‘""--__ “"""‘-—-..,______ | ] i e
1 [ [ misi®IN ~ L % —— E%‘“ 12 W. MARKET STREET, #290
Bl Bimial™ 7 Pl 1 | ~L_ 1] N SALT LAKE CITY, UT 84101
Blulnl™ M Bipisl® 3
™ — ] -—~L_______‘h_‘_ h‘-““-—... el
Binlisi =R Binlsl™ Beiml® & 1 —ld C. 801.787.4382
~ | = e || EZ /= \ C. 617.984.9886
] — | Tl
™ -“""‘--____ o el
M I L E‘“““L-_._h Ninhki=id i 2 ) ?% L www.formdevelop.com
I L = 7 [ ———— @%?xhﬁ =
H““‘_‘_‘ || H—--—-—-""'--—--.._, -‘-I / e . -\‘_‘\h“'“?"
'---_________- """-.._____ ____-'--..___________-_-“_ x
] ~— L i Z e === Civil Engineer
“HHHL = HLLL /74/ ] - e g e
— ] 1 — | | " —| ¥ e si?TsE NNNNNNNNNNNNNNN
_ 1M L] M L] 0 é T ?% (3301) sssssss
—~ ! [ ] """"--—-—.._______‘________qhh_- hh‘"‘"-—-—-.__j____' Z il | ﬁq%"‘:%-*
__h_*H-ﬁL_ﬂ_hH Bininisi=INE Z / —— ]
1 — L h""--._._____hh / =l |
---_-ﬂ-_"'--_______q ‘_"""--__--—__________-_ :I | | Q mh‘%
il =l . 11 L ] L) %%; 5y
SR 4 @ 1 T
-_-_-H'""'---___ g / S S =
JI4 I A HHHRELL = I 7] ] — T
iininlntzls lulninis - T =T e
UL UL Y y —T =
1t = L HE""*‘*-—_*____‘H Hﬁ"“*ﬁ-h___z_k Z e
1M e - 1 L] /‘ CONSULTANTS
=1 =y = e L | |
—HHHRLL AR L L A : ﬂ%\‘—\\ﬁ;ﬁ
Biniuinis==iun Hininiuis - 74 s o
Ninininlnlsis Y
—] __-___-_-_""--_. h_--"""--—-______
U I L L 74 I
Bininln HHH %:‘
ﬁ____ﬂ_____‘_‘h__“‘ 4 4
-_.___________—___' -__4______________-___--_— 4 o

S DR DN U SBON.  PR R

SALT LAKE CITY, UT

PERSPECTIVES
REGENT STREET HOTEL

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

- s A9.02

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



---_-_-"'-—-
il o I ) P ”
- ~
_____' - 1A
E— Rl . 44 ]
/] : -
y L] - -
— |1
S o
— |-
. ]
| - \
> i H
=== n B = -
] —

éf

|

==l

BEEEEE

7/

{
IE'-..-
=7 /A
Z LA

BEEE

BEEBHEBEBEBIE

EEEEEEEE
EEEEEEEEE

EEREBEBE

BEEEEEeEEaEaAaE

e
—= T 1L Eid
L :I:'" —
| 1 il
: e A~
i == "“"'m__:f
\ __H________...-——-—"’“*""—#

HEEHEHEEHEEEaEaE

=HEEEEEEE S|

|

=1

:

i

|

LU HTATAL

R

LU RN

N

}

"q THE
e PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

SN

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Civil Engineer

CONSULTANTS

PERSPECTIVES

REGENT STREET HOTEL
SALT LAKE CITY, UT

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015|SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

A9.03

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



THE

1N ‘ALID IV 1IVS
1410H 133¥1S 1INJOJd

NE==Z=>

REVISIONS

5/25/2015| SITE DESIGN REVIEW

>3z

ZZ a0

T. 801.456.2585
F. 801.456.2598
C. 801.787.4382
C. 617.984.9886

CONSULTANTS

PELORUS GROUP®

Ll
< EE

SALT LAKE CITY, UT 84101

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101
NOT FOR CONSTRUCTION

222 MAIN STREET, SUITE 1910
www.thepelorusgroup.com
SALT LA
CONDI

PROJECT NAME: REGENT STREET HOTEL

Civil Engineer

r 1
- 4

SAAILO1dS¥dd

7/24/2015[SITE DESIGN REVIEW UPDATE

= ) S ) )
7 ) VLT TET 77

5 ¢

T 7 T P I N I FIT THIT THLT 77

It 7 AL 0T I T TN T T HANT TZHIST 7
| 17— L BT LW T L HNT T HNTL THILEL L7

ol /&Y
Y T 7T h_.-ﬁwkq _

ISSUED DATE: 7/24/2015




1N ALID VT LIVS
1410H 13341S INJO3d

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

T. 801.456.2585
C. 801.787.4382
C. 617.984.9886
Michael Baker
IA;IE;AEL"BMEIR“ WAL
INTERNATIONAL
(Bﬂt)zss—!zggnnwLE uT, 84047
CONSULTANTS

PRELIMINARY DESIGN
SITE DESIGN REVIEW

PELORUS GROUP®
SALT LAKE CITY SUBMITTAL

[F¥]
—_
—

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101
www.thepelorusgroup.com
12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101
www.formdevelop.com
CONDITIONAL BUILDING &
NOT FOR CONSTRUCTION

PROJECT NAME: REGENT STREET HOTEL

Civil Engineer

ONIMAAN I

ISSUED DATE: 7/24/2015

B

—

e S




LTS

"q THE
N et PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

. ) INTERNATIONAL
Civil Engineer MICHAEL BAKER
INTERNATIONAL
6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

RENDERING
REGENT STREET HOTEL
SALT LAKE CITY, UT

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

A9.06

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



REG

NT ST
HOTEI

TAUR

F TOR

NT
BAR

J

AN

TAURANT

— I l —": -

e < i —— ]

————  Flat Sign (General Building Orientation) 87 SF - (500 SF allowable)

Awning Signs (1 Per Door, within 6 feet of building face)

Projecting Signs (For Gym, Spa, etc., if public - less that 9 SF)

Window Signs (Less than 25% of total window face)

"q THE
e PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER
INTERNATIONAL
6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

PROPOSED SIGNAGE LOCATIONS
REGENT STREET HOTEL
SALT LAKE CITY, UT

REVISIONS

5/25/2015| SITE DESIGN REVIEW
7/24/2015[SITE DESIGN REVIEW UPDATE

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

Scale: 1/8" =1
0 4 8 16

A4.03

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



"q THE
e PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

Roof Sign —_— T !

215 SF - (646 SF allowable) I REGENT STEET HOTEL

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

INTERNATIONAL

|

Civil Engineer MICHAEL BAKER
INTERNATIONAL
SOTE S0, MIUNE U 847
(801)255-4400
CONSULTANTS
J
— r T T < T O © =
u ] I I
= i S = = , <
I R N N N PIEH jo = = — = = = = REVISIONS
= = 5/25/2015| SITE DESIGN REVIEW
R R o A T M TR ] [ [ [ [ [ [ 7/24/2015|SITE DESIGN REVIEW UPDATE
I A A A A A e A A A A A A A A ‘ — — = = = = = : |_+ Flat Sign (General Building Orientation) 87 SF - (500 SF allowable)
R e //’ PRELIMINARY DESIGN
] A A o i ; L L L | ] | ] | ] 1] ‘ SALT LAKE CITY SUBMITTAL
‘ ‘ I ‘ CONDITIONAL BUILDING &
A A A ‘ SITE DESIGN REVIEW
i ‘ | o i T NOT FOR CONSTRUCTION
] A R A A R M M TR Awning Signs
] R R A A R M M TR (1 Per Door, within 6 feet of building face)
L e S Scale: 1/16" =1
Y 0 8 16 32
1 REGHNT STREET
[} REYTAURANT
Projecting Signs
(For Gym, Spa, etc., if public - less that 9 SF) ‘ ‘
Window Si

I |
< (Less than%'%% of total window face) A 4 O 4
(]

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



Il B A O

Iiiiliiiliiiliiil

ek
NN

S

= -

g

: ‘

| \ N A Ml

i) IR Ny \

3 W \
f I :\l ‘\‘: ‘
du mmp D g

‘ 1) NI

{ ] ‘311:, N N ) 1
ey el [ W -
ygiulhunh ol

). ‘ ,
A T "lu'* | :)I’ i

LU I"l

TH BT Ll
[0 8 ah;!w"”‘ Nt

"q THE
e PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

Aulwlae MU R 12 W. MARKET STREET, #290
Il g SALT LAKE CITY, UT 84101

L e T 3§ i) ‘f“
| e T S C. 801.787.4382
S T T S C. 617.984.9886

www.formdevelop.com

_I\-"Iich ael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER
INTERNATIONAL
6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

SALT LAKE CITY, UT

Ll
=
.
O o
. O
S T
- "
O o
— >
= —
= 5
N o
LLl LLl
@) Y
2
o
O

REVISIONS

/25/2015| SITE DESIGN REVIEW
/24/2015] SITE DESIGN REVIEW UPDATE

i
[$al

~|

o1

PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
CONDITIONAL BUILDING &
SITE DESIGN REVIEW

NOT FOR CONSTRUCTION

Scale: 1/16" = 1’

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015




THE
PELORUS GROUP®

222 MAIN STREET, SUITE 1910
SALT LAKE CITY, UT 84101

T. 801.456.2585
F. 801.456.2598

www.thepelorusgroup.com

12 W. MARKET STREET, #290
SALT LAKE CITY, UT 84101

C. 801.787.4382
C. 617.984.9886

www.formdevelop.com

Michael Baker

. . . INTERNATIONAL
Civil Engineer MICHAEL BAKER
INTERNATIONAL
6955 UNION PARK CENTER
SUITE 370, MIDVALE UT, 84047
(801)255-4400

CONSULTANTS

It

it

Y
\
n |
|

ROOFTOP CONCEPTS
SALT LAKE CITY, UT

REGENT STREET HOTEL

e . ';'_-
;ﬁl = REVISIONS
M s
“ — i § T
- & e 5/25/2015[ SITE DESIGN REVIEW
— “ o 7/24/2015|SITE DESIGN REVIEW UPDATE
| e
- =l . : e
i = BT, s
i s |
-
- I
£ T
i cRRE
me=
e J PRELIMINARY DESIGN
SALT LAKE CITY SUBMITTAL
=l CONDITIONAL BUILDING &
L LI R ] L LLLRVCRLA VLIRS W et e s SITE DESIGN REVIEW
e A '|"£1/(HI L [ LAkiLL)) L ‘_ln‘;'\j'h ST A it 7y
— EE IEr ii% TE e = NOT FOR CONSTRUCTION
5_ v
i
-
. . =) - . ____Cl e
L 4 4 b S
F J‘?j : h A " \‘1 i

A4.06

PROJECT NAME: REGENT STREET HOTEL
ISSUED DATE: 7/24/2015



ATTACHMENT D: ADDITIONAL APPLICANT
INFORMATION

® Page 7



Regent Street Hotel
Project Description — Program, Site, Height, Parking

Program: The Regent Street Hotel is a 20-story Hotel/Condominium project with 190 hotel guestrooms and 36

residential units. The project will total 251,810 SF, with 240,070 SF of hotel and condo and a roof deck containing an

additional 4,000 SF of enclosed space, 6,290 SF of deck and recreational space, and 1,450 SF of roof space for
mechanical services. The project will be a steel and/or concrete frame building with stone, brick, and metal panel
exterior materials. The hotel will be positioned as an upscale, luxury boutique or lifestyle brand.

Programmatically, in a broad sense, the project will have 3 floors and 40,490 SF of public and amenity space and
associated circulation and service, 105,660 SF of guestrooms with associated service and circulation, 93,920 SF of

residential condominiums with associated service and circulation, and 11,740 SF of roof deck, with 4,000 SF of enclosed
public space, 6,290 SF of deck space, and 1,450 SF of mechanical space. The program, by floor, includes:

1)

2)

3)

4)

5)

6)

Lobby. A public lobby and mezzanine that includes lobby, lounge, restaurant, and service spaces. The public area
and circulation at the first level and mezzanine total 11,180 SF, with 5,830 SF of private and service areas and
circulation.

Meeting Space. A divisible ballroom and divisible meeting spaces open to public rental for events and
conferences. The meeting level includes 11, 340 SF of meeting space and public circulation, and 400 SF of
service space and circulation.

Amenity. The third level will include amenity spaces to be programmed in concert with the hotel brand partner
and the condo development team, along with back-of-house and service spaces for the operations of the hotel.
Amenities could include a gym, spa, business center, media room and library. Some or all amenities may be
open commercially to the public. The third floor will have 8,100 SF of amenity spaces and circulation, and 3,640
SF of service spaces and circulation.

9 stories of Guestrooms. Above the public and amenity floors will be 9 stories of guestrooms, floors 4-12,
totaling 190 rooms and 105,660 SF. Each guestroom floor is 11,740 SF, with 20 to 22 rooms per floor.
Guestrooms will average between 345 SF and 530 SF.

8 stories of Residential Condominiums. The 13" to 20" floors will contain 36 residential units and associated
circulation, service space and amenities. The floor plates of the condos will be 11,740 SF each. The top 6 levels
of condos will have 636 SF of cantilevered balconies per floor. The 13" level will have a 2,766 SF
lobby/lounge/library space and 8 residential units. The 14" floor will have 10 residential units. The 15" through
20" floors will have 3 residential units per floor.

Roof Deck. The project will be topped with a roof deck and lounge, open commercially to hotel guests,
condominium residents, and the public. The program of the roof will include 2,886 SF of enclosed lounge,
service and circulation space open to the public, with 700 SF of enclosed lounge space reserved for
condominium owners. The roof will have 5,030 SF of deck space open to the public, with 2,527 SF of deck
reserved for condominium owners. Above the rooftop pavilion will be a 5,730 SF space for mechanical and core.
The very top of the pavilion will be used for an additional 5,080 SF of open deck space, with 650 SF of penthouse
area for the elevator and stair shafts.



Site: The site currently consists of 4 parcels: 16-06-151-006 (45 East 200 South), which is under contract to the
development team/owner/applicant; 16-06-151-004, 16-06-151-018, and 16-06-151-003 (collectively, 167-169 Regent
Street). The Regent Street parcels are currently owned by the Redevelopment Agency of Salt Lake City (RDA). On June
9™ 2015, the RDA board approved a term sheet for purchase of the parcels by the development team/owner/applicant.

Height: The project is asking for 337 feet. The project plans a 22 foot floor-to-floor dimension for the lobby space, a 20
foot floor to floor dimension for the meeting and ballroom level, and 14-foot floor to floor dimensions for the remaining
18 stories and the rooftop pavilion. There will be an additional 4-foot air gap for mechanical space between the top
floor of the hotel program and the bottom floor of the condominium program. The roofline of the main building mass
will top out at 302 feet above grade, with the main roof at 299 feet above grade; the top of the rooftop lounge space
will be at 313 feet above grade. The rooftop pavilion, including the mechanical level, will top out at 323 feet above
grade, and the penthouses for the stair and elevator shafts will top out at 337 feet above grade.

Parking: The project will lease 133 spaces for the hotel from surrounding parking garages. 36 spaces will be provided
sub-grade for condominium owners.



ATTACHMENT E: EXISTING CONDITIONS

SITE CONDITIONS:
The site consists of five parcels:
e Parcel 1: Owned by Miller-Toone. Applicant seeks to purchase development rights for views and
encroachment air rights over the historic 3-story building.
Parcel 2: Owned by the RDA. Vacant.
Parcel 3: Owned by the RDA. Single story building with partial historic facade.
Parcel 4: Owned by the RDA. Vacant.
Parcel 5: Owned by Alice Hsia Trust. Single story former Eat-a-Burger. Vacant.

Site fronts on 200 South, Regent Street, and Plum Alley and is across the street from the Gallivan
Center. Regent Street is currently being redesigned by the RDA to create a pedestrian-first place.

ADJACENT LAND USE:
The adjacent uses include:
e North: Miller-Toone building (law offices) and Regent Street garage.
e East: Plum Alley, ramp to Regent Street garage, parking lot adjacent to Carl’s Junior.
e South: 200 South and Gallivan Center
e West: Regent Street and Walker Center garage

BASE ZONING:
D-1 Central Business District (21A.30.020)

APPLICABLE MASTER PLANS:
Downtown Plan (adopted 1995)

Central City Master Plan (adopted 2005)
Urban Design Element (adopted 1990)

® Page 8



ATTACHMENT F: ANALYSIS OF STANDARDS

21a.59.060: Standards for Design Review: In addition to standards provided in other sections of
this title for specific types of approval, the following standards shall be applied to all applications for
design review:

Standard Finding Rationale

A. Development shall be primarily oriented to the Complies The building is primarily oriented to 200 S and Regent

street, not an interior courtyard or parking lot. Street.

B. Primary access shall be oriented to Complies The building has a number of entrances; the primary

the pedestrian and mass transit. hotel entrance is on Regent St; primary restaurant
entrance is on 200 S, which is a primary bus corridor.

C. Building facades shall include detailing and Complies The ground level is predominately clear glass, looking

glass in sufficient quantities to facilitate into a large lobby area and restaurant, which facilitates

pedestrian interest and interaction. pedestrian interest and interaction.

D. Architectural detailing shall be included on the Complies Avrchitectural detailing is minimalist, but is finished

ground floor to emphasize the pedestrian level of with a solid stone. Awnings differentiate building

the building. entrances from window bays. Storefronts do not

include a bulkhead. A 2-story (approximately 42-feet in
elevation) stone plinth (base of the building) establishes
the pedestrian level of the building. It is finished with a
stone cornice then transitions to brick and then metal at
the upper stories.

E. Parking lots shall be appropriately screened Complies No surface parking is proposed.

and landscaped to minimize their impact on
adjacent neighborhoods. Parking lot lighting shall
be shielded to eliminate excessive glare or light
into adjacent neighborhoods.

F. Parking and on site circulation shall be Complies Resident parking is provided underground (36 spaces;
provided with an emphasis on making safe 1:1 for residential units only); hotel and restaurant
pedestrian connections to the street or other spaces (133 spaces) will be leased from surrounding
pedestrian facilities. parking garages. The entrance to the underground

parking is located off Plum Alley (a private alley) and
the grade change negotiated within the building. Hotel
guests will pull up to temporary parking spots planned
for Regent Street in front of the lobby entrances to the
hotel. This will avoid a porte-cochere situation,

keeping vehicles from crossing the pedestrian zone on

Regent Street.
G. Dumpsters and loading docks shall be Complies Dumpsters and loading docks are located within the
appropriately screened or located within the structure with access off Plum Alley. This location is
structure. the least visible, yet accessible, portion of the building.
H. Signage shall emphasize the pedestrian/mass Complies Application indicates awning signage to be located
transit orientation. over the three entrances to the building: one on 200 S

for the restaurant, and two on Regent Street for the
hotel and rooftop lounge. Flat (lettered) signs to be
located in the sign band above the second level on both
200 S and Regent Street. A roof sign (lettered) below
the cornice is also proposed. Signage should reflect the
unique character of the downtown as a regional center
for commercial, cultural, entertainment and civic
activity. Applicant seeks to have a blade sign to orient
directly to pedestrians, transit riders, and vehicles.
Projecting building signs limited to 125 square feet per
side; 250 square feet total. Projecting business
storefront sign limited to 9 square feet per side; 18
square feet total.

® Page 9



I. Lighting shall meet the lighting levels and Complies Required pedestrian lighting on 200 S is the

design requirements set forth in chapter 4 of the Washington light fixture on the Cactus pole style; this

Salt Lake City lighting master plan dated May lighting is existing. Required pedestrian lighting on

2006. Regent Street will be provided through the Regent
Street redesign project. Lighting on Plum Alley may be
lit by the applicant in accordance with the Salt Lake
City Lighting Master Plan (2006). On site lighting,
including alley lighting and illuminated signs, shall be
located, directed or designed in such a manner so as not
to create glare on adjacent properties.

J. Streetscape improvements shall be provided as Complies

follows:
1. One street tree chosen from the street tree
list consistent with the city's urban forestry
guidelines and with the approval of the city's
urban forester shall be placed for each thirty
feet (30") of property frontage on a street.
Existing street trees removed as the result of
a development project shall be replaced by
the developer with trees approved by the
city's urban forester.

2. Landscaping material shall be selected
that will assure eighty percent (80%) ground
coverage occurs within three (3) years.

3. Hardscape (paving material) shall be
utilized to designate public spaces. Permitted
materials include unit masonry, scored and
colored concrete, grasscrete, or combinations
of the above.

4. Outdoor storage areas shall be screened
from view from adjacent public rights of
way. Loading facilities shall be screened and
buffered when adjacent to residentially
zoned land and any public street.

5. Landscaping design shall include a variety
of deciduous and/or evergreen trees, and
shrubs and flowering plant species well
adapted to the local climate.

1. On 200 South, the project will need at least 1
additional tree (not shown in the plan — to be
chosen and placed in collaboration with the urban
forester). The development team would like to
explore the possibility and placement of additional
trees and streetscape elements along this frontage.

2. Landscaping material not shown/none provided.
Planters on Regent Street provided by Regent
Street redesign project, not applicant.

3. Hardscape paving on Regent Street provided by
Regent Street redesign project, not applicant.
Regent Street design should stop at the intersection
with 200 S and not traverse east of the eastern
boundary of that right-of-way. Hardscape on 200 S
should comply with the Central Business District
Paving Standard.

4. The loading area is interior to the building,
accessed through a door off of Plum Alley.

5. Application indicates streetscape and landscape
improvements will be installed to comply with
these standards. The development team will work
with the urban forester and a landscape architect to
choose appropriate vegetation and design for
landscaped areas at the street and rooftop levels.

® Page 10




K. The following additional standards shall apply to any large scale developments with a gross floor area exceeding sixty thousand

(60,000) square feet:
1. The orientation and scale of the Complies a.  The building massing is divided into three
development shall conform to the following sections: a 2-story stone plinth (base) rising
requirements: approximately 42-feet in elevation; an 11-story

a. Large building masses shall be divided brick section rising an additional 154 feet; a 7-

into heights and sizes that relate to human story section finished in metal panel rising 102 feet

scale by incorporating changes in building above the middle tier; and a 24-foot penthouse

mass or direction, sheltering roofs, a structure/pavilion serving the roof deck amenities.

distinct pattern of divisions on surfaces, Additional height (14°) is requested for

windows, trees, and small scale lighting. mechanical. Building massing, particularly
shaping or sculpting of the upper portions of the
building, meets or nearly meets the property line,
resulting in a tall, slender building abutting a
narrow, mid-block street. The building steps-back
minimally (4 inches) at the start of the third condo
level (214-feet above grade); the rooftop pavilion
is stepped-back significantly from the parapet wall
(varies from 12-feet to 35-feet). Cornices, roof
overhangs, and awnings provide human scale
elements at or near ground level. Ground floor
glass provides 61% transparency. Street lighting is
pedestrian-oriented; architectural lighting,
particularly building washes, is used to highlight
the structure, rhythm, massing and architectural
banding of the composition.

b. No new bu”dmgs or contiguous groups b. The pl"OpOSEd buﬂdlng will not exceed 300 feet in

of buildings shall exceed a combined length.

contiguous building length of three

hundred feet (300").

2. Public spaces shall be provided as follows: Complies/ Design review criteria apply to multiple zoning districts city
a. One square foot of plaza, park, or public Not wide. This particular criterion is largely meant for big-box
space shall be required for every ten (10) Applicable retail in a shopping center format. The D-1 zoning district
square feet of gross building floor area. allows for buildings to occupy the entire site, property line
b. Plazas or public spaces shall incorporate to property line. The D-1 zoning takes precedence. The
at least three (3) of the five (5) following building generally meets the intent of this standard by
elements: providing a large lobby that is open to the public, including

(1) Sitting space of at least one sitting restaurant and roof deck access that is commercially open
space for each two hundred fifty (250) to the public. This use compliments the adjacent Gallivan
square feet shall be included in the Center and On Regent public spaces by providing
plaza. Seating shall be a minimum of commercial retail and hospitality services and uses that help
sixteen inches (16"") in height and thirty support those spaces and activate them.
inches (30™) in width. Ledge benches
shall have a minimum depth of thirty Landscaping is consistent with downtown public way
inches (30"); landscaping requirements.
(2) A mixture of areas that provide
shade;
(3) Trees in proportion to the space at a
minimum of one tree per eight hundred
(800) square feet, at least two inch (2'*)
caliper when planted;
(4) Water features or public art; and/or
(5) Outdoor eating areas.
L. Any new development shall comply with the Complies The building responds to 200 S and Regent Streets with an

intent of the purpose statement of the zoning
district and specific design regulations found
within the zoning district in which the project is
located as well as adopted master plan policies, the

urban format appropriate to the commercial core of the city
(D-1 zoning district): built to the property line, defines the
street wall, substantial glazing of storefronts, and overall
building height, scale and character contributes to the image
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city's adopted ""urban design element™ and design
guidelines governing the specific area of the
proposed development. Where there is a conflict
between the standards found in this section and
other adopted plans and regulations, the more
restrictive regulations shall control.

of the Central Business District.

The Downtown Master Plan (1995) does not offer specific
design guidelines. The Draft Downtown Community Plan
(dated: 8/12/15) is not yet adopted by the City Council.

The Urban Design Element (1990) encourages sculpting of
buildings to encourage the creation of interesting skyline
features. Height, scale, and character are significant
building features of the downtown district, and should be
treated as such. The proposed hotel would make a
significant contribution to the downtown skyline due to its
requested height; the roof deck level penthouse and upper
story architectural detail lend a unique character that is
unlike other buildings of its height downtown. Specifically,
the Urban Design Element directs the Planning
Commission to “allow buildings to exceed the height limit
when the developer shows that the building(s) can
effectively address the district development character
issues.” Scale of development in the CBD is considered
“intensive.” The building is primarily compatible with the
downtown development character (scale, intensity, rhythm,
little to no setback from property line, style, etc.). Its height,
massing, compatibility with the neighboring Miller-Toone
building, and roofline positively contribute to overall
district character.

(Ord. 15-13, 2013)

21a.59.065: Standards for Design Review for Height: In addition to standards provided in
21A.59.060 (above), the following standards shall be applied to all applications to all applications for

conditional building and site design review regarding height:

Standard Finding Rationale
A. The roofline contains architectural features that Complies A roofdeck bar and restaurant is planned with a pool
give it a distinctive form or skyline, or the rooftop is and lounge amenities. The 10,000 sf rooftop lounge
designed for purposes such as rooftop gardens, with 2,800 sf of enclosed space will be open to
common space for building occupants or the public, residents, guests and the public. These spaces will
viewing platforms, shading or daylighting structures, prominently feature views to downtown, Gallivan
renewable energy systems, heliports, and other Center, On Regent, the Great Salt Lake, and the
similar uses, and provided that such uses are not Wasatch and Oquirrah Mountains. Openings at the
otherwise prohibited. mechanical level can be used to program light effects
for rooftop programs. Other rooftop design elements
(gardens, seating, shade structures, etc.) are not
included in the application.
B. There is architectural detailing at the Complies Cornice detailing appropriate to the style of the
cornice level, when appropriate to the building will be included in the design. The cornice at
architectural style of the building. the roofline will terminate the main building mass with
a design that references the sheltering roof/banding on
the levels below. From the cornice will emerge the
rooftop pavilion volume, functioning as a useable
rooftop space and lightbox for the roof.
C. Lighting highlights the architectural detailing of Complies Architectural lighting, particularly building washes, is

the entire building but shall not exceed the maximum
lighting standards as further described elsewhere in
this title.

used to accentuate the architectural divisions of the
building. Lighting of the rooftop pavilion creates a
lightbox or lantern-like contribution to the downtown

skyline.
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ATTACHMENT G: PUBLIC PROCESS AND COMMENTS

PUBLIC NOTICE, MEETINGS, COMMENTS:
The following is a list of public meetings that have been held, and other public input opportunities,
related to the proposed project:

NOTICE OF APPLICATION:

A notice of application was mailed to all abutting property owners. The notice sought a reply from
anyone who wanted a public hearing with the planning commission regarding this petition. Staff
received one (1) request for a public hearing. The respondents cited concerns with construction
impacts on their historic masonry building to the north (Miller-Toone building) and encroachments
on their property.

Notice of the public hearing for the proposal included:

Public hearing notice mailed on August 27, 2015.

Public hearing notice posted on August 27, 2015.

Public notice posted on City and State websites and Planning Division list serve: August 27, 2015.

Public Comments

One letter of support was received prior to the completion of this report (see next page). Comments
received after completion of this report will be provided to the planning commission members at the
meeting.
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September 2, 2015

Clark Ruttinger

Salt Lake City Planning Commission
PO Box 145480

Salt Lake City, UT 84114

Dear Clark,

Infill development is one of the most important indicators of success in building a dynamic
and diverse downtown. New buildings that replace empty lots or abandoned structures
help to raise land values, eliminate urban blight, increases tax revenue and bring new
clientele to local business.

The Downtown Alliance heartily supports Form Development’s request for approval from
Salt Lake City for a height variance for a proposed development at 45 East 200 South. This
site has long been abandoned and neglected, detracting from otherwise flourishing
developments along the 200 south corridor.

The proposed Regent Street Hotel development will transform downtown'’s skyline, adding
high quality hotel rooms and residential units to our urban center. The development will
also bolster significant public and private investments made along the Regent Street
corridor including City Creek Center, the George S. Dolores Dore Eccles Theater, 111 Main
and the street itself to the North and Gallivan Center to the South. Additionally, this project
will complement our cultural core and is exactly the kind of thoughtful development we
hope to encourage downtown.

We ask that the planning commission approve Form Development’s request and encourage
Salt Lake City continue to support this important project as it moves forward.

Sincerely,

Jason Mathis

Executive Director

g Nora Shepard, Salt Lake City Planning Director

Molly Robinson, Urban Designer
Salt lake City Planning Commission



ATTACHMENT H: DEPARTMENT REVIEW COMMENTS

ZONING (Alan Michelsen):

1.

Property is located in the D-1 zone and Downtown Main Street Core overlay. The 1st floor
elevations facing a street shall consist of 60% non-reflective glass. 200 South and Regent Street
indicate compliance. For permit issuance 1st floor glass calculations shall be documented on the
plans. An exception for the 1st floor glass on Plum Alley will need to be addressed in the staff
report and considered by the planning commission for zoning approval.

Any public way encroachments, lighting, door swing, upper floor balconies will need to be
reviewed with the SLC Real Estate Management Division. Contact them at (801) 535-7133 for
information on lease agreements.

Applicant will need to provide documentation for any encroachments (upper floor balconies, etc.)
over Plum Alley, a private right-of-way.

Lot consolidation shall be approved by the planning division under a separate application.
Construction documents will need to show compliance with chapter 21A.44 regarding required
parking for automobiles, accessibility parking, electric vehicle parking, bicycle parking, off-street
loading and off-site parking.

Construction documents will need to show compliance with D1 central business district for street
trees and landscaping requirements as per 21A.48.100.D.

An address certificate is required at the time plans are logged in for a building permit. The
address on the plans shall match the certified address.

A demolition permit is required for the existing buildings.

TRANSPORTATION (Michael Barry):
No objections from Transportation.

ENGINEERING (Scott Weiler):

1.
2.

3.

Plum Alley is a private alley.

The minimum unobstructed sidewalk width in the CBD is 8’. The proposed shift in the bollard
alignment at the front entrance on Regent Street should respect this.

Doors that open onto the public way of Regent Street and 200 South will have to be designed at
different elevations in order to match the sidewalk elevations at those points. The steps or
ramps that are needed to accommodate the various door elevations must occur inside the
building, not in the public way.

The proposed hotel needs to be closely coordinated with the design of the Regent Street project.
This includes utility connections as a 7-year “no dig” rule goes into effect following completion of
the Regent Street construction.

If a subdivision plat is required to consolidate the existing lots, the subdivider will probably need
to execute a Subdivision Improvement Construction Agreement.

PUBLIC UTILITIES (Jason Draper):

1.

2.
3.

Public Utilities doesn’t have any specific issues with the CBSDR. The project has some unique utility

and drainage requirements.

All plans must be reviewed and approved by public utilities.
All utility improvements must meet SLCPU standards and requirements.
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ATTACHMENT I: MOTIONS

Based on the findings listed in the staff report, it is the Planning Staff's opinion that the project meets
the applicable standards for a Conditional Building and Site Design Review and therefore
recommends the Planning Commission approve the application as proposed.

POTENTIAL MOTIONS
Not Consistent with Staff Recommendation:

OPTION 1 (deny):

Based on the testimony, plans presented and the following findings, | move that the Planning
Commission deny the requested Regent Street Hotel Conditional Building and Site Design
Review PLCPCM2015-00463 to allow extra building height because the proposal does not
comply with the following standards:

1.
2.
3.

OPTION 2 (approved with conditions):

Based on the testimony, plans presented and the following findings, I move that the Planning
Commission approve the requested Regent Street Hotel Conditional Building and Site Design
Review PLCPCM2015-00463 to allow extra building height subject to the following conditions:

1.

2.
3.
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