Staff Report

PLANNING DIVISION
COMMUNITY & ECONOMIC DEVELOPMENT

To: Salt Lake City Planning Commission

From: Everett Joyce 801-535-7930

Date: February 11, 2015

Re: PLNSUB2014-00875 Atmosphere Industrial Assembly Conditional Use

Conditional Use

PROPERTY ADDRESS: 650 S 300 West and 326 W 700 South
PARCEL ID: 15-12-201-009

MASTER PLAN: Gateway Master Plan — Gateway Corridor Sub-district
ZONING DISTRICT: D-2 and CG

REQUEST: The petitioner, Atmosphere Studios LLC, is requesting conditional use approval for an
industrial assembly use within in a portion of a building located at 650 South 300 West and 326
West 700 South. Per Section 21A.33.050 of the Zoning Ordinance industrial assembly land use in
the D-2 Downtown Support District Zone requires conditional use approval. The Planning
Commission has final decision making authority for conditional uses.

RECOMMENDATION/ MOTION: Planning Staff recommends that the Planning Commission approve
the proposed industrial assembly conditional use. The motion to approve is below:

Based on the findings in the staff report, public testimony and discussion by the Planning Commission, | move
that the Planning Commission approve PLNPCM2014-00875 Atmosphere Studios industrial assembly
conditional use subject to complying with all applicable regulations. Due to the potential for detrimental
impacts created by the proposal identified in the report, the Planning Commission applies the following
conditions of approval to the project:
1. Obtain appropriate City approvals to accommodate the proposed loading dock and stairway on the west
elevation (at middle of the parcel) that crosses the existing property line.

2. Provide evidence of crossover access easements or create easements between the three parcels front on
700 South Street.

ATTACHMENTS:

Vicinity Map

Site Plan

Building Floor Plan

Building Elevations
Additional applicant Information
Photographs

Existing Conditions

Analysis of Standards

Public Process and Comments
Dept. Comments

Motions
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PROJECT DESCRIPTION:

The applicant Atmosphere Studios, LLC has acquired an existing 53,000 square foot warehouse that fronts on
300 West Street at 650 South and also fronts on 700 South Street at 326West. The irregular shaped parcel that
contains the warehouse building consists of two zoning classifications, D-2 and CG. The portion of the property
that contains the building is zoned D-2. The portion of the property without a structure on it at the west end of
the property is zoned CG. The principal building is built to the property line except for the southwest corner of
the parcel where the parking areas and loading docks are located.

Atmosphere Studios LLC is a professional services firm, specializing in the creation of branded
environments. Their clients seek large scale exhibits for trade shows, corporate and retail interior build-
outs and travelling sets for events. Atmosphere's focus is on providing design, engineering, account
services, project and production management, along with field services for installing work around the
world. Product examples are provided in Attachment E, Additional Applicant Information on page 8.

The company designs exhibits and has over 80 percent of exhibit materials produced off-site. The finished
materials are delivered to the subject warehouse to assemble for quality assurance prior to disassembly
and packaging for delivery. This part of the business operations is performed in the assembly and staging
area which is approximately 7,500 square feet. This activity is considered an industrial assembly use. The
industrial assembly use is approximately 14% of the structure with the balance being used for warehousing,
offices, workshop and design studio. The area being used for industrial assembly is shown in Attachment C,
Building Floor Plan on page 5.

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 On-street parking. The owner of the adjacent single family residence on 300 West raised a
concern about the proposed use utilizing the existing on street parking. Within the D-2 Zoning District a
change of use is permitted without any modifications to the existing parking and loading dock
requirements. The proposed use may encourage additional parking on 300 West Street however, this is
public parking.

Issue 2 The use of volatile compounds. A question was raised through the open house process
regarding the use of any volatile organic compounds. The applicant has responded that there are no
volatile organic compounds used in the assembly process.

Issue 3 Current building remodel permit. The applicant has an active building permit to remodel a
warehouse building. The permit is to remove a rail car space in the west end of the building and put in three
loading dock bay doors on the south elevation at the west end of the building. These activities affect the storage
and loading areas of the proposed building utilization plan. They do not have an impact on the building’s use
related to the industrial assembly area requested through this conditional use.

DISCUSSION:

The majority of the issues raised through the departmental reviews relate to the general development of the site
and not specifically to the proposed industrial assembly portion of the proposed property use. The required
building permits for the Atmosphere Studio development will address those issues not related to the conditional
use.

NEXT STEPS:

If approved, the applicant will be required to obtain all necessary permits for the project. If denied the applicant
would not have City approval to do what is proposed. If the industrial assembly use is denied the applicant will
then need to either provide industrial assembly off site at an appropriate location or request to modify the
zoning text to allow industrial assembly as an ancillary use within the D-2 Zoning District.
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ATTACHMENT A: VICINITY MAP

PLNPCM2014-00875

Atmosphere Studio Conditional Use
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ATTACHMENT B: SITE PLAN

PRELIMINARY PLANS FOR
ATMOSPHERE STUDIOS
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ATTACHMENT C: BUILDING FLOOR PLAN

Atmosphere Studio—Industrial Assembly Conditional Use
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ATTACHMENT D: ELEVATIONS

300 West 700 South
Salt Lake Cy, Ltah
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ATTACHMENT E: ADDITIONAL APPLICANT
INFORMATION

Design Development
and
Engineering Services

| Zoning Additianal Infonmgtion
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Atmosphere Process Case Study
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Finished Deliverable

Zani1g Additiomal nformaton
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- (lient Property Storage
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ATTACHMENT F: PHOTOGRAPHS

S 300 W, Salt Lake City, Utah

Address is approximate

The adjacent single family residence located to the south on 300 West.
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Property on 300 West — Adjacent properties to the south are a single family residence and a tailor shop.

North end of property on 300 West - Adjacent properties are a vacant lot and a car wash.
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East end of property on 700 South — Adjacent properties are a welding shop to be converted into the Kilby Court
Brewery (center) and a tailor shop (right) that fronts on 300 West.

Center of property on 700 South — The two office buildings are in the CG Zoning District
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West end of property on 700 South - Adjacent property to the west on 700 South is an auto museum.

Auto Museum on 700 South located west of the subject property.
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ATTACHMENT G: EXISTING CONDITIONS

Land Uses in the Area

The subject property consists of a large warehouse building (approximately 53,000 sq. ft.) that fronts on 300
West Street and on 700 South Street. The building which will house the Atmosphere Studios facility is located
within the D-2 Zoning District. The portion of the property that does not contain the existing structure is located
within the CG Zoning District.

There are two other parcels with existing buildings that have been acquired by the applicant. These properties
are 330 W and 336 West 700 South. There are no uses proposed for these buildings at this time. The applicant
anticipates that they will be leased for office use.

The land uses that are near the subject property are listed in the table below.

Adjacent Land Uses

Address Direction from Zoning Land Use on Property

Subject Property | District
354 and 356 W 700 S West CG Automobile restoration and museum
657 S400 W West CG Automobile restoration
643 S 400 W North CG Storage warehouse
644 S300 W North D-2 Vacant land
634 S 300 W North D-2 Car wash
664 S 300 W South D-2 Single family residence
672 S 300 W South D-2 Tailor shop
676 S300W South D-2 Vacant land
316 W700S South D-2 Kilby court microbrewery
330W700S South CG Vacant building
336 W700S South CG Vacant building
258 W 700 S East D-2 Service Garage

Zoning Regulations

The subject property is located within two zoning districts. The existing warehouse building is in the D-2
Downtown Support District and the loading dock and parking area is located in the CG General
Commercial District.

The purpose of the D-2 downtown support commercial district is to provide an area that fosters the
development of a sustainable urban neighborhood that accommodates commercial, office, residential and
other uses that relate to and support the central business district. Development within the D-2 downtown
support commercial district is intended to be less intensive than that of the central business district, with
high lot coverage and buildings placed close to the sidewalk. This district is appropriate in areas where
supported by applicable master plans. Design standards are intended to promote pedestrian oriented
development with a strong emphasis on a safe and attractive streetscape.

The purpose of the CG general commercial district is to provide an environment for a variety of
commercial uses, some of which involve the outdoor display/storage of merchandise or materials. This
district provides economic development opportunities through a mix of land uses, including retail sales
and services, entertainment, office, residential, heavy commercial and low intensities of manufacturing
and warehouse uses. This district is appropriate in locations where supported by applicable master plans
and along major arterials. Safe, convenient and inviting connections that provide access to businesses
from public sidewalks, bike paths and streets are necessary. Access should follow a hierarchy that places
the pedestrian first, bicycle second and automobile third. The standards are intended to create a safe and
aesthetically pleasing commercial environment for all users.
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The proposed use would occupy an existing building and minor exterior modifications are planned as part of
this proposal. When no major exterior modifications or additions are planned, the Zoning Ordinance does not
always require a building to be brought up to current zoning standards. The chart below identifies zoning
standards that relate to this proposal.

D-2 Downtown Support Standards

Requirement Standard Status
Lot Size and No minimum lot area or lot Meets standard
Width width required.

Building Height

65’ Buildings taller than 65 feet
but less than 120 feet may
authorized through conditional
building site design process

One story structure on site. Meets standard

Minimum Yard

None

Existing building meets the standard.

Parking

21A.44.010.C. Change In Use:
When the use of an existing
building or structure in the
downtown D-1, D-2 and D-3
districts is changed to a
different type of use, parking
additional parking or loading
facilities shall not be required.

The subject building is in the D-2 Zoning District
and a change of use does not require additional
parking or loading facilities.

However, the proposed use does provide loading
facilities and additional off-street parking. - Meets
standard

Landscaping

The landscaping required on
an existing developed site shall
be provided as a condition of
building permit issuance for
any addition, expansion or
intensification of a property
that increases the floor area
and/or parking requirement by
fifty percent (50%) or more.

Landscape buffers are not
required in the Downtown
Zoning Districts.

The proposed conditional use does not add to the
existing structure foot print nor does it increase the
parking requirements. Therefore no additional
landscaping is required in the D-2 zoned portion of
the proposed development. Meets standard.
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CG General Commercial Standards

Requirement

Standard

Status

Lot Size and
Width

Ten thousand square feet in area
and sixty foot lot width

The lot exceeds 10,000 square feet and meets the
standard. The lot width of 49.5 feet is
noncomplying to standards.

Building Height

65’ Buildings taller than 65 feet
but less than 120 feet may
authorized through conditional
building site design process

There are no structures on the CG zoned portion of
the subject property.

Front Yard

10 feet

Existing site has no landscaped front yard.

Parking

Parking is based on Table
21A.44.030 Schedule of
Minimum Off Street Parking
Requirements.

The subject building is in the D-2 Zoning District
and a change of use does not require additional
parking or loading facilities. The proposed use does
provide loading facilities and off-street parking. -
Meets standard

Landscaping

The landscaping required on
an existing developed site shall
be provided as a condition of
building permit issuance for
any addition, expansion or
intensification of a property
that increases the floor area
and/or parking requirement by
fifty percent (50%) or more.

Landscape buffers are not
required in the Downtown
Zoning Districts and are not
applicable in the CG District.

The proposed conditional use does not add to the
existing structure foot print nor does it increase the
parking requirements greater than existing on the
site.

The site has proposed additional onsite parking.
With these improvements the applicant will be
required to provide the 10 foot landscaped front
yard on the CG zoned portion of the property that
fronts on 700 South Street at the west of the
development.

Applicable Master Plan Policies
The Gateway District Land Use & Development Master Plan (1998) designates the area, now considered a
part of the Granary District, as commercial use. The proposed industrial assembly use would compliment
and support the Central Business District and the mixed use character of the area.
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ATTACHMENT H: ANALYSIS OF STANDARDS

21A.54.080 Standards for Conditional Use

Approval Standards: A conditional use shall be approved unless the planning commission, or in the
case of administrative conditional uses, the planning director or designee, concludes that the following
standards cannot be met:

1. The use complies with applicable provisions of this title
Analysis: The property is zoned Downtown Support District (D-2) and General Commercial (CG).

Finding: The use is permitted as a conditional use in the D-2 zone and is a permitted use in the CG
zone.

2. The use is compatible, or with conditions of approval can be made compatible, with surrounding
uses;

Analysis: The subject property is surrounded by commercial uses directly to the north, south, and
west. One adjacent property to the south is used as a single family residence. The industrial assembly
area is located within a portion of the existing warehouse that has no windows. The loading and
access to the industrial assembly area is on the west side of the property and is not adjacent to the
single family parcel.

Finding: The proposed industrial assembly is compatible with the surrounding uses.

3. The use is consistent with applicable adopted city planning policies, documents, and master plans;
and

Analysis: The subject property lies within the Gateway District. The Gateway District Land Use and
Development Plan is comprised of the Gateway Specific Plan and the Creating an Urban Neighborhood
Plan. The Gateway District Land Use & Development Master Plan (1998) designates the area as a
commercial area. The D-2 and CG zoning districts are compatible with the master plan designation.
The proposed industrial assembly use as part of the proposed design studio and warehouse would
compliment and support the Central Business District and mixed use character of the area.

Finding: The use is consistent with the adopted master plan and the proposed use is listed as a
conditional use in the zoning district. The proposal complies with this standard.

4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of
reasonable conditions. (Refer to Detrimental Impacts Chart for details)

Analysis: Zoning ordinance section 21A.54.080.B identifies specific items that may determine what
constitutes a detrimental effect. In determining a detrimental effect, the following items should be
complied with:

Finding: The proposal complies with this standard.
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21a.54.080B: Detrimental Effects Determination: In analyzing the anticipated detrimental
effects of a proposed use, the planning commission, or in the case of administrative conditional uses, the
planning director or designee, shall determine compliance with each of the following:

Criteria Finding Rationale

1. This title specifically authorizes the use Complies The industrial assembly use is a conditional

where it is located use in the D-2 zone

2. The use is consistent with applicable policies Complies The use is located in an area zoned and

set forth in adopted citywide, community, and designated by the associated master plan as

small area master plans and future land use “commercial”. See finding in conditional use

maps standard 3 above.

3. The use is well-suited to the character of the Complies The use is compatible with the intensity, size and

site, and adjacent uses as shown by an analysis scale of existing commercial uses in the area. The

of the intensity, size, and scale of the use proposed use and the existing building fits within the

compared to existing uses in the surrounding overall character of the neighborhood.

area

4. The mass, scale, style, design, and Complies The existing building is one story. The surrounding

architectural detailing of the surrounding area contains both commercial and downtown support

structures as they relate to the proposed have zoning and variety of nonresidential buildings and one

been considered single family residence. The one story building is
compatible in design with the range of building types
found in the area in which it is located.

5. Access points and driveways are designed to Complies The proposed use will have vehicle access to an

minimize grading of natural topography, direct existing hard surfaced lot with an established driveway

vehicular traffic onto major streets, and not that has been used for previous development. There

impede traffic flows will be direct access to an arterial street which is
designed to accommodate traffic from commercial
uses. No change in traffic impact is expected as a result
from the proposed use.

6. The internal circulation system is designed to Complies Internal circulation will be designed to accommodate

mitigate adverse impacts on adjacent property safe maneuvering of motor vehicles for the proposed

from motorized, non-motorized, and pedestrian use. Evidence of existing crossover easements or the

traffic provision of easements will be required as part of the
building permit process for the entire development.
A proposed loading dock and stairway on the west
elevation (at middle of parcel) crosses the property line.
The applicant has identified that they will submit and obtain
approval of lot line adjustments to meet code requirements
for the proposed stairway and loading dock identified on
the plan.

7. The site is designed to enable access and Complies The existing site has space available for off-street

circulation for pedestrian and bicycles parking, driveway ingress and egress and direct
pedestrian access from the building to 700 South. The
site has ability to accommaodate the required parking
and bike rack facilities.

8. Access to the site does not unreasonably Complies Transportation DRT review did not indicate any

impact the service level of any abutting or
adjacent street

issues or impacts to the service level of adjacent
streets.
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9. The location and design of off-street parking Complies No additional parking spaces are required for the site.

complies with applicable standards of this code Additional off-street parking being provided will need
to be hard surfaced and striped to comply with
applicable city standards.

10. Utility capacity is sufficient to support the Complies The use has access to all necessary utilities which are in

use at normal service levels place for the development.

11. The use is appropriately screened, buffered, Complies The existing site is an established development. The D-

or separated from adjoining dissimilar uses to 2 zone does not require setbacks, and the exterior walls

mitigate potential use conflicts of the building where the industrial assembly use will
take place do not have any windows; therefore the
walls of the building are sufficient to operate as the
buffer. The portion of the property that is zone CG will
need to have a ten foot front yard setback established as
well as hard surfacing for proposed off-street parking.

12. The use meets City sustainability plans, does Complies The proposed use meets city sustainability plans since

not significantly impact the quality of there are no anticipated negative impacts that

surrounding air and water, encroach into a significantly affect the surrounding environment. The

river or stream, or introduce any hazard or site does not encroach onto a stream or water way.

environmental damage to any adjacent

property, including cigarette smoke

13. The hours of operation and delivery of the Complies The proposed use is similar to other commercial and

use are compatible with surrounding uses industrial uses in the area. It is not anticipated that
deliveries will have an adverse impact.

14. Signs and lighting are compatible with, and Complies There are no signs proposed at this time, but any new

do not negatively impact surrounding uses sign must comply with the regulation in Chapter
21A.46 of the Zoning Ordinance. Building permit
approval will require that any installed lighting is
shielded from glaring onto abutting properties.

15. The proposed use does not undermine Complies There are no historic sites or features on property.

preservation of historic resources and
structures
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ATTACHMENT I: PUBLIC PROCESS AND COMMENTS

The proposal was provided for public review at the Planning Division Open House on January 15, 2015.

A sign was posted on the property on January 30, 2015 indicating that a public hearing is scheduled for
February 11, 2015.

Notice of the Planning Commission hearing was sent to property owners and tenants located within 300
feet of the subject property on January 28, 2015.

Public Comment:

The following concerns from the public in response to the Open House notice were raised and are discussed in
the issues section of this staff report.

e On-street parking for proposed tenant use on the 300 West Street frontage.

e Does the light assembly process include the use of any volatile organic compounds?
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ATTACHMENT J: DEPARTMENT REVIEW COMMENTS

Project: Atmosphers Studios

Preyect Description: 3:00PM, Ranovale warahouse for slorage, office and cormvention exivbil design &
buid. Company designs, builds & assemives exhibis for conveniions.

The Development Rewview Team (DRT) is designed fo provide PRELIMINARY rewview fo assist in the design of the complete site
pian. A compiete review of the site plan will take place upon submittal of the complated site pian fo the Permits Courter.

Dot Task / Inspection Status /Result Action By Commerts
10/21 2014 0| Application Acceptancs Acoephes Rushinson, DesDes
10/21 /2014 0| Enifpireserinng P iew Comments Drumersisid, Randy | At the time of application for Building

Permit, an inventory of the condition of
the existing strest and/ or Sooess-way
improvements will cccar. The condition
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1021 /2014

This structure is a change of use it was a
B and 51 Oocupancy to B, F-1 & 5-1. If
the: building height is 30 foot or grester
thsii the fire department (FD) scoeds
road shall be a minimam 26 ft. cear
'width. If the building is less than 30 feet
then the fire department acoess road to
include gabe acoess i 20 foot chear width
and 13 f 6 inch clear haight. The FD
wocess road shall be designed HS20 with
tuming radius of 45 fit. outside and 20 ft
inside. Since the building is built on

10,21 /2014

Walsh, Barry

sddition to parking requinements, wiseer=

intensification provide parking
cakculations for the existing site as one
table and parking calculations for the
Bew e pér sechion 71844 for the other
table in order bo compans Hhe
intensification and address any proposed
additional parking elements: to be
provided. For shared driveway socess 8
crods ansement is bo be retorded
between both parcels. For fire sccess as
needed & Cross scoRss easerment needs
to be recorded on all affected lots.
Revisions to existing drive approach not
ho exceed 307 &8 & dhared
Removal of existing vehicle actess doors
etc require the removal of the now desd
approach. Mew Security gates to be
sethack for staging a minimum of 17.5
et Development of & parking lob on the
combined lots is supported in Huat i
bring the properties morne into

with
indicate ADA stalls as nesdod. parking
lot next bo public way with stalls parallel
o Hhe sidewalk requires 8 3 door swing
bufffer. Parking lots over 15 stalls
requires landscape buffers ete. All
parking rmanewvering and staging to be
on hard surfacing.
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1021 /2014

D-Z Zone — Renowabe the warehouwse and
office spaces s well as changing a
portion of the existing warshouse space
be aceommod ate building and assembiby
of exhibits for conventions. A sub
sddress for this site is 326 West 700
Sowth. The only use nobed on the D-3
Use Chart that allows any bype of

the use of the building bo show that the
e i con sistent with the
definithon [cutting of phywood and otfwer

in this D-2 zone Application for the
conditional wse may e obtsined from
the Planning Dept web site or from the
PManning Desk in the Building Permits
Office. Will nesd to discuss this change
of use proposal with the building code
‘which are also in the Building
Permits Office. Any work done on any of
Hhe other properties, even when owned
by Hhe sanme entity, will require &
separate building permit application and
rewiew, Please note that signage shown
ot bostlay's proposal will regiine &
separate sign permit application and
risiew against 714,46, Also, plaase nobe
that all unused approaches
‘will meed to be eliminated, that asphalt
has never besn allowed within the park
sirip and 33% of each park sirip surface
i to be coversd with vegetation (ses
21A.48.060.E for exceptions).

10,22 /2014

Rushinson, DesDes

10,22 /2014

Public Utilithes Review

Moore, Hatalie

Mease comphete a CILG form fior
misterisl storage and plumbing. The
CIUG is located on the SLCPU web page.
If thers are interior drains, & sand /oil
separator may be required or the floor
drains may be plugged. Please be awane
of the FEMA 100 year fliood o aind
comtact Justin Stoker for flood
information. If a restaurant will be built,
please install & gresse removal device
for fats) oils gresse pre-treabmest. Ay
new waker servioes cannot connect to
the surrounding 6” waber mains on 700 S
and 300 W. Any 67 water mains will nesd
to be upgraded to an B” if any there are
ity propoded conmections. New sewer
onnections to the existing sewer mains
are allowed. An industrial storm water
discharge permit will be requined.
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ATTACHMENT K: MOTIONS

Commission Options

If the project is approved, the applicant will need to comply with any conditions made as part of the
approval prior to issuance of a building permit. Should the project be approved and it is not appealed, the
applicant will need to apply for permits and a business license.

A proposed conditional use shall be denied if:

1. The proposed use is unlawful; or

2. The reasonably anticipated detrimental effects of the proposed conditional use cannot be substantially
mitigated as proposed in the conditional use application or by the imposition of reasonable conditions to
achieve compliance with applicable standards set forth in this section.

The use is an allowed conditional use in the zoning district in which it is located. It would not be
considered an unlawful use. The potential impacts of the proposed industrial assembly use on the
community will likely be mitigated through conditions of approval when legally feasible.

Potential Motions

The motion recommended by the Planning Division is located on the cover page of this staff report. The
recommendation is based on the above analysis. Conditional uses are administrative items that are
regulated by State Law as well as City Ordinance. State law 10-9a-507 Conditional Uses states that “a
conditional use shall be approved if reasonable conditions are proposed, or can be imposed, to mitigate
the reasonably anticipated detrimental effects of the proposed use in accordance with applicable
standards.” If the reasonably anticipated detrimental effects of a proposed conditional use cannot be
substantially mitigated by the proposal or the imposition of reasonable conditions to achieve compliance
with applicable standards, the conditional use may be denied. If the Planning Commission determines
that this is the case, then the Planning Commission must make findings related specifically to one of the
standards below, identify the reasonably anticipated detrimental effects, and find that the detrimental
effects cannot be reasonably mitigated.

Not Consistent with Staff Recommendation: Based on the testimony, plans presented and the
following findings, | move that the Planning Commission deny the conditional use to allow industrial
assembly use, located at approximately 316 West 700 Sout650 S 300 W; 326-330-336 West 700 South
Street. The proposed conditional use will create detrimental effects, which cannot be reasonably mitigated.
Therefore, the proposed conditional use fails to meet the following standard or standards:

1. The use complies with applicable provisions of this title;

2. The use is compatible, or with conditions of approval can be made compatible, with surrounding uses;
3. Theuse is consistent with applicable adopted city planning policies, documents, and master plans; and

4. The anticipated detrimental effects of a proposed use can be mitigated by the imposition of
reasonable conditions.
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