MEMORANDUM

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Molly Robinson, Planning Manager, 385-226-8656,
molly.robinson@slcgov.com

Date: October 28, 2020

Re: Changes to the Block 67 Hotel at 131 S 300 W
Planned Development and Conditional Building and Site Design Review
PLNPCM2017-00448 & PLNSUB2017-00418

PROPERTY ADDRESS: 131 South 300 West

PARCEL ID: 15-01-207-028

MASTER PLAN: Downtown Master Plan (2016)

ZONING DISTRICT: D-4 (Downtown Secondary Central Business District)

REQUEST: The Block 67 development previously received Planned Development and Conditional
Building and Site Design Review approval from the Planning Commission on November 8, 2017. The
applicant has requested modifications to the approved design for the dual-brand hotel building,
including changes design and massing of the building and material changes. These changes are
required by ordinance to be reviewed by the Planning Commission.

ACTION REQUIRED: Review the proposed changes to the design of the project. If the Planning
Commission denies the changes, the project will be required to comply with the original approval.

RECOMMENDATION: Planning Staff recommends that the Planning Commission approve the
modifications to PLNSUB2017-00418 Planned Development and PLNPCM2017-00448 Conditional
Building and Site Design Review for the Block 67 hotel, to allow changes to the overall design, waive
the previous condition requiring modification to the northeast corner of the building, and allow the
changes to the 300 West street engagement with the following condition:

1. That the applicant include at least four additional trees along the north and east facades
along the mid-block street to provide sufficient shade.

ATTACHMENTS:

Applicant Submittal Information

Updated Plans

Original Planning Commission Staff Report, November 8, 2017
Minutes from November 7, 2017
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SALT LAKE CITY CORPORATION
451 SOUTH STATE STREET, ROOM 406 WWW.SLCGOV.COM
PO BOX 145480 SALT LAKE CITY, UT 84114-5480 TEL 801-535-7757 FAX 801-535-6174
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BACKGROUND: The Block 67
development was approved as the first
phase of a larger mixed-use project to be
built on the block bounded by 100 South,
200 West, 200 South, and 300 West. The
first phase includes a 230-unit mixed-use
apartment building on the corner of 100
South and 300 West and a dual-brand
270-key hotel to the south. A new mid-
block street extends through the block,
running between the apartment building
and the hotel before turning south and ¢
connecting to 200 South. The applicant
envisions the project as an entertainment
district that links the activities of the
Arena and the Gateway to the Central
Business District.
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The original Planning Commission |
approval granted the following:

¢ Design Review for building heights exceeding the 75’ threshold and modification of the front
yard setback;

¢ Planned Development for multiple buildings on a single property and 5’ additional feet in
height;

¢ Conditional Use for a commercial parking structure at 131 S 300 W.
Zoning Map Amendment (rezone) from D-4 Downtown Secondary Business District to D-1
Central Business District for a portion of the site (location of the Royal Wood Plaza/U.S. Post
Office). (Ultimately, the City Council approved an expansion of the convention center height
overlay to allow building height up to 375 feet for this corner.)

The dual-brand hotel received
approval for 120 feet of building
height through the Conditional
Building and Site Design Review
process —the maximum height
allowed in the D-4 Downtown
Secondary Business District and
an additional 5 feet of building
height through the Planned
Development process for a total of
125 feet. The 11-story hotel
includes a rooftop restaurant. The
hotel received approval for
modification to the front yard
setback standard: at ground level
along 300 West, the building will
be setback from the front property

line approximately 37 feet. Upper  original Design (hotel on right)
stories will be built within 1 foot of
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the property line extending over the hotel front entrance/port cochere area. Along the midblock street,
the hotel opens to sidewalk level dining and seating. The original proposal met zoning design standards
for ground floor glass.

The Planning Commission applied the following conditions to “Block B” —the hotel:
1. Final approval of 100 S supergraphics and additional site elements that reference the site’s

history and culture such as public art, lighting, and street furniture shall be delegated to
Planning staff to ensure compliance with Planned Development and base zoning district

regulations.

2. Final approval of the landscaping and public way improvements be delegated to the Planning
Director.

3. The sign package be tabled for the time being and be considered at a later date by the Planning
Commission.

4. Final approval of green roof spaces shall be delegated to Planning staff to ensure consistency
with design review for height standards on the Block A Residential building. — Applies to
Block A only

5. Final approval of the Block A Residential building 100 S streetscape shall be delegated to
Planning staff to ensure plans and tenant improvements are consistent with transparency
standards. — Applies to Block A only

6. Modifications of the northeast corner of the hotel to angle or step-back the building at or
around the third story, creating a possible balcony overlook of the street below while relating
the street enclosure to human scale at that point.

7. Final approval of the mid-block street design shall be delegated to Transportation and Planning
staff to ensure development complies with city policies for the downtown mid-block pedestrian
network.

APPLICANT’S REQUESTED MODIFICATIONS:

The applicant has requested modifications to the approved design which are required by ordinance to
be reviewed by the Planning Commission. The proposed modifications to the approved design are
found in the drawings located in Attachment B and are outlined in their submitted narrative found in
Attachment A. Specifically, the following design changes have been proposed by the applicant:

Quick Facts

Height: 125 FT to roof deck (11 stories)
Ground Floor Uses (300 West): The Grid Hotel
lobby and hotel driveway and dropoff

Ground Floor Uses (Midblock Walkway):
Café/retail/restaurant, Element Hotel Ilobby,
outdoor dining

Upper Floor Uses: hotel and rooftop
restaurant/bar

Exterior Materials: Glass, dark charcoal brick
(base), white brick (upper floors), dark metal
panels, and wood accents.

Parking: shared underground stalls

Review Process & Standards: Conditional
Building and Site Design Review (project
previously reviewed under old ordinance),
Planned Development, D-4 zoning standards,
and general zoning standards.
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Building Materials & Overall Design
The overall design of the building is significantly different than what was approved by the Planning
Commission. Solid-to-void ratios are noticeably different in the revised proposal.

Approved by the Planning Comumission: Building materials have changed from stone
cladding, extensive glazing system, and a highlight of backlit marble panels. Upper levels are
expressed as two volumes to identify the two separate hotel brands that will occupy the space.
One is predominantly a brick panel finish with punched openings and larger glazing system
areas, as well as LED embedded metal panel and architectural metal panel highlights. The
second volume is a balanced combination of LED embedded brick panels and glazing system,
with a large glazing beacon on the 11th floor.

Revised Proposal: The proposed design maintains brick as the primary building material
and the form reflects the warehouse district aesthetic of this part of downtown. The building
base is defined using a dark charcoal brick while the upper floors are clad in a white brick. The
brick and glass palette are complemented by dark metal panel and wood accents. The
applicant suggests that “the metal panel references the district’s industrial use, the use of
natural wood at the building base and soffits are introduced to provide warmth to the material
palette.”

Staff Analysis & Recommendation: The proposed design in general is a marked
improvement over the earlier proposal. It represents an elegant and modern interpretation of
the warehouse aesthetic in scale, materiality, solid-to-void ratios, and overall design. For this,
staff recommends approval of the overall design.

Building Form

Approved by the Planning Comumission: The Planning Commission conditioned their
approval on modifications to the northeast corner of the hotel, requiring the applicant to angle
or step-back the building at or around the third story. The purpose of this condition was
intended to create a possible balcony overlook of the mid-block street below while ensuring a
human-scaled street enclosure at the pinchpoint where the midblock street turns south.

Revised Proposal: The proposal does not alter the northeast corner of the building expressly
as conditioned by the Planning Commission. At the northwest corner, where the new mid-
block street intersects 300 West, the brick volume with double story glazing is interrupted by
a large glass volume bordered with dark metal panel. The corner at the ground level is an open
arcade, allowing pedestrian travel to traverse at an angle. This provides a wider sidewalk and a
higher level of transparency than in the previous design. The applicant also proposes a
maximum height of three stories for the retail building across the mid-block street to alleviate
building height and human scale issues. This retail building has not yet been submitted for
Planning Commission review or building permit review.

Staff Analysis & Recommendation: The northeast corner is substantially modified in the
revised proposal. The upper stories (levels 3-10) no longer extend beyond the lower level base.
This creates a more regular definition of the angle or pinchpoint at the turn of the midblock
street. Additionally, by opening the corner at the ground level for pedestrian access, a desire
line —preferred pedestrian route of travel—is achieved. Combined with a lower-height retail
building in the later phase across the mid-block street, the revised proposal meets the
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standards of review. Staff recommends striking or waiving the previous condition requiring
modification to the northeast corner of the building.

300 West Street Engagement

Ordinance Requirements: The Design Standards (21A.37.060.D) specifies the following;:
40% minimum “between three feet (3') and eight feet (8') above grade” and that “unhampered
and unobstructed visibility into the building for a depth of at least five feet (5')”be maintained.

Approved by the Planning Commission: The Planning Commission approved 55%
ground floor glass along the 300 West facade at the ground level. Diagrams previously
submitted to the Planning Commission indicated fair street engagement along 300 West.
Although vehicular access along the front of the building interrupts sightlines and experience,
there is a feeling of transparency and engagement with the sidewalk.

Revised Proposal: The revised proposal includes 42.9% ground floor glass along the 300
West facade. Further, the proposed design provides greater detail on the grade change from
the face of the building at ground level to the public sidewalk. At the southern end, a 3’-10 /2”
grade change from the face of the building to the public sidewalk impacts the ability for
pedestrians on the public sidewalk to see into the hotel. A planter wall along the property line
further obscures sightlines. Combined with the reduction in ground floor glass, this aspect of
the revised proposal just barely meets the minimum standards.

Staff Analysis & Recommendation: While there is a reduction in overall street
engagement on 300 West, this is partly attributed to the change in grade. At the time of
Planning Commission review in 2017, the final grade was not fully understood. The reduction
in street engagement can also be attributed to a reduction in ground floor glass. This is
somewhat the result of interior space planning, which includes reconfiguration of the Grid
Hotel lobby to accommodate an elevator core separate from the elevator core for the Element
Hotel. However, the proposal meets the minimum ground floor glass requirement. Staff
recommends approval of the change to the 300 West street engagement.

Mid-Block Street

Ordinance Requirements: Conditional Building and Site Design Review standard K.2.(3)
requires “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.” The midblock walkway must meet the
objectives as described in the Downtown Community Plan (p. 98) and the Mid-block Walkways
and Mid-block Streets regulations stipulated in the requirements of the D-4 zoning district
(21A.30.045). This includes modifying building massing to minimize shadow impacts on the
walkway/street, maintaining sightlines/views, plantings that contribute to physical comfort,
and public art among other stipulations. This relates to a condition of approval by the Planning
Commission: 6. Modifications of the northeast corner of the hotel to angle or step-back the
building at or around the third story, creating a possible balcony overlook of the street below
while relating the street enclosure to human scale at that point.
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Approved by the Planning Commission: “Final approval of the mid-block street design
shall be delegated to Transportation and Planning staff to ensure development complies with
city policies for the downtown mid-block pedestrian network.”

Revised Proposal: Most of the mid-block street appears to be out of the scope of this
proposal except for sidewalk and outdoor dining conditions along north and east sides of the
building. Trees number two in total. The Planning Commission staff report directed planting
of additional trees for urban heat island mitigation, pedestrian comfort and safety, visual
interest, and transition from building mass to ground plane.

Staff Analysis & Recommendation: The mid-block street proposal falls short in terms of
pedestrian comfort and landscape approaches to soften the semi-public space between
buildings. Additional trees and other plantings would provide shade, mitigate urban heat island
impacts, muffle noise otherwise amplified by the buildings and hardscape, and provide
movement and changes to light and shadow. The mid-block street would also benefit from
greater definition between the traditional “sidewalk” area and the vehicular way. Trees create
a screen or edge to the pedestrian zone, which is perceived as a space safe from vehicular traffic.
The Conditional Building and Site Design Review Standards of Review (21A. 59.060.K.2.a.(3))
require “trees in proportion to the space at a minimum of one tree per eight hundred (800)
square feet.” The sidewalk area to the north and east of the hotel is approximately 6,700 square
feet; this equates to approximately eight trees. The plans currently show four trees. Staff
recommends the Planning Commission require at least eight total trees along the north and
east facades of the building as part of the mid-block street.

Other Design Components Not Considered in this Review

There are a few components of the design that were either tabled for later review by the
Planning Commission or delegated to staff. These include:

Lighting — delegated to staff

Signage — to be considered by the Planning Commission at a later date
Landscape and Streetscape — delegated to staff

Public Art — to be considered by the Planning Commission at a later date.

SUMMARY OF STAFF RECOMMENDATIONS:
Staff recommends the following (see separate motion sheet for motion language and options):

1.
2.

@

Approve the overall design.

Strike or waive the previous condition requiring modification to the northeast corner of the
building.

Approve the change to the 300 West street engagement.

Require four additional trees along the north and east facades of the building as part of the
mid-block street.
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DISCUSSION:

The proposed modifications to the Planned Development and Conditional Building and Site Design
Review must be in substantial conformity to the original request or should be reviewed as a separate
application. In this case staff asserts that the revised overall design is in substantial conformity with
the original approval. In addition, the modification of the northeast corner of the building —opening
pedestrian access at the ground level and change to the upper story massing to eliminate the
cantilever—defines the corner appropriately. By limiting the height of the retail building across the
mid-block street (to be constructed in a later phase) further satisfies concerns about the human scale
at this turn in the mid-block street. The 300 West street engagement, while more limited in ground
floor glass and diminished visibility from the public sidewalk, substantially meets the intent of the
ordinance as it will be an active frontage. The applicant indicated that the mid-block street is
primarily part of the Block A (mixed-use apartment building) building permit application. However,
the sidewalk area adjacent to the hotel is within the hotel’s building permit application. It is within
the Planning Commission’s authority to require additional trees along the mid-block street adjacent
to the hotel, as it is a standard of the Conditional Building and Site Design Review. Staff believes that
the proposed modifications are in substantial conformity with the original proposal and will allow for
the construction of a better development than was originally approved.

NEXT STEPS:

Modification of a Planned Development and Conditional Building and Site Design
Review Approval

If the modification is approved, the applicant may proceed with the project after meeting all
standards and conditions required by all City Departments and the Planning Commission to
obtain all necessary building permits.

Modification of a Planned Development and Conditional Building and Site Design
Review Denial

If the major modification is denied, the applicant will be required to develop the property as was
originally approved by the Planning Commission.
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Attachment A: Applicant Submittal Information
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BUILDING FORMS, MATERIALS, DESIGN

Following the master plan approval by the Planning Commission and selection of the hotel brand, the
approved concept design required significant planning changes to meet the design standards of the
selected hotel brand. While the concept design contemplated a single elevator core for both hotel
brands, the brand standards required clear separation and dedicated hotel entrances, lobbies, and
vertical circulation for each brand. A secondary elevator core affected the hotel planning which
combined with guestroom brand standards and significant grade changes along 300 West and 200 South
resulted in changes and refinement of the building form and massing. While deviating from the
approved design, the refined design complies with the planned development and CBSDR design
standards. Furthermore, the new design embraces and enhances the approved architectural vision by
celebrating the history of the Gateway district and its vernacular architecture while expressing its
transformation through contemporary form and articulation.

The hotel design is rooted in a contemporary interpretation of the traditional warehouse typology that
references its history as a warehouse district. The design maintains brick as the fundamental building
material taking cues from the vernacular Gateway architecture but proposes more contemporary brick
color and format reflective of our time and the Gateway transformation. The building base is articulated
and distinguished with a dark charcoal brick while the upper floors are clad in a white brick. The brick
and glass palette are complemented by dark metal panel and wood accents. While the metal panel
references the district’s industrial use, the use of natural wood at the building base and soffits are
introduced to provide warmth to the material palette.

The refined building massing is articulated with large punched openings that span two stories to capture
the essence of the warehouse typology. In addition to reducing the perceived scale of the building, the
large windows provide expansive floor to ceiling glass in the guestrooms. Window muntins, another
aspect of warehouse typology, are utilized to further break down the window size to the human scale.
To bring visual interest and variation to the large white brick volume, select window openings are
combined to effectively create four-story openings in a more randomized and playful fashion, creating a
tartan weave of solid void composition. At the northwest corner, where the new mid-block street
intersects 300 West, the brick volume with double story glazing is interrupted by a large glass volume
bordered with dark metal panel. The contemporary glass expression celebrates the transformation of
the Gateway district while creating a dramatic entrance to The West Quarter from 300 West.

The addition and separation of the elevator and stair cores combined with the structural and brand
guestroom standards required the northeast corner of the hotel to preserve its original height to
maintain the required number of guestrooms and project’s feasibility. In order to address the approved
planning commission condition that required modification to the northeast corner of the hotel, the
project has angled the street fagade on the ground level to provide a wider sidewalk with active uses
and a high level of transparency. Additionally, the project proposes to reduce the approved corner retail
building height across the street from ten stories to three stories. The retail building will create
additional opportunities to engage and activate the mid-block street at this location through outdoor
seating and rooftop terrace while alleviating height concerns in accordance with the conditional
approval.



300 WEST STREET ENGAGEMENT

The West Quarter project challenges the typical 10-acre Salt Lake City block by proposing a development
centered around a new through mid-block street, resting on a below grade parking garage. The mid-
block street will break down the large block scale and provide a pedestrian connection between the
Downtown on 200 South and Gateway District on 300 West. The mid-block street will be lined with
retail on both sides creating an active urban environment that is focused more on pedestrian activity
while reducing vehicular traffic.

Due to the large size of our city blocks, the existing grade of our streets and sidewalks changes
deceivingly across the block frontage as well as from one block to another. The existing grade along 300
West block changes by approximately 10°-0”, approximately half of which takes place across the project
frontage. Similarly, the grade continues to change along 200 South block frontage and 200 West creating
three different elevations that the mid-street and the service alley will connect and reconcile. From that
perspective the project needed to prioritize the grade elevations and their transition to maximize
accessibility and street activation without making modifications to the existing streets.

300 West is a State road operated by the Utah Department of Transportation (UDOT) and is subject to
UDOT regulations. The existing street elevation along 300 West (between the new mid-block street and
entrance to the hotel port cochere) varies between 4272.96 at the south end and 4276.30 at the north
end. The hotel ground level elevation has been set at 4278 to maximize accessibility and engagement
with the new mid-block street. The grade changes and complex relationship between the existing and
new mid-block street required the design of the 300 West frontage to be reevaluated subsequently to
the Planning Commission approval.

The current design mitigates the elevation difference between the hotel ground level, porte cochere and
the existing sidewalk on 300 West gradually through a series of landscape planters while maintaining
transparency and street engagement. The planters act as retaining walls on both sides of the hotel
porte cochere while creating a separation between the pedestrian and vehicular traffic. While acting as
retaining walls, the planters have been designed as a cohesive element that creates a building plinth and
protects the building columns from the vehicular traffic. The planters are softened along the sidewalk
with the landscape buffer composed of low shrubs. In addition to enhancing the public sidewalk along
300 West, the project provides a secondary, accessible connection at the south end of the property
which allows pedestrians to get from the sidewalk to the hotel and restaurant entrance safely without
crossing the hotel drop off.

The street activation and engagement are maintained in the current design with active ground level uses
and a high level of transparency. At the north end, the grade elevation difference has been minimized
to maintain an accessible pedestrian entrance to the mid-block street and the hotel restaurant. The
corner restaurant entrance and outdoor seating will provide an active urban environment to pull the
pedestrians into the mid-block street. At the south end, designated for the vehicular hotel access, the
required ground level glazing will extend vertically over the second level revealing the monumental
lobby stair to the street. Additionally, the two-story glass will turn the corner onto the south facade
creating additional activation and visual connection to the sidewalk. At night, the porte cochere and
hotel entrance will be well lit to enhance pedestrian safety and visual interest as demonstrated on the
provided renderings. The selection and location of landscape elements and hotel signage have been
coordinated to maintain high level of visual transparency while creating a pleasant street environment.



CBSDR STANDARD RELATED TO ADDITIONAL HEIGHT

The current design maintains a rooftop bar along 300 West that will contribute to street and skyline
activation in accordance with the city design standards and approved design. The refined building
massing creates a distinct rooftop element articulated with recessed glazing, expressed columns and a
continuous architectural roofline. The roofline terminates at the northwest corner of the building with a
long and dramatic cantilever that, along with the glass volume below, announces the entrance to the
development. The distinct roofline will be illuminated with continuous, linear fixtures to maintain its
presence and distinct expression on the night skyline while the wood clad soffit will diffuse the lighting
and create a floating effect.

In addition to the rooftop bar, that will activate the northwest corner and create a strong connection
with the Vivint Smart Home Arena, the current design will provide street and skyline activation at the
opposite southeast corner of the hotel. An outdoor pool deck, with views of the downtown skyline and
mountains, will create additional active uses along the future extension of the mid-block street. In
addition to enhancing and connecting the second project phase, the pool deck will be visible and create
a strong connection with 200 South.



Attachment B: Updated Plans
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PLANT SCHEDULE BLOCK B

TREES CODE BOTANICAL NAME

@ TH TILIA AMERICANA X EUCHLORA "REDMOND®
@ ZM ZELKOVA SERRATA "MUSASHINO®

LOW WATER PERENNIALS CODE BOTANICAL NAME

© Cc COREOPSIS AURICULATA "NANA®

ORNAMENTAL GRASSES CODE BOTANICAL NAME

CA CALAMAGROSTIS X ACUTIFLORA "KARL FOERSTER’
@ HS HELICTOTRICHON SEMPERVIRENS
PA PENNISETUM ALOPECUROIDES
@ PL PENNISETUM ALOPECUROIDES "LITTLE BUNNY"
SHRUBS/PERENNIALS CODE BOTANICAL NAME
CD CARYOPTERIS X CLANDONENSIS 'DARK KNIGHT"
@ GL GAURA LINDHEIMERI
@ HO HEMEROCALLIS X "STELLA DE ORO®
@ PB PENSTEMON BARBATUS
PM PINUS MUGO "PUMILIO
@ SM SALVIA X SYLVESTRIS "MAY NIGHT"
SB SPIRAEA X BUMALDA "ANTHONY WATERER’
SUCCULENTS CODE BOTANICAL NAME
@ DO DELOSPERMA COOPERI

- PROPERTY LINE

I | | . LIMIT OF WORK

LANDSCAPE PLANTING NOTES

1. VERIFY LOCATIONS OF PERTINENT SITE IMPROVEMENTS.
IF ANY PART OF THE PLAN CANNOT BE FOLLOWED DUE
TO SITE CONDITION, CONTACT OWNER REPRESENTATIVE
FOR INSTRUCTIONS PRIOR TO COMMENCING WORK.

2. EXACT LOCATIONS OF PLANT MATERIAL TO BE
APPROVED BY THE LANDSCAPE ARCHITECT IN THE FIELD
PRIOR TO INSTALLATION. OWNER REPRESENTATIVE
RESERVES THE RIGHT TO ADJUST PLANTS TO EXACT
LOCATIONS IN FIELD.

3. VERIFY PLANT COUNTS: QUANTITIES ARE PROVIDED AS
OWNER INFORMATION ONLY. IF QUANTITIES ON PLANT
LIST DIFFER FROM GRAPHIC INDICATIONS, THEN
GRAPHICS SHALL PREVAIL. NOTIFY OWNER
REPRESENTATIVE OF ANY DISCREPANCIES FOUND.

4. PERFORM EXCAVATION IN THE VICINITY OF
UNDERGROUND UTILITIES WITH CARE AND IF
NECESSARY, BY HAND. THE CONTRACTOR BEARS FULL
RESPONSIBILITY FOR THIS WORK AND DISRUPTION OR
DAMAGE TO UTILITIES SHALL BE REPAIRED IMMEDIATELY
AT NO EXPENSE TO THE OWNER.

5. PROVIDE MATCHING FORMS AND SIZES FOR PLANT
MATERIALS WITHIN EACH SPECIES AND SIZE AS
DESIGNATED ON THE DRAWINGS.

6. ALIGN AND EQUALLY SPACE, IN ALL DIRECTIONS, ALL
PLANT MATERIAL AS DESIGNATED PER THE DRAWINGS.

7. ARCHITECT/OWNER REPRESENTATIVE WILL REVIEW
PLANT MATERIALS BY PHOTOGRAPHS FURNISHED BY
CONTRACTOR PRIOR TO DIGGING OR SHIPPING OF
PLANT MATERIAL.

8. ALL PLANTED AREAS TO RECEIVE 3" OF BARK MULCH
PER SPECIFICATION INCLUDING PLANTERS ON THE ROOF
GARDENS.

COMMON NAME

REDMOND LINDEN

SAWLEAF ZELKOVA

COMMON NAME

MAYSVILLE DAISY

COMMON NAME

KARL FORESTER FEATHER REED GRASS

BLUE OAT GRASS

FOUNTAIN GRASS

LITTLE BUNNY FOUNTAIN GRASS

COMMON NAME

BLUE MIST SHRUB

PINK GAURA

STELLA DE ORO DAYLILY

SCARLET BUGLER PENSTEMON

DWARF MUGO PINE

SAGE

ANTHONY WATERER SPIRAEA

COMMON NAME

PINK HARDY ICE PLANT

SIZE

MATURE SIZE (HXW)

2" CAL

2" CAL

SIZE

20" X 30

40" X 15°

MATURE SIZE (HXW)

1 GAL

SIZE

MATURE SIZE (HXW)
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SIZE
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MATURE SIZE (HXW)
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1 GAL

5 GAL

1 GAL

SIZE

25 X25

MATURE SIZE (HXW)

1 GAL

LANDSCAPE SOIL REQUIREMENTS:

1.

RAISED PLANTER TOPSOIL: CONTRACTOR TO PROVIDE
LIGHT WEIGHT SOIL MEETING SPECIFICATIONS AS
INDICATED IN SPECIFICATION TOPSOIL 32 9115.
CONTRACTOR TO CONDUCT TOPSOIL TEST PRIOR TO
PROCUREMENT AND INSTALLATION. CONTRACTOR TO
PROVIDE SOIL AMENDMENTS AS RECOMMENDED BY SOIL

TESTING AGENCY.

TOPSOIL OUTSIDE OF RAISED PLANTERS: CONTRACTOR
TO PROVIDE SOIL MEETING SPECIFICATIONS PER 32 9200

STRUCTURAL SOIL: CONTRACTOR TO PROVIDE

SPECIALIZED STRUCTURAL SOIL MEETING
SPECIFICATIONS PER 32 9113.23
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Staff Report

PLANNING DIVISION
COMMUNITY & ECONOMIC DEVELOPMENT

* 3\
T

To: Salt Lake City Planning Commission

From: Molly Robinson, 801-535-7261
Doug Dansie, 801-535-6182

Date: November 2, 2017

Re: Block 67
Planned Development (PLNPCM2017-00419)
Zoning Map Amendment (PLNPCM2017-00420)
Design Review (PLNPCM2017-00448)
Conditional Use for Commercial Parking (PLNSUB2017-00418)

PROPERTY ADDRESS: Major portions of Block 67 bounded by 100 /200 South and 200/300
West

PARCEL ID: 15-01-207-001, 002, 026.

MASTER PLAN: Downtown Master Plan (2016)

ZONING DISTRICT: D-4 (Downtown Secondary Central Business District)

REQUEST: The applicant is requesting approval for a new office, apartment and hotel
complex. The Planning Commission has final decision making authority for Conditional
Building and Site Design Review, the Conditional Use and the Planned Development.
The City Council has the final decision making authority for the Zoning Amendment.

RECOMMENDATION: Based on the information in this staff report, Planning Staff recommends
that the Planning Commission approve the Planned Development, Conditional Use for a
Commercial Parking Lot and Conditional Building and Site Design Review as proposed in the
drawings (Attachment B) with the following conditions:

1. Final approval of green roof spaces shall be delegated to Planning staff to ensure
consistency with design review for height standards on the Block A Residential
building.

2. Continuation of the vertical brick detailing of the upper levels of the Block B Hotel
300 W facade to help reinforce the vertical element and reduce the visual width of
the building for pedestrians traveling along 300 W.

3. Final approval of the Block A Residential building 100 S streetscape shall be
delegated to Planning staff to ensure plans and tenant improvements are
consistent with transparency standards.

4. Modifications of the northeast corner of the hotel to angle or step-back the
building at or around the third story, creating a possible balcony overlook of the
street below while relating the street enclosure to human scale at that point.

SALT LAKE CITY CORPORATION
451 SOUTH STATE STREET, ROOM 406 WWW.SLCGOV.COM
PO BOX 145480 SALT LAKE CITY, UT 84114-5480 TEL 801-5357757 FAX 801-535-6174



5. Final approval of the mid-block street design shall be delegated to Transportation
and Planning staff to ensure development complies with city policies for the
downtown mid-block pedestrian network.

6. Final approval of 100 S supergraphics and additional site elements that reference
the site’s history and culture such as public art, lighting, and street furniture shall
be delegated to Planning staff to ensure compliance with Planned Development
and base zoning district regulations.

7. Final approval of the landscaping and public way improvements be delegated to
the Planning Director.

8. The Sign package be tabled for the time being and be considered at a later date by
the Planning Commission.

9. Extension of the D-4 height overlay, allowing up to 375 with design review for the
southeast corner of the block as shown in the application.

And that the Planning Commission forward a positive recommendation to the City Council
regarding the change of zoning text/map to expand the D-4 height overlay to include the
northwest corner of 200 West and 200 South.

ATTACHMENTS:

Vicinity Map

Site Plan and Elevations

Signage plan

Photographs of the Site
Additional Applicant Information
Existing Conditions

Analysis of Standards

. Public Process and Comments
Dept. Comments

~TIOGTMMOOmP

PROJECT DESCRIPTION:

The Richie Group (“Applicant”) is seeking to develop 6.45 acres in downtown for a mixed-use project
that includes apartments in multiple buildings, two hotels, and an office tower (Attachment A;
Vicinity Map). The first phase includes a 230-unit apartment building in 10 stories, a 271-key hotel in
11 stories with rooftop restaurant, and a 424-stall below-grade commercial parking structure. Future
phases include a second hotel with 401 keys, 473-unit residential tower, 166-unit residential building,
and a 416,000-square foot (leasable) office tower. The site is located southeast of the Vivint
SmartHome Arena and southwest of the Salt Palace on the block bounded by 100 S, 200 W, 200 S,
and 300 W, known as Block 67. The northwest portion of the site is a surface parking lot and the
southeast portion is occupied by the Royal Wood Plaza (US Post Office) today. The applicant envisions
the project as an entertainment district that links the activities of the Arena and the Gateway to the
Central Business District. A new mid-block street is proposed from 300 W between the two phase 1
buildings to 200 S and is the organizing framework of the site design.

The applicant is requesting multiple approvals from the Planning Commission:
« Design Review for building heights exceeding the 75’ threshold and other design standard
modifications;
« Planned Development for multiple buildings on a single property and 5’ additional feet in
height;
» Conditional Use for a commercial parking structure at 131 S 300 W.
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» Zoning Map Amendment (rezone) from D-4 Downtown Secondary Business District to D-
1 Central Business District for a portion of the site (location of the Royal Wood Plaza/U.S.
Post Office).

Site Map

Design Review (PLNPCM2017-00448)

Phase 1 includes approximately 610,000 GSF on 2.29 acres. The two buildings planned for this phase
are the 230-unit residential building and the 271-key hotel. Both are seeking additional height and
setback modifications through the Conditional Building and Site Design Review process. The
architecture at the street level consists of durable and sustainable materials such as exposed steel
structure, stone or brick and glass.

The residential building is 254,241 gross square feet, including 12,943 square feet of ground floor
retail (restaurant) space. At the ground level, the building is setback from 300 West approximately
20 feet at the nearest point; upper stories extend over the setback to the property line creating an
arcade condition along 300 West. A plaza and large outdoor dining area are located along the south
side of the building along a new mid-block street and angled towards 300 West. A roof deck space
above the first floor retail and outdoor dining, at the second level, holds amenities accessible for
residents of the apartment tower. The building rises 123.5 feet from grade (10 stories) and includes
two more rooftop amenity spaces, including a pool.

The hotel building is 176,254 gross square feet, including 5,998 square feet of retail. At ground level
along 300 West, the building is setback from the front property line approximately 37 feet; upper
stories extend over the setback to the property line for 57% of the frontage for the hotel front
entrance/port cochere area. A plaza area to the north of the hotel is open for sidewalk level dining and
seating. The building rises 125 feet from grade (11 stories) and includes a rooftop restaurant.

Section 21A.30.045:C.2.a.indicates that no minimum yards are required, however, no yard shall
exceed five feet (5') except as authorized through the conditional building and site design review
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process. While much of the buildings meet the setback at the upper levels, there are portions that
are farther than 5 feet and there is an open plaza space. The petitioner is requesting an increase
in yard size as follows:

BLOCK 67 Setbacks

Setback max min avg
100 South Building A ground floor 10' 5' 7'
upper floors 6" 6" 6"
300 West Building A ground floor 30 20' 25
upper floors 12" 12" 12"
300 West Building B ground floor 37 6" 18’
upper floors 6" 6" 6"

It should be noted that 300 West also has an unusually narrow sidewalk for a downtown street. The
buildings have been laid out to both meet the City’s desire for an “urban” response as well as providing
pedestrian space for the large crowds generated by the arena. The portion of the site that are setback
more than 5 feet generally have active uses, such as outdoor dining, or valet parking in spaces that
would be considered an ‘arcade’ beneath upper portions of the building.

Planned Development (PLNPCM2017-00419)

Both buildings exceed the building height allowed by-right in the D-4 (75") and the height possible
through design review (120’). The Planned Development process enables the Planning Commission
to approve up to five feet (5°) of additional building height.

More than one principle building on a lot may be approved by the Planning Commission, according
to 21A.36.010 General Provisions. The applicant is requesting a planned development for two
buildings on a single lot in phase 1: Block A Residential and Block B Hotel. The multiple buildings also
require a planned development because they will be sharing access via the private street. Later phases
of the project will require a separate planned development application and/or other design review,
subdivision, or other applications. The applicant will also need to submit a lot consolidation, lot line
adjustment, and/or a subdivision application to resolve issues related to lot lines; this is an
administrative issue and does not impact the applications discussed herein.
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Master site plan showing Block A and Block B as separate sites though they are proposed for the same
parcel.

Conditional Use for a Commercial Parking Structure (PLNSUB2017-00418)

The two buildings share a 2-level underground parking garage. A total of 424 stalls are proposed with
the following breakdown:

« Residential: 115 (0.5 stalls/unit)
« Non-residential (193,827 leasable sf): 169
« Commercial parking: 140

In the D-4 zoning district, the minimum number of off-street parking stalls required is equal to the
maximum for residential uses. Non-residential uses require no spaces up to 25,000 sf and 1 space per
1,000 sf thereafter.

The petitioner is asking for additional parking to fulfill a need for shared parking with the Arena for
events, which is currently extremely underserved and has little or no parking on site.

Zoning Map Amendment (PLNPCM2017-00420)

Later phases of the project include an office tower and residential tower on the southeast portion of
the block (Royal Wood Plaza site). To achieve the building heights the applicant desires, either a
change from D-4 to D-1 zoning or an extension of the D-4 height overlay would be needed and is
requested by the applicant. See Issue 7 below for more detailed information.

KEY ISSUES:

The key issues listed below have been identified through the analysis of the project, neighbor and
community input and department review comments.
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Orientation and layout — resolved

Building height and massing — resolved with conditions

Transparency and detailing — resolved with conditions

New mid-block — resolved

Facade interest on 100 South/interface with Japanese Church and Buddhist Temple —
resolved with conditions

Signage on the new private street — unresolved

Commercial parking — resolved

Building height and rezone — resolved with modification

a0

© N

Issue 1: Orientation and layout — resolved

The overall site layout moderately balances orientation to the main streets (100 S, 300 W, 200 S)
given the constraints and goals of the project. The mid-block street is the primary organizing
element of the site plan, making connections from 300 W to 200 S and drawing visitors through
the site.

The Planning Commission previously expressed concern about the connection between the
project and the remnants of Japantown along 100 S. This was in response to concerns raised by
the Japanese-American community and Preservation Utah that the project did very little to
recognize through its form, design, or site elements Salt Lake City’s Japantown and its local
significance (see Attachment H). The Planning Commission requested that the applicant study
the opportunity to include a north-south mid-block walkway that connected the new mid-block
street to 100 A. The applicant explored this connection and concluded that topography changes
would result in a stepped walkway that they found unsatisfactory. Instead, the applicant is
proposing a linear park connecting east-west from 200 West to the new mid-block street to
reinforce pedestrian connectivity through the site. The walkway is just south of the multi-ethnic
tower and antiques store, as is shown as green space on the plans. Portions of the walkway are
through a building or arcade.

The phase 1 residential building and hotel are setback at the ground level along 300W and 100 S.
The upper levels of the buildings are designed to the front property line along 300 W, which
provides visual continuity of the street wall and satisfies the base zoning for setbacks. In addition,
the project satisfies 21A.59.060 Standards for Design Review, section B. which states that
“Primary access shall be oriented to the pedestrian and mass transit.” This is interpreted to mean
that buildings are located close to the sidewalk to create a more walking-friendly environment and
help create consistent street enclosure; that primary building entrances are at or near public
sidewalks; and that site layout and building orientation are organized towards the public realm to
promote visual interest and public safety. The primary access to the ground level use (restaurant)
of the phase 1 residential building, is located off the mid-block street —more than 100 feet from
the 300 W sidewalk. This is due in part to proximity restrictions of the Utah Department of
Alcoholic Beverage Control (UDABC) that prohibit licensure of alcoholic beverage establishments
near community locations, such as a church. In this case, the proximity of a proposed restaurant
or bar near the Salt Lake Buddhist Temple and the Japanese Church of Christ must follow these
restrictions:

« A'"community location" is a church, school, public park, public playground or library.

« RESTAURANTS may not be located within 300 feet measured by ordinary pedestrian

travel, or 200 feet measured in a straight line.
« ALL OTHER OUTLETS may not be located within 600 feet measured by ordinary
pedestrian travel, or 200 feet measured in a straight line.

The location of the primary entrance to the proposed ground floor restaurant is 327 feet
(pedestrian travel) and 223.5 feet (straight line) from the Japanese Church of Christ. Staff
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recommends that the primary entrance be located as close as possible to 300 W, which would
better satisfy the pedestrian orientation standard. The entrance however, is oriented towards a
semi-public plaza and mid-block street. Due to the high volumes of pedestrian traffic before and
after events at the Vivant arena, as well as the narrow size of the 300 West sidewalk, an entry off
the mid-block street is a reasonable solution (similar to the restaurants at City Creek that face 100
South but enter from a valet served private street to the interior of the block). The restaurant has
a proposed primary door near 300 West and outdoor dining facing 300 West, both beneath and
outside of the building arcade, which will activate the space.

Issue 2: Building height and massing — resolved with conditions

The applicant is requesting additional building height exceeding the 75 foot by-right threshold.
The maximum height in the D-4 allowed through design review is 120 feet however, an additional
five feet (5”) may be accommodated through the Planned Development process to arrive at a height
of 125 feet. The proposed residential building rises 123.5 feet from grade (10 stories) and includes
two more rooftop amenity spaces, including a pool. The proposed hotel building rises 125 feet from
grade (11 stories) and includes a rooftop restaurant. The actual floor level of the hotel is within the
height limit but the desire for a higher roof line, to create a more open space, causes the roof to
exceed the base height limit.

21a.59.065 Standards for Design Review for Height, section A. states that “The roofline contains
architectural features that give it a distinctive form or skyline, or the rooftop is designed for
purposes such as rooftop gardens, common space for building occupants or the public, viewing
platforms, shading or daylighting structures, renewable energy systems, heliports, and other
similar uses, and provided that such uses are not otherwise prohibited.” Section B. states that
“There is architectural detailing at the cornice level, when appropriate to the architectural style of
the building.” Both buildings are flat top buildings of modern design and detailed ornate cornices
would not inherently consistent with the architectural style proposed. Each building was
evaluated separately:

e Block A Residential: Portions of the proposed Block A Residential building have active
green roof spaces, otherwise the roofline does not make an architectural statement.
Staff recommends continued staff design review of the green roof spaces to ensure
consistency with design review for height standards on the Block A Residential
building.

e Block B Hotel: The top level of the proposed Block B Hotel has a rooftop restaurant
and the elevated flat slab roof provides a distinctive roofline that is reminiscent of
buildings iconic to Salt Lake City, namely the Leonardo and new Eccles Theater. The
roof edge will present with clean lines appropriate for a contemporary design that will
be highlighted by soffit and roof lighting to further enhance the skyline presence.
Additionally, its location on the west side of downtown will have a notable effect on
the skyline when viewed from the west. The lighting and openness of the hotel rooftop
will be distinctive.

Neither of the buildings proposed for the first phase will block the view corridor from the 1-80
freeway to the LDS Temple. The existing multi-ethnic housing project to the east of this site
already exceeds 125 feet in height.

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 phase 1 residential and
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hotel buildings, is broken down into smaller masses, effectively using material changes,
modulation of facades, and step-backs at upper levels. The project includes a mid-block
connection that improves pedestrian connectivity in the area and reduces building scale,
mass, and footprint over all. The residential building includes sheltering roofs (arcade along
300 W) and a step-back for an upper level roof deck along the mid-block street; both
treatments relate the building to human scale. The 100 S elevation is less successful, as the
modulation is not very deep and the ground level has little articulation. The visual width of
the building is long with only the break for the service bays interrupting the repetition.

The hotel building is blocky in mass with a much larger setback south of the port cochere
entrance. This results in a narrow street frontage with vertical emphasis. Staff recommends
continuation of the vertical brick detailing of the upper levels to help reinforce the vertical
element and reduce the visual width (or length) of the building for pedestrians traveling
along 300 W.

Issue 3: Transparency and Detailing: Pedestrian interest, architectural detailing, and
interface with Japantown Street — resolved with conditions

The proposed buildings are designed with a variety of materials and surface treatments to
facilitate pedestrian interest. The percentage of glass proposed for the street level is
approximately 52% along 100 S, 59% and 55% along 300 W for the residential and hotel
buildings respectively, which satisfies base zoning standards. Behind the glass facades active
ground floor uses occupy more than 50% of the 100 S streetfront. However, restaurant tenant
improvements may result in an interior layout that locates back-of-house activities along the
100 S frontage, which could compromise transparency objectives. Staff recommends
continued staff design review to ensure plans and tenant improvements are consistent with
transparency standards.

Residential building materials on the first level include architectural wood siding, sealed
concrete, and masonry. Upper levels are predominantly masonry brick finish with large floor-
to-ceiling glazing (windows). Hotel building materials on the lower levels include stone
cladding, extensive glazing system, and a highlight of backlit marble panels. Upper levels are
expressed as two volumes to identify the two separate hotel brands that will occupy the space.
One is predominantly a brick panel finish with punched openings and larger glazing system
areas, as well as LED embedded metal panel and architectural metal panel highlights. The
second volume is a balanced combination of LED embedded brick panels and glazing system,
with a large glazing beacon on the 11th floor.

Issue 4: New mid-block street — resolved with conditions

A new private, mid-block street is proposed for the site. The street appears wider at the north-west
end where plaza space flanks the street and narrows at the middle where it turns south towards
200 S. The Planning Commission questioned the proposed width of the street and a desire for it
to be a narrower, more intimate scale. The proposed width of 26 feet for the carriageway is the
minimum required for fire code. Sidewalk and plaza width varies over the length of the street. The
building height to width ratio across the middle of the plaza spaces and mid-block street is
approximately 1:0.6 and narrows to 1:0.4, which could be considered canyon-like. However, the
residential building is stepped back at 18.5 feet for the rooftop amenity space, resulting in an
asymmetrical street enclosure ratio of 1:4 on the north side of the mid-block street. This results in
appropriate definition of the plaza space. The rest of the street may appear too confined and will
be in shadow unless appropriate step-backs are utilized in subsequent phases. Staff recommends
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modifications of the northeast corner of the hotel to angle or step-back the building at or around
the third story, creating a possible balcony overlook of the street below while relating the street
enclosure to human scale at that point.

The applicant is prepared to maintain the privately-owned mid-block street with a public
easement recorded with the Real Estate Services Division. Semi-public spaces, such as the mid-
block street and plazas, will be managed through an HOA with common area administration and
maintenance included within the HOA fee structure.

A mid-block crossing for 300 W from the Utah Paperbox site to Block 67 is planned to connect the
mid-block pedestrian network. The obvious connection to Block 67 is at or near the proposed mid-
block street, which is north of the planned mid-block street on the block to the west (Utah
Paperbox). Potential conflicts with hotel access complicate this connection. Given that 300 W is a
UDOT managed roadway, the city will negotiate design and implementation of a mid-block
crossing at or near the applicant’s proposed mid-block street. A location immediately south of the
mid-block street would serve a dual purpose of providing an ideal pedestrian connection to the
mid-block street proposed on the Utah Paperbox site on the west side of 300 W and slowing
vehicles turning into the Block 67 mid-block street from 300 W.

Staff recommends continued staff review of the mid-block street design by Transportation and
Planning staff to ensure development complies with city policies for the downtown mid-block
pedestrian network.

Issue 5: Facade interest on 100 South/interface with Japanese Church and Buddhist Temple —
resolved with conditions

At the Planning Commission briefing on August 23, the Planning Commission directed the
applicant to address and physically connect to the significant sites of historic Japantown to achieve
pedestrian connectivity through the block. A connection to 100 S from the center of the block was
suggested. Due to topographic constraints and significant impacts to the program of the
residential building, the applicant was unable to achieve a ground level connection to 100 S from
the mid-block street.

The 100 S fagade was modified, particularly at ground level to address the Planning Commission’s
concerns. This includes addition of a residential-only entrance approximately 72 feet from the
corner of 100 S and 300 S. Transparent glass at the ground level was added, extending
approximately 150 feet from the corner of 100 Sand 300 S, including the arcade area. Transparent
glass is proposed for 52% of the ground level area between 3 feet and 8 feet. The service bay and
parking access ramp has been recessed from the main building line by 6 feet (10 feet from the
property line). Visual screening of the service/loading bays is required and comprised of overhead
doors with supergraphics. Supergraphics are defined as “large-scale painted or applied decorative
artin bold colors and typically in geometric or typographic designs, used over walls and sometimes
floors and ceilings to create an illusion of expanded or altered space” (Random House Dictionary
2017). The proposed supergraphics are not branded elements and not considered part of the sign
package. As such, staff recommends that final design of the supergraphics be subject to future
staff approval to ensure compatibility “with the character of the site, adjacent properties, and
existing development within the vicinity of the site” (21a.55.050: Standards for Planned
Developments, Section C) and meet the intent of 21A.30.045.C.5 Location of Service Areas.

References to the area’s Japantown history are proposed in site planting schemes. The street tree
proposed for 100 S is the golden raintree (Koelreuteria paniculata), which is native to Japan,
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China, and Korea. The street tree proposed for 300 W is the Musashino Zelkova (Zelkova serrata
‘Musashino’), which is native to Japan. Kwanzan cherry trees (Prunus serrulata ‘Kwanzan),
native to Japan, are proposed for the mid-block street. Other public art, plantings, site furniture,
lighting, and other site elements do not relate to Japanese culture or Salt Lake City’s Japantown.
The applicant has suggested site markers or elements similar to those found on Regent Street and
is working with the Japanese community to that end. Staff recommends additional site elements
that reference the site’s history and culture such as public art, lighting, and street furniture.
Collaboration with representatives from the Japanese-American community is recommended
to achieve authentic references to Salt Lake’s Japantown.

Issue 5: Signage — unresolved
Public streets: Signage along the public streets of 100 South and 300 West is expected to meet sign
ordinance regulations, unless modified though the planned development process.

The Planning Commission has the authority to modify size, placement, etc. through the planned
development process. The petitioner has asked for an increased square footage of flat signs as
outlined on page 26 of their sign package attachment.

The Planning Commission has no authority to authorize prohibited sign types, without the City
Council modifying the sign ordinance first, and there was no request for approval of prohibited
signs and no sign ordinance modification request submitted with this petition. For reference:
Types of signs prohibited in this zoning district include private signage in the public right-of-way
(other than overhanging signs), off-premise signs (billboards) including broadcast television.
There have been broader discussions in the community of creating a larger entertainment district
in the area with its own sign regulations, however this is broader in scope than this particular
petition and sign types that are not allowed at this point in time may not be allowed merely
through the planned development process.

Private streets: Additionally, the zoning ordinance allows for variations from the sign ordinance

on private interior spaces as follows:
21A.46.052: SIGNS EXEMPT FROM SPECIFIC CRITERIA EXCEPT FEES AND PERMITS:
Signs within open air malls, stadiums or other enclosed spaces that do not have a roof, but are
otherwise physically confined and separated from the public street right of way are required to
obtain sign permits and pay fees to ensure public safety and compliance with the city's building
code. Such signs are subject to sign ordinance regulations unless a sign master plan agreement
was specifically considered as part of a planned development as outlined in chapter 21A.55 of
this title or was specifically authorized through the conditional building and site design review
process as outlined in chapter 21A.59 of this title. The sign master plan agreement shall only be
authorized for signage within the open air mall or stadium that is not oriented to the public
street. Signage oriented to a public street or to a surface parking lot is specifically not exempt
from sign ordinance requirements and not subject to modification through a sign master plan
agreement.

The petitioner has provided a sign master plan to illustrate their signage proposals for both the
public and the interior streets. They are generally consistent with the sign ordinance with the
exception of the size of the flat signs

There remains outstanding issues regarding the brightness of the proposed electronic signs, dwell

time (time the message stays static), twirl time (time it takes for a sing to change) and nuisance
factors (light pollution on to adjacent sites and into the night sky).
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While staff is generally supportive of creating a sign package to create an entertainment district,
many of the fine grain legal details remain unclarified and it is recommend that the Planning
Commission approve other aspects of the planned development so that the developer has the
entitlements to proceed with financing and constructing the building, but the sign package be
tabled for further discussion.

However, questions and items in need of further discussion include:
« Does an entertainment district include only these properties, or additional
properties?
- If additional size is allowed on this site, what is the rationale for not allowing
increased size on other site that also claiming an entertainment exception?
« Should a larger sign package for a larger geography be considered, or is a piecemeal
approach acceptable?

Issue 7: Commercial parking — resolved

The applicant is proposing to exceed the maximum parking requirement and provide a
commercial parking structure. The proposed commercial parking is included to serve shared
parking needs with the Arena for events, which is currently extremely underserved and has little
or no parking on site. The Hyatt/Marriott complex to the west provided an oversized parking
structure for similar reasons.

When the Vivant Arena (Delta Center) was originally constructed, it received a parking
requirement waiver due to the fact that a parking garage with over 5,000 stalls to meet the parking
requirement of the arena would be unwieldly and detrimental. A decision was made to
accommodate the event parking through shared parking with adjacent uses, mass transit, and
with minimal leased parking. It was assumed/predicted as land uses developed around the arena,
parking would be dispersed in a shared environment. This proposal is consistent with this vision.

The proposed commercial parking lot is entirely within a structure and is mixed with required
parking (there are 19 surface parking stalls along the private street of which 14 are proposed
surface temporary stalls, to be in place until future phases.) It will share entries and exits with the
required parking.

With minor exceptions, the project generally eliminates existing surface parking on the site, which
is a priority of the Downtown Plan. The Downtown Plan states that one of the city’s objectives in
this area of downtown is to support synergistic growth with includes facilitating “partnerships
with nearby property owners to help address parking concerns as existing surface parking lots
[near the Arena] are developed.”

Parking access on 100 S (Japantown Street) is a concern of the Japanese community, as they stage
public events at various times of the year, which require temporary closure of the street. The
Japanese community opposes parking access on 100 S, which would require full access from the
street. Temporary restrictions to the 100 S parking access during event street closures could be
accommodated as long as egress needs are met. There are presently parking lot entries on 100
South for the Japanese Church of Christ, the Buddhist temple, the Salt Palace and this site. The
propose parking entry for this project increases the driveway in size on 100 South, but not in
number and there is an alternative entry from the private street to the south, for use when the 100
south entry is not available..
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The need for commercial parking at this location is consistent with downtown shared parking
policies.

Issue 8: Building Height — associated with the Zoning Amendment — resolved with modification

While the first phase of this project is restricted to the corner of 300 West and 100 South, the
ultimate buildout of the block will also consist of buildings on the corner of 200 West and 200
South. The developer is requesting a planned development and design review approval for only
phase 1 at this time. As part of the second phase, the developer is proposing to construct a building
on the corner of 200 South and 200 West up to 375 feet tall. This corner is presently zoned D-4,
which allows 75 feet in building height by-right and up to 120 feet through the design review
process. The site is located kitty-corner to D-1 zoning (to the southeast), which requires structures
of 100 feet minimum height on corners and allows up to 375 feet by-right and more than 375 feet
with design review. The D-4 height overlay was recently created to allow for height up to 375 feet
on the two blocks bounded by South Temple/200 South and West Temple/200 West. This site is
directly west of this.

Map of Zoning Adjacent to Project Site

The applicant has requested a zoning map amendment to rezone the southeast corner of Block 67
from D-4 to D-1. The difference in land uses between D-1 and D-4 is minimal. The primary
difference is the maximum height limits by-right. The developer has requested the D-1 zoning to
accommodate the proposed height of the second phase building (while only details of the first
phase buildings are being finalized with this petition, the developer wishes to define height
entitlement of the southeast portion of the site for financing purposes).

The D-4 zoning has a lower height limit than the D-1 for two general reasons; 1) to concentrate
maximum heights in the Main/State Street corridor (the traditional downtown); and 2) to
preserve views of city landmarks (in this case, the LDS Temple). Arguments opposed to expanding
the additional height west were made during the Conference Hotel discussion, with the belief that
height should be focused on State and Main. Arguments for allowing additional height west of
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West Temple are that it allows a wider and more three dimensional downtown. Ultimately the City
Council decided to allow additional height, with design review, west of West Temple to 200 West.
This proposed site is contiguous with the previously approved expanded height area of the D-4
zoning district. The additional height at the proposed 200 South 200 West location would not
affect the LDS Temple view corridor. The diagram below illustrates the edge of the Temple view
corridor, as studied for the D-4 height overlay zoning text amendment, showing the southeast
portion of the applicant’s site outside the view corridor.

At the August 23 Planning Commission briefing, the subject of design review for any tall building
at this location was discussed. Due to the site’s location on the west side of the Central Business
District and adjacent to the low-rise Salt Palace, a tall building will be highly visible from the
freeway system and rail viaducts; perhaps even more visibility than taller buildings to the east.
The Downtown Plan (adopted 2016) defines a downtown height profile like a pyramid with the
heighest points in the Central Business District; building height gradually steps down to the south
and west. An extension of the D-4 height overlay would ensure a gradual transition from the tallest
buildings in the CBD to the mid-rise buildings of the D-4, D-3, and Gateway districts to the west.
The function of the overlay would give greater design review control to the Planning Commission,
which is desirable due to the visibility of the site and the significance a tall building would make
on the city skyline as viewed from the west. Staff recommends extension of the D-4 height overlay,
which would allow up to 375" with design review and limit the additional height allowed in the
D-1.

Both alternatives would be considered a zoning map/text amendment that would ultimately need
approval by the City Council. The applicant has indicated they would prefer D-1 but the D-4
additional height would fulfill their needs.
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DISCUSSION:

As discussed above and in Attachments G, the proposal generally meets the standards for both
Conditional Building and Site Design Review and a Planned Development with some conditions. The
Block A Residential building and Block B Hotel are designed with a ground level that is transparent
and visually engaging with active ground floor uses, quality materials that lend a refined appearance,
and an overall eclectic, modern aesthetic that positively contributes to downtown’s image. It generally
satisfies the standard for dividing large building masses into heights and sizes that relate to human
scale (K) using changes in architectural form and lighting. It meets the intent of the Urban Design
Element. It satisfies the specific design standards for extra height — in particular, the green roofs
planned for Block A Residential and the roofline architecture of Block B Hotel (21a.59.065 item B). The
public plazas, mid-block street, and proposed public sidewalk conditions are designed with high quality
materials, lighting, and plantings that meet city standards. As such, staff recommends approval of the
proposed development’s Conditional Building and Site Design Review and Planned Development
applications with the suggested conditions.

The Conditional Use for the commercial parking structure meets the standards for conditional uses
(21A.54.080). The Downtown Plan states that shared parking for the Arena is an ongoing interest of
the city and that a 24-hour downtown must be supported by parking uses. Staff recommends approval
of the proposed Conditional Use for a commercial parking structure application.

The proposal for a zoning change for the southeast portion of the site is generally supported by the
Downtown Plan future land use map and its associated policies. The Downtown Plan identifies the
scale of development in the Central Business District as the greatest in the region with the greatest
intensity along the main streets. It specifies that the scale of development will step down gradually to
the south and west of the CBD with slight increases around TRAX stations. Given the high visibility of
the site next to the low-rise Salt Palace and location west of the Central Business District, staff
recommends approval of an extension of the D-4 height overlay for the portion of the site identified in
the application.

Public Comments

Public comments relevant to the project have largely been positive. Specific detailed concerns for the
public have focused on the 100 South interface with the existing development and recognition of Salt
Lake City’s Japantown of which 100 South was the center of Japanese-American life.

NEXT STEPS:
Conditional Use, Planned Development, and Conditional Building and Site Design Review Approval

If the Conditional Use, Planned Development, and Conditional Building and Site Design Review are
approved, the applicant will need to need to comply with the conditions of approval, including any of
the conditions required by City departments and the Planning Commission. The applicant will be able
to submit for building permits for the development and the plans will need to meet any conditions of
approval. Final certificates of occupancy for the buildings will only be issued once all conditions of
approval are met.

Zoning Amendment Approval

If the Zoning Amendment is recommended favorably by the Planning Commission, the proposal will
be sent to the City Council with that recommendation for a final decision. The City Council will consider
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the Planning Commission’s recommendation and may approve the proposal, deny the proposal,
consider other zoning districts, or modify the proposal.

Conditional Use Denial

If the Conditional Use is denied, the applicant will still be able to build a parking structure that is
compliant with the D-4 zoning code, including meeting maximum parking limits for the number of
housing units and commercial square footage provided.

Planned Development and Conditional Building and Site Design Review Denial

If the Planned Development and Conditional Building and Site Design Review are denied, the
applicant will still be able to develop the property by right at a smaller scale or if a new design is
submitted that meets all of the standards required by the Zoning Ordinance.

Zoning Amendment Denial

If the Zoning Amendment is denied, the property will remain zoned D-4 and any potential
development would need to meet the standards of that zoning district. That zoning would not allow for
proposed building heights exceeding 75 feet by-right or 120 feet with design review.
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ATTACHMENT A: VICINITY MAP
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ATTACHMENT B: SITE PLAN AND ELEVATIONS

Page 17














































































































































































REV. 10.31.2017









REV. 10.31.2017






REV. 10.31.2017






REV. 10.31.2017






REV. 10.31.2017



ATTACHMENT C: SIGNAGE PLAN
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with potential

LED illumination.

No acrylic box or acrylic
faced can letters

permitted.

Maximum dimensions

indicated.
Zoning Issues: BIOCk 67
M
eets current 251 West 100 South
parameters for -
Flat Sign Storefront Salt Lake City, Utah

Orientation.

Sign totals 25 sq ft. ?lgn Placement Plan
or

Buildings A+B

See page 26 for
sign frontage
allowance totals.

01 November 2017



projecting business

storefront sign
qty: 4

Images for Design Reference

Sign Plan: Sign Specification/Reference

Design Notes:
Mounted to primary
storefront facade near
primary entrance.

Metal, acrylic, and/or
wood fabrication with
LED and/or neon or
neon-like illumination.

No acrylic box signs
permitted.

Maximum dimensions
indicated.

Zoning Issues:
Meets current
parameters for
Projecting Business
Storefront Sign.

Sign totals 8 sq ft per
sign face.

Allowance is 9 sq ft per
sign face.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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M1

restaurant
marqguee sign
gty: 1

bl

. SN AV

Images for Design Reference

Sign Plan: Sign Specification/Reference

- RESTAVRANT

ES

Design Notes:

Mounted to beam
structure along primary
building facade.

Metal, acrylic, and/or
wood fabrication with
LED halo illumination.

No acrylic box or
acrylic faced can letters
permitted.

Maximum dimensions
indicated.

Note: Final sign type
for this storefront to
be determined by
final structure design
and tenant.

Zoning Issues:
Meets current
parameters for
Marquee Sign.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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M2

restaurant/bar/hotel/residential
entrance marquee sign

gty: 6

SINTRAINC

RESTAURAINTT

=

Images for Design Reference

Sign Plan: Sign Specification/Reference

10°

Design Notes:

Mounted to marquee
structure along primary
building facade.

Metal, acrylic, and/or
wood fabrication with
LED halo illumination.

No acrylic box or
acrylic faced can letters
permitted.

Maximum dimensions
indicated.

Zoning Issues:

Meets current
parameters for
Marquee Sign.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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M3

service entrance
marquee sign
qty: 3

Images for Design Reference

SERVICE &’

Sign Plan: Sign Specification/Reference

SERVICE B

SERVICE “C’

Design Notes:

Metal, acrylic, and/or
wood fabrication with
potential for LED halo
illumination.

Maximum dimensions
indicated.

Note: Final sign type
for this location to
be determined by

final structure design.

Zoning Issues:
Meets current
parameters for
Marquee Sign.

Signs to be located on
private property.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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M4

parking marguee sign
qty: 2

Images for Design Reference

E@A@E@nm@ EXIT

Sign Plan: Sign Specification/Reference

PARKING ENTRANCE

HEIGHT LIMIT

Design Notes:

Metal, acrylic, and/or
wood fabrication with
potential for LED halo
illumination.

Maximum dimensions
indicated.

Note: Final sign type
for this location to
be determined by

final structure design.

Zoning Issues:
Meets current
parameters for
Marquee Sign.

Signs to be located on
private property.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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(option O1)

projecting building sign

gty: 2

Images for Design Reference

Sign Plan: Sign Specification/Reference

Design Notes:
An iconic marker of the
Block 67 district.

Mounted to corner of
residential facade near
second floor.

Metal, acrylic, and/or
wood fabrication with
LED and/or neon or
neon-like illumination.

Maximum dimensions
indicated.

Note: Final sign
placement to be
determined by

final structure design.

Zoning Issues:
Meets current
physical parameters
for Projecting
Building Sign.

Sign totals 42 sq ft per
sign face.

Allowance is 125 sq ft per

sign face.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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building nameplate
qty: 1

| RESIDENTIAL
1.5° ! BUILDING
TITLE BLOCK

Images for Design Reference

Sign Plan: Sign Specification/Reference

Design Notes:
Metal and/or wood
fabrication.

Maximum dimensions
indicated.

Zoning Issues:
Meets current
physical parameters
for this sign type.

Sign totals 3 sq ft.

Allowance is 3 sq ft.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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projecting parking
entry sign
qty:4

Images for Design Reference

Sign Plan: Sign Specification/Reference

Design Notes:
Metal, acrylic, and/
or wood fabrication
with potential for
LED internal or halo
illumination.

Maximum dimensions
indicated.

Zoning Issues:
Meets current
physical parameters
for this sign type.

One sign per
parking entrance.

Sign totals 7.5 sq ft per
sign face.

Allowance is 9 sq ft per
sign face.

Sign exceeds 4’ height
limit by I’ — allowance
requested.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017

17



L1

LED scrim
gty: 1

Images for Design Reference

BUILDING A—WEST ELEVATION (public frontage)

22’-6” wide x 33’-6” tall
(753-9” sq ft)

Sign Plan: Sign Specification/Reference

BUILDING A—SOUTH ELEVATION (private frontage)

32-6” wide x 33’-6” tall
(1088’-9” sq ft)

Design Notes:

Open LED scrim for
art graphics,

block 67 branding,
and on-property retail
messaging.

Maximum dimensions
indicated.

Zoning Issues:
Flat Signs
General Building
Orientation =

4 sq ft per linear
frontage,

1 per building face Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

See page 26 for
sign frontage
allowance totals.

01 November 2017
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L2

LED scrim
gty: 1

Images for Design Reference

BUILDING B—WEST ELEVATION (public frontage)

44’ wide x 28°-6” tall
(1254’ sq ft)

Sign Plan: Sign Specification/Reference

BUILDING B—NORTH ELEVATION (private frontage)

44’ wide x 28°-6” tall
(1254’ sq ft)

Design Notes:

Open LED scrim for
art graphics,

block 67 branding,
and on-property retail
messaging.

Maximum dimensions
indicated.

Zoning Issues:
Flat Signs
General Building
Orientation =

4 sq ft per linear
frontage,

1 per building face Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

See page 26 for
sign frontage
allowance totals.

01 November 2017
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T

hotel
monument sign

gty: 1

Images for Design Reference

BUILDING B—WEST ELEVATION (public frontage)

Sign Plan: Sign Specification/Reference

24’-8” wide x 9°-6 tall
(234-4” sq ft)

Design Notes:

Metal, acrylic, and/

or wood fabrication
with potential for LED
illumination.

Hotel branding.

Maximum dimensions
indicated.

Zoning Issues:
Meets current
physical parameters
for this sign type.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

See page 26 for
sign frontage
allowance totals.

01 November 2017
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W

wayfinding
flat sign
qty: 1

Images for Design Reference

Sign Plan: Sign Specification/Reference

ELEVATOR
STAIRS
ESCALATOR
PARKING

Design Notes:
Metal, vinyl, paint,
and/or wood fabrication.

Wall-mounted
directional sign directing
pedestrian traffic to
stairs/elevators.

Maximum dimensions
indicated.

Zoning Issues:
Meets current
physical parameters
for this sign type.

Sign totals 16 sq ft.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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Al

static art
mural

gty: 1

BUILDING A—SOUTH ELEVATION (private frontage)

Design Notes:

Flat or shallow relief

art installation.

Metal, vinyl, paint,
and/or wood fabrication.

Maximum dimensions
indicated.

Zoning Issues:
Mural to be located on
private property.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

See page 26 for
sign frontage
allowance totals.

Images for Design Reference

14” wide x 71°-0” tall
(994’ sq ft)
01 November 2017

Sign Plan: Sign Specification/Reference
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A2

static art
sculpture

qty: 1

Images for Design Reference

Sign Plan: Sign Specification/Reference

Design Notes:
Three-dimensional
over-scale art
installation.

Metal, vinyl, paint,
and/or wood fabrication.

Maximum dimensions
indicated.

Zoning Issues:
Sculpture to be located
on private property.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

See page 26 for
sign frontage
allowance totals.

01 November 2017
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A3

static art
mural

gty: 2

Images for Design Reference

Sign Plan: Sign Specification/Reference

Design Notes:
Medium-term
temporary art
installation — to act
as a stand-in for
construction fencing
between construction
phases.

Artwork may include
illustrations/renderings

of future project phases.

Metal, vinyl, paint,

and/or wood fabrication.

Maximum dimensions to
be determined.

Zoning Issues:
Murals to be located on
private property.

See page 26 for
sign frontage
allowance totals.

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017

24



block 67 brand
arch structure

qty: 1

Design Notes:

An iconic marker of the
Block 67 district.

Helps anchor Block 67 as
a must-see destination.

Metal, vinyl, paint,
and/or wood fabrication.

Maximum dimensions to
be determined.

Zoning Issues:

Height restrictions to
be determined. Fire/
Transportation issues to
be determined.

See page 26 for
sign frontage
allowance totals.

Images for Design Reference

Sign Plan: Sign Specification/Reference

Block 67
251 West 100 South
Salt Lake City, Utah

Sign Placement Plan
for
Buildings A+B

01 November 2017
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ATTACHMENT D: PHOTOGRAPHS OF THE SITE

Photos taken from the corner of 100 South 300 West

Site of proposed apartment and hotel. Existing multi-ethnic high-rise to the left.

Vivant Arena to the northwest of site

Page 19



Warehouse, Japanese Church of Christ and Salt Palace loading facilities to the north of site.

New Hyatt and Marriott to the west of site

Page 20



Photos taken from the corner of 200 South 200 West

Proposed site for second phase high-rise. Existing building to be demolished.
Multi-ethnic high-rise, in background, not part of this project.

Salt Palace to the east

Page 21



Office building to southeast

New hotel and apartments being constructed to the south

Page 22



ATTACHMENT E: ADDITIONAL APPLICANT
INFORMATION

Page 23



ARCHITECTURAL NEXUS, Inc SALT LAKE CITY
archnexus.com

2505 East Parleys Way

Salt Lake City, Utah 84109

T 801.924.5000

SACRAMENTO
1990 Third Street, Suite 500

Sacramento, California 95811

T916.443.5911

BLOCK 67

Architectural Narrative
10.31.2017

The BLOCK 67 project is located on a 6.45 acre site between 200 West and 300 West, 200 South and
100 South. The full masterplan contemplates approximately 7 to 8 buildings of residential,
hospitality, retail and parking uses to support the residents/occupants and guests. This approach to
development conforms to the Plan Salt Lake MasterPlan and the Downtown Salt Lake City Plan. This
area is immediately adjacent to the Convention Center and diagonally southeast of the Vivint
SmartHome Arena — it is an established and also burgeoning destination district. The urban planning
and architectural expression for Block 67 are intriguingly intertwined and the design, landscape and
architectural features are used to create a pleasing environment. The large blocks making up the
downtown district of Salt Lake City present interesting challenges. The design team and owner see
wisdom in breaking down this block into manageable and walkable “sub-blocks”. Creating pleasant
city streets (yes - complete streets defined with sidewalks, street trees, street parking, etc.) focused
on pedestrian circulation, along with a linear park concept and developing key nodes and
connections will effectively activate the space, offering amenities that are in the interest of the
general public. The public spaces will be designed to create and maximize the opportunities for
gathering for farmer’s markets, movies in the plaza, 5k races start and end points and other festivals
and events. The often cited Pearl District in Portland, Oregon is an inspirational model, but the
vision entails a distinctly “Salt Lake presence”. Appreciating our unique climate and physical terrain
we pause to ask: Aren’t our mountains marvelous and deserving of view and isn’t it important to
create outdoor spaces that are warmed by the southern sun in the winter? The whole idea of
creating street/plaza space as a continuance of the Vivint SmartHome Arena quad becomes an
intuitive place-making solution. We feel this will become an extension of every event that becomes
“a happening” at the arena. By providing programmed destinations in the form of hotels,
apartments, restaurants and retail opportunities coupled with informal opportunities for passive
rest and respite, Block 67 will thrive as a complementary force to bolster a growing district.

The “architectural vision” is contextual in expression with the surroundings. This is the historically
“gritty part of town” that is becoming refined. We feel that the buildings that are designed for this
site should be a composition of eclectic statements that could have evolved over time. We feel that
the architecture at the street level should embrace the industrious past in terms of durable and
sustainable materials - exposed steel structure and stone or brick and glass. The design will create
an engaging combination of architectural styles, building forms, materials and relationships. The
architecture will echo the past in material and feel and simultaneously present contemporary ideas
and forms. The architecture looks forward with roots embedded in the past.



The project is broken down into 2 phases: Phase | including Blocks A & B, and Phase Il including
Blocks C & D. For the purposes of this narrative, phase | will be described, which includes a
residential building, a dual flag hotel and parking components. The residential component is an
eleven story residential building over subterranean structured parking. The hotel is comprised of
two hotel brands that arrange around a shared elevator core. Both elements rise eleven stories over
the same underground parking. The Design Review Application is for Phase | — Blocks A and B only.

Blocks B and C will be submitted for Design Review at the appropriate time when they have been
further developed.

Phase 1 includes approximately 610,000 GSF on 2.29 acres as follows:

Residential Multifamily 237,810 GSF 230 units, 10 stories
Retail 23,695 GSF 1 story
Hotel 173,620 GSF 271 Keys 11 stories
Parking 172,481 GSF 424 Stalls, 2 levels
Total Building Area 607,606 GSF

Zoning

The zoning Classification for the site is D-4 DOWNTOWN SECONDARY CENTRAL BUSINESS DISTRICT. The
purpose statement for the D-4 Zone emphasizes much of the intent that we believe to be part of the
site:
“The purpose of the D-4 secondary central business district is to foster an environment
consistent with the area’s function as a housing, entertainment, cultural, convention, business,



and retail section of the city that supports the Central Business District. Development is intended
to support the regional venues in the district, such as the Salt Palace Convention Center, and to
be less intense than in the Central Business District. This district is appropriate in areas where
supported by applicable master plans. The standards are intended to achieve established
objectives for urban and historic design, pedestrian amenities, and land use control, particularly
in relation to retail commercial uses.”

This project fits quite neatly into the goals and supportive roles outlined the D-4 purpose statement

above.

Zone Specific Requirements 21A.30.045:

Setbacks

2. Yard Requirements:
a. Front And Corner Side Yards: No minimum yards are required, however, no yard shall exceed
five feet (5') except as authorized through the conditional building and site design review
process. Such designs shall be subject to the requirements of chapter 21A.59 of this title. Where
an entire block frontage is under one ownership, the setback for that block frontage shall not
exceed twenty five feet (25'). Exceptions to this requirement may be authorized through the
conditional building and site design review process subject to the requirements of chapter
21A.59 of this title.
b. Interior Side And Rear Yards: None required.

As stated in the above ordinance, this project will be pursuing authorization for an increased setback
along 300 West, where this is required due to the hotel drop off area and general character of this and
surrounding sites. As shown in the site plan, the hardscape area is inviting to pedestrians and meets the
intent of a decreased setback design and an activated street edge.

Proposed setbacks are as follows:

Setback max min avg
100 South Building A ground floor 10' 5' 7'
upper floors 6" 6" 6"

300 West Building A ground floor 30' 20' 25'
upper floors 12" 12" 12"

300 West Building B ground floor 37 6" 18 ft
upper floors 6" 6" 6"

General Requirements:

8. Mid Block Walkways: As a part of the city's plan for the downtown area, it is intended that
mid block walkways be provided to facilitate pedestrian movement within the area. To
delineate the public need for such walkways, the city has formulated an official plan for their
location and implementation, which is on file at the planning division office. All buildings
constructed after the effective date hereof within the D-4 downtown district shall conform to
this plan for mid block walkways.



9. Mid Block Streets: Developments constructing mid block streets, either privately owned with a
public easement or publicly dedicated, that are desired by an applicable master plan:

a. May use a portion or all of the overhead and underground right of way of the new mid
block street as part of their developable area irrespective of lot lines, subject to design
review and approval of the planning commission.

b. May increase the height of the building on the remaining abutting parcel, subject to the
conditional building and site design review process in conformance with the standards and
procedures of chapter 21A.59 of this title. (Ord. 12-17, 2017)

Our mid-block street strongly reinforces the general requirements of this section and provides an
inviting and pedestrian friendly strategy for the site.

Building Height
21A.30.045.C.8. Maximum Building Height: No building shall exceed seventy five feet (75').

Buildings taller than seventy five feet (75') but less than one hundred twenty feet (120') may be
authorized through the conditional building and site design review process, subject to the
requirements of chapter 21A.59 of this title.

Critical mass will be obtained by generating proper density and presence on the site. This project aims
to utilize the conditional building and site design process to reach the 120, plus a planned development
site design application to gain 5’ additional. Finally, a 5’ parapet will screen rooftop equipment and
mechanical units. The zoning district boundaries are 400 West to West Temple and 200 South to South
Temple (North Temple on the 400 West block.) Adjacent zones and overlays allow for building height
that extends to 300’ — this site is particularly suited for increased building height and presence.

Uses
The following uses proposed for the development are rightfully permitted per 21A.33:
Dwelling: Multifamily, Hotel, Mixed-Use Development, Reception Center, Restaurant, Retail
Service Establishment, Retail Goods establishment, Dinning or Social club, Store (multiple types)

This project proposes conforming uses.

Signage

As shown in the project renderings and elevations, the development proposes extensive signage,
including large LED scrims which are very much in alignment with a commercial and destination project
such as this. The intent is to have these reviewed as part of the conditional use and planned
development applications. The owner has engaged Struck, a signage design company with experience in
Salt Lake City projects such as Regent Street, to propose an appropriate signage package for this
program and location. A separate package is being submitted with the application to show the signage
locations and intent.

Conditional Use Application

A conditional use application is being submitted in conjunction with this project to request the
allowance of a parking garage, which is a conditional use in the D-4 zoning district. The parking garage is
being requested for several reasons:

4



e Theintent is to share parking with the Arena for events, which is currently extremely
underserved and has little or no parking on site.

e The market driven need for parking associated with residential units is higher than the
permitted allocations in this zone.

¢ The mixed use of retail, residential and hospitality, combined with the desire to develop the
ground floor with pedestrian friendly amenities and program creates the need for an
underground structured parking garage.

The parking garage use complies with the following Conditional Use Approval Standards (Per
21A.54.080.A)

1. The use complies with applicable provisions of this title;
The D-4 zone allows structured parking as a conditional use.

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

As confirmed by the above allowance, the parking garage use is consistent with the surrounding
commercial uses. The surrounding blocks include the existing Vivint Smarthome Arena, hospitality,
religious establishments, commercial and multi family housing, all of which are compatible with
parking.

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

City parking policies encourage structured parking that is screened from view.

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

The proposed parking is structured underground, with many ground level pedestrian amenities as
described above. This minimizes the negative impact of open parking fields (i.e heat island effect) and
minimizes any imposition of this use. Entries to the parking structure will be screened when on public
streets. As shown in the updated drawing package, the utilitarian functions take on an aesthetic
quality through the use of supergraphics.



Phase | Parking:

There are 405 parking spaces in the parking structure. There are 19 surface spaces in Phase I. All will be
counted towards the total site parking for a total of 424 stalls.

PARKING CALCULATIONS

MINIMUM
RESIDENTIAL (0.5 spaces per dwelling unit) 115
HOSPITALITY (173,620 sf) AND NON-RESIDENTIAL LEASABLE (20,207sf) 169
1 space per 1,000 usable over 25,000 sf
TOTAL MINIMUM 284

MAXIMUM - WITH TRANSPORTATION DEMAND MANAGEMENT

RESIDENTIAL (1 stall per dwelling unit) 230
HOSPITALITY (2 stalls per 1,000 usable sf: 173,620 sf) 348
NON-RESIDENTIAL LEASABLE (retail/restaurants, 2 stalls per 1,000 sf) 42
for 20,207 SF of leasable space
TOTAL MAXIMUM 620
PROVIDED
PROVIDED - STRUCTURE 405
PROVIDED - SURFACE 19
TOTAL PROVIDED 424
STRUCTURED PARKING BREAKDOWN:
FOR RESIDENTIAL UNITS (.81 stalls/unit) 186
FOR HOSPITALITY (1 space per 1,000 usable over 25,000 sf ) 169
RETAIL 25
COMMERCIAL PARKING 25
Total 405

Conditional Building and Site Design Review
The conditional building and site design review will allow a building height increase from 75’ to 120’.

Planned Development Application

A planned development application is being submitted in conjunction with this project to confirm
the allowance of two buildings on one site in a D-4 zoning district. The buildings share an
underground parking garage plinth, but may be considered separate above ground. Also part of the
PD and site design review is a 5’ building height increase from 120’ to 125’. The PD Application is for
Phase | — Blocks A and B only. Blocks B and C will be submitted for review at the appropriate time
when they have been further developed.



The project seeks to achieve the following Planned Development Objectives:

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

The architectural styles reflect history and future of the site, and different materials used relate to that.
While this part of town is historically somewhat industrial, recent trends towards refinement are taking
place. The buildings are a composition of eclectic statements that could have evolved over time. The
architecture at the street level consists of materials that are durable and sustainable - exposed steel
structure, stone or brick and glass. The design will create an engaging combination of architectural
styles, building forms, materials and relationships.

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

The project aims to create pleasant city streets (complete streets defined with sidewalks, street
trees, street parking, etc.) focused on pedestrian circulation. Along with a linear park concept and
key nodes and connections this will effectively activate the space, offering amenities that are in the
interest of the general public. The street functions primarily as a pedestrian space and plaza. The
public spaces will be designed to create and maximize the opportunities for gathering for farmer’s
markets, movies in the plaza, 5k races start and end points and other festivals and events. Creating
space as a continuance of the Vivint SmartHome Arena quad is an intuitive place-making solution.
By providing programmed destinations in the form of hotels, apartments, restaurants and retail
opportunities coupled with informal opportunities for passive rest and respite, Block 67 will thrive
as a complementary force to bolster a growing district. Extensive hardscape and landscape
treatments line the circulation paths and nodes as identified in the LP111 Landscape Plan, among
others.

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

Amenities such as outdoor seating, shading, pedestrian friendly mid block access, added public street
and shared underground parking, food retail and good retail stores, are all identified as desired in the
city and downtown master plans. In particular, special attention has been devoted to the linear park,
which aims to provide a respectful reference to the Japan Town history of the area. Planting schemes
and site lighting/furnishings will use this context as design inspiration.

F. Elimination of blighted structures or incompatible uses through redevelopment or rehabilitation:
Elimination of an underutilized surface parking lot and replacement with pedestrian friendly
environment and desired amenities. The proposal maximizes development both above and below grade
to create much needed density in this downtown district, in a highly efficient use of infrastructure and
resources.

Site and Building Lighting

Please see attached package for design intent of site, building and accent lighting. Public street lighting
will be provided by the city standard fixture, while interior site lighting will be provided through a
combination of pedestrian poles and bollards.

Site Furnishings
Please see attached package for design intent of site furnishings. The intent is to provide durable

furnishings that match the clean contemporary lines of the architecture and site design while softening
the hardscape through warm materials and organic designs.
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Description of Present uses

The present use of the Phase | project area is predominantly composed of surface parking with some
additional structured parking. The development will replace this incompatible use and under-use. The
remaining components of the block are two apartment complexes, state offices (Utah Development
Disabilities office, a post office), a church and temple and some retail (antiques store).

Surrounding blocks house similar programs to the proposed including ground floor retail, two hotels, a
church, the convention center and an arena.

The relationship of the proposed planned development with any adopted master plans of the city:

The proposed use is in alignment with the Salt Lake City Downtown Community Plan. The stated goals of
this plan are to “increase residential population to 20,000 by 2040”, to increase livability by “improving
neighborhood and district level amenities [...] and housing choices” and “making downtown a world-class
destination with the best quality of life in the country”. Emphatically, increasing housing options is the #1
goal of the plan. Through the addition of quality residential and hospitality components, together with
beautifully designed plaza spaces and retail, the project strongly supports these goals. The design of the
mid block walkway will follow the design guidelines. These will include: iconic paving patterns, street

8



furniture, pedestrian lighting and trees. Furthermore, the plan highlights the fact that “34% of all
developable Downtown land is vacant or underutilized” and that “27% of all developable Downtown land
is surface parking”, and recommends a decrease in these numbers. This would be accomplished with this
development. In contrast, the plan highlights that the #1 challenge or constraint to achieving its goals is
“unrealized development potential (developments that do not take advantage of the full development
rights of properties)”. With two large structures at 11 stories each, this project positively addresses this
trend.

Similarly, the Plan Salt Lake masterplan supports “diverse mixed uses” and “density and compact
development” such as the proposed development plan for this site.
How is the proposed planned development compatible with the other properties in the neighborhood:

This neighborhood is defined by focal points and large destination buildings: the Salt Palace Convention
Center surrounds the block on two sides, the Vivint SmartHome Arena is located diagonally across from
the site and Abravenel Hall and Utah Museum of Contemporary Art are one block away. Given these
destination projects, hospitality opportunities are becoming more available and will be bolstered by this
project. For example, the newly constructed Courtyard by Marriott Salt Lake Downtown and the Hyatt
House Salt Lake City are just across 300 West and the Radisson Hotel is on the other side of the
convention center. As expected, retail is also common in this downtown location with the premiere
shopping centers in Downtown Salt Lake, The Gateway and City Creek, both located just one block away.
This project will provide some specialty retail opportunities to increase these existing offerings.

When the proposed planned development includes provisions for common open space or recreational
facilities, a statement describing the provision to be made for the care and maintenance of such open
space or recreational facilities.

This project will be an HOA, with common area administration and maintenance included within the HOA
fee structure.

Community Involvement

To properly and respectfully acknowledge some of the previous roots on the block, ownership and the
design team have been engaging in meetings with Kirk Huffaker of the Utah Heritage Foundation and
members of the Japanese community. We have met with Senator Jani lIwamoto who is now coordinating
those members from the Japanese community who should be heard. Additionally, the design team has
been discussing some tangible ways to provide this acknowledgement. As shown in our updated drawing
package, we have dedicated a linear park to respectfully reference a Japanese garden with plantings and
layout that echo these themes. We have been working out some etched or bronzed pavers that would be
produced using advertisements from the directories (yellow pages of the day.) These pavers would be
intermittently introduced along the 100 South frontage and in the Japanese influenced linear park that
stretches to 200 West. Finally, we have adjusted the plant species palette site-wide to accommodate a
Japanese influenced motif. As an example, we are excited to see the flowing cherry tree species enliven
the site in the springtime. Coordination with the community has been ongoing throughout the process.
Through our dialogue, we believe that the Japanese community has a sense of ownership along 100
South. Their interest is to maintain that ownership as they celebrate milestones including Nihon Matsuri,
the annual Japanese festival. In addition, we have met with the Downtown Community Council and
received a letter of support. We have met with the Downtown Alliance who have also indicated their
support of the project. We are passionate about remaking this underutilized asphalt parking lot into a
community treasure for all to enjoy.
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Residential and Retail:

Type of Construction:

Subterranean Parking:
Two Basement Levels Type IA Construction

Level 1 Residential and Commercial:
One Story ground floor level Type IA Construction

Level 2 thru 11 Residential:
Ten Stories Type IA

Building Configuration Includes:

Stacked Flat Units at Levels 2 thru 9
Penthouse Units at Level 10-11.
Multiple Amenity Spaces, including rooftop pool and garden

Building Area:

Level P2 — 84,989 gsf

Level P1 -85,399 gsf

Level 1 — 28,201 gsf

Level 2 — 37,633 gsf (including 3,390sf exterior amenity)
Level 3 —33,327 gsf

Level 4 — 33,327 gsf

Level 5—-33,327 gsf

Level 6 — 26,885 gsf (including 2,813sf exterior amenity)
Level 7 -22,831 gsf

Level 8 — 23,322 gsf

Level 9 — 23,322 gsf

Level 10 — 23,459 gsf

Level 11 — 20,552 gsf (including 2,165 sf exterior amenity)

Exterior Finishes:
The building is intended to include durable finishes and clean lines. The Exterior elevations provide
annotations regarding materials and finishes, while the additional material packet provides graphic
examples of the range in materials proposed.
First Level:
The First Level is an architectural wood siding, sealed concrete and masonry combined
with extensive storefront to create a warm and inviting atmosphere (per material

palette indicated on elevations). The intent is that the Type IA structural frame will be
expressed as the exterior of the building in some locations.
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Levels 2 thru 9:

Levels 2 thru 9 are predominantly a masonry brick finish with the addition of large
floor-to-ceiling glazing system, and other incidental materials per annotations on the
elevations.

Levels 10 and 11:
Levels 10 and 11 are predominantly open storefront/curtainwall system providing a
beacon of light and breathtaking views.

Roof:

The rooftop presents an opportunity for occupied amenity space. The project will take advantage of
360 views including the Wasatch Mountains and LDS Temple, as well as the developing Downtown
area. Unoccupied roof areas will be enclosed with single ply roof membrane, while large portions of
the roof will be occupied with activities including a pool area, plant material / roof garden and seating,
creating an active and vibrant presence on the skyline. Lighting will help accentuate the geometric
expression of the non-rectangular roof line. Lower roofs will also follow the pattern of activity and
host fitness spaces for rooftop yoga and roof gardens. The roof edge will present with clean lines
appropriate for a contemporary design that will be highlighted by soffit and roof lighting to further
enhance the skyline presence.

Hospitality:

Type of Construction:
Level 1-2 Lobby and Retail, pre-function and function space:
Two Story Type IA Construction

Level 3 thru 11 Hospitality:
Nine Stories Type IA Construction

Building Configuration Includes:

Lobby, retail and amenity spaces at Levels 1-2
Stacked Flat Units at Levels 3 thru 11
Rooftop level amenities, includes restaurant and bar spaces.

Building Area:

Level 1 —19,596 gsf
Level 2 — 18,334 gsf (includes 2,599 gsf exterior amenity)
Level 3 16,322 gsf
Level 4 — 16,322 gsf
Level 5 -16,322 gsf
Level 6 — 16,322 gsf
Level 7 — 16,322 gsf
Level 8 — 16,322 gsf
Level 9 - 16,322 gsf
Level 10 - 16,322 gsf
Level 11 — 14,682 gsf
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Exterior Finishes:

The building is intended include refined finishes with coordination to the hotel brand standards. The
Exterior elevations provide annotations regarding materials and finishes, while the additional material
packet provides graphic examples of the range in materials proposed.

Levels 1-2:
Levels 1-2 include stone cladding, extensive glazing system and a highlight of backlit
marble panels to create a warm, contemporary and inviting atmosphere (per material
palette indicated on elevations).

Levels 3 thru 11:
Levels 3 thru 11 are expressed as two volumes, supporting the dual flag nature of this
hospitality layout. One is predominantly a brick panel finish with punched openings
and larger glazing system areas, as well as LED embedded metal panel and
architectural metal panel highlights. The second volume is a balanced combination of
LED embedded brick panels and glazing system, with a large glazing beacon on the
11* floor.

Roof:

The rooftop presents an opportunity for occupied outdoor restaurant and amenity space. The project
will take advantage of views including the Salt Lake Valley, Wasatch Mountains and LDS Temple, as
well as the developing Downtown area. Unoccupied roof areas will be enclosed with single ply roof
membrane. The rooftop restaurant will include seating and articulated guardrails along the edge. The
roof projects past building front to provide shade and articulation. Colossal sized columns with special
accent lighting, combined with playful soffit lighting arranged in a ribbon-like layout add to the
diversity of the skyline. These elements will provide interest as viewed from below and from afar.
Civil Engineering Narrative

SUBDIVISION

This property consists of three existing parcels. Parcel lines with be adjusted to match the new
development phasing and avoid buildings crossing lot lines. The first parcel will contain the phase |
development, the second parcel will contain some of the ground level developments as well as future
work, while the third parcel contains the existing Royalwood office building to remain for the time
being. The attached Exhibit illustrates the tentative lot plan and the conceptual site plan.

GRADING & DRAINAGE

Most of Block A / B is occupied with parking garage and buildings. The project will be required to
capture and manage the storm waters flowing off of roofs and the lid of the parking garage. Storm
water collection within the parking garage is also required (drip from vehicles). No space is available
on the site for surface detention so detention of storm waters will take place underneath the lowest
floor of the garage. Given that the garage will be sloped and waters collected from various locations
throughout the garage, certain of the pipes collecting these waters will be increased in size to function
as detention as well as collection (i.e. install a 36” pipe instead of a 12” pipe). All roof drainage and
garage lid drainage would be connected into the lower “detention pipe” and managed there. The site
will be allowed to discharge to city storm drain at a rate of 0.2 cfs per acre. A pump vault would be
installed at the lowest end of the detention pipe and oil / grease separation would occur there. The
pump system would be sized to operate at the flow rate allowed by city requirements and would
pump to an outside catch basin and flow to the city system. The only existing city storm drain box is
located at the northwest corner of Block A. In order to avoid adding long storm drain pipes in the
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existing UDOT road, the detention pipe will flow to the northwest and the pump be located at the
northwest corner of the parking garage.

UTILITIES

Attached utility drawings show utility connections for Building A along the north building face with
connections to the existing utilities in 100S Street. Fire service connection is also shown there. Utility
connections for Building B are shown along the west building face with connections to the existing
utilities in 300W Street. The civil engineer will coordinate with the mechanical engineer for actual
demands and utility connection sizes at the appropriate time.

Landscape Narrative

The landscape improvements for Block 67 will generally include raised concrete planter beds adjacent to
the Block A building, and ground plane planter beds along 300 West, on the south side of the Block B
building, and on the north side of the existing Royal Wood building. Raised steel planters for deciduous
trees will be located throughout the public plaza spaces, ranging in height from 18 inches to 36 inches.
Plant materials will generally include water-wise trees, shrubs, ornamental grasses, and flowering
perennials. A minimum of 80% of all proposed plant materials shall be selected from Salt Lake City’s list
of water-wise plant list.

The required number of trees is provided on 300 West. Along 100 South, due to the multiple curb cuts,
the required number of trees cannot be provided due to interference with the view triangles of the
drives. Instead, lower grass plantings are provided to offset the slights (1.7 trees) reduction in number of
trees.

Also, in order to preserve alignment with the sidewalk to the south a 36” only planting strip is proposed
along 300W at Building B. Because of this, together with the restrictions on the UDOT view triangle at
the mid block exit, the trees at this location have been relocated to the property side of the sidewalk.
Given that the tree existing alignment varies along this block face, this seemed an acceptable
compromise.

Raised planter bed areas shall include amended top soil for planting at a depth equal to the planter
height, weed barrier fabric over the top of planting soil, and finished with a minimum of three inches of
decorative rock mulch. Structural soil shall be installed for trees planted along streetscapes, per Salt
Lake City’s standard.

The decorative rock mulch shall include two different types; the first shall range in size from two to
three inches and shall range be a mix of blue and gray, the second shall range in size from two to five
inches and shall be a mix of tan, gray, cream, and maroon colors.

All deciduous trees shall be at least two-inch caliper, balled and burlapped nursery stock. All shrubs shall
be #5-gallon container nursery-grown stock. All ornamental grasses and flowering perennials shall be
#1-gallon container nursery-grown stock. The landscape designer confirmed that the Golden Raintree
selection is appropriate for the pedestrian use and sign visibility, and these are also on the city approved
list.

Irrigation Narrative

It is anticipated that there will be one point of connection for Block A and B irrigation. The point of
connection components shall include a city-approved water meter, a stop and waste valve, a backflow
preventer with a thermal blanket secured in a locking enclosure, manual drain valves on both sides of
the backflow preventer, a normally open master valve, a flow sensor, and a quick coupler valve.
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The irrigation control valves shall be wired to a smart controller, which shall be capable of receiving real-
time weather data and compatible with a rain sensor device and soil moisture devices. The irrigation
control valves shall be wired to the controller by a 2-wire path, with decoders located at each valve
manifold. Each valve manifold shall include an isolation ball valve and a quick coupler valve.

Irrigation for the raised and ground plane planter beds shall include sub-surface, point-source drip
irrigation and surface in-line drip irrigation. Drip irrigation components shall include drip valve
assemblies (in-line filter and pressure reducer), flexible PVC laterals, in-line drip tubing, bubbler emitters
on pre-assembled risers, check valves where necessary, and flush valve assemblies. Irrigation for trees
planted in tree grates along the streetscapes shall include Root Watering Systems and bubbler emitters
for each tree, per Salt Lake City’s standard.

Structural Narrative

Codes and Standards

The minimum codes and standards that apply to the design of new buildings include current editions of
the following:

International Building Code (2015 Edition)

American Institute of Steel Construction (AISC) with Commentary

ACI 318 Building Code Requirements for Reinforced Concrete

American Iron and Steel Institute (AISI) specifications for the Design of Cold
Formed Steel Structural Members

American Welding Society ANSI/AWS D1.1 Structural Welding codes

Steel Joist Institute (SJI) for Joists and Girders

Steel Deck Institute (SDI)

ANSI A190.1, USDOC PS1, PS2, PS20

* %X X ¥

* ¥ ¥ *

Site Specific Requirements

The structural systems in the facility shall also be designed to meet specific site driven requirements.
These requirements vary from location to location. Some of these requirements include:

* Soil bearing pressure characteristics based on a site specific Geotechnical
Investigation for the referenced site.

* Water table.

* Wind velocity 90 MPH, Exposure B

* Roof snow loads 30 PSF roof snow load. Also implementing snowdrift
requirements.

* Soil profile characteristics, ground acceleration - used for design.

* Seismic criteria, with soil profile as directed in the Soils Report.

Basic Design

The structure is a mixed use facility incorporating housing, parking, hospitality and retail occupancies in
each horizontal plane. The materials listed below are based on our successful experience for similar
project type construction. It is critical that the local jurisdiction, including the fire marshal, is in
agreement with job specific details.
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A below grade parking structure (2-levels) will extend beyond the footprint of the housing and hotel
structures. This extension will frame a plaza level that will be for pedestrian and vehicular use. An 11-
story structure to the North will house the retail component on the ground floor and the housing
component above while an 11 story structure to the South will house the hospitality component.

Mechanical/Plumbing Narrative

Code & Standards
The mechanical systems will be designed in accordance with:
2015 IBC
2015 IMC
2015 IPC
2015 IFC
2015 IFGC
ANSI/ASHRAE Standard 90.1-2010 (As adopted by the 2012 IECC)
ANSI/ASHRAE Standard 55-2010
ANSI/ASHRAE Standard 62.1-2010
ASHRAE Standard 52.2-1999

ELECTRICAL (DRY UTILITIES) SYSTEMS NARRATIVE

Electrical Utility Relocation:

There are overhead existing electrical lines along both 100 South and 300 West that will need to be
relocated to accommodate new property-edge buildings. In addition to the medium-voltage electrical
lines, there are substantial communications lines on the poles along both streets that will need to be
relocated.

100 South:

Rocky Mountain Power has an existing ductbank in 100 South that may be used for the electrical line
relocation. However, the electrical contractor will need to provide conduits across 100 South at the
intersection with 300 West and conduits within the utility easement for the relocated communication
lines. A minimum of (4) 6” conduits will be required along the entire length of the property frontage
along 100 South. RMP has indicated that a new switch will likely be required at the northeast corner of
the site as there is an existing pole mounted switch that feeds electrical loads on the north side of the
street. This switch may be located above-ground or in a station/vault.

300 West:

New conduits will be required for the relocation of the overhead power and communication lines along
300 West. Provide (2) 6” conduits for power and (4) 6” conduits for communication lines. RMP has
indicated that a new switch will likely be required at the southwest corner of the site on 300 West as
there is an existing pole mounted switch that feeds electrical loads on the west side of the street. This
switch may be located above-ground or in a station/vault.
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New Electrical Service and Estimated Electrical Loads:

New RMP transformers and switches will be required to provide electrical service to the new buildings
on block A & B. This equipment may be located in an electrical station/vault that is located underground
along the street and accessible only to RMP personnel. Based on the proximity of the block A & B
buildings to each other, we propose to use a single, larger station for both buildings.

RMP will provide the specifications and requirements of the stations to the design team once an
agreement has been signed by the owner to initiate a system impact study. This study is required to be
completed for all projects with connected loads larger than 1 MW. Typical transformer and switchgear
clearances must still be maintained, which are generally 10’ to the front and sides of a transformer and
10’ to the front and back of double-access switchgear. Additionally there are ventilation requirements
(3 ft3/minute per kVA) and dewatering requirements that must be met.

Electrical service will be provided by RMP from two downtown substations with an automatic switch
between the two services. The details of this design will be determined by RMP once an estimator has
begun design, which cannot commence until the system impact study has been completed.

Electrical meters must be located within 50’ of the utility transformers. RMP has typically allowed these
meters to be located adjacent to the underground station in other downtown areas and we anticipate
this will be acceptable on this project as well.

We have preliminarily estimated the electrical loads as follows:
Block A Residential:

Residential: 230 Apartments @ 7 kVA each = 1,610 kVA
Retail: 12,943 ft? @ 20VA/ft? = 259 kVA

Total: 1,869 kVA. Propose TWO 3,000A, 120/208V services

Block B Hospitality:
Hotel: 159,795 ft? @ 10VA/ft?> = 1,598 kVA
Retail: 5,998 ft> @ 20VA/ft?> =120 kVA

Total: 3,000A, 120/208V services
Lighting in the Public Way:

Per the Salt Lake City Street Lighting Master Plan and Policy, fixtures along the public right of way on
300W and 100S will follow the city standard cactus pole with Washington (CBD) fixture and spacing.
These are shown on the ES102 sheet.

Emergency Electrical Generation:

On-site emergency power generation will be required for code required life-safety and standby loads
including elevators, fire alarm and emergency lighting. The generators may be located below-grade in
the parking garage as long as adequate ventilation is provided both for the supply and exhaust and
accommodations for refueling the generators have been provided. The generators may be shared
between multiple buildings, or dedicated to a single building or tenant. On-site diesel fuel storage will
be required for life-safety use and may be stored in a belly tank of the generator itself or in a separate
fuel storage tank that serves multiple generators.
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Emergency Lighting:

Emergency lighting will be required throughout the building and at all emergency egress exits.
Emergency lighting will be connected to the life-safety transfer switch of the backup generation system.
Emergency lighting may be required on-site to allow for safe passage of people exiting to the public way.
These exact requirements will need to be coordinated with the city and design of the egress paths.

Fire Alarm:

All buildings and enclosed parking garages will require a fire alarm system. While the systems may be
separate and stand-alone for each building, they will need to be tied together as the buildings are all
interconnected. It is suggested to use a fire alarm system from a single manufacturer to minimize
potential faults and conflicts in integrating the systems throughout the site. All high-rise buildings will
require a fire command center to be located near the main entrance in a location approved by the fire
marshal.

Refer to the attached electrical site drawings for additional information and details of the electrical
infrastructure described above.
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CONCLUSION:

The BLOCK 67 project proposes a diverse and appropriately dense mixed use development in the
heart of a burgeoning destination district, downtown Salt Lake City. The plan supports and
conforms with both the Plan Salt Lake MasterPlan and the Downtown Salt Lake City Plan. The
urban planning and architectural expression for Block 67 are both fitting for the existing
conditions and the future goals of these city plans.

This development will provide higher and better use for the area, replacing existing surface
parking with desirable hospitality, retail and housing options. Creating pleasant complete city
streets, along with a linear park concept and key connection nodes will effectively activate the
space and provide wonderful urban conditions. The development is extremely pedestrian friendly,
with deep sidewalks, plaza spaces and mid-block connections.

The project strongly connects with the convention center and arena both programmatically and
physically by continuing the Vivint SmartHome Arena quad in the open space and street scape.
Together with these physical street connections, the project will also visually connect to the
neighborhood and region by taking advantage of views to the breathtaking Wasatch mountain
range, the world famous LDS Temple and the expanding beautiful downtown district.

Through a contextual architectural response, programmed destinations in the form of hotels,
apartments, restaurants and retail opportunities and informal opportunities for passive rest and
respite, Block 67 will thrive as a complementary force to bolster a growing district.
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ARCHITECTURAL NEXUS, Inc SALT LAKE CITY
archnexus.com

2505 East Parleys Way

Salt Lake City, Utah 84109

T 801.924.5000

SACRAMENTO
1990 Third Street, Suite 500
Sacramento, California 95811

T916.443.5911

Zoning Adjustment Narrative

A zone amendment for parcel record #15012070260000, is being requested to change from D4 to D1.
This city block of which the requested zone amendment is a part, is referenced as Block 67. The precise
area is defined by the property description provided below and in the additional package included with
the submission. The approximate area is illustrated below:

This area is adjacent to the Salt Palace Convention Center and proximate to the Vivint SmartHome
Arena. While the convention center block is also D-4, there is ordinance language that allows for
building height up to 375’. As the areas around this parcel infill and develop, there is a necessity for
more urban density and building height.

This zone amendment will promote additional activation by providing rooftops, hospitality, residential
and office space to an area that suffers from being at the “back” of the convention center layout. The
convention center loading area and back of house programmatic functions are facing these parcels and



wrap the entire block on 2 sides, creating a physical and visual barrier between Block 67 and other
points downtown. The additional building height and density for the area requested will allow this block
to overcome this constraint and to serve a transition piece to the rest of downtown. This block has the
potential to create synergy with the arena, the gateway and a bridge to downtown.

Legal Description for current recorded lot configuration:

BEG SE COR LOT 1, BLK 67, PLAT A, SLC, SUR; N 396 FT; W 247.5 FT; N 16.5 FT; W 82.5 FT; N 82.5 FT; W
132 FT; S 280.5FT; W 33 FT; S49.5 FT; W 33 FT; S 165 FT; E 528 FT TO BEG. 5445-2461 5649-2887 6101-
2053

Legal description for proposed lot line adjustment:

Beginning at the Southeast Corner of Block 67, Plat “A”, Salt Lake City Survey, thence North 89°54’'02"
West 283.86 feet coincident with the south line of said Block 67; Thence North 00°04’50” East 38.59
feet; Thence North 10°46’51” West 238.70 feet; Thence North 24°45’15” West 70.00 feet; Thence North
10°48’36” West 77.60 feet; Thence South 89°55’13” East 125.53 feet; Thence South 00°04’50” West
16.51 feet; Thence South 89°55’13” East 247.57 feet to a point on the east line of said Block 67; Thence
South 00°06’35” West 396.33 feet coincident with said east line to the point of beginning.
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WOOD CLADDING
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PRE-CAST OPTION

SEALED CONCRETE
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BRICK PANEL
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GLAZING SYSTEMS
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GLAZING SYSTEMS
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SUPERGRAPHICS
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SITE FURNISHINGS
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SITE FURNISHINGS
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INTERNAL SITE LIGHTING
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INTERNAL SITE LIGHTING
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INTERNAL SITE LIGHTING
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INTERNAL SITE LIGHTING
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SITE LIGHTING BOLLARD
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ILLUMINATED WOODEN SQUARE PENDANT ILLUMINATED WOODEN LINEAR PENDANT

ILLUMINATED WOODEN RING PENDANT

EXTERIOR CABLE LIGHTING
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RECESSED MOUNT

RECESSED LINEAR
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PILLAR LIGHTING
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ROOF EDGE LIGHTING
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ROOF EDGE LIGHTING
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ATTACHMENT F: EXISTING CONDITIONS

SITE CONDITIONS:
The site consists of three parcels:

The largest parcel is occupied by the existing Royal Wood Office building (United States Post
Office) located at 200 West and 200 South.
Parcels 2 and 3 are vacant (parking lots) and located on the corner of 300 West and 100 South.

The site is approximately 6.4 Acres

ADJACENT LAND USE:
The adjacent uses include:

North (across 100 South): Japanese Church of Christ, (former) Struves warehouse, Salt Palace
loading docks.

Northeast (same block): Buddhist Church, Multi—ethnic housing, historic home/antiques dealer
East (across 200 West): Salt Palace loading docks.

South: New hotel, apartments

West: Hyatt House hotel

Southwest (same block): Office, apartments.

BASE ZONING:
D-4 Downtown Secondary Central Business District

APPLICABLE MASTER PLANS:
Downtown Master Plan (adopted 2005)
Urban Design Element (adopted 1990)
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ATTACHMENT G: ANALYSIS OF STANDARDS

Zoning Amendment

21A.50.050 Standards for General Amendments: A decision to amend the text of this title or the zoning
map by general amendment is a matter committed to the legislative discretion of the City Council and is
not controlled by any one standard. In making a decision to amend the zoning map, the City Council
should consider the following:

Standard Finding Rationale

Whether a proposed map amendment is consistent | Complies Downtown Master Plan: Calls for “the primary

with the purposes, goals, objectives, and policies of density to be in the Main and State street corridors,

the city as stated through its various adopted but otherwise encourages development to the

planning documents; south and west of the existing central core, away
from historic low density residential and mixed
use neighborhoods
Urban Design Element: Calls for height to be
concentrated on the Main/State corridor with
buildings stepped down to the east and west and
taller buildings to have a unique impact on the
skyline.

Whether a proposed map amendment furthers the | Complies The decision to amend the zoning map/text will

specific purpose statements of the zoning allow increased density in the west downtown

ordinance; area, while potentially creating a visually
interesting skyline.

The extent to which a proposed map amendment Complies Including the 200 South 200 West corner into the

will affect adjacent properties; D-1 zoning district or the D-4 additional height
area will allow extra height on the west side of
downtown, but D-4 height area would also require
design review above 75 feet to insure that height is
visually interesting on the skyline. The increased
density is consist with adjacent land uses.

Whether a proposed map amendment is consistent | Complies The site is not within a historic district. The

with the purposes and provisions of any applicable map/text amendment to D-1 zoning would

overlay zoning districts which may impose increase the allowable height from 125 feet to 375

additional standards; and feet, or even higher with design review. Or; if the
site is rezoned to be included in the D-4 height
area, building heights of 75 to 375 feet would be
allowed with design review.

The adequacy of public facilities and services Complies The proposal was routed to applicable City

intended to serve the subject property, including, Departments/Divisions for comment. There were

but not limited to, roadways, parks and no comments received that would indicate the

recreational facilities, police and fire protection, adequacy of public facilities cannot be made to

schools, storm water drainage systems, water accommodate this level of development.

supplies, and wastewater and refuse collection.
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Planned Development

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 Complies
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:
A. Combination and coordination of Applicant claims that the “architectural styles
architectural styles, building forms, building reflect history and future of the site” though
materials, and building relationships; no evidence was provided to support that
statement.
B. Preservation and enhancement of
desirable site characteristics such as natural The project vision is to create an
topography, vegetation and geologic features, entertainment district that is pedestrian
and the prevention of soil erosion; oriented with opportunities to host
community events. The mid-block street
C. Preservation of buildings which are effectively functions as both a pedestrian and
architecturally or historically significant or vehicular space that can be temporarily
contribute to the character of the city; closed for gatherings and events. Proposed
public art, plantings, site furniture, and
D. Use of design, landscape, or architectural lighting suggest a lively atmosphere.
features to create a pleasing environment;
The project includes outdoor seating, shade,
E. Inclusion of special development amenities mid-block walkway, commercial parking,
that are in the interest of the general public; restaurants, and event space all of which are
desired in the Downtown Plan.
F. Elimination of blighted structures or
incompatible uses through redevelopment or Elimination of an underutilized surface
rehabilitation; parking lot and replacement with downtown-
oriented development. The proposal
G. Inclusion of affordable housing with maximizes development both above and
market rate housing; or below grade to create much needed density in
this downtown district, in a highly efficient
H. Utilization of "'green" building techniques use of infrastructure and resources.
in development.
B. Master Plan And Zoning Ordinance Complies Project provides a mid-block street
Compliance: The proposed planned (walkway), which fulfills Downtown
development shall be: Community Plan goals.
1. Consistent with any adopted The uses are allowed.
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 Complies

development shall be compatible with the
character of the site, adjacent properties, and
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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,
nonmotorized, 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,

Transportation has provided detailed review
to insure the means of access are adequate.

Transportation has provided review,
including redlines for the project, to insure it
meets the standards

Transportation has reviewed the project and
did not raise issues that would require
mitigation. (review attached)

Public Utilities and Public Services have
indicated the project may be accommodated.

Concerns about LED signage were raised
regarding the visual impacts on neighboring
properties.

Otherwise loading, trash receptacles, etc.
have been generally screened from public
view.

Massing and scale addressed through
PLNPCM2017-00448 Conditional Building
and Site Design Review application.
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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.

Regulations: The proposed planned
development shall comply with any
other applicable code or ordinance

requirement.

D. Landscaping: Existing mature vegetation on a Complies No existing landscaping. The new project will install

given parcel for development shall be maintained. right-of-way trees and other landscaping.

Additional or new landscaping shall be

appropriate for the scale of the development, and

shall primarily consist of drought tolerant

species;

E. Preservation: The proposed planned Complies No historic or other features exist on the property. The

development shall preserve any site and adjacent properties were part of historic

historical, architectural, and Japantown of which only the Buddhist Temple and

environmental features of the property; Japanese Church of Christ remain. Applicant proposes
plantings, art, markers, and other site elements that
reference and recognize the site’s Japantown history
and culture.

F. Compliance With Other Applicable Complies See other linked applications.
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Conditional Building and Site Design Review

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
A. Development shall be primarily oriented to the
street, not an interior courtyard or parking lot.

" Finding

Partial/Follow-up

Rationale

Project is oriented towards a new mid-block street,
which connects to 300 W at one end and 200 S at the
other. Near 300 W, the street is flanked by plazas and
the Block A Residential building is angled to open the
mid-block street to 300 W. The mid-block street is the
primary organizing element of the site plan. The plaza
spaces are activated with seating and outdoor dining.

Block A Residential building is sited at or near the
corner of 300 W and 100 S. Parking access and loading
is accessed from 100 S, which do not contribute
positively to the streetscape. Additional parking access
is located off the mid-block street. A single pedestrian
entrance to upper level residential use is provided.

Block B Hotel valet entry and guest loading area is off
300 W. The building is setback from the 300 W
property line to accommodate this activity. A portion of
the upper story massing creates a covered port cochere
condition, extending the building to the front property
line. Other retail and hotel entries are off the private
mid-block street.

Overall, project balances main street orientation with
orientation to the mid-block street. 100 S would benefit
from greater activation (through active ground floor
uses, storefront entrances) and visual interest at the
ground level.

B. Primary access shall be oriented to
the pedestrian and mass transit.

Partial/Follow-up

Block A Residential building provides one entrance to
the upper story residential along the 100 S frontage;
one restaurant entry is located near 300 W; another
restaurant entry is located off the mid-block street/plaza
along with the main residential entry. Outdoor dining is
proposed along mid-block street/plaza, which is
oriented southwest towards the mid-block street and
300 W. Block B Hotel provides the only door directly
fronting 300 W in approximately 300 ft of street
frontage; the door is the valet area to the hotel and
auto-oriented.

Mid-block street is oriented to the pedestrian. A
covered arcade condition provides weather protection
and some landscape provides visual interest along 300
W.

A bus stop is located near the corner of 100 S and 300
W on 300 W. The project is one block from the TRAX
Arena station.

Overall, project pedestrian access is constrained by the
applicant’s desire for an alcohol-serving establishment
and the state law prohibiting restaurants from locating
within 300 feet measured by ordinary pedestrian travel
or 200 feet measured in a straight line to a defined
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community location (in this case, the Japanese Church
of Christ and the Salt Lake Buddhist Temple), which
prevents a restaurant or other alcohol establishment
entrance on or near 100 S. Other uses, such as a cafg,
tea house, ramen shop, convenience/small market, or
other dry establishment could be conceived for the 300
W and 100 S frontages, which would further the
pedestrian access and orientation of the project.

C. Building facades shall include detailing and
glass in sufficient quantities to facilitate
pedestrian interest and interaction.

Complies

The ground level of Block A Residential along 300 W
is predominately clear glass, looking into the large
restaurant space, which facilitates pedestrian interest
and interaction. 300 W transparency is 59% between 3
and 8 feet from sidewalk. The percentage of glass
proposed for 100 S is approximately 52% and active
ground floor uses occupy more than 50% of the 100 S
streetfront. Restaurant interior is not specified and it is
unclear where back-of-house activities will be located.

Block B Hotel along 300 W is predominately floor-to-
ceiling glazing for the length of the building with 55%
transparency between 3 and 8 feet from sidewalk.

Overall, the project facilitates pedestrian interest and
interaction due to sufficient quantities of glass, but
tenant improvements to the interior of the Block A
restaurant space could limit transparency.

D. Architectural detailing shall be included on the
ground floor to emphasize the pedestrian level of
the building.

Partial/Follow-up

Wood cladding, sealed concrete, exposed steel, and
masonry is proposed for ground-level architectural
detailing.

Block A Residential 100 S frontage is unvaried with
continuous floor-to-ceiling glazing for the length of the
building until the loading bays and service access. Use
or reinterpretation of storefront elements like sign
bands, clerestory glazing, articulation, and architectural
detail at window transitions is preferred.

Block B Hotel includes a water feature wall that
screens part of the valet area from the public sidewalk,
which provides some visual interest. Upper levels of
the hotel are expressed as two volumes (as seen from
the mid-block street) to identify the two separate hotel
brands that will occupy the building. Along 300 W, the
fagade is a combination of LED embedded brick panels
and glazing system, with a large glazing beacon on the
11th floor.

Overall, the project includes sufficient architectural
detailing to emphasize the pedestrian level of the
building on 300 W. The 100 S frontage would benefit
from additional detail as noted above.

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

Complies

No parking lots proposed.

F. Parking and on site circulation shall be
provided with an emphasis on making safe
pedestrian connections to the street or other
pedestrian facilities.

Partial/Follow-up

Transportation review identified that the curb cut
proposed for the service/loading and parking access on
100 S exceeds the maximum curb cut width of 30’.
Updated plans show three “lanes” separated by small
planters; all are less than 24’ in width.
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Block B Hotel valet/loading area on 300 W is
problematic: potential for vehicle stacking and blocking
pedestrian travel is high; and vehicle access and hotel
advertising is emphasized at the expense of a quality,
wide downtown sidewalk. Delineation between public
sidewalk and loading area is resolved. Public sidewalk
should follow downtown sidewalk paving standards.

A mid-block crossing for 300 W from the Utah
Paperbox site to Block 67 is planned to connect the
pedestrian network. The southern edge of the property
(by the proposed hotel) is a logical location for this
crossing, however, potential conflicts with hotel access
would prevent this connection. Given that 300 W is a
UDOT managed roadway, the city will negotiate design
and implementation of a mid-block crossing at or near
the applicant’s proposed mid-block street. A location
immediately south of the mid-block street would serve
a dual purpose of providing an ideal pedestrian
connection to the mid-block street proposed on the
Utah Paperbox site on the west side of 300 W and
slowing vehicles turning into the Block 67 mid-block
street from 300 W.

The mid-block street is designed to function primarily
as a pedestrian space and plaza. The roadway provides
26’ clear between decorative bollards. A trench drain
system with grate lines both sides of the roadway inside
the bollards, creating a curbless street similar to Regent
Street. In general, the proposed mid-block street fulfills
the city’s intent to improve the pedestrian experience
downtown and grow the mid-block walkways network.

Continued review by Transportation and Planning staff
is recommended.

G. Dumpsters and loading docks shall be
appropriately screened or located within the
structure.

Complies/Follow-up

Garage and loading access are recessed 6’ from the
primary building wall along 100 S. Other service areas
are located on the mid-block street away from view of
the main streets.

Screening of the service/loading area on 100 S is
comprised of overhead doors with supergraphics.
Supergraphics are defined as “large-scale painted or
applied decorative art in bold colors and typically in
geometric or typographic designs, used over walls and
sometimes floors and ceilings to create an illusion of
expanded or altered space” (Random House Dictionary
2017). The supergraphics will not include branded
elements and are not considered signage. More
information is needed to satisfy design review.

H. Signage shall emphasize the pedestrian/mass Incomplete Sign package warrants additional time for staff review.

transit orientation. Recommend consideration of signage elements by the
Planning Commission at a later date.

1. Lighting shall meet the lighting levels and Complies Salt Lake City standard CBD cactus-style streetlights

design requirements set forth in chapter 4 of the
Salt Lake City lighting master plan dated May
2006.

are proposed on 300 W and 100 S in the public right-
of-way. Internal site lighting consists of a suite of
pedestrian-scaled light fixtures, including bollards,
pole-mounted luminaires of varying styles and heights,
and spot canopy lighting. Building lighting includes
exterior cable lighting (illuminated wooden pendants),
recessed linear lighting, pillar lighting of architectural
features, and roof edge lighting. Outdoor lighting
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should be designed for low-level illumination and to
minimize glare and light trespass onto adjacent
properties and uplighting directly to the sky.

The project proposes use of lighting to accentuate
significant building features, integrate lighting with
proposed signage for improved readability, and to
incorporate lighting into pedestrian walkways to and
around the buildings to improve pedestrian comfort and
safety.

J. Streetscape improvements shall be provided as

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. Partial/Follow-up

2. Complies

3. Partial/Follow-up

4. Complies

5. Complies

1. 100 S frontage requires approximately 7 trees; only
6 shown. 300 W frontage meets the 10 tree
requirement, however, 5 of the trees are planted
between the sidewalk and the hotel instead of
between the sidewalk and the curb per UDOT
direction. Trees planted between the sidewalk and
curb are preferred for improved pedestrian safety.

No existing trees on either 100 S or 300 W.

2. Urban condition where hardscape may be more
appropriate. Irrigated landscape area is 8% of total
site area. Hardscape comprises 49% of total site
area, which includes proposed site improvements
for public rights-of-way and the mid-block street.

3. Hardscape material includes SLC standard red
pavers in a basketweave pattern lining sidewalk
edges and tree grates of public sidewalks; concrete
paving with sawcut control joints completes the
public sidewalk condition. The public sidewalk
condition in front of Block B Hotel does not match
downtown sidewalk paving standards. Interior to
the site paving patterns continue in scored concrete
on the bias but without the brick edging detail.
Raised concrete planters, raised steel planters, and
a concrete monument feature with water are
included in the site plan.

4. Loading area interior to buildings. Screening
method unknown. Door? Garage/loading access
should be setback/recessed from the primary
building wall. More information needed.

5. Narrative indicates that plant materials include
water-wise trees, shrubs, ornamental grasses, and
flowering perennials of which a minimum of 80%
of all proposed plant materials shall be selected
from Salt Lake City’s list of water-wise plant list.
Plants must also be grouped according to irrigation
zones based on water needs.

(60,000) square feet:

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

development shall conform to the following

requirements:
a. 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.

b. No new buildings or contiguous groups
of buildings shall exceed a combined
contiguous building length of three
hundred feet (300").

a. Complies/Follow-
up

b. Complies

Building massing of the phase 1 residential and
hotel buildings, is broken down into smaller
masses, effectively using material changes,
modulation of facades, and step-backs at upper
levels. The project includes a mid-block
connection that improves pedestrian connectivity
in the area and reduces building scale, mass, and
footprint over all. The residential building
includes sheltering roofs (arcade along 300 W)
and a step-back for an upper level roof deck along
the mid-block street; both treatments relate the
building to human scale. The 100 S elevation is
less successful, as the modulation is not very deep
and the ground level has little articulation. The
visual width of the building is long with only the
break for the service bays interrupting the
repetition.

The hotel building is blocky in mass with
a much larger setback south of the port
cochere entrance. This results in a
narrow street frontage with vertical
emphasis.

Street lighting is pedestrian-oriented;
architectural lighting, particularly
building washes, is used to highlight the
structure, rhythm, massing and
architectural banding of the composition.

Buildings do not exceed a contiguous building
length of 300 ft.

2. Public spaces shall be provided as follows:
a. One square foot of plaza, park, or public
space shall be required for every ten (10)
square feet of gross building floor area.

b. Plazas or public spaces shall incorporate

at least three (3) of the five (5) following

elements:
(1) Sitting space of at least one sitting
space for each two hundred fifty (250)
square feet shall be included in the
plaza. Seating shall be a minimum of
sixteen inches (16") in height and thirty
inches (30™) in width. Ledge benches
shall have a minimum depth of thirty
inches (30");

(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.

Complies/
Not Applicable

a.

Plaza and mid-block street provide sufficient

public space for this urban setting.

(1) Benches, tables and chairs are proposed for
the plaza spaces.

(2) Kwanzan cherry trees (Prunus serrulata
‘Kwanzan’), native to Japan, are proposed for
the mid-block street. Block A Residential
Building includes sheltering roofs on the 300
W and mid-block street sides.

(3) Additional trees should be planted to provide
the maximum amount of tree shade for
interest, energy reduction, and to minimize
urban heat island effect.

(4) Water features included. More information
needed.

(5) Outdoor dining included in Block A
Residential Building; café dining only for
Block B Hotel.
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L. Any new development shall comply with the
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
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.

Complies

The project complies with the intent of the D-4 zoning
district, Urban Design Element (1990), and Mid-block
Walkway Design Guidelines.

Ground level setback exceeds the 5 ft but upper levels of
the buildings are built at or near front/side property lines.

(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

A. The roofline contains architectural features that
give it a distinctive form or skyline, or the rooftop is
designed for purposes such as rooftop gardens,
common space for building occupants or the public,
viewing platforms, shading or daylighting structures,
renewable energy systems, heliports, and other
similar uses, and provided that such uses are not
otherwise prohibited.

Finding

Complies/Follow-up

Rationale

Both buildings are flat top buildings of modern design
and detailed ornate cornices would not inherently
consistent with the architectural style proposed.
Portions of the proposed Block A Residential building
have active green roof spaces, otherwise the roofline
does not make an architectural statement. The west
portion of Block B Hotel includes a rooftop bar and
restaurant that provides visual interest at the roofline,
primarily at night.

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

B. There is architectural detailing at the Complies The Block B Hotel roof edge is proposed with a clean

cornice level, when appropriate to the line aesthetic appropriate for a contemporary design

architectural style of the building. and highlighted by soffit and roof lighting to further
enhance the skyline presence. Additionally, its location
on the west side of downtown will have a notable effect
on the skyline when viewed from the west. The lighting
and openness of the hotel rooftop will be distinctive.

C. Lighting highlights the architectural detailing of Complies Architectural lighting, particularly recessed linear, rope

lighting and roof edge lighting, is used to accentuate
the geometric expression of the non-rectangular roof
line.
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Conditional Use (Commercial Parking)

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;
Finding: A commercial parking lot is listed as a conditional use in the D-4 zoning district.

2. The use is compatible, or with conditions of approval can be made compatible, with
surrounding uses;
Finding: A commercial parking lot is compatible, and desired, to fulfill shared parking with the
Vivant Area.

3. The use is consistent with applicable adopted city planning policies, documents, and master
plans; and
Finding: A commercial parking lot is compatible and desired to fulfill shared parking with the
Vivant Area.

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)
Finding: the proposed parking is within a structure, which is an improvement over the existing
surface parking. Access to the garage is achieved off 100 S in two locations from the mid-block
street for temporary closure of 100 S for street festivals.

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 where it is Complies Commercial parking is a conditional use in the D-4

located zone

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

forth in adopted citywide, community, and small associated master plan as to accommodate high density

area master plans and future land use maps development and to encourage shared parking with the
Vivant Arena

3. The use is well-suited to the character of the site, Complies The proposed parking is within a structure, which is an

and adjacent uses as shown by an analysis of the improvement over existing surface parking

intensity, size, and scale of the use compared to
existing uses in the surrounding area

4. The mass, scale, style, design, and architectural Complies The proposed structures are being evaluated separately
detailing of the surrounding structures as they relate and the proposed commercial parking is contained

to the proposed have been considered within.

5. Access points and driveways are designed to Complies The proposal is being evaluated as part of an overall
minimize grading of natural topography, direct planned development, will share parking entries and
vehicular traffic onto major streets, and not impede structure with required parking

traffic flows

6. The internal circulation system is designed to Complies Internal circulation has been designed to accommodate
mitigate adverse impacts on adjacent property from proposed use.

motorized, non-motorized, and pedestrian traffic

7. The site is designed to enable access and Complies The site is integrated with required parking that meets
circulation for pedestrian and bicycles zoning requirements.
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8. Access to the site does not unreasonably impact Complies Transportation did not indicate any issues with street
the service level of any abutting or adjacent street level service.

9. The location and design of off-street parking Complies Parking will comply with the code

complies with applicable standards of this code

10. Utility capacity is sufficient to support the use at Complies Utility capacity is adequate

normal service levels

11. The use is appropriately screened, buffered, or Complies The use will be mixed with required parking and will
separated from adjoining dissimilar uses to mitigate be properly screened as part of the overall planned
potential use conflicts development.

12. The use meets City sustainability plans, does not Complies Use does not significantly impact sustainability plans
significantly impact the quality of surrounding air nor does it encroach onto a stream or water way.

and water, encroach into a river or stream, or

introduce any hazard or environmental damage to

any adjacent property, including cigarette smoke

13. The hours of operation and delivery of the use Complies The commercial parking will share hours with required
are compatible with surrounding uses parking.

14. Signs and lighting are compatible with, and do Complies Signs and lighting will meet all applicable Zoning
not negatively impact surrounding uses Ordinance Requirements

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 H: 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 issued to the Downtown Community Council and the Downtown Alliance.
The DCC discussed the application at their meeting on June 21, 2017.

The Downtown Alliance June 21, 2017

Open House
July 20, 2017

Planning Commission briefing:
August 23 2017

Notice of the public hearing for the proposal included:

Public hearing notice mailed on October 26, 2017.

Public hearing notice posted on October 26, 2017.

Public notice posted on City and State websites and Planning Division list serve: October 26, 2017.

Public Comments

The Downtown Community Council, Preservation Utah, Downtown Alliance and Japanese
Community submitted letters; attached.

Public comments relevant to the project have largely been positive. Specific detailed concerns for the
public have focused on the 100 South interface with the existing development and recognition of Salt
Lake City’s Japantown of which 100 South was the center of Japanese-American life.

An open house was held at the City & County Building on July 20th. Some comments heard from the
public at the open house, in phone calls, and other meetings included:
« Appreciation for the overall architectural style of the proposed development.
« Concerns about building height being too tall and not stepping down appropriately from the
Central Business District.
« Impacts of building height on low-rise historic structures on adjacent properties.
« Impacts of vehicular traffic and access on 100 S on the Japanese-American community’s ability to
host semi-annual events for which closing the roadway to traffic is requested.
« Concerns about cultural context, site history, and sensitivity to the remaining examples of historic
Japantown.
« Questions about potential traffic impacts.
» Questions about proximity of an alcohol establishment to a church given the new state law.

Comments received after completion of this report will be provided to the Planning Commission
members at the meeting.
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DOWNTOWN

COMMUNITY COUNCIL

September 20, 2017

To: Matt Lyon
Salt Lake City Planning Chair
cc: Molly Robinson, Doug Dansie

As Downtown continues to reinvent itself, the emphasis on quality infill projects becomes
increasingly important as the availability of quality parcels becomes more scarce. Which is
why we're pleased to forward our enthusiastic endorsement of the Block 67 Project. As you
know, this project converts a parking lot—adjacent to both Vivant Smart Home Arena and
the Salt Palace—into a revenue-positive, pedestrian-centered, community building project
which complements and augments the energy of these established venues.

The Block 67 project provides additional and more consistent activation through the
programmed uses of its restaurant, retail, residential, and hospitality tenants. Moreover,
the Project promises to physically bridge the current gap between the Vivint/Gateway and
the West Pierpont/South Salt Palace entertainment districts—which, in turn, reach south
and east to Broadway and Main Street. Beyond being a corridor of interest for Downtown
visitors, the inclusion of quality housing options and dual flag hospitality offerings within
the project means Block 67 will also contribute to critical mass for neighborhood retailers
and restaurants while addressing the City’s on-going housing and hotel room deficits.

Key to this project’s attractiveness to the Council is its mid-block connections, which serve
to transform a monolithic 10-acre block into smaller, human-scaled modules®, providing
generous plaza and paseo space with the vast majority of vehicular parking tucked away,
below grade.

In the end, Downtown Community Council is convinced that providing both municipal and
community support to these quality projects—which are funded by private money—will
further support and enhance the efforts of the City and her many partners, over the last
decade, to reinvent Downtown.

Warmest regards,

D Christian Harrison
Downtown Community Council

*If we had one wish, it would be that the connection from 200 West be upgraded from what
appears to be a driveway to something more along the lines of what we see on the west side
paseo connecting 300 West to 200 South.



September 21, 2017

Matt Lyon

Salt Lake City Planning Commission Chair
PO Box 145480

Salt Lake City, UT 84114

Dear Matt,

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, increase tax revenue and bring new clientele to local
business.

The Downtown Alliance is very supportive of The Ritchie Group’s mixed-use “Block 67” Planned
Development (PLNPCM2017-00419) southeast of the Vivint Smart Home Arena bounded by the
Salt Palace Convention Center. The Ritchie Group’s plans represent a significant opportunity for
downtown’s emerging sports and entertainment district.

This project, coupled with significant new investment in the Vivint Smart Home Arena and The
Gateway, is consistent with the sports and entertainment district objectives outlined in the
2017 Downtown Rising Action Plan. The Block 67 Planned Development will expand regional
audiences, increase spending on retail, food and beverages, encourage greater use of
transportation systems, increase sales tax revenue and offer more opportunities for original
programming downtown. We applaud the forward thinking plan that incorporates a mixed-
used, pedestrian-centric site design. It is a win for everyone and we encourage you to support
this development.

We understand that The Ritchie Group’s second phase office tower and Zoning Map
Amendment (LNPCM2017-00420) application will be considered in the future and separately
from the Planned Development (PLNPCM2017-00419) package. We see this as an important
future downtown development, consistent with The Ritchie Group’s phased approach. As the
Amendment moves forward we encourage The Ritchie Group to work with other downtown
property owners to determine the best outcome related to a potential zoning amendment.



The Downtown Alliance does not currently support a wholesale change to the D-4 Zone, but
recognizes that over time, a change to the D4 Zone, or targeted overlays may make sense. We
hope to work with you, The Ritchie Group and other downtown property owners on this
element of the project in the future.

The ongoing transformation of our downtown would not be possible without the creativity and
energy of private investors and developers. We appreciate The Ritchie Group for helping to
build a more dynamic and diverse community that is the regional center for culture, commerce
and entertainment. This project deserves your support.

Sincerely,

Jason Mathis
Executive Director

Cc: Salt Lake City Council
Nick Norris, Salt Lake City Planning Director
Salt Lake City Planning Commission



ATTACHMENT I: DEPARTMENT REVIEW COMMENTS

ZONING (Alan Michelsen):
D-4 Zone — Mixed use project with urban plaza involving 230 W 200 S/115-119-131 S 300 W (15-
01-207-026, 15-01-207-001 and 15-01-207-002) and includes consolidation and subdivision of
lots. Uses include hotel (approx. 162 keys), Commercial, Multi Family Residential (approx. 208
units), 2 levels underground parking (approx. 422 stalls), surface stalls (approx. 51). The
subdivision process is to be initiated with the Planning Desk in the Building Permits Office. A
demolition permit will be required for the removal of the existing building (see 18.64 for
demolition provisions). As part of the demolition application, the construction waste
management provisions of 21A.36.250 apply. This proposal will need to be discussed with the
building and fire code personnel in Room #215. A Certified Address is to be obtained from the
Engineering Dept. for use in the plan review and permit issuance process. This proposal will need
to comply with the appropriate provisions of 21A.30.010 &.045 - the provisions of 21A.33 for
permitted and conditional uses— any appropriate provisions of 21A.36 and including a permanent
recycling collection station and a waste management plan. This proposal will need to comply with
any appropriate provisions of 21A.40 and including ground mounted utility boxes — the
provisions of 21A.44 for parking and maneuvering, with parking calculations provided that
address the minimum parking required, maximum parking allowed, number provided, bicycle
parking required/provided, electric vehicle parking required/provided, off- street loading
required/provided and any method of reducing or increasing the parking requirement - the
provisions of 21A.48 for landscaping (questions regarding park strip tree
protection/removal/planting, as well as removal/protection of private property trees may be
directed to the General Forestry line: 801-972-7818) - the provisions of 21A.55 and 21A.58. To
download the construction waste management plan handout, see
http://www.slcgov.com/slcgreen/constructiondemo). Waste Management Plans should be filed
by email to the Streets and Sanitation Division at constructionrecycling@slcgov.com and the
approval documentation included in the new construction permit package.
Questions regarding the waste management plans may be directed to 801-535-6984.

TRANSPORTATION (Michael Barry):

1. Parking calculations will need further detail provided in tabular form including the number of
residential dwelling units and the square footage of non-residential uses; in conformance with
21A.44.030

2. Parking lot dimensions and details, including stall dimensions, aisle widths, location of electric vehicle
stalls, location of ADA stalls, ramp slopes, etc., will need to be provided.

3. The location of bicycle parking will need to be provided along with further detail.

4. The curb cut on 100 S greatly exceeds the maximum curb cut allowance of 30 feet (width). The curb
cut shown on the site plan is 108’6” in width.

5. Any roadway striping/pavement markings/signage on the interior block roads should be provided.

6. See uploaded document, “Traffic Study Comments” for comments on Traffic Impact Study.

7. See uploaded document, “Block 67 Transportation Red-Lines” for red-lines on drawings

ENGINEERING (Scott Weiler):
No objections to the proposed planned development.
Please design drive approaches per APWA Std. Plan 225, giving pedestrians an even
plane (no pedestrian ramps) to cross the driveways.
It is recommended that any uneven sidewalk joints or broken sidewalk panels be
replaced to remove tripping hazards along the project's frontage of 300 West, 100
South and 200 South.

PUBLIC UTILITIES (Jason Draper):
Utilities cannot cross property lines without appropriate easements and agreements. Parcels
must be consolidated prior to permitting.

Public Utility permit, connection, survey and inspection fees will apply.
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Please submit site utility and grading plans for review. Other plans such as erosion control
plans and plumbing plans may also be required depending on the scope of work. Submit
supporting documents and calculations along with the plans.

Covered parking area drains and work shop area drains are required to be treated to remove
solids and oils prior to discharge to the sanitary sewer. These drains cannot be discharged to
the storm drain. Use a sand/oil separator or similar device. A 4ft diameter sampling

manhole must be located downstream of the device and upstream of any other connections.

All utility design and construction must comply with APWA Standards and SLCPU
Standard Practices.

Storm water treatment is required prior to discharge to the public storm drain. Utilize storm
water Best Management Practices (BMPs) to remove solids and oils. Green infrastructure
should be used whenever possible. Sand/oil separators are commonly used to treat storm
water runoff from uncovered parking areas.

Storm water detention is required for this project. The allowable release rate is 0.2 cfs per
acre. Detention must be sized using the 100 year 3 hour design storm using the farmer
Fletcher rainfall distribution. Provide a complete Technical Drainage Study including all
calculations, figures, model output, certification, summary and discussion.

This is in the Downtown Master Plan and requires the three headed cactus style light poles
evenly spaced between 100 and 150 feet depending on photometric design. The poles may
be upgraded by purchasing and adding the arms onto the existing poles.

Projects larger than one acre require that a Storm Water Pollution Prevention Plan
(SWPPP) and Technical Drainage Study are submitted for review.

All utilities must be separated by a minimum of 3ft horizontally and 18” vertically. Water
and sewer lines require 10ft minimum horizontal separation.

Applicant must provide fire flow and culinary water demands to SLCPU for review. The
public water system will be modeled with these demands. If the demand is not adequately
delivered, a water main upsizing will be required at the property owner’s expense. Required
improvements on the public water system will be determined by the Development Review
Engineer. New water mains must cross the entire frontage of the property. A plan and
profile and Engineer’s cost estimate must be submitted for review. The property owner is
required to bond for the amount of the approved cost estimate.

One culinary water meter and one fire line are permitted per parcel. If the parcel is larger
than 0.5 acres, a separate irrigation meter is also permitted. Each service must have a
separate tap to the main

FIRE (Ted Itchon)
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One of the issues for structures is the height of the structure. If the structure is 30 foot or
greater in height then the fire department access is required to be two roads that is 26 foot
clear width and one of there must be without utility lines obstructing the aerial equipment
operation and be no closer than 15 ft. nor further than 30 ft. measured for the structure. Also
fire department access must be within 150 feet from a fire department access road.
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SALT LAKE CITY PLANNING COMMISSION MEETING
City & County Building
451 South State Street, Room 326, Salt Lake City, Utah
Wednesday, November 8, 2017

A roll is being kept of all who attended the Planning Commission Meeting. The meeting was
called to order at 5:40:12 PM. Audio recordings of the Planning Commission meetings are
retained for a period of time.

Present for the Planning Commission meeting were: Chairperson Weston Clark, Vice
Chairperson lvis Garcia; Commissioners Maurine Bachman, Emily Drown, Matt Lyon, Andres
Paredes, Clark Ruttinger, Brenda Scheer and Sara Urquhart. Commissioners Carolynn Hoskins
was excused.

Planning Staff members present at the meeting were Cheri Coffey, Assistant Planning Director;
Doug Dansie, Senior Planner; Daniel Echeverria, Senior Planner; Michael Maloy, Senior
Planner; Michelle Poland, Administrative Secretary and Paul Nielson, Senior City Attorney.

Field Trip
No field trip was held for this meeting.

Mixed Use Development at approximately 100 S, 200 W, 200 S, and 300 W, known as Block
67 - The Richie Group, applicant is seeking to develop 6.45 acres in downtown for a
mixed-use project that includes 656 apartments in multiple buildings, a 271-key hotel, and
an office tower. The site is located southeast of the Vivint Smart Home Arena and
southwest of the Salt Palace on the block bounded by 100 S, 200 W, 200 S, and 300 W,
known as Block 67. The applicant envisions the project as an entertainment district that
links the activities of the Arena and the Gateway to the Central Business District. (Staff
contact: Doug Dansie at (801)535-6182 or doug.dansie@slcqgov.com.)
a. Planned Development for multiple buildings on a single property and 5’ additional
feet in height. Case number PLNSUB2017-00418
b. Zoning Map Amendment (rezone) from D-4 Downtown Secondary Business
District to D-1 Central Business District for a portion of the site (location of the
Royal Wood Plaza/U.S. Post Office). Case number: PLNPCM2017-00419
c. Design Review for building heights exceeding the 75’ threshold and other design
standard modifications.
d. Conditional Use for a commercial parking structure at 131 S 300 W. Case number:
PLNPCM2017-00448

Mr. Doug Dansie, Senior Planner, and Ms. Molly Robinson, Urban Designer, reviewed the
petition as outlined in the Staff Report (located in the case file). They stated Staff recommended
approval of the Conditional Use, Planned Development, and Conditional Building and Site
Design Review and that the Planning Commission forward a favorable recommendation to the
City Council regarding the Zoning Amendment petition.

Mr. Dave Abraham, architect, reviewed the proposal, layout, use and design of the buildings.
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The Commission and Applicant discussed the following:

The orientation of the building to the street.

If the proposed linear park went through the entire site.

The width of the street and if it had been reviewed by Transportation.
The differences in the current proposal and the previous proposal.

If there was a rendering of the linear park.

The size of the opening/entrance to the park.

The phasing of the construction.

When the current parking lot would be developed.

Staff reviewed the proposal as outlined in the Staff Report.

The Commission and Staff discussed the following:

The vertical appearance of the building.

The proposed ground level uses for the building.

If a Master Plan amendment was part of the proposal.

The height of the surrounding structures compared to the proposal.

The date when other properties were zoned D1.

Why the proposal was being addressed in whole and not piece by piece.

The overlay zone boundaries.

The way the signs and art would be reviewed and the standards for reviewing them.
If the green roof space was to achieve LEED standards.

PUBLIC HEARING 7:16:48 PM
Chairperson Clark opened the Public Hearing.

The following individuals spoke to the petition: Mr. Raymond Uno, Senator Jani Iwamoto, Mr.
Rolen Yoshinaga and Ms. Jennifer Hasty.

The following comments were made:

The development would negatively impact the Japanese community regardless of what
was put on the property.

The issues Japantown had in the past with the expansion of the Salt Palace and
development in the area.

Needed to ensure the street festivals held on 100 S and other activities could still be held
at the Churches.

The parking and traffic would greatly impact the existing churches.

Reviewed the history of the area and the need to protect the heritage.

The number one issue was the egress and ingress to the development.

The D 4 Zoning best fit the area as the D 1 zone was too intense for the area.

The east west connection looked narrow and could be inviting for homeless persons to
use the alley.

The existing churches would be placed on the service side of the development and the
Salt Palace.
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Signage was a concern.
Adding paid parking to the site would impact the community.

Chairperson Clark read the following cards:

Mr. Al Kubota — | represent the Japanese Church of Christ and the Japanese committee
(JCPC). We are very concerned in specific how the development will affect the community
specifically 100 South Street. We were granted to have access to 100 South Street for all
our street festivals. 100 South Street is “Japanese Town” street.

Ms. Suzan Yoshimura — The development will severely impede the ability of the Salt lake
Buddhist Temple to conduct its religious mission and impact its existence. The Temple
was established in 1912.

Mr. Brent Koga — Concerned about negative impacts for Japanese Church of Christ and
Salt Lake Buddhist Temple located on 100 South. The two churches are religious,
cultured and social gathering places for the community, The Salt Lake Buddhist Temple
has had a presence on 100 South for over 100 years. It appears as very little
consideration has been placed on the impacts to the existing residents of the surrounding
residents. Very concerned with parking access to 100 South signage (big) on 100 South
with no impact from local existing residents.

Ms. Karen Okawa — (SLC Buddhist Temple and Japanese Church of Christ). The two
churches on that block of First South are being buried by new high rise developments.
The increased traffic ad walking traffic has increased crime in the area (both churches
have had recent break-ins). The two religious organizations are all that remain of the old
Japan Town. We cannot afford to relocate.

Ms. Allyn Nakashima — As a member of the Japanese Church of Christ, | am concerned
about impact on the church property, traffic, business of the area, parking, etc.

Mr. Stan Endo — The development will severely impede the ability of the Salt Lake
Buddhist Temple (established 1912) to conduct our religious mission and impact our
existence.

Ms. Julee Mori — We do not believe this development should have its egress access on
to 100 South. Also | do not agree with allowing the building heights to exceed current
zoning. This would essentially close natural lighting even more than we currently
experience.

Ms. Sharlene Kirkham — | have been a member of the Japanese Church of Christ. The
church is an important spiritual, historical, community, cultural center for our community
(two churches). The proposal egress and ingress would impact out churches. Please
consider rezoning the egress and ingress to the new development so that the extra traffic
will not impact the smaller churches located on 100 South,

The Commission and Senator Iwamoto discussed the following:

If the Japanese community had discussed the proposal with the developer.

Chairperson Clark closed the Public Hearing.

The Applicants stated they met with the Japanese community regarding the proposal, they
reviewed the parking for the proposal they understood the issues with the history of the people
in the area and want to help ensure the activities become part of the development. They stated
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they were willing to work with the community to address any concerns and help to improve the
area. The Applicants reviewed the access to the property and how they were trying to
accommodate the community.

The Commission, Applicant and Staff discussed the following:
e |If the community has been willing to work with the developer or offer solutions to their

concerns.

How to protect the churches and ensure they are protected in the future.

If the development would affect the festivals on 100 South.

The surrounding buildings were taller than what was being proposed.

The parking entrances and access during festivals.

The flexibility of the parking and options for public parking.

The phases of the development and the number of parking spaces in each phase.

The traffic patterns and times during the day traffic would be at its highest.

The possible added support of the festivals from the residents or visitors to the

development.

The Planning Commissions purview over parking requirements in the neighborhood.

e What could be developed by right and what was gained by going through a planned
development?

e The petitions under review and what was included in each petition.

e If the height needed to be approved now or could be reviewed at a Work Session.

e The time frame for the signage, phase two and other aspects of the development.

The Commission discussed and stated the following:
e The need to encourage the developer to work with the community regarding the future
designs on the site.
e The rezone should be considered separate from the proposal.

MOTION 8:19:39 PM

Commissioner Drown stated based on the information in the Staff Report, the information
presented, and the input received during the public hearing, she moved that the Planning
Commission approve the Planned Development PLNPCM2017-00419, which includes the
allowance of multiple buildings on a single site and increased height as illustrated in the
attached plans. With the conditions A through C as listed in the Staff Report.
Commissioner Scheer seconded the motion. Commissioners Bachman, Drown, Garcia,
Lyon, Ruttinger, Scheer and Urquhart voted “aye”. Commissioner Paredes voted “nay”
The motion passed 7-1.

MOTION 8:22:16 PM

Commissioner Scheer stated based on the information in the Staff Report, the information
presented, and the input received during the public hearing, she moved that the Planning
Commission approve the Planning Commission approve the Conditional Building and
Site Design review PLNPCM2017-00448, which includes modifications to height, massing
and other design features as shown on the attached plans. With conditions A, C, D and E
and not B as listed in the Staff Report. Commissioner Bachman seconded the motion.

Salt Lake City Planning Commission November 8, 2017 Page 4



The Commission discussed the following:
e The conditions of approval.
e The materials for the building and how it would be viewed from the pedestrian level.

Commissioners Bachman, Drown, Garcia, Lyon, Ruttinger, Paredes, Scheer and Urquhart
voted “aye”. The motion passed unanimously.

MOTION 8:26:37 PM

Commissioner Bachman stated based on the information in the Staff Report, the
information presented, and the input received during the public hearing, she moved that
the Planning Commission approve The Planning Commission approves the Conditional
Use for a commercial parking lot PLNSUB2017-00418 as reflected in the drawings
presented. Commissioner Garcia seconded the motion. Commissioners Bachman,
Drown, Garcia, Lyon, Ruttinger, Paredes, Scheer and Urquhart voted “aye”. The motion
passed unanimously.

The Commission discussed the following
e Why it would be beneficial to review the zoning separately.
e |If the item should be tabled and what the time frame would be to bring it back to the
Planning Commission.

MOTION 8:32:41 PM

Commissioner Lyon moved that the Planning Commission table PLNPCM2017-00420,
regarding the Zoning Map/Text Amendment upon request that the Staff and Planning
Commission could have a discussion that was exclusive to the rezone and subject
property about its appropriateness absent of the discussion of the development and also
that the Staff presents to the Planning Commission some of the policy discussion and
rationale that was presented to this body during the West Temple convention hotel and
detailed background on the surrounding zoning.

SUBSTITUTE MOTION 8:34:10 PM

Commissioner Scheer moved that the Planning Commission forward a negative
recommendation to the City Council regarding PLNPCM2017-00420, for the Zoning
Map/Text Amendment upon the basis that the applicant should pursue a more sufficient
public input to the prospect of the height of the proposed building and that the Planning
Commission needs to be educated or informed from the Staff about the history of this
particular site and decisions that went into the D4 zone.

The Commission discussed the following:
e |f the motion was to table or deny.
e What happened if a negative recommendation is forwarded to the City Council for the
petition?

Commissioner Ruttinger seconded the motion.
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The Commission discussed the following:

e To table the petition, forward a negative recommendation or a positive recommendation
to the City Council.

e |f the Commission would want to review the zoning prior to the City Council’s review.

SUBSTITUTE MOTION 8:40:10 PM

Commissioner Lyon moved that the Planning Commission table PLNPCM2017-00420,
regarding the Zoning Map/Text Amendment until Staff can come back and present to the
Planning Commission detailed review of the policy decisions that guided the convention
center block and the policy decisions that have led to this type of parcel to be zoned to
D4. Commissioner Garcia seconded the motion.

The Commission discussed the following
e How tabling the petition would affect the developer’s time frame.

The Commission acknowledged the public comments and stated they understood the unfair
treatment of the Japanese Community. The Commissioner stated they apologized for that
treatment and wanted the community to feel heard.

Commissioners Bachman, Drown, Garcia, Lyon and Paredes voted “aye”.
Commissioners Scheer, Ruttinger and Urquhart voted “nay” The motion passed 5-3.

The meeting adjourned at 8:45:59 PM
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