Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: David J. Gellner, AICP, Principal Planner - 801-535-6107 - david.gellner@slcgov.com

Date: December 2, 2020

Re: Greenprint Gateway Apartments - PLNPCM2020-00493 & PLNPCM2020-00749 —
Planned Development & Design Review

PROPERTY ADDRESSES: 502 W 200 S, 568 W 200 S and 161 S 600 W
PARCELS: 15-01-108-009, 15-01-108-010 and 15-01-108-008-0000
MASTER PLAN: Downtown Plan (2016)

ZONING DISTRICT: GMU - Gateway Mixed Use Zoning District

REQUEST: Mark Eddy of OZ7 Opportunity Fund, has requested Planned Development and

Design Review approval for the Greenprint Gateway Apartments project to be located on three (3)
contiguous parcels located at 592 w 200 S, 568 W 200 S and 161 S 600 W respectively. The
proposal is for a 150-unit apartment building on a 0.59 acre (26,000 square feet) consolidated
parcel. The proposed building will be six stories in height and will be approximately 67-feet tall to
the top of the building’s parapet with an elevator over-run that tops out below 75 feet. The
apartments will be a mix of micro and studio apartment units. The properties are located in the
G-MU - Gateway-Mixed Use zoning district. The G-MU zoning district requires Planned
Development approval for all new principal buildings and uses. The Planned Development
process may be used to modify some of the required landscaping elements. In addition, Design
Review approval has been requested to address some design aspects of the building including
material choices and the maximum length of blank wall space on the west facade of the building.

STAFF RECOMMENDATION:

Based on the findings listed in the staff report, it is the Planning Staff’s opinion that overall the project
generally meets the applicable Design Review and Planned Development standards and therefore,
recommends the Planning Commission approve both the Planned Development and Design Review
requests. In order to comply with the applicable standards, the following conditions of approval shall

apply:

1. Final approval of the details for site signage, development and site lighting, off-street
loading, street lighting, streetscape details, sidewalk paving and landscaping to be
delegated to Planning Staff to ensure compliance with the standards for Design Review
as well as the Downtown Plan.

2. Public art must be incorporated into the west street-facing elevation to help break up the
blank wall space.

3. Approuval is for the specific items discussed and identified in the staff report. All other
applicable zoning regulations and requirements from other city departments still apply.
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PROJECT DESCRIPTION:

Overview

The proposed project is for a market rate 150-unit apartment building on a combined 0.59 acre (26,000
square feet) parcel located at approximately 502 w 200 S in the G-MU — Gateway-Mixed Use zoning
district. The G-MU zoning district requires Planned Development approval for all new principal
buildings and uses. The Planned Development process may be used to modify some aspects of the
zoning requirements. In addition, Design Review approval has been requested in order to modify some
design aspects of the building. This includes a modification to the amount of durable materials, and
the maximum length of blank walls allowed on the 600 W facade. This is further detailed in the Key
Considerations section of this report.
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Corner of 200 South and 600 West

Site Configuration & General Project Details

The project parcels are currently used as a surface parking lot associated with automotive repair.
There are two small single-story industrial buildings on the site that have been used for these
functions. The buildings will be removed to make way for the new development. The proposed
building will be under 75-feet tall, which is the maximum height in the G-MU zoning district. The
roof parapet will be approximately 67 feet tall while the roof access stairway tower will top off
under 75 feet.

The building itself stands at the property line on the south facade. On the west-facing facade, the
building is situated within 5-feet property line. Street trees are required along both 200 S and 600 W.
There are existing street trees on 200 S but not on 600 W. These will need to be installed with approval
from the City’s Urban Forester. The applicant’s renderings included in Attachment C illustrate the
layout.

There will be a driveway entrance from 600 W near the north edge of the property that connects
to surface parking and also the parking located within the first level of the building. A total of 38
parking stalls are being provided for the development. This includes nineteen (19) surface stalls
and 19 stalls within the parking structure. This includes 2 ADA stalls and 2 electric vehicle stalls.
The parking structure will have solid garage doors on the north side of the building that face the
surface parking area that is access off of 600 W.

The GMU district has specific parking requirements per 21A.030.G.2 — which specify V2 space per unit
in the district for new residential uses. With 150 apartments, 75 parking spaces would generally be
required. However, a reduction of by 50% is allowed per 21A.44.040.B.7 for any new multi-family
residential, commercial, office or industrial development within one-fourth (1/4) mile of a fixed transit
station. Since the property is within ¥4 mile of a fixed transit station, it would qualify for this exemption
and would only need 38 spaces. The project also includes 2 commercial spaces. One will be
approximately 2,442 square feet in size while the other will be 2,481 The total of those space is



approximately 4,900 square feet. In the G-MU district, no spaces are required for up to 10,000 square
feet usable floor area for commercial uses. Over that 10,000 square feet threshold, 1 space per 1,000
usable square feet over 10,000 square feet would be required. The proposed parking of 38 stalls
complies with the Zoning Ordinance requirements.

Per 21A.48.070.B - Interior Parking Lot Landscaping standards, all surface parking lots with
15 or more spaces require a minimum of 5% of the parking lot be devoted to landscaping. Landscaping
areas located along the perimeter of a parking lot beyond the curb or edge of pavement cannot included
toward satisfying this requirement. This project has a total surface parking area of approximately
4,600 SF so approximately 230 SF of interior parking lot landscaping is required. The submitted plans
show approximately 306 square feet of interior parking lot landscaping.

The standards for each landscape area indicate that landscaped areas shall be dispersed throughout
the parking lot, be a minimum size of 120 SF and 5 FT in width, and be planted primarily with shade
trees according to applicable provisions of subsections 21A.48.050A and B of the Landscaping and
Buffers chapter of the zoning ordinance. The proposed landscaping areas measure approximately 171
square feet (9.5 feet x 18 feet) and 135 square feet (7.5 feet x 18 feet) in size. The proposed areas meet
the width and size requirements. The landscape plan shows these areas to be planted with shrubs.
Overall, these areas meet the intent of the requirements.

In addition to landscaped areas throughout the parking lot, Perimeter Parking Lot Landscaping
(21A.48.070.C) is required when a parking lot has 15 or more spaces and is located within 20 feet of a
lot line. The requirement is 7 feet of perimeter parking lot landscaping along the corresponding edge
of the parking lot as a buffer between uses. On the north edge of the surface parking lot the applicant
is showing a fence in lieu of the required landscaping buffer. The Planning Commission has the
discretion to eliminate or reduce this landscape buffer though the Planned Development process,
although the applicant’s narrative does not address this issue specifically nor specifically request that
modification. The intent of the landscaping buffer is to provide for beautification for both residential
and nonresidential uses, with a higher level of landscaping being provided for residential uses,
primarily multi-family uses. The landscaping requirements are discussed in the Key Considerations
below and in the table of standards for Planned Developments.

KEY CONSIDERATIONS:

Consideration 1: Neighborhood Compatibility

The proposed building will be located along 200 S in an area of other residential and commercial
development. It will replace a surface parking lot and some single-story industrial buildings. The
proposed building will be under the maximum height of 75-feet allowed in the G-MU zoning district.
While the building will be taller than the existing buildings located directly to the east along 200 S, the
height is in line with the anticipated building height limits in the zoning district in this area and with
other projects currently being built or in the planning stage. This includes the recently approved but
not yet built Central Station West Apartments across the street on the south-east corner of 200 S 600
W (height varies from 65-72 feet) and the Centro Civico Senior Apartments (775 feet tall) to the north
on 600 W. The proposed building will be generally compatible with the surrounding neighborhood in
terms of size and scale. The proposed building lies in a diagonal line to the Intermodal Hub — the most
transit-rich area in the state of Utah.
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Consideration 2: Design Details & Public Realm Experience

The applicant is going through the Design Review process to modify some of the urban design
standards of the G-MU zoning district, specifically the choice in materials and the maximum length of
blank walls allowed. These modifications to materials and other elements are more fully described
below. The intent of the Design Review process is to encourage design with an emphasis on human
scale and to mitigate any negative impacts. The applicant’s narrative articulates how the design
elements of the building relate to the scale and context of existing buildings and how these elements
address the human scale of the building and its interface with the overall area. The specific
modifications and how the overall building meet the human scale are discussed in more detail as
follows:

Material Choices
The G-MU zoning district requires the following in relation to building materials:

All new buildings in the Gateway District shall have a minimum of seventy percent (70%)
of the exterior material (excluding windows) be brick, masonry, textured or patterned
concrete and/or cut stone. With the exception of minor building elements (e.q., soffit, fascia)
the following materials are allowed only through the design review process: EIFS, tilt-up
concrete panels, corrugated metal, vinyl and aluminum siding, and other materials.

The applicant is requesting a modification to the durable materials requirement of the G-MU zoning
district through the Design Review process. The composition of the materials are described in more
detail in the applicant’s narrative and plans included in Attachment C but are summarized here:

e Atthe pedestrian level the elevations encompass considerable quantities of glass with
architectural concrete making up the remainder. The finish details on the concrete have not
been provided to staff. This is broken down as follows.

o South Facing Ground floor facade:
=  Glass: 69.2%
= Concrete: 30.8%

o West Facing Ground floor facade:
=  Glass: 55%
= Concrete: 45%

¢ On the south facing elevation of the building the materials are broken down as follows:
o Glass: 29.3%
o Concrete: 2.7%
o Brick: 35.7%
o Cement/hardi siding: 32.3%

¢ On the west facing elevation of the building the materials are broken down as follows:
o Glass: 16.8%
o Concrete: 11.5%
o Brick: 14.8%
o Cement/hardi siding: 30%
o Stucco: 26.9%
¢ On the north facing elevation of the building the materials are broken down as follows:
o Glass: 18.8%
o Concrete: 16.3%



o Garage doors: 2.4%
o Brick: 12.4%
o Cement/hardi siding: 24.6%
o Stucco: 25.5%
¢ On the east facing elevation of the building the materials are broken down as follows:
o Glass: 14.9%
o Concrete: 19.2%
o Brick: 11.4%
o Cement/hardi siding: 34.9
o Stucco: 19.6
For the building as a whole, the durable materials on the exterior, excluding windows are broken
down as follows:
e Brick: 20.6%
o Concrete: 17.5%
e Cement Board: 38%
e Stucco: 23.9

The applicant makes the argument that cementitious siding (cement board) is a durable material
despite it not being listed so in the narrowly defined list in the GMU zoning district. Staff would agree
that while this is a durable material it does come under the category of “other materials” in the
definition so Design Review approval is needed in order for its use to be approved. The use of this
material has been approved on other recent projects including “The Beverly” apartments at 45 S 600
W in the G-MU zoning. This project was approved by the Planning Commission in June 2019. The
material is not uncommon elsewhere in the Depot or Gateway District and so the proposed use is
appropriate in context. In addition, stucco or EIFS only comprises 23.9% of the building’s surface so
the total percentage of more durable materials is significant.

Commercial and Active Spaces on the Ground Floor

The building design includes two (2) commercial spaces that face 200 S. One of the proposed
spaces is approximately 2,442 square feet in size while the other will be 2,481 square feet. The
height details of the commercial spaces have not been provided. The smaller space will have
windows and a presence on both 200 S and 600 W and will provided street activation on both
facades. Both commercial spaces will have two (2) entrances each oriented toward 200 S. The
main building entrance is also located on 200 S. The entrance leads to a lobby space. No other
active ground floor uses are proposed such as a fitness center or sitting room. The commercial
spaces are however sizeable, and the applicant has indicated that they anticipate leasing to a coffee
shop, bakery or retail type tenant and possibly some small office uses. These uses will help create
interaction between the pedestrian realm and the building. The building also incorporates large
street-facing windows in these spaces to help to provide eyes on the street and enhance the
downtown neighborhood experience providing a pleasant interface between the public and
private realm.

Maximum Length of Blank Walls & Public Artwork Requirements

The G-MU zoning district specifies that the maximum length of blank walls uninterrupted by windows,
doors, art or architectural detailing at the first-floor level cannot exceed fifteen feet (15'). Projects in
the G-MU zoning district also require art that is accessible or directly viewable to the general public be
included in all projects using the Design Review process to modify design standard.



The west facade of the building includes a wall approximately 27 feet in length that will not be
interrupted by doors or windows. The applicant is proposing to include a public art piece into this
space in order to break up the wall expanse and satisfy the public artwork requirements. Details in
relation to the proposed artwork have not been provided to staff as of the date of this report. Review
and approval of the artwork will be included as a condition of approval.

Orientation of Building Entrances

The front entrance of the project is oriented toward 200 S and is set back from the walkway about 5-
feet under an overhang which will provide protection from weather elements and prevent door swings
into the public sidewalk. If a project in the G-MU district faces multiple streets and does not meet the
40% glass requirement, an entrance must be provided on both streets. In this case, that glass is
requirement is being met and although a second entrance is not required one is being provided along
the 600 W facgade to provide an additional access point to the parking structure from the street level.

Landscaping, Lighting and Signage

Final details on lighting and landscaping have not been provided to staff but will be a condition of
approval. This includes the site lighting and any street lighting as well as parking lot landscaping. City
street lighting is already in place on 200 S. If any fixtures need to be moved or are damaged through
construction activities, the developer is responsible for moving and/or replacing. Street lighting in
conformance with City standards will be included as a Condition of Approval to be verified at the
Building Permit stage. Any proposed or replaced street trees will need to be approved by the Salt Lake
City Urban Forester. This is discussed in the analysis for the Planned Development and Design Review
applications and will be included as a Condition of Approval to ensure compliance.

The issue of parking lot perimeter landscaping and lack of a required landscaping on the north edge of
the surface parking lot and how this will impact neighboring properties is an issue for the Planning
Commission to consider. While the Planning Commission has the discretion to eliminate or reduce
this landscape buffer though the Planned Development process, consideration must be given to the
impact of this modification as well as the relationship between the proposed modifications to the
zoning regulations and the purpose of the planned development.

Consideration 3: Design Standards Not Being Met or Undetermined

There are a number of standards included in the G-MU Urban Design Guidelines and Design Review
guidelines that the proposed design does not appear to meet, or that staff is not able to verify based on
the details provided. These are outlined in the appropriate tables in Attachment D and Attachment E
of this report. These include the following:

GMU Urban Design Standards — Windows and Fenestration

In the GMU district, buildings with smooth surfaces are prohibited. As such, all windows
(except bay, projecting or balcony) must be recessed from exterior wall by 3 inches and the
glass reflectivity must be less than 18%. How the windows and fenestration meet the recess
requirements from the exterior walls have not been provided to staff. As such, staff is not able
to determine if this standard has been met.

Design Review Standards — Human Scale — Top-Middle-Base and Roofline
Elements and Cornices

The Design Review standard specify that for buildings more than three (3) stories in height,
the design of a building with distinct base, middle and top sections to reduce the sense of
apparent height. The building includes a base and middle but not a distinct top. The proposed
building does not include roofline elements such as cornices that provide a more finished look
to the overall building. The top floor is not differentiated, there is no cornice, and it lacks



any architectural detail at or near the roofline. The Planning Commission may want to
consider the proposed building design and how it meets the Design Review and GMU
Standards.

Consideration 4: Master Plan Compliance

Downtown Plan (2016)
The Downtown Plan lays out a vision for the entire downtown area, which includes the following:

As the center for dense urban living — comprised of housing, parks, local serving retail, and
community services — downtown will be identified as a vibrant urban neighborhood. Downtown
will offer intimate spaces, outdoor adventure, and move with a distinctive energy that reflects our
culture. It will be diverse and eclectic — a creative mix of neighbors and collaborative partners
committed to pioneering downtown’s future.

The following principles found in the Downtown Plan support that vision:

We value a downtown that...
...Provides Housing Choice
...Is Vibrant & Active

...Is Prosperous

...Is Rich in Arts & Culture
...Fosters Equity & Opportunity
...Is Connected

...Is Walkable

...Is Welcoming & Safe
...Unites City & Nature

...Is Beautiful

Each of the above-noted principles from the Downtown Plan has corresponding goals and initiatives
to achieve them across the downtown area.

The Downtown Plan also contains elements that directly pertain to the districts within the plan area.
The Districts map specifies that the subject property is located is within the Depot District. The Depot
District lies on the western edge of the downtown area and is relatively large. It is bounded by The
Granary District to the south, Temple Square to the north, and the Salt Palace, Broadway, and Grand
Boulevards Districts to the east.

A specific vision statement with correlating principles is established in the master plan for each of the
established districts. The vision for the Depot District includes the following:

...a dense urban neighborhood that provides a full range of housing options and is served by all
modes of transit...Celebrated in the Depot District is a mix of historic and new buildings. The historic
buildings establish the district’s character and represent the past industrial use of the areas. New
construction complements the historic buildings, respecting street and site patterns, building
placement, site access, and building form and scale.

The following principles, with corresponding initiatives, are from the Depot District section of the plan
and are applicable to the proposed Greenprint Gateway development that is being proposed:



Provides Housing Choice: Utilize interior streets and walkways for townhouse development to
activate interior of blocks while keeping main streets commercial.

Walkable: Address barriers to walking routes...
Welcoming and Safe: Maximize visual transparency from sidewalk into stores and vice versa...

Mid-block walkways are an important element included in the Downtown Plan. There is not a
proposed mid-block walkway shown through the location of this property near to the corner of 200 S
and 600 W. To the north and running west to east, a proposed walkway is shown between the location
of the Centro Civico senior housing project and the larger Centro Civico site to the south. The location
of this walkway through the Centro Civico property was discussed with the approval of the senior
housing project and would generally be located through the property when it is redeveloped. To the
east of the subject property, a mid-block walkway is shown toward the center of the block between 500
W and 600 W. This proposal would not impact the location of the north-south walkway.

Planning Staff is of the opinion that the proposed Greenprint Gateway Apartments meets both the
visioning and principles of the overall Downtown Plan as well as the more specific initiatives outlined
for the Depot District within that plan. It is also in compliance with other City policies and plans, both
general and specific to the area as articulated separately in the following sections. The project will
provide more housing choices with a commercial space to provide an opportunity for small business.
It will be vibrant and active with excellent public transit access.

Plan Salt Lake (2015)
Plan Salt Lake was adopted in 2015 as the citywide vision for Salt Lake City for the next 25 years.
The Plan contains Guiding Principles as well as Initiatives in the various chapters that relate to
the proposed use including the following:
e Maintain neighborhood stability and character.
Create a safe and convenient place for people to carry out their daily lives.
Support neighborhood identity and diversity.
Encourage and support local businesses and neighborhood business districts.
Provide opportunities for and promotion of social interaction.
Locate new development in areas with existing infrastructure and amenities,
such as transit and transportation corridors.
Encourage a mix of land uses.
Promote infill and redevelopment of underutilized land.
Accommodate and promote an increase in the City’s population.
Ensure access to affordable housing citywide (including rental and very low
income)
Encourage housing options that accommodate aging in place.
e Direct new growth toward areas with existing infrastructure and services that
have the potential to be people oriented.
e Promote high density residential in areas served by transit.
e Create a complete circulation network and ensure convenient equitable access
to a variety of transportation options by:
o Having a public transit stop within ¥4 mile of all residents.
e Prioritize connecting residents to neighborhood, community, regional, and
recreation nodes by improved routes for walking, biking, and transit.
e Reduce automobile dependency and single occupancy trips.
e Encourage transit-oriented development (TOD).



e Incorporate pedestrian oriented elements, including street trees, pedestrian
scale lighting, signage, and embedded art, into our rights-of-way and
transportation networks.

e Promote increased connectivity through mid-block connections.

The proposed project supports the initiatives listed above. It would help maintain neighborhood
stability, character, and diversity by providing more housing into an area that already exists as a
dynamic mix of commercial and residential uses. People moving into the area would help to support
existing businesses in the area and help to increase the downtown population.

Growing SLC: A Five-Year Housing Plan — 2018-2022 (2017)

Growing SLC: A Five-Year Housing Plan — 2018-2022 (aka — the Salt Lake City Housing Plan) was
adopted in late 2017 as the City’s first housing plan since 2000. The Housing Plan is intended to
advance the vision that Salt Lake City is a place for a growing diverse population to find housing
opportunities that are safe, secure, and enrich lives and communities. The overall intent of the plan is
to increase housing opportunities within the City and the various goals and initiatives support that
vision.

The Plan puts a particular emphasis on the development and preservation of affordable housing as a
pressing issue that the City is facing. This project will include 52 units of low-income housing and 13
market rate units.

The proposed use will add to the City’s existing housing stock in the downtown area which is envisioned
as a center for urban living. The use is in concert with the principles and strategies identified in the Salt
Lake City Housing Plan.

DISCUSSION:

The applicant is proposing a use that is allowed in the zoning district and that is in concert with
the established nature of the area. The applicant’s narrative is included in Attachment C of this
report. Staff recommends that both the Planned Development and Design Review applications be
approved by the Planning Commission.

NEXT STEPS:

Planned Development and Design Review Approval

If the Planned Development and Design Review applications 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.

Planned Development and Design Review Tabled/Continued

If the Planned Development and Design Review applications are tabled by the Planning Commission,
the applicant will have the opportunity to make changes to the design and/or further articulate details
in order to return to the Planning Commission for further review and a decision on the applications.

Planned Development and Design Review Denial

If the Planned Development and Design Review applications are denied, the applicant will be able to
submit a new proposal that meets all of the standards required by the Zoning Ordinance. The proposal
will be subject to the Planned Development process as required for all new principal buildings and uses
in the Gateway-Mixed Use zoning district.
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ATTACHMENT A: Vicinity/Zoning Map

Subject Properties

3 Parcels
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ATTACHMENT B: Site Photographs & Existing Conditions

Street frontage along 200 S looking west.
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Subject property used for automotive repair.
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Subject property looking north from 200 S

Subject property looking east across 600 W
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ATTACHMENT C: Applicant’s Narrative, Plans & Project
Rendering
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Design Review Application Submittals

Greenprint Gateway Apartments

Project Description:

The long-standing and existing use of our project site is a surface parking lot and a car repair
shop. Photographs taken towards and away from the current site are included below as Exhibit
“A” to this narrative. The proposed project is a six-story mixed-use building comprised of one
ground-floor concrete podium level and five wood-framed stories.

The building will deliver 150 residential apartment units to the Gateway zone. At the street-
level, along 200 South, the building will also contain retail and/or office spaces designed to
engage pedestrians. Although no current leases have been signed, we anticipate leasing these
spaces to a coffee shop/bakery type tenant, a retail store location and, potentially, small office
users. The large sections of storefront glass provide pedestrian transparency into these spaces
while individual locations are set apart by canopies that partially overhang the sidewalk. The
main entrance to the upper floor apartments is set back from the walkway by a distance of 5
feet as the podium slab overhangs the inset providing a natural barrier from weather elements.
This will also allow for building signage to call attention to the upper-floor apartments.



Given its proximity to the Old Greek Town
Trax Station and the Gateway commercial
development, we believe that this design
will not only meet the City’s vision for this
district but will also enhance the area by
adding a walkable, transit-oriented, multi-
family option for City residents.

I

Signage to be Painted
tube steel with
aluminum lettering

Design Review Request:

This Design Review Application addresses the following two design issues that have been raised
as a concern in our preliminary work with staff: (1) the use of cementitious siding (Hardie
board) on the exterior of the building as part of the 70% calculation of durable materials
required by the zone; and (2) the use of an artistic expression, as required by the zone, to break
up the otherwise excessive blank wall space along the ground-level facade alone 600 West
street. The remainder of this narrative will address these two issues in detail.

1. Use of Cementitious Siding:

The General Provisions section of the Gateway District zoning ordinance states, “All new
buildings in the Gateway District shall have a
minimum of seventy percent (70%) of the exterior
material (excluding windows) be brick, masonry,
textured or patterned concrete and/or cut stone.
With the exception of minor building elements (e.g.,
soffit, fascia) the following materials are allowed only
through the design review process: EIFS, tilt-up
concrete panels, corrugated metal, vinyl and
aluminum siding, and other materials.” (See,
21A.31.010(P)(1)(a)(2)).

Cementitious siding, commonly referred to in
industry as Hardie board siding, is not mentioned on
the list of approved materials nor on the list of
materials for which approval is required through the
design review process. As a result, and out of an
abundance of caution, application is hereby made




that approval be granted for the use of this well-known, durable material on the exterior of our
Greenprint Gateway Apartment building.

The spirit of the requirement, as evidenced by the list of the approved materials within the
ordinance, is to provide durable materials to building elevation instead of materials that are
considered as either cheaper in
appearance or less durable over a
long-term. As a cement-based
exterior material, Hardie board
qualifies as a durable material both
in appearance and in long-term
wear.

Additionally, as indicated by the
photos included with this narrative,
Hardie board siding has been
successfully implemented in other
buildings within the Gateway district
and the use of Hardie as an exterior
material on our building would be
consistent with the developing look and feel of newer buildings in the Gateway area. In addition
to the enclosed photos, please review the colored architectural rendering of our building to see
how the use of Hardie board siding creates an urban feel to the exterior design.

Regarding urban design, the General
Provisions of the Gateway District
zoning ordinance state, “The urban
design standards are intended to
foster the creation of a rich urban
environment that accommodates
growth and is compatible with
existing buildings and uses in the
area. .. The standards will also
encourage diversity through the use
of building forms and materials, while
respecting the patterns, styles and
methods of construction traditionally
used in the gateway area.”

We respectfully submit that the use of Hardie board siding, as part of the durable materials
otherwise used to meet the 70% calculation required by the zone, assists in the creation of an
urban environment and is consistent with the building materials, styles and methods of
construction employed throughout the Gateway District.
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2. Use of Art on Blank Wall Space:

The General Provisions section of the Gateway District zoning ordinance provides that “The
maximum length of any blank wall uninterrupted by windows, doors, art or architectural
detailing at the first floor level shall be fifteen feet (15').” (See, 21A.31.010(P)(3)(a)(3)).
Additionally, the ordinance requires that “Public art (which may include artists' work integrated
into the design of the building and landscaping, sculpture, painting, murals, glass, mixed media
or work by artisans), that is accessible or directly viewable to the general public shall be
included in all projects requiring design review approval for a site or design standard.” (See,
21A.31.010(P)(5)(a)(2)).

Along the 600 West facade of our building, at ground-level, there is a section of wall in excess of
the fifteen foot (15’) requirement. The facade, however, is recessed in the center of that blank
wall to provide an area for public art to be located as demonstrated by the following detail.

By locating the
public art lower on
the building’s
I exterior, we bring

‘ the art into closer
contact with
pedestrians thus
“enhancling] quality
of life as well as
visual interest” and
“encourag[ing]
pedestrian activity
and contribut[ing] to
the pedestrian
Gl b experience” as
- . A envisioned by the

zoning ordinance.

T T T

AR

regarding location

(See, 21A.31.010(P)(5)(a)).

We respectfully submit that the use of art in this location along the 600 West, ground-level
facade of our building appropriately breaks the otherwise blank wall at this location consistent
with the ordinance which contemplates the use of art as an approved method to interrupt such
blank walls.

3. Compliance with Desigh Review Objectives:

A. 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 as well as the city’s
adopted “urban design element” and adopted master plan policies. The stated intent of the G-
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MU zone is to “provide controlled and compatible settings for residential, commercial and
industrial developments” and to “reinforce the mixed use character of the area and encourage
the development of urban neighborhoods containing supportive retail, service commercial,
office, industrial uses and high density residential”. The Greenprint Gateway Apartments brings
both high density residential and supporting retail/office locations to the district — a use that is
compatible with adjacent and nearby developments of a more commercial nature and that is
proximate to mass transit. By using a varied mix of exterior materials including brick, board-
form concrete, cementitious siding, and stucco, as required by the zone, the look and feel of
the building is not only compatible with its surroundings but will age well.

B. Development shall be primarily oriented to the sidewalk, not an interior courtyard or parking
lot. As shown on the attached site plan and building elevations, the primary entrance to the
building is located along 200 South adjacent to the public sidewalk. The building is constructed
at the lot line, allowing the ground-floor storefronts and facade to interact directly with the
sidewalk and pedestrians in keeping with building design and intent within the Gateway Zone.
Finally, parking is located behind the building as to obscure its view from pedestrians.

C. Building fagades shall include detailing and glass in sufficient quantities to facilitate
pedestrian interest and interaction. As shown below, the 200 South facade is covered in
storefront glass for our retail/office locations providing transparency and inviting interaction
into the space from the pedestrian view. That same transparency is implemented along the side
of the building along 600 West.
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D. Large building masses shall be divided into heights and sizes that relate to human scale. As
shown in the elevation above, building scale and massing have been aligned and carried
consistently throughout the vertical and horizontal lines of the structure. Additionally, a
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mixture of materials and colors has been employed to emphasize that massing. A variety of
balconies, fenestration and window reveals have also been utilized to break up building
sections on an orderly and alternating basis to preserve aesthetics.

E. Building fagcades that exceed a combined contiguous length of two hundred feet (200°) shall
include: changes in vertical plane, material changes and massing changes: Not applicable.

F. If provided, privately-owned public spaces shall include at least three (3) of the six (6)
following elements: Not applicable.

G. Building height shall be modified to relate to human scale and minimize negative impacts.
Our building height into the 5-story structure built on the Centro Civico site lying directly to the
North of our site. Additionally, along the same block to the East of our site there is a four-story
apartment complex (see inset photos of these projects above). There are multi-story apartment
structure currently under construction directly across the street from our site as well.

H. Parking and on-site circulation shall be provided with an emphasis on making safe
pedestrian connections to the sidewalk, transit facilities, or midblock walkway. The main
entrance of the building feeds directly onto the 200 South sidewalk. The parking area, located
behind the building and accessed along 600 West, is similarly tucked behind the landscape strip
and fencing and provides a gate that simultaneously obscures pedestrian view into the lot and
provides for pedestrian access to the rear of the building as necessary.

I. Waste and recycling containers, mechanical equipment, storage areas, and loading docks
shall be screened from public view. Services shall be set back from the front line of building or
located within the structure. As shown on the attached site plan, the electrical transformer is
located in the Northeast corner of the site, behind the building and out of view. Additionally,
the waste and recycling containers are contained within the building adjacent to the under-
building parking lot. The mechanical equipment is located on the roof of the building, behind
the parapet wall, and out of view.

J. Signage shall emphasize the pedestrian/mass transit orientation. The Old Greek Town Trax
station is located directly to the East of the building’s 200 South facade. As a result, the main
entrance of the building, along with the building sign (as shown in the detail above), is located
at the center of the 200 South facade, thus providing for easy access to and from mass transit.

For the foregoing reasons, the developer respectfully requests that it Planned Development
Application be approved by the Salt Lake City Planning Commission.

Respectfully Submitted,

0OZ7 Opportunity Fund, LLC.



Exhibit “A” — Site Photos
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Current Site as viewed from corner of 200 S and 600 W

Looking North along
600 West from site
corner




Looking East along 200
South from site corner

Looking West along
200 South from site
corner




Planned Development Application Submittals

Greenprint Gateway Apartments

Project Description:

The long-standing and existing use of our project site is as a parking lot and car repair shop. The
proposed project is a six-story apartment building comprised of one, ground-floor concrete
podium level and five wood-framed stories (See, enclosed concept plans). The building will
deliver 150 residential apartment units to this downtown location. At the street-level, along the
200 South facade, the podium will contain retail and/or office spaces. The minimum parking
currently required by the zone will be accomplished by a combination of indoor and outdoor
parking stalls. The outdoor stalls will be located behind the building, with gated access off of
600 West, and the parking lot will include the required interior landscaping. Given its proximity
to the Old Greek Town Trax Station and the Gateway commercial development, we believe that
this design will not only meet the City’s vision for this district but will also enhance the area by
adding a walkable, transit-oriented, multi-family option for City residents.

Planned Development Information:

A. Purpose and Objectives (21A.55.010)

The proposed development increases the efficient use of the land and resources at this
location. By replacing the existing parking lot and car repair shop, the project delivers 150
additional apartment units to the Gateway district and assists in revitalizing an essential
downtown area. The efficiency of public and utility services delivered to this location is also
increased by the density achieved by the proposed development. Additionally, the design and
use of the building elevates the look and feel of the surrounding area while dovetailing into the
City’s vision of what the Gateway Mixed-Use zone will become as expressed in its Master Plan.

Importantly, our proposal complies with the requirements of the Gateway-Mixed Use zone and,
instead of seeking to modify the purpose of the zone, seeks to further it. For example, the
stated intent of the G-MU zone is to “provide controlled and compatible settings for residential,
commercial and industrial developments” and to “reinforce the mixed use character of the area
and encourage the development of urban neighborhoods containing supportive retail, service
commercial, office, industrial uses and high density residential”. The Greenprint Gateway
Apartments brings high density residential and supporting retail/office locations to the district —
a use that is compatible with adjacent and nearby developments of a more commercial nature.

As for the stated objectives of planned development, our project includes 150 micro and studio
apartment units, a type of housing that does not exist in the zone (See, enclosed concept plans).
Additionally, the price point related to these smaller units provide opportunities for tenants to
rent prime downtown space at a much more affordable price than otherwise available in the



Gateway district. The project also delivers 150 users to the Trax Station situated directly to the
East of the building’s entrance. Given the reduced parking requirements applicable to this site
(.25 stalls per unit), the project will reduce reliance on the automobile, encourage use of public
transit and highlight the walkable nature of the district in general. Finally, the project will
redevelop a site within a portion of the City that has been designated as a brownfield area.

For the foregoing reasons, we believe that the Greenprint Gateway Apartments accomplish and
even further the purposes and objectives of the City’s vision for planned development in the
Gateway Mixed Use zone.

B. Standards for Planned Developments (21A.55.050)

Planned Development Objectives: The proposed project meets the standards for planned
developments by meeting multiple planned development objectives, as set forth directly above,
including the stated objectives regarding housing types, decreased reliance on the automobile,
reuse of a priority site and master plan implementation.

Master Plan Compatibility: The proposed project is consistent with the adopted policies in the
City’s Master Plan applicable to the project site. By redeveloping the site’s existing use, the
project delivers an efficient, high-density residential use that is not currently available in the
area.

Design and Compatibility: The scale, mass and intensity of the proposed development is
justified by delivering 150 residential units to the area immediately proximate to the Gateway
commercial district. And, by using a varied mix and percentage of exterior materials (brick,
board-form concrete, cementitious siding, stucco) as required by the zone, the look and feel of
the building is not only compatible with its surroundings but will age well. Further, the building
is oriented toward 200 South and includes storefront glass at retail and office locations on the
street-level to facilitate pedestrian interest and interaction. On-site parking is located behind
the building and behind fences, landscape setback, and a parking gate to provide an
appropriate buffer from adjacent uses.

Landscaping: The site plan for the project shows that none of the existing landscaping in the
park strips along 200 South and 600 West will be disturbed as we develop this corner lot. As
indicated on the site plan, landscape buffers will be provided at the point of entry to the
parking lot behind the project and within the interior of the lot as required by ordinance.

Mobility: By placing the drive access to the extreme back (North) of the property line along 600
West, traffic will be allowed to turn off of 200 South without impediment. In fact, the proposed
drive access eliminates two existing drive accesses that are closer to 200 South along 600 West.
Further, the storefront glass design of the retail and office locations along 200 South provide
pedestrian interest and access to the structure on its ground level. The main pedestrian
entrance to the building is located under a 5 foot overhang of the podium level which shields
pedestrians from weather and sets the building entrance apart from the retail and office



locations to the East and West of the entrance. One of the key features of this transit-oriented
project lies in its proximity to the Old Greek Town Trax Station. Additionally, a wide variety of
retail, commercial, office and eating establishments are within walking distance of the project’s
new Gateway district residents.

Existing Site Features: On this particular site, given its current use as a parking lot and car repair
shop, there do not appear to be existing features that have contributed significantly to the
character of the neighborhood that need be maintained in its redevelopment.

Utilities: The water line running North along 600 West was recently replaced and significantly
increased in size by a neighboring development. As a result, it appears that the utilities
currently available to the site will be sufficient for its proposed redevelopment.

C. Long-term Maintenance (21A.55.110)

In compliance with Section 21A.55.110 of the City Code, we plan to calculate the initial estimate
of costs for maintenance and capital improvements of all infrastructure related to our project
as those costs become available. Based upon our pre-application meeting with planning staff, it
appears that the water line that will service the project has been replaced recently and is
adequately sized. It is also believed that no sewer upgrade will be necessary. As a result, the
estimate will include the maintenance of drainage systems, landscape and paved areas and
other similar facilities. This cost estimate will be recorded with the plat.

Additionally, the recorded plat will include a “notice to purchasers” clause that will disclose that
the maintenance, repair, replacement and operation of the infrastructure is the responsibility
of the project owners. The above-referenced cost estimate will also be provided in a separate
disclosure to any purchase of the project. Finally, all property owners will have access to at
least annual reports estimating yearly expenditures for maintenance, repair, operation or
replacement of infrastructure and the final, actual expenditures relating to the same for the
previous year.

For the foregoing reasons, the developer respectfully requests that it Planned Development
Application be approved by the Salt Lake City Planning Commission.

Respectfully Submitted,

0Z7 Opportunity Fund, LLC
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