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To: Salt Lake City Planning Commission 
From:  Eric Daems, Senior Planner, eric.daems@slcgov.com or 801-535-7236 
Date: January 26, 2022 
Re: PLNPCM2021-00548- Alta Terra Sugar House North-Design Review  

DESIGN REVIEW 
 

PROPERTY ADDRESS: 1121 East Ashton Avenue   
PARCEL ID: 16-20-253-002-0000 
MASTER PLAN: Sugar House  
ZONING DISTRICT: CSHBD-1 – Central Sugar House Business District 1 and Groundwater Source 

Protection Overlay 
 
REQUEST: 
A request by Sam Watkins of BKV Group for Design Review at approximately 1121 East Ashton 
Avenue. The proposed development is for a 228-unit, 10 story, mixed-use building proposed to be 102’ 
6” in height. Buildings over 50’ tall or 20,000 square feet in the CSHBD-1 zone are required to go 
through a Design Review process with the Planning Commission. The Planning Commission may 
permit buildings up to 105’ tall through the Design Review process.  
 
RECOMMENDATION: 
Based on the findings listed in the staff report, it is Planning Staff’s opinion that the project generally 
meets the applicable Design Review standards and therefore recommends the Planning Commission 
approve the request with the following condition: 
 

1. The final approval for signage for the development be delegated to staff to review in accordance 
with adopted standards and ordinances.  

 
 
ATTACHMENTS: 

A. Vicinity Map 
B. Applicant Submittal & Plan Set  
C. Property and Vicinity Photos  
D. Master Plan Policies 
E. Analysis of Zoning Standards 
F. Analysis of Design Review Standards 
G. Department Review Comments  
H. Public Process & Comments 

  
 
 
 
 



 
 

 

 
PROJECT DESCRIPTION & BACKGROUND:  
This is a request for Design Review approval for a new principal building at 1121 East Ashton Avenue.  
The proposal is for a 10-story, 228-unit mixed-use, multi-family building. The structure will be 
approximately 339,400 square feet. The building is proposed as 102’ 6” tall and would include a mix of 
studio, 1, 2, and 3- bedroom units. The units will be provided at market-rate. 12 of the units are 
proposed as town home style units that would be accessed directly from the public sidewalk. The 
ground floor of the building also includes a lobby, leasing office, pet lounge, and a coffee shop. The 
development would include 216 parking stalls which would be provided interior to the project. The 
parking would be accessed through a single entrance point off Ashton Avenue.  The building includes 
such amenities as a business center, theater, fitness center, maker space, club room, and a large outdoor 
terrace accessed from the 4th floor. Above is a rendering of the development and a list of quick facts 
about the proposal. On November 10, 2021, the Planning Commission approved a Design Review for 
Alta Terra South which is a sister project and will be located across Ashton Avenue to the south. That 
building will include 118 dwelling units and is approximately 94’ tall and 124,286 square feet.  
 
The Future Land Use Map of the Sugar House Master Plan identifies the subject property as Business 
District Mixed Use- Town Center Scale. The current zoning of CSHBD-1 requires buildings over 50’ tall 
or 20,000 square feet to go through the Design Review process prior to applying for a building permit. 
This project is being reviewed according to the Design Review standards specifically due to it’s 
proposed height and size and is not requesting modification to any base design standards. 
 
The property consists of one existing parcel that has recently been cleared of a fitness center. Fairmont 
Park is on the opposite side of 1100 East. There is an office on the property to the north and 
neighborhood scale restaurants and retail to the east. The recently approved Alta Terra South project 
will be constructed on the property across Ashton Avenue to the south.  
 
The primary building material for the first three stories is brick and glass, with wood paneling and 
limited stucco as an accent. The upper floors also use brick but have more stucco. The north and east 
elevations will include a painted mural. Additional elevations and building details can be found in 
Attachment B of this report. 
 

Quick Facts 
Property Size: 1.28 acres 
Height:  102’ 6” (10 stories) 
Ground Floor Uses: Residential units, 
lobby, leasing office, coffee shop  
Upper Floor Uses: Residential 
Number of Residential Units: 228 
Exterior Materials: Glass, brick, stucco, and 
architectural metal paneling 
Parking: 216 interior stalls  
Review Process & Standards: Design 
Review, and general zoning standards. 



 
 
 
 

 
 
 
 
 
 

West Elevation 

Exterior Materials Legend 



 

 
 

 
 
 

North Elevation 

East Elevation 

South Elevation 



KEY CONSIDERATIONS: 
The key considerations for this project are whether the proposal is consistent with the purpose and 
standards of both the CSHBD-1 zone and the Design Review chapter.   
 
Consideration #1: Design Review Objectives 
The purpose of Design Review is to “ensure high quality outcomes for larger developments that have a 
significant impact on the City”. The intent of the process is to “verify new developments are compatible 
with their surroundings, impacts to public infrastructure and public spaces are addressed, and that 
new development helps achieve development goals outlined in the adopted master plans of the City”.  
Chapter 21A.59 governs additional standards for projects that require Design Review approval. These 
standards are geared toward creating developments which are human-scaled and create a pedestrian-
friendly, walkable environment. The proposed building seeks to activate the ground floor by including 
a lobby, leasing office, and residential units that all have direct pedestrian access from the public 
sidewalk. The street facing façades exceed glass requirements and help activate the street. The building 
steps back by 15’ above the third level. This provides a human-scale experience from the public 
sidewalk.   All the parking for the project has been enclosed in a parking structure in the first two floors 
of the building and the access to this garage area is limited to one driveway accessed from Ashton 
Avenue to limit potential points of conflict between pedestrians and vehicles. A full analysis of the 
standards for Design Review is found in Attachment F of this report.  
 
In addition to the design standards required by the Design Review process, Chapter 21A.37 governs 
general design standards for projects in Salt Lake City. The proposal satisfies all standards set forth in 
Chapter 21A.37, including: 

• Incorporating at least 40% ground floor glass for street-facing facades 
• Providing pedestrian building entrances on each street-facing facade 
• Not exceeding 15’ for the length of any blank walls 
• Including a 15’ upper floor building step back 
• Providing lighting that is shielded and directed downward 
• Screening of mechanical equipment 

 
 
Consideration#2: Zoning Standards 
Chapter 21A.26.060 governs the zoning standards for the CSHBD-1 zoning district. These standards 
include minimum lot size, setbacks, building height, and other development standards. The purpose of 
the CSHBD Sugar House Business District is to “promote a walkable community with a transit 
oriented, mixed use town center that can support a 24-hour population. The CSHBD provides for 
residential, commercial and office use opportunities, with incentives for high density residential land 
use in a manner compatible with the existing form and function of the Sugar House master plan and 
the Sugar House Business District.”  
 
The proposal generally meets all minimum and maximum setbacks and yard requirements outlined in 
the chapter. The one exception is that the plans currently show railing to a stairwell that encroaches 
into the public sidewalk on the south side of the building. That stairwell and railing will need to be 
altered to be entirely located on private property as part of the building permit approval process. 
Altering the stairwell should not have any effect on the rest of the site plan or design of the building. 
The building is proposed with a height of 102’ 6” where 105’ can be be requested through the Design 
Review process.  
 
The building and site have been designed to facilitate a pedestrian-oriented environment. The ground 
floor façade features high quality materials including brick and glass. A lobby, leasing office, coffee 
shop, and 12 multi-story residential units will have direct pedestrian access from the public sidewalk 
and help activate the street.  
 



The CSHBD-1 zone includes a provision that buildings over 30’ in height need to be primarily 
residential and include structured parking. This building meets that requirement with all floors being 
primarily residential, and all parking being interior to the building. A full analysis of compliance with 
zoning standards can be found in Attachment E of this report. 

 
 
DISCUSSION: 
In general, Staff is of the opinion that the proposal meets the intent of the CSHBD-1 zoning district, the 
objectives and standards of Design Review, and is compatible with the various master plans of the city 
which will be discussed in more detail in Attachment D. The additional height and square footage have 
been appropriately mitigated with the proposed design elements intended to enhance the pedestrian 
experience. 
 
 
NEXT STEPS: 
Approval of Design Review 
If the requests are approved, the applicant will need to comply with the conditions of approval, 
including any of the conditions required by other City departments and the Planning Commission. The 
applicant would be able to submit plans for building permits once all conditions of approval are met.  
 
Denial of Design Review 
If the design review request is denied, the applicant will still be able to develop the property by right, 
but at a smaller scale. Specifically, the building would need to be below 50’ in height in the CSHBSD-1 
zone. The applicant would be able to submit plans for building permits subject to meeting all applicable 
zoning requirements and requirements of other divisions.   



ATTACHMENT A – VICINITY MAP 

  



ATTACHMENT B – APPLICANT SUBMITTAL & PLAN SET  

  



Updated 11/20/2020 

   

Design Review 

OFFICE USE ONLY 
Project #: Received By: Date Received: Zoning: 

Project Name: 

Request: 

Address of Subject Property: 

Address of Applicant: 

Applicant’s Interest in Subject Property: 

Owner Contractor Architect Other: 
Name of Property Owner (if different from applicant): 

Please note that additional information may be required by the project planner to ensure adequate 
information is provided for staff analysis. All information required for staff analysis will be copied and 
made public, including professional architectural or engineering drawings, for the purposes of public 
review by any interested party. 

Planners are available for consultation prior to submitting this application. Please email zoning@slcgov.com  
if you have any questions regarding the requirements of this application. 

WHERE TO FILE THE COMPLETE APPLICATION 
Apply online  through the Citizen Access Portal. There is a step-by-step guide to learn how to submit online

REQUIRED FEE 
Filing fee of $758 plus $121 per acre in excess of (1) acre.  
*Additional fee for required public notices will be assessed after the application is submitted.

If applicable, a notarized statement of consent authorizing applicant to act as an agent will be required. 

Signature of Owner or Agent: Date: 

SIGNATURE 

AVAILABLE CONSULTATION 

E-mail of Property Owner: Phone: 

E-mail of Applicant: Cell/Fax: 

Name of Applicant: Phone: 

PLEASE PROVIDE THE FOLLOWING INFORMATION 
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G

mailto:zoning@slcgov.com
https://citizenportal.slcgov.com/citizen/Default.aspx
http://www.slcdocs.com/Planning/Guides/how%20to%20submit%20an%20application%20online.pdf
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July 2nd, 2021 

Planning Division 

Community and Economic Development 

Salt Lake City Corporation 

c/o John Anderson 

451 South State Street, Room 215 

Salt Lake City, Utah  84114 

 

Re: Design Review Team submission for Alta Terra Sugar House, 1121 Ashton Ave 

 

 

Project Description and Proposed Use 

 

ATRE Sugar House is new construction of multi-family market-rate housing residential development 

located in Salt Lake City, Utah, with partial below-grade parking, interior common area amenities, 

landscape amenities and site improvements. The site comprises one parcel of approximately 1.21 acres 

located at 1121 South Ashton Avenue in Salt Lake City, Utah.  

 

The site is to be developed in one phase for a total of 228 units in a flat-roofed structure of ten stories 

totaling approximately 339,400 SF of building area. The building includes a cast-in-place parking 

structure, ground-floor lobby, leasing, amenity spaces and residential space, and additional stories of 

residences above.  Approximately 216 stalls of structured parking will be provided.  Amenity Spaces will 

include Lobby, Fitness, Business Center, elevated Amenity Deck/Clubroom, and Management space.  

Outdoor amenities will include an outdoor courtyard space with amenities such as a swimming pool, 

outdoor patio, firepit, grilling stations, bar, trellis, and landscaping. All parking that fronts Ashton Avenue 

& 1100 E will be screened by activated uses, either residential units with individual street-level entrances 

or common resident amenity areas. The design of both buildings aims for a cohesive composition that 

helps to define the future of Sugar House and Fairmont Park while maintaining connections to the rich 

local history. Opportunities to support active use of the park will be sought out as the design progresses. 

 

The building will include a mix of one and two-bedroom dwelling units intended to appeal to the young 

professional residents of the Sugar House area. Larger, ground level townhouses units with street fronting 

entrances will also be provided along both Ashton Avenue and 1100 Street. These multi-story units will 

offer residents a direct connection to the street and adjacent park, avoiding the lifeless blocks that can 

result from some large developments. 

  

Type of Construction and Primary Exterior Construction Materials 

 

Floors one through three comprise a cast-in-place concrete podium with metal framing infill (IBC Type I 

construction). Floors four through ten are load-bearing metal framing with metal framing infill (IBC Type II 

construction). Exterior materials include brick masonry, metal panels, and stucco. 

 

 

Number, Size & Type of Dwelling Units, and Dwelling Unit Density 
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Existing Uses on the Site 

 

The site is currently occupied by the vacant 24 Hour Fitness building, formerly used as a bowling alley. The 

building is in poor overall condition and will be demolished as part of the project’s construction 

commencement. 

 

Uses Adjacent to the Site 

 

The site is surrounded by existing mixed uses as is typical of the Sugar House business district. Fairmont 

Park is immediately to the west. Small residential and office buildings of two and three stories are nearby 

at the corner of Ashton and 1100 East. To the east are one story retail establishments including a DABC 

Liquor Store, Patagonia store, Pib’s Exchange costume store and Bruges Belgian Bistro. A two-story office 

building is immediately to the north with tenants including The Community Foundation of Utah 

 

Describe Any Hazardous Materials Associated with the Site 

 

Materials used in the maintenance and operations of the buildings will be restricted to commonly 

available cleaning agents. Residents will not be permitted to use or store hazardous materials within their 

units. An environmental site assessment has indicated there are no hazardous materials associated with 

the site. 

 

Supplemental Narrative 

 

Standards for Design Review (§21a.59.050): 

 

SLC Standard Team Response 
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 in which the project is located as well 

as the City's adopted "urban design element" and 

adopted master plan policies and design guidelines 

governing the specific area of the proposed 

development. 

High-density infill residential development directly 

addresses the intent of the regulations. 

B.   Development shall be primarily oriented to the sidewalk, not an interior courtyard or parking lot. 
1.   Primary entrances shall face the public sidewalk 

(secondary entrances can face a parking lot). 

The primary building entrance faces 1100 E and 

Fairmont Park. 

Unit Type Level TOTAL
A-

ALT A A1 A1-1 A1-1 
ALT1

A1-1 
ALT2 A1-2 A2 A2-1 A2-2 A3 A3-1 A3-2 B1 B1-1 B2 B2-1 B2-2 B3-

ALT B3 TH1 TH2 TH3

Area (SF) 422 468 550 598 567 672 665 693 718 794 822 827 865 693 821 1,021 1,021 1,023 1,138 1,081 1,184 1,797 2,216
0

G 1 5 6 12
2 0
3 0
4 1 4 1 1 3 2 1 1 1 1 1 1 3 1 1 2 1 2 28
5 1 4 1 1 3 2 1 1 1 1 1 3 1 1 1 2 1 2 2 30
6 1 4 1 1 3 2 1 1 1 2 2 3 1 1 1 2 1 2 2 32
7 1 4 1 1 3 2 1 1 1 2 2 3 1 1 1 2 1 2 2 32
8 1 4 1 1 3 2 1 1 1 2 2 3 1 1 1 2 1 2 2 32
9 1 4 1 1 3 2 1 1 1 2 2 3 1 1 1 2 1 2 2 32

10 1 4 1 1 3 2 1 1 2 2 3 1 1 1 2 2 2 30

7 28 7 7 21 14 6 7 7 12 1 12 21 6 7 7 14 6 14 12 1 5 6 228
Unit Mix

Site Area 1.21 Acres

Density 188 Units per Acre

One Bedroom Two Bedroom

11.8% 11.4% 5.3%15.4% 24.1% 11.4% 14.9% 5.7%
Unit per Type

UNIT B2 UNIT B3 TOWNHOUSEUNIT A UNIT A1 UNIT A2 UNIT A3 UNIT B1
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2.   Building(s) shall be sited close to the public 

sidewalk, following and responding to the desired 

development patterns of the neighborhood. 

The building is sited along the sidewalks and aligning 

with the intended denser development pattern of 

the master plan. 

3.   Parking shall be located within, behind, or to the 

side of buildings. 

All parking is located within the building and 

screened from view from the public sidewalks. 

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

interaction. 
1.   Locate active ground floor uses at or near the 

public sidewalk. 

Leasing and ground-level residential units are 

located along the public sidewalks. 

2.   Maximize transparency of ground floor facades. The public functions at the corner of Ashton and 

1100 are primarily glass, while the units along Ashton 

and 1100 have amounts of glass appropriate to 

residential uses. 

3.   Use or reinterpret traditional storefront elements 

like sign bands, clerestory glazing, articulation, and 

architectural detail at window transitions. 

The primary building entrance and public functions 

at Ashton and 1100 feature articulation and detailing 

that harkens back to the industrial past of the Sugar 

House district. 

4.   Locate outdoor dining patios, courtyards, plazas, 

habitable landscaped yards, and open spaces so 

that they have a direct visual connection to the 

street and outdoor spaces. 

The primary building entrance and public functions 

are recessed to create a plaza space with seating 

and a visual connection to the sidewalk and 

Fairmont Park. 

D.   Large building masses shall be divided into heights and sizes that relate to human scale. 
1.   Relate building scale and massing to the size 

and scale of existing and anticipated buildings, 

such as alignments with established cornice heights, 

building massing, step-backs and vertical emphasis. 

Building massing has been articulated to include 

multiple step backs providing occupiable exterior 

spaces. The primary step back occurring at ±36’ 

above grade provides a datum at a more relatable, 

residential scale. 

2.   Modulate the design of a larger building using a 

series of vertical or horizontal emphases to equate 

with the scale (heights and widths) of the buildings 

in the context and reduce the visual width or height. 

In addition to the primary step back, there are 

secondary step backs and horizontal breaks in the 

building massing, generally no more than 30’ apart. 

3.   Include secondary elements such as balconies, 

porches, vertical bays, belt courses, fenestration 

and window reveals. 

Balconies and material transitions are arranged to 

create additional tiers of visual interest beyond the 

“first-look” of the building massing. 

4.   Reflect the scale and solid-to-void ratio of 

windows and doors of the established character of 

the neighborhood or that which is desired in the 

master plan. 

The spacing of the residential unit windows serving 

the living and bedroom spaces provides a regular 

and human-scaled rhythm along Ashton and 1100 E. 

E.   Building facades that exceed a combined contiguous building length of two hundred feet (200') shall include: 

1.   Changes in vertical plane (breaks in facade); In addition to the primary step back, there are 

secondary step backs and horizontal breaks in the 

building massing, generally no more than 30’ apart. 

2.   Material changes; and Brick and stucco vary in color to break the massing 

of the building into smaller units. Wood-tone panels 

are incorporated as accents in key areas near 

entrances. 

3.   Massing changes. The primary step back occurring at ±36’ above 

grade helps to mitigate the change in scale from 

smaller neighbors to the residential tower. 

F.   If provided, privately-owned public spaces shall include at least three (3) of the six (6) 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"); 

This element was not chosen. 

2.   A mixture of areas that provide seasonal shade; This element was not chosen. 
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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; 

The amount of trees at the streetscape shown 

exceeds this requirement. 

4.   Water features or public art; Water feature to be provided. 

5.   Outdoor dining areas; and Outdoor seating and tables will be provided at the 

Ashton frontage of the leasing/entry plaza. 

6.   Other amenities not listed above that provide a 

public benefit. 

N/A 

G.   Building height shall be modified to relate to human scale and minimize negative impacts. In downtown and 

in the CSHBD Sugar House Business District, building height shall contribute to a distinctive City skyline. 

1.   Human scale:  

a.   Utilize step-backs to design a building that 

relate to the height and scale of adjacent and 

nearby buildings, or where identified, goals for 

future scale defined in adopted master plans. 

Building massing has been articulated to include 

multiple step backs providing occupiable exterior 

spaces. The primary step back occurring at ±32’ 

above grade provides a datum at a more relatable, 

residential scale. 

b.   For buildings more than three (3) stories or 

buildings with vertical mixed use, compose the 

design of a building with distinct base, middle 

and top sections to reduce the sense of 

apparent height. 

The street-level uses and parking podium provide a 

base to the building. Deep setbacks at the fourth 

floor set the scale for the middle section while 

additional setbacks and trellis structures at the top 

level provide  

2.   Negative impacts: 

a.   Modulate taller buildings vertically and 

horizontally so that it steps up or down to its 

neighbors. 

Building massing has been articulated to include 

multiple step backs providing occupiable exterior 

spaces. The primary step back occurring at ±32’ 

above grade provides 

b.   Minimize shadow impacts of building height 

on the public realm and semi-public spaces by 

varying building massing. Demonstrate impact 

from shadows due to building height for the 

portions of the building that are subject to the 

request for additional height. 

The “h” layout of the upper floors provides a great 

deal of variation in the massing. 

 

No request for additional building height is required. 

c.   Modify tall buildings to minimize wind impacts 

on public and private spaces, such as the 

inclusion of a wind break above the first level of 

the building. 

The “h” layout of the upper floors provides 

windbreaks for the outdoor spaces on Level 4. 

 

3.   Cornices and rooflines: 

a.   Cohesiveness: Shape and define rooflines to 

be cohesive with the building's overall form and 

composition. 

The rooflines reflect the massing of the building in a 

straightforward and cohesive manner. 

b.   Complement Surrounding Buildings: Include 

roof forms that complement the rooflines of 

surrounding buildings. 

The rectilinear roof forms are consistent with the 

surrounding commercial structures. The variation in 

the building massing keeps these rooflines to a 

sympathetic scale. 

c.   Green Roof and Roof Deck: Include a green 

roof and/or accessible roof deck to support a 

more visually compelling roof landscape and 

reduce solar gain, air pollution, and the amount 

of water entering the stormwater system. 

Level 4 features over 12,350 SF of green and 

accessible roof space for resident use. There are two 

terraces on Level 8 providing an additional 650 SF of 

shared outdoor space. 

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. 

Parking and pedestrian access are located at the 

center of the property to maximize the distance to 

neighboring curb cuts. 

I.   Waste and recycling containers, mechanical 

equipment, storage areas, and loading docks shall be 

fully screened from public view and shall incorporate 

building materials and detailing compatible with the 

building being served. Service uses shall be set back 

All waste containers are served by internal chutes 

and storage is provided within the building. 
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from the front line of building or located within the 

structure. 

J.   Signage shall emphasize the pedestrian/mass transit orientation. 

1.   Define specific spaces for signage that are 

integral to building design, such as commercial sign 

bands framed by a material change, columns for 

blade signs, or other clearly articulated band on the 

face of the building. 

Building signage have not yet been designed but will 

adhere to these guidelines. 

 2.   Coordinate signage locations with appropriate 

lighting, awnings, and other projections. 

Building signage have not yet been designed but will 

adhere to these guidelines 

3.   Coordinate sign location with landscaping to 

avoid conflicts. 

Signage will be coordinated with landscape 

elements where applicable. 

 K.   Lighting shall support pedestrian comfort and safety, neighborhood image, and dark sky goals. 

1.   Provide streetlights as indicated in the Salt Lake 

City Lighting Master Plan. 

Streetlights to be shown that are as indicated in the 

Salt Lake City Lighting Master Plan. 

 2.   Outdoor lighting should be designed for low-

level illumination and to minimize glare and light 

trespass onto adjacent properties and up-lighting 

directly to the sky. 

Lighting fixtures to include glare shields as 

appropriate. 

3.   Coordinate lighting with architecture, signage, 

and pedestrian circulation to accentuate significant 

building features, improve sign legibility, and support 

pedestrian comfort and safety. 

Landscape lighting provided for accent and 

illumination in pedestrian areas. 

L.   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. 

Street trees are being provided @ 30’ o.c. max.  The 

trees shown exceed this requirement. 

2.   Hardscape (paving material) shall be utilized to 

differentiate privately-owned public spaces from 

public spaces. Hardscape for public sidewalks shall 

follow applicable design standards. Permitted 

materials for privately-owned public spaces shall 

meet the following standards: 

Paver type in public sidewalks is different than the 

paver type and size at privately owned spaces.  The 

pavers at privately owned spaces overlap the 

pavers at public sidewalks in some locations but the 

distinction of spaces is clear. 

a.   Use materials that are durable (withstand 

wear, pressure, damage), require a minimum of 

maintenance, and are easily repairable or 

replaceable should damage or defacement 

occur. 

Durable materials are being specified for this project. 

b.   Where practical, as in lower-traffic areas, use 

materials that allow rainwater to infiltrate into the 

ground and recharge the water table. 

Rainwater infiltration will occur in planting areas. 

c.   Limit contribution to urban heat island effect 

by limiting use of dark materials and incorporating 

materials with a high Solar- Reflective Index (SRI). 

Pavers to be chosen with a higher SRI Solar-reflective 

Index 

d.   Utilize materials and designs that have an 

identifiable relationship to the character of the 

site, the neighborhood, or Salt Lake City. 

Materials are intended to tie into the local context as 

well as compliment the Architecture. 

e.   Use materials (like textured ground surfaces) 

and features (like ramps and seating at key 

resting points) to support access and comfort for 

people of all abilities. 

Textured ground surfaces (truncated dome pavers) 

to be provided at curb ramps or at vehicular 

crossings. 

f.   Asphalt shall be limited to vehicle drive aisles. There will be no asphalt paving in this project. 
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Public Spaces (§21a.59.060 - K.2): 

 

Because of the large size of this project, it is not feasible to provide the full amount of plaza, park or 

public space as detailed in §21a.59.060 - K.2 of the Standards for Design Review. To meet the intent of 

this requirement, the width of sidewalks has been increased and a plaza space of 2,000 square feet has 

been created directly across from the existing Fairmont Park entrance. An additional 13,000 square feet 

of shared outdoor space is arranged on the upper levels of the buildings. These amenities feature 

outdoor seating, grilling, fire pits, extensive shading and plantings, and a swimming pool. Due to the 

unusually wide right-of-way for 1100 E, we would like to collaborate with the city to enhance the 

streetscape in ways that will support the use of Fairmont Park. This could include broader public sidewalks 

and infrastructure to support food trucks and other community-focused events. 
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SUGAR HOUSE -
NORTH BUILDING

PROJECT LOCATION 

PROJECT TEAM

Architect:

Boarman Kroos Vogel Group, Inc

222 North Second Street
Dallas, TX 75202
Phone: 469.405.1196
Fax: 
Contact: Sam Watkins

OWNER / APPLICANT:

ATRE

3100 Pinebrook Road, Ste. 1250-C
Park City, UT 84098
Phone: 435.214.7431
Contact: Michael Augustine

Civil:

Psomas

4179 Riverboat Road, STE 200
Salt Lake City, UT 74123
Phone: 801.270.5777
Contact: Scott Rocke

Landscape:

Studio Outside

Structural Engineering:

BHB Engineers

2766 South Main Street
Salt Lake City, UT 84115
Phone: 801.355.5656
Contact: Chris Hofheins

Mechanical Engineering:

Boarman Kroos Vogel Group, Inc

222 North Second Street
Minneapolis, Minnesota 55401
Phone: 612.339.3752
Fax: 612.339.6212
Contact: Bill Ljunquist

Electrical Engineering:

Boarman Kroos Vogel Group, Inc

222 North Second Street
Minneapolis, Minnesota 55401
Phone: 612.339.3752
Fax: 612.339.6212
Contact: Chad Kurdi

Pool Consultant:

COMPANY NAME

ADDRESS
CITY, STATE ZIP 
Phone: XXX.XXX.XXXX
Fax: XXX.XXX.XXXX
Contact: Person

Fire Consultant:

COMPANY NAME

ADDRESS
CITY, STATE ZIP 
Phone: XXX.XXX.XXXX
Fax: XXX.XXX.XXXX
Contact: Person

Kitchen Consultant:

COMPANY NAME

ADDRESS
CITY, STATE ZIP 
Phone: XXX.XXX.XXXX
Fax: XXX.XXX.XXXX
Contact: Person

Waste Water Consultant:

COMPANY NAME

ADDRESS
CITY, STATE ZIP 
Phone: XXX.XXX.XXXX
Fax: XXX.XXX.XXXX
Contact: Person

824 Exposition Ave. STE 5
Dallas, TX 75226
Phone: 214.954.7160
Contact: Brian Halsell

ZONING SUMMARY

PROJECT SUMMARY (UNIT MATRIX)

SITE

• ZONE SUGAR HOUSE BUSINESS DISTRICT (CSHBD-1)

• MINIMUM LOT AREA
- 346 TOTAL UNITS (118 UNITS SOUTH BUILDING & 228 UNITS NORTH BUILDING)
- REQUIRED SITE AREA: N/A
- PROVIDED SITE AREA: 1.75 ACRES (76,167 SF)
- MAX LOT COVERAGE:  N/A

• HEIGHT AND SETBACK:
- FRONT SETBACK:0 FT
- REAR SETBACK: 0 FT
- SIDE SETBACK: 0 FT
- MAX SETBACK: 15 FT
- PARKING SETBACK: 15 FT
- MAX HEIGHT:  105 FT 
            
• PARKING:
- BIKE PARKING: 5% OF REQUIRED SPACES, 12 REQUIRED, 78 PROVIDED
              -  PROVIDED: 1784 SF OF SECURE INDOOR BIKE STORAGE, 
                 REFER TO SHEET A101 FOR LOCATION.
- EV PARKING: 1 PER 25 SPACES, 9.5 REQUIRED, 12 SPACES PROVIDED
- 306 REQUIRED - 187 WITH 1/4 MILE REDUCTION, 238 SPACES PROVIDED
- HANDICAP:  1 PER 50 SPACES, 7 REQUIRED, 7 PROVIDED

- VAN SPACE: 1 PER 6, 3 PROVIDED
- COMPACT: NOT ALLOWED

• AGGREGATE STREET LEVEL USE SHALL NOT EXCEED 50% OF FLOOR LEVEL
• GARAGE PARKING MUST BE SCREENED

• STALL SIZE: 8'-3" x 17'-6" @ 24'-10 AISLES
                         8'-6" x 17'-6" @ 24'-1" AISLES  
                         COMPACT:  NOT ALLOWED

• LOADING REQUIRED:
- 1 PER 200,000 SF (10' x 35')

• LOADING PROVIDED:
- LARGE:  601 SF OF SPACE PROVIDED,
MEDIUM: 433 SF OF SPACE PROVIDED

ISSUE # DATE DESCRIPTION

04/02/2021 SCHEMATIC DESIGN

GENERAL

G101B DRT PROJECT INFORMATION

G102 DRT SITE CONTEXT IMAGES

CG100 OVERALL GRADING PLAN

CU100 OVERALL UTILITY PLAN

G200A RENDERINGS

G200B RENDERINGS

G200C RENDERINGS

A010 SITE PLAN

NORTH BUILDING

L101 GROUND FLOOR LANDSCAPE PLAN

L102 LEVEL 4 LANDSCAPE PLAN

L103 LEVEL 8 LANDSCAPE PLAN

A101 LEVEL 1 - OVERALL FLOOR PLAN

A102 LEVEL 2 - OVERALL FLOOR PLAN

A103 LEVEL 3 - OVERALL FLOOR PLAN

A104 LEVEL 4 - OVERALL FLOOR PLAN

A106 LEVEL 6-9 - OVERALL FLOOR PLAN

A107 LEVEL 10 - OVERALL FLOOR PLAN

A140 ROOF PLAN

A401 EXTERIOR ELEVATIONS

A402 EXTERIOR ELEVATIONS

A403 EXTERIOR ELEVATIONS

A404 EXTERIOR ELEVATIONS

A405 EXTERIOR ELEVATIONS

A406 EXTERIOR ELEVATIONS

SOUTH BUILDING

G101B DRT PROJECT INFORMATION

A101 LEVEL 1 - OVERALL FLOOR PLAN

A102 LEVEL 2 - OVERALL FLOOR PLAN

A103 LEVEL 3 - OVERALL FLOOR PLAN

A104 LEVEL 4-7 - OVERALL FLOOR PLAN

A105 LEVEL 8 - OVERALL FLOOR PLAN

A140 ROOF PLAN

A401 EXTERIOR ELEVATIONS

A402 EXTERIOR ELEVATIONS

A403 EXTERIOR ELEVATIONS

A404 EXTERIOR ELEVATIONS

A405 EXTERIOR ELEVATIONS

A406 EXTERIOR ELEVATIONS
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ASHTON AVE- LOOKING NORTHEAST

ASHTON AVE- LOOKING NORTHWEST

ASHTON AVE- LOOKING SOUTHEAST

ASHTON AVE- LOOKING SOUTHWEST

S. HIGHLAND DR- LOOKING WEST

S1100 E- LOOKING SOUTHEAST
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G200A

RENDERINGS

SUGAR HOUSE -
NORTH BUILDING

CORNER OF ASHTON AND S1100E LOOKING EAST

CORNER OF ASHTON AND HIGHLAND LOOKING WEST
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06/29/2021 DESIGN DEVELOPMENT
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G200B

RENDERINGS

SUGAR HOUSE -
NORTH BUILDING

CORNER OF ASHTON AND S1100E LOOKING EAST

CORNER FROM FAIRMONT PARK LOOKING SOUTHEAST
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CENTERED ON S1100E LOOKING EAST

FROM ASHTON LOOKING SOUTHWEST



ASHTON AVE

S
 1

10
0E

S H
IG

H
LAN

D
 D

R

BIKE LANE

PARK

PARKING & SERVICES

RESIDENTIAL

78 PARKING SPACES

R
A

M
P

 U
P

6%

PROPERTY LINE

15' TOWER STEPBACK

10' TOWER STEPBACK

PROPERTY LINE

21
9'

 - 
9 

3/
8"

265' - 5 1/4"

19-6' TOWER
STEPBACK

PROPERTY LINE

+4360

EXISTING 3 
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BUILDING DRAWINGS
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SITE PLAN GENERAL NOTES:

1.ALL DRAWINGS SHALL BE READ IN CONJUNCTION WITH ALL OTHER DRAWINGS (INCLUDING 
OTHER DISCIPLINES), PROJECT MANUAL/SPECIFICATIONS, GENERAL NOTES, SHEET 
SPECIFICATION NOTES, SYMBOL, LEGENDS AND ABBREVIATIONS.
2. SEE ARCH DRAWINGS FOR BASE OF WALL DETAILS INCLUDING REQUIRED MINIMUM VERTICAL 
CLEARANCES FROM BOTTOM OF EXTERIOR FINISH TO EXTERIOR PAVINGS AND GRADING 
ELEVATIONS. EXTERIOR FINISH MANUFACTURERS HAVE STRICT MINIMUM CLEARANCE 
REQUIREMENTS THAT MUST BE MAINTAINED IN ORDER TO MEETING MANUFACTURER'S 
WARRANTIES. CONTRACTOR SHALL COORDINATE BASE OF WALL DETAILS WITH FINAL PAVING 
AND GRADING ELEVATIONS AS INDICATED IN CIVIL AND LANDSCAPE DRAWINGS.
3. DO NOT SCALE THE DRAWINGS, SHOULD ANY CONFLICT ARISE IN THE CONTRACT 
DOCUMENTS, THE CONTRACTOR SHALL NOTIFY THE ARCHITECTURE FOR INTERPRETATION.
4. REFER TO LANDSCAPE DRAWINGS FOR PLANTING, HARDSCAPING, EXTERIOR FENCE 
ENCLOSURE AND SIGNAGE, BIKE RACKS AND SPECIALTY PAVING INFORMATION.
5. REFER TO CIVIL DRAWINGS FOR SITE UTILITIES, PAVING, DRAINAGE AND GRADING.
6. REFER TO G120 FOR CODE SUMMARY AND TO G121 - G123 FOR CODE PLANS AND SECTIONS.
7.REFER TO EXTERIOR ELEVATIONS & ELECTRICAL DRAWINGS FOR ADDITIONAL EXTERIOR 
LIGHTING INFORMATION.
8.BUILDING FIRST FLOOR ELEVATIONS OF 100'-0" EQUATES TO CIVIL ELEVATION OF 4360.00. SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.
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A010

SITE PLAN

SUGAR HOUSE -
NORTH BUILDING

A010 1" = 20'-0"
1 SITE

PARKING COUNT

NORTH BUILDING
- 202 STANDARD STALLS
- 9 ELEC. VEHICLE STALLS
- 5 ADA STALLS
- 216 TOTAL STALLS

ISSUE # DATE DESCRIPTION
09/17/2021 ISSUED FOR PERMIT

NORTH BUILDING
1121 E. Ashton Ave, Salt Lake City, Ut
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GROUND FLOOR
LANDSCAPE PLAN

L101

Legend:

Parking Garage Entrance

Private Patios

Pavers @ Vehicular Intersection

Raised Water Basins

Plaza Extension at Park

Entry Plaza (Adjacent to Leasing 
Center)

Paver Grate @ Street Tree

Feature/Screen Walls

20’ 40’

1

2

3

4

5

6

7

Compliance with 21A59.050 Standards for Design Review:

The privately-owned private space incorporates the following (3) elements:
1)  Outdoor dining area (@ leasing entry)
2)  Water Feature
3)  Trees in proportion to the space and at a minimum of one tree per 800 
square feet.  The quantity of trees shown exceeds this.

At least one street tree provided for every (30’) of property frontage along S 
Ashton Ave. and 1100 E.  Trees shown on plan at 22’ on-center.
Trees to comply with Salt Lake City Urban Forestry tree list.

Sidewalk widths along frontage roads to be 8’ width in concordance with 
CSHBD1 District Zone requirements.

Hardscape Materials to be lighter in color with higher Solar Reflective Index 

11
0

0
 E

.

S ASHTON AVE.

Compliance with Sugar House Business District Design Standards:

Sidewalk widths along frontage roads to be 8’ width in concordance with 
CSHBD1 District Zone requirements.

7’ landscape buffer provided where available space between building edge 
and road allows.  12’ width bike lane and 8’ width sidewalk with trees planted 
within the sidewalk are provided, and the landscape buffer is provided in the 
remaining space.

Trees along streetscape to be planted with a minimum opening of 5’ square.  
Openings to be covered with paver grates to allow air to reach the soil within. 
the 5’x5’ area.  Trees to be located within the 8’ width sidewalk.

8

12

4

5

6

7

8

3
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LEVEL 4
LANDSCAPE PLAN

L102

Legend:

Raised Planter Wall

Private Patios

Fire Pit/Fireplace

Wet Deck

Boardwalk Paving

Pool

Cabana

Fenced Dog Run with Berms

Countertop w/ Grill

1

2

3

4

5

6

7

Street Level (Below)

Compliance with 21A59.050 Standards for Design Review:

Accessible roof deck with vegetated planters included to support a more visually compelling 
roof landscape and reduce solar gain, air pollution, and the amount of water entering the 
stormwater system.

S ASHTON AVE.

8
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00
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.

A

N 20’ 40’0’

Section A

20’

4’

40’

8’

0’

0’

1

1
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3

4

5
6

7

8
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LEVEL 8 
LANDSCAPE PLAN

L103

Legend:

Private Patios

Group Table

Overhead Lighting

Planting

Countertop w/ Grill

Fire Pit

Seating Lawn

Feature Wall

1

2

3

4

5

6

7

8

N 10’ 20’0’

Compliance with 21A59.050 Standards for Design Review:

Accessible roof deck with vegetated planters included to support a more visually compelling 
roof landscape and reduce solar gain, air pollution, and the amount of water entering the 
stormwater system.

Street Level (Below)

S ASHTON AVE.
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2

3

4

77

6

5

SOUTH

8
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FLOOR PLAN GENERAL NOTES
1. DO NOT SCALE DRAWINGS..
2. REFER TO SHEET A140 FOR OVERALL ROOF PLAN, 

NOTES, MATERIALS, ROOF SLOPES AND 
DRAINAGE INFO.

3. REFER TO A200 SERIES FOR ENLARGED UNIT 
FLOOR PLANS INCLUDING PLAN DIMENSIONS AND 
WALL TYPES.

4. REFER TO A400 SERIES  FOR EXTERIOR 
ELEVATIONS, INCLUDING EXTERIOR MATERIALS 
AND WINDOW TYPES.

5. REFER TO A550 SERIES FOR WALL SECTIONS.
6. REFER TO A800 SERIES FOR INTERIOR 

ELEVATIONS.
7. REFER TO A850 SERIES FOR UNIT KITCHEN AND 

BATH ELEVATIONS AND DETAILS.
8. REFER TO A900 SERIES FOR DOOR SCHEDULE 

AND FRAME TYPES AND DETAILS.
9. SEE INTERIORS SHEETS FOR FINISH SCHEDULES, 

FINISH PLANS AND FURNITURE PLANS.
10. ALL OUTSIDE CORNERS AT ALL COMMON AREAS 

INCLUDING CORRIDORS OF GYP. BOARD WALLS 
TO RECEIVE CORNER GUARDS AS SPECIFIED. ALL 
WALLS AT TRASH ROOMS TO RECEIVE CORNER 
GUARDS AS SPECIFIED.

11. REMOVE ALL BARCODE, TAGS, ETC. FROM 
CONDUIT, PIPING AND DUCTWORK PRIOR TO 
INSTALLATION. ROTATE PERMANENT MARKINGS 
TO CONCEAL.

12. BUILDING FIRST FLOOR ELEVATION OF 100'-0" 
EQUATES TO CIVIL ELEVATION OF 690.60.  SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION 
INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.

13. ROOM NUMBERS SHOWN CORRESPOND WITH 
LEVEL, EXAMPLE 200 SERIES AT THE 2ND LEVEL, 
ETC.

DIMENSIONING/LAYOUT NOTES
1. UNLESS NOTED OTHERWISE, DIMENSIONS 

ARE TAKEN TO:
A. THE CENTER LINE OF STUD AT 

INTERIOR WALLS VND
B. THE FACE OF GYP. BD AT CORRIDOR 

WALLS (GRID @ CORRIDOR SIDE)
C. THE CENTERLINE OF UNIT 

SEPARATION WALLS (GRID @ 
CENTERLINE)

D. THE OUTSIDE FACE OF MATERIAL AT 
EXTERIOR WALLS (GRID).

2. SEE ENLARGED PLANS FOR COMMON AREA 
DIMENSIONS AND NOTES

3. SEE ENLARGED UNIT PLANS FOR UNIT AND 
UNIT ENTRY BAY DIMENSIONS, WALL TYPES 
AND NOTES.

WALL TYPE NOTES
1. WALL TYPES ARE DESIGNATED WITH SYMBOL 
2. REFER TO SHEETS A601 AND A602 FOR 

INTERIOR AND EXTERIOR WALL TYPES. REFER 
TO SHEETS A603, A604 AND A605 FOR 
CONSTRUCTION TYPES AND RELATED DETAILS. 
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FLOOR PLAN GENERAL NOTES

1. DO NOT SCALE DRAWINGS..
2. REFER TO SHEET A140 FOR OVERALL ROOF PLAN, 

NOTES, MATERIALS, ROOF SLOPES AND 
DRAINAGE INFO.

3. REFER TO A200 SERIES FOR ENLARGED UNIT 
FLOOR PLANS INCLUDING PLAN DIMENSIONS AND 
WALL TYPES.

4. REFER TO A400 SERIES  FOR EXTERIOR 
ELEVATIONS, INCLUDING EXTERIOR MATERIALS 
AND WINDOW TYPES.

5. REFER TO A550 SERIES FOR WALL SECTIONS.
6. REFER TO A800 SERIES FOR INTERIOR 

ELEVATIONS.
7. REFER TO A850 SERIES FOR UNIT KITCHEN AND 

BATH ELEVATIONS AND DETAILS.
8. REFER TO A900 SERIES FOR DOOR SCHEDULE 

AND FRAME TYPES AND DETAILS.
9. SEE INTERIORS SHEETS FOR FINISH SCHEDULES, 

FINISH PLANS AND FURNITURE PLANS.
10. ALL OUTSIDE CORNERS AT ALL COMMON AREAS 

INCLUDING CORRIDORS OF GYP. BOARD WALLS 
TO RECEIVE CORNER GUARDS AS SPECIFIED. ALL 
WALLS AT TRASH ROOMS TO RECEIVE CORNER 
GUARDS AS SPECIFIED.

11. REMOVE ALL BARCODE, TAGS, ETC. FROM 
CONDUIT, PIPING AND DUCTWORK PRIOR TO 
INSTALLATION. ROTATE PERMANENT MARKINGS 
TO CONCEAL.

12. BUILDING FIRST FLOOR ELEVATION OF 100'-0" 
EQUATES TO CIVIL ELEVATION OF 690.60.  SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION 
INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.

13. ROOM NUMBERS SHOWN CORRESPOND WITH 
LEVEL, EXAMPLE 200 SERIES AT THE 2ND LEVEL, 
ETC.

DIMENSIONING/LAYOUT NOTES

1. UNLESS NOTED OTHERWISE, DIMENSIONS 
ARE TAKEN TO:
A. THE CENTER LINE OF STUD AT 

INTERIOR WALLS VND
B. THE FACE OF GYP. BD AT CORRIDOR 

WALLS (GRID @ CORRIDOR SIDE)
C. THE CENTERLINE OF UNIT 

SEPARATION WALLS (GRID @ 
CENTERLINE)

D. THE OUTSIDE FACE OF MATERIAL AT 
EXTERIOR WALLS (GRID).

2. SEE ENLARGED PLANS FOR COMMON AREA 
DIMENSIONS AND NOTES

3. SEE ENLARGED UNIT PLANS FOR UNIT AND 
UNIT ENTRY BAY DIMENSIONS, WALL TYPES 
AND NOTES.

WALL TYPE NOTES

1. WALL TYPES ARE DESIGNATED WITH SYMBOL 
2. REFER TO SHEETS A601 AND A602 FOR 

INTERIOR AND EXTERIOR WALL TYPES. REFER 
TO SHEETS A603, A604 AND A605 FOR 
CONSTRUCTION TYPES AND RELATED DETAILS. 
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FLOOR PLAN GENERAL NOTES

1. DO NOT SCALE DRAWINGS..
2. REFER TO SHEET A140 FOR OVERALL ROOF PLAN, 

NOTES, MATERIALS, ROOF SLOPES AND 
DRAINAGE INFO.

3. REFER TO A200 SERIES FOR ENLARGED UNIT 
FLOOR PLANS INCLUDING PLAN DIMENSIONS AND 
WALL TYPES.

4. REFER TO A400 SERIES  FOR EXTERIOR 
ELEVATIONS, INCLUDING EXTERIOR MATERIALS 
AND WINDOW TYPES.

5. REFER TO A550 SERIES FOR WALL SECTIONS.
6. REFER TO A800 SERIES FOR INTERIOR 

ELEVATIONS.
7. REFER TO A850 SERIES FOR UNIT KITCHEN AND 

BATH ELEVATIONS AND DETAILS.
8. REFER TO A900 SERIES FOR DOOR SCHEDULE 

AND FRAME TYPES AND DETAILS.
9. SEE INTERIORS SHEETS FOR FINISH SCHEDULES, 

FINISH PLANS AND FURNITURE PLANS.
10. ALL OUTSIDE CORNERS AT ALL COMMON AREAS 

INCLUDING CORRIDORS OF GYP. BOARD WALLS 
TO RECEIVE CORNER GUARDS AS SPECIFIED. ALL 
WALLS AT TRASH ROOMS TO RECEIVE CORNER 
GUARDS AS SPECIFIED.

11. REMOVE ALL BARCODE, TAGS, ETC. FROM 
CONDUIT, PIPING AND DUCTWORK PRIOR TO 
INSTALLATION. ROTATE PERMANENT MARKINGS 
TO CONCEAL.

12. BUILDING FIRST FLOOR ELEVATION OF 100'-0" 
EQUATES TO CIVIL ELEVATION OF 690.60.  SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION 
INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.

13. ROOM NUMBERS SHOWN CORRESPOND WITH 
LEVEL, EXAMPLE 200 SERIES AT THE 2ND LEVEL, 
ETC.

DIMENSIONING/LAYOUT NOTES

1. UNLESS NOTED OTHERWISE, DIMENSIONS 
ARE TAKEN TO:
A. THE CENTER LINE OF STUD AT 

INTERIOR WALLS VND
B. THE FACE OF GYP. BD AT CORRIDOR 

WALLS (GRID @ CORRIDOR SIDE)
C. THE CENTERLINE OF UNIT 

SEPARATION WALLS (GRID @ 
CENTERLINE)

D. THE OUTSIDE FACE OF MATERIAL AT 
EXTERIOR WALLS (GRID).

2. SEE ENLARGED PLANS FOR COMMON AREA 
DIMENSIONS AND NOTES

3. SEE ENLARGED UNIT PLANS FOR UNIT AND 
UNIT ENTRY BAY DIMENSIONS, WALL TYPES 
AND NOTES.

WALL TYPE NOTES

1. WALL TYPES ARE DESIGNATED WITH SYMBOL 
2. REFER TO SHEETS A601 AND A602 FOR 

INTERIOR AND EXTERIOR WALL TYPES. REFER 
TO SHEETS A603, A604 AND A605 FOR 
CONSTRUCTION TYPES AND RELATED DETAILS. 
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FLOOR PLAN GENERAL NOTES

1. DO NOT SCALE DRAWINGS..
2. REFER TO SHEET A140 FOR OVERALL ROOF PLAN, 

NOTES, MATERIALS, ROOF SLOPES AND 
DRAINAGE INFO.

3. REFER TO A200 SERIES FOR ENLARGED UNIT 
FLOOR PLANS INCLUDING PLAN DIMENSIONS AND 
WALL TYPES.

4. REFER TO A400 SERIES  FOR EXTERIOR 
ELEVATIONS, INCLUDING EXTERIOR MATERIALS 
AND WINDOW TYPES.

5. REFER TO A550 SERIES FOR WALL SECTIONS.
6. REFER TO A800 SERIES FOR INTERIOR 

ELEVATIONS.
7. REFER TO A850 SERIES FOR UNIT KITCHEN AND 

BATH ELEVATIONS AND DETAILS.
8. REFER TO A900 SERIES FOR DOOR SCHEDULE 

AND FRAME TYPES AND DETAILS.
9. SEE INTERIORS SHEETS FOR FINISH SCHEDULES, 

FINISH PLANS AND FURNITURE PLANS.
10. ALL OUTSIDE CORNERS AT ALL COMMON AREAS 

INCLUDING CORRIDORS OF GYP. BOARD WALLS 
TO RECEIVE CORNER GUARDS AS SPECIFIED. ALL 
WALLS AT TRASH ROOMS TO RECEIVE CORNER 
GUARDS AS SPECIFIED.

11. REMOVE ALL BARCODE, TAGS, ETC. FROM 
CONDUIT, PIPING AND DUCTWORK PRIOR TO 
INSTALLATION. ROTATE PERMANENT MARKINGS 
TO CONCEAL.

12. BUILDING FIRST FLOOR ELEVATION OF 100'-0" 
EQUATES TO CIVIL ELEVATION OF 690.60.  SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION 
INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.

13. ROOM NUMBERS SHOWN CORRESPOND WITH 
LEVEL, EXAMPLE 200 SERIES AT THE 2ND LEVEL, 
ETC.

DIMENSIONING/LAYOUT NOTES

1. UNLESS NOTED OTHERWISE, DIMENSIONS 
ARE TAKEN TO:
A. THE CENTER LINE OF STUD AT 

INTERIOR WALLS VND
B. THE FACE OF GYP. BD AT CORRIDOR 

WALLS (GRID @ CORRIDOR SIDE)
C. THE CENTERLINE OF UNIT 

SEPARATION WALLS (GRID @ 
CENTERLINE)

D. THE OUTSIDE FACE OF MATERIAL AT 
EXTERIOR WALLS (GRID).

2. SEE ENLARGED PLANS FOR COMMON AREA 
DIMENSIONS AND NOTES

3. SEE ENLARGED UNIT PLANS FOR UNIT AND 
UNIT ENTRY BAY DIMENSIONS, WALL TYPES 
AND NOTES.

WALL TYPE NOTES

1. WALL TYPES ARE DESIGNATED WITH SYMBOL 
2. REFER TO SHEETS A601 AND A602 FOR 

INTERIOR AND EXTERIOR WALL TYPES. REFER 
TO SHEETS A603, A604 AND A605 FOR 
CONSTRUCTION TYPES AND RELATED DETAILS. 

         

TRUE NORTH PLAN NORTH

G

Architecture
Interior Design
Landscape Architecture
Engineering

BKV
R O U P

222 North Second Street
Long & Kees Bldg 
Suite 101
Minneapolis, MN 
55401
612.339.3752

www.bkvgroup.com

© 2019 BKV Group

SHEET NUMBER

SHEET TITLE

DRAWN BY

CHECKED BY

COMMISSION NUMBER

PROJECT TITLE

CONSULTANTS

NOT FOR 

CONSTRUCTION

CERTIFICATION

B
IM

 3
6
0
:/
/2

3
6

7
-0

4
 S

u
g
a
r 

H
o
u
s
e
/2

3
6

7
-0

4
 S

u
g
a
r 

H
o
u
s
e
 N

o
rt

h
_
A

I_
2

0
2
1

.r
v
t

4
/2

/2
0
2
1
 5

:0
9
:1

5
 P

M

Author

Checker

2367.04

A104

LEVEL 4 -
OVERALL FLOOR

PLAN

SUGAR HOUSE -
NORTH BUILDING

ARCHITECTURAL KEYNOTES

A104 3/32" = 1'-0"

1 LEVEL 4

ISSUE # DATE DESCRIPTION

04/02/2021 SCHEMATIC DESIGN



DN UP

DNUP

DN

UP

J

1.3 12

B

3
0

' -
 0

"
6

' -
 0

"
2

9
' -

 0
"

3
0

' -
 0

"
6

' -
 0

"
2

9
' -

 0
"

28' - 0" 6' - 0" 27' - 0"

4' - 0" 45' - 3" 9' - 6" 11' - 10" 9' - 6" 13' - 3" 9' - 6" 13' - 3" 17' - 0" 25' - 8" 4' - 0"

4' - 0" 25' - 1" 13' - 9" 9' - 6" 26' - 6" 9' - 6" 2' - 0" 12' - 2"

7
' -

 1
0

"
9

' -
 3

"
9

' -
 0

"
9

' -
 1

"
1

1
' -

 9
"

9
' -

 6
"

1
4

' -
 6

"
9

' -
 6

"
2

' -
 0

"
9

' -
 6

"
1

1
' -

 1
0

"
1

5
' -

 3
"

9
' -

 8
 3

/4
"

1
' -

 3
 1

/4
"

9
' -

 1
"

1
6

' -
 0

"
2

' -
 0

"
9

' -
 6

"
1

1
' -

 1
 5

/8
"

1
6

' -
 8

 3
/8

"
6

' -
 1

"
3

' -
 0

"

28' - 10" 13' - 9" 9' - 6" 26' - 6" 9' - 6" 2' - 0" 12' - 2"

1
0

' -
 6

"
2

3
' -

 6
"

1
8

' -
 3

"
1

2
' -

 0
"

41' - 3" 21' - 9" 9' - 6" 10' - 6" 9' - 6" 14' - 6" 9' - 6" 13' - 7" 17' - 0" 12' - 11" 9' - 6" 21' - 6" 45' - 3"

11' - 6" 2' - 0" 9' - 6" 13' - 3 1/4"

1
1

' -
 0

"

4
' -

 0
"

5
' -

 8
"

32 4 5 6 7 9 10 11

H

G

F

E

C

D

231' - 4"

2
0

7
' -

 6
 7

/8
"

231' - 4" 28' - 8 3/8"

1
0

' -
 1

"
2

0
7

' -
 6

 7
/8

"

8

SERV

CORRIDOR

STAIR B ELEV. B
TRASH

SERV

SERV

K

UNIT A3-1

UNIT A3-2
UNIT A1-1 ALT

2

UNIT A1-1 UNIT B2-1 UNIT A UNIT A2-1

UNIT B3 UNIT B3-ALT UNIT A3

UNIT A1

UNIT A2

UNIT A

UNIT A1-1

UNIT A

UNIT A1-1 ALT

1

UNIT A3 UNIT B2

UNIT A1-2

UNIT B2-2UNIT A - ALTUNIT B1-1UNIT AUNIT B2-1UNIT A1-1
UNIT A1-1 ALT

2

UNIT A3UNIT B3-ALT

UNIT B1

UNIT B3UNIT A3-1

UNIT A3-2

2
9

' -
 0

"
3

9
' -

 0
"

1
2

' -
 0

"
1

8
' -

 3
 1

/4
"

2
2

' -
 1

1
 3

/4
"

1
1

' -
 0

"

STAIR A

ELEV A

13' - 3"

STAIR C

13' - 3"

12' - 5"

PROPERTY LINE

TOWER STEPBACK

FLOOR PLAN GENERAL NOTES

1. DO NOT SCALE DRAWINGS..
2. REFER TO SHEET A140 FOR OVERALL ROOF PLAN, 

NOTES, MATERIALS, ROOF SLOPES AND 
DRAINAGE INFO.

3. REFER TO A200 SERIES FOR ENLARGED UNIT 
FLOOR PLANS INCLUDING PLAN DIMENSIONS AND 
WALL TYPES.

4. REFER TO A400 SERIES  FOR EXTERIOR 
ELEVATIONS, INCLUDING EXTERIOR MATERIALS 
AND WINDOW TYPES.

5. REFER TO A550 SERIES FOR WALL SECTIONS.
6. REFER TO A800 SERIES FOR INTERIOR 

ELEVATIONS.
7. REFER TO A850 SERIES FOR UNIT KITCHEN AND 

BATH ELEVATIONS AND DETAILS.
8. REFER TO A900 SERIES FOR DOOR SCHEDULE 

AND FRAME TYPES AND DETAILS.
9. SEE INTERIORS SHEETS FOR FINISH SCHEDULES, 

FINISH PLANS AND FURNITURE PLANS.
10. ALL OUTSIDE CORNERS AT ALL COMMON AREAS 

INCLUDING CORRIDORS OF GYP. BOARD WALLS 
TO RECEIVE CORNER GUARDS AS SPECIFIED. ALL 
WALLS AT TRASH ROOMS TO RECEIVE CORNER 
GUARDS AS SPECIFIED.

11. REMOVE ALL BARCODE, TAGS, ETC. FROM 
CONDUIT, PIPING AND DUCTWORK PRIOR TO 
INSTALLATION. ROTATE PERMANENT MARKINGS 
TO CONCEAL.

12. BUILDING FIRST FLOOR ELEVATION OF 100'-0" 
EQUATES TO CIVIL ELEVATION OF 690.60.  SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION 
INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.

13. ROOM NUMBERS SHOWN CORRESPOND WITH 
LEVEL, EXAMPLE 200 SERIES AT THE 2ND LEVEL, 
ETC.

DIMENSIONING/LAYOUT NOTES

1. UNLESS NOTED OTHERWISE, DIMENSIONS 
ARE TAKEN TO:
A. THE CENTER LINE OF STUD AT 

INTERIOR WALLS VND
B. THE FACE OF GYP. BD AT CORRIDOR 

WALLS (GRID @ CORRIDOR SIDE)
C. THE CENTERLINE OF UNIT 

SEPARATION WALLS (GRID @ 
CENTERLINE)

D. THE OUTSIDE FACE OF MATERIAL AT 
EXTERIOR WALLS (GRID).

2. SEE ENLARGED PLANS FOR COMMON AREA 
DIMENSIONS AND NOTES

3. SEE ENLARGED UNIT PLANS FOR UNIT AND 
UNIT ENTRY BAY DIMENSIONS, WALL TYPES 
AND NOTES.

WALL TYPE NOTES

1. WALL TYPES ARE DESIGNATED WITH SYMBOL 
2. REFER TO SHEETS A601 AND A602 FOR 

INTERIOR AND EXTERIOR WALL TYPES. REFER 
TO SHEETS A603, A604 AND A605 FOR 
CONSTRUCTION TYPES AND RELATED DETAILS. 
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FLOOR PLAN GENERAL NOTES

1. DO NOT SCALE DRAWINGS..
2. REFER TO SHEET A140 FOR OVERALL ROOF PLAN, 

NOTES, MATERIALS, ROOF SLOPES AND 
DRAINAGE INFO.

3. REFER TO A200 SERIES FOR ENLARGED UNIT 
FLOOR PLANS INCLUDING PLAN DIMENSIONS AND 
WALL TYPES.

4. REFER TO A400 SERIES  FOR EXTERIOR 
ELEVATIONS, INCLUDING EXTERIOR MATERIALS 
AND WINDOW TYPES.

5. REFER TO A550 SERIES FOR WALL SECTIONS.
6. REFER TO A800 SERIES FOR INTERIOR 

ELEVATIONS.
7. REFER TO A850 SERIES FOR UNIT KITCHEN AND 

BATH ELEVATIONS AND DETAILS.
8. REFER TO A900 SERIES FOR DOOR SCHEDULE 

AND FRAME TYPES AND DETAILS.
9. SEE INTERIORS SHEETS FOR FINISH SCHEDULES, 

FINISH PLANS AND FURNITURE PLANS.
10. ALL OUTSIDE CORNERS AT ALL COMMON AREAS 

INCLUDING CORRIDORS OF GYP. BOARD WALLS 
TO RECEIVE CORNER GUARDS AS SPECIFIED. ALL 
WALLS AT TRASH ROOMS TO RECEIVE CORNER 
GUARDS AS SPECIFIED.

11. REMOVE ALL BARCODE, TAGS, ETC. FROM 
CONDUIT, PIPING AND DUCTWORK PRIOR TO 
INSTALLATION. ROTATE PERMANENT MARKINGS 
TO CONCEAL.

12. BUILDING FIRST FLOOR ELEVATION OF 100'-0" 
EQUATES TO CIVIL ELEVATION OF 690.60.  SEE 
CIVIL DRAWINGS FOR RELATED INFORMATION 
INCLUDING EXTERIOR GRADING AND VERTICAL 
CONTROL.

13. ROOM NUMBERS SHOWN CORRESPOND WITH 
LEVEL, EXAMPLE 200 SERIES AT THE 2ND LEVEL, 
ETC.

DIMENSIONING/LAYOUT NOTES

1. UNLESS NOTED OTHERWISE, DIMENSIONS 
ARE TAKEN TO:
A. THE CENTER LINE OF STUD AT 

INTERIOR WALLS VND
B. THE FACE OF GYP. BD AT CORRIDOR 

WALLS (GRID @ CORRIDOR SIDE)
C. THE CENTERLINE OF UNIT 

SEPARATION WALLS (GRID @ 
CENTERLINE)

D. THE OUTSIDE FACE OF MATERIAL AT 
EXTERIOR WALLS (GRID).

2. SEE ENLARGED PLANS FOR COMMON AREA 
DIMENSIONS AND NOTES

3. SEE ENLARGED UNIT PLANS FOR UNIT AND 
UNIT ENTRY BAY DIMENSIONS, WALL TYPES 
AND NOTES.

WALL TYPE NOTES

1. WALL TYPES ARE DESIGNATED WITH SYMBOL 
2. REFER TO SHEETS A601 AND A602 FOR 

INTERIOR AND EXTERIOR WALL TYPES. REFER 
TO SHEETS A603, A604 AND A605 FOR 
CONSTRUCTION TYPES AND RELATED DETAILS. 
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COVER SHEET

SUGAR HOUSE -
NORTH BUILDING

ATRE SUGAR HOUSE NORTH BUILDING

1121 E. ASHTON AVE, SALT LAKE CITY, UT

ATRE REAL ESTATE

PROJECT LOCATION 

PROJECT TEAMPROJECT SUMMARY (UNIT MATRIX)

Architect:

Boarman Kroos Vogel Group, Inc

222 North Second Street
Dallas, TX 75202
Phone: 469.405.1196
Fax: 
Contact: Sam Watkins

OWNER / APPLICANT:

ATRE Real Estate

3100 Pinebrook Road, Ste. 1250-C
Park City, UT 84098
Phone: 435.214.7431
Contact: Michael Augustine

Civil:

Psomas

4179 Riverboat Road, STE 200
Salt Lake City, UT 74123
Phone: 801.270.5777
Contact: Scott Rocke

Landscape:

Studio Outside

Structural Engineering:

BHB Engineers

2766 South Main Street
Salt Lake City, UT 84115
Phone: 801.355.5656
Contact: Chris Hofheins

Mechanical Engineering:

Boarman Kroos Vogel Group, Inc

222 North Second Street
Minneapolis, Minnesota 55401
Phone: 612.339.3752
Fax: 612.339.6212
Contact: Bill Ljunquist

Electrical Engineering:

Boarman Kroos Vogel Group, Inc

222 North Second Street
Minneapolis, Minnesota 55401
Phone: 612.339.3752
Fax: 612.339.6212
Contact: Chad Kurdi

Pool Consultant:

Aqueous Engineering

1828 ESE Loop 323, STE R-2A
Tyler, TX 75701
Phone: 903.266.9089
Contact: Bryan Ziegler, PE

ISSUED FOR PERMIT 09/17/2021

824 Exposition Ave. STE 5
Dallas, TX 75226
Phone: 214.954.7160
Contact: Brian Halsell

ZONING SUMMARY

SITE

• ZONE SUGAR HOUSE BUSINESS DISTRICT (CSHBD-1)

• MINIMUM LOT AREA
- 346 TOTAL UNITS (118 UNITS SOUTH BUILDING & 228 UNITS NORTH BUILDING)
- REQUIRED SITE AREA: N/A
- PROVIDED SITE AREA: 1.22 ACRES (52,940 SF)
- MAX LOT COVERAGE:  N/A

• HEIGHT AND SETBACK:
- FRONT SETBACK:0 FT
- REAR SETBACK: 0 FT
- SIDE SETBACK: 0 FT
- TOWER SETBACK: 15 FT
- PARKING SETBACK: 15 FT
- MAX HEIGHT:  105 FT 
            
• PARKING:
- BIKE PARKING: 5% OF REQUIRED SPACES, 12 REQUIRED, 78 PROVIDED
              -  PROVIDED: 1784 SF OF SECURE INDOOR BIKE STORAGE, 
                 REFER TO SHEET A101 FOR LOCATION.
- EV PARKING: 1 PER 25 SPACES, 9.5 REQUIRED, 10 SPACES PROVIDED
- 251 REQUIRED - 126 WITH 50% TRANSPORTATION REDUCTION, 
   - 216 SPACES PROVIDED
   - HANDICAP:  1 PER 50 SPACES, 5 REQUIRED, 5 PROVIDED
- VAN SPACE: 1 PER 6, 1 PROVIDED
- COMPACT: NOT ALLOWED

• AGGREGATE STREET LEVEL USE SHALL NOT EXCEED 50% OF FLOOR LEVEL

• GARAGE PARKING MUST BE SCREENED

• STALL SIZE: 8'-3" x 17'-6" @ 24'-10 AISLES
                         8'-6" x 17'-6" @ 24'-1" AISLES  
                         COMPACT:  NOT ALLOWED

• LOADING REQUIRED:
- 1 PER 200,000 SF (10' x 35')

• LOADING PROVIDED:
- LARGE:  601 SF OF SPACE PROVIDED,
MEDIUM: 433 SF OF SPACE PROVIDED

SIMPSON AVE 
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NORTH BUILDING
1121 E. Ashton Ave, Salt Lake City, Ut
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CS101

SITE PLAN

CONSTRUCTION NOTES:

STREET MONUMENT (3" BRASS CAP)
1100 EAST AND ASHTON AVENUE
NORTHEAST QUARTER OF SECTION 20,
TOWNSHIP 1 SOUTH, RANGE 1 EAST,
SALT LAKE BASE & MERIDIAN
SALT LAKE CITY, SALT LAKE COUNTY, UTAH
ELEVATION:  4358.43

PROJECT BENCHMARK

LEGEND:



G

Architecture
Interior Design
Landscape Architecture
Engineering

BKV
R O U P

1412 Main Street
Adolphus Tower
Suite 700
Dallas, TX
75202
972.898.2841

www.bkvgroup.com

© 2021 BKV Group

SHEET NUMBER

SHEET TITLE

DRAWN BY
CHECKED BY
COMMISSION NUMBER

PROJECT TITLE

CONSULTANTS

CERTIFICATION

EH / AD
BH / EH
2367.04

SUGAR HOUSE -
NORTH BUILDING

ISSUE # DATE DESCRIPTION
06/25/2021 DESIGN DEVELOPMENT

studioOutside
824 Exposition Avenue, Ste. 5

Dallas, Texas 75226
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09/17/2021 ISSUED FOR PERMIT

GENERAL NOTES:

IRRIGATION NOTES:
1. AN AUTOMATIC IRRIGATION SYSTEM SHALL BE PROVIDED FOR ALL PLANTING AREAS.

2. IRRIGATION SYSTEMS SHALL  BE MAINTAINED AND REPLACED AS NECESSARY.

3. ALL PLANTING AREAS TO BE FULLY IRRIGATED.

4. IRRIGATION SYSTEM TO HAVE A FULLY AUTOMATED CONTROL SYSTEM.

5. ANY EXISTING PLANTING DAMAGED DURING CONSTRUCTION DUE TO IRRIGATION SYSTEM "DOWN
TIME" IS TO BE REPLACED AT NO COST THE OWNER.

6. IF THE EXISTING IRRIGATION SYSTEM IS DAMAGED OR TURNED OFF DURING CONSTRUCTION
ACTIVITIES, IT WILL BE THE RESPONSIBILITY OF THE CONTRACTOR TO HAND WATER ALL PLANT
MATERIAL AS NEEDED.

1. WARNING!!!!!!!!!  CALL BEFORE YOU DIG!!!!!!  TOLL FREE 811

2. WRITTEN DIMENSIONS PREVAIL OVER SCALED DIMENSIONS.  NOTIFY LANDSCAPE ARCHITECT OF
ANY DISCREPANCIES.

3. THE CONTRACTOR BEARS ALL RESPONSIBILITY FOR VERIFYING ALL UNDERGROUND UTILITIES,
PIPES, STRUCTURES, AND LINE RUNS IN THE FIELD PRIOR TO CONSTRUCTION.  ANY DAMAGE TO
UTILITIES THAT ARE TO REMAIN SHALL BE REPAIRED IMMEDIATELY AT NO EXPENSE TO THE OWNER.
LANDSCAPE ARCHITECT ASSUMES NO RESPONSIBILITY FOR ANY NOT SHOWN ON PLANS.

4. THE LOCATIONS OF EXISTING UTILITIES AS SHOWN ON THESE PLANS ARE APPROXIMATE. THERE
MAY BE OTHER UNDERGROUND UTILITIES WITHIN THE PROJECT AREA THAT ARE NOT SHOWN.

5. ALL PROPOSED AND FINISHED GRADES ARE BASED ON INFORMATION PROVIDED BY THE OWNER'S
SURVEY AND/OR CIVIL ENGINEER.  ANY DISCREPANCIES IN ACTUAL FIELD MEASUREMENTS ARE TO
BE REPORTED TO THE LANDSCAPE ARCHITECT IMMEDIATELY.

6. CONTRACTOR IS RESPONSIBLE FOR ALL QUANTITIES PER DRAWINGS AND SPECIFICATIONS.  ANY
QUANTITIES PROVIDED BY LANDSCAPE ARCHITECT ARE PROVIDED FOR CONVENIENCE ONLY
CONTRACTORS ARE TO BID THEIR OWN VERIFIED QUANTITIES.  NOTIFY LANDSCAPE ARCHITECT OF
ANY DISCREPANCIES.

7. EASEMENTS SETBACKS, BUILDING, CURB AND GUTTER, UNDERGROUND UTILITIES HAVE BEEN
SUPPLIED TO LANDSCAPE ARCHITECT BY THE PROJECT CIVIL ENGINEER.  REFER TO CIVIL
ENGINEERS DRAWINGS FOR ADDITIONAL INFORMATION.

8. STUDIO OUTSIDE ASSUMES NO RESPONSIBILITY FOR DAMAGES. LIABILITIES, OR COST RESULTING
FROM CHANGES OR ALTERATIONS MADE TO THE PLAN WITHOUT THE EXPRESS WRITTEN CONSENT
OF STUDIO OUTSIDE.

PLANTING NOTES:
1. LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR VERIFYING THE LOCATION OF ALL

UNDERGROUND UTILITIES, PIPES, STRUCTURES, AND LINE RUNS IN THE FIELD PRIOR TO THE
INSTALLATION OF ANY PLANT MATERIAL.

2. IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO ADVISE THE LANDSCAPE ARCHITECT OF ANY
CONDITION FOUND ON THE SITE WHICH PROHIBITS INSTALLATION AS SHOWN ON THESE DRAWINGS.

3. ALL PLANT MATERIAL SHALL BE MAINTAINED IN A HEALTHY AND GROWING CONDITION AND MUST BE
REPLACED WITH PLANT MATERIAL OF SAME VARIETY AND SIZE IF DAMAGED, DESTROYED, OR
REMOVED.

4. LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR FINE GRADING AND REMOVAL OF DEBRIS
PRIOR TO PLANTING IN ALL AREAS.

5. FINAL FINISH GRADING SHALL BE REVIEWED BY THE LANDSCAPE ARCHITECT.  LANDSCAPE
CONTRACTOR SHALL BE RESPONSIBLE FOR ANY ADDITIONAL TOPSOIL REQUIRED TO CREATE A
SMOOTH CONDITION PRIOR TO PLANTING.

6. ALL PLANT QUANTITIES LISTED ARE FOR INFORMATION ONLY.  IT IS THE CONTRACTORS
RESPONSIBILITY TO PROVIDE FULL COVERAGE IN ALL PLANTING AREAS AS SPECIFIED IN THE PLANT
SCHEDULE AND VERIFY ALL QUANTITIES.

7. LANDSCAPE CONTRACTOR TO PROVIDE STEEL EDGING BETWEEN ALL PLANTING BEDS AND LAWN
AREAS.

8. ALL PLANT MATERIAL SHALL CONFORM TO THE SPECIFICATIONS AND SIZES GIVEN IN THE PLANT
LIST AND SHALL BE NURSERY GROWN IN ACCORDANCE WITH THE AMERICAN STANDARD FOR
NURSERY STOCK.  LATEST EDITION AMERICAN ASSOCIATION OF NURSERYMEN STANDARDS.  ANY
PLANT SUBSTITUTION SHALL BE APPROVED BY LANDSCAPE ARCHITECT PRIOR TO PURCHASE.

9. LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR ANY COORDINATION WITH OTHER CONTRACTORS
ON SITE AS REQUIRED TO ACCOMPLISH ALL PLANTING OPERATIONS.

10. ALL NEW PLANTING AREAS TO BE AMENDED PER SPECIFICATIONS.

11. ANY PLANT MATERIAL THAT DOES NOT SURVIVE SHALL REPLACED WITH AN EQUIVALENT SIZE AND
SPECIES WITHIN THIRTY (30) DAYS.

12. PLANT MATERIAL SHALL BE PRUNED AS NECESSARY TO CONTROL SIZE BUT NOT TO DISRUPT THE
NATURAL GROWTH PATTERN OR CHARACTERISTIC FORM OF THE PLANT EXCEPT AS NECESSARY TO
ACHIEVE HEIGHT CLEARANCE FOR VISIBILITY AND PEDESTRIAN PASSAGE OR TO ACHIEVE A
CONTINUOUS OPAQUE HEDGE IF REQUIRED.

13. LANDSCAPED AREAS SHALL BE KEPT FREE OF TRASH, WEEDS, DEBRIS, AND DEAD PLANT MATERIAL

14. ALL LIME STABILIZED SOIL & INORGANIC FILL FOR BUILDING SHOULD BE REMOVED FROM PLANTING
AREAS AND REPLACED WITH ORGANIC IMPORTED TOPSOIL FILL @ THE FOLLOWING DEPTHS:
- 12" @ TURF GRASS AREAS
- 24" @ SHRUB & GROUNDCOVER AREAS
- DEPTH OF ROOTBALL & 2X ROOTBALL WIDTH @ TREES

GENERAL

ABBREVIATIONS

AD = AREA DRAIN (HARDSCAPE)

BS = BOTTOM STEP

CL = CENTER LINE

EJ = EXPANSION JOINT

GB = GRADE BREAK

HP = HIGH POINT

LP = LOW POINT

PD = AREA DRAIN (PLANTING)

POB = POINT OF BEGINNING

TC = TOP OF CURB

TR = TOP OF RAMP

TS = TOP STEP

TW = TOP OF WALL

POINT OF BEGINNING

ELEVATION REFERENCE

SECTION REFERENCE

DETAIL REFERENCE

MATERIAL REFERENCE

ENLARGEMENT
REFERENCE

CENTER LINECL

LIMIT OF WORK

MATCHLINE

EXPANSION JOINTEJ

CONTROL JOINT

GENERAL

STEEL EDGING

DETAIL REFERENCE

SYMBOL LEGEND:

GRADE BREAKGB

SLOPE LAWN/PLANTING AREA

SLOPE HARDSCAPE AREA

PERFORATED PIPE

SOLID PVC PIPE

MATERIALS LEGEND:

MATERIALS
LEGEND &

GENERAL NOTES

L0.01

1121 E. Ashton Ave, Salt Lake City, Ut
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Scale: 1 1/2" = 1'-0"

Typ. Concrete Base

NOTE: STONE SLABS TO BE MIN.
8" TALL, COURSING MUST BE
CONSISTENT AMONG PIECES.

NOTE: STONE SLABS TO BE MIN.
8" TALL, COURSING MUST BE
CONSISTENT AMONG PIECES.

Scale: 1" = 1'-0"

Stone Block Section

SECTION @ CRUSHED GRAVEL

SECTION @  PLANTING

A
N.T.S.

Concrete Paving Joints

Tooled Joint Expansion Joint

Scale: 1 1/2" = 1'-0"

Typ. Concrete Paving

Scale: 1 1/2" = 1'-0"

Decomposed Granite @ Concrete Pavers

F
Scale: 1-1/2" = 1'-0"

Decomposed Granite @ Planting

Scale: 1 1/2" = 1'-0"

Gravel @ PlantingM
Scale: 1/2" = 1' - 0"

Paver Grate

NOTE:

ROOT SPACE SYSTEM & PAVER GRATE TO BE PROVIDED BY:

MANUFACTURER: GREEN BLUE URBAN
CONTACT: MATTHEW WERLE (1.866.282.2743)

Scale: 1" = 1'-0"

Stone Block Elevation

Gravel @ Concrete Pavers (On Structure)

Scale: 1 1/2" = 1'-0"

Concrete Pavers

Scale: 1 1/2" = 1'-0"

Paver Transition

Scale: 1 1/2" = 1'-0"

Porcelain Pavers

Scale: 1 1/2" = 1'-0"

Porcelain Pavers @ Concrete Pavers

Scale: 1 1/2" = 1'-0"

Gravel @ Pavers

Scale: 1 1/2" = 1'-0"

Detectable Warning Plate

K
Scale: 1-1/2" = 1'-0"

Litter/Recycling Receptacle (Streetscape)

Scale: 1" = 1'-0"

Bike Rack

NOTE: BIKE RACKS TO BE PLACED 3'
APART, REF. PLAN FOR LOCATION.

Scale: 1" = 1'-0"

Bollard
Scale: 1" = 1'-0"

Pet Pick-Up

Scale: 3/4" = 1'-0"
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A
Scale: 3/4" = 1'-0"

Raised Water Feature @ Entry

B
Scale: 3/4" = 1'-0"

Runnel Fountain @ Bar Countertop

NOTE: THESE DRAWINGS ARE FOR
AESTHETIC PURPOSES ONLY.  FOUNTAIN IS
DESIGN/BUILD.  CONTRACTOR SHALL
PROVIDE ALL ENGINEERING AND
EQUIPMENT SPECIFICATIONS.
FOUNTAIN TO BE FULLY-OPERATIONAL &
RECIRCULATING WITH SUBMERSIBLE PUMP

I
Scale: 1" = 1'-0"

Fire Dish in Gravel

I
Scale: 1" = 1'-0"

Fire Dish in Gravel

J
Scale: 1" = 1'-0"

Concrete Steps, Typ.

·
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L
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Brick Retaining Wall with Guardrail
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SD

EXIST. LIGHT DOUBLE

EXIST. ELEC POLE

E

EXIST. ELEC METER

E

EXIST. ELEC BOX

EXIST. LIGHT DOUBLE

EXIST. UTIL GUY WIRE
EXIST. ELEC POLE

EXIST. SIGNEXIST. SIGN

EXIST. SDCB SQR
TOG=4370.49
FL(4" NW)=4369.37

COMM

EXIST. COMMS BOX

EXIST. TELEPHONE BOXCOMM

EXIST. COMMS BOX

EXIST. ELEC POLE
EXIST. SIGN

IRR

EXIST. IRR VALVE

IRR

EXIST. IRR VALVE

IRR

EXIST. IRR BOX

SET PK NAIL

EXIST. ELEC POLE

COMM

EXIST. COMMS BOX
S

EXIST. SSMH
RIM=4368.06
FL(6" SE)=4361.80
FL(8" W)=4360.88

SET BAR
& CAP

FOUND BAR & CAP
2.2' SW OF PROP COR.

SET NAIL

IRR

EXIST. IRR VALVE

IRREXIST. IRR VALVE

EXIST. BOLLARDEXIST. BOLLARDEXIST. BOLLARDEXIST. BOLLARDEXIST. BOLLARD

EXIST. SDCB ROUND
RIM=4366.08
FL(8" S)=4363.47

COMM

EXIST. COMM CABINET

EEXIST. ELEC TRANSFORMER

EXIST. SIGNEXIST. SIGN

EXIST. SIGN

EXIST. SIGN

FR

EXIST. FIRE RISER

IRR

EXIST. IRR VALVE

EXIST. SIGN

EXIST. LIGHT SINGLEWM

EXIST. WATER METER

W

EXIST. WATER MH
EXIST. SDCB SQR

TOG=4365.62
FL(8" W)=4362.86

FL(8" NE)=4363.01

IRR

EXIST. SDCB
TOG=4366.93
FL(8" NW)=4363.25
FL(8' SW)=4363.21

EXIST. LIGHT DOUBLE

SDV

EXIST. SD VAULT
TOG=4368.04

FL(8" NW)=4363.24
FL(8" W)=4363.80

FL(8" SE)=4363.19

FOUND B&C
FOUND RIVET

EXIST. ELEC POLE

EXIST. UTIL GUY WIRE

EXIST. ELEC POLE

FOUND REBAR

EXIST. SDCB SQR
TOG=4359.47
FL(8" NW)=4357.81

EXIST. SDCB
TOG=4358.83

FL(8" SW)=4357.81
FL(8" E)=4357.73

HYD

EXIST. FIRE HYDRANT

WV

EXIST. WATER VALVE

EXIST. GAS METER

W

EXIST. WATER MH
RIM=4364.06

WM
EXIST. WATER METER

S

EXIST. SSMH
RIM=4358.82

FL(8" N)=4353.82
FL(8" E)=4353.92

EXIST. ELEC POLE

EXIST. SIGN

WV
EXIST. WATER VALVE

WV EXIST. WATER VALVE

EXIST. UTIL GUY WIRE

EXIST. ELEC POLE
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BLDG COR
IS 2.2' NORTH
& 1.0' EAST
OF PROP COR.

BLDG COR.
IS 2.5' EAST
& 5.3' SOUTH
OF PROP COR.

BLDG COR.
IS 3.6' SOUTH

OF PROP LINE

BLDG COR.
IS 0.6' NORTH

OF PROP LINE

SS SS SS SS SS SS SS
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CURB & GUTTER
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CURB WALL
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PARKING

ASHTON AVENUE (2335 SOUTH)
(PUBLIC STREET)

1100 EAST STREET
(PUBLIC STREET)

14.6'

32
.9'

33
.0'

CARPORT COR.
IS 2.1' SOUTH
OF PROP LINE

BCARPORT COR..
IS 1.3' SOUTH
& 0.6' WEST
OF PROP COR.

CARPORT COR.
IS 0.3' WEST

OF PROP LINE

FENCE COR.
IS 2.5' SOUTH

& 0.7' WEST
OF PROP COR.

RETAINING WALL

FENCE END
IS 4.4' EAST
OF PROP LINE

FENCE CROSSES
OF PROP LINE

EXIST
HOUSE

EXIST BUILDING

BLDG COR.
IS 0.9' EAST
OF PROP LINE

JOSHUA & RACHEL SW
ENSEN

INTERSTATE 80

HILAND PARTNERSHIP

CMRK LLC; RLR INVESTMENTS#1 LLC

HILAND PARTNERSHIP

YORK FAMILY 2257, LLC

FENCE LINE
IS 4.0' SOUTH

OF PROP COR.

FENCE COR.
IS 2.2' SOUTH

& 2.4' WEST
OF PROP COR.
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 CONTAINS:23,459 sq.ft.
0.539 acres

PARCEL 2 & 3

 CONTAINS:52,940 sq.ft.
1.215 acres
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NOTE: MAY CONTAIN SYMBOLS THAT ARE NOT USED IN THIS PLAN SET.

LOCATED IN THE NORTHEAST QUARTER
OF SECTION 20

TOWNSHIP 1 SOUTH, RANGE 1 EAST
SALT LAKE BASE AND MERIDIAN

SALT LAKE CITY, SALT LAKE COUNTY, UTAH

STREET MONUMENT
HIGHLAND DRIVE
& ASHTON AVENUE
(FOUND 3" BRASS CAP)

Note to the client, insurer and lender- With regard to Table A, item 11 source information from plans and markings will
be combined with observed evidence of utilities pursuant to Section 5.E.iv. to develop a view of the underground
utilities. However, lacking excavation, the exact location of underground features cannot be accurately, completely
and reliably depicted. In addition, in some jurisdictions, 811 or other similar utility locate requesters from surveyors
may be ignored or result in an incomplete response, in which case the surveyor shall note on the plat or map how this
affected the surveyor's assessment of the location of the utilities. Where additional or more detailed information is
required, the client is advised that excavation and/or private utility locate request may be necessary.

TABLE A
1) All monuments used and set are shown on survey.
2) Address is 1121 East Ashton Avenue, Salt Lake City,
UT, 84106 for Parcel 1 and 1132 East Ashton Avenue, Salt
Lake City, Utah, 84106 for Parcel 2.
3) Subject Parcels are located in flood zone "X" with a
Regulatory Flood Plane per FEMA FIRM maps 49035C0301G,
effective September 24, 2009.
4) Subject Parcel 1 contains 52,940 sq.ft. or 1.215 acres,
Parcel 2 contains 23,459 sq. ft. or 0.539 acres.
6(a) The subject property is zoned CSHBD-1 for Sugar House

Business District with the following setback, height, floor
space area and parking requirements as provided by PZR
Report dated November 19, 2020.
Front Setback = Minimum 0.0' and Maximum 15.0'
Rear/Side = None
Height = 30.0'
Floor Space Area = None
Parking Stalls = 96 required.

6(b) Setbacks shown on survey.
7(a) Exterior dimensions are shown on survey.
7(b)(1) Building square footage is shown on survey.
7(c) Building height is shown on survey.
8) Substantial features are shown on survey.
9) Parcel 1 has 81 parking stalls & 4 handicap stalls, Parcel 2
& 3 has 54 parking stales.
11) Existing utilities are shown on survey.
13) Adjoining owners are shown on survey.
14) Property is at the Intersection of 1100 East Street & Ashton
Avenue.
16) There is no evidence of recent earthwork on site.
17) There are no known proposed right-of-way changes at time of
survey.
19) All plottable easements are shown on survey.
20) Professional liability insurance requirements were meet.

SURVEY NOTES:
1) The properties described in the deed and the properties described
in the as-surveyed descriptions are one and the same.

2) Parcel 1 and Parcel 2 have direct access to the Ashton Avenue and
Parcel 1 has direct access to 1100 East Street without any gaps,
gores or overlaps.

SURVEYOR'S NARRATIVE

I, Patrick M. Harris do hereby state that I am a Professional Land Surveyor and that I hold certificate no. 286882 as prescribed by the laws of the State of Utah and represent
that I have made a survey of the following described property. The Purpose of this survey is to provide an ALTA/NSPS Land Title Survey for use by the client. The Basis of Bearing
is the line between a Street Monument at the Intersection of Ashton Avenue and 1100 East Street and a Street Monument at the Intersection of Ashton Avenue and Highland Drive
measuring South 89°56'00"East 507.61 feet.

COMMITMENT DESCRIPTIONS

PARCEL 1:

LOTS 2, 3, 4, 5, 6, 7, 8 AND THE SOUTH 22.5 FEET OF LOT 9, IN BLOCK 2, OF GRANITE SUBDIVISION, PLAT 'A', ACCORDING TO THE OFFICIAL PLAT
THEREOF, RECORDED IN THE OFFICE OF THE COUNTY RECORDER OF SALT LAKE COUNTY, UTAH.

ALSO, INCLUDING ALL THAT TRACT OF LAND BEING 30 FEET IN WIDTH PREVIOUSLY OCCUPIED BY THE D & RGW RAILROAD KNOWN AS THE
BRICKYARD SPUR WHERE IT ADJOINS THE PROPERTY DESCRIBED ABOVE IN BLOCK 2, OF GRANITE SUBDIVISION, PLAT 'A', EXTENDING FROM THE
NORTH LINE OF ASHTON AVENUE TO A LINE PARALLEL WITH ASHTON AVENUE 222.5 FEET NORTH OF ASHTON AVENUE WHICH LINE IS AN
EXTENSION OF THE LINE 22.5 FEET NORTH OF THE SOUTH LINE OF LOT 9, IN BLOCK 2, GRANITE SUBDIVISION, PLAT 'A'.

PARCEL 2:

LOTS 3, 4, 5 AND 6, IN BLOCK 1, OF GRANITE SUBDIVISION, PLAT 'A', ACCORDING TO THE OFFICIAL PLAT THEREOF, RECORDED IN THE OFFICE OF
THE COUNTY RECORDER OF SALT LAKE COUNTY, UTAH.

ALSO INCLUDING THE FOLLOWING:

COMMENCING 78.5 FEET EAST OF THE SOUTHWEST CORNER OF LOT 9, IN BLOCK 1, OF GRANITE SUBDIVISION, PLAT 'A': AND RUNNING THENCE
EAST 201.5 FEET; THENCE SOUTH 33 FEET; THENCE WEST 201.5 FEET; THENCE NORTH 33 FEET TO THE POINT OF COMMENCEMENT.

PARCEL 2 IS ALSO DESCRIBED AS FOLLOWS PURSUANT TO THAT QUIT CLAIM DEED RECORDED DECEMBER 30, 1999, AS ENTRY NO. 7545320, IN
BOOK 8333, AT PAGE 2314 OF OFFICIAL RECORDS, TO WIT:

A PARCEL OF LAND LOCATED IN THE NORTHEAST QUARTER OF SECTION 20, TOWNSHIP 1 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND
MERIDIAN, DESCRIBED AS FOLLOWS:

BEGINNING AT THE NORTHWEST CORNER OF LOT 6, IN BLOCK 1 OF GRANITE SUBDIVISION, PLAT 'A', ACCORDING TO THE OFFICIAL PLAT
RECORDED IN THE OFFICE OF THE SALT LAKE COUNTY RECORDER, SAID NORTHWEST CORNER BEING SOUTH 00°01'32" EAST ALONG THE
MONUMENT LINE 33.03 FEET AND SOUTH 89°56'00" EAST ALONG SAID RIGHT-OF-WAY LINE OF ASHTON AVENUE FROM THE BRASS CAP MONUMENT
FOUND AT THE INTERSECTION OF ASHTON AVENUE AND 1100 EAST STREET, AND RUNNING THENCE SOUTH 89°56'00" EAST ALONG SAID RIGHT OF
WAY LINE 160.09 FEET; THENCE SOUTH 00°14'17" WEST 138.00 FEET; THENCE NORTH 89°56'00" WEST 201.50 FEET; THENCE NORTH 00°14'17" EAST
33.00 FEET TO A POINT ON THE SOUTH BOUNDARY LINE OF SAID GRANITE SUBDIVISION; THENCE SOUTH 89°56'00" EAST ALONG SAID SOUTH LINE
41.41 FEET TO THE SOUTHWEST CORNER OF SAID LOT 6; THENCE NORTH 00°14'17" EAST ALONG THE WEST LINE OF SAID LOT 6 A DISTANCE OF
105.00 FEET TO THE POINT OF BEGINNING.

AS-SURVEYED DESCRIPTION

PARCEL 1

Beginning at the southwest corner of Lot 6, Block 2, Granite Subdivision, Plat A, said point also being South 89°56'00" East 15.76 feet along the center line of Ashton Avenue
and North 00°14'17" East 32.95 feet from a Street Monument at the Intersection of 1100 East Street and Ashton Avenue and running:

thence North 00°14'17" East 222.57 feet along the west line of said Block 2, Granite Subdivision, Plat A;
thence South 89°56'00" East 197.28 feet to the Northwest Corner Lot 2 of said Block 2, Granite Subdivision, Plat A;
thence South 14°25'30" East 55.30 feet along the west line of said Lot 2;
thence Southeasterly 173.17 feet along the arc of a 395.27 feet radius curve to the left (center bears North 75°34'30" East and the chord bears South 26°58'33" East 171.79

feet with a central angle of 25°06'07") along said west line of said Lot 2;
thence South 39°31'37" East 20.79 feet along said west line to the Southwest Corner of said Lot 2,
thence North 89°56'00" West 303.14 feet along the south line of said Block 2, Granite Subdivision, Plat A to the point of beginning.

Contains 52,940 square feet or 1.215 acres.

PARCELS 2 & 3

Beginning at the northeast corner of Lot 3, Block 1, Granite Subdivision, Plat A, said point also being South 89°56'00" East 296.07 feet along the center line of Ashton Avenue
and South 00°14'17" West 33.03 feet from a Street Monument at the Intersection of 1100 East Street and Ashton Avenue and running:

thence South 00°14'17" West 138.00 feet along and beyond the east line of said Lot 3 to a point on the north line of Interstate 80;
thence North 89°56'00" West 201.50 feet along said north line of Interstate 80;
thence North 00°14'17" East 33.00 feet to a point on the south line of said Block 1, Granite Subdivision, Plat A;
thence South 89°56'00" East 41.41 feet along said south line to the southwest corner of Lot 6 of said Block 1, Granite Subdivision, Plat A;
thence North 00°14'17" East 105.00 feet along the west line of said Lot 6 to a point on the north line of said Block 1, Granite Subdivision, Plat A;
thence South 89°56'00" East 160.09 feet along said north line of Block 1, Granite Subdivision, Plat A to the point of beginning.

Contains 23,459 square feet or 0.539 acres.

Said property is also known by the street address of: Parcel 1: 1121 East Ashton Avenue, Salt Lake City, UT 84106 Parcel 2: 1132 East Ashton
Avenue, Salt Lake City, UT 84106

To: Slopeside Capital, LLC, a Delaware limited liability company, Salt Lake City Properties I, LLC, a Delaware limited liability company, FIT (UT) QRS 14-92, Inc., a Delaware
corporation, First American Title Insurance Company and First American Title Insurance Company National.

This is to certify that this map or plat and the survey on which it is based were made in accordance with 2016 Minimum Standard Detail Requirements for ALTA/NSPS Land Title
Surveys, jointly established and adopted by ALTA and NSPS, and includes items 1, 2, 3, 4, 6(a), 6(b), 7(a), 7(b)(1), 7(c), 8, 9, 13, 14, 16, 17, 19 and 20 of Table A hereof.

The field work was completed on February 18, 2021

Date of Plat or Map: February 19, 2021

__________ _________             ___________________________
Date                                         Patrick M. Harris
                                                                      License No. 286882

Note: For conditions of record not shown hereon as well as specific references to items in the title report, please refer to a title report supplied by First American Title Insurance
Company National, of New York City, New York under Commitment No. 3020-1039347, dated effective November 2, 2020.

Schedule B-2 Exceptions:

(The following affects Parcel 2)
9. General property taxes for the year 2020 have been assessed in the amount of $3,624.08, and are now due and payable, but will not become delinquent until
November 30. Tax Parcel No. 16-20-254- 009-0000. (non survey related)
10. Any charge upon the Land by reason of its inclusion in Salt Lake City.
11. Easements, notes and restrictions as shown on Granite Subdivision Plat A recorded May 04, 1915 as Entry No. 341090 in Book G of Plats at Page 35.
(shown on survey)
(The following affects Parcel 2)
12. Access is limited to those openings permitted by the State of Utah as evidenced by that certain Quit Claim Deed (Controlled Access) recorded June 06, 1958
as Entry No. 1594638 in Book 1510 at Page 310 of Official Records.                       (non survey related)
13. Notice of Adoption of Redevelopment Plan Entitled "Sugar House Neighborhood Development Plan" and dated September 19, 1986 recorded November 10,
1986 as Entry No. 4346572 in Book 5838 at Page 887 of Official Records. (blanket in nature)
14. “The Salt Lake City Ordinance No. 19 executed by the City Council of Salt Lake Adopting the City Wide Transportation Master Plan of 1996" recorded July 17,
1996 as Entry No. 6408191 in Book 7445 at Page 1854 of Official Records.                 (non survey related)
(The following affects Parcel 1)
15. Terms and conditions of Abstract of Findings and Order recorded October 06, 1999 as Entry No. 7483323 in Book 8314 at Page 3822 of Official Records.
16. Terms and conditions as disclosed by Declaration and Grant of Parking Easement dated December 29, 1999 executed by TCC-BTS SLC Fitness, Inc., a
Delaware corporation recorded December 30, 1999 as Entry No. 7545318 in Book 8333 at Page 2304 of Official Records. (blanket in nature)
17. An unrecorded Lease executed by FIT (UT) QRS 14-28, Inc., a Delaware corporation, as Lessor, and 24 Hour Fitness USA, Inc., a California corporation, as
Lessee, as disclosed by Memorandum of Lease recorded December 30, 1999 as Entry No. 7545321 in Book 8333 at Page 2317 of Official Records.
(non survey related)
Subordination, Non-Disturbance and Attornment Agreement wherein 24 Hour Fitness USA, Inc., a California corporation subordinates its leasehold interest in the
land pursuant to a Lease, dated August 06, 1999, to that certain Deed of Trust executed by FIT (UT) QRS 14-92, Inc., a Delaware corporation as Trustor, in favor of
Zions First National Bank, a national banking association as Beneficiary in the amount of $3,400,000.00, and subject to the terms and provisions of the
Subordination, Non-Disturbance and Attornment Agreement recorded October 20, 2011 as Entry No. 11264205 in Book 9959 at Page 4948 of Official Records.
(non survey related)
Release of Subordination, Non-Disturbance and Attornment Agreement and Estoppel
Certificate recorded May 20, 2019 as Entry No. 12991266 in Book 10782 at Page 4138 of Official Records. (non survey related)
Defects, liens, encumbrances or other matters affecting the leasehold estate, whether or not shown by the public records are not shown herein.
18. Term Loan Trust Deed, Assignment of Rents, Security Agreement and Fixture Filing dated August 10, 2011 by and between FIT (UT) QRS 14-92, Inc., a
Delaware corporation as Trustor in favor of Zions First National Bank, a national banking association as Trustee and Zions First National Bank, a national banking
association as Beneficiary, to secure an original indebtedness of $3,400,000.00 and any other amounts or obligations secured thereby, recorded August 10, 2011
as Entry No. 11225641 in Book 9942 at Page 2906 of Official Records.                (non survey related)
Full Reconveyance recorded May 20, 2019 as Entry No. 12991264 in Book 10782 at Page 4134 of Official Records.
Note: The Company will require satisfactory proof of full payment of the debt secured by said mortgage or deed of trust prior to removing this exception or insuring
the contemplated transaction.
19. An Assignment of Leases recorded August 10, 2011 as Entry No. 11225642 in Book 9942 at Page 2935 of Official Records, wherein FIT (UT) QRS 14-92,
Inc., a Delaware corporation assigns all rents, leases, income and profits accruing from the land to Zions First National Bank, a national banking association.
(non survey related)
Release of Assignment of Rents recorded May 20, 2019 as Entry No. 12991265 in Book 10782 at Page 4136 of Official Records. (non survey related)
20. Our search of the Public Records finds no outstanding Mortgages affecting the Land. (non survey related)
21. Any claim to (a) ownership of or rights to minerals and similar substances, including but not limited to ores, metals, coal, lignite, oil, gas, uranium, clay, rock,
sand, and gravel located in, on, or under the Land or produced from the Land, whether such ownership or rights arise by lease, grant, exception, conveyance,
reservation, or otherwise; and (b) any rights, privileges, immunities, rights of way, and easements associated therewith or appurtenant thereto, whether or not the
interests or rights excepted in (a) or (b) appear in the Public Records or are shown in Schedule B. (blanket in nature)
22. The State Construction Registry discloses the following Preliminary Notice(s): (None within the last 12 months) (non survey related)
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Type Light Loss Factor Manufacturer/ Catalog # User Defined Factor Total Input Watts Total Lumen Output

Luminaire Schedule

Symbol Qty

7 L-5 0.900 LANDSCAPE FORMS HW-012L5-035F-35K 1.000 15.44 674

10 L-11 0.900 LANDSCAPE FORMS AC-096L5-035F-35K 1.000 114.99 5396

Calculation Summary

Calculation Grid Location Units Avg Max Min Avg/Min Calc Height (ft)

GROUND_Planar Fc 0.77 5.9 0.0 N.A. 0

Architectural Lighting Alliance

101 Turtle Creek Blvd. Dallas TX 75207
O 214-658-9000 | F 214-658-9002

www.alatx.com

Notes:
1. Surface reflectances: Vertical/Horizontal - 
2. Calculation values are at height indicated in summary table.
3. Mounting heights are designated on drawing with "MH."
4. Luminaire description does not necessarily reflect specification model number. Contact salesperson for verification. 
5. Sylvania lamp data used unless otherwise noted. LED luminaires use integrated photometric lamp data provided by manufacturer.
6. Lighting power density is calculated based on estimated ballast/driver energy consumption. Engineer to verify.
7. For lumen output of scaled luminaires, multiply Total Lumen Output by User Defined Factor.
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ATTACHMENT C – PROPERTY AND VICINITY PHOTOS 

 
 Birdseye view of property  

Subject 
Property 



 

 
 View of subject property looking north from Aston Avenue  

View of Subject property looking southeast from 1100 East 



 

 
 

 
 
 

Properties to the south (across Ashton Avenue)  

Fairmont Park to the west of property (across 1100 East) 



ATTACHMENT D –MASTER PLAN POLICIES 

Plan Salt Lake: 
 
Neighborhoods: 

• Support neighborhoods and districts in carrying out the City’s collective vision 
• Create a safe and convenient place for people to carry out their daily lives 
• Support policies that provide people a choice to stay in their home and neighborhood as they 

grow older and household demographics change 
• Encourage and support local businesses and neighborhood business districts 
• Provide opportunities for and promotion of social interaction 

 
Commentary: The vision for the neighborhood and district is best outline in the Sugar House Master 
Plan. The proposed building is within keeping of that vision and is explained further below. It provides 
an excellent opportunity for people to live and carry out their daily lives due to the proximity to services, 
businesses, transit, jobs, and recreation. The tenants of the building will help support area businesses. 
The building will include amenity space such as a theater, gym, pool area, lobby, and other spaces that 
provide opportunity for social interaction. 
 
Growth: 

• Encourage a mix of land uses 
• Promote infill and redevelopment of underutilized land 
• Accommodate and promote an increase in the City’s population 
• Provide access to opportunities for a healthy lifestyle (including parks, trails, recreation, and 

healthy foods) 
 
Commentary: The proposed building includes residential units and small-scale commercial uses. The 
property was previously a fitness center but did not maximize building potential on the site. The 
building will add 228 dwelling units and have access to parks and trails. 
 
Housing: 

• Encouraging housing options that accommodate aging in place 
• Direct new growth towards areas with existing infrastructure and services that have the 

potential to be people-oriented 
• Promote high density residential in areas served by transit 
 

Commentary: The building includes units ranging from studio to 3-bedroom. The diversity of unit 
types provides opportunities for residents to stay in the same building through different life stages. The 
project includes amenities amenable to a wide range of ages and family types. The area includes 
existing infrastructure and is people-oriented with a good mix of uses and access to parks and transit.  

 
Transportation and Mobility: 

• Encourage transit-oriented development 
 
Air Quality: 

• Reduce greenhouse gas emissions 
 
Commentary: The project is within walking distance to the S-Line. The neighborhood includes parks, 
employment opportunities, shopping, recreation, and many other services that are accessible without 
a car.  
 
 
 



Beautiful City:  
• Use art to create and reinforce a sense of place, including embedded art in infrastructure of all 

sizes 
• Create opportunities to connect with nature in urban areas 

 
Commentary: The proposal includes space for murals on both the north and east sides of the building.  
The property has direct connectivity to Fairmont Park. 
 

 
Economy: 

• Support the growth of small businesses, entrepreneurship, and neighborhood business nodes 
   

Commentary: The proposed building includes a maker space that could encourage entrepreneurship. 
It also includes space for a coffee shop or other small business. 

 
 
 
Sugar House Master Plan: 
 
Future Land Use Plan: 
 
Commentary: The future land use map designates this area as Business District Mixed Use- Town 
Center Scale. The high-density residential use with neighborhood scale commercial is appropriate for 
that designation. It provides patrons for local businesses and add vibrancy to the area. The proximity 
to transit and density of the development ensures a pedestrian oriented focus.  
 
 
Mobility, Access, and the Pedestrian Experience: 
 
Commentary: The building is designed to enhance the pedestrian experience through the use of high-
quality materials, extensive glass, and a scale that relates to the pedestrian. The building has been 
stepped back above the 3rd level to better relate to the human scale. The site uses pavers, benches, water 
features, and landscaping to enhance the pedestrian experience. The project is in close proximity to 
mass transit options, businesses and services that are needed for everyday living, and recreational 
opportunities. 
 
 
Urban Design Element: 

 
Commentary: The quality of the architecture and site layout are harmonious with the area and add to 
the pedestrian focus desired by the master plan. Most of the design guidelines in the Sugar House 
Master Plan are echoed by the Design Review guidelines in the zoning ordinance. An analysis of those 
standards has been provided in Attachment F of this report. 

 

 

 

 

 

 



ATTACHMENT E –ANALYSIS OF ZONING STANDARDS 
21A.26.060: This section of the City’s ordinances governs the zoning requirements of the CSHBD1 and 2 Zoning 
Districts. A table with an analysis of these standards is provided below: 
 

Standard Finding Rationale 
Purpose Statement: The purpose of 
the CSHBD Sugar House Business 
District is to promote a walkable 
community with a transit oriented, 
mixed use town center that can 
support a twenty four (24) hour 
population. The CSHBD provides 
for residential, commercial and 
office use opportunities, with 
incentives for high density 
residential land use in a manner 
compatible with the existing form 
and function of the Sugar House 
master plan and the Sugar House 
Business District. 

Complies The development is oriented to the 
street, incorporates pedestrian 
friendly design, and provides an 
appropriate density of housing to 
help support a mixed-use town 
center. The proposal is compatible 
with applicable master plans. 

Uses: Uses in the CSHBD Sugar 
House Business District as specified 
in section 21A.33.030, "Table Of 
Permitted And Conditional Uses 
For Commercial Districts", of this 
title are permitted, subject to the 
general provisions set forth in 
section 21A.26.010 of this chapter 
and this section. 

Complies The proposed multi-family 
residential development is a 
permitted use in the CSHBD-1 
district. 

Conformance With Adopted 
Business District Design Guideline 
Handbook: All new construction of 
principal buildings and additions 
that increase the off street parking 
requirement shall be subject to and 
shall conform with the adopted 
Business District design guidelines 
handbook located as an appendix 
section in the Sugar House master 
plan 

Complies The site and architecture of the 
proposed building is generally 
aligned  with adopted design 
guidelines. Additional analysis can 
be found in Attachment D of this 
report. 

Design Review: All new 
construction of principal buildings 
that exceed fifty feet (50') in height 
in the CSHBD1 District or thirty feet 
(30') in height in the CSHBD2 
District or twenty thousand 
(20,000) square feet in size in 
either district shall be subject to 
design review. The Planning 
Commission has the authority to 
approve projects through the design 
review process. Design review shall 
be approved in conformance with 
the Business District Design 
Guideline Handbook and the 
provisions of chapter 21A.59 of this 
title. 

Complies: 
subject to 
Planning 

Commission 
approval 

Design review compliance to be 
determined by the Planning 
Commission. 

https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-66206#JD_21A.33.030
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-64783#JD_21A.26.010
https://codelibrary.amlegal.com/codes/saltlakecityut/latest/saltlakecity_ut/0-0-0-71148#JD_Chapter21A.59


Minimum Lot Size: None Required Not 
Applicable 

No minimum lot size is required. 

Minimum Yard Requirements: 
1. Front and Corner Side Yards: No 

minimum yard is required. 
2. Maximum Setback: The maximum 

setback is fifteen feet (15’) 
3. Interior Side Yards: None Required. 
4. Rear Yards: No minimum rear yard 

is required. 
5. Buffer Yards: All lots abutting a lot in 

a Residential District shall conform 
to the buffer yards and landscape 
requirements of chapter 21A.48 of 
this title. 

 

Complies 1. No minimum is required; the 
Applicant has set the building back 
from the front property line by zero 
feet (0’) to four feet eight inches 
(4’8”). It should be noted that the 
current version of the plans show 
one minor encroachment by a 
portion of a stairwell into the right-
of-way along Ashton Avenue. That 
will need to be removed as part of 
the building permit approval and 
should not alter other portions of 
the site plan or building elevations. 

2. The majority of the frontage along 
1100 East is setback 4’, with a 
maximum of 12’. The majority of 
façade along Ashton is setback 5’ 
with a maximum of 15’. 

3. The building proposes a 1’ 6” side 
yard setback. 

4. The building has a 6’ rear yard 
setback. 

5. Not applicable. 
Maximum Height: 

1. CSHBD1: 
a. The maximum height in the 

CSHBD1 Zone shall not 
exceed thirty feet (30’) for 
those buildings used 
exclusively for 
nonresidential purposes.  

b. Additional building square 
footage may be obtained up 
to a maximum building 
height of one hundred five 
feet (105’); however, for each 
additional floor of 
nonresidential use above 
thirty feet (30’), one floor of 
residential use is required. 

c. The residential component 
may be transferred off site to 
another property within the 
CSHBD Zoning District in 
accordance with subsection I 
of this section. If the 
required residential 
component is transferred off 
site, the maximum 
nonresidential building 
height allowed shall be 
seventy five feet (75') shall 
be subject to the 

Complies 1. The proposed building is 102’ 6” in 
height from grade to the highest 
point of the roof and approximately 
108’ from grade to the top of the 
tallest parapet. 



requirements of subsection 
G1d of this section. 

d. Maximum building height 
may be obtained to one 
hundred five feet (105’) for 
any building subject to at 
least ninety percent (90%) of 
all parking for said building 
being provided as structured 
parking, and in the case of a 
nonresidential building, the 
developer shall provide off 
site residential development 
that is equal to or greater 
than the square footage of 
the nonresidential building 
that exceeds thirty feet (30’) 
in height. 

First Floor/Street Level 
Requirements: The first floor or 
street level space of all buildings 
within this area shall be required to 
provide uses consisting of 
residential, retail goods 
establishments, retail service 
establishments, public service 
portions of businesses, restaurants, 
taverns/brewpubs, bar 
establishments, art galleries, 
theaters or performing art facilities. 

Complies The ground floor of the proposed 
building consists of 12 residential 
units, a lobby, and leasing office. 

Residential Requirement for Mixed 
Use Developments: For those mixed 
use developments requiring a 
residential component, the 
residential portion of the 
development shall be as follows: 

1. Located in the same building 
as noted in subsection G of 
this section, or 

2. May be located on a 
different property in the area 
zoned CSHBD. For such off 
site residential 
configuration, the amount of 
residential development 
required is equal to the total 
amount of square footage 
obtained for the 
nonresidential floors rising 
in excess of thirty feet (30’), 
less any square footage of 
the required fifteen foot (15’) 
step back noted in 
subsection G of this section. 
In addition, prior to the 
issuance of a building permit 
for the nonresidential 
structure, the applicant must 
identify specifically where 
the residential structure will 

Complies The primary use of the proposed building is 
residential.  



be located in the area zoned 
CSHBD and enter into a 
development agreement 
with the City to ensure the 
construction of the 
residential structure in a 
timely manner. In such 
cases where the residential 
use is built off site, one of the 
following shall apply: 
a. Construction of the off 

site residential use must 
be progressing beyond 
the footings and 
foundation stage, prior 
to the nonresidential 
portion of the 
development obtaining 
a certificate of 
occupancy, or 

b. A financial assurance 
that construction of the 
off site residential use 
will commence within 
two (2) yeas of receiving 
a certificate of 
occupancy for the 
nonresidential 
component of the 
development. The 
financial assurance shall 
be in an amount equal 
to fifty percent (50%) of 
the construction 
valuation for the 
residential component 
of the development by 
the building official. The 
City shall call the 
financial assurance and 
deposit the proceeds in 
the City’s Housing Trust 
Fund if construction has 
not commenced within 
two (2) years of the 
issuance of the 
certificate of occupancy 
for the nonresidential 
component of the 
development.   

 
 



ATTACHMENT F – ANALYSIS OF DESIGN REVIEW STANDARDS   

21a.37.050 General Design Standards 

Standard Finding Rationale 
C. Glass: 

1. Ground Floor Glass: The ground 
floor building elevation of all new buildings 
facing a street, and all new ground floor 
additions facing a street, shall have a 
minimum amount of glass, or within a 
specified percentage range, between tree 
feet (3’) and eight feet (8’) above grade 
according to section 21A.37.060, table 
21A.37.060 of this chapter. All ground 
floor glass shall allow unhampered and 
unobstructed visibility into the building for 
a depth of at least five feet (5’), excluding 
any glass etching and window signs when 
installed and permitted in accordance with 
chapter 21A.46, “Signs”, of this title. The 
Planning Director may approve a 
modification to ground floor glass 
requirements if the Planning Director 
finds: 

e. The requirement would 
negatively affect the historic 
character of an existing 
building; 

f. The requirement would 
negatively affect the 
structural stability of an 
existing building; or  

g. The ground level of the 
building is occupied by 
residential uses that face the 
street, in which case the 
specified minimum glass 
requirement may be reduced 
by fifteen percent (15%).  

2. Upper Floor Glass: Above the first 
floor of any multi-story building, the 
surface area of the façade of each 
floor facing a street must contain a 
minimum amount of glass according 
to section 21A.37.060, table 
21A.37.060 of this chapter. 

Complies Ground Floor Glass: Table 21A.37.060 
requires 40% of the area along the street-
facing façade between three feet 3’ and 
eight feet 8’ to be glass. The proposal 
provides 50% facing Ashton Avenue and 
51% facing 1100 E. 
 
Upper Floor Glass: Table 21A.37.060 
does not require a minimum percentage 
of glass for upper floors in the CSHBD-1 
zoning district.  

D. Building Entrances: At least one 
operable building entrance on the 
ground floor is required for every 
street facing façade. Additional 
operable building entrances shall be 
required, at a minimum, at each 
specified length of street facing 
building façade according to section 
21A.37.060, table 21A.37.060 of 
this chapter. The center of each 
additional entrance shall be located 
within six feet (6’) either direction 

Complies Both street-facing facades include 
numerous building entrances into either 
common building gathering spaces or 
into one of the 12 townhome style 
residential units. 



of the specified location. Each 
ground floor nonresidential leasable 
space facing a street shall have an 
operable entrance facing that street 
and a walkway to the nearest 
sidewalk. Corner entrances, when 
facing a street and located at 
approximately a forty five degree 
(45°) angle to the two (2) adjacent 
building facades (chamfered 
corner), may count as an entrance 
for both of the adjacent facades.  
E. Maximum Length of Blank Wall: 
The maximum length of any blank 
wall uninterrupted by windows, 
doors, art or architectural detailing at 
the ground floor level along any 
street facing façade shall be as 
specified according to section 
21A.37.060, table 21A.37.060 of this 
chapter. Changes in plane, texture, 
materials, scale of materials, 
patterns, art, or other architectural 
detailing are acceptable methods to 
create variety and scale. This shall 
include architectural features such as 
bay windows, recessed or projected 
entrances or windows, balconies, 
cornices, columns, or other similar 
architectural features. The 
architectural feature shall be either 
recessed a minimum of twelve inches 
(12”) or projected a minimum of 
twelve inches (12”). 

Complies Maximum Length of Blank Wall: The 
maximum length of a blank wall in the 
CSHBD-1 zone is 15’. The longest 
segment of blank wall along the street-
facing façade is 6’. The building includes 
changes in material, windows, and doors 
to break up blank walls. 

G. Upper Floor Step Back: 
1. For street facing facades the first full 

floor, and all additional floors, above 
thirty feet (30’) in height from average 
finished grade shall be stepped back a 
minimum horizontal distance from the 
front line of building, according to 
section 21A.37.060, table 21A.37.060 of 
this chapter. An alternative to this street 
facing façade step back requirement may 
be utilized for buildings limited to forty 
five feet (45’) or less in height by the 
zoning ordinance: those buildings may 
provide a four foot (4’) minimum depth 
canopy, roof structure, or balcony that 
extends from the face of the building 
toward the street at a height of between 
twelve feet (12’)  and fifteen feet (15’) 
above the adjacent sidewalk. Such 
extension(s) shall extend horizontally 
parallel to the street for a minimum of 
fifty percent (50%) of the face of the 
building and may encroach into a 
setback as permitted per section 
21A.36.020, table 21A.36.020B, 

Complies 1. The proposed building includes a 15’ step 
back for the first full floor over 30’ along 
both the 1100 East and Ashton Avenue 
facing facades. 

2. Met. 



“Obstructions in Required Yards”, of this 
title. 

2. For facades facing single- or two- family 
residential districts a public trail or 
public open space the first full floor, and 
all additional floors, above thirty feet 
(30’) in height from average finished 
grade shall be stepped back a minimum 
horizontal distance from the 
corresponding required yard setback 
(building line) according to section 
21A.37.060, table 21A.37.060 of this 
chapter. 

H. Exterior: All exterior lighting shall be 
shielded and directed down to prevent 
light trespass onto adjacent properties. 
Exterior lighting shall not strobe, flash 
or flicker. 

Complies The building lighting has been designed 
to be shielded and directed downwards 
without casting onto adjacent properties. 
A lighting and photometric plan has been 
provided in Attachment B of this report. 

I. Parking Lot Lighting: If a parking 
lot/structure is adjacent to a residential 
zoning district or land use, any poles for 
the parking lot/structure security 
lighting are limited to sixteen feet (16’) 
in height and the globe must be 
shielded and the lighting directed down 
to minimize light encroachment onto 
adjacent residential properties or into 
upper level residential units in multi-
story buildings. Lightproof fencing is 
required adjacent to residential 
properties.   

Complies Lighting for the parking lot is fully 
enclosed within the structure. 

J. Screening of Mechanical Equipment: All 
mechanical equipment for a building shall 
be screened from public view and sited to 
minimize their visibility and impact. 
Examples of siting include on the roof, 
enclosed or otherwise integrated into the 
architectural design of the building, or in 
a rear or side yard area subject to yard 
location restrictions found in section 
21A.36.020, table 21A.36.020B, 
“Obstructions in Required Yards”, of this 
title. 

Complies Mechanical systems are fully enclosed 
within the proposed structure or are 
behind parapet walls. 

 

21A.59.050:  Standards for Design Review: The following standards apply to all applications for 
design review in response to buildings over 50’ or 20,000 square feet in the CSHBD-1 zone: 

Standard Finding Rationale 

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 in 
which the project is located 
as well as the City's adopted 
"urban design element" and 

Complies The proposed high-density residential 
development is directly aligned with the 
purpose statement for the CSHBD-1 zone. 
The project addresses the need for 
additional housing, high-quality urban 
development near transit, and many of the 
objectives of the Sugar House Master Plan. 



adopted master plan policies 
and design guidelines 
governing the specific area of 
the proposed development. 

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

1. Primary entrances shall face 
the public sidewalk (secondary 
entrances can face a parking 
lot). 

2. Building(s) shall be sited close 
to the public sidewalk, 
following, and responding to 
the desired development 
patterns of the neighborhood. 

3. Parking shall be located 
within, behind, or to the side of 
buildings. 

 1. The primary entrances to the building face 
Ashton Avenue and 1100 East. 

2. The front facades of the building are 
situated within the designated setback 
area and have direct pedestrian 
connection to the sidewalk. The proposal 
replaces a former rear building façade that 
had no pedestrian connection or 
interaction with the sidewalk. 

3. All parking for the project is located 
interior to the building or underground.  

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

1. Locate active ground floor 
uses at or near the public 
sidewalk. 

2. Maximize transparency of 
ground floor facades. 

3. Use or reinterpret traditional 
storefront elements like sign 
bands, clerestory glazing, 
articulation, and architectural 
detail at window transitions. 

4. Locate outdoor dining patios, 
courtyards, plazas, habitable 
landscaped yards, and open 
spaces so that they have a 
direct visual connection to 
the street and outdoor spaces. 

 1. The ground floor includes 12 
townhome style residential units with 
direct connection to the public 
sidewalk. It also includes a leasing 
office, coffee shop, and lobby. 

2. The ground floor street-facing facades 
exceed the required 40% glass 
requirement and provide 50% and 
51% glass respectively. 

3. The building incorporates glazing, 
articulation, and material detail at a 
pedestrian scale to create the feel of 
traditional storefront elements. 

4. The design features a recessed 
primary entrance facing Ashton 
Avenue and incorporates a plaza space 
with outdoor seating.  

D. Large building masses shall 
be divided into heights and 
sizes that relate to human 
scale. 

1. Relate building scale and 
massing to the size and scale 
of existing and anticipated 

Complies  1. The building massing has been articulated 
to include multiple step backs. The 
primary step back at 36’ provides a 
pedestrian scaled experience at the public 
sidewalk. 

2. In addition to the primary step back, there 
are secondary step backs and horizontal 



buildings, such as alignments 
with established cornice 
heights, building massing, 
step-backs and vertical 
emphasis. 

2. Modulate the design of a 
larger building using a series 
of vertical or horizontal 
emphases to equate with the 
scale (heights and widths) of 
the buildings in the context 
and reduce the visual width 
or height. 

3. Include secondary elements 
such as balconies, porches, 
vertical bays, belt courses, 
fenestration and window 
reveals. 

4. Reflect the scale and solid-to-
void ratio of windows and 
doors of the established 
character of the 
neighborhood or that which 
is desired in the master plan. 

breaks in the building massing that reduce 
the visual height and width of the building. 

3. The building features balconies and 
material transitions to give visual interest 
beyond the primary massing. 

4. The spacing of the residential unit 
windows provide a human-scaled rhythm 
along both Ashton Avenue and 1100 East. 
 

E. Building facades that exceed 
a combined contiguous 
building length of 200 feet 
shall include: 

1. Changes in vertical plane 
(breaks in facade). 

2. Material changes; and 

3. Massing changes. 

Complies 1. The building uses considerable 
amounts of glass and features breaks 
in plane and materials to reduce the 
visual length and size of the building 
and for it to relate to the human scale. 

2. The building uses multiple colors of 
brick and stone on different planes to 
give variety and interest to the 
building while reducing the visual 
mass. 

3. The primary step back helps the 
façade closest to the street have a 
smaller scale that is appropriate for 
the pedestrian experience. 

F. If provided, privately-owned 
public spaces shall include at 
least three (3) of the six (6) 
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"). 

Complies The project does not include privately-
owned public space, other than the 
plaza like area included near the main 
building entrance. That space will 
feature a water feature, trees, and 
outdoor tables and chairs for public 
use. 



2. A mixture of areas that 
provide seasonal 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. 

5. Outdoor dining areas; and 

6. Other amenities not listed 
above that provide a public 
benefit. 

G. Building height shall be 
modified to relate to human 
scale and minimize negative 
impacts: 

1. Human scale: 

a.  Utilize step backs to 
design a building that 
relate to the height and 
scale of adjacent and 
nearby buildings, or where 
identified, goals for future 
scale defined in adopted 
master plans. 

b. For buildings more than 
three (3) stories or 
buildings with vertical 
mixed use, compose the 
design of a building with 
distinct base, middle and 
top sections to reduce the 
sense of apparent height. 

2. Negative impacts: 

a. Modulate taller buildings 
vertically and horizontally 
so that it steps up or down 
to its neighbors. 

b. Minimize shadow impacts 
of building height on the 
public realm and semi-
public spaces by varying 
building massing. 
Demonstrate impact from 
shadows due to building 
height for the portions of 
the building that are 

Complies 1. The building massing has been articulated 
to include multiple step backs. This creates 
a more human scale experience along the 
public sidewalk. The main step back 
creates a distinct base. Material changes 
and color help define the middle and top 
sections of the building. 

2. The building has been appropriately 
modulated so that the street level 
experience is pedestrian scale and so that 
it steps back from neighboring buildings. 
The building is consistent with the 
potential height of buildings on 
neighboring properties. 

3. The rooflines reflect the massing of the 
building in a cohesive manner. The 
rectilinear roof form is consistent with 
surrounding commercial structures. The 
variation gives visual interest. Level 4 of 
the building includes a large (12,350 
square feet) rooftop courtyard with 
landscaping, a pool, and shared outdoor 
space. 



subject to the request for 
additional height. 

c. Modify tall buildings to 
minimize wind impacts on 
public and private spaces, 
such as the inclusion of a 
wind break above the first 
level of the building. 

3. Cornices and rooflines: 

a. Cohesiveness: Shape and 
define rooflines to be 
cohesive with the 
building's overall form 
and composition. 

b. Complement Surrounding 
Buildings: Include roof 
forms that complement 
the rooflines of 
surrounding buildings. 

c. Green Roof And Roof 
Deck: Include a green roof 
and/or accessible roof 
deck to support a more 
visually compelling roof 
landscape and reduce 
solar gain, air pollution, 
and the amount of water 
entering the stormwater 
system. 

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. 

Complies Parking for the project is located interior to 
the project and will feature one access 
point to reduce auto-pedestrian 
interaction. 

I. Waste and recycling 
containers, mechanical 
equipment, storage areas, 
and loading docks shall be 
fully screened from public 
view and shall incorporate 
building materials and 
detailing compatible with the 
building being served. 
Service uses shall be set back 
from the front line of 
building or located within 
the structure. (See 
subsection 21A.37.050K of 
this title.)  

Complies All waste and recycling containers will be 
stored interior to the building and will be 
fully screened from public view. 



 

J. Signage shall emphasize the 
pedestrian/mass transit 
orientation. 

1. Define specific spaces for 
signage that are integral to 
building design, such as 
commercial sign bands 
framed by a material change, 
columns for blade signs, or 
other clearly articulated band 
on the face of the building. 

2. Coordinate signage locations 
with appropriate lighting, 
awnings, and other 
projections. 

3. Coordinate sign location with 
landscaping to avoid 
conflicts. 

Complies with 
Staff 

recommendation 

Signage for the building has not been 
finalized. The signage shown on 
renderings is conceptual only. When 
proposed, it will need to meet these 
standards. Staff is recommending approval 
for signage be delegated to staff. 

K. Lighting shall support 
pedestrian comfort and 
safety, neighborhood image, 
and dark sky goals. 

1. Provide streetlights as 
indicated in the Salt Lake City 
Lighting Master Plan. 

2. Outdoor lighting should be 
designed for low-level 
illumination and to minimize 
glare and light trespass onto 
adjacent properties and up 
lighting directly to the sky. 

3. Coordinate lighting with 
architecture, signage, and 
pedestrian circulation to 
accentuate significant 
building features, improve 
sign legibility, and support 
pedestrian comfort and 
safety. 

Complies 1. Streetlights are shown according the 
Salt Lake City Lighting Master Plan. 

2. Lighting fixtures have been directed 
downwards or shielded to avoid light 
trespass on neighboring properties. 

3. Building lighting will highlight 
architectural features of the building 
and be add to the pedestrian 
experience at the ground level. 

L. 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 

Complies 1. Approved street tree species are 
shown on the plans to be no more 
than 30’ on-center. 

2. The plan features a mix of high-
quality, durable, pavers used for the 
public sidewalk, at building entrances, 
and in the plaza area. The pavers for 



approval of the City's Urban 
Forester shall be placed for 
each 30 feet 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. Hardscape (paving material) 
shall be utilized to 
differentiate privately-owned 
public spaces from public 
spaces. Hardscape for public 
sidewalks shall follow 
applicable design standards. 
Permitted materials for 
privately-owned public 
spaces shall meet the 
following standards: 

a. Use materials that are 
durable (withstand wear, 
pressure, damage), 
require a minimum of 
maintenance, and are 
easily repairable or 
replaceable should 
damage or defacement 
occur. 

b. Where practical, as in 
lower-traffic areas, use 
materials that allow 
rainwater to infiltrate into 
the ground and recharge 
the water table. 

c. Limit contribution to 
urban heat island effect by 
limiting use of dark 
materials and 
incorporating materials 
with a high Solar-
Reflective Index (SRI). 

d. Utilize materials and 
designs that have an 
identifiable relationship to 
the character of the site, 
the neighborhood, or Salt 
Lake City. 

e. Use materials (like 
textured ground surfaces) 
and features (like ramps 
and seating at key resting 
points) to support access 

the public sidewalk are a 4” x 8” 
concrete paver. The primary building 
entrances and the plaza area feature 1 
of 2 varieties of porcelain pavers. 
Secondary entrances use a 12” x 12” 
concrete paver.  A hardscape plan has 
been included as sheet L2.01 of the 
plan set. 



and comfort for people of 
all abilities. 

f. Asphalt shall be limited to 
vehicle drive aisles. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



ATTACHMENT G – DEPARTMENT REVIEW COMMENTS    

The comments below were in response to the first review of the proposed project. Since that 
review, revisions have been made and plans updated. One minor encroachment remains 
from a single stairwell and will need to be removed. All departments, including Rocky 
Mountain Power, have indicated the Design Review can move forward and any additional 
corrections would be minor and could be resolved through the building permit process. 

 
PLANNING DIVISION COMMENTS 
Comments by: Eric Daems 
Email: eric.daems@slcgov.com 
Phone: 801-535-7236 
Status: Make Corrections 
Items to be addressed prior to public hearing: 

• 21A.36.020.B- Obstructions in the Required Yard 
o The lower level entrances along the south side of the building are not permitted 

obstructions. An encroachment would be needed. Please see comments from other 
review departments about possible encroachment. 

• 31A.37.050.H 
o Exterior lighting is to be directed downward. For the public hearing, at a minimum, I 

need acknowledgement of this. A photometric plan and lighting details can otherwise be 
provided for building permits. 

• 21A.44.020.E.2.a 
o Parking spaces located adjacent to walls or columns need to be 1’ wider than others for 

clearance and maneuverability purposes. This did not appear to be taken into 
consideration. If not, please recalculate provided parking spaces. 

• 21A.58 
o Please show additional detail on proposed height as measured from finished grade. 

Identify and show heights of any elevator shafts, parapets screening mechanical 
equipment, or any other portions extending above the exterior roof. 

• Sugar House Circulation & Streetscape Amenities 
(http://www.slcdocs.com/Planning/MasterPlansMaps/SHCP.pdf) 

o Please use street furnishings, hardscape, and landscape designs from manual 
 

Items that will need to be addressed prior to building permits, but not for the public hearing: 

• 31A.37.050.H 
o Exterior lighting is to be directed downward. For the public hearing, at a minimum, I 

need acknowledgement of this. A photometric plan and lighting details can otherwise be 
provided for building permits. 

o You’ll also want to look at the Design Guidelines for Lighting in the Sugar House Master 
Plan 

• 21A.46 
o If signage is proposed for final project, please meet the listed requirements. This can 

also be done as a separate permit later. 
• 21A.48.030.B 



o Please provide additional details for landscape plans (on-site) and in park strip) including 
location, quantity, size, and name of all proposed plants and trees and other details such 
as total landscaped area (percentage and square feet) 

o Indicate height and materials of feature/screening walls and raised water basins 
o You’ll also want to look at the Design Guidelines for Landscaping in the Sugar House 

Master Plan 
• 21A.58 

o Please add street address, tax parcel number, and legal descriptions on page G101B or 
suitable location 

o Please add zoning classification, zoning district boundaries, and preset use of property 
on page A010 or suitable location 

 
 

PUBLIC UTILITIES DIVISION COMMENTS 
Comments by: Jason Draper 
Email: Jason.draper@slcgov.com 
Phone: 801-483-6751 
Status: Make Corrections 

 
• Design Review does not provide utility permits or a review of the building permit.  
• Offsite utility improvements will be required as part of this building permit. 
• Water and sewer demands need to be submitted to determine the scope of the offsite 

improvements. 
• There is storm drain and sewer manhole in the proposed paver areas.  These facilities should not 

be in a paver area but in standard concrete or asphalt paving. 
• Encroachment into the public way along Ashton will not be approved by public 

utilities.   Distance to sewer main and other utilities must be maintained as well as future right 
of way corridor protection.  There is also a lack of public benefit for this encroachment.   

 
 

ENGINEERING DIVISION COMMENTS 
Comments by: Scott Weiler 
Email: scott.weiler@slcgov.com 
Phone: 801-535-6159 

Status: Make Corrections 
 

• SLC will review project specifics when plans for a building permit are submitted but 
encroachments for private purposes are not allowed in the public way. 

• Where vehicles are anticipated to travel, pavers are not allowed, even in a crosswalk. 
• Public way improvements must meet APWA Standards. 

 
 

TRANSPORTATION DIVISION COMMENTS 
Comments by: Michael Barry 
Email: Michael.barry@slcgov.com 
Phone: 801-535-7147 
Status: Make Corrections 

 

1. The applicant needs to provide specific detail on the parking calculations which are based on the 
number and types of dwelling units (studio, 1-bedroom, 2+- bedroom). On sheet G101B it is 



noted that 306 parking spaces are required but I don’t know how they arrived at that number. 
The plans note that with a reduction (50%) in the minimum parking requirement for “Parking 
Exemptions For Proximity To Mass Transit” (21A.44.040.B.7), the minimum parking 
requirement is reduced to 187 parking spaces and the numbers just don’t add up. From 
my calculations, the minimum parking requirement is satisfied with the number of 
parking spaces shown, but the documentation is needed. 

2. I discussed the issue of encroachments (stairwells) with Transportation staff and we do 
not approve of the proposed encroachments. All private improvements should be 
constructed on private property unless there is a hardship involved or a compelling 
reason to do so. 

3. In regard to the expansion of sidewalk on 1100 E, Transportation is generally in favor of 
this, though it is not apparent how this will be achieved (moving the curb?). More detail is 
also needed on the sidewalk design because it is also mentioned that the proposed 8’ 
sidewalk will include 5’x5’ tree wells which reduces the clear pedestrian pathway to 3’. In 
commercial districts such as the CSHBD-1, the clear pedestrian pathway should be at 
least 6’. We are certainly in favor of street trees, too, so hopefully we can work this out. 

4. The intersection at 1100 E and Ashton Ave with the brick pavers is not typical and could 
present a maintenance issue in the future. Transportation is not opposed to this 
intersection treatment, but it is worth noting. I recommend that the developer set up a 
consultation with SLC Transportation staff. 

5. The plans show a 12’ green bike lane adjacent to their development which currently 
does not exist. If the developer wants to pursue installing the bike lane, they should 
contact/coordinate with SLC Transportation (801-535-6630). 

 

Staff Response: At present, street improvements, including pavers and bike lanes, have been 
removed from the proposed plans. The developer will work directly with City Engineering and 
Transportation departments at a future date on any additional improvements to the right-of way. 

 

 

ROCKY MOUNTAIN POWER COMMENTS 
Comments by: Michael Lange 
Email: Michael.lange@rockymountainpower.net 
Phone: 801-499-7961 
Status: Make Corrections 

 
There does not appear to be sufficient space for the equipment required for RMP to provide requested 
service for this development. If they can obtain easements for equipment on the neighboring property 
for the south building it may be feasible, but the north building does not seem to have any viable 
options for accommodating the space required without reworking their existing design. 

 
Staff Response: A follow up letter dated November 16, 2021 was provided by Rocky Mountain 
Power indicating that sufficient power is available within near proximity and the project could be 
served and that all electrical installations would be provided according to adopted standards. 

 
 

 

 



ATTACHMENT H – PUBLIC PROCESS & 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 since the applications were submitted: 
 

• July 7, 2021 – 45-day notice of the project was provided to the Sugar House Community 
Council, other recognized community organizations, as well as property owners and residents 
within 300 feet of the proposal.  

 
• July 7, 2021 – The Chair of the Sugar House Community Council reached out to let me know 

they had met with the applicant numerous times and were well versed with the project and 
would not likely have them come to another open house. 
 
 

Notice of the public hearing for the proposal included: 
• Public hearing notice mailed on January 14, 2022 
• Public notice posted on City and State websites and Planning Division list serve on January 

14, 2022 
• Public hearing notice sign posted on the property January 10, 2022 

 
Public Input: 

• At the time of this staff report, no public comments had been received in regard to the 
proposal. 
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	Project Name: 
	Request: Development Review
	Name of Applicant: Sam Watkins (phone #469-405-1241)
	Email of Applicant: swatkins@bkvgroup.com
	CellFax: 972-269-6925
	Email of Property Owner: michael@altaterrare.com
	Phone: 435-214-7431 
	Signature of Owner or Agent: Sam Watkins
	Date: 5/26/2021
	Address of Subject Property: 1121 & 1132 E Ashton Ave, Salt Lake City, Utah
	Contractor: Off
	Architect: Yes
	Other: Off
	Owner: Off
	Title: 
	Name of Property Owner: Michael Augustine / Salt Lake City Properties I, LLC (phone #435-214-7431)


