Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: David J. Gellner, AICP, Senior Planner — 801-535-6107 - david.gellner@slcgov.com
Date: March 9, 2022

Re: Southern Highlands (SoHi) Apartments Design Review - PLNPCM2021-00929

PROPERTY ADDRESSES: 913 & 927 South 400 West
PARCELS: 15-12-180-001 and 15-12-180-017
MASTER PLAN: Downtown Plan (2016)

ZONING DISTRICT: CG — General Commercial

REQUEST: Mark Garza, of TLG Company has requested Design Review approval for
Additional Building Height for the Southern Highlands (SoHi) Apartments project to be
located on two contiguous parcels at 913 & 927 South 400 West in the CG — General Commercial
zoning district. The proposed project is for a 153-unit apartment building that will be 79-feet tall
and located on the combined 0.72 acre (31,363 square foot) parcel. Buildings in excess of 60-feet
tall, and up to 9o feet tall in the CG zoning district are allowed through the Design Review process
with Planning Commission approval.

STAFF RECOMMENDATION:

Based on the findings listed in the staff report, it is the Planning Staff’s opinion that request generally
meets the Design Review standards and therefore, recommends the Planning Commission approve the
request with the following conditions delegated to staff for verification during the Building Permit
review:

1. Final approval of the details for site signage, development and site lighting, off-street
loading, landscaping and any public art to be delegated to Planning Staff to ensure
compliance with all applicable zoning standards.

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

3. Compliance with street tree requirements consistent with the recommendations of the
Salt Lake City Urban Forester.

4. The parcels must be consolidated and a new parcel recorded with the Salt Lake County
Recorder’s Office.
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ATTACHMENTS:
A. Vicinity/Zoning Map
B. Site Photographs & Existing Conditions
C. Applicant’s Narrative, Plans & Rendering

D. Development Standards
E. Analysis of Standards

F. Public Process and Comments

G. Department Review Comments

PROJECT DESCRIPTION:

Ol

Overview

The proposed project is for a 153-unit apartment building that will
be a mix of 1 bedroom, 2 bedroom and studio apartment units on a
0.72 acre (31,000 square feet) parcel in the CG — General
Commercial zoning district. The proposed building will be 79-feet
tall consisting of 5 levels of apartments over 3 levels of parking, one
of which will be underground. Buildings in excess of 60-feet tall in

Project Quick Facts
Property Size: 0.72 acres
combined
Height: 79’ (7 stories)
Building Length: 250’ (along
400 West)

Ground Floor Uses: Lobby,
gym, leasing office, mail room,
bike repair room and
commercial spaces.

Upper Floor Uses: Residential
Number of Residential Units:
153

Exterior Materials: Glass, brick,
stucco, fiber composite siding,
composite vertical board, wood
siding, aluminum fascia and
parapet cap

Parking: 146 interior stalls - 3
levels of parking, one is
underground

Review Process & Standards:
Design Review, and general
zoning standards.

the CG zoning district are allowed through the Design Review process with Planning Commission

approval. The applicant is going through the Design Review process to request an additional 19-

feet of building height over the 60-feet allowed by right in the CG district.

General Site Details, Layout & Orientation

The project is proposed on two adjoining parcels that have traditionally been used for automotive
and storage related activities. Most recently, the larger parcel has been used as a towing, storage
and impound lot. There is a small single-story industrial building on the larger parcel related to

these functions. The building will be removed to make way for the new development.




The entire east side of the northern parcel and a portion of the east side of the southern parcel
border an abandoned railway corridor. This corridor has been identified as the likely alignment
of a future TRAX rail transit line through the Granary District. The timing of when or if this
becomes a future TRAX line is unclear at this time and outside the scope of this project. The
applicant is aware of this and the repurposing of the abandoned railway has been considered in
the design of the building.

The site is largely paved and surrounded by chain-link security fences topped with barbed wire.
These fences will be removed. There will however be a solid fence 6-feet tall along the east and south
sides of the site between unused railway right of way on the east and another property used for
automotive related activities to the south in order to help buffer the development.

Street Interaction and Design at Ground Level

The applicant has included active spaces at the ground level and provided considerable amounts of
glass to make the design more appealing and interactive at the pedestrian level. This glass is most
prominent on the 400 West elevation, which will be the main street orientation and focal point of the
building. This glass will provide additional “eyes on the street” for safety and will help to create a
welcoming atmosphere for pedestrians along the sidewalk. The amount of glass being included in the
design is further described in the Building Materials & Exterior Design Section below. A mural is
proposed for the southwest corner of the building to add additional interest along 400 W. A second
mural is being considered along the thin north facing elevation on 9oo South to add additional
elements of interest.

The proposed building will be approximately 73 feet tall at the top portion of the livable space and
will top out at approximately 79 feet at the top of some building details and parapets. Amenities
provided for tenants include a 2,500 square feet open-air plaza at the 314 floor level that faces 400 West.
There will also be a lounge room available for residents on both sides of the outdoor deck at the front
elevation of the building. The courtyard will create a deep building inset to help break up the building
length and mass along the west elevation. The lounges in combination with the outdoor plaza will
create an attractive outdoor amenity for residents and guests.

Existing and Proposed Trees

There are existing trees within the interior of the subject property that the Urban Forester has
described as “specimen quality Honey locust that we would attempt to save or charge a mitigation
fee”. Other existing trees on the site were not significant. There are no existing street trees on 400
West or 900 South frontages. Street trees will be required. Based on the street frontage of 280-
feet, and the requirement of 1 tree per 30 feet of frontage per 21A.48.060.D.1, a total of nine (9)
trees will be required along 400 W. An additional two (2) trees will be required along 900 S which
has approximately 70-feet of street frontage. The applicant will work the Urban Forester on
installation of any required street trees. The Urban Forester’s comments are included in
Attachment G of this report.

Building Materials and Exterior Design

The exterior of the building is proposed with a variety of materials including stucco, thin brick, metal
and fiber composite siding, break metal accents, wood finish siding and architectural concrete. . These
materials run to the ground level on the prominent west elevation of the building. On the north
elevation, they terminate at the top of the 2" floor above ground. Dark bronze break material helps to
separate some of these elements. The ground floor, and second floor levels, both of which contain
parking are broken up with a glass storefront window panel system with a considerable amount of glass
on both the east and west elevations. On the east, west and north elevations, some of the previously



described material bands continue down to ground level. The palette of materials being used and
colored elevations are included below.

The total amount of glass on the prominent west street facing elevation as a whole is approximately
29.7%. However, on the street facing area on 400 W at the ground level elevation, the total glass area
is approximately 48%. On the much smaller and less prominent north facing elevation, the total glass
area as a whole is approximately 10% with the ground floor level having a total of 15.6% glass. This
elevation is encumbered by the narrowness of the parcel at the north end and the design of the building
lends itself to having this end of the building containing an additional lobby, stairway and elevator
shaft. As such, it is the more functional and less aesthetic end of the building although it does include
an entrance to and from the building toward 900 south. The materials and colors are also described
in more detail in the applicant’s materials in Attachment C.
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Parking

Parking for the SoHi Apartments will be accommodated within an internal parking structure. The
design of the building is for five (5) levels of apartments above 3 levels of concrete parking. Two of the
parking levels will be above grade while one level will be below grade.

A total of 146 parking spaces will be provided for the project. This includes a total of 133 regular stalls,
7 electric vehicle stalls and 6 ADA stalls. The garage will also include 8 compact parking stalls which
are addressed below. Bicycle parking and storage will be accommodated within the parking structure.
The garage will have one entrance oriented toward 400 W. This project is not immediately adjacent to
transit but within reasonable walking distance at approximately 0.33 miles to the TRAX station on 900
S via the most direct legal walking path. There are bus stops on 900 S and 300 W at distances of 0.33
and 0.26 miles respectively via the most direct legal walking path. Improvements to 9oo S for
construction of the 9-Line Trail will provide additional pedestrian and bike infrastructure to the
neighborhood are expected to begin in 2022 and extend into 2023.

Based on the Chapter 21A.44.030 — Off Street Parking, Mobility and Loading - the CG zone requires
0.5 spaces for a studio, one space for a one bedroom and two spaces for a two (or more) bedroom unit.
The 153 residential units would require a total of 117 parking stalls. The applicant is proposing a total
of 146 parking stalls for the project. The 146 total parking stalls proposed for the project exceeds the
required minimum. However, The CG zoning district is one that allows the maximum parking to
exceed the minimum by up to 25% (21A.44.030.H). The maximum number of parking stalls allowed
would be 146. There are also 8 “compact parking stalls” shown within the parking garage. Table
21A.44.020 — Off Street Parking Dimensions of the Zoning Ordinance defines the specifications for
required parking spaces. The table does not include dimensions for compact parking spaces and the
Transportation division has indicated that “There were a few parking spaces labeled ‘Compact’; the
City does not recognize compact parking spaces to satisfy parking requirements.” As such, the
additional 8 spaces are not being counted toward or against meeting the parking requirements. Those
spaces could be repurposed for additional bicycle parking or motorcycle parking within the garage.
The proposed parking meets the requirements for the proposed use and zone.

Previous Project Approval

In April 2021, the Planning Commission reviewed and approved a similar but smaller project on part
of this location with the same name of SoHi (Southern Highlands) Apartments. That proposal was for
a 104-unit apartment to be building located on the larger (southern) parcel only. The project had
frontage on 400 West only and did not include frontage on 900 South. The applicant subsequently
had the option to purchase and integrate the smaller northern parcel into the project to create a larger
development with frontage on both 400 W and 900 S on a combined parcel. As the project was
changed and enlarged and the property area expanded, the proposal must be reviewed as a new Design
Review project by the Planning Commission. The majority of the details and design features of the
original project approved by the Commission have been carried forward into this new version. The
current proposal for Design Review must meet all the applicable standards and is being reviewed as a
new application, not as a modification to a previous approval. This previous approval is mentioned for
the sake of process clarification as the previous application was approved less than a year ago.

KEY CONSIDERATIONS:

Consideration 1: Request for Additional Height and Neighborhood Compatibility

The additional building height provides space for an additional level of parking located interior to the
building without sacrificing living units or adding a large surface parking area. The parking is all located
within the building on 3 different levels, one of which is located underground.



The CG zoning designation allows for a building height of 60-feet by-right and up to 9o-feet through
the Design Review process. The properties surrounding the subject property are all zoned CG — General
Commerecial as well. Properties zoned CG would also be eligible for building heights of up to 60-feet by
right or up to 9o-feet through the Design Review process if they were redeveloped in the future. The
additional 19-feet of building height should not create significant additional impacts that would not be
created with a building 60-feet tall within the CG zone. The applicant’s narrative includes a shadow
study showing the impact of the additional building height on shadows.

The impacts of additional building height on the surrounding properties, pedestrian realm and
shadowing will be mitigated by the design of the building. The building is broken up into different
masses with a courtyard in the middle and large quantities of glass along the prominent west street-
facing facade. The design includes active ground floor uses such as gym, leasing office and mail room
and two elevator lobbies, one at each end to help relate to the human scale and pedestrian realm. An
outdoor courtyard space in the middle of the building above the second floor will help reduce the
perceived massing of the building and will not present as a monolithic plane along the street-facing
elevation. This will help offset additional building shadows on the public realm and neighboring
properties and help create wind breaks. Through thoughtful design that complies with the Design
Review standards, the additional 19-feet of building height requested should not create significant
additional impacts.

Reducing the building height to 60 feet would eliminate the need for the building to comply with the
more stringent Design Review standards. The Design Review standards help to ensure development
that is compatible with its surroundings and interacts with the human scale, particularly at the
pedestrian level of interaction. This is especially important in the CG zoning district which includes
relatively few design standards to regulate the design of proposed buildings. The proposed building is
higher quality and of a better design in terms of street level interaction and meeting pedestrian/human
scale standards than one which could be built by right in the CG district given the lack of any notable
design standards in the zoning district. In an area that is expected to continue to redevelop in the
future, this development will help to “set the standard” for other future developments in the immediate
neighborhood and general area.

Consideration 2: Master Plan Compliance

Downtown Plan (2016)

The proposed project is located within the Granary District which is described in the Downtown Plan.
This area is generally envisioned for low to medium rise transit oriented uses and future development.
The project lies immediately to the west of the Central Ninth area also described in the Downtown Plan.
Given the proximity, the Central Ninth area is also referenced as part of this analysis as a relevant
consideration.

The Granary District section of the plan recognizes the transition of this area from historically industrial
and warehouse buildings to one that is characterized by creative industries and a mix of office, retail,
restaurants and residential uses, especially mid-rise housing. It is recognized that the area is highly
served by transit. The adjacent Central Ninth area is recognized as a growing neighborhood with a wide
variety of housing choices and convenient transit access. A number of recent multi-family
developments have been constructed in the Central Ninth area within close proximity to the proposed
project.

The proposed building will add increased residential density within reasonable walking distance of the
900 S TRAX station at 200 West. This project is not immediately adjacent to transit but within
reasonable walking distance at approximately 0.33 miles to the station via the most direct legal walking



path. The general distance used with relation to transit and walkability is being located within 0.25
miles. This is slightly outside that distance but still has reasonably close and convenient mass transit
access. The proposed project is adjacent to a UTA right-of-way proposed for eventual re-establishment
as an active rail corridor. This is significant because while it may provide more convenient transit
access, the establishment of a new TRAX line along this rail corridor could create additional noise
concerns for future residents. The applicant has been advised to take this into account in terms of noise
mitigation measures when designing the building.

Specific initiatives in the Granary District section of the plan that support the use include the
following;:

e Provides housing choice

e Iswalkable

e Isvibrant and active

e Welcoming and safe

The adjacent Central Ninth area also includes the initiatives mentioned above. The proposed
building generally contributes to these principles by providing additional housing in a walkable area
close to transit connections.

Plan Salt Lake (2015)

Plan Salt Lake was adopted in 2015 as the citywide vision for Salt Lake City for the next 25 years.

The Plan contains Guiding Principles as well as Initiatives in the various chapters that relate to

the proposed use including the following:
e Maintain neighborhood stability and character.

Create a safe and convenient place for people to carry out their daily lives.

Support neighborhood identity and diversity.

Encourage and support local businesses and neighborhood business districts.

Provide opportunities for and promotion of social interaction.

Locate new development in areas with existing infrastructure and amenities,

such as transit and transportation corridors.

Encourage a mix of land uses.

Promote infill and redevelopment of underutilized land.

Accommodate and promote an increase in the City’s population.

Ensure access to affordable housing citywide (including rental and very low

income)

Encourage housing options that accommodate aging in place.

e Direct new growth toward areas with existing infrastructure and services that
have the potential to be people oriented.

e Promote high density residential in areas served by transit.

e Create a complete circulation network and ensure convenient equitable access
to a variety of transportation options by:

o Having a public transit stop within ¥4 mile of all residents.

e Prioritize connecting residents to neighborhood, community, regional, and
recreation nodes by improved routes for walking, biking, and transit.

e Reduce automobile dependency and single occupancy trips.

e Encourage transit-oriented development (TOD).

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



e Promote increased connectivity through mid-block connections.

The proposed project supports the initiatives listed above. It would help provide more housing into an
area that is changing and expected to continue to develop a mix of commercial and residential uses.
People moving into the area would help to support existing businesses in the area and help to increase
the population of the area.

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

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

The proposed use will add to the City’s existing housing stock in the Granary District and greater
Central Ninth area both seen as evolving areas of urban living that will continue to develop with a wide
range of housing choices. The use is in concert with the principles and strategies identified in the Salt
Lake City Housing Plan.

DISCUSSION:

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

NEXT STEPS:

Design Review Approval

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

Design Review Tabled/Continued

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

Design Review Denial

If the Design Review application is denied, the applicant will be able to submit a new proposal that
meets all of the standards required by the Zoning Ordinance or they can construct a building up to 60-
feet in height as allowed by the zone, provided that all Zoning Ordinance standards are met.



ATTACHMENT A: Vicinity/Zoning Map & Aerial
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Site Photographs & Existing Conditions

ATTACHMENT B
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Frontage of subject property along 900 South

400 West across from subject property looking north-west
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Existing warehouse development on 400 W across from subject
property

-

View looking south on 400 W from the corner of 900 S
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Abandoned railway tracks and corridor to the east of subject properties

Surrounding Development and Zoning
Surrounding properties in all directions are also zoned CG — General Commercial. The development
of surrounding properties is described as follows:

North — 900 S — property is across from the City’s Fleet Block and caddy corner to the VOA
Youth Homeless Shelter.

South — Truck and automotive repair operation.
West — Warehouse uses.

East - Auto collision repair use that extends along the south half of the eastern boundary.
North half is along the abandoned railway corridor.
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ATTACHMENT C: Applicant’s Narrative, Plans & Project
Renderings

General Site Layout — Taken from the Applicant’s Plans
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ELEVATION GENERAL NOTES:

A. SEE A600 SERIES SHEETS FOR DOOR AND WINDOW TYPE ELEVATIONS.
B. COORDINATE WINDOW HEIGHTS WITH WINDOW TYPE ELEVATIONS AND EXTERIOR ELEVATIONS.
C. USE IMPACT RESISTANT EIFS WITHIN 48" OF SIDEWALKS AND BUILDING ENTRANCES.

ELEVATION GENERAL NOTES:

ow>

SEE A600 SERIES SHEETS FOR DOOR AND WINDOW TYPE ELEVATIONS.
COORDINATE WINDOW HEIGHTS WITH WINDOW TYPE ELEVATIONS AND EXTERIOR ELEVATIONS.

. MECHANICAL CONTRACTOR TO COMBINE FACE PLATES FOR DRYER VENT AND EXHAUST ON

EXTERIOR OF BUILDING.

. STUCCO CONTROL JOINTS TO BE PLACED AS SHOWN ON ELEVATIONS BUT NO LENGTH SHOULD

BE GREATER THAN 18 FT. IN EITHER DIRECTION BETWEEN JOINTS.

E. NO STUCCO PANEL SHOULD EXCEED 144 SQ. FT. FOR VERTICAL APPLICATION.
F. NO STUCCO PANEL SHOULD EXCEED 100 SQ. FT. FOR HORIZONTAL, CURVED, OR ANGULAR
SECTIONS.
G. NO STUCCO PANEL LENGTH-TO-WIDTH RATIO SHOULD EXCEED 2 1/2:1 IN A GIVEN PANEL.
H. ASTUCCO CONTROL JOINT SHOULD BE PLACED AT EACH HORIZONTAL FLOOR SUBSTRATE
FRAMING CHANGE.
EXTERIOR MATERIALS (BASIS-OF-DESIGN)
MARK DESCRIPTION ‘ MANUFACTURER ‘ MODEL/COLOR
BMO1  |BREAK METAL, DARK BRONZE TBD TBD
BRO1  |MASONRY - THIN BRICK SYSTEM - STACKING |TBD TBD
4X16
CO01  |CONCRETE - CAST IN PLACE SHEAR WALL & |TBD TBD
COLUMNS (PARKING GARAGE)
EF01  |EIFS-LIGHT TBD TBD
EF02  |STUCCO SYSTEM - COLOR 1 TBD TBD
FCO1  |FIBER CEMENT (WHITE) SHERWIN PURE WHITE
WILLIAMS SW7005
MS01  |ALUMINUM WOOD PANEL TBD TBD
MS02  |ALUMINUM WOOD PANEL - GREY TBD TBD
FIBER CEMENT BOARD METAL SEAM ROOF
AND BATTEN
THIN BRICK SHEATHING .
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WOOD SIDING
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ATTACHMENT D: DeveloPment Standards

CG — General Commercial Zoning District

The subject property is located within the CG — General Commercial zoning district. The purpose of
the CG district from Chapter 21A.26.070 follows:

The purpose of the CG General Comumercial District is to provide an environment for a variety
of commercial uses, some of which involve the outdoor display/storage of merchandise or
materials. This district provides economic development opportunities through a mix of land
uses, including retail sales and services, entertainment, office, residential, heavy commercial
and low intensities of manufacturing and warehouse uses. This district is appropriate in
locations where supported by applicable master plans and along major arterials. Safe,
convenient and inviting connections that provide access to businesses from public sidewalks,
bike paths and streets are necessary. Access should follow a hierarchy that places the
pedestrian first, bicycle second and automobile third. The standards are intended to create a
safe and aesthetically pleasing commercial environment for all users.

The modification for additional building height is being requested through the Design Review process.

Applicable General Zoning Standards:

CG Development Standards — Summarized from Chapter 21A.26.070
Requirement Standard Proposed Compliance

Lot Area/Lot 10,000 square feet/60 feet Lot Area — 0.72 Complies
Width wide acres or 31,400
square feet
Lot Width — 125
feet (south)
tapering to 70 feet
along the 900 S
frontage.
Front Yard - 10 feet 10 feet Complies
Side/ Rear o feet/10 feet 3 feet interior Complies
Yard side/10 feet rear
Maximum 60 feet by right or up to 9o feet | 79 FT to top of Complies:
Height when approved through the parapet Pending
Design Review process Planning
Commission
approval for
additional
height in
accordance
with Design
Review
standards
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Landscape 10 feet on all front or corner 10 feet Complies
Yard - Front yards
Landscape Not required on sides 3feetonsideyards | Complies
Yards - Other 10 feet in rear. and 10 feet in rear
yard
Additional
landscaping of
approximately
4,000 square feet
is being provided
commensurate
with 10% of the
additional building
stories.
Design The CG zone requires that the 1. Both street Complies
Standards following design standards facing facades on
found in Chapter 21A.37 be met. the building
include an
1. Building entrances (at least 1 entrance. The 400
per street facing facade) W fagade includes
2 entrances.
2. Parking lot lighting must be
shielded to adjacent residential 2. Parking lot is
properties. interior to
building and
exterior lighting is
downlit. There are
no adjacent
residential
properties by the
proposal.
Off-Street Minimum — 0.5 spaces for a e 146 total Complies
Parking studio, one space for a one stalls
Requirements | bedroom and two spaces for a proposed
two (or more) bedroom unit. e 7electric
(117 stalls total required for this vehicle
project) stalls
provided
Maximum- 25% more than the e Bike
minimum (146 maximum for parking
this project) and
storage
Electric Vehicles- 1 stall per 25 provided.
vehicles
Provided parking

Bike Parking- 5% of total
parking provided

is 25% more than
required which is
allowed in the CG
Zone.
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ATTACHMENT E: Analysis of Design Review Standards

DESIGN REVIEW STANDARDS - Planning Application PLNPCM2021-00929

21A.59.050: Standards for Design Review: The standards in this section apply to all
applications for design review as follows:

For applications seeking modification of base zoning design standards, applicants shall demonstrate
how the applicant's proposal complies with the standards for design review that are directly applicable
to the design standard(s) that is proposed to be modified.

For applications that are required to go through the design review process for purposes other than a
modification to a base zoning standard, the applicant shall demonstrate how the proposed project
complies with each standard for design review. If an application complies with a standard in the base
zoning district or with an applicable requirement in chapter 21A.37 of this title and that standard is
directly related to a standard found in this section, the Planning Commission shall find that application
complies with the specific standard for design review found in this section. An applicant may propose
an alternative to a standard for design review provided the proposal is consistent with the intent of the
standard for design review.

Standard Finding

A. Any new development shall comply with Complies The intent of the General

the intent of the purpose statement of the Commercial zoning district found in
zoning district and specific design regulations Chapter 21A.26 speaks to the

found within the zoning district in which the commercial aspects of the zone.
project is located as well as the City's adopted Residential uses are only addressed
"urban design element" and adopted master in a in a limited way. The purpose
plan policies and design guidelines governing does include a statement on the desire
the specific area of the proposed development. for a mix of land uses which provide

economic development opportunities.
Multi-family residential uses are
allowed in the zone and the purpose
of the zone does speak to a
hierarchy that considers
pedestrians first, bicycles second
and automobiles third.

The proposed multi-family housing
is a permitted use in the CG zone.
The height and scale of the
proposed development is
appropriate and reasonable given
the context of the site in the CG
zoning district and the potential
redevelopment of neighboring
properties that are also zoned CG.

The proposed use complies with the
applicable master plans and City
policies as discussed in the Key
Considerations section of this
report.
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B. Development shall be primarily oriented Complies There will be 2 building entrances
to the sidewalk, not an interior courtyard that face the public sidewalk that
or parking lot. will be required on 400 W. One
1. Primary entrances shall face the entrance will provide access to a
public sidewalk (secondary entrances lobby, elevator, and the parking
can face a parking lot). garage and the other to a bike repair
2. Building(s) shall be sited close to the and storage room which also has an
public sidewalk, following and entrance into the parking garage. A
responding to the desired separate entrance will be located on
development patterns of the the 900 S facade which will lead to
neighborhood. a 2nd Jobby, an elevator and the
3. Parking shall be located within, parking garage.
behind, or to the side of buildings.
The entrances will not face a
parking lot. The parking is located
within the building.
The proposed building is sited
approximately 10 feet back from the
front property line as required. No
outdoor plazas or gathering spaces
have been proposed within the front
(10-feet) setback. The space
however exists for those to be added
in the future if so desired.
This standard has been met.
C. Building facades shall include detailing and | Complies The building has been designed

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.

with street level glass and an
overhanging canopy to provide
pedestrian engagement. At the
ground floor level there are
pedestrian entrances, a gym, a
mailroom and leasing office and
glassed in entrances with lobbies at
each end of the building to provide
visibility to the street. The design
includes balconies from the 3t floor
and up to facilitate more eyes on the
street. While the entrance to the
parking garage is located in the
middle of the building, the rest of
the front facade has been designed
to facilitate pedestrian interaction.

The required support functions
such as the parking and garbage
drop off areas are located out of site
within the building itself or behind
the building.

The CG zoning district is not one

that includes design standards in
Chapter 21A.37 that specify that a
certain percentage of glass is
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required or that active ground floor
uses, or commercial space are a
requirement. However, the amount
of glass being provided on the street
facing west elevation of the is
approximately 29.7%. On the first
floor only, the percentage is closer
to 48%. On the 900 South elevation,
the glass is much less pronounced.
The 900 S elevation as a whole has
approximately 10% glass with the
ground floor level having a total of
15.6 % glass. This end of the
building is much narrower however
and is encumbered by items such as
the elevators and stairs at that end
of the building.

The glass could be considered a
reinterpretation of traditional
storefront elements, although they
lack the typical knee walls and other
elements usually associated with
store fronts. The glass does
however provide visibility into the
space to facilitate pedestrian
interaction and eyes on the street.
The awnings above and the
clerestory-like transom windows of
the second story help ground the
building and reinterpret traditional
storefront elements.

No outdoor plazas or gathering
spaces have been proposed within
the front (10-feet) setback. A large
outdoor courtyard will be located
above the podium on the top of the
parking deck and will be
surrounded by apartments on 3
sides. Two lounges on the sides of
this courtyard will provide
additional view on this public street
facing amenity.

Staff feels that the proposed design
meets this standard.

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.

Complies

1. The proposed building will be
taller than other existing building in
the area which mainly consist of low
height warehouse type uses. Given
the CG zoning, these properties
could however be redeveloped in
the future at an allowable height
and scale that would be much closer
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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.

to the proposed building. The
architecture of the building puts
emphasis on the pedestrian scale
through the active ground floor uses
and abundant glass as well as
overhangs

2.The building is well modulated
and uses different materials to
create vertical and horizontal
elements. The elements help relate
the building to the pedestrian scale.
The perceived height of the building
is reduced through pedestrian
oriented features such as metal
awnings and the glass along the
base level facing 400 West.

3. The building includes balconies
on all sides that help balance the
solid-to-void ratio of the facades. It
uses projections, material changes,
and window reveals to break up
solid surfaces and to create visual
interest. The courtyard further
helps to break up the 400 West
street-facing elevation.

4. The ground-level facade facing
400 West includes solid surfaces
and panel glass windows. The
existing neighborhood includes
mainly industrial and warehouse
buildings constructed of cement or
cinder block. There is little to relate
to in the immediate neighborhood
in terms of the solid-to void ratio of
existing buildings. However, there
are elements in the design such as
square windows with inset smaller
panes that relate to what is seen in
the in the larger warehouse district.

Staff feels that these standards have
been met.

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);
2. Material changes; and
3. Massing changes.

Complies

The longest building fagade will be
approximately 250-feet long so this
Design Review standard would
apply. The proposed design
includes changes in vertical planes
along with material changes and
massing changes.

This standard has been met.
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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");

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.

Not
Applicable

None provided. This standard is
not applicable.

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 stepbacks 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 subject
to the request for additional height.

c. Modity 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.

Complies

The applicant’s narrative included in
Attachment C outlines how they feel
this standard is being met.

1) The building is proposed

with a well-defined base
and middle. It does not
include a full top section
but does include some top
elements and articulation
that are carried upward,
particularly along the 400
W front-facing building
elevation.

The building includes
horizontal step backs
through the courtyard
element, thereby
eliminating a massive
single plane along the
street-facing elevation. The
building is also divided
into different masses that
break it up. The
applicant’s narrative
includes a rendering of the
anticipated shadow
impacts and the amount
related to the extra
building height. Second-
story glazing and openings
reflect historic warehouse
design and help elevate the
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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.

2)

3)

perceived height of the
building’s base.

Protruding partial cornices
at the building corners
create a termination point
that help reduce the
perceived height of the
building.

The base level includes
large glass window
systems which look into
the leasing office and gym.
The west facade includes
active uses and There are
metal awnings above the
first level which helps to
create a more pedestrian
scale to the building.

The deep step back for the
courtyard element on
floors 3 and above help to
create modulation in the
design. The deep
courtyard will also act as a
wind break by not creating
a flat elevation toward the
west side. All sides of the
building include
projections such as fins,
balconies and canopies
that will help create wind
breaks along the building
surfaces.

Shadow impacts are
shown in the applicant’s
narrative. The additional
height would not create a
substantial impact on the
surrounding areas in
excess of what could be
developed by right on the

property.

The design of the building
features vertical fins that
run from the base of the
building and end as a
partial cornice feature.
This element helps to
modulate the form as seen
from the street-facing
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elevation and helps to
create a sense of balance.

An outdoor courtyard
space is being included as
an amenity for tenants.

H. Parking and on-site circulation shall be Complies The project incorporates parking on
provided with an emphasis on making safe the first two above ground levels of
pedestrian connections to the sidewalk, the building and one underground
transit facilities, or midblock walkway. level. Doorways from the building
will lead onto the public sidewalk
are included along 400 West and
900 South. Currently no sidewalk
exists along the property. The
applicant will be required to install
a sidewalk per city standards and
this will provide for safer pedestrian
circulation to and around the site.
I. Waste and recycling containers, mechanical Complies These functions will all be located
equipment, storage areas, and loading docks within the building. The trash
shall be fully screened from public view and service area will be located in a
shall incorporate building materials and corner of the garage away from the
detailing compatible with the building being street frontage. The containers will
served. Service uses shall be set back from the be manually wheeled toward the
front line of building or located within the garage door for servicing. Other
structure. (See subsection 21A.37.050K of this equipment will be located within
title.) the garage or appropriately
screened from view.
J. Signage shall emphasize the Complies — The building includes lettering
pedestrian/mass transit orientation. Verification signage that will have the name
1. Define specific spaces for signage that are | at Building “SOHI” on the southwest corner
integral to building design, such as Permit of the building facing toward 400

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.

W. This will be repeated on the
north elevation facing 900 South.
Murals will add interest on both
elevations. This is a vertical
sign/lettering that will integrate
into the building design.

No other signs have been
proposed or indicated on the
plans.

Primary building signage will be
provided under a separate
application. Compliance with
signage approval is delegated to
staff and will be verified at the
building permit stage.
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K. Lighting shall support pedestrian comfort Condition The Design Standards in Chapter
and safety, neighborhood image, and dark sky | of Approval 21A.37 specify that lighting must
goals. not trespass onto adjacent
1. Provide streetlights as indicated in the Verification properties. This standard
Salt Lake City Lighting Master Plan. at Building includes provision for exterior
2. Outdoor lighting should be designed for Permit building lighting and parking
low-level illumination and to minimize lots. Neither would apply in this
glare and light trespass onto adjacent case as the exterior provision
properties and up lighting directly to the does not apply to the CG zone
sky. and the parking is interior to the
3. Coordinate lighting with architecture, building.
signage, and pedestrian circulation to
accentuate significant building features, However, the applicant has
improve sign legibility, and support indicated that their lighting
pedestrian comfort and safety. would support the standards
found in this section, contingent
upon a site study by an electrical
engineer. A preliminary lighting
plan has been submitted. This is
being included as a condition of
approval. Compliance with this
standard will be verified at the
building permit stage.
L. Streetscape improvements shall be Condition There are currently no street trees
provided as follows: of Approval along 400 W. Plans show that nine
1. One street tree chosen from the street (9) areas of evergreen shrubs are
tree list consistent with the City's urban Verification | planned for the 400 W side of the
forestry guidelines and with the approval | at Building site. Deciduous trees are planned for
of the City's Urban Forester shall be Permit the east side of the site to provide

placed for each thirty feet (30") of
property frontage on a street. Existing
street trees removed as the result of a
development project shall be replaced by
the developer with trees approved by the
City's Urban Forester.

2. 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.

additional buffering between the
property and un-used railway line on
the east. The rail corridor is slated
for reuse by UTA for a TRAX line
expansion.

Ordinance requirements are “Park
strip trees, when required, shall be
provided at the equivalent of at
least one tree for each thirty feet
(30") of street frontage and may be
clustered or spaced linearly as
deemed appropriate by the city
forester.” At total of nine (9) trees
will be required along the
approximately 280-feet of street
frontage along 400 West. An
additional 2 trees will be required
along the frontage of 900 S which
measures approximately 70 feet.
Specification of tree species and
planting details require approval
from the City’s Urban Forester.
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. 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 and comfort for
people of all abilities.

f. Asphalt shall be limited to vehicle

drive aisles.

Staff is including meeting this
standard as a condition of
approval in order to allow the
applicant to work with Urban
Forestry at the Building Permit
stage to ensure compliance with
the number of required street trees
and the process for any removal
and replacement permits.

There are no privately owned
public spaces being provided in
the development. There are
common areas that are located
within the building. No active
uses are proposed in the setback
area between the building and
sidewalk.
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ATTACHMENT F: Public Process and Comments

The following is a list of public meetings that have been held, and other public input opportunities,
related to this project:

Public Notices:

Notice of the project and a formal letter requesting comments was sent to the Chair of the Ball
Park Community Council on December 13, 2021.

Staff sent an early notification announcement of the project to all residents and property
owners located within 300 feet of the project site on December 14, 2021 providing notice about
the project and information about the online open house and how to give public input on the
project.

Staff hosted an online Open House to solicit public comments on the proposal. The Online
Open House period started on December 13, 2021 and ended on January 31, 2022.

The Ball Park Community Council did not request a presentation by staff as a smaller version
of this project was reviewed by them in December 2020. That project was approved by the
Planning Commission in April 2021.

The 45-day recognized organization comment period expired on January 31, 2022.

Public Hearing Notice:

Public hearing notice mailed: February 23, 2022
Public hearing notice sign posted on property: February 25, 2022
Public notice posted on City & State websites & Planning Division list serve: February 23, 2022

Public Comments:
No formal comments were submitted by the Ball Park Community Council in relation to the proposal.

To date no public comments have been submitted on the proposal.
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ATTACHMENT G: DePartment Review Comments

The following comments were received from other City divisions/departments with regards to the
proposed development:

Building Review — William Warlick

Complete. However, it is unclear from these drawings, but it appears that the balcony projections on
the south side will violate IBC Section 705.2. I encourage the applicant to submit a wall section
drawing of the south walls and balconies that includes a vertical lot line, and that dimensions the
distances from the lot line to the leading edge of the balcony projection and to the exterior wall.

Engineering — Scott Weiler
No private stairs, ramps or walls allowed in the public way. The Grading Plan needs some tweaks to
facilitate drainage. Otherwise, Engineering has no objections.

Urban Forestry — Rick Nelson

Urban Forestry has no concerns with the selected species to be planted along the street
frontages. There are two existing Honey locust trees located in the front yard area of 927 S that
are specimen quality trees that should be preserved or mitigation paid for the removal of those
trees. All other trees on the site are volunteer trees and are not of value.

Transportation — Michael Barry

They’ve got the number of required parking spaces and the dimensions look good. There were a few
parking spaces labeled ‘Compact’; the City does not recognize compact parking spaces to satisfy
parking requirements. If they are over 100,000 square feet of residential use, then one short loading
berth is required per 21A.44.080.

Sustainability
No comments provided

Fire — Douglas Bateman

*Fire hydrants located within 600-feet of all ground level exterior walls and within 100-feet of Fire
Department Connection

*This proposal does not provide approved fire department access as defined by the fire prevention
bureau (height of building X 30% + 4 feet for clearance) to all obstructions or lot lines. Applicant may
apply for an alternate means and methods review to increase the fire sprinkler density 0.05 gpm per
sq ft above the normally required hazard and provide automatic smoke detection in all common and
public spaces, or provide another form of fire protection as outlined in IFC 503.1.1 exceptions
*Aerial access for buildings greater than 30-feet in height shall be from a fire access road that is al
least 26-feet wide and not closer than 15-feet and greater than 30-feet that runs parallel to one entire
side of the building. There can be no overhead obstructions between the road and the face of the
building

Public Utilities
Additional Utility comments and requirements will be provided for building permit review.

- Public Utility permit, connection, survey, and inspection fees will apply.

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

« All utilities must be separated by a minimum of 5 feet horizontally and 12” vertically. Water and
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sewer lines require 10 feet minimum horizontal separation and 18” minimum vertical separation.

« Street lights may be required

Water

The existing water in 400 W is an 8” PVC pipe built in 2004. There is currently a 34” water meter
serving the property.

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

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

Sewer

The sewer main in 400 W is a 12” vitrified clay pipe built in 1926. The sewer lateral connected to this
property was built in 1982

« Covered parking area drains are required to be treated to remove solids and oils prior to discharge
to the sanitary sewer. These drains cannot be discharged to the storm drain. Use a sand/oil separator
or similar device. A 4ft diameter sampling manhole must be located downstream of the device and
upstream of any other connections.

Stormwater

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

This parcel is adjacent to the 500 year floodplain. There is also up to 1' of standing water in the 100
year floodplain so standing water is possible.an have multiple sewer laterals from the building to the
main. Take precaution with underground parking structure. Please note any air intake should be
above the standing water elevation.

Please note that storm drain inlets and connections are preferred with the curb and gutter
installation.

Please provide water and sewer demand model calculations for this site.
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