MEMORANDUM

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: April 13, 2022

Re: Conditional Use and Conditional Building and Site Design Review Time Extension

Requests for the Red Rock Brewery Brewhouse at 426 West 400 North

ACTION REQUIRED: Vote on granting a six-month time extension for the Conditional Use and Conditional
Building and Site Design (CBSDR) approvals at 426 West 400 North

RECOMMENDATION: Grant a final six-month extension for both the Conditional Use and CBSDR
approvals which would change the expiration date to October 24, 2022.

BACKGROUND/DISCUSSION:

The Red Rock Brewery Brewhouse received Conditional Use and Conditional Building and Site Design Review
(CBSDR) approval on April 24, 2019. (Planning Files PLNCPM2018-01008 and PLNPCM2019-00255).
The decision rendered on April 24, 2019 did not include any specific conditions but did define the scope of
modifications approved by the Planning Commission through the CBSDR process for the design of the building.

Conditional Use approvals expire in one year from the date of approval. The original CBSDR approval granted
in conjunction with the Conditional Use was valid for two (2) years from the original date of approval. The
applicant has not submitted complete building plans to the Building Services Department and has not obtained
building permits for work on the development at this time. They are requesting a time extension of both
approvals. The history of the original approval and previous extensions is outlined below.

The Planning Commission previously approved a one-year extension to the Conditional Use approval on April
22, 2020. The Planning Commission approved an additional one-year extension to the Conditional Use approval
and a first time extension (for one year) for the CBSDR approval on April 24, 2021. Both the Conditional Use
and CBSDR approvals currently expire on April 24, 2022. The Planning Commission may grant extensions for
Conditional Use and Design Review approvals for up to one additional year. The applicant has asked for a final
six-month time extension to both approvals in order to address some aspects related to equipment availability
and construction documents. A six-month extension would change the expiration date of both approvals to
October 24, 2022. If the extensions are approved, the applicant will need to obtain a building permit or submit
complete building plans to Building Services before that date.

The plans have not been modified and the applicant is continuing to work towards obtaining building permits in
the future. There have been no changes in City plans or policies since the approval that would conflict with the
proposed use. For the approvals, staff further finds that there has been no significant change in circumstances
that would result in any unmitigated impacts that have not been previously considered. One notable item is that
the previous Conditional Building and Site Design Review (CBSDR) process under which this project was
approved no longer exists as it was replaced with the Design Review process. The standards of review and
approval for the CBSDR and Design Review processes are substantially similar. As such, Planning Staff's
recommendation would not change if the project were to be reviewed under the current Design Review
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standards. Finally, based on the CBSDR process no longer being in existence and in consideration of the
previous extensions, Staff is recommending that the requested extensions for this project be considered as final
extension to both of the approvals and that no additional extensions be granted.

Staff is making the following recommendations to the Planning Commission:

i.  Approve a six-month time extension to the Conditional Use approval for the Red Rock Brewery
Brewhouse — Planning Application PLNPCM2018-01008

ii.  Approve a six-month time extension to the Conditional Building and Site Design Review approval for
the Red Rock Brewery Brewhouse — Planning Application PLNPCM2019-00255

ATTACHMENTS:

A. Time Extension Request Letter — 03/08/2022

B. Planning Commission (PC) Records of Decision
a. PC Conditional Use and CBSDR Extension Record of Decision of April 19, 2021

b. PC Conditional Use Extension Record of Decision of April 23, 2020
c. PCRecord of Decision of April 24, 2019

C. Original Planning Commission Staff Report Packet
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ATTACHMENT A: TIME EXTENSION REQUEST LETTER
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255 West 700 South Salt Lake City, Utah 84101
7
! Telephone801.364.5161
k I ARCHITECTURE INTERIOR DESIGN

March 08, 2022

To: David Gellner

Salt Lake City

Planning Division

451 State Street

Salt Lake City, UT 84111

RE: PLNPCM2018-01008 and PLNPCM2019-00255
David,

| am writing once again to request an extension of our Conditional Use Permit & Design Review
FKA: CBSDR for Red Rock Brewhouse lll — record number PLNPCM2018-01008 and PLNPCM2019-
00255. As the Coronavirus pandemic has dragged on longer than all of us could have imagined,
the hospitality industry has been continually impacted by the past two years. Red Rock is a
locally owned, long-standing business, that is looking forward to it’'s new brewery. Red Rock has
every infention of pursuing this project to completion, they are just hoping fo receive an
additional six months of reprieve to finalize the selection of equipment and construction
documents. This brewery, located at 426 West 400 North, as designed (approved unanimously
by the Planning Commission) is part of Red Rocks long ferm master plan. Given the impact of
the extenuating circumstances that we have all endured, MJSA on behalf of the owner is
requesting a final extension of both our CUP & CBSDR approvals.

Sincerely,

Joro—

Juliann Hanson
Project Manager
MJSA Architects, PC



ATTACHMENT B: PLANNING COMMISSION RECORDS OF
DECISION

a) PC Conditional Use and CBSDR Extension Record of Decision of April 19, 2021
b) PC Conditional Use Extension Record of Decision of April 23, 2020
c) PC Record of Decision of April 24, 2019 (Original Approval)
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PLANNING DIVISION
ERIN MENDENHALL NICK NORRIS
MAYOR DIRECTOR
April 19, 2021
Juliann Hanson, MJSA Architects
Ralph Nagasawa, MJSA Architects
RE: Record of Decision for Petitions PLNPCM2018-01008 and PLNPCM2019-00255

Conditional Use and Conditional Building and Site Design Review (CBSDR) for the Red
Rock “Brewhouse” — Brewery and Tasting Room
Time Extension Requests to April 24, 2022

Location: 426 West 400 North
Juliann and Ralph,

On April 14, 2021, the Salt Lake City Planning Commission granted a one-year time extension to both your
Conditional Use and Conditional Building and Site Design Review (CBSDR) approvals for the Red Rock
Brewing Company “Brewhouse” to be located at 426 West 400 North in the TSA-UC-T — Transit Station
Area Urban Center Transition zoning district. The Planning Commission did not apply any specific
conditions to their original approval or to either of these subsequent time extensions.

The decision of the Planning Commission was based on the information contained in the staff report, the
project details provided by you, testimony from the public, and the discussion of the Planning
Commission. Copies of this information are available online at this location:

http://www.slcdocs.com/Planning/Planning%20Commission/2021/04.%20April/01008.00255 Memo.pdf

Approvals for Conditional Uses expire in 12 months of the date of this Record of Decision unless a building
permit has been issued or complete building plans have been submitted to the division of building services
and licensing within that period. Any request for a time extension shall be required not less than thirty
(30) days prior to the end of the twelve (12) month time period. The expiration date of the Conditional Use
is now April 24, 2022. You will need to obtain a building permit or submit complete building plans to Building
Services before that date, or else request another extension.

In conjunction with the original approval of the Conditional Use application, the Planning Commission
granted approval of Conditional Building and Design Review Application file PLNPCM2019-00255. The
CBSDR approval defined the scope of modifications approved by the Planning Commission through the
CBSDR process in regard to the design of the building. The CBSDR approval was valid for two (2) years
from the original date of approval of April 24, 2019. The expiration date of the Conditional Use has now been
extended to April 24, 2022. You will need to obtain a building permit or submit complete building plans to
Building Services before that date, or else request another extension.
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The decision of the Planning Commission is located on the Planning Division’s website at:
http://www.slcdocs.com/Planning/Planning%20Commission/2021/04.%20April/PC04.14.2021SOA.pdf

Please feel free to contact me at 385-226-3860 or by email at david.gellner@slcgov.com_in relation to
this letter if you have questions or need additional clarification.

A KA

David J. Gellner, MAG, AICP, Principal Planner
Salt Lake City Planning Division

Cc: File: PLNPCM2018-01008 & PLNCPM2019-00255


http://www.slcdocs.com/Planning/Planning%20Commission/2021/04.%20April/PC04.14.2021SOA.pdf
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PLANNING DIVISION
ERIN MENDENHALL NICK NORRIS
MAYOR DIRECTOR
April 23, 2020
Juliann Hanson, MJSA Architects
Ralph Nagasawa, MJSA Architects
RE: Record of Decision for Petitions PLNPCM2018-01008 and PLNPCM2019-00255

Conditional Use and Conditional Building and Site Design Review (CBSDR) for the Red
Rock “Brewhouse” — Brewery and Tasting Room

Location: 426 West 400 North
Juliann and Ralph,

On April 22, 2020, the Salt Lake City Planning Commission granted a one-year extension to your
Conditional Use approval for the Red Rock Brewing Company “Brewhouse” to be located at 426 West 400
North in the TSA-UC-T — Transit Station Area Urban Center Transition zoning district. The Planning
Commission did not apply any specific conditions to their original approval or to the subsequent time
extension.

The decision of the Planning Commission was based on the information contained in the staff report,
the project details provided by you, testimony from the public, and the discussion of the Planning

Commission. Copies of this information are available online at this location:

http://www.slcdocs.com/Planning/Planning%20Commission/2020/01088.Memo.pdf

Approvals for Conditional Uses expire in 12 months of the date of this Record of Decision unless a building
permit has been issued or complete building plans have been submitted to the division of building services
and licensing within that period. Any request for a time extension shall be required not less than thirty
(30) days prior to the end of the twelve (12) month time period. The expiration date of the Conditional Use
is now April 24, 2021. You will need to obtain a building permit or submit complete building plans to Building
Services before that date, or else request another extension.

In conjunction with the original approval of the Conditional Use application, the Planning Commission
granted approval of Conditional Building and Design Review Application file PLNPCM2019-00255. The
CBSDR approval defined the scope of modifications approved by the Planning Commission through the
CBSDR process in regard to the design of the building. The CBSDR approval is valid for two (2) years from
the original date of approval of April 24, 2019. This time extension request pertains only to the Conditional
Use approval filed under Application PLNCPM2018-01088.

PLANNING DIVISION

P.O. BOX 145480
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http://www.slcdocs.com/Planning/Planning%20Commission/2020/01088.Memo.pdf

The decision of the Planning Commission is located on the Planning Division’s website at:

http://www.slcdocs.com/Planning/Planning%20Commission/2020/PC04.22.2020R0OD.pdf

This is further elaborated upon in the Planning Commission Minutes of April 22, 2019 which can be
accessed at this link:

http://www.slcdocs.com/Planning/Planning%20Commission/2020/PC04.22.2020minutes.pdf

Please feel free to contact me at (801) 535-6107 or by email at david.gellner@slcgov.com in relation to
this letter if you have questions or need additional clarification.

R~

David J. Gellner, MAG, AICP, Principal Planner
Salt Lake City Planning Division

Cc: File: PLNPCM2018-01008 & PLNCPM2019-00255


http://www.slcdocs.com/Planning/Planning%20Commission/2020/PC04.22.2020ROD.pdf
http://www.slcdocs.com/Planning/Planning%20Commission/2020/PC04.22.2020minutes.pdf
mailto:david.gellner@slcgov.com
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PLANNING DIVISION
JACKIE BISKUPSKI NICK NORRIS
MAYOR DIRECTOR
April 26, 2019
Juliann Hanson, MJSA Architects
Ralph Nagasawa, MJSA Architects
RE: Record of Decision for Petitions PLNPCM2018-01008 and PLNPCM2019-00255

Conditional Use and Conditional Building and Site Design Review (CBSDR) for the Red
Rock “Brewhouse” — Brewery and Tasting Room

Location: 426 West 400 North
Juliann and Ralph,

On April 24, 2019, the Salt Lake City Planning Commission granted approval of your Conditional Use and
Conditional Building and Site Design Review (CBSDR) applications for the Red Rock Brewing Company
“Brewhouse” to be located at 426 West 400 North in the TSA-UC-T — Transit Station Area Urban Center
Transition zoning district. The Planning Commission did not apply any specific conditions to their approval.
However, the scope of modifications approved by the Planning Commission through the CBSDR process
in regard to the design of the building are limited to the following four (4) items:

1. Modification to the ground floor glass requirements on the south and east elevations of the
building to allow for an alternative design that exceeds the glass requirements toward the corner
of 400 W and 400 S but does not meet the 60% standard in the area from three (3) to five (5) feet
above grade on those elevations. (Chapter 21A.37.050.C.1)

2. Modification to the street-facing entrance requirements to eliminate the requirement for an
entrance on the south facing facade of the building. (Chapter 21A.37.050.D)

3. Modification to the maximum length of blank walls allowed on any street-facing facade to allow
a continuous wall approximately 55-feet and 4-inches in length on the south fagade of the building
and a wall of approximately 21-feet in length on the east facade of the building. (Chapter
21A.37.050.E)

4. Modification to the TSA zone requirements which specify that at least 50% of the street-facing
building facade be located within 5-feet of the front or corner side property line. Approximately
48% of the east fagade of the building will be within 5-feet of the property line per the approval
of the Planning Commission. (Chapter 21A.37.050.E)

The decision of the Planning Commission was based on the information contained in the staff report,
the project details provided by you, testimony from the public, and the discussion of the Planning

Commission. Copies of this information are available online at this location:

http://www.slcdocs.com/Planning/Planning%20Commission/2019/01008.00255SR. pdf
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The decision considers the general purpose of the zoning ordinance as well as the purpose of the zoning
district where the proposal is located. The purpose of the TSA-UC-T zoning district follows:

Purpose Statement: The purpose of the TSA Transit Station Area District is to provide an
environment for efficient and attractive transit and pedestrian oriented commercial, residential
and mixed use development around transit stations. Redevelopment, infill development and
increased development on underutilized parcels should include uses that allow them to function
as part of a walkable, mixed use district. Existing uses that are complementary to the district,
and economically and physically viable, should be integrated into the form and function of a
compact, mixed use pedestrian oriented neighborhood. Each transit station is categorized into a
station type. These typologies are used to establish appropriate zoning regulations for similar
station areas. Each station area will typically have two (2) subsections: the core area and the
transition area. Due to the nature of the area around specific stations, the restrictions of overlay
zoning districts, and the neighborhood vision, not all station areas are required to have a core
area and a transition area.

Urban Center Station (TSA-UC): An urban center station contains the highest relative intensity
level and mix of uses. The type of station area is meant to support Downtown Salt Lake and not
compete with it in terms of building scale and use.

Transition Area: The purpose of the transition area is to provide areas for a moderate level of
land development intensity that incorporates the principles of sustainable transit oriented
development. The transition area is intended to provide an important support base to the core
area and transit ridership as well as buffer surrounding neighborhoods from the intensity of the
core area. These areas reinforce the viability of the core area and provide opportunities for a
range of housing types at different densities. Transition areas typically serve the surrounding
neighborhood and include a broad range of building forms that house a mix of compatible land
uses. Commercial uses may include office, retail, restaurant and other commercial land uses that
are necessary to create mixed use neighborhoods.

The purpose of the Conditional Use review is stated in Chapter 21A.54.010:

A. A conditional use is a land use which, because of its unique characteristics or potential impact
on the municipality, surrounding neighbors or adjacent land uses, may not be compatible or may
be compatible only if certain conditions are required that mitigate or eliminate the negative
impacts. Conditional uses are allowed unless appropriate conditions cannot be applied which, in
the judgment of the planning commission, or administrative hearing officer, would mitigate
adverse impacts that may arise by introducing a conditional use on the particular site.

B. Approval of a conditional use requires review of its location, design, configuration, and impact
to determine the desirability of allowing it on a site. Whether the use is appropriate requires
weighing of public need and benefit against the local impact, taking into account the applicant's
proposals to mitigate adverse impacts through site planning, development techniques, and public
improvements. (Ord. 14-12, 2012)



The purpose of the Conditional Building and Site Design review is stated in Chapter 21A.59.010:

The intent of building and site design review regulations is to provide for the flexible
implementation of the specific design requirements set forth within individual zoning districts.
The purpose statement of each zoning district provides the philosophical approach to defining
that flexibility. This process is intended to supplement the review and administrative procedures
which are carried out under this title or other city ordinances and regulations. The conditional
building and site design review process is intended to help ensure that newly developed
properties and redeveloped properties are designed to encourage pedestrian access, circulation
and orientation while acknowledging the need for transit and automobile access.

The Planning Commission made several findings related to the proposal and standards of approval. These
findings can be found in the staff report referenced above and in the minutes once they are available for
public review. This Record of Decision is provided to you indicating the date action was taken to approve
the request, the 10 day appeal period, and to what body an appeal can be made.

Approvals for Conditional Uses expire in 12 months of the date of this Record of Decision unless a building
permit has been issued or complete building plans have been submitted to the division of building services
and licensing within that period and is thereafter diligently pursued to completion, or unless a certificate
of occupancy is issued and a use commenced within that period, or unless a longer time is requested and
granted by the planning commission. Any request for a time extension shall be required not less than
thirty (30) days prior to the end of the twelve (12) month time period.

There is a 10-day appeal period in which any affected party can appeal the Planning Commission’s
decision. This appeal period is required in the City’s Zoning Ordinance and allows time for any affected
party to protest the decision. The appeal would be heard by the Administrative Hearing Officer. Any
appeal, including the filing fee, must be submitted by the close of business on Monday, May 6, 2019.

The decision of the Planning Commission is located on the Planning Division’s website at:
http://www.slcdocs.com/Planning/Planning%20Commission/2019/0424ROD.pdf

Please feel free to contact me at (801) 535-6107 or by email at david.gellner@slcgov.com in relation to
this letter if you have questions or need additional clarification.

N~

David J. Gellner, AICP, Principal Planner
Salt Lake City Planning Division

Cc: File: PLNPCM2018-01008 & PLNPCM2019-00255


http://www.slcdocs.com/Planning/Planning%20Commission/2019/0424ROD.pdf
mailto:david.gellner@slcgov.com

ATTACHMENT C: ORIGINAL PC STAFF REPORT PACKET
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standard is to provide active building frontages that add interest, life, and vitality to the public realm. On the south
and east facing street level facades, the proposed design incorporates walls that exceed that length. The south
elevation includes a section of blank wall that measures approximately 55-feet 4-inches in length and the east
elevation includes a blank wall section that is approximately 21-feet in length. The applicant has stated that this
is a response to the internal functions and programming of the building. The addition of extra glass on the south
elevation is intended to partly offset this. As outlined in consideration 2 above, they are proposing to incorporate
approximately 1411 square feet of glass on the south elevation which is well in excess of the required 508 square
feet. The location of this however is part of the CBSDR modifications requested. The applicant’s narrative also
describes the material changes in terms of the brewery and brewery support functions and that additional
windows may be added to the second level as offices once the building programing has been finalized. The blank
wall and glass requirements pertain to the ground floor level so the addition of glass to the second floor level is not
germane to meeting the regulations and cannot be guaranteed by Planning Staff nor is it something that would
meet the Design Standards.

Planning Staff acknowledges the programming needs of the building as a consideration in regard to the requested
modification to allow for larger blank wall spaces on the south elevation but has concerns about how this elevation
will impact the pedestrian experience and street interaction due to the lack of detailing on the south facade.
Planning Staff is recommending that the Planning Commission approve this modification to allow for a longer
blank wall but require that the applicant integrate some kind or artwork, mural or other element of visual interest
along that elevation in order to break up the blank wall space. Staff is including this as a condition of approval.

Consideration 5: Modification to Street-Facing Facade Setback Requirements

The TSA zone (Chapter 21A.26.078.E.3.b) specifies that at least 50% of the street-facing building fagade be located
within 5-feet of the front or corner side property line. The proposed south facing elevation meets this standard.
The east facing elevation has approximately 48% of the facade within 5 feet of the property line as required. It is
close to meeting the standard but falls short of compliance. The applicant has noted that on 52% of the facade the
setback is approximately 15 feet 4 inches from the property line but that the building’s curved roof juts out and
the overhang goes all the way to the property line. This area of the building has been pulled back to accommodate
the external grain silos that are part of the design. The silos are essential to the brewery and help to define the use
of the building. The silos occupy an area that is approximately 15-feet deep that is slightly set back with respect to
the rest of the east side building facade. While slightly recessed the silos remain a rather prominent and defining
feature at the corner of the building that contributes to the pedestrian scale and creates a point of visual interest.

The south fagade of the building meets this standard and the east facade is very close to meeting this standard. In
conjunction with the overhanging roof, Planning Staff asserts that the intent of this standard has been met and is
recommending that the Planning Commission approve this minor design modification.

DISCUSSION:

The applicant it proposing a use that is allowed in the zoning district. Modifications are being sought to the
design of the building in order to make it more functional for the intended programing of the space. The
applicant has provided a detailed explanation of the requested design changes and how they meet the CBSDR
standards. This narrative is included in Attachment D of this report. Staff recommends that the requested
modifications be approved with the addition of some elements of pedestrian and visual interest on the south
elevation blank wall space as articulated in Consideration 4 above.

NEXT STEPS:
If the conditional use and CBSDR applications are approved, the applicant will be required to comply with all
other department/division requirements and obtain all necessary building permits for the project.
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