
 
SALT LAKE CITY CORPORATION 

451 SOUTH STATE STREET, ROOM 406  WWW.SLC.GOV 
PO BOX 145480 SALT LAKE CITY, UT 84114-5480  TEL  801-535-7757  FAX  801-535-6174 

PLANNING DIVISION 

DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

 

MEMORANDUM 
 

 

To: Salt Lake City Planning Commission 
 
From:  David J. Gellner, AICP, Senior Planner – 801-535-6107 - david.gellner@slcgov.com 
 
Date: May 25, 2022 
 
Re: Design Review Time Extension Request for the 150 S Main Street Apartments Project – 

Planning File PLNPCM2021-00024 
  
 
ACTION REQUIRED:  Vote on granting a one-year time extension for the Design Review approval at  
approximately 136, 144 and 156 South Main Street in the D-1 – Central Business District 
 
RECOMMENDATION:  Approve a one-year time extension for the Design Review approval which would 
change the expiration date to July 15, 2023 
  
BACKGROUND/DISCUSSION:   
The 150 S Main Street Apartments received Design Review approval on July 14, 2021.  The project was reviewed 
under Planning File PLNCPM2021-00024 (original Planning Commission Staff Report packet is included in 
Attachment C).  The decision rendered on July 14, 2021 included specific conditions approved by the Planning 
Commission. Those conditions are outlined in the Record of Decision letter found in Attachment B of this report.   

Design Review approvals expire in one year from the date of approval.  A time extension is allowed as follows: 

21A.59.060: TIME LIMIT ON APPROVED APPLICATIONS FOR DESIGN REVIEW:  No 
design review approval shall be valid for a period longer than one year from the date of approval unless 
a building permit is issued or a complete building plans and building permit applications have been 
submitted to the Division of Building Services and Licensing. An extension of one year may be granted 
by the entity that approved the application. Extension requests must be submitted prior to the 
expiration of the design review approval.  

The applicant has not submitted complete building plans to the Building Services Department at this time.  They 
are requesting a time extension of their approval.  Their letter requesting the extension and justification for 
requesting the extension is included in Attachment A of this report.   

The plans have not been modified and the applicant is continuing to work towards obtaining building permits. 
Demolition permits have been issued for the existing structures and work is proceeding for clearing of the site 
for this development.  There have been no changes in City plans or policies since the approval that would conflict 
with the proposed use or original approval.  

Planning Staff is recommending that the requested one-year time extension for this project be granted.   
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ATTACHMENTS: 

A. Time Extension Request Letter – May 11, 2022 
 

B. Planning Commission (PC) Records of Decision  

• PC Record of Decision Letter – July 15, 2021 
 

C. Original Planning Commission Staff Report Packet for the July 14, 2021 meeting  
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ATTACHMENT A: TIME EXTENSION REQUEST LETTER 
 

The Applicant’s extension request letter dated May 11, 2021 can be found on the following page.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



[Type here] 
 

   

Wednesday, May 11 t h ,  2022 
 
 
David Gellner  
Senior Planner  
Salt Lake City Planning Division  
451 S State Street  / Suite 406 
Salt Lake City , UT, 84114 
 
RE: Design Review Extension for 150 Main Street Apartments  
 
Dear Mr. Gellner, 
 
On July 14th, 2021, a public hearing was held at which the Planning 
Commission voted to approve Design Review Application 
#PLNPCM2021-00024 for addit ional bui lding height for the 150 South 
Main Street Apartments located at approximately 136, 144 & 156 S Main 
Street (the “Project”). The application was f i led by Dwell Design Studio 
on behalf of Hines Acquisit ions LLC (the “Project Owner”)1 .  The 
approved design review period was twelve months beginning on the 
date of the application approval. We believe the approved review period 
is therefore July 26th, 2021 – July 26th, 2022.  
 
On July 26th, 2021, certain opponents of the Project  submitted an 
appeal of the approval of Design Application #PLNPCM2021 -00024. 
 
On October 14th, 2021, an appeals hearing was held in which  
The Appeals Hearing Officer (Mr. Matthew Wirthl in) determined that none 
of the appellants had standing and, therefore, there was no jur isdiction 
to hear this appeal. Due to the ongoing legal action, the Project Owner 
was unable to proceed with the necessary design processes from July 
26th, 2021, unti l  October 14th, 2021. Since that date the Project Owner 
and/or i ts predecessors have proceeded in good faith and with 
commercial di l igence to complete the design and other predecessor 
activit ies despite being repeatedly delayed and distracted by the Project’s 
opponents.  
 
Given that the design process was delayed 80 days due to the appeal, 
and the complexity of the Project’s design ( including seismic reviews), 
the Project Owner is formally requesting to extend the design period for 
150 South Main Street Apartments through July 26 t h ,  2023 (one year 
from the original expiration date of  the Design Review period for 
Application #PLNPCM2021-00024). Please advise i f  any further 
information is needed to approve this request and thank you for your 
consideration. 
 
Sincerely, 
 
Dustin Harris 

1 3 6  S .  M a i n  S t r e e t  S u i t e  8 5 0  

S a l t  L a k e  C i t y ,  U T ,  8 4 1 0 0 1  

P  8 0 1  2 3 6  2 0 0 0  

 
 
 
 
 
 
 
 
 

(1)  S ince the or ig ina l  appl icat ion was submi t ted,  the Pro jec t  was so ld  to  Main St reet  

Tower Owner  LLC and subsequent ly  to  HCD Main St reet  Tower Owner LLC.  The 

current  Project  Owner is  HCD Main Street  Tower Owner LLC .  
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ATTACHMENT B: PLANNING COMMISSION RECORD OF 
DECISION LETTER  
 
The Planning Commission Record of Decision letter dated July 15, 2021 can be found on the following 
page.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



ERIN MENDENHALL  DEPARTMENT of COMMUNITY 

Mayor  and NEIGHBORHOODS 

  PLANNING DIVISION 

 
 

SALT LAKE CITY CORPORATION 
451 SOUTH STATE STREET, ROOM 406  WWW.SLC.GOV 
P.O. BOX 1580, SALT LAKE CITY, UTAH 84114                                                                TEL  801.535.7757 

 
July 15, 2021 
 
Dusty Harris 
Hine Acquisitions  

Evan Haslam 
Dwell Design Studio 

136 South Main Street, Suite 850   360 West 300 South, Suite 102 
Salt Lake City, UT  84101    Salt Lake City, UT   84101 
 
RE:   Record of Decision for Petition PLNPCM2021-00024 – Design Review Petition for the 

150 S Main Street Apartments for Additional Building Height  
Location:  136, 144 and 156 South Main Street  
 
Dear Dusty and Evan, 
 
On July 14, 2021, the Salt Lake City Planning Commission granted Approval of your Design Review 
application PLNPCM2021-00024 for the 150 S Main Street Apartments development located at 
approximately 136, 144 and 156 South Main Street in the D-1 – Central Business District. 
 
This Record of Decision is provided to you indicating the date action was taken, the decision of the 
Planning Commission including any approval conditions, the one-year time limit on the approval, the 
limitations on modifications to the plans, and the 10-day appeal period.    
 
Project Description 
The Planning Commission reviewed and approved the following project: 
 

Design Review for the 150 S Main Street Apartments - Dwell Design Studio on behalf of Hines 
Acquisitions, LLC has requested Design Review approval for the 150 S Main Street Apartments to 
be located at approximately 144 South Main Street on the site of the currently vacant Utah 
Theatre, one adjacent parcel at 156 S. Main and a portion of the parcel at 136 S Main Street. The 
properties at 144 and 156 S Main are owned by the Redevelopment Agency of Salt Lake City while 
the parcel at 136 S Main is owned by Hines, the developer. All properties are located in the D-1 – 
Central Business District. The proposed project is for a 400-unit mixed-use residential apartment 
building that will include a mid-block walkway/plaza and a park amenity on the top of the parking 
structure in the rear. A total of 8,400 square feet of retail space will be included at the ground 
floor, fronting on Main Street. The proposed 31-story building will be approximately 368-feet tall 
with an additional 24-feet included for rooftop mechanical equipment and elevator overruns. The 
total height of the building will be approximately 392 feet. Mid-block buildings in excess of 100-
feet tall in the D-1 zoning district may be approved through the Design Review process with 
Planning Commission approval. In addition, the Design Review process is also being requested to 
allow the residential lobby entrance to be set back 10-feet from Main Street, in excess of the 
requirement of a maximum of 5-feet.  

 
 
 
 
 



   

Conditions of Approval 
The following conditions were applied to the approval of the proposal and delegated to City staff for 
verification during the Building Permit review:   

1. Compliance with street tree requirements and streetscape improvements consistent with the 
recommendations of the Salt Lake City Urban Forester.  

2. Compliance with sign & lighting requirements that meet the Salt Lake City Lighting Master Plan.  
3. Signage must be provided for the mid-block plaza and park space indicating that they are open to 

the public.  
4. Final approval of the mid-block plaza/walkway and park amenities in conformance with the 

standards for privately owned public spaces.  
 
Please note:   Approval 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.  
 
Review Process Standards and Findings of Fact 
The Planning Commission made specific findings related to the standards of review for Design Review as 
stated in Chapter 21A.59 of the Zoning Ordinance. The decision was also based on the purpose of the 
zoning ordinance, the purpose of the zoning district where the project is located, 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 here:   
https://www.slc.gov/planning/planning-commission-agendas-minutes/ 
 
Modifications to the Approved Plans 
To obtain a building permit, all plans must be consistent with the plans reviewed and approved by the 
Planning Commission. Except where specifically modified by the Planning Commission as a condition of 
approval, modifications to the approved plans are limited by the following (see 21A.59.080 of the Zoning 
Ordinance):  
 

Minor Modifications: The Planning Director may authorize minor modifications to approved design 
review applications as listed below. 

1. Dimensional requirements that are necessary in order to comply with adopted Building 
Codes, Fire Codes, or engineering standards. The modification is limited to the minimum 
amount necessary to comply with the applicable Building Code, Fire Codes, or engineering 
standard. 

2. Minor changes to building materials provided the modification is limited to the dimension 
of the material, color of material, or texture of material. Changes to a different material 
shall not be considered a minor modification. 

Other Modifications: Any other modifications not listed above require a new application.  
 
One Year Time Limit on Approval 
No design review approval shall be valid for a period longer than one year from the date of approval 
unless a building permit is issued or a complete building plans and building permit applications have been 
submitted to the Division of Building Services and Licensing. An extension of one year may be granted by 
the entity that approved the application. Extension requests must be submitted in writing prior to the 
expiration of the design review approval. 
 
 
 

https://www.slc.gov/planning/planning-commission-agendas-minutes/


   

10-Day Appeal Process 
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, if they so choose.  The appeal would be heard by the Appeals Hearing Officer.  
Any appeal, including the filing fee, must be submitted by close of business on Monday, July 26, 2021.  
 
The summary of action for the Planning Commission meeting is located on the Planning Division’s website 
at: https://www.slc.gov/planning/public-meetings/planning-commission-agendas-minutes/ 
 
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 any questions.     
 
Sincerely, 
 
 
 
David J. Gellner, MAG, AICP, Senior Planner  
Salt Lake City Planning Division 
 
CC File: PLNPCM2021-00024 

https://www.slc.gov/planning/public-meetings/planning-commission-agendas-minutes/
mailto:david.gellner@slcgov.com


⚫ Page 5 

 

ATTACHMENT C: ORIGINAL PC STAFF REPORT PACKET 
 

The full Planning Commission Staff Report packet of July 14, 2021 with all attachments starts on the 
following page.   



 
SALT LAKE CITY CORPORATION 

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

PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
 
 

 

To: Salt Lake City Planning Commission 
 
From:  David J. Gellner, AICP, Senior Planner – 385-226-3860 - david.gellner@slcgov.com 
 
Date: July 14, 2021 
 
Re: 150 South Main Street Apartments Design Review  
 Planning Application PLNPCM2021-00024 
 

Design Review 

PROPERTY ADDRESSES: 136, 144 S Main & 158 S Main Street  
PARCELS:   15-01-229-055, 15-01-229-068 and 15-01-229-070 
MASTER PLAN: Downtown Plan (2016)  
ZONING DISTRICT: D-1 – Central Business District  

REQUEST: Dwell Design Studio on behalf of Hines Acquisitions, LLC has requested Design 
Review approval for the 150 S Main Street Apartments to be located at approximately 144 S. Main 
Street on the site of the currently vacant Utah Theater, as well as the entirety of one adjacent 
parcel at 156 S. Main Street and a portion of a 3rd parcel located at 136 S. Main Street.  Two of the 
parcels are owned by the Redevelopment Agency of Salt Lake City while the third property located 
at 136 S Main is owned by Hines.  All parcels are located in the D-1 – Central Business District.  
The proposed project is for a 31-story, 400-unit apartment building that will be approximately 
392-feet tall including rooftop mechanical equipment and elevator overruns. Buildings located 
mid-block in excess of 100-feet tall in the D-1 zoning district are allowed through the Design 
Review process with Planning Commission approval. In addition, the Design Review process is 
also being used to allow the residential lobby entrance to be set back 10-feet from Main Street, in 
excess of the requirement of a maximum setback of 5-feet.   
 
STAFF RECOMMENDATION:  
Based on the findings listed in the staff report, it is the Planning Staff’s opinion that request for 
additional height generally meets the applicable Design Review standards and therefore, recommends 
the Planning Commission approve the request for additional building height with the following 
conditions delegated to City staff for verification during the Building Permit review:   
 

1. Compliance with street tree requirements and streetscape improvements consistent with the 
recommendations of the Salt Lake City Urban Forester.  

2. Compliance with sign & lighting requirements that meet the Salt Lake City Lighting Master 
Plan.  

3. Signage must be provided for the mid-block plaza and park space indicating that they are open 
to the public.  

4. Final approval of the mid-block plaza/walkway and park amenities in conformance with the 
standards for privately owned public spaces.  

 
 
 

mailto:david.gellner@slcgov.com
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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: 

 
Overview 
Dwell Design Studio on behalf of Hines Acquisitions, LLC has requested Design Review approval for 
the 150 S Main Street Apartments to be located at approximately 156 S. Main Street on the site of the 
vacant Utah Theatre and adjacent parcels at 156 S Main Street and 136 S. Main Street as described 
above in the Request section..  The proposed project is for a 400-unit apartment building that will 
include 40 affordable, 355 market rate and 5 penthouse level housing units.  The building will include 
a mid-block plaza and a park amenity on the separate parking structure in the rear.   A total of 8,400 
square feet of retail space will be included at the ground floor, fronting on Main Street.  The proposed 
31-story building will be approximately 368-feet tall with an additional 24-feet included for rooftop 
mechanical equipment and elevator overruns. The total height of the building will be 392 feet.  
Buildings located mid-block in excess of 100-feet tall in the D-1 zoning district are allowed through the 
Design Review process with Planning Commission approval. In addition, the Design Review process is 
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being used to allow the residential lobby entrance to be set back 10-feet from Main Street, in excess of 
the requirement of a maximum setback of 5-feet.   
 
Site Configuration & General Project Details  
The project is proposed on two (2) parcels site owned by the Redevelopment Agency of Salt Lake 
City and on part of a 3rd contiguous parcel owned by the applicant, Hines, at 136 S Main. The 
parcel at 144 S. Main Street contains the long vacant Utah Theater and is approximately 0.7055 
acres (30,732 SF) in size.  The parcel at 156 S. Main Street is approximately 0.1894 acres (8,250 
SF) in size.  It currently contains retail and restaurant space.  The parcel at 136 S Main Street 
contains the Kearns Building and an existing parking garage that would be demolished.  A new 
parking garage and park space for the project will be located on what is now the adjacent parcel. 
However, some lot line and parcel boundary adjustments will take place to make that part of the 
project site.  This process is discussed below.  The new parking garage which will contain the park 
space will also provide dedicated parking for the Kearns Building.  The two (2)  contiguous parcels 
owned by the RDA total approximately 0.89 acres (39,000 square feet)  in size and would be 
combined along with a portion of the property at 136 S Main that is approximately 0.4 acres 
(17,000 square feet) in size.  The overall development will be approximately 1.3 acres (56,000 
square feet) including the new parking structure.   
 
Applications for a parcel consolidation to combine the properties at 144 and 156 S Main Street as 
well as a lot line adjustment to reconfigure the property with the Kearns Building at 136 S Main 
Street and include the parking structure as part of the new development will be required.  These 
applications will be reviewed by staff as administrative approvals and don’t require review or 
approval by the Planning Commission.  Discussion of this item is being included here for the 
purpose of process clarification.    
 
The configuration of the site includes a residential tower with ground floor retail space facing 
Main Street and a parking structure behind the tower and away from Main Street.  The residential 
tower will be accessed from a lobby entrance that faces Main Street.  Additional access to the 
residential tower will be from inside the parking garage. The project also includes a mid-block 
plaza/walkway coming off of Main Street that flows through the site up to an elevated park on the 
top of the parking structure.  Both the mid-block plaza and the park element will be privately 
owned but publicly accessible elements.  The main point of public access will be the entrance to 
the mid-block plaza which leads to the park amenity. Staff is recommending a condition of 
approval that appropriate signage be provided that indicates that the mid-block plaza and park 
space are open to the public.  
 
The configuration and programming of the building are summarized here and detailed in the 
applicant’s narrative included in Attachment C.  The tower includes a podium level with retail 
space and the lobby, the midrise portion of the building running from floor 2-20, and then a high 
rise building section that goes from floor 23 to 31.  The mid and high rise sections are separated 
by a 2-story mid-rise amenity that includes a sky lounge and terrace that breaks up the massing 
of the building.  Levels 5 and 6 include a fitness center and club house as well as an outdoor pool 
on level 5 that overlooks the park element on the parking structure.   
 
The prominent face of the building is oriented toward Main Street.  There are existing trees on Main 
Street which will be preserved and there are specific paving details and elements required around the 
trees.  The applicant has included a tree protection plan but will work with the Urban Forester on the 
replacement and installation of any trees that are damaged during construction activities.   
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The exterior of the building is proposed with a variety of materials including a window wall system with 
glass, metal panels, exposed concrete, marble and stone cladding, metal wrapped columns and 
polished concrete.   The proposed materials and colors are also described in more detail in the 
applicant’s materials which are found in Attachment C.   
 
The mid-block plaza will also interact with the street frontage on Main Street although this will be a 
privately-owned and maintained public space.  The details are unclear as to the number of trees that 
will be provided in that plaza.  Trees, if provided, must be in proportion to the space.  While the trees 
are not subject to requirements from the Urban Forester, staff suggests that the applicant consider how 
flow and consistency between this pedestrian element and that experienced on Main Street could be 
maintained when designing the landscaping for the plaza which would further reinforce that the space 
is open to the public.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Renderings of the proposed building as 
seen from a north-east elevated view 
looking south-west.   
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Rendering of the mid-block plaza/walkway & lobby entrance  

Intersection of the mid-block plaza and Main Street showing the elevator to get to the 
park space in the rear and the public interface of the development with lobby entrance.  
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Overhead view of the proposed mid-block plaza showing the connection to Main Street 
and flow-through back the park space on top of the new parking garage.  

Rendering of the park element on top of the proposed parking garage structure  
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Rendering of the park layout on top of the proposed parking garage structure  

 

Building Height & Location Context 

The D-1 zoning district allows for a maximum building height of 100-feet by right in any mid-block 
location.  Buildings in excess of 100-feet tall may be approved through the Design Review process.   The 
proposed 31-story building will be approximately 392-feet tall.  The building itself will be 368-feet tall 
with an addition 24-feet added for rooftop mechanical equipment and elevator overruns.   The 
applicant is going through the Design Review process to request the additional building height as well 
as used to allow the residential lobby entrance to be set back 10-feet from Main Street, in excess of the 
requirement of a maximum of 5-feet.   
 
The Main Street Retail Core includes a variety of buildings of different sizes and configurations that 
have been built over time.  The closest adjacent buildings include the Kearns Building to the north 
which is 150-feet tall and the US Bank Building to the south which stands 211-feet tall.  Other nearby 
downtown buildings of notable scale include the Wells Fargo Center (422-feet), 111 South Main (387 
feet), and the One Utah Center (350-feet). The proposed building height is not out of context with other 
buildings located within and near the Main Street Retail Core.  Moreover, the proposed building height 
is not out of scale with the anticipated future growth and development in the Central Business District 
and the Downtown Plan anticipates this district to continue to be defined by the tallest buildings in the 
City.  The applicant’s narrative includes a shadow study showing the anticipated impact of shadows 
cast by the building.     
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Parking 
Parking for the project will be accommodated within a newly proposed parking structure that will be 
located where the parking structure for the adjacent Kearns Building is currently located.  The parking 
structure will have a building footprint of approximately 22,570 Square feet and will include one level 
below grade and four (levels) above grade.  It will also include an elevated park amenity on the roof 
level of the garage.  The garage that can be accessed via a driveway from either 100 South or West 
Temple. The garage will include a total 262 parking spaces.  There are 185 regular spaces provided for 
residents as well as 6 ADA compliant spaces and 11 spaces for electric vehicles.  Bicycle parking is being 
provided at the ground level and there is space for 13 bicycles.  An additional 60 parking spaces will be  
reserved for the neighboring Kearns Building, which currently has on-site parking that will be 
eliminated.  The space containing the existing parking structure will become part of the proposed 
development site through a lot line and parcel adjustment.  Per chapter 21A.55.050, off-site parking is 
a permitted use in the D-1 zoning district.  As such, the parking provided for the Kearns Building will 
be retained but will be moved off-site to a new shared structure that is approximately in the same 
location as the existing parking structure on the property at 136 S Main Street.    
 
Based on the Chapter 21A.44.030 – Off Street Parking, Mobility and Loading - the D-1 zone requires 
0.5 spaces per dwelling unit for residential uses and requires additional parking for commercial uses 
if the useable floor area for that use exceeds 25,000 square feet. The 400 residential units would 
require 200 parking spaces.  There is not a commercial parking requirement as the commercial space 
totals 8,400 square feet.  Electric vehicle parking requirements are 1 EV space per 25 spaces so 10 EV 
spaces would be required.  Bicycle parking are 5% of the provided parking spaces so parking for 13 
bicycles would be required.  The proposed parking meets the requirements for the use and zone.   
 
The site is also transit accessible via the Main Street stations along the UTA TRAX line with stations 
within 700 feet to both the north and south of the development. 
 
 
KEY CONSIDERATIONS: 
 
Consideration 1: Request for Additional Building Height and Compatibility  
The D-1 zoning designation allows for a building height of 100-feet by-right in a mid-block location.   
Buildings in excess of 100-feet tall are allowed through the Design Review process with Planning 
Commission approval.  The primary question before the Planning Commission is related to the 
additional height being requested and if the Design Review standards are being met by the 
proposal, particularly as they relate to the massing and scale of the building.    
 
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 including a residential tower and retail elements on Main Street.  This includes large quantities 
of glass along the street-facing façade and a mid-block plaza/walkway that will help break up the 
building massing and provided additional street interaction.  The tower itself will be broken into 
different elements including a base with lobby and retail uses, a midrise amenity and a high rise section.  
These breaks 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 
addresses the Design Review standards, the proposed building meets the standards related to building 
height and massing.   
 
Staff asserts that the building height is not out of scale with the anticipated future growth and 
development in the Central Business District and is the type of development anticipated in the 
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Downtown Plan.  Accordingly, Staff recommends that the additional building height be approved by 
the Planning Commission.   
 
Consideration 2: Adopted City Plans, Goals and Policies 
Downtown Plan (2016) 
The proposed project is located within the Central Business District (CBD) which is described in the 
Downtown Plan.  It is envisioned that the CBD will continue to be defined by shopping on Main Street, 
the tallest buildings in the City and arts and cultural institutions.  The Plan recognizes the CBD as a 
growing residential community in an urban setting that includes dense apartment and condo style 
living supported by local retail, entertainment and community services within easy walking distance.   
In addition, the site is transit accessible via the Main Street Trax line with stations within 700 feet to 
both the north and south of the development.   
 
Supporting Statements in the Downtown Plan 
Specific initiatives in the Central Business District section of the plan that support the proposed use 
include the following: 

• Partner with the Redevelopment Agency (RDA) to establish new mid-block walkways.  

• Utilize design standards to create a high quality interface between public spaces and 
private buildings.  

• Maximize visual transparency into stores and vice versa.  

• Consider establishing appropriate scaled parks and open space.  

• Modify height requirements so building heights relate to street widths, shape the 
skyline and allow sunlight to filter through the space between buildings.  

 
The proposed building generally contributes to these principles by providing additional housing in a 
walkable area with easily accessible transit connections.  The abundant glass at  street level maximizes 
the visual transparency into the retail spaces as well as the building entrance and private lobby.  The 
design of the building and the materials create a quality interface between the public realm and the 
building.  In addition, this development will provide a mid-block plaza and some park space in the 
Central Business District.  These publicly accessible open spaces are lacking in the downtown area and 
were identified as a need in the Downtown Plan.  Finally, the articulation and modulation in the 
building design will help to offset the perceived massing while the shape will add to the downtown 
skyline in a positive way.     
 
Reference to the Utah Theater in the Downtown Plan 
The Downtown Plan (Page 93) includes a specific bullet point under “Central Business District 
Initiatives” under the Arts & Culture section that reads: 
 

• Repurpose the Utah Theater as a cultural facility and activity generator.   
 
Several public comments point to this as establishing a prohibition on the theater being torn down due 
to this language being included in the Downtown Plan.  First and foremost, the purpose of the plan is 
to set out a framework and guidance for establishing the aspirations outlined by the plan.  This is done 
through the establishment of specific visions, principles, goals and initiatives outlined within the Plan.  
However, the Plan itself is advisory in nature as defined in Chapter 21A.02.040 – Effect of Adopted 
Master Plans or General Plan.  This is a key point as the goals or initiatives outlined in the plan are not 
intended to be binding or prescriptive.   
 
In regard to the specific statement cited above, this was an aspirational vision or initiative and 
investigation and analysis conducted by the RDA and the Administration, it was determined that 
restoration of the theater was not feasible given the deterioration and upgrades that would be needed 
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to the structure.  Through a public process, the City negotiated with the adjacent property owner and 
entered into a contract to have the property redeveloped. The RDA agreement with the developer 
requires the provision of defined public benefits to include among others the following: 
 

1. Mid-block Walkway – the project must include a privately-maintained, publicly-accessible, 
mid-block walkway that extends into the interior of the block from Main Street.  

2. Open Space element – the project must include a park element that is privately owned and 
maintained but publicly accessible.  

3. Affordable Housing – Ten-percent (10%) of the housing units in the development must be 
affordable and available to those between 60% and 80% AMI.   

4. Historic Repurposing – The project must include the reclamation and incorporation of historic 
theater elements.  

 
The executed contracts between Hines and the RDA require the RDA's review and approval of the 
development plan and final construction documents to ensure that the RDA's requirements are being 
met. Additionally, a public easement and restrictive covenants will be recorded on the property to 
ensure the requirements are implemented in the long term. 
 
The inclusion of historic elements in the project can be seen as partially meeting the “repurpose” 
portion of the statement.  The inclusion of the mid-block walkway and open space elements will 
provide public access to the project and will help to make the site an activity generator in the Central 
Business District.   This item is discussed in more detail in the Discussion Section below.   
 
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: 

• 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) 

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

• Promote high density residential in areas served by transit.  

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

o Having a public transit stop within ¼ mile of all residents. 

• Reduce automobile dependency and single occupancy trips. 

• Encourage transit-oriented development (TOD). 

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

• Promote increased connectivity through mid-block connections.  
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The proposed project supports the initiatives listed above. It would help provide more housing into the 
CBD and add additional commercial space along Main Street.  Additional people moving into the CBD 
would increase the resident population and help to support existing businesses.    
 
 
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 CBD which is seen as an evolving 
area of urban living with an increasing residential population.  The use is in concert with the principles 
and strategies identified in the Salt Lake City Housing Plan.  
 
 
Consideration 3: Mid-Block Plaza/Walkway and Park Space Details 
The proposed development includes certain defined public benefits that must be included in the 
development per their agreement with the RDA.  These elements include the following: 
 

1. Mid-block Walkway – the project must include a privately-maintained, publicly-accessible, 
mid-block walkway that extends into the interior of the block from Main Street.  

2. Open Space element – the project must include a park element that is privately owned and 
maintained but publicly accessible.  

 
The proposed development includes a mid-block plaza/walkway element and a park space element.  
The proposed plaza will intersect with Main Street and will extend through the development between 
the Kearns Building and the residential tower.  This plaza will end at the parking structure in the rear.  
A walkway with elevator will be attached to the side of the existing Kearns Building in order to provide 
a connection to the parking structure which will include the public park element on the roof.  While 
privately owned and maintained, both the plaza and park will be publicly accessible elements.   
 
The design details of the mid-block plaza and park elements and park space are included in the 
applicant’s materials found in Attachment C of this report. The plaza/walkway and park are RDA 
requirements and not strict Planning requirements so they are not identified on the Downtown Plan.  
However, the plaza is a prominent public-facing aspect of the project that ties into the overall street 
interaction of the project and pedestrian experience at the ground level.   This interaction and 
consideration are addressed by Design Review Standards B and C.  The analysis of how these standards 
have been met can found in Attachment E of this report.    
 
Standard F of the Design Review Standards specifically addresses the design of any privately owned 
but publicly available spaces and what elements must be included in those spaces.  These details are 
included in the applicant’s materials found in Attachment C and analyzed in the Design Review analysis 
found in Attachment F  of this report.   
 
The proposed privately owned open space elements including the mid-block plaza and walkway comply 
with the applicable Design Review standards.  Staff is recommending a Condition of Approval to allow 
final verification and approval of these elements to take place during the Building Permit review stage.   
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DISCUSSION:   
The applicant is proposing a use that is allowed within the zoning district, is in concert with the 
established nature of the area and supported by the pertinent city adopted master plan documents.  
The applicant’s narrative is included in Attachment C of this report.   

The primary question before the Planning Commission is related to the additional height being 
requested and if the Design Review standards as they relate primarily to height are being met by 
the proposal.  The request for additional height is subject to meeting the Design Review standards.   
 
Based on the analysis contained in this report and in the Key Considerations, the project generally 
meets the Design Review standards, and Staff is recommending that the Design Review application 
be approved by the Planning Commission for the additional building height.  Staff is also 
recommending a condition to allow final verification of certain elements discussed herein to be 
delegated to staff for review and approval during the Building Permit review stage.   
 
 
NEXT STEPS: 
 
Design Review Approved 
If the Design Review application is approved, the applicant will be authorized to apply for all applicable 
Building and Demolition permits and to file the required applications for the parcel consolidation and  
lot line adjustments.    
 
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 has the option to submit an alternate design 
that meets the relevant standards in the Zoning Ordinance.  A building up to 100-feet in height could 
be constructed in this location as a permitted use and if it met all applicable zoning requirments, 
would not require a public hearing or Planning Commission decision.   
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ATTACHMENT A:  Vicinity & Zoning Map  
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ATTACHMENT B: Site Photographs & Existing Conditions 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 Existing buildings on Main Street and interface with Kearns Building  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Development on Main Street looking north-east  
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Development on Main Street on south side of combined parcels  
 

 
Main Street panorama of development site 
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View from 200 South looking north-east – proposed project will be 
located between the US Bank Building and Kearns Building 
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Surrounding Development and Zoning  
Surrounding properties in all directions are also zoned D1 – Central Business District.  The 
development of surrounding properties is described as follows: 
 

North – Kearns Building – office space.  The building is a listed on the National Register of 
Historic Places but is not a City Landmark site.   
 
South – Retail and restaurant space.     
 
West – Parking and the rear of uses facing 200 S including the rear of the Capitol Theater.  
 
East -  Across Main Street – various retail and commercial uses.  
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ATTACHMENT C:  Applicant’s Narrative, Plans & Project 
Renderings  
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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 and comfort for people of all abilities.
 
	 f. Asphalt shall be limited to vehicle drive aisles.

Compliance of Standard - L
 
SLC Design Review Standard is noted by the design team, and the design of the public 
spaces (including those privately owned and managed) to meet the criteria of the standards 
listed.

1. Requirement is noted; project team to protect existing street trees during construction.

2. Hardscape along Main Street within the R.O.W. to be preserved and protected during 
construction.  Team anticipates coordination with City engineer(s) if hardscape is determined 
to be removed during construction (with reinstallation following construction).  Hardscape in 
privately-owned public spaces to comply with the design review standard requirements.

SLC Design Review Standards - 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

Compliance of Standard - K

SLC Design Review Standard noted by the design team.  The hardscape and landscape 
design of the exterior amenities and circulation to comply with the City’s lighting requirements.  
(See Site/Park Design Section)

SLC Design Review Standard - 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. 

DESIGN REVIEW STANDARDS
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SLC Design Review Standard 

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. 

Compliance of Standard 

Yes 

Project Explanation 

1-2. The main entry of the proposed tower, referred to here as the Main St Apartments, is oriented 
towards the Main St sidewalk. Similar to the development pattern along Main St, the tower's pedestrian-
focused entry facade along Main St provides three prominent points of access, including entry to the 
retail space fronting Main St, entry to the residential lobby, and access to the activated grand stair 
leading to the elevated park located above the parking structure at the rear of the property. There is a 
hierarchy of the entries: the retail immediately fronts Main St with no setback; the residential lobby 
entrance steps back about ten feet from the retail face, signifying a slightly less public entrance; the 
public stair to the elevated park is accessed from Main St via an open, activated, and landscaped 
corridor plaza. 

3. Parking is located at the rear of the tower property with vehicular access via 100 South and West 
Temple. Pedestrians access the parking structure via the activated and landscaped corridor plaza.  

       

SLC Design Review Standard 

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. 

Compliance of Standard 

Yes 

GD9464
Text Box
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Project Explanation 

1. Active ground-floor uses at / near the public sidewalk include retail frontage, main residential lobby, 
and a landscaped corridor plaza with access to an elevated park. 

2. Glazing at the retail frontage is 2-stories in height, and 3-stories at the residential lobby entry. The 
glazing also wraps the corner of the residential lobby extending the transparency for pedestrians 
walking along the corridor plaza. 

3. The retail facade is delineated with pilasters breaking up the retail glazing into typical storefront 
spacing and coordinating with main street rhythm. 

4. The activated corridor public plaza provides outdoor gathering and connection to a habitable park; 
the plaza physically and visually connects the Main St public realm to the elevated park at the rear of 
the property. 

 

SLC Design Review Standard 

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. 

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. 

Compliance of Standard 

Yes 

Project Explanation 

1. The retail massing relates to the ground-level band massing of the building (170 S. Main St) 
immediately south of the project site. The retail massing also relates to the typical storefront rhythm and 
scale experienced along Main St, including along the front facade of the Kearns building immediately 
north of the property.  
The mid-rise massing portion of the building relates to several existing buildings in the Central Business 
District (CBD), including 170 S. Main St to the south and mid-rises located to the north at City Creek 
Center. 
The proposed building relates in overall height to several buildings in the CBD, including 222 S. Main 
St., however many towers within the CBD typically have a wider footprint, and associated mass, 
fronting the street. The project design proposes a more slender base and frontage towards Main St, 
maximizing pedestrian permeability and connectivity. 

2. Three street-facing amenity zones provide horizontal breaks and massing relief referenced from 
contextual building form. The front facade materials and massing are also vertically organized: a more 
solid form with punched openings at the north end of the mid-rise portion of the tower, a more light and 
transparent form floating above it in the high-rise portion of the tower, and a slender stack of balconies 
at the southeast corner emphasizing building program and scale (particularly floor-to-floor heights). 

3. In addition to the larger amenity terraces, secondary elements (balconies, vertical bays, fenestration 
and window reveals) have been incorporated into the design of each facade, emphasizing the 
residential use of the tower. 

4. The scale and ratio of doors at the ground level relate to the typical street frontage along Main St 
(storefront scale and rhythm of transparency and entry).  
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SLC Design Review Standard 

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

1. Changes in vertical plane (breaks in façade); 

2. Material changes; and 

3. Massing changes. 

Compliance of Standard 

Yes 

Project Explanation 

The lot frontage for the proposed building is less than 150 feet in width. The building width at the 
ground floor along Main St is ~115 feet; the corridor plaza is ~33 feet wide. 

1-3. Vertical breaks in the Main St facade occur over the retail space at the second level, matching the 
facade break in the adjacent building south of the subject property, and at a recessed area over the 
residential lobby space at the third level, providing another break and relief in the front facade 
experienced at the pedestrian level. Materials and massing likewise change at these facade breaks to 
further delineate the change in building program. 

 

SLC Design Review Standard 

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. 

Compliance of Standard 

Design to comply with standard 

Project Explanation 

SLC Design Review Standard is noted by the design team, and the design of the privately-owned and 
managed public spaces (activated corridor plaza and elevated park) to meet three of the above six 
elements. The team anticipates complying with elements 2, 4, and 5 at a minimum.  
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SLC Design Review Standard 

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 setbacks 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 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. 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. Shape and define rooflines to be cohesive with the building’s overall form and composition. 

b. 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. 

Compliance of Standard 

Yes 

Project Explanation 

1. The building's height and mass are broken into three groups: the podium level, emphasizing 
pedestrian activity along Main St; the mid-rise level, responding to several contextual buildings within 
the CBD; and the high-rise level, relating to the tallest towers of the SLC skyline. Amenity zones provide 
vertical relief through massing setbacks, and define each group of levels, creating a base, middle, and 
top for the building. 

2. The design's activated and landscaped corridor plaza is an extension of Main Street's midblock, 
connecting the tower from the elevated park at the rear of the property to Regent St (to the east) 
through Main St’s public realm with pedestrian, vehicular, and mass-transit circulation. As a result, this 
public space and design element provides relief (~30 ft offset) from the neighboring Kearns building to 
the north, reducing the footprint of the tower and minimizing the tower's shadow impact. The tower is 
also setback from Main St (~10 ft), aiding in massing relief to the street wall. The amenity zones 
described above provide further massing relief.  

3. Similar to several commercial buildings within the CBD, the design proposes flat roofs with glazed 
parapets terminating the high-rise curtain wall form. The project design includes a substantial green 
roof in the form of an elevated park above the parking structure at the rear of the building.  
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SLC Design Review Standard 

Parking and on-site circulation shall be provided with an emphasis on making safe pedestrian 
connections to the sidewalk, transit facilities, or midblock walkway. 

Compliance of Standard 

Yes 

Project Explanation 

Parking is located at the rear of the tower property with vehicular access via 100 South and West 
Temple. Pedestrians access the parking structure via the landscaped, corridor plaza that serves as an 
extension of Main Street's midblock, connecting the tower from the elevated park at the rear of the 
property to Regent St (to the east) through Main St’s public realm with pedestrian, vehicular, and mass-
transit circulation. 

       

SLC Design Review Standard 

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. (Subsection 21A.37.050.K.) 

Compliance of Standard 

Yes 

Project Explanation 

Service-use areas are not visible to the public and are located at rear of building, within the building, or 
within the parking structure. The rooftop mechanical units above the retail area are screened from view 
with landscaping at the third-level resident patios and at the large, community-use patio adjacent to the 
workshare space. Transformers at the parking structure are gated from public access.  

 

SLC Design Review Standard 

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. 

Compliance of Standard 

Yes 

Project Explanation 

1-3. Vertical and horizontal banding is incorporated into the retail facade design, providing signage 
opportunity for retail tenants. Signage to be coordinated with other design disciplines for design 
cohesion and to avoid conflicts with other design elements.  
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SLC Design Review Standard 

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. 

Compliance of Standard 

Design to comply with standard 

Project Explanation 

SLC Design Review Standard is noted by the design team. The hardscape and landscape design of the 
exterior amenities and circulation to comply with the City's lighting requirements. 

       

SLC Design Review Standard 

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 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 and comfort for people of all abilities. 

f. Asphalt shall be limited to vehicle drive aisles. 

Compliance of Standard 

Yes 

Project Explanation 

SLC Design Review Standard is noted by the design team, and the landscape design of the public 
spaces (including those privately owned and managed) to meet the criteria of the standard above.  

1. Requirement is noted, and the design team will plan for five (5) street trees approved by the city's 
urban forester. 

2. The design proposes hardscape for the privately-owned and managed public spaces that is different 
in size, material, and color than the existing pavers along Main St, distinguishing the project from the 
publicly-managed streetscape. 
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ATTACHMENT D:  Development Standards  

D-1 – Central Business District 
 
The subject property is located within the D-1 – Central Business District.  The purpose of the D-1 
district from Chapter 21A.30.020 follows: 

The purpose of the D-1 central business district is to provide for commercial and economic 
development within Salt Lake City's most urban and intense areas. A broad range of uses, 
including very high density housing, are intended to foster a twenty four (24) hour activity 
environment consistent with the area's function as the business, office, retail, entertainment, 
cultural and tourist center of the region. Development is intended to be very intense with high 
lot coverage and large buildings that are placed close together while being oriented toward 
the pedestrian with a strong emphasis on a safe and attractive streetscape and preserving 
the urban nature of the downtown area. This district is appropriate in areas where supported 
by applicable master plans. The standards are intended to achieve established objectives for 
urban design, pedestrian amenities and land use control. 

The modification for additional building height is being requested through the Design Review process.    
 
Applicable General Zoning Standards:   
 
D-1 Development Standards – Summarized from Chapter 21A.030.020 

Requirement Standard Proposed Compliance 

Lot Area/Lot 
Width  
 

No minimum specified  Lot Area – 21,800 
square feet 
Lot Width – 114 
feet (north) and 
125 feet (south) 

Complies  

Front & 
Corner Side 
Yards 

No minimum yard required; 
however, no yard shall exceed 
5-feet except as authorized 
through the Design Review 
process.   

Front setback 
proposed at 10 feet 
for lobby entry 

Does not 
comply. 
May be 
approved by 
Planning 
Commission 
through 
Design 
Review 

Interior Side/ 
Rear Yard 

None required NA NA 

Maximum 
Height 

Mid-block areas – maximum of 
100 feet in height unless 
additional height is authorized 
through the Design Review 
process.   
 

Approximately 
368-feet tall with 
an additional 24-
feet included for 
rooftop 
mechanical 
equipment and 
elevator overruns. 
The total height of 
the building will be 

Does not 
comply. 
May be 
approved by 
Planning 
Commission 
for additional 
height 
through the 
Design 
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approximately 392 
feet.   
 

Review 
process 

–Right of Way 
Landscaping  

Landscaping along sidewalks 
required. Must be set back a 
minimum of 2-feet from back of 
street curb and located in 
conformance with any adopted 
beautification plan.   

Street trees to be 
retained and 
additional 
provided in 
conjunction with 
Urban Forester 
 

Complies  

Design 
Standards  

The D-1 zone requires that the 
following design standards 
found in Chapter 21A.37 be met.   
 
Ground floor glass – 60% 
required when the project is 
within the Main Street retail 
core.  Glass is measured from 3 
to 8 feet above grade and must 
provide unhampered and 
unobstructed visibility into the 
building for a depth of at least 5 
feet (21A.37.050.C) 

The details 
provided by the 
applicant show 
that the ground 
floor glass included 
in this range is 
approximately 
70%.  
 

 

Complies 

Off-Street 
Parking 
Requirements  

Parking requirements in the D-1 
zoning district are as follows: 
 
Residential: ½ parking space 
per dwelling unit 
 
Commercial:  No spaces 
required up to 25,000 square 
feet usable floor area.  
 
The commercial use would be 
exempt from additional parking 
as it is approximately 8,400 
square feet in size.  The 400 
residential units would require 
200 parking spaces total.  
 
EV parking requirements are 1 
EV space per 25 spaces so 10 EV 
spaces would be required.   
 
Bicycle parking are 5% of the 
provided parking spaces so 
parking for 13 bicycles would be 
required.   
 

The proposed 
parking  garage 
includes a total 
262 parking 
spaces.  There are 
185 regular spaces 
provided for 
residents as well as 
6 ADA compliant 
spaces and 11 
spaces for electric 
vehicles.  Bicycle 
parking is being 
provided at the 
ground level and 
there is space for 
13 bicycles.  An 
additional 60 
parking spaces are 
reserved for the 
neighboring 
Kearns Building.  
The current 
parking garage 
which is being 
replaced currently 
provides parking 
for that building.  

Complies 
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ATTACHMENT E: Analysis of Design Review Standards  

DESIGN REVIEW STANDARDS  

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

Complies The intent of the D-1 – Central 
Business District found in Chapter 
21A.30.020 speaks to a broad range 
of uses being allowed and desired in 
the zoning district with an emphasis 
on the pedestrian experience and the 
commercial aspects of the zone. The 
zone recognizes that development 
will potentially be intense and 
include large buildings with high lot 
coverage in a densely developed 
area.   
 
Multi-family residential uses are 
allowed and commercial uses are 
required in the Main Street retail 
core at the first floor level.  
Commercial uses could include 
retail goods establishments, retail 
service establishments or 
restaurants, public service portions 
of businesses, department stores, art 
galleries, motion picture theaters or 
performing arts facilities. 
 
The proposed multi-family housing 
is a permitted use in the D-1 zone.  
The height and scale of the proposed 
development is appropriate and 
reasonable given the context of the 
site.  The project also includes 
approximately 8,400 square feet of 
commercial space along Main Street.  
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The tenants are not yet defined but 
there are a number of uses that could 
take place within the commercial 
space.  
 
The proposed use complies with the 
applicable master plans and City 
policies as discussed in the Key 
Considerations section of this 
report.   
 

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.  

 Complies 
 
 

The project is oriented toward Main 
Street is sited close to the sidewalk as 
required within the D-1 zone.  This 
includes the retail space along Main 
Street which is set back 5 feet from 
the sidewalk.  The main residential 
lobby entrance is set back 10 feet 
from the sidewalk which helps to 
separate and delineate the public vs 
private spaces in the project.  The 
mid-block plaza faces Main Street 
and allows pedestrians to access the 
elevated park in the rear of the 
development. 
 
The entrances do not face a parking 
lot.  The parking is located within a 
parking garage that will be located in 
the rear of the building as required.  
 
This standard has been met.  
 

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. 

 

Complies – 
Verification 

during 
Building 

Permit Review  

The building has been designed with 
considerable street level glass and a 
connection to Main Street as 
required in the D-1 zone and Main 
Street Retail Core.  This includes the 
required commercial and retail 
space along Main Street.  The front 
façade of the retail portion of the 
project includes 70% glazing at a 
height of 3 and 8 feet above grade.  
The glazing is approximately 2 
stories in height.  At the lobby 
entrance, the glazing is 3 stories in 
height.  The lobby include additional 
transparency in order to extent the 
transparency.   
 
The retail space is intended to 
continue the established pattern and 
rhythm along Main Street and 
includes typical storefront elements.   
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Details on the mid-block plaza and 
private park elements provided by 
the applicant can be found in 
Attachment C of this report.   
 
Based on their location, they achieve 
item 4 of this standard and will 
provide a direct visual connection to 
Main Street.   
 
Final review of Standard 4 will be 
delegated to staff for verification 
during the building permit review in 
conjunction with the details 
required in Standard F.  
 

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. 

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. 

 

Complies The applicant’s narrative found in 
Attachment C further articulates 
how this standard is being met.   
 
1. The retail elements of the 
proposed building will be in 
harmony with the existing retail 
spaces along Main Street and will 
continue the established rhythm.  
The residential tower itself will be 
taller than immediately adjacent 
buildings such as the Kearns but will 
relate to the size and scale of other 
buildings in the CBD.  The applicant 
points out that other tall buildings 
typically have a wider base and mass 
along the street while this tower is a 
thinner or slender in design.   
 
2.The building is well modulated 
and uses different amenity zones to 
create breaks in the building and the 
perceived massing.  This includes 
the mid-rise amenity deck as well as 
a variety of openings including 
balconies that help to create solids 
and voids in the design which helps 
to reduce the perceived massing.    
 
3. The building includes large 
amenity terraces, balconies and 
windows on all sides that help break 
up solid surfaces and to create visual 
interest.  
 
4. The ground-level façade facing 
Main Street is intended to integrate 
into the rhythm and flow of the 
existing retail space along the street.   
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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. 

Not Applicable Does not apply. The total length of 
the property frontage along Main 
Street is approximately 125-feet so 
the façade does not exceed the 200-
feet dimension.  
 

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. 
 

Complies – 
Verification 

during Building 
Permit Review 

The privately-owned public spaces 
include both a mid-block plaza and 
roof-top park amenity on the 
parking garage.  The “Design 
Review Responses” narrative 
included a notation that the design 
will meet three of the required six 
elements with elements 2, 4 and 5 
met at minimum.  Additional details 
on the design of the mid-block plaza 
and park element can be found in 
the applicant’s materials in 
Attachment C.  This item is also 
discussed in the Key Considerations 
section of this report in 
Consideration 3 - Mid-Block 
Walkway (Plaza) and Park Space.   
 
The proposed plaza and park spaces 
comply with these standards as 
proposed.  Final review will be 
delegated to staff for verification 
during the building permit review 
stage of the project.  
 

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. 

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: 

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

The building is broken into 3 distinct 
sections to help minimize the 
perceived building massing to 
minimize negative impacts.  The 
design includes a podium level  with 
retail and common space functions, a 
midrise level and a high rise level.  
The high rise level is intended to 
relate to other tall buildings in the 
CBD and contribute to the City’s 
skyline. The net effect of the design 
also creates a building with a distinct 
base, middle and top and creates 
natural steps within the building.   

The building includes horizontal step 
backs through the mid-block plaza 
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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. 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. 

element, thereby eliminating a 
massive single plane along the street-
facing elevation. The residential 
lobby will be set back 10 feet as 
requested through the design review 
process.  This will also help reduce 
the massing along the front.  In 
combination with the setback 
residential lobby, the plaza will 
provide a break between this 
building and the Kearns Building to 
the north which will help alleviate 
the shadowing on neighboring 
buildings.  The applicant has 
included a shadow study in their 
application materials found in 
Attachment C.  Shadowing will be 
substantial but not unexpected given 
the height of the building.  This is a 
common and expected condition in 
the CBD with any tall building.   

The building terminates at a flat 
roof and includes glazed parapets 
at the top which is similar to other 
designs in the CBD.  As such, the 
building relates to others in the 
CBD.   

The development includes a park 
element on the parking garage roof 
so will meet the green roof/roof 
deck standards.   
 
Staff finds that these standards have 
been met.   

 
H. Parking and on-site circulation shall 
be provided with an emphasis on making 
safe pedestrian connections to the 
sidewalk, transit facilities, or mid-block 
walkway.  
 

Complies  The project incorporates parking in  
a garage in the rear with vehicular 
access from both 100 South and 
West Temple.  The public sidewalk 
will run along the front of the 
project on Main Street and mid-
block plaza will connect through the 
project to parking garage and park 
feature.  Safe circulation into and 
through the site and to nearby 
transit connection will be 
accommodated.  This standard has 
been met.  
  

I. Waste and recycling containers, 
mechanical equipment, storage areas, 
and loading docks shall be fully screened 
from public view and shall incorporate 

Complies Building service areas will be 
located either in the rear of the 
building, in the building or in the 
parking structure.  Landscaping will 
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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.) 
 

be used to screen mechanical units 
in some areas and transformers will 
be located in the parking garage and 
will be gated to prevent public 
access.  This standard has been met.  
 
 

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. 

 

Conditional of 
Approval  

 Verification 
during Building 
Permit Review 

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.   
 
The retail façade design will be 
configured in a way with banding 
that will allow for signs for retail 
tenants.  The tenants are not yet 
defined.   
 
Staff is recommending as a 
condition of approval that 
signage must be provided 
that states the mid-block 
plaza and park space are 
open to the public.   
 

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. 

 

Condition of 
Approval  

Verification 
during Building 
Permit Review 

The Design Standards in Chapter 
21A.37 specify that lighting must 
not trespass onto adjacent 
properties.  This standard 
includes provision for exterior 
building lighting and parking 
lots.  Neither would apply in this 
case as the exterior provision 
does not apply to the D-1 zone 
and the parking is contained 
within a structure.   
 
However, the applicant has 
indicated that their lighting 
would support the standards 
found in this section and has 
asserted that “The hardscape and 
design of the exterior amenities 
to comply with the City’s lighting 
requirements”.   This will be 
included as a condition of 
approval.  Compliance with this 
standard will be verified at the 
building permit stage.  
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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. 

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 and comfort for people 
of all abilities. 

f. Asphalt shall be limited to 
vehicle drive aisles. 

Condition of 
Approval  

 
Verification 

during Building 
Permit Review 

  
 
 
 
 
 
 
 
 
 
 
 

There are currently existing street 
trees located along Main Street.  
Plans show a tree protection plan to 
retain these trees.  The applicant’s 
narrative indicates that a total of five 
(5) street  trees will be included 
along Main Street with approval 
from the City’s Urban Forester. 
Existing trees that are removed will 
be subject to replacement.   
 
Hardscape details for the privately 
owned and managed public areas 
will be distinguished from those that 
exist along Main Street in order to 
differentiate the project’s private 
spaces from the public streetscape.  
 
The mid-block plaza details are 
unclear as to the number of trees 
that will be provided.  As this will be 
privately owned public space, the 
trees are not subject to requirements 
from the Urban Forester. However, 
staff suggests that the applicant 
consider how flow and consistency 
between this pedestrian element and 
that experienced on Main Street 
could be maintained when designing 
the landscaping for the plaza.   
 
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.   
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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 
Downtown Community Council and Downtown Alliance on March 8, 2021.  

• Staff sent an early notification announcement postcard about the project to all residents and 
property owners located within 300 feet of the project site on March 8, 2021.  The mailed notice 
included project details, that recognized community organizations were aware of the proposal 
and included information on how to access the online open house and 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 March 8, 2021 and ended on April 26, 2021.   

• Staff and the applicant attended an online meeting of the Downtown Alliance Development 
Committee held on April 7, 2021.  

• The 45-day recognized organization comment period expired on April 26, 2021.       

Public Hearing Notice:  

• Public hearing notice mailed: July 1, 2021 

• Public hearing notice sign posted on property: July 1, 2021 

• Public notice posted on City and State websites & Planning Division list serve: July 1, 2021 
 

Public and Recognized Organization Comments:  
The Downtown Alliance submitted a formal letter dated April 15, 2021 recommending approval of the 
project.  A copy of that letter is included on the following page of this report.   

To date approximately 90 public comments have been submitted to staff via email in relation to the 
proposal.  The majority of comments received were in opposition to the project based on the removal 
of the historic Utah Theater and the redevelopment of the site for apartments.  The combined redacted 
public comments received via email can be found on the following pages of this report.   

Many of the comments received by staff cite opposition to previous actions taken by the RDA, 
Administration and City Council in relation to the disposition of the Utah Theater property.  Staff’s 
response is that these issues are outside of the scope and purview of the Planning Division and 
Planning Commission and do not relate to the application for Design Review being considered by the 
Planning Commission. The Planning Commission and Staff are charged with reviewing and applying 
the Planning standards applicable to the project under consideration.  

 

 

 



April 15, 2021

Salt Lake City Planning Division
ATTN: David Gellner
451 South State Street, Room 406
Salt Lake City, Utah 84111

RE: File PLNPCM2021-00024 | 150 Main Street Apartments - Design Review Comments

Planning Division,

Per the request from David Gellner, we offer the comments below regarding the design
review for the 150 South Main Street Apartment project.

We support the proposed design for 150 Main Street Apartments as proposed in file
PLNPCM2021-00024. We sought input from over 50 downtown stakeholders. We shared
the design proposal with the Downtown Alliance board and relevant committees. None
objected to the proposed plans. Some lauded the quality of the design and the positive
impact on Main Street and the neighborhood. Below is a summary of relevant Alliance
comments.

Height: We support the proposed plan for a 296-foot building. We believe the design
contributes positively to the city skyline and that the housing density is a positive addition
to downtown. The outdoor common area on floors 21 and 22 are a dramatic amenity that
will attract residents and workforce talent to live downtown.

Lobby entrance setback: We support the proposed lobby entrance setback and believe that
it appropriately prioritizes public access to the planned retail entrance, which has no
setback.

Affordable housing: We understand that the proposed 40 units of affordable housing
meets the requirements set forth in the sales agreement. We applaud all additions to
affordable housing stock.

Pantages Park: We understand that a design for the Pantages Park feature on top of the
parking deck is not being reviewed at this time and that a separate petition will be
submitted later. Downtown does not currently have adequate park and greenspace. We
welcome the addition of publicly accessible greenspace.

THE DOWNTOWN ALLIANCE ★ 201 S. MAIN STREET, #2300 ★ SALT LAKE CITY, UT 841111 ★ 801.359.5118 ★ DOWNTOWNSLC.ORG



The Downtown Alliance acknowledges community members’ sentiment for the Pantages
Theater that once operated at this location and shares their affection for the history of this
site. We appreciate the project developers’ plans for incorporating some of the remnants of
the theater in the project design.

We commend Dwell and Hines for their attention to the surroundings and their solutions
for a very challenging development site.  We believe the project contributes positively to
downtown and the capital city.

Best regards,

Dee Brewer
Executive Director, Downtown Alliance
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Gellner, David

From: Casey McDonough < >
Sent: Monday, April 19, 2021 1:28 PM
To: Gellner, David; Mayor; Walz, Danny; Wharton, Chris; Fowler, Amy; Rogers, James; Johnston, Andrew; 

Mano, Darin; Dugan, Dan; Valdemoros, Ana; SLCAttorney; ; Casey 
McDonough

Subject: (EXTERNAL) Re: Public Comment - 150 S Main Street Apartments...

Importance: High

Follow Up Flag: Follow up
Flag Status: Flagged

David, 
 
The following are my public comments about the proposed 150 S Main Street Apartments Design Review application 
currently in the Open House phase: 
 

1. When weighing this proposed development against what is being lost for it, I believe it is a bad decision for our 
City.  The loss of the Utah Pantages Theater, a theater with arguable more historic relevance than the Capital 
Theater and on every measure, which in itself is saying something.   I believe the Planning Commission has the 
authority and powers to stop this development because they are tasked with ensuring applications but to them 
conform with general plan conformity.  The Plan Salt Lake Master Plan, adopted in December 2015, the result of 
81 events and 3,3035 comments received after 43 public meetings held at 43 locations held across the City, was 
not small feet to understand where the citizens of Salt Lake wanted our City to go moving into the future.  That 
plan has a list of guiding principles.  Principal 2 calls for growing responsibly.  Is it responsible growth to lose 
irreplaceable historic buildings with more than 100 years of social, cultural, and historical context, connected 
not only to our City but to the State, Intermountain West, our Nation, and even the world?  Principle 4 calls for a 
mobility network that is safe providing real choices and connecting people with places.  The RDA and 
developer’s assertion that this project will provide a mid‐block walkway is not true and what is being proposed 
which is flights of stairs and elevators to a in affect land locked open space on a parking garage, does not meet 
the intent of this principal.  Principal 5 and 6 and 7 call for air that is healthy, to minimize our impact on the 
environment and protecting the natural environment.  It is a long understood, but not often talked about fact, 
that historic preservation and keeping, reusing, and restoring buildings, historic or not, reduces our impact on 
the environment on all fronts.  Principal 8 calls for a beautiful city that is people focused.  Can a retail and 
residential tower that would replace a building that could be used like the Capital and Eccles Theaters are used, 
bringing people together from every race, religion, and economic class together to have a shared experience 
together?  Principal 9 calling for maintaining places that provide a foundation for the City to affirm its past is an 
easy continuation of the last principal.  Saving and restoring the Utah Pantages Theater maintains a more than 
100‐year‐old theater that connects people to out past, a past of shared experience through multiple 
generations, a past connected to our City, State, Nation, and beyond.  Principal 10 wants vibrant, diverse, and 
accessible artistic and cultural resources that showcase the communities long standing commitment to a strong 
creative culture.  The proposed development falls short on every front in this regard, a saved and restored 
theater can only meet this goal.  Principal 13 calls for a local movement that is responsive and transparent.  The 
current deal, created and negotiated mostly behind closed doors, in conflict with not only the RDA’s own 
strategic goals, but the specific call to save and repurpose the Utah Pantages Theater called for in the 
Downtown Master Plan adopted in 2016, the same year our wonderful Eccles Theater opened.  As I research and 
read City plans, I find more and more evidence that the proposed development is measured as less of what the 
residents of Salt Lake City want, and saving and restoring the Utah Pantages Theater is more of what they 
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want.  You have the authority and power to stop what too many cities now can only lament for their lack of 
wherewithal and foresight, the loss of irreplaceable historic buildings like the Utah Pantages Theater.  You now 
consider a decision like those in City government weighed when they considered the fate of our City & County 
Building.  I are fortunate I don’t have to look back and wonder why they concluded the City & County Building 
wasn’t worth it, didn’t have any parking, was too expensive to save and restore, that it’s history on so many 
fronts was just not that important, and that I would get so much more if I just tore it down and replaced 
it.  Please don’t make the mistake of believing this is anything less and do not approve this application for all 
these reasons, and all the reasons I outline as follows. 
 

2. The public information sheet outlines that the proposed project will include 40 affordable housing units but 
gives not details about what type of units are being provided and what “affordable” exactly means.  The 
simplest meaning of “affordable” is “inexpensive or reasonably priced.”  Without a true understanding about 
what this means, how can the City expect the public to make any meaningful comments about it. 
 

3. The public information sheet states that the building will include a mid‐block walkway.  However, the drawings 
don’t show a mid‐block walkway as defined by City code.  The Park & Mid‐Block Exhibit look to show six flights of 
stairs leading from Main Street to the top of the parking garage, then parking garage stairs and elevators at the 
parking garage corners leading to points unknow.  The Planning Commissions own mid‐block walkway design 
guidelines call for connectivity with “physical connections through city blocks.”  Multiple flights of stairs leading 
up to a space where you then go down flights of stairs in a parking garage or a parking garage elevator is not a 
mid‐block walkway.  The developers Design Review materials don’t even call the access a mid‐block walkway 
and use the term mid‐block plaza.  This is not what the developers and City have been telling the public was 
going to be provided.  The developers and City have been telling the public they are getting a mid‐block 
walkway.  What these plans show seems to be a bait and switch on the park off the developers and the City 
telling the public they will be getting a mid‐block walkway when they actually are not. 
 

4. The public information sheet states that the building will include a park amenity on the separate parking 
structure.  The Park & Mid‐Block Exhibit show a green space on top of a parking garage, but what is shown has 
not real detail and looks much more sparce than anything the developers or the City has shown the public.  The 
City code requires certain information for site plan review when it is deemed complete.  One of those 
requirements is landscape plans subject to other standards in the code that include numerous and detailed 
information that is missing from the information presented to the public.  One can only assume the City deemed 
this Design Review application complete which is why it reached the public comment phase, because if that 
were true, there would be the code required landscaping plan and information included here so the public could 
comment on it.  Furthermore, what is being provided is not a park.  It will be a limited access publicly accessible 
space, with time and place restrictions.  That means even if I concluded what is not a mid‐block walkway was 
used as one, I will only be able to use it during limited hours.  This realization is another bait and switch to the 
public by the City and the developers. 
 

5. This project and its proposal to demolish the historic Utah Pantages Theater is in direct conflict with the 2016 
City adopted Downtown Master Plan.  That plan specifically calls to “Repurpose the Utah Theater as a cultural 
facility and activity generator.” That same master plan makes no such mention of any other building as it does 
for saving the Utah Pantages Theater.  That mandate made by the people of Salt Lake City after widespread 
public input affirms that I must save and restore the theater.   This is further evidenced by the code requirement 
that this development have general plan conformity, meeting the objectives and policies of the adopted plans, 
which this proposal does not meet. 
 

6. Saving and restoring the theater meets the most basic terms of the site plan review purpose statement 
items.  A. calls for a project’s compatibility with its environment and with other land uses and buildings existing 
in the surrounding area.  The historic Capital Theater, Kearns Building, Daft Block, Walker Center,  Continental 
Bank Building, Bamberger Building, and Eagle Emporium area all nearby.  The Capital Theater and Kearns 
Building are adjacent to the Utah Pantages Theater.  The context of this new tower is misplaced and more out of 
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context from its environment than in‐line with it.  The Capital Theater and Eccles Theater make the location of 
the Utah Pantages Theater much more compatible with its environment than a retail and residential 
tower.  Purpose statement C. calls for the quantity, quality, utility, size, and type of a project’s required open 
space area and proposed landscaping improvements.  But there is little specific information in the application to 
determine if that is being met or not.  Purpose statement D. calling for the quantity, quality, utility, and type of a 
project’s required community facilities fails for all those same reasons.  
 

7. There seems to be nothing in the Design Review application materials addressing the code required standards 
for site plan review that require the police and fire departments review of the site plan to determine adequate 
access or other aspects of public access.  The space on the parking garage looks to be a dead‐end space, and 
even if lighted would create a possible dangerous space.  The public wants to know how those concerns would 
be mitigated but the application doesn’t seem to address it at all, even with it is a requirement of the applicant 
in the code. 
 

8. The application seems to be missing any real information about the changes to the property lines, to easements 
with the Capitol Theater and their loading dock access, etc.  The code required the application to include the 
boundaries of the subject property, all existing property lines, setback lines, etc. but seems to include a 
convoluted representation of what existing or proposed property lines are and will be. 
 

9. The understanding is that this application is being phased, but there is not real information in the open house or 
application letting the public know what that means.  There also seems to be not code specific information 
about the City’s authorizing a phased application and only text about what constitutes a complete 
application.  How can the public give meaningful comment on an application that seems incomplete on many 
fronts, possible others the public hasn’t highlighted?  How can the public trust their government when multi‐
billion‐dollar developers look to have an advantage that other don’t when submitting applications like this 
one?  How can the Planning Commission make informed decisions when they are making those decisions with 
what someone at the City has deemed a complete application, but to the public obviously is incomplete?  If only 
for the fact that this application is being phased in some unknows or unclear way, which means any decision at 
any phase will never be a truly informed one, not for the Planning Commission, but most importantly for the 
public. 
 

10. This application is the result of a purchase and sale agreement made by the RDA with the developers.  That 
purchase and sale agreement includes numerous public amenities that this application lacks some or any 
meaningful details about.  A bait and switch that the City and the public would get a mid‐block walkway when 
that is not what is being provided.  So little information about a limited access and restricted public space on the 
parking garage, that to believe the public could give any relevant comment on would be laughable if it were not 
alarming.  No mention of theater artifacts that are to be salvaged and repurposed as part of that purchase and 
sale agreement, and the RDA’s promise to the public.  No easily understood information about what public 
housing is being provided and what affordable means.  To understand even the types and number of each type 
of units one has to know to look at certain floor plans and calculate that for themselves.  Without these details, 
can the public give their input under the spirit of the code?  Without these details, can the planning staff and the 
Planning Commission even know if they have a complete application.  Without all that and everything else 
outlined in these comments, is an y conclusion really a valid one without significant legal liability for the City at 
large?  Doesn’t the Planning Commission have a responsibility to ensure the application includes everything the 
developers are required to give the city as part of the purchase and sale agreement?  There are far too many 
questions and not nearly enough answers. 

 
For all the reasons I have commented on, this application should not proceed until a complete application is received, 
also addressing any phasing, also addressing all waivers or exceptions being given to the applicant and the reasons 
why.  Even if a complete application is received with all the details I’ve made comments about, it should simply be 
deemed unacceptable and not approvable for its clear, obvious, and specific conflict with the requirement of the 
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Downtown Community Master Plan that in affect prohibits the demolition of the Utah Theater and requires it be saved 
to be repurposed and used as an activity generator. 

 
Casey O’Brien McDonough 

 
Salt Lake City, Utah 84102 
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Gellner, David

From: Save The SLC Pantages Theater >
Sent: Sunday, April 25, 2021 2:01 PM
To: Gellner, David; Mayor; Walz, Danny; Wharton, Chris; Fowler, Amy; Rogers, James; Johnston, Andrew; 

Mano, Darin; Dugan, Dan; Valdemoros, Ana; SLCAttorney
Cc: ; Casey McDonough
Subject: (EXTERNAL) Public Comments for 150 S Main Apartments Design Review Application Petition 

PLNPCM2021-00024

Follow Up Flag: Flag for follow up
Flag Status: Completed

Hello, 

These public comments are in reference to 150 S. Main Street Apartments Design Review Application and Petition 
PLNPCM2021‐00024. 

 

Dear Mr. Gellner, 

 

We don’t know each other and we’ve never met, but you strike me as a very reasonable man. You and the rest of the 
Planning Commission currently have an awesome responsibility and opportunity before you. It is the role of the Planning 
Commission to exist outside of politics, outside the mayor, outside the city council. Your role is to the people, the 
community, and the future of what is best for Salt Lake City. Your role is to follow the City Master Plan as put forth by 
the voters and fulfill the grand vision for the betterment of Salt Lake and create the reality we are all dreaming of 
building. I'm very certain that you personally don't take this responsibility lightly and I thank you for your thoughtful and 
very serious dedication to your position. It is an honor to message you today about our treasured Utah Pantages 
Theater.  

 

No matter how you slice it, this current proposal from Hines/LaSalle to destroy the theater and replace it with luxury 
apartments is a colossal failure for our community and the people of Salt Lake City. Everyone loves our theater and in 
the last two years, I have heard from hundreds of people directly not only about their personal stories with the theater, 
but how excited they are to see it saved and reopened for the enjoyment of the entire state of Utah. Not only does this 
deal destroy our theater, but it was a deal put together behind closed doors where a company that manages nearly $150 
billion in real estate holdings steals a theater that is a historical and national treasure for $0. You and the Planning 
Commission have a direct responsibility to stop this deal, deny their zoning and height variance, and protect an 
irreplaceable artistic and cultural treasure. Their project can be built a dozen different places downtown instead but we 
only have one theater which is really unparalleled across all of America. It can never be replaced It is one of the oldest 
and most grand movie palaces ever built and if lost would be something Utah and Salt Lake City would never recover 
from. It's hard to describe how massive of a failure that would be for all of us.  
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Gellner, David

From: Carter Dowd >
Sent: Monday, July 5, 2021 8:37 AM
To: Gellner, David
Subject: (EXTERNAL) 150 S Main Street Appartments

Hi David,  
 
I hope you are doing well. Just wanted to send a quick note saying I am a big fan of the 150 S Main Street proposal. It will 
help downtown and Main St in particular feel much more urban and should increase foot traffic to businesses 
downtown. I hope to see it built as soon as possible.  
 
Best, 
Carter  
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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: 

Zoning Review – Alan Hardman 
This project came to a DRT meeting on 2/10/2021 (DRT2021-00033) and received zoning 
comments. The project will also require the consolidation of two parcels.  
 
DRT Meeting Comments: 
D-1 Zoning District / Downtown Main St Core Overlay. This proposal is for a 31 story 392 feet tall 
apartment building with 400 apartment units, 8,400 SF of retail and 261 parking spaces in a separate 
parking structure. The building will exceed the 375-foot maximum height allowed. The project will 
require lot consolidation of 2 separate parcels and Design Review. 
• Demolition permits will be required for the removal of the existing buildings (see 18.64 for 
demolition provisions). 
• See 21A.36.250 for demolition and new construction waste management plan requirements. The 
Waste Management Plans shall be filed by email to the Streets and Sanitation Division at 
constructionrecycling@slcgov.com at the time of application for permit. Questions regarding the 
waste management plans may be directed to David Johnston at 801-535-6984. 
• See 21A.36.250 for a permanent recycling collection station for buildings constructed after 1995. 
• This proposal will need to be discussed with the building code personnel. 
• 21A.30.020 for the general and specific regulations for the D-1 District. 
• 21A.37.060 for the design standards for the D-1 District. 
• The Lot Consolidation and Design Review applications are to be initiated with the Planning 
Division from the planning website. 
• Any public way encroachments will need to be discussed with the SLC Real Estate Division in Room 
425 at 451 S. State Street. Phone 801-535-7133. 
• Provide a completed Impact Fee Assessment worksheet. 
• See 21A.48 for all landscaping requirements. 
• See 21A.44 for parking and maneuvering layout. 
• Signage requires separate approval and sign permit. 
Alan Hardman 
Senior Development Review Planner 
 
Building Review 
All construction within the corporate limits of Salt Lake City shall be per the State of Utah adopted 
construction codes and to include any state or local amendments to those codes. RE: Title 15A State 
Construction and Fire Codes Act. 

 
Engineering – Scott Weiler 
Any work proposed in the public way of Main Street requires design review, approval and a public 
way permit from SLC Engineering. 
 
Transportation – Michael Barry 
The parking calculations (on sheet 24 of the 2021 03-03 Hines – 150 S. Main – Design Review 
Resubmittal) appear to be sufficient, although no calculations were provided for the required loading 
berths (see 21A.44.080 for loading berth requirements); the applicant should provide loading berth 
calculations. The parking calculations indicate six ADA parking spaces are required and only three 
were shown on the plans, however, not all of the parking levels were shown. No parking layout 
dimensions were provided; parking space and aisle widths must meet SLC standards (see 
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21A.44.020). No details were given on the type of bike racks to be provided; the bike racks must meet 
SLC standards (see http://www.slcdocs.com/transportation/design/pdf/F1.f2.pdf). The EV parking 
spaces shall be signed in a clear and conspicuous manner, such as special pavement marking or 
signage, indicating exclusive availability to electric vehicles; the applicant should provide details of 
signage and/or pavement markings. The plans should show that the sight distance requirements are 
being met as the driveway crosses the sidewalk; a ten foot sight distance triangle is required at the 
back of the sidewalk. 
 
Salt Lake City Urban Forestry  
Further review will take place during the Building Permit review to ensure compliance with Salt Lake 
City requirements for street trees.  
 
Sustainability  
No comments or concerns.  
 
Fire – Douglas Bateman 
All provisions from building and fire codes related to high rise building shall be met, including 
aerial apparatus access, fire access roads to within 150-feet of all ground level exterior portions 
and water supply/hydrant locations. Alternate Means and Methods applications may be 
necessary to meet fire access roads with increase in sprinkler density of 0.05 gpm/square foot. 

DRT Meeting Comments: 

Fire Department Connection shall be located on street address side of structure and shall have 
fire hydrant located within 100-feet 
*Fire access roads shall be provided to within 150-feet of all ground level exterior portions of 
structure. AMM shall be submitted for increase in sprinkler density of 0.05 gpm/sq ft above the 
required occupancy density and provide automatic smoke detection in common and public 
spaces. 
*Aerial apparatus shall be provided that meets the requirements of FIC D 105. If cannot provided 
submit AMM to meet one of the exceptions created by Fire Prevention Bureau 
*Requirements for High Rise out of IBC 403 shall be met 

  

  

  

Public Utilities – Jason Draper & Nathan Page 
The following comments are provided for information only and do not provide official project 
review or approval. Comments are provided to assist in design and development by providing 
guidance for project requirements. 
• The proposed work will need a building permit and utilities development permit. 
• All unused water and sewer services must be capped at the main. 
• 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 meet horizontal and vertical clearance requirements. Water and sewer lines 
require 10 ft minimum horizontal separation and 18” minimum vertical separation. Sewer must 
maintain 5 ft minimum horizontal separation and 12” vertical separation from any non-water 
utilities. Water must maintain 3 ft minimum horizontal separation and 12” vertical separation 
from any non-sewer utilities. 
• Utilities cannot cross property lines without appropriate easements and agreements between 
property owners. 
• Site utility and grading/drainage plans will be required for building permit review. 
• Main street utilities are extremely crowded. Any encroachment requests will likely be denied 
by public utilities. 
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DRT Meeting Comments: 
All utility design and construction must comply with APWA Standards and SLCPU Standard 
Practices. 
All utilities must be separated by a minimum of 3’ horizontally and 12” vertically. Water and 
sewer lines require 10’ minimum horizontal separation and 18” minimum vertical separation. 
Parcels must be consolidated prior to permitting. 
Please submit site utility and grading plans for review. Other plans such as erosion control plans 
and plumbing plans may also be required depending on the scope of work. Submit supporting 
documents and calculations along with the plans. 
A Public Utilities Demolition Permit through the Public Utilities Contracts office at 1530 South 
West Temple, will be required for this project. This is a separate permit from the Building 
Demolition Permit. 
There is an existing 12”DIP water main in Main St. There is an existing ¾” water service to 156 
that will need to be reused per current code or killed at the main. 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. 
There is an existing 8” sewer main in Main St. The laterals on site are older than 50 years old, 
they may only be reused if they can pass a video inspection. Your plumber will need to get a 
permit from public utilities in order to do a TV inspection. Any unused sewer laterals will need 
to be capped at the main. 
An exterior, below-grade grease interceptor is required for this application. Plumbing fixtures in 
the kitchen must be treated to remove solids and grease prior to discharge to the sanitary sewer. 
The interceptor must be sized by a licensed design professional. A 4ft diameter sampling 
manhole must be located downstream of the interceptor and upstream of any other connections. 
Covered parking area drains and workshop 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. 
Applicant must provide fire flow per IBC Table B105.1(1&2) in Appendix B, culinary water, and 
sewer demand calculations to SLCPU for review. The public sewer and water system will be 
modeled with these demands. The expected maximum daily flow (gpd) from the development 
will be modeled to determine the impacts on the public sewer system. If one or more sewer lines 
reaches of the sewer system reach capacity as a result of the development, sewer main upsizing 
will be required at the property owner’s expense. If the water demand is not adequately 
delivered by the main, then a water main upsizing will be required at the property owner’s 
expense. Required improvements on the public water and sewer system will be determined by 
the Development Review Engineer. A plan and profile of the new main(s) 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. Sewer system modeling is required for projects between West 
Temple and 900 East and South Temple and 400 South. Sewer Main upsizing is likely for this 
area. 
Site stormwater must be collected on site and routed to the public storm drain system. 
Stormwater cannot discharge across property lines or public sidewalks. 
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. 
The existing streetlights on Main St will be required to remain lit during construction. If 
damaged the contractor will be required to fix the streetlight. 


