Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission
From: Aaron Barlow, Principal Planner, aaron.barlow@slcgov.com, 801-535-6182

Date: November 16,2022
Re: PLNPCM2022-00708 & PLNPCM2022-00709 — SPARK! Mixed-Use Development

Design Review & Planned Development

PROPERTY ADDRESS: 1500 West North Temple

PARCEL ID: 08-34-476-017-0000

MASTER PLAN: North Temple Boulevard Plan

ZONING DISTRICT: TSA-MUEC-C Transit Station Area Mixed-Use Employment Center Core
COUNCIL DISTRICT: District 1, Victoria Petro-Eschler

REQUEST:

KTGY Architects, on behalf of Brinshore Development, has requested Design Review and Planned Development

approval for the SPARK! Mixed Use Development project to be located at approximately 1500 W North Temple.

The 2.1-acre (90,000-square-foot) parcel is owned by the Redevelopment Agency of Salt Lake City. The proposed

project is for a mixed-use building that will include 200 living units as well as ground-floor retail space and a

daycare center. The building will consist of 6 stories with 5 stories of living space located over the parking, retail,

and daycare. The applicant is seeking Design Review approval for modifications to the following requirements:
1. Minimum Setbacksin TSA districts [21A.26.078.E.3]

Ground floor use on street-facing facades [21A.37.050.A.1]

Ground floor glass on street-facing facades [21A.37.050.C.1]

Building entrances on street-facing facades [21A.37.050.D]

Blank walls on street-facing facades [21A.37.050.E]

Maximum building facade length [21A.37.050.F]

They are also seeking Planned Development approval for the following modifications:
1. Theminimum height of a North Temple-facing facade [21A.26.078.E.2.a]
2. The maximum height for a fencein a frontyard [21A.40.120.E.1.b(1) & (4)]

RECOMMENDATION:

Based on the information and findings listed in the staff report, it is the Planning Staff’s opinion that the request
generally meets the applicable standards of approval and therefore recommends the Planning Commission approve
the requestwith the following conditions:

SAR I S

1. Final reviewof the plans is delegated to Staff. In addition to showing compliance with zoning regulations
not modified through this request, the plans shall show compliance with the Design Review standards F
(Privately Owned Public Spaces), K (Lighting), and L (Streetscape Improvements).

ATTACHMENTS:

A. Vicinity Map F. Design Review Standards

B. Plan Set G. Planned Development Standards
C. Applicant Narratives H. Public Process & Comments

D. Property & Vicinity Photos I. Department Review Comments
E. Zoning & Design Standards
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PROJECT DESCRIPTION

Located at approximately 1500 West North Temple, the Spark! project is a proposed mixed -use development located
on property owned by the Redevelopment Agency of Salt Lake City (RDA) on the block between Cornell Street and
1460 West. The property is currently vacant and the Overniter Inn Motel that historically occupied the site was
demolished in late 2021. The six-story proposed development includes ground-floor retail and a daycare. The upper
five stories willhouse 200 mixed-incomeresidential unitswith a mix of studio, one-, two-, three-, and four-bedrooms.
The following graphic showsthe breakdown oftheunits:

IMPACTFUL UNIT MIX

0%
30% AMI

Affordable workforce & family size housing units

200 Total Units

* 53 family-sized units

* 50% of the units (100 total) affordable to households at
or below 60% AMI (ranging from 20-60% AMI)

* 50% of the units (100 total) affordable to households
between 70% and 80% AMI (currently market rate
range for the neighborhood)

* 100% deed restricted for affordability into the future

o Unit mix maximizes ~$42 5 Million LIHTC equity to be
invested in the North Temple area

Parking, located on the ground floor behind the retail and daycare, will be accessed from 1460 West. The proposed
building would face the existing Power Station served by the Green Trax line. The development would also feature a
mid-block parkthat connects Cornell Streetand 1460 West.

Quick Facts

Neighborhood Context & Current Conditions

The projectsiteis bound onthreesides by publicstreetsand, as mentioned
above, was occupied by the Overniter Inn Motel before its demolition in
late 2021. Currently, the site sits vacant. A fence was set up around the
perimeter earlier this year after the City received complaints about
encampments on thesite. The site sits adjacent to Power Station served by
the Green Traxline, accessed by the crosswalk forthe intersectionof 1460
West and NorthTemple.

An eclectic mix of uses surrounds the site. To the east sits the roughly 20-
acre Kampground of America’s (KOA) Salt Lake City Holiday campsite.
Vacant property sits to the north between the project siteand the parking
lot serving the Utah Department of Health Building. The property to the
west (across Cornell Street) is also vacant but was historically occupied by
the old Diamond Lil’s steak house. Across North Temple sits Rocky
Mountain Power’s (RMP) headquarters. Currently, a parkinglot takes up
the space opposite the Subject Property. While RMP has proposed to
redevelop the site, no publicly available plans or timelines have been
provided tothe Planning Division at this point.

Project History

Height: ~70 feet (6 stories)

Number of Residential Units: 200
units

Ground Floor Uses: Retail, daycare,
parking

Upper Floor Uses: Residential units,
second-floor courtyard

Exterior Materials: Glass, brick,
corrugated metal, fiber cement panel

Parking: 100stalls

Review Process & Standards:
DesignReview, Planned Development
TSA zoning standards, design
standards, and general zoning
standards.

Salt Lake City’s RDA acquired the propertyin later 2017and began the developer selection process in early 2018.
Brinshore Development was selected later thatyear. Theapplicant (representing Brinshore Development) submitted
applicationsfor both Design Review and Planned Developmentin July and has worked with Planning Staff since then
on bringing the proposal more into compliance with zoning and design review regulations. Since July, staff has also
been helping the applicant bring the proposal more in line with the intent of the Design Review and Planned
Development objectives.
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Building Details

Layout

The proposed 5-over-1 construction building will consist of five
stories of residential units over ground-floor retail and parking.
The ground floor will also include a daycare with an outdoor play
area. Thebuilding wouldsit closeto the public right of way on all
street-facingsides; however, thebuilding is setback farther than
what is permitted for street-facing facades in TSA districts, and
the applicants have asked for modifications to this standard
through the design review process (see Key Consideration 1 for
discussionon the requested modifications). Along the north part
of the property, theapplicant has proposed a mid-block walkway
connecting Cornell Streetand 1460 West.

The center of the building along the North Temple street
frontage is one-storyin height. The remainder of the building
wraps around an inner courtyard. Thiscreates theimpression of
two building masses on the North Temple facade. This facade
does not meet the minimum height requirements for North-
Temple-facing facades in TSA districts, so the applicant has
requested a modification through Planned Development (see
Key Consideration 1).
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Materials

The majorityofthe ground floor will bewrapped in a gray brick veneer. The North Temple-facing facadeincludes large
amounts of glassthatwill provide transparency and a viewinto the retail space. Because the proposal has set aside the
rear (north) part of the property as a mid-block walkway, the east (1460 West-facing) side of the building would be
used as the primary point of access for parking and utilities. As a result, it features far less glass than the other two
street-facingfacades. The westfagade features some proposed glasselements (obscured forthe safety of the daycare);
however, theyare only presenton the south (front) half ofthe facade. A fence screening the daycare’s outdoor play area
and some transformerswouldblock the remainingnorth (rear) half ofthe facade).

The proposed plans show the upper stories wrapped by materials designed to differentiate sections of the building.
Bronze corrugated metal and orange laminate wrap around the majority of the proposed building’s west wing, while
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fiber cement (of varying textures and shades of gray with yellow accents) wraps the east and central sections of the
building. Ample windowsdotthe upperstories.

Design

The submitted plansillustrate how the building’slong street-facing facades (allover 200 feet in length) will be broken
up (asrequired by the Design Review Standards, found in Attachment F). Along the South (front) facade, the proposed
building’s mass has been broken up by the 215-footdeep inner courtyard that makes the middle of the buildingappear
to have only one story. The larger masses on either side will feature different materials and appear as different
buildings. On the west (daycare) facade, the building has been separated into two masseswith different materials that
are also ondifferent planes. The rear halfof the facade sits further back from the street in order to accommodate the
proposed play area for the daycare. The east (parking entrance) fagade is the least varied of the three and features a
single massing break three-quarters of the way back from North Temple.

Transportation and Parking

The proposedbuilding would face the Power Trax Station, which provides access to Downtown, the Airport,and other
transit lines. While transit access is a key feature of this proposal, off-street parking is still included. The interior
parking garage will be accessed from 1460 West by a single entrance. The parking area includes sufficient ADA and
electrical charging spaces. Trash access and residential loading areas will be located within the parking area. Bike
Storage will also be located within the parking area. Loading for the proposed daycare will be located along Cornell
streetwith a proposed cut-in that will require approval from the Transportation Division. Finally, asmentioned earlier,
a landscaped mid-block walkway (along the northside ofthe property) would connect Cornell Streetand 1460 West.

APPROVAL PROCESS AND COMMISSION AUTHORITY
Review Process: Design Review

The applicanthas requested Design Review approval for modifications to the following design standards required for

new developmentwithin the TSA zoningdistricts:

1. Minimum Setbacks in TSA districts: 21A.26.078.E.3, which requires at least 50% of the street-facing
facadesto be within 5 feet of the propertyline.

2. Ground floor use on street-facing facades: 21A.37.050.A.1, which requires active uses along all street-
facing facades.

3. Ground floor glass on street-facing facades: 21A.37.050.C.1, which requires at least 60% of street-
facing facades to have glass between three and eight feet above grade.

4. Building Entrances on street-facing facades: 21A.37.050.C.1, which requires building entrances every
40 feet along street-facing facades.

5. Blank walls on street-facing facades: 21A.37.050.E, which limits the maximum length of blank walls
uninterrupted by windows, doors, art or architectural detailing at the ground floor to 15 feet.

6. Maximum building facade length: 21A.37.050.F, which prohibits street-facing facadeslonger than 200
feet.

In making a decision for the Design Review the Planning Commission should consider whether the proposal
meets the standards in Section 21A.59.050 of the zoning code. The standards of revieware found in this report
as Attachment F.

Review Process: Planned Development

The applicant has requested Planned Development approval from the Planning Commission to waive the following

requirements:

1. Minimum buildingheight: 21A.26.078.E.2.a, which requires at least 50% of all street-facing building walls to
meet the minimum building height (25 feet in this case). The applicant has requested a modification to this
standard to allow flexibility in the designof the North Temple building facade.

2. Maximum fence height in a front yard: 21A.40.120.E.1.b(1) & (4), which requires fences between the front
property line and street-facing facade—or within 10 feet of the front property line—to be no taller than four feet.
The applicant has requested a modification to this standard for additionalsecurity forthe daycare play area and as
a safetyprecaution for the ground-mounted utilityboxes.
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The proposed project willneed to meet the Planned Development standards found in section 21A.55.050 of the zoning
ordinance (An analysis of these standards can be found in Attachment G) in addition to all other relevant zoning
requirements.

KEY CONSIDERATIONS

The key considerationslisted belowwere identified through the analysis of this project:
1. Requested Modifications
2. Master Plan Compatibility
3. City Benefits

Consideration 1: Requested Modifications
The following summarizes the modifications requested through Design Review. The applicant has provided
information onthe proposed modificationsin Attachment C.

¢ Minimum Front Setback in TSA districts: At least 50% ofthe street-facing facades must be within 5 feet
of the property line.

o Theprojecthas frontage onthree streets; North Temple, Cornell, and 1460 West

o Thesetbacksalong these streetsat the ground floor are as follows:

» NorthTemple = 8 feet to 24 feet. The setback allows for plaza space.

= Cornell Street = 10 feet to approx. 28 feet. The 10 foot setback allows for space along the
street to be used for the daycare drop-off and pick-up and the 28 foot area allows for an
outdoor daycare courtyard.

* 1460 West = approx. 14 feet. The parking entrance is located along this facade. Additional
setback allows additional space for autos to maneuver out of the parking garage, reducing
conflicts with pedestrians.

¢ Ground floor use on street-facing facades: At least 80% ofthe uses along the street-facing facade must
be considered active uses.

o Thegroundfloor uses along North Temple Street meets this requirement.

o Themajority (approx. 60%) of the ground floorusesalong the eastfagadeis occupied by parking so the
east facadedoes not meetthe requirement.

o Along the west facade, approximately 37.5% of the internal space is occupied by a daycare, which is
consideredan activeuse. The remainder of the space along the street frontage is occupied by an outdoor
play area for the daycare. Although this space will be active during certain parts of the day, outdoor
space does notmeetthebuilding active use requirement.

¢ Ground floor glass on street-facing facades: At least 60% of street-facing facades must have glass
betweenthree and eightfeet above grade.

o The facade along North Temple is comprised of approximately 61% glass; therefore, it meets the
requirement.

o Theeast facadeis comprised of approximately 24% glass due to the parking garage.

o Thewest facadeis comprised of approximately 29% glass. Thisis due to the outdoor play area for
the daycare areabeing located along the street frontage and a limit on the glass along the daycare
areafor privacy purposes.

¢ Building Entrances on street-facing facades: Building entrancesarerequired every 40 feet along street-
facing facades.

o ThefacadealongNorth Templemeetsthe requirement.

o The east and west facades do not meet this requirement due to the parking garage located on the
ground level and thelimited accessto thedaycarefacility.

¢ Blank walls on street-facing facades: The maximum length of blank walls uninterrupted by windows,
doors,art orarchitectural detailing at the ground floorcan be no longerthanisfeet.

o Thesouth (NorthTemple) facade meets thisrequirement.

o Thewest (Cornell)fagade hasa segmentofblank wallat the north end that is approximately 30 feet in
length. Thisportion of thewall willbe obscured by a fence screening utility structures.

o Therearefourwall segments on the Eastelevation thatexceed 15 feet.

¢ Maximum building facade length: Street-facingfacadesare limited to200 feetin length.

o Allstreet-facingfacadesexceed 200 feetinlength:

= South Elevation = 245 feet
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= East Elevation = 263 feet
=  WestElevation= 280 feet

The following summarizes the modifications requested throughthe Planned Development process:

¢ Minimum building height: In the TSA-MUEC-C zoning district at least 50% of all street-facing building
walls must be at least 25 feet in height. The following are the proposed building heights:
o North, East,and West elevation building heights range from approximately 55 feet to 69 feetin height.
o The South elevation is split into three different segments with the end segments approximately
69 feetin height. The middle segment accounts for approximately 56% of the buildinglength and
is approximately 18 feet in height; therefore, the south elevation does not meet the minimum
building height requirement.
o Theapplicanthas requested a modification to thisstandard to allow flexibilityin the design of the North
Temple building facade.
¢ Maximum fence height in a front yard: The fenceregulationsin the Zoning Ordinance limits the height
of fencesbetweenthe front property line and street-facing facade—or within10 feet of the front propertyline—
to beno taller than fourfeet. The applicant hasrequested a modification to this standard to allowa fence up to
six feet in heightthat wouldscreen utility boxes. A diagramshowing thefence is in Attachment C.

Consideration 2: Master Plan Compatibility

The proposed developmentis generally consistent with the adopted policies within the followingplans:
e PlanSalt Lake(2015)
¢ Downtown Master Plan (2016)

A discussion of therelevant plansand policies can be found below:

Plan Salt Lake (2015)
Applicableinitiatives from the planare below:

Growth:

e Locate new development in areas with existing infrastructure and amenities, such as transit and

transportationcorridors

e Promote infilland redevelopment ofunderutilizedland

e Accommodateand promote anincreasein the City’s population
The proposed development will be able to rely on the ample existing infrastructure (including the adjacent Trax
Station) and will not require new public roads or utilities. Additionally, the subject site is currently vacant and
underutilized. New residential development on sites like this limits the amount of displacement that might happen if
the proposal was in an established residential neighborhood.

Housing:
e Direct new growth toward areas with existing infrastructure and services that have the potential to be
people-oriented.
e Promote high density residentialin areas servedby transit.
This development would place new high-density residential development immediately adjacent to a Trax station. It
would also bring new grow toalocation thatalready has available public infrastructure.

Transportation and Mobility:
e Reduce automobile dependency and single-occupancy vehicletrips

e Encouragetransit-oriented development
This development will bring significant residential density to a site that is immediately adjacent toa Traxstation. The
additional commercial usesadd tothe transit-oriented nature of thisdevelopment.

North Temple Boulevard Master Plan
The proposed development supports a number of strategies relating to the Power Station area (known as
“Cornell” in the Master Plan). They are listed below:

e Policy #2: Compact Mix of Uses
Allow for a more intense, compact mix of uses around Cornell Street and 1460 West.
e Policy #3: Placemaking
PLNPCM2022-00708 & PLNPCM2022-00709 November16, 2022



http://www.slcdocs.com/Planning/Projects/PlanSaltLake/final.pdf
http://www.slcdocs.com/Planning/MasterPlansMaps/NTMP.pdf

Improve the connections between the Cornell Station and the nearby open spaces.
e Build a “Signature Project” at North Temple and Cornell

The proposed develop accomplishes the above policies and visions by doing the following:
e By providingretail, residential and daycare uses all ona single lot
e While the proposed development may be one of the first new projects along this section of North Temple,
it will not be the only one and it will likely establish a pattern that will be followed by other development
projectsin the vicinity.
e By providing a mid-block walkway along the identified canal pathway and increasing pedestrian
connectivity in the neighborhood.
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The Power Station urban design framework shows a desired connection between Cornell Street and 1460 West
(highlighted inyellow).

Consideration 3: City Benefits

The applicant is requesting several modifications to zoning regulations. This can sometimes raise ared flag when
reviewing a project. In this case, Staff is of the opinion that the modifications are a good trade-off considering
the difficulty in designing a project with three street frontages. The project also includes elements that are
instrumental in implementing City goals, such as:

e Much needed affordable housing;
e A daycare center;
e Activation of the street frontage immediately adjacent to a light rail station; and
e A mid-block greenway connection.
NEXT STEPS
Approve the Request

If the Design Review and Planned Development requests are approved, the applicant will be able to submit building
permits for the development, and the plans will need to meet any conditionsof approval. Final certificates of occupancy
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for the buildings will onlybe issued once all conditions of approval are met. Modifications beyond those identified as
minor modifications in the ordinance would require additional review and approval from the Planning Commission.

Table/Continue the Request

If the Planning Commissiontables the Design Review and Planned Development petitions and requestschanges to the
plan or additional details, the applicant will have the opportunity to make changes to the design and/or further
articulate details in order toreturn to the Planning Commission for further review and a decision on the proposal.

Deny the Request

If the Planning Commission denies the Design Review and Planned Development requests, the applicant will still be
able to develop the property by right without the requested modifications. Specifically, the proposal would need to
comply with the zoning and design standards listed in this report.
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ATTACHMENT A: Vicinity Map
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ATTACHMENT B: Plan Set
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280" - TOTAL BUILDING LENGTH

126' - VOLUME D LENGTH

154' VOLUME A LENGTH

VOLUME D PLANE CHANGE

VOLUME A

TABLE 21A.37.060

PER TSA-MUEC-C 21A.37.050.F, MAXIMUM LENGTH OF STREET FACING
FACADES: NO STREET FACING BUILDING WALL MAY BE LONGER THAN
SPECIFIED ALONG A STREET LINE ACCORDING TO SECTION 21A.37.060,
TABLE 21A.37.060 OF THIS CHAPTER. A MINIMUM OF TWENTY FEET (20') IS
REQUIRED BETWEEN SEPARATE BUILDINGS WHEN MULTIPLE BUILDINGS
ARE PLACED ON A SINGLE PARCEL ACCORDING TO SUBSECTION
21A.36.010B, "ONE PRINCIPAL BUILDING PER LOT", OF THIS TITLE. THE
SPACE BETWEEN BUILDINGS SHALL INCLUDE A PEDESTRIAN WALKWAY
AT LEAST FIVE FEET (5') WIDE.

TOTAL BUILDING LENGTH = 280"

VOLUME A = 154' WIDE , VOLUME B = 126' WIDE

PLAN E CHANGE = 19' DEEP

TABLE 21A.37.060

SCALE:
332" = 10"

BUILDING LENGTH DIAGRAM - WEST ELEVATION 2

VOLUME B

190" - VOLUME B LENGTH

MASSING BREAK

MASSING BRLEAK -7 VL/IDE, 5'DEEP

PER TSA-MUEC-C 21A.37.050.F, Maximum Length Of Street Facing Facades:
No street facing building wall may be longer than specified along a street line
according to section 21A.37.060, table 21A.37.060 of this chapter. A minimum of
twenty feet (20') is required between separate buildings when multiple buildings are
placed on a single parcel according to subsection 21A.36.010B, "One Principal
Building Per Lot", of this title. The space between buildings shall include a
pedestrian walkway at least five feet (5') wide:

TOTAL BUILDING LENGTH = 263"
VOLUME C= 65' WIDE , VOLUME D = 190" WIDE
MASSING BREAK = 7' WIDE, 5' DEEP

VOLUME C

TABLE 21A.37.060

66'- VOLUME C LENGTH

263" - TOTAL BUILDING LENGTH

SCALE:
3/32"=1-0"
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3. Sethacks:
a. General Standards For Front/Corner Side Yards:

(1) Al portions of the yard not oceupied by building, driveways, walkways or other similar features must
be landscaped or include an active outdoor use, such as outdoor dining, plazas, courtyards or other similar
outdoor use. See subsection F of this section for specific front yard design requirements.

(2) Parking is prohibited in the front and corner side yards.

(3) Walls up to three feet (3') in height, patios and other similar elements intended to activate the
sidewalk can be located to the property line.

(4) Awnings or canopies may be located within any portion of the yard and are not subject to the front
or corner side yard restrictions in subsection 21A.36.020B, table 21A.36.020B of this title.

(5) Balconies may project up to two feet (2') into the required yards and are not subject to the front or
corner side yard restrictions in subsection 21A.36.020B, table 21A.36.020B of this title.

North Temple

Minimum: 5', and at least 50%
of the street facing building
facade must be built to the
minimum.

Maximum: 15', but may be
increased if the additional
setback is used for plazas,
courtyards, or outdoor dining
areas.

In locations where the sidewalk
is not a minimum of 10" wide,
additional sidewalk width shall
be installed by the developer so
there is a minimum width
sidewalk of 10°. This applies to
new buildings and to additions
that increase the gross building

(E) PARKING LOT
29,000 SF

PROJECT
(6) Al front and comner side yard standards in table 21A.26.078E3b of this subsection E may be A FOOTPRINT
modified through the design review process of chapter 21A .59 of this title, except that the front and comer side | I of existi 63,000 SF
yard setback for 400 South shall not be reduced below the minimum. USRS (L ¢ ng
buildings or portions thereof. =
g
z
21A.26.078 SETBACK REQUIREMENT | 6 TABLE 21A.26.078E3B ‘ 5 g BUILDING FOOTPRINT COVERAGE ON
EXISTING PARKING
25,500 SF/29,000 SF = 87%
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ATTACHMENT E: Zoning & Design Standards

TSA Transit Station Area Purpose Statement (21A.26.078.A)

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

are required to have a core area and a transition area.

Standard Proposed Finding
MinimumLotArea: 2,500sq. ft. 90,169 sq. ft. Complies
MinimumLotWidth: 40 ft 264’ 4” Complies
Maximum Building Height: 75’ + one additional | North Elevation = 69’ 3/4” North, East,
floor and West
Elevations —
EastElevation =69’ 34” Complies
Minimum Building Height: 25’ (for at least 50% of
the widthofthe street facing facade)
South Elevation = Top is 69’ 3/4” & middle portionis | South
lessthan 25’in height — middle portion accountsfor | Elevation—
55.82% of the width of the street facing facade Requires
PD
approval
West Elevation=54"9”
Front/CornerYard Setback — North Temple: SouthYard=8"to 24 Requires
Minimum: 5, and at least 50% of the street facing RR roval
building facade must be built tothe minimum. pp
Maximum: 15', but may be increased if the additional
setbackisusedfor plazas, courtyards, or outdoor dining
areas.
Sidewalk Requirement: In locations where the
sidewalk is not a minimum of 10" wide, additional
sidewalk width shall be installed by the developer so
thereis a minimum width sidewalk of10'.
Front/CornerYard Setback— other streets WestYard=9’7”t028’ Requires
I DR
inimum: None Tl
Maximum: At least 50% of the street facing building | East Yard = Approx. 14’
facade shall be within 5' of the front or corner side
propertyline.
Interior Side Setback: none Not applicable Complies
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Rear Yard Setback: none

59’ 6” for midblock connection

Complies

Open Space: 1 sq-ft per 10sqft of lot area, up to 5,000
square feetin core areas

Approx. 17,002 square feet (roof terrace and | Complies

courtyard)

Building Material Limitation: Use of Exterior
Insulation and Finishing System (EIFS) or traditional
stucco is not allowed as a building material on the
ground floor of street facing building facades. Use of
EIFS and stucco is allowed for up to ten percent (10%)
ofthe upperlevel street facing facades.

No EIFS or stuccoused

Complies

Landscaping: Atleast fifty percent (50%) of the front
or corner side yards shall be covered in live plant
material. This can include raised planter boxes. This
percentagecan be reduced tothirty percent (30%) ifthe
yard includes outdoor dining, patios, outdoor public
space, or private yards for ground floor residential uses
that cover at least fifty percent (50%) of the provided
front or corner side yard.

Landscaping covers at least 50% of the Comer side | Complies

yards along Cornell Street and 1460 West. Planters
and outdoor public space fulfill this requirement for

the North Temple side of thebuilding

Landscaping: At least 1 shadetree per3o0 ft in yards
deeperthan 10 feet

Tress Shownin Landscape Plans

Complies

OutdoorPublicSpace: Atleast thirty percent (30%)
of the front or corner side yard shall be occupied by
outdoor dining areas, patios, outdoor public space, or
private yards for ground floor residential uses.

More than 30% of front and conrer side yardswould | Complies

be used as publicly available open space

Maximum parking: 1 space per dwelling and 3 spaces
per 1,000 usable square feet of nonresidential

Entries: All required building entrances shall include | Entries meet thisstandard Complies
at least one of the featuresin 21A.26.078.F.2.c
Parking: No minimum parking requirement. 100 spaces provided. Complies

Ground Floor Use Requirement (North
Temple): When facing 400 South or North Temple
Boulevard, the ground floor use area required by
chapter 21A.37 of this title shallbe built to accommodate
an allowed commerecial, institutional, or publicuse.

Retail takes up the majority of the North Temple- | Complies

facing Ground Floor. The Residential Lobby meets

the additional standards required by this section.

Applicable Design Standards (see table 21A.37.060.B)

Requirement Standard Proposed Finding
Ground Floor Use Option 1: Use other than parking must | South facade=92% Requires DR
occupy at least 80% of ground-floor facade _ approval
.37.05 X . =
(21A.37.050.A) length (excluding parking access) Eastfacade=38%
West facade = 37.5%
Special provisions along North Temple (See
21A.26)
Building Materials, | At least 90% of street-facing facades must | South=100% Complies

(21A.37.050.B.1) doors and windows)

ground floor be clad in durable materials (excluding

East=100%
West=100%
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(21A.37.050.K)

Building Materials, | At least 60% of street-facing facades must | South=100% Complies
upperfloors be clad in durable materials (excluding P
(21A.27.050.B.2) doors and windows) East=100%
-37.050.B. West=100%
Glass:groundfloor | 60% of street-facing fagcades must have | South=61% Requires DR
(21A.37.050.C.1) transparent glass East=24% approval
West=29%
Building Entrances | Required every 40 feet South = Complies Requires DR
(21A.37.050.D) East=Doesnot comply EEIRE
West = Does not Comply

Blank wall | 15 feet South and west facades comply | Requires DR
Maximum Length with this standard. East facade | approval
(21A.37.050.E) doesnot.
Max Length of | 200ft All street facing facades exceed | Requires DR
Street-facing Facade 200’. approval
(21A.37.050.F)
Lighting: exterior All proposed exterior lighting must be | No lighting plan has been | Defer to Staff

shielded anddirected downward. submitted.
(21A.37.050.H)
Lighting: parkinglot | Alllighting forparkinglots cannot exceed 16 | Not applicable Not Applicable
b ) feet in height and must be directed

.37.05 - e

downward when adjacent to a residential

zoning district
Screening of All mechanical e quipment must be Location of mechanical Complies
mechanical screenedfrom view equipment shown on Northwest
equipment corner of Property, proposed to
(21A.37.050.J) be screened with 6-foot fence.
Screening of service | Screened from publicview Dumpsterslocatedwithin parking | Complies
areas structure.
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ATTACHMENT F: Desisg’n Review Standards

21A.59.050: Standards for Design Review: In addition to standards provided in other sections of this title
for specific types of approval, the following standards shall be applied to all applications for design review:

The Finding for each standard is the recommendation of the Planning Division based on the facts associated
with the proposal, the discussion that follows, and the input received during the engagement process. Input
received after the staff report is published has not been considered in this report.

A. Anynew 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.

TSA Transit Station Area Purpose Statement (21A.26.078.A): The purpose of the TSA Transit
Station Area District is to provide an environment for efficient and attractive transit and pedestrian
oriented commercial, residential and mixed use development around transit stations. Redevelopment,
infill development and increased development on underutilized parcels shouldinclude uses that allow
themto functionas part of a walkable, Mixed-Use District. Existing uses that are complementary to the
district, and economically and physically viable, should be integrated into the form and functionof a
compact, mixed-use pedestrian-oriented neighborhood. Each transit stationis categorized into a station
type. These typologies are used to establish appropriate zoning regulations for similar station areas. Each
station area will typically have two (2) subsections: the core area and the transition area. Due to the
nature of the area around specific stations, the restrictions of Overlay Zoning Districts, and the
neighborhoodvision, not all station areas are required to have a core area and a transition area.

Core Area Purpose Statement (21A.26.078.A.1): The purpose of the core area is to provide areas for
comparatively intense land development with a mix of land uses incorporating the principles of
sustainable, transit oriented development and to enhance the area closest to a transit stationas a lively,
people oriented place. The core area may mix ground floorretail, office, commercial and residential space
in orderto activate the public realm.

Mixed Use Employment Center Station Purpose Statement (21A.26.078.B.3): Amixed use
employment stationis an area with a high concentration of jobs that attract people from the entire region.
Buildings are often large-scale in nature and may have large footprints. Land uses that support the
employment centers such as retail sales and service and restaurants are located throughout the station
area and should occupy ground floorspace in multi-story buildings oriented to the pedestrian and transit
user. A mix of housing types and sizes are appropriate to provide employees with the choice to live close to
where they work. Building types should trend toward more flexible building types over time. Connectivity
for all modes of travel is important due to the limited street network.

Design Standards Purpose Statement (21A.37.010): The design standards identified in this chapter
are intended to utilize planning and architecture principles to shape and promote a walkable environment
in specific zoning districts, foster place making as a community and economic development tool, protect
property values, assist in maintaining the established character of the City, and implementing the City's
master plans.

Finding: Complies

Discussion: The proposed Spark! development project conforms with the intended purpose of the TSA
District as well as the corresponding station typology (Mixed Use Employment Center) and subsection (Core
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Area). The proposal will develop a property that is currently vacant (previously occupied by the Overniter
Motel) and within an area that the Salt Lake City’s Redevelopment Agency has found to have historically
experienced disinvestment and neglect. The Mixed Use Employment Centertypology calls for buildings that
are “large-scale in nature” with large footprints, and the proposed building meets this requirement.

Condition(s): None

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.

Finding: Complies

Discussion: The project is primarily oriented to the sidewalk and is consistent with the following factors:

1. The subject property has three street frontages. Along North Temple there are entrances to commercial
spaces and the lobby space for the residential units. Additional entrances to the project are included in the
secondary streets including entrance to a daycare center.

2. The building is sited close to the sidewalk and the project includes plaza space between the building and
the sidewalk. This is consistent with the desired development patternin the area.

3. Parkingis located within the building.

Condition(s): None

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.

Finding: Complies

Discussion: The project facilitates pedestrian interest and interaction considering the following factors:

1. Commercial spaces,a daycare center, and thelobby fortheresidential component of the project are located along
the primarystreet (North Temple) and wrap aroundthe cornersof the building onto the two secondary streets.

2. North Temple Street shouldbe treated as a primarystreet and the North Templefacadeis the primaryfacade of
the development. The North Temple facade meets the minimum ground floor glass requirement of the zoning
district. Thefacades along the two secondary streets donot meet the minimum glass requirement overall; however,
they do maximizethetransparencyat the streetintersections.
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3. The North Temple Street frontage incorporates storefrontelements as partofthe retail/commercial spaces. The
lobby space and commercial space/daycare center located at the corners of the building include sufficient glazing
and articulation tofacilitate pedestrianinterest.

4. The project incorporates landscapingand hardscape between the building and the sidewalk to create plazas and
habitable spaces.

Condition(s): None

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.

Finding: Complies

Discussion: Large building masses are divided into heights and sizes that relate to a human scale.

1. There are currently no buildings near the subject property to relate the massing to. The project is consistent
with anticipated future buildings in the area. Although the facade along North Temple does not meet the
minimum height requirement along the street frontage, it provides active uses and relates to human scale
with taller portions of the building located at the corners.

2. Although the building frontages exceed the maximum building length, the building is designed with distinct
segments according to their function. The application submittal shows the massing breaks at each street
frontage.

3. Each street facing facade contains vertical elements, modulations in height and front setbacks, and other
elements that break up the horizontal building mass.

4. There s currently no development that establishes a specific character. The pattern of windows and doors
along North Temple Street is consistent with development patterns anticipated for future development. The
facades along the secondary streets do not fully comply with the minimum glass and entrance requirements;
however, these elements are present on these facades near the street intersections.

Condition(s): None

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

1. Changes in vertical plane (breaksin facade)
2. Material changes; and

3. Massing changes.

Finding: Complies

Discussion: The application submittal contains diagrams showing how the street facing facades have
changes in materials and massing to create a visual break in the facades.
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Condition(s): None

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

1. Sittingspace 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, atleast 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.

Finding: Complies

Discussion: The additional front setback areas along North Temple Street and 1460 West will be utilized as
plaza space. The plans and diagrams show landscaping, seating and trees that are appropriate. A midblock
greenway is also proposed. Staff will review the building plans to ensure that these elements are included in
the final design.

Condition(s): Staff review of building permit plans for full compliance.

G. Building height shall be modified to relate to human scale and minimize negative
impacts. In downtown and in the CSHBD Sugar House Business District, building height
shall contribute to a distinctive City skyline.

1. Human scale:

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

plans.

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

2. Negative impacts:

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

neighbors.

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

c. 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.
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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.

Finding: Not Applicable

Discussion: The only portion of the building that does not meet the height requirements is along North
Temple Street. The subject portion of the building is under the 25-foot minimum height requirement. This
standard is related to buildings that exceed the by-right maximum height limitation; therefore, this standard
is not applicable.

Condition(s): None

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

Finding: Complies

Discussion: Parking is located within the structure. The building facade where the access is located is
setback to provide sufficientspace for drivers of vehicles to see pedestrians while the vehicles exit the building,

Condition(s): None

I. Waste and recycling containers, mechanical equipment, storage areas, and loading docks
shall be fully screened from public view and shall incorporate building materials and
detailing compatible with the buildingbeing 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.)

Finding: Complies

Discussion: Service uses are located within the parking garage.

Condition(s): None

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.

Finding: Complies With Conditions

Discussion: Aspecificsign package has not been submitted. Staffis of the opinion that compliance with the
sign regulations for the TSA zoning district will result in signage that is consistent with this standard.

Condition(s): Compliance with TSA signage regulations.
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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.

2.0utdoorlighting should be designed forlow-level illumination and to minimize glare and
light trespass onto adjacent properties and uplighting 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.

Finding: Complies With Conditions

Discussion: A detailed lighting plan has not been provided. Staff recommends that the lighting plan be
reviewed during the building permit phase of the project to ensure compliance with this standard.

Condition(s): Staff to review building permit plans for compliance.

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 sidewalksshall 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.

Finding: Complies

Discussion: The plans show compliance with the tree requirement. The plans submitted show materials that
differentiate between the public and private space. Detailed plans have not been provided that show
compliance with the other material standards. Staff will review for compliance when complete plans have
been submitted for building permits.

Condition(s): Staff to reviewbuilding permit plans for compliance.
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ATTACHMENT G: Planned Development Standards

Planned Development Standards

21A.55.050: Standards for Planned Developments: The planning commission may approve, approve with
conditions, ordenya planned developmentbased upon written findings of fact according to each of the following standards.
It is the responsibility of the applicant toprovide written and graphic evidence demonstrating compliance with the following
standards.

The Finding foreach standard is the recommendation of the Planning Division based on the factsassociated with the
proposal, the discussion thatfollows, and theinput received during the engagement process. Input received afterthe
staff reportis published hasnot been considered in this report.

A. Planned Development Objectives: The planned development shall meet the purpose
statement for a planned development (section 21A.55.010 of this chapter) and will achieve at
least one of the objectives stated in said section. To determine if a planned development
objective has been achieved, the applicant shall demonstrate that at least one of the strategies
associated with the objective are included in the proposed planned development. The

applicant shall also demonstrate why modifications to the zoning regulations are necessary to
meet the purpose statement for a planned development. The Planning Commission should
consider the relationship between the proposed modifications to the zoning regulations and
the purpose of a planned development, and determine if the project will result in a more
enhanced product than would be achievable through strict application of the land use
regulations.

Planned Development Purpose Statement: A planned development is intended to encourage the efficient use
ofland and resources, promoting greater efficiency in public and utility services and encouraging innovation
in the planning and building of all types of development. Further, a planned development implements the
purpose statement of the zoning district in which the project is located, utilizing an alternative approach to
the design of the property and related physical facilities. A planned development incorporates special
development characteristics that help to achieve City goalsidentified in adopted Master Plans and that
provide an overall benefit to the community as determined by the planned development objectives. A
planned development will resultin a more enhanced product than would be achievable through strict
application of land use regulations, while enabling the development to be compatible with adjacent and
nearbyland developments.

Discussion: The Planned Development process is being requested because a portion of one facade of the
building does not meet the minimum height requirement and additional fence height is requested in order to
screen utility boxes. Modification to the height requirement allows modulation of the front fagade. The two
ends of the building are taller and meet the height regulation. Allowing the center portion to be slightly lower
than what is required will provide a bit of an open feeling. Allowing the additional fence height would allow for
an artistic element to screen utility boxes. Overall, the project helps to implement many planning goals by
providing affordable housing, providing a daycare, and incorporatinga mid-block greenway.

Finding: X Meets Purpose Statement [] Does Not Meet Purpose Statement

A. Open Space And Natural Lands: Preserving, protecting or creating open space and natural lands:

1. Inclusion of community gathering places or public recreational opportunities, such as newtrails or trails that
connect to existing or planned trailsystems, playgrounds orothersimilartypes of facilities.
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Preservation of critical lands, watershed areas, riparian corridors and /or the urbanforest.
Development of connected greenways and/or wildlife corridors.
Daylightingof creeks/waterbodies.

Inclusion of local food production areas, such as community gardens.

Sl

Clustering of development to preserve open spaces.

Discussion:
The project includes a midblock greenway and an outdoor plaza.

Finding: X Objective Satisfied [J Objective Not Satisfied

C. Housing: Providing affordable housing or types of housing that helps achieve the City's housing goals and
policies:

1. Atleast twenty percent (20%)ofthe housing must beforthose with incomes thatareat or below eighty percent
(80%) of the areamedian income.

2. The proposal includes housing types that are not commonly found in the existing neighborhood butare ofa
scale that is typical to the neighborhood.

Discussion: The project includes affordable housing.

Finding: X Objective Satisfied [J Objective Not Satisfied

D. Mobility: Enhances accessibility and mobility:

1. Creating new interior block walkway connections that connect through a block or improve connectivity to
transit orthe bicycle network.

2. Improvementsthat encourage transportation options otherthan justthe automobile.

Discussion: Project includes a midblock walkway.

Finding: X Objective Satisfied [J Objective Not Satisfied

F. Master PlanImplementation: A projectthathelps implement portions of an adopted Master Plan
ininstanceswherethe MasterPlan provides specific guidance on the character of theimmediate
vicinity of the proposal:

1. A project that is consistent with the guidance of the Master Plan related to building scale,
building orientation, site layout, or other similar character-defining features. (Ord. 8-18,
2018)

Discussion: The project implements the goals of the North Temple Boulevard Plan.

Finding: X Objective Satisfied (] Objective Not Satisfied
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B. Master Plan Compatibility: The proposed planned development is generally consistent

with adopted policies set forth in the Citywide, community, and/or small area Master Plan
that is applicable to the site where the planned development will be located.

Finding: Complies

Discussion:
The project is consistent with Plan Salt Lake and the North Temple Boulevard Master Plan as stated in the Key
Considerations section of this report.

Condition(s): Complies.

C. Design And Compatibility: The proposed planned development is compatible with the
area the planned development will be located and is designed to achieve a more enhanced

product than would be achievable through strict application of land use regulations. In
determining design and compatibility, the Planning Commission should consider:

1. Whether thescale, mass, and intensity of the proposed planned developmentis compatible with the neighborhood
where the planned development will be located and/or the policies stated in an applicable Master Plan related to
building and sitedesign;

Finding: Complies

Discussion:

Overall, the project is consistent with the TSA zoning regulations as they related to scale, mass, and intensity.
Although the project requires a modification to the minimum height standards for street facing facades, the
ask is minimal. The ordinance regulationrequires at least 50% of the street facing facade to be at least 25 feet
in height. In this case, the under-height segment accounts for approximately 56%, which is a minimal
adjustment.

Condition(s): None

2. Whether the building orientation and building materials in the proposed planned development are compatible
with the neighborhood where the planned development will be located and/or the policies stated in an applicable
Master Planrelated to building and sitedesign;

Finding: Complies

Discussion: The project has frontage along three public streets. North Temple is treated as the primary
frontage (as it should) and the building includes commercial spaces and the lobby space for the residential
units along this frontage. While the other two streets are secondarystreets, the building still incorporates active
uses at the corners. This design is consistent with the vision for the area as stated in the adopted master plan.
The project also meets the durable building material requirements for projects located in the TSA zoning
district.

Condition(s): None

3. Whether building setbacks along the perimeter ofthe development:

PLNPCM2022-00708 & PLNPCM2022-00709 November 16, 2022



o]

. Maintain the visual character ofthe neighborhood orthe characterdescribed in the applicable Master Plan.
b. Providesufficientspacefor private amenities.

c. Provide sufficient open space buffering between the proposed development and neighboring properties to
minimize impactsrelated to privacyand noise.

d. Provide adequate sight lines to streets, driveways and sidewalks.

e. Providesufficient spacefor maintenance.

Finding: Complies

Discussion:

The applicant has requested modifications to the required setbacks through the Design Review process. Although
the setbacks along the street frontages are slightly larger that what is required, Staff is of the opinion that they are
appropriate. They provide extra space for plazas, landscaping and other pedestrian improvements. The additional
building setback along 1460 West provides additional space between the parking garage access and the sidewalk,
which increases pedestrian safety. The building is also setback considerably in the rear in order to construct a
midblock greenway.

Condition(s): None

4. Whetherbuilding facades offer ground floor transparency, access, and architectural detailing to facilitate
pedestrianinterestand interaction;

Finding: Complies

Discussion:

Ground flooraccess, transparency, and architectural detailing have been addressed in the Design Review standards.
Staffis of the opinion that the project facilitates pedestrian interest and interaction.

Condition(s): None

5. Whetherlighting is designed for safety and visual interest while minimizingimpacts on surrounding property;

Finding: Complies

Discussion:

A detailed lighting plan has not been provided. Staff recommends that the lighting plan be reviewed during the
building permit phase ofthe projectto ensure compliance with the specific Design Reviewstandards.

Condition(s): Stafftoreviewbuilding permit plans for compliance.

6. Whether dumpsters,loading docksand/orserviceareasare appropriately screened;

Finding: Complies

Discussion:

The dumpsters andloading and service areasarelocated within the parkingstructure and notvisible from the street.
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Condition(s): None.

7. Whetherparking areasareappropriately buffered from adjacent uses.

Finding: Complies

Discussion:

Parkingis located withinan enclosed parking structure. It is appropriately buffered from adjacent uses.

Condition(s): None.

D. Landscaping: The proposed planned development preserves, maintains or provides native

landscaping where appropriate. In determining the landscaping for the proposed planned
development, the Planning Commission should consider:

1. Whethermature nativetreeslocated along the peripheryof the property and along the streetare preserved and
maintained;

Finding: Complies

Discussion:
There are no mature native trees along the periphery of the property or along the street that should be
preserved.

Condition(s): None

2. Whether existing landscaping that provides additional buffering to the abutting properties is maintained and
preserved;

Finding: Complies

Discussion:

There is no existing landscaping that needs tobe preserved.

Condition(s): None

3. Whether proposed landscaping is designed to lessen potential impacts created by the proposed planned
development;

Finding: Complies

Discussion:

Landscaping,includingstreettrees isincluded alongall three street frontages. The projectalsoincludes alandscaped
mid-block crossing that will function as a greenway and heavily landscaped areas in the internal courtyard. Staff is
of the opinion that the proposedlandscaping is appropriate for thisdevelopment.
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Condition(s): None

4. Whether proposed landscaping is appropriate for the scale of the development.

Finding: Complies

Discussion:

Landscaping,includingstreettrees isincluded alongall threestreet frontages. The projectalsoincludes a landscaped
mid-block crossing that will function as a greenway and heavily landscaped areas in the internal courtyard. Staff is
of the opinion that the proposedlandscaping is appropriate forthisdevelopment.

Condition(s): None

E. Mobility: The proposed planned development supports Citywide transportation goals and

promotes safe and efficient circulation within the site and surrounding neighborhood. In
determining mobility, the Planning Commission should consider:

1. Whetherdriveaccessto local streets will negativelyimpact the safety, purposeand character of the street;

Finding: Complies

Discussion:
There is only one drive access to the development, and it is located along 1460 West. This single drive access
will not negatively impact the street.

Condition(s): None

2. Whether thesitedesign considers safe circulation fora range of transportation options including;:
a. Safe and accommodating pedestrian environmentand pedestrianoriented design;
b. Bicycle facilitiesand connections where appropriate, and orientationto transit whereavailable; and

¢. Minimizing conflicts betweendifferenttransportation modes;

Finding: Complies

Discussion:

The project includes improvements to the sidewalk and an enhanced pedestrian experience along North Temple
Street. It also includes a multi-modal mid-block crossing. Access to the parking garageis located on the east side of
the building along 1460 West. The building setback along this frontage is increased. This will allow drivers of autos
more room to see pedestrians on the sidewalk.

Condition(s): None

3. Whetherthesitedesign of the proposed development promotes orenablesaccessto adjacent uses and amenities;

Finding: Complies

Discussion:
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There are limited adjacent use at this time; however, the project is located directly adjacent to station TRAX. The
main doors of the lobby supporting the residential units opens directly to the crosswalk to the station. The project
also includesimprovements to the sidewalks.

Condition(s): None

4. Whether the proposed design provides adequate emergency vehicleaccess;

Finding: Complies

Discussion:
A representative from the Fire Department reviewed the plans and provided the regulations that will be used
when reviewing the building plans. No issues were raised concerning the existing plans.

Condition(s): None

5. Whetherloading access and serviceareasareadequate forthesiteand minimizeimpactsto the surrounding area
and publicrights-of-way.

Finding: Complies

Discussion:

The service areas are located within the parking structure and do not create an impact to the surrounding area or
right-of-way.

Condition(s): None

F. Existing Site Features: The proposed planned development preserves natural and built

features that significantly contribute to the character of the neighborhood and/or
environment.

Finding: Complies

Discussion:
There are no natural or built features that need to be preserved.

Condition(s): None

G. Utilities: Existing and/or planned utilities will adequately serve the development and not

have a detrimental effect on the surrounding area.

Finding: Complies

Discussion:

The developer will be required to provide improvements to utility infrastructure in order to serve the
development; however, it is not anticipated that the improvements will have a detrimental effect on the
surrounding area.
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Condition(s): None
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ATTACHMENT H: Public Process & Comments

Public Notice, Meetings, Comments
The following s a list of public meetings that have been held, and other publicinput opportunities, relatedto the
proposed project since the applications were submitted:

e September 1, 2022 — The 45-day Notice was sent to the chairs of the Jordan Meadows, Fairpark and Polar
Grove Community Councils The councils did not provide comments.

e September 2, 2022 - Property owners and residents within 300 feet of the development were provided early
notification of the proposal.

e September — October 2022 — The project was posted to the Online Open House webpage.

Notice ofthe publichearingforthe proposal included:
e November4,2022
o Public hearingnotice sign posted on the property
e November3,2022
o Public hearing notice mailed
o Public notice posted on City and State websites and Planning Divisionlist serve

Public Input:

Planning staff did not receive any comments regarding this request as of the day this report was published.
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ATTACHMENTI: DeBartment Review Comments

This proposal was reviewed by the following departments. Any requirement identified by a City Department is
required to be complied with.

Engineering:

I'm aware of a RMP transformer that is proposed to be relocated from private property into the public way of
North Temple. The transformer serves the UTA Trax stationand is not needed to serve this project, which will
have its own transformersinstalled on private property.

The public way improvements to be installed in the public way of North Temple, 1460 West and Cornell Str eet
must meet APWA Standards.

Building:

Clarify whether this project involves two separate buildings. It appears that with the two different
construction types for the residential portions that a Fire Wall is required between the two buildings. Please
confirm.

The 2018 IBC Section 1106.1and Table 1106.1 does not account for EV accessible spaces. The IBC requires
4 accessible parking spaces which will include 2 van accessible space.

The Area Summary and Common Area Schedule shall be shown for each of the two buildings separately.
Two buildings are required because of the two different construction types of the residential occupancies.
Provide abreakdown of the Type A and Type B units as per the 2018 IBC Section 1107.6.2.

Identify the extent of the Type IA construction which is the below podium level as per 2018 IBC Section
510.2

Clarify which building is the 5 story and which is the 4 story. Clarify what the 1 story building's the
construction type.

Identify where the 3 hour Fire Wall for buildings separationis located.

Clarify whether the perspective drawing accurately represents the one level of parking which is the Type IA
Construction and the second levelis the top of the podium.

Fire:

Approved fire apparatus access roads shall be provided for every facility, building or portion of a building
hereafter constructed or moved into; and shall extend to within 150 feet of all portions of the facility and all
portions of the exterior walls of the first story of the building as measured by an approved route around the
exterior of the building or facility. AMM needed for increased fire protection fearues

Fire apparatus access roads shall have an unobstructed width of not less than 20 feet for buildings 30-feet
an less, exclusive of shoulders, except for approved security gates in accordance with Section 503.6, and an
unobstructed vertical clearance of not less than 13 feet 6 inches. Buildings greater than 30 feet shall have a
road width of not less than 26 feet. Fire apparatus access roads with fire hydrants on them shall be 26-feet
in width; at a minimum of 20-feet to each side of the hydrant in the direction or road travel.

Fire apparatus access roads shall be designed and maintained to support the imposed loads of fire apparatus
(80,000 pounds) and shall be surfaced to provide all-weather driving capabilities.

The required turning radius of a fire apparatus access road shall be the following: Inside radius is 20 feet,
outsideis 45-feet

Buildings or portions of buildings constructed or moved into or within the jurisdiction is more than 400 feet
from a hydrant on a fire apparatus access road, as measured by an approved route around the exterior of
the facility or building, on-site fire hydrants and mains shall be provided where required by the fire code
official. Additional fire hydrants may be necessary dependent on total square footage and required fire flows
in accordance with IFC appendix B and C

Fire department connections shall be located on the street address side of buildings, fully visible and
recognizable from the street, and have a fire hydrant within 100-feet on the same side of the street.

Where a fire hydrant is located on a fire apparatus access road, the minimum road width shall be 26 feet,
exclusive of shoulders.

Aerial fire apparatus access roads shall be provided where the highest roof surface exceeds 30 feet measured
from grade plane. For purposes of this section, the highest roofsurface shall be determined by measurement

PLNPCM2022-00708 & PLNPCM2022-00709 November 16, 2022



to the eave of a pitched roof, the intersection of the roof to the exterior wall, or the top of parapet walls,
whicheveris greater. Some exceptions have been added by SLC; those can be obtained from this office.

« Aerial fire apparatus access roads shall have a minimum unobstructed width of 26 feet, exclusive of
shoulders. Aerial access routes shall be located not less than 15 feet and not greater than 30 feet from the
building and shall be positioned parallel to one entire side of the building, which shall be along 1460 W to
residential section of the building

e Overhead utility and power lines shall not be located over the aerial fire apparatus access road or between
the aerial fire apparatusroad and the building.

« Buildings or facilities exceeding 30 feet or three stories in height shall have not fewer than two means of fire
apparatus access for each structure.

Urban Forestry:

I have no concerns froman Urban Forestry perspective. They will need to get an Urban Forestry Tree Planting
Permit for the proposed street trees and it will be necessary to identify a specific species of tree at that time.
Housing Stability:

The Housing Stability Division’s comments regarding the design review and planned development of the Spark!
project, in relation to Growing SLC: A Five Year Housing Plan, 2018-2022 are as follows.

Concerns:
e Noconcerns.

In Support of:
e Salt Lake City is committed to increasing mixed-income developments, increasing the number of
affordable/income-restricted units, and increasing equity in all housing.
o The developer’s planned 200 residential units to be income restricted, at an income -averaging of
60% of the Area Median Income, advances the goals of the Housing Plan by increasing the number
of affordable/income-restricted units in the City.
o The developer’s planned inclusion of three and four bedroom units, advances the goals of the
Housing Plan by providing a wider range of rental options and supports families with children
lookingto live in the City.

Recommendations:
¢ Weencourage the developer to include units with accommodations and amenities in alignment with the
Americans with Disabilities Act, such as: ramps, automatic door openers, wider door frames, grab bars,
and roll-in showers to benefit residents with temporary or long-term mobility difficulties.

Transportation:

The following details, as applicable to the project, are to be provided:

« ADA parkingstall and access aisle dimensions, signage, and pavement markings.

« Parkingstall width and length dimensions and aisle width dimensions. Any parking stalls adjacent to a wall
or a column must be 1’ wider than the standard width. (21A.44.020)

» Signage and/or pavement markings for electric vehicle parking spaces indicating exclusive availability for
electricvehicles (see 21A.44.050.B.2).

« Bike rack installation (See SLC Transportation Standard Detail, Fi1.f2, “Bicycle Parking” @
http://www.sledocs.com/transportation/design/pdf/Fi1.f2.pdf.

« Requiredloadingberthlocationand dimensions.

Public Utilities:
The following comments are provided forinformation 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.

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

e 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.
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« Contact SLCPU Street Light Program Manager, Dave Pearson (801-483-6738), for information regarding
street lights.

« Utilities cannot cross property lines without appropriate easements and agreements between property
owners.

« Siteutility and grading plans will be required for building permit 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.

« Applicant must provide fire flow, culinary water, and sewer demand calculationsto SLCDPU for review. The
public sewer and water system will be modeled with these demands. If the water demand is not adequately
delivered by the existing main, then a water main upsizing will be required at the property owner’s expense.
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 systemreach capacity as a result of
the development, sewer 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.
Design drawings and cost estimate must be stamped and signed by a professional engineer. The property
owner is required to bond for the amount of the approved cost estimate.

+ One culinary water meter is permitted per parcel. Fire lines are permitted, as necessary. If the parcelis larger
than 0.5 acres, a separate irrigation meter is also permitted. Each service must have a separate tap to the
main.

« If any food service establishments (FSE) will be located on the property, then a grease removal device will be
required. Treatment must be provided such that the discharge limit of 500 mg/L of FOG (fats, oils, and
grease)is achieved. Treatment device and plan for treatment and sampling must be provided that meets the
discharge limit and all applicable standards set forth in the Utah plumbing code and SLCDPU Standards.
Treatment device shall be located as to be readily accessible for cleaning and inspection. The treatment
device must be sized by a licensed design professional. For an exterior, belowgrade device, a 4 foot diameter
sampling manhole, per APWA 411, must be located downstream of the interceptorand upstream of any other
connections. For alternative treatment methods, a sampling point must be provided immediately
downstream of the device and upstream of any other connections.

« Covered parkingarea drains and work shop 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.

« 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 (BMP's) to remove solids and oils. Green Infrastructure should be used whenever
possible. Green Infrastructure and LID treatment of stormwater is a design requirement and required by the
Salt Lake City UPDES permit for Municipal Separate Storm Sewer System (MS4). This permit was updated
with this requirement in June 2021.The applicant will need to provide options for stormwater treatment and
retention for the 8oth percentile storm. If additional propertyis not available, there are other options such
as greenroof or other BMP's.Lack of room or costis generally not an exception for this requirement. If green
infrastructureis not used, then applicant must provide documentation of what green infrastructure measures
were considered and why these were not deemed feasible. Please verify that plans include appropriate
treatment measures. Please visit the following websites for guidance with Low Impact Development:
https://deq.utah.gov/water-quality/low-impact-development?form=MY01SV&OCID=MY01SV and
https://documents.deq.utah.gov/water-quality/stormwater /updes/ DWQ-2019-
000161.pdf?form=MY01SV&OCID=MY01SV.

« Stormwater detention is required for this project. The allowable release rate is 0.2 cfs per acre. Detention
must be sized using the 100-year 3-hour design storm using the farmer Fletcher rainfall distribution. Provide
acomplete Technical Drainage Study including all calculations, figures, model output, certification, summary
and discussion.

« Projects larger than one acre require that a Stormwater Pollution Prevention Plan (SWPPP) and Technical
Drainage Study are submitted for review.
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