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PLANNING DIVISION

DEPARTMENT of COMMUNITY and NEIGHBORHOODS

Staff Report
To:  Salt Lake City Planning Commission 

From:  Nannette Larsen, Senior Planner, 801-535-7645, nannette.larsen@slcgov.com

Date: November 16, 2022  

Re: PLNPCM2022-00567, G3 Apartments  

Design Review
PROPERTY ADDRESS: 634 South 400 West
PARCEL ID: 15-01-379-017
MASTER PLAN: Downtown
ZONING DISTRICT: CG (General Commercial)

REQUEST:  

Salt Lake City received a request from Newton Breiter with Lake Union Partners, representing the 
property owner, for a Design Review. The requested application is to facilitate a development of a 
multi-family residential and commercial mixed-use structure that exceeds the maximum height 
of the CG (General Commercial) zoning district. The requested building height is 82’. The 
proposed G3 apartments is located at approximately 634 South 400 West.

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 Design Review with a condition of approval. 

1. The uplighting proposed in the landscaping is replaced with light fixtures which are directed 
downwards.

2. A public easement will be recorded on the property for the midblock walkway.
3. Plaza seating will be 30” wide, at least 16” tall, and 30” in depth. 
4. A representative of the property owner work with an artist of the property owner’s choice for 

the installation of art that is visible from either the midblock walkway or the public sidewalk.
  

ATTACHMENTS: 

A. ATTACHMENT A: Vicinity Map

B. ATTACHMENT B: Plan Set

C. ATTACHMENT C: Property and Vicinity Photos

D. ATTACHMENT D: CG Zoning Standards 

E. ATTACHMENT E: Design Review Standards
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F. ATTACHMENT F: Public Process & Comments 

G. ATTACHMENT G: Department Review Comments

PROJECT DESCRIPTION

The proposed Design Review for the G3 Apartments building would allow additional building 
height in the CG (General Commercial) zoning district. The maximum building height permitted 
in the CG district is 60’, the request is for 82’ which would allow for two additional building stories. 
The G3 Apartment building is a mixed-use development that will house 184 residential units that 
comprise of 57 studio, 108 1-bed room, and 19 2-bedroom units. The ground floor retail will be 
located toward the south-east façade of the building and have approximately 11,600 square feet 
of space. A parking garage will also be located within the building, with access to the garage 
towards the north of the building on the east facing façade, the parking garage will set behind 
more active ground floor uses of retail and a residential lobby. 

The proposed number and location of parking is sufficient to meet the requirements outlined in 
the zoning code. The majority of the parking on site will be within the parking structure, a few 
parking stalls are proposed on street and will be angled parking. Towards the north of the 
structure and on the east façade of the building will be the loading area for retail shops or residents 
to use. 

The project is within the Downtown Master plan, within this master plan midblock walkways are 
an important element of the block that are required to assist in breaking up Salt Lake’s large blocks 
to improve walkability. The proposed midblock walkway is located along the north façade of the 
G3 Apartments and will connect to the west property, Industry Neighborhood. The walkway will 
be open to the public, will be landscaped, and will have a 4’ wide paved concrete walkway. The 
midblock walkway will be approximately 10’ wide along the north property line and string lights 
will be used to provide lighting.

The ground floor of the proposed structure, where the retail space and entrance lobby will be 
located, will have a windowed and precast concrete façade. Each retail storefront will be windowed 
as will the entrance lobby.  The second floor façade will also consist of concrete or windows as well 
which will separate the podium, consisting of the first two floors, from the rest of the building. On 

Quick Facts
Height: 82 feet (7 stories)
Number of Residential Units: 184 
units
Ground Floor Uses: Lobby, Retail, 
Public gym, tenant mail room, a 
courtyard, and an office
Upper Floor Uses: Residential units
and 3rd level rooftop deck.  
Exterior Materials: Glass, metal 
paneling, concrete, brick, metal panels, 
hardie board panels, and EIFS
Parking: 150 stalls
Review Process & Standards: Design 
Review, CG zoning standards.  

Figure 1 – Rendering, Front Facade
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the street facing façade the upper 5 
stories of the building will also 
have columnar metal paneling and 
metal railing balconies. Each floor 
and unit will be windowed and will 
have Hardie board paneling that 
divides each floor.  The north and 
south facades will have precast 
concrete on the ground floor where 
the parking structure is located 
and provide EIFS stucco and 
Hardie paneling on the upper 5 
stories.  

The first floor will have a courtyard 
with a glass enclosure, this 
courtyard and enclosure will be 
located behind and to the west of the retail floor space on the first floor. Additional courtyard 
space will also be available to the residents on the third floor, this courtyard is not visible from 
the public street.  

  

APPROVAL PROCESS AND COMMISSION AUTHORITY 

The applicant has submitted a Design Review for the G3 Apartments project. The Planning 
Commission has decision making authority for the submitted Design Review. The Planning 
Commission may approve, approve with conditions, or deny the requested Design Review. 

KEY CONSIDERATIONS 

The key considerations listed below were identified through the analysis of the project:  

1. Consistency with Applicable Master Plan Policies   

2. Compliance with the Zoning District & Modification to Building Height 

 

Consideration 1: Consistency with Applicable Master Plan Policies 

The subject site is located within the Downtown Master Plan. The Downtown Master Plan 
highlights certain goals in order to further the intent of the master plan. The proposed G3 
apartment complies with the goals within the Downtown master plan by, “increasing residential 
density for a better jobs-housing balance”, “increasing residential population downtown”, and 
by providing “a complete pedestrian network that makes walking downtown safe”. The 
proposed G3 Apartment project accomplishes these goals by providing residential housing 
options in the downtown area and by improving the public realm along 400 West by providing 
additional windows beyond what is required in the underlying zoning district that increases eyes 
on the street and the creation of active ground floor uses.  
 
Within the Downtown Master Plan the subject site is within the Grand Boulevards subdistrict. 
This district highlights 400 West as a retail corridor and encourages developing a greater number 

Figure 2 – Rendering of Courtyard - South Facade 
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The second standard required for approval of a Design Review in the CG district is met by the additional 
landscaping on the interior side and rear yard areas. The requested height is 82’, which would allow for 

two additional building floors that will be allowed through the Design Review. Approximately 5,100 
square feet of additional landscaping is required, the G3 Apartment project will provide 5,900 square 
feet of additional landscaping.  

Within Chapter 37 of the Zoning Ordinance are the Design Standards required within the CG district. 
Because the CG zone is generally along arterial streets and provides for space for large commercial 
industries, design standards required in the district are limited.  At this time, there are only two 
standards required for every building in the CG district:

One building entrance along a street facing façade.
Parking lot lighting is provided.

The G3 Apartment building exceeds the required design standards through increased void to wall ratio, 
providing an active ground floor space, completely screened parking, upper floor balconies, and the use 
of durable ground floor materials. The integration of these building elements makes the proposed 
increase building height and additional 22’ more imperceptible.  

Because of these additional elements, it is Staff’s opinion that the intent of the CG zoning district, 
the Design Standards, and provisions of additional building height are being met. The purpose of 

Figure 4 – South Elevation

Figure 5 –East Elevation
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Design Review is to ensure the effect of any modifications to the permitted building height are 
mitigated and the orientation of the building is toward the human scale and interacts 
appropriately to the street. 

STAFF RECOMMENDATION

Overall, the proposed mixed-use project will meet the intent and standards of the CG (General 
Commercial) zoning district, as well as other applicable master plans. This is accomplished by the 
project providing additional housing units within the Downtown area and by allowing eyes on the 
street through a greater glass to wall ratio than the CG district requires and through active ground 
floor uses the front on a public street (400 West).  

G3 Apartments meets, and in many features of the building, exceeds the design standards required 
within the CG zoning district and other applicable master plans by providing additional housing in the 
downtown area, increasing density to facilitate a more walkable community near the CBD, and by 
contributing to a complete pedestrian network. Overall, the proposed Bumper House project is a 
much-improved building design and site layout with the requested modification than if the Zoning 
Code were strictly enforced. 

 

NEXT STEPS

Design Review Approval 
If the design review is approved, the applicant may proceed with the project after meeting all standards 
and conditions required by all City Departments and the Planning Commission to obtain all necessary 
building permits. 
 

Design Review Denial  

If the Design Review is denied, the applicant cannot proceed with the project as designed. The project 
will need to meet the building height maximum of the underlying zoning district in order to develop 
the property. 
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ATTACHMENT A: Vicinity Map 
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ATTACHMENT B: Plan Set
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ATTACHMENT C: Property and Vicinity 
Photos 
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Subject Property – Looking South along 400 WestSubject Property – View from 400West

Subject Property – Looking North along 400 West Subject Property – View of South Property Line from 400West
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Subject Property – Looking North along 400 West Subject Property – View of the North Property Line

Subject Property – View of the West Property Line Subject Property – View of the South Property Line Looking 
South/East
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ATTACHMENT F: Public Process & 
Comments  

Public Notice, Meetings, Comments

The following is a list of public meetings that have been held, and other public input opportunities, 
related to the proposed project since the applications were submitted: 

 August 29, 2022 – The Downtown Community Council was sent the 45-day required 
notice for recognized community organizations. The council did not provide comments. 

 August 29, 2022 - Property owners and residents within 300 feet of the development were 
provided early notification of the proposal.

Notice of the public hearing for the proposal included: 

 November 4, 2022 
o Public hearing notice sign posted on the property  

 November 4, 2022 
o Public hearing notice mailed  
o Public notice posted on City and State websites and Planning Division list serve  

Public Input: 

No public comments were received during the public engagement period and at the time this staff 
report was written. 
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ATTACHMENT G: Department Review 
Comments  

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

Engineering:

 No Objections 

Fire: 

Fire access roads shall be installed to within 150-feet of all ground level exterior walls as 
measured by an approved. route. Applicant will need to submit an alternate means and 
methods due to lack of fire access roads.  

 Aerial access to be provided to one entire side of the building. Applicant has an approved 
AMM for this.  

 Hydrants to be located within 100-feet of FDC and meet the spacing and fire flow 
requirements of NNFC appendix B and C  

 High rise requirements would be applicable if highest occupied floor is greater than 75-feet 
from the lowest level of fire department access  

 

Public Utilities: 

 Public Utility permit, connection, survey, and inspection fees will apply.  
  Water, Sewer, Street Light and Storm Drain infrastructure will be required for this 

proposed development. All improvements will be the responsibility of the developers. The 
sewer system will need to be evaluated for capacity and the water main might need to be 
replaced along the entire block frontage based on review.  

 A 6” meter will need justification and exception approval.  
 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.  

 Unused utility connections must be capped at the main.  
 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.  
 Site utility 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.  

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

 Additional requirements will be provided in building permit review if the conditional use is 
accepted.  

 


