Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Andy Hulka, Principal Planner, andy.hulka@slcgov.com, 801-535-6608

Date:  October 25, 2023

Re: PLNPCM2023-00223 — Zoning Map Amendment
PLNPCM2023-00401 — General Plan Amendment

PROPERTY ADDRESSES: 775 E. 400 S. (Parcel ID: 16-05-303-028)
370 S. 800 E. (Parcel ID: 16-05-303-034)
354 S. 800 E. (Parcel ID: 16-05-303-017)

NEIGHBORHOOD PLAN: Central Community

CURRENT ZONING: TSA-UN-T & RMF-35

PROPOSED ZONING: TSA-UN-C

CURRENT LAND USE: Medium Density T.O.D. & Medium Density Residential
PROPOSED LAND USE: High Density T.O.D.

REQUEST:

Sean Thompson, representing the property owner, Hardage Hospitality, is requesting approval
from the City to amend the zoning map and the general plan future land use map designations of
the following properties: 775 E. 400 S., 370 S. 800 E., and 354 S. 800 E.

1. Zoning Map Amendment (Rezone): The applicant is requesting to rezone the subject
properties from TSA-UN-T (Transit Station Area Urban Neighborhood Transition Area)
and RMF-35 (Moderate Density Multi-Family Residential) to TSA-UN-C (Transit Station
Area Urban Neighborhood Core Area).

2. General Plan Amendment: In order to keep the proposed rezone consistent with the
Central Community Master Plan, the applicant is also requesting to amend the future land
use designation for the subject properties from Medium Density Transit Oriented
Development and Medium Density Residential to High Density Transit Oriented
Development.

RECOMMENDATION:

Based on the information and findings in this report, staff recommends that the Planning
Commission forward a positive recommendation to the City Council for the proposed Zoning and
General Plan Map Amendments.
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ATTACHMENTS:

ATTACHMENT A: Vicinity Map
ATTACHMENT B: Application Materials
ATTACHMENT C: Property and Vicinity Photo

S

. ATTACHMENT D: Zoning District Comparison
ATTACHMENT E: Analysis of Standards
ATTACHMENT F: Public Process & Comments

eEETORP

. ATTACHMENT G: Department Review Comments

PROJECT DESCRIPTION

Vicinity Map

Affected Properties
- Proposed Rezone Area

Sak Lake City Planning Division 8/17/2023

This is a zoning map and general plan
amendment request that will affect three
properties on the northwest corner of the
800 East & 400 South intersection. The
intent of this request is to change the
zoning to allow for higher density
residential development on the corner of
the intersection.

The applicant is proposing to rezone the
area marked in blue on the Vicinity Map
from TSA-UN-T (Transit Station Area
Urban Neighborhood Transition Area)
and RMF-35 to TSA-UN-C (Transit
Station Area Urban Neighborhood Core
Area). Only a portion of the northernmost
parcel is included in the rezone request,
with the remaining area maintaining its
RMF-35 zone. A general plan amendment
is required to keep the Central
Community Master Plan’s future land use
map consistent with the proposed rezone.

The owner of the subject properties, Hardage Hospitality (SLC 400 S LLC), owns all five parcels

on the west side of 800 East between Linden Aven

ue and 400 South. Only three of those

properties are included in the rezone request. A development application has yet to be submitted
for the proposed development, but the applicant submitted preliminary drawings (included in

Attachment B) that show their intention to replace
structures currently situated on the subject properties.
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775 E. 400 S. (Looking west fro

Preliminary Rendering of Potential Future Development
(Future development will require separate approvals)
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Zoning

The area of the proposed amendment covers the entirety of the two southern properties (775 E.
400 S. and 370 S. 800 E.) and the southern 3’ portion of 354 S. 800 E. The 3’ section was included
in the request to square-off the zoning district boundary with the existing jog in the property lines,
as illustrated below:

Existing Zoning Proposed Zoning
N

354

370

TSA-UN-C

- 775
Future Land Use

Central Community Master Plan future land use map designates the subject properties as
“Medium Density Transit Oriented Development (10-50 dwelling units/acre)” and “Medium
Density Residential (15-30 dwelling units/acre).” The request would amend the future land use
map to “High Density Transit Oriented Development (50 or more dwelling units/acre)” for the
proposed rezone area:

\

Existing Future Land Use Designation Proposed Future Land Use Designation

Medium Density Medium Density,
354 354

370 370

Transit,Oriented

High|Density,

Transit,Oriented
Development

775 775
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Existing Conditions
775 E. 400 S.

e Parcel: 16-05-303-028-0000

e 0.26 acres (11,325 sq. ft.)

e Vacant commercial
(former Pizza Hut)

e Year built: 1978

370 S. 800 E.

e Parcel: 16-05-303-034-0000

e 0.19 acres (8,276 sq. ft.)

e Vacant/sport court

i- Ul .u;_,,\' t'-lt

(Looking west over fence)

354 S. 800 E.
e Parcel: 16-05-303-017-0000

e 0.13 acres (5,663 sq. ft.)

e Residential Duplex

e Year built: 1921

(Looking west from 800 E.)
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APPROVAL PROCESS AND COMMISSION AUTHORITY

The Planning Commission can provide a positive or negative recommendation for the proposed
master plan and zoning map amendments. The recommendation will be sent to the City Council,
who will hold a briefing and an additional public hearing on the proposed amendments. The City
Council may approve, deny, or make modifications to the proposed amendment requests as they
see fit and are not limited by any one standard.

KEY CONSIDERATIONS

The key considerations listed below were identified through the analysis of the project:
TSA-UN-T vs. TSA-UN-C Zoning District Comparison
Compliance with City Goals, Policies, and General Plans

Zoning Compatibility with Adjacent Properties

Sl A L

Community Input

Consideration 1: TSA-UN-T vs. TSA-UN-C Zoning District Comparison

Changing the zoning district from Transition to Core would constitute a change from an area with
moderate development intensity potential to an area that allows more intense development. The
zoning district standards primarily affected by the proposed change are the allowed uses, building
height, and parking.

Permitted and Conditional Uses

Both zones allow a broad range of uses intended to promote mixed use redevelopment of the
corridor. No issues related to the changes were identified by staff or the public during the initial
application review. A full list of all changes to the permitted and conditional uses is provided in
Attachment D.

Building Height
If the rezone is approved, buildings would be allowed to be taller on the properties, as shown in

the table below. Projects that receive a qualifying development score are eligible for an increase
in height of one story of habitable space.

TSA-UN-T TSA-UN-C

b

Minimum Height o’ 25

b b

Maximum Height 50 75

The 25’ increase in maximum height from the Transition Area to the Core Area is the most
significant difference to consider with this request. Under the current zoning, the subject
properties are likely to be developed in a “4-over-1” style (four stories over a concrete podium),
while a rezone to the Core Area could allow up to two additional stories for a possible “6-over-1.”
The increased maximum height is appropriate due to the subject properties’ location on a
prominent street corner near transit and away from small scale zoning districts. Further
discussion of the proposed maximum height and its impact to the neighborhood is included in
Consideration 3.
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Parkin

The recently adopted Off Street Parking ordinance establishes minimum and maximum parking
requirements for land uses based on their “context area.” The TSA Transition Areas are classified
as “Urban Center Context”, which requires low parking counts, and the TSA Core Areas are
classified as “Transit Context.” Transit Context areas have the lowest parking demand and may
be exempt from minimum parking requirements or be required to provide minimal off-street
parking for both residential and commercial uses. Because of the subject properties’ proximity to
multiple transit stations, the “Transit Context” parking standards are appropriate.

Consideration 2: Compliance with City Goals, Policies, and General Plans

Plan Salt Lake

Many of Plan Salt Lake’s guiding principles provide direction relevant to this request. The request
complies with all applicable goals and policies for neighborhoods, growth, housing,
transportation & mobility, and air quality.

Neighborhoods:

e “Neighborhoods that provide a safe environment, opportunity for social interaction, and
services needed for the wellbeing of the community therein.”

The purpose of the TSA Core Area is to “enhance the area closest to a transit station as a lively,
people oriented place.” The requested map amendments are intended to encourage
redevelopment of a vacant commercial property, which is consistent with the vision for a vibrant
urban neighborhood.

Growth:

e “Locate new development in areas with existing infrastructure and amenities, such as
transit and transportation corridors.”

e “Encourage a mix of land uses.”

e “Promote infill and redevelopment of underutilized land.”

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

Because the petition is intended to encourage mixed-use redevelopment on a transit corridor, the
applicant’s request is consistent with the City’s growth initiatives. Further discussion of the
infrastructure serving the site is included under Consideration 3.

Housing:

e “Direct new growth toward areas with existing infrastructure and services that have the
potential to be people-oriented.”
e “Promote high density residential in areas served by transit.”

400 South is a significant east-west transportation corridor with infrastructure to support new
growth. The requested map amendments are intended to allow greater development potential on
the subject properties, which is consistent with these housing initiatives.
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Transportation & Mobility:

e “Reduce automobile dependency and single occupancy vehicle trips.”
e “Encourage transit-oriented development (TOD).”

The subject properties are located less than a quarter mile from the goo East TRAX Station.
Because development near transit enables future residents to choose transit over driving for many
trips, this request is consistent with the City’s transportation vision.

Air Quality:
e “Increase mode-share for public transit, cycling, walking, and carpooling.”

Zoning districts that encourage transit-oriented development are intended to make transit,
cycling, walking more realistic travel options for future residents. The purpose of the proposed
zoning district is consistent with the applicable Air Quality initiative.

Central Community Master Plan

The applicable community master plan for the area is the Central Community Master Plan. The
subject properties are in the East Central North neighborhood planning area and part of the
Bryant neighborhood, which is located between 700 and 1000 East from South Temple to 400
South. Issues identified within the East Central North neighborhood include:

e “Ensure that transit-oriented development and other development patterns are
consistent with historic preservation goals.”

e “Ensure that commercial development is compatible with any adjacent residential land
uses.”

e “Ensure new multi-family development is carefully sited, well designed, and compatible
in scale.”

The subject properties are not located within the boundaries of a local historic district. While the
properties are in a national historic district, the existing buildings are noncontributing structures.
No change to the historic preservation status of the properties is proposed with this petition.
Future development will be compatible in scale with other TSA zone developments along 400
South and subject to the TSA standards and Development Guidelines review. Because of these
factors, along with the compatibility analysis in Consideration 3, the request adequately addresses
the issues raised in the community plan.

The plan also gives specific direction related to Transit Oriented Development:

e “Transit Oriented Development can target specific properties, such as those along the
400 South corridor, for redevelopment that do not affect the historic character of the
neighborhood. New development should occur on vacant or noncontributing sites and
should be compatible with the historic district. The goal is to allow higher density
structures where commercial zoning exists to meet the desired population density in TOD
area while eliminating demolition pressures on contributing historic structures.”

This petition targets properties along the 400 South corridor that do not include contributing
historic structures. The subject parcels include two currently vacant and commercially zoned
properties. This request is consistent with the vision to allow higher densities in areas that were
previously commercially zoned.
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400 South Livable Communities Project (Transit Oriented Development)

The 400 South Livable Communities Project introduced a transit oriented development concept
to the corridor that was intended to encourage mixed-use development near transit stations. The
plan’s direction regarding Core Areas is:

e Core Areas should be located “generally within a one-fourth (1/4) mile walk of a transit
station platform.”

Because the subject properties are less than a quarter mile from the 9oo East TRAX Station, the
rezone request is consistent with the plan’s strategy for Core Areas.

Regarding density, the plan states that:

e “The highest residential densities and most intense land uses are generally located closest
to the station platform along 400 South between 700 East and 900 East, particularly on
the south side of 400 South.”

The plan gives further direction regarding the north side of 400 South:

e “The north side of 400 South is part of the transition area due to the close proximity of
the relatively low scale nature of the residential area to the north and the desire to
maintain that character and the impacts that taller buildings on 400 South would have
on privacy and solar access.”

This request would place the north boundary of the new Core Area approximately 125’ to the south
of Linden Avenue, providing a reasonable buffer distance between the small scale neighborhood
and any future construction, allowing continued privacy and solar access for the neighbors to the
north. Additional discussion about compatibility and buffer areas is provided in Consideration 3.

Housing SLC

The applicant’s narrative focuses heavily on the Housing SLC goals to support their request.
Housing SLC is a new 5-year housing plan adopted by the City Council on June 13, 2023, which
provides a framework to guide housing-related decision making throughout the city.

The plan sets a goal of entitling 10,000 new housing units throughout the city, with the
following strategies:

e “Continue increasing density limits in areas next to or near major transit investment
corridors, commercial centers, or employment centers and where high density
development is compatible with adjacent land uses.”

e “Amend land use regulations to allow for higher density or new moderate income
residential development in commercial or mixed-use zones near major transit
investment corridors.”

The proposed map amendments are consistent with these strategies because they would allow
the potential for more housing units near transit in the future.
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Consideration 3: Zoning Compatibility with Adjacent Properties

The subject properties are located in the Bryant neighborhood, which is characterized by a rich
collection of architectural styles and a wide variety of land uses, with a strong commercial
presence along 400 South. Compatibility with adjacent properties was emphasized repeatedly in
the applicable general plans and was the primary concern identified by the Community Council
and residents during the early notification period. Based on an analysis of the surrounding
neighborhood context and infrastructure capacity, staff finds that the requested map
amendments will be compatible with adjacent properties.

Context
The subject properties are surrounded by a mix of residential, commercial, and institutional uses.

North:
e The properties in the RMF-35 district
SR-3 RMF-35 immediately to the north include a single-

family home (350 S. 800 E.) and a legal
nonconforming 4-plex (346 S. 800 E.).

nde N Ave

RME-35 RME-35 e The north side of Linden Avenue consists
primarily  of  single-story  residential
TSA-UN-T development in the SR-3 zoning district.
East:
TSA-UN-T

e Across 800 E. is a drive-through restaurant

(809 E. 400 S.) in the TSA-UN-T zoning
40018 districtc and single- and multi-family
residential units in the RMF-35 zoning district.

South:
e Across 400 S. is a meetinghouse for a church
TSA-UN-C (420 S. 800 E.) in the CS zoning district.

West:
e A multi-family residential development (765 E.

Vicinity Zon?ng Map 400 8S.) is located on the neighboring property
(rezone area in yellow) to the west in the TSA-UN-T zoning district.

CS TSA-UN-C

Buffer & Height

An increase to the maximum allowed building height is the most significant difference proposed
by this request. The proposed TSA-UN-C district permits buildings up to 75’ in height with a
possibility to add one additional story for projects with a qualifying development score. The
distance between the northern boundary of the proposed rezone and the SR-3 Residential Zoning
District on Linden Avenue is approximately 170’. 800 East provides a similarly wide buffer
between the subject area and the residences to the east. If approved, the rezone area would be
surrounded by RMF-35 and TSA-UN-T zoning districts, both of which create a transition of height
and density between small scale residential development already established in the area and new
development on 400 South. Because of the considerable distance to Linden Avenue and the single
and two-family districts, this rezone request is consistent with the 400 South Livable
Communities Project’s guidance.
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Infrastructure & Water Use

The City’s long range plans state that new development should be located in areas with existing
infrastructure and amenities. The subject property is approximately halfway between the
University of Utah and the City’s Central Business District, with two light rail stations within
about a quarter mile in either direction. The site is also served by the 900 South bus route a block
to the east. Cyclists can use the shared bike lane (“sharrow”) markings on 800 East to access the
bike lanes on 300 South when travelling east or west. The transportation infrastructure serving
the site is adequate to accommodate new development.

Public Utilities staff reviewed the rezone request and did not identify any particular issues with
the proposal related to utility infrastructure. Any future proposal to develop the property will be
required to provide utilities in compliance with Salt Lake City Department of Public Utilities
(SLCDPU) standard practices. The Public Utilities review stated that “a watermain and sewer
main upsize is highly likely for this project and its scope and extent will be determined once the
water and sewer demands are submitted by the applicant.” Although new development in this
location may necessitate new utility upgrades, the 2020 Salt Lake City Water Conservation Plan
acknowledges that increases in density “may significantly decrease per capita outdoor water use,
even if water use patterns do not otherwise change.” A rezone to increase density at this location
will be consistent with City goals related to responsible water use.

Consideration 4: Community Input

It is worth noting that this request is not the first time redevelopment of the property has been
under consideration by the City. Several redevelopment proposals have been considered over the
years, with each subsequent iterations redesigned based on feedback from the community.

In 2013, the Hardage Group applied to rezone all five of the parcels between 400 S. and Linden
Ave. along 800 E to TSA-UN-T. The plans submitted with the rezone proposed a 6-story, 60-unit
apartment complex, which was met with considerable opposition. At the request of the Central
City and East Central Community Councils, the applicant withdrew the application to redesign
the project.

In 2014, a Planned Development was proposed for the five properties along 800 East between
Linden Avenue and 400 South, with no rezone. The proposed design included 47 multi-family
residential units, with apartments located within the TSA-UN-T zone and townhomes in the RMF-
35 zone. The request to build within the existing zoning districts was also met with opposition
from the community. The Planned Development was ultimately approved by the Planning
Commission, but no further permit applications were submitted.

Since that time, the 400 South corridor has seen additional high-density and mixed-use projects
developed, including several within a block of the subject properties. Additional TSA-UN-C
projects have also been recently proposed further to the east. The project has been redesigned to
reflect these development trends along the corridor.

The East Central Community Council remains opposed to development on this site and has
submitted a letter detailing their concerns. The applicant has met with the Community Council in
an effort to include some of their requests in the future design. Notably, the applicant has
indicated a willingness to preserve the 4-plex on the corner of Linden & 800 East and rezone only
the southeast corner of the block to provide a buffer from the existing residential neighborhood
to the north.
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STAFF RECOMMENDATION

Based on the information and findings in this report, staff recommends that the Planning
Commission forward a positive recommendation to the City Council for the proposed Zoning and
General Plan Map Amendments.

NEXT STEPS

The Planning Commission can provide a positive or negative recommendation for the proposal
and, as part of a recommendation, can add conditions or request that changes be made to the
proposal. The recommendation and any requested conditions/changes will be sent to the City
Council, which will hold a briefing and additional public hearing on the proposed zoning and
future land use map changes. Then, the City Council may modify the proposal and approve or
deny the proposed map amendments. If ultimately approved by the City Council, the changes
would be incorporated into the official City Zoning and future land use maps. However, if the City
Council does not approve the proposed amendments, the properties could still be developed
under their current zoning.
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ATTACHMENT A: Vicinity Map

Vicinity Map

Affected Properties
- Proposed Rezone Area [

Salt Lake City Planning Division 8/17/2023
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ATTACHMENT B: Application Materials
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ATTACHMENT C: Property and Vicinity
Photos
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(Looking west down Linden Ave. from 800 E.)
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ATTACHMENT D: Zoning District Comparison

General Zoning Standards

A majority of the zoning standards in the TSA district remain the same whether a property is in a
Transition or Core Area. Setbacks, lot width, lot size, landscaping, and design standards are the
same for all TSA districts. The primary differences between Transition and Core Areas are the height
standards, allowed uses, and parking requirements.

Purpose
Within the TSA Transit Station Area zoning district, transit stations are categorized into station

types (Urban Center, Urban Neighborhood, Mixed Use Employment Center, or Special Purpose).
Each station typically also includes a core area and a transition area. The transition areas are
intended to allow a moderate level of development intensity and act as a buffer to surrounding
neighborhoods, while the core areas are intended to allow more intense development.

21A.26.078.A.2. Transition Area: The purpose of the transition area is to provide
areas for a moderate level of land development intensity that incorporates the
principles of sustainable transit oriented development. The transition area is intended
to provide an important support base to the core area and transit ridership as well as
buffer surrounding neighborhoods from the intensity of the core area. These areas
reinforce the viability of the core area and provide opportunities for a range of housing
types at different densities. Transition areas typically serve the surrounding
neighborhood and include a broad range of building forms that house a mix of
compatible land uses. Commercial uses may include office, retail, restaurant and other
commercial land uses that are necessary to create mixed use neighborhoods.

21A.26.078.A.1. Core Area: 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 station as a lively, people oriented place. The core area may mix ground floor
retail, office, commercial and residential space in order to activate the public realm.

Height

In TSA Districts, a minimum height is required for properties with frontage along a fixed rail line.
There is no minimum height in transition areas, but a minimum height of 25’ is required for core
areas. The maximum height is 50’ in transition areas and 75’ in core areas. Projects that receive a
qualifying development score are eligible for an increase in height of one story of habitable space.

TSA-UN-T TSA-UN-C

b

Minimum Height o’ 25

b b

Maximum Height 50 75
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Land Use

For ease of comparison, only the land use classifications that would change as a result of the rezone
request are listed below. All other land uses would remain the same in either TSA district (see Table
21A.33.035: Table of Permitted and Conditional Uses for Transit Station Area Districts).

Use TSA-UN-T TSA-UN-C
?1?11;):?33: }2lfr51(e)gtsquare feet in floor area) Cometisiome.| Dis2 Pemmitied sz
Brewpub (more than 2,500 square feet in floor area) Conditional Use = Permitted Use
Distillery Conditional Use =~ Permitted Use
Tavern (more than 2,500 square feet in floor area) Conditional Use  Permitted Use
Winery Conditional Use ~ Permitted Use
Pet cemetery Permitted Use -
Bakery, commercial - Permitted Use
Bio-medical facility - Permitted Use
Commercial food preparation - Permitted Use
Crematorium - Permitted Use
Dwelling, Single-family detached Permitted Use -
Mobile food court - Permitted Use
Parking, Commercial (if located in a parking structure) - Permitted Use
Radio, television station - Permitted Use
Small brewery Conditional Use = Permitted Use
Stadium - Conditional Use
Storage, self Permitted Use -
Theater, live performance Conditional Use = Permitted Use
Theater, movie - Permitted Use
Woodworking mill Permitted -
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Setbacks

There are no zone-specific differences in setback requirements between the transition and core
areas. On corner lots, the property owner declares which lot lines are the front and corner side
yard lines. The setbacks required for a future development after the lots are consolidated will be
as follows:

RMF-35 TSA

Front Yard (800 E.) 20’ None, and at least 50% of the street
facing building facade must be within

Corner Side Yard (800 E.) 10’ 5’ of the property line

Front Yard (400 S.) N/A 10’, and at least 50% of the street
facing building facade must be built

Corner Side Yard (400 S.) N/A to the minimum

Interior Side Yard 10’ None

Rear Yard 25’ None

Parkin

The Off Street Parking standards establish parking requirements based on the specific land use
proposed. As previously noted, no specific land use is under review with this application, so the
overall parking differences for all land uses should be evaluated. Generally speaking, the TSA-UN-
C district does not have parking minimums, so the rezone request would constitute a change from
a context with low minimum parking requirements to a context with no minimum parking
requirements, for both residential and commercial uses. Because new development is likely to
include a multi-family residential component, a comparison of the multi-family parking
standards is provided below:

TSA-UN-T TSA-UN-C

(Urban Center Context) (Transit Context)

Studio: No Minimum
1 bedroom: 0.5 space per DU No Minimum
2+ bedrooms: 1 space per DU

Minimum Parking
(Multi-family)

All Contexts:
Studio & 1 Bedroom: 2 spaces per DU
2+ bedrooms: 3 spaces per DU

Maximum Parking
(Multi-family)

Minimum Bicycle

. 1 per 3 units 1 per 2 units
Parking per3 P
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ATTACHMENT E: Analysis of Standards

GENERAL PLAN AMENDMENTS

State Law, Utah Code Annotated, Title 10 Chapter 9a, requires that all municipalities have a
general plan. However, there is no specific criteria relating to general plan amendments. The City
does not have specific criteria relating to general plan amendments. However, City Code Section
21A.02.040 (Effect of Adopted Master Plans or General Plans) addresses this issue in the
following way:

All master plans or general plans adopted by the planning commission and city council
for the city, or for an area of the city, shall serve as an advisory guide for land use
decisions. Amendments to the text of this title or zoning map should be consistent with
the purposes, goals, objectives and policies of the applicable adopted master plan or
general plan of Salt Lake City. (Ord. 26-95 § 2(1-4), 1995)

While a general plan amendment petition is not required as part of a zoning amendment
application, this petition has been submitted to maintain consistency “with the purposes, goals,
objectives, and policies of the city as stated through its various adopted planning documents.”
Without a general plan amendment, the applicant’s proposal to rezone the subject properties to
accommodate a higher density, transit-oriented development would not align with the Central
Community Future Land Use Map. The subject properties are currently identified as “Medium
Density Transit Oriented Development (10-50 dwelling units/acre)” and “Medium Density
Residential (15-30 dwelling units/acre). The request would amend the future land use map to
“High Density Transit Oriented Development (50 or more dwelling units/acre)” for the two
southern properties (775 E. 400 S. and 370 S. 800 E.) and the southern 3’ portion of 354 S. 800
E. The Central Community Master Plan defines high-density transit-oriented development as:

High-density transit-oriented development: High-density TOD (dark sage green
on map) is the same concept as medium-density TOD except at a greater scale. These
areas are in centers of high population where pedestrians are more concentrated.
Building heights are established for high density and higher intensity office or
commercial uses. They have a maximum of three floors of office or retail space with
multiple floors of residential uses above. The intent is to create a revived downtown and
strengthen the livability of the Central Community. High-density transit-oriented
development supports residential land uses with a density range of 50 or more dwellings
per acres.

The proposed general plan amendment has been included in this request to provide consistency
between the Central Community Master Plan and the proposed zoning designation of the subject
property. State law requires that a public hearing with adequate public notice be held by the
Planning Commission prior to forwarding a recommendation to the City Council for any general
plan amendment. The required process and notice requirements have been met.

PLNPCM2023-00223
PLNPCM2023-00401 21 October 25, 2023



ZONING MAP AMENDMENTS

21A.50.050: A decision to amend the text of this title or the zoning map by general amendment
is a matter committed to the legislative discretion of the City Council and is not controlled by any
one standard. In making a decision to amend the zoning map, the city council should consider
the following:

1. Whether a proposed map amendment is consistent with the purposes, goals,
objectives, and policies of the city as stated through its various adopted planning
documents;

Discussion:
As discussed in Key Consideration 2, staff finds this application to be consistent with the vision of
the relevant planning documents.

Plan Salt Lake contains guiding principles that encourage growth and redevelopment, with
emphasis on promoting higher densities in areas served by transit.

The Central Community Master Plan encourages transit-oriented development along the 400
South corridor but stresses the importance of new multi-family development being compatible
with the surrounding area.

The 400 South Livable Communities Station Area Plan supports Core Areas being located within
/4 mile of transit stations and high densities along 400 South, but also notes that taller buildings
could impact privacy and solar access to the lower-scale residential areas.

Housing SLC recommends increasing density near transit corridors and allowing higher densities
in mixed-use zones. The plan also established a goal of entitling 10,000 new housing units by 2027.

In addition to their zoning map amendment application, the applicant has submitted a general
plan amendment application to change the future land use designation of the subject area to “High
Density Transit Oriented Development.” If the general plan amendment is approved, the zoning
change will be consistent with the future land use map.

Finding: Complies
The proposal is consistent with the purposes, goals, objectives, and policies of the city as stated
through its various adopted planning documents.

2. Whether a proposed map amendment furthers the specific purpose statements of
the zoning ordinance.

Discussion:
21A.02.030 General Purpose and Intent of the Salt Lake City Zoning Ordinance
The purpose of the zoning ordinance is to promote the health, safety, morals, convenience, order,
prosperity, and welfare of the present and future inhabitants of Salt Lake City, to implement the
adopted plans of the city, and, in addition:

A. Lessen congestion in the streets or roads;

B. Secure safety from fire and other dangers;

C. Provide adequate light and air;

D. Classify land uses and distribute land development and utilization;

E. Protect the tax base;

F. Secure economy in governmental expenditures;
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G. Foster the city’s industrial, business and residential development; and
H. Protect the environment.

The proposal is expected to further the general purposes of the zoning ordinance. The additional
density that would be possible as a result of this request is in a location that makes it possible for
residents to use transit rather than driving, which would support the goals of lessening congestion
in the streets or roads, and improving air quality to protect the environment. The request also
increases the redevelopment potential of a vacant commercial property, which would foster
residential development and broaden the tax base by creating new housing opportunities for future
residents.

Finding: Complies
The proposal generally furthers the purpose statements of the zoning ordinance.

3. The extent to which a proposed map amendment will affect adjacent properties;

Discussion:

The proposed amendment is intended to increase the development potential of the subject
properties. The impacts of a development in the TSA-UN-T District and TSA-UN-C District are
generally expected to be similar. Potential negative impacts associated with the additional height
will be buffered from the nearby small-scale residential neighborhood by the existing RMF-35 and
TSA-UN-T zoning districts abutting the subject properties. The additional height is consistent with
the development pattern along 400 South and is appropriate at the proposed location on the corner
of the block.

Finding: Complies
As discussed in Key Consideration 3, the site is expected to adequately support future development
without negative impacts to adjacent properties.

4. Whether a proposed map amendment is consistent with the purposes and
provisions of any applicable overlay zoning districts which may impose additional
standards;

Discussion:

21A.34.060: Groundwater Source Protection Overlay District: The purpose of this section is to
protect, preserve, and maintain existing and potential public drinking groundwater sources in
order to safeguard the public health, safety and welfare of customers and other users of the City’s
public drinking water supply, distribution and delivery system.

The Groundwater Source Protection overlay imposes additional requirements for recharge areas
and protection zones. The proposed amendment does not conflict with the purpose of this overlay.

Finding: Complies
The map amendment doesn’t conflict with any overlays that affect the property.
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5. The adequacy of public facilities and services intended to serve the subject
property, including, but not limited to, roadways, parks and recreational facilities,
police and fire protection, schools, stormwater drainage systems, water supplies,
and wastewater and refuse collection.

Discussion:

Roadways

The City’s Transportation division reviewed the applicant’s zoning amendment proposal and did not
note any issues or concerns related to roadway capacity. Transportation staff did make note of the zoning
amendment’s reduction of minimum parking requirements.

Parks and Recreation Facilities

The park nearest to the subject site is Gilgal Gardens, approximately .2 miles away across 400 South.
Additional parks in the area include Faultline Park and Victory Park to the east and 6t East Park to the
northwest.

Police and Fire Protection

The Police Department and fire code reviewers did not note any issues or concerns specific to the zoning
amendment request. Fire code reviewers indicated that additional review would be required when a
development design has been submitted. The Police Department recommended that the property
manager develop plans for property maintenance and enforcement after final approvals are complete.

Schools

Bennion Elementary School is approximately 0.1 miles from the subject site, south of 400 South. Bryant
Middle School is located approximately 0.5 miles to the north. East High School is approximately 1.5
miles away.

Stormwater, Water Supply, Wastewater & other public facilities, and services

The City’s Department of Public Utilities did not note any issues or concerns with the proposed zoning
map and master plan amendment. System upgrades may be required to support the development and
will be determined during building permit review.

Refuse Collection
The applicant will need to provide adequate waste-removal facilities with any development application

Finding: Complies
The City’s public facilities and services have adequate capacity to serve the additional density that
would be allowed with this rezone.
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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:

e July 6, 2023 — The East Central Community Council was sent the 45-day required notice
for recognized community organizations. The Community Council comments are attached
to this report for review and consideration.

e July 10, 2023 — Property owners and residents within 300 feet of the development were
provided early notification of the proposal.

e July — August 2023 — The project was posted to the Online Open House webpage.

Notice of the public hearing for the proposal included:

e October 13, 2023
o Public hearing notice signs were posted on the property.
e October 13, 2023
o Public hearing notice mailed.
o Public notice posted on City and State websites and Planning Division list serve.

Public Input:

The East Central Community Council submitted a letter in opposition to the request. The
Community Council comments contend that the proposal is inconsistent with the goals of the
Central City Master Plan and Housing SLC, that it does not further the purpose statements of the
TSA districts, and that it would negatively affect adjacent properties.

In addition to the Community Council letter, staff received seven written comments from
residents in opposition to the proposal. Residents expressed concerns about neighborhood
character, traffic, construction, light, affordability, sustainability, parking, and historic
preservation. The public comments have also been attached to this report for review.
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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: Scott Weiler, PE // Engineer VII // scott.weiler@slcgov.com

No objections.

Building: Heather Gilcrease // Building Systems Analyst II // heather.gilcrease@slcgov.com

There are no comments for Building Code during this phase of the development process.

Fire: Douglas Bateman // Fire Protection Engineer // douglas.bateman@slcgov.com

No comments related to the Zoning amendment.

Additional comments for design review:

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.

Fire apparatus access roads shall have an unobstructed width of not less than 20 feet for
buildings 30-feet and 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, outside is 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 roof surface
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shall be determined by measurement to the eave of a pitched roof, the intersection of the
roof to the exterior wall, or the top of parapet walls, whichever is greater. Some exceptions
have been added by SLC; those can be obtained from this office.

e 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.

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

e Any occupied floor or rooftop greater than 75-feet above the lowest level of fire department
access will be considered a high rise and will need to meet all applicable requirements

Transportation: Jena Carver, PE // Transportation Engineer // jena.carver@slcgov.com

I am concerned that a change to TSA core zone eliminates the requirement for on site parking.
The property is not located in a core zone where parking can be absorbed by other uses and the
transit availability is not as high as in the urban core.

Sustainability: Debbie Lyons // Sustainability Director // debbie.lyons@slcgov.com

Sustainability has no comments on this application.

Police: Lieutenant Andrew Cluff // Executive Officer to the Chief // Andrew.cluff@slcgov.com

I don’t have any issues with the requested rezone from a public safety standpoint. The plans look
good. The only recommendations I would have are once final approvals are given and
development begins that the property manager reach out to the Police Department to open
communication and develops plans for enforcement of the property, ensure a good maintenance
plan is in place to mitigate crime through environmental design i.e.-cutting back trees and such.

Public Utilities: Ali Farshid, PE // Development Review Engineer // ali.farshid @slcgov.com

Public Utilities has no issues with the proposed rezoning.

Additional comments have been provided to assist the applicant in obtaining a building permit
and for the development phase. The following comments are provided for information only and
do not provide official project review or approval.

e Public Utility permit, connection, survey, and inspection, and drainage connection fees
will apply. You may call 801-483-6727 to obtain the latest fee schedule.

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

e 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.

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

e Parcels must be consolidated prior to permitting.
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e Site utility and grading plans will be required for building permit review. Site utility plans
should include all existing and proposed utilities, including water, irrigation, fire, sewer,
stormwater, street lighting, power, gas, and communications. Grading plans should
include arrows directing stormwater away from neighboring property. Please refer to
APWA, SLCDPU Standard Practices, and the SLC Design Process Guide for utility design
requirements. 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.

e Applicant must provide fire flow, culinary water, and sewer demand calculations to
SLCDPU for review. The public sewer and water system will be modeled with these
demands. If the demand is not adequately delivered or if one or more reaches of the sewer
system reach capacity as a result of the development, a water/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 and may be
downstream of the project. A watermain and sewer main upsize is highly likely for this
project and its scope and extent will be determined once the water and sewer demands are
submitted by the applicant.

e Site stormwater must be collected on site and routed to the public storm drain system.
Stormwater cannot discharge across property lines or public sidewalks.

e 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).

e A Storm Water Pollution Prevention Plan (SWPPP) will be required. It is recommended
to use the State of Utah SWPPP template. Ensure that it includes all relevant contacts, the
Utah State Construction General Permit, Salt Lake City Notice of Intent (NOI), any
relevant figures, and is signed by the Author, Owner, and Operator.

e A stormwater detention, retention, and treatment is required for project with 1 acre or
larger footprint. A full Technical Drainage Study must be submitted for this project to
discuss, quantify, and provide calculations and a basis of design for these requirements.

o Installation of street lights may be required for this project. Please contact the SLCDPU’s
Street Light Program Manager at David.Pearson@slcgov.com or +1-801-483-6738 for
more information.

e There will be more detailed Public Utilities comments which will be provided once the
project is officially submitted to the city for review.
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