Staff Report

PLANNING DIVISION

To: Salt Lake City Planning Commission

From: Cassie Younger, Senior Planner, cassie.younger@slcgov.com
Date: January 10, 2024

Re: PLNPCM2023-00586

PROPERTY ADDRESS: 1665 W California Ave
PARCEL ID: 15-15-201-084-0000

MASTER PLAN: West Salt Lake

ZONING DISTRICT: CC Commercial Corridor

REQUEST:

The applicant, Jared Forsyth of RAD Architects, representing the property owner, is requesting
additional height in the CC Zone. The Commercial Corridor has a height limitation of 30’°, which
allows an additional 15’ through the Design Review process for a total of 45’ in height, according
to the standards outlined in 21A.26.050.F.

RECOMMENDATION:

Staff recommends approval of the request with the following conditions:
1. The dumpster shall be screened and enclosed with compatible building materials.

2. Complete lighting and signage plan to be approved by staff during time of Building Permit.
ATTACHMENTS:

ATTACHMENT A: Vicinity Map

ATTACHMENT B: Plan Set

ATTACHMENT C: Property and Vicinity Photos

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

. ATTACHMENT G: Department Review Comments
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PROJECT DESCRIPTION

The proposed development is a four-story, 24-unit residential building near the intersection of
California Ave and Redwood Road. All of the units will be studio apartments, ranging from 300-
350 square feet per unit. 24 parking stalls will be provided in the lot behind and to the side of the
building. The proposed building is 45’ in height, which is allowed in the CC Zone with the Planning
Commission's approval through the Design Review Process.

The building is situated at the 15’ yard setback, close to the sidewalk, and has a main entrance accessible
to pedestrians along California. A dog walk and outdoor seating area are provided near the sidewalk.
While Parking is located primarily behind the building, but due to the irregularly shaped lot, it will still
be visible from the street.

Building materials are a mix of stucco, brick, and cement board siding with metal accents. Windows
are recessed and accented with paneling in the middle of the facades, and balconies are provided on all
sides. While the north elevation towards California Ave is the only street-facing facade by property
lines, many of the other facades will be visible from the street given the surrounding properties are
undeveloped open space. A high solid to void ratio, balconies, recessed windows, and material variation
are provided on all facades of the building.

Neighborhood Context

The existing property is currently being used as a car wash facility. There is a mix of commercial
and residential along Redwood Road and California Ave. While the properties along Redwood
Road are primarily commercial, including a bank across the street, there is single-family directly
adjacent to the subject property to the east. While some commercial properties exist along
California, this stretch of California quickly transitions from a largely commercial district to a
single-family residential context from west to east.

The surplus canal is located directly south and west of the subject property, with the properties
adjacent to the development belonging to Salt Lake County.

Existing Access & Easements

There is an existing driveway access on the east side of the property that is currently being used
for the car wash. While the access has been used by this property for several years, the property
owner has not shown any proof of the right to access this portion of the property. The current site
plan does not show this being used to access the proposed development.

The current building is located within an existing recorded utility easement. The applicant is in
the process of relocating this easement and has been in communication with the Department of
Public Utilities on this subject. The relocation of this easement will be processed during the
Building Permit review.

APPROVAL PROCESS AND COMMISSION AUTHORITY

This project is subject to Design Review approval per Salt Lake City Code Chapter 21A.59. The
Design Review process requires review and approval from the Planning Commission
before the proposal can proceed with a building permit. The Planning Commission may approve
the Design Review request as proposed or may impose conditions necessary or appropriate for
the Design Review to comply with the standards. The Planning Commission may deny an
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application for a Design Review if it finds that the proposal does not meet the purpose or
standards for Design Review in Chapter 21A.59.

KEY CONSIDERATIONS

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

1. How the proposal implements city goals and policies identified in adopted plans.

2. Compliance with Zoning requirements

Consideration 1: How the proposal implements city goals and policies identified in
adopted plans.

Plan Salt Lake

Plan Salt Lake is a comprehensive, citywide plan designed to manage the City’s growth. The plan
establishes a set of policies and initiatives that work to carry out a shared vision for the future.
The following goals and initiatives support the proposed development:

Growth

¢ 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

Housing

e Direct new growth towards areas with existing infrastructure and services that have
the potential to be people-oriented
¢ Enable moderate density increases within existing neighborhoods where appropriate

The proposed development provides a mix of land uses in this area. While commercial and single
family exist in the neighborhood, there are not a lot of moderate-sized multifamily buildings, so
this development is providing a housing option not readily available in the neighborhood. The
redevelopment of this site is taking an under-utilized site and replacing it with needed housing
where infrastructure exists. The West Side Plan, as outlined below, encourages moderate-density
housing on this side of Redwood Road.

West Salt Lake (2014)

The Westside Master Plan envisions the future of the Glendale and Poplar Grove neighborhoods
as a home to a diverse mix of people, a growing collection of commercial centers, and a variety of
public spaces.

Specific goals listed in this plan are encouraging mixed-use neighborhoods and community
nodes, and promoting redevelopment that meets the community’s vision.

Redwood and California Ave, the location of the proposed development, is listed as one of these
important nodes. It notes the constraints of this node due to the Surplus Canal, and that this
intersection may act as a “hybrid node” with both commercial and single-family residential
present in this area. It also states that due to these reasons, the “east side of Redwood Road is
one of the few places in the Westside where residential density can be significantly increased”.
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The plan goes on to state that the lack of residential density in the area is contributing towards
the lack of successful, thriving commercial nodes, and specifically states that Redwood Road is a
perfect place for higher-density development to occur to spur future successful commercial
development. “Low residential densities over an entire community reduce the likelihood of
commercial expansion in the area because, in many cases, the population is not enough for a
business to thrive. They also reduce the likelthood of generating enough transit trips to justify
investment in new and better public transit. [...] Since Redwood Road is one of the few places
in the Westside that can accommodate additional residential density, the corridor’s
redevelopment is key to both establishing a base for more diversified commercial options and
to offering the multifamily housing options that are severely lacking elsewhere in the
community.” (Page 52 of West Side Plan)

The proposed development meets the goals and initiatives of this area in the Master Plan by
incorporating multi-family housing where possible along these hybrid commercial/residential
corridors on the west side.

Consideration 2: Compliance with Zoning Requirements

Compliance with development standards in the CC Zone is outlined in Attachment D. According
to section 21A.26.050.F, additional heights up to 45’ may be allowed in conformance with the
Design Standards in 21A.59 and if the Planning Commission finds that the increased height will
result in improved site layout and amenities. Asking for additional height subjects a project to all
of the design standards listed in 21A.59.

The applicant has provided an improved site layout by placing the building near the street with
parking behind, which is not required in the CC zone. The applicant has provided a dog run and
an outdoor patio for its residents as amenities that also enhance the streetscape and pedestrian
experience along California Ave by bringing activity closer to the sidewalk.

Additionally, if an additional floor is approved, increased landscaping shall be provided over and
above that which is normally required, equating to 10% of the area of the additional floor. The
additional floor in this case requires an additional 278 SF of landscaping, which they have
provided. [See landscaping plan in Attachment C ]

The only design standard requirements that are noted in Design Standards Table for Commercial
Zones are Building entrances and Parking lot lighting. The first requires that there is an operable
building entrance with an entry feature at each street-facing facade. The second requires that all
parking lot lighting poles cannot exceed 16’ and light must not encroach onto residential
properties. Both of these design standards are met with this proposal.

The building includes design elements like balconies on stories above the ground floor, varying
building materials, and a high window-to-void ratio that allows a high amount of transparency on
all sides of the building. While this is not designated as a corner lot, it will have a high amount of
visibility from Redwood Road. The building provides four-sided architecture with a high amount
of variability, detail, and transparency on all sides.

STAFF RECOMMENDATION
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The proposal is generally in line with the intended purpose of the CC zoning district, meets the
established Design Review standards, and is compatible with the city's various general plans. The
requested modifications adhere to the applicable standards of review outlined in 21A.59, and
efforts have been made to address and mitigate these modifications by incorporating design
elements aimed at enhancing the pedestrian experience, street-facing facade, and architectural
features.

NEXT STEPS
Approval of the Request

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.

Denial of the Design Review Request

If the design review is denied, the applicant cannot proceed with the project as designed and will be
required to meet the design standards of the underlying zoning ordinance in order to develop the
property.
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ATTACHMENT A: Vicinity Map

It should be noted that the city’s mapping system is not showing the property lines correctly. The subject
property is located entirely within the CC Zone. See the site plan for an accurate survey.

Vicinity Map
I =¥

Subject Property
Zoning Districts
cC Com m ercial Cornidor

-'.. | 5 3 I|=., 5
5R-3 Special Development Pattemn Residentizl RS ﬂ 5 ‘2@

R-17,000 Single-Family Residential

Salt Lake City Planning Division 8/24/2023

PLNPCM2023-00586 January 10, 2024



ATTACHMENT B: Plan Set
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PSRy Street, Heber, Lehi, & Ogden Landscape Yards. Sizes vary per | TYP. 5%%@5@%\\ g 7 ! , <
lacation. Products are also available in bags at the Beck ﬁ/&éﬁéﬁ “~— BASE COURSE COMPACTED \t “‘{1 NO SOIL ON TOP OF ROOTBALL
B R TO 95%
_—]=l; b i ]_[ o ]_l; T Street & Ogden Landscape Yards. ° -~ (. ‘
I=I=1E A ‘ o PR N —— LANDSCAPE ROCK OVER
=== IR == 90% COMPACTED " "
RIRRIIE] z NOTE: CONSTRUCTION STRIKE SUB-GRADE BARRIER FABRIC ~ "DEWITT CO. PRO 5 2023-066

GEOTEXTILE FABRIC JOINT EVERY 5 LF (TYP)

100% POLYESTER CONTINUOUS

—— INSTALL 3' THICK SOIL RING TO
"DEWITT CO. PRO 5" CAPTURE WATER.
TN G B R A o BACKFILL SOIL MIXTURE. MIXED TOGETHER
[ BEFORE PLACEMENT:
1 PARTNATIVE SOIL.
SC OC CO C C AR R T P = e 2 PART IMPORTED RICH LOAM TOPSOIL
LANDSCAPE ROCK DETAIL NCRETE CURB DETAIL Sl e I
MmMmmWiﬂmMﬁMmﬂmﬂ_mMmMmL
s e e s e e e e s e TREE BASE PROTECTION
=i = === =] E=]=] 00T BALL
COMPACTED CHAT /TSPTLEY PRE-EMERGENT SIEIEISIEISEEIESIEIISNE 3 DIAMETER (1) REMOVE TOP 4 OF BURLAP.
COLOR/ WASATCH GRAY :LESRT?JLCLETEl OPEIOR O X ROOT BALL DIAVETER SHREDDED BARK MULCH STAMP
[ SUBMIT SAMPLE FOR APPROVAL e . SRR e L s — (NO LANDSCAPE ROCK] '—7 /7 SHREDDED BARK MULCH
WIDTH VARIES KER F : = REVISIONS
I (SEE PLAN] 801-409-9500 I Chat Wasatch Grey 1P OF SO PAD 1/2° LANDSCAPE RO(:'!E)?\;VElsT o o s
2" THICK : : ks i TIGHT EDGES BELOW ABUTING HARD SURFACE BARRIER FABRIC .
| Chat Wasatch Grey is a 3/8" minus which is perfect for P LAN TI N G D ETAI L
..... g _ R ] compacted pathways. This product is sold at the Beck Streat ) S SATTI=N e B NSTALL 5 THICK SOILRING TO
5825 b i o B0 & Ogden Landscape Yards, Product is also available in bags. 4 THICKTOPSOLL :m:mzw m:m:ﬂ: CAPTURE WATER.
ﬂ#ﬂ@@iﬂ? % ﬂiigizﬁ-%ﬁﬁ: === —|[[ = [[=]|  sACKFLLSOL MXTURE. MIXED TOGETHER
T AT =T SN S ‘ — == —[[—] |3 BEFOREPLACEMENT
IEIEIEIEIEEEIEIEEEEEEIEIEIEIE e e e S A T D e 1 PART NATIVE SOIL.
, NS =] === == STEEL EDGE RESTRAINT m:m:m: mmmerg :m:m_L 2 PART IMPORTED RICH LOAM TOPSOIL
I]G()%(%TFE’)gll_l?EIESFﬁE?QRé:C?NTH\IUOUS SSTMEPAEI?T':‘S] "THICK LIFTS l:_:m:m:m:m:m:m_ < BELGARD PAVERS :M:M:Q: :_:_g:&_: é:@:&: 1 PART RICH ORGANIC MATERIAL
DEWITT CO. PRO 5 APPLY WATER PRIOR TO COMPACTION sll=) === === STYLE SELECTED BY OWNER e e e e e e |
EXISTING SUBGRADE COMPACTED ALLOWTO DRY BEFORE NEXT LIFT |E| | |E| | |E| | |E| | |E| | |E| | |E| | |E i CONTRACTOR TO PROVIDE SAMPLES :m:m:u:m:m:m:m::m:m:m:
TO 90% MINIMUM NOTE: PLANTING BEDS BT T T e T T [ ] i H u ﬂ WWW. BELGARD.COM | | |:| | |:| | |::| | |:| | |:| | |:| | |:| | |:| | |:| | |:|
COMPACT IN 2" THICK LIFTS % TTERAT = === == H
APPLY WATER PRIOR TO COMPACTION %\
LIGHTLY COMPACT W/ HAND TAMPER ORI ' 3XROOT BALL DIAMETER
o BEDDING SAND TYP.
CHAT ROCK DETAIL LAWN/ SOD DETAIL Y
Q Q 50 \ Q TREE PLANTING DETAIL
COMPACTED AGGREGATE
BASE 5" MIN. 90% COMPACTION
SLEEKFENCE™ ALUMINUM FENCE SYSTEM
L 76 112" | @ \
Rt L= \
i # B \\_ POST cAP INSTALL PER MANUFACTURES SPECS SSQ”EQXSED SOIL
POST HEIGHTS AND DETAILS
-P/::.EL HEIGHT OPTIONS| : ;:
: gg' / ;N’IAZ\:L TIHICKNESS 0.138"
+ CUSTOM = "4
Q PAVER PATIO DETAIL
-
! o € SLEEKFENCE
5"x8" BASEPLATE . N - y o = B . B - e —— -
/‘ Ail,um_mun Scree.n Fence Panel 3-Loop Wave Style Bike Rack - 5 Bike Capacity, Black
i N I 72" Wide x 46" High
&= _ — — R - Upscale stylish look for downtown shopping and

business districts.

» For stadiums, parks and athletic fields.

MIN. FOOTING DFPTH

« 10-gauge steel with altractive powder coating.
» 2 3/8" diameter bar.

» Mounting hardware included.

ROPES AT TOP OF BURLAP ARE CUT AND
REMOVED.

39“

OPTIONAL
CONCRE |E MOUNI POSI

7 ALUMINUM FENCE
/ POST WITH STEEL
/ BASEPLATE INSERT
/

LANDSCAPE ROCK. NOTTO COVER TRUNK FLARE.

—PosT

3' DIAMETER

OZ Development
Apartment Development

Fic—n ) sEm AL oL T
ﬁ Eﬁ Eﬁ ! GRADE
e oinse. . = }E’;SE%Z?&E‘%G BACKFILL SOIL MIXTURE. MIXED TOGETHER
~ Eﬂgg’\;gﬁ;%ism REQUIREMENTS _‘ ; -.:: 3 IR BEFORE PLACEMENT:
] TR ITR RN [T | PARTNATIVE SOLL
I | o & ) — :| | |E| RRIIIRS 2 PART IMPORTED RICH LOAM TOPSOIL
§ & 1.1smmTfs“wL'§£”A%%;/ | , R mﬁmﬁmﬁ e ereoes — 1 PART RICH ORGANIC MATERIAL
TOP VIEW ) HORIZONTAL SLAT VIEW ! mEmEmE X 1 _\ (R'\?SETI\E\Q;;E 0P )/3 OF
e e [P i e | € SLEEKFENCE | srece couor: ][] I L e I s IS e amicne
72" WIDE BY 89" HIGH " MODEL SIZE BIKE PRICE EACH IN STOCK =) = =] === == ———| |
L P ODEL | pescaprion | | SEE | IE | |PROEEACH ) coupp | INSTOCK T T T T T e T T
SCALE: NTS FIRE RATING: ASTM E84 Class A, NON-COMBUSTIBLE | SUppont@: 1 _ 1 ! . . _l | |_| | |_| | _l | |_| | |_| | |_| | |__| | |_| | |_| | |_ SETILING. an Scape
H-2543BL | 3-loop [43x21/2x39" 5 | 56 | $395 ] $375 | @ Black ~ [[1 |[ADD |
SHIPS VIA MOTOR FREIGHT 3 XROOTBALL DIAMETER D eta i | S
TYP.

O FENCE DETAIL O BIKE RACK DETAIL O TREE PLANTING DETAIL
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LUMINAIRE SCHEDULE

TYPE

DESCRIPTION

MANUFACTURER

CATALOG NUMBER

VOLTS

LAMPS

QTY

MODEL

MOUNTING

VA

NOTES

L20

OUTDOOR WALL PACK

LITHONIA

DSXW1 LED 10C 1000 40K T2M MVOLT

MVOLT

LED

SUPPLIED W/UNIT

WALL 100" AFF

39

L21

OUTDOOR WALL PACK

LITHONIA

DSXW1 LED 10C 1000 40K T3M MVOLT

MVOLT

LED

SUPPLIED W/UNIT

WALL 150" AFF

39

L22

POLE FIXTURE

LITHONIA

DSX0 LED P5 40K T4AM MVOLT

MVOLT

LED

SUPPLIED W/UNIT

WALL 15-0" AFF

89

L23

OUTDOOR WALL PACK

LITHONIA

DSXW2 LED 30C 1000 40K TFTM MVOLT

MVOLT

LED

SUPPLIED W/UNIT

WALL 15-0" AFF

109

NOTES:

THE FIXTURES LISTED IN THIS SCHEDULE REPRESENT THE QUALITY AND TYPE OF FIXTURES DESIRED. EQUALS OF THOSE MANUFACTURERS NOTED IN THE REMARKS
ARE ACCEPTED. FOR THOSE FIXTURES WITHOUT A MANUFACTURE DESIGNATION IN THE REMARK COLUMN THE SUPPLIER MAY SUBMIT A FIXTURE THEY BELIEVE

TO BE EQUAL TO THE ONE SPECIFIED. TO BE ACCEPTABLE THE FIXTURES SUBMITTED MUST BE OF THE SAME TYPE AND MATERIAL AS THAT SPECIFIED AND MUST
RECEIVE APPROVAL FROM THE ENGINEER BY ADDENDUM PRIOR TO BID.

gineering

90 W 500 S #231 580 Bergeson Drive
Bountiful, UT 84010 Blackfoot, ID 83221

Eng@maxxllc.net
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Statistics

Description

Symbol Avg

Max Min

Max /Min

Avg /Min

Foot path

5.0 fe

/.5 fc| 3.2 fc

2.3:1

1.6:1

Foot path

2.0 fc

2.4 fc| 1.2 fc

2.0:17

1.7:1

Parking

1.6 fc

8.0 fc| 0.1 fc

80.0:1

16.0:1
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ATTACHMENT C: Property and Vicinity
Photos
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Subject Property

Subject property — view looking west Existing driveway used as access to the property &
Single family residential directly adjacent to subject property

PLNPCM2023-00586 January 10, 2024
21



Chase bank directly north of subject property across California Ave Residential properties to the north-east of subject property

across California Ave

Surplus Canal to the south and west of the property
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ATTACHMENT D: CC Zoning Standards

CC (Commercial Corridor)

Purpose Statement: Purpose Statement: The purpose of the CC Corridor Commercial District is to
provide an environment for efficient and attractive commercial development with a local and
regional market area along arterial and major collector streets while promoting compatibility with
adjacent neighborhoods through design standards. This district provides economic development
opportunities through a mix of land uses, including retail sales and services, entertainment, office
and residential. Safe, convenient and inviting connections that provide access to businesses from
public sidewalks, bike paths and streets are necessary. Access should follow a hierarchy that places
the pedestrian first, bicycle second and automobile third. This district is appropriate in areas where
supported by applicable master plans. The standards are intended to promote a safe and

aesthetically pleasing environment to all users.

Standard ‘ Requirement ‘ Proposed ‘ Finding

Maximum 45" with Design Review | 45’ Pending

Building Height Design

review

Front/Corner/ 15/15 15/NA

Side/Rear Yard o/10 7/45 Complies

Setbacks

Land.scape yard 15’ on front and corner | 15’ on front yard gl fes

requirement side yards

Off Street Studio and 1-bd | 24 studio units: 24 stalls

Parking & apartments: 1 space per . .

Loa dingg D% P P 5 stall bike rack provided Complies

(21A.44.030.H) Bikes: 1 per 5 units

Landscaping & 7 buffer adjacent to |7 buffer provided along east

Buffering residential. Shade trees | property line; shrubs and trees

(21A.48) every 30’; 4’ shrubs along | every 30’ are provided along | Complies
entire length; solid fence | property line
along property line

10% additional 10% of additional floor | Additional landscaping provided

landscaping with | area = 278 SF =866 SF Complies

increased height

Lighting: Parking | Limited to 16" pole; | Preliminary plan shows | Condition to

lot lighting directed down to | compliance; final lighting plan to | check at
limit trespass on adjacent | be checked at Building Permit Building
property permit

gulldlng Every street facing facade | Entrance along California (S s

nirances

PLNPCM2023-00586
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ATTACHMENT E: Design 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:

A. Any new development shall comply with the intent of the purpose
statement of the zoning district and specific design regulations found
within the zoning district in which the project is located as well as the
City's adopted "urban design element" and adopted master plan policies
and design guidelines governing the specific area of the proposed
development.

Finding: Complies

Discussion:

The purpose of the CC Corridor Commercial District is to provide an environment for efficient
and attractive commercial development with a local and regional market area along arterial
and major collector streets while promoting compatibility with adjacent neighborhoods
through design standards. This district provides economic development opportunities through
a mix of land uses, including retail sales and services, entertainment, office and residential.
Safe, convenient and inviting connections that provide access to businesses from public
sidewalks, bike paths and streets are necessary. Access should follow a hierarchy that places
the pedestrian first, bicycle second and automobile third. This district is appropriate in areas
where supported by applicable master plans. The standards are intended to promote a safe and
aesthetically pleasing environment to all users.

This project provides a residential building sited close to the sidewalk that provides pedestrian
and bicycle access and an inviting walkable design. The design incorporates the design
standards by focusing on the street presence and upgrading the architectural elements on
street facing facades. It complies with both the purpose of the CC zone and the adopted Master
Plans, as discussed above in Key Consideration #1.

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

PLNPCM2023-00586 January 10, 2024
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Discussion:

1. The proposed development is oriented toward the sidewalk and has a main entrance
on California Ave for pedestrians. There is a secondary entrance at the rear of the
building near the parking lot.

2. The building is situated close to the public sidewalk with a setback of 15" and matches
the surrounding development of the neighborhood.

3. Parking is located primarily behind and to the side of 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:

1. Two entrances are on the main floor, including one along the public sidewalk. Other
active uses for this development are near the public sidewalk including the dog run and
outdoor seating area.

2. Glass has been maximized on the ground floor along California Ave to the greatest
extent possible by adding glass along the bedroom units.

3. The windows on the east and west facades have been recessed and are accented by
cement panels and metal frames.

4. The incorporation of dog walking facilities, outdoor patio, and bike parking are located
near the public sidewalk and visible to pedestrians and neighbors, creating an inviting
street presence along California Ave.

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.
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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:

1. Existing development in this area is typically two stories, but newer developments in
this area (along the CC Zone of Redwood) are growing taller. New residential
developments down the street from this property are three and four stories tall.

2. The materials, balconies, and color palette break up the building into different sections
that reduce the visual height and mass of the building.

3. Balconies are present on all facades above the ground floor. Vertical bays of brick are
provided and windows are recessed with cement board siding and metal accents that
differentiate them from the rest of the facade.

4. A high amount of glass is added throughout the building, including the east and west-
facing facades.

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 (breaks in facade)
2. Material changes; and

3. Massing changes.

Finding: Not Applicable

Finding: The proposed development does not have any facades that exceed 200’

Condition(s): None

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

1. Sitting space of at least one sitting space for each two hundred fifty (250) square
feet shall be included in the plaza. Seating shall be a minimum of sixteen inches
(16") in height and thirty inches (30") in width. Ledge benches shall have a
minimum depth of thirty inches (30");

2. A mixture of areas that provide seasonal shade;

3. Trees in proportion to the space at a minimum of one tree per eight hundred
(800) square feet, at least two inch (2") caliper when planted;

4. Water features or public art;

Outdoor dining areas; and

=

6. Other amenities not listed above that provide a public benefit.

PLNPCM2023-00586 January 10, 2024
26



Finding: Not Applicable

Discussion: The proposed development does not include any privately owned public spaces.

Condition(s): None

G. Building height shall be modified to relate to human scale and minimize
negative impacts.

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.

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: Complies

Discussion:
Human Scale

a. The building does not incorporate stepbacks, but does have balconies on all stories
above the ground floor, which adds vertical variation. Parapets of differing sizes also
add variations along the roofline.

b. The color differentiation between the ground floor and the rest of the building, along
with the metal cornice along the roofline, separates the building into a distinct base,
middle and top.

Negative impacts
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a. At four stories, the overall height is not extreme for the neighborhood and does not
overpower other surrounding properties, which are at 28’.

b. The 45’ building only occupies about half the lot due to the irregular shape and does
not cast obstructing shadows on surrounding properties or public space.

c. The height of 45° does not necessitate mitigation to wind impacts on the surrounding
buildings.

Cornice and rooflines:

a. A 6” cornice that will step off the building is provided that helps create interest and a
shadow line for the building.

b. The roofline and shape are compatible with surrounding development, especially along
Redwood Rd.

c. While a green roof is not included, public amenity space has been provided on the
ground floor.

Condition(s): None

H. Parking and 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: The development has one vehicular access and allows for pedestrian and bike
access to the front and side entrances of the building. The bike rack shown in the site plan
needs to be updated to meet Transportation’s Off-Street Parking Manual in order to receive
Building Permit approval.

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 building being served.
Service uses shall be set back from the front line of building or located within
the structure. (See subsection 21A.37.050K of this title.)

Finding: Complies With Conditions

Discussion: The mechanical equipment of this building will be stored on the roof and
screened by parapets. While the dumpster is set back from the front line of the building, due
to the irregular shape of the lot, it will still be visible from street view. Staff is placing a
condition that the dumpster be enclosed with compatible building materials. The landscaping
plan shows that it will also be screened by 4’ tall shrubs and a 6’ evergreen tree.

Condition(s): Waste facility dumpster shall be screened and enclosed with compatible
building materials.

J. Signage shall emphasize the pedestrian/mass transit orientation.
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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

Discussion: The applicant stated that the signage design will comply with this standard. The
signage package will be reviewed separately from this petition, during the building permit
process.

Condition(s): Signage plan to be designated to staff at time of building permit.

K. Lighting shall support pedestrian comfort and safety, neighborhood image,

and dark sky goals.

1.Provide street lights as indicated in the Salt Lake City Lighting Master Plan.

2.0utdoor lighting should be designed for low-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:
1. No street lights are required to be provided
2. Outdoor lighting will not trespass onto nearby properties
3. The applicant has provided a preliminary lighting plan that shows compliance with the
design standards outlined. The plan needs to be updated to fit the current site plan and
will be checked by staff at the time of Building Permit.

Condition(s): Final lighting plan shall be designated to staff at the time of Building Permit

L. Streetscape improvements shall be provided as follows:

1. One street tree chosen from the street tree list consistent with the City's urban
forestry guidelines and with the approval of the City's Urban Forester shall be
placed for each thirty feet (30') of property frontage on a street. Existing street
trees removed as the result of a development project shall be replaced by the
developer with trees approved by the City's Urban Forester.

2. Hardscape (paving material) shall be utilized to differentiate privately-owned
public spaces from public spaces. Hardscape for public sidewalks shall follow
applicable design standards. Permitted materials for privately-owned public
spaces shall meet the following standards:
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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:
1. There are no existing trees on the property. The Landscape plan shows compliance with
the streetscape improvement plan with a street tree planted every 30’ along California
Ave.
2. The proposed landscape will differ between the public side and private amenities.
Native landscaping will also be provided.

Condition(s): None
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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 August 24, 2023 — The Glendale Community Council was sent the 45 day required notice
for recognized community organizations. The applicant presented at the September 20t
meeting.

e August 24, 2023 - Property owners and residents within 300 feet of the development were
provided early notification of the proposal.

e September 1— December 2023 The project was posted to the Online Open House webpage.

Notice of the public hearing for the proposal included:

e December 28, 2023
o Public hearing notice sign posted on the property
e December 29, 2023
o Public hearing notice mailed
o Public notice posted on City and State websites and Planning Division list serve

Public Input:

No public comments have been received at the time of publishing the Staff report.
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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:

The applicant will need to provide an Alternate Means and Method for Fire Access due to the fire
access road being over 150’ in length.

Urban Forestry:

Urban Forestry has no concerns with these proposed plans. At the time of reviews for building permits,
we will require the proposal of one small species tree to be planted in the public ROW parkstrip for
every 30’ of street frontage along California Ave as is required by city code. I have attached a list of
appropriate species that are proven to perform well in SLC for their consideration.

Transportation :

No transportation issues with this application. Electric vehicle and bicycle parking will be
addressed at building permit stage. They will need to install racks that meet SLC standards. The bike
rack requirements, including approved rack type and space required, are included in the SLC Off Street
Parking Standards Manual.

Building:

All new construction within the corporate limits of Salt Lake City shall be per the State of Utah
adopted construction codes and to include any state or local amendments to those codes. RE:
Title 15A State Construction and Fire Codes Act.

Existing structures on adjacent parcels shall not be made less complying to the construction codes
than it was before the proposed construction.

Public Utilities:

The footprint of the proposed building appears to be in a recorded easement (entry number
7848727). No building is allowed within this easement. It is recommended that the applicant
review the easement before proceeding with design of this site.

As of now, Public Utilities has not received any plans via the Building Services process for reviewing
the utility plans for this project. Once you have obtained your BLD or PUT number from Building
Services, I will be able to commence the review of the submitted plans and initiate the process for either
vacation or relocation of the easement.
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