Staff Report

PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To: Salt Lake City Planning Commission

From: Mayara Lima, Principal Planner

(801) 535-7118 or mayara.lima@slcgov.com

Date: August 14, 2019

Re: PLNPCM2019-00408 — Best Western Glo Design Review

Design Review

PROPERTY ADDRESS: 1865 W North Temple

PARCEL ID: 08-34-353-006

MASTER PLAN: Northwest Master Plan

ZONING DISTRICT: TSA-MUEC-C Transit Station Area District, Mixed Use Employment Center
Station, Core

REQUEST: Eric Balls, an architect representing the property owners, is requesting Design Review
approval of a new four-story hotel at 1865 W North Temple. The applicant is requesting modifications
to several TSA development and design review standards that will affect the building’s placement on
the lot, street facing facades and landscaping of yards.

RECOMMENDATION: Based on the findings listed in this staff report, it is Planning Staff opinion
that the overall project meets the applicable standards and therefore recommends that the Planning
Commission approve the Design Review request with the following conditions:
¢ Final approval of landscaping plans to be delegated to Planning staff to ensure compliance
with zoning and Design Review standards.
¢ Applicant shall comply with all other department/division requirements.

ATTACHMENTS:

Vicinity Map

Property Photographs

Site Plan & Elevations

Building Floor Plans

Renderings

Additional Application Materials
TSA-MUEC-C Zoning Standards

. TSA Development Score Checklist
Analysis of Standards — Design Review
Public Process and Comments

Department Review Comments
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PROJECT DESCRIPTION: The applicant is proposing to redevelop the property located at
approximately 1865 W North Temple with a new hotel. There are currently two buildings on site: a one-
story hotel and a food market. These two buildings will be demolished to accommodate the new hotel
and its associated parking area.

Food market

Hotel

Image 1 — Aerial photograph showing existing buildings on site.

The proposed new hotel will be an L-shaped, four-story building with 84 guest rooms. The ground floor
of the building will accommodate the hotel’s reception, lobby, guest amenities and some guest rooms.
The upper floors will be exclusively used for guest rooms.

Image 2 — Rendering of the interior (west) fagade of the proposed building.



All building facades will be clad with stone and metal panels interrupted only by the glass of windows
and doors. Street facing facades will include architectural features such as curved rooftop porticos, glass
curtain walls around the elevator lobby, and lighting elements around elevator shafts and main

entrances.

Lighting element

Curved portico

Glass curtain wall

Lighting element

Curved porticos
Lighting element

Glass curtain wall /

Image 3 — North Temple fagade on top and Orange Street fagade below.

The proposed hotel will also include a surface parking lot for 40 vehicles located behind the building, a

private pocket park along Orange Street and an outdoor seating plaza for hotel guests on the northeast
corner of the lot.

Outdoor plaza Pocket park

Image 4 — Proposed landscape plan



In order to develop the proposed hotel, the applicant is requesting Design Review approval for the
modification of the following zoning standards:

¢ Maximum corner side yard setback of 15 feet
The applicant is proposing that the building be setback approximately 29.5 feet from the
property line along Orange Street due to existing electrical transmission lines that run
along the west property line. To reduce the distance, roof overhangs, outdoor seating plaza
and public plaza are being proposed within the setback area.

¢ One shade tree for every 30 feet of street frontage in a corner yard greater
than 10 feet
Four shade trees are being proposed within the corner side yard instead of the nine
required by the zoning district. The reason for the reduced number of trees is the
interference these trees could have on the existing transmission lines.

¢ No EIFS as a building material on the ground floor of street facing facades
The hotel brand-standards specify a lighting element that includes an EIFS product, which
is a prohibited material on the ground floor of street facing facades in this zoning district.
This lighting element is proposed around the elevator shafts and extending through the
four stories of the building. As proposed, EIFS will cover 7% of the ground floor on the
North Temple facade.

¢ One building entrance for every 40 feet of a street facing facade
The applicant is proposing two entrances on the fagade along Orange Street, as opposed to
the five that are required. This modification is motivated by the location of the guest rooms
on the ground floor of the building and general hotel operations. The proposed entrances
on the facade along North Temple complies with this standard.

e Minimum 60% of glass on the ground floor of a street facing facade
The ground floor facade along Orange Street has 53% of clear glass. The applicant is
requesting the reduced amount of glass because the hotel brand-standard limits the size of
the guest room windows. To counter the glass reduction, an additional 4% of treated glazing
is being proposed to other areas of the building.

¢ Street facing facade no longer than 200 feet
The facade along Orange Street is approximately 204 feet long. To visually break up the
facade, the facade is proposed with changes in material, massing and vertical plane.

This proposal has been reviewed for compliance with the TSA standards and given a development
review score. Attachment H shows that the proposed hotel have received sufficient points to be
approved without a public hearing. However, the modifications listed above require public notice and
a decision from the Planning Commission.

KEY CONSIDERATIONS:

Consideration 1: Engagement with Orange Street

The modifications requested largely affect how the building is perceived from Orange Street. Orange
Street is an approximately 40-foot-wide road that extends for a little over a quarter mile south of North
Temple and then dead ends into Interstate 80. The street does not have continuous curb along the road
bed and has inconsistent sidewalks, existent only where development occurred recently. In order to
create the environment intended for this transit-oriented district, new development should be
promoting engagement with the street in a way to make it more walkable and attractive. This includes
physical improvements to the right of way, as well as increasing the street presence through the careful
design of the buildings and its surroundings.



This development is providing street improvements such as curb and gutter, sidewalks and landscaped
park strips that will help in setting this area to a more pedestrian-friendly environment. The
modification of the TSA design standards however could compromise the engagement between the
private property and the street. By increasing the setback and reducing the number of building
entrances and glass, the building could reduce its interest to pedestrians and reinforce a less compact
form of development.

Image 5 - View of Orange Street from North Temple. The subject property is located to the right on the photo.

Nonetheless, the request to increase the setback is legitimate. The high cost of moving or burying state-
to-state transmission lines of this scale could mean that this site will likely not be redeveloped for
several years. While there are businesses currently operating on site, the buildings and services it
provide are not considered assets to the neighborhood. The existing buildings do not achieve the street
presence expected in a TSA district and redevelopment would mean a positive change towards
achieving the city goals for the area.

Image 6 — Existing buildings on site viewed from North Temple.



Along the same lines, the request to modify the requirements for the number of entrances and
percentage of glass is warranted for a hotel use. Due to the nature of the use, some privacy and
controlled access is necessary.

In recognizing the potential issues created by the modification of the TSA zoning requirements, the
applicant is proposing an enhanced landscaped area, roof overhangs, public and semi-private uses
within the increased setback, and changes in building materials. Glazing will be maximized, although
it cannot be all transparent, and side doors will connect the building to the street via defined walkways.
The use of stone and metal panels will create some interest in the building facade and the proposed
outdoor spaces along Orange Street will connect enclosed/private to the open/public.

The pocket park will be a small paved area, surrounded by landscape and enfolded by a curved wall
that matches the building. The outdoor seating plaza will have a low, wrought iron fencing that will
delineate the private space without compromising the visual connection with the sidewalk. These
spaces create an opportunity for the public to engage with the building and provide an appropriate
transition between the enclosed private hotel space and the open public realm.

Image 7 — Night rendering of the outdoor seating plaza.

Consideration 2: Primary entrance

Developments requesting modification through the Design Review process shall be oriented primarily
to the street. The proposed building has two primary entrances: one facing North Temple and another
to the rear, facing the parking lot. The hotel lobby and reception serve the two entrances, each catering
to a type of travel mode. A large multicolored illuminated sign and large porte cochere accentuate the
rear entrance, which is designed to the vehicular scale.

A doubled door with vertical illumination on both sides and an awning create a similar accentuation of
the North Temple entrance, but in a scale more appropriate to the pedestrian. Additionally, a small
monument sign and address number over the doors help to orient the building to the public sidewalk
and increase the street presence on North Temple.



Image 8 — Night rendering of the entrance facing the parking lot.

Image 9 — Night rendering of the entrance facing North Temple.

Consideration 3: Prohibited Building Material and Design Quality

One of the goals of the TSA zoning district is to have buildings that incorporate in its design durable,
high quality materials that are easy to maintain. Traditionally, EIFS has not been considered a durable
material and in the TSA district, its use is specifically limited. In the district, this material is identified
as prohibited on the ground floor of street facing facades and limited to 10% on the upper floors of
street facing facades. It may be used in other facades that are not street facing.

This proposal includes a small percentage of EIFS on all facades, including the ground floor of street
facing facades. The material will be used to achieve the look required by the hotel brand-standards, but
that is also an architectural element that enhances the design of the building. While the building could
be redesigned to have the material only on the upper floors, this change would break the vertical
continuity of this element and could be a compromise to the design quality of the structure.



Lighting element

\

Image 10 — Rendering of the front fagade of the building, where the lighting element with EIFS is most
visible.

Consideration 4: Conflict with existing uses

Different uses are coexisting in the area surrounding the subject property. Existing nonconforming
heavy commercial uses are in proximity to existing light commercial and small-scale residential, as
well as new high-density buildings encouraged by the standards of the TSA district. The resulted
difference in intensity of uses, building scales, building masses, setbacks, and parking requirements
could potentially create some visual and use conflicts.

In considering the adopted master plan and the purpose of the zoning district, the overall
redevelopment of the site is desirable. The use of the land as a hotel is permitted, as it is the proposed
mass and scale of the building. The reduced number of parking spaces limits the use of car while
supporting transit, which is in line with the intent of the TSA zoning district. Likewise, the requested
modifications to this development do not seem to directly create any impact to surrounding properties
and neighborhood.

DISCUSSION:

The applicant is requesting modifications to the setback and design of the building in order to
accommodate requirements outside of the City’s zoning district, such as the setback for transmission
lines imposed by Rocky Mountain Power and programming and design standards specified by the
hotel-brand. Despite the changes, the proposed development complies with the purpose of the zoning
district and is in line with adopted city plans and policies. Furthermore, the proposal generally meets
the standards of the Design Review process as identified in Attachment I.

NEXT STEPS:
If the Design Review request is approved, the applicant may proceed with the project as proposed and
will be required to obtain all necessary building permits.

If the request is denied, the applicant will not be able to redevelop the property as proposed. A
different proposal could be submitted to the Planning Division as a new application.



ATTACHMENT A: VICINITY MAP




ATTACHMENT B: PROPERTY PHOTOGRAPHS

Image 9 — View of the existing hotel from the northeast corner of the lot on North Temple.

Image 10 — View of the existing food market from North Temple
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Image 11 — Existing parking areas viewed from North Temple.

Image 12 — Existing transmission lines along Orange Street.
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ATTACHMENT C: SITE PLAN & ELEVATIONS
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LANDSCAPE GENERAL NOTES

ORANGE STREET

Contractor shall locate and verify the existence of all utilities within project area prior to
commencement of work.

Do not commence planting operation until rough grading has been completed.
All plants shall bear the same relationship to finished grade as the original grade before digging.

All alterations to these drawings during construction shall be approved by the Project Representative
and recorded on "as Built" drawings by the Contractor.

Pre-emergent herbicide shall be used prior to mulch placement.

All plant materials shall conform to the minimum guidelines established by the American Standard for
Nursery Stock, published by the American Nursery Association, Inc.

All plants to be balled and burlapped or container grown, unless otherwise noted on the plant list.

The contractor shall supply all plant material in quantities sufficient to complete the planting shown on
the drawings.

Any proposed substitutions of plant species shall be made with plants of equivalent overall form,
height, branching habit, flower, leaf color, fruit and culture only as approved by the Project
Representative.

The Contractor shall locate and verify all existing utility lines prior to planting and shall report any
conflicts to the Landscape Architect.

Stake location of all proposed planting for approval by the Landscape Architect prior to
commencement of planting.

All turf areas shall receive four inches (4") of topsoil prior to planting.  All shrub, groundcover, and
perennial beds shall receive four inches (4") of topsoil prior to planting.

Submit topsoil report prepared by a qualified soil testing laboratory prior to soil placement. Topsoil
shall meet the following mechanical analysis:

Sand (0.05 - 2.0 mm Dia.) 20 - 70%

Clay (0.002 - 0.05 mm Dia.) 20 - 70%
The max. retained on a # | 0 sieve will be |5 percent. the topsoil shall meet the following analysis
criteria:
pH Range of 5.5 to 8.2, a min. of 4% and max. of 8% organic matter content and free of stones 3" or
larger. Soluble salts <2 dS/m or mmho/cm and sodium absorption ration (sar) <6.

All tree rings and plant beds to receive mulch as specified in the Landscape Schedule.
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PROPERTY BOUNDARY

LANDSCAPE PLAN

LANDSCAPE SCHEDULE

Water

SCALE: 1/16"=1-0" NORTH

KEY NOTES

CHORSRCHCRCHORCES)

Sym Qnty Scientific Name Common Name Size Wise
TREES
3 Acer truncatum x A. plat. 'Warrenred' Pacific Sunset Maple 2" Cal. Yes
) 4 Prunus virginiana 'Canada Red' Canada Red Chokecherry 2" Cal. Yes
9 Zelkova serrata JFS-KW ' City Sprite Zelkova 2" Cal. Yes
12 Zelkova serrata 'Mushashino' Mushashino Zelkova 2" Cal. Yes
SHRUBS
(o] 15 Budleia ‘Blue Chip Jr. PP2658 Lo & Behold Blue Chip Jr. 2 Gal. Yes
® 6l Ligustrum vulgare 'Lodense’ Lodense Privet 2 Gal Yes
(0] 27 Mahonia aquifolium compacta Compact Oregon Grape 2 Gal Yes
% | Pinus densiflora umbraculifera ‘compacta’ Tanyosho Plne 42"B&B  Yes
48 Rhamnus frangula columnaris Tallhedge Buckthorn 2 Gal Yes
@ 31 Rhus aromatica 'Gro Low' Gro Low Sumac 2 Gal. Yes
o 6 Sambucus nigra ‘Black Tower' Black Tower Elderberry 5Gal. Yes
@ 7 Sambucus racemosa ‘Sutherland Gold' Sutherland Gold Elderberry 2 Gal. Yes
Q 15 Spiraea japonica 'Dakota Goldcharm' Dakota Goldcharm Spirea 2 Gal. Yes
0] 18 Taxus baccata repandens Dwarf English Yew 2 Gal. Yes
ORNAMENTAL GRASSES
® 66 Calamagrostis x acutifolia 'Karl Foerster' Karl Foerster Feather Grass | Gal. Yes
@ 20 Miscanthus sinensis 'Gracillimus' Slender Maiden Grass | Gal. Yes
Q 20 Penisetum alopecuroides Fountain Grass | Gal. Yes
S} 45 Sesleria autumnalis Autumn Moor Grass | Gal. Yes
GROUNDCOVER
D] 600S.F. Vinca minor Bowles Dwarf Periwinkle F/36 Yes
TURF
F 5,889 S.F. Chanshare Imperial Blue Sod
EDGING
Metal - 3/16" x 4"
MULCH

TM Crushing, Champlain, 1" - 2", 3" Min. Depth Over DeWitt PROS Weed Barrier, All Planters

Mexican Cobble - 2" - 3"
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COLORED CONCRETE

LOW WALL - MATCH BUILDING CURVED WALL COLOR
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TABLE WITH CHAIRS

FIRE TABLE WITH SEATING

ACTIVITY AREA

OVERHEAD POWER LINES / EASEMENT

6' DECORATIVE FENCING
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PROPERTY BOUNDARY
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LANDSCAPE ARCHITECTURE
& LAND PLANNING

POTOMAC BUSINESS CENTER
699 EAST SOUTH TEMPLE, 201D
SALT LAKE CITY, UTAH 84102
PH/TXT/MO 80 |.554.6146

SCOTT@STBDESIGNLLC.COM
ISSUE DESCRIP. DATE
07.29.2019

# REV. DESCRIPTION DATE

AN
A

This drawing, as an instrument of
professional service, and shall not be
used, in whole or part, for any other

project without the written permission

of SCOTT THOMAS BLAKE DESIGN
L.L.C. Copyright © 2019
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Architecture Belgique Inc
7583 S Main St - Suite 100
Midvale, Utah 84047

July 31, 2019

RE: Glo Hotel Project — 1865 W. North Temple St — Conditional Building & Site Design
Review

To Whom it May Concern,

MLI Properties & Architecture Belgique Inc. are proposing the redevelopment of
1865 W North Temple St. which is the current location of the Dream Inn. A new 4-
Story 84 room Best Western GLo hotel would be replacing the Dream Inn. This hotel
would incorporate 40 surface-parking stalls located on the interior and rear of the
lot. The brand style includes unique lighting elements and architectural features to
create a stunning visually appealing modern hotel.

We have detailed our intentions to meet the design standards listed in 21A.59.050 as
described below:

Development shall be primarily oriented to the sidewalk, not an interior courtyard or
parking lot.
1.) - Primary Entrances face the public sidewalk (secondary entrances can face
the parking lot.)

a. The Glo hotel has been desighed so that a pedestrian friendly
entrance, complete with double glass doors, brand specific entry
awning, an illuminated adjacent monument sign and clear sightlines
are accessible from the North Temple side of the building. This
entrance has been modeled off the typical port cochere entrance
seen at many hotels. This pedestrian port-cochere stands as
attractive grand entrance to the hotel with its column lined doors and
swooping over-hanging awning seamlessly tied to the brand colors
and elements found elsewhere on the property. (refer to renderings)

2.) Building(s) shall be cited close to the public sidewalk, following and
responding to the desired development patterns of the neighborhood.

a. A majority (70%) of the GLo Hotel stands prominently 5ft from the
property line and is lined with large glass panels allowing
uninterrupted sight lines into the modern interior designs, lighting
elements and the visual effect of the roof blade cutting through the
building. (see renderings). A 4-story glass curtain wall showcases the
elevator lobby and provides a dramatic view and prominent feature
at the building’s corner. The curtain wall draws visual interest from the
ground to the dramatic GLo logo over-hanging the corner of the
building’s prominent roof blades. The proximity of the building to
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sidewalk and proportion of glass windows allows engagement both
inside & outside the hotel for pedestrian traffic. (refer to renderings)
3.) Parking shall be located within, behind or to the side of the building.

a. Vehicular access to the hotel property is strategically located along
property boundaries on the west and south ends of the site. This hides
the entire parking area from the street keeping with the engaging
and walkable urban feel while still accommodating travels opting for
automobile transport. The large roof blades at the west vehicle
access help to hide the interior of the site and limit the visible parking
for passers-by, while visually drawing pedestrians “into” the building
on the ground floor as the blade passes into and through the entire
west half of the lobby. The parking lot has been scaled dramatically
to only 40 stalls; well below the 100-stall requirement from the hotel
chain. The entrance located on the south end of the site is flagged by
shade trees and landscape hedging further reducing the visual line of
sight and distraction of the parking lot. (refer to site & landscape
plans)

Building Facades shall include detailing and glass in sufficient quantities to facilitate
pedestrian interest & interaction.
1.) Locate active ground floor uses at or near the public sidewalk.

a. The hotels main lobby, reception business bar and lounge are
located and visible from the sidewalk along the North Temple
facade. 11’ft tall glass windows allow floor to ceiling views into
and out of these main common areas. The size of these windows
provides nearly double the square footage glazing in relation to
the requirements in the standard zone ordinance based on the
3ft-to-8ft glazing definition. These actively used spaces allow a
perceived unity of interior and exterior of the hotel separated by
glass walls. (see renderings)

2.) Maximize transparency of ground floor facades

a. The ground floor has been heavily designed with large floor-to-
ceiling (11feet tall) windows not only maximizing the transparency
of the ground floor at the sidewalk but creating sight lines through
the building (north to south). A pedestrian walking by will be able
to see the lobby, business computer bar, breakfast area, elevator
lobby fitness room and lounge as they walk by. (see renderings)

3.) Use or reinterpret traditional store front elements like sign bands,
clerestory glazing articulation and architectural detail at window
transitions.

a. The ground floor glazing is accented by alternate textures of
concrete, stone & metal. The main floor storefront windows are
separated by columns of stone creating a visual contrast between
smooth and sleek and the rough and weathered similar an alpine
lake set within weathered granite mountains. Windowpanes
appear to be set in relief as the alternating materials create
varying depths at each window group. The large roof blade
pierces the ground floor windows as it appears to rise from the
main floor through the roof. (see renderings) Building corners
alternate between stone, metal and glazing (curtain wall at NE
corner) varying the architectural detail and interest of the building
and varying elements of exterior finish.
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Large masses shall be dividing 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 alignment established cornice heights
building massing, step-backs and vertical emphasis.

a. Vertical emphasis has been created through varying exterior
elements each with its own unique height carried throughout the
exterior. The Large GLo roof blades prominently display landmark
presence similar to that displayed by the neighboring Meridian
Apartments, The main hotel entrance at ground floor has been
designed under a thick massed awning arching over the door way
and sidewalk providing cover to the elements and creating a
focal point visible from each direction on foot that gradually
increases until you reach the door. (see entrance rendering). The
lighted Elevator lobby wall highlights varying segments of the wall
plane breaking it into various horizontal plane stacked up the
building. The Curtain wall window system creates a landmark view
from the east, while the large roof-blade and wall slice create
landmark views heading west. The wall slice has been designed
as a pass through to bring the height & presence of the roof blade
down to the sidewalk while creating an engaging additional
entrance to the interior portion of the site (see renderings).

2.) Modulate the design of a larger building using a serious of vertical or
horizontal emphases to equate with the scale (heights & widths) of the
building in context to reduce the visual width or height.

a. We have included material changes, awnings, building
proportions, and multi-depth facades to break up each face
along the building (required zoning code minimizes this at the
ground floor due to the requirement of placing 50% of the building
at 5ft of the property line) (see renderings; note the curtain wall
element, the elevator tower element, the port cochere entry &
awning and the guest room widths to create varying vertical
elements while also creating horizontal “movement”).

3.) Include secondary elements such as balconies porches vertical bays,
belt courses fenestration & window reveals.

a. We have included secondary elements such as roof blades & roof
awnings, entrance awnings, varying belt course transitions
between the stone & metal materials as well as stone to glass
transition to create a deeper reveal at ground level. (see
renderings)

4.) Reflect scale & solid-to-void ratio of windows and doors of the
established character of the neighborhood or that which is desired in the
master plan.

a. Window Glazing at ground level has been increased to the
maximum possible 53% while considering interior spaces, layouts,
structural members and circulation restrictions & requirements of a
hotel. While the 53% achievement falls short of the required 60%
(between 3&8ft) the overall square footage of glazing provided is
more than double what is required due to floor to ceiling glass at
the lower level. (see renderings & elevations)

Building facades that exceed a combined contiguous length of 200’ shall include:
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1.) Changes in vertical plane (breaks in facade)

2.) Material Changes

3.) Massing Changes

a. While we do not have a contiguous street facing building facade

at or greater than 200’ (our Orange Street Facade is 188°-8-1/2";
while the entire continuous extent length of the building is 204’-6-
3/4"). We have still provided changes in vertical plan using a
stone veneer to pre-cast concrete cap to metal transition a
between the ground floor & upper levels. We have broken our
longest street facing building facade (portion between the roof
blade and guestroom bump out) of 122°-6-3/4” through a material
transition as well as additional landscaping that once mature will
limit the visual appearance of this length. See Elevations, Site Plan
and preliminary Landscape Plan.

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 250 sq ft shall be
included in the plaza. Seating shall be a minimum of 16” in height and
30” in width. Ledge benches shall have a minimum depth of 30”.

a. A pocket park with three (3) 6ft bench seats located in a multi-
colored concrete patio surrounded by live vegetation and a
ground level GLo blade as an accent along the south east
Orange St yard.

2.) A Mixture of areas that provide seasonal shade

a. The pocket park provides both turf and hardscaped areas
providing bench and “lawn” style seating. Three (3) additional
trees have been planned for the turf areas of the pocket park.
Building provided shade will cast over the hardscaped potions of
the park.

3.) Trees in Proportion to the space, at a minimum of one tree per 800 square
feet at least 2” in caliber.

a. See Preliminary Landscape Plan for additional trees.

4.) Water Features or public art - none planned
5.) Outdoor dining areas

a. A bistro dining area lounge has been planned for the north east
corner of the site intended for use by hotel guests. (see renderings;
site plan and landscape plan) Bistro area will have a low fence to
designate hotel use yet still be part of the engagement at the
sidewalk.

6.) Other amenities not listed above that provide a public benefit - none
planned

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

1.) Human Scale
a. Material changes create a base for the GLo hotel at all ground
floor facades, a change to a lighter smoother metal panel above
the ground floor helps to create 2 distinct perceived building
masses. The same material changes works horizontally by adding
additional perceived vertical masses. Both approached help to
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create multiple smaller “buildings” or grouped visual masses. (See
Renderings & Elevations)

b. The building has a distinct base with the stone, a middle with the
metal paneling and a top with the signature roof blades. (See
renderings & elevations)

2.) Negative Impacts

a. See explanations of building modulations in “Human Scale”
Above. See Renderings & Elevations.

b. The placement of the hotel on site as well as the shape of the
hotel bring the center mass of the hotel closer to the center of the
site minimizing shadows being cast onto neighbors. The modular
shape, breaks and varying roof heights will also vary the intensity
of shadows when cast.

c. Wind Impacts — no impact different from neighboring building of
similar height and accented roof element.

3.) Cornices & Rooflines

a. The GLo hotel has 2 distinct roofline elements both integrating
seamlessly with the overall design of the hotel and branding as
well as a similar “nod” to the building next door. Roof awnings
above the guest room windows project to offer shadow lines and
interest in opposition to the clean edge main roof.

b. The Blade elements provide the striking landmark element to the
hotel and spill over the end of the building to ground themselves
at street level. The lighted front roof blade is adorned with the
GLo brand logo and pays tribute to the placement of the
neighboring apartment complexes logo on it’s lighted tower. Both
logo’s and lighted elements mark the corner of Orange street and
create an invite to the pocket park provided along the Orange
Street side of the building.

c. Green roof/roof deck not provided.

Parking & Circulation shall be provided with an emphasis on making safe pedestrian
connections to the sidewalk, transit facilities or midblock walkway.

1.) Waste & recycling containers, mechanical equipment, storage areas and
loading docks that 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 the
building or located within the structure.

a. The Trash enclosure has been located in the south west corner of
the site, this moves it furthest from public view yet still allows ease
of access for municipal service access. The enclosure has been
detailed on the site plan and considerable live landscaping has
been designed to screen the enclosure itself. See Landscape
plans for screening and site plan for location.

Signage shall emphasize the pedestrian/mass transit orientation
1.) Define Specific spaces for signage that are integral to the design of the
building.
a. 3 Separate strategically placed building signs are provided to
create landmarking and way finding from mass transit and
pedestrian proximity to the building.
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b.

2 roof top signs provide line of sight visual access from the Trax
station down the street. The height of the sign is clearly visible
above all surrounding buildings and easily identifiable for way
finding purposes. As the pedestrian’s proximity to the hotel
decreases the roof top blade signs transition out of view just as the
ground level Lite-Brite sign and pedestrian port cochere take
prominence. This same phenomenon occurs from both east and
west directions of travel.

The ground level Lite-Brite sign connects pedestrians at the
sidewalk to the building as the North Temple sidewalk intersects
with the hotel’s entrance and the signh emerges from the walkway.
The signage on the building is specifically intended to draw a
pedestrian from the distance of the Trax station or many blocks
from the hotel directly to the main entry seamlessly and with
confidence of pedestrians not local to the area.

(see renderings and Google Earth models.)

Streetscape improvements shall be 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 places for each 30’ of property frontage.

a.

Nine (9) trees have been provided in the park-strip along Orange
and three (3) in the park-strip on North Temple. (see landscape
plan)

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 guidelines:

a. Durable Materials: Colored, scored & striped concrete surfaces,

b.

metal panel and metal benches are provided in the pocket park.
Where Practical materials that allow rainwater to infiltrate into the
ground: Pocket park areas are covered with turf and planting
beds ono-inclusive of the activity and bistro patios.

Limit contribution to the urban heat island: light grey stone, light
grey & grey-white colors adorn the building facade, roof is
provided with white TPO Energy Star-compliant roofing material
Use of cohesive materials and designs: See renderings elevations
and landscaping plans.

Textured ground surfaces for people of all abilities (see landscape
plan and site plan for ADA accessibility access points and
conditions provided at/near/around the pocket park. Asphalt
shall be limited to the drive aisles: This is the intended use of
asphalt for the project.

The Best Western GLo brand-prototype has been considerably adjusted to conform
as closely as possible to the TSA zoning requirements while still staying true to the
character and brand standard of the hotel chain. Exterior finishes have been
altered to meet durable materials requirements; the shape of the hotel has been
adapted to fit the site and meet the street frontage requirements; lighting elements
and exterior signage have also been updated and or duplicated to maintain the
look and feel of the brand while meeting zoning requirements. Other adjustments
have also been made and are detailed within the attached drawings. This GLo
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hotel will be a one-of-a-kind model, highly altered from the typical prototype “bar”
style EIFS clad hotels in the entire Best Western GLo portfolio. It is anticipated that it
will be the showcase piece for the brand & chain.

Preliminary plans & renderings have been attached for your review. We look
forward to your consideration and approval of this project in its current form.

Regards,

Eric Balls
Project Manager — Architecture Belgique Inc.

CC: Guillaume Belgique; Chris Browne; Carl Armknecht
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ATTACHMENT G: TSA-MUEC-C ZONING STANDARDS

21A.26.078: TSA Transit Station Area District
The purpose of the TSA Transit Station Area District is to

...provide an environment for efficient and attractive transit and pedestrian oriented
commercial, residential and mixed use development around transit stations. Redevelopment,
infill development and increased development on underutilized parcels should include uses
that allow them to function as part of a walkable, mixed use district. Existing uses that are
complementary to the district, and economically and physically viable, should be integrated
into the form and function of a compact, mixed use pedestrian oriented neighborhood.

The intent of the MUEC Mixed Use Employment Center station is to be

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

The purpose of the C 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.

Staff Discussion: The proposal is in line with the intent of the district. Hotel is a permitted use in
the TSA-MUEC-C district and the proposed multi-story building is oriented to the pedestrian and
transit while connected to the existing street network. The redevelopment of this underutilized
property creates an enhanced environment for a walkable and attractive neighborhood and proposes
to activate the streets it abuts.

Development Standards

Zoning Standard Proposed Development Status

Building height

Minimum 25’ 592" Complies
Maximum 75’

Front Setback
Minimum 5’ and 50% at minimum 5 for approximately 70% Complies
Maximum 15’, more with public space | 16’1” with outdoor dining

Corner Setback

Does not comply.

up to 5,000 sq ft

Minimum 5’ and 50% at minimum 28’2” Requires
Maximum 15’, more with public space | 29°6” modification.
1:10 sq ft of devel t; .
Open space Sq 1t ot developmen 17,313 sq ft Complies
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Prohibited between front

Parking facade and front property No Complies
line
Prohibited between front
Accessory structure facade and front property No Complies
line
EIEFS/Stucco Does not comply.
Ground Floor Prohibited on street facades | 7% on all floors Requires
10% maximum on street ) ]
Upper Floors modification.
facades
Front yard
Live p l.ant 50%, 30% with public space | 46% with outdoor dining Complies
material
Corner yard Partially
Shade trees 1:30’ of street frontage 9 required, 4 provided complies.
Live pl.ant 50%, 30% with public space 64% with outdoor dining Re'quire?s
material and pocket park modification.
Entry features In all required entries Awnings over all entries Complies
Ground floor use ,Bml,t fo'r commerc1a1', Hotel is a commercial use Complies
institutional or public use
Behind principal buildings. | Parking lot is 2 rows, 1
If to the side of building: aisle located behind the
Surface off-street 30’ from pr'operty line; builc'ling and .wl}ere 'it .is '
. screened with landscaped on side of building, it is Complies
parking 5 o )
hedge or wall 36”-42” tall; 30’ from corner property
2 rows and 1 aisle line, screened with 36”
maximum hedge.
1 per street frontage; 100’ 1 driveway on each street.
Driveway from intersection of front Each over 100’ from Complies
and corner of property lines | intersection.
Walkways connect to
To primary building building entrance and
entrance or sidewalk to city sidewalks. All are at
Parking lot walkway primary entrance; 5’ wide; least 5" wide, some are Complies
Separated from parking separated from parking,
areas and cleared defined other are defined by
color.
Off street parking
stalls
Minimum none 40 stalls provided; less Complies
Maximum 3:1,000 usable sq ft than 1:1,000 sq ft.
Ground ﬂf)or use other 80% of street facade No parking propos‘ed‘ on Complies
than parking ground floor of building
Durable building
materials
Ground floor 90% of street facade 93% of street facade on Complies
Upper floor 60% of street facade ground and upper floors
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Ground floor glass

60% of street facade; 5’ in
depth visibility

57% of street fagade;
some will be treated

Does not comply.
Requires
modification.

North Temple: 2
required, 2 provided.

Does not comply.

Building entrances 1:40’ of street facade ) Requires
Orange Street: 5 required, ; )
) modification.
2 provided.
Facad int ted
Ground floor blank 15’ maximum of street aca. €8 are Iterrtpte .
by windows, doors and Complies
wall facade ) ;
change in material.
. Does not comply.
, ) Longest facade is . By
Length of street facade | 200’ maximum approximatelv 204 lon Requires
PP y 204 ‘ong. modification.
Any exterior lighting
strong enough to affect
Exterior lighting Shielded and directed down | adjacent properties will Complies
be shielded and directed
down.
Parking lot lightin No parking lot lighting is
e e < 16’ maximum height ; - 2 S Complies
pole being proposed.
No mechanical
Screening of ) equipment is bein, )
. 8 . Required auip . e Complies
mechanical equipment proposed outside the
building.
1’ higher than object; Dumpster will be
. . fences/walls 8’ maximum,; screened by 6° CMU wall
Screening of service ) . ) .
areas dumpster must be 25’ from | located 25° from dwelling Complies
dwelling on adjacent lot or | on adjacent lot or
enclosed enclosed
Landscape is proposed
%; 120 sq ft and 5’ but mini tandard ) )
Interior parking lot 5 0 ) 54 an' ,5 " mm,l mum s a.n ares Complies with
. minimum; specific are not included in plans. .
landscaping ) . .. conditions
landscape material More information is
needed.
Landscape is proposed
. . , . but minimum standards . .
Perimeter parking lot | 7’; specific landscape ) ) Complies with
. . are not included in plans. .
landscaping material conditions

More information is
needed.
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ATTACHMENT I: ANALYSIS OF STANDARDS — DESIGN REVIEW

21a.59.060: 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.

Standard ‘ Finding Rationale

Development shall be primarily Complies | 1. The proposed hotel is primarily

oriented to the sidewalk, not an oriented to North Temple. There are

interior courtyard or parking lot. two main entrances to the building.

1. Primary entrances shall face the One from North Temple, facing the
public sidewalk (secondary public sidewalk and designed to the
entrances can face a parking lot). pedestrian, and another from the

2. Building(s) shall be sited close to parking lot.
the public sidewalk, following and 2. The building is located within the
responding to the desired maximum front yard setback on
development patterns of the North Temple and as close to
neighborhood. Orange Street as it is possible to

3. Parking shall be located within, with the existing transmission lines.
behind, or to the side of buildings. 3. The parking lot is located behind

and to the side of the building.

Building facades shall include Complies 1. Although the building

detailing and glass in sufficient accommodates only the hotel use, its

quantities to facilitate pedestrian most active spaces such as the lobby,

interest and interaction. gym and outdoor dining are located

1. Locate active ground floor uses at close to the public sidewalk.
or near the public sidewalk. 2. The North Temple street facade

2. Maximize transparency of ground features large windows on the
floor facades. ground floor and the elevator’s glass

3. Use or reinterpret traditional curtain wall. The Orange Street
storefront elements like sign facade requires modification of the
bands, clerestory glazing, ground floor glass requirement, but
articulation, and architectural interest was maximized through
detail at window transitions. additional treated glazing.

4. Locate outdoor dining patios, 3. Both street facades also include
courtyards, plazas, habitable different materials, awnings and
landscaped yards, and open lighting elements.
spaces so that they have a direct 4. The outdoor dining area and pocket
visual connection to the street and park create direct visual connections
outdoor spaces. between the private space and the

street.

Large building masses shall be | Complies 1. The existing development pattern

divided into heights and sizes does not reflect the goals of the TSA

that relate to human scale. district. However, the development

1. Relate building scale and massing is compatible with newer
to the size and scale of existing development in the area. The hotel
and anticipated buildings, such as is, like the Meridian development to
alignments with established the west of the subject property,
cornice heights, building massing, rectangular and long in its massing,
step-backs and vertical emphasis. but has step-backs along the street

2. Modulate the design of a larger facades that help delineate the
building using a series of vertical verticality of the building.
or horizontal emphases to equate 2. Building vertical and horizontal
with the scale (heights and emphases include the setback of the
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widths) of the buildings in the
context and reduce the visual
width or height.

3. Include secondary elements such
as balconies, porches, vertical
bays, belt courses, fenestration
and window reveals.

4. Reflect the scale and solid-to-void
ratio of windows and doors of the
established character of the
neighborhood or that which is
desired in the master plan.

building on the northwest corner,
the illuminated elevator shafts, the
glass curtain wall of elevator lobby,
the curved rooftop porticos and
changes in material.

3. Secondary elements such as the
projections of roof overhangs and
awnings help to modulate the
building.

4. See #1

Building facades that exceed a Complies The longest building facade is
combined contiguous building approximately 204 .

length of two hundred feet (200°) 1. This facade includes changes in
shall include: vertical planes and in massing

1. Changes in vertical plane (breaks created by the curved rooftop
in facade); elements that connects to the

2. Material changes; and ground, the glass wall curtain and

3. Massing changes. illuminated elevator lobby and shaft.

2. The long facade is also broken up by
a transition in materials.
3. See #1

If provided, privately-owned Complies 1. The proposed pocket park has 3

public spaces shall include at benches, which should provide

least three (3) of the six (6) seating area for at least 9 people,
following elements: whereas 6 is required.

1. Sitting space of at least one sitting 2. The park has different levels of
space for each two hundred fifty shading provided by shade trees in
(250) square feet shall be included the corner yard, street trees
in the plaza. Seating shall be a proposed to the park strip and the
minimum of sixteen inches (16”) building.
in height and thirty inches (30”) in 3. Trees are provided by less than the
width. Ledge benches shall have a required ratio.
minimum depth of thirty inches 4. No water features or public art.
(30™); 5. The proposal includes outdoor

2. A mixture of areas that provide dining for guests at the hotel.
seasonal shade; 6. No other amenities.

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

4. Water features or public art;

5. Outdoor dining areas; and

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

Building height shall be modified Not Building height is not being modified.

to relate to human scale and applicable

minimize negative impacts. In
downtown and in the CSHBD Sugar
House Business District, building
height shall contribute to a distinctive

city skyline.
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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.

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

2. Negative impacts:

a. Modulate taller buildings

vertically and horizontally so
that it steps up or down to its
neighbors.

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.
Modify tall buildings to
minimize wind impacts on
public and private spaces, such
as the inclusion of a wind
break above the first level of
the building.

3. Cornices and rooflines:

a. Shape and define rooflines to

be cohesive with the building’s
overall form and composition.
Include roof forms that
complement the rooflines of
surrounding buildings.

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.

Parking and on site circulation
shall be provided with an
emphasis on making safe
pedestrian connections to the

Complies

The parking area is located behind and to
the side of the building. Walkways are
provided within the parking area,
connecting it to the building entrance and
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sidewalk, transit facilities, or
midblock walkway.

public sidewalks. These sidewalks provide
easy access to a nearby transit stop as well
as other services in the neighborhood.

Waste and recycling containers, Complies | The dumpster is located on an interior
mechanical equipment, storage corner of the lot, away from North Temple
areas, and loading docks shall be and Orange Street, and screened by 6-
fully screened from public view foot-tall CMU walls. Landscaping is also
and shall incorporate building proposed around the dumpster enclosure
materials and detailing to limit its visibility from the street.
compatible with the building
being served. Service uses shall be
set back from the front line of building
or located within the structure.
(Subsection 21A.37.050.K.)
Signage shall emphasize the Complies 1. The building includes signage on the
pedestrian/mass transit curved rooftop elements and
orientation. monument signs located on the
1. Define specific spaces for signage main building entrances.

that are integral to building 2. All signs incorporate lighting at

design, such as commercial sign appropriate levels.

bands framed by a material 3. The two monuments signs are

change, columns for blade signs, integrated with the proposed

or other clearly articulated band landscaping.

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.
Lighting shall support Complies 1. Street lights and lighting levels will
pedestrian comfort and safety, comply with city standards.
neighborhood image, and dark 2. Lighting will be low-level.
sky goals. 3. Lighting is incorporated in building
1. Provide street lights as indicated signage and to highlight features of

in the Salt Lake City Lighting the building.

Master Plan.
2. QOutdoor 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.
Streetscape improvements shall Complies 1. Five street trees are required on the
be provided as follows: with parkstrip along North Temple.
1. One street tree chosen from the conditions However, only three are proposed.

street tree list consistent with the
city’s urban forestry guidelines

Staff is recommending that the five
trees be a condition of approval,
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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.

Hardscape (paving material) shall

be utilized to differentiate

privately-owned public spaces
from public spaces. Hardscape for
public sidewalks shall follow
applicable design standards.

Permitted materials for privately-

owned public spaces shall meet

the following standards:

a. Use materials that are durable
(withstand wear, pressure,
damage), require a minimum
of maintenance, and are easily
repairable or replaceable
should damage or defacement
occur.

b. Where practical, as in lower-
traffic areas, use materials that
allow rainwater to infiltrate
into the ground and recharge
the water table.

c. Limit contribution to urban
heat island effect by limiting
use of dark materials and
incorporating materials with a
high Solar-Reflective Index
(SRI).

d. Utilize materials and designs
that have an identifiable
relationship to the character of
the site, the neighborhood, or
Salt Lake City.

e. Use materials (like textured
ground surfaces) and features
(like ramps and seating at key
resting points) to support
access and comfort for people
of all abilities.

f. Asphalt shall be limited to
vehicle drive aisles.

unless the City’s Urban Forester
determines that the park strip is
insufficient for the required number
of trees.

Paving material within the lot will be
colored concrete to differentiate it
from the public sidewalk. Concrete
is a durable paving material,
commonly found in the
neighborhood. It will be colored in
light colors to limit urban heat
island effect.
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ATTACHMENT J: PUBLIC PROCESS AND COMMENTS

The following is a list of public meetings that have been held, and other public input opportunities,
related to this project:

Public Notices:

— Notice of the project and request for comments sent to the Chairs of the Jordan Meadows and
Poplar Grove Community Councils on May 17, 2019 in order to solicit comments. No
comments were received.

— Open House notice was mailed on June 12, 2019.

— Open House was held at the Sorenson Unity Center at 1383 S 900 W on June 20, 2019. Two
neighbors attended the meeting to ask questions and provide comments, mostly related to on-
street parking and traffic impacts. A written comment was provided, and it is included below.

Public Hearing Notice:
— Public hearing notice mailed on August 02, 2019.

— Public hearing notice posted on City and State websites on August 02, 2019.

— Sign posted on the property on August 06, 2019.

Public Comments:

— Atthetime of the publication of this staff report, only one public comment initiated at the Open
House was received. The public comment form is included below.

— Any other comments received after the publication of this staff report will be forwarded to the
Commission.

57



58




ATTACHMENT K: DEPARTMENT REVIEW COMMENTS

Public Utilities — Kristeen Beitel

Public Utilities has no issues with the non complying elements of the project. Additional comments
have been provided below to aid the applicant in the design of the redeveloped property.

Public Utility permit, connection, survey, and inspection fees will apply.
All utility design and construction must comply with APWA Standards and SLCPU Standard Practices.

All utilities must meet horizontal and vertical clearance requirements. Water and sewer lines require
10 ft minimum horizontal separation and 18” minimum vertical separation. Sewer must maintain 5 ft
minimum horizontal separation and 12” vertical separation from any non-water utilities. Water must
maintain 3 ft minimum horizontal separation and 12” vertical separation from any non-sewer utilities.

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

Property is served by an existing 12” water main in North Temple and an 8” water main in Orange
Street. There are two water services to the building — a 3/4” culinary service and a 1” culinary service.
Only one culinary water service is allowed per parcel, so one of these must be killed at the water main
per SLCPU standards. If an entirely new service is desired, then both existing services must be
abandoned. As the property is over 0.5 acres, a separate irrigation water service would be allowed. One
of the existing water services could be converted to irrigation. Fire lines will also be allowed, as
required. Each service must have a separate tap to the main. New connections should be made to the
12” water main to ensure adequate flow.

Any fire suppression system must be provided water service by a separate fire line connection. Fire
suppression systems cannot be provided water from a culinary water service.

Property is served by a 15” sewer main in North Temple and an 8” sewer main in Orange Street. There
is one existing sewer lateral from the property to the main in North Temple. This sewer lateral will
require video inspection prior to permitting reuse. If not reused, then the lateral must be capped and
plugged at the sewer main per SLCPU standards. A minimum of one sewer lateral is required per
building, but more will be allowed, if desired.

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

Stormwater treatment is required prior to discharge to the public storm drain. Utilize stormwater Best
Management Practices (BMPs) to remove solids and oils. Green infrastructure should be used
whenever possible. Sand/oil separators are commonly used to treat stormwater runoff from uncovered
parking areas.

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

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

Regarding the Best Western Glo submitted documents:

-Fire department access roadway outside turning radius is 45’ and the inside turning radius is 20’.
-Fire Department access shall be within 150’ of all exterior walls.

-Fire hydrants shall be within 400’ of all commercial structures

-Fire department access roads shall be a minimum of 26 foot clear width and 13 foot 6 inches clear
height for which measured from the lowest fire department access road to the highest occupied floor
is 30 foot and greater.

-Aerial Apparatus access for structures greater than 30-feet in height - At least one of the required
access routes shall be located within a minimum of 15 feet (4572 mm) and a maximum of 30 feet (9144
mm) from the building, and shall be positioned parallel to one entire side of the building. The side of
the building on which the aerial fire apparatus access road is positioned shall be approved by the fire
code official.

-Fire Department Connection shall be located on the street address side of the structure and have a
hydrant within 100-feet, measured as the hose would be pulled.

Police —Scott Teerlink

Ensure that the parking lots, sidewalks, and entrances are well lit. Below are the general
recommendations:

Parking lots: 1.5 fc
Sidewalks: 2 fc
Entrances: 4 fc

There are also specific kinds of lights and light fixtures that should be used to ensure visibility in these
areas and prevent light pollution

Building, Zoning and Engineering found no issues with the request.

Transportation and Sustainability provided no comments.
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