jSOUTH

SALT LAKE

PLANNING COMMISSION STAFF REPORT

MEETING DATE: June 19, 2025

PROJECT NUMBER: C25-00008

REQUEST(S): An application to amend a Conditional Use Permit, C-16-040, for a Multi-Family
Residential Building, located at 3848 South West Temple.

ADDRESS: 3848 South West Temple

PARCEL NUMBERS: 15-36-426-023-2001

PROPERTY OWNER: HUB OF OPPORTUNITY CONDOMINIUM ASSOCIATION

APPLICANT: Columbus Foundation Inc. & Housing Authority of the County of Salt Lake

TYPE OF APPLICATION:  Administrative — Conditional Use Permit

SYNOPSIS: On April 10, 2025, Columbus Foundation Inc. along with the Housing Authority of the County of
Salt Lake (“Applicant”) submitted a Conditional Use Permit (“CUP") application, to amend their existing CUP,
C-16-040, for a Multi-Family Residential Building, the HUB of Opportunity.

The Applicant is requesting that number six of the Conditions of Approval from the recorded CUP be removed.
This Condition reads, “Subject to the duty to provide reasonable accommodation under state and federal law,
the Project shall restrict at least 50 apartments for “non-driving residents” to effect the promised reduction in
Project parking demand.” The Applicant wants to remove this condition. Additionally, the Applicant submitted
a parking study that was performed by Fehr and Peers over a six-week period during the winter of 2023. This
study showed there was only utilization of 68% of the parking stalls. During the parking usage there are still
around 54 parking stalls unused. Per the approved building permit plans, there is only 3,768 square feet of
office space, which also reduces the required parking count.

Staff supports removing this condition, based on the parking analysis provided. Per the parking study, there is
adequate parking, even during peak hours. This building is also located next to a TRAX station, which helps
reduce the demand on parking.

The Applicant is not requesting any further changes to the
conditions of the CUP other than the removal of the number six
(6). Staff has submitted for the Planning Commissions
consideration, four new findings of facts, which are outlined
below. There are also a few grammatical changes and typos that
will be cleaned up throughout the document, if approved.

The Planning Commission is the land use authority over all
Conditional Use Permits.

STAFF RECOMMENDATION:

Staff recommends the Planning Commission approve the A
amendment of the Conditional Use Permit, C-16-040, for a Multi- @l
Family Residential Building, located at 3848 South West Temple.
Staff's recommendation is based upon its analysis and findings
included below.

EXISTING SURROUNDING LAND USE
ZONING EXISTING USE DISTRICTS SIZE OF PROPERTY
North: TOD-Core
Multi-Family South: TOD-Core
TOD-Core Residential East: TOD-Core 2.93 Acres
West: Millcreek City
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GENERAL INFORMATION:

Location:

Surrounding Land Use Districts:

Figure 1: Existing Conditions

Table 1: Shared Parking Table

3848 South West Temple
North: TOD-Core

South: TOD-Core

East: TOD-Core

West: Millcreek City

Weekday Weekend
HUB S5tall Count Midnight-7AM  7AM- 6PM 6PM-Midnight  Midight-7AM
Residential 176 176 33 140.8 176
Office 1" 0.55 0.55 22 0.55
Retial 23 1.15 0.52 23 1.15
TOTAL 1777 89.47 166 177 7

West Temple
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There are 178 on-site parking stalls provided. There are 128 parking stalls in the parking garage. This
comprises the first level of the building. The other 50 stalls are surface parking stalls.

Per the shared parking table above, with the removal of the parking restriction and the updated office count
to match what was constructed they provide enough on-site stalls to meet the code requirements.

Proposed New Findings of Fact:

28. On December 28, 2018, the South Salt Lake City Planning Commission approved an amended CUP
(the “2018 CUP").

29.  The Applicant engaged Fehr & Peers (the “Parking Consultant”) to undertake a parking survey for
the Project. Based on a Memorandum, dated December 29, 2023, the Parking Consultant
determined that over a six week data collection period, the maximum amount of parking observed
was the utilization of 68% of the Project’s typical parking stalls. During peak parking usage, 54 typical
parking stalls remained unused.

30.  Based on the information provided by the Parking Consultant, the Applicant and South Salt Lake
have determined that the Non- Driving Resident Requirement set forth in the 2018 CUP is no longer
necessary.

31.  The Applicant and South Salt Lake City now desire to amend and restate the 2018 CUP in its entirety
as set forth in this CUP (the “Amended & Restated CUP") to eliminate the Non-Driving Resident
Requirement for the Project.

32.  The parking count for the office use has been amend to match the approved building plan set, which
was 3,768 square feet.

33.  This updated office square footage, in addition to using the Shared Parking Table, the Applicant is
able to meet all on-site parking requirements as outlined in SSLC Municipal Code § 17.06.160.

PLANNING COMMISSION AUTHORITY:
17.11.030. Land use authority designations.

Pursuant to state law, the following administrative land use authority designations are made:

A. Planning Commission. The planning commission is the land use authority on issues of: subdivision
and subdivision plat approval, vacating, altering, or amending a Subdivision Plat; Conditional Use
Permit Applications; design review for Building Heights as established in this Title; design review for
projects on Parcels where any portion of the Parcel abuts any residential district; and the issuance of a
Building or demolition permit in a Historic and Landmark district.

CONDITIONAL USE REVIEW STANDARD:

Utah Code Ann. § 10-9a-507(2) sets forth the following standard of review for conditional uses by stating:

(a) (i) A land use authority shall approve a conditional use if reasonable conditions are proposed,
or can be imposed, to mitigate the reasonably anticipated detrimental effects of the
proposed use in accordance with applicable standards.




(i) The requirement described in Subsection (2)(a)(i) to reasonably mitigate anticipated
detrimental effects of the proposed conditional use does not require elimination of the
detrimental effects.

(b) If a land use authority proposes reasonable conditions on a proposed conditional use, the land
use authority shall ensure that the conditions are stated on the record and reasonably relate to
mitigating the anticipated detrimental effects of the proposed use.

(c) If the reasonably anticipated detrimental effects of a proposed conditional use cannot be
substantially mitigated by the proposal or the imposition of reasonable conditions to achieve
compliance with applicable standards, the land use authority may deny the conditional use.

South Salt Lake Municipal Code §17.05 sets forth the following standard for review for conditional uses by
stating:

A. A person seeking approval of a Conditional Use must file a Complete Application, using the forms
established by the Community Development Department, and include payment of all fees. For any
Application to construct a Building or other improvement to property for a Use that is defined by this
Code as allowed in the zoning district in which the Building is proposed, the Community Development
Department and the City Engineer must review the Application to determine whether the proposal:

1. Is allowed within the district where it is proposed;
. Is proposed for Development on a legally subdivided Lot;
3. Can be adequately serviced by Dedicated roads, improved to City Standards and existing or
proposed utility systems or lines;
4. Complies with all applicable Development requirements of that district, including Building

Height, Setbacks, and Lot Coverage;

Meets the applicable Development Standards requirements;

Conforms to the Design Guidelines and the design review process established for that district;

Requires additional conditions of approval;

Complies with the Construction Codes; and

Pertains to land for which all tax assessments have been paid

B. The Communlty Development Department staff shall notify the Applicant of any specific deficiencies in
the proposal.

C. No permit or license issued shall be valid if any of the criteria listed in this Section have not been met.
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GENERAL PLAN CONSIDERATIONS:

Housing Goals #1: Encourage the equitable development of diverse, safe, affordable, and attractive housing
that is accessible and appropriate for residents of all incomes, needs, ages, backgrounds, and familial status.

Analysis: Amending this CUP will allow a broader type of resident to live in these 50 units than what is
currently allowed per the condition.

STAFF RECOMMENDATION:

Staff recommends the Planning Commission approve the amendment of the Conditional Use Permit, C-16-040,
for a Multi-Family Residential Building, located at 3848 South West Temple, with the following conditions:

Findin fF

1. On August 5, 2016, the Applicant applied for a Conditional Use Permit (“CUP") to develop the Hub
of Opportunity, a 156-unit mixed-use multifamily development on an existing 7.64-acre parcel
owned by Utah Transit Authority ("UTA") and located at 3844 South West Temple.




10.

11.

12.

13.

14.

15.

The project site is within a mixed-use zone with a Transit-Oriented Development - Core Overlay.

On October 6, 2016, the South Salt Lake City Planning Commission approved a CUP for the design
and occupancy of a mixed-use multifamily residential building comprising 156 apartments and

16,120 gross square feet of commercial space to be located on a portion of the original 7.64-acre
UTA parcel (the “2016 CUP").

The application for which the 2016 CUP was issued detailed that the Project would include 228 total
parking stalls, with 202 stalls located within two levels of covered parking on the first two interior
floors of a single mixed-use building.

The staff report for the 2016 CUP included 101 pages of the Applicant’s background materials,
including Proposed Elevations and Site Plans, building floor plans, a Retail and Office Market Study,
a corporate resume for the Columbus Community Center, a parking and traffic study, and a
description of the proposed use.

The staff report described that the Project would consist of at least 129 low-to- moderate income
affordable apartments, including 50 apartments for individuals with mental and physical disabilities,
and 13,000 square feet of interior amenities plus an additional 20,000 square feet of outdoor amenity
space.

Each of the items in the staff report were incorporated into the original 2016 CUP.

In 2018, a building permit was issued for the construction of the Project.

After construction commenced, the Applicant applied for and received Planning Commission
approval of a 2-lot subdivision of the UTA-owned property.

The Applicant has negotiated a 99-year Ground Lease with UTA that has been recorded on the
subdivided 2.93-acre Hub of Opportunity Lot 1.

The Hub of Opportunity Lot 2 is not associated with this application.

The new Project address is 3848 South West Temple, South Salt Lake City, Utah.

On October 10, 2018, the Applicant applied to further subdivide Lot 1 into a legally divided 3-unit
condominium plat, in order to facilitate three separate types of tax credit support, with construction
and permanent financing involving different lenders on deed-restricted units, and all secured by real

property interests in a leasehold condominium ownership structure.

The Applicant has described the 3-unit condominium plat and supporting Declaration of
Condominium as analogous to a legal “Rubik’s cube.” It proposed to create:

a. Unit 1, a 57-apartment condominium, financed with 9% Low Income Housing Tax Credlits;

b. Unit 2, an 89%-apartment condominium, financed with 4% Low Income Housing Tax
Credits; and

c. Unit 3, an 11-apartment and 13,331 square feet of limited retail and office space

condominium, financed with New Market Tax Credits.

All three units will share Common Area depicted on the proposed Condominium Plat and will share
Common Elements described in the Declaration of Condominium for Hub of Opportunity Lot 1
Condominiums, a Mixed Use Leasehold Condominium Project.
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16.

17.

18.

19.

20.

21.

22.

23.

The proposed exterior materials palette consists of wood siding, CMU brick, and EIFS as primary
materials and metal paneling as an accent material.

Applicant proposed the interior courtyard to mitigate any adjacent property concerns regarding
recreational noise and child activity.

Several aspects of the Project “morphed” since the 2016 CUP was approved such that on December
3, 2018, the Applicant submitted a petition to amend the 2016 CUP and worked with Staff to revise
that petition to allow the Project to proceed as a 3-unit condominium with one additional apartment,
(totaling 157), 50 fewer parking stalls, and a proposed Project Amenities Package that meets all but
one required amenity.

Covered parking was proposed as Limited Common Area and is allocated to specific Units in a
manner that maximizes the value of allocated tax credit financing.

The Applicant proposed to limit Project parking demand by restricting the occupancy of 50
apartments to “non-driving residents” (the “Non-Driving Resident Requirement”). Non-driving
residents were defined as residents who, for the term of the residency, are ineligible to hold a Utah
driver's license or who have elected and certified: (1) not to drive, and (2) not to hold a driver's
license.

The Applicant further proposed that the Project will give a leasing preference to individuals with
disabilities to the extent permitted by applicable law.

The original CUP application contemplated a required number of parking spaces based on three
different parking rates including: base parking rate (1.5 stalls/apartment for 106 apartments), assisted
living parking rate (.5 stalls/apartment for 50 restricted apartments), and a 25% reduction in the
commercial parking rate (3 stalls/ 1,0000 square feet of commercial space) leading to 228 required
parking spaces. The Applicant is now asking for significant reductions in parking to accommodate
building plans for a structure that is under construction and significantly under parked. In
development meetings regarding the project, the Applicant was notified of significant shortfalls
regarding the proposed reduction in parking between the 2016 CUP and the proposed CUP
amendment. Staff has worked with the Applicant to find additional parking accommodations within
the Code and has directed Applicant to explore the shared parking agreement provisions in the
SSLC Municipal Code (§ 17.27.060(F)) as a potential solution to the parking deficit. Parking rates and
allocations for the proposed CUP amendment are as follows: TOD parking rate (1.2 stalls/ apartment
for 106 apartments), assisted living parking rate (.5 stalls/ apartment for 50 restricted apartments
plus an additional stall per floor), and a 25% reduction in the commercial parking rate (3 stalls/ 1,000
square feet of commercial ~ space) leading to 203 required parking spaces. This
still leaves a 21 parking-stall shortfall (199 required stall-178 provided stalls = 21 stalls).

To assure that each Unit is endowed with code-required parking, the Applicant has:

a. allocated to each Unit, its proportionate responsibility to limit occupancy of 50 apartments
to non-driving tenants;

b. provided the following parking and shared parking analysis, which follows required parking
ratios and shared parking formulas detailed in SSLC Code Section 17.27.060(F):




STANDARD PA EINGREC [REMEN
| FESIDENTIAL Uit T Unit 2 Unit 3 Total
Resdential non-vehicular 15 1 1 50
Standard residence 42 65 - 107
Total Pesidences kY 0 i} 157
COMMERCIAL Leasehold space is reduced to revise the shared
Tetall — - 833 TE33 parking analysis to meet the parking target. This
Office - _ 3800 13,663 results in 2,378 =f of space om level 1 bemg
designated as On-site Residential Support Spaces.
PARKING
Fesidential
Festricted (@ 0.7 stalls mt 150 1200 5350 15
Bzaistance stalls Tfleor T30 240 110 3
Standard (@120 stalls/umt 3040 T8.00 - 128
Total rezidential parling Bl ] 138
Commercial
Fetail @ 371,000sF — — px] 23
Office @ 371,000 — 17 17
Total commercial parking — 40 40
TOTAL PARKING REQUIRED 39 2] L2l 108
AVAILABLE PARKING
Garage L 138 | Al parking garage reserved and not participating
Surface 10 3 b 30 in shared parking program as to permit secured
Total Available B 2 b TTE | parkingarea.
FrcessShortfall - _ [#ii) [y}
SCHEDULE OF SHARED PARKING
Weelday Weekend
GENERAL USE Standard Midnight — 7:00 7:00 A —6:00 6:00 P ML - Midnight Midnight — 7:00 7:00 AM - 6:00 6:00 P M. - Midnight
CLASSIFICATION Requirement AM BM AM PN
Fesidential 58
T ezz Dedicated (garage (118) Al parking garage reserved and not
parkng) participating n shared parking program as to
permit secured parking area.
et residential 30 T00%% I LI j IEGES T3
30,00 15.00 24,00 30,00 22.50
Commercial 23 T 80%% 100%%e % 100%
115 1340 23.00 113 23.00
Office 17 o 100 2P % 0 P
083 17.00 340 83 340
COLUMNTOTALS 3z 0 30 31 El) 5]
Total Bult Stallz ]
Less Dedicated Stalls (128)
et Available Stalls 30
Fequired Sharad Stalls 30
Excess[Shortall) 0
C. committed to a system to maximize the utility of all parking through

comprehensive Project management.

24.
to the 2016 CUP.

25.
changes:

a. 157 residential apartments instead of 156.

On December 12, 2018, South Salt Lake City received a complete application for amendment

The CUP amendment application requested to revise the 2016 CUP to include the following

b. 178 total parking spaces (128 covered, 50 outdoor) as opposed to the 228 originally required.

c. 5,321 square feet of interior amenities, as opposed to the 13,000 square feet of proposed
interior amenity/common space.

d. The 129, low-to-moderate income apartments will only be governed by tax credit documents
(LURAS) which last for a maximum of 50 years and may be removed if a tax-credit Unit is
foreclosed upon-as opposed to permanently deed restricting the units for low-income

housing.




26.

27.

28.

29.

30.

31.

32.

33.

e. The 50 residential apartments originally designated in the 2016 CUP for individuals with
mental or physical disabilities instead will be restricted to “non- driving residents.”

Applicant proposed to restrict both the residential and commercial uses of the Project to meet
federal guidelines and to assure the community that the Project, would not stray from the original
mission proposed in its 2016 CUP application.

Applicant and Staff worked around the clock to revise Project documents to meet the requirements
of the South Salt Lake City Code. The latest versions of the documents were very close to code-
compliance and require only modest revisions prior to recordation.

On December 28, 2018, the South Salt Lake City Planning Commission approved an amended CUP
(the "2018 CUP").

The Applicant engaged Fehr & Peers (the “Parking Consultant”) to undertake a parking survey for
the Project. Based on a Memorandum, dated December 29, 2023, the Parking Consultant
determined that over a six week data collection period, the maximum amount of parking observed
was the utilization of 68% of the Project’s typical parking stalls. During peak parking usage, 54 typical
parking stalls remained unused.

Based on the information provided by the Parking Consultant, the Applicant and South Salt Lake
City have determined that the Non- Driving Resident Requirement set forth in the 2018 CUP is no
longer necessary.

The Applicant and South Salt Lake City now desire to amend and restate the 2018 CUP in its entirety
as set forth in this CUP (the “Amended & Restated CUP") to eliminate the Non-Driving Resident
Requirement for the Project.

The parking count for the office use has been amend to match the approved building plan set, which
was 3,768 square feet.

This updated office square footage, in addition to using the Shared Parking Table, the Applicant is
able to meet all on-site parking requirements as outlined in SSLC Municipal Code § 17.06.160.

Conclusions of Law:

The use, as conditioned, is consistent with the South Salt Lake City General Plan. The proposed CUP
application amendment, as conditioned, is consistent with the TOD Overlay-Core zone.

The proposed amendment to the 2018 CUP, as conditioned, complies with the requirements of the
South Salt Lake City Code.

The use, as conditioned:
a. is compatible with surrounding structures in use, scale, mass, design and circulation;
b. does not compromise the health, safety, or welfare of:

i.  persons employed within or using the proposed development;

ii. those residing or working in the vicinity of the proposed use or
development; or




4.

ii. property or improvements in the vicinity of the proposed use or
development;

c. does not impose disproportionate burdens on the citizens of the City.

The effects of any differences in use or scale of the project have been mitigated by the Applicant’s
project design or can be mitigated with the following Conditions of Approval.

Conditions of Approval:

1.

10.

11.

Applicant has caused or shall cause to be executed and recorded in the Official Records of Salt Lake
County, a Ground Lease by and between the Utah Transit Authority, as Landlord, and Columbus
Foundation, Inc. as Tenant, in a manner that has been approved as to both form and content by the
South Salt Lake City Attorney;

Applicant shall record this Amended & Restated CUP on the Hub of Opportunity Lot 1 in the Official
Records of Salt Lake County;

Applicant shall continue to work with Staff to correct any deficiencies in the Hub of Opportunity Lot
1 Condominium Plat and Declaration of Condominium, Low-Income Housing Credit Commitment
Agreement(s) and Declaration of Restrictive Covenants (“LURAs"), and supporting documents to
assure code compliance, regulate the construction and use of the Project in a manner that satisfies
the City's obligation to assure that the proposed uses and unusual form of ownership create a
beneficial division of land, and assure that all conditions of approval are implemented;

Neither the Condominium Plat nor the Declaration of Condominium and its supporting documents
may be amended to change any allocation of parking, common area, limited common area, required
amenities, regulated use, or activity without the prior approval of the South Salt Lake City Land Use
Authority;

The Project shall restrict at least 40 apartments in Unit 1 and 89 apartments in Unit 2 to the terms
and conditions of the LURAs approved as to form and content by the South Salt Lake City Attorney
for the benefit of the Utah Housing Corporation;

The Project shall give preference for the leasing of residential apartments to persons with disabilities,
to the fullest extent permitted by law.

Project management shall strictly limit parking access for residential tenants to prevent surplus
parking demand and shall limit the nature and intensity of all non- residential uses to assure that on-
site parking meets the generated parking demand.

The Project shall provide at least 12,242 square feet of interior space for general and recreation
amenities plus and an additional 20,000 square feet of outdoor amenity space within its second-floor
courtyard area.

General and recreation amenities are limited to the exclusive use of Residents and their guests.

Leasing and management of the property is subject to the terms of the Condominium Plat,
Declaration of Condominium, South Salt Lake City regulations, and this Amended & Restated CUP.

Except as modified in Condition #12 below, the Project shall provide and maintain the following
amenities:




THE HUB OF OPPORTUNITY
TABLE OF REQUIRED AMENITIES

THE HUB OF OPPORTUNITY
TABLE OF REQUIRED AMENITIES (contmnued)

AMENITY COMBINED
157 umts
UNIT FEATURES 3/50 UNITS 9 RECREATION AMENITIES 2/50 UNITS 6
SSL List SSL List
Individual garages (50% of umts) 0 Pool 0
Washer/dryer connections 1 Internal fitness center 1
Patios/porches/balconies™® 1 Secured, programmed, child play areas 1
Upgraded floor coverings 1 Hot tub 0
ADA vistbility (10% of units) 1 Community gardens 1
9" ceilings 1 Perimeter trail 1
Enhanced soundproofing 1 Sport court 0
SSL SELECT AMENITIES | 6 SSL SELECT AMENITIES | 4
OWNERLIST OWNERLIST
Las i relodsnunts 4 Barbeque area 1
Window treatments 1 Hammock/lounge area 1
Solid surface countertops (quartz or equivalent) 1 Fire pit social area 1
OWNER ADDED AMENITIES | 2 OWNER ADDED AMENITIES | 3
TOTAL UNIT AMENITIES | 8 TOTAL UNIT AMENITIES | 7
*exterior facing amemities with an avg. 76.5 SF
ENERGY EFFICIENT ENHANCEMENT 1/50 UNITS 3
SSL Last
GENERAL AMENITIES 2/50 UNITS 6
SSL Last
Exterior social area (400 SF) 1 Energy Star 1
Project security 1 PV Panels or other renewable energy 0
Esneclosed parkens 1 Install renewable connectivity 0
Secure/enclosed storage 1 Electric vehicle charging 1
Public transit incentive 0 Recycling program 1
Permanent on-site social activities 1 Tankless hot water [i
Library, office, meeting facilities 0 Enterprise green 1
SSL SELECT AMENITIES 4 SSL SELECT AMENITIES | 4
OWNER LIST
Game rooms 1
Secured bike racks 1
OWNER ADDED AMENITIES 2
TOTAL AMENITIES | 6
12.  The Applicant shall provide one (1) additional Unit Feature to meet the nine (9) required by
SSLC Code. The following options will satisfy the Unit Features amenity requirement:
a. Stainless steel appliances;
b. Smart home features;
C. Trash valet; or
d. Electronic apartment door locks.

13.

10

General Project Amenities shall be configured substantially as follows:
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14.

15.

16.

17.

18.

"RASHRECYCLING
SHUTE 1o

Within the 12,242 square feet of interior amenities, the Project shall devote at least 2,376 square feet
of first-floor amenity space as the “NextWork space” to provide onsite residential support through
the Columbus Foundation, Inc. (or its functional equivalent) exclusively for residents of the Project.

Exterior courtyard amenities will be programmed and provided substantially as follows:
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Owners, property managers, and nonresidential tenants must comply with all applicable licensing
standards and maintain a valid South Salt Lake City business license.

Prior to issuance of a Certificate of Occupancy for any of the condominium units (including
apartments and commercial spaces therein) subject to this Amended & Restated CUP, Applicant
shall have a final storm water run-off and drainage plan approved by South Salt Lake City.

Prior to issuance of a Certificate of Occupancy for any of the condominium units (including
apartments and commercial spaces therein) subject to this Amended & Restated CUP, Applicant
12




19.

20.

21.

22.

23.

24.

25.

26.

shall have a final utility plan approved by South Salt Lake City.

Applicant shall submit a landscape plan that complies with the provisions of Chapter 17.25 of the
South Salt Lake City Municipal Code.

Applicant shall comply with the residential design standards for urban-style multi- family buildings,
as found in Chapter 17.21 of the South Salt Lake City Municipal Code.

Applicant shall comply with all requirements of the South Salt Lake City Fire Marshall, the South Salt
Lake City Engineer, and the South Salt Lake City Building Official prior to receiving a Certificate of
Occupancy.

The 4% LURA and 9% LURA shall be recorded and enforced on their terms.

The Building Permit application plans shall be consistent with the revised CUP plans of December
12, 2018.

Applicant shall have recorded or shall record in the official records of Salt Lake County the following
documents in the order indicated: (first) Ground Lease; (second) this Amended & Restated CUP;
(third) Condominium Plat; (fourth) Declaration of Condominium; and (fifth) financing documents (4%
and 9% LURASs).

None of the documents in paragraph 24 can be subordinated to financing.

This Amended & Restated CUP shall persist in its current form unless and until it is modified or
terminated by South Salt Lake City.

PLANNING COMMISSION OPTIONS:

Option 1: Approval

Move to approve the application to amend Conditional Use Permit, C-16-040, for a Multi-Family Residential
Building, located at 3848 South West Temple, based on the Findings of Fact, Conclusions of Law, and
Conditions of Approval as outlined in the staff report and enumerated on the record.

Option 2: Denial

Move to deny the application to amend Conditional Use Permit, C-16-040, for a Multi-Family Residential
Building, located at 3848 South West Temple, based on the reasoning set forth in the record.

Option 3: Continuance

Move to table the decision on the application to amend Conditional Use Permit, C-16-040, for a Multi-Family
Residential Building, located at 3848 South West Temple, to a date certain to allow the Applicant and Staff
time to respond to specific inquiries or concerns raised by the Planning Commission, or to allow the Planning
Commission more time to consider the proposal.

Attachments:

cusrON =

Applicant Letter

Fehr & Peers Parking Memo — December 2023
C25-00008

C-16-040

2018 CUP

C-16-040 Staff Report
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The Hub of Opportunity, LLC
c/o Housing Authority of the County of Salt Lake, dba Housing Connect
3595 South Main Street
Salt Lake City, Utah 84115

January 31, 2025

Sent Via Electronic Mail

South Salt Lake City

Community and Economic Development
230 E. Morris Avenue, Suite 150

South Salt Lake City, Utah 84115
Email: jweidenhamer@sslc.gov
Attention: Jonathan Weidenhamer

Re: Request to Amend Conditional Use Permit — The Hub of Opportunity
(File Number: C-16-040; APN: 15-36-426-010)

Dear Jonathan:

As you know, the Hub of Opportunity is a 156-unit mixed-use multifamily development located
at 3848 South West Temple, South Salt Lake City, Utah 84115 (the “Project”). The Project land is owned
by Utah Transit Authority and the Project improvements are owned by The Hub of Opportunity, LLC (the
“Company”). On December 12, 2018, a Conditional Use Permit (the “CUP”") was issued for the Project
by South Salt Lake City (the “City”). The CUP includes a restriction that 50 of the apartment units be
limited to “non-driving residents” (the “Non-Driving Residents Restriction”). It has since been
determined that the Project has excess parking capacity and that the Non-Driving Residents Restriction is
no longer necessary. Further, the removal of the Non-Driving Resident Restriction would address
potential issues relating to fair housing laws. Accordingly, Housing Connect, on behalf of the Company,
hereby requests that the City amend the CUP to remove the Non-Driving Resident Restriction.

Under Section 6 of the Conditions of Approval of the CUP, subject to the duty to provide
reasonable accommodation under state and federal law, the Project must restrict at least 50 apartments for
“non-driving residents” (defined in the CUP as individuals who, for the term of residency, are ineligible
to hold a Utah driver’s license or who have elected and certified (1) to not drive, and (2) to not hold a
driver’s license) to the effect a reduction in Project parking demand. This Non-Driving Residents
Restriction under the CUP was originally agreed to by the City and the Company because of the
expectation that the Project would need to limit the number of vehicles based on parking available at and
around the Project.

During the CUP’s initial application process, the City’s municipal code required that 228 parking
spaces be provided to accommodate the Project. In order to develop the Project, the Company’s principals
(Housing Connect and Columbus Foundation, Inc.) requested that the City reduce the number of
permitted parking stalls to accommodate its building plans for a structure that was expected to have
insufficient parking capacity. To assure that each unit was endowed with code-required parking, the
Company’s principals agreed in part to the Non-Driving Residents Restriction, thus reducing the required
parking to 178 stalls (128 covered, 50 outdoor).

Housing Connect has since engaged Fehr & Peers (the “Parking Consultant”) to undertake a
parking survey for the Project. Based on a Memorandum, dated December 29, 2023 and attached hereto
as Exhibit A (the “Parking Memorandum?”), the Parking Consultant determined that over a six week data
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collection period, the maximum amount of parking observed was the utilization of 68% of the Project’s
typical parking stalls. During peak parking usage, 54 typical parking stalls remained unused. Therefore,
based on the findings in the Parking Memorandum, there is sufficient parking to service all of the units of
the Project.

Additionally, under federal law, the Fair Housing Act of 1968 prohibits discrimination in certain
housing-related activities on the basis of race, color, national origin, religion, sex, familial status,
disability, gender identity, sexual orientation, and source of income. Similarly, under Utah law, Title 57,
Chapter 21 of the Utah Code Annotated of 1953, as amended, prohibits discrimination in certain housing-
related activities on the basis of race, color, national origin, religion, sex, familial status, disability, gender
identity, sexual orientation, and source of income. Fair housing law violations may arise with practices
that are facially discriminatory as well as those that have a disparate impact on a protected class of
individuals.

While the Non-Driving Residents Restriction is not facially discriminatory (i.e. the status of
having, or not having a driver’s license does not represent a protected class under fair housing laws), the
restriction may still violate both federal and state fair housing laws due to its potential disparate impact on
several protected classes, particularly individuals with disabilities. Many individuals with disabilities rely
on a driver’s license for transportation if public transit options are not feasible for them. The Non-Driving
Residents Restrictions under the current CUP could pose such a disproportionate impact on residents with
disabilities, leading to potential claims of discrimination under fair housing laws. Additionally, Section 7
of the Conditions of Approval of the CUP provides that the Project must give preference for the leasing of
residential apartments to persons with disabilities, to the fullest extent permitted by law. The Non-Driving
Resident Restriction’s potentially disparate impact on individuals with disabilities may present conflicts
with that requirement.

Due to the recent findings that the Project area has sufficient parking capacity, the potential for
fair housing law violations presented by the Non-Driving Resident Restriction, and the potential conflict
with Section 7 of the Conditions of Approval of the CUP, the Company requests that the City amend the
CUP to remove the Non-Driving Resident Restriction on the 50 units by deleting sections 6 and 7 of the
Conditions of Approval as set forth in the Amended and Restated Conditional Use Permit attached hereto
as Exhibit B.

We appreciate your attention to this matter. Please let us know of any questions you may have
regarding this request.

Very truly yours,

Mike Kienast
Chief Asset Officer
Housing Connect
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EXHIBIT A
PARKING MEMORANDUM

(See attached)



EXHIBIT B
AMENDED AND RESTATED CONDITIONAL USE PERMIT

(See attached)



FEHR 4 PEERS

Memorandum

Date: December 29, 2023
To: Paul Wellington, Housing Connect
From: Matthew Hastings, Fehr & Peers

Subject: The HUB Parking Survey

Executive Summary

The maximum amount of parking observed, over the six-week data collection period, was the
utilization of 68% of typical parking stalls. During peak parking usage 54 typical parking stalls
remained unused. The data shows that there is excess parking capacity at The HUB. The
residential development has lower parking occupancy per unit than anticipated in South Salt Lake.
An increase in the number of renters with drivers licenses can be accommodated with the existing
excess of parking stall supply.

The HUB Existing Conditions

The HUB is a multifamily residential building located at 3848 S W Temple Street in South Salt
Lake, Utah. The building contains an outside surface parking lot and an internal parking garage.
The outside surface parking lot has a supply of 46 parking stalls and 4 Americans with Disability
Act (ADA) accessible parking stalls. The parking garage contains a supply of 123 parking stalls, 2
ADA accessible parking stalls, 2 Electric Vehicle (EV) stalls, and 1 parking stall dedicated to STEM
(Science, Technology, Engineering, and Math) Action Center Utah. The HUB has 157 residential
units, of which 153 (97%) were occupied at the time of this study.

Data Collection Methodology

Data collection was performed by personnel visiting the site to count parked vehicles in each area
and differentiate by type of parking stall. Data was collected over the course of six weeks from
November 7t to December 239, 2023 (but not collected the week of the Thanksgiving holiday).
Data was collected for two days during a typical weekday (Tuesday — Thursday) and one day on
the weekend (Saturday). The time frame of data collection was 6 AM-8 AM and 11 PM-1 AM for



Paul Wellington, Housing Connect '-
December 29, 2023 .i

Page 2 of 5

each day of data collection. These timeframes were chosen to correspond to peak residential unit
usage, and likely the maximum parking stall utilization.

Results

The collected data is summarized in Table 1, shown below. At no point during data collection
were either the garage or outside parking lot 100% full. The average occupancy presented is the
average of all data collection days and times. The maximum occupancy presented is the
maximum occupancy for each location and type of parking across the entire data collection
timeframe. Only the garage ADA stalls were observed to be full at any point during the data
collection, other than the one dedicated STEM parking stall. This shows that additional capacity
for more vehicles exists at all parking locations, other than the garage ADA stalls.

Table 1: Parking summary

Parking location and type
Surface Lot Surface Lot Garage Garage Garage  Garage
typical ADA typical ADA EV STEM

Supply 46 4 123 2 2 1
Average occupancy 25 1 79 1 0 1
Average percent 54% 25% 64% 64% 0% 69%
utilization
Max occupancy 32 3 84 2 0 1
Max percent 70% 75% 68% 100% 0%  100%
utilization

Source: Fehr & Peers, 2023

Table 2, below, shows the summary by parking stall type. On average only 61% of typical parking
stalls were occupied. At maximum parking utilization, only 68% of typical parking stalls were
occupied. The number of typical parking stalls that were empty or available during average and
peak parking utilization were 65 and 54 stalls, respectively.

Table 2: Parking stall type

Parking type
Typical ADA EV STEM Empty typical stalls

Supply 169 6 2 1 N/A
Average occupancy 104 2 0 1 65
Average percent 61% 38% 0% 69% N/A
utilization

Max occupancy 115 5 0 1 54

Max percent 68% 83% 0%  100% N/A
utilization

Source: Fehr & Peers. 2023
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The HUB development had 153 occupied residential units during this data collection. An average
rate of parking per occupied unit was calculated for the current residential make up. Fehr & Peers
does not have data on how many units within the 153 occupied units have vehicles, instead an
overall rate is calculated. The average and maximum rate of vehicles per occupied unit were 0.68
and 0.78 cars per occupied unit, respectively. This is much lower than the average of vehicles per
household in South Salt Lake, which is two vehicles per household. According to South Salt Lake's
municipal code, multi-family dwellings should have 1.2 parking stalls per unit in the Transit
Oriented Development (TOD) Core, where The HUB is located. While The HUB development may
be subject to different aspects of the municipal code, this still shows higher rates than the
maximum parking usage observed during this study. The full data collection table will be
provided at the end of this report in Table 3. It was observed that weekdays had higher utilization
of the outside surface parking lot, whereas weekends had higher utilization of the parking garage.

The maximum amount of parking observed, over the six-week period, was the utilization of 68%
of typical parking stalls. During peak parking usage 54 of the typical parking stalls remained
unused. The data shows that there is excess parking capacity at The HUB. An increase in the
number of renters with drivers licenses can be accommodated with the existing excess of parking
stall supply.



Table 3: Data Collection
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The HUB Parking Survey

Data Collection Period

Parking Counts

Surface Surface Garage Garage
Date Time Lot Lot ADA Garage ADA EV STEM

Tuesday, NO\;(?r;gzegr 6,/_\2,; 27 1 82 1 0 1
Tuesday, NO\;(?r;gzegr 11|::>1|V|7 27 1 79 2 0 1
Novem b::1 ;,rSZdOaZVE; 7A3|\§|5 32 ! o6 0 ° '
Novem b;t] ;,rszctl)a2y3' 11;>4I\(/|) 32 ! 83 ' ° '
Saturday, N(ivfr;cl;)ze; 7A!?\(/|) )8 1 76 0 0 1
Saturday, N(ivfr;cl;)ze; 12/;1|V|5 26 1 81 1 0 1
e s | ® 1w 10
MmN el w1 m 2 o
Novem be: ;]g,rszcz)azyé 6A?I’\5|) 30 ! > ' ° '
Novem be: ;]g,rszcz)azyé 11I;ll\S/I9 25 ! '8 ' ° '
Saturday, N(;\;r;gg 73\(/') 23 1 80 2 0 1
Saturday, N(;\;r;gg 11;?\(/') 24 2 82 2 0 1
e e awm| ¥ 1 w10
e Ve % 1m0 o
Novem be:- g(l)J,rSZCZ)azyé 6A3I’\jlt 25 0 78 ' ° °
Novem be:- g(l)J,rSZCZ)azyé 11I:33IVI7 25 0 o1 ? ° °
Saturday, Dec;r;g;; 6A(|)\i 29 1 83 2 0 0

Saturday, Dec;r;g;; 12';‘?\(/') 25 1 NA* NA* NA* NA*
Tuesday, Decse'zr;gze; 6A4|1\§|) 25 0 81 1 0 0
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Tuesday, Dec;rggze; 11;\;) 23 0 81 1 0 1

cemonais | ® 1 ® 1 o o

ey | M1 m 2 0 o
Saturday, Dec;r;g;; 6A3M6 )8 1 82 2 0 0
Saturday, Dec;r;g;; 11;>OM5 23 1 83 1 0 0
s am| B0 w1 0o
Tuesday, Dicztfr;gze; 11;?3 27 0 76 2 0 1
Decembe;r gzr 52?2\/3 7A4M2 26 0 70 ? ° '
Decembe;rgz,r;%zyé 11;?\(/1 21 ! 83 ? ° °
o am| 2 ™m0 o
Saturday, Dii;r;g;; 11;0M5 23 2 84 2 0 1
s m| 1w 1o
s ow| B 1 w10
Decem be:— gllj,r S2C(|)azy3 6Azl\j 24 ! 7 ' ° '
Decem be:glll'r;%?zyé 11I;(IJ\slJ 18 2 '8 ' ° '
Saturday, D‘ch‘f';é’f; 7;’; 19 2 78 0 0 1
Saturday, D‘;‘;‘f’;ﬁ’fﬁ 11:3 17 3 79 2 0 1

Notes: * garage was inaccessible during this visit
Source: Fehr & Peers, 2023




WHEN RECORDED PLEASE RETURN TO:
SOUTH SALT LAKE CITY
220 E. MORRIS AVE SUITE 150

SOUTH SALT LAKE CITY, UT 84115

AMENDED AND RESTATED
CONDITIONAL USE PERMIT

Location: 3848 South West Temple

Use: Mixed-Use Multifamily Residential Building
Zone: Mixed-Use/ Transit-Oriented Development -
Core Overlay APN: 15-36-426-010

Fee Title Owner: Utah Transit Authority

File Number: C-16-040 / C25-00008

Original Issue Date: 28 December 2018
Amended and Restated Date: 19 June 2025

Permit Issued to: ~ Columbus Foundation Inc./Housing Authority of the County of Salt
Lake (together the “Applicant”)
3848 South West Temple
South Salt Lake City, UT 84115

Findings of Fact:

1. On August 5, 2016, the Applicant applied for a Conditional Use Permit (“CUP”) to
develop the Hub of Opportunity, a 156-unit mixed-use multifamily development on
an existing 7.64-acre parcel owned by Utah Transit Authority (“UTA”) and located at
3844 South West Temple.

2. The project site is within a mixed-use zone with a Transit-Oriented Development -
Core Overlay.

3. On October 6, 2016, the South Salt Lake City Planning Commission approved a CUP
for the design and occupancy of a mixed-use multifamily residential building comprising 156
apartments and 16,120 gross square feet of commercial space to be located on a portion of the
original 7.64-acre UTA parcel (the 2016 CUP”).

4. The application for which the 2016 CUP was issued detailed that the Project would
include 228 total parking stalls, with 202 stalls located within two levels of covered
parking on the first two interior floors of a single mixed-use building.

5. The staff report for the 2016 CUP included 101 pages of the Applicant’s background
materials, including Proposed Elevations and Site Plans, building floor plans, a Retail
and Office Market Study, a corporate resume for the Columbus Community Center, a
parking and traffic study, and a description of the proposed use.
1
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10.

11.

12.

13.

14.

15.

16.

17.

18.

The staff report described that the Project would consist of at least 129 low-to-
moderate income affordable apartments, including 50 apartments for individuals with
mental and physical disabilities, and 13,000 square feet of interior amenities plus an
additional 20,000 square feet of outdoor amenity space.

Each of the items in the staff report were incorporated into the original 2016 CUP.
In 2018, a building permit was issued for the construction of the Project.

After construction commenced, the Applicant applied for and received Planning
Commission approval of a 2-lot subdivision of the UTA-owned property.

The Applicant has negotiated a 99-year Ground Lease with UTA that has been
recorded on the subdivided 2.93-acre Hub of Opportunity Lot 1.

The Hub of Opportunity Lot 2 is not associated with this application.
The new Project address is 3848 South West Temple, South Salt Lake City, Utah.

On October 10, 2018, the Applicant applied to further subdivide Lot 1 into a legally
complex 3-unit condominium plat, in order to facilitate three separate types of tax
credit support, with construction and permanent financing involving different lenders
on deed-restricted units, and all secured by real property interests in a leasehold
condominium ownership structure.

The Applicant has described the 3-unit condominium plat and supporting Declaration
of Condominium as analogous to a legal “Rubik’s cube.” It proposed to create:

a. Unit 1, a 57-apartment condominium, financed with 9% Low Income Housing
Tax Credits;
b. Unit 2, an 89-apartment condominium, financed with 4% Low Income

Housing Tax Credits; and

C. Unit 3, an 11-apartment and 13,331 square feet of limited retail and office
space condominium, financed with New Market Tax Credits.

All three units will share Common Area depicted on the proposed Condominium Plat
and will share Common Elements described in the Declaration of Condominium for
Hub of Opportunity Lot 1 Condominiums, a Mixed Use Leasehold Condominium
Project.

The proposed exterior materials palette consists of wood siding, CMU brick, and
EIFS as primary materials and metal paneling as an accent material.

Applicant proposed the interior courtyard to mitigate any adjacent property concerns
regarding recreational noise and child activity.

Several aspects of the Project “morphed” since the 2016 CUP was approved such that
on December 3, 2018, the Applicant submitted a petition to amend the 2016 CUP and
worked with Staff to revise that petition to allow the Project to proceed as a 3-unit
condominium with one additional apartment, (totaling 157), 50 fewer parking stalls,

2
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19.

20.

21.

22.

23.

and a proposed Project Amenities Package that meets all but one required amenity.

Covered parking was proposed as Limited Common Area and is allocated to specific
Units in a manner that maximizes the value of allocated tax credit financing.

The Applicant proposed to limit Project parking demand by restricting the occupancy
of 50 apartments to “non-driving residents” (the “Non-Driving Resident
Requirement”). Non-driving residents were defined as residents who, for the term of
the residency, are ineligible to hold a Utah driver’s license or who have elected and
certified: (1) not to drive, and (2) not to hold a driver’s license.

The Applicant further proposed that the Project will give a leasing preference to
individuals with disabilities to the extent permitted by applicable law.

The original CUP application contemplated a required number of parking spaces
based on three different parking rates including: base parking rate (1.5
stalls/apartment for 106 apartments), assisted living parking rate (.5 stalls/apartment
for 50 restricted apartments), and a 25% reduction in the commercial parking rate (3
stalls/ 1,0000 square feet of commercial space) leading to 228 required parking
spaces. The Applicant is now asking for significant reductions in parking to
accommodate building plans for a structure that is under construction and
significantly under parked. In development meetings regarding the project, the
Applicant was notified of significant shortfalls regarding the proposed reduction in
parking between the 2016 CUP and the proposed CUP amendment. Staff has worked
with the Applicant to find additional parking accommodations within the Code and
has directed Applicant to explore the shared parking agreement provisions in the
SSLC Municipal Code (8 17.27.060(F)) as a potential solution to the parking deficit.
Parking rates and allocations for the proposed CUP amendment are as follows: TOD
parking rate (1.2 stalls/ apartment for 107 apartments), assisted living parking rate (.5
stalls/ apartment for 50 restricted apartments plus an additional stall per floor), and a
25% reduction in the commercial parking rate (3 stalls/ 1,000 square feet of
commercial space) leading to 203 required parking spaces. This
still leaves a 21 parking-stall shortfall (199 required stall-178 provided stalls = 21 stalls).

To assure that each Unit is endowed with code-required parking, the Applicant has:

a. allocated to each Unit, its proportionate responsibility to limit occupancy of
50 apartments to non-driving tenants;

b. provided the following parking and shared parking analysis, which follows
required parking ratios and shared parking formulas detailed in SSLC Code
Section 17.27.060(F):

STANDARD PA KING REC  IREMEN

RESIDENTIAL

Unit 1 Unit 2 Unit 3 Total

Residential non-vehicular 15 24 1 50

Standard residence 42 65 - 107

Total Residences 57 89 11 157

COMMERCIAL

Leasehold space is reduced to revise the shared

Retail 7833 7833 parking analysis to meet the parking target. This

Office — — 5890 13,663 results in 2,378 sf of space on level 1 being
designated as On-site Residential Support Spaces.

PARKING

Residential

Restricted @ 0.5 stalls/unit 7.50 12.00 550 25

Assistance stalls 1/floor 1.50 240 1.10 5

Standard @1.20 stalls/unit 50.40 78.00 128

Total residential parking 59 92 7 158
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Commercial
Retail @ 3/1,000sf 23 23
Office @ 3/1,000 sf 17 17
Total commercial parking 40 40
TOTAL PARKINIG REQUIRED 59 | 92 47 | 198
AVAILABLE PARKING
Garage 39 89 — 128 | All parking garage reserved and not participating
Surface 20 3 27 50 in shared parking program as to permit secured
Total Available 59 92 27 178 parking area.
Excess/Shortfall - — (20) (20)
SCHEDULE OF SHARED PARKING
Weekday Weekend
GENERAL USE Standard Midnight — 7:00 7:00 A.M - 6:00 6:00 P.M. - Midnight Midnight — 7:00 7:00 A.M - 6:00 6:00 P.M. - Midnight
CLASSIFICATION Requirement AM. P.M. AM. P.M.
Residential 158
Less Dedicated (garage (128) All parking garage reserved and not
parking) participating in shared parking program as to
permit secured parking area.
Net residential 30 100% 50% 80% 100% 75% 75%
30.00 15.00 24.00 30.00 22.50 22.50
Commercial 23 5% 80% 100% 5% 100% 90%
115 18.40 23.00 115 23.00 20.70
Office 17 5% 100% 20% 5% 0 20% 10%
0.85 17.00 340 .85 340 1.70
COLUMN TOTALS 32 50 50 32 49 45
Total Built Stalls 178
Less Dedicated Stalls (128)
Net Available Stalls 50
Required Shared Stalls 50
Excess/(Shortfall) 0
C. committed to a system to maximize the utility of all parking through

24.

25.

26.

27.

comprehensive Project management.

On December 12, 2018, South Salt Lake City received a complete application for
amendment to the 2016 CUP.

The CUP amendment application requested to revise the 2016 CUP to include the
following changes:

a. 157 residential apartments instead of 156.

b. 178 total parking spaces (128 covered, 50 outdoor) as opposed to the 228
originally required.

C. 5,321 square feet of interior amenities, as opposed to the 13,000 square feet of
proposed interior amenity/common space.

d. The 129, low-to-moderate income apartments will only be governed by tax
credit documents (LURAS) which last for a maximum of 50 years and may be
removed if a tax-credit Unit is foreclosed upon-as opposed to permanently
deed restricting the units for low-income housing.

e. The 50 residential apartments originally designated in the 2016 CUP for
individuals with mental or physical disabilities instead will be restricted to
“non- driving residents.”

Applicant proposed to restrict both the residential and commercial uses of the Project
to meet federal guidelines and to assure the community that the Project, would not
stray from the original mission proposed in its 2016 CUP application.

Applicant and Staff worked around the clock to revise Project documents to meet the
requirements of the South Salt Lake City Code. The latest versions of the documents
were very close to code-compliance and require only modest revisions prior to
recordation.

4
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28.

29.

30.

31.

32.

33.

On December 28, 2018, the South Salt Lake City Planning Commission approved an
amended CUP (the “2018 CUP™).

The Applicant engaged Fehr & Peers (the “Parking Consultant”) to undertake a
parking survey for the Project. Based on a Memorandum, dated December 29, 2023,
the Parking Consultant determined that over a six week data collection period, the
maximum amount of parking observed was the utilization of 68% of the Project’s
typical parking stalls. During peak parking usage, 54 typical parking stalls remained
unused.

Based on the information provided by the Parking Consultant, the Applicant and staff
of South Salt Lake City have determined that the Non- Driving Resident Requirement
set forth in the 2018 CUP is no longer necessary.

The Applicant and South Salt Lake City now desire to amend and restate the 2018
CUP in its entirety as set forth in this CUP (the “Amended & Restated CUP”) to
eliminate the Non-Driving Resident Requirement for the Project.

The parking count for the office use has been amend to match the approved building
plan set, which was 3,768 square feet.

This updated office square footage, in addition to using the Shared Parking Table, the
Applicant is able to meet all on-site parking requirements as outlined in SSLC
Municipal Code § 17.06.160.

Conclusions of Law:

1.

The use, as conditioned, is consistent with the South Salt Lake City General Plan. The
proposed CUP application amendment, as conditioned, is consistent with the TOD
Overlay-Core zone.

The proposed amendment to the 2018 CUP, as conditioned, complies with the
requirements of the South Salt Lake City Code.

The use, as conditioned:

a. is compatible with surrounding structures in use, scale, mass, design and
circulation;
b. does not compromise the health, safety, or welfare of:

I. persons employed within or using the proposed development;

ii. those residing or working in the vicinity of the proposed use or
development; or

iii. property or improvements in the vicinity of the proposed use or
development;

C. does not impose disproportionate burdens on the citizens of the City.
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4.

The effects of any differences in use or scale of the project have been mitigated by the
Applicant’s project design or can be mitigated with the following Conditions of
Approval.

Conditions of Approval:

1.

10.

11.

Applicant has caused or shall cause to be executed and recorded in the Official
Records of Salt Lake County, a Ground Lease by and between the Utah Transit
Authority, as Landlord, and Columbus Foundation, Inc. as Tenant, in a manner that
has been approved as to both form and content by the South Salt Lake City Attorney;

Applicant shall record this Amended & Restated CUP on the Hub of Opportunity Lot
1 in the Official Records of Salt Lake County;

Applicant shall continue to work with Staff to correct any deficiencies in the Hub of
Opportunity Lot 1 Condominium Plat and Declaration of Condominium, Low-Income
Housing Credit Commitment Agreement(s) and Declaration of Restrictive Covenants
(“LURAS”), and supporting documents to assure code compliance, regulate the
construction and use of the Project in a manner that satisfies the City’s obligation to
assure that the proposed uses and unusual form of ownership create a beneficial
division of land, and assure that all conditions of approval are implemented;

Neither the Condominium Plat nor the Declaration of Condominium and its
supporting documents may be amended to change any allocation of parking, common
area, limited common area, required amenities, regulated use, or activity without the
prior approval of the South Salt Lake City Land Use Authority;

The Project shall restrict at least 40 apartments in Unit 1 and 89 apartments in Unit 2
to the terms and conditions of the LURAs approved as to form and content by the
South Salt Lake City Attorney for the benefit of the Utah Housing Corporation;

The Project shall give preference for the leasing of residential apartments to persons
with disabilities, to the fullest extent permitted by law.

Project management shall strictly limit parking access for residential tenants to
prevent surplus parking demand and shall limit the nature and intensity of all non-
residential uses to assure that on-site parking meets the generated parking demand.

The Project shall provide at least 12,242 square feet of interior space for general and
recreation amenities plus and an additional 20,000 square feet of outdoor amenity
space within its second-floor courtyard area.

General and recreation amenities are limited to the exclusive use of Residents and
their guests.

Leasing and management of the property is subject to the terms of the Condominium
Plat, Declaration of Condominium, South Salt Lake City regulations, and this
Amended & Restated CUP.

Except as modified in Condition #12 below, the Project shall provide and maintain
the following amenities:
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THE HUB OF OPPORTUNITY
TABLE OF REQUIRED AMENITIES

THE HUB OF OPPORTUNITY
TABLE OF REQUIRED AMENITIES (continued)

AMENITY COMBINED
157 units
UNIT FEATURES 3/50 UNITS 9 RECREATION AMENITIES 2/50 UNITS 6
SSL List SSL List
Individual garages (50% of units) 0 Pool 0
Washer/dryer connections 1 Internal fitness center 1
Patios/porches/balconies* 1 Secured, programmed, child play areas 1
Upgraded floor coverings 1 Hot tub 0
ADA visibility (10% of units) 1 Community gardens 1
9” ceilings 1 Perimeter trail 1
Enhanced soundproofing 1 Sport court 0
SSL SELECT AMENITIES | 6 SSL SELECT AMENITIES | 4
OWNER LIST OWNER LIST
Washerdries-provided-in-units 4 Barbeque area 1
Window treatments 1 Hammock/lounge area 1
Solid surface countertops (quartz or equivalent) 1 Fire pit social area 1
OWNER ADDED AMENITIES | 2 OWNER ADDED AMENITIES | 3
TOTAL UNIT AMENITIES | 8 TOTAL UNIT AMENITIES | 7
*exterior facing amenities with an avg. 76.5 SF |
ENERGY EFFICIENT ENHANCEMENT 1/50 UNITS 3
SSL List
GENERAL AMENITIES 2/50 UNITS 6
SSL List
Exterior social area (400 SF) 1 Energy Star 1
Project security 1 PV Panels or other renewable energy 0
i 1 Install renewable connectivity 0
Secure/enclosed storage 1 Electric vehicle charging 1
Public transit incentive 0 Recycling program 1
Permanent on-site social activities 1 Tankless hot water 0
Library, office, meeting facilities 0 Enterprise green 1
SSL SELECT AMENITIES | 4 SSL SELECT AMENITIES | 4
OWNER LIST
Game rooms 1
Secured bike racks 1
OWNER ADDED AMENITIES | 2
TOTAL AMENITIES | 6

12. The Applicant shall provide one (1) additional Unit Feature to meet the nine (9)
required by SSLC Code. The following options will satisfy the Unit Features amenity
requirement:

a. Stainless steel appliances;
b. Smart home features;
C. Trash valet; or
d. Electronic apartment door locks.
13. General Project Amenities shall be configured substantially as follows:
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14.

15.

16.

17.

18.

19.

20.

Within the 12,242 square feet of interior amenities, the Project shall devote at least
2,376 square feet of first-floor amenity space as the “NextWork space” to provide
onsite residential support through the Columbus Foundation, Inc. (or its functional
equivalent) exclusively for residents of the Project.

Exterior courtyard amenities will be programmed and provided substantially as
follows:
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Owners, property managers, and nonresidential tenants must comply with all
applicable licensing standards and maintain a valid South Salt Lake City business
license.

Prior to issuance of a Certificate of Occupancy for any of the condominium units
(including apartments and commercial spaces therein) subject to this Amended &
Restated CUP, Applicant shall have a final storm water run-off and drainage plan
approved by South Salt Lake City.

Prior to issuance of a Certificate of Occupancy for any of the condominium units
(including apartments and commercial spaces therein) subject to this Amended &
Restated CUP, Applicant shall have a final utility plan approved by South Salt Lake
City.

Applicant shall submit a landscape plan that complies with the provisions of Chapter
17.25 of the South Salt Lake City Municipal Code.

Applicant shall comply with the residential design standards for urban-style multi-

family buildings, as found in Chapter 17.21 of the South Salt Lake City Municipal
Code.

10
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21.

22.

23.

24.

25.

26.

Applicant shall comply with all requirements of the South Salt Lake City Fire
Marshall, the South Salt Lake City Engineer, and the South Salt Lake City Building
Official prior to receiving a Certificate of Occupancy.

The 4% LURA and 9% LURA shall be recorded and enforced on their terms.

The Building Permit application plans shall be consistent with the revised CUP plans
of December 12, 2018.

Applicant shall have recorded or shall record in the official records of Salt Lake
County the following documents in the order indicated: (first) Ground Lease;
(second) this Amended & Restated CUP; (third) Condominium Plat; (fourth)
Declaration of Condominium; and (fifth) financing documents (4% and 9% LURAS).

None of the documents in paragraph 24 can be subordinated to financing.

This Amended & Restated CUP shall persist in its current form unless and until it is
modified or terminated by South Salt Lake City.

Exhibits (available on file with South Salt Lake City Community Development Department):

EXHIBIT A: Conditional Use Permit amendment application packet EXHIBIT B: Draft
Condominium Plat

EXHIBIT C: Declaration of Condominium EXHIBIT D: 9% LURA

EXHIBIT E: 4% LURA

EXHIBIT F: Ground Lease

EXHIBIT G: Combined Drawings (12/12/18)

11
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FOR SOUTH SALT LAKE CITY:

By:

Name:

Its:

(Signature Page to Amended and Restated Conditional Use Permit — Hub of Opportunity)
S-1



FOR THE APPLICANTS:

HOUSING AUTHORITY OF THE COUNTY
OF SALT LAKE, DBA HOUSING CONNECT

By:

Name: Janice Kimball
Its: Chief Executive Officer

COLUMBUS FOUNDATION, INC.

By:

Name:

Its:

(Signature Page to Amended and Restated Conditional Use Permit — Hub of Opportunity)
S-2



EXHIBIT A
Description of Land

That certain real property located in Salt Lake County, Utah, and more particularly described
as follows:

All of Lot 1, of the Hub of Opportunity Subdivision Plat, on file and of record in the office of
the Salt Lake County Recorder.

Tax Parcel 1.D. No. 15-36-426-018-0000
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SOUTH? Ak
COMMUNITY
DEVELOPMENT

MICHAEL FLORENCE
DIRECTOR

FRANCIS LILLY
DEPUTY DIRECTOR

PLANNING & ZONING
O 801.483.6011
F 801.483.6060

BUILDING DEPT.
O 801.483.6005
F 801.483.6060

BUSINESS LICENSING
O 801.483.6063
F 801.483.6060

CHERIE WOOD
MAYOR

220 E MORRIS AVE
SUITE 200
SOUTH SALT LAKE CITY
UTAH
84115
O 801.483.6000
F 801.483.6001
SOUTHSALTLAKECITY.COM

CONDITIONAL USE PERMIT

Location:
Use:
Zone:

APN:
Fee Title

File Number:

Date:

3844 South West Temple

Mixed Use Multifamily Residential Building
Mixed Use /

Transit-Oriented Development — Core Overlay
15-36-426-010

Utah Transit Authority

C-16-040

6 October 2016

Owner:

Permit Issued To:

Columbus Community Center /

Housing Authority of the County of Salt Lake
3844 South West Temple

South Salt Lake, Utah 84115

At a public meeting held on Thursday, 6 October 2016, the South Salt Lake Planning Commission
approved a conditional use permit and design review for a mixed use multifamily building
residential building consisting of 156 units and 16,120 square feet of retail/office located at 3844
South West Temple. The permit was approved with the following conditions:

1.

FOR THE CITY:

The applicant will develop a landscape plan that complies with the provisions of
Chapter 17.25 of the South Salt Lake City Municipal Code.

The applicant will comply with the residential design standards for urban-style
multifamily buildings, as found in Chapter 17.21 of the South Salt Lake City
Municipal Code.

The applicant will comply with all parking and access requirements established in
Chapter 17.27 of the South Salt Lake City Municipal Code.

The applicant will comply with all requirements of the South Salt Lake City Fire
Marshal, the South Salt Lake City Engineer, and the South Salt Lake City Building

Official prior to receiving a Certificate of Occupancy.

The applicant will participate in a CPTED review of the development prior to being
issued a building permit.

The applicant will research and discuss with the City Engineer about the possible
inclusion of a right-turn pocket on West Temple.

The applicant will work with staff to include three additional parking stalls on site

All items of the staff report.

FOR THE OWNER/APPLICANT:

Print Name

Francis Xavier Lilly, AICP

Deputy

Director

Signature



Conditional Use Permit for a Mixed Use Multifamily Building
3844 South West Temple

Page 2

File No. C-16-040

6 October 2016

LEGAL DESCRIPTION
15-36-426-010-000

BEG AT SE COR LOT 1, BLK 15, 10 AC PLAT A, BIG FIELD SUR; N 401.2 FT; W 367 FT; N 173 FT; W
380 FT M OR L TO E LINE OF RR R OW W; S'LY ALG CURVE TO LEFT FOLLOWING SD E LINE OF
SD ROFW TO S LINE OF SD LOT 1; E 681.4 FT TO BEG. 7.5 AC M ORL. 4091-1 4063-0480

STATE OF UTAH )
) SS
COUNTY OF SALT LAKE )

On this day of , 2017, personally appeared before me,
who, acting as an authorized representative of the City of South Salt Lake, acknowledged that
he/she signed the above certificate and that the statements contained therein are true.

Notary Public, Residing in Salt Lake County, Utah
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WHEN RECORDED PLEASE RETURN TO: RECORDER. SELT LEKE COUNTY. UTAH
: HOFTH AMERICAH TITLE LLC
SOUTH SALT LAKE CITY 290 5 MATH 5T #6
220 E. MORRIS AVE SUITE 200 BOUMTIFUL UT 24010
SOUTH SALT LAKE CITY, UT 84115 BY: Rln. DEPUTY - W 13 P
CONDITIONAL USE PERMIT
Location: 3848 South West Temple
Use: Mixed-Use Multifamily Residential Building
Zone: Mixed-Use/ Transit-Oriented Development — Core Overlay
APN: 15-36-426-010
Fee Title Owner: Utah Transit Authority
File Number: C-16-040
Date: 28 December 2018
Permit Issued to: Columbus Foundation Inc./
Housing Authority of the County of Salt Lake (together the “Applicant”)
3848 South West Temple
South Salt Lake City, UT 84115
Findings of Fact:
1. On August 5, 2016, the Applicant applied for a Conditional Use Permit (“CUP”) to

develop the Hub of Opportunity, a 156-unit mixed-use multifamily development on an
existing 7.64-acre parcel owned by Utah Transit Authority (“UTA”) and located at 3844
South West Temple.

2. The project site is within a mixed-use zone with a Transit-Oriented Development — Core
Overlay.
3. On October 6, 2016, the South Salt Lake City Planning Commission approved a CUP for

the design and occupancy of a mixed-use multifamily residential building comprising 156
apartments and 16,120 gross square feet of commercial space to be located on a
portion of the original 7.64-acre UTA parcel.
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10.

11.

12.

13.

14.

The application for which the CUP was issued detailed that the Project would include
228 total parking stalls, with 202 stalls located within two levels of covered parking on
the first two interior floors of a single mixed-use building.

The staff report for the October 6, 2016 CUP included 101 pages of the Applicant’s
background materials, including Proposed Elevations and Site Plans, building floor plans,
a Retail and Office Market Study, a corporate resume for the Colymbus Community
Center, a parking and traffic study, and a description of the proposed use.

The staff report described that the Project would consist of at least 129 low-to-
moderate income affordable apartments, including 50 apartments for individuals with
mental and physical disabilities, and 13,000 square feet of interior amenities plus an
additional 20,000 square feet of outdoor amenity space.

Each of the items in the staff report were incorporated into the original October 6, 2016
CUP.

In 2018, a building permit was issued for the construction of the Project.

After construction commenced, the Applicant applied for and received Planning
Commission approval of a 2-lot subdivision of the UTA-owned property.

The Applicant has negotiated a 99-year Ground Lease with UTA that will be recorded
later this month on the newly subdivided 2.93-acre Hub of Opportunity Lot 1.

The Hub of Opportunity Lot 2 is not associated with this application.
The new Project address is 3848 South West Temble, South Salt Lake City, Utah.

On October 10, 2018, the Applicant applied to further subdivide Lot 1 into a legally
complex 3-unit condominium plat, in order to facilitate three separate types of tax
credit support, with construction and permanent financing involving different lenders
on deed-restricted units, and all secured by real property interests in a leasehold
condominium ownership structure.

The Applicant has described the 3-unit condominium plat and supporting Declaration of
Condominium as analogous to a legal “Rubik’s cube.” It proposes to create:

a. Unit 1, a 57-apartment condominium, financed with 9% Low Income Housing Tax
Credits;
b. Unit 2, an 89-apartment condominium, financed with 4% Low Income Housing

Tax Credits; and

c. Unit 3, an 11-apartment and 13,331 square feet of limited retail and office space
condominium, financed with New Market Tax Credits.
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15.

16.

17.

18.

19.

20.

21.

22.

All three units will share Common Area depicted on the proposed Condominium Plat
and will share Common Elements described in the Declaration of Condominium for Hub
of Opportunity Lot 1 Condominiums, a Mixed Use Leasehold Condominium Project.

The proposed exterior materials palette consists of wood siding, CMU brick, and EIFS as
primary materials and metal paneling as an accent material.

Applicant proposes the interior courtyard to mitigate any adjacent property concerns
regarding recreational noise and child activity.

Several aspects of the Project have “morphed” since the 2016 CUP was approved such
that on December 3, 2018, the Applicant submitted a petition to amend the 2016 CUP
and has been working with Staff since that time to revise that petition to allow the
Project to proceed as a 3-unit condominium with one additional apartment, (totaling
157), 50 fewer parking stalls, and a proposed Project Amenities Package that meets all
but one required amenity. /

Covered parking is proposed as Limited Common Area and is allocated to specific Units
in a manner that maximizes the value of allocated tax credit financing.

The Applicant has proposed to limit Project parking demand by restricting the
occupancy of 50 apartments to “non-driving residents.” Non-driving residents are
residents who, for the term of the residency, are ineligible to hold a Utah driver’s license
or who have elected and certified: (1) not to drive, and (2) not to hold a driver’s license.

The Applicant has further proposed that the Project will give a leasing preference to
individuals with disabilities to the extent permitted by applicable law.

The original CUP application contemplated a required number of parking spaces based
on three different parking rates including: base parking rate (1.5 stalls/apartment for
106 apartments), assisted living parking rate (.5 stalls/ apartment for 50 restricted
apartments), and a 25% reduction in the commercial parking rate (3 stalls/ 1,0000
square feet of commercial space) leading to 228 required parking spaces. The Applicant
is now asking for significant reductions in parking to accommodate building plans for a
structure that is under construction and significantly under parked. In development
meetings regarding the project, the Applicant was notified of significant shortfalls
regarding the proposed reduction in parking between the 2016 CUP and the proposed
CUP amendment. Staff has worked with the Applicant to find additional parking
accommodations within the Code and has directed Applicant to explore the shared
parking agreement provisions in the SSLC Municipal Code (§ 17.27.060(F)) as a potential
solution to the parking deficit. Parking rates and allocations for the proposed CUP
amendment are as follows: TOD parking rate (1.2 stalls/ apartment for 107 apartments),
assisted living parking rate (.5 stalls/ apartment for 50 restricted apartments plus an
additional stall per floor), and a 25% reduction in the commercial parking rate (3 stalls/
1,0000 square feet of commercial space) leading to 203 required parking spaces. This
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23.

24,

25.

still leaves a 21 parking-stall shortfall (199 required stall — 178 provided stalls = 21

stalls).

To assure that each Unit is endowed with code-required parking, the Applicant has:

a.

apartments to non-driving tenants;

provided the following parking and shared parking analysis, which follows

required parking ratios and shared parking formulas detailed in SSLC Code
Section 17.27.060(F):

allocated to each Unit, its proportionate responsibility to limit occupancy of 50

| STANDARD PARKING REQUIREMENT
IRESIDEW“AL UNIT1 UNIT2 | UNIT3 | TOTAL
restricted non-vehicular| 15 24 n 50
42 65 - 107
total resi 57 89 1n 157
COMMERCIAL
resall - 7833 | 788
affice] - 5,830 5,830
total e space! 13,663 | 13,663
PARKING
Residential - .
restricted @ 05 stallsf 70| 100| 550 % e eesa 470 o o8 o o]
assistance stafls 1/fioor] 150 240 110 5 eing 23 On-ska
standard & 120 mg%{ 50.40 78.00 - 128
Total Residential Pe 59 92 7 158
Commercial
retall @ 3/1,000 SF - - 23 23
office @ 3/1,000 SF - - 7 17
Total O fat Parkin - 42 40
TOTAL PARKING REQUIRED 59 92 47 198
AVAILABLE PARKING
garage; 39 89 - 128
sumc_el 20 3 27 | 1 —
Total Available T £ 92 27 178 A8 of parking garapn rescrved and nat participating bn stared
*_Em;sl_srrm | 20) 20) parking program co as permlt secured parking rea.
SCHEDULE OF SHARED PARKING
Weekday "
STANDARD Midnight - 7:00 AM }@.MMPM 600 PM - Midnight | Midnight-7:00AM | 7:00 AM-6:00 PM 6:00 pm - Midnight
GENERAL USE CLASSIFHCATION el
Residential 158 [ —"
tess dedicated o veaz) i E_E;
Net residential 30 100% 3000 | S0% 1500 80% 100% 3000 75% 25| 7% 25
Commercial 23 5% 115 80% 1840 | 100% 5% 115| 100% no0| 90 20.70
Office 17 5% 085 | 100% 17.00 20% 5% 085 20% 3.40 10% 170
COLUMN TOTALS 32 50 32 49 45
Tota! built stafls 178
tess dedicated stalls {128
Net Avallable Stalls 50
Required Shared Stalls 50
Excess/(Shortfall) 0
and

committed to a system to maximize the utility of all parking through
comprehensive Project management.

4 of 12

On December 12, 2018, South Salt Lake City received a complete application for
amendment to the October 6, 2016 CUP.

The CUP amendment application requests to revise the 2016 CUP to include the
following changes:
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26.

27.

a. 157 residential apartments instead of 156.

b. 178 total parking spaces (128 covered, 50 outdoor) as opposed to the 228
originally required.

C. 5,321 square feet of interior amenities, as opposed to the 13,000 square feet of
proposed interior amenity/common space.

d. The 129, low-to-moderate income apartments will only be governed by tax
credit documents (LURAs) which last for a maximum of 50 years and may be
removed if a tax-credit Unit is foreclosed upon—as opposed to permanently
deed restricting the units for low-income housing.

e. The 50 residential apartments originally designated in the 2016 CUP for
individuals with mental or physical disabilities instead will be restricted to “non-
driving residents.”

Applicant proposes to restrict both the residential and commercial uses of the Project to
meet federal guidelines and to assure the community that the Project, as amended
herein, will not stray from the original mission proposed in its 2016 CUP application.

Applicant and Staff have worked around the clock to revise Project documents to meet
the requirements of the South Salt Lake City Code. The latest versions of the documents
are very close to code-compliance and require only modest revisions prior to
recordation.

Conclusions of Law:

The use, as conditioned, is consistent with the South Salt Lake City General Plan. The
proposed CUP application amendment, as conditioned, is consistent with the TOD
Overlay-Core zone.

The proposed application to amend the 2016 CUP, as conditioned, complies with the
requirements of the South Salt Lake City Code.
The use, as conditioned:

a. is compatible with surrounding structures in use, scale, mass, design and
circulation; :

b. does not compromise the health, safety, or welfare of:
i. persons employed within or using the proposed development;

ii. those residing or working in the vicinity of the proposed use or
development; or
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iii. property or improvements in the vicinity of the proposed use or
development;

c. does hot impose disproportionate burdens on the citizens of the City.

The effects of any differences in use or scale of the project have been mitigated by the
Applicant’s project design or can be mitigated with the following Conditions of Approval.

Conditions of Approval:

Applicant shall cause to be executed and recorded in the Official Records of Salt Lake
County, a Ground Lease by and between the Utah Transit Authority, as Landlord, and
Columbus Foundation, Inc. as Tenant, in a manner that has been approved as to both
form and content by the South Salt Lake City Attorney;

Applicant shall record this CUP on the Hub of Opportunity Lot 1 in the Official Records of
Salt Lake County prior to recording its Condominium Plat;

Applicant shall continue to work with Staff to correct deficiencies in the Hub of
Opportunity Lot 1 Condominium Plat and Declaration of Condominium, Low-Income
Housing Credit Commitment Agreement(s) and Declaration of Restrictive Covenants
(“LURAs"), and supporting documents to assure code compliance, regulate the
construction and use of the Project in a manner that satisfies the City’s obligation to
assure that the proposed uses and unusual form of ownership create a beneficial
division of land, and assure that all conditions of approval are implemented;

Neither the Condominium Plat nor the Declaration of Condominium and its supporting
documents may be amended to change any allocation of parking, common area, limited
common area, required amenities, regulated use, or activity without the prior approval
of the South Salt Lake City Land Use Authority;

The Project shall restrict at least 40 apartments in Unit 1 and 89 apartments in Unit 2 to
the terms and conditions of the LURAs approved as to form and content by the South
Salt Lake City Attorney for the benefit of the Utah Housing Corporation;

Subject to the duty to provide reasonable accommodation under state and federal law,
the Project shall restrict at least 50 apartments for “non-driving residents” to effect the
promised reduction in Project parking demand.

The Project shall give preference for the leasing of residential apartments to persons
with disabilities, to the fullest extent permitted by law.
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8. Project management shall strictly limit parking access for residential tenants to prevent
surplus parking demand and shall limit the nature and intensity of all non-residential
uses to assure that on-site parking meets the generated parking demand.

9. The Project shall provide at least 12,242 square feet of interior space for general and
recreation amenities plus and an additional 20,000 square feet of outdoor amenity
space within its second-floor courtyard area. '

10. General and recreation amenities are limited to the exclusive use of Residents and their
guests.
11. Leasing and management of the property is subject to the terms of the Condominium

Plat, Declaration of Condominium, South Salt Lake City regulations, and this CUP.

12. Except as modified in Condition #12 below, the Project shall provide and maintain the
following amenities:

THE HUB OF OPPORTUNITY THE AUB OF OPPORTUNITY _
TABLE OF REQUIRED AMENITIES TABLE OF REQUIRED AMENITIES
COMBINED | [conEnuaton
AMENITY 157 units RECREATION AMENITIES 2/50 UNITS [
UNIT FEATURES 3/50 UNITS 9 SSL st
SSL list pool 0
Individual garages {50% of units) 0 intemal fitness center 1
washer/dryer connections 1 secured, programmed, child play areas 1
patios/porches/balconies* 1 hot tub 0
upgraded floor coverings 1 community garden 1
ADA yisitahilty (10% of units) 1 perimeter trail 1
9’ ceflings 1 sport court 0
enhanced soundproofing 1 §SL SELECT AHENITIES &
SSL SELECT AMENITIES (] Owner List
Owner list barbeque erea q
wacher-drore-providedin-units 3 Hammock/lounge area 1
window treatments - 2* wood composite slat blinds 1 fire pit social area 1
solid surface countertops (quartz or equivalent) 1 OWNER ADDED AMENITIES )
OWNER ADDED AMENITIES 2 TOTAL UNIT AMENITIES 7
TOTAL UNIT AMENITIES 8
atarior facing s with an Q725 5 |ENERGY EFFICIENCY ENHANCEMENT 1/50 UNITS 3
GENERAL AMENITIES 2/50 URITS 6 SSL iist
SSL list Energy Star 1
exterior social area (400 SF) 1 PV panels or other renewable energy 0
project security 1 Install renewable connectivity 0
enclosed-parking 3 electric vehicle charging 1
secure/enclosed storage 1 recydling program 1
public transit incentive 0 tankless hot water 0
permanent on-site social activities 1 Enterprise Green 1
library, office, meeting faciliies 0 SSL SELECT AMENTTIES [
SSL SELECT AMENITIES 4
Owner List
game rooms 1
secured bike racks 1
OWNER ADDED AMENITIES 2
TOTAL UNIT AMENITIES 6
AY

13. The Applicant shall provide one (1) additional Unit Feature to meet the nine (9) required
by SSLC Code. The following options will satisfy the Unit Features amenity requirement:

a. Stainless steel appliances;
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b. Smart home features;
c. Trashvalet; or

d. Electronic apartment door locks.

14. General Project Amenities shall be configured substantially as follows:
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Within the 12,242 square feet of interior amenities, the Project shall devote at least
2,376 square feet of first-floor amenity space as the “NextWork space” to provide onsite
residential support through the Columbus Foundation, Inc. (or its functional equivalent)
exclusively for residents of the Project.

Exterior courtyard amenities will be programmed and provided substantially as follows:
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17. Owners, property managers, and nonresidential tenants must comply with all applicable

licensing standards and maintain a valid South Salt Lake City business license.

18. Prior to issuance of a Certificate of Occupancy for any of the condominium units
(including apartments and commercial spaces therein) subject to this CUP, Applicant
shall have a final storm water run-off and drainage plan approved by South Salt Lake
City.

19. Prior to issuance of a Certificate of Occupancy for any of the condominium units
(including apartments and commercial spaces therein) subject to this CUP, Applicant
shall have a final utility plan approved by South Salt Lake City.
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20.

21.

22.

23.

24,

25,

26.

27.

Applicant shall submit a landscape plan that complies with the provisions of Chapter
17.25 of the South Salt Lake City Municipal Code.

Applicant shall comply with the residential design standards for urban-style multi-family
buildings, as found in Chapter 17.21 of the South Salt Lake City Municipal Code.

Applicant shall comply with all requirements of the South Salt Lake City Fire Marshall,
the South Salt Lake City Engineer, and the South Salt Lake City Building Official prior to
receiving a Certificate of Occupancy.

The 4% LURA and 9% LURA shall be recorded and enforced on their terms.

The Building Permit application plans shall be consistent with the revised CUP plans of
December 12, 2018.

Applicant must record in the official records of Salt Lake County the following
documents in the order indicated: (first) Ground Lease; (second) this CUP; (third)
Condominium Plat; (fourth) Declaration of Condominium; and (fifth) financing
documents (4% and 9% LURAs).

None of the documents in paragraph 25 can be subordinated to financing.

This CUP shall persist in its current form unless and until it is modified or terminated by
South Salt Lake City. '

Exhibits (available on file with South Salt Lake City Community Development Department):

EXHIBIT A: Conditional Use Permit amendment application packet
EXHIBIT B: Draft Condominium Plat

EXHIBIT C: Declaration of Condominium

EXHIBIT D: 9% LURA

EXHIBIT E: 4% LURA

EXHIBIT F: Ground Lease

EXHIBIT G: Combined Drawings (12/12/18)

F

SO, SALT LAKE CITY: F

THE APPLICANTS:

Lavura V'eLF/on, Planning Commission Chair

ice Kimball, Executive Director HACSL
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EXHIBIT A
Description of Land

That certain real property located in Salt Lake County, Utah, and more particularly described as
follows:

All of Lot 1, of the Hub of Opportunity'Subdivision Plat, on file and of record in the
office of the Salt Lake County Recorder.

Tax Parcel 1.D No. 15-36-426-018-0000

Columbus Foundation_ Hub of Opportunity_ Memorandum of Ground Lease v3.DOC
1484836.3 )
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jSOUTH

SALT LAKE

PLANNING COMMISSION STAFF REPORT

MEETING DATE: 6 October 2016

APPLICANT: Columbus Community Center / Housing Authority of the
County of Salt Lake

REQUEST: Conditional Use Permit for a Multifamily Residential Building

ADDRESS: 3844 South West Temple

ZONE: Mixed Use / Transit-Oriented Development - Core

FILE NUMBER: C-16-040

PREPARED BY: Francis Xavier Lilly, AICP, Deputy Director

SYNOPSIS: On August 5, 2016, the Housing Authority of the County of Salt Lake (HACSL)
submitted an application for a conditional use permit to construct a 156-unit mixed use,
mixed income multifamily residential project to be located at 3844 South West Temple, on
land that currently serves as excess parking area for the Meadowbrook TRAX station.

The project will be developed and operated jointly between HACSL and the Columbus
Community Center. The Hub will provide 156 units, of which 122 will be set aside for low-
to-moderate income households, to include 50 units of supportive housing for individuals
with mental and physical disabilities. The project will include over 16,000 square feet of
commercial and office space on the ground floor. A majority of the commercial space will
be operated by Columbus Community Center and its partners, and is intended to provide
occupational therapy and training for clients. The applicant is proposing over 13,000
square feet of amenities and common area, to include nearly 20,000 square feet of outdoor
amenity space. The applicant is pursuing a low-income housing tax credit through the Utah
Housing Corporation.

STAFF RECOMMENDATION:

Staff recommends approval of a conditional use permit to construct a 156-unit mixed
use, mixed income multifamily residential project to be located at 3844 South West
Temple with the following conditions:

1. The applicant will develop a landscape plan that complies with the provisions of
Chapter 17.25 of the South Salt Lake City Municipal Code.

2. The applicant will comply with the residential design standards for urban-style
multifamily buildings, as found in Chapter 17.21 of the South Salt Lake City Municipal
Code.

3. The applicant will comply with all parking and access requirements established in
Chapter 17.27 of the South Salt Lake City Municipal Code.

4. The applicant will comply with all requirements of the South Salt Lake City Fire
Marshal, the South Salt Lake City Engineer, and the South Salt Lake City Building
Official prior to receiving a Certificate of Occupancy.

5. The applicant will participate in a CPTED review of the development prior to being
issued a building permit.

6. All items of the staff report.
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SALT LAKE

PLANNING COMMISSION STAFF REPORT

General Information:

Location: 3844 South West Temple
Size: The proposed development will be 2.8 acres
Surrounding Uses: North: Mixed Use —-TOD-C - UTA access drive, VIA Apartments

South: Mixed Use — Commercial and open land
East: Mixed Use - TOD-C — Office and Restaurant
West: Mixed Use — TOD-C - UTA Meadowbrook Station

Requirements:

17.13.210 - Transit Oriented Development Overlay — Core (TOD-C) District

A. Purpose. The purpose of the transit oriented development - core (TOD - C)
overlay district is to use incentives to encourage property owners adjacent to or
near existing transit station to develop their property using transit oriented
design principles while preserving rights under the existing base district
designation. TOD-C overlay districts are established generally within one-half
mile of transit stations. There is no maximum density prescribed for the TOD-C
overlay district.

B. The TOD - C district is established:

1. To promote new, well-integrated high-density residential, commercial,
office, institutional and other employment center development close to
TRAX and transit stations;

2. To ensure that new development takes advantage of compatible,
higher density, transit friendly, design opportunities in close proximity to
transit systems in order to provide options for economic development
and diversity;

3. To encourage pedestrian orientation and human scale in new
development and promote public infrastructure that supports transit use
and mixed-use development;

4. To manage parking and vehicular access utilizing shared parking and
driveway access, and quality design of drive-through areas, to avoid
pedestrian conflicts; and




5. To promote residential development that is compatible with
surrounding uses and that is of sufficient scale to create functional mixed
use neighborhoods near transit; and

6. To encourage, through design, configuration, and mix of buildings
and activities, a pedestrian-oriented environment which provides
settings for social interaction and active community life.

C. Uses. In the Transit Oriented Development Overlay — Core district, uses,
buildings, structures or land shall not be used or developed except in
accordance with the adopted land use matrix as found in Chapter 15 of this
title. The overlay district shall not allow uses that are otherwise prohibited in the
base district, unless specifically noted as a permitted or conditional use in the
commercial land use matrix under Chapter 15.

D. Applicability. A property owner shall follow the provisions of the Transit
Oriented Development Overlay — Core District when developing or changing
the use of property. If T.O.D. provisions are adopted as part of a development
the City may allow for increased building heights, decreased setbacks and
decreased parking requirements. For such incentives the City may require
increased building architecture and site design features.

E. Regulations. Regulations for the Transit Oriented Development Overlay -
Core district are as follows

1. Buildings and Site Development. Buildings, sites and structures shall
comply with the requirements for residential and commercial design
review found in Chapters 21 and 23 of this title.

2. Minimum Area.

a. The minimum area of any lot for multi-family development shall
be one (1) acre.

b. The minimum area of any lot for detached single family
residential development shall follow of the regulations for R1-
5,000 and R1-6,000 of this chapter.

c. Planned Unit Development (PUD) housing developments shall
follow the PUD regulations of this chapter and Title 15.12.

3. Minimum Width. Width regulations are as follows:

a. The minimum width of any lot for a multi-family development
shall be two hundred and fifty (250) feet at all points along the
length of the property.

b. The minimum width of any lot shall be fifty (50) feet at all
points along the length of the property for single family
detached homes




C. The minimum width of any lot shall be thirty (30) feet at all
points along the length of the property for single family attached
twin homes. The minimum width of any lot for a single family
townhome development, consisting of three or more single
family attached structures, shall be twenty (20) feet in width at all
points along the length of the property.

d. The Land Use Authority may decrease the minimum lot width
along the frontage for residential parcels when accessed from a
cul-de-sac or turnaround area. The Land Use Authority may
decrease the rear lot width when natural or man-made features
would obstruct or impede the lot from meeting the minimum
width requirements.

4. Minimum Number of Units. The minimum number of units for any
rental multi-family development shall be fifty (50) units.

5. Commercial Outdoor Storage. Temporary outside storage is
permitted within the Transit Oriented Development — Core Overlay
District if the following requirements are met.

a. Temporary storage areas, fencing and screening materials for
temporary storage areas must be approved by the City before
installation.

b. In order for the City to approve a temporary storage area
there must also be a principle commercial building and use on
the property

c. Temporary storage areas are prohibited within the front
setback area of any property used for temporary storage

d. Temporary outside storage facilities shall be located on a
properly drained site that is graded to ensure rapid drainage and
to ensure that the site remains free from stagnant pools of water.

e. The maximum height of any fence or wall that screens the
temporary outside storage shall be eight (8) feet in height

f. Fencing must screen the temporary outside storage from the
Trax line and from any public right-of-way. Fencing and screening
materials may include chain link (using a 3 %2"” x 5” chain link
diamond) with pre-installed privacy slats, vinyl, wood, finished
masonry and decorative metal. Fencing shall be maintained at all
times.

g. Temporary storage shall not exceed the height of the fence

h. Materials shall be stored in a unified and organized manner.




17.15.040 — Residential Land Use Matrix Table of Uses

The residential land use matrix table of uses describes multifamily complexes greater than
50 units as conditional with the following notes:

1.

Mixed use Development Required for Residential Uses in Commercial Districts.
Residential development in this zone must be part of a mixed use development,
including additional uses described in the commercial use matrix.
Commercial/Retail uses shall be on the ground floor of a mixed use building or may
be in a separate building if the commercial uses are located along the street
frontage.

Rental Residential Development. Rental residential development in this land use
district is subject to the design standards described in Title 17.

17.03 — Definitions

“Category Il conditional uses means the following uses:

(1) Residential conditional land uses

(2) Conditional uses that require design review and are within or adjacent to R1-5, R1-

6, RM, Mixed, or TOD zones, regardless of the size of the development; or

(3) Conditional uses which result in the development of one (1) acre of land or greater,

except in the Light Industrial zone.

17.07.040 - Land Use Authority Designations

The Planning Commission is the land use authority on Category Il Conditional Use Permits.

17.21 - Residential Design Standards

The residential design standards for urban-style multifamily buildings are attached to this
document.

17.25.020 - Landscape Requirements

G. Landscape Requirements for Parking Lots.

1. Intent. Landscaping is required for parking lots in order to break up large
expanses of pavement, to provide relief from reflected glare and heat, to guide
vehicular and pedestrian traffic, and to efficiently and sustainably retain storm
water.

2. Applicability. All hard surfaced parking lots, including those for vehicle sales,
with fourteen (14) or more parking spaces shall provide landscaping in
accordance with the provisions of this section. Smaller parking lots shall not be
required to provide landscaping other than landscaping required for park strips,
buffers, and front yards.

3. Parking Lot Landscaping Standards.




i.  General Requirements

1.

Site Plan required.

2. All landscaping shall meet clear view requirements.

3. Landscaped areas shall be protected by concrete vertical curbs. Curbs

shall be designed to allow storm water to enter the landscaped area.
Where such curbs serve as a wheel stop for parking spaces, not less than
thirty six inches (36") shall be provided in the planting area as overhang
clearance for tree locations.

Pedestrian paths in parking lots, with the exception of crosswalks, shall
be bordered by landscaped park strips with a minimum width of three
(3) feet, in accordance with the commercial or industrial park strip
standards of this chapter.

ii. Interior Landscaping.

1.

Area. Not less than five percent (5%) of the interior of a parking lot shall
be devoted to landscaping.

Interior Landscaping Design Standards.

a. Interior parking lot landscaping areas shall be dispersed throughout
the parking lot.

b. Interior parking lot landscaping areas shall be a minimum of one
hundred twenty (120) square feet in area and shall be a minimum of
three feet (3') in width, as measured from back of curb to back of
curb

c. Shade trees shall be provided at no less than one (1) tree per seven
(7) parking spaces. Tree wells shall be a minimum of five feet in
radius measured from the center of the tree trunk. Ornamental trees,
shrubbery, hedges, and other plants may be used to supplement
shade trees, but shall not be the sole contribution to such
landscaping.

Perimeter Landscaping. Where a parking lot is located within a
required yard area or within twenty feet (20’) of a lot line, perimeter
landscaping shall be required along the perimeter of the parking lot.
Perimeter landscaping must be at least seven feet (7') in width, as
measured from the back of the parking lot curb.

I. Landscape Standards for Specific Uses.

1.

Intent. All landscaping shall meet the special requirements of this section
according to the specific zoning district requirements, in addition to the
requirements of this chapter. When in conflict with other requirements of this
title, the requirements of this section shall supersede. The requirements
described in this section are minimum standards for specific uses. Additional
landscaping standards may be required by other sections of this chapter,
development agreements, or conditional use permits.




2. Design Standards.

ii.  Multi-Family Developments.

a.

Landscaped Areas: Yards, setbacks, park strips, required buffers,
required open space, and parking lot areas shall be landscaped as
required in this chapter. Landscaping shall be used to screen ground
level utility equipment from view of streets, sidewalks, or walkways
to the greatest extent possible.

Plant Coverage: All required landscaped areas shall be landscaped
with suitable trees, shrubs, groundcovers, perennials, vegetable
plants, other landscaping materials, and/or decorative paving. Plants,
not including tree canopies, shall cover at least seventy-five percent
(75%) of required landscaped areas.

Site Trees: A minimum of one (1) tree per two thousand (2,000)
square feet of landscaped area is required, in addition to
requirements for yards, setbacks, park strips, required buffers, and
parking lot areas described in this chapter. For properties with more
than sixty feet of frontage and where street trees are not
appropriate in park strips, street trees shall be placed in the front
setback at an interval of thirty feet (30°).

J. Landscape Requirements Along Urban Corridor Streets.

1. Intent.: This section is to establish landscaped area standards that will enhance
the aesthetic perception of the City by improving the visual image of the urban
corridor streets in South Salt Lake. The landscape requirements in this section
are in addition to those required elsewhere in this chapter.

2. Applicability. The landscaping standards in this section shall be required for all
properties with frontage along State Street, 2100 South, 3300 South, 3900
South, 900 West, 300 West, and 700 East.

3. Design Standards.

i.  Area: Installation of a minimum of fifteen (15) feet of landscaping along the
entire length of the property between the back of the sidewalk along the
urban corridor street and any fence, parking lot, or structure on the site is
required.

i.  Prohibited Uses and Activities: Parking, display, sales, storage, structures, or
temporary signage are not allowed in the landscaped areas.

iii.  Approved access driveways and walkways are allowed to cross the
landscape area.

iv.  Outdoor seating areas up to three hundred (300) square feet in area for
restaurants and similar public uses are allowed in the landscape areas.




17.27.060 - Parking Space Requirements.
E. Alternative Parking Plan
4. Transit Oriented Development Modification.
a. Residential Parking in the Transit Oriented Development Core District

i. Site Plan Approval Required. Parking quantities, design, and layout shall be
approved through the development application process and meet the
standards of the current parking chapter with the following exception:

ii. The standard requirement for residential parking is 1.5 stalls per unit. The
land use authority may consider increases or reductions to standards outlined in
the accompanying table, up to 20% of the standard requirement.

iii. Dedicated visitor parking. Developers shall clearly indicate the location of
dedicated visitor parking through directional signage, marked stalls, or other
means to be determined in site plan review.

iv. Parking Spillover Management Plan. For developments requiring a
conditional use permit, the land use authority may require a parking spillover
management plan for peak demand periods.

Eligible Parking Rate Reductions
Amenity Recommended Reduction (Stalls/Unit)
Care Share (limit 1 car/100 units) 0.05
Unbundled Parking (100%) 0.1
Bike Share 0.05
Bike Lockers/Storage 0.05
Development Supplied Transit Passes 0.15
Senior Housing 0.2
Student Housing (<.25 miles from campus) | 0.1

b. Commercial Parking
i. Commercial use transit oriented developments may receive up to a twenty-
five (25) percent reduction in parking when located within the Transit Oriented
Development-Core Overlay District. Uses within the Transit Oriented
Development Overlay District may receive up to a twenty (20) percent
reduction. For a development to qualify for the parking reduction it must meet,
at a minimum, one additional requirement as follows:
ii. Development consists of two or more land uses that have different parking
patterns and peak parking demand hours. Regulations for shared parking shall
be followed as found in subsection (F) of this section except for the following
provisions specific to TOD areas: For mixed use developments, no one use may
consist of less than twenty (20) percent of the building square footage. Mixed
use buildings that contain residential uses shall be a minimum fifty (50) percent
of the building square footage.
iii. Provisions are made that increase light rail ridership through the use of
transit passes or other transit incentives.
iv. Provisions are made for long term bicycle storage for residential tenants or
business employees. Long term storage shall consist of facilities such as lockers,
indoor parking areas or other secure areas designated for parking.
v. Alternative proposals approved by the land use authority that will encourage
and provide for increased transit ridership.
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Analysis

Existing Conditions. The existing site is a parking lot serving the UTA park-and-ride facility
at the Meadowbrook TRAX station. UTA determined that the excess parking is not needed
at the station and is seeking a redevelopment of the property as a mixed use project to
leverage access to transit.

Proposed Uses. The applicant is proposing 156 units, of which 122 will be set aside for
low-to-moderate income households, to include 50 units of supportive housing for
individuals with mental and physical disabilities. The project will include ground-floor retail
that will serve the building residents, as well as the general community. There is no density
limit in the TOD Core overlay district, and all multifamily housing projects approved in this
district require a mixed use component.

Proposed Building Design. The project is a five story building, with a maximum height of
64 feet. The height and build-to-zones fall within the allowances established in the
residential design standards. The residential space will wrap a parking garage providing
202 covered parking stalls. The renderings present a modern building design that is
oriented toward the corner of West Temple and 3900 South. The building design must
conform to the City’s residential design standards for urban-style multifamily buildings. The
building design and site layout have been reviewed by staff, including the Fire Marshal.

Parking and Access. The applicant is seeking to provide 228 parking stalls for the
residential and commercial uses in the building. This parking rate is determined by
applying the parking rate for assisted living units to those units intended for permanent
supportive housing for the clients of the Columbus Community Center. The remaining units
will require parking at a base rate of 1.5 stalls per unit, with allowances made for the
eligible rate reductions for parking in TOD areas established in the municipal code. 45
stalls are proposed for the commercial components, which represents a 25 percent
reduction of the required parking for commercial. The Parking and Access requirements
allow for a reduction in TOD Core areas. The applicant has prepared a parking study,
which will be transmitted to the Planning Commission along with a formal staff report.

Access to the site will be from West Temple, or from an internal circulation drive on UTA's
park-and-ride facility.

Amenities and Open Space. The applicant proposes to concentrate amenities on or near
the ground floor, utilizing an outdoor plaza area for most activities. The applicant
proposes the following amenities to be included in the development:

Children’s playground

Exercise room

Computer lab

Community garden

Community room with full kitchen
Barbeque areas

Landscaping. The site provides 20 percent common open space, to include the outdoor
plaza. Additionally, the applicant is providing a 15-foot landscaped buffer along 3900
South, as required by City code. Exterior open spaces will be landscaped according to the
City’s landscape standards.




Moderate Income Housing Plan Considerations. In 2016, South Salt Lake City adopted a
Moderate Income Housing Plan that identified a need for additional housing for
households that earn up to 80 percent of the City's median household income, which was
nearly $36,000 in 2013 dollars. Specifically, the plan recommends that the City support the
creation of at least 200 new units for households earning from 50 to 80 percent of the
City's median household income. This proposed project will fall within that guideline.

Staff Recommendation

Staff recommends approval of a conditional use permit to construct a 156-unit mixed
use, mixed income multifamily residential project to be located at 3844 South West
Temple with the following conditions:

1. The applicant will develop a landscape plan that complies with the provisions of
Chapter 17.25 of the South Salt Lake City Municipal Code.

2. The applicant will comply with the residential design standards for urban-style
multifamily buildings, as found in Chapter 17.21 of the South Salt Lake City Municipal
Code.

3. The applicant will comply with all parking and access requirements established in
Chapter 17.27 of the South Salt Lake City Municipal Code.

4. The applicant will comply with all requirements of the South Salt Lake City Fire
Marshal, the South Salt Lake City Engineer, and the South Salt Lake City Building
Official prior to receiving a Certificate of Occupancy.

5. The applicant will participate in a CPTED review of the development prior to being
issued a building permit.

6. All items of the staff report.

Attachments
1. Proposed Elevations and Site Plan
2. Applicant Letter
3. Residential Design Standards — General Standards and Urban-Style Multifamily
Design Standards.
4. Columbus Community Center — Corporate Resume
5. Market Study
6. Parking and Traffic Studies




Attachment 1: Proposed Elevations and Site Plan
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August 11, 2016

Mr. Michael Florence
220 East Morris Avenue, Suite 200
South Salt Lake City, Utah 84115

Dear Mr. Florence:

The Housing Authority of the County of Salt Lake (HACSL) along with Columbus
Community Center (CCC), on behalf of The Hub of Opportunity are submitting a
Conditional Use Permit Application for a new mixed-use, mixed-income, transit-oriented
development located at 3844 South West Temple at the Meadowbrook TRAX Station,
which will be situated on approximately 2.8 acres. Once completed, The Hub will provide
a total of 156 residential units, supporting 122 low-income restricted units, 50 of which will
provide special needs supported housing for individuals with mental disabilities (i.e.,
developmental and intellectual disabilities) and physical disabilities. The goal is to
distribute the population mix equally throughout the building to create an intentional
community that is responsive to the integration of a mixed demographic that will deliver an
invaluable asset to the neighborhood and the Utah Transit Authority's Meadowbrook site.

The one, two, and three low-income restricted bedroom apartments will rent for
approximately $275 to $748 per units. The expected timetable for construction and
occupancy would be approximately 16 to 24 months from the date the project is awarded
funding approvals from Utah Housing Corporation.

This project is a five-story (64’) building, featuring a Texas donut style parking garage
providing 202 covered parking stalls, along with 25 on-site parking stalls, approximately.
The commercial space will provide 16,120 SF of retail and office space all of which will
front both 3900 South and West Temple corridors. All levels will include residential units
providing 134,581 SF with a grossing factor of 20% for amenities and common areas.
Amenities will be provided on the ground floor as well as on the outdoor plaza providing
19,942 SF of outdoor living space. The amenities space will include: a tot lot, workout
facility, computer room, raised garden area, community room with full kitchen, and BBQ
areas. The residential component will consist of approximately 156 one, two, and three
bedroom units.

The Hub of Opportunity also has a plan for sustainable development that incorporates
Enterprise Green Communities, and more specifically, will give consideration to integrated
design, site location, and neighborhood fabric, site improvements, energy efficiency, and
materials that are beneficial to the environment.

Collaborative partners for this project include the Housing Authority of the County of Salt
Lake, Columbus Community Center, Method Studio Architects, Ensign Engineering and
Land Surveying, Michael A. Ferro — Internet Properties, Inc., and Steven Graham. The
Housing Authority will lead this project to conclusion and will leverage the consultation and
expertise of the entire team. All partners have participation in like development efforts; all
projects were completed and delivered within the projected timelines and within the project
budgets.

Our mission is to provide and develop quality affordable housing opportunities for individuals and families
while promoting self-sufficiency and neighborhood revitalization.

HOUSING
AUTHORITY

OF THE COUNTY
OF SALT LAKE

3585 South Main
Salt Lake City, UT 84115

Phone (801) 284-4400
TDD (801) 284-4407
Fax (801) 284-4406

JANICE KIMBALL
Executive Director

Board Chair
David Fitzsimmons

Vice Chair
Jennifer Johnston

Commissioners

Lori Bays

Stephanie Bourdeaux
Mark Johnston

Roderic Land
Olivia Niitsuma

SVRORTONHY



One of the great strengths of this partnership is its ability to raise funds and maintain mutually beneficial
relationships with lenders/investors, private foundations, community foundations, and state and local
governments. HACSL also enjoys a wide variety of equity investors who have participated in past
successful multifamily projects. This project will look at receiving approval from both state and federal
housing credits.

If you have any questions or need additional information, please feel free to contact me by phone at 801-
284-4448 or email at troyhart@hacsl.org. Thank you for your time and consideration in reviewing the
submitted Conditional Use Permit Application.

Regards,

b7

Troy Hart
Real Estate Development Manager
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17.21 - Residential Design Standards

17.21.010 Purpose

The purpose of this chapter is to establish minimum design standards for new residential construction
that will:

A

Ensure that new buildings are compatible within existing neighborhoods;

Support and enhance walkable neighborhoods in the City;

Cultivate desirable developments and neighborhoods to encourage long-term residency;
Facilitate innovation in building design and energy efficiency standards.

Promote clarity, transparency, and flexibility in design review and development approval

processes.

17.21.020 Applicability

The standards of this ordinance shall apply to all residential yard areas and all exterior construction or

site development when:

A.

New construction of one or more habitable structures occurs on undeveloped, vacant, or
cleared property.

A building permit is issued for any addition, expansion, or intensification of any property that
increases the floor area of a building.

1. Building permits for minor additions to existing residential structures shall be eligible for
a modification to the residential design standards, as outlined in Section 17.21.040.

2. Building permits for major additions to existing residences shall meet the standards of
this ordinance. Noncomplying design elements of the existing residential structure shall
be brought into compliance with the design standards as part of a permit for a major
addition, except where full compliance with the requirements of this chapter is
impossible due to existing site or building conditions.

A change of use to a more intensive use of a building through the addition of dwelling units or

gross floor area.

17.21.030 Exemptions

1.

2.

Historically contributory structures as designated by the South Salt Lake Planning Commission;

Structures intended to house public utilities;
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3. Agricultural uses and stables; and

4. Uses without habitable structures such as surface parking lots, golf courses, driving ranges,

parks, athletic fields, and similar uses.

17.21.040 Modifications

A. Atthe discretion of the Land Use Authority, the frontage, orientation, primary facade, materials,

build-to zones and setback requirements, required amenities, or open space requirements may

be modified in order to ensure that new buildings are compatible within existing

neighborhoods; to support and enhance walkable neighborhoods in the City; to cultivate

desirable developments and neighborhoods; to encourage long-term residency; and to facilitate

innovation in building design and energy efficiency standards.

B. An applicant may submit a design review application to the Land Use Authority, proposing an

innovative design proposal that varies from specific requirements but that achieves the purpose

of this chapter.

C. Minor Additions: Building permits for minor additions to existing residential structures that

increase are subject to the following modified residential design standards:

1.

For additions where the primary fagade of the existing structure is to be maintained, the
frontage, orientation, primary facade, roof pitch, materials, build-to zones, and setbacks
for minor additions shall be compatible with the existing structure and with other
residential structures in the neighborhood.

For additions where the primary facade of the existing structure is to be altered, the
changes shall comply with the frontage, orientation, primary facade, roof pitch
materials, build-to zones and setback requirements established in this chapter.

Additions and modifications are subject to the height requirements established in this
chapter.

Expansion of a noncomplying structure is subject to the standards established in
Chapter 17.23 of this code.

D. The Land Use Authority may not modify height or building form requirements as established in

this chapter, except for the following:

1.

If an applicant seeks a modification to the height requirements for detached house,
mansion-style multifamily, or townhouse-style multifamily buildings in an existing R1,
RM, or Agriculture land use district, the applicant shall submit a design review
application to the Planning Commission requesting a modification to the maximum
height requirements.
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E. The Land Use Authority may modify the requirements of this chapter where full compliance is
impossible due to existing site or building conditions.

F. The Land Use Authority may not modify the requirements of this chapter on the basis of an
applicant’s financial hardship.

17.21.050 General Design Standards

A. Frontage. The primary fagade of all buildings shall front directly onto a street or common open
space area except as specified otherwise in this chapter.

B. Orientation. Development shall be parallel to the street it fronts, or built to be consistent with
existing development patterns.

C. Primary Fagade. Except for structures in multi-building developments, at least one Primary
Facade shall be provided on the facade facing the primary street the structure fronts. The
primary facade shall contain at least one public pedestrian entrance. For the purposes of this
section, the primary street shall be the street from which a structure derives its street address.
Buildings on corner lots shall locate the Primary Facade on the building corner closest to the
adjacent street intersection.

D. Windows. Windows shall be required, at a minimum, on all the Primary Facade of all buildings.

1. Windows along the Primary Facade of buildings shall have a minimum transparency of
70 percent.

2. All windows along the primary facade of buildings shall incorporate at least one of the
following standards:

a. mullions and/or transoms
b. Trim or molding at least four inches (4”) in width
c. Canopies, shutters, or awnings, proportional to window size.

d. Recessed inset from the front fagade by at least two inches (2”).
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E. Materials.

Prohibited Primary Materials. No building shall incorporate corrugated metal siding,
stucco within 18 inches of the grade, or exposed smooth-finish concrete block as
primary materials on the building’s primary facade unless the materials are
supplemented with one or more of the following supplemental materials to comprise at
least forty percent (40%) of the front facade:

=

a. cementitious fiber board,

b. brick,
c. wood,
d. stone,

e. architectural or ornamental glass, excluding windows,
f. architectural metal panels, or

g. EIFS.
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2. Arrangement.

a. Where two or more materials are proposed to be combined on a fagade, the
heavier and more massive material shall be located below the lighter material.

MATERIAL CHANGE AT " LIGHTER MATERIAL ABOVE
HORIZONTAL LINE
HEAVIER MATERIAL BELOW

INCORRECT PLACEMENT OF INCORRECT PLACEMENT OF
LIGHTER MATERIAL HEAVIER MATERIAL
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b. Material changes shall occur along a horizontal line or where two forms meet;
and material changes may occur as accents around windows, doors, cornices, at

corners, or as a repetitive pattern.

MATERIAL ACCENT

c. Primary fagade materials shall not change at outside of building corners, and
shall continue along any side facade visible from a street or pedestrian right-of-
way. Materials may change where side or rear wings meet the main body of a
structure. Primary facade materials used on buildings on corner lots shall be
extended the full length of the sides visible from a street or pedestrian right-of-

way.

MATERIAL CHANGE AT OUTSIDE
CORNER NOT ALLOWED

F. Compatibility.

1. Building forms on lots that front across the street from one another shall be similar in
scale, form, and massing, to the maximum extent practicable.

2. Structures on corner lots shall maintain consistent average setbacks with buildings on
either side regardless of the building form used.
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3. Infill development shall utilize the same building form as development on either side, to
the maximum extent practicable.

G. Yard Areas

1. All residential building forms established in this ordinance shall include front, rear, and
side yards as defined in the Definitions section of this title and as required by this title.
Space needed to meet the requirements for yard areas on a specific parcel or
development shall not be sold or leased away from that parcel or development.

2. Yard Requirements and Qualifications.

a. Yard areas shall not be used for parking, except for driveways or garages as
required by this title.

b. Anyyard area visible from a public street shall not be used for storage.

c. Fences, courtyards, and patios may be allowed provided they meet the
requirements established elsewhere in this title.

d. Allfront and corner side yard areas as required by this title shall be landscaped
according to the landscape standards established in this title.
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3. Projection of Architectural Elements and Mechanical Equipment into Yard Areas

Projection of architectural elements and mechanical equipment into required yard areas
beyond setbacks or build-to-zones is permissible according to the standards established
in the table below. Projection of architectural elements and mechanical equipment into
yard areas must comply with the clear view requirements established in this title.

Front and Corner i
Element ) Side Yard Rear Yard
Side Yard

Steps, porches,
landings, stoops, and 4 feet 2 feet 4 feet
porticos

Eaves, cornices,

2 feet 4 feet
overhangs
Bay windows,
cantilevered rooms, 4 feet 2 feet 4 feet
and awnings
Balconies Shall not project into yard areas. 6 feet
Mechanical Shall not project
] ] 2 feet 4 feet
Equipment into yard areas.
Exterior Staircases L
Shall not project into yard areas. 4 feet

as allowed

17.21.060 Building Form Standards By Land Use District

A. Building Forms. This ordinance establishes building form standards that are applied based upon the
type of structure being built or redeveloped. The allowable types of specific building form standards
are established below in the Building Form Matrix.

1. Matrix Explanation. The matrix below lists allowed and prohibited building types within
South Salt Lake’s Commercial, Transit Oriented Development, Mixed Use, Business Park,
Professional Office, Light Industrial, Historic, Agriculture, Gateway, Community Facility,
Entertainment, and Residential Zones. The letter “A” shall mean “allowed.” For those
building forms that are associated with a shaded box in a zone, that building type is
prohibited within the designated zoning district.
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2. Building Forms and Associated Land Uses: The uses permitted within a building are
determined by the base and overlay land use districts in which it is located, as indicated

in the following table.

3 Q 5 = o
f— f— f— I — Q =
. T |TE|T | 8| ¢ - s |2 |2 |E | f.l38
Building Form S5|58| 5= L 3 a o e o 2 z S S .| e 8 =4 288
Es|eES| €S S ° 2 S v 5 = ] 2 EZ| & 2 S] 3 ¢ olco
= o Q © Q S| Qo x5 S 0 9] =l a5 § © n S 5|52
ES|ES| 55| 8| =2 |25|c€|83| 28| & |5 ES| 28| & C 1L |g3|28
coloz|low o S al|&S6|5E T < © oLl S 6| 0O P P> e S
1
Detached House A A A A A A A A A A
Mansion-style
Multifamily A A A A A A A
Townhouse-style
Multifamily A A A A A A A A
Garden-style Multifamily A A A A A
Urban-style Multifamily
A A A A A A

3. Building Forms and Associated Land Uses Table Reference Requirements.

1. The detached house form may not be used for dwelling units intended for renter-
occupancy in the Residential Multiple Land Use District.
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B. Build-to Zones and Setbacks

A “Build-to Zone” shall mean an area of lot designated for placement of a building fagcade along
a street frontage, located parallel to a front or corner property line. The Build-to Zone defines an
area in which the locations of building fronts can vary within a specified range, as described in
the table below.

1. Front and Corner-side Build-to Zones

_ =3 Q - g |5
_ T [TLlT |8 4 | |z | & z
Puldtozone | Sgle3leg) 2 | 3| L5 2.l F |E3lE|E |58
ET|eE® €| & g | 2352 8 8% @ |V |2E
88|8z|8&6| 2 S | 2|88 8 S8 ¥ |2 |&5
Min —in feet 10 |10] 10 | 5 5110 10| 20 |10 | 20| 20 | 20
Max —in feet 25 120|120 | 1530|2520 |30 |25 25|25 ]| 30

PROPERTY LINE SN T e

BUILD-TO ZONE o g B

2. Side and Rear Setbacks

Side and rear setbacks are described in the table below.

e Side Yard Rear Yard
Building Form . .
in feet in feet
Detached House 12%2 20°
Mansion-Style Multifamily 82 20°
Townhouse-Style Multifamily 52 20°
Garden-Style Multifamily 10 10
Urban-Style Multifamily 5 5
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3. Side and Rear Setbacks Table Reference Requirements

1. Detached house buildings must have a total combined side yard setback of twelve
(12) feet. The minimum setback on any one side is five (5) feet.

2. Setbacks in planned unit developments are subject to the development standards
established in Title 15 of this code.
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17.21.110 Urban-style Multifamily Building.

PROPERTY LINE —.
BUILD-TO ZONE — R

""-\-\.\_\_\_\_‘
F
MIN REAR YARD

The Urban-style multifamily Building includes residential dwelling units arranged in a building in a
stacked configuration where units are located side-by-side and one atop another. Dwelling units with an
Urban-style Multifamily Building may be for rental, condominium, or cooperative ownership. The uses
permitted within an Urban-style Multifamily Building are determined by the base and overlay land use
districts where it is located. Buildings using this form shall include amenities as specified in this chapter.

A. Frontage and Orientation

1. Single-Building Developments. Developments composed of a single structure using the
Urban-style Multifamily Building form shall comply with the frontage and orientation
standards described in the general design standards established in this chapter.
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2. Multiple Building Developments. The primary entrance and front facade of individual
buildings within a multiple building development shall be oriented toward the following,
listed in priority order:

a. Public streets

b. Perimeter streets

c. Primary internal streets

d. Parks or other common open space; and
e. Secondary internal streets

Primary entrances or facades shall not be oriented toward off-street parking lots, garages,
or carports.

B. Building Height. Except for structures using the Urban-style Multifamily Building Form on
parcels within the Central Pointe, or Streetcar Overlay Zones, building using this form shall be no
higher than sixty-five feet (65’) from grade to the peak of the roof or, for flat roofed structures,
the top of the parapet.. Buildings using this form located within 100 feet of an existing single-
family residential land use district as measured from the closest property lines shall incorporate
the following height transition:

1. Beginning at the minimum build-to zone line of the subject property, the maximum height is
thirty-five feet (35').

2. Additional height for buildings using this form may be added at a ratio of one (1) additional
vertical foot of building height to two (2) horizontal feet of distance from the nearest
setback line.

3. The building height transition requirement ends at 100 feet from the adjoining single-family
residential land use district.

C. First Floor Height Requirements. Buildings using the Urban-style Multifamily Building Form shall
have first floor with a minimum ceiling height of twelve feet (12’) measured from floor deck to
floor deck.

D. Materials.

1. Exterior building walls of structures using the Urban-style Multifamily Building Form shall be
wood clapboard, cementitious fiber board, wood board and batten, wood siding, brick,
stone, split-faced masonry block, or similar material. Stucco, EIFS, glass, architectural metal
panels, or corrugated metal may be used as accent materials only and shall not be the
primary material used on any exterior wall.
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2. For structures using the Urban-style Multifamily building form, an identifiable break shall be
provided between the ground floor or second floor and upper floors. This break may consist
of a change in material, a change in facade articulation, or similar means.

3. Structures using the Urban-style multifamily building form shall have roofs clad in asphalt
shingles, wood shingles, standing seam metal, a similar material, or a combination of similar
materials, or shall have flat roofs as specified in this section.

4. Accessory buildings shall be constructed of similar materials as used on the principal
structure(s).

E. Stairways and Corridors. All stairways and corridors intended to provide access to dwelling units
in structures using the Urban-style Multifamily Building form shall be enclosed.

F. Porches, Balconies, and Private Patios.

1. At least seventy percent (70%) of the dwelling units in an Attached Residential Building that
faces a public street, a perimeter street, primary internal street, or park or common open
space shall have either a porch, a balcony, or a private patio. Porches, balconies, or patios
shall be a minimum of 60 square feet in area and a minimum of five feet (5’) in depth.

2. Porches, balconies, and private patios shall be configured to avoid views into rear yards of
parcels containing single-family dwellings to the maximum extent practicable.

G. Common Open Space. Buildings using the Urban-style Multifamily Building Form shall include
common open space, according the following standards:

1. Atleast 20 percent (20%) of the development site, excluding dedicated rights-of-way and
required build-to zone and setback areas, shall be common open space. Common open
space for Urban-style Multifamily buildings may be exterior or interior space.

2. Open space may take a variety of forms, but must be intended for use by all tenants.

3. Private balconies, patios, and indoor recreation or common areas shall not be included in
the calculation for open space.

4. Parking lot landscaping as required shall not be included in the calculation for open space.

H. Roofs. Roofs on buildings using the Attached Residential Building form shall comply with the
following standards:

1. Pitched roofs covering the main body of the structure shall be hip style, monopitch or shed
style, mansard, or shall have symmetrical gables.

2. Monopitch roofs shall maintain a minimum pitch of 4:12 and all other roofs covering the

main body of a Detached House Building shall maintain a minimum roof pitch of 6:12
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3. Roof forms shall be designed to correspond and denote building elements and functions,
including primary pedestrian entrances and arcades.

4. Flat roofs may be used for Urban-style Multifamily Buildings. All flat roofs shall require a
minimum two foot parapet wall along the roofline. The following additional conditions

apply:
a. The parapet shall have a three dimensional cornice treatment.
b. The parapet shall extend along all facades of the building
c. The parapet shall fully screen any roof-mounted equipment.
d. Additional two-foot projections or recesses in the fagade plane every 40 feet.

5. All roof vents, pipes, antennas, satellite dishes, and other roof penetrations and equipment
(except chimneys) shall be located on the rear elevations or configured to have a minimum

visual impact as seen from an adjacent street.
I. Facades.

1. All elevations of structures using the Urban-style Multifamily Building form visible from the
street shall provide doors, porches, balconies, or windows in the following amounts:

a. A minimum of 40 percent of front elevations; and
b. A minimum of 25 percent of side and rear building elevations.

2. Forthe purposes of this section, a building elevation shall include the entire wall surface on
a building side from grade level to underneath an overhanging eave or to the top of the

cornice.

3. For the purposes of this section, an elevation is measured as the full horizontal distance of a
facade wall from the grade to the underside of an overhanging eave or cornice.

4. Facades of structures using the Urban-style multifamily Building form facing streets or
containing the Primary Facade(s) to dwellings shall provide a minimum of three of the
following design features for each residential unit fronting onto a street:

A. Projections or recesses in the facade plane every 30 feet. Projections or recesses
must have a minimum depth of two feet;

B. Different exterior building materials or colors;

C. Decorative patterns on exterior finish (e.g. scales/shingles, wainscoting,
ornamentation, and similar features);
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D. One or more dormer windows, or box or bay windows with a minimum twelve-inch
projection from the facade plane;

E. Eaves with exposed rafters or a minimum twelve-inch projection from the facade
plane;

F. A parapet wall with an articulated design which entails design variation rather than
a simple rectilinear form; or

G. Multiple windows with a minimum four-inch wide trim.
J. Garages.

1. Individual garages or carports serving structures using the Urban-style Multifamily Building
form shall be located to the side or rear of such buildings, and shall be oriented
perpendicular to the primary streets located around the perimeter of the development.

2. For buildings using the Urban-style Multifamily Building form that incorporate a shared
garage at the street level, the facade shall include treatments to enhance the pedestrian
environment and obscure the view of parked cars, such as artwork, decorative grilles,
Unique material treatments, or projections or recesses in the facade plane every 30 feet.
Shared garages at the street level shall incorporate openings with grillwork or other
treatments to resemble windows.

K. Off-Street Parking Location.

1. Off-street surface parking, including access and travel ways, located on the side of a
structure using the Urban-style Multifamily Building Form shall not occupy more than 30
percent of the lot’s public street frontage.

L. Pedestrian Circulation. Structures using the Urban-style Multifamily Building Form shall provide
full pedestrian access across the front facade in the form of a sidewalk at least five feet wide.
Crosswalks used as part of an internal pedestrian circulation system, or across driveways
accessing public streets, shall be constructed of a contrasting paving material.

M. Meter and Equipment Placement. Wall-mounted and ground-based meters, HVAC, and utility
equipment serving a Urban-style Multifamily Building shall:

1. Be fully screened from view, or located to the sides or rear of the structure they serve, and
2. Be placed in close proximity to one another.

N. Waste Container Placement. Waste containers serving a Urban-style Multifamily building shall
not be located between the building and the street it fronts. Waste containers shall be designed
according to the standards set forth in this title.
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17.21.120 Required Amenities for Multifamily Residential Buildings

a. Required Amenities. Buildings using the Mansion-style Multifamily or Townhome-style
Multifamily form as part of a rental residential development, and all buildings using the Garden-
style or Urban-style Multifamily Form shall include the following amenities:

1. Aninterior common social gathering area of at least four hundred (400) square feet for each
fifty units, or portion thereof, within the building or development.

2. Three items from the Unit Features Section, two items from the General Amenities Section,
two items from the Recreation Amenities Section, and one items from the Energy Efficiency
Enhancements section described in the table below for each fifty units, or portion thereof,
within the building or development. Developers may propose alternative amenities in any
category as part of a site plan review, subject to final approval by the Land Use Authority.

3. For multifamily residential building developments in excess of 150 units, buildings shall
include nine items from the Unit Features Section, six items from the General Amenities
Section, six items in the Recreation Amenities section, and three items in the Energy
Efficiency Enhancements section. Developers may propose an equivalent number of
alternative amenities in any category as part of a site plan review, subject to final approval
by the Land Use Authority.
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B. Table of Required Amenities

Unit Features

General Amenities

Recreation Amenities

Energy Efficiency
Enhancements

Must Choose 3 per each
50 units or portion
thereof

Must Choose 2 per each
50 units or portion
thereof

Must Choose 2 per each
50 units or portion
thereof

Must Choose 1 per each
50 units or portion
thereof

Individual Garages for at
least 50 percent of units

Washer/Dryer Connections

Private porches, patio, or
balcony — at least 70 square
feet

Upgraded floor coverings, in
place of or in addition to
carpet

Visitability features for at
least 10 percent of units

Nine-foot ceilings for each
unit

Enhanced soundproofing

Solid Doors throughout unit

Exterior Social Area — at least
400 square feet

Project Security — automated
gate or guard

Enclosed Parking

Secured, Enclosed Storage
Units

Public Transit Use Incentive

Offering of Permanent On-
Site Social Activities

Library, Office, or Meeting
Facilities

Pool - at least 400 square
feet

Internal Fitness Facilities

Secured, programmed,
children’s play areas

Hot Tub
Community Garden
Perimeter Trail

Sport Court

Compliance with ENERGY
STAR New Homes Standard
for buildings three stories or

fewer

Compliance with ENERGY

STAR Multifamily High Rise

Program for buildings four
stories or greater

Installation of photovoltaic
panels, wind turbines, or
other electric generating

renewable energy source to

provide at least 20 percent of
the project’s estimated
electricity demand.

Design and install required
connections for the
installation of PV or solar hot
water system in the future.

Electric Vehicle Charging
Station

Participation in a recycling
program as part of a rental
agreement or HOA

Installation of tankless hot
water systems.

Demonstrated compliance
with any of the criteria listed
in the Site Improvements,
Water Conservation, or
Energy Efficiency sections of
the 2011 Enterprise Green
Communities Criteria

Amended 04/22/2015, 09/02/2015
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Mission, Background, and Stakeholders

Our Mission

Transforming the lives of individuals with disabilities through employment training, day programs,
and housing since 1968.

For more information about Columbus, visit the website at www.columbussetrves.org.

About Columbus

For almost 50 years, the center has worked with individuals with disabilities to help
them acquire the independent life skills they need to participate meaningfully in
society. The Columbus Community Center was started in 1968 by parents of children
with developmental disabilities who wanted an alternative to state hospitals. They

were a visionary group with some practical issues that they were tackling in their lives.
In the beginning, the center survived and thrived because parents provided financial
support, facility maintenance, and program supervision. It was a labor of love for the
ones they loved.

A milestone for children with disabilities was reached in 1972 with the passage of U.S.
House Bill 105. This new law mandated a free and public education for all school-
aged children with disabilities. As this law took effect, the center’s continuum of
services was separated into two major components still in evidence today—services
for vocational training for school-age children and job training, coaching, and
placement for adults after graduation. Columbus is one of the oldest service providers
in Salt Lake and pioneered the concept of deinstitutionalizing individuals with severe
disabilities and integrating them into the community.

Our business strategy is to build partnerships with local businesses and social service
agencies that support us in our “social enterprise” business model. The goal of this
model is to find ways to train, employ, and support people so they can be self-
sufficient and independent. This is the business model that drives our efforts to
provide services to people with disabilities.

Many of our clients are multiply disabled, and our trained staff work with each
individual to provide the support and training that is most appropriate. Based on
individual need, we work with people who live and work independently as well as
those who require ongoing care in a residential setting. Some of our participants have
been able to work for most of their adult lives. In fact, some have been with our
organization for 40 years.

Corporate Resume 2016-17 Page 1
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Our Strategic Plan
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Our Stakeholders
Columbus Community Center’s primary purpose is to support people with disabilities.
To do this, the center must work with a variety of stakeholders:

e People with disabilities. We provide a wide range of services for people with
disabilities. Typically, our stakeholders have multiple disabilities—most
commonly a combination of developmental and physical disabilities. Our
programs address concerns such as underdeveloped social skills, inappropriate
behaviors, insufficient work skills, and inadequate living skills.

e Families/caretakers. Families often do not have the resources and skills to
address the issues associated with caring for a loved one who has multiple
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disabilities. Columbus programs can be critical for providing families with
resources and respite care.

Business customers that purchase our services and products. We serve a
number of business customers in the community. This allows us to generate
employment opportunities for many of our participants while providing quality
service and products to our customers. Through contracts with local business
partners, Columbus offers services such as secure shredding and recycling,
assembly work, manufacturing, production line work, janitorial services, and
grounds maintenance, to name a few.

The social service agencies and advocacy groups that support people
with disabilities. Columbus personnel work collaboratively with social service
agencies to ensure that each individual receives the appropriate combination of
care and services.

The funding agencies that provide funding for support services.
Individuals with disabilities receive funding and entitlements from multiple
Federal and state sources. The primary funding sources include the State of
Utah Division of Services for People with Disabilities (DSPD); State of Utah
Department of Rehabilitation Services (DRS); the Salt Lake City School
District; (SLCSD) and the Veterans Administration (VA).

Donors that support our programs and capacity building. Donors
generously support Columbus’s efforts to expand new programs and facilities
as needed. Currently, Columbus is raising $6 million for the “Hub of
Opportunity” transit-oriented development as well as ongoing funding for the
NextWork autism program.

CARF Accreditation
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* *

Columbus residential and employment services are accredited by
the Commission on Accreditation of Rehabilitation Facilities

a
% (CARF). www.carf.org. This internationally recognized

* accreditation demonstrates that Columbus complies with the
¥ highest quality standards in the industry. Columbus has
X maintained its accreditation since 1976.
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About the Individuals Served at Columbus
According to U.S. Census data, we have this statistical picture of disabilities:

e 1 in 5 individuals in the general population have some kind of disability
e 4% of the population has some kind of intellectual or cognitive disability
e 1in 11 individuals between the ages of 16-64 is unemployed due to a disability

This is a group that faces the highest unemployment rate, the highest rate of poverty,
and the most social isolation. Nonprofit service providers are tasked with supporting
some of the most disabled individuals with supports so they can live safely and with
some level of independence in the community.

Columbus provides services primarily to those who have cognitive disabilities, ages 16
through retirement. Service providers like Columbus offer individuals support services
such as residential support, vocational training, and day activity programs so they can
live and work in the community with independence. Individuals are considered a
“consumer” of services, and as such, they receive funding from various state and
Federal sources that allow them to purchase services from nonprofit providers like
Columbus.

Columbus primarily provides services to individuals with intellectual and development
disabilities. An intellectual disability is characterized by significant limitations in both
intellectual functioning and in-adaptive behavior, which covers many everyday social
and practical skills and originates before the age of 18. A developmental disability is
characterized by a group of conditions due to an impairment in physical, learning,
language, or behavior areas, which begins during the developmental period, may
impact day-to-day functioning, and usually lasts throughout a person’s lifetime.

Individuals have a “person-centered plan” that allows them to pick and choose
services that work best for them and their families. Columbus offers a continuum of
services, so individuals can receive residential, vocational, and/or day activity services
based on their need. Many individuals will receive services from Columbus over a
lifetime; others will receive short term support and move on to full independence in
the community.
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Columbus Board of Directors 2016-17

Executive Committee
Mark Wilkinson, Chief Credit Officer, Pitney Bowes Bank, Board Past President

Allison Smoot, Senior Vice President-Wealth Management, UBS, Board Chair

Rich Bott, Director-Supply Chain Services, Intermountain Healthcare, Board Vice
Chair

Mike Willhard, Chief Investment Officer, Workers Compensation Fund, Treasurer

Monica Rafferty, Vice President-Commercial Sales and Leasing, Coldwell Banker
Commercial, Board Secretary

Board Members
Sean Carroll, Managing Director, Goldman Sachs

Kristy Chambers, CEO, Columbus
Troy D'Ambrosio, Executive Director, Lassonde Entrepreneur Institute
Brian Hackwith, Director, Boeing

Susan Johnson, Sr. Manager-Customer Advocacy & Global Banking, American
Express

Renee McCarvel, Consumer Advocate, Columbus Representative

Dr. William McMahon, Director, University of Utah Autism Community Outreach
Jamie Simons, Consumer Advocate

Beth Overhuls, Chief Information Officer, Salt Lake County

Sgt. John Pearce, Sargent, UTA Police

Randy Hunt, Principal, Clearpath Strategies

Eric Storey, Senior Vice President, Real Estate, Zions Bank

Sam Urie, Director of Advertising, Utah Business Magazine

Jill Flygare, Managing Director,-Internal Operations, Governor’s Office of Economic
Development

Jennifer Falk, Attorney at Law, Kruse, Landa, Maycock and Ricks

Corporate Resume 2016-17 Page 5



¢ coLumBUS

Entrepreneurs of the Human Spirit™

SOCIAL SERVICES | BUSINESS SERVICES

Columbus Executive Management

Chief Executive Officer

Kristy Chambers

Chief Employment
Development
Officer
Safia Keller

Chief Human Chief Financial Chief Business Chief Program Chief Innovation
Resources Officer Officer Officer Officer Officer
Patti Timm Kent O‘Quinn Lin Serenson Kevin Keyes Stephanie Mackay

Chief Operating
Officer
Gayland Moffat

Kristy Chambers is Columbus’s executive director. Prior to joining Columbus, she served as
CEO of Wasatch Homeless Health Care, Inc., better known as Fourth Street Clinic. A certified
public accountant for over twenty years, Kristy’s professional background includes public
accounting and top level management positions in health care, real estate, retail, and hospitality.

Kevin Keyes is the chief program officer. He has three decades of experience working in
human services. He joined Columbus in 1985 and has served as assistant administrator since
2001. Currently, he oversees the operations of Columbus’s residential, day activity, and
vocational programs. Since 1999, Kevin has been a surveyor for CARF.

Patti Timm is the chief human resources officer. She has thirty years of human resources
experience. She earned a Business Administration/Human Resources Management degree
from Westminster College, holds Senior Professional in Human Resources (SPHR) and SHRM
Senior Certified Professional (SHRM SCP) certifications.

Gayland Moffat is the chief operating officer. Prior to this, he was the chief operating officer
for Lineagen Inc., a company that offers customized genetic testing services for individuals
with autism spectrum disorder (ASD) and other disorders of neurological development. He
also served as the chief operations officer for Utah Transit Authority.

Stephanie Mackay is the chief innovation officer. In her role she oversees the fundraising and
marketing efforts. Since joining Columbus in 2004, she has overseen three capital campaigns
that contributed to Columbus’s major capital expansions. She has worked in higher education,
corporations, and nonprofit organizations at local, national, and international levels.

Lin Sorenson is the chief business officer. She is responsible for the operation, budget, and
financial health of the businesses that Columbus operates to employ people with significant
disabilities. Prior to joining Columbus, she served in management, project management and
senior management roles in the manufacturing, technology, and publishing fields.

Kent Q’Quinn is the chief financial officer. With 30 years of experience, he is a Certified Public
Accountant (CPA) and Certified Management Accountant (CMA). His professional
background includes soft drink manufacturing, canned and custom software providers, life and
health insurance, and an Internet/virtualization setvice providet.
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Columbus Facilities

Columbus is a community-based program with a large footprint in Salt Lake County.
On any given day, Columbus’s 400 participants are integrated in the community
through our various services. Columbus operates programs out of its central campus
at 3495 South West Temple. In total, the agency owns and operates 6 facilities:

Columbus Production Services, 1850 South 3230 West, Salt Lake City, UT 84104
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Connor St. Group Home, 3087 S. Connor Street, Salt Lake City, UT 84109

Jones Court Group Home, 5005 South Jones Court, Murray, UT 84107

PHOTO NOT AVAILABLE
Wren Road Group Home, 2541 E. Wren Road, Holladay, UT 84117

We also operate supervised apartment programs at the following locations:

Covewood Supervised Apartments, 342-386 E. Crimson Circle, S. Salt Lake
Foothill Supervised Apartments, 1167-1173 South 400 East, S. Salt Lake
Forest Park Residential Program, 3530-3534 South 300 East, S. Salt Lake
Park Creeke Residential Program, 3584 South 500 East, S. Salt Lake
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Columbus Programs

Residential Services

Residential services are a major issue for families transitioning loved ones from home
environments to more independent living situations. Columbus’ Residential Services
include three levels of support that can help make this transition easier and ultimately,
morte successful for both participants and their families. In total, Columbus operates
eight programs.

e 2 residential group homes provide family-style
living and round-the-clock care for people with
medical conditions or others who need specialized
support.

e 5 supervised apartment programs encourage
independence while also providing structured
supervision and supports for daily living.

e The Supported Living Program helps individuals
with developmental disabilities maintain their
independence by providing one-on-one hourly
supports in their home.

“With my severe epilepsy, 1 still want to be an
active part of the community. For the last 25
years, Columbus bas provided me the
opportunity to live in my own apartment, but I
Fknow that the great staff will ahways work

with me to mafke sure I can get to work, go to
appointments, and enjoy a date with ny
boyfriend on Friday nights.” —

Renee McCarvel, a participant in
Columbus programs since 1988.
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Day Activity Program

Like the general population, individuals with disabilities are living longer and thus
have more needs later in life. Individuals in this program enjoy daily activities such as
tield trips and educational projects. The Columbus Day Activity program offers
supervised care for individuals who want to participate in structured activities and
whose families and caretakers are looking for community-based respite care.

The program operates Monday-Friday, from 8 a.m.
to 3 p.m. The facility expanded in 2012, reflecting
Columbus’s commitment to providing a safe and
accessible environment for individuals with
disabilities.

Some examples of daily activities include:
%] have found that the staff and participants at community-based outings, arts and crafts, music

Colupbus are like a family helping each other 1o reach— therapy, yoga, seasonal events, and exercise. With a
their full potential. Because Ben can’t speak, it was

hard to let him go. I needed to feel a sense of trust with
the people who were working with someone I love so activities, the program encourages social
much. In no time, 1 was at ease with the staff.”

balance of therapeutic, recreational, and leisure

interaction and integration in the community.

Esther Martin, Mother of Ben Martin,

30 years old Programs include:

e The Day Activities Program offers daily
activities and supervision for adults who are
retired or unable to work.

e The Medically Fragile Program provides daily
activities and supervision for people with
severe disabilities who require medical care.
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Training and Employment Services
Columbus’ training and employment programs balance a social mission with solid
business goals. Columbus has partnerships with local businesses, which allow the

center to offer the following programs:

e Training Programs, which provide
training in specific areas such as custodial
services, food service, grounds
maintenance and laundry services.

e Supported Job-Based Training, which
prepares people to work in the
community by providing job placement,
job coaching, temporary employment

_ , services and follow-up services.
“T don’t know what the community or my son, Steven, wonld have done

without Columbus. I think it is wonderful that Steven has had a place ~ ® Supported Employment creates
10 go and to work and 1o feel needed, and feel that he is contributing fo

society. He worfkes hard and earns every penny he mafkes.” partnershlp s between businesses and

Columbus to train workers for specific

jobs.

— Arlene Dial, mother of Steven, who has been a participant at
Columbus Community Center for over four decades.

e Production Services, which contracts
with businesses for specific services and
products such as assembly, packaging,
production line work and manufacturing.
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Columbus Financials FY 2015-16 (July 1-June 30)

Revenues by funding source
Total Revenue - $8,798,382

M Fees for Service
Contract Revenue
 Contribution Revenue

Other Revenue

Expenses by type
Total Expenses - $7,395,339

M Salaries and Employee Expense

B Administrative Expense

m Cost of Goods Sold

Other Expenses

B Depreciation & Amortization
Expense
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INTERNET

PROPERTIES INC.

The Hub of Opportunity
Retail & Office Market Study
9-2-16

The Hub of Opportunity project consists of multi-family residential apartments, administrative office space,
classrooms, amenities, and structured parking. In addition, the project also includes approximately 15,000 square feet
of office and retail space that can be leased out to the general public in an effort to provide additional income for the
owner and reduce overhead.

The additional space is designed for maximum flexibility that can be divided into smaller spaces, from approximately
600 square feet, as well as accommodate tenants requiring up to 5,000 or 10,000 square feet. Since The Hub project
is not a primary office or retail destination, it is likely that commercial tenants will be smaller and consist of local
tenants who need affordable space for their businesses. Such space is easier to lease due to the scarcity of smaller
spaces in the 600 to 1,200 square foot range. Data shows that the average rental rates for typical office space in the
area is in the $14 to $17 per square foot range (full service), and the average retail space is leasing at approximately
$16 per square foot (triple net).

Since The Hub project is not a primary office or retail location, | feel that the achievable rental rates for office and
retail will be less than market. 1 would also recommend that all of the additional lease space be designed so that it can
accommodate both office and retail tenants. A similar project is the Artspace properties in downtown Salt Lake City.
These spaces are leased to both types of tenants at the same rate and include most expenses (excluding janitorial) at a
rate of approximately $14 per square foot. This would provide a net rent of approximately $9.50 to $10.50 per square
foot, depending on the attributable operating expenses for the project.

In summary, the market has shown strength for this type of smaller space due to scarcity, and | feel it is leasable to
small local tenants. However, the rates will need to be attractive due to the fact that The Hub project is not a primary
office or retail location and is not directly accessible from the street. Such space will provide additional income,
reduce risk, and provide value to the property in many forms.

Please note that this analysis is strictly an opinion of the current market based on the data that is currently available to
me. Such data or stated rates cannot be relied upon for correctness.

If you have any questions, please do not hesitate to contact me at 801.554.3002 or ferro@iproperties.com
Sincerely,

/550 S
St

AT 4

Michael Ferro
Associate Broker
InterNet Properties, Inc.

51 East 400 South Suite 210, Salt Lake City, UT 84111 801.355.0600 www.iproperties.com



EXECUTIVE AND NARRATIVE SUMMARY

Site Description — The site for HUB of Opportunity is located at 3900 South and West Temple. The
site is only a few blocks east of the mean center of employment in Salt Lake County at 3900 South
800 West. Within fifteen minutes driving distance of the HUB there are 175,000 jobs located in the
cities of South Salt Lake, Taylorsville, Murray, and West Valley City. The site is located on major
arterials of West Temple and 3900 South. The average daily traffic count at 3900 South and West
Temple is 23,635 vehicles. Utah TRAX (light rail) Meadowbrook Station is located adjacent to the
west boundary of the site. Access to I-15 is one mile north at 3300 South and I-15 and one mile
south at 4500 South and I-15. Utah Transportation Authority’s route 39 has a stop at
Meadowbrook Station providing transportation east to Wasatch Blvd with transfers north and south.
Scheduled stops are every 15 minutes during weekdays and every half hour during weekends.
Service during weekdays begins at 5:30 AM and continues to 10:30 PM.

The surrounding area is dominated by light commercial activity, including wholesale suppliers,
engineering firms, small local retailers, restaurants, automobile repair, etc. 1-15 is a few blocks west
of the property. West of I-15 heading west on 3900 South are a number of large apartment projects
from 700 West to Redwood Road. The Valley Fair Mall at 2700 West and 3500 South is within
fifteen minutes of the site. This regional mall has 830,000 square feet of retail space and is anchored
by Costco, Macy’s, J.C. Penny’s, Ross Dress for Less, and Megaplex Movie Theaters. East two
blocks on 3900 South is State Street. State Street is a major commercial corridor in Salt Lake County
with auto dealerships, big box retailers, fast food restaurants, local and national banks, etc.

Project Description — The HUB of Opportunity will have a total of 156 rental units. Eighty-nine tax
credit units and ten market rate units are included in the Private Activity Bond (4%) round in
September 2016 and the remaining fifty-seven units will be included in the low income tax credit
(9%) round in October 2016. This study is for the eighty-nine units in the PAB application. The
eighty-nine tax credit units will include fifty-nine one bedroom units with an income target of 58%
AMI and five one bedroom units at 49% AMI. All one bedroom units will be 717 square feet.
There will be eighteen two bedroom, two bath tax credit units at 60% AMI and five two bedroom
two bath units at 49% AMI. All two bedroom units will have 1,005 square feet. The HUB will also
have two three bedroom, two bath units at 60% AMI. The three bedroom units will have 1,365
square feet. In addition there will be seven one bedroom, market rate units with 717 square feet and
three two bedroom two bath market rate units with 1,005 square feet.

The project amenities will include: a tot lot, workout facility, computer room, raised garden area,
community room with full kitchen, and BBQ areas. The unit amenities will include dishwashers,
energy efficient appliances, washer and dryer, and wiring for cable.

The HUB of Opportunity will be a transit-oriented development (TOD) that will offer a new level
of community access for individuals with disabilities. The HUB will include the “NextWork
Innovation Hub,” a new live/work space that will provide services tailored to the needs of those
with autism, with a focus on employment in high-tech industries. From design to construction, the
‘Hub of Opportunity’ will take into consideration the kind of accessibility and inclusion that allows
individuals with disabilities to live and work in the community. The HUB will also have 16,120
square feet of retail and office space that will front 3900 South and West Temple.

HUB of Opportunity Tax Credit Market Study



The Columbus Community Center, a nonprofit organization providing services to the disabled will
be the owner of The HUB of Opportunity.

Conclusions and Opinions — In my professional judgment The HUB of Opportunity’s sixty-one four
percent tax credit units will experience rapid absorption and maintain high occupancy rates. The
location has several advantages, proximity to public transportation, proximity to a large employment
base, rental rates below market rates and the best rental market conditions in at least twenty years.
The current rental vacancy rate in Salt Lake County is 2.9 percent. The capture rates for The HUB
of Opportunity are estimated at less than one percent for all bedroom types. The absorption is
anticipated to be 90 days from completion of construction. Demographic and economic conditions
are very favorable. Rental households are increasing at an annual rate of two percent, about 2,500
households. The strong demand for rental housing has been supported by local job growth. The
Utah economy has led the country the past six months in relative job growth and has consistently
been among the top five states in job growth since the recovery began in 2011. Recently growth
rates have been near four percent. Job growth in Salt Lake County is currently between 15,000 and
20,000 jobs annually. The strong job growth is releasing pent-up demand for housing particularly
rental housing.

The very favorable conditions have generated near historic levels of new apartment construction.
There are twenty-seven new apartment communities under construction in the county with a total of
6,500 units. Given the very low vacancy rate and the annual increase in demand for renting these
units under construction should be absorbed but vacancy rates will trend upward over the next
eighteen months to about 5.5 percent.

Positives and Negatives — The many positives associated with The HUB have been cited above; low
capture rates, rising demand, insufficient supply of tax credit projects and low vacancy rates for
affordable rental housing. In addition the emphasis on affordable rental housing for the disabled
makes the project unique. Targeting this underserved special needs population in such an innovative
setting gives The HUB of Opportunity a one-of-a-kind status among the 175 tax credit apartment
projects in Salt Lake County.

There are no adverse conditions or negative features that increase the risk of successful operation of
The HUB of Opportunity.

HUB of Opportunity Tax Credit Market Study
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MEMORANDUM
Date: July 19, 2016
To: Troy Hart
From: Hales Engineering
Subject: South Salt Lake — The Hub of Opportunity Parking Study

UT16-913

Purpose

The purpose of this memorandum is to determine the parking needs for The Hub of
Opportunity located in South Salt Lake. An analysis was completed using the South Salt
Lake City Parking Requirements and ITE Parking Generation to determine the future
demand of parking based on current and projected use.

Background

The proposed development is planned to be built at the Meadowbrook TRAX Station on
3900 South. The development is anticipated to remove the existing east parking lot at the
Meadowbrook Station and the west parking lot would remain untouched. The development
plans to construct a 34 parking stall surface level lot as well as a sub grade parking
structure that will have 194 parking stalls, for a total of 228 parking stalls. In addition to
the onsite parking, there is a west parking lot that has 192 stalls.

South Salt Lake City Parking Requirements

The South Salt Lake City parking ordinance requires a certain amount of parking stalls
based on the land use and size of the development. The proposed transit oriented
development will include a total of 156 affordable and market rate apartments. 16 of these
will be FlexTrans dependent apartment units, which will not require additional parking
stalls. The occupants of these apartments are unable to drive and are dependent on
transit. In discussions with South Salt Lake City staff, it was suggested that the parking
requirements for these 16 units could be calculated assuming assisted living rates. The
required number of parking stalls per land use and the parking rate can be found in Table
1. Based on the South Salt Lake Parking Requirements, the proposed development needs
approximately 300 parking stalls.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
www.halesengineering.com
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Table 1 South Salt Lake Parking Requirements

South Salt Lake Parking Requirements

. . Required
Land Use Quantity  Parking Rate Stalls
Apartment
Affordable & Market Rate 140 1.5 210

FlexTrans Dependent Apartment

Assisted Living 16 0.5 8
Commercial / Office

GFA (1,000 SF) 15 4.0 60
Total 278

Possible Parking Reductions

South Salt Lake City TOD parking rates are allowed to utilize parking reductions for
specific amenities or benefits to the community. Some of the allowable parking reductions
include a car share, unbundled parking, bike share, etc. Although not specifically outlined
in the table, The Hub of Opportunity provides several amenities to the community that may
warrant parking reductions for the project, and should warrant some consideration. The
Hub of Opportunity will be a combination of affordable and market rate apartments.
Affordable housing typically have lower parking demand rates, especially with convenient
access to transit. The Hub of Opportunity will be located directly at the Meadowbrook
Station, which includes access to bus routes, and the Blue and Red lines of TRAX. In
addition, 16 of the units will be for disabled individuals that are unable to drive, and will be
solely dependent on transit. The Hub of Opportunity will also provide services for people
on the autism spectrum, which provides additional benefit to the community. Due to these
community benefits and close proximity to transit, it is recommended that a parking rate
of 1.25 be utilized for the apartment units. This would reduce the number of required
parking stalls for the apartments to 175 stalls (with an additional 8 stalls for the flextrans
dependent units).

The proposed project also includes some commercial and office space. The list of TOD
amenities and reductions were originally compiled with residential developments in mind,
and do not include opportunities for reductions on commercial or office space. In this case,
the office space is intended for the individuals who live in the complex, and will not be
used as traditional office space. The commercial space will also primarily serve individuals
living in the complex, as well as those using transit. Due to these circumstances, it is
recommended that a parking reduction be utilized for the commercial and office space. A
parking reduction of 25 percent would reduce the required parking for the commercial and
office space to 45 stalls, which in combination with the apartment reduction, would be a

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
www.halesengineering.com
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total requirement of 228 parking stalls. According to the most current site plan, there are
228 stalls currently planned for the site.

Shared Parking

Under the South Salt Lake City’s code, shared parking is allowed as long as the conditions
are met. Adjacent to the proposed development in the west lot there are 192 parking stalls
for the UTA TRAX Lines and the UTA Buses. As shown in the parking data collection
completed by Hales Engineering, this parking lot is busiest during the hours of 9:00 a.m.
to 4:00 p.m. According to the ITE Parking Generation, apartment complexes remain at
less than 65 percent occupied between the hours of 8:00 a.m. and 6:00 p.m. These times
are off set such that as one land use increases in demand, the other decreases and vice
versa. This situation is ideal for shared parking.

Data Collection

Hales Engineering collected hourly parking counts on June 30, 2016 from 7:00 a.m. to
6:00 p.m. as well as an overnight count collected at midnight. These counts are shown in
Table 2. This count was intended to determine the existing parking demand at the
Meadowbrook Station. The peak parking demand occurred between the hours of 9:00
a.m. and 4:00 p.m. with an average of approximately 96 parked vehicles. The west lot has
192 available parking spaces and the east lot has 328 available parking spaces.

With the planned removal of the east lot for the proposed development (which includes
228 stalls), the west lot would remain to service the transit ridership demand. As shown in
Table 2, the highest demand between the two parking lots was 97 vehicles, which could
easily be accommodated in the 192 parking stalls in the west lot. Additionally, it also
provides an opportunity for shared parking.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
www.halesengineering.com
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Table 2 Meadowbrook Station Parking Counts

South Salt Lake Meadowbrook Station Parking

Counts
Time Occupied Stalls
West Lot East Lot
7:00 AM 40 3
8:00 AM 71 4
9:00 AM 92 5
10:00 AM 90 4
11:00 AM 92 4
12:00 PM 93 4
1:00 PM 93 4
2:00 PM 95 2
3:00 PM 94 1
4:00 PM 85 1
5:00 PM 67 0
6:00 PM 45 1
Midnight 13 2
Total Stalls: 192 328
parking Domanct| %2 4

Hales Engineering, July 2016

Time of Day Analysis

Hales Engineering completed a time of day analysis to show how the proposed project
and the existing west lot could accommodate the potential parking demand. As shown in
Figure 1, the existing parking demand at the transit station is highest during the day, and

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
www.halesengineering.com
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very low at night. The parking need for the proposed project follows the opposite pattern
(time of day calculations were completed using data from the Institute of Transportation
Engineers (ITE), Parking Generation, 4" Edition, 2010). Parking demand for the apartment
complex is highest during the night, while residents are home and sleeping, and lowest
during the day, while residents are out working, etc. The yellow line in the graph represents
the total demand (existing transit use + proposed project). The grey line at the top
represents the available parking capacity with the completed project. As shown in Figure
1, there is plenty of available parking for both the project and the transit uses.

450
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150
100

50

$ $ $ $ $ $ S $ N S S
,\"/\' Vv ™ © ® ,\9 ,\’,\/ % ™ © E) ,\9 ,Q,
Existing Parking Counts Parking Need Total Demand Parking Capacity

Figure 1: Time of Day Parking Analysis

The time of day analysis above indicates that this project would be a prime location for a
shared parking agreement. It is recommended that the proposed project pursue a shared
parking agreement with UTA to help facilitate both UTA and the project’s parking demand.
UTA could benefit by potentially using some of the underground parking during the day
when transit parking demand is high, and the project could potentially use some of the
UTA parking overnight when transit parking demand is low.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
www.halesengineering.com
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Overflow

As shown previously, utilizing the recommended parking reductions, the proposed project
can be self-parked. However, it is recommended that if possible, a few additional parking
stalls be provided on-site to accommodate any potential overflow parking that may occur.
This would provide a measure of safety for the project. This would be in addition to a
possible shared parking agreement with UTA.

Finding and Conclusions
Hales Engineering concludes the following:

e According to the proposed site plan, there are 34 at grade parking stalls and 194
parking stalls in an underground parking garage, for a total of 228 on-site parking
stalls.

e |tis recommended that the required parking rate for the apartments (not including
the 16 flextrans dependent units) be reduced to 1.25 for the following reasons:

o Affordable housing typically have lower parking demand rates, especially
with convenient access to transit

0 The Hub of Opportunity will be located directly at the Meadowbrook Station,
which includes access to bus routes, and the Blue and Red lines of TRAX

0 The Hub of Opportunity will also provide services for people on the autism
spectrum, which provides additional benefit to the community

¢ ltis also recommended that the parking rates for the commercial / office space be
reduced by 25% for the following reasons:

0 The office space is intended for the individuals who live in the complex, and
will not be used as traditional office space

o The commercial space will also primarily serve individuals living in the
complex, as well as those using transit

¢ Using the recommended reductions, the required number of parking stalls for the
project is 228, which is what is currently shown on the proposed site plan.

o Additionally, this location is ideally suited to make use of a shared parking
agreement with the adjacent UTA lot. As shown in the time of day analysis, the
existing parking demand at the transit station is highest during the day, and very
low at night. The parking need for the proposed project follows the opposite
pattern.

e |tis recommended that the proposed project pursue a shared parking agreement
with UTA such that both entities benefit with additional parking during their peak
parking demand periods.

o It is also recommended that if possible, the proposed site plan be updated to
provide a few additional parking stalls to provide some overflow parking as
necessary.

1220 North 500 West, Ste. 202  Lehi, UT 84043 p 801.766.4343
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EXECUTIVE SUMMARY

This study addresses the traffic impacts associated with the proposed transit oriented
development (TOD) located in South Salt Lake, Utah at the Utah Transit Authority (UTA)
MeadowBrook TRAX Station. The proposed development includes commercial space, office
space, live/work units, both affordable and market rate apartment units, and Flextrans paratransit
dependent units. The TOD is located on the northwest corner of the West Temple / 3900 South
intersection.

Included within the analyses for this study are the traffic operations and recommended mitigation
measures for existing conditions and plus project conditions (conditions after development of the
proposed project) at key intersections and roadways in the vicinity of the site. Future 2020
conditions were also analyzed.

TRAFFIC ANALYSIS

The following is an outline of the traffic analysis performed by Hales Engineering for the traffic
conditions of this project.

Existing (2016) Background Conditions Analysis

Weekday morning (7:00 to 9:00 a.m.) and evening (4:00 to 6:00 p.m.) peak period traffic
counts were performed at the following intersections:

e 210 West /3900 South

e UTA Access / 3900 South

e West Temple / 3900 South

e UTA Access / West Temple

The counts were performed on Tuesday, June 28, 2016. The morning peak hour was
determined to be between 7:15 and 8:15 a.m. and the evening peak hour was determined to
be between 5:00 and 6:00 p.m. The evening peak hour traffic volumes were found to be 40
percent higher than the morning volumes. Therefore, the evening peak hour volumes were
used in the analysis to represent the worst-case conditions.

As shown in Table ES-1, all study intersection is currently operating at acceptable LOS during
the evening peak hour. Some queueing is present at the intersection of West Temple / 3900
South in the south-, east-, and westbound directions of approximately 330, 300, and 280 feet
respectively. The southbound movement at the intersection of 210 West / 3900 South also
has a queue length of approximately 330 feet. No other queueing of significance was observed
during the evening peak hour.

South Salt Lake — The Hub of Opportunity Traffic Impact Study i
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Project Conditions Analysis

The proposed land use for the Village 1 development has been identified as follows:

o Shopping Center 15,000 sq. ft.

e (LIHTC) Residential Apartments 122 units

o Market Rate Apartments 34 units

o Office Space 5,000 sq. ft.
The project trip generation for the development is as follows:

e Daily Trips: 1,456

e Morning Peak Hour Trips: 82

e Evening Peak Hour Trips: 136

Existing (2016) Plus Project Conditions Analysis

As shown in Table ES-1, all study intersections are anticipated to operate at acceptable LOS
during the evening peak hour. Some queueing is anticipated at the intersection of West
Temple / 3900 South in the south-, east-, and westbound directions of approximately 350,
300, and 290 feet respectively. The southbound movement at the intersection of 210 West /
3900 South is anticipated to have a queue length of approximately 340 feet. No other
queueing of significance was observed during the evening peak hour.

Future (2020) Background Conditions Analysis

As shown in Table ES-1, all intersections are anticipated to operate at an acceptable LOS
during the evening peak hour with project traffic added. Some queueing is anticipated at the
intersection of West Temple / 3900 South in the south-, east-, and westbound directions of
approximately 650, 240, and 300 feet respectively. The southbound movement at the
intersection of 210 West / 3900 South is anticipated to have a queue length of approximately
350 feet. No other queueing of significance was observed during the evening peak hour.

Future (2020) Background Conditions Analysis - Mitigated

A southbound right-turn pocket is recommended for the West Temple / 3900 South
intersection. With this mitigation measure in place, as shown in Table ES-1, all intersections
are anticipated to operate at an acceptable LOS during the evening peak hour with project
traffic added. some queueing is anticipated at the intersection of West Temple / 3900 South
in the south-, east-, and westbound directions of approximately 250, 200, and 270 feet
respectively. The southbound movement at the intersection of 210 West / 3900 South is
anticipated to have a queue length of approximately 350 feet. No other queueing of
significance was observed during the evening peak hour.

South Salt Lake — The Hub of Opportunity Traffic Impact Study ii
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Future (2020) Plus Project Conditions Analysis

As shown in Table ES-1, all intersections in the study area are anticipated to operate at
acceptable LOS during the evening peak hour. Some queueing is anticipated at the
intersection of West Temple / 3900 South in the south-, east-, and westbound directions of
approximately 270, 220, and 290 feet respectively. The southbound movement at the
intersection of 210 West / 3900 South is anticipated to have a queue length of approximately
430 feet. No other queueing of significance was observed during the evening peak hour.

TABLE ES-1
Evening Peak Hour
South Salt Lake - The Hub of Opportunity TIS

Future 2020

Existing 2016  Existing 2016 Future 2020 Future 2020

intersection Background Plus Project Background Be:\c/lz::%;);r;d ’ Plus Project
Description LOS (Sec/Veh') LOS (Sec/Veh') LOS (Sec/Veh') LOS (Sec/Veh') LOS (Sec/Veh')
210 West / 3900 South B (16.6) B (16.8) B (15.5) B (15.9) C (16.8)
UTA Access / 3900 South C(21.5)/SB | C(21.5)/SB | B(14.2)/SB | c(16.1)/SB | C(15.8)/SB
West Temple / 3900 South B (19.3) C (21.3) C (21.1) B (16.1) B (17.5)
UTA Access / West Temple A(8.6)/EB | B(10.9)/EB | D(25.5)/EB | A(7.9)/EB A (8.8)/ EB

1. Intersection LOS and delay (seconds/vehicle) values represent the overall intersection average for roundabout, signalized, all-w ay stop
controlled intersections and the w orst approach for all other unsignalized intersections.

Source: Hales Engineering, June 2016

RECOMMENDATIONS

Existing (2016) Background Conditions Analysis

No mitigation measures are recommended.

South Salt Lake — The Hub of Opportunity Traffic Impact Study iii
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Existing (2016) Plus Project Conditions Analysis

No mitigation measures are recommended.

Future (2020) Background Conditions Analysis

At the intersection of West Temple / 3900 South in the southbound direction, it is anticipated
that queueing will block the upstream accesses and intersections. Currently the southbound
direction has a left-turn pocket and a shared through-right lane. It is recommended that a right-
turn pocket be added in the southbound direction at this intersection. No other mitigation
measures are recommended at this time.

Future (2020) Plus Project Conditions Analysis

No mitigation measures are recommended.

South Salt Lake — The Hub of Opportunity Traffic Impact Study iv
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SUMMARY OF KEY FINDINGS/RECOMMENDATIONS

The following is a summary of key findings and recommendations:

o All study intersections currently operate at acceptable LOS during the evening peak
hour.

e The proposed development includes commercial space, live/work units, both
affordable and market rate apartment units, and office space generating 1,534 daily
trips and 144 evening peak hour trips.

o All study intersections and accesses are anticipated to operate at acceptable LOS
during the evening peak hour with project traffic added.

¢ In the future 2020 background condition, all study intersections are anticipated to
operate at acceptable LOS.

0 650 feet of queueing is anticipated at the intersection of West Temple / 3900
South in the southbound direction. This queue will block upstream
intersections.

o0 It is recommended that a right-turn pocket be constructed in the southbound
direction at the intersection of West Temple / 3900 South.

o An additional analysis was completed using the previously mentioned
mitigation measure at West Temple / 3900 South intersection and was found
that all study intersections are anticipated to perform at acceptable LOS.

o In the future 2020 plus project condition, all study intersections are anticipated to
operate at acceptable LOS.

South Salt Lake — The Hub of Opportunity Traffic Impact Study v
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. INTRODUCTION

A. Purpose

This study addresses the traffic impacts associated with the proposed transit oriented
development (TOD) located in South Salt Lake, Utah at the Utah Transit Authority (UTA)
MeadowBrook TRAX Station. The proposed development includes commercial space, office
space, live/work units, both affordable and market rate apartment units, and Flextrans paratransit
dependent units. The TOD is located on the northwest corner of the West Temple / 3900 South
intersection. Figure 1 shows a vicinity map of the proposed development.

Included within the analyses for this study are the traffic operations and recommended mitigation
measures for existing conditions and plus project conditions (conditions after development of the
proposed project) at key intersections and roadways in the vicinity of the site. Future 2020
conditions were also analyzed.

Figure 1 Vicinity map showing the project location in South Salt Lake, Utah

South Salt Lake — The Hub of Opportunity Traffic Impact Study 1
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B. Scope

The study area was defined based on conversations with the development team. This study was
scoped to evaluate the traffic operational performance impacts of the project on the following
intersections:

e 210 West /3900 South

e UTA Access /3900 South

o West Temple / 3900 South

o UTA Access / West Temple

C. Analysis Methodology

Level of service (LOS) is a term that describes the operating performance of an intersection or
roadway. LOS is measured quantitatively and reported on a scale from A to F, with A representing
the best performance and F the worst. Table 1 provides a brief description of each LOS letter
designation and an accompanying average delay per vehicle for both signalized and unsignalized
intersections. Figure 2 provides a visual representation of each LOS letter designation.

The Highway Capacity Manual 2010 (HCM 2010) methodology was used in this study to remain
consistent with “state-of-the-practice” professional standards. This methodology has different
quantitative evaluations for signalized and unsignalized intersections. For signalized and all-way
stop intersections, the LOS is provided for the overall intersection (weighted average of all
approach delays). For all other unsignalized intersections LOS is reported based on the worst
approach.

D. Level of Service Standards

For the purposes of this study, a minimum overall intersection performance for each of the study
intersections was set at LOS D. However, if LOS E or F conditions exist, an explanation and/or
mitigation measures will be presented. An LOS D threshold is consistent with “state-of-the-
practice” traffic engineering principles for urbanized areas.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 2
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Table 1 Level of Service Description

Level of
Service

Average Delay

Description of Traffic Conditions (seconds/vehicle)

Signalized Intersections Overall Intersection

Extremely favorable progression and a very low level of

A control delay. Individual users are virtually unaffected 0<10.0
by others in the traffic stream.
Good progression and a low level of control delay. The

B presence of other users in the traffic stream becomes >10.0 and <20.0
noticeable.
Fair progression and a moderate level of control delay.

C The operation of individual users becomes somewhat >20.0 and < 35.0

affected by interactions with others in the traffic stream.
Marginal progression with relatively high levels of

D control delay. Operating conditions are noticeably more >35.0and <55.0
constrained.
Poor progression with unacceptably high levels of

E control delay. Operating conditions are at or near >55.0and < 80.0
capacity.

F Unacceptable progression with forced or breakdown - 800

operating conditions.
Unsignalized Intersections Worst Approach

A Free Flow / Insignificant Delay 0<10.0
B Stable Operations / Minimum Delays >10.0 and < 15.0
C Stable Operations / Acceptable Delays >15.0 and < 25.0
D Approaching Unstable Flows / Tolerable Delays >25.0and < 35.0
E Unstable Operations / Significant Delays Can Occur >35.0 and < 50.0
E Forced Flows / Unpredictable Flows / Excessive Delays > 500

Occur

Source: Hales Engineering Descriptions, based on Highway Capacity Manual, 2010 Methodology

(Transportation Research Board, 2010)

South Salt Lake — The Hub of Opportunity Traffic Impact Study
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Level of Service (LOS)

LOS E - Unstable Flow, Significant Delays

LOS F - Forced Flows, Excessive Delays

Figure 2 LOS letter designation.
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II. EXISTING (2016) BACKGROUND CONDITIONS

A. Purpose

The purpose of the background analysis is to study the intersections and roadways during the
peak travel periods of the day with background traffic and geometric conditions. Through this
analysis, background traffic operational deficiencies can be identified and potential mitigation
measures recommended. This analysis will provide a baseline condition that may be compared
to the build conditions to identify the impacts of the development.

B. Roadway System
The primary roadways that will provide access to the project site are described below:

3900 South — is a Federal Aid Route (FAR) #2172, and is currently classified by the UDOT
Functional Class Map as a minor arterial. The roadway has two thru lanes in each direction with
a raised median separating opposing traffic. There is also two UTA TRAX lines that pass though
this roadway with in the study area. The posted speed limit is 40 mph in the study area.

West Temple — is a Federal Aid Route (FAR) #2170, and is currently classified by the UDOT
Functional Class Map as a local road adjacent to the site. The roadway has one thru lane in each
direction and flares out at intersections with turn pockets. There are also bicycle lanes north of
3900 South on West Temple. The posted speed limit is 30 mph in the study area.

C. Traffic Volumes

Weekday morning (7:00 to 9:00 a.m.), and evening (4:00 to 6:00 p.m.) peak period traffic counts
were performed at the following intersections:

e 210 West/ 3900 South

e UTA Access / 3900 South

o West Temple / 3900 South

e UTA Access / West Temple

The counts were performed on Tuesday, June 28, 2016. The morning peak hour was determined
to be between 7:15 and 8:15 a.m. and the evening peak hour was determined to be between 5:00
and 6:00 p.m. The evening peak hour traffic volumes were found to be 40 percent higher than the
morning volumes. Therefore, the evening peak hour volumes were used in the analysis to
represent the worst-case conditions. Detailed count data are included in Appendix A.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 5
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The analysis that was completed included the rail crossing on 3900 South. The train schedules
for both of the two TRAX lines were observed and taken into account in the modeling efforts.

Figure 3 shows the existing evening peak hour volume as well as intersection geometry at the
study intersections.

D. Level of Service Analysis

Using Synchro/SimTraffic, which follow the Highway Capacity Manual (HCM) 2010 methodology
introduced in Chapter |, the evening peak hour LOS was computed for each study intersection.
The results of this analysis are reported in Table 2 (see Appendix B for the detailed LOS reports).
Multiple runs of SimTraffic were used to provide a statistical evaluation of the interaction between
the intersections. These results serve as a baseline condition for the impact analysis of the
proposed development during existing (2016) conditions. As shown in Table 2, all study
intersections are currently operating at acceptable LOS during the evening peak hour.

Table 2 Background (2016) Evening Peak Hour Level of Service

Intersection Worst Approach Overall Intersection
- 13 Aver. Delay 1+ Aver. Delay 2
Description Control Approach (Sec/Veh)! LOS (Sec/Veh)? LOS
210 West / 3900 South Signal - - - 16.6 B
UTA Access / 3900 SB Stop SB 215 C ) )
South
West Temple / 3900 .
South Signal - - - 19.3 B
UTA Access / West EB Stop EB 86 A ) )
Temple

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections.
2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal controlled intersections.

3. SB = Southbound approach, etc.

Source: Hales Engineering, July 2016

South Salt Lake — The Hub of Opportunity Traffic Impact Study 6
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E. Queuing Analysis

Hales Engineering calculated the 95th percentile queue lengths for each of the study
intersections. The queue reports can be found in Appendix D. Some queueing is present at the
intersection of West Temple / 3900 South in the south-, east-, and westbound directions of
approximately 330, 300, and 280 feet respectively. The southbound movement at the intersection
of 210 West / 3900 South also has a queue length of approximately 330 feet. No other queueing
of significance was observed during the evening peak hour.

F. Mitigation Measures

No mitigation measures are recommended at this time.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 8
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lll. PROJECT CONDITIONS

A. Purpose

The project conditions analysis explains the type and intensity of development. This provides the
basis for trip generation, distribution, and assignment of project trips to the surrounding study
intersections defined in the Introduction.

B. Project Description

This study addresses the traffic impacts associated with the proposed transit oriented
development (TOD) located in South Salt Lake, Utah at the Utah Transit Authority (UTA)
MeadowBrook FrontRunner Station. The proposed development includes commercial space,
live/work units, both affordable and market rate apartment units, Flextrans paratransit dependent
units and office space. The TOD is located on the northwest corner of the West Temple / 3900
South intersection. A concept plan for the proposed developments has been included in Appendix
C.

The proposed land use for the development has been identified as follows:

e Shopping Center 15,000 sq. ft.
o (LIHTC) Residential Apartments 122 units

o Market Rate Apartments 34 units

e Office Space 5,000 sq. ft.

C. Trip Generation

Trip generation for the development was calculated using trip generation rates published in the
Institute of Transportation Engineers (ITE) Trip Generation (9th Edition, 2012). Trip Generation
for the proposed project is included in

The total trip generation for the development is as follows:

o Daily Trips: 1,456
e Morning Peak Hour Trips: 82
e Evening Peak Hour Trips: 136

South Salt Lake — The Hub of Opportunity Traffic Impact Study 9
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D. Internal Capture & Transit Reduction

The site is being developed as a residential complex with some mixed use land uses. This type
of development will generate less trips than usual due to the “internal capture” effects of a mixed
use development. Internal capture refers to trips that originate and end within the development,
and therefore do not add trips to the roadway network. Using ITE methodologies, a 10% internal
capture rate was estimated for the residential, retail, and office land uses during the evening and
morning peak hours.

This site will be located in close proximity to a UTA TRAX line as well as the UTA Bus Station.
These three transit options will allow people to move about the area without the use of a personal
vehicle. A transit trip reduction of 15% was used for the residential and office component of the
project. This value was determined by using estimates from previous projects and was considered
to be conservative.

E. Trip Distribution and Assignment

Project traffic is assigned to the roadway network based on the type of trip and the proximity of
project access points to major streets, high population densities, and regional trip attractions.
Existing travel patterns observed during data collection also provide helpful guidance to
establishing these distribution percentages, especially in close proximity to the site. The resulting
distribution of project generated trips during the evening peak hour is as follows:

To/From Project:
e 20% North
e 5% South
e 45% East
e 30% West

These trip distribution assumptions were used to assign the evening peak hour generated traffic
at the study intersections to create trip assignment for the proposed development. Trip
assignment for the development is shown in Figure 4.

F. Access

The proposed project will have access at the two existing UTA accesses on West Temple and
3900 South. These access locations are described as follows (see also concept plan in Appendix
C):

South Salt Lake — The Hub of Opportunity Traffic Impact Study 11
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3900 South:

e The existing UTA Access is stop controlled in the southbound direction and is located
approximately 330 feet west of the West Temple / 3900 South intersection. The access
is limited to right-in right-out (RIRO) movements only by a raised median. An at-grade
railroad crossing is located approximately 250 feet west of the access.

West Temple:
e The second existing UTA Access is stop controlled in the eastbound direction and is
located approximately 330 feet north of the West Temple / 3900 South intersection.
The access is a full movement access, with separate lanes for the left- and right-turn
movements. Both accesses currently serve the UTA MeadowBrook TRAX Station.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 12
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IV. EXISTING (2016) PLUS PROJECT CONDITIONS

A. Purpose

The purpose of the existing (2016) plus project analysis is to study the intersections and roadways
during the peak travel periods of the day for existing background traffic and geometric conditions
plus the net trips generated by the proposed development. This scenario provides valuable insight
into the potential impacts of the proposed project on background traffic conditions.

B. Traffic Volumes

Project trips were assigned to the study intersections based on the trip distribution percentages
discussed in Chapter Il and permitted intersection turning movements. The existing (2016) plus
project evening peak hour volumes were generated for the study intersections and are shown in
Figure 5.

The analysis that was completed included the rail crossing on 3900 South. The train schedules
for both of the two TRAX lines were observed and taken into account in the modeling efforts.

C. Level of Service Analysis

Using Synchro/SimTraffic, which follow the Highway Capacity Manual (HCM) 2010 methodology
introduced in Chapter |, the evening peak hour LOS was computed for each study intersection.
The results of this analysis are reported in Table 4 (see Appendix B for the detailed LOS reports).
Multiple runs of SimTraffic were used to provide a statistical evaluation of the interaction between
the intersections. As shown in Table 4, all intersections are anticipated to operate at an acceptable
LOS during the evening peak hour with project traffic added.

D. Queuing Analysis

Hales Engineering calculated the 95th percentile queue lengths for each of the study
intersections. The queue reports can be found in Appendix D. Some queueing is anticipated at
the intersection of West Temple / 3900 South in the south-, east-, and westbound directions of
approximately 350, 300, and 290 feet respectively. The southbound movement at the intersection
of 210 West / 3900 South is anticipated to have a queue length of approximately 340 feet. No
other queueing of significance was observed during the evening peak hour.

E. Mitigation Measures

No mitigation measures are recommended at this time.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 14



South Salt Lake - The Hub of OpportunityTIS

Evening Peak
Existing (2016 Plus Pro ect

___Figure 5

3
— s |

1] II. |

Hales Engineering
1220 North 500 West, Ste. 202 Lehi, Utah 84043

801.766.4343
7/12/2016




HALES () ENGINEERING

innovative transportation solutions

Table 4 Existing (2016) Plus Project Evening Peak Hour Level of Service

Intersection Worst Approach Overall Intersection
- Aver. Delay Aver. Delay
1,3 1 2
Description Control Approach (Sec/Veh)! LOS (Sec/Veh)? LOS
210 West / 3900 South Signal - - - 16.8 B
UTA Access / 3900 SB Stop SB 215 C ) )
South
West Temple / 3900 .
South Signal - - - 21.3 C
UTA Access [WWest &g stop EB 10.9 B . .
emple

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections.
2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal controlled intersections.

3. SB = Southbound approach, etc.

Source: Hales Engineering, July 2016

South Salt Lake — The Hub of Opportunity Traffic Impact Study 16
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V. FUTURE (2020) BACKGROUND CONDITIONS

A. Purpose

The purpose of the future (2020) background analysis is to study the intersections and roadways
during the peak travel periods of the day for future background traffic and geometric conditions.
Through this analysis, future background traffic operational deficiencies can be identified and
potential mitigation measures recommended.

B. Roadway Network

According to the Regional Transportation Plan, produced by the Wasatch Front Regional Council
(WFRC), there are no plans for roadway improvements with in the study area. It was assumed
that in the future, some signal timing improvements and adjustments will be made when traffic
volumes increase or traffic patterns change.

C. Traffic Volumes

Hales Engineering obtained future (2020) forecasted volumes from the Wasatch Front Regional
Council (WFRC) / Mountainlands Association of Governments (MAG) travel demand model.
Peak period turning movement counts were estimated using NCHRP 255 methodologies which
utilize existing peak period turn volumes and future AWDT volumes to project the future turn
volumes at the major intersections. Future 2020 evening peak hour turning movement volumes
are shown in

South Salt Lake — The Hub of Opportunity Traffic Impact Study 17
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Figure 6.

The analysis that was completed included the rail crossing on 3900 South. The train schedules
for both of the two TRAX lines were observed and taken into account in the modeling efforts.

D. Level of Service Analysis

Using Synchro/SimTraffic, which follow the Highway Capacity Manual (HCM) 2010 methodology
introduced in Chapter |, the evening peak hour LOS was computed for each study intersection.
The results of this analysis are reported in Table 5 (see Appendix B for the detailed LOS reports).
Multiple runs of SimTraffic were used to provide a statistical evaluation of the interaction between
the intersections. These results serve as a baseline condition for the impact analysis of the
proposed development for future (2020) conditions. As shown in Table 5, all intersections in the
study area are anticipated to operate at acceptable LOS during the evening peak hour.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 18
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Table 5 Future (2020) Background Evening Peak Hour Level of Service

Intersection Worst Approach Overall Intersection
ot Aver. Delay Aver. Delay
1,3 1 2
Description Control Approach (Sec/Veh)' LOS (Sec/Veh)? LOS
210 West / 3900 South Signal - - - 15.5 B
UTA Access / 3900 SB Stop SB 14.2 B ) )
South
West Temple / 3900 .
South Signal - - - 211 C
UTA Access / West EB Stop EB 255 D ) )
Temple

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections.
2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal controlled intersections.

3. SB = Southbound approach, etc.

Source: Hales Engineering, June 2016

E. Queuing Analysis

Hales Engineering calculated the 95th percentile queue lengths for each of the study
intersections. The queue reports can be found in Appendix D. Some queueing is anticipated at
the intersection of West Temple / 3900 South in the south-, east-, and westbound directions of
approximately 650, 240, and 300 feet respectively. The southbound movement at the intersection
of 210 West / 3900 South is anticipated to have a queue length of approximately 350 feet. No
other queueing of significance was observed during the evening peak hour.

F. Mitigation Measures

At the intersection of West Temple / 3900 South in the southbound direction, it is anticipated that
queueing will block upstream accesses and intersections. Currently the southbound direction has
a left-turn pocket and a shared through-right lane. It is recommended that a right-turn pocket be
added in the southbound direction at this intersection.

An additional analysis was completed using the recommended mitigation measure. As shown in
Table 6, all intersections in the study area are anticipated to operate at acceptable LOS during
the evening peak hour. The 95" percentile queue lengths were also calculated and some
queueing is anticipated at the intersection of West Temple / 3900 South in the south-, east-, and
westbound directions of approximately 250, 200, and 270 feet respectively. The southbound
movement at the intersection of 210 West / 3900 South is anticipated to have a queue length of

South Salt Lake — The Hub of Opportunity Traffic Impact Study 20
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approximately 350 feet. No other queueing of significance was observed during the evening peak
hour. No other mitigation measures are recommended at this time.

Table 6 Future (2020) Background Evening Peak Hour Level of Service - Mitigated

Intersection Worst Approach Overall Intersection
. Aver. Delay Aver. Delay
1,3 1 2
Description Control Approach (Sec/Veh)! LOS (Sec/Veh)? LOS
210 West / 3900 South Signal - - - 15.9 B
UTA Access / 3900
South SB Stop SB 16.1 C - -
West Temple / 3900 .
South Signal - - - 16.1 B
UTA A_\Igcess / West EB Stop EB 79 A ) )
emple

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections.

2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal controlled intersections.
3. SB = Southbound approach, etc.

Source: Hales Engineering, July 2016
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VI. FUTURE (2020) PLUS PROJECT CONDITIONS

A. Purpose

The purpose of the future (2020) plus project analysis is to study the intersections and roadways
during the peak travel periods of the day for future background traffic and geometric conditions
plus the net trips generated by the proposed development. This scenario provides valuable insight
into the potential impacts of the proposed project on future background traffic conditions.

B. Traffic Volumes

Hales Engineering obtained future (2020) forecasted volumes from the WFRC travel demand
model. Peak period turning movement counts were estimated using NCHRP 255 methodologies
which utilize existing peak period turn volumes and future ADT volumes to project the future turn
volumes at the major intersections.

The analysis that was completed included the rail crossing on 3900 South. The train schedules
for both of the two TRAX lines were observed and taken into account in the modeling efforts.

Trips were assigned to the study intersections based on the trip distribution percentages
discussed in Chapter Il and permitted intersection turning movements. Future (2020) plus project
evening peak hour turning movement volumes are shown in Figure 7.

C. Level of Service Analysis

Using Synchro/SimTraffic, which follow the Highway Capacity Manual (HCM) 2010 methodology
introduced in Chapter |, the evening peak hour LOS was computed for each study intersection.
The results of this analysis are reported in Table 7 (see Appendix B for the detailed LOS reports).
Multiple runs of SimTraffic were used to provide a statistical evaluation of the interaction between
the intersections. As shown in Table 7, all project intersections are anticipated to operate at
acceptable LOS during the evening peak hour.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 22
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Table 7 Future (2020) Plus Project Evening Peak Hour Level of Service

Intersection Worst Approach Overall Intersection
- Aver. Delay Aver. Delay
1,3 1 2
Description Control Approach (Sec/Veh)! LOS (Sec/Veh)? LOS
210 West / 3900 South Signal - - - 16.8 C
UTA Access / 3900 SB Stop SB 15.8 c ) )
South
West Temple / 3900 .
South Signal - - - 17.5 B
UTA Access / West EB Stop EB 8.8 A ) )
Temple

1. This represents the worst approach LOS and delay (seconds / vehicle) and is only reported for non-all-way stop unsignalized intersections.
2. This represents the overall intersection LOS and delay (seconds / vehicle) and is reported for all-way stop and signal controlled intersections.

3. SB = Southbound approach, etc.

Source: Hales Engineering, June 2016

D. Queuing Analysis

Hales Engineering calculated the 95th percentile queue lengths for each of the study
intersections. The queue reports can be found in Appendix D. Some queueing is anticipated at
the intersection of West Temple / 3900 South in the south-, east-, and westbound directions of
approximately 270, 220, and 290 feet respectively. The southbound movement at the intersection
of 210 West / 3900 South is anticipated to have a queue length of approximately 430 feet. No
other queueing of significance was observed during the evening peak hour.

E. Mitigation Measures

No mitigation measures are recommended at this time.

South Salt Lake — The Hub of Opportunity Traffic Impact Study 24
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APPENDIX D

95" Percentile Queue Length Reports
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SimTraffic Queueing Report HALES ;) ENGINEERING

Project: South Salt Lake- The Hub of Opportunity TIS Innovative transportation solutions
Time Period: Evening Peak Hour
95" Percentile Queue Length (feet) Project #: UT16-913

210 West & 3900 South Existing (2016) Background 84 35 198 | 62 46 58 166 161 323 70 219
3900 South & UTA Access |Existing (2016) Background -- -- 11 -- -- -- -- -- 56 -- -- -- -- 123
West Temple & 3900 South |Existing (2016) Background | 130 106 293 76 -- 44 53 236 -- -- 324 63 90 274

West Temple & UTA Access |Existing (2016) Background 32 31 -- -- 44 -- -- -- 3 79 -- -- -- --




SimTraffic Queueing

Project: South Salt Lake- The Hub of Opportunity TIS

Time Period: Evening Peak Hour
95" Percentile Queue Length (feet)

Report

HALES §)ENGINEERING

Innovative trensportation solutions

Project #: UT16-913

210 West & 3900 South Existing (2016) Plus Project 169 337

3900 South & UTA Access  |Existing (2016) Plus Project -- -- 19 -- -- -- -- -- 67 -- -- -- -- 102
West Temple & 3900 South |Existing (2016) Plus Project 153 100 293 82 - 34 58 259 - -- 349 70 96 289
West Temple & UTA Access |Existing (2016) Plus Project 38 51 -- -- 73 -- -- -- 20 118 -- -- -- --
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SimTraffic Queueing Report
Project: South Salt Lake- The Hub of Opportunity TIS

Time Period: Evening Peak Hour
95" Percentile Queue Length (feet)

Project #: UT16-913

210 West & 3900 South ( 173 344 48 199
3900 South & UTA Access Future (2020) Background -- -- 4 -- -- -- -- -- 46 -- -- -- -- 79
West Temple & 3900 South Future (2020) Background 106 71 234 95 -- 45 71 275 -- -- 378 87 116 297
West Temple & UTA Access Future (2020) Background 31 48 -- -- 47 -- -- -- 32 278 -- -- -- --




SimTraffic Queueing Report
Project: South Salt Lake- The Hub of Opportunity TIS

Time Period: Evening Peak Hour
95" Percentile Queue Length (feet)

HALES ;) ENGINEERING
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Project #: UT16-913

210 West & 3900 South Future (2020) Background - Mitigated 178 373 60 200
3900 South & UTA Access Future (2020) Background - Mitigated -- -- 11 -- -- -- -- -- 51 -- -- 22 89
West Temple & 3900 South Future (2020) Background - Mitigated 103 77 208 98 -- 42 78 192 176 249 77 103 267
West Temple & UTA Access Future (2020) Background - Mitigated 29 29 -- -- 61 -- -- -- 2 32 -- -- --




SimTraffic Queueing Report HALES ) ENGINEERING

Project: South Salt Lake- The Hub of Opportunity TIS Innovative tranaportation solutions
Time Period: Evening Peak Hour
95" Percentile Queue Length (feet) Project #: UT16-913

210 West & 3900 South Future (2020) Plus Project 97 45 220 67 56 178 66 64 208
3900 South & UTA Access  |Future (2020) Plus Project -- -- 17 -- -- -- -- -- 58 -- -- -- 80
West Temple & 3900 South |Future (2020) Plus Project | 125 48 212 | 101 -- 46 92 221 178 266 84 89 286
West Temple & UTA Access |Future (2020) Plus Project 38 47 -- -- 85 -- -- -- 11 49 -- -- --
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