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PLANNING COMMISSION STAFF REPORT 
Legislative Item 

 
Planning Division 

Department of Community 
and Economic Development 

 
400 South Livable Communities 

Master Plan, Zoning Map and Text Amendments 
PLNPCM2010-00647 

April 25, 2012 

Applicant:  Mayor Ralph 
Becker 
 
Staff:  Maryann Pickering 
801-535-7660 or 
maryann.pickering@slcgov.com 
 
Tax ID:  N/A 
 
Current Zone:  Various – see 
page 2 for current zoning map 
 
Master Plan Designation:  
Various – see Attachment B 
 
Council District:  District 4 
represented by Luke Garrott 
 
Community Council: Central 
City and East Central 
 
Lot Size:  N/A 
 
Current Use:  N/A 
 
Applicable Land Use 
Regulations: 
• List all applicable regulation 

citations 
 
Attachments: 

A. Existing and Proposed 
Zoning Map 

B. Existing Master Plan 
Map Designations 

C. Proposed Zoning Text 
Amendment Changes 

D. Proposed Master Plan 
Amendment Changes 

E. Public Input 

 
Request 
A request by Salt Lake City Mayor Ralph Becker for an amendment to the 
Central Community Master Plan, Salt Lake City Zoning Ordinance and 
Zoning Map regarding transit station area plans along the 400 South transit 
corridor.  The intent of the project is to implement livability goals for the 
corridor including land use policies and zoning that support mixed use 
development and transportation choices for current and future residents and 
workers.  The Planning Commission is required to transmit a 
recommendation to the City Council for Master Plan and Zoning Map 
Amendment Requests. 
 
Recommendation 
Discuss the proposed changes and continue the public hearing to a future 
meeting date. 
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EXISTING ZONING 
 

 
 

PROPOSED ZONING 
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Background 
Project Description 
 
In the fall of 2010, the Community & Economic Development Department was awarded a matching 
grant from the Department of Housing and Urban Development (HUD) to undertake a planning process 
for a portion of the University TRAX line.  The amount of the grant from HUD was $22,620 with a 
commitment from the city to provide an additional $10,000 in the form of staff resources for the project.  
The primary purpose of the grant was to reach out to individuals and groups who do not normally 
participate in the planning process and to determine if the existing policies and regulations were capable 
of fulfilling the goals listed below or if changes were needed: 
 

a. Provide more transportation choices. 
b. Promote equitable, affordable housing. 
c. Enhance economic competiveness. 
d. Support existing communities. 
e. Coordinate policies and leverage investments. 
f. Value communities and neighborhoods. 

 
Starting in March of 2011, Planning Division staff began working on a master plan amendment and 
rezoning project for the University TRAX line.  Three stations were identified to be included as part of 
the rezoning process.  Those stations are: Library, Trolley and 900 East. 
 
In addition to the above, this project assists in the implementation of the Wasatch Choices 2040 Plan, 
which is a regional plan created by residents, businesses, and other stakeholders to manage future 
growth in the region by focusing it on certain nodes, particularly those where transit facilities already are 
in place.  Further, Planning Division staff felt that this area needed to be studied for a potential change at 
the current zoning because despite the current zoning of Transit Corridor District (TC-75), very little 
private investment has been made in the area since the TC-75 zoning was created in 2005 and existing 
zoning east of 600 East was not consistent with the Central Community Master Plan. 
 
Public Notice, Meetings and Comments 
 
The following is a list of public meetings that have been held related to the proposed project.  A 
summary report that contains comments from most of the public meetings can be found on the projects 
webpage at http://www.slcclassic.com/CED/planning/400South/. 
 

• Community Council meetings held on the following dates: 
o Central Community – April 6, 2011 and March 7, 2012. 
o East Central Community – May 12, 2011 and March 8, 2012. 
o Comments and notes can be found in attachment E. 

• Community Workshops held on the following dates: 
o Salt Lake City Main Library – May 19, 2011 

Approximately 5,400 owners and tenants within a ½ radius of the three transit stops by a 
postcard mailed to their address.  Various flyers were posted throughout the area also. 

http://www.slcclassic.com/CED/planning/400South/�
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o Salt Lake City Main Library – October 3, 2011 
An email notice was sent through the listserve and also to anyone who had attended the 
first community workshop. 

o Trolley Square – February 29, 2012 
Approximately 1,350 postcard notices were mailed to the owners and occupants whose 
property was proposed to be changed or was located within 300 feet of a property 
proposed to be changed for the February and March open houses. 

o Planning Division Open House – March 15, 2012 
o Comments and notes can be found in attachment E. 

• Stakeholder and Community Organization Meetings on the following dates: 
o University of Utah Transportation Meeting – June 27, 2011 
o YWCA – July 7, 2011 
o Refugee Services – July 21, 2011 
o Property Owner/Developer – August 10, 2011 
o Odyssey House – August 26, 2011 
o East High School AP US Government Class – April 11, 2012 
o Several requests were made to Bennion Elementary school about having a presentation.  

The school was not interested in having a presentation. 
• Public comments have been left on the project’s webpage during the course of May 2011 up until 

today. 
• Various one-on-one meetings with local community members who have requested a meeting. 
• Planning Commission briefing on March 29, 2012. 
• Historic Landmark Commission briefing on April 5, 2012.  The purpose of the briefing was to 

introduce the overall project to the Historic Landmark Commission and to obtain their feedback 
on the proposed zoning map and Central City Historic District boundary changes.  There was 
much discussion about the former and it was decided by staff that it this time it would be best to 
only change the zoning in the historic district for properties that are located along 400 South and 
a few along 700 East/300 South.  The Commission also had concerns about the potential height 
of buildings in the historic district.  Staff has scheduled a follow up meeting to present further 
information and graphics regarding the proposed changes in the Central City Historic District. 

 
In addition to the above public meetings or workshops, the item was placed on the City’s webpage in the 
‘Open City Hall’ section and various comments were made about the project.  The summary report from 
Open City Hall is included in Attachment E as well as the emails and letters we have received since the 
project was first introduced last May. 
 
Notice of this public hearing for the proposal includes are noted below.  A second public hearing will be 
held in ensuring all notification requirements are met and to give every affected property owner the 
opportunity to address the Planning Commission. 

• Public hearing notice posted in newspaper on April 13, 2012. 
• Public hearing notice posted on City and State websites on April 12, 2012. 
• Public hearing notice emailed to the Planning Division listserve on April 12, 2012. 

 
City Department Comments 
Only three comments were received from pertinent City Departments / Divisions.  The Planning 
Division has not received comments from the applicable City Departments / Divisions that cannot 
reasonably be fulfilled or that warrant denial of the petition. 



 
PLNPCM2010-00647 – 400 South Livable Communities April 19, 2012 
 

5 

 
Master Plan Findings 
Findings 
The City does not have specific standards for Master Plan Amendments.  The Central Community 
Master Plan already includes a section on transit oriented development (TOD) and most of the corridor 
within the study area has a TOD future land use designation.  The purpose of reviewing the Master Plan 
was to insure that the vision for the corridor was still valid, identify what transit oriented development 
means for the corridor and make necessary modifications to strengthen the vision identified during the 
public process. 
 
In considering an amendment to the Central Community Master Plan as part of the 400 South Livable 
Communities project, Planning staff also analyzed the following documents related to land use: 
 

• Salt Lake City Futures Commission Report (1998) 
• Salt Lake City Urban Design Element (1990) 
• Salt Lake City Community Housing Plan (2010 – currently under review by City Council) 
• Salt Lake City Transportation Plan (1996) 
• Central Community Master Plan (2005) 
• Wasatch Choices 2040 (2011) 

 
Salt Lake City Futures Commission Report 
The Salt Lake City Futures Commission report is a citywide document that is general in nature.  It 
includes a number of recommendations grouped by category.  Those relevant to the project include: 
 

• Arts and Culture 
• Built Environment 
• Economics 
• Natural Environment 
• Neighborhoods 
• Social Environment 

 
This document recommends providing adequate public spaces that are equipped to handle gatherings of 
various sizes at different locations throughout the City.  Providing live/work space for artists is also 
recommended.  The 400 South Livable Community Station Area Plans recommends a broad range of 
housing types, including live/work units near the light rail stations. 
 
The Built Environment section identifies a number of key recommendations that are relevant to the 400 
South Livable Communities Station Area Plan.  Assertion A states: 
 

“An integrated transportation system, including alternative modes of transportation such as 
pedestrian ways, bicycles, mass transit, freight vehicles and personal automobiles ensure the 
enjoyable movement of people and products within the City.” 

 
The Station Area Plans identify all these modes of travel and recognize the importance of effectively 
managing each mode.  The success of each area depends on the efficient moment of people and goods. 
 
Assertion B creates a hierarchy upon which urban design should be based: 
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1. Focus on the needs of the pedestrians and bicycles first; 
2. Focus on mass transit second; and 
3. Focus on the automobile third. 

 
This section continues by saying: “public transit systems such as light rail are user friendly and designed 
with the pedestrian in mind; and all citizens have access to public transit within 1,200 feet of their 
homes.”  By strategically focusing future growth and development around transit stations, current and 
future residences and workers will have better access to transit. 
 
This section introduces the importance of design and mentions that high aesthetic standards, integrating 
urban design and building design, having streets with character and unique neighborhoods contribute to 
a more livable City and nurture a strong community.  The Station Area Plans include a number of 
policies and strategies that attempt each of the assertions in the Built Environment section. 
 
An important aspect of the Futures Commission report is identifying that all people have a stake in the 
planning and building of the City.  From the beginning of the planning process for 400 South, Planning 
Division staff has intended for this plan to be based on community input, especially from those who are 
traditionally under-represented in the planning process.  The broad participation that was received in this 
process is an important aspect of the plan and important to the long term success of the plan.  It should 
be noted that the Planning Division set a goal of engaging at least 200 people as part of the outreach 
project with at least 60 participants being from groups who are traditionally under-represented in the 
planning process.  The Planning Team exceeded this goal.  While the numbers are modest, they establish 
a baseline for future planning activities in the City and hopefully a turning point in how the City engages 
it residents, property owners, business owners, and service providers. 
 
The Economics section of the Futures Commission report identifies that planning and zoning are 
important economic development tools.  Many of the policies, strategies and key projects are aimed at 
promoting economic development along the corridor to support the business community, enhance the 
neighborhoods, project the City’s tax base, and improve the economic condition of the neighborhoods 
along the corridor and the City as a whole.  Other parts of the Economic Development section discuss: 
 

• Light rail being critical to the transportation system as well as improving air quality; and 
• Promoting housing and mixed use development throughout the City. 

 
The Natural Environment section focuses on air and water quality, solid waste management, open space, 
and gateways.  The 400 South Livable Communities Station Area Plans addresses these issues by 
promoting compact development that uses less land and provides people with options on how they 
move, where they live, and where they shop, dine, work and play.  The plans also allow for the creation 
of new open spaces. 
 
Neighborhoods are the backbone of any city and the neighborhoods along 400 South are no exception.  
Preserving the neighborhoods in the area provide a foundation for future development in the area.  With 
the anticipated growth in Salt Lake City, future development and residential density should be 
strategically located so that the existing neighborhoods are preserved.  By concentrating new 
development near the existing transit stations, the City can adequately provide services to new 
development and preserve the neighborhoods at the same time.  Providing a range of housing options 
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helps to create diverse neighborhoods and provides people with different need options as to where they 
live. 
 
The Social Environment section defines itself as “everything in our society that improves our lives, 
expands our minds, and helps us to be healthy, caring, educated and productive citizens”.  This section 
has recommendations related to promoting community involvement, expanding recreational 
opportunities, and addressing issues that impact our community.  The station area plans project on some 
of these principles and has had an extensive public involvement process.  Providing adequate housing 
for people with different needs, providing transportation options and enchaining our open spaces and 
access to our trail system improves our community. 
 
Salt Lake City Urban Design Element 
The purpose of the Urban Design Element is to define urban design objectives for the City and illustrate 
a process for making decisions regarding the City’s future character.  To that end, the Urban Design 
Element recommends a number of policies and strategies.  A key strategy is to recognize that land use 
intensities and building heights should reflect relationship between the district that they are located 
within and adjacent neighborhoods and their respective role in the City.  The document also states 
“indiscriminate high rise construction outside of the downtown core adversely affects the strong 
downtown development concentration characteristic of the City.”  The station area plans recognize this 
concept by limiting building height to a level that transitions from the core of a stations down towards 
existing neighborhoods.  In addition, the building height complements Downtown by having lower 
building heights and continues the downward progression of building height between Downtown and the 
900 East Station while allowing adequate development potential to accommodate future growth within 
the corridor.  The Urban Design Element lists many other policies and strategies that are relative to 400 
South and addressed in the station area plans, including: 
 

• Allowing individual districts to develop in response to their unique characteristics within the 
overall urban design scheme for the City; 

• Treat building height, scale and character of significant features of a districts image; 
• Ensure that features of building design such as color, detail, materials and scale are responsive to 

district character, neighborhood buildings and the pedestrian; 
• Maintain a pedestrian-oriented environment at the ground floor of buildings; 
• Introduce pedestrian-oriented elements such as landscaping, sidewalk lighting, pedestrian 

oriented building and site design into neighborhood commercial centers; 
• Use street spaces, patterns and rhythms to unify the image of a district; 
• Preserve prominent view corridors and city vistas.  Prominent land forms, buildings and 

monuments should remain clearly visible as city landmarks.  Special attention should be given to 
the design of building adjacent to prominent streets and vista corridors. 

• Encourage pedestrian walkways networks that connect individual buildings, blocks, groups of 
blocks and entire districts; and 

• Require new buildings to respect the pedestrian elements of the street. 
 
The 400 South Livable Communities Station Area Plans provide additional guidance for land use 
decisions and includes policies which complement the Urban Design Element.  The Station Area Plans 
provide more focus of the urban design concepts because there are specific urban design policies related 
to each station area. 
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Salt Lake City Community Housing Plan 
The goal of the Community Housing Plan is to enhance, maintain and sustain a livable community that 
includes a vibrant downtown integrated with surrounding neighborhoods that offer a wide range of 
housing choices, mixed uses and transit oriented design.  The key concepts addressed in the Housing 
Plan include: 
 

• Foster and celebrate the urban residential tradition; 
• Respect the character and charm of predominantly residential districts, including those with 

historic character and qualities, while also providing opportunities for the provision of local 
goods and services easily accessed by neighborhoods; 

• Promote a diverse and balanced community by ensuring that a wide range of housing types and 
choices exists for all income levels, age groups, and types of households; 

• Develop new housing opportunities throughout the City; 
• Ensure that affordable housing is available in all neighborhoods and not concentrated in a few 

areas of the City; 
• Emphasize the value of transit-oriented development, transit accessibility and proximity to 

services; 
• Recognize that residents, business owners, and local government all have a role to play in 

creating and sustaining healthy neighborhoods; 
• Create an appropriate balance of rental and ownership opportunities in neighborhoods without 

jeopardizing an adequate supply of affordable housing; and 
• Strongly incentivize or require the use of green building techniques and sustainability practices 

in public and private housing developments. 
 
The Station Area Plans include a number of policies that support the above concepts.  The development 
concepts identified in the station area plans include a major focus on creating a range of housing options 
for people with different housing needs.  The plan also discusses preserving existing housing in existing 
neighborhoods. 
 
Salt Lake City Transportation Plan 
The Salt Lake City Transportation Plan includes policies related to all forms of transportation, including 
automobile, mass transit, pedestrians, and bicycles.  The plan correctly identifies the important link 
between transportation and land use and provides the following relevant direction for future land use: 
 

• Salt Lake City will preserve and enhance residential communities within the City which allow 
residents to live, work and play in the same area; 

• Salt Lake City will explore opportunities to increase residential and destination densities at major 
bus and rail transit nodes along transit corridors; 

• Salt Lake City will promote development that is transit, pedestrian and bicycle friendly. 
 
The Station Area Plans are consistent with this direction and aim at providing opportunities for land use 
to support mass transit and vice versa.  The transportation plan provides direction for increasing the 
number of bicycle lanes within the City and maintaining those lanes to a high standard.  The Station 
Area Plans indicate that finer grain network of bicycle paths and trails will be warranted as the station 
areas develop over time and bicycle use increases.  While 400 South may not be able to provide all 
modes of transportation in a safe and convenient manner, it should be viewed as a portion of a network, 
with nearby parallel streets providing other opportunities, particularly for bicyclists. 
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Central Community Master Plan 
The Central Community Master Plan was adopted in 2005.  It identifies and discusses transit oriented 
development corridors along 400 South and notes transit oriented development districts create a walk 
able environment that encourages residents and employees to use modes of transit rather than the 
automobile.  The Station Area Plans will implement that vision for the community that has been in effect 
for some time. 
 
Wasatch Choices 2040 Plan 
The Wasatch Choices 2040 Plan is a four county vision for land use and transportation in the future.  
Although not an officially adopted plan of the City, it includes many of the same goals discussed in the 
plans listed above and helps identify Salt Lake City’s role in the region and the state.  The plan states 
“over the coming years, the Wasatch Front is expected to annually add a population comparable to the 
city of Murray, or about 34,000.  Growth in our region is largely inevitable; over two-thirds of this 
population will come from our children and grandchildren.  Our challenge is to preserve or even 
enhance quality of life in the face of growth.”  With this statement in mind, the plan contains specific 
principles and objects for transportation planning, some of which are noted below. 
 

• Optimize use and maintenance of existing infrastructure. 
• Promote compact development consistent with market demand. 
• Encourage contiguous growth to reduce infrastructure expenses. 
• Develop a balanced, multi-modal transportation system. 
• Coordinate transportation with regional employment, housing, educational and activity centers. 
• Encourage future commercial and residential areas within close proximity of each other to 

reduce travel distances. 
• Encourage a balance of jobs and housing in each part of the region to reduce travel distances. 
• Support actions that reduce growth in per capita vehicle miles of travel. 
• Make land-use and transportation decisions based on comprehensive understanding of their 

impact on each other. 
• Encourage land use and housing policies to accommodate the need for a variety of housing types 

throughout the region. 
• Encourage housing and other development near transit to maximize the efficiency of the public 

transportation system. 
 
The 400 South Livable Communities Station Area Plans provide additional guidance for land use and 
transportation policies noted above.  The station area plans recognize the growth will be occurring over 
the next several years and that compact development that utilizes existing investments in infrastructure 
is the best way to approach the increase. 
 
Master Plan Summary 
The proposed 400 South Livable Communities Station Area Plans are generally consistent with the 
policies and guidelines of the listed city and regional wide plan along with the adopted Community 
Master Plan.  The Station Area Plans provide finer detail, are more specific to geographic areas and 
provide adequate guidance on future land use decisions.  It is critical that future zoning be compatible 
with the Station Area Plans, reflect the communities’ vision for each station area and can provide the 
necessary flexibility, processes and regulations to produce desired development.  The plans provide for 
appropriate height, densities, and land use intensities in various geographic sections along the corridor.  
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These policies are important to achieve the City’s goals of environmental, economical and socially 
sustainability as well as ensure the large public investment in infrastructure along 400 South is effective 
in revitalizing this area of the city and providing for the needs of the residents, business community and 
other stakeholders in the area. 
 
Zoning Amendments Analysis and Findings 
Background 
Prior to 2005, the majority of the 400 South Corridor was zoned in a manner that promoted auto oriented 
development.  The CC Commercial Corridor zoning district was mapped from about 250 East to 900 
East.  Some CS Community Shopping zoning was mapped on the 600 East blocks of 400 South.  This 
zoning district was reflective of the development patterns that were created as cities, including Salt Lake 
City, planned around and for the private automobile.  With the construction of the University Light Rail 
Line, the City acknowledged that the zoning in the corridor should be changed.  In 2005, the City 
adopted Transit Corridor Zoning (TC-75) between 250 East and 600 East.  For various reasons, no 
changes were made east of 600 East despite the Central Community Master Plan identifying the area as 
Transit Oriented Development on the Future Land Use Map. One of the goals of this project was to 
revisit the zoning along the corridor, particularly east of 600 East and work with stakeholders to identify 
the issues and formulate a plan and zoning modifications to implement the vision identified.  Based on 
the public process and staff analysis, the proposal is to utilize the Transit Station Area Urban 
Neighborhood east of 400 East and Transit Station Area Urban Center west of 400 East. 
 
A majority of the properties proposed to be changed are Transit Corridor District (TC-75), Moderate 
Density Multi-Family Residential (RMF-35) CS Community Shopping and CC Commercial Corridor.  
There are a few other zoning designations throughout the corridor.  All of these existing zoning districts 
are considered Euclidian based zoning districts, which are based off of the theory of separating 
incompatible uses.  However, due to new technology, building techniques and societal norms, certain 
segments of the population desire to live in mixed-use neighborhoods where only the most impactful 
types of uses are not allowed.  From an environmental and public expenditure standpoint, the City 
encourages mixed use development.  In order to implement the vision identified in the Station Area 
Plans by the Planning Division staff, the current zoning designations were reviewed and found that those 
existing zoning districts were not capable of implementing the station area plans.  Even the more 
recently approved TC-75 for the corridor has not seen any reinvestment in the neighborhood.  Therefore, 
Planning staff determined that the Transit Stations Area (TSA) zoning designations that were already 
part of the zoning ordinance were the best designations to implement the vision of transit oriented 
development and mixed use projects. 
 
The TSA zoning regulations are intended to regulate the physical form of buildings and how they relate 
to transit, the street, public spaces, adjacent buildings, and adjacent neighborhoods.  Less emphasis is 
placed on use.  A table of prohibited uses lists those uses that are not allowed.  All other uses would be 
permitted. 
 
Design and Development Standards can be found within the existing TSA zoning district.  These are 
regulations that are required of all projects.  These include items such as building setbacks, height 
requirements, parking locations, and minimum design requirements such as first floor glass, the location 
of doors and entrances, etc. 
 
Instead of using the traditional permitted and conditional uses to determine review and approval 
processes, the proposed ordinance intends to incentivize new development and redevelopment through a 
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series of Development Guidelines.  These Guidelines include a value which is based on several factors, 
including the importance of that guideline towards implementing the policies of the station area plans or 
other adopted policies and goals of the City and the cost to include specific guidelines in a project.  Each 
project is reviewed and assigned a Development Score.  The Development Score is the sum of the values 
assigned to each Development Guideline. 
 
Following the Guidelines is voluntary and is not required for any project.  However, proposed projects 
will be reviewed based on the value of the Guidelines the applicant chooses to incorporate into the 
project.  A series of thresholds have been identified to guide the process.  Those projects that choose not 
to include any of the Guidelines or that choose to only include a minimum number (Tier 1) will be 
processed following the existing Conditional Building and Site Design Review process.  Those projects 
that obtain a Development Score within Tier 2 will be processed using the Administrative Hearing 
process already authorized in the Zoning Ordinance.  Projects that are assigned a Development Score in 
Tier 3 will be processed as over the counter projects after the Development Score is assigned.  Tier 3 
projects are deemed to be the most compliant with the vision for a specific station area.  Because the 
vision, urban design framework, policies and strategies were developed in an extensive public process, 
public participation process is put at the beginning of the development process, instead of as a reaction 
to individual developments.  The premise behind the tiered process is that desirable development, as 
indicated in the station area plans, should be easier to realize than less desirable development. 
 
Additional regulations are required for any development that exceeds five acres.  The primary purpose 
of this is to ensure that circulation and connectivity issues are addressed.  The design of an internal 
circulation system and connectivity points to public rights of way are subject to approval from the 
Transportation Division.  This would not be a departure from our current review process, but would 
provide guidance to developers in terms of what is expected. 
 
The Development Guidelines were developed as part of the TSA rezoning process for the North Temple 
or Airport TRAX line corridor.  They are a collection of design and development concepts that were 
either identified through the planning process or were already identified as a policy or goal of the City in 
a Policy document that applies to the area or the City as a whole.  Each guideline includes a description 
of what is desirable, images that are to be used as examples, and a way to measure how the guideline has 
been implemented.  For example, the Design Guideline for Density and Intensity of use includes specific 
density qualifications (number of dwelling units per acre), building height measures (reaching a certain 
percentage of the permitted building height) and floor to lot area ratios to determine if a project complies 
with the Design Guideline and whether it can count towards the Development Score. 
 
The overall goals of the proposed zoning ordinance are: 
 

• Put public participation up front in the planning process, instead of as a reaction to individual 
developments. 

• Make it easier for desirable development to be processed. 
• Create options for applicants in terms of how they design their project and how they want to be 

processed. 
• To have the option of predefined outcomes. 

 
Zoning Text Amendment 
The proposed changes as part of this petition to the existing zoning text found is Chapter 21A.26.078 are 
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minimal.  The TSA zoning district has been part of the zoning ordinance for a few years now.  Several 
projects along the North Temple/Airport TRAX line have been reviewed with these standards and staff 
has found that few changes are needed. 
 
One of the changes proposed to be made are some general clean up of some typographical errors that 
have been found in the chapter.  Other changes include adding specific standards for the 400 South 
Livable Communities corridor as there are some different types of development adjacent to the street 
where the light rail is located.  The biggest change is new language that ensures an additional setback is 
in place whenever a project in a TSA zoning district is adjacent to a low density residential or open 
space zoning district.  Staff felt that this additional setback is necessary to protect the existing 
neighborhoods from new development and to allow adequate light and solar access. 
 
The table of prohibited uses has been rearranged so that it is more consistent with other terms in the 
zoning ordinance.  Some uses have been added to the table as it has been evaluated by staff that 
additional uses were necessary in order to maintain more transit and not automobile, oriented uses 
within all TSA zoning districts. 
 
Zoning Map Amendment 
The purpose of the zoning map amendment is to put the regulations in place that will guide new 
development and redevelopment towards implementing the 400 South Livable Communities Station 
Area Plans.  The proposed zoning map amendment would follow the station area boundaries identified 
in the station area plans. 
 
The primary concerns with any large scale zoning map amendment are the potential impacts it has on 
existing businesses and property values. 
 
This ordinance does not impact existing businesses.  All existing businesses that are listed as prohibited 
uses would be considered legal, nonconforming land uses.  These uses are allowed to continue 
operating.  These uses will become subject to zoning ordinance section 21A.38 Nonconforming Uses 
and Non-complying Structures.  Under this section, non conforming uses are authorized to continue.  
There are specific regulations that govern the moving, enlarging or altering of nonconforming uses of 
land and structures.  If destroyed by fire, earthquake or other natural disasters, a nonconforming use 
would be allowed to occupy a new building on the site.  The most impacted land uses are those that 
include drive through windows, gas stations, and auto service types of uses.  Those uses are all either 
permitted or conditional under the current zoning.  They will be prohibited in the proposed ordinance. 
 
In most cases, the development potential of land east of 600 East will increase.  The development 
potential is based on what can be done with the property under existing zoning regulations.  This will 
vary depending on the existing zoning and the proposed zoning.  Typically, a property with more 
development potential will have a higher property value.  The zoning of a property does impact the real 
estate value of the property.  When other market influences are considered, it is difficult to determine the 
long term impact on property values.  However, it is not anticipated that changing the zoning of these 
properties will, by themselves, decrease property values.  Properties west of 600 East are mostly zoned 
TC-75, which permits buildings up to 75 feet in height and allows building up to 125 feet as a 
conditional use.  The proposal reduces the conditional height in the Urban Neighborhood areas to 75 feet 
and 90 feet in the Urban Center neighborhood.  Projects in the Urban Center areas that meet certain 
thresholds may add up to two additional stories of building height. 
 



 
PLNPCM2010-00647 – 400 South Livable Communities April 19, 2012 
 

13 

The impact of taller and more intense development has been raised as a concern, although it has not 
been as big of a concern as anticipated.  Regardless, the boundaries of the Core and Transition Areas 
were drawn after considering many factors.  The primary factor was the proximity to a transit platform.  
The Core Areas are all relatively close to a platform, while Transition Areas are further away.  The 
Transition Area was created in order to step down development height and intensity as it gets closer to 
existing low density residential neighborhoods.  Streets, which are typically 132 feet wide in most areas 
along 400 South, were used as boundaries where possible.  As stated in the zoning text amendment 
sections, regulations requiring an increased setback when adjacent to residential zoning districts are 
included as an additional protection to the impacts of height and intensity.  In addition, increased 
setbacks have been incorporated when a TSA designated property is located adjacent to a street which is 
less than 50 feet in width and includes certain residentially zoned property. 
 
Findings 
21A.50.050 Standards for general amendments. 
A decision to amend the text of this title or the zoning map by general amendment is a matter committed 
to the legislative discretion of the city council and is not controlled by any one standard. 
 
A. In making its decision concerning a proposed text amendment, the city council should 

consider the following factors: 
1. Whether a proposed text amendment is consistent with the purposes, goals, 

objectives, and policies of the city as stated through its various adopted planning 
documents; 
 
Analysis:  In reviewing the station area plans, several adopted master plans were 
considered, including the Urban Design Element, the Salt Lake Futures Commission 
Report, the Central Community Master Plan, and the Wasatch Choices 2040 Plan.  The 
City’s adopted Housing Plan and Transportation Plan also call for the type of 
development supported in the station area plans.  The analysis of the station area plans 
indicated that they were generally consistent with these plans or explained a change in 
policy to those plans. 
 
Finding:  The proposed zoning text changes are consistent with the goals and policies 
identified in the companion station area plans and several other adopted master plans. 

 
2. Whether a proposed text amendment furthers the specific purpose statements of the 

zoning ordinance; 
 
Analysis:  The proposed changes enhance an existing chapter of the zoning ordinance, 
with a specific purpose statement.  The general purpose statement of the zoning 
ordinance is to promote the health, safety, morals, convenience, order, prosperity and 
welfare of the present and future inhabitants of the City.  In addition, the zoning 
ordinance is intended to lessen congestion in the streets, secure safety from fire and other 
dangers, provide adequate light and air, classify land uses and distribute land 
development and utilization, protect the tax base, secure economy in government 
expenditures, foster the  City’s industrial, business and residential development and 
protect the environment. 
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Finding:  The proposed zoning ordinance furthers the specific purpose statements of the 
zoning ordinance.  

 
3. Whether a proposed text amendment is consistent with the purposes and provisions 

of any applicable overlay zoning districts which may impose additional standards; 
and 
 
Analysis:  The existing zoning ordinance includes a statement that any applicable overlay 
zone supersedes the standards in the proposed ordinance.  This section is not proposed to 
be modified as part of this petition.  This is particularly relevant to the Central City 
Historic District, which includes 400 South between 500 and 700 East.  Although the 
proposal includes changing the base zoning from TC-75 and CS in this area, the 
properties within the Historic District would still be subject to the H Historic Overlay 
regulations.   
 
Finding:  The existing zoning ordinance is consistent with the purposes of any applicable 
overlay zoning district. 

 
4. The extent to which a proposed text amendment implements best current, 

professional practices of urban planning and design. 
 
Analysis:  The proposed changes continue to represent a new approach to zoning for Salt 
Lake City.  This approach recognizes the value and importance of community input, the 
needs of developers and establishes an opportunity for the City, through private 
investment and development, to promote sustainable development practices, increase the 
housing stock, promote the business community, increase the use of alternative forms of 
transportation and improve public spaces. 
 
Finding:  The proposed changes continue to show how Salt Lake City is one of the few 
cities in the nation to implement this type of zoning, rather than the traditional Euclidean 
zoning that is widely used. 

 
B. In making a decision to amend the zoning map, the city council should consider the 

following factors 
1. Whether a proposed map amendment is consistent with the purposes, goals, 

objectives, and policies of the City as stated through its various adopted planning 
documents; 
 
Analysis:  In reviewing the proposed zoning map changes, several adopted master plans 
were considered, including the Urban Design Element, the Salt Lake Futures 
Commission Report, the Central Community Master Plan, and the Wasatch Choices 2040 
Plan.  The City’s adopted Housing Plan and Transportation Plan also call for the type of 
development supported in the station area plans.  The analysis of the station area plans 
indicated that they were generally consistent with these plans or explained a change in 
policy to those plans. 
 
Finding:  The proposed zoning map amendments are consistent with the goals and 
policies identified in the station area plans and several other adopted master plans. 
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2. Whether a proposed map amendment furthers the specific purpose statements of 

the zoning ordinance; 
 
Analysis:  The proposed zoning map amendment includes provisions for reducing the 
impact new development may have on existing areas.  The boundaries of the proposed 
zoning district correspond to the boundaries in the station area plans.  The station area 
plans identify the vision for what the areas around the transit stations should look like, 
how they work, what types of uses there are, etc.  The existing character of the subject 
areas differs from what is identified in the long term vision for the area.  Therefore, the 
important aspect to consider is the impact on those areas that are adjacent to the proposed 
zoning district boundaries. 
 
Finding:  The proposed zoning map amendments further the specific purpose statements 
of the zoning ordinance. 
 

3. The extent to which a proposed map amendment will affect adjacent properties; 
 
Analysis:  The proposed amendment would affect those properties that are within the 
boundaries of the TC-75, CS, CC and RMF-35 zoning districts by rezoning some of these 
properties to TSA-UC and TSA-UN.  The proposed zoning district would decrease some 
of the development potential of some properties and for others only increase it slightly.  
However, this should not be viewed as an adverse impact because the proposed 
regulations that allow similar or decreased scale development are consistent with what 
was identified through the public planning process as desirable development.  As 
properties redevelop, there will be instances where a new project is considerable larger 
that what may be adjacent to it.  The adverse impacts are more relevant where the 
proposed zoning district is adjacent to an area that will not be rezoned and has smaller 
mass and scale regulations than the proposed ordinance.  The proposed ordinance 
contains provisions to reduce the impacts in these situations, such as increased setbacks 
than what currently exists, stepping of certain setbacks as the building height increases 
and more design standards than the current zoning requires.  The intent of the proposal is 
to allow more building density and intensity along 400 South and step that density and 
intensity down as one moves closer to lower density residentially zoned areas. 
 
Finding:  The proposed zoning map amendment will have a minimal affect on adjacent 
properties due to the proposed zoning district containing provisions to reduce to impacts 
of the scale and mass of potential adjacent development. 
 

4. Whether a proposed map amendment is consistent with the purposes and provisions 
of any applicable overlay zoning districts which may impose additional standards; 
and 
 
Analysis:  The proposed zoning map amendment is consistent with the purposes of any 
applicable overlay zoning district.  The proposed zoning ordinance includes a statement 
that any applicable overlay zone supersedes the standards in the proposed ordinance.  The 
Historic Preservation Overlay District is the only district within the boundaries of the 
proposed map amendments.  Because the H Historic Preservation Overlay District 
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applies, the Historic Landmark Commission has the authority to approve the overall 
design of new construction and major additions when they occur between 500 East and 
700 East and they have the authority to modify certain bulk and mass regulations to 
insure that the proposals do not negatively impact the historic character of the Historic 
District. 
 
Finding:  The proposed map amendments will be consistent with any existing or future 
overlay district within the boundaries of the changes. 
 

5. The adequacy of public facilities and services intended to serve the subject property, 
including but not limited to roadways, parks and recreational facilities, police and fire 
protection, schools, stormwater drainage systems, water supplies, and wastewater and 
refuse collection. 
 
Analysis:  The project area is located within areas that are already served by public 
facilities and services.  However, the proposed ordinance does increase the development 
potential of the area in some instances and decreases it others.  Population, employment 
and household projections for the corridor indicate an increase in all three categories.  
These projections were done under the current zoning regulations.  The capacity of the 
road is not anticipated to be greatly impacted, at least initially, due to the change in 
zoning.  The desired type of development and the development promoted by the proposed 
ordinance is considered transit oriented development, which can reduce the need to use 
private automobiles.  Other measures in the ordinance create incentives, primarily 
through a quicker review process, for other measures that reduce the energy use of new 
buildings, storm water runoff, and other sustainable measures.  The proposed ordinance 
has been routed to other Departments and Divisions for comments.  No comments were 
received that would indicate that the City would not be able to serve new development. 
 
Finding:  There appear to be adequate facilities in place to serve the boundaries of the 
proposed project. 

 
Commission Options 
The proposed 400 South Livable Communities Station Area Plans project is a reflection of the 
community’s vision for 400 South.  The creation of the plan was done with the intent of incorporating 
major themes identified through the public process.  Once these items were identified, a series of best 
practices that were applicable to the community’s vision were incorporated into the plan to guide future 
development in a manner that can help turn the community vision into reality.  While there are many 
options in terms of how to address land use, the draft station area plans represent the preferred option of 
the community and Planning Division staff.  Other options are: 
 

• Make no changes to the existing master plan and development regulations and allow 
development to continue in the manner that it currently is; 

• Make consistent changes that would apply to the entire corridor; and 
• Make limited changes to 400 South to the areas closest to the light rail stations. 

 
After analyzing the comments from the community, the desire for a different type of development along 
400 South eliminated the option to make no changes.  If the proposed station area plans are not adopted, 
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the existing policies and regulations would remain in effect.  Community input and existing conditions 
indicate that there are unique situation and characteristics area each station and that a one size fits all 
approach could not capitalize on the unique assets at each station.  Making limited changes near the 
station areas would not provide enough land area to accommodate future projected growth. 
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Existing Master Plan Map Designations 
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Proposed Zoning Text Amendment Changes 
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