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ACTION REQUESTED 
 
Salt Lake City has received a request from Aabir Malik with Colmena Group, for approval of modifications to 
the required Design Standards in the Downtown Support (D-2) District to construct a new 11-story mixed-use 
development on the corner of 800 South and State Street. The standards proposed to be modified for the 800 
S + State Street project include:  

• Additional building height; 
• Operable building entrances at least every 50’ on street facing building facades; 
• And, the maximum length of a street facing façade of 200’. 

 

PROJECT OVERVIEW 

Design Standards Met 

ground floor use, building 
materials, glazing, blank wall 
length, lighting, screening,  

Design Standards Modified 
building entrances, building 
length façade, building height. 

Proposed Height 123’ (5’ parapet walls) 
Building Height by Right 65’ 

Building Length Proposed 373’ 
Building Length by Right 200’ 

Ground Floor Uses retail/commercial 
Upper Floor Uses 300 residential units 

Ground Floor Glazing 60%-74% 
Upper Floor Glazing 36%-39% 

 



The proposed 800 South + State Street project meets the following design standards: 
• Ground floor use other than parking along at least 80% of the street facing building façade; 
• Durable building materials which cover at least 80% on the ground floor and 50% on the upper 

floors; 
• Glazing covering at least 40% of the ground floor and 25% on the upper floors; 
• Blank wall length maximum length of 15’; 
• Building lighting; 
• And, mechanical and service area screening. 

 
Planning Staff requests that the Planning Commission hold a work session to discuss the application and 
provide initial input, feedback, and direction to Planning Staff and the applicant so they can finalize their 
Design Review proposal and bring it back to the Planning Commission for a final decision. The feedback should 
direct the applicant and Planning Staff on whether the proposal generally complies with the standards for 
design modification of the D-2 zoning district found in chapter 21A.59 and attached to this Memorandum as 
Attachment A. 
 
In addition to the Planning Commission discussing the 800 S + State Street project this work session is also an 
opportunity for the Planning Commission to give the property owner and applicant direction on the larger 
Sears Block. While the larger block plans are not part of the Design Review and the Planning Commission 
cannot make a determination, the Work Session allows the Planning Commission to give the property owner 
direction with what the Planning Commission would prefer to see on the future development of this city block.  
 
 
BACKGROUND AND SITE CONTEXT 
 
The 800 S + State St project site is 
part of a larger block colloquially 
known as the Sears Block. The Sears 
Block includes the approximately ¾ 
of city block 16 and is bordered by 
Main Street on the West, State Street 
to the East, and 700 and 800 South. 
The project site is proposed on the 
south-east corner of the Sears Block, 
and frontage on State Street and 800 
South. Presently, this portion of the 
block is occupied by a vacant 
building, which was at one time 
occupied by Sears. The building is 
currently vacant and is nearly 
completely encompassed by a 
surface parking lot that spans the 
majority of the southern portion of 
the block. Prior to the Sears 
commercial development, the south portion of the block was the site of the Cooley Ball Park and was 
surrounded by residential dwellings facing 800 South and State Street. This section of the Sears Block was 
first issued a building permit in 1945 for the construction of the Sears Roebuck Co. building, and another 

Image 1: 1911 Cooley Park, Seeing Salt Lake City 



permit was issued in 1966 for the current development configuration of the site; in 2018 Sears closed and the 
site remained vacant. 

 
The 800 S + State project most significant boundary is State Street to the east. This section of State Street 
permits for a maximum vehicle speed of 30 MPH and allows for 3 lanes of travel in each direction with a 
median turning lane and on-street parking adjacent to the sidewalk. The sidewalk and east facing façade of 
the project will be impacted by the ongoing Life on State Plan, which is currently in development. The Life on 
State plan is proposing improvements that will facilitate a more pedestrian oriented streetscape and open this 
corridor to other forms of transport. These proposed improvements include a reduction in vehicle lane width, 
curb bulb-outs, an increase in pedestrian area or sidewalk, sidewalk amenities and signalized mid-block 
crossings. The applicant has been included in discussions with the Life on State team and has been working 
to ensure their plans and midblock roads meet the proposed sidewalk and midblock crossings planned along 
State Street.  
 
Prior to the construction of the proposed building a subdivision plat will be required in order to relocate 
property lines and dedicate public right-of-ways along the north and west of the project site.  A required 
subdivision process will be included as a condition of approval in Planning Staff’s recommendation to the 
Planning Commission’s final decision of the petition. Further details on the right-of-way dedication in 
included in the Larger Sears Block Discussion of this memorandum.  
  
The applicant has worked with Planning Staff on improvements to the design of the building facades, 
particularly along the significant corridors of State Street and 800 South. These reiterations of the facades 
have brought the design and land use closer to the design standards in the D-2 zoning district and objectives 
in the Downtown Master Plan.  
 

Figure 2: SEARS BLOCK AND EXISTING CONDITIONS 



This project is the first of multiple phases of 
development on the Sears Block; it is also the first 
development with significant presence on State 
Street in the South State Street district of the 
Downtown Master Plan. This site will influence 
future development and redevelopment in this 
downtown district and will set the tone for the 
downtown support district along State Street – 
one of the most influential corridors in the city. 
The first redevelopment in the South State Street 
District is the 600 Lofts building fronting on 600 
South and State. The 600 Lofts building is a 
smaller scale development than the subject 
property, with 6-stories, however, the façade 
length is greater at approximately 400’ in length. 
The majority of the existing buildings in this 
South State Street District are single or two-story 
and are generally at least 50 years old. All recent 
construction in the area is comprised of much 
larger scale than the older single and two-story structures. Additionally, the Downtown Master Plan supports 
larger and taller structures than what was historically built in this community. The designated zoning of the 
site, as a Downtown Support district, also supports larger scale development. 
 
 
LARGER SEARS BLOCK DISCUSSION 
 
The Majority of the Sears Block is represented by 
the applicants, Colmena group and Kimball 
Investments, and is primed for redevelopment. 
This is a unique opportunity in the City due to the 
potential size available for redevelopment, and is 
especially unique as a major commercial site so 
close to the Central Business District. The 
redevelopment of this larger block area will have 
significant impact on the future development 
along State Street and Main Street. This work 
session is an opportunity for the Planning 
Commission to provide the applicant feedback on 
their plans going forward before they submit for a 
Subdivision review; a Subdivision review is an 
administrative review and would not be required 
to be heard by the Planning Commission for a 
decision.  
 
The southeast, southwest and northwest portions of the block are being considered for redevelopment by the 
applicant. The proposal for the block includes four new interior streets with an interior park in the center of 
the existing block. These interior streets would assist in breaking up the large 660’ width of block length and 
allow for the interior of the existing block to be better utilized. The interior streets will be approximately 66’ 
wide and will include, as part of the public right-of-way, a sidewalk and park strip. The landscaping and width 
of these elements will be required to meet City standards and will be reviewed prior to the recordation of the 
subdivision plat. The entire block is located in the Downtown Support (D-2) zoning district.  

Figure 2: DOWNTOWN MASTER PLAN – SOUTH STATE DISTRICT  

Figure 3: SEARS BLOCK PRELIMINARY PLANS  



 
Another item to consider in the Sears Block proposal is the scale of the newly created lots and potential scale 
of the future proposed development on those lots. The proposed length and size of the newly recreated lots 
will direct the redevelopment of the block and will create a scale that is currently not typical of the area; the 
majority of the blocks along State Street were historically subdivided into smaller lots, the small size of the 
parcels dictates that new buildings will have a reduced street facing façade length with multiple buildings on 
the block face. Larger lots may not necessitate that structures are larger, but it opens development to that 
potential. Regardless of the size of the proposed blocks all new development on in the D-2 zoning district is 
required to meet all standards in the district and all Design Standards, any proposed modifications to the 
Design Standards will need to be reviewed by Planning Commission. 
 
 
DESIGN STANDARD REQUESTED MODIFICATIONS AND ISSUES FOR 
CONSIDERATION 
 
The purpose of the Design 
Standards is to “utilize 
planning and architecture 
principles to shape and 
promote a walkable 
environment.., to foster 
place making as a 
community and economic 
development tool, protect 
property values, assist in 
maintaining the 
established character of 
the City, and implement 
the City’s master plans.” 
Modifications to the 
Design Standards are 
possible through the 
Design Review Process. 
Modifications of the 
Design Standards may be 
modified by Planning 
Commission if it is found 
that the modification 
meets the intent for the specific design standards required to be modified. The standards for Design Review 
are found in Attachment A of this Staff Report. 
 
The design standards the applicant is requesting the Planning Commission to be modified from the underlying 
zoning district (D-2) includes: 

• A modification to the allowed maximum 200’ length of street facing building façade; 
• A modification to the required 65’ maximum building height in the D-2 district; 
• And, a modification to the number of required building entrances. 

 
 
Maximum Length of a Building Façade  
The maximum allowed length of a street facing façade in the D-2 zoning district is 200’. The 800 S + State 
building is proposed to have a total length of approximately 196’ on the north and south facades, which face 

Figure 4: SURROUNDING SITES/DEVELOPMENT  



800 South and a proposed new street to the north, and will have approximately 373’ along State Street to the 
East, and a proposed new street, Major Street, to the West. The east and west façades require a Design Review 
by the Planning Commission prior to approval as the facades exceed the maximum length. 
 
The maximum building length standards were instituted spring 2019. These standards were a reaction to long 
building façade lengths that created excessive building lengths with minimal mitigation to the larger scale. The 
allowed modification to the Design Standards do not include a maximum façade length, rather the standards 
for Design Review, included as Attachment A, must be met prior to Planning Commission approval.  
  
As previously explained, the proposed 800 S + State project is the first large scale redevelopment on the block 
and one of a few large-scale redevelopment projects in the area. The surrounding structures are a much smaller 
scale with buildings that are one or two-stories tall. However, newer structures proposed or are currently being 
built in the general vicinity are larger in scale with a generally height exceeding 3 or 4 stories. The proposed 
building, with the proposed size and scale, will have an impact on the future development along State Street 
and 800 South in the immediate area of the project site.  
 
The 800 S + State Street project is proposed to be an 11-story structure with commercial and retail uses on the 
ground floor and second floor, on the upper floors 360 residential units with residential common areas and 
green spaces are proposed. The parking structure will be positioned on the interior of the structure on the first 
and second floors, on the third floor the parking lot will extend to the front façade but will be screened on all 
four sides of the building. The commercial and retail uses on the ground and first floors will be at least 25’ in 
depth and each is proposed with an entrance along the street facing façade.  
 

 
Figure 5: SITE/GROUND FLOOR PLAN  



The majority of the retail square footage will be housed on the north portion of the structure, on the ground 
floor with a mezzanine and an open area that extends to the second floor. This north portion will also feature a 
colonnade and columns which provide a feeling of enclosure that is setback from the busy vehicular travel on 
State Street. The south portion of the structure’s ground floor will also include commercial and retail space. 
This ground floor will be open to the second story above creating more open floor plans for the proposed retail 
space along State Street, 800 South, and the new mid-block street to the north.  
 

Building Elements Addressing Excess Façade Length 
 Stepping the upper floors back above the third floor. This step back on the open floors allows 

for the creation of open space for the residents of the building.  
 The stairwells located on State and Major streets display vertical building articulation and act 

as partitions between the two separate design features along the ground, second, and third 
floors.  

 A service alley is proposed to bisect the building, it is placed in the transition area of the 
northern and southern portions of the façade on State and Major Streets. and will allow service 
vehicles access only. This service alley will permit service vehicles only, limiting access onto 
State Street as egress only. 

 The ground and second floor of the structure will house the commercial uses proposed in the 
building.  

 On the north 
portion of 
the building, 
as 
delineated 
by the 
exterior 
stairwells 
and the 
service alley, 
the first two 
floors will be 
stepped 
back from 
the property 
line, 
allowing for 
the creation 
of a 
colonnade 
along the three facades of the building that face State, Major, and a proposed public street to 
the north. Along the colonnade and setbacks the proposal includes cement columns that 
extend from the third floor to the sidewalk.  

 The ratio of window-to-solid on the north portion of the building is greater than the south 
portion. The ratio of window-to-solid ratio spans the first and second floors, and far exceeds 
the glazing standards in the D-2 district.  

 The southern portion of the building is proposed to have a smaller window-to-solid ratio.  
 The veneer of the south portion of the building is proposed to include different building 

materials than the northern portion of the building. The differing material on the south portion 
will be light masonry, this masonry is proposed on the second and third floors, allowing for the 
screening of the parking lot on the third floor to be broken up as well. 

Figure 6: SOUTH/EAST PERSPECTIVE  



 The southern portion of the building façade will have a 1’ setback from the property line (as 
required by Public Utilities) instead of a 4’ setback with cantilevered third floors, as the 
northern section of the building is proposed to have.  

 
These elements assist in 
the proposal meeting 
the standards for Design 
Review for exceeding 
the block length façade. 
These include changes 
in the vertical plane of 
the building (upper 
floors intermittent step 
backs) and material 
changes (the northern 
portion of the building 
facing Major Street and 
State Street will include 
different veneer 
materials than the 
southern portion of the 
building facing the same 
streets). 
 
 
 
Building Height 

 

Figure 7: NORTH/EAST PERSPECTIVE  

Figure 8: SOUTH/EAST PERSPECTIVE  



The underlying D-2 zoning district allows for an increase in building height from 65’ to a maximum 120’ with 
a Design Review and a determination by the Planning Commission. The 800 S + State project is proposing a 
new structure with a maximum height of 123’; this height includes a 5’ parapet wall. Parapet walls are allowed 
to project 5’ into the maximum building height; elevator and stairwell bulkheads are permitted to extend 16’ 
into the maximum height. The building’s top floor is proposed to be stepped with 11-stories on the northern 

portion and 10-stories on the south. The fourth story and above is stepped back approximately 5’ from the 
façade of the third floor; the fourth through the eleventh floor will also be intermittently stepped back, creating 
an S-shaped curve in the building. Upper floor step-backs are not a Design Standard required in the D-2 zoning 
district.  
 
Because the request by the applicant is for a modification from the base district height standards only the 
design standards that are “directly applicable to the modification” may be considered when making a 
determination on the modification. The applicable design standards are listed in Section 21A.59.050 of the Salt 
Lake City Zoning Code. 
 

Standards for Building Height Design Review   21A.59.050 
D. Large building 
masses shall be divided 
into heights and sizes 
that relate to human 
scale. 

 1.  Relate building scale and massing to the size and scale of 
existing and anticipated buildings, such as alignments with 
established cornice heights, building massing, step-backs 
and vertical emphasis. 

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

Figure 8: NORTH/WEST PERSPECTIVE  



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

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

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

Human 
scale: 

 

1.  Utilize step-backs to design a building that relate to the 
height and scale of adjacent and nearby buildings, or where 
identified, goals for future scale defined in adopted master 
plans. 

  2.  For buildings more than three (3) stories or buildings with 
vertical mixed use, compose the design of a building with 
distinct base, middle and top sections to reduce the sense of 
apparent height. 

 Negative 
impacts: 

 

1.  Modulate taller buildings vertically and horizontally so 
that it steps up or down to its neighbors. 

  2.  Minimize shadow impacts of building height on the public 
realm and semi-public spaces by varying building massing. 
Demonstrate impact from shadows due to building height 
for the portions of the building that are subject to the request 
for additional height. 

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

 Cornices and 
rooflines: 

 

1.  Cohesiveness: Shape and define rooflines to be cohesive 
with the building's overall form and composition. 

  2.  Complement Surrounding Buildings: Include roof forms 
that complement the rooflines of surrounding buildings. 

  3.  Green Roof And Roof Deck: Include a green roof and/or 
accessible roof deck to support a more visually compelling 
roof landscape and reduce solar gain, air pollution, and the 
amount of water entering the stormwater system. 

 
  
Building Entrances 
The D-2 district requires building entrances at least every 50’ along a street facing building façade. The purpose 
of this standard is to engage the public sphere and orient the building to the adjacent street. The proposed 800 
S + State St project does not meet this standard. This standard is not met along the north, west, and east facades 
of the building, the separation between the building entrances along these facades include a range between 35’-
90’. 
  
It is Planning Staff’s opinion that the intent of the Design Review Standards are being met as it relates to 
building entrances. This is due to the parking lot located in the interior of the building, the window to wall ratio 



is greater than the underlying standards, and the proposal interacts with the sidewalk through seating areas 
and a colonnade. Planning Staff recommends allowing for a modification to the building entrance design 
standards 
 
 
DISCUSSION 
 
This work session is an opportunity for the Planning Commission to review the 800 S + State project and the 
larger Sears Block designs and to guide Planning Staff and the applicant on the redevelopment of the Sears 
Block site. This work session is held prior to the request for a Design Review returning to Planning 
Commission for a final decision.  
 
The immediate vicinity of the Sears Block and project site has not seen redevelopment at a scale this size since 
the initial development of the Sears Block. The development of this project size at this scale will have 
significant impact on the surrounding community and will influence how development occurs and how the 
downtown support district along State Street will be shaped.  
 
Prior to approval it must be shown that the intent of the Design Review is met as well, the purpose of the 
Design Review is to, “verify new developments are compatible with their surroundings, impacts to public 
infrastructure and public spaces are addressed, and that new development helps achieve development goals 
outlined in the adopted master plans of the City as identified in the purpose statements of each zoning 
district”. 
 
Overall it is Planning Staff’s opinion that the proposed height, massing, and number of commercial and 
residential units meets the intent of the Downtown Support district in that it, “fosters the development of a 
sustainable urban neighborhood that accommodates commercial, office, residential and other uses that 
relate to and support the Central Business District”. It is also Planning Staff’s opinion that the proposal also 
meets the goals of the Downtown Master Plan, in particular the South State Street Plan as it, “ utilizes interior 
blocks”, “maximize[s] visual transparency from [the] sidewalk into stores”, “Develop[s] a ‘garden model’ 
block development”, and “encourage[s] development of pedestrian-oriented businesses along State Street 
with …residential above”. However, the proposed height and street facing façade length will be a substantial 
change to this area as surrounding redevelopment in the area has been minimal. As the impact and intensity 
of the Commercial Business District continues to spread outward redevelopment of the surrounding block is 
likely as demand for retail and housing in this area is likely to continue. 
 
Questions for Planning Commission consideration to guide redevelopment: 

• Are the setbacks, material changes, and glazing sufficient to warrant a 53% increase in the street 
façade length while still maintaining a rhythm and repetition experience of the pedestrian? 
 

• Does the architecture allow for mitigation of the visual impact of the additional height by 
providing a design with a distinct top, middle, and bottom interest in the structure? 
 
 

• When determining whether the subject project relates to the height and scale of adjacent and 
nearby properties, should the consideration include the redevelopment potential of the adjacent 
properties? 

 
 
 
 



ATTACHMENT A:  STANDARDS FOR DESIGN REVIEW 

Applications seeking modification of base zoning design standards, applicants shall demonstrate how the 
applicant's proposal complies with the standards for design review that are directly applicable to the design 
standard(s) that is proposed to be modified. 
 

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

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

lot). 
2. Building(s) shall be sited close to the public sidewalk, following and responding to the 

desired development patterns of the neighborhood. 
3. Parking shall be located within, behind, or to the side of buildings. 

 
C. Building facades shall include detailing and glass in sufficient quantities to facilitate pedestrian 

interest and interaction. 
1. Locate active ground floor uses at or near the public sidewalk. 
2. Maximize transparency of ground floor facades. 
3. Use or reinterpret traditional storefront elements like sign bands, clerestory glazing, 

articulation, and architectural detail at window transitions. 
4. Locate outdoor dining patios, courtyards, plazas, habitable landscaped yards, and open 

spaces so that they have a direct visual connection to the street and outdoor spaces. 
 

D. Large building masses shall be divided into heights and sizes that relate to human scale. 
1. Relate building scale and massing to the size and scale of existing and anticipated buildings, 

such as alignments with established cornice heights, building massing, step-backs and 
vertical emphasis. 

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

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

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

 
E. Building facades that exceed a combined contiguous building length of two hundred feet (200') shall 

include: 
1. Changes in vertical plane (breaks in facade); 
2. Material changes; and 
3. Massing changes. 

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

elements: 
1. Sitting space of at least one sitting space for each two hundred fifty (250) square feet shall 

be included in the plaza. Seating shall be a minimum of sixteen inches (16") in height and 
thirty inches (30") in width. Ledge benches shall have a minimum depth of thirty inches (30"); 

2. A mixture of areas that provide seasonal shade; 



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

4. Water features or public art; 
5. Outdoor dining areas; and 
6. Other amenities not listed above that provide a public benefit. 

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

downtown and in the CSHBD Sugar House Business District, building height shall contribute to a 
distinctive City skyline. 

1. Human scale: 
a. Utilize stepbacks to design a building that relate to the height and scale of adjacent 

and nearby buildings, or where identified, goals for future scale defined in adopted 
master plans. 

b. For buildings more than three (3) stories or buildings with vertical mixed use, 
compose the design of a building with distinct base, middle and top sections to 
reduce the sense of apparent height. 

2. Negative impacts: 
a. Modulate taller buildings vertically and horizontally so that it steps up or down to its 

neighbors. 
b. Minimize shadow impacts of building height on the public realm and semi-public 

spaces by varying building massing. Demonstrate impact from shadows due to 
building height for the portions of the building that are subject to the request for 
additional height. 

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

3. Cornices and rooflines: 
a. Cohesiveness: Shape and define rooflines to be cohesive with the building's overall 

form and composition. 
b. Complement Surrounding Buildings: Include roof forms that complement the rooflines 

of surrounding buildings. 
c. Green Roof And Roof Deck: Include a green roof and/or accessible roof deck to 

support a more visually compelling roof landscape and reduce solar gain, air 
pollution, and the amount of water entering the stormwater system. 

H. Parking and on site circulation shall be provided with an emphasis on making safe pedestrian 
connections to the sidewalk, transit facilities, or midblock walkway. 
 

I. Waste and recycling containers, mechanical equipment, storage areas, and loading docks shall be 
fully screened from public view and shall incorporate building materials and detailing compatible with 
the building being served. Service uses shall be set back from the front line of building or located 
within the structure. (See subsection 21A.37.050K of this title.) 
 

J. Signage shall emphasize the pedestrian/mass transit orientation. 
1. Define specific spaces for signage that are integral to building design, such as commercial 

sign bands framed by a material change, columns for blade signs, or other clearly articulated 
band on the face of the building. 

2. Coordinate signage locations with appropriate lighting, awnings, and other projections. 
3. Coordinate sign location with landscaping to avoid conflicts. 

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

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

https://sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=21A.37.050


2. Outdoor lighting should be designed for low-level illumination and to minimize glare and light 
trespass onto adjacent properties and uplighting directly to the sky. 

3. Coordinate lighting with architecture, signage, and pedestrian circulation to accentuate 
significant building features, improve sign legibility, and support pedestrian comfort and 
safety. 

 
L. Streetscape improvements shall be provided as follows: 

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

2. Hardscape (paving material) shall be utilized to differentiate privately-owned public spaces 
from public spaces. Hardscape for public sidewalks shall follow applicable design standards. 
Permitted materials for privately-owned public spaces shall meet the following standards: 

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

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

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

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

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

f. Asphalt shall be limited to vehicle drive aisles. (Ord. 14-19, 2019) 

 

  



ATTACHMENT B:  SITE PLAN 
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LEVEL 01 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 1 FLOOR PLAN



ATTACHMENT C: BUILDING ELEVATIONS  
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DARK MASONRY

LIGHT MASONRY

DARK GRAY METAL PANEL

DARK ALUMINUM STOREFRONTLIGHT GRAY METAL PANEL

ACCENT COLOR METAL FASCIA
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EAST ELEVATION  | EXTERIOR DESIGN

EAST ELEVATION (STATE STREET)
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DARK MASONRY

LIGHT MASONRY

DARK GRAY METAL PANEL

DARK ALUMINUM STOREFRONTLIGHT GRAY METAL PANEL

ACCENT COLOR METAL 

ACCENT COLOR STEEL TUBE 
SCREEN

ALUMINUM WINDOW SYSTEM

ALUMINUM HUNG BALCONIES 
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WEST ELEVATION  | EXTERIOR DESIGN

WEST ELEVATION (MAJOR STREET)
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DARK MASONRY

LIGHT MASONRY

DARK GRAY METAL PANEL

DARK ALUMINUM STOREFRONTLIGHT GRAY METAL PANEL

ACCENT COLOR METAL FASCIA
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NORTH & SOUTH ELEVATIONS  | EXTERIOR DESIGN



ATTACHMENT D: SITE PHOTOS 

 
View of Site, North/West Perspective 
 

 
View of Site, North/East Perspective from State Street 
 



 
View of Site, South/West Perspective from 800 South 
 

 
View of Site, South/East Perspective from 800 South and State Street 

 
 
 
 
 
 



ATTACHMENT E:  APPLICANT’S SUBMITTAL 
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A beacon on the State Street corridor, 

the project at 800 S & State will serve 

as a catalyst for the blighted Sears 

block. After the Sears department 

store served the SLC community for 

over 50 years, their business model 

is no longer viable.  What was once 

a sea of parking surrounding a dated 

windowless building will now be 

an activated destination residence 

to live, work/learn, and play within 

a pedestrian oriented community 

extending the urban city center further 

south.

At nearly 400,000 SF and 11 stories of 

mixed use, commercial (retail, food/

beverage, co-work), parking and 

residential functions including Live-

Work units on the ground fl oor, the 

project will capitalize on the views 

of surrounding mountains as well as 

the energy of the urban context. Art 

infused pedestrian links, activated 

by an energized ground level of 

refi ned retail hot spots of shops and 

boutiques at the edge of the street, 

are celebrated by porous residential, 

offi ce and hotel lobbies (to come 

in future development phases) that 

defi ne the people-centric essence of 

the Salt Lake lifestyle.  The building 

plinth will serve to activate the urban 

space of the neighborhood, while the 

residential common area amenities 

place compatible uses of community 

experience, comfort and community 

within the building.

The building is defi ned by bold 

and interesting building forms that 

utilize premium materials at points 

of shared enjoyment. Concentrating 

on the activation of the edges, the 

development is energized by a 

generous street scape with welcoming 

and engaging entryways.  With a 

balance of light and form, in the spirit of 

the Rocky Mountains, the mixed uses 

at the ground level add convenience, 

support social encounters and echo 

the character of the community 

while offering opportunities for self-

expression.

The project on the 1.74 acre site will 

support 360 high-end residential units 

above 15,000 SF of commercial/retail 

space with 400 on-site parking spaces, 

utilizing both above and below grade 

levels. A retail base and live-work units 

will fl ank the street facing facades of the 

building in order to conceal the parking 

at grade. The residential units will be 

composed of Studio, 1 bedroom, and 

2 bedroom units in square footages 

ranging from 550 SF to 1825 SF, 

resulting in an overall density of 207 

units per acre. 

The Project will be constructed 

with the IBC classifi cation of 

“Type IB Construction” and will be 

built concurrently with the overall 

development of other portions of the 

block, which includes construction of 

public streets, utilities, and stormwater 

detention. Work on the block beyond 

the limits of the Project as shown on the 

drawings will be completed in future 

phases. 

800 S & STATE

 800 S & STATE |  PROJECT INTRODUCTION
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OWNER
COLMENA GROUP

OWNER
KIMBALL INVESTMENT CO

ARCHITECT
OZ ARCHITECTURE

CIVIL
CIR ENGINEERING

STRUCTURAL
KL&A 

MEP
BG BUILDINGWORKS

LANDSCAPE
ARCSITIO

MANAGEMENT
GREYSTAR

TEAM

800 S & STATE | PROJECT TEAM
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CONTEXT
• SOUTH STATE AXON

• SOUTH STATE PLAN

• EXISTING SEARS BLOCK

• EXISTING BUILDING

• SURROUNDING BUILDINGS 

GOALS
• OBJECTIVES AND STANDARDS
• A NOTE FROM DEVELOPMENT

SEARS BLOCK
• HISTORY

• DECONSTRUCTION STRATEGY

• EXISTING & PROPOSED PARCELS

PARCEL 3
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• FORM DRIVERS
• SHADOW STUDY
• PROPOSED DEVELOPMENT
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 800 S & STATE |  CONTENTS

• PEDESTRIAN VIEWS

• PLINTH LEVEL VIEWS

CODE & ZONING
• D-2 GUIDELINES
• COMPLIANCE DIAGRAMS
• DESIGN STANDARDS

SITE DESIGN
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SOUTH STATE AXON | CONTEXT
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The Big Picture 

The State Street Project Area covers 

a large expanse of Salt Lake City, and 

comprises a range of districts and 

neighborhoods with differing land 

uses, urban design characteristics, 

and transportation features. A key 

component of the State Street project 

area is State Street itself (United States 

Highway 89), from 400 South to 2100 

South. State Street was once the 

primary north/south highway connecting 

Salt Lake City with adjacent cities prior 

to the construction of lnterstate-80 

(1-80) and lnterstate-15 (1-15), and it 

continues to be a critical gateway to 

Salt Lake City. 

Current Conditions 

Some community members believe 

that State Street’s auto-centric focus, 

its excess commercial capacity, and 

its auto-oriented infrastructure have 

given rise to crime, vacant buildings, 

and an abundance of underutilized 

urban land in more recent decades. 

Many also believe that conditions on 

State Street have negatively impacted 

economic development and public 

safety in the residential neighborhoods 

throughout the State Street Project 

Area. The city blocks within the 

immediate neighborhood are poised for 

redevelopment as visionaries begin to 

address the current and future needs 

of downtown.  The development of the 

Patrinely offi ce buildings, a block away, 

the addition of a TRAX station along 

Main Street, and the fi rst phase of this 

much larger project, are planting the 

seeds for the reactivation of the city 

streets.

The City Vision

State Street has long been an 

automobile-focused corridor, and 

was a commercial and social hub for 

the Salt Lake Valley in the 1950’s and 

1960’s. In more recent years, there 

has been increased interest from the 

community and City and regional 

planners to revitalize State Street in a 

way that respects the corridor’s auto-

oriented focus while expanding its uses 

to include more pedestrian-friendly 

and livable features. The overarching 

vision of the State Street Project Area is 

to promote a livable urban community 

with a strong urban design identity that 

preserves and enhances the integrity of 

its existing residential neighborhoods. 

SOUTH STATE PLAN | CONTEXT
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EXISTING SEARS BLOCK | CONTEXT
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NORTHWEST VIEW

SOUTHWEST VIEW

NORTHEAST VIEW

SOUTHEAST VIEW

EXISTING BUILDING | CONTEXT
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E 700 LOOKING SOUTH

E 800 LOOKING SOUTH

STATE LOOKING WEST STATE LOOKING EAST

STATE LOOKING EAST

SURROUNDING BUILDINGS | CONTEXT



Commercial Corridors

Employment Centers

Public Spaces & Transportation

Housing

Neighborhood Revitalization

G U I D I N G  S TA N D A R D SO B J E C T I V E S

•Encourage transit-oriented development

•Encourage a pedestrian-oriented, walkable environment with connections

•Encourage residential and commercial development on and near the State Street 

Corridor

•Encourage place-making and a vibrant destination area

•Encourage and promote sustainable practices

•Encourage the highest aesthetic standards possible - providing the greatest 

possible public value

•Support population growth and stability 

•Coordinate with other City Departments and Divisions

-Work with Salt Lake City Planning Division to review existing zoning codes and 

potentially make enhancements to zoning and allowable land use to promote and 

allow development to evolve with the changing market
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OBJECTIVES AND STANDARDS | GOALS
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A NOTE FROM DEVELOPMENT |  GOALS

The vision of this development is to 
utilize the Sears Block as a catalyst for 
growth in this part of the city. This area 
of downtown Salt Lake City is a gritty, 
authentic, urban hub that has a strong 
focus on food and entertainment. It is 
located south of the CBD, to the east 
of the Granary, West of the Maven 
District/9th and 9th and north of the 
Ballpark neighborhood. This site is a 
true hub that will connect each of these 
other neighborhoods. 

One of our main goals is  to break down 
the super block (original 10 acre block) 
by reintroducing an interior  street 
grid. This creates a more pedestrian 
friendly atmosphere and helps activate 
the center of the block. Given our 
location in this neighborhood, we want 
to supplement the uses that already 
exist, while also providing some 
pieces that are missing. We are true 
believers of the City’s Life on State 
plan, a key component being the “Life” 
part. In addition to street activation, 
it is important to bring residential 
units to this part of State Street to 
help support  the adjacent retail as 
well as further the activation of the 
street. Another key component of the 
project is to add much needed green 
space into this urban environment. Our 
central lawn will serve as a backyard 

for not only our residents and tenants, 
but also for everyone in the City to 
enjoy. This lawn will be the heart of 
the development that brings people 
together for dining, recreation and 
relaxation. The vision for our commercial 
space is to create vibrant, mixed-use 
spaces that blur the lines between 
tenants and uses. We envision an 
urban grocer that shares space with 
local food vendors who operate a food 
hall that also coexist with a leasing 
offi ce and coworking space. This will 
be a destination that draws the entire 
community together.

We view this project as the continuation 
of what is already great in this area. 
This is a space where nature, art and 
culture converge to form a wholly new 
idea – an idea that is fertile ground for 
authentic connectivity, creativity and 
thriving together. We are reimagining a 
vibrant, inclusive new community where 
everyone is welcome and can discover 
and embrace life fully.

PROJECT VISION
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PLAT OF ZION AGRICULTURAL BLOCK MODERN DAY SLC 132’ WIDE STREETS SEARS BLOCK 660’ LENGTH

HISTORY | SEARS BLOCK
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01 BLOCK

05 CONSOLIDATION

02 SUBDIVISION 03 CIRCULATION

04 NODES 08 BUILDING FOOTPRINT

DECONSTRUCTION STRATEGY | SEARS BLOCK

The  B lock
As  a  ga teway  to  th i s  new 
complex  me t ropo l i t an 
commun i t y,  t he  p roposed 
deve lopmen t  deno tes  the 
idea  o f  a  ‘doo rway ’  w i th in 
the  he r i t age  o f  memorab le 
c la r i t y  t ha t  was  espoused 
by  the  P la t  o f  Z ion .  Th i s 
concep t  echoes  the  p r imar y 
ro le  o f  t he  p ro jec t  t o  c rea te  a 
s t rong  ye t  we lcoming  edge , 
w i th  de f ined  and  access ib le 
passageways  in to  the  Cen t ra l 
Pa rk  co re  fo r  bo th  veh ic les 
and  pedes t r i ans .  

The  660 ’  l ong  super  b lock  was 
b roken  in to  n ine  quadran ts 
approx ima te l y  200 ’x200 ’ 
separa ted  by  s t ree t  ROW. 
We fu r the r  re f i ned  the  n ine 
quadran ts  by  connec t ing 
the  ones  a long  the  edge 
to  op t im ize  the  number  o f 
veh icu la r  pene t ra t i ons  to 
the  co re .   Th i s  s t ra tegy 
op t im izes  the  c i rcu la t i on  o f 
veh ic les  w i th in  the  s i t e ,  as 
we l l  as  a l l ow ing  pedes t r i an 
connec t i v i t y  t h rough  the  p la ts 
to  the  i nne r  pa rk .  
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EXISTING & PROPOSED PARCELS | SEARS BLOCK

EXISTING PARCELS PROPOSED PARCELS

800 S & STATE
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01: COMMERCIAL BLOCK 02: VEHICULAR CIRCULATION 03: PEDESTRIAN CIRCULATION 04: PROGRAM DISTRIBUTION

USE DIAGRAMS | PARCEL 3

KEY PLAN

GARAGE 
ACCESS

SERVICE DRIVE

PUBLIC
PARKING

PARK



FORM DRIVERS | PARCEL 3
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01 MAXIMIZE SITE ZONING ENVELOPE 03 CREATE EAST/WEST COURTYARDS

04 DEFINE EAST/WEST VIEWS 06 EXTRUDE PENTHOUSE

02 OFFSET UPPER FLOORS

05 ALIGN MASS TO VIEW CORRIDOR
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SUMMER (6/21) - 9AM SUMMER (6/21) - 12PM SUMMER (6/21) - 3PM

WINTER (12/21) - 9AM WINTER 12/21) - 12PM WINTER (12/21) - 3PM

SHADOW STUDY | PARCEL 3
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PROPOSED DEVELOPMENT | PARCEL 3



OVERVIEW |  DESIGN PRINCIPLES
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MUCH MORE THAN SIMPLY 

DESIGNING BUILDINGS FOR 

PEOPLE TO LIVE IN...

GOOD URBAN DESIGN

BUILDS COMMUNITIES.

AUGMENT
THE
URBAN
FABRIC.

A LITTLE 
GOES A 
LONG WAY.

ACTIVATE 
THE EDGES.

MAKE
BIG
MOVES.

ART

FOR

ALL.

BE 

WELCOMING.

ENLIGHTENED 
CIRCULATION.

GET 

PERSONAL.

CULTIVATE 
CONNECTION.

Create, repair, and enhance 
connections within existing 
neighborhoods.

Set a positive tone with a bright, 
engaging entryway.

Bring light and fresh air into hallways 
and stairs – connect with nature and 
encourage walking.

Refl ect the character of the community 
and offer opportunities for expression.

Echo character of the evolving 
community. Listen to what is around 
you. 

Place compatible uses together 
to add convenience and support 
social encounters.

Concentrate premium materials 
at points of shared enjoyment – 
keep it simple everywhere else.

Energize the street scape with 
a generous, mixed-use ground 
fl oor.

Design bold, interesting 
building forms, create a new 
icon. 
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DOWNTOWN

SAPA
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TO TEMPLE SQUARE/

DOWNTOWN

TO SOUTH SLC

TO STATE CAPITOL

DOWNTOWN

CENTRAL CITY

PEOPLE'S
FREEWAY

01.

AUGMENT

THE

URBAN

FABRIC
CREATE, REPAIR, AND ENHANCE

CONNECTINS WITHIN EXISTING

NEIGHBORHOODS.

 DESCRIPTIVE DIAGRAM | DESIGN PRINCIPLES
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VERTICAL

ARTICULATION

PLINTH/'TRAY'

CORNER ELEMENT

CORNER

ELEMENT

VERTICAL

ARTICULATION

'BREAK' L

CORNER

ELEMENT

VERTICAL

ARTICULATION

02.

MAKE

BIG

MOVES

DESIGN BOLD, INTERESTING BUILDING

FORMS, CREATE A NEW ICON.
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03.

A LITTLE

GOES A

LONG WAY

CONCENTRATE PREMIUM MATERIALS

AT POINTS OF SHARED ENJOYMENT -

KEEP IT SIMPLE EVERYWHERE ELSE.
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04.

ACTIVATE

THE

EDGES
ENERGIZE THE STREET SCAPE WITH A

GENEROUS, MIXED-USE GROUND

FLOOR.
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05.

BE

WELCOMING

SET A POSITIVE TONE WITH A BRIGHT,

ENGAGING ENTRYWAY.
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06.

CULTIVATE

CONNECTIONS

PLACE COMPATIBLE USES TOGETHER

TO ADD CONVENIENCE AND SUPPORT

SOCIAL ENCOUNTERS.
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07

ENLIGHTENED

CIRCULATION

BRING LIGHT AND FRESH AIR INTO

HALLWAYS AND STAIRS - CONNECT

WITH NATURE AND ENCOURAGE

WALKING.
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08

GET

PERSONAL

ECHO THE CHARACTER OF THE

COMMUNITY. LISTEN TO WHAT IS

AROUND YOU.
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09.

ART

FOR ALL

REFLECT THE CHARACTER OF THE

COMMUNITY AND OFFER

OPPORTUNITIES FOR EXPRESSION.



RETAIL PARKING

RESIDENTIAL PARKING

RESIDENTIAL PARKING

DOUBLE HEIGHT RETAIL SPACE

SERVICE BAY

EAST LOBBY

WEST LOBBY

COMMERCIAL

COMMERCIAL

TRANSFORMERS

TRANSFORMERS BELOW

LEVEL 02

LEVEL 01 - GROUND

BASEMENT LEVEL

RESIDENTIAL PARKING

WEST COURTYARD

EAST COURTYARD

AMENITY (CONNECTING SPACE)

LEVEL 03 - PARKING

LEVEL 04 - PODIUM

LEVEL 05-10 - TYPICAL

LEVEL 11 - PENTHOUSE

ROOFTOP AMENITY
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EXPLODED AXON | BUILDING LAYOUT
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LEVEL B1 - BASEMENT PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL B1 BASEMENT PLAN
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LEVEL 01 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 1 FLOOR PLAN
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LEVEL 02 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 2 FLOOR PLAN
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LEVEL 03 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 3 FLOOR PLAN
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LEVEL 04 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 4 FLOOR PLAN



4TH FLOOR - CO N T E M P L AT I O N  CO U R T YA R D  |  P L A N  |  P E R S P E C T I V E S 
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CONVERSATION
NOOK WITH 

FIRE ELEMENT 

RESIDENT 
PATIO

GRILL AND PIZZA 
OVEN AND BAR 

STOOLS

CONVERSATION
NOOK WITH 

FIRE ELEMENT GLOWING 
ROCKS

MOSAIC 
SEATING

“NEST” 
EVENT 

STRUCTURE

GLOWING TREE

HAMMOCKING

YOGA, FITNESS 
LAWN
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LEVEL 04 EAST - LANDSCAPE PLAN |  BUILDING LAYOUT



SYNTHETIC TURF FOR 
ACTIVITIES SUCH AS 
CORN HOLE, SPIKE 
BALL, KUUB, ETC.

COLMENA GROUP & KIMBALL INVESTMENTS | 800 S & STATE ST | SALT LAKE CITY |  DESIGN REVIEW  |  2020.05.29 18

LEVEL  4 - POOL COURTYARD |  P L A N  |  P E R S P E C T I V E S

LAP LANE

RESIDENT 
PATIO

CONVERSATION
NOOK WITH 

FIRE ELEMENT 

WET 
DECK

ADA RAMP

ADA RAMP

GRILLS, SEATING 
AND 

ARBOR

HOT TUB

HOT  TUB

CONVERSATION
NOOK WITH 

FIRE ELEMENT 
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LEVEL 04 WEST - LANDSCAPE PLAN |  BUILDING LAYOUT
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LEVEL 05 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 5 FLOOR PLAN
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LEVEL 06-10 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 6-10 FLOOR PLAN
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LEVEL 11 - FLOOR PLAN  |  BUILDING LAYOUT

0’ 16’ 32’ 64’
N

LEVEL 11 FLOOR PLAN
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ROOF PLAN  | BUILDING LAYOUT

0’ 16’ 32’ 64’
N

ROOF PLAN



NORTHEAST PERSPECTIVE | EXTERIOR DESIGN
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NORTHWEST STREET CORNER |  EXTERIOR DESIGN
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NORTHWEST FACADE CORNER |  EXTERIOR DESIGN
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SOUTHEAST PERSPECTIVE |  EXTERIOR DESIGN



SOUTHEAST STREET CORNER |  EXTERIOR DESIGN
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SOUTHEAST FACADE CORNER |  EXTERIOR DESIGN
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NORTHWEST PERSPECTIVE | EXTERIOR DESIGN
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WEST PERSPECTIVE | EXTERIOR DESIGN
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SOUTHWEST PERSPECTIVE | EXTERIOR DESIGN



MATERIAL PALETTE |  EXTERIOR DESIGN
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CANTILEVERED BALCONY 
WITH STEEL HANDRAIL

DARK METAL PANEL 
W/ INTEGRAL REVEALS

METAL PARKING GARAGE 
SCREEN

LIGHT MASONRY WITH 
STOREFRONT GLAZING

LIGHT MASONRY 

BRICK MASONRY WITH 
INSET METAL PANEL

EXPOSED CONCRETE 
STRUCTURAL CORE
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DARK MASONRY

LIGHT MASONRY

DARK GRAY METAL PANEL

DARK ALUMINUM STOREFRONTLIGHT GRAY METAL PANEL

ACCENT COLOR METAL FASCIA

ACCENT COLOR STEEL TUBE 
SCREEN

ALUMINUM WINDOW SYSTEM

ALUMINUM HUNG BALCONIES 
AND JULIET BALCONIES

FORM-LINER CONCRETE STAIR CORES01

02

03

03

0303

0704

04

04

08

08

05

09

0909

06

06

10

10

05

10 01

01

02

02

EAST ELEVATION  | EXTERIOR DESIGN

EAST ELEVATION (STATE STREET)
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DARK MASONRY

LIGHT MASONRY

DARK GRAY METAL PANEL

DARK ALUMINUM STOREFRONTLIGHT GRAY METAL PANEL

ACCENT COLOR METAL 

ACCENT COLOR STEEL TUBE 
SCREEN

ALUMINUM WINDOW SYSTEM

ALUMINUM HUNG BALCONIES 
AND JULIET BALCONIES

FORM-LINER CONCRETE STAIR CORES01

01

02

02

03

03

03

07

07 07 0705

04

04

04

08

08

05

09

09 09

06

10

10

WEST ELEVATION  | EXTERIOR DESIGN

WEST ELEVATION (MAJOR STREET)
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DARK MASONRY

LIGHT MASONRY

DARK GRAY METAL PANEL

DARK ALUMINUM STOREFRONTLIGHT GRAY METAL PANEL

ACCENT COLOR METAL FASCIA

ACCENT COLOR STEEL TUBE 
SCREEN

ALUMINUM WINDOW SYSTEM

ALUMINUM HUNG BALCONIES 
AND JULIET BALCONIES

FORM-LINER CONCRETE STAIR CORES01

01

01

02

02

02

03

03

03

03

07

07 07

04

04

08

08 08

05

05

09

09 0909

06

06

10

10

10

1010

ROOFTOP MECHANICAL SCREEN11

NORTH ELEVATION (LOWELL STREET) SOUTH ELEVATION (800 SOUTH)

NORTH & SOUTH ELEVATIONS  | EXTERIOR DESIGN
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RETAIL STOREFRONT

PARKING GARAGE SCREEN

RESIDENTIAL TERRACE

SIGNAGE OPPORTUNITY

SERVICE DRIVE

OUTDOOR DINING

01

02

03

04

05

06

0101

02

03

04

04

05

06

PEDESTRIAN VIEW  | USER EXPERIENCE
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EAST RESIDENTIAL ENTRY

PARKING GARACE SCREEN

RESIDENTIAL TERRACE

COMMERCIAL SPACE

SERVICE DRIVE

EXPOSED CONCRETE CORE

01

02

03

04

05

06

02

01

05
04

06

03

PEDESTRIAN VIEW  | USER EXPERIENCE
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EAST RESIDENTIAL ENTRY

STREET TREES

PARKING GARAGE SCREEN

COMMERCIAL ENTRY RECESS

COMMERCIAL SPACE

SERVICE DRIVE

EXPOSED CONCRETE CORE

BIKE PARKING

01

02

03

04

05

06

07

08

01

05 02
06

07

03

04

08

PEDESTRIAN VIEW  | USER EXPERIENCE
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EAST RESIDENTIAL ENTRY

EAST AMENITY DECK

PARKING GARAGE SCREEN

COMMERCIAL ENTRY

COMMERCIAL SPACE

EGRESS CORRIDOR

EXPOSED CONCRETE CORE

RESIDENTIAL TERRACE

01

02

03

04

05

06

07

08

05

05

03

04

02

06

08

07

PEDESTRIAN VIEW  | USER EXPERIENCE
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WEST RESIDENTIAL ENTRY

WEST AMENITY DECK

PARKING GARAGE SCREEN

LEASING LOBBY ENTRY

11TH FLOOR ROOF AMENITY

RESIDENTIAL TERRACE
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SALT LAKE CITY PLANNING AND 
ZONING REQUIREMENTS:

21A.30.030: D-2 DOWNTOWN 
SUPPORT DISTRICT:

A. Purpose Statement: 
The purpose of the D-2 Downtown 
Support Commercial District is to 
provide an area that fosters the 
development of a sustainable urban 
neighborhood that accommodates 
commercial, offi ce, residential and other 
uses that relate to and support the 
Central Business District. Development 
within the D-2 Downtown Support 
Commercial District is intended to be 
less intensive than that of the Central 
Business District, with high lot coverage 
and buildings placed close to the 
sidewalk. This district is appropriate in 
areas where supported by applicable 
master plans. Design standards are 
intended to promote pedestrian oriented 
development with a strong emphasis on 
a safe and attractive streetscape.
 - THE PROPOSED 
REDEVELOPMENT OF THE 
SEARS BLOCK WAS ENVISIONED 
FOLLOWING THE CITY’S 
GUIDELINES, STANDARDS AND 
STATEMENT OF PURPOSE.

B. Uses: 
Uses in the D-2 Downtown 
Support District, as specifi ed in 
section 21A.33.050, “Table Of Permitted 
And Conditional Uses For Downtown 
Districts”, of this title, are permitted 
subject to the general provisions set 
forth in section 21A.30.010 of this 
chapter and this section.
 - THE COMBINATION OF USES 
FOR THE REDEVELOPMENT OF 
THE SEARS BLOCK WAS CRAFTED 
WITH THE INTENT OF CREATING 
COMMUNITY WITH A STRONG 
SENSE OF PLACE.

C. Lot Size Requirements: 
No minimum lot area or lot width shall 
be required.
 - THE PROPOSED 
REDEVELOPMENT OF THE SEARS 
BUILDING IS BASED ON THE FINE-
GRAIN REFINEMENT THAT LOOKS 
AT THE OVERALL SEARS BLOCK 
AND INTRODUCES A SERIES OF 
INTERNAL STREETS CREATING 
A PARCEL OF APPROXIMATELY 
200’X400’.

D. Maximum Building Height: 
The maximum permitted building height 
shall not exceed one hundred twenty 
feet (120’) subject to the following 
review process: Buildings over sixty fi ve 

feet (65’) in height are subject to design 
review according to the requirements of 
chapter 21A.59 of this title.
 - THE PROPOSED MIXED USE 
PROJECT INTRODUCES PARTS 
OF THE MASS AT 4 STORIES IN 
HEIGHT, LOWER THAN 65’ ALLOWED.   
HOWEVER, WITH THE INTENT OF 
CREATING INTEREST TO THE URBAN 
SCAPE AND FACILITATE THE OF 
CREATING A TRULY PEDESTRIAN 
FOCUSED BUILDING  THAT HIDES 
THE AUTOMOBILE AND THE SERVICE 
FUNCTIONS, THE BUILDING MASS 
INCORPORATES BUILDING VOLUMES 
THAT EXTEND TO THE MAXIMUM 
ALLOWABLE 120’ BUILDING HEIGHT. 

E. Minimum Yard Requirements:
 1. Front And Corner Side Yard: 
There is no minimum setback. The 
maximum setback is ten feet (10’).
 2. Interior Side Yards: No minimum 
side yard is required except a minimum 
of fi fteen feet (15’) side yard is required 
when the side yard is adjacent to a 
single or two family residential zoning 
district.
 3. Rear Yard: No minimum rear 
yard is required except a minimum 
of twenty fi ve feet (25’) rear yard is 
required when the rear yard is adjacent 
to a single or two family residential 
district.

D-2 GUIDELINES |  CODE & ZONING
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COMPLIANCE |  CODE & ZONING

 4. Buffer Yards: Any lot 
abutting a lot in a residential district 
shall conform to the buffer yard 
requirements of Chapter 21A.48 of this 
title.
 - THE PROPOSED BUILDING 
GOES TO THE BUILD-TO-LINE AT 
THE PROPERTY LINE.  THE NORTH 
FAÇADE, FACING SAPA, AND THE 
WEST FAÇADE FACING A FUTURE 
CENTRAL PARK ARE RECESSED 
ON THE GROUND FLOOR TO ALLOW 
A PROTECTED COLONNADE WITH 
STOREFRONT TO INCREASE THE 
TRANSPARENCY AND POROSITY 
OF THE PEDESTRIAN SIDEWALK 
EXPERIENCE.  THE LIVE-WORK 
UNITS ARE CONNECTED WITH 
THE STREET ROW WITH SMALL 
ENGAGING PORCHES.

F. Landscape Yard Requirements: 
If a front or corner side yard is 
provided, such yard shall be 
maintained as a landscaped yard. The 
landscaped yard can take the form 
of outdoor dining, patio, courtyard 
or plaza, subject to site plan review 
approval.
 - INDEED, THE VISION OF 
HARD/SOFT LANDSCAPING ON 
THE GROUND LEVEL AROUND THE 
DIFFERENCE USES WITH WHICH 
THE BUILDING CONNECTS WITH 

THE SIDEWALK AND STREETS 
AROUND THE BLOCK ARE 
CAREFULLY CHOREOGRAPHED TO 
INCLUDE STREET LIGHTING (THAT 
MEETS CITY STANDARDS) AS WELL 
AS WAYFINDING THE FACILITATES 
THE NAVIGATION AROUND THE 
NEIGHBORHOOD AND OUTDOOR 
DINING SPACE.

G. Parking Lot Setbacks: 
If a front or corner side yard is provided 
surface parking is prohibited in those 
areas. Surface parking lots that are not 
located completely behind the primary 
structure shall maintain a twenty foot 
(20’) landscaped yard from the front 
and corner side yard property lines.
 - A COMPLETELY HIDDEN 
PARKING STRUCTURE IS 
PROPOSED WITH TWO ACCESS 
POINTS PLANNED ON THE SOUTH 
AND WEST SIDES OF THE BUILDING.  
PARKING FOR COMMERCIAL USES 
WILL BE ON THE GROUND LEVEL 
SURROUNDED BY LIVE-WORK UNITS 
FLANKING THE SIDEWALKS.  THE 
COMMERCIAL PARKING GARAGE 
IS CONNECTED WITH PEDESTRIAN 
WALKS TO SURROUNDING STREETS 
TO SERVE THE GUEST/COSTUMER 
OF COMMERCIAL USES, AND 
THE LIVE-WORK FUNCTIONS.  
RESIDENTIAL PARKING WILL BE 

LOCATED ON A BASEMENT LEVEL 
AS WELL AS TWO LEVELS ABOVE 
THE GROUND FLOOR.
H. Mid-Block Walkways: 
Any new development shall provide 
a mid-block walkway if a mid-block 
walkway on the subject property has 
been identifi ed in a master plan that has 
been adopted by the city. The following 
standards apply to the mid-block 
walkway:
 1. The mid-block walkway must 
be a minimum of ten feet (10’) wide and 
include a minimum six foot (6’) wide 
unobstructed path.
 2. The mid-block walkway may be 
incorporated into the building provided 
it is open to the public. A sign shall be 
posted indicating that the public may 
use the walkway.
 - THE OVERALL PLAN FOR 
THE SEARS BLOCK INTRODUCES 
MID-BLOCK STREET WITH AMPLE 
SIDEWALKS CONNECTING THE 
PERIMETER STREETS TO A 
CENTRAL PARK IN THE MIDDLE OF 
THE BLOCK.
 
I. Ground Floor Uses: 
To activate the ground fl oor of 
structures, retail goods establishments, 
retail service establishments, public 
service portions of businesses, 
restaurants, taverns/brewpubs, bar 

establishments, art galleries, theaters 
or performing art facilities are required 
on the ground fl oor of structures facing 
State Street, Main Street, 800 South and 
900 South.
 - WITH THIS FIRST PHASE OF 
DEVELOPMENT OF THE SEARS 
BLOCK, THE GROUND LEVEL 
HAS BEEN CRAFTED TO MEET 
THE INTENT OF THE CODE BY 
OPTIMIZING A BLEND OF USES, 
OUTLINED IN THE CODE, TO 
ENSURE PEDESTRIAN ACTIVITY, 
CONNECTIVITY AND URBAN ENERGY 
IS THIS PART OF TOWN.
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GLAZING COMPLIANCE DIAGRAM |  CODE & ZONING
21A.37.050.C1 GROUND FLOOR GLASS
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GLAZING COMPLIANCE DIAGRAM |  CODE & ZONING

GLASS AREA WALL AREA
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21A.37.050.C2 UPPER FLOOR GLASS
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GLAZING COMPLIANCE DIAGRAM |  CODE & ZONING

GLASS AREA WALL AREA

0’ 15’ 30’ 60’

21A.37.050.C2 UPPER FLOOR GLASS

NORTH ELEVATION - UPPER FLOORS (LOWEL STREET)
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GLAZING COMPLIANCE DIAGRAM |  CODE & ZONING

GLASS AREA WALL AREA
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21A.37.050.C2 UPPER FLOOR GLASS
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GLAZING COMPLIANCE DIAGRAM |  CODE & ZONING

GLASS AREA WALL AREA

0’ 15’ 30’ 60’

21A.37.050.C2 UPPER FLOOR GLASS
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LEVEL 01 - BUILDING ENTRIES  |  CODE & ZONING

0’ 16’ 32’ 64’
N

21A.37.050.D BUILDING ENTRIES
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ELEVATION COMPLIANCE DIAGRAM | CODE & ZONING
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ELEVATION COMPLIANCE DIAGRAM | CODE & ZONING
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ELEVATION COMPLIANCE DIAGRAM | CODE & ZONING
21A.37.050.F MAXIMUM LENGTH OF STREET FACING FACADE
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Notes:

1. Minimum requirement is 60 percent when project is within the Main Street retail core.

2. In the D-3 Zoning District this percentage applies to all sides of the building, not just the front

or street facing facade.

3. This percentage applies only as a requirement as noted in subsection 21A.30.045C7b of this

title for projects that are seeking conditional height.

TOWER

119’-10”

BUILDING A

192’-8”

0’ 16’ 32’ 64’
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COMPLIANCE DIAGRAM | CODE & ZONING

SOUTHEAST AXON

BASE

BASE

MIDDLE

MIDDLE

TOP

TOP

BASE, MIDDLE, & TOP
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COMPLIANCE DIAGRAM | CODE & ZONING

NORTHWEST AXON

BASE, MIDDLE, & TOP

BASE

MIDDLE

TOP

BASE

MIDDLE

TOP
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SOUTHEAST AXON

DOWN LIGHTS AT BUILDING 
OVERHANG

DOWN LIGHTS AT BUILDING 
OVERHANG

DOWNLIGHTING AT BUILD-
ING EGRESS

CONTINUOUS LIGHTING ELEMENT 
AT BASE OF PLANTERS

CONTINUOUS LIGHTING ELEMENT 
AT BASE OF PLANTERS

DOWNLIGHT AT MASONRY TO 
WASH FACADE FROM 3RD LEVEL

DOWNLIGHT AT MASONRY TO 
WASH FACADE FROM 3RD LEVEL

DARK-SKY COMPLIANT 
BALCONY SCONCE, TYPICAL

DARK-SKY COMPLIANT 
BALCONY SCONCE, TYPICAL

DARK-SKY COMPLIANT 
BALCONY SCONCE, TYPICAL

LIGHTING INTENT | CODE & ZONING
21A.37.050.H EXTERIOR LIGHTING
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NORTHWEST AXON

LIGHTING INTENT | CODE & ZONING

RECESSED DOWN LIGHTS AT 
BUILDING OVERHANG

RECESSED DOWN LIGHTS AT 
BUILDING OVERHANG

RECESSED DOWN LIGHTS AT 
COLONNADE

CONTINUOUS LIGHTING ELEMENT 
AT BASE OF PLANTERS

CONTINUOUS LIGHTING ELEMENT 
AT BASE OF PLANTERS

DOWNLIGHT AT MASONRY TO 
WASH FACADE FROM 3RD LEVEL

DARK-SKY COMPLIANT 
BALCONY SCONCE, TYPICAL

DARK-SKY COMPLIANT 
BALCONY SCONCE, TYPICAL

DARK-SKY COMPLIANT 
BALCONY SCONCE, TYPICAL

DOWNLIGHTING AT BUILDING 
EGRESS

DOWNLIGHTING AT METAL 
COLUMNS

21A.37.050.H EXTERIOR LIGHTING
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STATE STREET

ROOF EQUIPMENT VISIBILITY  | CODE & ZONING
21A.37.050.J SCREENING OF MECHANICAL EQUIPMENT
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SOUTHEAST AXON

FLAG SIGN AT MASONRY

TENANT MARQUEE SIGNAGE 
ABOVE HORIZONTAL BLADE

CORNER BUILDING 
SIGNAGE

TENANT MARQUEE SIGNAGE 
ABOVE HORIZONTAL BLADE

BUILDING MARQUEE SIGNAGE AT 
STAIR TOWERBUILDING PLACARD

TENANT SIGNAGE AT METAL 
RETURN, TYPICAL

SIGNAGE OPPORTUNITIES | CODE & ZONING
21A.46.110.B SIGN REGULATIONS FOR THE D-2 DISTRICT
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NORTHWEST AXON

BUILDING MARQUEE SIGNAGE 
ABOVE HORIZONTAL BLADE

TENANT MARQUEE SIGNAGE 
ABOVE HORIZONTAL BLADE

BUILDING FLAG SIGNAGE

SIGNAGE OPPORTUNITIES | CODE & ZONING
21A.46.110.B SIGN REGULATIONS FOR THE D-2 DISTRICT

CORNER BUILDING 
SIGNAGE
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CIVIL NARRATIVE |  SITE DESIGN

Over v iew: 
The  phase  1  Sears  B lock 
p ro jec t  w i l l  cons i s t  o f  s i t e 
improvemen ts ,  pub l i c  road 
improvemen ts  and  u t i l i t y 
ma in  improvemen ts  l oca ted 
a t  t he  no r thwes t  co r ne r  o f 
S ta te  S t ree t  and  800  Sou th .  
The  s i t e  w i l l  cons i s t  o f  1 .74 
ac res  wh ich  w i l l  be  a lmos t 
en t i re l y  bu i ld ing .   The re  w i l l 
a l so  be  approx ima te l y  1  ac re 
o f  new pub l ic  roads ,  60  foo t 
road  r igh t  o f  way,  a long  the 
Nor th  and  Wes t  s ides  o f  t he 
p roposed  s i t e .   The  new pub l ic 
roads  w i l l  a l so  i nc lude  wa te r 
ma in  ex tens ions  and  some 
sewer  ma in  and  s to r m d ra in 
ex tens ions .   The re  w i l l  a l so  be 
a  s to r m d ra in  ma in  ex tens ion 
f rom the  i n te rsec t ion  o f  700 
Sou th  and  Ma in  S t ree t  t o  the 
s i t e .   
 
Si te  Improvements : 
The  p roposed  bu i ld ing  foo tp r in t 
w i l l  cove r  the  en t i re  s i t e  excep t 
fo r  some concre te  s idewa lk 
work  ad jacen t  to  the  bu i ld ing , 
where  the  bu i ld ing  i s  se t  back 
s l igh t l y  f rom the  p roper t y  l i ne . 
 

Publ ic  Road Improvements : 
The re  w i l l  be  two  66  foo t  road 
r igh t  o f  way  roads  as  pa r t  o f 
t h i s  p ro jec t .   The  road  runn ing 
eas t -wes t ,  f rom S ta te  S t ree t , 
a long  the  no r th  po r t i on  o f  t he 
s i t e  w i l l  be  approx ima te l y  280 
fee t  i n  l eng th .  The  p roposed 
c ross  sec t ion  o f  t he  s t ree ts  i s 
24  fee t  o f  aspha l t ,  2 .5  fee t  o f 
cu rb  and  gu t te r  on  each  s ide 
o f  t he  road  and  the  rema in ing 
31  fee t  w i l l  be  mos t l y  concre te 
s idewa lk  w i th  some s idewa lk 
a reas  be ing  a  more  “decora t i ve 
o r  d i s t i nc t ”  su r face .   As  pa r t 
o f  t he  road  improvemen ts , 
s t ree t  t rees ,  s t ree t  s igns , 
pavemen t  mark ings ,  ADA 
ramps  and  s t ree t  l i gh ts  w i l l 
a l l  be  requ i red .   The  road 
runn ing  Nor th -Sou th ,  f rom 
800  Sou th  S t ree t ,  a long  the 
wes t  po r t i on  o f  t he  s i t e  w i l l 
be  approx ima te l y  450  fee t  i n 
l eng th . 
 
S ta te  S t ree t  and  800  Sou th 
road  improvemen ts .   These 
two  roads  a re  ex i s t i ng  and 
border  the  s i t e  on  the  eas t  and 
sou th  s ides .   On  S ta te  S t ree t 
t he re  w i l l  be  ex i s t i ng  d r i ve 
approaches  tha t  w i l l  need  to 

be  removed  and  new cu rb  & 
gu t te r  and  s idewa lk  i ns ta l l ed .  
A l l  t h i s  work  w i l l  need  to  be 
done  per  UDOT s tandards  and 
an  encroachment  pe r m i t  w i l l 
be  requ i red  f rom UDOT.   The re 
w i l l  be  one  new d r i ve  approach 
f rom S ta te  S t ree t  and  the  new 
pub l ic  road  runn ing  a long 
the  no r th  s ide  o f  t he  s i t e  w i l l 
connec t  to  S ta te  S t ree t .   I t  i s 
an t i c ipa ted  tha t  mos t  o f  t he 
ex i s t i ng  s idewa lk  be tween 
ex i s t i ng  cu rb  and  the  s i t e  w i l l 
need  to  be  rep laced  due  to 
damage  dur ing  cons t ruc t i on 
o f  t he  bu i ld ing .   A l l  ex i s t i ng 
s t ree t  s igns ,  s t ree t  l i gh ts , 
u t i l i t y  s t ruc tu res ,  e tc… a long 
S ta te  S t ree t  w i l l  need  to  be 
p ro tec ted / rep laced  and  o r 
re loca ted  as  pa r t  o f  t h i s 
p ro jec t .  800  Sou th  bo rders  the 
s i t e  on  the  sou th .   The re  w i l l  be 
one  d r i ve  approach  ins ta l l ed 
and  the  new pub l ic  road 
runn ing  a long  the  wes t  s ide 
o f  t he  s i t e  w i l l  connec t  to  800 
Sou th .   A l l  wo rk  i n  800  Sou th 
w i l l  be  pe r  Sa l t  Lake  C i t y /APWA 
S tandards  and  Spec i f i ca t i ons .  
A  pe r m i t  w i l l  be  requ i red  f rom 
SLC Eng ineer ing  fo r  a l l  wo rk 
i n  the  road  r igh t  o f  way.   I t  i s 

THE SITE
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Al l  roo f  s to r m wa te r  runo f f  w i l l 
be  co l l ec ted  and  d ischarged  to 
a  s to r m d ra in  l a te ra l  p rov ided 
on  the  Wes t  s ide  o f  t he  s i t e 
tha t  w i l l  d i rec t  s to r m wa te r  to 
a  reg iona l  de ten t i on  a rea .   The 
reg iona l  s to r m wa te r  de ten t i on 
a rea  i s  p roposed  to  be  an 
underg round  s to r m tech  sys tem 
loca ted  jus t  wes t  o f  t he  s i t e 
and  the  s to r m wa te r  t rea tmen t 
dev ice  w i l l  a l so  be  loca ted 
the re . 

 U t i l i ty  Ma in  Improvements : 
Wate r,  sewer  and  s to r m d ra in 
ma in  improvemen ts  w i l l  be 
requ i red  w i th  th i s  p ro jec t . 
Wa te r  Ma ins  i n  S ta te  S t ree t 
and  800  Sou th  a re  ex i s t i ng 
6 ”  ma ins .   A long  the  en t i re 
f ron tage  o f  t he  p roper t y  on 
bo th  roads ,  i t  w i l l  be  requ i red 
to  ups ize  these  ma ins  to  12” .  
A l l  road  cu ts  and  repa i r s ,  ga te 
va l ves ,  t h rus t  b lock  and  t ra f f i c 
con t ro l  needed  to  comp le te 
th i s  work  shou ld  be  inc luded .  
Fo r  the  new pub l ic  roads ,  an 
8 ”  wa te r  ma in  w i l l  be  p rov ided , 
i nc lud ing  f i re  hydran ts . 

Sewer  Ma in  improvemen ts  w i l l 
cons i s t  o f  a  new 8”  sewer  ma in 

an t i c ipa ted  tha t  mos t  o f  t he 
ex i s t i ng  s idewa lk  be tween 
ex i s t i ng  cu rb  and  the  s i t e  w i l l 
need  to  be  rep laced  due  to 
damage  dur ing  cons t ruc t i on 
o f  t he  bu i ld ing .   A l l  ex i s t i ng 
s t ree t  s igns ,  s t ree t  l i gh ts , 
u t i l i t y  s t ruc tu res ,  e tc… a long 
800  Sou th  w i l l  need  to  be 
p ro tec ted / rep laced  and  o r 
re loca ted  as  pa r t  o f  t h i s 
p ro jec t . 
   
Ut i l i ty  Improvements : 
Ut i l i t y  s tubs  to  the  bu i ld ing 
w i l l  cons i s t  o f  two ,  8 ”  f i re 
p ro tec t i on  l i nes  f rom an 
ups ized  wa te r  ma in  i n  s ta te 
s t ree t .   A  ga te  va l ve  on  the 
ma in ,  separa t i ng  the  two  8” 
l a te ra l s  w i l l  be  requ i red .   I t  i s 
an t i c ipa ted  tha t  a  6 ”  cu l i na r y 
wa te r  l a te ra l ,  w i th  me te r  and 
mete r  vau l t  w i l l  be  requ i red .  
I t  i s  an t i c ipa ted  tha t  f ou r  8 ” 
sewer  l a te ra l s  w i l l  be  requ i red .  
Two  o f  t hese  la te ra l s  w i l l 
requ i re  a  new sewer  manho le 
i ns ta l l a t i on  on  an  ex i s t i ng 
ma in .   One  w i l l  be  f rom an 
ex i s t i ng  sewer  manho le  and 
one  w i l l  be  f rom a  sewer  ma in 
ex tens ion  tha t  i s  pa r t  o f  t h i s 
p ro jec t  and  d iscussed  be low.  

runn ing  f rom 800  Sou th ,  no r th 
the  ma jo r i t y  o f  t he  l eng th  o f  t he 
new road .   Th i s  sewer  ma in  w i l l 
se rv ice  the  p roposed  bu i ld ing 
as  we l l  as  fu tu re  deve lopmen t 
to  the  wes t  o f  t h i s  s i t e .   Th i s 
shou ld  i nc lude  a l l  p ip ing , 
manho les ,  l a te ra l s  and  back f i l l 
ma te r ia l  requ i red  to  comp le te 
th i s  work . 

S to r m Dra in  Ma in  improvemen ts 
w i l l  cons i s t  o f  runn ing  an 
18”  RCP p ipe  f rom the 
i n te rsec t ion  o f  800  Sou th  and 
Ma in  S t ree t ,  runn ing  Nor th  i n 
Ma in  S t ree t  f o r  approx ima te l y 
285  fee t  and  then  Eas t  f o r 
approx ima te l y  305  fee t .   I t 
w i l l  be  requ i red  to  p rov ide  a 
new s to r m d ra in  manho le  a t  an 
ex i s t i ng  30”  s to r m d ra in  ma in 
i n  800  Sou th  and  rep lac ing 
one  s to r m d ra in  s t ruc tu re 
a t  t ha t  same in te rsec t ion . 
Add i t i ona l  manho les  w i l l  be 
p rov ided  to  accommodate 
fu tu re  improvemen ts .  A l l  road 
cu ts  and  repa i r s ,  s to r m d ra in 
s t ruc tu res ,  p ip ing ,  back f i l l 
ma te r ia l  and  t ra f f i c  con t ro l 
needed  to  comp le te  th i s  work 
shou ld  be  inc luded .   A t  t he 
connec t ion  po in ts  o f  t he  new 

roads  to  S ta te  S t ree t  and  800 
Sou th ,  bo th  have  some s to r m 
d ra in  ma in  improvemen ts 
requ i red  to  co l l ec t  s to r m wa te r 
runo f f  f rom the  road .   
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