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Re: PLNPCM2020-00804/00806 – 461 South 400 East Master Plan and Zoning Map Amendments 

Master Plan and Zoning Map Amendments  
 
PROPERTY ADDRESS: 461 South 400 East 
PARCEL ID: 16-06-406-019 
MASTER PLAN: Central Community – Residential/Office Mixed Use  
ZONING DISTRICT: R-MU-45 (Residential Mixed Use)  
 
 
REQUEST:   Salt Lake City received a request from Majid Kharrati with NextStep Group, the 

property owner, to amend the Central Community Master Plan and the zoning map for the 
property located at 461 South 400 East. The proposal would rezone the property from R-
MU-45 (Residential Mixed Use) to TSA-UN-C (Transit Station Area Urban Neighborhood 
Core) and amend the Central Community Future Land Use Map from Residential/Office 
Mixed Use to High Density Transit Oriented Development (50 or more dwelling 
units/acres).  
 

 
RECOMMENDATION:  Based on the information in this staff report, Planning Staff recommends 

that the Planning Commission forward a recommendation of approval to the City Council for 
the proposed zoning map and master plan amendment. 

 
ATTACHMENTS: 

A. Applicant Submittal and Information 
B. Zoning Map 
C. Central Community Future Land Use Map 
D. Site Photos 
E. Analysis of Amendment Standards 
F. R-MU-45 Zoning Standards 
G. TSA-UN-C Zoning Standards 
H. Department Comments 
I. Public Process and Comments 
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policies in the master plan’s Future Land Use Map. The Central Community Master Plan was adopted 
by City Council in 2005.  
 
The intent of the Central Community Master Plan is based on four fundamental goals: 

• “Livable communities and neighborhoods” 
• “Vital and sustainable commerce” 
• “Unique and active places” 
• “Increased Pedestrian mobility and accessibility” 

 
The intent of the Central Community Master Plan will be met if the proposed amendments are 
approved. By approving the proposed amendments the TSA district on this site will encourage livable 
communities and neighborhoods and activate places by encouraging transit oriented uses and 
structures in an area that is highly walkable and urban. Further, by permitting more dense residential 
and retail uses it will encourage residents to use pedestrian infrastructure and makes for a more 
accessible and equitable type of development. 
 
The proposed amendments also meet the intent of the Central Community Master Plan by, “Protecting 
and improving the quality of life for everyone living in the community, regardless of age or ability”, 
by making residential spaces accessible for everyone of different ages and means and by reducing the 
price of transportation, as many different forms of active transit are available in this area. The proposed 
amendments also “Promotes walkable development” and “Fosters transit-oriented development” by 
focusing development within at least a ½ mile from active major transit locations, in addition to many 
bus lines, and bike friendly streets that make this neighborhood more accessible for people of different 
means and capacities.  
 
The subject sites are in the Central City Neighborhood area within the Central Community Master Plan. 
This neighborhood area encourages the expansion of the existing housing stock as well as “focusing 
commercial activity on providing services to the areas residences”. It also states that buffers and 
transition areas are important elements within this neighborhood. The proposed amendments 
reinforce these policies by first, providing additional space for housing in an area with sufficient 
infrastructure to facilitate high density housing. The proposed amendments also are appropriate to the 
area even though it does allow for significant increase in impact and density if the site were to be 
redeveloped. This is because the district to the north, south, and east allow for either high or medium 
density residential or mixed uses.  

 
Within the Central Community Master Plan, the subject site is within the East Downtown View 
Protection area. This East Downtown View protection area provides urban design policies to shape the 
area into livable and lively community for its residents. To accomplish this the Master plan refers to 
the East Downtown Master Plan and urban design elements. These elements and policies include:  
 

“Protect view corridors, vistas, and focal points.”  
 
“Support zoning regulations that provide opportunities for unique and 
creative urban design solutions.”   

 
The East Downtown Neighborhood Plan calls out the subject sites as Mixed Use Retail Office. This 
Mixed Use Retail Office recommendation is site specific and only is designated to the subject site and 
is reflective of the current use on the site, which is office.   
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The proposed amendments support these goals by allowing for the future development of the site to 
allow for a greater mix of uses to support the surrounding residences of the East Downtown 
neighborhood as well as maximizing the land by allowing for a more urban and intense type of 
structure. 
 
Finally, Plan Salt Lake, a city-wide plan intended to provide guidance outlines initiatives to support the 
guide the growth and changes as they occur in the City, also support the proposed amendments.  
Initiatives that are supportive of the proposed amendments include: 
 

 
“Reduce individual and citywide energy consumption.” 
 
“Reduce automobile dependency and single occupancy vehicle trips.” 
 
“Encourage a mix of land uses” 
 
“Encourage transit-oriented development (TOD).” 
 
“Reduce greenhouse gas emissions.” 
 
“Encourage housing options that accommodate aging in place.” 
 
“Promote high density residential in areas served by transit.” 

 
The proposed amendments meet all of these initiatives through supporting residential and retail 
development near accessible transit of many different modes that allow access to essential services 
throughout the city that promote green transportation, aging in place, and more equitable and 
sustainable development.  
 
 
Consideration 3 – Zoning Compatibility with Adjacent Properties 
 
Presently an office development and use occupy the subject site. The applicant anticipates redeveloping 
the site to a more dense residential, live/work, and retail uses. An analysis of potential impact or 
concerns is reviewed below. 
 
Building Height  
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The allowed building height would be a significant difference if the proposed amendments were 
approved. The existing zoning district, R-MU-45, allows for a 45’ building height or 55’ through a 
Design Review. The proposed TSA-UN-C district would permit a building up to 75’. This building 
height is the same as the sites located just to the north of the subject site. Building height across 400 
East and Denver 
Street is the same as 
the existing zone, 
45’ permitted or 55’ 
with a Design 
Review.  
 
The property just to 
the south of the 
subject site is within 
the zoning district 
R-MU and permits 
a building height of 
a nonresidential 
development of 45’, 
a residential/mixed 
use development of 
75’. 
 
The proposed 75’ 
building height on 
this site is 
appropriate as its 
adjacent to the 
property to the 
north which 
permits 75’ and the 
property to the 
south, if the intent of the design standards are met, would be allowed to be developed to a height of 
125’. Further, the difference in height between the TSA-UN-C district and the R-MU-45 districts of the 
sites to the west and to the east is approximately two floors. The location of 400 East and Denver Street 
further provides separation between the two zoning districts, the width of 400 East is approximately 
129’, the width of Denver Street is approximately 50’. The difference between to two possible building 
heights is appropriate due to the separation and green space provided by and within the public right-
of-way. 
 
Parking 
The proposed amendments to rezone the property to a TSA district would have significant impact on 
the number of required parking stalls provided on the site. Presently, almost ¾ of the site is dedicated 
to parking. A rezone to the TSA-UN-C would reverse this trend, the TSA standards encourages 
redevelopment on the site that is devoted to active transportation as these districts are located near 
high transit areas.  
 
The properties located to the north of the subject site are zoned TSA and have the same parking 
standards as the proposed rezone. The properties to the west, east, and south of the subject site have 
parking standards that are more similar to the majority of districts within the city, where the number 
of stalls is dependent on the land use in the structure. The TSA district, due to its proximity to mass 

Figure 4: Surrounding Zoning Districts Building Heights 



10 | P a g e  
 

and active transit, does not require parking. While the district doesn’t require parking, the majority of 
developments constructed in the TSA district have provided parking to residents and patrons of the 
building. Regardless, as shown on Figure 2, the subject property is surrounded by alternative 
transportation options that would limit any negative effect of reducing parking stalls in the area. 
 
Building Setbacks and Landscape Buffer 
Generally, the setbacks between the existing and proposed zoning districts are similar. Both districts 
allow the structure to be built close or on the property line. This is appropriate to the area and the 
heavily urban nature of these three corridors.  
 
The only landscape buffer required in either the R-MU-45 or TSA-UN-C districts is when the property 
abuts a residential zone, residential uses across a street would not trigger the buffering requirements. 
The subject site under review does not abut a residential zone and therefore whether a landscape buffer 
is required is not applicable. 
 
The proposed TSA district is similar in nature to the surrounding sites as all are considered more urban 
in nature, and is considered to be appropriate to the area.  

 
Design Standards and TSA Scorecard 
While other zoning districts in the area have design requirements for any new development on the site, 
the proposed TSA zoning district include more strict standards. The design standards in the TSA district 
encourage development that is more urban and pedestrian friendly than the other residential mixed use 
districts that are surrounding the subject site. The proposed amendments would require a baseline of 
design that is directed toward the pedestrian that the current and other surrounding districts to the east, 
west, and south do not required.  
 
Further, the TSA district requires that any new or redevelopment of a site be reviewed for a development 
score through the Transit Station Area Development Guidelines. These development guidelines 
required in the review allow for Planning Staff, or possibly the Planning Commission to review the 
redevelopment of the site to ensure the proposal is well integrated into the community and creates a 
sense of place that encourages and active and safe pedestrian street. 

 
 
Consideration 4 – Resiliency, Sustainability, and Equity 
The final significant item to consider is whether this proposed amendment furthers the resiliency of this 
community. Resiliency includes aspects such as environmental sustainability and social  equity of the 
larger community and the City as a whole that improve the ability of the community and residents to 
sustain fluctuations in the market while maintaining the value of the surrounding natural environment. 
 
Pedestrian friendly transit oriented development generally improves the sustainability of communities 
as transit oriented development supports active transportation in the community, thereby improving 
the health and wellbeing of the residents and patrons of the building and improving the public safety in 
the area. Increasing the number of people on the street providing active places for the community 
naturally improves public safety of the area by improving visibility to the active street and neighboring 
properties. Transit oriented development also improves air quality in the Salt Lake Valley by 
encouraging the use of mass transit and other active modes of transportation which reduce the amount 
of emissions generated by vehicles, which account for approximately 50% of the pollution in the valley. 
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Finally, as the Salt Lake Valley continues to grow demand for housing will also increase, thereby 
increasing the cost and reducing the affordability of housing in the Valley’s largest city. Providing more 
density in key areas of the city will help alleviate some of this demand and encourage future 
redevelopment in the city in places where high density is sustainable. Additionally, while housing is 
considered to be the largest yearly expenditure for individuals, transportation is near the top of major 
yearly expenditures. By locating housing and a greater number of housing units close to major transit 
corridors it not only assists in meeting the demand for housing, but also makes the cost of living in those 
residential units more affordable as the cost of transportation is reduced as the options of different and 
active modes of transportation are available.   

 
 
DISCUSSION: 
 
While the proposed master plan amendment and rezone on the property allows for a more dense and 
intense types of uses, it has been found to be appropriate to the location of the site and its proximity to 
the expanding Central Business District as well as mass transit and active transit infrastructure. As was 
described in the property background and key consideration 2 of this staff report, the subject property 
is located near key transit lines. This includes within a ¼ mile (approximately a 10-minute walk) of two 
light rail stations, within walking distance of three bus routes and bus stops, near multiple bike and 
adjacent to bike friendly roads, and near multiple job centers. The purpose of the TSA district is to 
“provide for an environment for efficient and attractive transit and pedestrian oriented commercial, 
residential, and mixed use development around transit stations”. The proposed amendments 
therefore meet this intent. 
 
In addition to creating a transit friendly environment, permitting transit oriented development near 
active and mass transit accessible sites and the Central Business District improves the community’s 
resiliency to natural changes in the market occur. Further, as housing demand continues to increase in 
Salt Lake City, the issue of pollution will worsen. Encouraging density in areas which promote active 
and mass transit assists in creating a more sustainable urban environment while meeting Salt Lake 
City’s housing needs. And, by permitting more urban and dense residential dwellings in locations 
which support transit reduce the overall cost of living as transportation costs are reduced by increasing 
the number of affordable residential units that are more accessible to a greater number of people of all 
phases and ages. 

Finally, the proposed amendments to the Master Plan’s Future Land Use Map and the Zoning Map 
meet the intent of the Central Community Master Plan and the purpose of the Residential Mixed Use 
Zoning District. The intent of the Residential Mixed Use district is to “create a walkable urban 
neighborhood” while the purpose of the Central Community Master Plan is to “increase pedestrian 
mobility and accessibility”. The proposed amendments further this intent by focusing more intense 
mixed-use development in areas that promote pedestrian accessibility and other kinds of active 
transportation. The proposed amendments to the subject site is appropriate and encouraged in the 
Central Community Master Plan. 
 
  

NEXT STEPS: 
A recommendation of approval or denial by the Planning Commission will result in the proposed 
Master Plan and Zoning Map amendment to be sent to the City Council for a final decision. 
 

Master Plan and Zone Amendment Approval 
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If the master plan and zone amendments are approved, the applicant will be permitted to build or 
operate any use allowed in the TSA-UN-C, Transit Station Area Urban Neighborhood Core, zone on 
the site. A list of uses allowed in the zone is included in this report as Attachment G. The developer 
will need to obtain a building permit or business license for any new development or new business 
and will need to comply with all applicable zoning standards. 
 

Master Plan and Zone Amendment Denial 
If the master plan and zone amendments are denied, the property will remain zoned R-MU-45, 
Residential Mixed Use. This zone allows the continued use of office, and may be redeveloped to a 
maximum height of 45’.  
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ATTACHMENT A:  APPLICANT SUBMITTAL AND INFORMATION 
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ATTACHMENT B: ZONING MAP 
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ATTACHMENT C: CENTRAL COMMUNITY FUTURE LAND USE MAP  
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ATTACHMENT D: SITE PHOTOS 

 
 
 
 
 
 

 
 
 
 
 
 
 
 
 

View of Site, looking north/east on 500 South. 

View of Site, looking north/west on 500 South. 
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View of Site, looking south/west on Denver Street. 

View of Site, looking south/east on 500 East. 
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listed in section 
21A.33.020 of this 
title 

Qualifying provisions: 
1.    There is no minimum lot area nor lot width required provided: 
   a.    Parking for units shall be rear loaded and accessed from a common drive shared by all units in 
a particular development; 
   b.    Driveway access shall connect to the public street in a maximum of 2 locations; and 
   c.    No garages shall face the primary street and front yard parking shall be strictly prohibited. 

   D.   Minimum Yard Requirements: 
      1.   Single-Family Detached Dwellings: 
         a.   Front Yard: Minimum five feet (5'). Maximum ten feet (10'). 
         b.   Corner Side Yard: Minimum five feet (5'). Maximum ten feet (10'). 
         c.   Interior Side Yard: 
            (1)   Corner lots: Four feet (4'). 
            (2)   Interior lots: Four feet (4'). 
         d.   Rear Yard: Twenty five percent (25%) of the lot depth, but need not be more 
than twenty feet (20'). 
      2.   Single-Family Attached, Two-Family And Twin Home Dwellings: 
         a.   Front Yard: Minimum five feet (5'). Maximum ten feet (10'). 
         b.   Corner Side Yard: Minimum five feet (5'). Maximum ten feet (10'). 
         c.   Interior Side Yard: 
            (1)   Single-family attached: Four feet (4') is required for any interior side yard 
that is not a common wall between properties. 
            (2)   Two-family: 
               (A)   Interior lot: Four feet (4'). 
               (B)   Corner lot: Four feet (4'). 
            (3)   Twin home: No yard is required along the common lot line. A four foot (4') 
yard is required on the other. 
         d.   Rear Yard: Twenty five percent (25%) of lot depth or twenty five feet (25'), 
whichever is less. 
      3.   Nonresidential, Multi-Family Residential And Mixed Use Developments: 
         a.   Front Yard: Minimum five feet (5'). Maximum fifteen feet (15'). 
         b.   Corner Side Yard: Minimum five feet (5'). Maximum fifteen feet (15'). 
         c.   Interior Side Yard: No setback is required unless an interior side yard abuts a 
Single- or Two-Family Residential District. When a setback is required, a minimum 
ten foot (10') setback must be provided, and the minimum side yard setback shall be 
increased one foot (1') for every one foot (1') increase in height above thirty feet (30'). 
Buildings may be stepped so taller portions of a building are farther away from the 
side property line. The horizontal measurement of the step shall be equal to the 
vertical measurement of the taller portion of the building. 
         d.   Rear Yard: Twenty five percent (25%) of lot depth, but need not exceed thirty 
feet (30'). 
      4.   Legal Lots: Lots legally existing on the effective date hereof, April 12, 1995, shall 
be considered legal conforming lots. 
      5.   Required Yards For Legally Existing Buildings: For buildings legally existing on 
the effective date hereof, required yards shall be no greater than the established 
setback line. 
   E.   Maximum Building Height: The maximum building height shall not exceed forty 
five feet (45'), except that nonresidential buildings and uses shall be limited by 
subsections E1, E2, E3 and E4 of this section. Buildings taller than forty five feet (45'), 
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up to a maximum of fifty five feet (55'), may be authorized through the design review 
process (chapter 21A.59 of this title) and provided that the proposed height is 
supported by the applicable master plan. 
      1.   Maximum height for nonresidential buildings: Twenty feet (20'). 
      2.   Nonresidential uses are only permitted on the ground floor of any structure. 
      3.   Nonresidential uses in landmark sites are exempt from the maximum height 
for nonresidential buildings and the maximum floor area coverage limitations. 
      4.   For any property abutting a Single-Family or Two-Family Residential District, 
the maximum height is limited to forty five feet (45') and may not be increased 
through any process. 
   F.   Minimum Open Space Area: For residential uses and mixed uses containing 
residential uses, not less than twenty percent (20%) of the lot area shall be maintained 
as an open space area. This open space area may take the form of landscaped yards or 
plazas and courtyards, subject to site plan review approval. 
   G.   Landscape Buffers: Where a lot in the R-MU-45 District abuts a lot in a Single-
Family or Two-Family Residential District, landscape buffers shall be provided as 
required in chapter 21A.48, "Landscaping And Buffers", of this title. 
   H.   Parking Structures: Parking structures not attached to the principal building 
shall maintain a forty five foot (45') minimum setback from a front or corner side yard 
property line or be located behind the primary structure. (Ord. 14-19, 2019: Ord. 13-
19, 2019: Ord. 12-17, 2017) 
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ATTACHMENT G: TSA ZONING STANDARDS 

21A.26.078: TSA TRANSIT STATION AREA DISTRICT: 
   A.   Purpose Statement: The purpose of the TSA Transit Station Area District is to 
provide an environment for efficient and attractive transit and pedestrian oriented 
commercial, residential and mixed use development around transit stations. 
Redevelopment, infill development and increased development on underutilized 
parcels should include uses that allow them to function as part of a walkable, Mixed 
Use District. Existing uses that are complementary to the district, and economically 
and physically viable, should be integrated into the form and function of a compact, 
mixed use pedestrian oriented neighborhood. Each transit station is categorized into a 
station type. These typologies are used to establish appropriate zoning regulations for 
similar station areas. Each station area will typically have two (2) subsections: the 
core area and the transition area. Due to the nature of the area around specific 
stations, the restrictions of Overlay Zoning Districts, and the neighborhood vision, not 
all station areas are required to have a core area and a transition area. 
      1.   Core Area: The purpose of the core area is to provide areas for comparatively 
intense land development with a mix of land uses incorporating the principles of 
sustainable, transit oriented development and to enhance the area closest to a transit 
station as a lively, people oriented place. The core area may mix ground floor retail, 
office, commercial and residential space in order to activate the public realm. 
      2.   Transition Area: The purpose of the transition area is to provide areas for a 
moderate level of land development intensity that incorporates the principles of 
sustainable transit oriented development. The transition area is intended to provide 
an important support base to the core area and transit ridership as well as buffer 
surrounding neighborhoods from the intensity of the core area. These areas reinforce 
the viability of the core area and provide opportunities for a range of housing types at 
different densities. Transition areas typically serve the surrounding neighborhood and 
include a broad range of building forms that house a mix of compatible land uses. 
Commercial uses may include office, retail, restaurant and other commercial land uses 
that are necessary to create mixed use neighborhoods. 
   B.   Station Area Types: A station area typology is the use of characteristics, such as 
building types, mix of land use, transit service and street network to create 
generalizations about an area that can be used to define a common vision for 
development of a transit station area. Each typology recognizes the important 
difference among places and destinations and takes into account the local context of a 
station and its surroundings. Refer to the official Salt Lake City zoning map to 
determine the zoning of the land within each station area. 
      1.   Urban Center Station (TSA-UC): An urban center station contains the highest 
relative intensity level and mix of uses. The type of station area is meant to support 
Downtown Salt Lake and not compete with it in terms of building scale and use. 
      2.   Urban Neighborhood Station (TSA-UN): An evolving and flexible development 
pattern defines an urban neighborhood station area. Urban neighborhoods consist of 
multilevel buildings that are generally lower scale than what is found in the urban 
center station area. The desired mix of uses would include ground floor commercial or 
office uses with the intent of creating a lively, active, and safe streetscape. 
      3.   Mixed Use Employment Center Station (TSA-MUEC): A mixed use employment 
station is an area with a high concentration of jobs that attract people from the entire 
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region. Buildings are often large scale in nature and may have large footprints. Land 
uses that support the employment centers such as retail sales and service and 
restaurants are located throughout the station area and should occupy ground floor 
space in multi-story buildings oriented to the pedestrian and transit user. A mix of 
housing types and sizes are appropriate to provide employees with the choice to live 
close to where they work. Building types should trend toward more flexible building 
types over time. Connectivity for all modes of travel is important due to the limited 
street network. 
      4.   Special Purpose Station (TSA-SP): The special purpose station is typically 
centered on a specific land use or large scale regional activity. These areas are 
generally served by a mix of transit options. Land uses such as restaurants and retail 
support the dominant land use and attract people to the area. A mix of housing types 
and sizes are appropriate in certain situations. Future development should be aimed 
at increasing the overall intensity and frequency of use in the station area by adding a 
mix of uses that can be arranged and designed to be compatible with the primary use. 
   C.   Review Process: The review process for all new development and redevelopment 
within the Transit Station Area Zoning District is based on the development score 
which is generated by the "Transit Station Area Development Guidelines" hereby 
adopted by reference. 
      1.   The following types of development are required to go through this review 
process: 
         a.   Any addition of one thousand (1,000) square feet or more that extend a street 
facing building facade or are located to the side of a building and are visible from a 
public space; or 
         b.   Additions that increase the height of an existing building or change the existing 
roofline; 
         c.   Additions to the rear of buildings that are not adjacent to a public street, trail or 
other public space are not required to obtain a development score but must comply 
with all other applicable regulations. Signs, fences, accessory structures and any other 
structure or addition not listed in this section are not required to obtain a 
development score. 
         d.   Single-family detached dwellings and two-family dwellings are not required to 
obtain a development score. 
      2.   Application process steps: 
         a.   Presubmittal Conference: All applicants for development within the Transit 
Station Area Zoning District are required to attend a presubmittal conference with the 
Planning Division. The purpose of the presubmittal conference is to notify the 
applicant of the goals of the station area plans, the standards in this section, and the 
review and approval process. 
         b.   Development Review Application: After a presubmittal conference, the 
developer can submit a development review application. This application and all 
submittal requirements will be used to determine the development score. The 
application shall include a score sheet on which the development guidelines and their 
assigned values are indicated and two (2) checklists: one for the applicant's use and 
one for the Planning Division's use. 
         c.   Public Noticing: A notice of application for a development review shall be 
provided in accordance with chapter 21A.10 of this title. 
         d.   Application Review: Table 21A.26.078C2d of this subsection C summarizes the 
application review process. All applications shall be processed as follows: 
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      5.   Open Space Area: Open space areas shall be provided at a rate of one square 
foot for every ten (10) square feet of land area included in the development, up to 
five thousand (5,000) square feet for core areas, and up to two thousand five 
hundred (2,500) square feet for transition areas. Open space areas includes 
landscaped yards, patios, public plazas, pocket parks, courtyards, rooftop and 
terrace gardens and other similar types of open space area amenities. All required 
open space areas shall be accessible to the users of the building(s). 
      6.   Circulation And Connectivity: Development within the station area shall be 
easily accessible from public spaces and provide safe and efficient options for all 
modes of travel. Circulation networks, whether public or private, require adequate 
street, pedestrian and bicycle connections to provide access to development. The 
internal circulation network shall be easily recognizable, formalized and 
interconnected. 
         a.   All parking lots shall comply with the standards in section 21A.44.020, 
"General Off Street Parking Regulations", of this title. 
         b.   Parking is prohibited between the street-facing building line and any front 
or corner side property line. This shall include any drive aisle that is not 
perpendicular to the front or corner side property line. 
         c.   Any new development shall provide a midblock walkway if a midblock 
walkway on the subject property has been identified in a master plan that has been 
adopted by the City. The following standards apply to the midblock walkway: 
            (1)   The midblock walkway must be a minimum of ten feet (10') wide and 
include a minimum six foot (6') wide unobstructed path. 
            (2)   The midblock 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. 
      7.   Accessory Structures: No accessory structure shall be located in a required 
front yard or between the primary building and a property line adjacent to a public 
street. 
   F.   Design Standards: 
      1.   Development shall comply with the design standards in chapter 21A.37 of this 
title when applicable as specified in that chapter. 
      2.   All developments required to obtain a review score by subsection C of this 
section shall comply with the following additional design standards. These specific 
standards may be modified through the design review in chapter 21A.59 of this title 
if the modifications meet the intent of the specific design standard requested to be 
modified: 
         a.   EIFS And Stucco Limitation: Use of Exterior Insulation and Finishing 
System (EIFS) or traditional stucco is not allowed as a building material on the 
ground floor of street facing building facades. Use of EIFS and stucco is allowed for 
up to ten percent (10%) of the upper level street facing facades. 
         b.   Front And Corner Side Yard Design Requirements: 
            (1)   In yards greater than ten feet (10') in depth, one shade tree shall be 
planted for every thirty feet (30') of street frontage. For the purpose of this section, 
a shade tree is any tree that has a mature minimum tree canopy of thirty feet (30') 
and a mature height that is forty feet (40') or greater. 
            (2)   At least fifty percent (50%) of the front or corner side yards shall be 
covered in live plant material. This can include raised planter boxes. This percentage 
can be reduced to thirty percent (30%) if the yard includes outdoor dining, patios, 
outdoor public space, or private yards for ground floor residential uses that cover at 
least fifty percent (50%) of the provided front or corner side yard. 
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            (3)   At least thirty percent (30%) of the front or corner side yard shall by 
occupied by outdoor dining areas, patios, outdoor public space, or private yards for 
ground floor residential uses. 
            (4)   Driveways necessary for vehicle access to the site are allowed regardless 
of compliance with the minimum percentages required by this subsection. 
         c.   Entry Feature Requirements: All required building entries shall include at 
least one of the following features: 
            (1)   An awning or canopy over the entrance that extends a minimum of five 
feet (5') from the street facing building facade; 
            (2)   A recessed entrance that is recessed at least five feet (5') from the street 
facing facade; 
            (3)   A covered porch that is at least five feet (5') in depth and at least forty (40) 
square feet in size; or 
            (4)   A stoop that is at least two feet (2') above sidewalk level and that includes 
an awning or canopy that extends at least three feet (3') from the street facing 
building facade. 
         d.   Ground Floor Use Requirement For 400 South And North Temple 
Boulevard: When facing 400 South or North Temple Boulevard, the ground floor 
use area required by chapter 21A.37 of this title shall be built to accommodate an 
allowed commercial, institutional, or public use. Live/work uses qualify as a 
commercial use for this subsection. 
            (1)   Exception: Residential uses may be permitted within the required area in 
lieu of the required use, if the ground floor is designed so that it can be converted to 
an allowed commercial use in the future. To accommodate this conversion, the shell 
space of the ground floor shall be built to an occupancy standard required by the 
adopted Building Code that can accommodate conversion of the interior of the space 
to a future permitted commercial use. 
            (2)   The following additional requirements shall apply to the ground floor 
space if used for residential uses: 
               (A)   The shell space shall be at least twelve feet (12') in height; 
               (B)   The street facing facade of each ground floor residential unit shall be at 
least sixty percent (60%) glass; 
               (C)   Each ground floor unit shall have a direct entrance from the sidewalk 
to the unit; 
               (D)   Each ground floor unit shall be ADA accessible; and 
               (E)   Each ground floor unit shall include a porch, patio, stoop or other 
entrance feature that is a minimum depth of at least five feet (5'). 
   G.   Multiple Buildings On A Single Parcel: Multiple principal buildings on a single 
parcel are permitted provided each principal building meets the requirements of this 
chapter and each principal building obtained a separate development score. New 
principal buildings can be located toward the rear of a parcel provided there is an 
existing or additional new principal building that complies with the front yard 
building setbacks. If one principal building receives a development score lower than 
other principal buildings on the site, the project shall be processed based on the 
lowest development score obtained. Multiple single-family detached dwellings and 
two-family dwellings may be located on one lot and are not required to obtain a 
development score. 
   H.   Parking: The purpose of this subsection is to provide locations for off street 
parking. All off street surface parking lots should be located so that they are 
compatible with pedestrian oriented streets. New uses and development or 
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redevelopment within this district shall comply with the requirements of this 
subsection. 
      1.   Surface Parking On Corner Properties: On corner properties, surface parking 
lots shall be located behind principal buildings or at least sixty feet (60') from the 
intersection of the front and corner side lot lines, and are subject to the additional 
requirements established for core or transition areas below. 
      2.   Surface Parking In The Core Area: Surface parking lots in the core area are 
required to be located behind the principal building or to the side of a principal 
building. 
         a.   Requirements: When located to the side of a building, the parking lot shall 
be: 
            (1)   Set back a minimum of thirty feet (30') from a property line adjacent to a 
public street. The space between the parking lot and the property line adjacent to a 
public street shall be landscaped or activated with outdoor dining, plazas or similar 
feature. 
            (2)   Screened with a landscaped hedge or wall that is at least thirty six inches 
(36") above grade and no taller than forty two inches (42") above grade. 
Landscaping berms are not permitted. 
            (3)   The parking lot shall be no wider than what is required for two (2) rows 
of parking and one (1) drive aisle as indicated in section 21A.44.020, table 
21A.44.020 of this title. 
         b.   One Driveway And Drive Aisle Per Street Frontage: Only one (1) driveway 
and drive aisle is permitted per street frontage and the access point shall be located 
a minimum of one hundred feet (100') from the intersection of the front and corner 
side property lines. If the front or corner side property line is less than one hundred 
feet (100') in length, then the drive approach shall be located within twenty feet (20') 
of the side or rear property line. 
      3.   Surface Parking In The Transition Area: Surface parking lots in the transition 
area are required to be located behind the principal building or to the side of a 
principal building. 
         a.   Requirements: When located to the side of a principal building, the parking 
lot shall be: 
            (1)   Set back so that no portion of the parking area other than the driveway is 
closer to the street than the front wall setback of the building. In cases where the 
front wall of the building is located within five feet (5') of a property line adjacent to 
a street, the parking lot shall be set back a minimum of eight feet (8'). The space 
between the parking lot and the property line adjacent to a street shall be landscaped 
or activated with outdoor dining, plazas or similar feature. 
            (2)   Screened with a landscaped hedge or wall that is at least thirty six inches 
(36") above grade and no taller than forty two inches (42") above grade. 
Landscaping berms are not permitted. 
      4.   Walkways Through Parking Lots: Parking lots with more than fifteen (15) 
spaces shall provide a pedestrian walkway through the parking lot to the primary 
building entrance or a sidewalk providing access to a primary building entrance. 
One (1) walkway must be provided for every three (3) drive aisles. Walkways shall 
be curb separated from the parking areas and a minimum of five feet (5') wide. 
Vehicles shall not overhang the walkway. Parking lot landscaping requirements in 
chapter 21A.48 of this title shall be included on the side of the walkway. Where the 
walkway crosses a drive aisle, a crosswalk that is clearly identified by a change in 
color, material, or similar technique shall be used. 



32 | P a g e  
 

      5.   Other Applicable Standards: All other standards in chapter 21A.44, "Off 
Street Parking, Mobility And Loading", of this title shall apply. 
   I.   Conflicting Regulations: In cases where the regulations of this section conflict 
with another section of this zoning ordinance, this section shall take precedence 
except in situations where the conflict is related to the use of the property, in which 
case the more restrictive regulation takes precedence. In station areas within an 
overlay district, the overlay district shall take precedence. 
   J.   Developments Over Five Acres: 
      1.   Intent: Large scale developments have the potential to function as a self-
contained mixed use neighborhood and could have both positive and negative 
impacts on nearby properties. All developments over five (5) acres in size shall be 
designed and planned to include a series of blocks and a network of public or private 
streets that connects to the existing public streets in the area and to adjacent 
development and neighborhoods. Buildings should be oriented to this street 
network. Regulating block size is necessary to provide development sites that are 
oriented to the pedestrian while accommodating other modes of transportation. A 
street network is required to ensure adequate circulation for pedestrians, bicycles, 
automobiles and service vehicles through the site, to adjacent sites and the public 
streets. 
      2.   Application: These standards are in addition to all other applicable standards. 
In situations where the standards in this section conflict with a standard in another 
section, the standard in this section shall take precedence. A separate development 
score is required for each new principal building in a development over five (5) acres. 
         a.   Block Layout: The intent of regulating block size and dimension is to create 
a development pattern where all principal buildings have their primary facades 
facing a street, whether public or private. All developments over five (5) acres in size 
shall be designed to include a series of blocks based on the standards below: 
            (1)   The maximum perimeter dimension of any block shall be one thousand 
six hundred feet (1,600'). The maximum length of any individual block face shall be 
four hundred forty feet (440'). 
            (2)   The maximum perimeter dimension of a block may be increased to two 
thousand four hundred (2,400) linear feet, and the maximum length of any block 
face increased to six hundred feet (600') provided a mid block pedestrian network 
is included. The mid block pedestrian network must be a minimum of twenty feet 
(20') wide and include pedestrian amenities such as lighting, benches, and other 
similar features. The mid block walkway shall connect to at least two (2) block faces 
or be extended to the property line to allow for future extension. 
         b.   Connectivity To Public Streets, Sidewalks, And Bicycle Lanes: In order to 
ensure that the development will be fully integrated into the transit station area, that 
safe and efficient travelways are provided, and to limit the impact on the primary 
transit street and other adjacent streets, the internal circulation system, including 
private streets, drive aisles, sidewalks and bicycle lanes shall connect to the public 
street, sidewalks and bicycle lanes. All new streets shall be designed as a "complete 
street" defined as a street that provides dedicated space for pedestrians, bicyclists 
and automobiles. 
         c.   Vehicle Access: Regulating access to private property from public streets is 
necessary for integrating private development and public spaces. Limiting the 
number of access points and spacing between access points reduces areas of conflict 
between vehicles, pedestrians and bicycles. Maximum access widths promote a 
development pattern that is oriented to pedestrians and bicyclists while 
accommodating vehicles. 
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            (1)   Access points located on public streets intended for vehicles shall be 
spaced a minimum of one hundred feet (100') apart. 
            (2)   No property shall have more than one (1) vehicle access point for every 
two hundred (200) linear feet of frontage on a public street. 
            (3)   No access drive shall be greater than twenty four feet (24') wide. 
            (4)   The location of all vehicle access points is subject to approval from the 
Transportation Division of the City. The standards of this section may be modified 
by the Transportation Division when, in the opinion of the Director of the 
Transportation Division, a different design would improve the overall safety for all 
modes of transportation or improve the efficiency of the transportation network. 
         d.   Internal Circulation: Internal circulation systems allow for vehicles, 
pedestrians and bicyclists to move safely and efficiently throughout a development 
site. A logical, simple and well designed internal circulation system that connects 
with adjacent circulation networks provides room for vehicles, safe walking paths 
for pedestrians through the parking lot and the site to the public way, and well 
marked routes for bicycles traveling from public spaces to bicycle parking areas 
within a site. All new developments over five (5) acres are required to submit an 
internal circulation network plan. 
            (1)   Travel Lanes That Connect Parking Areas With A Public Street: All 
internal vehicle travel lanes that connect internal parking areas with a public street 
shall be designed to meet the minimum requirements in section 21A.44.020 of this 
title. 
            (2)   Design Speed: The internal circulation system shall be designed to move 
vehicles at speeds of twenty (20) miles per hour or less. 
            (3)   Future Access To Adjacent Properties And Rights-Of-Way: All internal 
drive aisles, sidewalks, and paths shall be extended to property lines to allow for 
future cross access to adjacent properties when the adjacent property is 
undeveloped and to rights-of-way. 
            (4)   Centerlines: The centerline of all internal streets shall be in line with the 
centerline of a street on the opposite side of an intersecting street unless the 
intersecting street is divided by a median. Offset streets shall be a minimum of two 
hundred feet (200') apart, measured from centerline to centerline. 
            (5)   Publicly Dedicated Streets: Any street that is to be publicly dedicated shall 
meet the City's minimum construction and design standards (including street 
lighting, park strip, street trees, etc.). 
            (6)   Pedestrian Routes: Pedestrian routes that provide safe, comfortable, 
clear and direct access throughout the development shall be provided. Pedestrian 
paths shall be bordered by residential fronts, green space, active open space, or 
commercial storefronts. 
            (7)   Bicycle Paths: A coordinated system of bicycle paths should be provided. 
            (8)   Approval; Modification Of Standards: The internal circulation network is 
subject to approval from the Transportation Division of the City. The standards of 
this section may be modified by the Transportation Division when, in the opinion of 
the Director of the Transportation Division, a different design would improve the 
overall safety for all modes of transportation or improve the efficiency of the 
transportation network. 
         e.   Parking: Parking may be provided along any private street within a 
development over five (5) acres. The parking shall be counted toward the applicable 
off street parking standard when provided on private streets. All parking areas and 
spaces must comply with the parking lane widths identified in section 21A.44.020, 
table 21A.44.020 of this title. 
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         f.   Open Space Area: In order to provide space for passive and active recreation, 
public and private gatherings, offset storm drainage due to nonpermeable surfaces 
and as an amenity to individual developments and their residents, employees and 
customers, usable open space areas are required for all new developments. 
            (1)   Required: In the core and transition areas of all station areas, a minimum 
of ten percent (10%) of the site, up to fifteen thousand (15,000) square feet, shall be 
devoted to open space areas. "Usable open space area" is defined as landscaped 
areas, plazas, outdoor dining areas, terraces, rooftop gardens, stormwater retention 
areas, and any other similar type of area. 
            (2)   Connectivity To Adjacent Open Space Area: When adjacent to public 
open space areas, parks, trails and pathways, open space areas on developments 
over five (5) acres in size are encouraged to provide access to the public open space 
area. 
         g.   Landscaping: All areas not occupied by buildings, plazas, terraces, patios, 
parking areas, or other similar feature shall be landscaped. If a project is developed 
in phases, only those areas in a phase that is under construction shall be landscaped. 
Landscaping in future phases shall be installed as those phases develop. Areas in 
future phases may be used as community gardens or other active open space until 
such time as development of that phase begins. (Ord. 14-19, 2019: Ord. 13-19, 2019: 
Ord. 25-17, 2017) 
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ATTACHMENT I: PUBLIC PROCESS AND COMMENTS 

Public Notice, Meetings, Comments 
The following is a list of public meetings that have been held, and other public input opportunities, related 
to the proposed project: 
 
PUBLIC PROCESS AND INPUT 
Timeline 

• The application for a rezone was submitted on October 1, 2020. 
• The application for a master plan amendment was submitted on October 13, 2020. 
• Notice of the proposal, and request for input, was provided to the Central Community Council on 

November 23, 2020. 
o The Central Community Council chose not to meet on the proposed amendments. 

• Early Notification mailings were sent out on November 24, 2020 to property owners and residents 
within 300’ of all four corners of the project site. 

• Public notice of the Planning Commission hearing was mailed to property owners and residents 
within 300’ of the subject site. 

• A public notice sign was posted on both frontages of the subject site on January 29, 2021.  
• One public comment was received before this report was finalized and is attached to this report. 

 
 

 
 
 
 
 
 
 

 



From: Kyle Deans
To: Larsen, Nannette
Subject: (EXTERNAL) Planning Commission
Date: Thursday, January 28, 2021 3:02:13 PM

I am sending in my comments regarding the February 10 PC meeting.  

I fully support the Re-zone of the property at 461 S 400 E.  The East side of downtown south
of 400 S needs much more density.  There was a planning charrette several years ago
regarding how to activate Library Square.  Spaces such as Library Square can't simply be
activated with new or additional programming, these spaces need built in density surrounding
them, a built in audience.  This is one such project that will go along way to activating that
entire neighborhood into a much more vibrant, walkable neighborhood within the city.  

Kyle Deans
Salt Lake City Resident




