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Mixed Use CUP - Zoning
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Neighborhood Commercial (“CN”) 

R-1-8
SD(PO/R [R-1-9])



Mixed Use CUP
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Residential Units
• 2 Bedroom
• 1 Bedroom
• Studio
• Live/work

196

Commercial/Office sq ft 14,309

Residential & commercial 
uses located on same 
property (same ownership).

Adjacent to – civic, office, 
retail uses.

R-1-8
SD(PO/R [R-1-9])



Neighborhood of Mixed Use Project – Summary of Coordination
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Library – 
Willing to 
grant cross 
access 
pedestrian 
access

Office Uses – 
Would like to 
ensure no 
vehicle or 
pedestrian 
connections 
are made

Retail Uses – 
Support our 
application, 
but have no 
plans to 
redevelop at 
this time

School –
Existing 
pedestrian 
bridge 
would 
provide 
connection 
to the 
project 

Subject

Project

R-1-8

R-1-10

SD(PO/R [R-1-9])



Site Plan- Evolution
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12/2021 05/2022



Site Plan- Evolution
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2/20238/2022



Landscape Plan
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Site Plan
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Site Plan
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Buildings Footprints

Building A   9,100 Sq. Ft.

Building B   9,100 Sq. Ft.

Building C   5,893 Sq. Ft.

Building D   5,893 Sq. Ft.

Building E   11,485 Sq. Ft.

Building F&G   40,771 Sq. Ft.

Building H   8,478 Sq. Ft.

Total    90,720 Sq. Ft.

Building
Residential 
Sq. Ft.

Office/Retail 
Sq. Ft. Type of Space Amenities

A 13,600 500
1 – live work 
unit (500 sq ft)

B 13,600 1,125
2- live work 
units (590 sq ft 
each)

C 7,264 5,283

5,283 sq ft of 
retail space

D 7,264 5,208

5,208 sq ft of 
retail space

E 26,775 900
2- live work 
units (450 sq ft)

F 15,500 1,723
1,723 
Retail/Office 6,223

G 32,145 0 5,300
H 26,094 0

Total 142,242 14,739 sq ft 11,523 sq ft
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Walkability (5–10-minute walk)
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Public Uses
Library is willing to grant cross access 

easement 
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Retail Uses
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Mix of Uses

Building

Office/
Retail 
Sq. Ft. Type of Space

A 500
1 – live work unit 
(500 sq ft)

B 1,125
2- live work units 
(590 sq ft each)

C 5,283

5,283 sq ft of retail 
space

D 5,208

5,208 sq ft of retail 
space

E 900
2- live work units 
(450 sq ft)

F 1,723 1,723 Retail/Office
Total 14,739 sq ft
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Residential Use



Variety of Housing Types
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Six (6) different residential unit types
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Cross Access

Library is willing to 
grant cross access

No cross 
access has 

been 
requested

Connection to 
west side of 

1300 E

Connection to 
retail center to 

the south



Building Heights

Building A – 
38’6”

Building G – 
40’

Building H – 
35’6”

Existing Office Park
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Neighboring property owner letter (retail to the south)
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Pending Mixed Use CUP –
Zions Fiscal Impact
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Pending Mixed Use CUP –
Commercial Viability
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Sandy General Plan Consultant – GSBS Comments

10-2-23 Meeting Summary:
• Property will be part of the Dimple Dell small area plan

 Could be a catalyst and receiving area

• Small area plans are not completed
 Want to create synergy with a mix of uses
 Compatibility with existing uses & public realm
 Do not want silo-ed uses
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Conditional Use - § 21-8-2. 
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Land Use Category CBD CBD-PCBD-O CBD-
A&C

CR-
PUD

RC BC CC CN CvC CN
(HSN)

HBD LC POID AM 
(Dealerships)

AM 
(Comme
rcial)

MU TC RD

Mixed use development C C C P C C C C C N P P C N N N N P N C

Sec. 21-8-2. - Permitted Land Use Matrix by the Commercial, Office, Industrial, Mixed Use, Transit Corridor, 
and Research and Development Districts.

(a)Matrix Explanation. The following matrix lists all permitted uses within Sandy City commercial, office, 
industrial, mixed use, transit corridor, and research and development districts. The letters "P," "C," "S," or "N" 
shall mean "Permitted," "Conditional," "Special Use," or "Not Permitted," respectively. Refer to special use 
standards within this title for all land uses allowed with an "S." For those letters which are followed by a slash 
"/" the second letter shall indicate those location restrictions for businesses located within 250 feet of a 
residential district (unless bisected by a major arterial road as determined by the Sandy City Transportation 
Engineer in the Transportation Element of the Sandy City General Plan). For those land uses marked with a 
superscript number ( 1 ), refer to Subsection (c) of this section for explanation.



Mixed Use Development Standards- § 21-8-2. 
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(a) Purpose and intent.

 (1) This section is established to provide a zone to be used near City transportation corridors that a 
mix of specific land uses that are typically found separately in mutually exclusive zoning districts. 
Mixed use represents a departure from characteristic zoning to the extent that it encourages a 
combination of land uses which might normally be regarded as incompatible.

 (2) The intent of this zone is to create self-sustaining villages that become walkable 
neighborhoods, in which residents may walk to work, to shopping, to recreational facilities, and 
have access to mass transit. These neighborhoods are to provide a variety of housing 
opportunities and choices that include a range of household types, family sizes, and incomes. 
They shall provide convenient pedestrian commercial services, employment opportunities, and 
shall be located in areas with existing, or probable future, multiple transportation choices. Design 
standards include requirements that help provide a true neighborhood by stipulating various mix of 
uses, "build to" lines, compact building design, preservation of open space, pedestrian-friendly 
streets and streetscape, parking concealment, architectural control, and maintenance. Proposed 
developments with increased land intensity and housing density but without the above walkable 
elements are unacceptable and will not be approved.
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Sandy General Plan Update – 4/11/2023
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Sandy General Plan Update – 4/11/2023
COMMUNITY HEALTH AND SAFETY, pg. 7

Plans can advance physical health and well-being by encouraging land-use patterns,
alternative transportation, and compact built forms that encourage physical activity,
healthy eating, and healthy environments.
 + Social Health and Well-Being—People need to feel a sense of belonging and 

connectiveness to others and society as a whole to be healthy. Plans can identify the 
need for places that social interaction including walkable streets; public plazas; parks and 

 facilities; and public buildings, meeting spaces, and mixed-use destinations for 
people to meet that promote a sense of community and place, and reduce social 
isolation, stress, depression, and hopelessness.

MARKET SNAPSHOT, DEMOGRAPHICS – POPULATION, pg. 13

Future projections show that regional population is expected to grow more than Sandy, 
which will result in a reduction of the population factor that is used for sales tax 
distributions to Sandy’s tax base. Since the city receives greater tax revenue from 
commercial, creating mixed-use centers may create stronger tax base and afford higher-
density housing that can accommodate a broader range of housing, including attainable 
housing to offset population decline and create more value.



Sandy General Plan Update – 4/11/2023
MARKET SNAPSHOT, pg. 24



Sandy General Plan Update – 4/11/2023
WHAT YOUR COMMUNITY IS SAYING, pg. 82



Sandy General Plan Update – 4/11/2023
WHAT YOUR COMMUNITY IS SAYING, pg. 144



Sandy General Plan Update – 4/11/2023
WHAT YOUR COMMUNITY IS SAYING, pg. 146



Sandy City Code Sec. 21-1-6. - Interpretation.
Interpretation and application of the provisions and requirements contained herein are 

declared to be the minimum requirements for the purposes set forth, unless otherwise 
specifically stated. If in the course of administration hereof, a question arises as to the 
meaning of any phrase, section, or chapter, or zone district, the interpretation thereof shall be 
given by the Community Development Director (hereinafter referred to as the "Director") and 
shall be construed to be the official interpretation thereof. In the event that there is a need of 
further interpretation by any person, firm or corporation, or official of Sandy City, they shall 
submit the question to the Planning Commission, which, unless otherwise provided, is 
authorized to interpret the title and such interpretation shall be final.

(LDC 2008, § 15A-01-06)



Sandy City Code Sec. 21-1-6. - Interpretation.
Effective 5/9/2017 (Enacted by Chapter 84, 2017 General Session)

10-9a-306.  Land use authority requirements -- Nature of land use decision.

10-9a-103. Definitions.



Application Timeline:
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• 12/28/2021 – Initial Application
 
• 9/2/2022 – Plans Modified and Supplement submitted

• 2/21/2023 – Plans Modified and Supplement submitted 



Definitions (1):
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Sec. 21-37-14. - "M" Definitions.

(10) “Mixed use, commercial and residential development”, means a development consisting of a mixture of 
residential and commercial uses with an approved ratio, developed according to a master site plan. The 
development of the uses is of sufficient size and physical improvement to protect surrounding areas and the general 
community, and to ensure a harmonious integration into the neighborhood.



Definitions continued (2):
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Sec. 21-37-14. - "M" Definitions.

(11) “Mixed use development” means a development project that includes residential and one or more of the 
following land uses: retail, service, commercial, or office; and which, vertically or horizontally, integrates critical 
massing of physical and functional components into a coherent plan that promotes walkability through 
uninterrupted pedestrian connections, and reduces traffic and parking impacts.



Definitions continued (3): 
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Sec. 21-37-14. - "M" Definitions.

(12) “Mixed use, horizontal”, means commercial and residential uses, etc., which are in close proximity to each 
other and designed in a village manner, but not necessarily within the same building structures.



Definitions continued (4): 

37

Sec. 21-37-14. - "M" Definitions.

(13) “Mixed use, residential and office use”, means a development consisting of a mixture of residential and office 
uses with an approved ratio, developed according to a master site plan. The development of the uses is of sufficient 
size and physical improvement to protect surrounding areas and the general community, and to ensure a 
harmonious integration into the neighborhood.



Definitions continued (5): 
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Sec. 21-37-14. - "M" Definitions.

(14) “Mixed use, vertical”, means commercial, office, or residential uses, etc., designed in a village manner which 
are within close proximity to each other within the same building structure.



Mixed Use Projects
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Mice

Mixed Use Zone

Non-Mixed Use 
Zone

Pending 
Application

#1

#2

#3

#4

#5

#7

#6

#8

#9

RC

CBD-O



#1 - 172 W Harrison (CUP 5-16-5091)
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Residential Units 400-500

Commercial/Office sq ft 195k – 410k

Residential & commercial uses located on 
different properties with different owners.



#3 - 8377 S 115 E (CUP 5-16-5091)
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Residential Units 396

Commercial/Office sq ft 20,580

Commercial & residential uses located on 
different properties with different owners.



#4 - 617 E 9000 S
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Residential Units Locust Place - 14 
Victoria Woods- 100
Total - 114

Commercial/Office sq ft 0



#5 - 700 E and Rose Cottage Way 
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Residential Units Villages at Sandy - 205 
Cottages on 7th - 159
Lofts at Sandy - 17
Total - 381

Commercial/Office sq ft 0



#7 - 1405 E 10600 S (SPR08032021-006125)

44

Residential Units 119

Commercial/Office sq ft 2,740

“The applicant is proposing a significant 
change to the previously approved 
mixed use master plan for this area. This 
plan features much less commercial 
space, no stacked residential units, and 
different amenities (see the proposed 
mixed use master plan).…the plan is in 
better scale to the area and ultimately 
meets the requirements of the Mixed 
Use Zone.” – Staff Report

Previous Master Plan consisted of 
a total of 173 residential units and 
52,580 sq. ft. of (commercial 
office/retail). This development 
was split into 2 phases. Only 
Phase 1 proceeded to Final 
approval and built 70 townhomes. 
The second phase was never 
constructed.



“Village Manner”

45
Commercial 

Uses
Commercial 

Uses

Public SpacesPublic SpacesPublic SpacesPublic Spaces
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