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EXECUTIVE SUMMARY
Context: The 2020 General Plan is the first general 
plan for Kearns since the Municipality incorporated 
as a Metro Township in 2017. The Plan synthesizes 
data and public feedback to assess current conditions, 
formulate a future vision, and prepare a work program 
for navigating from the current state to the desired 
future state.  In this Plan, readers will find information 
about the planning process and context, methods of 
data collection and public engagement, three topical 
elements—land use, transportation, and economic 
development—and a work program tailored toward 
each element. 

Existing Conditions: Kearns developed as a post-
war bedroom community, located approximately 13 
miles southwest of Salt Lake City. The Municipality 
boasts over 36,800 residents, with 36% identifying as 
Hispano or Latino and a median age of just 30.3. This 
makes Kearns one of the youngest and most diverse 
populations in all of Salt Lake County.

Land is used primarily for residential purposes, with 
51.2% of Kearns’ 4.8 square miles being dedicated 
to single-family residential uses. Kearns’ landmarks 
include Oquirrh Park and the Utah Olympic Oval 
located in the heart of the Municipality, the Camp 
Kearns Industrial Area (referred to later in this Plan as 
the Warehouse District), and the commercial cluster 
at the intersection of 5400 S and 4015 W (proposed 
for redevelopment as the future Kearns Town Center). 
The Municipality is almost entirely built out, with only 21 
acres left to be developed.

Kearns benefits from exceptional access to regional 
destinations. The Municipality is adjacent to both 
Mountain View Corridor and Bangerter Highway, with 
service to Salt Lake City International Airport and the 
coming Inland Port. Six UTA bus routes service the 

area, many with 15-minute frequency. However, the 
majority of residents still commute to work by private 
automobile. Walking and biking are made difficult by 
Kearns’ Cul-de-sac street pattern and a lack of active 
transportation infrastructure. Although sidewalks exist 
throughout the Municipality, conditions are poor in 
several locations, and the Union Pacific rail line that 
cuts through the middle of Kearns creates significant 
pedestrian barriers.

Kearns’ civilian labor force is estimated at 19,932. There 
are approximately 240 businesses in the Municipality, 
supplying 3,416 jobs. Most residents must commute 
outside of the community for work. Residents are 
employed most often in Service and Manufacturing 
Industries. At $62,370, the median household income 
in Kearns is lower than in the County. 

Key Strengths and Challenges: The community’s key 
strengths are its diverse population, its commitment 
to supporting families and building strong residential 
neighborhoods, and its location within the Salt Lake 
Valley. Kearns also benefits from a rich history, including 
both the former Camp Kearns and the 2002 Olympic 
games. Core challenges include transportation barriers 
created by the street network and railroad, lack of 
sales-tax generating commercial properties, and low 
educational attainment and opportunities for job 
training and growth.

A Way Forward: This Plan addresses those 
challenges by leveraging existing assets, planning 
future development around unique ‘Character Areas’, 
integrating local and regional planning efforts, and 
seeking to establish creative partnerships. Kearns 
developed this vision statement to guide the way 
forward for future planning initiatives and decision-
making:

“Kearns is a community of diverse 
individuals and families dedicated 
to health, safety, quality education, 
economic opportunity, environmental 
sustainability, sincere friendship, service 
to others, pursuit of happiness, and 
finding pleasure in activities for all ages. 
The Kearns community celebrates its 
military and Olympic history and takes 
responsibility for the future by fostering 
a strong sense of shared identity. To 
support a high quality of life for all 
residents, Kearns promotes shared 
decision-making regarding housing, 
transportation, environment and 
economic growth.”

This vision statement is further supported by actions 
included in the Community Work Programs in each 
of the Land Use, Transportation, and Economic 
Development chapters of this General Plan. This Plan is 
intended to guide Kearns forward for the next five years, 
after which point the Plan will be re-evaluated to ensure 
that it continues to meet the needs of the community. 

Thank you to all the elected officials, community 
leaders, and members of the public who made this 
Plan possible. 

Families gather to celebrate Easter in Kearns. (Photo credit: Kearns 
Community Council, 2019).
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A view of the Oquirrh Mountains from Kearns. Photo Credit: Kayla Mauldin, 2020.  
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Is a General Plan Required? General Plan Overview

Utah State Code Section 10-9a-401 requires every 
county and municipality to have a long-range general 
plan in order to provide for the health, safety, and welfare 
of each community and its residents. Section 10-9a-
403 of the code outlines the components that can be 
included in a general plan. Land use and transportation 
elements are required for all counties and municipalities. 
Many additional elements are also frequently included 
in general plans. Such sections may cover housing, 
economic development, infrastructure, natural hazards 
and resilience, or the environment. 

Land Use: “The General Plan shall designate the long-
term goals and the proposed extent, general distribution, 
and location of land for housing, business, industry, 
agriculture, recreation, education, public buildings and 
grounds, open space, and other categories of public and 
private uses of land as appropriate; and may include 
a statement of the projections for and standards of 
population density and building intensity recommended 
for the various land use categories covered by the plan.” 

Transportation: “The General Plan shall provide a 
transportation and traffic circulation element consisting 
of the general location and extent of existing and 
proposed freeways, arterial and collector streets, mass 
transit, and any other modes of transportation that 
the planning commission considers appropriate, all 
correlated with the population projections and the 
proposed land use element of the general plan.” 

Moderate Income Housing: “The General Plan shall 
include a plan that provides a realistic opportunity to 
meet the need for additional moderate-income housing.” 
(*Metro townships with populations less than 5,000 
people are excluded from this requirement.) 

A General Plan is a document that guides future development 
in a place. Through the planning process, existing conditions 
are examined, desired future conditions are established, 
and a path is laid out to bring a community from its present 
state to its envisioned future. Decision-makers, residents, 
and other stakeholders can and should use the General 
Plan to coordinate and implement decisions about land use, 
infrastructure, parks, recreation and open space, city services, 
housing supply and affordability, and other public resources. 
As such, a General Plan is a living, fluid document that should 
be regularly reviewed and updated.    

Why  Make a  General  Plan?

Municipalities make plans for many reasons. The main purpose 
of a General Plan is to aid a community in defining and 
achieving its desired future. More specifically, municipalities 
make General Plans because: 

• Plans strengthen community autonomy; by establishing 
a community vision, priorities, and goals, communities 
avoid change “just happening” to them. 

• Plans enhance decision-making: syncing data, local 
knowledge, and on-the-ground conditions enable 
decisions to be comprehensively informed. 

• With plans, communities can bolster strengths, achieve 
goals, minimize and re-solve problems, and prevent 
threats. 

• Through the establishment of common goals, the planning 
process brings together various community members. 

• Utah State Code 10-9a-401 requires each municipality in 
Utah to prepare a General Plan.

“Cities have the capability of providing something 
for everybody , only because, and only when, they 
are created by everybody.”

- Jane Jacobs (The Death and Life of Great American Cities, 1961)Throughout the General Plan, 
look to these boxes to 
understand how community 
input informed plan content. Boxes 
may include quotes, survey results, or 
other information from community 
engagement events.

Chapter 1 - Introduction
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Planning  Authority

Kearns became an independent municipality with its own 
governing authority by a vote of the residents of Kearns in 2015. 
Incorporation took place in 2017. The Municipality is governed 
by an elected legislative council, one of whom is selected by the 
others to be the Mayor. The Mayor, at the time of this writing 
– Kelly Bush, is the chief executive officer of the Municipality.  

Kearns has all the municipal powers allocated by the Utah 
Municipal Code with the exception of certain powers of 
taxation. The Municipality does not have the power to enact a 
property tax or municipal energy taxes.  

The Metro Township Council has the authority to enact laws 
and ordinances to carry out its responsibilities, including land 
use and development regulations (zoning) as long as these 
laws and ordinances are consistent with the Utah Municipal 
Code and other state statutes.  

The Municipality is a member of the Greater Salt Lake 
Municipal Services District (“MSD”). The MSD provides the 
Municipality with planning and development services as part 
of its membership agreement. The Kearns Metro Township 
Council appoints a Planning Commission and a General Plan 
Steering Committee to work with District Long Range Planners 
on the development of Kearns’ General Plan. The General 
Plan Steering Committee and Planning Commission make 
recommendations to the Council regarding the adoption and 
amendment of the General Plan. The Council can adopt, 
reject, or revise a recommended General Plan. 

Using This Document

This plan is divided into four chapters that express the vision 
and a plan forward for Kearns. Together, these chapters 
build a foundation from which the Municipality can adopt 
programs and policies to improve the quality of life for its 
residents.

Chapter 1: Introduction – this chapter introduces the 
“when, why, and how?” of the General Plan. It explains 
the need for a General Plan, State Code Requirements, 
and the methodology used to prepare this Plan for 
Kearns.

Chapter 2: Land Use – how is our land currently used? 
How are land uses changing? And how should land be 
used in the future to meet our needs and desires?. This 
chapter is required by State Code, and includes the 
Future Land Use Map.

Chapter 3: Transportation – can residents effectively 
access their daily needs using the transportation system? 
How are our transportation patterns changing? And 
how will we respond?. This chapter is required by State 
Code, and considers street classifications, regional 
planning projects, and Major Transit Investment 
Corridors.

Chapter 4: Economic Development - what is the 
state of the local economy? What regional trends are 
impacting our market? How can we sieze economic 
opportunities? This chapter is not required by State 
Code, but is important for ensuring the future success 
and financial sustainability of the Municipality.

Each Chapter of the Plan includes an analysis of existing 
conditions related to that topic, a description of the 
community’s feedback regarding the topic (look for speech 
bubbles), an explanation of underlying planning concepts 
(look for dark green panels), and the community’s vision and 
goals related to that topic. Although subjects are divided 
into distinct chapters in this General Plan, they remain tightly 
interwoven, so that common themes emerge across Land 
Use, Transportation, and Economic Development Chapters. 
At the end of each Chapter, a Work Program is included 
that provides a detailed outline of how the Municipality will 
achieve its envisioned future.

Figure 1-1: Community leaders participate in the MSD 
Transportation Planning Principles Workshop, January 2020. Photo 
Credit: Max Johnson, 2020.



Kearns General Plan 10

Chapter 1 - Introduction

11



Kearns General Plan 12

Turning Goals into Actions Important Terms

Goals are important because they guide us to the 
shared community vision. However, goals on their own 
are not enough: while they indicate where a community 
aims to be, they do not explain how a community can 
get there. This plan is meant to be useful for elected 
and appointed officials, property owners, developers, 
and other community members; as such, it needs to be 
implementable. Actions are the method through which 
community goals can be realized. Actions lay out the 
path from today’s reality to the vision for tomorrow.  

In this plan, the Work Program lists the actions necessary 
for Kearns to accomplish its goals. Types of actions 
range from forming partnerships to collaborate on 
tasks, to applying for specific grants, to conducting 
public outreach and much more.  The Work Program 
also answer questions such as who is responsible for 
the action, when the action needs to take place, and 
approximately how much the action will cost; such details 
make the Work Program clear, complete, and current. 
After a plan is adopted, the responsible parties named 
in the Work Program look to the Work Program to know 
what actions they ought to take. In this way, progress is 
made toward community goals. 

This document is intended to be actionable. Towards that end, 
the Kearns General Plan breaks down priorities and strategies 
into digestible and implementable pieces. Throughout the 
plan, the following terms and definitions will be important: 

• Vision: the vision represents the ultimate purpose of an 
organization (in this case, Kearns) and outlines what the 
plan should ultimately achieve

• Values and Principles: beliefs about desirable states or 
modes of conduct that guide behavior and prioritization 
of goals and objectives 

• Goals: overarching desired outcomes that can be 
attained by following the General Plan  

• Objectives: more specific outcomes that identify an end 
state 

• Policies: statements that inform elected officials and 
decision-makers  

• Targets: numerically defined thresholds that objectives 
are designed to meet 

• Programs: intentional governmental or community 
actions toward meeting goals 

• Baselines & Metrics: current measurement and future 
measurement to assess progress toward meeting goals 

A glossary is also included in the Appendix of this document, 
to provide readers with definitions of key terms used in the Plan.

Data Collection

Technical Assessment: An integral component of the 
General Plan is a Technical Assessment. This assessment 
describes the current state of Kearns today, and how its future 
could be shaped. The purpose of the assessment is to present 
a factual foundation upon which the rest of the General 
Plan is built. Preparation of the assessment is largely a staff 
function of collecting and analyzing data and information and 
presenting the results in a concise, easily understood format for 
consideration by the public and decision makers involved as 
the General Plan is developed. The Technical Assessment for 
Kearns can be found in the Appendix of this General Plan. Data 
came from a variety of sources, most notably the U.S. Census 
Bureau’s American Community Survey 5-Year Estimates and 
Esri’s Business Analyst.

Conversations with Kearns 
Metro Township leaders and 
officials have revealed the 
community’s desire for this General 
Plan to be community-engaged and 
data-driven. To these ends, robust 
quantitative and qualitative data 
collection has informed this Plan. 
A variety of credible sources were 
used to provide baseline statistics 
for Kearns, while multiple public 
engagement efforts helped inform the 
future vision.

Chapter 1 - Introduction
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Land Use Chapter Methods: ArcGIS was used extensively 
for analyses in the Land Use Chapter, including the build-out 
analysis, land use inventory, and character area analysis. The 
GIS work relied heavily on Wasatch Front Regional Council’s 
shapefile layer: Salt Lake County Land Use Parcels 2018. 
Although the data is two years old, it was the most robust and 
accurate available at the time of the drafting of this General 
Plan. The data provided information such as parcel size, total 
market value, land use, and square footage of structures. Major 
discrepancies are identified with asterisks, and occur most 
often when land has been developed in the two years since 
WFRC published their data. In the Character Area Analysis, 
population of each character area is estimated by multiplying 
the dwelling units of the character area (from WFRC data) by 
the average household size by tenure for Kearns. According 
to ACS 5-Year Estimates 2018, the average household size of 
owner-occupied households was 3.7, while the size for renter-
occupied households was 4.3. 

Esri Community Analyst was also used to provide some of the 
data found in this chapter, namely that found in the ‘Access 
to Daily Needs’ section. Community Analyst allowed for a 
facility search by type in Kearns. For the Access to Daily Needs 
analysis, ‘grocery and convenience stores’ and ‘park facilities’ 
were identified using the software. Community Analyst was 
then used to draw five and ten minute walk rings around these 
facilities, producing maps of the Municipality that showed 
resident access to amenities.

Transportation Chapter Methods: the Transportation 
Chapter relied heavily on publicly-available data from Wasatch 
Front Regional Council (WFRC), Utah Transit Authority (UTA), 
Utah Department of Transportation (UDOT), and the Kearns 
Master Transportation Plan (included in the Appendix of this 
General Plan). Maps included in the Chapter were produced 
using ArcGIS, and sources of map data are included in figure 
subtitles. Data from the U.S. Census Bureau was used to 
describe residents’ transportation preferences and commuting 
patterns.

Economic Development Chapter Methods: the Economic 
Development Chapter includes robust data analysis of 
both local and regional economic conditions. An analsyis 
of location quotient and shift share was conducted using 
the U.S. Bureau of Labor Statistics’ Quarterly Census of 

Employment and Wages for Salt Lake County. The analysis 
focused on changes in average employment from Q1 2018 to 
Q1 2019. The results of the shift share and location quotient 
analyses are shown in a graph that reveals growing, emerging, 
transforming, and declining industries in the County, This 
analysis was accompanied by an overview of area market real 
estate reports that revealed trends in real estate vacancy and 
net absorption for Northern Utah. Our analysis relied heavily 
on NAI Excel’s 2019 Outlook for Northern Utah. A review of 
leakage and surplus in retail sales was also conducted for three 
zip codes in and around Kearns, including: 84118, 84120, and 
84081. Spending data was derived from Esri Business Analyst 
Retail MarketPlace Profiles.

Other data regarding Kearns employment, businesses, and 
household spending patterns were derived from Esri Business 
Analyst Reports and U.S. Census Bureau estimates (ACS 
5-Year Estimates, 2018).

https://excelcres.com/research/nai-excel-and-nai-vegas-released-2019-outlook/
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Why is Community Input so Important? Community Input

By now, you have probably noticed that this Plan places 
great emphasis upon community-engaged decision 
making. Figure 1-2 highlights just a few of the benefits of 
engaging citizens in government decisions.

(Figure 1-2 Source: Irvin and Stansbury, 2004).

Involving the public in the planning process allows 
residents to share their unique community knowledge 
with local leaders and elected officials. As leaders learn 
from their constituents, decisions are made that better 
reflect residents’ values and lived experiences. Robust 
community engagement also gives the public ownership 
over projects and decisions. When the community feels 
that their voice was represented in a decision, they 
are more likely to become active advocates for and 
participants in decision outcomes.

Community input is a vital part of the general planning process, 
and key to a successful project. Input from community groups, 
residents, a steering committee, the Kearns Metro Township 
Planning Commission, and the Kearns Metro Township 
Council, as well as various technical experts throughout the 
process, is needed to create the best possible long-range 
plan for Kearns. In addition, input from these groups as well 
as collaboration and support from various elected officials 
throughout the region helps maintain transparency and 
generate the holistic, cross-boundary approaches needed 
for effective decision-making. Engagement to thoroughly 
understand the universe of alternatives on a case by case basis 
is critical to successful governance.

Strengths, Weaknesses, Opportunities, and Threats 
(SWOT) Analysis: A Community Workshop served as 
the kick-off event of the General Plan Update process. 
Approximately thirty-five members of the community 
participated in the workshop, which was help on Wednesday, 
December 18, 2019, at the Kearns Element Center. Since its 
completion in 2019, the Element Center, also known as the 
Kearns Athletic and Training Center (KTAC), serves as a major 
gathering space for the community where many community-
related events occur. This facility is located between the iconic 
Kearns Olympic Oval and the Kearns Oquirrh Park Fitness 
Center in the heart of Kearns.

The workshop consisted of a facilitated discussion of both a 
“Strengths, Weaknesses, Opportunities, and Threats (SWOT)” 
analysis and an “Achieve, Preserve, Avoid, and Eliminate 
(APAE)” exercise. The SWOT analysis is a strategic planning 
technique that helped identify the needs and opportunities 
for Kearns, while the APAE exercise, an integral component 
to problem solving known as the Goals Grid, helped identify 
potential problems and contemplate possible solutions to 
design a future direction for the Municipality. What follows 
is a explanation of the results obtained from the Community 
Workshop as seen through the lens of the SWOT analysis 
and the APAE exercise. Figure 1-3 helps to graphically show 
what the analysis is designed to achieve. Results from both the 
SWOT and APAE analyses are provided throughout this Plan. 
A full report of the outcomes of the December 2019 Workshop 
is included in the Appendix.

When staff members went 
door-to-door to converse with 
and collect survey responses from 
existing business owners in the Kearns 
Town Center, these owners expressed 
gratitude at being engaged in the 
planning process. Many had never been 
directly contacted before to weigh in 
on local planning and decision-making. 
The business community represents 
an important voice in Kearns and must 
continue to be represented in plans.

Chapter 1 - Introduction
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Achieve, Preserve, Avoid, and Eliminate (APAE) 
Analysis: The APAE exercise is designed to help residents 
take ownership over Township conditions, future goals, and 
proposed actions. Two questions form the foundation of this 
exercise: 1) ‘Do you have it?’, and 2) ‘Do you want it?’. Each 
question is answered with a ‘Yes’ or ‘No’ response, and the 
questions and responses together form a matrix identifying 
qualities to: ‘achieve’, ‘preserve’, ‘avoid’, and ‘eliminate’ (see 
Figure 1-3). 

MSD Transportation Planning Principles Workshop: 
A workshop was held in January 2020, with 32 participants 
representing various communities who receive planning 
and development services from the MSD. Kearns had 
representatives present at this workshop, which ultimately 
determined MSD-wide transportation priorities. A report of 
the outcomes of this workshop is included in the Appendix.

Land Use and Transportation Survey: In April and May 
of 2020, the MSD Land Use and Transportation Survey 
was emailed to community leaders (Councilors, Planning 
Commissioners, and General Plan Steering Committee 
Members) and posted on community websites. In total, 464 
responses were received from the municipalities served by the 
MSD. Kearns represented 54 of those respondents, and results 
from Kearns-specific participants are included throughout this 
Plan. Survey questions addressed transportation preferences 
and barriers, development concerns, and location-based 
areas of importance in the community.

Kearns Town Center Master Plan - Existing Business 
Survey: This survey was intended to gather input from existing 
business owners in the area proposed for redevelopment as 
the Kearns Town Center. In August and September of 2020, 
approximately 35 business owners were reached through 
mailers, emails (utilizing contact information from business 
licensing), and door-to-door outreach. Nine responses were 
received, for a response rate of slightly over 25%. The results 
of this survey are discussed in the Economic Development 
Chapter.

General Plan Steering Committee Meetings: Over the 
course of this General Plan process, twenty meetings were held 
with the General Plan Steering Committee. Using quantitative 
and qualitative (community feedback) data, as well as their 
own experiences, these committee members helped guide the 
direction of this Plan.

Figure 1-3: SWOT and APAE Analysis Framework
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Average 

household 

size = 3.66

4.8 square miles

Population and Demographics:

Kearns has a population of 36,867 and growing. Between 
2010 and 2020, the annual growth rate was 0.29% (Esri 
Community Analyst, 2020). Between 2020 and 2025, the 
annual growth rate is expected to grow to 0.77% (ibid). This 
would result in a 2025 population of approximately 38,307. 
The number of households in Kearns is also growing (ibid). 
Surprisingly, the average household size (3.66 in 2020) has 
been increasing for Kearns, which contrasts with regional and 

national trends toward a smaller household size.

The population of Kearns is young, with a median age of 30.3 
(Esri Community Analyst, 2020). The age pyramid shows a 
growing population, with a large group of young children and 
middle-age adults. The largest group of individuals in Kearns 
is males in the category of 0 to 4 years old.

The population is extremely diverse compared to other 
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municipalities in Salt Lake County. The percentage of individuals 
identifying as White is 66%, while 36% of the population 
identifies having Hispanic or Latino Ethnicity (Esri Community 
Analyst, 2020).

Educational attainment in Kearns is lower than in Salt Lake 
County as a whole, although the percentage of residents with 
a college degree is rising (Esri Community Analyst, 2020). In 
2020, over 20% of the population 25 and older had no high 

school diploma. Median household income, at $62,370 is also 
lower than the County median. 

Kearns employs approximately 3,416 people at 240 businesses 
(Esri Community Analyst, 2020). The majority of these 
businesses are categorized as Retail or Services (ibid). The 
Municipality experienced an increase in sales in every category 
between 2019 and 2020 (SLCo Dashboard, 2020).
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The Fascinating History of Camp Kearns Who Are We?

Although it only operated for four short years, life at 
Camp Kearns was anything but forgettable. Did you 
know it is believed that the base was home to the second 
largest hospital in Utah at the time, with a capacity of 
1,800 beds (Kearns Historical Society, 2020)? The 
site also hosted what could have then been the largest 
dental facility in the nation (Davidson, 2008).

Camp Kearns was also a hub of culture and 
entertainment. During its heyday, the Camp was 
frequented by celebrities, including Louis Armstrong and 
Nat King Cole, both of whom gave performances for the 
men in training (Davidson, 2008). Several famous men 
went through training at Camp Kearns, including Johnny 
Sturm and Duane Bryers. Sturm was the starting first 
baseman for the New York Yankees when they won the 
World Series prior to the outbreak of war; he joined the 
Kearns amateur baseball team while training on base 
and helped lead them to win the Utah championship 
twice (ibid). Duane Bryers was another resident of the 
Camp; when the war was finished, Bryers went on to work 
as a commercial artist, earning fame for his depictions 
of the idealized American West and of the plus-size pin-
up girl, referred to as Hilda (ibid). Bryers received the 
Trustee’s Gold Medal from the National Cowboy Hall of 
Fame for his contributions to Western art.

After the 1942 Japanese Internment Order, innocent 
Japanese Americans passed through the Camp 
(sometimes picked up for work on building projects) 
on their way to the Topaz Internment Camp (Kearns 
Historical Society, 2020). In 1945, researchers involved 
in the Manhattan Atomic Bomb project also made a trip 
to Camp Kearns (Davidson, 2008). Today, few signs of 
Camp Kearns remain, but the stories live on.

Geography: Kearns consists of 4.8 square miles of land-locked 
area, located in the west central portion of Salt Lake County. 
Kearns is surrounded by West Valley City to the north and west, 
Oquirrh and West Jordan City to the south, and Taylorsville City 
to the east. The average elevation in Kearns is 4,531 feet above 
sea level. There are approximately 225 sunny days per year, and 
92 days of precipitation (the majority of which are snow days). 
The lowest January temperature averages around 24.5 degrees 
Fahrenheit,  while the highest July temperature is 91.9 degrees on 
average. (Climate data derived from the 2019 Salt Lake County 
Multi-Jurisdictional Hazard Mitigation Plan)

History: Few people are aware of the rich history of Kearns. The 
first inhabitants of Kearns belonged to the Ute Tribe, from whom 
Utah derives its name (Lee, 2019). The tribe consisted of several 
bands (family groups), that were united by a common language, 
trade relationships, intermarriage, temporary military alliances, 
and important events – including the Bear Dance, an annual 
gathering celebrating the coming of Spring (Utah American 
Indian Digital Archive, 2020). Bands of the Ute tribe were primarily 
nomadic, moving through Salt Lake Valley hunting and gathering 
mammals, fish, birds, seeds, roots, and berries in keeping with the 
natural seasons (ibid).  

The first LDS pioneers settled the area around 1848. Canal creation 
in the 1870s and expansion in the 1880s allowed agriculture to 
expand into the area now known as Kearns. After the bombing of 
Pearl Harbor, this agricultural land was converted over to an Army 
Air Force Base that was responsible for training American troops 
for combat in World War II. The base eventually became known 
as “Camp Kearns” and operated from 1942 to 1946, training 
an estimated 90,000 troops during this period. The Camp was 
approximately 5,450 acres in area and is now covered by the 
northeast quadrant of Kearns (see Figure 1-4). After the end of the 
War, and as a result of extensive lobbying from veterans, the land 
that was occupied by the Camp was converted to residential uses. 
Many of the homes in the Camp Kearns Residential Character 
Area (described later in the Land Use Chapter) are original GI-Bill 
housing units.

Suburban growth has largely continued in Kearns, and residents 
proudly proclaim their identity as a “bedroom community”. In 
2002, Salt Lake City hosted the Olympic Winter Games. The 
official Olympic Oval for the events was built in Kearns, occupying 
space that once belonged to the shooting range at Camp Kearns 
(Winters 2007) (Figure 1-4). The Oval holds more Olympic 
World Records than any other ice Oval in the world (Olympic 
Legacy Foundation, 2020). The location is still open for use by 
the public, offering free skate, classes, and a venue for professional 
competitive events. Kearns was officially incorporated as a Metro 
Township in 2016.

The vision statement, values, 
and principles for Kearns 
Metro Township were created 
through a collaborative effort 
between the General Plan Steering 
Committee and MSD Staff. These 
items are based in community input 
and previous planning efforts.
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19

The Future We Choose.

Vision: Kearns is a community of diverse individuals and 
families dedicated to health, safety, quality education, 
economic opportunity, environmental sustainability, 
sincere friendship, service to others, pursuit of happiness, 
and finding pleasure in activities for all ages. The Kearns 
community celebrates its military and Olympic history 
and takes responsibility for the future by fostering a strong 
sense of shared identity. To support a high quality of life 
for all residents, Kearns promotes shared decision-making 
regarding housing, transportation, environment and 
economic growth.   

Values and Principles: 

1. Environmental Sustainability: growth and 
development in Kearns should aim to enhance air quality, 
water quality, and climate resilience now and for future 
generations. 

2. Health and Safety: all members of Kearns’ diverse 
community should have access to a healthy, safe 
environment where they can live, work, and play. 

3. Commitment to Community: the Kearns community 
should celebrate its history and foster a strong sense of 
shared identity through service to others, the development 
of sincere friendships, and the pursuit of intergenerational 
happiness and well-being.   

4. Quality of Life: Kearns should promote a range of 
quality education and economic opportunities, as well 
as redevelopment and growth options, to support a high 
quality of life for all residents. 

5. Engaged Citizenship: all citizens of Kearns should 
have the opportunity to be knowledgeable about and 
engaged in local decision-making regarding housing, 
transportation, environment and economic growth that 
aligns with local and regional needs.  

How our shared vision guides the General Plan: 
The vision, values, and principles of Kearns are reflected 
throughout this General Plan and guide the actions included 
in the Community Work Program. For example, environmental 
sustainability works its way into the Transportation Chapter, 
with actions oriented toward reducing vehicles miles traveled 
and improving air quality. Health and safety is a key component 
of the Land Use Chapter, which looks at improving access to 
healthcare and making infrastructure improvements to enhance 
safety. Commitment to community is reflected in our focus 
toward creating new community gathering places and events 
to celebrate our history and identity, this is especially evident in 
the Land Use and Economic Development Chapters. Quality 
of life is a major consideration int he Land Use Chapter, which 
examines access to needs such as recreational amenities and 
grocery stores. Finally, engaged citizenship is a consideration 
throughout the General Plan. This is especially reflected in the 
Community Work Program, which creates active spaces for 
residents to get involved with the planning process.

Figure 1-4: Mapping Historic Camp Kearns

https://gslmsd.maps.arcgis.com/sharing/rest/content/items/e6d977a7051341efb32e43e7736f70d9/data
https://gslmsd.maps.arcgis.com/sharing/rest/content/items/e6d977a7051341efb32e43e7736f70d9/data
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LAND USE

Ball Games with Utah Olympic Oval in background. Photo Credit: Kayla Mauldin, 2020.



Kearns General Plan 22

What is Land Use Planning? What’s In Kearns’ Land Use Chapter?

The Land Use Element establishes a vision for the future 
pattern of development in a community. It is the single 
most important element of the General Plan, bridging 
each of the plan’s unique sections together. In reality, 
no use exists in isolation. Thoughtful land use ensures 
that households have access to transportation and 
recreational amenities, that schools are not located near 
sources of air pollution, that shopping centers receive the 
traffic they need to stay in business, and that municipal 
services and infrastructure can be provided efficiently. 
The pattern of land use in a community is a major 
determinant of area character and quality of life.

The Land Use Element for Kearns establishes land use 
goals and objectives for certain ‘character areas’ of the 
community as well as for the Municipality at large.

State Code Requirements: This chapter satisfies Utah 
State Code requirements for a Land Use Element in the 
General Plan. In keeping with state code, the chapter 
“designates the long-term goals and the proposed extent, 
general distribution, and location of land for housing for 
residents of various income levels, business, industry, 
agriculture, recreation, education, public buildings and 
grounds, open space, and other categories of public and 
private uses of land as appropriate (§10-9a-403).”

Although most of the land within Kearns has already been 
developed (Figure 2-1), land use planning is still critical to 
the future of Kearns. In addition to guiding policies on new 
development, this Land Use Chapter establishes a vision for 
enhancing existing neighborhoods and non-residential areas 
through infill and redevelopment.

Between 2020 and 2025, the population of Kearns is expected 
to grow from 36,867 to 38,307 - an increase of  1,440 
residents (Esri Business Analyst- Community Profile, 2020). 
During that same time, 364 new households are expected to 
form in the Municipality (ibid). The rise in households in Kearns 
will place increased demand on the housing market, services, 
and infrastructure. The community has already begun to 
address changing housing needs through the adoption of the 
Moderate Income Housing Plan (2019) and passing of an 
ordinance legalizing accessory dwelling units in select places 
throughout the Municipality. In addition to housing, this Plan 
gives attention to the commercial and industrial areas that 
will be needed to sustain a growing population. The way that 
Kearns plans for land use in the years to come will determine 
its ability to meet the needs of new residents, while protecting  
and enhancing quality of life for existing residents.

2018 data from Wasatch Front Regional Council identified only 
27 vacant parcels in the entirety of Kearns, for a combined area 
of 33 acres. Two of these parcels have since been committed 
for development projects, leaving Kearns with less than 21 
acres left to be developed. One development will provide thirty 
single-family homes just south of Oquirrh Park. The other is a 
Planned Unit Development (PUD) that would provide 87 new 
townhomes across Cougar Avenue from Harmon’s Grocery 

During the APAE Analysis, 
the top item to ‘Achieve’ was
identified by participants as:

“Increase RDA areas and 
opportunities –Redevelopment”

Chapter 2 - Land Use
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Vacant

Parking

Developed

 Figure 2-1: Kearns, Vacant and Developed Lands.

Map created by MSD Long-Range Planning, using Salt Lake County Parcel Data  from Wasatch Front Regional Council (2018).

Store. In addition to these two developments, the existing 
Carrington Square apartment complex is in the process of 
adding 47 additional units for-rent. Together, these projects will 
provide an additional 164 housing units to the Kearns market 
- insufficient to meet the demand of the 364 new households 
expected to form in the next five years. 

In addition to housing, Kearns faces pressure to expand its 
commercial and industrial areas. The Municipality relies on 
sales tax for revenue, and increasing land used for commercial 

Land Use and Build-Out

This Chapter meets the requirements of Utah State Code 
regarding the Land Use Element of the General Plan. The first 
portion of this Land Use Chapter summarizes existing land 
use conditions and community input. The rest of the chapter 
is dedicated to future land uses, as shown in the Future Land 
Use and Character Area Map on pg. 34. For each category 
of future land uses (character area), a vision statement is 
provided, along with key future zoning considerations. This 
Chapter is instrumental for informing zoning and other land 
use ordinances.

and industrial purposes can improve the financial sustainability 
of the Municipality while providing residents with employment 
opportunities and increased access to services. With only 21 
acres of undeveloped land left, the community has taken 
careful consideration in the application of its future land 
uses and character areas to holistically address the needs of 
the community. More so, this Plan addresses opportunities 
for mixed-use development and creative planning and 
development strategies to help Kearns’ satisfy competing 
interests.
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What is Zoning?

In Utah State Code 10-9a-102, municipalities have land use 
authority, which includes the ability to pass and enforce zoning 
ordinances. Zoning determines the permitted and prohibited 
uses of land and/or the design of the built environment in a 
given area.  

Types of zoning include Euclidean, form-based, incentive, 
and hybrid. Euclidean zoning categorizes land by uses, 
physically separating industrial, commercial, residential, 
agricultural, and government/institutional uses from each 
other. Incentive zoning builds upon Euclidean zoning: it follows 
Euclidean zoning designations but allows divergence from 
those designations if the project provides explicit benefits to 
a community. Form-based zoning utilizes design standards 
to ensure that an area’s character is upheld. In this type of 
zoning, ordinances focus on elements such as building heights, 
building setbacks, materials used in building, the relationship 

 Table 2-A: Kearns, Zoning Allocations.

of buildings to the streets, and the proportion of buildings and 
entryways. Different uses persist so long as building designs fit 
appropriately with the area. Hybrid zoning utilizes pieces of the 
aforementioned zoning types. 

Zoning provides four major benefits: 

1. Protects the public’s health and safety by regulating 
where polluting, dangerous, or otherwise undesirable 
developments are located;

2. Guides new development to occur in places that make 
sense for a community;

3. Ensures decisions regarding the built environment 
reflect the community’s vision; and

4. Prevents haphazard or subjective land use decisions.
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Zoning Classifications

Kearns is predominantly zoned for residential uses, with R-1-
6 (single-family residential with a minimum lot size of 6,000 
square feet) being the most prominent. Accordingly, Kearns 
serves primarily as a bedroom community; only 209 (1%) 
of the employed civilian population both lives and works 
in the Municipality (OntheMap 2017). There are a few 

pockets of commercially zoned land, mostly occurring on the 
Municipality’s peripheries and along arterial roads. Industrial 
uses are concentrated in the northwest quadrant of Kearns. 
Over nine percent of Kearns’ land is zoned as ‘PI’, which 
includes parks and sports facilities associated with institutional 
uses (Table 2-A).

Chapter 2 - Land Use
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What is a Livable Community? Access to Daily Needs

A livable community is “safe and secure, has affordable and 
appropriate housing and transportation options, and offers 
supportive community features and services” (AARP, 2019).  
Essentially, a livable community is one in which people of all ages 
and abilities can enjoy a high quality of life. Through the physical 
design of residences, accessible transportation facilities, and the 
layout of the neighborhood, a livable community is designed to 
bolster residents’ independence and dignity throughout various 
life stages.  

Six principles explain the goals of a livable community:

1. Secure affordability 

2. Ensure equitable access 

3. Ensure quality 

4. Prioritize accessibility and the ability to age-in-place 

5. Promote health, safety, and environmental 
sustainability 

6. Achieve holistic policymaking 

An individual’s quality of life is largely based on their ability to 
access daily needs. Are there parks or recreational facilities 
nearby? Can someone purchase fresh fruits and vegetables 
in their neighborhood? Do children have the means 
(transportation, supplies, etc.) to attend school regularly? 
Although not all-encompassing, the maps below are good 
indicators of the ‘livability’ of neighborhoods in Kearns. The 
map in the bottom left shows the area of the Municipality 
that is within a 5-minute or 10-minute walk of a grocery store. 
The map on the bottom right shows the area within a 5- or 
10-minute walk of a park facility. Notice that some areas of 
Kearns are well served by grocery/convenience stores, while 
others appear barren. For example, the area around the 
proposed Kearns Town Center (described later in this chapter) 
has exceptional grocery store access. But the neighborhoods 
north of the Town Center have few grocery or convenience 
stores within walking distance. If residents within these areas 
do not own an automobile, or are unable to drive, they may 
have difficulty obtaining fresh and healthy foods.

Kearns Metro Township Access to Grocery & Convenience Stores

Source: ©2020 Esri.

September 01, 2020

©2020 Esri Page 1 of 1

Figure 2-2: Map created by MSD Long-Range Planning, using Esri Community Analyst Facilities Search (2020).

Grocery or 
Convenience Store

5-Minute Walk Radius

10-Minute Walk Radius
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Kearns Metro Township Access to Parks and Open Space
September 2020

Source: ©2020 Esri.

September 01, 2020

©2020 Esri Page 1 of 1

Figure 2-3: Map created by MSD Long-Range Planning, using Esri Community Analyst (2020).

5-Minute Walk Radius

10-Minute Walk Radius

Park Facility

Access to parks also depends on where one is located within 
Kearns. The southwest quadrant of Kearns features six park 
facilities, so that almost all residents in these areas are within 
access to a park/recreational space. The southeast corner 
of Kearns, however, has very little access to park spaces. 
Residents in these neighborhoods would likely have to drive in 
order to meet their recreational needs.

These maps only consider distance to park facilities and 
grocery stores/convenience stores. They do not consider the 
quality of such facilities, which can also impact ‘livability’ of an 
area. Once adequate access is achieved, it will be important 
to evaluate the quality of existing amenities to ensure they are 
meeting the needs of Kearns residents.

Chapter 2 - Land Use
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Are Land Use and Air Quality Related? Community Input

In the Land Use and Transportation Survey, Kearns’ top 
concern was Air Quality. So, what does air quality have to do 
with general planning? In fact, air quality is tightly related to 
land use in three ways.  

1. Some land uses emit pollutants while others filter 
and clean the air: Imagine two plots, each the size of 
a football field. A five-story tannery occupies one plot, 
while a forest occupies the other. The former pollutes the 
air, while the latter helps clean it. Since land uses variably 
impact air quality, by determining through zoning how 
much of a specific land use is allowed in a community, a 
community influences their air quality. 

2. Vehicles are a major source of air pollution, 
and the pattern of land uses in a community 
influences how much people drive. If in Community 
A the residences sit in the northwest while the single 
employment center sits five miles away in the southeast, 
then everyone must commute ten miles per day. Air 
quality in Community A would be significantly worse 
than in Community B, whose layout of multiple, small 
employment centers surrounded by residences promotes 
an average commute of two miles per day. 

3. Land use influences the presence, viability, and 
popularity of public and active transportation 
methods, which, compared to vehicles, have a 
lower impact on air quality. Areas with at least ten 
dwelling units per acre provide the population base 
and density necessary to support public transportation 
routes. When people live within one mile of a destination, 
such as a restaurant, and safe, clean sidewalks link 
the two locations, people are generally willing to walk 
or bike rather than drive. Thus, relative locations and 
available transportation facilities influence what mode of 
transportation people choose; land use decisions make it 
more or less likely that people can choose transportation 
modes that are better for air quality. 

Robust community feedback helped to inform the land 
use element. At the beginning of the General Planning 
Process, SWOT and APAE analyses were conducted for the 
Municipality. In 2020, a survey was conducted to understand 
residents’ preferences regarding land use and transportation. 
Other local plans were also referred to when developing goals 
and objectives, including the 2019 Kearns Town Center Master 
Plan.

SWOT Analysis: Figure 2-5 presents the strengths, 
weaknesses, opportunities, and threats identified by the 
community during its kick-off workshop in December of 2019, 
as they pertain to land use. Residents highlighted parks and 
recreation as a strength in Kearns (Kearns Oquirrh Park and 
the Olympic Oval) as well as the Municipality’s high rates 
of homeownership and relative stability of neighborhoods 
(permanence of residents). Community programs and 
population diversity were also welcomed as strengths in Kearns. 
The community identified image and reputation, including 
dilapidated buildings, as major weaknesses. In the weaknesses 
section, residents also cited lack of desirable amenities such as 
street lighting, commercial activities, a Warehouse District, and 
fireworks shows. Later in this Chapter, a new vision is given to 
the existing industrial area in the northwestern corner of Kearns, 
to help satisfy that desire for a Warehouse District. From their 
analysis of strengths and weaknesses, workshop participants 
identified several opportunities for Kearns. Many wanted an 
expansion and enhancement of recreational amenities, such 
as a new indoor soccer field, improvements and additions to 
Lodestone Park and the Oval/Beehive area, and dedication 
of new space for community events. The community also saw 
opportunities to expand commercial activities: particularly 
those that are locally-engaged, such as Farmer’s Markets 
and small businesses. Kearns identified many items which 
may threaten the community’s ability to meet its goals. These 
include oversaturation of on-street parking, litter and open 
dumping, lack of curb appeal or working fixtures (such as 
street lighting), and poor air quality. This analysis informs the 
goals and objectives that follow in later sections.

APAE Analysis: Figure 2-6 shows the results of the APAE 
(achieve, preserve, avoid, and eliminate) analysis conducted 
at the same December 2019 community workshop. While 
the SWOT analysis helped the community assess its assets 
and deficiencies, the APAE formed the basis for a plan of 
action for ensuring desired future outcomes. Kearns residents 
hoped to achieve increased recreational and entertainment 

“Thank you for allowing
the residents an opportunity to 
provide input.” 

- Resident response from the Land Use and 
Transportation Survey 2020.
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amenities, such as a history museum, racquetball courts, and 
a downtown area. Residents also expressed interest in creating 
new opportunities for redevelopment within the Municipality. 
Participants in the workshop wanted to preserve may of the 
assets that they already had, including the Municipality’s 
‘small-town feel’ and rich history. Residents also wanted to 
preserve existing parks and open spaces as well as the local 
businesses and library that they already frequent. To create 
their desired future, Kearns residents recognized the need 
to avoid certain, undesirable developments such as poorly 
designed and sited high-density residential buildings, adult-
oriented businesses, or expansions to existing uses that would 
result in increased traffic congestion and noise pollution (with 
particular caution given to USANA amphitheater). Kearns 
residents hoped to avoid overcrowding and home conversions 
in residential neighborhoods, but they also wanted to 
encourage redevelopment (avoiding abandoned buildings). 
Finally, workshop participants identified the need to eliminate 
unsightly litter, clutter, and junk in their neighborhoods. They 
hoped to eliminate some of the negative externalities of the 
USANA and hoped to eliminate homelessness.

Land Use and Transportation Survey: In Spring of 2020, 
the MSD launched a Land Use and Transportation Survey 
for all the communities under its jurisdiction. Fifty-four people 
participated from Kearns. Their responses pertaining to land 
use are shown in Figure 2-4. Based on a combined count of 
the number of people identifying an element as ‘Important’ or 
‘Very Important’ to the development of their community, the 
following were the top five most important factors to consider:

1. Clean Air (100% of respondents felt this was 
‘Important’ or ‘Very Important’)

2. Safe Homes and Neighborhoods

3. Digital Infrastructure

4. Parks and Open Spaces

5. Affordability of Housing

The item that was least important to Kearns residents 
participating in the survey was historical preservation. 
However, thirty-six of the 54 (66.7%) respondents still 
identified this as ‘Important’ or ‘Very Important’.

 Figure 2-4: Land Use and Transportation Survey Results for Kearns.

Chapter 2 - Land Use

Source: MSD Land Use and Transportation Survey, 2020.
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Land Use and Economic Development

Planning has not always recognized the connection 
between land use and economic development. Yet 
land, whether the space itself or what occupies 
that space, is often a community’s most valuable 
commodity. In Utah, sales tax monies go to 
municipalities. Commercially-zoned lands therefore 
boost a community’s wellbeing, by funding 
infrastructure improvements and community 
amenities, to an extent that other land uses do not. 
Additionally, some land uses spur pedestrian activity, 
which benefits local businesses, while other land 
uses deter pedestrian and thus business activity. This 
plan recognizes the connection between land use 
and economic development. In fact, this land use 
element is guided by economic analysis conducted 
in the Kearns Town Center Plan and by staff in Long 
Range Planning and SLCo Economic Development.  

More on Economic Development in Kearns is 
available in Chapter 4 of this Plan.

In addition to a steering 
committee, the Kearns Town 
Center Master Plan process involved 
two community open houses and 
a survey posted online and at 
community events. Many of the 
recommendations made in the Kearns 
Town Center Master Plan continue to 
be supported by residents. The Kearns 
Town Center Character Area explored 
in this General Plan reiterates many of 
the main ideas of the Master Plan.

Other Sources of Community Input

The Kearns Town Center Master Plan is referenced often 
in the character area section of this land use element. The 
Kearns Town Center Master Plan was prepared by GSBS 
Consulting in Spring of 2019, at the request of the Municipality 
and Municipal Services District. The plan re-imagines the 
commercial node located along 5400 S on the east side of 
Kearns, as a walkable, community-oriented center for shopping 
and entertainment. In the plan, several goals, objectives and 
actions are identified for the area – many of which carry over 
into the vision for Kearns Town Center Character Area (found 
further on in this chapter). Redevelopment of the Town Center 
will take place over many years, with the first phase being the 
redevelopment of the Kearns Library, a branch of Salt Lake 
County Libraries. Many of the aspirations of the community 
articulated during the Town Center planning process are still 
relevant and can be applied to the Municipality at large. The 
complete plan is adopted by reference in the Appendix of this 
General Plan.

General Plan Steering Committee Meetings: Steering 
Committee members were heavily involved in the preparation 
of this land use element. Over the course of several months, 
(May 2020-August 2020), members worked with staff to 
identify distinct ‘character areas’ within Kearns, and define a 
vision for each. General Plan Steering Committee Members 
were presented with GIS data, as well as community input from 
the in-person workshop and Land Use and Transportation 
Survey (2020) to help inform their decisions.

Figure 2-7: At the December 2019 Community Workship, residents 
were asked to identify strenghts, weaknesses, opportunities and threats 
to Kearns. They then voted on the items their peers had identified.  The 
results are shown in the image above.
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 Figure 2-5: SW
OT Analysis, Land Use-Related.

 Figure 2-6: APAE Analysis, Land Use-Related.

Chapter 2 - Land Use



Kearns General Plan 34

What is a Character Area?

Members of the Kearns General Plan Steering Committee 
identified 18 character areas in the Municipality (Figure 
2-8). Each of these areas plays a significant role in 
the quality of life and future development patterns of 
Kearns. A brief description of the nine areas is provided 
to the right, while an in-depth discussion of the land use 
conditions, goals, and objectives associated with each is 
provided further on in this Chapter. 

Character areas are defined as specific geographic 
areas that:

• have unique or special characteristics; 

• have potential to evolve into a unique area 
when provided specific guidance

• require attention suitable to its uniqueness.

Building, landscape, and streetscape features combine 
to form character areas. Within a character area, these 
features  are  similar;  compared  to  another  character 
area, one more of these features may differ, and so the 
areas feel distinct from one another.
 
How were Character Areas Designated?

Character areas were established based on input from 
Kearns residents in the Land Use and Transportation 
Survey (2020) and from discussions with General 
Plan Steering Committee Members. The areas are 
typically based around a community amenity, and their 
boundaries are set using political boundaries or natural 
divides, such as roadways.

In this Plan, Character Areas are broken down into three 
categories:

1. The Core Character Areas: these nine character 
areas represent major destinations or opportunity areas 
within Kearns.

2. The Residential Character Areas: these five character 
areas represent the main residential neighborhoods in 
the Municipality.

3. The Supplementary Character Areas: included 
in this are four character areas whose major goals are 
preservation or further study.
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Kearns: Map of Future Land Uses and Character Areas

Figure 2-8: Prepared by MSD Long Range Planning, based on community input.

Chapter 2 - Land Use
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The Warehouse 
District

Mobile Home 
Community

Character Area Snapshot:
Total Area: 120.6 acres
• Industrial Area: 73.2 acres
• Government and Institutional Area: 

16.4 acres
• Parking Area: 13.0 acres
• Vacant Land Area: 9.2 acres
• Commercial Area: 1.3 acres
• Other: 7.5 acres

Total Market Value: $46,906,000
• Industrial Bldg Square Footage: 

553,877 (1,629 sq. ft. per employee)
• Government and Institutional Bldg 

Square Footage: 50,700
• Commercial Square Footage: 15,851
• Vacant Square Footage: 9,648

 Figure 2-9: Street view of Kearns’ Warehouse District (Google Maps 2019)

The area referred to as the Warehouse District in this Plan currently serves 
as the Camp Kearns industrial area. Residents desire that this area be re-
imagined to become a true Warehouse District.  The area hosts a daytime 
population of 340 employees (Esri Community Analyst, 2020). It is 
estimated that the annual sales volume of businesses in the Warehouse 
District is approximately $111,103,800, rendering this character area 
critical to the economic health of Kearns (Community Analyst, 2020).

The Warehouse District: EX IST ING

The Core Character Areas
The Core Character Areas were identified by the General Plan Steering Committee as those places that represented major 
destinations, or the opportunity to become major destinations within Kearns. These areas require the most planning attention to 
ensure their success.
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Location: The Warehouse District is located along the 
northern border of Kearns, bounded to the west by 5600 W 
and the railroad, and to the east by Shadow Ridge Estates.

Current Conditions: This area currently serves as the 
manufacturing and industrial center of Kearns. Of the District’s 
120.6 acres, 73.2 acres (or 60.7%) are dedicated to industrial 
uses. There is a total of 630,076 square feet of building space, 
87.9% of which is used for industrial purposes. The vacancy 
rate in this area is low, with only 1.53% of available building 
area sitting vacant.

The Warehouse District provides essential tax revenue to the 
Municipality, with the current annual sales volume estimated 
at $111,103,800 (Esri Community Analyst, 2020). The total 
market value of the land and structures is approximately 
$46,906,000 (WFRC, 2020). Twenty-two  local businesses 
currently call the Warehouse District home, employing 
approximately 340 residents from Kearns and nearby 
municipalities (Esri Community Analyst, 2020). 

Roads throughout the industrial area are paved; however, 
there is a noticeable lack of sidewalk and lighting infrastructure. 
Although this character area is surrounded by residential 
development on all sides, the railroad prevents any pedestrian 
access from the west. The Warehouse District is mostly built 
out, but a few sites remain for infill development. Unsightly 
outdoor storage, lack of vegetation, and noise from the 
railroad are issues that residents wish to address in this area. 

Assets: Several assets contribute to the strength of the 
Warehouse District and the Municipality as a whole.

• Opportunity Zone: the Warehouse District lays within 
Census Tract 49035113802, which has been designated 
an opportunity zone. Businesses that locate within and 
invest in opportunity zones are eligible for special tax 
benefits.

• Transportation Access: the Warehouse District is 
located directly on the Union Pacific rail line, which is still 
in use through Kearns. Bangerter Highway and Mountain 
View Corridor connect Warehouse District businesses to 
regional markets and employment centers, including the 
planned Inland Port on the west side of Salt Lake City. 
The character area also benefits from proximity to Salt 
Lake City International Airport (eleven miles north) and 
South Valley Regional Airport (four miles south).

• Employment Center: Esri estimates that there are 
3,416 people employed in Kearns. This means that 
approximately ten percent of all jobs in Kearns are 
located in the Warehouse District (340). This is and 
should remain an important employment center in 
Kearns.

• Sales Tax Generation: Kearns may not levy a property 
tax or energy tax, but is permitted to levy a sales tax 
with the approval of the MSD board. This tax serves 
as a major source of revenue for Kearns; thus, the sales 
volume of the Warehouse District is critically important to 
Kearns’ financial wellbeing.

Challenges: Several challenges must be addressed to ensure 
the continuing success of the Warehouse District.

• Railroad Barrier: although the Warehouse District 
is surrounded by residential neighborhoods, access is 
limited by the railroad, which can only legally be crossed 
at 4700 S and 5415 S. This limits the ability of residents 
to walk or bike to work and/or home for lunch breaks and 
drives up parking needs on-site. The lack of connectivity 
for walkers and bikers also means that employment 
opportunities are limited for the portion of the population 
that does not have access to a vehicle.

• Infrastructure and Amenities: sidewalks and 
street lighting are missing from most of the character 
area, limiting the perceived safety and cohesiveness of 
the Warehouse District. In addition, there are limited 
amenities for employees to enjoy on-site. No restaurants 
currently exist to serve the lunch needs of employees, no 
dedicated park space exists for workers to utilize during 
breaks, and there are no day care facilities located within 
the District (although there is one just south of the area). 
The absence of infrastructure and amenities promotes 
increased driving and diminishes the Warehouse District’s 
identity as an industrial park.

• Residential Impacts: Kearns’ current landscaping 
and screening requirements were not incorporated into 
the zoning code until 2007, at which time many of the 
structures and uses present in the Warehouse District 
had already been established. This has led to the location 
of industrial and commercial businesses adjacent to 
residential neighborhoods with an absence of screening. 
During SWOT and APAE analysis, residents complained 
about unsightly litter and junk accumulation, and also 
worried about potential pollutants from industrial uses.
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Case Study: Lake Park Corporate Centre, 
West Valley City

The Warehouse District: Future Vision

The Lake Park Corporate Centre integrates several uses 
in its campus in order to support corporate tenants. 
Although the primary use of the site remains large-scale 
office uses, limited restaurant opportunities, recreational 
amenities (including a golf course), and even a hotel 
occupy the space. The Lake Park Corporate Centre 
prides itself on its gorgeous landscaping and walkways 
that stretch throughout the development. Workers can 
take advantage of the scenic grounds while on break, 
and employers can impress their corporate clients with 
a game of golf. Visitors to the Corporate Centre are 
greeted upon arrival with signage and flower beds.

Kearns’ Warehouse District is smaller in scale than the 
Lake Park Corporate Centre, but many of the same 
principles apply. Mixed-uses can be integrated on site 
to better support business tenants. Landscaping and 
pedestrian infrastructure create a more welcoming 
environment and ensure that the Warehouse District is 
seen as a community amenity rather than an eyesore.

Vision: The Warehouse District will become an 
industrial campus that offers limited amenities to 
workers and nearby residential neighborhoods. 
Employees will have the ability to take breaks outside 
or walk to a restaurant for lunch. And employers will 
have increased opportunities to sell their goods to the 
general public directly from the sites of production. 

The Warehouse District will offer light industrial, flex space, and 
limited commercial uses in a campus setting. The character 
area is not intended to compete with commercial development 
in the Kearns Town Center. Its primary purpose will remain 
light industrial and manufacturing uses. However, small-scale 
commercial and recreational development will be encouraged 
to serve workers and support business tenants. Flex space will 
allow businesses in the Warehouse District to plan, produce, 
and sell product on-site. Future land use policies should seek 
to ease the transition between the Warehouse District and 
surrounding residential development through landscaping 
and improvement of pedestrian infrastructure. Intense uses, 
generating excess light, noise, or smell, will be discouraged.

Future Zoning Considerations:

Target Floor Area Ratio: 3:1

Target Building Heights: 1-4 Stories

Target Maximum Density: 0 dwelling units per acre

Primary Uses: light industrial, light manufacturing, flex 
industrial space, wholesale, warehouse.

Prohibited Uses: heavy industrial or manufacturing, 
outdoor storage that is not accessory to another primary use.

Parking and Unloading: should occur on-site and off-
street, but may be shared.

Other Design Features: 
• Landscaping should be used to screen parking, outdoor 

storage, and trash receptacles.
• Existing street lights should be replaced with fully shielded 

lights.
• Entryway signage should be present at the intersections 

of: 4700 S and Cable Ridge Rd, 4700 S and Camp 
Kearns Rd, 4850 S and Kami Way, and 4985 S and 
5130 W.

The SWOT and APAE analyses
revealed that Kearns’ residents
see the lack of curb appeal and 
accumulation of junk and litter in 
their neighborhoods as a significant 
threat. Since the Warehouse District is 
surrounded on all sides by residential 
development, it is important that care 
be taken to mitigate unsightly uses, 
noxious odors, and loud noises.

Figure 2-10: Aerial view of Lake Park Corporate Centre (CBRE 
2020)
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Figure 2-11: Lake Park Corporate Centre in 
West Valley City welcomes visitors through large, 
attractive signage and entryway landscaping. 
The future Warehouse District in Kearns should 
seek to promote consistent signage and direct 
employees and visitors through wayfinding. 
Landscaping helps to enhance the visual appeal 
of the area despite the presence of industrial and 
warehousing uses. (Photo credit: CBRE 2020).

Figure 2-12: Well-maintained walking paths 
weave throughout the Lake Park Corporate 
Centre, accompanied by landscaping and 
lighting. The walking paths provide a place for 
employees to meet recreational needs or take 
in green space during the day. Such spaces can 
provide restorative breaks to help employees’ 
productivity. The pathways may also be used 
to access various points within the park so that 
workers can commute via walking or biking, or 
can grab lunch from a nearby eatery without 
getting in a car. (Photo credit: CBRE 2020).

Example Zoning Categories:

Portland General Industrial 1: This Portland, OR, zone is 
oriented toward industrial uses, but also allows for wholesale, 
parks and recreation, and other accessory uses. The zone 
favors a grid block pattern with buildings that are generally 
close to the street. 

Austin Industrial Park (IP): The Industrial Park Zone 
(Austin, TX) allows for the development of industrial, 
research and development, administrative, limited 
commercial, and similar uses in a large area or planned 
industrial center. The maximum building height is 60 feet, 
which would allow for five stories or less.
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Mobile and Manufactured Home Community: EX IST ING

The Mobile Home 
Community

The Warehouse 
District

Character Area Snapshot:

Total Area: 29.2 acres
• All residential
• 203 dwelling units (7.0 per acre)
• Estimated population of 757 

residents (based on average 
household size)

• 16,592 people per sq. mile, or            
26 people per acre

Total Market Value: $9,256,800
• Zoned R-MH (Residential Mobile 

Home Zone)
• Two people are employed in this 

character area.

The Mobile and Manufactured Home Community Character 
Area represents the only mobile home park in Kearns. The 
park has existed on this site since 1997 and offers affordable 
housing options for Kearns residents.

 Figure 2-13: Street View of Shadow Ridge (MH Village 2020).

41

Location: The Mobile and Manufactured Home Community 
is located directly east of the Warehouse District, with frontage 
on 4700 S.

Current Conditions: This area currently hosts the Shadow 
Ridge Estates Mobile Home Park, which is an important source 
of affordable housing in the Municipality. The part of the mobile 
home park that fronts on 4700 S is screened by a painted brick 
wall and street trees. The area benefits from close proximity to 
the Warehouse District, local churches, Family Dollar, and the 
Kearns Senior Center. However, pedestrian infrastructure is in 
need of improvement. This character area is connected to Salt 
Lake Community College and Murray Central Station via UTA 
Bus Route 47. There are 203 mobile home sites within the park, 
and a shared playground is provided (MH Village 2020).

Assets: Several assets can be utilized to enhance the character 
of the Mobile Home Community.

• Opportunity Zone: the Mobile and Manufactured 
Home Community lays within Census Tract 
49035113802, which has been designated an 
opportunity zone. Businesses that locate within and 
invest in opportunity zones are eligible for special tax 
benefits.

• Access to Opportunities: the Mobile and 
Manufactured Home Community is immediately 
adjacent to the Warehouse District, which employs 
approximately 340 people. This character area also 
benefits from proximity to West Kearns Elementary 
School, Welcker Memorial Park, the Senior Center, and 
several commercial businesses.  The location of the area 
along bus route 47 also connects the Mobile Home 
Community to regional destinations and employment 
opportunities. Residents of the character area can 
access many of the things they need without using an 
automobile.

• Affordable Housing: the Mobile and Manufactured 
Home Community is primarily owner-occupied (ACS 
5-Year Estimates, 2018: Table S2504). Mobile homes 
provide a major source of affordable housing, with the 
median value of a mobile home in Kearns estimated 
at $27,000 (ACS 5-Year Estimates, 2018: Table 
B25083). This is far lower than the median value of 
all owner-occupied units in Kearns, which is estimated 
at  $183,600 (ACS 5-Year Estimates, 2018: B25077).

Challenges: Several challenges must be addressed to ensure 
that affordable housing opportunities are preserved in the 
Mobile Home Community, while promoting uses and designs 
that are compatible with the surrounding Metro Township.

• Infrastructure and Amenities: sidewalks are present 
throughout the Mobile Home Community. However, 
there are only two access points in and out of the 
Character Area, one on 4700 S and one at Kami Way 
/ S Warehouse Drive. As a result, residents of the Mobile 
Home Community must walk/bike/roll farther distances 
to the destinations that they are immediately adjacent 
to. For example, residents on Shiloh Run Drive must go 
out the front entrance and travel east on 4700 S to reach 
the Kearns Senior Center, which brushes up against their 
backyards. Amenities within the character area could 
also be improved. Currently, two private parks, with a 
combined 1.15 acres, serves the estimated 757 residents 
(Google Earth, 2020). These parks include basketball 
courts and playground equipment for children, but 
provide space for few other activities. Welcker Memorial 
Park provides some space for walking, but is located 
0.45 miles away.

• Image and Land Use Patterns: Around the nation, 
mobile home parks are disappearing due to changing 
land uses and outsiders’ perceptions of mobile/
manufactured homes. Code enforcement, tied to 
health, safety, and welfare may have the unintentional 
consequence of shutting down mobile home parks if 
maintenance is poor. Generally, residents do not have 
any control over this maintenance themselves, and rely 
on landlords (park owners) to upkeep infrastructure and 
amenities in accordance with the law. Unfortunately, 
poor maintenance can lead to unsafe conditions and  
parks being condemned by code enforcement. If the land 
is not preserved for use by mobile/manufactured homes, 
redevelopment may target the area for a different 
purpose, and a large source of affordable housing would 
be lost. Although maintenance does not appear to be an 
issue currently in Shadow Ridge Estates, it is important 
that Kearns consider whether zoning policies protect 
residents in the case that an owner does fail to maintain 
the property. For more on the challenges that mobile/
manufactured home parks are facing, click here.
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Case Study: Rolling Hills Estates, Layton Mobile and Manufactured Home Community: 
Future Vision

Rolling Hills Estates in Layton features 340 sites and 
is one of several mobile home parks in the area (MH 
Village 2020). In addition to community recreational 
spaces, laundry facilities are provided on-site. Trees 
and other landscaping features are used to provide 
privacy between units, giving the feel of open space. The 
community’s entrance features large signage and a tree-
lined driveway, while speed bumps serve to slow down 
traffic within the area.
 
While the Mobile Home Community in Kearns currently 
appears as an isolated pocket within the Municipality, 
the Rolling Hills Estates park in Layton is well-connected. 
There are several entrances in and out of the area, and 
the internal streets are laid out in a grid pattern (providing 
several routes for drivers and pedestrians alike). Great 
care is put into landscaping and maintenance, improving 
conditions for residents of the park and adding to the 
overall quality of development in Layton.

Vision: The Mobile and Manufactured Home 
Community will continue to provide high-quality 
affordable living options for Kearns residents by 
preserving mobile and manufactured home uses, setting 
a high standard for landscaping and maintenance, and 
improving connectivity to community amenities.

Kearns recognizes the value of providing diverse housing 
options for residents of various sociodemographic 
backgrounds. The Mobile and Manufactured Home 
Community will provide safe and affordable housing for 
residents and serve as an asset to the Kearns community 
as a whole as greater attention is given to landscaping 
and maintenance. Efforts should also be taken to improve 
the access of residents of the Mobile and Manufactured 
Home Community to amenities offered by the Municipality, 
including the Senior Center, employment opportunities, and 
nearby schools.

In the Land Use and Trans-
portation Survey distributed 
to residents in 2020, neighborhood 
safety and affordable housing were 
seen as important to the development 
of Kearns by more than fifty percent 
(50%) of respondents. Mobile homes 
are an important source of affordable 
housing in many communities, and 
overall safety of mobile home parks can 
be improved through implementation 
of pedestrian infrastructure and 
increased maintenance.

Figure 2-14: Rolling Hills Estates Mobile Home Park (Rolling Hills 
Estates 2020)

Future Zoning Considerations:

Target Floor Area Ratio: NA

Target Building Heights: 1-2 stories

Target Maximum Density: 7 to 8 du per acre

Primary Uses: mobile home uses, manufactured home 
uses, parks and open space

Prohibited Uses: RVs/RV Parks, industrial uses, commercial 
uses (with the exception of home occupations)

Parking and Unloading: on-site and off-street, with limited 
shared on-street parking provided for visitors

Other Design Features: 
• Maintenance of vegetative screen around the Mobile 

and Manufactured Home Community
• Improvement of sidewalk infrastructure in and around the 

community, especially essential pathways that connect 
residents to the Warehouse District or Senior Center.
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Example Zoning Categories:

Portland Residential Manufactured Dwelling Park: 
This Portland, OR, zone allows for low-scale manufactured 
home dwellings of four or more to be located on a single site. 
The primary use is residential, and building heights are limited 
to 35 feet. The Manufactured Dwelling Park Zone requires 
only one off-street parking space per dwelling unit.

Figure 2-15 shows an aerial view of Rolling Hills Estates in 
Layton, UT. The street pattern of the park is laid out in a grid 
with several entry and exit points, easing transportation access. 
Homes are clustered around shared pocket green spaces, and 
mature trees provide shade while adding privacy to individual 
units. The clubhouse, including the pool, is located in the 
center of the development for residents to enjoy. (Photo credit: 
Google Maps Satellite View, 2020).
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Commercial Redevelopment Opportunity: EX IST ING

Commercial 
Redevelopment 

Opportunity

Character Area Snapshot:

Total Area: 9.0 acres
• 0 dwelling units; no residential population
• Commercial Area: 3.6 acres
• Government & Institutional Area:      

1.8 acres
• Vacant Area: 2.1 acres
• Other Area: 1.5 acres

People entering Kearns from the north or east via 4000 W or 
4715 S pass through the Commercial Redevelopment Opportunity 
Character Area. This area is characterized by vacant and under-
performing commercial land. Only six businesses occupy the nine 
acre area, employing a total of 23 people.

Street View of Shadow Ridge (MH Village 2020).

ommercial
overnment and Institutional
oads and Utilities

Figure 2-16: Looking south into Kearns from W 4715 S (Google Maps 2019).

Total Market Value: $6,072,600
• Zoned: C-2 and R-1-6
• 6 businesses; 23 employees
• Sales Volume: $3,169,000
• Commercial Building Square Footage: 

39,469 (1,716 per employee)
• Government & Institutional Building 

Square Footage: 28,448 
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Location: The Commercial Redevelopment Opportunity 
Character Area  is located in the very northeast corner of 
the Municipality. It is bordered by W 4700 S to the north 
and S 4015 W to the east. The area includes the commercial 
properties in this corner, but stops short of the residential 
neighborhoods.

Current Conditions: The Commercial Redevelopment 
Opportunity Character Area currently includes a few 
restaurants, a gas station, and a church. A canal runs through 
the space, but the Utah and Salt Lake Canal Trail that follows 
the canal to the north does not yet extend into this area. Traffic 
speeds through the area are 35 mph, and the area is serviced 
by UTA Bus Routes 47 and 240. This corner is one of the main 
entrances into Kearns.

Assets: Several assets can be utilized to enhance the character 
of the Commercial Redevelopment Opportunity Character 
Area.

• High Visibility: The annual average daily traffic 
(AADT) load on 4715 S as it passes by the Commercial 
Redevelopment Opportunity Character Area exceeds 
28,000 (UDOT, 2016). This means that the site is highly 
visible both by residents and visitors who pass by on 
their way to other destinations. This traffic has several 
impacts on the area. While it may cause noise, smells, 
and safety concerns, it also bolsters the opportunities 
for commercial success. With so many vehicles passing 
by on a daily basis, businesses have the opportunity 
to market their goods and draw customers in. Kearns 
also has an opportunity to advertise its identity through 
welcome and wayfinding signage.

• Proposed Utah and Salt Lake Canal Trail 
Expansion: As discussed later on in the Transportation 
Element, the Utah and Salt Lake Canal Trail currently 
ends just before it enters Kearns. The Regional 
Transportation Plan (Wasaatch Choice), prepared 
by Wasatch Front Regional Council, shows that trail 
eventually being extended to follow the canal through 
the Commercial Redevelopment Opportunity Character 
Area in Kearns. Access to the Utah and Salt Lake Canal 
Trail would expand recreational opportunities for Kearns 
residents while potentially drawing more visitors and 
customers into the Municipality.

Challenges: Several challenges must be addressed to ensure 
the long-term success of this character area.

• Regional Competition: While the land included in 
the Commercial Redevelopment Opportunity Character 
Area belongs to Kearns, it is immediately adjacent to 
land owned by West Valley City. This surrounding land 
is used primarily for commercial purposes, and hosts 
businesses such as Smith’s Grocery, Home Depot, 
Harbor Freight, Walmart, and chain restaurants. While 
the success of West Valley City’s commercial node can 
help boost the success of this character area, Kearns 
will be competing with that already existing commercial 
area for business. The Commercial Redevelopment 
Opportunity Character Area must offer a unique 
experience or draw upon customers that are coming to 
the area for the businesses offered in West Valley City. 
Either way, commercial success will be dependent in 
some way upon what is happening across municipal 
borders.

• Vacant and Underutilized Properties: This area 
includes strip mall buildings with vacant storefronts, and 
large swaths of unused paved surface parking. These 
vacant and underutilized properties may drawn down the 
property values of surrounding lots. However, they also 
provide space for future infill and redevelopment. Infill is 
typically more expensive than greenfield development 
(development on land that has not previously been 
developed), but this Character Area represents one 
of the few areas in Kearns where commercial activities 
would be welcome and viable.
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Case Study: Boise Vista Avenue Corridor 
Planning Project

Commercial Redevelopment Opportunity: 
Future Vision

Vista Avenue, a gateway corridor to Boise, struggled 
with economic development, transportation, and health 
concerns. Multiple entities, including the Urban Land 
Institute, local planners and engineers, and community 
members, worked together to ideate how to redevelop 
the commercial corridor.  They sought to eliminate blight, 
promote infill, introduce streetscape beautification, and 
install welcome signage. A large concern was the narrow 
sidewalk placed immediately adjacent to the fast-moving 
(but underutilized) five-land road. The road noise, 
unattractive pathway, and safety concerns discouraged 
pedestrian and cyclists from using it.

From the extensive studies and public engagement 
process, major recommendations emerged. These 
included decreasing the number of vehicle lanes from 
five to three, adding protected bike lanes, increasing 
the sidewalk width, beautifying the sidewalk with 
landscaping, adding murals and artwork to key 
commercial nodes, and linking businesses to façade 
grants.

Learn more here.

Vision: this area will remain a commercial corridor, 
but will receive additional design and infrastructure 
considerations, to promote the corridor as a gateway to 
Kearns.

The annual average daily traffic (AADT) load on 4700 S as 
it passes by the Commercial Redevelopment Opportunity 
Character Area exceeds 28,000 (UDOT, 2016). An 
opportunity exists to capture dollars from that local traffic, while 
improving access of surrounding residential neighborhoods to 
commercial services. This character area should promote infill 
development of commercial retail, eateries, and services, while 
enhancing aesthetic appeal through landscaping,signage, 
and property maintenance.

Two of the ‘Weaknesses’ 
identified by Kearns residents 
during the SWOT Analysis were 
“Lack of commercial businesses 
throughout the township” and “Lack of 
developable land”. With only twenty-
one acres of undeveloped land in 
Kearns, new commercial opporunities 
will have to be found in the existing: 
through infill and redevelopment. 
The Commercial Redevelopment 
Opportunity Character Area offers just 
that.

Future Zoning Considerations:

Target Floor Area Ratio: between 2:1 and 3:1

Target Building Heights: 1-3 stories

Target Maximum Density: 0 dwelling units per acre

Primary Uses: general commercial – retail, food services, 
automotive, other services

Prohibited Uses: outdoor storage, intense uses (noise, light 
generating)

Parking and Unloading: on-site, off-street

Other Design Features: 
• The perimeter and interior of parking lots should be 

landscaped to buffer the sight of automobiles as well 
as decrease impervious ground cover and reduce urban 
heat island effects.

• All lighting should be fully shielded to reduce light 
pollution.

• Opportunities for a signaled pedestrian crossing where 
the canal trail will pass should be considered.

• Signage should be designed at both the pedestrian and 
automobile scale.
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Example Zoning Categories:

Kalamazoo Neighborhood Shopping Center District: 
This zone (Kalamazoo, MI) allows for small-scale commercial 
retail and service uses in areas primarily intended to serve 
residential neighborhoods. The development standards in 
this zone encourage heights and densities that are compatible 
with surrounding residential character.

Salt Lake City Corridor Commercial District: This Salt 
Lake City, UT, zone provides for economically viable and 
environmentally attractive commercial development along 
transportation corridors and arterials. The zone emphasizes 
providing commercial access for people walking and biking as 
well as for automobiles. The maximum height in the Corridor 
Commercial District is 30 feet, which is approximately two 
stories.

Figure 2-17: Vista Avenue in Boise, ID serves as a commercial 
corridor and entryway into the Vista Neighborhood. 
Improvements such as landscaping and entryway signage 
have improved the appeal of the Corridor both for commercial 
entities and for the residents that live there. (Photo credit: ULI, 
2015)
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Kearns Town Center: EX IST ING

Kearns Town 
Center

Character Area Snapshot:
Total Area: 30.4 acres
• 31 dwelling units (1.0 per acre)
• Estimated population of 133 people (2,800 

people per sq. mile)
• Commercial Area: 21.8 acres
• Government & Institutional Area: 2.8 acres
• Industrial Area: 0.4 acres
• Multi Family Residential Area: 0.5 acres
• Vacant Area: 0.2 acres
• Other Area: 4.8 acres

Total Market Value: $24,061,900
• Zoned C-2 and PF
• 32 businesses
• Commercial Building Square Footage: 

252,692
• Government & Institutional Building 

Square Footage: 5,734
• Industrial Building Square Footage: 8,113
• Multi Family Residential Building Square 

Footage: 9,004
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Location: The Kearns Town Center occupies the blocks 
immediately north and south of W 5415 S. The western border 
is S 4270 W and the eastern border is S 4015 W. 

Current Conditions: This is one of the primary commercial 
nodes for Kearns. The area is home to Walgreens, Big 
Lots, Rancho Markets, Auto Zone, and an assortment of 
restaurants, retailers, and other service-providers. The Kearns 
Library, currently being redeveloped, is also located within this 
site. The Town Center is served by UTA Bus Route 54, which 
runs to Murray Central Station. Sidewalk infrastructure is in 
place, but the walk is uncomfortable due to high traffic volume, 
abundant curb cuts, and lack of vegetative shade and buffer. 
The area is largely autocentric: oriented to the automobile 
and dominated by surface parking and impervious paving. 
Kearns Town Center benefits from close proximity to residential 
neighborhoods, schools, and Bangerter Highway. A Town 
Center Master Plan was recently drafted to guide the future 
development of this site. Plans for the community-gathering 
place are still fresh in residents’ minds and were discussed often 
in the community engagement process for this General Plan.

Assets: several assets can be leveraged to encourage the 
long-term success of the proposed Kearns Town Center 
Character Area.

• Small Business Hub: The Kearns Town Center 
Character Area already has a major strength: it is the 
home of over twenty Kearns’ small businesses! These 
businesses keep consumer spending in the local economy. 
Many provide goods that are unique to the Municipality 
and contribute to the identity of Kearns. For example, 
Panaderia Dulcinea is a local bakery serving a variety 
of beautifully prepared American and Latin American 
sweets. These small business form the backbone of the 

Figure 2-18: Looking down 5400 S toward the Town Center  (Google Maps  2019).

local economy and should continue to be supported in 
this area.

• Library Anchor: The Kearns Town Center Character 
Area will benefit greatly from the presence of the Library, 
currently under redevelopment. The Library creates a 
natural draw to the Town Center. Once people are in 
the Town Center (perhaps enjoying the Library’s coming 
outdoor plaza), they are likely to be drawn into other 
businesses: perhaps smelling an aromatic cup of coffee, 
or noticing a sale at a new vinyl store across the street. 
In this way, the library serves as an anchor for the Town 
Center. It brings in more customers than a single business 
could alone, but those customers are also likely to visit 
other destinations including shops and restaurants.

• Kearns Town Center Master Plan: A Kearns Town 
Center Master Plan was prepared for this site in 2019 
and has received a lot of support from the community. 
The Town Center Master Plan creates a vision for the 
Town Center which is further supported by this Land Use 
Element. The full plan is included in the Appendix.

Challenges: the following challenges must be addressed 
to ensure the viability of the Town Center as a community-
gathering space and hub of economic activity.

• Regional Influences: The Kearns Town Center shares a 
border with the City of Taylorsville. Surrounding uses are 
largely commercial and oriented toward the automobile. 
Although the Town Center is intended to be walkable 
and bike-friendly, much of this will depend on the design 
of the built environment and transportation system next 
door in Taylorsville as well. Plans for redevelopment in this 
area must be communicated and collaborated upon with 
adjacent municipal leaders.
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Case Study: Old Town Lansing, MI Kearns Town Center: Future Vision

Old Town Lansing once served as the downtown district 
for Northern Lansing and the site of lodging, food, and 
entertainment for visitors to Michigan’s Capitol Building 
(Old Town Commercial Association 2020). But by the 
late 20th Century, in keeping with national trends and the 
shift to the suburbs, visitors to Old Town became sparse. 
Many businesses fled, leaving abandoned buildings and 
quiet streets. Old Town lost its status as a destination 
and became a place that people merely drove past or 
forgot about altogether.

A series of fortunate events, beginning with the 1996 
establishment of a Main Street Program in Old Town, 
has led to the redevelopment and revitalization of the 
area. The addition of street landscaping, public artwork 
(focused on the area’s rail history and eccentric residents), 
and outdoor seating has attracted pedestrians back 
to the neighborhood. Quirky restaurants and art 
boutiques have opened up in the historic storefronts 
saved from dilapidation. And the Old Town Commercial 
Association formed to organize revitalization efforts, 
including hosting themed commercial events to support 
businesses and attract visitors. Today, Old Town serves 
as a gathering place for local residents and tourists, who 
enjoy meals outside, time wandering unique shops, and 
strolls along the Grand River. 

Like the Kearns Town Center, Old Town consists of only 
a few blocks in the heart of a metropolitan area. But by 
investing in its unique assets, Old Town positioned itself 
as a community destination.

Vision: “The Kearns Town Center will create a healthy 
gathering place that is representative of the diverse 
community, reflective of our history, connects residents, 
business owners and visitors to each other, and provides 
opportunities for learning and enrichment.” (Kearns 
Town Center Master Plan 2019)

Although commercial development will exist in other parts 
of the Municipality, the community intends for this to be the 
primary shopping and dining district. Rather than a car-
oriented landscape, Kearns residents desire a space that is 
welcoming to walkers and bikers and provides opportunities to 
gather. The construction of the new Kearns Library and Plaza 
will be a significant contribution toward this new vision.

To ensure unique, high-quality development, specific design 
standards will need to be adopted for this Character Area.

Figure 2-19: Outdoor eating in Old Town Lansing (Pablo’s Old 
Town  2020)

Future Zoning Considerations:

Target Floor Area Ratio: 3:1

Target Building Heights: 1-4 stories

Target Maximum Density: up to 25 du per acre

Primary Uses: residential, transit hub, commercial, civic, 
eateries and parks

Prohibited Uses: industrial, warehouse

Parking and Unloading: shared parking and on-street 
parking (if possible after redevelopment and traffic-calming 
measures); all parking and unloading areas should be 
located behind the storefronts.

Other Design Features: 
• Standards for ground floor transparency
• Consideration of awnings, street trees, signage, and 

lighting to contribute to human scale and sense of 
enclosure

• Use of traditional and/or place-based building materials
• Storefronts oriented to the front with parking hidden in 

the back
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Figure 2-20: Holladay Village utilizes many of the urban 
design features that contribute to a quality place. Unique 
paving patterns make the village center memorable. The use 
of clear glass (transparency) on the first floor of buildings 
adds energy to the street by allowing pedestrians to window 
shop and experience uses occurring indoors. Outdoor 

Example Zoning Categories:

Holladay Village Zone: Holladay, UT, created the 
Holladay Village Zone for its town center development. This 
zone encourages pedestrian-oriented shopping, recreation, 
and entertainment uses. The primary audience of the 
Holladay Village is intended to be residents of Holladay, UT. 
However, the unique character of the development is likely to 
draw customers from other nearby municipalities. Holladay 
village allows a maximum of 24 du per acre, and maximum 
building heights allowed range from 32 - 40 ft depending on 
where a building is located within the zone. Height exceptions 
are granted for landmark architectural features such as bell 
towers, steeples, or clocks.

seating encourages visitors to spend some time, rather than 
just passing through. And vegetation breaks up impervious 
surfaces while adding some interest to the street scape. 
(Photo credit: Niche Homes, 2019).
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Recreation Hub: EX IST ING

Character Area Snapshot:
Total Area: 195.5 acres
• Parks, Recreation Facilities, and 

Open Space Area: 107.7 acres
• Government & Institutional Area: 

60.1 acres

The Recreation Hub is a center of recreational, sport, and 
outdoor activities for Kearns residents. Its nine recreation 
and education-related businesses employ a total of 408 
employees. Estimated annual sales volume exceeds $19 
million, much of which comes from the Utah Olympic Oval 
and Kearns Oquirrh Park Fitness Center (KOPFC).

Street View of Shadow Ridge (MH Village 2020).

Figure 2-21: Street view of Fitness Center with Olympic Oval in background 
(Google Maps 2019)

Total Market Value: $34,896,400
• Zoned PF and PI
• 9 businesses, 408 employees
• Estimated Sales Volume: $19,232,000
• Parks and Recreation Building Square 

Footage: 265,889
• Government & Institutional Building 

Square Footage: 444,889

Recreation 
Hub
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Location: The Recreation Hub includes two blocks divided by 
S Cougar Lane. The block to the west includes the Olympic 
Oval, Kearns Oquirrh Park Fitness Center, Oquirrh Park,and 
the Beehive Elementary School. The east block contains 
Kearns High School and stretches north to W 5415 S.

Current Conditions: This area currently serves as the 
major landmark for Kearns. The Olympic Oval was used 
during the 2002 Winter Olympics hosted by Salt Lake City, 
and it still attracts international competitions. Oquirrh Park 
is one of the largest parks in the western portion of Salt Lake 
County and offers several amenities, including baseball 
fields, basketball courts, swimming facilities, a skatepark, 
and year-round programming. Although there are residential 
neighborhoods, churches, schools, and commercial nodes 
within proximity to the Recreation Hub, overall connectivity in 
this area is poor. Many residential streets end in cul-de-sacs 
at the area’s periphery, with no paths allowing walkers and 
bikers  to continue on to the recreational amenities. In addition, 
crosswalks between the east and west blocks of the character 
area are sparse. Although Beehive Elementary School is on the 
same block as the park and fitness center, there are no paths 
connecting the school to the amenities. The Recreation Hub 
does receive transit service from UTA Bus Route 248 which 
connects to West Valley Central Station to the north and 
4800 W Red Line Trax Station to the south.

Assets: several assets contribute to the high quality of 
recreational and educational amenities available in the 
Recreation Hub Character Area.

• Utah Olympic Oval: The Utah Olympic Oval is a five-
acre facility with a 400-meter speed skating oval, located 
in the heart of the Recreation Hub. The Oval was built 
for the Olympics held in Salt Lake City in 2002, and no 
other ice oval in the world holds as many Olympic World 
Records. Today, the Utah Olympic Oval continues to be 
the headquarters of the U.S. Speedskating Team, but 
also hosts classes and leagues in figure skating, hockey, 
curling and running. The facility draws people from all 
over the world. Kearns has an opportunity to leverage 
this unique asset and capture spending and recognition 
from groups who visit the Olympic Oval.

• KOPFC: The Kearns Oquirrh Park Fitness Center 
(KOPFC) is a hub of recreational activities for Kearns 
residents. Facilities include an indoor swimming pool, 
outdoor summer water park, tennis and pickleball courts, 
weight and cardio rooms, a gymnasium, and more. 
In addition to use of facilities, the KOPFC offers after-
school programs, fitness classes, day camps, and other 
programs to meet residents’ recreational and social 
needs. The KOPFC is open every day of the week and 
serves as an important amenity to the community.

• Viewshed: The Recreation Hub Character Area 
benefits from almost 360 degree mountain views. This 
viewshed is a unique part of Kearns’ identity and should 
be preserved and enhanced through careful design of 
the built environment.

Challenges: these challenges must be addressed to ensure 
the long-term success of the Recreation Hub as a community 
amenity.

• Limited Accessibility: The Recreation Hub Character 
Area is located in the center of Kearns and offers the 
largest variety of recreational amenities to residents. 
However, non-motorized access to this area is limited. 
Two new developments have been approved for the area 
just south of the Recreation Hub, and neither provides 
connections to Kearns Oquirrh Park or other nearby 
facilities. Within the Recreation Hub, there is a shortage of 
pathways between desirable destinations. For example, 
there is no path connecting Beehive Elementary School 
to the after-school programs at KOPFC. Crosswalks 
across Cougar Lane in the vicinity of the Recreation 
Hub are also limited, available only at two locations: the 
KOPFC entrance and across from the Church of Latter 
Day Saints entrance.
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Case Study: Town Square Park, St.George Recreation Hub: Future Vision

St. George’s Town Square Park shows off the region’s 
unique geography and assets while providing recreation 
and entertainment for people of all ages and interests. 
Sure, there is not a lot of water in the City’s actual desert 
environment, but the red rock used to accentuate the 
splash feature draws clear comparisons to the area’s 
stunning red rock cliffs. The park is planned with the 
regional climate in mind, providing places for children to 
cool off on a hot day and for parents to sit in the shade. 

The park also goes above and beyond in celebrating 
St. George’s rich culture and history. Several of the City’s 
original buildings remain on the site, albeit with retrofitted 
uses. And artwork from local artists is on display 
throughout the Town Square. Wide, landscaped paths 
lead visitors directly from the park into the downtown’s 
shops, restaurants, and entertainment venues. 

The experience had in Town Square Park is unique to St. 
George. The Recreation Hub is Kearns’ opportunity to 
apply these same principles in creating a destination that 
celebrates its unique community attributes.

What do residents love about 
their community? In the APAE 
Analysis, participants hoped to 
preserve the following amenities in 
the Recreation Hub:
• Utah Olympic Oval
• Green Space
• Kearns Oquirrh Park Fitness Center

Figure 2-22: Water feature at Town Square Park in St.George 
(Pinterest 2020)

Future Zoning Considerations:

Target Floor Area Ratio: 1:2 to 1:1

Target Building Heights: 1 - 2 stories

Target Maximum Density: 0 du per acre

Primary Uses: parks and open space, civic, educational, 
accessory commercial uses, temporary and seasonal events

Prohibited Uses: high impact recreational uses (those 
that generate intense noises, smells, or heavily degrade the 
environment); overnight accommodations

Parking and Unloading: on-site, shared parking

Other Design Features: 
• Preservation of the viewshed
• Use of wayfinding signage externally and internally, 

oriented to both the automobile and pedestrian
• Use of walking and biking trails to connect various 

facilities within the Recreation Hub

Vision: The Recreation Hub will continue 
to provide family-friendly recreational and 
entertainment amenities, welcoming small-scale 
commercial activities when they are compatible 
and supplementary to existing uses, and honoring 
Kearns’ rich history through signs, markers, and 
exhibits. This will become a place where families of 
all sociodemographic backgrounds can spend an 
entire day playing, lounging, learning, and indulging 
in experiences and products unique to Kearns. 

The Recreation Hub is intended to provide the largest 
concentration of recreational amenities in Kearns. The 
character area seeks to integrate various facilities already 
available on-site, including the Utah Olympic Oval, Kearns 
Oquirrh Park Fitness Center, and local schools. Like the 
Kearns Town Center, the Recreation Hub will be a gathering 
place. However, the primary activities will be recreational in 
nature. Commercial uses may be allowed so long as they are 
supplementary to recreational activities. Potential compatible 
uses could include ice cream stands, farmer’s markets, and 
equipment rental facilities.
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Figure 2-23: Food is a great way to attract people to a 
place. Once they come, they are bound to stay a while: to eat, 
socialize, and play. Offering food service in the Recreation 
Hub is one way to get visitors to stay longer and spend more 
money locally. Every Thursday night in the summer, Daybreak 
organizes a food truck rally to bring the community together. 
Because food trucks are temporary and mobile, they are also 
a great way to test the feasibility of commercial activities in 
an area prior to infrastructure investment (Photo credit: Now 
Playing Utah 2019).

Example Zoning Categories:

Portland Open Space Zone: The Open Space Zone 
(Portland, OR) is intended to preserve and enhance public 
and private open space, recreational areas, and parks under 
a zone specific to these uses. The primary use of these lands 
is open space, but other uses are allowed conditionally, 
including: swimming pools, golf courses, cemeteries, ball 
fields, and similar accessory uses.

Portland Campus Institutional 1 Zone: Portland’s 
Campus Institutional 1 Zone allows for mixed-uses intended 
for the development of a campus-like setting within a 
residential neighborhood. Allowable uses include educational 
facilities, civic buildings, medical facilities, and parks and 
open space. Campuses typically include internal walking 
paths, landscaping, and consistent architectural and design 
elements.
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Neighborhood Mixed Use: EX IST ING

Neighborhood 
Mixed Use

Character Area Snapshot:

Total Area: 8.3 acres
• Entirely vacant, this character 

area represents one of the greatest 
opportunities for development 
remaining in Kearns.

• The land was previously owned 
by UDOT, and is thus classified as 
Government & Institutional Land. 
It was sold in December 2019 to a 
private holder.

Total Market Value: $1,569,700
• Zoned R-M

Figure 2-24: Looking into Character Area 6 from S 5600 W (Google Maps 2019).
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Location: The Neighborhood Mixed Use Character Area 
encompasses part of a vacant property bordered by W 5400 
S to the north and S 5600 W to the east. The northern part of 
the property is owned by West Valley City; the area discussed 
in this section includes only the Kearns-owned portion.

Current Conditions: The Neighborhood Mixed 
Use Character Area presents a prime opportunity for 
redevelopment in the heart of a residential district. The area is 
located near UTA Bus Routes 54 and F556. Route 54 also runs 
through the proposed Kearns Town Center and connects to 
the Murray Central Station. There is already some commercial 
development nearby, primarily serving the residential 
neighborhoods. Existing businesses include a McDonald’s and 
two gas stations. The site benefits from beautiful views of the 
Oquirrh Mountain Range. Developments have been proposed 
for this site in the past, but none have come to fruition.

Assets: these assets can be leveraged to ensure the 
Neighborhood Mixed Use Character Area becomes an 
amenity to the surrounding community.

• Viewshed: This Character Area offers stunning views 
of the Oquirrh Mountains to the west. These views 
could add value to future residential and commercial 
uses, especially if attention is given to the experience of 
the public realm. Will future residents be able to watch 
sunsets from their balconies? Will first-floor cafes spill 
out onto the sidewalk so that customers can enjoy the 
morning mountain air with their coffee? These views 
represent an important part of life in Utah and should 
be preserved to the maximum extent possible while still 
developing this land to its full potential.

• Transit Access: Although no bus lines run directly past 
the Character Area, UTA Bus Routes 54 and F556 
make stops nearby (along 5400 S). Bus Route 54 
connects transit riders to Murray Central Station, with 
service to many destinations throughout the valley. A 
wide sidewalk already exists along 5600 W that could 
deliver future residents in the Neighborhood Mixed Use 
Area to the nearby bus stops. Transit access could be 
further leveraged through the introduction of sheltered 
bus stops and landscaped buffers between sidewalks 
and roadway traffic.

Challenges: challenges are present on this site which must be 
addressed to ensure the success of a neighborhood mixed use 
development.

• Adjacent to Vacant Land Owned by West 
Valley City: The land immediately to the north of 
the Neighborhood Mixed Use Character Area is also 
vacant, but it is under the jurisdiction of West Valley City. 
The City has zoned the land C-2 (General Commercial). 
This zone allows for several types of commercial activities 
that may not necessarily be desirable next to a walkable, 
small-scale residential mixed-use development, 
including: automobile sales, fast food restaurants, and 
commercial parking lots. Future planning efforts should 
be made in collaboration with West Valley City. And the 
vision for this area may need to be adjusted over time if 
the character of surrounding land uses changes.

• Surrounded by Single-Family Residential 
Neighborhoods: The current use of the land 
surrounding this site is primarily single-family residential. 
While limited commercial uses will ultimately be beneficial 
to residents in this area, there is likely to be some tension 
as development is proposed for an area that today 
acts as open space for all intents and purposes. These 
tensions can be mitigated by design and landscaping 
standards that ensure development is compatible with 
surrounding neighborhoods, preserves viewsheds, and is 
accessible via non-motorized trails.

Chapter 2 - Land Use



Kearns General Plan 58

Case Study: Small-Scale Mixed-Use 
Building in Philadelphia 

Neighborhood Mixed-Use: Future Vision

This mixed-use building emerged as an infill project 
in Philadelphia’s Northern Liberties Neighborhood. 
It benefited the neighborhood by adding additional 
housing units and commercial space. But the building 
did not disturb the existing urban fabric. At three 
stories high (one commercial and two residential), the 
building matches the scale of surrounding development. 
Traditional building materials such as stone and brick 
help the building blend into its historic surroundings. 
First level transparency allows visitors to window shop, 
bringing some of the interior energy to the outside public 
realm. Similarly, balconies attached to the residential 
units provide private outdoor space for residents and 
add to street activity on this corner. On-street parking 
serves to buffer people walking on the sidewalk from 
street traffic.

Vision: the neighborhood mixed use area will offer 
diverse housing typologies, integrated with small-
scale commercial uses. The area is intended to serve 
the basic commercial needs of existing residential 
neighborhoods while promoting new, compatible 
housing development.

The future vision for the Neighborhood Mixed Use Character 
Area works toward several goals:

• Improving residential access to commercial needs;

• Providing new, diverse housing stock;

• Buffering existing residential neighborhoods from traffic 
along 5600 W; and

• Preserving Kearns’ views of the Oquirrh Mountains.

This is expected to happen through the development of a small-
scale, mixed-use residential and commercial neighborhood. 
The neighborhood should be established on a grid street 
pattern, connecting to existing stub streets directly to the west. 
Uses will primarily serve existing residential neighborhoods 
and any new on-site residential units.

Participants in the SWOT 
Analysis identified a “lack of 
diverse housing opportunities” 
as a weakness in Kearns. New 
opportunities for mixed-use may 
provide housing types not currently 
available in Kearns, and accommodate 
residents of various backgrounds and 
lifestyle preferences.

Figure 2-25: N. 2nd Street in the Northern Liberties Neighborhood 
(Geeting 2016)

Future Zoning Considerations:

Target Floor Area Ratio: 1:1 to 2:1

Target Building Heights: 1-3 stories

Target Meximum Density: up to 15 du per acre

Primary Uses: residential, neighborhood commercial

Prohibited Uses: high impact commercial/industrial, 
outdoor storage, single-family detached homes

Parking and Unloading: on-site, off-street, shared parking

Other Design Features: 
• Preservation of the viewshed
• Transparency on the first-floor of mixed-use buildings
• Internal pathways for people walking or biking
• Landscaped entryways and parking lots
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Example Zoning Categories:

Kalamazoo Residential Mixed Use Zone: This 
Kalamazoo, MI, zone accommodates a variety of housing 
types. The primary purpose of the zone is residential, but the 
zone is applied in areas where strict separation of uses is not 
necessary (and commercial uses are viable and desirable). 
Specific design standards accompany this zone depending 
on the location of a site within the City.

Farmington, UT Neighborhood Mixed Use Zone: 
Farmington’s Neighborhood Mixed Use Zone allows for a 
mixing of residential and commercial uses under a Planned 
Center development process. This process allows for the 
creation of a site layout that determines where specific uses will 
be allowed. The zone allows for medium-density residential 
development where such development is compatible with 
surrounding character.

Figure 2-24: This example of commercial mixed-use from 
Portland features buildings that strongly resemble single-
family homes. Residential units occupy the top two floors, while 
retail, eateries, and personal service uses are allowed on the 
ground floor. The design fits into the surrounding residential 
neighborhoods and increases the amenities that residents 
have access to. On-street parking buffers pedestrians from 
traffic. (Photo credit: Portland Zoning, 2020).
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Kearns Corner: EX IST ING

Kearns Corner

Character Area Snapshot:

Total Area: 17.6 acres
• 95 dwelling units (5.4 per 

acre), all in  Summit Senior 
Living Facility

• Population unknown: Summit 
Senior Living offers short-term 
and long-term stays.

• Government & Institutional 
Area: 6.5 acres

• Commercial Area: 5.8 acres
• Multi Family Residential 

Area: 3.9 acres

Figure 2-25: Summit Senior Living facility, looking east (Summit Senior Living  
2016).

Total Market Value: 
$28,846,400
• Zoned C-2 and R-1-8
• 8 businesses
• Government & Institutional 

Building Square Footage: 0
• Commercial Building 

Square Footage: 32,102
• Multi Family Residential 

Square Footage: 163,200

61

Location: This character area includes the commercial center 
around Walgreens at the intersection of W 6200 S and S 
5600 W. It also includes three undeveloped parcels: two north 
of the commercial center on the east side of 5600 W, and 
directly west (across 5600 W) of the commercial center.

Current Conditions: This area is located at another 
primary entrance into Kearns. Kearns Corner is surrounded 
by residential uses on all sides except for the south, which is 
adjacent to a commercial node in West Valley City. The area 
is serviced by UTA Bus Routes F556 and 54, which runs all 
the way to Murray Central Station. The existing commercial 
buildings are well-kept, and room exists for infill development. 
One of the only senior living facilities in Kearns, Summit Senior 
Living, is located in this character area.

Assets: Kearns Corner already serves as a strong commercial 
node for Kearns. The following assets contribute to the 
Character Area’s success.

• Mixed-Use: This Character Area exhibits horizontal 
mixed-use, with a senior living facility located directly 
adjacent to commercial retail, eateries, and services. 
The presence of the residential facility gives commercial 
businesses immediate access to some of their potential 
market. This also creates an opportunity to reduce 
vehicle miles driven and improve senior independence, 
as residents may be able to fulfill several basic needs just 
by walking out their front door to the commercial area.

• Available Land: There are approximately 6.5 acres 
of undeveloped land remaining in this character area 
(shown as Government and Institutional land on the 
map to the left). This land could be utilized to further 
enhance services and amenities for seniors, whether that 
be the siting of a small medical clinic or the provision of 
additional park and open space.

Challenges: Several challenges will need to be addressed to 
ensure the future success of this area.

• Access to Parks: Although there are several parks in 
the vicinity of Kearns Corner, they are not necessarily 
accessible. For example, to access Impressions Park 
(the nearest park facility) from Summit Senior Living, 
a resident would have to walk through parking areas 
without sidewalks to 6200 S, where the sidewalk is 
unbuffered from busy street traffic. Few residents would 
be comfortable with such a walk. Lack of accessibility 
could be addressed through foot trails between 
destinations or the addition of park or open space either 
privately (within Summit Senior Living) or publicly on 
vacant land surrounding existing commercial areas.

• Senior Mobility: Walking between the senior living 
facility and adjacent commercial uses could also be 
hindered because of the lack of an internal sidewalk 
network. Pathways from Summit Senior Living to the 
Walgreens Pharmacy and to Mountain America 
Credit Union should particularly be prioritized. New 
development should add to an expanding internal path 
network. Bus Routes 54 and F556 also make stops near 
Kearns Corner. These stops should be given priority 
consideration for improvements such as bus shelters and 
posted schedules, so that seniors can realistically rely on 
transit to reach desired destinations.
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Supporting Seniors Kearns Corner: Future Vision

Kearns Corner is the site of a senior living facility and some 
commercial uses.  While the area includes businesses, 
such as Walgreens, that provide goods and services 
useful to seniors, the current transportation system limits 
seniors’ access to these goods and services. The area is 
currently auto-centric: vast parking lots surround each 
building with no pedestrian pathways linking them. Any 
medians are raised, preventing someone using a cane, 
walker, or wheelchair from using these medians to avoid 
walking in traffic. So how do we plan to be attentive to 
the needs of seniors in this character area?

• Ensure that crosswalk times are sufficiently long, 
allowing for all to safely cross.

• Investigate where pathways can be created to 
separate people from vehicles.

• Make sure businesses are compliant with ADA 
accessibility standards.

• For any public seating, use mobility-conscious 
design, such as sturdy handlebars.

• Use lever handles for doors rather than knobs. 

Looking for other ways to support seniors in the built 
environment? Check out these guides.

APA Aging in Community Policy Guide

AARP Home Modifications to Promote Independent 
Living

Vision: Kearns Corner will continue to provide essential 
neighborhood commercial uses, while also providing 
exceptional living facilities and services for Kearns’ 
seniors.

Looking forward, senior housing should be preserved and 
enhanced in Kearns Corner. Additional facilities should be 
pursued for the site, especially those that provide essential 
senior services (medical, community centers, civic and post 
office, and walkable commercial spaces). Existing parking 
areas may be infilled over time to create a denser, walkable 
built environment. Finally, efforts must be taken to improve 
access to parks and recreational space, whether private 
or public. This may occur through enhancement of vacant 
spaces, provision of community gardens, or added walking 
trails between Summit Senior Living and Impressions Park.

What opportunities did 
Workshop participants identify
for improving quality of life for seniors 
in Kearns?

• Create more senior housing 
opportunities, both independent 
and assisted living

• Provide enhanced elderly services, 
including assistance with yard 
maintenance and snow removal

Future Zoning Considerations:

Target Floor Area Ratio: up to 3:1

Target Building Heights: 1-4 stories

Target Maximum Density: 25 du per acre, senior housing.

Primary Uses: neighborhood commercial, senior and 
accessible housing, civic, medical, senior support services, 
parks and open space

Prohibited Uses: heavy commercial or industrial uses

Parking and Unloading: on-site, off-street, opportunities 
for shared parking

Other Design Features: 
• Internal pathways for people walking and biking
• Internal wayfinding signage
• Buildings oriented to the street
• Landscaping of parking lots and streetscapes

63

Example Zoning Categories:

Perris, CA Senior Housing Overlay Zone: The Senior 
Housing Overlay Zone (Perris, CA) encourages senior 
housing development that is compatible with the surrounding 
built environment and located near essential services. The 
zone allows for higher density and mixed-use development in 
exchange for higher design and performance standards.

Westport, CT Senior Residential Community Zone: 
Westport’s Senior Residential Community Zone allows for 
development of uses in a way that would allow seniors 
autonomy in their everyday lives. This zone accommodates 
senior living, essential services, and parks and open spaces in 
planned developments. This zone encourages design of the 
built environment in a way that considers the special needs 
and preferences of seniors.

Kalamazoo Neighborhood Shopping Center District: 
This zone (Kalamazoo, MI) allows for small-scale commercial 
retail and service uses in areas primarily intended to serve 
residential neighborhoods. The development standards in 
this zone encourage heights and densities that are compatible 
with surrounding residential character.

Figure 2-26: Sagewood at Daybreak provides an example of 
the diverse uses a zone would need to accommodate to allow 
for a complete senior living community. Sagewood provides 
housing, dining services, and recreational spaces. It is also 
located adjacent to several Daybreak amenities, including 
medical facilities, restaurants, and an extensive trail system 
(Photo credit: Sagewood at Daybreak, 2020).

(Figure 2-27: Photo credit: Sagewood at Daybreak, 2020).
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Walkable Commercial Center: EX IST ING

Walkable 
Commercial 

Center

Character Area Snapshot:

Total Area: 13.1 acres
• 0 dwellings; no residential population
• Commercial Area: 12.0 acres
• Other Area: 1.1 acres

Total Market Value: $14,094,300
• Zoned C-2
• 16 businesses
• Commercial Building Square 

Footage: 111,757

Moderate 
Income 
Housing 

Opportunities

Figure 2-28: Street View of Harmon’s Grocery Store and Parking (Google 
Maps, 2019).
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Location: The Walkable Commercial Center Character Area 
encompasses the commercial node located in the northwest 
quadrant of the intersection of W 6200 S and S Cougar Lane.

Current Conditions: The shopping plaza currently hosts 
Harmon’s Grocery Store, a 7-Eleven gas station, a UPS store, 
and several eating establishments. The site is dominated by 
surface parking and does not feature any bus stops (although 
two routes pass by). Residential neighborhoods surround the 
commercial node, except for on the east side, where a few 
more commercial entities exist. Despite the proximity, access 
between the residential neighborhoods and grocery store is 
limited. A wall behind Harmon’s prevents pedestrians from 
accessing the plaza from the residential road to the north.

Assets: Several assets contribute to the present and future 
success of the Walkable Commercial Center.

• Sidewalk Connection to Adjacent Neighborhood: 
Although there is a screening wall running behind 
Harmon’s Grocery in the Walkable Commercial Center, 
a small gap was left to allow pedestrian access. A paved 
path runs through the gap and connects to the sidewalk 
in the neighborhood immediately north of the Walkable 
Commercial Center. This design allows residents in the 
surrounding neighborhoods to access the Walkable 
Commercial Center Character Area without an 
automobile, affording greater autonomy to seniors, 
youth, and other individuals who may not have access to 
a personal vehicle or the ability to drive.

• Potential for Future Infill Development: A lot of 
the land in this Character Area is currently being used 
for surface parking lots. But all of that parking may 
not be needed in the future. Trends like ride-sharing 
and progression toward the autonomous vehicle may 
reduce parking demand. Similarly, improvements 
to infrastructure in and around the residential 
neighborhoods may encourage more people to walk 
or bike to the commercial center rather than getting in 
a vehicle. As demand for parking changes over time, it 
may be possible to convert areas of the parking lots to 
more productive uses. In the SWOT and APAE Analysis, 
residents expressed a desire for more dining options, 
small businesses, and places for family entertainment.

Challenges: There are also several challenges that need to 
be addressed in the Walkable Commercial Center Character 
Area.

• High Traffic on 6200 S and Cougar Lane: Both 
6200 S and Cougar Lane have traffic volumes in this 
area that meet or exceed 14,000 AADT (UDOT, 2016). 
Speeds limits along these roads are 35 mph, although 
that is no guarantee that drivers adhere to posted 
limits. With high traffic volumes and moderate speeds, 
Cougar Lane and 6200 S can serve as barriers to 
people walking or biking. This may prevent individuals 
without automobile access in the residential areas east 
and south of the Walkable Commercial Center from 
shopping here. The only pedestrian crossings close to 
this Character Area occur at the intersection of 6200 
S and Cougar Lane. There are no mid-block crossings. 
People walking to the area must travel a greater distance 
to the crosswalk or risk their safety by trying to cross on 
their own in places closer to their origin or destination. 
Once people reach the Character Area, conflict with the 
automobile is not over. The parking areas are designed 
for motorists, and fail to consider how people will get 
from their cars to store entrances. The area would benefit 
from an internal network of pathways and crossings.

• Competition: Local competition could possibly create 
a challenge for the Walkable Commercial Center 
Character Area in the future. The retail spaces in this 
plaza were built in 1994. Another commercial area with 
a grocery store anchor is located just one mile west of 
this Character Area. The Walmart Supercenter plaza at 
the intersection of 6200 S and 5600 W in West Valley 
City was built in 2004 and later (ten years later than 
the Walkable Commercial Center). The area features 
landscaping and an internal network of sidewalks that 
make it easy for people walking and biking to access 
commercial entities. Unlike the Walkable Commercial 
Center, this Walmart Supercenter area also receives 
direct service from UTA Bus Routes 54, 62, and F556. 
Several improvements may need to be made to the 
Walkable Commercial Center Character Area so that it 
can compete with nearby commercial plazas.
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Case Study: Harmon’s Groceries at 
Bangerter Crossing and Seventh Street

Walkable Commercial Center: Future Vision

What makes a commercial center “walkable?” Examining 
two Harmon’s Groceries—Bangerter Crossing and 7th 
Street—provides some clues as to the key features of 
walkable commercial areas. 
 

Vision: the primary purpose of this area will remain 
small-scale commercial uses, centered around the 
grocery store, to serve surrounding residential areas. 
Active transportation infrastructure improvements will 
connect this character area to apartment complexes 
and future townhomes to the east. Over time, infill of 
existing surface parking lots may be feasible.

This Character Area will continue to serve neighborhood 
commercial needs, but in the future, development will 
be oriented more toward people than the automobile. 
The Walkable Commercial Center will provide important 
opportunities for people without access to a personal 
automobile, especially those living directly adjacent to the 
area, to access groceries and personal services. For this to be 
possible, future development should utilize an internal network 
of pathways. Landscaping should seek to buffer visitors from 
traffic on 6200 S and enhance the overall experience of 
walking through the commercial cluster.

One respondent to the MSD’s
Transportation and Land Use
Survey marked this character area 
as an important area in Kearns because 
it offers walkable access to groceries and 
other food. When a household can use 
non-motorized transportation to meet 
daily needs, they save money on fuel and 
maintenance costs. They also allow the 
non-drivers (like elders or children) in their 
household to be more independent.

Figure 2-30: Street view of Harmon’s Seventh Street (Google Maps 2019)

Future Zoning Considerations:

Target Floor Area Ratio: 2:1

Target Building Heights: 1-2 stories

Target Maximum Density: 0 du per acre

Primary Uses: neighborhood commercial (grocery stores, 
eateries, personal and financial services)

Prohibited Uses: residential, high-impact commercial, 
industrial uses

Parking and Unloading: on-site, off-street, opportunities 
for shared parking

Other Design Features: 
• Entryways and interior parking lots should be landscaped
• Encourage an internal network of pathways for walking 

and biking (providing opportunities for bike parking)
• Outdoor lighting should be fully-shielded

Figure 2-29: Street view of Harmon’s Bangerter Crossing (Google Maps 2019)

• Wide, accessible, and clearly designated 
pedestrian pathway that goes directly to the 
entrance

• Obvious, well-maintained, painted crosswalks
• Lighting and landscaping
• Landscaped entryway
• Multiple commercial uses (for one-trip shopping)

67

Example Zoning Categories:

Salt Lake City Community Business District: This zone 
allows for moderate-sized commercial areas to develop 
alongside residential neighborhoods. Design standards ensure 
that the commercial area serves neighborhood needs without 
creating adverse impacts through light, noise, smell, or sight.

Figure 2-31: Although this Target, at the District in South Jordan, 
offers ample surface parking, considerations are still make for 
pedestrian traffic through the shopping area. People walking 
enjoy wide pathways marked by different paving materials and 
human-scale lighting fixtures. These pathways run down center 
aisles, delivering people from their automobiles to the storefront. 
A wide plaza in front of the store provides space for people to wait 
with their shopping carts, while simultaneously creating a bulb-
out which forces automobiles driving along that stretch to slow 
down. These small details create an environment that is more 
welcoming to walkers and bikers and provides opportunities for 
people to access daily needs without necessarily owning or being 
able to operate an automobile. (Photo credit: Google Street View, 
2020).
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Moderate Income Housing Opportunities: EX IST ING

Moderate 
Income 
Housing 

Opportunities

Character Area Snapshot:

Total Area: 34.2 acres
• 267 dwelling units (7.8 per acre)
• Estimated population of 1,148     

(21,484 people per square mile)
• Multi Family Residential Area:       

15.1 acres
• Government & Institutional Area: 

5.8 acres
• Industrial: 4.5 acres
• Vacant Area: 6.3 acres (townhome 

project platted)

...

Walkable 
Commercial 

Center

Figure 2-32: Advertisement for Apartment Complex in Kearns (Carrington 
Square 2016).

Total Market Value: $9,256,800
• Zoned R-M, PI, M-1, and C-2
• Multi Family Residential Building 

Square Footage: 283,737
• Government & Institutional 

Building Square Footage: 43,300
• Industrial Building Square 

Footage: 42,163

*Townhome project platted
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Location: The Moderate Income Housing Opportunities 
Character Area is located east and west of the Union Pacific 
Railroad Line as it nears the southern border of Kearns. The 
character area includes Carrington Square, Entheos Academy 
- Kearns Campus, and Storage Etc. Kearns.

Current Conditions: The Moderate Income Housing 
Opportunities Character Area consists of approximately 
34.2 acres of land, the majority of which is used for residential 
purposes (including Carrington Square and a recently 
platted townhome project on 6200 S). Some industrial and 
institutional uses also exist currently on the site. The Union 
Pacific Railroad cuts this character area in half and presents 
some challenges related to accessibility and noise. Although 
most of the land is already developed, there are opportunities 
here for redevelopment and infill. The Character Area is 
located along bus route 248.

Assets: The Moderate Income Housing Opportunities 
Character Area benefits from close proximity to daily needs 
and access to public transportation.

• Proximity to Walkable Commercial Center: 
Residents in this Character Area benefit from their 
proximity to the Walkable Commercial Center Character 
Area. Although Cougar Lane and the Union Pacific 
Railroad serve as barriers, there are still formal crossings 
along 6200 S to accommodate residents. A household 
living in the Moderate Income Housing Opportunities 
Character Area could gain access to groceries without 
owning a car. There may also be retail employment 
opportunities in the Walkable Commercial Center that 
could benefit these residents.

• Access to Bus Route 248: Bus Route 248 stops at 
Carrington Square in the Moderate Income Housing 
Opportunities Character Area. The bus stops every 
thirty minutes. As it travels north, the bus makes stops at 
the Recreation Hub Character Area, including Kearns 
High School, and at West Valley Central Station. Most 
major destinations in the Valley are accessible by transit 
from this point in Kearns. However, trips may be long or 
require multiple transfers. 

Challenges: Several challenges are present in this area and 
will impact the future success of the Moderate Income Housing 
Opportunities Character Area.

• Union Pacific Railroad: The Union Pacific Railroad 
runs through the middle of this Character Area, creating 
an east-west divide. To access destinations on the other 
side of the railroad tracks, individuals must walk south to 
6200 S, one of the only formal pedestrian crossings over 
the railroad tracks in Kearns. The railroad also creates 
noise disturbances, which may impact the desirability of 
housing units in this area. Future planning efforts could 
involve working with Union Pacific to address noise and 
safety concerns.

• Increasing Traffic on Cougar Lane and 6200 S: 
Rising traffic volumes on 6200 S and Cougar Lane 
could also impact residential development in the 
Moderate Income Housing Opportunities Character 
Area. Residences may need to be shielded from the 
sight, sound, and smell of traffic through landscaping 
and other screening features. Additional safety 
improvements may need to be made, such as the 
addition of mid-block pedestrian crossings, to prevent 
residents from unsafely crossing through traffic. Finally, 
further study of Major Transit Investment Corridor 6200 
S is needed to determine how the roadway expansion 
(see transportation element) will impact development in 
this area.
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Missing Middle Housing Moderate Income Housing Opportunities: 
Future Vision

Missing middle housing describes smaller multifamily 
buildings, somewhere in between single-family detached 
homes and large apartment buildings. Units that fit into 
this middle housing category are often compatible in 
scale and character to single-family homes, but they can 
offer more affordable and lower-maintenance housing 
options for populations with different needs. Middle 
housing includes stacked or side-by-side duplexes, 
fourplexes, courtyard apartments, and townhomes. 
It does not include mid-rise or high-rise apartment 
complexes. Learn more here.

Who needs missing middle housing? Working-class 
families, students, and young professionals generally 
cannot afford single family homes or luxury high-rise 
apartment units. In some areas, cost of living is so high 
that dual-income families must seek middle housing to 
avoid being housing cost-burdened.

Vision: this character area integrates new moderate-
income housing opportunities into existing multi-family 
residential development. The MIH Opportunities 
Character Area will continue to be served by UTA 
bus lines and will connect to the nearby ‘Walkable 
Commercial Center’.

This Character Area provides an opportunity to develop 
unique and “missing-middle” housing types to serve the needs 
of diverse Kearns residents. Future zoning should consider the 
benefit of locating housing for moderate- and low-income 
households in this area. which is served by transit and located 
near essential commercial and educational facilities. As 6200 
S is expanded (see the transportation element of this General 
Plan), care should be taken to buffer residential uses from any 
adverse impacts of increased traffic and congestion. 

94% of Transportation and 
Land Use Survey respondents
from Kearns identified ‘Affordability
of Housing’ as ‘Important’ or ‘Very 
Important’ to the future development 
of Kearns. But Kearns residents also 
responded that ‘High Standards for 
Design and Aesthetics’ were important 
to them (83%). During the Community 
Workshop, participants discussed 
their desire to avoid bad high-density 
housing. Middle-housing can provide 
attractive, small-scale affordable options.

(Opticos Design 2015)

Future Zoning Considerations:

Target Floor Area Ratio: 1:1 to 2:1

Target Building Heights: 1-3 stories

Target Maximum Density: up to 20 du per acre

Primary Uses: multifamily residential, single-family 
attached, limited commercial uses near transit stops

Prohibited Uses: industrial, single-family detached

Parking and Unloading: on-site, off-street

Other Design Features: 
• Landscaping should be utilized to shade structures and 

buffer non-residential uses
• Buildings should be designed at a scale compatible with 

surrounding uses.

 Figure 2-33: Missing Middle Housing Diagram.
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Figure 2-34: This mid-century modern duplex provides 
a perfect example of missing middle housing. It falls 
somewhere between on the spectrum from detached 
single-family homes to mid- and high-rise apartment 
buildings. The duplex likely provides more affordable 
housing options for area residents. Notice that it is designed 
to emulate a single-family home, helping it to blend into its 
neighborhood residential surroundings (Pinterest 2020).

Example Zoning Categories:

Portland Residential Multi-Dwelling 1: Portland, OR 
has created this zone to apply to areas around commercial 
centers and corridors. It allows for small multi-family buildings 
as well as attached single-family homes, with the intent of 
providing housing choices and buffering detached single-
family home neighborhoods from more intense uses. 

Portland Residential Multi-Dwelling 2: The Residential 
Multi-Dwelling 2 zone is similar to the zone described above, 
except it allows for a slightly higher density of units. Design 
standards still work to ensure development is compatible with 
surrounding residential uses, as shown in Figure X. Portland 
allows limited commercial uses in this zone, primarily along 
corridors.

 Figure 2-35: Example Images from Portland’s Residential Multi-Dwelling 2 Zone.

Photos from Portland Zoning, 2020.
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The Neighborhood Residential Character Areas

Lodestone Residential Character Area Snapshot:

Year Built: primarily 1970s-1980s

Building Heights: primarily two-story, split-level

Median Lot Size: 0.17 acres

Median Building Area: 1,802 square feet

Total Dwelling Units in Lodestone: 825

Net Density: 5.57 du per acre

Estimated Population: 3,053

Median Total Market Value per Parcel (2018): $225,100

Design Features: deep front yard setbacks, split-level 
architecture, grassy park strips. 

Figure 2-36: Example of housing style in Lodestone Residential Character Area (Trulia, 2020).

The Neighborhood Residential Character Areas represent the five main residential areas in Kearns. The residents of Kearns take great 
pride in their residential neighborhoods. The main intent of this plan is to preserve these neighborhoods for primarily single-family and two-
family uses; however, neighborhoods have different needs and opportunities due to their layouts and relative locations. Thus, this section 
calls out the unique qualities of each neighborhood, setting the groundwork for targeted projects included in the work program at the end 
of this Chapter.

Lodestone Residential 
Character Area: Existing
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Location: The Lodestone Residential Character Area is 
bounded by 5400 S to the north, 6200 S to the south, 
Mountain View Corridor Trail to the west, and the Special 
Utility Character Area to the east.

Current Conditions: This Character Area is named after its 
greatest amenity, Lodestone Park, which falls in both Kearns 
and West Valley City. The park is 60 acres in total, but only 10.5 
of those acres are located within the Municipality. Residents 
in this character area enjoy service from UTA Bus Routes 54 
and Flex 556, as well as good sidewalk conditions. Houses in 
the Lodestone Residential Character Area are more recently 
constructed relative to the majority of housing stock in Kearns. 
Front yards are deep, and grass is the primary vegetation in 
park strips.

Assets: Residents in the Lodestone Residential Character 
Area enjoy many amenities that contribute to quality of life.

• Lodestone Park: The most obvious amenity is close 
access to Lodestone Park. The majority of residents in 
this Residential Character Area live within a five or ten 
minute walk of the facility (Figure 2-3). Lodestone Park is 
approximately 60-acres and includes several one-of-a-
kind features, such as a mining-themed playground and 
a Utah Jazz basketball court. Visit the Salt Lake County 
Parks and Recreation Website for more information 
about Lodestone Park.

• Transit Service: Residents of the Lodestone Residential 
Character Area also benefit from transit service by UTA 
Bus Routes 54, 62, and F556. Bus Route 54 comes to 
this Character Area every fifteen minutes, while Route 
62 arrives every thirty minutes. Using these transit routes, 
residents can reach a variety of destinations, including 
the Recreation Hub Character Area, the proposed 
Kearns Town Center, Fashion Place Mall, and Murray 
Central Station (with access to Front Runner and TRAX).

Challenges: There are challenges that impact life in the 
Lodestone Residential Character Area.

• Cul-de-sac Development: Much of this Residential 
Character Area was developed using cul-de-sacs and 
limited access streets. This limits the capacity of the street 
network and the ability of residents to get around without 
using an automobile. Although the pattern of the street 
network is difficult to change, accessibility could be 
improved through the addition of foot trails that directly 
connect important destinations.

Vision: Lodestone Residential Character Area will 
continue to provide high-quality, predominantly 
single-family housing, for residents of Kearns. Future 
planning efforts will seek to improve access to major 
amenities such as Lodestone Park, and enhance street 
scape landscaping to provide a quiet and attractive 
environment for households and families.

Lodestone Residential: Future Vision

Future Zoning Considerations:

Target Floor Area Ratio: NA

Target Building Heights: 1-2 stories

Target Maximum Density: 5-6 du per acre

Primary Uses: single-family residential, parks and open 
space, government and institutional

Prohibited Uses: industrial, large-scale commercial

Parking and Unloading: on-site off-street, and on-street

Other Design Features: 
• Encourage the planting of street trees in park strips, 

where feasible
• Seek opportunities for easements to provide foot paths 

to major destinations

Example Zoning Categories:

Portland Residential 7,000: This Portland, OR, zone 
is intended for single-family residential uses with up to one 
dwelling unit per 7,000 sq ft. Accessory Dwelling Units 
(ADUs) are allowed in this zone, as are duplexes (on corner 
lots only).

Portland Open Space: The Open Space Zone (Portland, 
OR) is intended to preserve and enhance public and private 
open space, recreational areas, and parks under a zone 
specific to these uses. The primary use of these lands is open 
space, but other uses are allowed conditionally, including: 
swimming pools, golf courses, cemeteries, ball fields, and 
similar accessory uses.
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Olympic Oval District Residential Character Area: Existing

Olympic Oval District Residential Character Area Snapshot:

Year Built: primarily 1980s-early 2000s

Building Heights: one to two stories

Median Lot Size: 0.16 acres

Median Building Area: 1,914 square feet

Total Dwelling Units in Olympic Park District: 2,588

Net Density: 5.50 du per acre

Estimated Population: 9,576

Median Total Market Value per Parcel (2018): $233,700

Design Features: deep front yard setbacks, landscaped front 
yards and park strips, neutral building material colors 

Figure 2-37: Example of housing style in Olympic Park District (Google Maps, 2019).

Location: The Olympic Oval District 
Residential Character Area is located in the 
central southern portion of Kearns, near the 
Utah Olympic Oval and Oquirrh Park. The 
residential character area is bounded to the 
west by the Special Utility Project Character 
Area, to the north by 5400 S, to the east by 
the Union Pacific Railroad, and to the south by 
6200 S.
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Current Conditions: The Olympic Oval District Residential 
Character Area benefits from unparalleled access to parks and 
recreation (four parks in total). Nearly all residences are within 
a ten minute walk of a park facility. Residents of the Olympic 
Oval District also benefit from close proximity to grocery stores 
(with at least one on every corner of the residential character 
area). This area represents the newest housing stock in Kearns, 
built between the 1980s and early 2000s. Lots feature deep 
front yard setbacks and landscaping of both yards and park 
strips. Sidewalk condition in this character area is considered 
‘good’ by the sidewalk condition inventory conducted in the 
Master Transportation Plan.

Assets: Residents of the Olympic Oval District benefit from 
unparalleled access to community amenities.

• Community Amenities: There are four parks in this 
area and three educational facilities. Residents are also 
immediately adjacent to the Recreation Hub Character 
Area and important commercial destinations like 
Harmon’s Grocery. Most residents are within a ten minute 
walk of a park facility, and many are within walking range 
of a grocery or convenience store.

Challenges: The street network creates a challenge for the 
Olympic Oval District Residential Character Area.

• Street Network: Cul-de-sacs and limited access roads 
are characteristic of this area, making it difficult to 
navigate without an automobile despite close distances 
to amenities. Because there are limited routes through 
the Olympic Oval District, traffic is also likely to collect on 
a few key streets, worsening congestion. The function of 
the network can be improved by connecting stub streets 
and developing foot trails to major destinations.

Vision: the Olympic Oval District Residential Character 
Area will preserve low-intensity residential uses in a 
park-like setting, taking efforts to protect the ability of 
residents to easily access daily needs.

Olympic Oval District: Future Vision

Example Zoning Categories:

Portland Residential 7,000: This Portland, OR, zone 
is intended for single-family residential uses with up to one 
dwelling unit per 7,000 sq ft. Accessory Dwelling Units 
(ADUs) are allowed in this zone, as are duplexes (on corner 
lots only).

Portland Open Space: The Open Space Zone (Portland, 
OR) is intended to preserve and enhance public and private 
open space, recreational areas, and parks under a zone 
specific to these uses. The primary use of these lands is open 
space, but other uses are allowed conditionally, including: 
swimming pools, golf courses, cemeteries, ball fields, and 
similar accessory uses.

New Orleans Greenway Open Space District: New 
Orleans, LA, Greenway Open Space District accommodates 
pathways between community amenities in a linear park 
setting. The zone accommodates multimodal transportation, 
including paths for walking and biking. 

Future Zoning Considerations:

Target Floor Area Ratio: NA

Target Building Heights: 1-2 stories

Target Maximum Density: 5-6 du per acre

Primary Uses: single-family residential, parks and open 
space, government and institutional

Prohibited Uses: industrial, large-scale commercial

Parking and Unloading: on-site off-street, and on-street

Other Design Features: 
• Encourage landscaping of park strips and front yards
• Seek to connect park facilities through a network of 

designed pathways and trails

Figure 2-38: The Lafitte Greenway in New Orleans. Kearns may 
similarly choose to pursue multimodal pathways to connect separate 
community amenities. Landscaping can enhance the experience of 
people walking and biking.(Visit New Orleans, 2020).
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Western Hills Residential Character Area: Existing

Western Hills Residential Character Area Snapshot:

Year Built: primarily 1950s-1970s

Building Heights: one-story, two-story, split level

Median Lot Size: 0.16 acres

Median Building Area: 1,888 square feet

Total Dwelling Units in Western Hills: 1,487

Net Density: 6.12 du per acre

Estimated Population: 5,502

Median Total Market Value per Parcel (2018): $205,100

Design Features: average front yard setbacks, diverse housing 
types and building materials 

Figure 2-39: Example of housing style in Western Hills Residential Character Area (Google Maps, 2016).
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Location: The Western Hills Residential Character Area is 
located in the northwest quadrant of Kearns. It is bounded on 
the north by 4700 S, on the west by 5600 W, and on the south 
by 5400 S. The eastern boundary of the Character Area is 
defined by the Union Pacific Railroad. 

Current Conditions: This Residential Character Area 
features primarily single-family residential uses. It includes 
Mountain Man Park, the only recreational facility in this 
area. Although the Western Hills Residential Character Area 
is immediately adjacent to the Warehouse District and the 
employment opportunities that offers, access is restricted by 
the railroad. Sidewalk conditions in this character area are 
moderate.

Assets: Several assets contribute to the strength of the 
Western Hills Residential Character Area.

• Viewshed: The Western Hills Residential Character 
Area experiences areas of higher elevation than 
elsewhere in Kearns. These topographic features serve 
to provide the Western Hills Area with some of the 
best views in the Municipality. These views should be 
preserved and recognized for the unique benefits they 
bring to area residents.

• Mountain Man Park: Over half of the Western Hills 
Residential Character Area is within a ten minute 
walk of Mountain Man Park (Figure 2-3). The park is 
approximately five acres and includes a playground, 
walking path, and restroom facilities. Mountain Man 
Park showcases some of the views characteristic of the 
Western Hills Area.

Challenges: There are also challenges that impact quality of 
life in the Western Hills Residential Character Area.

• Limited Connectivity: Connectivity of the Western 
Hills Residential Character Area to the rest of Kearns 
is limited by a curvilinear loop type street network (see 
the transportation element) and the Union Pacific 
Railroad. The curvilinear roads prevent people walking 
and biking from being able to take the most direct 
route to destinations, and may encourage people not 
to use active forms of transportation. The Union Pacific 
Railroad cuts off access from the neighborhoods to 
desirable destinations such as the Warehouse District 
(employment opportunities). The railroad can only 
formally be crossed at 5400 S and 4700 S.

Vision: the Western Hills Residential Character Area 
will continue to offer high-quality residential living 
options. Efforts will be taken to preserve the viewshed, 
enhance the streetscape, and improve access to 
daily needs such as parks, grocery stores, and school 
facilities. 

Western Hills: Future Vision

Future Zoning Considerations:

Target Floor Area Ratio: NA

Target Building Heights: 1-2 stories

Target Maximum Density: 6-7 du per acre

Primary Uses: single-family residential, parks and open 
space, government and institutional

Prohibited Uses: industrial, large-scale commercial

Parking and Unloading: on-site off-street, and on-street

Other Design Features: 
• Encourage the planting of street trees in park strips, 

where feasible
• Seek opportunities for easements to provide foot paths 

to major destinations
• Look at possibility of a pedestrian crossing over the 

railroad into the Warehouse District from Mountain Man 
Park

• Preserve the viewshed

Example Zoning Categories:

Portland Residential 7,000: This Portland, OR, zone 
is intended for single-family residential uses with up to one 
dwelling unit per 7,000 sq ft. Accessory Dwelling Units 
(ADUs) are allowed in this zone, as are duplexes (on corner 
lots only).

Portland Open Space: The Open Space Zone (Portland, 
OR) is intended to preserve and enhance public and private 
open space, recreational areas, and parks under a zone 
specific to these uses. The primary use of these lands is open 
space, but other uses are allowed conditionally, including: 
swimming pools, golf courses, cemeteries, ball fields, and 
similar accessory uses.
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https://www.portlandmaps.com/bps/zoning/#/zones/base/R7
https://www.portlandmaps.com/bps/zoning/#/zones/base/OS
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Camp Kearns Residential Character Area: Ex is t ing

Camp Kearns Residential Character Area Snapshot:

Year Built: primarily 1954-1956

Building Heights: one-story, ranch style

Median Lot Size: 0.16 acres

Median Building Area: 1,440 square feet

Total Dwelling Units in Camp Kearns: 2,526

Net Density: 6.06 du per acre

Estimated Population: 9,346

Median Total Market Value per Parcel (2018): $192,300

Design Features: shallow  front yard setbacks, low-pitch roofs, 
awnings and ground-level front porches and patios 

Figure 2-40: Example of housing style in Camp Kearns Residential Character Area (Google Maps, 2015).

Location: The Camp Kearns Residential 
Character Area is located in the northeast portion 
of Kearns. It is bounded on the north by 4715 S, on 
the east by 4015 W, on the south by 5415 S, and on 
the west by the Union Pacific Railroad.
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Current Conditions: The housing types in the Camp Kearns 
Residential Character Area are unique from anywhere else 
in the Municipality. Constructed between 1954 and 1956, 
after the dissolution of the Camp Kearns military base, this 
neighborhood represents original GI Bill Housing (housing 
constructed for veterans and their families after the end of 
WW2). Buildings are primarily one-story ranch-style. Low-
pitch roofs and awnings are characteristic of the homes. Lots 
feature shallow front yard setbacks, and ground-level front 
porches and patios. Because these homes are smaller in area, 
they offer single-family living opportunities at a cost lower than 
in other parts of Kearns. Sidewalk quality in this residential 
character area is poor, but residents enjoy access to groceries 
and park facilities, all from a gridded street network which 
leads to better traffic flow.

Assets: Residents of the Camp Kearns Residential Character 
Area benefit from several assets.

• Historical Context: This Residential Character 
Area has a rich history. The neighborhood sits on land 
previously occupied by the Camp Kearns Army Air 
Force Base, which was active during WWII. After the 
base closed in 1946, and materials were auctioned off 
in 1948, the land was re-purposed for GI Bill Housing. 
The majority of homes in the Camp Kearns Residential 
Character Area were constructed during this post-war 
period, between 1954 and 1956. Homes in this area 
have unique architectural characteristics which should 
be preserved, as should the gridded street network.

• Lower Cost of Homeownership: Because the homes 
in this residential area are generally smaller, they sell 
for less. This provides households with an opportunity 
to own at a lower cost than elsewhere in Kearns. The 
median market value of a residential parcel in the Camp 
Kearns Area is $192,200.

• Opportunity Zone: The Camp Kearns Residential 
Character Area is within Census Tract 49035113802, 
which has been designated an opportunity zone. 
Businesses that locate within and invest in opportunity 
zones are eligible for special tax benefits.

Challenges: Because this is the oldest residential area in 
Kearns, there are some challenges.

• Condition of Infrastructure: Sidewalk conditions in 
this area are particularly poor, which can make it difficult 
to navigate without an automobile. ADA-compliant 
infrastructure is also lacking.

Vision: the unique character of the Camp Kearns 
Residential Character Area will be preserved, while the 
area continues to provide affordable homeownership 
opportunities for residents of the Municipality.

Camp Kearns Residential: Future Vision

Example Zoning Categories:

Portland Residential 7,000: This Portland, OR, zone 
is intended for single-family residential uses with up to one 
dwelling unit per 7,000 sq ft. Accessory Dwelling Units 
(ADUs) are allowed in this zone, as are duplexes (on corner 
lots only).

Portland Open Space: The Open Space Zone (Portland, 
OR) is intended to preserve and enhance public and private 
open space, recreational areas, and parks under a zone 
specific to these uses. The primary use of these lands is open 
space, but other uses are allowed conditionally, including: 
swimming pools, golf courses, cemeteries, ball fields, and 
similar accessory uses.

Kalamazoo Neighborhood Conservation Overlay: 
This overlay zone encourages new development that fits 
the character and scale of original (historic) neighborhood 
buildings, preserving the culture and identity of areas.

Future Zoning Considerations:

Target Floor Area Ratio: NA

Target Building Heights: 1 story

Target Maximum Density: 6-7 du per acre

Primary Uses: single-family and two-family residential, 
parks and open space, government and institutional

Prohibited Uses: industrial, large-scale commercial

Parking and Unloading: on-site off-street, and on-street

Other Design Features: 
• Create design standards to preserve the unique character 

of housing stock in the Camp Kearns Residential 
Character Area:

• Ranch homes
• Low-pitch roofs
• Ground level porches
• Awnings above porches or entryways
• Shallow front yard setbacks
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https://www.portlandmaps.com/bps/zoning/#/zones/base/R7
https://www.portlandmaps.com/bps/zoning/#/zones/base/OS
https://ecode360.com/33036665#33036671
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Edgemont Park Residential Character Area: E x i s t i n g

Edgemont Park Residential Character Area Snapshot:

Year Built: primarily 1950s-1970s

Building Heights: mixed one-story, two-story, split level

Median Lot Size: 0.16 acres

Median Building Area: 1,824 square feet

Total Dwelling Units in Edgemont Park: 1,952

Net Density: 5.88 du per acre

Estimated Population: 7,222

Median Total Market Value per Parcel (2018): $202,100

Design Features: average front yard setbacks, diverse housing 
types and building materials, use of deciduous trees in front yard 
landscaping 

Figure 2-41: Example of housing style in Edgemont Park Residential Character Area (Google Maps, 2019).
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Location: The Edgemont Park Residential Character Area is 
located in the southeast portion of Kearns. It is bounded on 
the north by 5415 S, on the east by 4000 W, on the south by 
6200 S, and on the west by the Union Pacific Railroad.

Current Conditions: This area is primarily used for single-
family residential purposes. The housing stock is similar to 
other areas of the Municipality. There are few non-residential 
facilities available in this character area. As a result, access 
to daily needs, such as groceries or recreational facilities, is 
low. Most residents would need to own a car in order to live 
in this neighborhood. Accessibility is further hindered by poor 
sidewalk conditions (especially in the northern part of the 
residential character area) and the barrier imposed by the 
railroad.

Assets: The following serve as assets to the Edgemont Park 
Residential Character Area.

• Field of Dreams EcoCommunity: Edgemont Park is 
home to a unique demonstration project which will give 
low-income households an opportunity to live in modern 
passive homes. Passive homes have a lower carbon 
footprint and reduce utility costs for the occupant. This 
project is a collaborative effort between Habitat for 
Humanity and architect Jörg Rügemer. When completed, 
the project will provide twenty affordable units with 
shared community recreational amenities. Learn more 
on the EcoCommunity web page.

Challenges: The greatest challenge for residents of the 
Edgemont Park Residential Character Area is barriers to 
access.

• Barriers to Access: Whereas other residential 
neighborhoods in Kearns enjoy close proximity to parks 
and grocery stores, such services are farther away from 
the Edgemont Park Area. No residents are within five 
or ten-minute walking distance to a park, and few are 
within walking distance to a grocery or convenience 
store. Access limitations are caused primarily by the 
Union Pacific Railroad, which separates residents in 
this neighborhood from the nearby Recreation Hub 
Character Area (including Kearns High School) and 
the Walkable Commercial Center Character Area (with 
Harmon’s Grocery). Access is further hindered by poor 
sidewalk conditions, particularly in the northern part of 
Edgemont Park (see the transportation element).

Vision: Edgemont Park will continue to provide high-
quality housing options for residents, while expanding 
access to daily needs such as grocery stores, parks, 
educational facilities, and employment opportunities.

Edgemont Park: Future Vision

Future Zoning Considerations:

Target Floor Area Ratio: NA

Target Building Heights: 1-2 stories

Target Maximum Density: 6-7 du per acre

Primary Uses: single-family residential, parks and open 
space, government and institutional

Prohibited Uses: industrial, large-scale commercial

Parking and Unloading: on-site off-street, and on-street

Other Design Features: 
• Encourage beautification of the streetscape through 

infrastructure improvements and park strip landscaping
• Seek to connect residents to major community 

destinations through non-motorized pathways
• Consider opportunities to allow limited commercial and/

or recreational opportunities in the Character Area to 
meet the needs of residents.

Example Zoning Categories:

Portland Residential 7,000: This Portland, OR, zone 
is intended for single-family residential uses with up to one 
dwelling unit per 7,000 sq ft. Accessory Dwelling Units 
(ADUs) are allowed in this zone, as are duplexes (on corner 
lots only).

Portland Open Space: The Open Space Zone (Portland, 
OR) is intended to preserve and enhance public and private 
open space, recreational areas, and parks under a zone 
specific to these uses. The primary use of these lands is open 
space, but other uses are allowed conditionally, including: 
swimming pools, golf courses, cemeteries, ball fields, and 
similar accessory uses.

Chapter 2 - Land Use

https://www.ruegemer.com/fod
https://www.portlandmaps.com/bps/zoning/#/zones/base/R7
https://www.portlandmaps.com/bps/zoning/#/zones/base/OS
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The Supplementary Character Areas

Special Utility Project Character Area:

Location: Located on the western side of Kearns, this character 
area runs from 5400 S to 6200 S. It is located between the 
Lodestone Residential Character Area and the Olympic Oval 
District Residential Character Area.

Current Conditions: The area consists of approximately 33.3 
acres, used for the siting of transmission lines serving local and 
regional markets. There is approximately 185 ft of land width 
available between the transmission lines and the western edge 
of the Character Area.

Future Considerations: Although the primary use of 
the site will remain  to host utilities such as the transmission 
lines, the potential exists for other low-intensity, compatible 
uses to co-occupy the space. Further study is needed to 
determine if a walking path or other recreational amenity 
is feasible in the character area. Such amenities would 
serve the nearby residential neighborhoods and could 
possibly connect residents to community destinations. 

Figure 2-42: Street view of the Special Utility Project Character Area, 
offering open space and views along a transmission line route. Available 
land could be utilized for multiple purposes so long as the primary use is 
preserved. (Google Maps Street View, 2020)

The Supplementary Character Areas represent the four areas of Kearns where the primary goal is either preservation or further study. 
These character areas currently require the least planning attention.

Major Transit Investment Corridor Study Area:

Location: This area includes the entire right-of-way of 
5400/5415 S and 6200 S (Kearns’ Major Transit Investment 
Corridors). Studies may also include land immediately adjacent 
to the corridors.

Current Conditions: 5400/5415 S and 6200 S are classified 
as Major Transit Investment Corridors by state law. Daily traffic 
counts on these arterials are high, and transit service is frequent 
(every 15 minutes). In the next ten years, traffic is expected to 
increase on both arterials. 6200 S is planned for expansion to 
seven lanes by 2040. More information on the Major Transit 
Investment Corridors is available in the Transportation Element 
of this Plan.

Future Considerations: 5400/5415 S and 6200 S both 
run through areas that are primarily used for residential 
purposes. As traffic increases and right-of-way is expanded, 
residential uses may no longer be desirable along these Major 
Transit Investment Corridors. Further study of the corridors 
is needed to determine a future vision for these areas. 

Figure 2-43: Street view of 5400 S as it passes by residences on the west 
side of Kearns. In this area, the corridor is five lanes wide. Pedestrians are 
accommodated by a signaled walkway. (Google Maps Street View, 2020)
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Existing Commercial Character Area:

Location: Existing Commercial Character Areas are scattered 
throughout the Municipality, primarily near medium- to high-
density housing and at major intersections.

Current Conditions: These areas primarily serve the limited 
commercial needs of their adjacent neighborhoods. They tend 
to be automobile-oriented and feature small, on-site, surface 
parking lots.

Future Considerations: The existing commercial 
uses in these areas should be preserved, recognizing 
that the Areas provide important services to  
Kearns’ residents. However, the intensity of commercial activities 
in these clusters should not increase. Future commercial growth 
should be focused in the Core Character Areas. The Existing 
Commercial Character Areas may be enhanced through limited 
infill development, streetscaping and parking lot landscaping, 
and the addition of multimodal facilities so that residents can 
access destinations without using an automobile.

Figure 2-44: Street view of an Existing Commercial Character Area at 
the intersection of 5415 S and Northwest Avenue. This site hosts a small 
grocery store and a couple of pizza places. It serves basic commercial needs 
of nearby residents and students attending Kearns High School (located 
southeast of the cluster). (Google Maps Street View, 2019)

Med- to High-Density Residential Character Area:

Location: This Character Area applies to several locations 
across the Municipality. It covers existing med- to high-density 
residential uses not contained within a Core Character Area.

Current Conditions: The majority of housing in Kearns is 
single-family, owner-occupied. Thus, it is essential that existing 
medium to high-density residential uses be preserved, in order 
to promote housing choice and affordability. These areas are 
largely integrated into their surrounding neighborhoods but 
could benefit from increased access to transit and amenities.

Future Considerations: Zoning should be audited to ensure 
that it preserves existing Med- to High-Density Residential 
Character Areas. Allowable density should not be less than 
what already exists on-site. Density may be increased if staff 
finds that greater density is compatible with surrounding 
uses and desirable for the area. Design standards may 
be implemented to ensure the development of attractive, 
compatible buildings.

Figure 2-45: Street view of the PineRidge Apartments in Kearns. This 
complex is included in the Med- to High-Density Residential Character 
Area, which preserves housing choices in Kearns (Google Maps Street 
View, 2020)

Chapter 2 - Land Use
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Stronger Together Community Work Program

You’ll notice that the work program includes multiple 
responsible parties. That is because planning is a 
collaborative effort. Complex problems cannot be 
solved in isolation. Consider this example: a proposal to 
implement a crosswalk across a state highway to link a 
neighborhood to a high school. As a state highway, the 
state Department of Transportation would be involved. 
School administrators would voice their students’ needs. 
The neighborhood HOA would represent resident 
interests. The community’s planner and transportation 
engineer would be involved as well. These entities and 
more are needed to generate a solution and implement 
it. With any one of these partners missing, the proposed 
solution would likely leave out a factor crucial to the 
long-term success of the project. When relevant parties 
collaborate, mutually beneficial solutions emerge and 
can come to fruition.

The next pages detail the land use work program for Kearns. 
Tables are laid out in a series of goals, objectives, and actions 
to help the community achieve its future land use vision. Every 
action is accompanied by technical information about who 
should lead the initiative, the proposed timeline for completion, 
the estimated cost, and the metric for success. Resources 
provided link to useful case studies, funding sources, or other 
guidelines for helping Kearns reach its goals.

The land use work program is the result of robust data 
gathering, coordination with regional transportation plans, 
and extensive community engagement through surveys, 
workshops, and General Plan Steering Committee Meetings. 
The goals included in the work program were developed 
from the SWOT and APAE analyses, with oversight from the 
General Plan Steering Committee (GPSC). Goals are ordered
by relative importance, based on community feedback (i.e. the
number of times each goal came up in the analyses, surveys, or
during GPSC discussions).

Kearns Land Use Goals:

1. Build livable neighborhoods for people of all ages, 
abilities, and sociodemographic backgrounds.

2. Preserve and enhance recreational amenities and access 
to parks and open space.

3. Enhance the safety, comfort, and visual attractiveness of 
the built environment. 

4. Promote the culture and identity of Kearns through the 
built environment.

5. Create a Kearns Town Center to serve as a social 
gathering place and commercial hub.

6. Preserve and enhance existing commercial activities.

7. Develop an attractive and economically-viable 
Warehouse District.

8. Promote land use as a tool to enhance physical and 
mental health and wellbeing.

At the Community Workshop 
held in December of 2019, 
residents identified the ‘image/
reputation of Kearns’ as a significant 
weakness that needed to be addressed 
in the Municipality’s General Plan. 
Workshop participants related 
this to negative images to junk 
accumulation, litter, lack of curb 
appeal, and broken infrastructure in 
residential neighborhoods. Longevity 
of residents and strength of residential 
neighborhoods is a large source 
of pride in Kearns. Thus, this plan 
places great emphasis on protecting 
residential character and strengthening 
the aesthetic appeal and quality of life 
of existing neighborhoods.
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Figure 2-46: Kearns High School, home of the Cougars. School 
colors are green and gold. (Photo credit: Wikipedia, 2020).

Figure 2-47: Mining-themed playground at Lodestone Park in 
Kearns  / West Jordan. (Photo credit: Salt Lake County, 2020).

Figure 2-48: The community gathers together at the outdoor water 
park at Kearns Oquirrh Park Fitness Center (Photo credit: KOPFC, 
2020).

Figure 2-49: The design for the Kearns branch of the Salt Lake 
County Library, currently under construction (Photo credit: Deseret 
News, 2018).

Figure 2-50: Locally-owned Azteca de Oro Mexican Restaurant and 
Market.  (Photo credit: Jorge Hernández, 2019).

Figure 2-51: Lusid Technologies, a growing automotive paint 
company headquartered in Kearns. (Photo credit: Google Maps, 
2019).
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http://www.planhillsborough.org/wp-content/uploads/2014/04/HillsboroughCaseStudyMemoOnMixedUse_May15-2014.pdf
https://missingmiddlehousing.com/
https://www.icastusa.org/why-preserving-affordable-housing-is-more-important-than-building-it/
https://www.seminolecountyfl.gov/core/fileparse.php/3295/urlt/bufferingbooklet.pdf
https://www.laadu.org/incentives-0
https://www.cnu.org/publicsquare/2018/07/31/why-street-grids-have-more-capacity
https://www.slc.gov/parks/urban-forestry/urban-forestry-suggested-trees/
https://blogs.bmj.com/bmj/2020/04/16/connected-green-spaces-in-cities-pay-real-dividends/
https://www.healthcaredesignmagazine.com/architecture/clinic-design-determining-location-factors-new-clinic/
https://knowledgecenter.csg.org/kc/system/files/cr_improving_transportation_options_for_older_americans_0.pdf
https://www.robsonforensic.com/articles/parking-lot-design-expert-witness/
https://www.burlingtonvt.gov/CEDO/Neighborhood-Services/Neighborhood-Planning-Assemblies
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https://slco.org/globalassets/2-parks--rec/facilities/umbrella/planning/2017-needs-assessment-responses.pdf
https://www.ncpc.gov/docs/03_CP_2016_Technical_Addendum_to_the_Urban_Design_Element_2.29.16.pdf
https://www.csu.edu/cerc/researchreports/documents/PlanningForParksRecreationOpenSpaceInYourCommunity2005.pdf
https://wfrc.org/wasatch-choice-map/#scale=36112&sideBarClosed=false&x=-12469453&y=4961302
https://slco.org/kearns-rec/before-and-after-school/
https://www.bpa.gov/news/pubs/GeneralPublications/lusi-Landowners-Guide-to-Compatible-Use-of-BPA-Rights-of-Way.pdf
https://slco.org/globalassets/2-parks--rec/facilities/umbrella/planning/parks-rec-master-plan.pdf
https://issuu.com/altaplanning/docs/bella_vista_trail_and_greenway_mast
https://planning-org-uploaded-media.s3.amazonaws.com/document/open-EIP36.pdf
https://www.newfeel.co.uk/advice/why-encourage-children-walk-a_15425
https://conservationtools.org/guides/140-trail-easements
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https://www.fcgov.com/utilities/residential/conserve/water-efficiency/xeriscape/incentive-program#:~:text=The%20Xeriscape%20Incentive%20Program%20(XIP,to%20a%20water%2Dwise%20landscape.
https://jvwcd.org/file/5b510279-5377-4ed4-9eb7-2b2478d55310/Conservation-Plan-Update-2019---Public-Draft-WEB.pdf
https://cpb-us-w2.wpmucdn.com/sites.udel.edu/dist/a/390/files/2014/02/visual-preference-survey-ppt-122ow1r.pdf
http://wfccstudy.org/
http://darkskystudies.org/get-involved
https://transportation.ky.gov/Congestion-Toolbox/Documents/KYTC%20Street%20Connectivity%20Model%20Ordinance.pdf
https://gslmsd.maps.arcgis.com/apps/CrowdsourceReporter/index.html?appid=c72d18a5e8e74ee2b4c202904ff62513
http://www.austintexas.gov/sites/default/files/files/Code_Compliance/outreach/SummerReadyWithAustinCode_bilingual.pdf
https://www.leaguecity.com/DocumentCenter/View/9331/Common-Code-Violations-Brochure?bidId=
https://www.marshalltown-ia.gov/DocumentCenter/View/3226/WAYFINDING-MASTER-PLAN
https://www.wbdg.org/resources/materials
https://www.ci.seaside.ca.us/158/Art-History-Commission
https://www.railstotrails.org/build-trails/trail-building-toolbox/design/public-art/#:~:text=Public%20art%20can%20help%20elevate,space%20cherished%20by%20the%20community.&text=Art%20on%20a%20rail%2Dtrail,communities%20through%20which%20it%20winds.
https://www.aarp.org/livable-communities/livable-in-action/info-2019/murals-slideshow.html
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https://www.economist.com/1843/2020/04/29/death-of-the-office
http://uli.org/wp-content/uploads/ULI-Documents/TP_TownCenters.ashx_.pdf
https://smartgrowthamerica.org/app/legacy/documents/background-paper-knoxville-alcoa-rtpo-tn.pdf
http://www.cityoflivermore.net/civicax/filebank/documents/2604
https://discoverchambersburg.com/
https://www.arcsitiodesign.com/projects/instutional_civic,urbandesign_planning/holladay-village.html
https://nacto.org/docs/usdg/Sidewalk_Cafe_Guidelines_richmond.pdf
https://nacto.org/publication/urban-street-design-guide/intersection-design-elements/crosswalks-and-crossings/
http://landuselaw.wustl.edu/Articles/TODRegulatory%20Strategies%20for%20Infill.pdf
https://streets.mn/2016/08/08/time-to-hold-the-line-on-downzoning/
https://ctb.ku.edu/en/table-of-contents/overview/model-for-community-change-and-improvement/framework-for-collaboration/main
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https://www.up.com/aboutup/community/safety/railroadcrossings/index.htm
https://www.silverton.or.us/DocumentCenter/View/825/Silverton-Industrial-Park-Strategic-Plan-7-18-11?bidId=
https://www.commercialrealestate.com.au/news/green-spaces-produce-healthy-workers-834064/
https://www.schools.utah.gov/cte
https://jhberry.com/the-true-value-of-industrial-office-flex-space/
https://saferoutes.utah.gov/resources/
https://planning-org-uploaded-media.s3.amazonaws.com/document/Metrics-Planning-Healthy-Communities.pdf
https://planning-org-uploaded-media.s3.amazonaws.com/document/EIP38.pdf
https://www.ncbi.nlm.nih.gov/pmc/articles/PMC5629787/
https://corporate.findlaw.com/law-library/guidelines-for-drafting-municipal-noise-control-ordinances.html
https://ctb.ku.edu/en/table-of-contents/implement/physical-social-environment/neighborhood-beautification-programs/main
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TRANSPORTATION

Football teams march in Kearns’ parade. Photo Credit: Kearns Community Council, 2018.  
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What are the State Code requirements? What’s in the Kearns Transportation Element?

The transportation element is one of just three elements 
required for Kearns by State Code (the other two being 
the land use element and moderate-income housing 
plan). State Code §10-9a-403 requires that the 
transportation element of the general plan accomplishes 
the following: 

1. Provides the general location and extent of existing 
and proposed freeways, arterial and collector 
streets, public transit, active transportation facilities, 
and other modes of transportation that the planning 
commission considers appropriate; 

2. For a municipality that has access to a major transit 
investment corridor, addresses the municipality’s 
plan for residential and commercial development 
around major transit investment corridors to 
maintain and improve the connections between 
housing, employment, education, recreation, and 
commerce; and 

3. Correlates with the population projections, the 
employment projections, and the proposed land use 
element of the general plan. 

Kearns has access to several major transit investment 
corridors, which warrant special consideration in this 
plan. 5400 S and 6200 S, both with core UTA service, 
pass directly through the Municipality. Bangerter 
Highway and Mountain View Corridor are adjacent to 
Kearns, and also have direct impacts on the community.

While the land use element lays out patterns of uses across 
Kearns, the transportation element examines how people 
access these uses. The transportation element establishes a 
vision not only for arriving from Point A to Point B, but also for 
ensuring that transportation systems are sufficient to connect 
all residents with their daily needs, regardless of whether that 
resident has access to a private automobile. 

This chapter includes an overview of the feedback generated 
from the community regarding transportation, as well 
as an analysis of existing conditions of roadways, public 
transportation, walking and biking infrastructure, ADA 
compliance in the public right-of-way, and Kearns’ usage 
and commuting patterns. The local vision is accompanied 
by a summary of the visions and plans produced by other 
entities working on behalf of Kearns and the region. The final 
part of this chapter provides goals, objectives and actions for 
advancing the vision of Kearns as it relates to transportation.

Who Plays What Role?

Transportation planning is a collaborative effort. Several 
groups contribute to the visioning, provision, maintenance, 
and enforcement of transportation systems and infrastructure 
in Kearns.

Kearns’ Residents:

Residents use Kearns’ transportation system and infrastructure 
on a daily basis. No other group is better prepared to identify 
strengths and challenges of existing conditions. Residents also 
set a community vision for Kearns’ transportation in the future. 
This vision is summarized later on in this chapter.

Great Salt Lake Municipal Services District (MSD):

The MSD provides a number of municipal services to Kearns, 
including planning and development services. It helped in the 
facilitation and drafting of this General Plan and will continue 
to support Kearns in the implementation of this Plan after 
adoption.

Salt Lake County (SLCo):

Salt Lake County Public Works Engineering Department 
(Public Works Engineering) provides engineering services 
to the MSD, including Kearns. Services include building and 
maintaining local roadways and sidewalks, administering 
encroachment, excavation and special event permits, and 
enforcing stormwater (MS4) management compliance.

In May 2019, 124 Kearns residents 
completed a survey as a part of the 
Master Transportation Planning process (see 
the Master Transportation Plan in the Appendix). 
The three most significant transportation challenges 
identified by survey respondents were: 

1. Safety (speeding, running lights, accidents)
2. Poor Pavement Conditions, and
3. Traffic Congestion on Roads.

Each of these issues are addressed in the content of 
this Chapter, as well as in the Transportation Work 
Program.
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Neighboring Municipalities:

Kearns is bordered by West Valley City, West Jordan, and 
Taylorsville, all of which have their own transportation elements 
of the general plan. Collaboration with these municipalities is 
key if Kearns hopes to achieve its transportation goals. SLCo 
is also preparing a plan for the area southwest of Kearns, 
including Oquirrh. Growth projected in this area will heavily 
influence Kearn’s transportation capacity and needs.

Utah Department of Transportation (UDOT):

UDOT “aim[s] to Keep Utah Moving. That includes everything 
from improving our roads and traffic lights to providing 
alternate means of getting from A to B, like bike lanes and 
public transit. We want to make sure that whatever is being 
moved, freight and cargo or the people in a vehicle, arrives safe 
and promptly. It isn’t easy, but Keeping Utah Moving is what 
keeps UDOT going” (UDOT, 2020). 

UDOT has established several core values (shown in Figure 
3-1) that guide its transportation planning for the state. 
Kearns works with UDOT regarding any non-local roads 
within and adjacent to Kearn’s boundaries, such as 5415 S., 
Mountain View Corridor, and Bangerter Highway. UDOT’s 
Active Transportation Division provides support and funding 
to municipalities implementing initiatives regarding walking 
and biking. State funding for transportation projects is only 
available to localities that meet Senate Bill 34 requirements 
about planning for Moderate-Income Housing. 

Utah Transit Authority (UTA):

UTA “provides integrated mobility solutions to service life’s 
connections, improve public health and enhance quality 
of life”; they “provide an integrated system of innovative, 
accessible and efficient public transportation services that 
increase access to opportunities and contribute to a healthy 
environment for the people of the Wasatch region” (UTA, 
2020).

UTA owns and operates the six bus routes that run through 
Kearns, along with all of the associated infrastructure. UTA 
also operates TRAX, paratransit, and other micromobility 
services. Kearns should be attentive to future UTA plans and 
provide feedback on services to planners and decision-makers 
whenever opportunities are given.

Wasatch Front Regional Council (WFRC): 

The WFRC is the Metropolitan Planning Organization (MPO) 
that covers Box Elder, Davis, Morgan, Salt Lake, Tooele, and 
Weber counties. The responsibilities of the WFRC include 
regional transportation planning. Their current plan, Wasatch 
Choice 2050, along with the WFRC Regional Transportation 
Plan 2019-2050, are discussed in more detail further on in 
this chapter. Kearns works with the WFRC on several regional 
initiatives and is eligible for funding from the WFRC for various 
transportation projects.

Figure 3-1: UDOT Guiding Vision & Principles

Source: UDOT, 2020.
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What do we mean by Connectivity?

The term ‘connectivity’ is used frequently throughout this 
chapter of the General Plan. But what does it mean? In a 
1997 street design study, it was described this way:

“Connectivity is a system of streets with 
multiple routes and connections serving the 
same origins and destinations. . . . An area 
with high connectivity has multiple points 
of access around its perimeter as well as a 
dense system of parallel routes and cross-
connections within the area.” 
— James M. Daisa

The Kearns General Plan takes it one step further. We 
consider a connected place to be one where people, 
regardless of age, income, or ability, can grocery 
shop, receive education, engage in recreation and 
entertainment, obtain healthcare, and participate fully 
in civic life. None of these things are possible without 
adequate infrastructure to deliver an individual from 
origin to destination. But a grid of connected streets 
does not, in and of itself, connect residents to needed 
resources and amenities. Thus, transportation planning 
is a means to an end. 

The transportation element explores how to connect 
people with the things that they need, whether or not a 
person has access to a private automobile or the ability 
to drive. 

Existing Conditions

Kearns experiences several transportation-related challenges. 
One of the greatest of these is the railroad track which runs all the 
way through the Municipality, essentially splitting it in half (east 
and west side). Crossings over this track are limited, and only 
three formal vehicular crossings exist within Kearns’ boundaries 
(although residents have made several informal walking paths 
across the tracks). Figures 3-2 and 3-3 show informal crossings 
(yellow arrows) and formal crossings (green arrows) used by 
students to access Kearns High School. Informal crossings, in 
addition to being illegal, are extremely dangerous, and finding 
solutions for these areas is a top priority for Kearns.

Another challenge is posed by Kearns’ street pattern. While 
the east side of the Municipality is generally laid out as a well-
connected grid, the west half has been developed primarily using 
cul-de-sacs (Figure 3-5). These roads dead-end at residential 
addresses and make it almost impossible to walk or bike to major 
destinations. Residents located near parks or shopping centers 
often have no through path to the amenity, and must leave their 
neighborhood and access an arterial or collector road in order to 
gain access. As such, households continue to rely on cars as their 
primary means of travel, worsening traffic congestion, noise, and 
air quality.

However, there are several assets in Kearns which can be 
leveraged to provide a stronger transportation network and a 
better quality of life. Six UTA bus routes currently run through 
Kearns, connecting residents to a regional transportation 
system. Two streets within Kearns have been designated as 
Major Transit Investment Corridors, which means that regional 
agencies will continue to plan for and invest in these roadways 
far into the future. The Municipality benefits from wide sidewalk 
coverage, and recent plans and projects have prioritized active 
transportation and community gathering.

Figures provided by Avenue Consultants for the Kearns Master Transportation Plan 2020.

Figures 3-2 and 3-3: Formal and Informal Crossings to Kearns High School.
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A recently approved subdivision features 
several homes which back onto Oquirrh 
Park and the Olympic Oval area. Yet, 
there are no pathways connecting 
residents in the subdivision to this park. 
Instead, residents must exit the cul-de-
sac and enter 4800 W (Cougar Lane) 
to gain access to the park and recreation 
amenities. A bike lane does exist along 
Cougar Lane, but it is unbuffered from 
vehicular traffic. By 2030, 12,500 cars will 
pass on this road daily, making the current 
biking facility unsafe. Making provisions 
for walking and biking infrastructure is 
crucial to ensuring resident access to 
amenities into the future.

Figure 3-4: Olympic Park Subdivision. 
(Photo credit: Moore Homes 2020.)
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Figure 3-5: Kearns Street Patterns. 
(Prepared by MSD Long Range Planning, 2020.)
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What does transportation have to do with 
housing affordability?

In the pursuit of lower housing costs, many people have 
moved farther away from urban centers and their places 
of employment (Reed, 2018). However, this too has costs. 
The average American household will spend $9,004 on 
transportation costs this year (Hamm, 2020). Kearns 
households will spend $7,478.93, roughly 11.9% of their 
total expenditures (Esri Business Analyst 2020). 

Access to low-cost, high-quality transportation can 
significantly improve cost of living, especially for low-
income households. If an individual can walk, bike, or 
take public transit to work, he or she may be able to get by 
without a personal automobile. This eliminates monthly 
car payments, insurance payments, maintenance and 
fuel costs. This money can be re-directed to housing 
costs or other essentials such as food or healthcare. If 
Kearns truly desires to keep its housing affordable, one 
of the best things it can do is invest in its transportation 
infrastructure.

“You can afford to spend $200,000 more 
on a house if you can get by with only 
one car.” ~ Money After Graduation, 2015.

Engaging the Community

Kearns residents provided input regarding transportation at a 
community workshop hosted in December of 2019, an MSD 
Workshop hosted in January 2020, and via the Land Use and 
Transportation Survey administered by the MSD in spring of 
2020. The long-range planning team also worked extensively 
with the Kearns General Plan Steering Committee to identify 
strengths and weaknesses in existing conditions and develop 
a set of goals and objectives for Kearns’ future transportation 
network. A few themes emerged during these engagement 
opportunities: 

• Kearns residents value a highly-connected 
transportation system, especially where it provides 
opportunities for people to take transit, walk, or 
bike to and from schools, parks, and civic amenities.

• Kearns desires safe and quiet residential 
neighborhoods, with minimal through-traffic and 
enforced speed limits.

• Kearns residents feel threatened by traffic noise 
and congestion and worsening air quality.

• Kearns recognizes the importance of integrating, 
land use, housing, and transportation decisions in 
order to build a strong community.

Figure 3-6: The Relationship Between Housing and Transportation Costs.

Figure adapted from KSWUrban. See original figure on Twitter, using #citymakingmath.

Land Use and Transportation Survey 2020

The Land Use and Transportation Survey (2020) utilized  
an online program, Survey 1-2-3, to ask MSD-area residents 
about their transportation and land use concerns and values. 
Included among the 14 questions was a spatial mapping 
component that allowed residents to share site-specific 
concerns and opportunities. The survey was sent by email 
to local leaders across the MSD member communities (e.g. 
Councilors, Planning Commissioners, General Plan Steering 
Committees) and posted on social media accounts and 
associated websites in April and May 2020. Between 4/9/20 
and 5/14/20, 464 responses to the survey were received across 
all MSD member communities, and 54 residents from Kearns 
responded. The transportation-related results of the survey are 
shown in Figure 3-7. 

Unsafe travel and traffic congestion were marked as ‘important’ 
or ‘very important’ considerations by nearly all respondents 
from Kearns. Residences were also highly concerned about 
inadequate maintenance of existing infrastructure. Inability 
to effectively trip chain, inadequate bicycle and/or pedestrian 
information, and inadequate public transportation were seen 
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Results from the Land Use and Transportation Survey 2020, Kearns residents only.

Figure 3-7: Count of Respondents Identifying Transportation-Related Concerns as Important or Very 
Important to the Future Development of Kearns.

as  less important to the overall development of Kearns. But 
a majority of respondents (> 60%) still felt that these were 
important considerations. Kearns was the only community 
responding to the Land Use and Transportation Survey that 
ranked unsafe travel as its top concern.

Important revelations from the land use portion of the survey 
also deserve mention here. 54 respondents, or 100% of the 
surveyed population of Kearns, responded that clean air is 
‘important’ or ‘very important’ to the future development 
of the area. Transportation is the largest source of human-
induced greenhouse gas emissions in our atmosphere (EPA 
2018). Thus, how we plan our transportation infrastructure 
will have significant impacts on air quality.

Affordability of housing was also identified as ‘important’ or 
‘very important’ by 94% of respondents. Transportation and 
housing are strongly linked, and the quality of transportation 
infrastructure can greatly impact the ability of an individual 
to afford his or her housing costs. See Figure 3-6 for more 
information.
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https://twitter.com/BrentToderian/status/866031459676467200/photo/1
https://www.epa.gov/ghgemissions/sources-greenhouse-gas-emissions#:~:text=Human%20activities%20are%20responsible%20for,over%20the%20last%20150%20years.&text=The%20largest%20source%20of%20greenhouse,electricity%2C%20heat%2C%20and%20transportation.
https://www.epa.gov/ghgemissions/sources-greenhouse-gas-emissions#:~:text=Human%20activities%20are%20responsible%20for,over%20the%20last%20150%20years.&text=The%20largest%20source%20of%20greenhouse,electricity%2C%20heat%2C%20and%20transportation.


Kearns General Plan 104

SWOT Analysis and APAE

The SWOT and APAE analyses conducted at the Community 
Workshop held in December 2019 made several references to 
transportation infrastructure (Figures 3-9 and 3-10). 

SWOT: Some of the key strengths of Kearns existing 
transportation network were identified as the robust service 
from UTA’s six bus routes and Kearns’ central location within 
the Salt Lake Valley. Kearns residents enjoy close proximity to 
several local and regional destinations, which can be leveraged 
through expanded transportation options. Overcrowded on-
street parking and increasing traffic congestion, especially that 
which comes from USANA amphitheatre, were identified as 
weaknesses in the current transportation system. Residents also 
noted several locations which could benefit from the addition 
of crosswalks or changes to intersection design and traffic 
light timing. The opportunities identified by participants in the 
SWOT analysis pertained primarily to active transportation 
and public transit. In general , residents wanted to see expanded 
service and better bus stop infrastructure from UTA. They saw 
opportunities to improve walkability in their neighborhoods 
through the addition of lighting and additional crosswalks, 
especially near the library and proposed Town Center.

APAE: This exercise re-iterated the idea that Kearns residents 
value their existing active transportation infrastructure. 
Participants expressed their desire to preserve existing 
bike lanes and crosswalks as well as their ‘small-town feel’. 
Residents also wanted to achieve better access to public 
transit, increased non-motorized connectivity (through trails 
and paths), and reductions in traffic congestion and speeding. 
The community values its residential neighborhoods, and the 
APAE shows it as comments were raised related to reducing 
the burden on residential on-street parking, slowing down 
through-traffic, and eliminating reckless driving. High-level 
goals included avoiding poor air quality and eliminating 
unsustainable government spending. Both of these have 
implications for transportation. Air quality can be improved 
through the reduction of vehicle miles traveled, or in other 
words, investing in active transportation and public transit 
infrastructure. This transportation element will set the priorities 
for transportation planning and spending moving forward to 
ensure that government actions align with the vision of the 
Kearns community.

Steering Committee Input:

Throughout the general planning
process, members of the Kearns General 
Plan Steering Committee (GPSC) weighed 
in on several planning topics and helped 
to set a vision forward for their community.

During the summer of 2020, we asked 
members to submit pictures of things they 
liked and disliked in their neighborhoods 
and around Kearns. Members responded 
with several images and detailed notes 
that helped to inform this plan. 

Members expressed their love for Kearns’ 
tight-knit community and the abundance 
of recreational amenities. Items that were 
disliked included the accumulation of 
litter and outdoor storage in residential 
neighborhoods as well as overburdened 
on-street parking (see Figure 3-8). On-
street parking was also discussed fervently 
during the SWOT and APAE exercises. 
Residents say the overcrowding of parked 
cars on residential streets makes it difficult 
for snow plows to maintain roads in 
winter and for residents to navigate their 
neighborhoods. Kearns residents also 
found the abundance of cars unsightly.

Figure 3-8: Kearns On-Street Parking

Photo submitted by Laura Koester, GPSC Member, 2020.
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Figure 3-9: SW
OT Analysis Results Pertaining to Transportation.

Figure 3-10: APAE Analysis Results Pertaining to Transportation.
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What is the Functional Street Classification 
System?

Street Classifications and Level of Service 

The functional classification of streets describes the grouping 
of streets or highways into ‘classes’ based on the character of 
service they are intended to provide: namely volume, vehicular 
speeds and access points (FHWA 2000). This classification 
is important for understanding how roads in a network relate 
to one another. See Table 3-A for more information on how 
Kearns’ streets are classified.

UDOT has defined five functional classes of streets in Kearns. 
These are labeled in the Figure 3-12, and each class type 
is described in more detail in Table 3-A. There are three 
principal arterials in Kearns: 4700 S, 5400 S, and 5600 W. 
Only one minor arterial exists (6200 S), and the rest of the 
classified streets are considered collector roads. Any street in 
Kearns not classified as an arterial or collector will be referred 
to as a ‘residential’ or ‘neighborhood’ street throughout this 
chapter of the general plan. Note that there are no freeways 
or expressways running through the Municipality; however, 
Bangerter Highway and Mountain View Corridor are within 
close proximity to Kearns’ boundaries. 

Both 6200 S and 4700 S receive an “F” grade for level of 
service as they pass through the eastern part of Kearns. This 
means that there are significant delays on these roads during 
peak rush hours. 4800 W (Cougar Lane) and 4015 W, as well 
as part of 6200 S, are approaching unstable operations (rated 
“D”). These streets are extremely important to the success of 
Kearns, as they provide access to the Olympic Oval and the 
proposed Kearns Town Center. A road widening project is 
planned for 6200 S, which may improve the level of service of 
the road (at least temporarily).

What is Level of Service?
Level of service describes the relationship between the 
capacity of a road and the amount of vehicular traffic that the 
road actually receives. Level of service is displayed as a letter 
grade ranging from A to F. “A-C” represent stable conditions. 
A “D” rating means that a roadway is approaching unstable 
operations, and “E-F”rated roads are unstable, seeing 
significant delays on average during peak rush hours. More 
on functional street classification and level of service can be 
read in the Kearns Master Transportation Plan.

Table 3-A: Explanation of Street Classifications in Kearns.

Adapted from the Kearns Master Transportation Plan 2020.
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 Figure 3-11: Existing Level of Service on Kearns Roadways.

 Figure 3-12: Functional Classification of Kearns Roadways.
Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.

Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.
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https://drive.google.com/file/d/1Qv5sAxV996ZNr5Xbc4R2uSryW0LVrCZn/view
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Traffic Load and Speeds

Annual average daily traffic load (AADT) is the total 
volume of traffic on a given road over the course of a year, 
divided by 365 days. This gives us an estimate of how many 
vehicles we can expect on our roads daily. The most recent 
AADT data is for the year 2016 and comes from the Utah 
Department of Transportation (UDOT).

Current Traffic Load Conditions: Traffic volumes are 
heaviest on the periphery of Kearns, particularly along 6200 
S, 4700 S, and 5600 W. The primary east-west connection 
through the Municipality, 5400 South, which will also run 
past the proposed Town Center, receives 19,000 AADT 
(UDOT 2016). This is compared to 39,000 AADT received 
on 6200 S east of Cougar Lane (the highest traffic count in 
Kearns). Interior collector roads receive far less traffic, with 
none exceeding 3,000 AADT, as shown by the blue lines on 
the map in Figure 3-14.

Figure 3-13: Looking West on 6200 South. This arterial experiences 
the greatest traffic volume in Kearns. By 2030, Wasatch Front 
Regional Council predicts that over 40,000 cars will traverse this 
stretch of road daily. (Photo credit: Google Maps Street View 2019)

 Figure 3-14: Traffic Volumes (AADT) for Kearns, 2016.

Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.
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Current Speed Limits: Speed limits in Kearns largely reflect 
the Functional Street Classifications featured on pg.12. Most 
Arterial and Collector Roads feature a speed limit of 35 miles 
per hour (mph), while neighborhood and residential streets 
have a speed limit of 25 mph (Figure 3-15). Only the northwest 
quadrant of Kearns, along with the very western portion of 
5400 S (where it enters the Municipality), exceed speed limits 
of 35 mph. It is important to note that even though the speed 
limits in Kearns are low, drivers may not necessarily adhere 
to posted limits. During public outreach for this General 
Plan, residents reported that speeds limits are frequently 
exceeded, especially causing safety concerns on residential 
and neighborhood streets. Increased enforcement of current 
limits may help to improve safety conditions throughout the 
Municipality.

The USANA Amphitheatre

The USANA (after USANA Health Sciences) is an 
outdoor amphitheater with a capacity of 20,000 
people. It draws performances from star musicians in 
every genre, having hosted such names as: Santana, 
Green Day, Willie Nelson, and Blink-182. 

Although not technically located in Kearns, the USANA 
has a significant impact on the community. Show 
attendees from the southwest part of the valley can 
take Mountain View Corridor almost all the way to the 
amphitheater, exiting and driving just a couple blocks 
through Kearns, but most people access the site from cities 
to the east or north. These visitors are directed through 
the heart of Kearns along 5400 S. Thus on weekend 
nights in the summer, Kearns residents are faced with 
the traffic of 20,000 individuals. 5400 S is lined almost 
exclusively with residential uses. Unsurprisingly, noise 
and traffic congestion from the USANA has become a 
major source of complaints from Kearns’ residents.

 Figure 3-15: Existing Speed Limits.
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Where do Projected Traffic Volumes Come 
From?

Future Roadway Conditions

Wasatch Front Regional Council (WFRC) provides 
projected traffic volumes (AADT) through the year 2050. 
The 2030 projected volumes shown in Figure 3-16 are 
based on existing traffic counts from UDOT, traffic models, 
and assumptions based on the completion of WFRC’s 
Regional Transportation Plan (RTP). This plan proposes 
the development of several land use centers in and around 
Kearns (see Figure 3-34). Projections are adjusted based on 
observational studies of real traffic counts. More on these 
projections is available on the WFRC website.

It should be noted that the 2030 projected traffic volumes 
from WFRC exceed the Kearns Master Transportation Plan’s 
projected volumes in the ‘no-build’ scenario. Thus, WFRC’s 
projections account for local and regional growth.

Projected Traffic Volumes: Wasatch Front Regional 
Council provides forecasted traffic volumes for the year 2030. 
In the next ten years, traffic counts are expected to increase 
on most streets within Kearns. However, the forecasted AADT 
on Kearns’ roads still remains low relative to other areas in 
Salt Lake County. 6200 S will continue to be the busiest 
arterial through Kearns (projected AADT of 42,500). But 
AADT along 5400 S will also increase with the anticipated 
development of the Kearns Town Center. Although it is not 
located within Kearns, Mountain View Corridor connects the 
Municipality to regional destinations. By 2030, AADT on 
Mountain View west of Kearns is expected to increase from less 
than 10,000 vehicles per day to over 40,000. Traffic volume 
on residential roads will also increase into the next decade 
as the population of the area grows. This increase in traffic 
volume (and presumably congestion) is likely to underscore the 
need for active transportation infrastructure, all while creating 
challenges for infrastructure already in existence.

Map created by MSD Long-Range Planning, using projections of AADT from Wasatch Front Regional Council for the year 2030.

 Figure 3-16: Projected Traffic Volumes (AADT) for the Year 2030.

0
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 Figure 3-17: Future Functional Classifications

Future Functional Classifications: Although UDOT 
communicates a municipality’s Functional Classification of 
Roadways to the Federal Highway Administration (FHWA), the 
municipality still has the ability to decide for themselves what 
the Functional Classification of each street should be. Figure 
3-17 shows the proposed Functional Classification for Kearns 
Roadways, as presented in the Kearns Master Transportation 
Plan (2019). In the updated classification, 6200 S is considered 
a principal arterial along with 4700 S, 5400 S, and 5600 W. 
The northern section of 4800 W (Cougar Lane) is upgraded 
from Major Collector to Minor Arterial status. Streets cutting 
through residential neighborhoods continue to be classified as 
Collectors or Minor Collectors (Figure 3-17). According to the 
Master Transportation Plan, the future functional classification 
is based on prior planning efforts, resident feedback, and 
projected/funded roadway projects. This map should guide 
future decision-making, as the community understands what 
to expect in terms of the size and function of its street network.

Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.

Figure 3-18: Looking west on 6200 S. The roadway is currently classified 
as a Minor Arterial, despite having five lanes and some of the highest 
traffic counts in Kearns. The proposed ‘Future Functional Classification’ 
for 6200 S is a Principal Arterial, more fitting with residents understanding 
of the roadway and a pending roadway expansion that would add two 
additional lanes. (Photo credit: Google Maps, 2020)
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Did You Know?

92.7% of adults in Kearns wear seatbelts!  
(Data from 2016-2018 data SLCo Health Dept) 

According to the Center for Disease Control, wearing a 
seat belt while in the front seat of a car can reduce risk 
of death by 45% and risk of serious injury by 50% in the 
event of a crash (CDC 2011). Wearing seatbelts saves 
lives . Keep it up Kearns!

In the Land Use and
Transportation Survey, residents
had the ability to identify areas of 
concern on a map. Several of their 
submissions related to transportation 
infrastructure. Respondents identified 
the intersection of Cougar Lane and 
5415 S and the intersection of 6200 S 
and Cougar Lane as two particularly 
congested and unsafe areas.

Traffic Safety

Unsafe travel was the number one transportation-related 
concern of Kearns residents responding to the 2020 Land Use 
and Transportation Survey. Figures 3-19, 3-20, and 3-21 show 
manner and severity of crash for automobile and pedestrian/
bicyclist crashes between 2013 and 2019.

Figure 3-19 reveals that 3,354 crashes occurred during this 
time period. Angled crashes (crashes with vehicles turning left) 
were most common. But the map also reveals a huge number 
of crashes with parked vehicles (418 in total). These occurred 
primarily on residential streets, again pointing to an overtaxed 
on-street parking infrastructure.

Between 2013 and 2019, 86 crashes occurred involving people 
who were walking or biking (Figure 3-20). Four of these crashes 
resulted in fatalities, although only one bicycle crash was fatal 
(intersection of 5415 S and Northwest Avenue). Crashes 
involving people walking and biking occurred primarily along 
Kearns’ busiest roads, including: 4700 S, 5415 S, 6200 S, 
and 4015 W. Only two of the crashes involved a driver under 
the influence of alcohol. Figure 3-21 shows the severity of all 
crashes in Kearns during this time period. 83 crashes resulted 
in fatalities or serious injuries.

Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.

 Figure 3-19: Manner of Crash.
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Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.

Map created by MSD Long-Range Planning, using data from the Kearns Master Transportation Plan 2020.

 Figure 3-21: Crash Severity.

 Figure 3-20: Pedestrian and Bike Crashes.
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Public Transportation and Major Transit 
Investment Corridors

transportation. According to the Land Use and Transportation
Survey, only one respondent reported riding the bus daily. 
Census data reveals that less than five percent of Kearns’ 
population uses public transit to get to work, although females 
ride transit more often than males (ACS 5-Year Estimates 2018). 
The amount of transfers required to get from Point A to Point B 
using the bus system is what makes this form of transportation 
particularly difficult. Although several routes serve Kearns, 
routes intersect in few places. Where intersections do occur, 
there is often a shortage of stops, so residents must walk a 
distance to catch the next bus. This problem is exacerbated by 
a lack of seating and bus stop infrastructure to protect people 
waiting. UTA reports that most boardings occur as routes 
head east out of Kearns, and route 54 (along 5400 S) is the 
busiest (UTA 2020). 

“Isolated, there are few options 
connecting to anywhere we need
to go. It takes multiple transfers to get 
to any shopping or downtown and you 
still have to end up walking. It’s terribly 
inconvenient and takes 3-4 times longer 
than driving. It ends up being totally 
impractical.”

- Land Use and Transportation Survey 2020 
Respondent, on Public Transit Service in Residential 
Neighborhoods.

Bus service through Kearns is widespread and frequent, with 
most routes departing every 15 minutes. Routes connect 
Kearns residents to major regional destinations, including 
Murray Central Station (with connection to TRAX and 
FrontRunner lines) and Fashion Place Mall. However, there are 
still challenges to access which prevent most Kearns residents 
from adopting public transit as their main mode of

 Figure 3-22: UTA Bus Routes and Stops through Kearns.

Map created by MSD Long-Range Planning, using data from the Kearns Master Transportation Plan 2020.

Major Transit Investment Corridors

State Code requires that Kearns consider Major Transit 
Investment Corridors in its General Plan. Two Major Transit 
Investment Corridors run directly through Kearns (6200 S and 
5400 S), but the Municipality also has access to Bangerter 
Highway and Mountain View Corridor (both Major Transit 
Investment Corridors). Although Bangerter and Mountain 

What are Major Transit Investment 
Corridors?

In compliance with State Code, every municipality 
with access to a major transit investment corridor must 
consider that corridor in the transportation element of 
the general plan. According to § 10-9a-103. . . 

“‘Major transit investment corridor’ means public transit 
service that uses or occupies:

1. Public transit rail right-of-way;

2. Dedicated road right-of-way for the use of public 
transit, such as bus rapid transit; or

3. Fixed-route bus corridors subject to an interlocal 
agreement or contract between a municipality or 
county and:

• a public transit district as defined in Section 17B-
2a-802; or

• an eligible political subdivision as defined in 
Section 59-12-2219.
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6200 South – West (Core Bus Service, 15 min 
frequency): Bus Route 62 provides access to the Fashion 
Place Mall TRAX Station. It runs in an east/west direction 
along 6200 South, the busiest arterial through Kearns. By 
the year 2020, WFRC expects 6200 S to be widened to 
seven lanes. The MPO also plans on adding a bike lane with 
access to the Jordan River Parkway. UTA currently reports 
that the average cumulative weekday boarding for all stops 
in Kearns along 6200 S is eight, and most of these occur 
heading east out of Kearns (UTA 2020). This may change in 
the future as development continues to occur west of Kearns.

5400 South Corridor (Core Bus Service, 15 min 
frequency): Bus Route 54 runs to Murray Central Station in 
an east/west direction along 5415 S. This corridor is also one 
of Kearns’ main connections to Bangerter Highway. WFRC 
and UDOT anticipate that this will remain a transit route for 
the next several years. The 5400 transit corridor will become 
even more important to Kearns’ development in the future as 
the Town Center comes to fruition.

 Figure Figure 3-23: Major Transit Investment Corridors.

Map created by MSD Long-Range Planning, using data from Wasatch Front Regional Council 2020.
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View do not pass through Kearns, residents still feel the 
impacts of increasing traffic and construction projects.
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What are the benefits of walking and biking 
to a community?

Active Transportation

From cost-savings, to health improvements, to 
environmental restoration - the benefits of investing in 
walking and biking infrastructure are numerous. For 
more information on why communities are increasingly 
turning to active transportation, visit Plan4Health.

Use of active forms of transportation, such as walking and 
biking, benefits community health, air quality, and cost of living 
(APA Plan4Health, 2020). Responses to the 2020 Land Use 
and Transportation Survey revealed that only two respondents 
bike daily, and 33 respondents never bike. Walking was more 
popular, with nineteen respondents reporting that they walk 
daily, while only seven respondents said they never walk. It may 
be tempting to interpret these results as a lack of desire for 
walking and biking in Kearns. But it is important to remember 
that these numbers only speak to the number of people 
who walk and bike given the current conditions of active 
transportation infrastructure. The survey results revealed 
that inadequate walking and biking infrastructure was an 
‘important’ or ‘very important’ transportation concern for 80% 
of respondents. As improvements are made to infrastructure, 
usage is likely to increase.

Kearns benefits from extensive sidewalk coverage, as shown in 
Figure 3-25. However, the network of sidewalks is cut-off by the 
railroad tracks. Pedestrians can only cross the tracks safely in 
two places: 5400 S and 6200 S. Although there is a vehicular 
crossing at 4700 S, no sidewalk is present.

Kearns residents have expressed their desire to preserve 
existing walking and biking facilities, but improvements to 
these facilities are still needed. There is currently only one bike 
lane in Kearns, running north-south from 5400 S to 6200 S 
via Cougar Lane. The existing lane is separated from major 
destinations and neighborhood byways by arterial roads with 
no biking infrastructure. Additionally, the existing facility is a 
conventional bike lane with no protection from vehicular traffic 
(Figure 3-27). This type of facility is inadequate for Cougar 
Lane, which receives a traffic load of over 14,000 cars daily at 
speeds exceeding 35 mph. 

In the Land Use and 
Transportation Survey, one 
respondent voiced their appreciation
for the Harmon’s at 6200 S/Cougar Lane. 
This grocery store provides a pathway 
from the store’s entrance, through the 
back fence line, into the residential 
neighborhoods to the north (Figure 
3-24). Residents are able to walk from 
their homes to the grocery store to 
obtain food, eliminating congestion and 
emissions from car trips.

Figure 3-24: Pathway into Harmon’s Cougar Lane.

Google Maps Street View 2019.
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 Figures 3-25, 3-26, and 3-27: Kearns Active Transportation.

Paved multi-use path along 4700 
South. Photo credit: Google Maps 
Street View 2019.

Conventional bike lane on Cougar 
Lane in Kearns offers limited 
protection from traffic. Photo credit: 
Google Maps Street View 2019.

Figure 3-28: Kearns Sidewalk Conditions.

Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.
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What is the Americans with Disabilities Act? ADA Compliance

The Americans with Disabilities Act (ADA 1990) 
“prohibits discrimination on the basis of disability 
in employment, State and local government, public 
accommodations, commercial facilities, transportation, 
and telecommunications” (U.S. Department of Justice, 
2020). A person with a disability is defined as someone 
who has a physical or mental impairment that significantly 
hinders one or more major life activities, someone who 
has a history of such impairment, or someone who is 
perceived by others as having such impairment (U.S. 
Department of Justice, 2020).

ADA Legislation has implications for right-of-way 
design. New facilities in the right-of-way (road, sidewalk, 
gutter, other active transportation infrastructure) must 
meet the requirements of ADA, as must any projects 
which involve alteration to the right-of-way (Salt Lake 
City Community and Neighborhoods, 2017). Alteration 
is differentiated from maintenance; alteration impacts 
how a facility is or could be used, while maintenance 
activities simply preserve existing uses. Maintenance 
projects do not require the implementation of ADA-
compliant infrastructure (Salt Lake City Community 
and Neighborhoods, 2017). When designing for ADA 
accessibility, several items must be considered, including:

• Sidewalk width and clearance
• Presence, grade, and direction of ramps from 

sidewalk to or across road
• Presence of detectable warning surfaces
• Visibility of signage and audio pedestrian crossings.

To learn more, visit the US Access Board.

It is essential that all Kearns residents feel safe and comfortable 
using the transportation network. A person’s ability to use 
various transportation facilities may be impacted by visual, 
hearing, or mobility impairments. For example, a visual 
impairment may prevent someone from being able to drive a 
car; visual impairments or blindness may also make it difficult 
for someone to use pedestrian crossings which rely on visual 
symbols to indicate when it is safe to walk. Similarly, hearing 
impairments may make it difficult for an individual to navigate 
traffic. Approaching cars may go unnoticed, jeopardizing 
the safety of the individual. Mobility disabilities may prevent 
driving, but can also create challenges for walking, biking, and 
boarding transit. Sidewalks must be wide, clear of debris, and 
include ramps to accommodate wheelchairs, strollers, or other 
mobility devices. While an unplowed bus stop may be just an 
inconvenience for some, it can prevent service entirely to those 
with mobility impairments. In 2018, 2.7 percent of the Kearns 
population reported having hearing difficulty, 2.5% reported 
a visual impairment, and 4.6% reported having ambulatory 
difficulty (ACS 5-Year Estimates 2018, Table S1810). In every 
transportation decision made by the Municipality, the unique 
needs of the population must be considered.

While ADA compliance is only required of the Municipality 
in new projects or where major alteration work is occurring, 
it is the vision of the community that the requirements of the 
Americans with Disabilities Act be not just met, but exceeded. 
Figure 3-30 shows an inventory of ADA compliance in existing 
sidewalks around Kearns. Most areas of Kearns exhibit ‘Good’ 
or ‘Moderate’ ADA-compliance, but there are segments of 
sidewalks existing that are non-compliant. The bulk of these 
are in the northern half of the Municipality. These areas of non-
compliance may create barriers for persons with disabilities to 
access community amenities. For example, a main sidewalk 
leading from residential neighborhoods into the Warehouse 
District (shown in Figure 3-29) is non-compliant. Several areas 
north and west of the proposed Kearns Town Center also 
exhibit ‘Bad’ ADA Compliance (or, in other words, are non-
compliant). Over time, these issues of non-compliance will 
need to be addressed to improve overall access to employment 
opportunities, shopping centers, educational facilities, and 
recreational amenities.

When asked in the Land Use 
and Transportation Survey 
which changes would encourage 
the use of transportation modes other 
than single occupancy vehicles, over 44% 
answered “safer sidewalks”. This answer 
was second only to “better location of 
bus and rail stops”. Kearns residents 
express interest in improved sidewalk 
conditions and walkability throughout the 
Municipality.
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Figure 3-30: Inventory of ADA Compliance in Kearns.

Map created by Avenue Consultants for the Kearns Master Transportation Plan 2020.

Figure 3-29: Sidewalks on 4850 S, leading 
into the Warehouse District, are narrow 
and overgrown, creating several obstacles 
for persons with mobility disabilities or even 
adults with strollers. The gentleman in the 
picture to the left, caught on Google Map 
Images, chooses to walk in the street rather 
than the sidewalk. Lack of ADA compliance 
may prevent residents in this area of the 
Municipality from walking to employment 
destinations within the Warehouse District. 
(Photo credit: Google Maps, 2020)
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Did You Know? What are the transportation habits and patterns of 
Kearns’ residents?

Transportation preferences vary by 
gender, race, age and ability!

• Women are more risk-adverse than men. They are 
less likely to walk or bike if existing infrastructure feels 
unsafe or uncomfortable (NACTO 2017). 

• People of color, particularly Black and Latinx 
individuals, fear exposure to theft, assault, or 
racial profiling by enforcement officers while using 
conventional bike lanes (NACTO 2017). Protected 
bike lanes, separate from vehicular traffic serve this 
population better. 

• Important transportation considerations must also 
be made on the basis of age. Children are less 
visible to drivers, so care must be taken to buffer 
them from traffic. Older members of the population 
may have vision or mobility impairments that need 
consideration. These age groups are also less likely 
to have the ability to drive, making them more 
dependent on active transportation and public 
transit. 

For more on planning facilities for all ages and abilities, 
see NACTO’s 2017 Guide.

Kearns is primarily a bedroom community. Only 209 residents 
both live and work in Kearns (Figure 3-33). 15,191 residents 
commute out of the community to other destinations in Salt 
Lake Valley and beyond. The majority of the civilian employed 
labor force drives alone to work (Figure 3-32). Carpooling 
is also popular, with over 15% of the population choosing to 

 Figure 3-32: Kearns’ Commute Modes by Gender, 2018.

Source: ACS 5-Year Estimates, 2018.
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 Figure 3-31: How Many Cars Do We Have Access To?
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Figure 3-33: Inflow and Outflow of Commuters in Kearns.

Figure created by MSD Long-Range Planning, using data from OnTheMap 2017.

carpool to work. Carpooling is slightly more popular among 
females than males. The biggest discrepancies between 
commuting modes actually occur between members of 
the Kearns population identifying as Hispanic and those 
identifying as White, Non-Hispanic. For example, nearly 30% 
of residents identifying as Hispanic carpool to work (twice that 
of the percentage of the total population). Hispanic residents 
are also far more likely to take public transit, with over 15% 
using this as their mode of transportation to work (ACS 5-Year 
Estimates, 2018). Use of public transit also varies by gender, 
with females being more likely to use transit than males (Figure 
3-32). Less than 5% of Kearns’ civilian labor force works from 
home (Figure 3-32). 

The majority of Kearns residents have three vehicles available 
at home (Figure 3-31). This is evident of a highly autocentric 
community culture. However, nearly 12% of the population has 

access to zero or only one vehicle at home (Figure 3-31). These 
individuals are more likely to rely on active transportation 
infrastructure and public transit to access employment, 
groceries, education, and essential services.

For the population that commutes out of Kearns, the most 
common employment destinations are Salt Lake City and 
West Valley City (OnTheMap 2017). Most of these residents 
travel less than 50 miles to their place of employment. 
People commuting into Kearns for work come from all 
directions, sometimes traveling over 50 miles from their homes 
(OnTheMap 2017). 

Despite a high reliance on automobiles for travel, Kearns 
residents spend 17% less than the average American household 
on transportation-related costs (Esri Business Analyst 2020).
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The Value of Regional Planning Drawing from Other Plans

Transportation planning cannot occur in isolation. 
Streets often cross political boundaries, neighborhood 
districts, and various land uses, transporting people and 
goods to destinations near and far. For a transportation 
system to work, it must be considered from both regional 
and local perspectives. The transportation policies of 
West Valley City inevitably impact Kearns and vice-versa. 

When multiple jurisdictions work together, greater goals 
can be achieved. Individual municipalities in western Salt 
Lake Valley may work together to improve commuter 
lines to Salt Lake City. Kearns may coordinate with 
other cities and metro townships along Mountain View 
Corridor to improve access to the planned inland port. 
Efforts of Salt Lake City to expand the International 
Airport may improve the ability of Kearns to conduct 
trade and attract tourism spending. Kearns benefits 
from the regional planning efforts of Wasatch Front 
Regional Council. This entity works with representatives 
from various northern Utah jurisdictions in order to form 
a cohesive vision for the future of the region. The WFRC 
2019-2050 Regional Transportation Plan (RTP) is 
discussed in further detail to the right.

Kearns Master Transportation Plan: A Master 
Transportation Plan was crafted for Kearns in 2019/2020 
by Salt Lake County Engineering and Avenue Consultants. 
This plan examined existing conditions and collected 
comprehensive input from the community. Feedback from 
the public was gathered through an in-person pop-up event 
at Kearns Oquirrh Park Fitness Center, an online survey (124 
respondents), and an interactive project website (1,400 
website visits). The completed master plan included: 

• A proposed capital facilities plan with a timeline for 
implementation. 

• A functional classification of Kearns’ street typologies. 

• Data on traffic volumes, collisions, level of service, public 
transit routes and stops, and existing walking and biking 
infrastructure. 

• Analysis of existing areas of concern in Kearns’ 
transportation infrastructure. 

• An outlined plan for sidewalk improvement and expansion. 

• And a plan for the location and design of future street 
classifications and walking and biking facilities. 

This transportation element re-establishes the goals and 
objectives of Kearns’ residents related to transportation. 
Many of the goals and objectives identified by the community 
add further support to the content of the Kearns Master 
Transportation Plan. The Plan will be referenced throughout 
this element and should continue to be used by Kearns and 
regional entities to guide decision-making. The Master 
Transportation Plan is adopted by reference in the Appendix 
of this General Plan.

Wasatch Front Regional Council 2019-2050 Regional 
Transportation Plan (RTP): The RTP is a fiscally 
constrained plan for regional transportation improvements 
along the Wasatch Front over the next 20 to 30 years. It is 
just one element of a larger vision, the Wasatch Choice 2050. 
The RTP proposes roadway, transit, active transportation, and 
land use projects that work together to achieve the goals of the 
Wasatch Choice 2050. WFRC’s RTP planning process took 
place over three years and involved extensive engagement 
with local planners and elected officials, industry leaders, 
residents, and other key stakeholders. For more information, 
view the whole plan.

At the August 3rd General Plan
Steering Committee Meeting, 
committee members spent 
considerable time discussing the 
need for inter-agency transportation 
planning. Members longed for greater 
transparency and communication with 
regional transportation authorities 
such as UTA, UDOT, and WFRC. 
These thoughts are reflected in the 
transportation goals presented at the 
end of this chapter. One goal states 
“make integrated transportation 
planning and design decisions”. The 
intent moving forward is that Kearns 
participates actively in regional 
transportation planning.
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Map created by MSD Long-Range Planning, using data from Wasatch Front Regional Council 2020.

Figure 3-34: Future Transportation Projects Planned In and Around Kearns (RTP 2019-2050)

Figure 3-34 shows active transportation and public transit 
projects planned for the Kearns area, according to the RTP. 
WFRC proposes three transit line projects (5415 S, 6200 S, 
and 5600 W). The 5415 S and 6200 S transit lines are both 
proposed as core service bus routes (routes with 15 minute or 
less frequency, expanded hours of operation, and enhanced 
bus stop infrastructure). 5415 S is expected to receive 
improvements during Phase 1 (2019-2030), while 6200 S 
will not be upgraded until Phase 2 (2031-2040). 5600 W 
is proposed as an express bus route (tailored to commuters 
during peak hours) and is included in Phase 1.

Several active transportation projects are proposed in Kearns. 
The majority of these are bike facilities recommended for 
Phase 1 or Phase 2. WFRC’s plan does include a shared use 
path along the canal in the northeast corner of Kearns. This 
project is expected to occur during Phase 3, and will be an 
anticipated three miles long when completed.

The RTP also designates important land use areas. Two 
neighborhood centers are proposed within Kearns: West 
Ridge Center and Oquirrh Park Center. Neighborhood centers 
are proposed to revolve around a single store or civic building 
(such as a library or school). Buildings in neighborhood centers 
will vary in height from one to three stories, and some housing 
will be allowed (townhomes, small-scale apartment buildings, 
and small single-family homes). These areas will be accessed 
by walkable and bike-friendly streets, as well as frequent transit 
service. The proposed Kearns Town Center is identified as a 
city center in the RTP, providing services to tens of thousands 
of people in a two or three mile radius. City centers will be 
serviced by a variety of street types, and residential uses of 
medium-density will be allowed. All of these proposed uses 
are consistent with the character areas identified later in this 
General Plan. It is important to note that the RTP is a plan and 
not necessarily an exact determination of future development.
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https://avenuecon.maps.arcgis.com/apps/MapJournal/index.html?appid=88fc19c99b62407a82fe688c3dfe021e#:~:text=This%20Transportation%20Master%20Plan%20is,which%20you%20move%20around%20Kearns.
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https://wfrc.org/VisionPlans/RegionalTransportationPlan/Adopted2019_2050Plan/RTP_2019_2050_ADOPTED.pdf
https://wfrc.org/VisionPlans/RegionalTransportationPlan/Adopted2019_2050Plan/RTP_2019_2050_ADOPTED.pdf
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Planned Roadway Expansion Projects

In addition to the proposed transit line and active transportation 
projects shown in Figure 3-35, several roadway expansion projects are 
planned in and around Kearns. These projects will undoubtedly have 
an impact on transportation and land use in Kearns, and they should 
be considered in future decision-making. A map of these proposed 
projects is available on the WFRC Website.

4700 S: this major arterial runs east-west along the northern boundary 
of Kearns. It provides residents access to Mountain View Corridor and 
Bangerter Highway. The arterial also connects the Warehouse District 
Character Area to larger regional markets. Currently, 4700 S ranges 
from three to four lanes. This road is planned for expansion to five lanes 
by the year 2030. The additional one-to-two lanes will accommodate 
greater traffic flow to Mountain View and Bangerter. As planning 
initiatives for this expansion move forward, residents will be looking 
for opportunities to preserve Welcker Memorial Park, the residential 
character of the Mobile and Manufactured Home Community, and 
the economic vitality of the Warehouse District. 

6200 S: currently classified as a minor arterial, 6200 S is planned 
for expansion from a four-to-five lane road to a seven lane road by 
2040. 6200 S runs east-west along the southern border of Kearns 
and primarily passes by residential neighborhoods. However, the 
roadway also offers access to essential commercial clusters, including 
‘Kearns Corner’ and ‘Walkable Commercial Center’ (described in the 
land use chapter of this Plan). Moving forward, residents would like to 
see improved safety conditions at major intersections like 6200 S and 
Cougar Lane, and 6200 S and 5600 W. Many residences back onto 
6200 S, and as the roadway is expanded, planning efforts will need to 
consider how best to buffer residential uses from the adverse impacts 
of increasing traffic. Finally, it will be important to consider how transit 
services are provided along 6200 S as the roadway is expanded; this is 
especially important since Kearns’ only designated senior living facility 
is located near the intersection of 6200 S and 5600 W.

Mountain View: located directly to the west of Kearns, Mountain 
View Corridor connects the western portion of Salt Lake County from 
West Valley City to Bluffdale. Currently, Mountain View Corridor 
consists of two northbound and two southbound lanes. By 2040, 
the Corridor is planned for expansion to three northbound and three 
southbound lanes, with high-occupancy toll (HOT) lanes in both 
directions. Future planning efforts should consider preservation of the 
Mountain View Corridor Trail and expansion of that trail network into 
Kearns, in order to provide non-motorized access along this essential 
transportation corridor.

Map created by MSD Long-Range Planning, using data from Wasatch Front Regional Council 2020.
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Figure 3-35: Planned Roadway Expansion Projects (RTP 2019-2050)

Chapter 3 - Transportation

https://wfrc.org/rtp-2019-phasing/


Kearns General Plan 126

Moving Forward

On January 30th, 2020, members of  Planning Commissions, 
Councils, General Plan Steering Committees, and the 
general public representing the Metro Townships and 
Unincorporated Areas of Salt Lake County, met to discuss 
regional transportation values and principles. The goals of 
the meeting included educating local decision-makers on 
key transportation-planning ideas and innovative solutions, 
producing a set of principles and values to guide transportation 
planning in in areas serviced by the MSD, and finding ways 
to link municipalities to regional destinations via shared 
transportation priorities. Thirty-two stakeholders participated 
in the event, including residents and community leaders from 
Kearns, UT.

Although each community represented faces unique 
transportation challenges and opportunities, they share 
common core values and principles. Figure 3-36 portrays 
the prioritized list of principles and values decided upon by 
participants in January’s meeting.

Any item that received greater than eight votes (25% of 
participants) is considered a priority. The top four most voted-
upon values and principles were:

1. Clean Air

2. Safe, user-friendly streets for all types of users

3. Aligning local and regional needs, and

4. Ongoing engagement of stakeholders in local 
decision making.

Each of these received votes from over 30% of participants. 
This transportation element addresses each of the values 
and principles formulated at the transportation workshop. 
Kearns supports decisions that reduce air pollutants, that 
accommodate users of all ages and abilities, that consider 
regional transportation initiatives, and that create space for 
ongoing community engagement. The work plan that follows 
aligns with these values.

Figure 3-36: List of MSD Transportation Values and Principles, Ranked

Based on the input of participants at the January 2020 Transportation Planning Principles Workshop.
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Community Work Program

The next pages detail the transportation work program for 
Kearns. Tables are laid out in a series of goals, objectives, and 
actions to help the community achieve its future transportation 
vision. Every action is accompanied by technical information 
about who should lead the initiative, the proposed timeline 
for completion, the estimated cost, and the metric for success. 
Resources provided link to useful case studies, funding sources, 
or other guidelines for helping Kearns reach its goals. Note that 
the Kearns Metro Township Council, as the governing body, is 
granted ownership over this work program. They will have the 
leading role in delegating tasks to ‘responsible parties’ (partner 
departments and organizations).

The transportation work program is the result of robust data-
gathering, coordination with regional transportation plans, 
and extensive community engagement through surveys, 
workshops, and General Plan Steering Committee Meetings.

Figure 3-37: Child rides motorbike with a view of Utah Olympic Oval in the distance. Photo courtesty of Centry Kenyon (2017), derived from 
Google Maps.

The goals included in the work program were developed 
from the SWOT and APAE analyses, with oversight from the 
General Plan Steering Committee (GPSC). Goals are ordered 
by relative importance, based on community feedback (i.e. the 
number of times each goal came up in the analyses, surveys, or 
during GPSC discussions).

Kearns Transportation Goals:

1. Provide a safe, efficient, and connected transportation 
network. 

2. Increase access to systems and overall ridership on 
public transit.

3. Increase walkability, including pedestrian and bicycle 
connectivity, accessibility, safety, and comfort for people 
of all ages and abilities.

4. Make integrated transportation planning and design 
decisions.

Chapter 3 - Transportation
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https://safety.fhwa.dot.gov/hsip/xings/
http://www.utahridelink.org/
https://intermountainhealthcare.org/about/who-we-are/community-benefit/community-giving-programs/community-care-foundation/grant-applications/what-we-fund/
https://www.apbp.org/Publications
https://conservationtools.org/guides/140-trail-easements
https://streets.mn/2019/01/11/an-easy-way-to-make-suburbs-more-walkable-sidewalk-shortcuts/
https://media.rainpos.com/1276/title_25_subdivisions_20200423080846.pdf
https://www.bbc.com/future/article/20181212-can-artificial-intelligence-end-traffic-jams
https://ops.fhwa.dot.gov/wz/construction/crp/index.htm
https://www.nhtsa.gov/crash-data-systems/crash-report-sampling-system
https://www.transportation.gov/mission/health/Traffic-Calming-to-Slow-Vehicle-Speeds
https://www.cob.org/wp-content/uploads/2019-fountain-parking-study.pdf
https://archive.sfcta.org/sites/default/files/content/Planning/ParkingManagementStudy/pdfs/parking_study_final.pdf
https://www.trpc.org/DocumentCenter/View/2798/Appendix-O--Level-of-Service-Standard-and-Measurement
https://www.strongtowns.org/journal/2019/5/9/how-something-as-small-as-street-lights-can-reduce-crime
https://safety.fhwa.dot.gov/local_rural/training/fhwasa09025/
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Buffered Bike Lane Protected Bike Lane

Photo Credit: Raleighnc.gov 2020. Photo Credit: Corvallisoregon.gov 2020. Photo Credit: Hoodline 2020.

Conventional Bike Lane

What Does It Mean to Plan for People of All Ages and 
Abilities?

If the goal is to create a multimodal transportation network that 
is accessible and useful to all, then it is necessary to implement 
facilities that work for all ages and abilities. If a conventional bike 
lane, for example, is placed on a road with high traffic volumes 
and speeds, noises, confusing intersections, and obstacles 
(including loading zones, bus stops, and opening doors), users 
of the facility are likely to feel unsafe and uncomfortable. Only 
the most experienced of riders, or the least risk-adverse, are likely 

to use the bike lane, and the facility is unlikely to encourage any 
new riders (NACTO 2017). Several guides exist for planning 
non-motorized transportation infrastructure for persons of 
all ages and abilities. Figure 3-38 shows the NACTO guide 
for choosing bike facilities that accommodate all. Notice that 
vehicle speeds, traffic volumes, and conflict points all influence 
the type of facility recommended for maximum safety and 
comfort. A conventional bike lane currently exists on Cougar 
Lane in Kearns, but Figure 3-38 reveals that the facility is 
inappropriate for the context of the road.

Figure 3-38: Bike Facilities for All Ages and Abilities (NACTO 2017).

Chapter 3 - Transportation

https://www.bloomberg.com/news/articles/2019-07-03/how-creative-diy-benches-can-fix-bad-bus-stops
https://www.washingtonpost.com/express/2018/11/28/english-english-everything-english-why-doesnt-metro-speak-more-languages/
https://reconnectrochester.org/programs/rochester-snow-down/
https://www.accesskent.com/News/2015/01132015.pdf
https://hootsuite.com/resources/how-one-social-media-campaign-increased-translinks-brand-sentiment
https://www.facebook.com/Translink/
http://www.ridewithhive.com/
https://www.transitchicago.com/howto/riding-the-bus/
https://www.cata.org/Rider-Information/How-do-I
http://gohumansocal.org/Documents/Tools/ToolBox_Workplaces.pdf


Kearns General Plan 132 133

Chapter 3 - Transportation

https://www.saferoutesutahmap.com/map/school-maps/kearns-junior-high-287
https://www.saferoutesutahmap.com/map/school-maps/west-kearns-elementary-345
http://guide.saferoutesinfo.org/pdf/SRTS-Guide_Engineering.pdf
https://www.saintpetermn.gov/DocumentCenter/View/807/ADA-Transition-Plan-2020219?bidId=
https://usa.streetsblog.org/2019/02/21/more-cities-are-taking-responsibility-for-clearing-sidewalks-of-snow/
https://nacto.org/wp-content/uploads/2017/12/NACTO_Designing-for-All-Ages-Abilities.pdf
https://www.slowroll.bike/
https://www.cambridgema.gov/CDD/Transportation/forthepublic/transitadvisorycommittee
http://plannersweb.com/wp-content/uploads/2000/10/159.pdf
https://www.thelakotagroup.com/the-suburban-side-of-transit-oriented-development/#:~:text='Transit%20Oriented%20Development'%20or%20TOD,radius%20of%20a%20transit%20station.
https://rideuta.com/-/media/Files/About-UTA/Reports/2040_Strategic_Plan_01_2018.ashx?la=en
https://wfrc.org/committees/transportation-coordinating-committee/#1492467631476-e095f125-9930
https://avenuecon.maps.arcgis.com/apps/MapJournal/index.html?appid=88fc19c99b62407a82fe688c3dfe021e
http://www.ulct.org/research-resources/policy-resources/grant-opportunities/
https://wfrc.org/TIP20212026/
https://www.bikeutah.org/


Kearns General Plan 134 135Kearns General Plan 134 135

ECONOMIC DEVELOPMENT

Car Show Outside Stan’s Market. Photo Credit: Kearns Community Council, 2017.  
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Growth vs. Development Why Plan for Economic Development?

Although the two terms are often used interchangeably, 
growth and development are not synonymous. Growth 
refers to any increase in a measure over time. Economic 
growth could indicate an increase in jobs or in gross 
domestic product (GDP) for example. Development, 
on the other hand, is a more complex and holistic 
term, focusing not just on the increasing measure of 
an indicator but also on whether resulting changes are 
positive or negative, and what impacts changes have 
on various systems. Development typically includes 
some consideration for the overall well-being of human 
populations. 

Dr. M. A. Kamal, Director General of the National 
Academy for Planning and Development (Bangladesh), 
defines development this way, “an unfolding of human 
potentials for meaningful participation in economic, 
social, political, and cultural process and institutions, so 
that people can improve their conditions”(Kamal, 2011). 
Economic development looks at upward mobility, quality 
of life, diversity of businesses, and the ability for residents 
to meet daily employment, shopping, service, and 
financing needs. This element of Kearns’ General Plan 
therefore focuses on economic development, a critical 
component of Kearns’ future success. 

While considered an optional element of a general plan by 
the State of Utah, this Economic Development element is 
critical for guiding decisions related to employment, business, 
and economic opportunities in Kearns. The element focuses 
on expanding and strengthening Kearns’ economy in a 
sustainable, community-oriented, and fiscally responsible 
manner. A mix of market research, community feedback, 
and local and regional plan integration informs the goals, 
objectives, and actions included in this section.

Economic opportunities are tied to land use, transportation, 
housing, infrastructure, and resiliency decisions, as well as 
community history and identity. In Utah, sales tax revenue 
funds much of a Metro Township’s budget, and Kearns’ land 
use ordinances determine how many properties can generate 
sales tax. Local zoning determines where which types of 
businesses – home occupations, retail, industrial development 
– are allowed and how they can operate. The connectedness 
of the transportation network influences how convenient it is 
for customers and businesses to reach each other, potentially 
influencing a business’ ability to move products. Meanwhile 
Kearns’ resident population serves as a market that sets the 
framework for which business types can succeed. Housing 
costs determine how much income a household has left to 
spend on goods and services, including food, entertainment, 
and recreation. Community aesthetics such as curb appeal 
(the attractiveness of a property when viewed from the 
street), attract customers and impact business success. 
Well-maintained, safe infrastructure supports economic 
development, and at the same time, economic growth enables 
infrastructure maintenance. Likewise, economically diverse 
communities are more resilient to hazards and changes (e.g. 
pandemics, earthquakes, demographic change). All of these 
connections encourage taking an integrated approach to 
economic development planning in Kearns.  

Who is Involved in Fostering Economic Development in 
Kearns?

Local Customers – Purchasing local goods and services 
boosts sales revenue within Kearns, contributes to a positive 
business climate within the community, and establishes 
personal connections among community members. The 
potential market area for Kearns includes Kearns residents, 
people living on the Municipality’s peripheries, and future 
residents in new subdivisions in and adjacent to Kearns. 
Some unique restaurants, shops, and services could attract 

When SWOT Analysis 
participants were asked 
what the greatest opportunities 
were for the future of development 
in Kearns, one respondent 
answered, “encourage growth of 
small businesses like Utopia”. In 
addition to supporting business 
growth, participants saw the value 
of investing in up-and-coming tech 
businesses. The community hoped 
that investing in technology would 
seek to simultaneously attract more 
businesses.
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What Resources are Available for Economic 
Development in Kearns?

Chamber West: Chamber West represents the business 
communities of West Valley City, City of Taylorsville, West 
Jordan City, and Kearns. The Chamber advocates for the 
interests of the business community in legislative matters, offers 
networking opportunities to members, and promotes member 
businesses through social media and other advertising. To 
learn more, visit their website.

Suazo Business Center: The Suazo Business Center is 
dedicated to the development and empowerment of Latino/
Hispanic and other underserved communities in the Salt Lake 
Area. The Center specifically supports business leaders and 
entrepreneurs through bilingual consulting, education and 
training, workshops, and sharing of resources. Between 2018 
to 2019, Suazo Business Center services resulted in the creation 
of 277 new businesses, and 408 new jobs. Learn more here.

Salt Lake County Economic Development: Salt Lake 
County Economic Development plays an important role in 
advancing sustainable economic development in the region. 
In addition to being involved in planning processes, the 
Department offers direct services to businesses, including 
revolving loan funds, EPA funded loans and grants, and the 
administration of redevelopment project areas. Visit their 
website to learn more.

U.S. Small Business Administration (SBA): The SBA is a 
federal agency dedicated to helping small business owners and 
entrepreneurs. The Administration offers business counseling, 
capital, and contracting expertise, including export and trade 
assistance.  Utah’s branch of the SBA is located in Salt Lake 
City (learn more here). 

EPA Brownfields Revolving Loan Fund: Brownfields are 
properties where expansion, redevelopment, or reuse can 
be complicated by the presence (or potential presence) of 
contamination. The Wasatch Brownfields Coalition has one 
million dollars in an EPA Brownfields Revolving Loan Fund 
(RLF). These low interest loans and grants are available to 
eligible entities seeking to cleanup and redevelop brownfield 
sites in SLCo. Visit their website for more information.

Opportunity Zone: Census Tract 49035113802 in Kearns 
is a designated Opportunity Zone (Figure 4-1), providing 
significant opportunities for further development and 
investment. Learn more by visiting this website. 

customers from outside markets, including residents of West 
Valley City, West Jordan, Taylorsville, and beyond. 

Local Business Owners – Businesses that residents consider 
an amenity or desired community destination benefits the 
owner’s net revenue, makes community projects possible 
through sales tax revenue generation, and can promote the 
development of commercial activity nodes throughout Kearns. 
Local business owners are integrated in their communities 
and may offer employment opportunities for other Kearns’ 
residents.

Appointed and Elected Officials – Since economic 
success is tied to land use, transportation, and many other 
community elements, the decisions of appointed and elected 
officials directly influence Kearns’ economic development 
opportunities. Transparent processes, fiscal responsibility, 
and community-informed decision-making help ensure that 
choices foster economic wellbeing. 

The Region – Kearns’ economy does not operate in isolation; 
it interacts with and is influenced daily by the greater regional 
economy. Events that bring people to Kearns and celebrate 
local businesses help create a culture for economic success. 
Meanwhile, maintaining awareness of regional trends ensures 
continuing relevance and enables alignment with local and 
regional visions for the provision of goods and services and the 
promotion of economic well-being.

Figure 4-1: Opportunity Zone in Kearns, highlighted in red. 
(Photo credit: Gridics, 2020).

https://chamberwest.com/member-benefits
https://suazocenter.org/impact/
https://slco.org/economic-development/
https://slco.org/economic-development/
https://www.sba.gov/offices/district/ut/salt-lake-city
https://slco.org/economic-development/revolving-loan-funds/epa-brownfields-revolving-loan-fund/
https://slco.org/regional-development/opportunity-zones/
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Existing Local and Regional Economic 
Development Plans

A few planning efforts have already sought to advance 
economic opportunities in Kearns. This Chapter of the General 
Plan interacts with existing local and regional plans to create 
a cohesive community vision for the future state of the Kearns 
economy.

Kearns Town Center Master Plan: The Kearns Town Center 
Master Plan was completed in March of 2019 and is included 
in the Appendix of this General Plan. The plan focuses on the 
redevelopment of an existing commercial area on 5415 S, 
along Kearns’ eastern border (see Figure 4-2). The intention of 
the redevelopment is to provide a commercial town center and 
community gathering place for Kearns, while simultaneously 
boosting the local economy. The development is proposed 
to be mixed use, offering retail, dining, entertainment, 
office space, civic buildings (including the library and police 
substation) and limited residential uses (GSBS Consulting, 
2019). In addition, the plan creates a vision for the Kearns 
Town Center which includes walkable streets, outdoor dining, 
plazas and programmed activities, and a transit hub (ibid). 
Community feedback on this plan was gathered through 
steering committee meetings, two public open houses, and 
a survey (ibid). However, existing local business owners 
(including owners of over 16 small, Latinx businesses) in this 
area need to be closely involved in the implementation of 
the plan to avoid their unintentional displacement or other 
inequitable outcomes.

Wasatch Choice 2050: The Wasatch Choice 2050 is 
a regional plan developed by the Wasatch Front Regional 
Council (WFRC), creating a robust and collaborative vision 
for the entire Wasatch Front, including the area in and 
surrounding Kearns. Several transportation improvements are 
planned for Kearns and are highlighted in Chapter 3 of this 
General Plan. Wasatch Choice 2050 also proposes land use 
clusters to help direct sustainable and beneficial growth. The 
land use areas most impacting Kearns are shown in Figure 
3-34 of the Transportation Chapter. The Wasatch Choice 
2050 incorporated voices from around the Valley and was a 
collaborative planning effort with municipal staff, residents, 
regional experts, and other stakeholders (WFRC 2020). The 
plan includes three phases for proposed implementation, as 

designated by WFRC:

• Phase 1: Improvements expected 2019-2030.

• Phase 2: Improvements expected 2031-2040.

• Phase 3: Improvements expected 2041-2050.

Kearns City Center: This area closely aligns with the Kearns 
Town Center. WFRC envisions the Kearns City Center as a 
land use cluster including a grocery store and neighborhood 
commercial uses (WFRC 2020). Residential dwellings are also 
proposed for this area, with a density ranging between ten and 
fifty dwelling units per acre and building heights ranging from 
two to five stories (ibid). The project is included in Phase 2 of 
the WFRC vision. 

Oquirrh Park Center: The Oquirrh Park Center is proposed 
along the southwestern corner of Oquirrh Park. WFRC’s plan 
intended for this space to be centered around a grocery store or 
civic building (such as a school or library) (WFRC 2020). Other 
compatible uses were identified as a restaurant or pharmacy 
(ibid). Residential uses were considered for this area as well, at 
a density of six to twenty-five dwelling units per acre. Most of 
the land proposed for the Oquirrh Park Center has since been 
developed, as a subdivision with single-family homes. The park 
itself is also undergoing renovations, consistent with the Salt 
Lake County 2015 Parks and Recreation Facilities Master Plan. 
The Oquirrh Park Center is slated for Phase 2 of the plan (ibid).

West Ridge Center: Uses proposed for the West Ridge 
Center are identical to those proposed for the Oquirrh Park 
Center. These uses closely align with the Kearns community’s 
vision for this area (Neighborhood Mixed Use Character Area 
in the land use chapter). The neighborhood center would 
include a mix of small-scale residential and commercial uses. 
The WFRC proposes limiting building heights to one to three 
stories, emphasizing the need to make this area compatible 
with the existing residential neighborhoods that surround it 
(WFRC 2020). One challenge with this site is that ownership 
is shared between West Valley City and Kearns; future 
collaboration will be critical to the success of this site. WFRC 
has included West Ridge Center in phase one of its plan (ibid). 
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 Figure 4-2: Proposed Kearns Town Center 2019

Source: Kearns Town Center Master Plan, GSBS 2019.

Centers on the periphery of Kearns: A few other land use 
centers exist adjacent to or within close proximity to Kearns. 
These include Hexcel Corporation, Summit Vista Center, 
South Valley Airport, and West Valley 6200 South 5600 
West. Summit Vista (east) and West Valley 6200 South 5600 
West (south) are both proposed as neighborhood centers, 
similar to the West Ridge Center previously described (WFRC, 
2020). Both of these areas have already been developed to 
some capacity, with the West Valley location currently serving 
as a Walmart Supercenter, and Summit Vista hosting a 
retirement community. The South Valley Airport is classified as 
a regionally-significant special district; its use is not expected 
to change substantially (ibid). Hexcel Corporation is proposed 
as a land use cluster west of Kearns, at the intersection of 
Mountain View Corridor and 5400 South (ibid). This area is 
currently home to Hexcel Corporation, and its uses will continue 
as light and heavy industrial, including some incidental retail 
and office uses (ibid). Hexcel Corporation is within close 
proximity to Kearns’ Warehouse District (Camp Kearns). 

Collaborative planning efforts could improve transportation 
connections and competitiveness of both locations, protecting 
local employment opportunities.

While these land use clusters reflect the regional vision of the 
Wasatch Valley, more work may be needed to align regional 
and local interests. For more information on the Wasatch 
Choice 2050, visit their website.

Kearns Economic Development Plan: Salt Lake County 
Economic Development is currently working on a detailed 
Economic Development Plan for Kearns that will supplement 
the work in this General Plan Chapter. The completed 
product will provide a technical strategy for Kearns to pursue 
the economic development vision outlined within the Kearns 
General Plan. The expected timeline of completion is late 
2020 or early 2021. This Chapter can be updated or amended 
as needed to better align with the proposed details of that plan 
once it is available.
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Key Terms used in this Section: Existing Conditions: Regional

Several key terms are defined here to help the reader 
navigate the analyses that follow.

Location Quotient: Measures the concentration of an 
industry sector in the local geography compared to a 
larger reference geography. LQ < 1 = local concentration 
is smaller than in the reference geography; LQ 1 = local 
concentration is same as in the reference geography; LQ 
> 1 = local concentration exceeds that of the reference 
geography.

Shift Share: Reveals how much of industry growth in 
an area can be attributed to regional trends and how 
much can be attributed to local advantages (broken into 
national growth effect, industrial mix effect, and regional 
competitive effect).

Vacancy Rate: The percentage of total units of real 
estate that are unoccupied. Decreases in vacancy rates 
represent increased demand for a type of real estate, 
while increases in vacancy rates indicate decreased 
demand.

Net Absorption: The net change in occupied real estate, 
accounting for space vacated and newly constructed 
space occupied (measured in square footage). 

Kearns is located within Salt Lake County and the Salt Lake 
– West Valley City Metropolitan Area. The Municipality is 
influenced by the growth that has been occurring throughout 
the Salt Lake Valley and is connected to regional destinations 
via Mountain View Corridor, Bangerter Highway (UT 154), 
and the Union Pacific rail line that runs north-south through 
the middle of Kearns. Examining regional market trends helps 
us to understand Kearns’ role within a broader economy and 
the arising opportunities that may lead to future economic 
success.

Location Quotient and Shift Share

Location quotient and shift share can be analyzed together to 
help communities understand their competitive advantage in 
a particular industry as well as local and national trends in the 
prominence of that industry over time. For the purposes of this 
study, changes in county employment by industry between the 
years 2018 and 2019 were analyzed in comparison to national 
changes to identify emerging, growing, transforming, and 
declining industries in Salt Lake County (see Figure 4-3).

Interpreting Figure 4-3

Figure 4-3 shows Salt Lake County industries organized into 
four quadrants based on the values of the calculated Location 
Quotient (LQ) and Shift Share (Local Effect). Descriptions of 
each quadrant follow:

Emerging: Emerging industries are those that have a high 
local effect (shift share) but a low local concentration (location 
quotient). These industries have potential to move into the 
‘growing’ category as employment increases in Salt Lake 
County relative to the referent geography (United States).

Growing: Growing industries have a high local effect and 
high location quotient. Salt Lake County has a competitive 
advantage in these industries, and the number of people 
employed in the industries is expected to continue growing.

Declining: Declining industries have a low location quotient 
and low local effect. These industries employ few Salt Lake 
County residents and any change in employment is largely 
consistent with national trends.

Transforming: Transforming industries have a high local 
concentration and low local effect. Although employment in 
these industries in Salt Lake County may be high compared 
to national employment, these industries are still largely on the 
decline. 

“Quality of life and overall 
business climate are our 
real incentives. They are the 
biggest attractors to our state. 
That makes it pretty hard to 
beat, even for states that offer a 
larger incentive.

— Val Hale, executive director, GOED; 
speaking on economic development in the 
State of Utah (Business in Utah, 2019).
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Figure 4-3: Emerging, Growing, Declining, and Transforming Industries in Salt Lake County (2018-2019).

Salt Lake County’s emerging and growing industries offer the 
most potential for future economic development activities. 
Emerging industries are already seeing an increase in 
growth attributed to regional trends, but do not yet have the 
advantage of a local concentration. The outlook for these 
industries is promising, and extra interventions can help 
promote their growth. Growing industries are already strong, 
experiencing increases in growth AND a local concentration. 
However, economic development policies are still needed 
to help maintain and enhance existing businesses that are 
included in and/or support these industries.

In Salt Lake County, the most prominent emerging industries 
are Retail Trade, Accommodation and Food Services, 
Manufacturing, and Other Services. These industries demand 

commercial real estate, namely retail spaces and some industrial 
space to serve manufacturing needs. Growing industries 
include Professional and Technical Services, Transportation 
and Warehousing, Wholesale Trade, and Education Services. 
These industries relate to office and industrial real estate, and 
may indicate growing demand for flex industrial spaces, a 
mix of office, warehouse, and showroom uses with movable 
infrastructure within one building.

Economic development efforts that focus on Salt Lake 
County’s declining and transforming industries are less likely to 
be successful. Although the County may have strong location 
quotients for industries such as Finance and Insurance, local 
conditions are likely to continue leading to decreases in total 
employment in these sectors.

Source: Created by MSD Staff using Bureau of Labor Statistics, Quarterly Census of  Employment and Wages (2018 Q1, 2019 Q1).
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The Value of Real Estate Market Analysis 
in Planning

A central part of the planning process involves deciding 
what uses are compatible where. Planners consider the 
vision of residents, surrounding uses, transportation 
patterns, soil quality, and a host of other factors as 
they make these decisions. What planners have often 
neglected to consider is what uses the market will support 
in a given location. 

Real Estate Market Analysis is the process of analyzing 
supply and demand for various uses in a specific location. 
It may consider demographics of potential customers 
and employees, real estate vacancy rates, lease rates, 
nearby competition, regional trends, and surplus or 
leakage (demand) for certain retail categories. The 
ultimate goal of Real Estate Market Analysis to help us 
determine what use (residential, office, retail, industrial) 
is most likely to be economically successful on a site. 
The results help planners reconcile what is desired in a 
community with what is possible.  

For example, perhaps a group of residents wants to see 
an indoor shopping mall created in their neighborhood. 
Real estate market analysis would tell us that:

1. Nationally, enclosed shopping malls are a declining 
real estate asset.

2. Another shopping center, with several department 
stores, operates in the trade area and would likely 
compete with a mall in this location.

3. The local market supports a surplus of sales in 
clothing, sporting goods, and entertainment in the 
community. Meaning there are less sales available 
to capture.

The informed planner would realize that a shopping 
mall is unlikely to be successful in the area. But perhaps 
a small mixed-use development, serving neighborhood 
commercial needs could prosper. Sharing this essential 
data with the community will help them formulate a 
better decision about how the property could be used.

Market data helped to inform the vision for land use, 
transportation, and economic development strategies 
contained in this Plan.

Real Estate Market Reports

A review of recent market real estate trends in Northern Utah 
supplements location quotient and shift share data. In general, 
real estate of all types is in high demand in Northern Utah. 
Population growth has fueled the need for new products, 
services, and businesses. But retail real estate has the best 
outlook, with a low vacancy rate expected to keep declining. 
Office real estate is being quickly absorbed, but most 
construction has been concentrated in Silicon Slopes. Other 
areas of Salt Lake County are less likely to be able to compete 
in providing office space. Traditional industrial real estate 
is showing signs of market saturation, but flex spaces have 
a low vacancy rate and few such spaces are currently under 
construction.
 
Retail: While many consumer sales are moving online, recent 
retail growth has been in restaurants, entertainment, grocery, 
specialty shops, and automotive (NAS 2019). Vacancy rates in 
retail real estate are decreasing, leading to higher lease rates. 
In 2019, the retail vacancy rate for Northern Utah was 4.2% 
(ibid). The vacancy rate is even lower for the southern Salt 
Lake Valley, at 3.4% (ibid). Past strip mall models have fallen 
out of favor with many consumers, and retail redevelopment 
has focused on new town centers, walkable outdoor shopping 
plazas, and themed commerce plazas.

Office: Office vacancy rates also decreased but remain at 
around 6% in Northern Utah and a little lower in the Southern 
Salt Lake Valley (NAS 2019). New construction in the last three 
years has been almost entirely absorbed by the market (high 
net absorption), but the greatest demand for office real estate 
is concentrated in the Silicon Slopes area (ibid).  

Industrial: Vacancy rates for industrial real estate are low 
(4%) but increasing in Northern Utah (NAS 2019). The square 
footage of industrial space that was under construction in 
2019 exceeded the total square footage absorbed in 2018, 
indicating that supply may be keeping pace or soon exceeding 
demand (ibid). However, vacancy rates for flex industrial 
spaces are lower (3.3%) than for traditional industrial real 
estate and few flex spaces have been constructed in Northern 
Utah in the past year. 
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Regional Assets

Silicon Slopes: Silicon Slopes is the “cluster of tech companies 
and startups along the Interstate 15 corridor linking Utah and 
Salt Lake counties (Semerad, 2019a).” This cluster, which 
is home to global tech companies like Adobe, Ebay, and 
Qualtrics, has experienced explosive growth over the past 
decade and been a boon to Utah’s economy, attracting 
millions in investment, top tech talent from all around the 
world, and high-paying, skilled jobs (Semerad, 2019b).

The success of the tech sector in Utah could influence Kearns 
in the following ways:

• In partnership with Silicon Slopes tech companies, Utah 
Governor Gary Herbert pledged millions of dollars over 
the next several years to increase tech instruction in Utah 
middle schools, especially for disadvantaged populations. 
Kearns has significantly lower education levels than the 
rest of Salt Lake County, so schools in Kearns could be 
on the forefront of the state’s tech education initiative. 
Initiatives like this could also expand into local university 
or community college technical programs in Salt Lake 
County.

• The success of Silicon Slopes also increases the need for a 
more robust supply chain and industrial infrastructure that 
supports these tech companies. The Warehouse District 
Character Area (see the Land Use Chapter) represents 
an industrial/manufacturing hub that could be host to this 
support system (Pace, 2019).

Utah’s Inland Port: An inland port is a site “located away 
from traditional land, air and coastal borders that possess 
strong transportation assets and inland distribution centers. 
Goods are off-loaded from ships and moved to inland ports for 
handling and redistribution (Kem C. Gardner Policy Institute, 
2016). Over the past several years, a significant amount 
of funding and research has been dedicated to assessing 
the feasibility of an inland port in Utah, specifically in the 
Northwest Quadrant of Salt Lake City. In 2018, the Utah State 
Legislature created the Utah Inland Port Authority to guide 
decision-making over this issue (Utah Inland Port Authority, 
2020). 

The development of the Inland Port has met with some 
controversy, however. The authority of the State to take the lead 
in developing the area was challenged in court by Salt Lake 
City (Stevens, 2020), and activists have raised concerns over 
environmental issues, transparency, and the accountability 

of the Port Authority. Some public meetings held by the Port 
Authority have boiled over into protesters’ clashing with police 
(Raymond and McKellar, 2019).

If the Utah Inland Port is built, it will have an intergenerational 
influence on Utah’s economy. Kearns is only a 20-minute drive 
from the proposed Inland Port area and the Salt Lake City 
international airport, so the Port could also have significant 
effects on Kearns’ economy and its working population:

• According to an Inland Port Market Assessment done 
by the Kem C. Gardner Policy Institute (2016), the inland 
port could potentially create a new “jobs” center for Utah, 
with plenty of job opportunities and attractive wages. This 
could be a boon for the working population in Kearns, 
who could find promising jobs with high wages with only a 
20-minute commute. It also could create the opportunity 
for increased industrial, manufacturing, and distribution 
development within the borders of Kearns to act as 
logistical support for the Inland Port.

• The assessment also notes that an inland port “would 
require significant transportation investments and 
collaboration.” These include improvements to highways, 
short-haul rail, and other transportation investments. 
Because a rail line runs through Kearns, and the 
Municipality is bordered by the Bangerter Highway, we 
could see more investment in regional transportation 
infrastructure.
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Existing Conditions: Local

Demographic Overview and Employment Data

Kearns has a growing population. In 2020, the population 
was estimated at 36,867; by 2025, projections estimate a 
population of 38,307 (Esri Business Analyst – Community 
Profile, 2020). During this five-year time period, the median 
income of Kearns’ households is also expected to rise: from 
$62,370 in 2020 to $67,917 in 2025 (ibid). Kearns represents 
a young population, with a median age of 30.3, lower than 
both the County and State medians (ibid). Although the 
median age is expected to increase by 2025, Kearns is aging 
at a slower rate than surrounding municipalities. Family size in 
the Municipality has actually been increasing since 2000, and 
in 2025, the family size is projected to be 3.94 (ibid). Kearns 
also stands out from other Salt Lake County Metro Townships 
because of its diversity; the community represents one of 
the most diverse in the County. In 2020, a third of residents 
identified as some race other than White (ibid). Approximately 
36 percent of residents identify as Hispanic, and that 
percentage is expected to keep growing into 2025 (ibid).

Kearns has a Civilian Labor Force (16 years+) population of 
19,932 (Esri Business Analyst – Market Profile, 2020). The 
labor force participation rate was estimated at 73.1% in 2018. 

In 2020, 91.6% of the civilian labor force was employed, 
while unemployment was approximately 8.4% (Esri Business 
Analyst – Market Profile, 2020). The high unemployment rate 
at the time of this data collection was likely a result of the 2020 
COVID-19 pandemic’s devastating impacts on the global 
economy. In 2018, the estimated unemployment rate was only 
4.9% (ACS 5-Year Estimates, 2018). Educational attainment 
of the population 25 and older is low. Over 20% of residents 25 
and over never graduated high school (Esri Business Analyst – 
Market Profile, 2020). Approximately 45% of the population 
received some college education after high school (ibid). This 
has changed little since 2010. However, new investments in 
training and education programs could improve the overall 
wellbeing of Kearns residents.

The majority of Kearns’ workers are employed in the service 
industry or in labor positions in construction or manufacturing 
industries. In 2020, 35.9% of the civilian labor force was 
estimated to work in Blue Collar positions, while 49.7% worked 
in White Collar positions (Esri Business Analyst – Market 
Profile, 2020). The top five industries and occupations by 
employment are listed on the following page (derived from Esri 
Business Analyst, 2020):

Source: Esri Business Analyst Data, 2020.
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Top Industries by Employment of Kearns Residents:

1. Services

2. Manufacturing

3. Retail Trade

4. Construction

5. Finance/Insurance/Real Estate

Top Occupations by Employment of Kearns Residents:

1. Administrative Support

2. Services

3. Professional

4. Production

5. Transportation/Material Moving

Summary of Existing Kearns’ Businesses

There are 240 businesses currently active in Kearns, hiring 
a total of 3,416 employees (Esri Business Analyst – Business 
Summary, 2020). Ninety-five of these businesses are classified 
as Services, while sixty are classified as Retail Trade, and 

Figure 4-5: Kearns Existing Businesses, Classified (2020).

Source: Esri Business Analyst – Business Summary, 2020.

another twenty-four are classified as Construction (ibid). 
These were the three most common types of businesses in 
Kearns (see Figure 4-5). Even though the business offerings in 
Kearns strongly align with the top industries Kearns’ residents 
are employed in, the number of residents who live and work 
in Kearns is low. In 2017, only 209 civilian employed residents 
living in Kearns also worked in Kearns (On the Map, 2017). 
Over 98% of the civilian labor force was commuting outside of 
Kearns for employment (ibid).

Of the businesses classified as services, the most common 
were Amusement and Motion Pictures (15) and Education 
and Libraries (14) (Esri Business Analyst – Business Summary, 
2020). Surprisingly, despite the existence of several service and 
retail businesses and despite the fact that the community is 
home to the Utah Olympic Oval and adjacent to the USANA 
Amphitheatre, both major tourist draws, there were no hotel 
or lodging facilities registered in Kearns (ibid). A quick search 
of vacation rental sites also did not yield any results for the 
Municipality. While lodging and accommodations may not be 
desirable in all parts of the Municipality, they could be welcome 
in denser commercial areas such as the proposed Town Center, 
or the Kearns Corner area (see Land Use Chapter).
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Kearns’ Spending Patterns

Households in Kearns spend less than the average American 
household in every spending category (Esri Business Analyst – 
Market Profile, 2020). Relative to other American households, 
Kearns residents spend the most on Personal Care (84% 
of what the average American household spends) (ibid). 
Households in Kearns spend the least amount on education, 
spending only 72% of what the average American household 
would typically spend (ibid). Figure 4-6 shows Kearns’ annual 
household expenditures broken into categories. By dollar 
amount, housing is the single largest household expenditure, 
with the average Kearns household spending $15,667.62 on 
shelter every year (ibid).

Figure 4-6: Kearns’ Annual Average Household 
Expenditures, 2020.

Tapestry segments are subsets of the population that are 
grouped together based on demographics and market 
characteristics. Spending patterns differ based on the tapestry 
segment that households belong to. There are three main 
tapestry segments in Kearns: American Dreamers, Up and 
Coming Families, and Home Improvement (Esri Business 
Analyst – Market Profile, 2020). The characteristics and 
spending preferences of each are highlighted in Figures 4-7, 
4-8, and 4-9. The data and terminology used in this section 
is derived directly from Esri Business Analyst Tapestry Reports, 
2020 (see Appendix). The terms used were not decided upon 
by the community, nor do they bear the same definitions as 
similar terms, such as “DACA’s American Dreamers”. For more 
information on tapestry segmentation, refer to the glossary in 
the Appendix.

A few common trends emerge among the three primary 
tapestry groups:

1. All three tapestry groups spend less than the U.S. 
average household spends on education. Despite this 
relatively low spending, two of the tapestry groups 
are as educated or more educated than national 
averages. Only the American Dreamers tapestry has 
low educational attainment.

2. A significant proportion of Kearns households like to 
spend disposable income on family activities. Over 75% 
of the population belongs to the American Dreamers or 
Up and Coming Families Tapestries. These households 
spend on trips to zoos and amusement parks, as well as 
on television streaming subscriptions, movies at home, 
and video games. Members of this tapestry segment 
enjoy activities that involve the whole family.

3. Kearns’ residents are good about investing in Pensions 
and Social Security. Over 42% of households belong 
to tapestry segments that spend above the U.S. 
household average on Pensions and Social Security. 
This is extremely interesting given the fact that Kearns 
is such a young population.

4. Tapestry data suggests that most Kearns residents 
own the single-family homes they reside in. The Home 
Improvement tapestry segment prefers to spend money 
and time working on their homes. As households in the 
other two tapestry segments age and move into better 
paying positions, Kearns may see higher demand for 
home improvement products and services.

5. Tapestry spending patterns align with community goals 
identified in the upcoming sections. Kearns households 
like to spend on family-friendly activities, such as those 
that will presumably be available in the ‘Recreation 
Hub’ Character Area (Chapter 2). Two of the tapestry 
segments also spend above U.S. averages on apparel 
and services and food. These products and services, 
as well as home improvement and decor items, could 
potentially be provided in the proposed Kearns Town 
Center.

Source: Esri Business Analyst - Household Budget Expenditures, 2020.
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Source: Esri Business Analyst – Market Profile (2020).
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Leakage and Surplus

Leakage is best described as capital that exits a local economic 
system rather than staying in it.  In this analysis, leakage is the 
dollar amount that households in and around Kearns spend on 
goods and services that are provided outside of their home zip 
codes (we analyzed 84118, 84120, and 84081). Surplus, on 
the other hand, describes the money that is spent on products 
and services in and around Kearns from outside residents. In 
other words, are some businesses attracting spending from 
residents outside of the Kearns area? Leakage and surplus are 
indispensable for telling us where Kearns has a competitive 
advantage and in what areas they may be able to expand 
opportunities in order to capture more local dollars. Figure 4-11 
shows leakage and surplus by retail sector. 

Retail sectors highlighted in orange represent those where 
leakage is occurring. Retail sectors highlighted in gray represent 
areas where there is surplus. Most sectors are experiencing 
leakage, but there are surpluses in sales for specialty food 
stores, office supply/stationary/gift stores, new car dealers, 
grocery stores, beer/wine/liquor stores, and automotive parts/
accessory stores (Figure 4-11). Economic development efforts 
pertaining to retail should be focused on capturing sales 
in the retail sectors where leakage (both dollar amount and 
ratio) is highest. The five sectors with the most opportunity for 
capturing local sales are:

1. Building Material & Supplies Dealers (potential 
sales = $168,148,372)

2. Clothing Stores (potential sales = $73,607,256)

3. Department Stores (potential sales = $285,499,925)

4. Restaurants and Other Eating Places (potential 
sales = $207,331,602)

5. Used Car Dealers (potential sales = $65,637,781)

However, local competition also has an impact on which 
retail businesses can be successful in Kearns. While most 
department and clothing stores (including shopping malls) 
and used car dealerships are a ten-minute drive or farther from 
the center of Kearns, there are a few hardware stores (building 
material and supplies dealers) that exist right on the periphery 
of the Municipality. Jordan Landing (pictured in Figure 4-10) 
is approximately 3.6 miles (a ten-minute drive) from Oquirrh 
Park in Kearns and can draw a larger market population 
due to its location along Bangerter Highway and amidst 
the development of several new subdivisions in the rapidly-
growing Jordans (Google Maps 2020). Investment in retail 
opportunities could bring a new influx of spending into the local 
economy, but such investments must be strategically planned 
to provide products and services that align with the spending 
patterns of local residents and offer quality, experience, or 
variety not present in other local shopping destinations.

Source: Building Salt Lake, 2020.

Figure 4-10: Jordan Landing Shopping Center Site Plan, West Jordan
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 Figure 4-11: Leakage and Surplus by Retail Sector for Zip Codes: 84118, 84120, and 84081.

Source: Derived from Esri Business Analyst Data for the Zip Codes 84118, 84120, and 84081 (2019).
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How has COVID-19 Impacted the Local 
Economy?

Access to Broadband and Other Digital 
Infrastructure

At the time of the writing of this document, the world 
was swept up in the Coronavirus pandemic. The highly 
infectious virus caused the world to shift the way it 
conducted business almost overnight. Restaurants 
moved to delivery and carry-out options. Movie 
releases occurred over streaming services rather than in 
theaters. And many workers moved from an in-person to 
remote work setting, if they were lucky enough to retain 
employment during the trying times. Over 1,200 Kearns 
residents tested positive for the virus in 2020.

Unemployment: In Salt Lake County, the average new 
unemployment claims filed per week before the onset of 
the COVID-19 pandemic was 492. After the virus took 
hold, the average number of new claims weekly was 
3,707. (Salt Lake County Economic Impact Information 
Portal).

Sales Tax: Despite shifting economic realities, taxable 
sales in Kearns for the year 2020 has exceeded 2019 
sales in every month. The only retail category which saw 
less taxable sales than in the previous year was Building 
Materials and Garden Equipment. (Salt Lake County 
Economic Impact Information Portal).

Expected Changes: In September of 2020, the Kem C. 
Gardner Policy Institute prepared a report on Salt Lake 
County’s Economic Horizon following the pandemic. 
They expected the following major economic shifts to 
occur:

1. A new paradigm for banking

2. De-globalization, with a focus on shortening 
supply chains.

3. Tech-enabled services, with continued 
reliance on telecommuting and e-commerce.

4. Changing demand for commercial real 
estate.

Read the full presentation here.

Although the pandemic will have lasting impacts on the 
economy, governments and non-profits have stepped up 
to mitigate some of the negative outcomes. Loans and 
grants, waived licensing fees, moratoriums on eviction, 
and other programs helped to assist households. A list of 
programs that are/were active in Kearns is found in the 
Appendix of this General Plan.

Kearns residents and businesses rely on high-speed internet 
access for many aspects of modern life. It is the gateway to 
more and better jobs, improved educational access for many 
children, a portal to public services and quality healthcare, 
and generally improves quality of life (Tomer et. al, 2020).  
The global COVID-19 pandemic has only intensified residents’ 
dependence on high-speed internet access, and further 
illuminated the “digital divide” that separates high-income and 
low-income neighborhoods in America (Hegel and Wilding, 
2019).  Those who don’t have reliable high-speed internet 
access can be left behind from economic opportunity. Kearns 
Township Council, and other community stakeholders need 
to look at levels of broadband internet access within Kearns, 
identify existing gaps, and explore options that can narrow 
the “digital divide” and offer more economic opportunity to all 
Kearns residents. 

Broadband Definitions and Kearns’ Connectivity Rate

Minimum Standard Broadband Speed: a download speed of 
25 mbps (megabytes per second) and an upload speed of 3 
mbps (Zimmer, 2018). This “basic” can enable a household 
to use streaming services (such as Netflix or YouTube) on one 
or two devices without lag, play most online games, and have 
minimal loading times when surfing the internet (Cooper, 
2020). Kearns has coverage for the minimum standard 
broadband speed. 

Average Broadband Speed: a download speed of 100 
mbps and an upload speed of 25 mbps. A download speeds 
of 100 mbps is needed at a minimum for 3-4 people in a 
household to stream 4K content and play online games 
simultaneously (Cooper, 2020). Kearns has coverage for 
these higher speeds as well. 

Fiber: a download speed of 1000 mbps. The advocacy 
organization Broadband Now recommends fiber speeds for 
those who want more than speeds of 100 mbps; those who 
stream 4K on multiple devices, play online video games, own 
smart home/ IoT (Internet of Things) devices, and download 
very large files (Cooper, 2020). Broadband speeds above 
the average of 100 mbps are lacking in MSD service areas, 
including Kearns.
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The Future of Digital Infrastructure in Kearns 

The following options could possibly expand fiber-internet 
access and offer economic opportunity to more Kearns 
residents: 

• UTOPIA Fiber: UTOPIA Fiber was created by a group 
of 11 Utah cities in 2004 to build, deploy, and operate 
a fiber to the home (FTTH) network to every business 
and household within their communities. UTOPIA Fiber 
owns the infrastructure, but you get to choose your 
internet service provider (ISP) (West Point City, 2019a). 
UTOPIA bonds for and constructs the fiber infrastructure 
improvements. The financial obligation of the bond is 
paid by the residents that use the fiber internet service 
(West Point City, 2019b).

• Google Fiber: Google Fiber is only available in certain 
neighborhoods of Salt Lake County (Downtown, 
Sugarhouse, Rose Park, & several others) and expansion 
plans are entirely up to Google. It does not look like there 
is a way for businesses or government entities to request 
Google Fiber in certain cities or neighborhoods (Google, 
2020). At the moment, this does not look like a viable 
option to improve the Kearns’ broadband internet access.

• Work with CenturyLink to expand fiber in Kearns: 
The MSD Board could attempt to create a public-private 
partnership with CenturyLink, and work with the provider 
to expand their fiber infrastructure to more neighborhoods 
in MSD service areas. The government of Springfield, MO 
partnered with CenturyLink in their community to expand 
fiber internet access to residents (Simmons, 2019).

• Offering Wi-Fi Hotspots at Salt Lake County 
Libraries: a Wi-Fi Hotspot is a portable device that lets 
you connect electronic devices to the internet virtually 
anywhere (Salt Lake Community College Libraries, 
2020). Many libraries around the country are offering Wi-
Fi Hotspots to checkout for free. Making Wi-Fi Hotspots 
available for free checkout would especially help low-
income residents who need more reliable internet access 
(especially due to the global COVID-19 pandemic) but 
can’t afford to increase their bandwidth. 

• “Connect Program”: in August 2020, Salt Lake City 
partnered with The Church of Jesus Christ of Latter-Day 
Saints to provide access to a free computer lab in an LDS 
meetinghouse in the Rose Park neighborhood (Salt Lake 
City, 2020).

Digital Infrastructure During the Pandemic

Other widespread digital infrastructure concerns that have 
emerged during the 2020 COVID-19 pandemic and that 
should be considered for analysis in future iterations of this 
general plan element include access to digital technology such 
as laptops and WiFi hotspots. These devices are considered 
luxury items for many households but have become a 
requirement during the pandemic in order for many children 
and adults to participate in educational and economic 
opportunities (Duffy and Tappe, 2020).  
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The “Digital Divide” at a Glance

Income: According to the 2013 American Community 
Survey, a household that made more than $100,000 had 
a 92% likelihood of having broadband at home. For those 
who made $25,000 or less, the chance of having home 
broadband fell to 47%.

Employment: Middle-skill jobs are those that require 
less than a bachelor’s degree while paying at least $15 an 
hour – what academics and others often consider a living 
wage. About 46% of overall labor demand is for middle-
skill jobs, and some 82% of all middle-skill jobs are now 
“digitally intensive”. Jobs that require digital skills pay more 
and offer greater opportunity for career advancement 
than jobs without those requirements. Broadband also 
makes it possible for people to telecommute, which can 
increase job satisfaction and productivity, decrease work-
family conflict and have a positive impact on median 
household income at the census tract level.

Education: The Pew Research Center found that about 
a third of households with school-age children lacked 
home broadband in 2013. Another study showed that 
about half of students surveyed “were unable to complete 
homework due to lack of broadband and 42 percent said 
they received a lower grade due to lack of broadband as 
well.”

All data derived from Disconnected: Seven Lessons 
on Fixing the Digital Divide (2019). . . 

https://slco.maps.arcgis.com/apps/MapSeries/index.html?appid=c07ef403435442909c7dc30c0da2b718
https://slco.maps.arcgis.com/apps/MapSeries/index.html?appid=c07ef403435442909c7dc30c0da2b718
https://slco.maps.arcgis.com/apps/MapSeries/index.html?appid=c07ef403435442909c7dc30c0da2b718
https://slco.maps.arcgis.com/apps/MapSeries/index.html?appid=c07ef403435442909c7dc30c0da2b718
https://slco.maps.arcgis.com/apps/MapSeries/index.html?appid=c07ef403435442909c7dc30c0da2b718
https://www.kansascityfed.org/community/~/media/31dc7512db164fce8ae79ec7709924fd.ashx
https://www.kansascityfed.org/community/~/media/31dc7512db164fce8ae79ec7709924fd.ashx
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Where do Kearns’ residents frequently eat? Resident-Desired Economic Development

Although Kearns’ households generally spend  less on 
food than the average U.S. household, they eat-out just as 
frequently or more frequently. In the last six months, 75.7% 
of the population ate at a restaurant or steak house, and 
26.2% of the population went to a restaurant four or more 
times per month – that’s at least once a week on average (Esri 
Business Analyst – Restaurant Market Potential, 2020)! These 
are the chain restaurants and steak houses that the greatest 
percentage of residents visited in the last six months:

1. Applebee’s (18.5%)

2. Olive Garden (16.3%)

3. IHOP (12.8%)

4. Chili’s (12.6%)

5. Denny’s (11.9%)

Surprisingly, none of these restaurants have locations within 
Kearns. Residents are frequently traveling to chains located 
outside of the Municipality to dine. The presence of both 
Denny’s and IHOP on this list may suggest a shortage of sit-
down breakfast restaurants in Kearns, while strong patronage 
for Applebee’s and Chili’s may reflect an absence of sports bar 
and restaurant environments in the Municipality. Unfortunately, 
Esri does not provide data on locally owned restaurants, so 
we are unable to determine if Kearns residents frequent chain 
restaurants or local restaurants more often. 

Fast-food restaurants are visited more often by Kearns 
residents, with 90.6% of the population visiting at least once 
in the past six months, and 38.8% of the population visiting 
fast food or drive-in restaurants nine or more times per month 
(Esri Business Analyst – Restaurant Market Potential, 2020). 
The chain fast food restaurants and drive-ins that were most 
frequented in the last six months were: 

1. McDonald’s (50.2%)

2. Taco Bell (31.2%)

3. Chick-fil-A (31.0%)

4. Burger King (26.8%)

5. Subway (23.0%)

All of these fast-food restaurants are located in or on the 
periphery of Kearns except for Chick-fil-A. 

Community feedback regarding economic development was 
gathered at the Community Workshop in December 2019, 
through the Land Use and Transportation Survey (2020), a 
survey that aimed to elicit feedback from businesses located 
in the Kearns Town Center area, and via meetings with the 
General Plan Steering Committee throughout the general 
planning process. The results of the SWOT and APAE analyses 
are shown in Figures 4-13 and 4-14.

Participants in the public engagement process identified 
several strengths and opportunities regarding economic 
development in Kearns. The abundance of recreational 
amenities and community events were viewed as a huge 
asset to the Municipality. These places and activities can be 
further leveraged to promote enhanced opportunities for 
employment, revenue-generation, and community well-being. 
Residents also expressed support for their existing businesses 
and recognized the value of their location within the valley, 
which offers access to many markets and employment 
opportunities. The opportunities identified by participants 
focused on expanding local recreational and retail offerings, 
including adding a Farmer’s market, indoor soccer fields, and 
community gathering spaces. The community also hoped 
to invest in better telecommunications infrastructure and 
leverage the area around Camp Kearns (the Warehouse 
District), intending for these actions to attract and support 
diverse businesses. 

Community members identified several weaknesses that 
could impact economic development opportunities in Kearns. 
Key among these was the community’s weak broadband 
infrastructure and a perceived lack of choices and slow 
speeds (Figure 4-13). Dilapidated commercial areas and the 
overall image/reputation of the Municipality were also seen as 
weaknesses. Residents expressed that there were businesses 
they felt were missing from Kearns, namely warehouse clubs 
(such as Costco or Sam’s Club) and dining options. Residents 
were aware of internal and external factors that may threaten 
the economic development of their community. Again, the 
quality of broadband infrastructure was perceived as a threat, 
as was the lack of infrastructure to support desired businesses 
in the Camp Kearns area (referred to in this plan as the 
Warehouse District character area). Participants in the public 
engagement process also identified trends toward online 
shopping (including Amazon) as a threat to local businesses. 
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Economic development strategies must continue to look 
forward and anticipate possible market changes in order to 
prepare Kearns to compete in an ever-changing economic 
environment.

The APAE analysis (Figure 4-14) repeats many of the themes 
revealed in the SWOT analysis. Kearns residents hope to 
preserve the community’s many events, recreational amenities, 
the library and existing businesses. In preserving these entities, 
participants expressed a desire that Kearns’ small-town feel, 
history, and identity be promoted and maintained. Residents 
wished to eliminate unemployment in their community, as well 
as the litter, clutter, and junk accumulation that may lead to a 
negative image of Kearns. Participants in the APAE analysis 
also identified excessive taxes and wasteful spending as things 
that needed to be eliminated, showing interest in increased 
government transparency and fiscal responsibility.

In the future, residents hope to achieve redevelopment 
of dilapidated commercial areas. They also desire better 
broadband infrastructure. Kearns welcome (gateway) signs, 
a historical museum, racquetball courts, and movie theaters, 
dining, and specialty shops were all identified as desirable 
amenities that could help bring activity to Kearns while 
promoting the community’s unique identity and improving 
overall image. Participants expressed a strong desire to 
avoid economic activities that would worsen quality of life in 
Kearns, particularly citing adult-oriented businesses and uses 
with negative impacts on air quality. Consistent with items in 
other categories, Kearns residents hope to avoid vacant and 
abandoned buildings as well as high property taxes.

Figure 4-13: SWOT Analysis Items Pertaining to 
Economic Development

Figure 4-14: APAE Analysis Items Pertaining to 
Economic Development

Source: Feedback from Community Workshop, December 2019.

Figure 4-12: Existing commercial area at Kearns Corner. (Photo credit: 
Google Maps Street View, 2019).
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Land  Use and Transportation  Survey – 
Economic  Development  Considerations

Figure 4-15 shows the percentage of Kearns’ respondents to 
the Land Use and Transportation Survey (2020) that identified 
an economic development-related item as ‘important’ or ‘very 
important’ to the future development of their community. It is 
critical that Kearns’ economic development strategies balance 
the many goals of residents; quality of life (including health, 
safety, and well-being) must not be compromised in the 
pursuit of job expansion or increased sales taxes. Clean air was 
identified as important to 100% of survey respondents, while 
digital infrastructure closely followed with 96% of respondents 
finding it important to future development. These results closely 
correlate with the SWOT and APAE analyses, both of which 
placed value on clean air and quality telecommunications 
infrastructure.

Survey respondents recognized the importance of economic 
development to the future of their community: 94% identified 
access to economic and educational opportunities as 
‘important’ or ‘very important’ (Figure 4-15). Respondents 

Figure 4-15: Land Use and Transportation Survey Results – Economic Development Considerations

Source: MSD Land Use and Transportation Survey Results (Kearns), 2020.

also recognized the need to integrate economic development 
opportunities with land use, transportation, and housing 
decisions (93%). The survey results indicate that many facets 
of economic development should be considered in this plan, 
including: sustainability and energy efficiency of uses, the 
diversity of businesses, walkability (including walkability of 
commercial areas), parking, aesthetics, and the ability of 
economic development opportunities to promote the culture 
and history of Kearns.

Public feedback makes it clear that Kearns’ residents have 
high hopes for the economic development of their community. 
Residents will not settle for economic opportunities that fail to 
simultaneously improve quality of life. Job creation, revenue 
generation, and upward mobility are important goals that 
must be balanced alongside broader community goals of 
sustainability, cultural and historic preservation, connectivity, 
and enhanced aesthetics and image.

155

Kearns  Town  Center  Master  Plan  Existing  
Business  Survey  Results

The Kearns Town Center Master Plan Existing Business Survey 
was conducted for current business owners in and around 
the proposed Kearns Town Center redevelopment area. The 
purpose of this survey was to better understand business 
owners’ perspectives on the proposed redevelopment, as well 
as the unique challenges and opportunities they face while 
conducting business in Kearns. The survey was administered 
in August 2020, and respondents could complete the survey 
by e-mail, physical mail, or in-person when members of the 
MSD conducted field surveys. There were 9 business owners 
that responded to the survey out of 35 that were reached. Key 
survey results and conclusions that can be gleaned include: 

What are the benefits of conducting business in Kearns? 
Survey respondents cited the low cost of real estate, a strong 
local customer base, low sales tax, quality of life, location 
within the region, and ability to work close to family and friends 
as the greatest benefits for their businesses. 

What are the challenges of conducting business in 
Kearns? Permit and license fees, lack of business social 
networks, confusing government regulations, and unavailable/
unsuited real estate for their needs were the greatest challenges 
identified by respondents.

Do business owners in the Kearns Town Center belong 
to professional organizations (i.e. chambers of 
commerce, etc.)?  None of the survey respondents reported 
belonging to a Chamber of Commerce. Their reasons include 
the cost and not seeing the benefit of membership, that they 
used to belong to a chamber but do not anymore, and that 
they do not know how to go about joining a local chamber. 

Where do business owners go to receive information 
about business licenses, building permits, and other 
Kearns’ regulations? Most businesses go to the Kearns’ 
Metro Township website, the MSD website, or reach out to 
friends/family/other business owners for regulatory information. 

Where do businesses advertise their products/services? 
Businesses mainly use word-of-mouth or Facebook to advertise 
their products/services.

The Kearns Town Center Master Plan Existing Business Survey 
results revealed several themes of how to support our current 
business owners:

1. Clear Communication of Regulations and 
Policies. Businesses see permit/license fees, confusing 
regulations, and a lack of business training/support 
programs as their most significant challenges. As 
Kearns businesses access this information through the 
Kearns’ Metro Township and MSD websites, regulatory 
and business assistance information must be presented 
clearly and simply on their websites. The Municipality 
and MSD should also conduct more robust outreach 
to inform businesses about regulatory changes and 
business assistance programs in regular intervals.

2. Encourage Participation in Local Chambers of 
Commerce. None of the survey respondents belong to 
a local Chamber of Commerce, and the lack of business 
training/support programs was cited as a common 
challenge. The Municipality should seek to strengthen 
the relationship between local businesses and local 
Chambers of Commerce and provide more support 
programs. Specifically, half of survey respondents said 
that a loan/grant program for renovations and building 
expansions would be helpful for their business. Township 
and MSD leaders could also create a business council 
to support smaller or newer businesses that cannot 
afford a membership to a Chamber of Commerce.

3. Targeted Outreach Efforts. Results regarding 
businesses’ concerns about the Kearns Town Center 
Master Plan were mixed. Two respondents did not 
support it, and half of respondents believed that the 
Town Center redevelopment would have an unknown 
or negative effect on their business. Similarly, most 
respondents said they felt neutral, uncertain, or worried 
about future economic opportunities in Kearns. 
Township leaders need to recognize businesses’ fear 
and apprehension about the redevelopment. The 
Municipality can ease business fear by conducting 
more outreach and increasing inclusion of businesses in 
the visioning process.

Chapter 4 - Economic Development 
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What is Place-Based Economic 
Development?

Big Takeaways: Local Opportunities, Advantages, 
and Challenges

Place-based economic development is the practice of 
using a place’s existing amenities to further economic 
goals. In other words, a place-based economic 
development strategy would focus on the qualities of 
a community that are already unique and consider 
how to strengthen and advance those qualities to 
draw customers, support business growth, and create 
a financially sustainable future. Of course, investing in 
community assets also serves to improve quality of life for 
residents. Several examples of place-based economies 
already exist.

Example - Fargo, ND:  Fargo, ND has been described 
as a “Silicon Valley for Drones”, but it hasn’t always been 
that way. As community leaders were looking to bring 
critical investment and development to Fargo, they took 
a hard look at their assets:

1. Few people and lots of open space.

2. World class Aviation Institute an hour 
away in Grand Forks.

3. Nearby government aviation test site.

4. Entrepreneurs interested in technology.

Realizing that all of these assets were conducive to 
supporting the growing technology of drones, community 
leaders sought to make their location the hub for all 
matters related to the drone industry. Their efforts started 
small, with a conference to bring technology leaders 
together. The first conference had only 140 attendants; 
now, annual drone conferences bring as many as 600+ 
people to Fargo. The gathering of these diverse minds 
has fostered the growth of drone and aviation businesses 
and technology in the now widely recognized capital of 
the drone industry. For more on economic development 
efforts in Fargo, view this short video.

Economic opportunities and local advantages in Kearns far 
outweigh the challenges. The diverse population is one of the 
Municipality’s greatest strengths, as it helps to create a distinct 
market while also encouraging unique businesses and cultural 
events. Kearns households may not spend as much on goods 
as the average U.S. household, but the population is growing, 
and incomes are rising. Spending power may also increase as 
Kearns’ young population ages (assuming that residents can 
be retained as they grow older). 

Educational attainment in Kearns is low and unemployment is 
high (partially a result of the COVID-19 pandemic). However, 
the industries that employ the most Kearns residents (including 
services, manufacturing, retail, construction, and finance) are 
also the industry classifications that most businesses located 
in Kearns belong to. This means that opportunities exist 
to link education and technical training programs to local 
employers, simultaneously creating employment opportunities 
and enhancing air quality (as less of the population would 
have to commute out of Kearns for work). Such efforts could 
benefit household wealth, if Kearns’ internal transportation 
network was such that the household could then eliminate 
ownership of one or more cars. The Municipality benefits 
from its location within the valley, including its proximity to 
Bangerter Highway which connects the community to regional 
markets and employment centers. Investment in broadband 
infrastructure as well as in the physical infrastructure of existing 
business clusters (like the Warehouse District) could help the 
Municipality to further compete in the regional economy.

Finally, Kearns benefits from the presence of many unique, 
small businesses that contribute to the community’s identity. 
Existing businesses can be supported while encouraging 
the formation of new businesses through education and 
marketing programs, investment in active transportation, and 
rehabilitation of existing buildings and streetscapes. 

Future Economic Development Opportunities: Where 
Does the Data Align?

This economic development element focuses on finding the 
key areas where data on existing conditions, regional trends, 
and community interests and needs align. The areas where 
alignment occurs represent the strongest opportunities for 
future economic development in Kearns. This section is 
broken into five main categories: Retail and the Kearns Town 
Center; Industrial and the Warehouse District (Camp Kearns); 
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Retail and the Kearns Town Center: This area includes 
the majority of the businesses in Kearns (e.g. retail/services). 
Because Kearns households tend to spend money on 
family entertainment, a substantial portion of the leakage 
for the Municipality is associated with clothing, eateries, 
and entertainment. This means that there is a demand for 
additional retail space and uses that can accommodate 
family-oriented entertainment opportunities. The Town Center 
provides a space where these uses can be concentrated, with 
access to regional markets and a foundation of successful 
small businesses to build upon. 

Industrial and the Warehouse District: This area 
(sometimes called Camp Kearns) in the northwest corner of 
Kearns, off the corner of 5600 W and 4700 S, is home to 
many industrial/manufacturing businesses and has incredible 
potential to grow and fulfill regional demand for industrial flex 
space. This area also resides at a pivotal location: a 20-minute 
drive to Salt Lake City International Airport, close to two major 
interstates (I-15 and I-80), which provide access to much of the 
western United States, and close to other regional highways 
such as Mountain View Corridor (which will be completed 
by 2021) and Bangerter Highway. The area is also located 
between the proposed Inland Port and Silicon Slopes, which 
could further its economic potential.

This district is also located within an Opportunity Zone, 
which creates avenues to spur development and economic 
growth in areas determined by the US census as “low-
income communities.” Designated Opportunity Zones 
incentivize private sector investments in housing and economic 
development by providing tax incentives for the developments. 
The fact that the district lies in an Opportunity Zone opens up a 
significant opportunity to further grow economic development, 
investment, and high-quality employment opportunities. 

Recreation Hub: The Utah Olympic Oval is a world-class 
sporting facility that hosted speedskating events during the 
2002 Winter Olympics. Today, it continues to host the U.S. 
Speedskating Team, draw people from all over the nation for 
sporting events, and provide quality recreational amenities 
for community residents. The area around the Olympic Oval 
also has a community fitness center, water park, baseball 
fields, and skate park. It’s a huge attraction, but there’s nothing 
to keep people on-site after an event or recreational activity 
is over--visitors don’t spend their money locally. Expanding 
uses in the Recreational Hub area helps us capture recreation 
and tourism revenue. We’re picturing small-scale and possibly 

seasonal/temporary commercial uses: can we host local food 
trucks, a farmer’s market? Can we have an ice cream stand? 
Kearns households tend to spend on family entertainment: 
bowling, movies at home, and other affordable, family-
oriented activities. The Recreational hub can provide some 
of those activities at low-cost, and in a location people are 
already familiar with.

Training, Education, and Infrastructure Support: Kearns 
has low educational attainment, and many are employed in 
low-paying jobs (retail/services). Training programs can be 
utilized to help students gain employment skills that they can 
use later (encourage staying in school while also giving real-
life skills). Lots of programs out there – CTE is the one I am 
most familiar with. But local, personalized solutions are usually 
best. Kearns should also work to improve the community’s 
broadband internet infrastructure. Resident are increasingly 
reliant on high-speed internet access as commerce, education, 
and employment go more digital. The Kearns Metro Township 
Council should explore options to improve high-speed internet 
infrastructure throughout Kearns, and narrow the “digital 
divide” by helping low-income residents gain quality and 
affordable internet access.

Culture and Identity: In the SWOT/APAE analyses and 
the Land Use and Transportation Survey, history was among 
the items Kearns residents identified as most important and 
in most need of being preserved; but there are absolutely no 
historical markers, museums, or any sort of tribute to their rich 
history. The Camp Kearns area served as an Army/Air Force 
training base during World War II. The base was in operation 
from 1942 to 1946, and the residential areas around Camp 
Kearns represent some of the earliest forms of G.I. bill housing. 
This history should be celebrated and used to promote the 
identity and uniqueness of Kearns. The Municipality could 
one day be home to a combined community center/ museum. 
It would have rotating exhibits on Camp Kearns and other 
important historical stories, would house anything that should 
be preserved and exhibited year-round (i.e. the cannon), 
would serve as an event space, and would host community 
educational/art/training classes, etc. 

The community established four economic 
development gaols:

1. Promote a diverse business mix in Kearns.

2. Strengthen Kearns’ commercial areas.

3. Enhance and expand access to digital infrastructure.

4. Create an equitable and supportive business 
environment.

Recreation Hub; Training, Education, and Infrastructure 
Support; and Culture and Identity.

https://www.nytimes.com/2015/12/26/technology/a-silicon-valley-for-drones-in-north-dakota.html
https://youtu.be/rfCV-XBIu_8
https://slco.org/regional-development/opportunity-zones/
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Community Work Program

*The Kearns Metro Township Council is the governing body for Kearns and will determine how best to achieve all of the goals, objectives, 
and actions included in the work plan laid out in the following tables. However, key parties who could be designated to progress various 
actions have also been identified (‘responsible parties’) in order to support efficient implementation where possible.
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Explore opportunities 
to create a Community 

Reinvestment Agency (CRA) 
or Redevelopment Agency for 
Kearns, with special focus on 
the Kearns Town Center and 

Warehouse District Character 
Areas.

https://communitybuilders.org/wp-content/uploads/2019/11/PlaceValue_11lowresa.pdf
https://growashland.com/wp-content/uploads/2019/06/Updated-2019-Marketing-Brochure.pdf
https://business.utah.gov/uniquely-utah/targeted-industries/
https://www.tricitiesbusinessnews.com/2017/07/food-trucks/#:~:text=Food%20trucks%20are%20awesome%20for,job%20growth%2C%20tourism%20and%20entrepreneurship.
https://www.achp.gov/sites/default/files/guidance/2018-06/Economic%20Impacts%20v5-FINAL.pdf
https://www.skirball.org/
https://le.utah.gov/interim/2019/pdf/00003198.pdf
https://business.utah.gov/news/opportunity-awaits-statewide-opportunity-zones-announced/
https://www.americanexpress.com/us/small-business/shop-small/
https://www.rideuta.com/-/media/Files/About-UTA/Tiger-VIII/UTAFirst_LastMileFINALCOMP1.ashx?la=en
https://www.theguardian.com/small-business-network/2013/feb/26/traffic-problems-impact-small-business
https://www.washingtonpost.com/local/trafficandcommuting/why-developers-are-offering-experiences-to-attract-suburbanites/2019/01/03/02f7f490-031f-11e9-b6a9-0aa5c2fcc9e4_story.html?fbclid=IwAR01gIcL
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https://edtechmagazine.com/k12/article/2018/12/how-deal-crumbling-educational-infrastructure
https://www.kansascityfed.org/community/~/media/31dc7512db164fce8ae79ec7709924fd.ashx
https://www.slc.gov/blog/2020/08/04/pilot-program-offers-access-to-internet-computers-for-rose-park-residents/
https://www.nytimes.com/2020/05/05/technology/parking-lots-wifi-coronavirus.html
https://www.graniteschools.org/architecture/
https://cviog.uga.edu/_resources/documents/publications/local-governments-and-school-systems.pdf
https://prosperportland.us/event/small-business-orientation-series/2020-02-26/
https://www.slc.gov/ed/businessresources/
https://www.sba.gov/funding-programs/grants
https://extension2.missouri.edu/dm3008
https://groundworkusa.org/wp-content/uploads/2018/03/GWUSA_Best-Practices-for-Meaningful-Community-Engagement-Tip-Sheet.pdf


APPENDIX
What’s Included in this Appendix?

The Appendix contains materials that provide important 
context to the Kearns General Plan. Contents are as follows:

1. Glossary

2. Resources

3. COVID-19 Response List

4. Esri Reports

5. Kearns Technical Assessment

6. Kearns Public Outreach and 
Participation Report

7. MSD Transportation Planning Principles 
Workshop Report

8. MSD Land Use and Transportation 
Survey Results

9. Kearns Town Center Existing Businesses 
Survey Results

10. Kearns Moderate Income Housing Plan

11. Kearns Town Center Plan and 
Appendices

12. Kearns Master Transportation Plan

Glossary

• AADT: Annual Average Daily Traffic represents the 
total annual vehicular traffic on a road divided by 365 
(the number of days in a year). Throughout this plan, 
AADT measurements come from UDOT’s 2016 data.

• ADA: Americans with Disabilities Act (1990). Offers 
critical protections for persons with disabilities. ADA 
legislation also has implications for public right-of-way 
design, including sidewalk width, curb ramps, signals, 
and maintenance. All new construction and major 
renovations or alterations are required to comply with 
ADA standards.

• APAE Analysis: the act of building consensus on 
items that a group or community would like to ‘Achieve, 
Preserve, Avoid, or Eliminate’. The APAE Analysis 
for Kearns was conducted at a public workshop in 
December of 2019.

• Character Area: character areas are defined as 
specific geographic areas that have unique or special 
characteristics, have potential to evolve into a unique 
area when provided specific guidance, or require 
attention suitable to its uniqueness. Each character 
area has its own set of zoning considerations. There 
are 18 total character areas in Kearns, broken into 
three categories: 1) core character areas, 2) residential 
character areas, and 3) supplementary character areas.

• Community Work Program: the community work 
program describes Kearns’ strategy for reaching its 
future vision. A separate work program is included for 
each topical element of the General Plan (land use, 
transportation, economic development). The work 
program includes goals, objectives, and actions, with 
action items including detailed descriptions of who the 
Council could delegate responsibilities to, what the 
expected timeframe for completion is, estimated costs, 
metrics for measuring success, and resources and case 
studies.

• Density: simply put, density is the number of units in a 
given land area. In this Plan, we focus on net density of 
residential units. For example, how many dwelling units 
are there per acre of land used for residential purposes? 
Higher density development can support more services 
such as commercial space and transit. However, 
higher densities may have other impacts, such as 
creating traffic congestion and noise. While low density 
development may lead to quieter residential streets and 
larger yards, it can make it difficult for municipalities 
to provide services and results in land resources being 
used up faster.

• Esri Tapestry Groups: “Tapestry segmentation 
provides an accurate, detailed description of America's 
neighborhoods—U.S. residential areas are divided into 
67 distinctive segments based on their socioeconomic 
and demographic composition” (Esri, 2020). . . read 
more here. Planners use tapestries to understand 
demographics and spending patterns of subsets of 
a community population. Kearns has three primary 
tapestry groups: 1) American Dreamers, 2) Up and 
Coming Families, and 3) Home Improvement. These 
terms, as well of the characteristics of each group, come 
directly from Esri and may not represent how those 
groups see or refer to themselves. Data on tapestries in 
Kearns is included later on in this Appendix for reference.

• Floor Area Ratio: a measurement representing the 
floor area of a building in relation to the area of the 
site that the building occupies. It can be expressed as 
a ratio or a decimal number. Click on this link for more 
information.

• General Plan Steering Committee:  the Kearns 
General Plan Steering Committee (GPSC) was a group 
of volunteers, appointed by the Mayor, to work closely 
with staff during the general planning process. The 
GPSC was composed of ten individuals – all of whom 
also serve on the Kearns Metro Township Planning 
Commission. The GPSC met twenty times during the 
general planning process, and meetings were open to 
the public.

https://doc.arcgis.com/en/esri-demographics/data/tapestry-segmentation.htm
https://doc.arcgis.com/en/esri-demographics/data/tapestry-segmentation.htm
https://metrocouncil.org/Handbook/Files/Resources/Fact-Sheet/LAND-USE/How-to-Calculate-Floor-Area-Ratio.aspx#:~:text=Floor%20area%20ratio%20(FAR)%20is,building%20area%20%C3%B7%20lot%20area).


• Industrial Flex Space: industrial flex space is a type of 
commercial real estate that can accommodate multiple 
uses associated with industrial businesses. This type 
of building can be easily arranged to host an office, a 
warehouse, a light industrial or manufacturing use, or 
all three simultaneously. Industrial flex space is typically 
one story in height, and usually at least 25% of the 
building is dedicated to office space, leading to greater 
parking demand than a typical warehouse building. 
Industrial flex space is increasing in demand in Northern 
Utah, especially as it is favored by telecommunication 
companies like those seeking to make Silicon Slopes 
home.

• Land Use: land use is a characterization of land based 
on the types of uses that are occurring there. Land use 
differs from zoning, which describes what is allowed on 
a site by code. Zoning and land use may not always 
match. For example, a re-zone of a subdivision may have 
changed the permitted uses on the land from residential 
to commercial. The primary land use in that area will 
still be residential. But if someone tries to develop in that 
area in the future, they will have to build commercial 
property in compliance with the zoning code.

• Leakage: leakage occurs when money is leaving an 
economy. That is, residents of a certain area are taking 
their income and spending it on goods in a different 
area. This usually occurs when there is a shortage of 
retail goods or services available in a certain market.

• Location Quotient: Measures the concentration of an 
industry sector in the local geography compared to a 
larger reference geography. LQ < 1 = local concentration 
is smaller than in the reference geography; LQ 1 = local 
concentration is same as in the reference geography; LQ 
> 1 = local concentration exceeds that of the reference 
geography.

• Kearns Community Council: the Kearns Community 
Council (Kearns CC) is a non-profit group consisting of 
publicly elected members who help organize community 
events, connect residents with resources, and inform 
community members of major happenings.

• Kearns Master Transportation Plan: the Kearns 
Master Transportation Plan (MTP) was prepared for 
Kearns by Avenue Consultants, under the direction of 
Salt Lake County Engineering and the Kearns Metro 
Township Council. The plan included data collected 
and community input and was published in early 
summer of 2020. The MTP lays out a plan for priority 
transportation projects moving forward. The entire plan 
is included later on in this Appendix.

• Kearns Metro Township Council: the Kearns Metro 
Township Council (Kearns MTC) is the governing body 
of Kearns. There are five members of the Council, 
including the Mayor. The MTC acts as the legislative 
authority for Kearns.

• Kearns Metro Township Planning Commission: the 
Kearns Metro Township Planning Commission (Kearns 
PC) is responsible for providing recommendations to 
the Kearns MTC regarding the general plan, land use 
regulations, and various application processes. The 
Kearns PC has ten members, appointed by the Council.

• Kearns Town Center Master Plan: the Kearns Town 
Center Master Plan was created by GSBS Consulting, 
under the direction of Salt Lake County and the MSD. 
This plan creates a vision for the development of a 
Kearns Town Center at the intersection of 5400 S and 
4015 W. The plan has significant community buy-in, 
and was referenced throughout this General Plan, 
particularly in relation to the Kearns Town Center 
Character Area (Land Use Chapter). The full Kearns 
Town Center Master Plan is included later on in this 
Appendix.

• Major Transit Investment Corridor: According to 
Utah Code, “‘Major transit investment corridor’ means 
public transit service that uses or occupies:

1. Public transit rail right-of-way;

2. Dedicated road right-of-way for the use of public 
transit, such as bus rapid transit; or

3. Fixed-route bus corridors subject to an interlocal 
agreement or contract between a municipality or 

county and:

• a public transit district as defined in Section 17B-
2a-802; or

• an eligible political subdivision as defined in Section 
59-12-2219.

• Manufactured Home: a home constructed off-site on 
or after June 15, 1976, that meets HUD’s modern safety 
and quality requirements, and has been moved to a 
permanent location.

• Metro Townships: there are five Metro Townships in 
Salt Lake County, Kearns being one of them. These 
Metro Townships are independent municipalities with 
their own elected government (Mayor and Council). 
The Metro Townships fund the MSD, which provides 
each of the Metro Townships with services, including 
planning and development. Metro Townships have 
discretion over spending of sales tax revenue, but not 
property tax revenue.

• Mixed-Use: mixed-use development describes 
development that combines two or more use categories 
(residential, commercial, industrial, civic/institution). 
The mixing of uses can occur vertically (different uses 
on different floors of the same building) or horizontally 
(different uses on the same property or block). Mixed 
use development generally leads to a more walkable 
built environment.

• Mobile Home: manufactured home built prior to June 
15, 1976. 

• MSD: the Greater Salt Lake Municipal Services District 
(MSD) was established in 2015 by the Salt Lake County 
Council. It provides services, such as planning and 
development, to its member communities, including 
the five Metro Townships, the Town of Brighton, and 
unincorporated areas of Salt Lake County. The MSD 
helps to identify the needs of its member communities 
and uses funding to help support those needs.

• Moderate Income Housing: according to Utah 
Code, “housing occupied or reserved for occupancy 
by households with a gross household income equal 
to or less than 80% of the median gross income for 
households of the same size in the county in which the 
city is located.”

• Opportunity Zone: (also referred to as a Qualified 
Opportunity Zone, QOZ) an opportunity zone is 
“an economically distressed community where new 
investments, under certain conditions, may be eligible 
for preferential tax treatment.  Localities qualify as 
QOZs if they have been nominated for that designation 
by a state, the District of Columbia, or a U.S. territory 
and that nomination has been certified by the Secretary 
of the U.S. Treasury via his delegation of authority to 
the Internal Revenue Service (IRS)”(IRS, 2020). Read 
more here.

• Safe Routes to School: Safe Routes to School (SRTS) 
is a program that encourages students to walk and 
bike to school, through infrastructure improvements, 
safety education, incentives, increased enforcement 
and other means. These programs can be carried out 
by a department of transportation (such as UDOT), a 
metropolitan planning organization (such as WFRC), 
a local government (such as Kearns), a school district 
(such as Granite Schools), or a school (such as Beehive 
Elementary).

• Shift Share: an economic measure that reveals how 
much of industry growth in an area can be attributed 
to regional trends and how much can be attributed to 
local advantages (broken into national growth effect, 
industrial mix effect, and regional competitive effect). 
For information on how shift share is calculated, visit 
this site.

• Surplus: surplus simply represents an economic state 
where supply for a good or service in an area exceeds 
demand. In the leakage and surplus analysis in the 
Economic Development Chapter, surplus for a retail 
good or service indicates that the sector is drawing in 
sales from outside of the trade area (outside of the three 
zip codes analyzed for Kearns). 

https://www.irs.gov/credits-deductions/opportunity-zones-frequently-asked-questions
https://www.irs.gov/credits-deductions/opportunity-zones-frequently-asked-questions
https://propertymetrics.com/blog/shift-share-analysis/
https://propertymetrics.com/blog/shift-share-analysis/


• SWOT Analysis: the act of building consensus on items 
that a group or community perceives as ‘Strengths, 
Weaknesses, Opportunities, or Threats’. The SWOT 
Analysis for Kearns was conducted at a public workshop 
in December of 2019.

• Total Market Value: (as used in the Land Use Chapter) 
represents Salt Lake County’s 2018 total assessed value 
of the property (land and building). Assessed value is 
not the same as market value (i.e. what a home would 
sell for).

• UDOT: the Utah Department of Transportation. 
UDOT has authority over state roads, of which there 
are two in Kearns - 5400 S and 5600 W – and two 
directly adjacent to Kearns – Mountain View Corridor 
and Bangerter Highway. UDOT also works closely with 
counties and municipalities on large projects related to 
transit or active transportation.

• UTA: the Utah Transit Authority. UTA provides transit, 
including bus, TRAX line, Front Runner, and on-demand 
services to the Wasatch Region.

• Utah Code 10-9a: (also known as LUDMA – Municipal 
Land Use, Development, and Management Act) Utah 
Code 10-9a defines a municipality’s ability to create 
and enact land use regulations. LUDMA is also the 
legislation that authorizes Kearns Metro Township to be 
able to craft and adopt this General Plan.

• WFRC: Wasatch Front Regional Council. WFRC is the 
metropolitan planning organization (MPO) for Box 
Elder, Davis, Morgan, Salt Lake, Tooele, and Weber 
counties. They provide a Regional Transportation 
Plan (RTP, every four years) and Transportation 
Improvement Plan (TIP, annually). WFRC also oversees 
other planning initiatives, provides guidance to 
municipalities, and administers funding through various 
grant programs.

• Zoning: zoning is a tool used by municipalities to govern 
how land can be used, how large buildings can be, and 
how buildings relate to one another. A municipality’s 
authority to enact a zoning ordinance is related to the 
police power: the responsibility to protect the health, 
safety, and welfare of the public. 
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