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Staff Report 
PLANNING DIVISION 

  COMMUNITY & NEIGHBORHOODS 
 
To: Salt Lake City Historic Landmark Commission 
 

From: Lex Traughber – Senior Planner 
 (801) 535-6184 or lex.traughber@slcgov.com 
 

Date: April 20, 2017 
 

Re: Petition PLNHLC2016-00915, Demolition of the Residential Structure at 652 E. 600 South 
  

 
DEMOLITION OF A CONTRIBUTING STRUCTURE IN A LOCAL HISTORIC DISTRICT 

 
PROPERTY ADDRESS:  652 E. 600 South 
PARCEL ID:  16-05-353-001 
HISTORIC DISTRICT: Central City Historic District 
ZONING DISTRICTS:  FB-UN2 (Form Based Urban Neighborhood District) & 
      H – Historic Preservation Overlay District 
MASTER PLAN:  Central Community Master Plan – Medium and Low Residential/Mixed-Use 
 
REQUEST:  Trolley Square Ventures, LLC, is requesting approval from the City to demolish the residential 
structure on the subject parcel.  The building is a contributing structure in the Central City Historic District. 
 

 
 
 
RECOMMENDATION:  It is Planning Staff’s opinion that only two (2) of the seven (7) standards for demolition 
have been met, with the findings for Economic Hardship yet to be determined (Exhibit G).  Therefore, staff 
recommends that the Historic Landmark Commission deny the request for demolition.  If the applicant chooses to 
submit an application for Economic Hardship per City Code section 21A.34.020(K), they can do so at any time.   
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BACKGROUND AND PROJECT DESCRIPTION:    
Trolley Square Ventures, LLC, is proposing to demolish the residential structure on the lot in order to construct a 
new mixed-use development (residential & commercial) on the subject and adjacent parcels.  The applicant has 
submitted documentation to try to substantiate their demolition request and to show why demolition is warranted 
in this case.  Although not a standard for demolition, the applicant has also submitted documentation to 
demonstrate that the structure is too deteriorated for consideration for relocation; that the structure would not 
survive an attempt to move.  Please see Attachment E – Applicant Information for details. 
 
According to the most recent Central City survey completed in 2013, the residential structure on the property is 
rated “EC” or Eligible Contributing.  This survey was conducted by an independent third party contractor who 
is/was qualified to conduct an inventory of historic resources for surveys of this nature and provide survey data to 
the City.  The HLC reviewed the survey information, took public comment, and adopted the survey.  Planning 
Staff’s analysis is in part based on the information in this survey. 
 
This demolition application has been submitted in conjunction with an application for New Construction (Petition 
PLNHLC2016-00916).  The application for New Construction is required as part of the demolition process and 
will also be reviewed by the HLC at a date in the future. 
 
On January 17, 2017, the City Council rezoned the property to FB-UN2 (Form Based Urban Neighborhood 
District) in order to facilitate the redevelopment of the subject and surrounding properties for a mixed use 
development to include housing.  The zone change however has no bearing on the demolition decision, other than 
the FB-UN2 allows for a wider variety of uses than the former zone RMF-45 (Moderate/High Density Multi-
Family Residential District).  A more detailed discussion of the rezone follows. 
 
CONTEXT – CENTRAL CITY HISTORIC DISTRICT 
 

LOCATION MAP 
 

 
 
The subject property is located directly across the street from the Trolley Square shopping complex, a landmark 
site and arguably the most significant historic resource in this District.  It is located on 600 South, a major east-
west corridor in the City.  It is also located adjacent to what is essentially vacant land; a parking lot that serves the 
Trolley Square complex.  The Trolley TRAX station is located within in close proximity, two blocks to the north of 
the subject property.  
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The “Salt Lake City Community Preservation Plan” adopted on October 23, 2012, specifically addresses the 
Central City Historic District and provides a succinct description of this local historic district, of which the subject 
property is a part. 
 

The Central City Historic District was designated as a local historic district in 1991.  Two blocks 
wide and nine blocks long, the district is occupied by one of the City’s oldest residential 
neighborhoods.  While the northern edge of the district close to South Temple Street is occupied by 
larger homes and more upscale apartment buildings, the remainder holds modest brick cottages 
and bungalows that for many decades attracted working-class occupants.  On its south end, the 
district abuts Liberty Park. 
 
Both 500 East and 700 East are major north-south thoroughfares lined with both houses and 
commercial enterprises.  A residential parkway is located along 600 East.  Bisecting the district is 
400 South, a primary east-west commercial and transportation corridor.  Trolley Square, formerly 
the trolley barn for the Utah Electric & Railway Corporation, occupies and entire square block 
along 700 East.  This facility has been converted into an indoor shopping center.  While the district 
still contains numerous historic homes, it has experienced significant attrition of its historic building 
stock, particularly along its perimeters and major thoroughfares.  The majority of these changes 
have taken place in the area between the north edge of the district and 500 South.  The four square 
blocks between 300 South and 500 South have been so heavily impacted in recent decades by 
teardowns and modern commercial infill that they contain very little in the way of historic 
resources.  Because of its central location in the City and its placement along several major 
transportation corridor, the district has been subjected to substantial amount of historically 
insensitive commercial development in recent decades, resulting in negative impact to its integrity.  
This has resulted in a historic district that has effectively been split in two, with a substantial loss of 
integrity of the northern blocks and greater integrity to the south (particularly south of 600 South). 

 
The status of the district in now questionable and further attrition may merit its removal from 
historic district standing.  Some may argue that it has already reached this point and that other 
controls are needed to protect the diminishing number of historic resources that remain there.  One 
possible approach might be to consider boundary realignments that divide the district and create 
two new districts: Central City North and Central City South Historic Districts. 

 
While this brief description of the Central City Historic District does recognize significant issues and difficulties, it 
also indicates that the area in which the subject property is located, south of 600 South, does have greater 
integrity than the area to the north particularly between 300 and 500 South.  This is demonstrated by the 
Location Map above where it can been seen that a significant transition begins to take place along 600 South from 
primarily commercial land uses to the north to residential land uses to the south.  And while the particular block 
face on which this property is located has been negatively impacted with demolitions in the past (the area of the 
parking lot), there remain contributing historic resources along this block face and to the south on the same as 
well as adjacent blocks.  Attached are the “Central City RLS – Results” maps that show the contributing structures 
along the block face of 600 South between 600 & 700 East (Attachment D).  These maps also show the rating of 
all the other structures in the immediate vicinity as well. 
 
KEY ISSUES: 
 
Issue 1 – Further Loss of Historic Resources: The subject property is one of three properties proposed for 
demolition on 600 South.  All three structures are contributing structures as previously noted.  While it is evident 
that structures have been lost along this block face, the further deterioration of the block face that could occur 
with the demolition of three structures will be detrimental to the streetscape and to the Central City Historic 
District.  While the subject structure nor the other two along 600 South proposed for demolition are 
architecturally significant, there are many examples of this type of architecture all over the City, the structures do 
tell the story of the district and contribute to the historic integrity and composition of the Central City 
neighborhood.  The loss of said structures would diminish the number of historic resources that make up the 
district. 
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Issue 2 – Integrity of the Building: While it is evident that the subject building is in poor condition, the 
integrity of the building remains.  The subject structure has been rated “EC – Eligible Contributing” in the Central 
City Reconnaissance Level Survey (2013).  According to the Utah State Historic Preservation Office, a rating of 
“EC” means that the structure was built within the historic period (at least 50 years old) and retains integrity.  It is 
a good example of an architectural style or building type, but may not be well preserved or has had substantial 
alterations or additions.  The overall integrity has been retained and is eligible for the National Register as part of 
an historic district primarily for historic, rather than architectural, reasons. 
 
The integrity of the subject building is the standard by which the proposed demolition is evaluated, as opposed to 
the fact that the building is in poor condition and uninhabited. 
 
Issue 3 – Recent Rezone Implications:  As previously noted, the subject property was recently rezoned to 
implement the following policy in the Central Community Master Plan as amended: 
 

Identify zoning solutions for the block faces across from Trolley Square on 600 East and 600 
South.  The focus should be to encourage development on vacant parcels, increase residential density 
and promote the preservation and adaptive reuse of contributing structures.  The surface parking lot 
south of Trolley Square should be rezoned to allow Trolley Square to building a parking structure, 
retain the historic structures fronting on 600 South and build housing. 

 
It is clear that redevelopment of vacant parcels at this location is a goal, but the preservation and adaptive reuse of 
contributing structures, specifically the historic structures fronting on 600 South, is also a goal.  Both of these 
goals could be achieved.  One goal does not take precedence over the other.  In other words, while development of 
the area is important, it does not come at the expense of preservation efforts in terms of wholesale demolition.  
 
NEXT STEPS: 
If the Historic Landmark Commission finds that at least six (6) of the standards are met, the HLC shall approve 
the certificate of appropriateness for demolition.  If the demolition request is approved by the HLC, the applicant 
would also need HLC approval for proposed New Construction in a Historic District in order to receive a COA for 
the demolition. 

If the HLC finds that two (2) or less of the standards are met, the HLC shall deny the certificate of appropriateness 
for demolition.  If the project is denied by the HLC, the applicant could choose to file an application for Economic 
Hardship. 

If the HLC finds that three (3) to five (5) of the standards are met, the HLC may defer a decision for up to one year 
during which time the applicant must conduct a bona fide effort to preserve the site, or the applicant could choose 
to file an application for Economic Hardship.  If there is a finding of Economic Hardship, the applicant could 
demolish the structure without conducting a bona fide effort. 

ATTACHMENTS: 
A. Vicinity Map 
B. Historic District Map 
C. Survey Information 
D. Central City RLS – Results Maps 
E. Applicant Information 
F. Master Plan Discussion 
G. Analysis of Standards 
H. Public Process and Comments 
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ATTACHMENT A:  VICINITY MAP 
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ATTACHMENT B:  HISTORIC DISTRICT MAP 
 

  

 
Approximate Project Location 
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ATTACHMENT C:  SURVEY INFORMATION 
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ATTACHMENT D:  CENTRAL CITY RLS – RESULTS MAPS 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



C
entral C

ity R
L

S
 S

urvey R
eport 

R
evised F

inal 

A
-3

 
 

 

F
ig

u
re

 4
. L

o
c
a
tio

n
 o

f b
u
ild

in
g

s
 a

n
d
 e

lig
ib

ility
 ra

tin
g

s
, C

e
n
tra

l C
ity

 H
is

to
ric

 D
is

tric
t (M

a
p
 2

 o
f 3

). 



C
entral C

ity R
L

S
 S

urvey R
eport 

R
evised F

inal 

A
-4

 
 

 

F
ig

u
re

 5
. L

o
c
a
tio

n
 o

f b
u
ild

in
g

s
 a

n
d
 e

lig
ib

ility
 ra

tin
g

s
, C

e
n
tra

l C
ity

 H
is

to
ric

 D
is

tric
t (M

a
p
 3

 o
f 3

). 



9 
PLNHLC2016-00915, Demolition of 652 E. 600 South                                                    Publish Date: April 20, 2017 

 

ATTACHMENT E:  APPLICANT INFORMATION 
 

























































TROLLEY VENTURES’ CASE FOR DEMOLITION TO FACILITATE BENEFICIAL 

NEIGHBORHOOD DEVELOPMENT 

1) Two of the houses are severely structurally damaged and unmovable. 

Renovating them is infeasible and would create an economic hardship. 

2) The same two houses have been vacant for decades, are deteriorated 

are unsafe; the “Dangerous Building Code” policy is to demolish them. 

3)  One of houses is hidden behind trees and not publicly visible. 

4)  A third house is not original to the site. It was moved into the area and 

placed on a tall, incompatible concrete foundation. 

5) The houses have lost their historic context as all the neighboring houses 

have been destroyed, leaving these few stranded on an island 

surrounded on four sides by paved parking. 

6) That is, of the 31 dwelling units that existed on the property in 1952, 

only three (less than 10%) still exist. The other 90+% were razed long 

ago, destroying the architectural integrity of the streetscape.  

7) Also, the neighboring Caserio/Bellhaven apartments have been severely 

altered and lost their original Spanish character and integrity.  

8) This area (north 1/2 Block 318) does not qualify for inclusion in an 

historic district using the standard that 50% of the buildings should be 

either significant or contributory. Of the 62 housing units there in 1952, 

only six contributory buildings remain (again, less than 10%). This half 

block never should have been placed in the district. 

9) We will replace the four houses with more than 300 new housing units, 

by far making up for the loss of housing stock. 

10) There are several hundreds of better, similar houses on intact blocks 

in Central City and thousands of similar and better houses citywide. Thus 

the preservation effort would be better served focusing on those 

resources than on saving four marginal, out of context structures.    

11) The new project will greatly benefit the neighborhood in creating 

jobs, new housing (including affordable housing), shopping, restaurants 

and a park/playground, while stimulating the area’s economy, utility, 

beauty, landmark quality and reversing the site’s unsafe conditions. 
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ATTACHMENT F:  MASTER PLAN DISCUSSION 
 

While a discussion of adopted master plan policies is relevant to the demolition request by providing background 
and contextual information, it is important to note that master plans are not relevant to the demolition standards, 
and the HLC cannot use the master plans as a finding of whether a demolition standard is satisfied or not.  That 
said, the following are policies in various master plans that provide policy information related to the subject 
demolition request:   

 

Plan Salt Lake (2015) 
 Preservation Initiatives– Preserve and enhance neighborhood and district character.    Balance 

preservation with flexibility for change and growth (page 33, Plan Salt Lake). 

 

Amendment to the Central Community Master Plan Policy (2012) 
The Central Community Master Plan identifies the subject property as part of the Trolley Station Area for its 
proximity to TRAX.   
 
The Trolley Station is defined as an Urban Neighborhood Station Area.  Urban Neighborhoods are places that 
have an established development pattern that contain a mix of uses and can support an increase in residential 
density and supporting commercial activities.  New development generally occurs as infill, occurring on 
undeveloped or underutilized properties.  A compact development pattern is desired in order to focus new 
growth at the station and respect the existing scale and intensity of the surrounding neighborhood.  The 
highest residential density and intensity of commercial land use occurs closest to the transit station and are 
scaled down the further one moves from the station. 
  
The station area is comprised of core and transition areas.  The purpose of creating the different areas is to 
recognize the scale and nature of existing development patterns and identify the appropriate locations for 
growth.  The general concept is that bigger buildings with the most dwelling units and a higher intensity level 
of commercial space should be located closest to the station in the core.  The transition area reduces the scale, 
mass and intensity of new development as it moves away from the core area. 
  
Trolley Station is a unique Transit Station Area because it is located within the Central City Historic 
District.  The Central City Historic District is centered on the 600 East landscaped medians, which are a 
character defining feature of the historic district.  The policy of the Trolley Station Area is to prohibit further 
dissection of the 600 East medians for vehicular traffic and to maintain the historical 15 foot landscaped 
setback of building along 600 East. 
  
 Trolley Station Area Goal: 

  
Identify zoning solutions for the block faces across from Trolley Square on 600 East and 600 South.  The 
focus should be to encourage development on vacant parcels, increase residential density and promote the 
preservation and adaptive reuse of contributing structures.  The surface parking lot south of Trolley Square 
should be rezoned to allow Trolley Square to building a parking structure, retain the historic structures 
fronting on 600 South and build housing. 
 

Planning Staff Comment: While this policy does indicate that development is desired on the vacant parcels, it 
also encourages the adaptive reuse of contributing structures and not the wholesale demolition of contributing 
structures in the endeavor to develop the area. 
 
Salt Lake City Community Preservation Plan (2012) 

Policy 3.3g: Ensure that underlying zoning is supportive of preservation policies for the area in which historic 
or character preservation is proposed. (Page III-26) 
 
Policy 3.3k: Support modification of existing historic resources to allow for changes in use that will encourage 
the use of the structure for housing or other appropriate uses in historic districts in an effort to ensure 
preservation of the structure. 
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Planning Staff Comment: These two policies are related to the recent rezoning of the subject parcels from 
single & multifamily residential use zones to the FB-UN2 zone.  The FB-UN2 zone allows for a wider variety of 
uses, to include commercial uses, than the previous residential zones and therefore greater opportunity for 
adaptive reuse of the subject structure. 
 

Policy 3.3m: Ensure criteria for demolition of contributing structures are adequate to preserve historic 
structures that contribute to the overall historic district while allowing for consideration of other important 
adopted City policies. 
 

Action 1: As part of the revisions to the demolition of contributing structure criteria, evaluate the 
appropriateness of including criteria that allows the consideration of whether the demolition would allow 
the advancement of other important adopted City policies to be part of the analysis. 
 
Consideration of other adopted policies should not be weighted more heavily than the adopted 
preservation policies.  The level of importance of the other adopted policies in the demolition analysis 
should be based on how relevant the contributing structure is to the overall historic district and the 
significance of the location of the contributing structure to the implementation of the other applicable 
adopted City policies. 

 
Planning Staff Comment: This policy indicates that other City policies, including but not limited to housing 
and economic development, should not be more heavily weighted than adopted preservation policies. 
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ATTACHMENT G:  HISTORIC PRESERVATION STANDARDS 
 
21A.34.020: H HISTORIC PRESERVATION OVERLAY DISTRICT: 
 
A. Purpose Statement: In order to contribute to the welfare, prosperity and education of the people of Salt Lake 
City, the purpose of the H - Historic Preservation Overlay District is to: 
 

1. Provide the means to protect and preserve areas of the city and individual structures and sites 
having historic, architectural or cultural significance; 
2. Encourage new development, redevelopment and the subdivision of lots in historic districts that is 
compatible with the character of existing development of historic districts or individual landmarks; 
3. Abate the destruction and demolition of historic structures; 
4. Implement adopted plans of the city related to historic preservation; 
5. Foster civic pride in the history of Salt Lake City; 
6. Protect and enhance the attraction of the city's historic landmarks and districts for tourists and 
visitors; 
7. Foster economic development consistent with historic preservation; and 
8. Encourage social, economic and environmental sustainability. 

 
L. Standards for Certificate of Appropriateness for Demolition of a Contributing Structure in an H 
Historic Preservation Overlay District: In considering an application for a certificate of appropriateness for 
demolition of a contributing structure, the Historic Landmark Commission shall determine whether the project 
substantially complies with the following standards: 

1. Standards for Approval of a Certificate of Appropriateness for Demolition: 

Standard Finding Rationale 
The physical integrity of the site as 
defined in subsection C15b of this 
section is no longer evident.  Subsection 
C15b reads, “Physical integrity in terms 
of location, design, setting, materials, 
workmanship, feeling and association 
as defined by the National Park Service 
for the National Register of Historic 
Places.” 
 
 

Does not comply. Although the subject structure is in an advanced 
state of disrepair, the physical integrity of the 
subject site and structure is still very evident in 
terms of location, design, setting, and materials.  
The 2013 Central City survey rates the subject 
building as “EC” or an Eligible Contributing 
structure.  This is further indication that the 
physical integrity of the site and structure is still 
intact, and contributes to the historic fabric that 
makes up the Central City Historic District. 

The streetscape within the context of the 
H historic preservation overlay district 
would not be negatively affected 

Does not comply. The demolition of the subject building would have 
a further negative impact on the streetscape 
beyond the detrimental impacts that have already 
occurred along this block face with the surface 
parking lot creating “missing teeth.”  Any 
demolition of structures along this block face will 
have a detrimental impact on the block face and 
the Central City Historic District as a whole.  
Further demolition will certainly not be an 
enhancement or have a positive impact on the 
block face or the overlay district.  While this block 
face certainly has been altered, several structures 
have been demolished, and the surface parking lot 
is a large gap in the consistency in the existing 
development on the block, the further reduction of 
contributing structures is not warranted based on 
past actions of demolition. 
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The demolition would not adversely 
affect the H historic preservation 
overlay district due to the surrounding 
noncontributing structures 

Does not comply. Surrounding structures along this block face are 
all contributing structures to the district.  There 
are no non-contributing structures along this 
block face.  Any demolition of structures along 
this block face would adversely affect the H – 
Historic Preservation Overlay District.   

The base zoning of the site is 
incompatible with reuse of the structure 

Does not comply. As noted previously, the City Council recently 
rezoned the subject site from RMF-45 (Mod/High 
Density Multi-Family Residential District) to FB-
UN2 (Form Based Urban Neighborhood District).  
The RMF-45 zone is a multifamily residential zone 
that would not allow any commercial 
development.  The FB-UN2 zone allows for 
mixed-use, residential and commercial 
development.  The FB-UN2 zone actually allows 
more options for land uses, and subsequently 
development of the subject property, than the 
former RMF-45 zone, therefore the base zoning of 
the subject site is very compatible and actually 
promotes the adaptive reuse of the structure on 
the site by allowing a wider variety of uses. 

The reuse plan is consistent with the 
standards outlined in subsection H of 
this section 

Complies -
Conceptually, it 
appears that the reuse 
plan can meet the 
standards for new 
construction in an 
historic district. 

The reuse plan will be a mixed-use (residential 
and commercial) project.  The applicant has 
submitted an application for New Construction 
(PLNHLC2016-00916).  The HLC will be tasked 
with making a final decision regarding the 
proposed new construction at a later date. 

The site has not suffered from willful 
neglect, as evidenced by the following: 

(1) Willful or negligent acts by the 
owner that deteriorates the structure, 

(2) Failure to perform normal 
maintenance and repairs, 

(3) Failure to diligently solicit and 
retain tenants, and 

(4) Failure to secure and board the 
structure if vacant 

Partially complies, 
partially does not 
comply. 

It is uncertain if the current owner has willfully or 
negligently acted in a manner that has caused 
further deterioration of the subject structure.  The 
structure has been in a state of disrepair for years, 
and has been uninhabited since the 1980’s 
according to the owner.  The home has been 
boarded at least since 2001 according to City 
records.  The applicant has provided no evidence 
that the current owner has done any maintenance 
or repairs, nor has the applicant provided any 
evidence that any effort to solicit tenants has been 
conducted.  The site has been fenced off and the 
structure has been boarded to prevent unwanted 
entry.  In general, the site and structure have been 
neglected for years, prior to the current owner 
obtaining the property. 

The denial of a certificate of 
appropriateness for demolition would 
cause an "economic hardship" as 
defined and determined pursuant to the 
provisions of subsection K of this 
section 

To be determined. If the request for a Certificate of Appropriateness 
for the demolition of the subject site is denied, the 
applicant can pursue a determination of economic 
hardship as outlined in subsection K.  This would 
be a process that the applicant could pursue once 
a decision is made regarding the proposed 
demolition. 

2. Historic Landmark Commission Determination of Compliance with Standards of Approval: The Historic 
Landmark Commission shall make a decision based upon compliance with the requisite number of standards as 
set forth below. 

a. Approval of Certificate of Appropriateness for Demolition: Upon making findings that at least six (6) of the 
standards are met, the HLC shall approve the Certificate of Appropriateness for demolition. 

b. Denial of Certificate of Appropriateness for Demolition: Upon making findings that two (2) or less of the 
standards are met, the HLC shall deny the Certificate of Appropriateness for demolition. 
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c. Deferral of Decision for Up To One Year: Upon making findings that three (3) to five (5) of the standards are 
met, the HLC shall defer a decision for up to one year during which the applicant must conduct a bona fide effort 
to preserve the site pursuant to subsection 21A.34.020M of the Salt Lake City Zoning Ordinance. 




















