
PLANNING DIVISION 
DEPARTMENT of COMMUNITY and NEIGHBORHOODS 

Staff Report 
To: 

From: 

Date: 

Re: 

Salt Lake City Historic Landmark Commission 

Amy Thompson, Senior Planner, amy.thompson@slcgov.com or 801-535-7281  

April 30, 2020 (Publishing Date) 

PLNHLC2020-00068, Demolition of a Contributing Structure - 58 E Hillside Avenue 

Demolition of a Contributing Structure 
PROPERTY ADDRESS: 58 E Hillside 
Avenue   
PARCEL ID: 09-31-308-006 
HISTORIC DISTRICT: Capitol Hill Local 
Historic District  
ZONING DISTRICT: RMF-35– Moderate 
Density Multi-Family Residential & 

  H – Historic Preservation Overlay District 
MASTER PLAN: Capitol Hill Community 
Master Plan  

REQUEST: Jeff Garbett, the owner of the property, is requesting a Certificate of Appropriateness 
(CoA) from the City to demolish the residential structure on the subject parcel. The 
building is a contributing structure in the Capitol Hill Local Historic District. 

RECOMMENDATION: In Planning Staff’s opinion, the requested demolition fails to substantially 
comply with the standards of approval in 21A.34.020.K as only one of the five standards for demolition 
have been met. Therefore, Staff recommends the Historic Landmark Commission (HLC) deny the 
request for demolition.  

ATTACHMENTS: 
A. Vicinity Map & Historic District Map
B. Historic Survey Information
C. Historic Tax Assessor Information
D. Property and Vicinity Photos
E. Information Submitted by Applicant
F. Related Information – Civil Enforcement Case
G. Analysis of Demolition Standards
H. Master Plan Discussion
I. Public Process & Comments
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REQUEST DESCRIPTION: 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Jeff Garbett, the owner of the property, is proposing to demolish the residential structure on the subject 
lot in order to build a new single-family house on the property. No specific development plan has been 
submitted in conjunction with this demolition request. If the request for demolition is granted, the 
applicant would be required to submit an application for New Construction that would be reviewed 
and decided on by the HLC at a future public hearing date. 
 
The applicant has submitted documentation as part of their application with the intent to substantiate 
their demolition request and to show why they believe demolition is warranted in this case.  The 
narrative portion of the application is included as Attachment E.  

 
PROPERTY DESCRIPTION AND CONTEXT:  
According to tax cards obtained 
from the Salt Lake County 
Assessor archives, and historic 
survey information, the subject 
structure was built in 
approximately 1896 and is one of 
the older homes located in the 
Arsenal Hill Neighborhood. The 
subject building is one story 
hipped roof house with two-over-
two sash windows with a four-
square (box) plan. The building is 
constructed in what is generally 
considered a Victorian/Other 
style. The Report prepared in 
conjunction with the most recent 
Reconnaissance Level Survey for 
Capitol Hill indicates that styles 
linked with the term “other” tend 
to be watered-down or 
unclassifiable versions of a particular style, however, the Capitol Hill Historic District has very 
few buildings that are pure examples of a single style.  
 

VIEW FROM HILLSIDE AVENUE FACING SOUTH 
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According to the most recent historic survey of 
the Capitol Hill Historic District, completed in 
2006, the subject structure on the property is 
rated “B” or “Eligible, Contributing”.  This survey 
was conducted by an independent third-party 
consultant meeting the qualifications set by the 
National Park Service using evaluation criteria 
guidelines established by the Utah State Historic 
Preservation Office (SHPO). The HLC reviewed 

the survey information, took public comment, 
and adopted the survey. Though its architectural 
context is mixed, the area surrounding the subject 
structure retains significant integrity 
 
The subject structure is setback from Hillside 
Avenue on a parcel located behind a separate 
vacant parcel that fronts on Hillside Avenue. 
Hillside Avenue is located just south of the Capitol 
Building between Main Street and State Street in 
the eastern area of the Capitol Hill Historic District known as the Arsenal Hill Neighborhood.  
 
The Arsenal Hill Neighborhood includes the State Capitol complex and the residential neighborhood 
to the south. The boundaries of the residential neighborhood are 300 North to approximately 150 
North, and Main Street to East Capitol Street. Arsenal Hill was named for the pioneer arsenal located 
on the upper hill. There were a few pioneer-era houses in the area, but most were destroyed when a 
forty-ton explosion of powder left the hill bare in 1876. With its fine views and proximity to the city 
center, Arsenal Hill became a fashionable neighborhood in the 1890s, and a number of large, high-
style, architect-designed residences were built there for Salt Lake’s more prosperous residents. The 
completion of the imposing neo-classic State Capitol Building in 1916 added to the neighborhood’s 
desirability. Between the 1920s and 1950s, the neighborhood continued to develop with attractive, 
though more modest, infill homes and small apartment blocks.  

The 2006 Reconnaissance Level Survey and Report breaks down the Capitol Hill Historic District into 
contextual periods of significance. The subject structure was built during the Victorian Urbanization 
Period, 1890-1911. The report reads, in part: 
 

The Victorian era was Capitol Hill’s period of greatest growth. Seventy-five percent 
of the contributing historic resources were built between 1889 and 1912. Most were 
individual single-family dwellings built by family members on subdivided land, 
occasionally building new residences behind established homes with street 
frontage. In general, the types and styles of Victorian cottages were identical to the 
homes built throughout the city, but with slope-derived adaptations where 
necessary. During this period, many of the older homes were converted to cross 
wings or “dressed up” with Victorian ornamentation in the 1890s.  
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KEY ISSUES: 
 
The key issues listed below were identified through planning staff’s analysis of the project: 
 

Issue 1 – Further Loss of Historic Resources: The subject building is set back from the street.  
A vacant parcel that could potentially be developed fronts Hillside Avenue; its development would 
block the subject building from having any visibility from Hillside Avenue. However, the proposed 
demolition would diminish the number of historic resources that make up the district as a whole. The 
structure does help tell the story of the district and contributes to the historic integrity and composition 
of the Capitol Hill neighborhood.   
 
Issue 2 – Integrity of the Structure: While it is evident that the subject building is in poor 
condition, the integrity of the building remains.  The subject structure has been rated “B” – Eligible 
Contributing” in the Capitol Hill Reconnaissance Level Survey (2006).  According to the Utah State 
Historic Preservation Office, a rating of “B” 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 as well executed as “A” rated buildings or may have more 
substantial alterations or additions, but they are generally reversible. The overall integrity has been 
retained and is eligible as part of a 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. The National Park Service 
defines “integrity” as “the authenticity of a property's historic identity, evidenced by the survival of 
physical characteristics that existed during the property's historic or prehistoric period.” The structure 
retains its historic physical characteristics including a hipped roof, original windows, and building 
materials. The physical integrity of the subject site and structure is still evident in terms of location, design, 
setting, and materials.   
 
NEXT STEPS: 
 
Denial of the Demolition Request (Staff’s Recommendation) 
If the HLC does not find that the request for a CoA for demolition of a contributing structure 
substantially complies with the standards in section 21A.34.020.K1 of the zoning ordinance, then the 
HLC shall deny the request for a certificate of appropriateness for demolition. These standards and 
Planning Staff’s analysis are included in Attachment G. 

If the demolition request is denied, the owner and/or owner's representative will have one year from 
the end of the appeal period as described in chapter 21A.16 of the Salt Lake City zoning ordinance, to 
submit an application for determination of economic hardship if they choose to do so. A request for a 
determination of economic hardship will be processed in accordance with section 21A.34.020.L.  

The applicant could also apply for a CoA to make alterations to the contributing structure in accordance 
with the standards of review in 21A.34.020.G, this request could include needed exterior repairs, or 
even an addition to the structure.  
 
Approval of the Demolition Request 
If the HLC finds that the request for a CoA for demolition substantially complies with the standards in 
21A.34.020.K1 of the zoning ordinance, then the HLC shall approve the request for a CoA for 
demolition. A CoA for demolition will not be issued until the contributing building to be demolished is 
replaced with a new building that meets the criteria in 21A.34.020.M which includes meeting all 
applicable RMF-35 zoning standards and H Historic Preservation Overlay District standards for New 
Construction. All new construction in a local historic district requires review and approval from the 
HLC. 
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ATTACHMENT A – VICINITY MAP & HISTORIC DISTRICT MAP 
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Approximate Property Location Within the Historic District 
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ATTACHMENT B – HISTORIC SURVEY INFORMATION 
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ATTACHMENT C – HISTORIC TAX ASSESSOR INFORMATION  
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ATTACHMENT D – PROPERTY AND VICINITY PHOTOS  

  

View of subject property from Hillside Avenue looking south 

Streetscape – South side of from Hillside Avenue looking south 
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West side of subject property  

East side of subject property 
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Surrounding development – North side of Hillside Avenue  

Surrounding development – North side of Hillside Avenue  

Surrounding development – South side of Hillside Avenue  
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ATTACHMENT E – INFORMATION SUBMITTED BY APPLICANT 
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ATTACHMENT F – RELATED INFORMATION   
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ATTACHMENT G – ANALYSIS OF DEMOLITION 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. 

 
K. Standards for Certificate of Appropriateness for Demolition of a 

Contributing Principal Building in an H Historic Preservation Overlay 
District: When considering a request for approval of a certificate of appropriateness for 
demolition of a contributing principal building, the Historic Landmark Commission shall 
determine whether the request substantially complies with the following standards: 

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

Standard Finding Rationale 
a. 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 need of repairs,  the 
physical integrity of the subject site and structure is 
still evident in terms of location, design, setting, and 
materials which include the original roof form, two 
over two sash wood windows, and stucco/plaster over 
frame walls. 
 
The 2006 Capitol Hill survey rates the subject building 
as “B”, which indicates an eligible and 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 
Capitol Hill Historic District. This survey was conducted 
by an independent third-party consultant meeting the 
qualifications set by the National Park Service using 
evaluation criteria guidelines established by the Utah State 
Historic Preservation Office (SHPO). The HLC reviewed 
the survey information, took public comment, and 
adopted the survey. 

page 62



b. The streetscape within 
the context of the H 
historic preservation 
overlay district would 
not be negatively 
affected if the 
contributing principal 
building were to be 
demolished; 

Complies Because the subject building is setback from the 
streetscape, behind a vacant parcel that could 
potentially be developed in the future blocking 
streetscape views of the subject structure, the 
demolition of the subject building would not have a 
negative impact on the streetscape from Hillside 
Avenue. 
 
It should be noted that during the period of significance 
this structure was built in (Victorian Urbanization 
Period, 1890-1911), building new residences behind 
established homes with street frontage was not 
uncommon, and part of the historic development 
pattern in this area. This information is included in 
more detail on page 3 of the staff report.  

c. The demolition would 
not create a material 
adverse effect on the 
concentration of 
historic resources 
used to define the 
boundaries or 
maintain the integrity 
of the district;  

Does not 
comply 

The majority of the surrounding structures are 
contributing to the historic district.  
 
Any further reduction of contributing structures would 
negatively impact the overall character of the district 
and the integrity of the Capitol Hill Historic District as 
a whole.  

d. The base zoning of the 
site does not permit 
land uses that would 
allow the adaptive 
reuse of the 
contributing principal 
building;  

Does not 
comply 

The base zoning for the site is RMF-35, which would 
allow for the existing single-family dwelling to be 
rehabilitated for the same use.  
 
The applicant has not submitted a reuse plan for the 
site beyond stating the intent is to develop the property 
with a new detached single-family dwelling. Any new 
development would be required to meet the zoning 
regulations for the RMF-35 zoning district, including 
lot area requirements for the proposed land use, and 
would need to obtain a CoA from the HLC for New 
Construction meeting the standards outlined in 
21A.34.020(H). 
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e. The contributing 
principal building has 
not suffered from 
willful neglect, as 
evidenced by the 
following: 

 
(1) Willful or 
negligent acts that 
have caused 
significant 
deterioration of the 
structural integrity of 
the contributing 
principal building to 
the point that the 
building fails to 
substantially conform 
to applicable 
standards of the State 
Construction Code; 

(2)  Failure to perform 
routine and 
appropriate 
maintenance and 
repairs to maintain 
the structural 
integrity of the 
contributing principal 
building, or; 

(3) Failure to secure 
and board the 
contributing principal 
building, if vacant, per 
section 18.64.045 of 
this Code. 

 

Does not 
comply 

with 
factors 1 

and 2. 
Complies 

with factor 
3, since 

2019. 

The applicant’s narrative indicates that the building 
was vacant and in disrepair upon acquisition in 2014. 
The applicant has not provided any evidence of any 
repairs or maintenance to the property. Furthermore, 
there was a period of time the property was not 
properly secured. This suggests that between now and 
acquisition in 2014, the structure was allowed to 
deteriorate without intervention by the owner. The 
narrative submitted by the applicant can be found in 
Attachment E. 
 
 
(1) The applicant submitted information 
acknowledging that improvements and updates to the 
building would be needed in order to obtain a 
certificate of occupancy. The applicant’s narrative 
states, “to get this home to a certificate of occupancy 
would require so much work to the structure the roof will 
need to be replaced, the inside walls and ceiling will need 
to be removed with mitigation for asbestos, and lead.” 
 
(2) The current owner has not provided evidence of any 
routine maintenance or repairs that have been 
performed since the time of purchase. City records also 
do not show any building permits for repairs or related 
inquiries on the property. The applicant purchased the 
property in 2014. Information submitted by the 
applicant states, “the property had suffered major 
structural damage from a tree blown over by a 
tornado. From this natural accident the home has 
sustained significant water damage and was in an 
uninhabitable state upon purchase. Because of the 
state of the roof, normal maintenance and repair 
would be useless without addressing the major 
alterations necessary.”  
 
(3) The applicant’s narrative indicates that during the 
vacancy of the structure, it has been locked, and more 
recently boarded. In 2019, a case was initiated with Salt 
Lake City Civil Enforcement for failure to secure and 
board the vacant building. Several notices were sent to 
the applicant, and a lien was placed on the property by 
the City for boarding fees. City records indicate the 
building is now vacant and secured/boarded with an 
upcoming inspection scheduled for 4/30/2020. 
Documentation related to the enforcement case can be 
found in Attachment F.  
 

2. Historic Landmark Commission Determination Of Compliance With Standards 
Of Approval: If the Historic Landmark Commission finds that the request for a certificate of 
appropriateness for demolition substantially complies with the standards in 21A.34.020.K.1, the 
Historic Landmark Commission shall approve the request for a certificate of appropriateness for 
demolition. If the Historic Landmark Commission does not find that the request for a certificate 
of appropriateness for demolition substantially complies with the standards in 21A.34.020.K.1, 
then the Historic Landmark Commission shall deny the request for a certificate of 
appropriateness for demolition.  

page 64

https://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=18.64.045


ATTACHMENT H – 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 adopted 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). 

 
Capitol Hill Community Master Plan Policy (2001) 
The Capitol Hill Community Master Plan specifically identifies policies and action items 
designed to further the following goal:  
 

“Provide for the preservation and protection of the historically and architecturally 
important districts as well as the quality of life inherent in historic areas. Ensure new 
construction is compatible with the historic district within which it is located.”  

 
Planning Issues 
Although the Capitol Hill Historic District has become a well-identified historic area of 
Salt Lake City, there are still many people, including property owners, who do not 
understand or know of the regulations and opportunities associated with this area being 
designated historic.  
 
In addition, continued pressures from land speculators threaten the area. Because of its 
proximity to Downtown, the land is seen as more valuable than the historic structures by 
many speculators and developers. The adoption of design standards for the historic 
district to ensure compatible redevelopment and alteration which are sympathetic to 
historic resources, and measures to discourage the demolition of historic resources are 
paramount. 
 
Policies 
Promote fullest and broadest application of historic preservation standards and design 
guidelines, especially relative to new construction, so that historic neighborhood fabric, 
character and livability are not compromised. 

  
Planning Staff Comment: While the master plan policy does indicate that sensitive 
redevelopment is welcome in the district, it strongly encourages the adaptive reuse of 
contributing structures and explicitly supports measures to discourage demolition of historic 
resources.  
 
Salt Lake City Community Preservation Plan (2012) 

Policy 3.3j: Support the modification of existing historic residential structures to 
accommodate modern conveniences in their homes when it does not otherwise negatively 
detract from the historic property.  
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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. 
 
Policy 3.3l: Demolition of locally designated Landmark Sites should only be allowed where it 
is found that there is an economic hardship if the demolition is not allowed or where the 
structure is declared by the Building Official to be a dangerous building. 
 

Planning Staff Comment: These policies are designed to allow for the sympathetic 
restoration and renewal of contributing historic properties.  This allows historic resources to 
evolve in amenity and function so that they may continue to serve the city into the future, 
significantly reducing the need for demolition.  
 

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 I – PUBLIC PROCESS & COMMENTS   

Public Notice, Meetings, Comments 
The following is a list of public input opportunities related to the proposed demolition:  
 

• February 6, 2020 –The 45-day required notice for recognized community organizations was 
sent to the Capitol Hill Community Council Chair. 

 
• February 7, 2020 - Property owners and residents within 300 FT of the proposed demolition 

were provided early notification of the proposal. The purpose of this notice is to inform 
surrounding property owners and residents that an application has been submitted, provide 
details regarding the request, outline steps in the planning review and decision making process, 
and to let them know how to obtain more information and submit comments early on in the 
review process.   

 
Notice of the public hearing for the proposal included: 

• Public hearing notice mailed on April 23, 2020 
• Public notice posted on City and State websites and Planning Division list serve on April 24, 

2020 
• Public hearing notice sign posted on the property April 23, 2020 

 
Public Input: 
As of the publication of this Staff Report, Staff has received one public comment from an adjacent 
property owner in opposition to the proposal, citing concerns with the loss of historic structure and 
losing the appeal and charm of Capitol Hill. The public comment received is included on the next page 
of this Staff Report. If Staff receives any future comments on the proposal, they will be included in the 
public record.  
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From: Chad Murdock
To: Thompson, Amy
Subject: Re: (EXTERNAL) PLNHLC2020-00068
Date: Monday, February 10, 2020 4:49:57 PM

Amy,

Thank you for your quick response to my request for additional information. In terms of the petition, I have grave
concerns with Mr. Garbett’s objective to eliminate the structure. From the documentation that you provided, the
home is the oldest remaining historic homes on Arsenal Hill built in the 1880s. I have lived in the Capitol Hill area
for over 10 years, and live across the street from the proposed home to be demolished. As long as I have lived in the
area the structure has been stable and could be revitalized in-place of being demolished. I would assume that Mr.
Garbett and Garbett Homes as the applicate would have sufficient resources available to him/them to improve the
current structure as is and repurpose the home for his or another families residential use. My final thoughts on this
are that once we begin to eliminate these historic structures, we lose the look and appeal of the historic charm of
Capitol Hill. The area is one of the most visited tourist sites with a number of people walking the area taking
photographs of the area and the homes within the area. I hope that the planning commission will take my thoughts
and desires for the preservation into considerations and you review and make a decision of Mr. Garbett’s proposal.

Kindest regards,

Chad Murdock

> On Feb 10, 2020, at 4:31 PM, Thompson, Amy <Amy.Thompson@slcgov.com> wrote:
>
> Chad,
>
> I've attached information submitted by the applicant for the proposed demolition request at 58 E Hillside. The
property is listed as a contributing structure in the Capitol Hill Local Historic District so the demolition request will
be reviewed and decided on by the Historic Landmark Commission at a future public hearing (tentatively set for
April 2nd). A structures that is identified as "contributing" has its major character defining features intact and
although minor alterations may have occurred they are generally reversible. The application indicates the purpose of
the request is to build a new single family dwelling on the subject parcel.
>
> If you received my notification letter about the project, the standards that are used to make a decision on requests
for demolition of contributing buildings are located on the back of that letter (I've attached them again for reference
too). I've also attached the survey sheets related to the contributing status on file with Salt Lake City
>
> I can accept public comments right up until the day of the public hearing, but if you would like your comments to
be included in the Staff Report and taken into consideration as Staff reviews the project for compliance with the
standards of approval, I would need your comments ahead of the hearing date (2 weeks before would be sufficient
time to include them in the report). You can submit comments to me via email, or regular mail -- whatever is easiest
for you.
>
> After you've had a chance to review the information that was submitted by the applicant, please feel free to contact
me if you have any additional questions or to submit comments. Thank you.
>
> AMY THOMPSON
> Senior Planner
>
> PLANNING DIVISION
> DEPARTMENT of COMMUNITY and NEIGHBORHOODS
> SALT LAKE CITY CORPORATION
>
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> TEL   801-535-7281
> FAX   801-535-6174
>
> WWW.SLC.GOV/PLANNING
>
>
>
>
> -----Original Message-----
> From: Chad Murdock >
> Sent: Monday, February 10, 2020 3:17 PM
> To: Thompson, Amy <Amy.Thompson@slcgov.com>
> Subject: (EXTERNAL) PLNHLC2020-00068
>
> Hello Ms. Thompson,
>
> I am writing regarding more information on the Proposed Demolition Petition PLNHLC2020-00068. I am a
concerned neighbor that would like to provide input on this request. Any information that you could provide to me
would be greatly appreciated.
>
> Thanks,
>
> Chad Murdock
> 59 E Hillside Ave
> SLC, UT 84103
> <Application and Narrative.pdf><Early Notification to property owners_Demolition 58 E Hillside.pdf><Survey
Sheets.pdf>
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