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To: Salt Lake City Historic Landmark Commission   
 
From: Michael McNamee, Principal Planner  
 
Date: September 1, 2022       

   
 
Re:        Work Session for Petitions PLNPCM2022-00301 and PLNPCM2022-

00302, Zoning Map and Master Plan Amendment for 865 S 500 E 
   

 

Action Requested 

Planning Staff requests that the HLC hold a work session to discuss the proposed 
zoning map amendment and provide input and feedback to the applicant, Planning 
Commission, and the City Council who has final decision making authority in these 
matters. 

The subject property is a contributing structure within the Central City Local Historic 
District. The proposed rezone would allow for the structure to be converted from a 
residential to commercial use, changing the nature of the building. For these reasons, 
Planning Staff would like to bring the proposal to the Commission for their 
consideration. 

Petition Request 

Rick Service, property owner and applicant, is requesting to amend the zoning 
designation for the property located at 865 S 500 E from RMF-30, Low Density Multi-
Family Residential District, to CN, Neighborhood Commercial District. At the same 
time, he is requesting that the future land use map be amended so that the designation 
for this property would be changed from Low Density Residential to Neighborhood 
Commercial. The parcel contains a single-family dwelling, built in 1905, that the 
applicant is proposing to convert to an unspecified commercial use. The applicant has 
submitted a narrative for their proposal which is attached to this memorandum as 
Attachment A. 
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General Discussion 

This proposed amendment of the zoning map is to change the zoning for the subject 
parcel from RMF-30, Low Density Multi-Family Residential District, to CN, 
Neighborhood Commercial District, in order to facilitate a conversion of the 
property from residential to commercial use. A master plan amendment would also 
be required, because the future land use map in the Central Community Master Plan 
shows this property as being designated for “Low Density Residential,” which would 
not support the rezone request. Instead, the applicant is proposing to amend the 
future land use map for this property to the “Neighborhood Commercial” 
designation.  

Currently, a single-family dwelling sits on the property. The house was constructed 
in 1905 in the Victorian Eclectic style, and is listed as a contributing structure to the 
Central City Local Historic District. Because of its status as a contributing structure, 
it is unlikely that demolition would be approved for the home. The applicant has 
indicated that he would like to keep the existing home and convert it to a commercial 
use. 

Adjacent Land Uses and Zoning 

This property is located near the northeast corner of the intersection at 500 East and 
900 South. Liberty Park is located nearby, on the opposite side of 900 South. Directly 
to the south of this property are a restaurant and butcher shop. Both of these 
properties are zoned CN, Neighborhood Commercial District. There is also a single-
family dwelling to the south of this property that is zoned CN. 

Directly west from the subject property is a 70-unit apartment building that is zoned 
RMF-45, Moderate/High Density Multi-Family Residential District. This building 
was constructed in 1982 and is one the largest structures in the immediate area. 

To the north, east, and northwest all properties are zoned RMF-30, Low Density 
Multi-Family Residential District. This includes the rest of the block of 500 E between 
800 S and 900 S, as well as the entire block of Park Street immediately to the east. 
The existing structures are generally a mix of single-family, two-family, and small 
multi-family dwellings. 

Along the 900 South corridor, the properties are zoned CN, RB 
(Residential/Business), and RMF-30. Land uses are generally low-scale commercial 
and residential development. Notably, commercial zoning does not extend to the 
interior of blocks that intersect with 900 South.  

This property would be the first in the immediate area on the interior of a block 
intersecting 900 South to be zoned as a non-residential district. It would expand the 
borders of a semi-contiguous area of commercial zoning, while encroaching on an 
existing contiguous area of residential zoning. 

Comparison of CN to RMF-30 
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The applicant is proposing to change the zoning of this property from RMF-30 (Low 
Density Multi-Family Residential District) to CN (Neighborhood Commercial 
District). 

The CN Neighborhood Commercial District is intended to provide for small scale, 
low intensity commercial uses that can be located within and serve residential 
neighborhoods. This district is appropriate in areas where supported by applicable 
master plans and along local streets that are served by multiple transportation 
modes, such as pedestrian, bicycle, transit and automobiles. The standards for the 
district are intended to reinforce the historic scale and ambiance of traditional 
neighborhood retail that is oriented toward the pedestrian while ensuring 
adequate transit and automobile access. Uses are restricted in size to promote local 
orientation and to limit adverse impacts on nearby residential areas. (Purpose 
Statement for CN District, Salt Lake City Code Section 21A.26.020) 

The two districts differ from each other primarily in the types of uses they allow. 
RMF-30 permits single-family, two-family, and multi-family, among other types of 
dwellings, and uses that are generally associated with residential neighborhoods, 
such as gardens, parks, and places of worship. By contrast, the CN district disallows 
most types of dwellings, except that “mixed use development,” a type of use that 
combines residential and another allowed use, is permitted. Permitted uses are by 
and large those of a commercial nature.  

Maximum building height in the RMF-30 district is 30 feet, compared to 25 feet in 
CN. Setback requirements are more permissive in CN, and CN has a maximum 
setback of 25 feet for the building façade. There is no similar requirement in RMF-
30. CN also does not have a lot coverage maximum, while RMF-30 has a maximum 
lot coverage of 40-50% depending on the type of use. For a single-family detached 
dwelling, the maximum lot coverage is 45%. In general, the CN development 
standards would allow for a more intense use of a lot than in RMF-30, but not 
remarkably so. 

Housing Loss Mitigation 

When a property includes residential dwelling units within its boundaries, a petition 
for a zoning change that would permit a nonresidential use of land cannot be 
approved until a housing mitigation plan is approved by the City. A housing impact 
statement will need to be prepared and approved by the City’s Zoning 
Administrator. An option for mitigating residential loss must be selected. The 
following options are available by ordinance: 

1. Replacement Housing 

2. Fee Based On Difference Between Housing Value And Replacement Cost 

3. Fee, Where Deteriorated Housing Exists, Not Caused By Deliberate 
Indifference Of Landowner 
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Key Considerations 

Key considerations listed below were identified through the analysis of the proposal. 

1. Historic Overlay 

2. Master Plan Analysis 

Consideration 1: Historic Overlay 

This property is a contributing structure within the Central City Local Historic 
District, making it subject to the zoning standards of the H, Historic Preservation 
Overlay District for alteration of a contributing structure. Any modification to the 
contributing structure or site would require approval via a Certificate of 
Appropriateness. 
For properties seeking a zoning and master plan amendment within local historic 
districts, it is essential to consider whether the proposal aligns with the purpose 
statement for the overlay, which states: 
 
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. 
 
The proposal isn’t necessarily in conflict with the provided purpose statement for 
local historic districts. It is, however, in conflict with an associated standard for the 
alteration of a contributing structure within the overlay. Section 21A.34.020.G.1 
states: 

A property shall be used for its historic purpose or be used for a purpose that 
requires minimal change to the defining characteristics of the building and its site 
and environment. 

In particular, the language that “a property shall be used for its historic purpose” is 
relevant. Records kept by the City do not suggest this property was ever used for a 
purpose other than as a single-family dwelling. Adaptive reuse is generally 
supported by Planning Staff. However, this structure is currently occupied by a 
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tenant and is functioning as a single-family dwelling, per the applicant. Rezoning 
this property could create a future conflict with this standard. 

Consideration 2: Master Plan Analysis 

The city’s adopted plans and policies provide a basis for examining this proposal. 
This includes the citywide plan, Plan Salt Lake (2015) and the neighborhood 
plan for this area, the Central Community Master Plan (2005). These plans were 
both adopted by the City Council after extensive review by the public and city 
boards and commissions. The proposal would support some initiatives in Plan Salt 
Lake (2015) and the Salt Lake City Community Preservation Plan (2012), but would 
also run counter to several.  While this could be an appropriate zoning designation 
for the scale of the neighborhood, expanding commercial zoning into low density 
residential areas would be counter to objectives in the Central Community Master 
Plan (2005) and goals in the City’s five-year housing plan, Growing SLC (2017). 

See below for the specific items and analysis. 

  

Plan Salt Lake 

Plan Salt Lake is the City’s overall master plan. It was adopted in 2015 and 

intends to provide a vision for Salt Lake City for the following 25 years. The 

guiding principles and initiatives in Plan Salt Lake cover a broad range of topics, 

some of which support the proposed zoning map and master plan amendment. 

However, there are also principles and initiatives in the plan that do not support 

the proposal.  

 

Guiding Principles and Initiatives Consistent with the 

Proposal: 

• The Neighborhoods Chapter Guiding Principle, “neighborhoods that 

provide a safe environment, opportunity for social interaction, and services 

needed for the wellbeing of the community therein.” 

• Initiative: Encourage and support local businesses and 
neighborhood business districts. 

• The Transportation & Mobility Chapter Guiding Principle, “A 

transportation and mobility network that is safe, accessible, reliable, 

affordable, and sustainable, providing real choices and connecting people 

with places.” 

o Initiative: Reduce automobile dependency and single occupancy 
vehicle trips. 

• The Economy Chapter Guiding Principle, “A balanced economy that 

produces quality jobs and fosters an environment for commerce, local 

business, and industry to thrive.” 
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o Initiative: Support the growth of small businesses, 
entrepreneurship and neighborhood business nodes. 

This zoning map amendment would seek to expand the number of small 
commercial spaces in the neighborhood, providing additional services and, 
depending on the type of business, opportunities for social interaction. Given the 
small size of the subject property and structure, it is likely to attract a small-scale 
business that is more likely to be locally owned. If the property were remapped 
to CN, it would also join an existing neighborhood business district. The 
proposed rezone would create an opportunity for an additional business venture 
to open, helping to foster an environment for commerce and local business. 
 
If the subject property were to be used for a commercial business, it would 
provide an additional choice for those who live in the neighborhood, allowing 
them to walk, bike, or take transit more easily to an additional business. 
 
Guiding Principles and Initiatives Not Consistent with the 

Proposal: 

• The Housing Chapter Guiding Principle, “access to a wide variety of 
housing types for all income levels through the city, providing the basic 
human need for safety and responding to changing demographics.” 

o Initiative: Ensure access to affordable housing citywide (including 
rental and very low income) 

• The Parks & Recreation Chapter Initiative, to “provide accessible 
parks and recreation spaces within ½ mile of all residents.” 

 
This proposal would make the existing single-family dwelling legal conforming 

per 21A.38.070. If the property were converted to commercial use after it was 

rezoned, it could not be converted back to a single-family dwelling unless 

another rezone was adopted. This would result in the permanent loss of a 

housing unit in a centrally located area of the city. 

 

Given the age and size of the home, it is likely a “naturally occurring” affordable 

unit of housing, or a housing unit that is affordable because of its characteristics 

rather than being restricted by covenant as affordable to households of a certain 

income level. Therefore, the loss of this home would also represent a loss in the 

city’s stock of affordable housing, which is already very limited. 

 

This property is roughly 200 feet (1/25 mile) away from Liberty Park. If it were 

converted to commercial use, that would mean one fewer household would have 

close access to the park, running counter to the above-referenced initiative in the 

Parks & Recreation Chapter. 
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Central Community Master Plan 

The subject property is located within the Central Community Master Plan area 

(see Future Land Use Map – Attachment A). The associated Central Community 

Future Land Use Map currently designates the property as “Low Density 

Residential.” The petitioner is requesting to amend the future land use map so 

that the property is designated as “Neighborhood Commercial.” This would be a 

change from Residential to Commercial Land Use designation. The 

Neighborhood Commercial designation provides for small-scale commercial 

uses that can be located within residential neighborhoods without having 

significant impact upon residential uses. This land use pattern includes, but is 

not limited to, small businesses such as retail sales and services, small 

professional offices, and locally owned businesses. (p. 10) Properties fronting 

900 S to the south of and abutting the subject property are currently included in 

this designation on the Future Land Use Map. 

 

There is a specific land use policy identified in the Central Community Master 

Plan that relates to this type of proposal. It is listed as policy RLU-1.1, on page 9 

of the Plan: 

 

Preserve low-density residential areas and keep them from being 

replaced by higher density residential and commercial uses. 

 

The proposed rezone and master plan amendment are in exact opposition to this 
land use policy. There are no specific policies that support the proposal. 
Rezoning the property and amending the master plan would therefore not be 
consistent with the Central Community Master Plan. 

Salt Lake City Community Preservation Plan 

The proposed rezone would support a reuse of the existing single-family 
dwelling at 865 S 500 E. In general, the Community Preservation Plan is 
supportive of adaptive reuse where it creates more housing units, but is not in 
outright support of converting housing to a non-residential use. Policies related 
to reuse of existing structures can be found in the Housing and Develop a 
Comprehensive Preservation Toolbox chapters of the plan. These policies would 
largely support an adaptive reuse for more housing units. Some listed policies 
may offer somewhat ambiguous support for a project that converted a housing 
unit to non-residential, if the structure were not significantly altered and 
negative impacts were mitigated. 

Select policies from the Develop a Comprehensive Preservation Toolbox 
Chapter: 
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• 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. (p. III-27) 

• 3.4d: Adaptive Reuse of Historic Structures should be allowed for a variety 
of uses in appropriate locations where it is found that the negative impacts 
can be mitigated and where the uses do not require significant alterations 
to the historic integrity of the interior of the structure. (p. III-37) 

Select policies from the Housing Chapter: 

• 6.5b: Support the renovation and use of historic apartment buildings and 
the adaptive reuse of historic non-residential buildings for residential 
units. (p. VI-21) 

• 6.5c: Support appropriate changes to existing historic homes to 
accommodate the changing needs of various household types within the 
City. (p. VI-22) 

Policies 3.3k and 3.4d could be interpreted as supportive of the proposed project. 
Policy 3.3k makes a reference to encouraging “other appropriate uses,” which 
could include a commercial use on this property. Policy 3.4d says that historic 
structures should be allowed to be reused for a “variety of uses,” as long as 
negative impacts are mitigated and the uses do not require significant alterations 
to the historic integrity of the interior of the structure. 

Policies 6.5b and 6.5c are policies that specifically support preservation and reuse 
of existing historic structures for residential purposes. These are the only policies 
in the preservation plan that support a specific kind of reuse for historic 
structures. There are no polices that specifically support a reuse of a residential 
structure for commercial purposes. 

Growing SLC 

Growing SLC is the City’s five-year housing plan. It was adopted in 2017 and 
intended to provide a framework for the City’s housing policy for the years 2018-
2022. In general, the goals outlined in Growing SLC support zoning changes 
which support additional housing opportunities, particularly policies to 
accommodate additional growth and ensure that housing remains affordable for 
a wide spectrum of income levels. 

Because this proposal involves rezoning a property from a zone that primarily 
permits residential units to a zone that primarily permits commercial uses and 
disallows most residential units, the goals in Growing SLC are not supportive. The 
following specific goals and objectives are out of alignment with the proposed 
zoning and master plan amendment: 
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• GOAL 1: Increase housing options: Reform city practices to promote a 
responsive, affordable, high-opportunity housing market. 

o Objective 1: Review and modify land-use and zoning regulations to 
reflect the affordability needs of a growing, pioneering city. 

▪ 1.1.2 Develop in-fill ordinances that promote a diverse 
housing stock, increase housing options, create 
redevelopment opportunities, and allow additional units 
within existing structures, while minimizing neighborhood 
impacts. 

o Objective 3:  Lead in the construction of innovative housing 
solutions. 

• GOAL 3: Equitable and Fair housing: Build a more equitable city. 

o Objective 3: Implement Life cycle Housing principles in 
neighborhoods throughout the city. 

▪ 3.3.1  Support diverse and vibrant neighborhoods by aligning 
land use policies that promote a housing market capable of 
accommodating residents throughout all stages of life. 

The proposed zoning map and master plan amendment would result in a zoning 
map that was less aligned with policies promoting a housing market capable of 
accommodating residents throughout all stages of life. The existing RMF-30 
zoning allows for a mix of housing types, even if the subject property is too small 
to support many of those types of housing per the density requirements of the 
district. The proposed zoning map and master plan amendment would result in a 
zoning that outlawed many housing types, made the existing single-family 
dwelling a legal non-conforming use, and permit a commercial conversion of the 
property. 

Attachments 

A – Applicant Narrative 

B – Photos 

C – RLS and Survey Information 

 

 

 



Attachment A – Applicant Narrative 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 







Attachment B – Photos 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

PLNPCM2022-00301 and PLNPCM2022-00302 14 September 1, 2022 

  

Subject Property – looking southeast  Subject Property – looking northeast 

Looking south from in front of subject property Looking north from in front of subject property 



PLNPCM2022-00301 and PLNPCM2022-00302 15 September 28, 2022 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Rear of the subject property Parking located on subject property 

Rear yard of subject property – showing access to parking for
business to south 

ADA parking stall for adjacent business is accessed through shared 
right of way with subject property 



PLNPCM2022-00301 and PLNPCM2022-00302 16 September 28, 2022 

   

West side of 500 E as viewed from subject property  Bus stop located in park strip in front of subject property 

NE corner of 900 S & 500 E, looking north, showing restaurant in
foreground and subject property behind NE corner of 900 S & 500 E, looking east, showing commercial

properties adjacent to street corner 



Attachment C – RLS and Survey 
Information 
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