
 

Salt Lake City Community & Economic Development Department – Planning Division 

PLANNING COMMISSION STAFF REPORT 
April 08, 2009 

Petition # PLNPCM2008-00532 Zoning Map Amendment, Issues Only and 

Public Hearing 

Staff: Ray Milliner (801) 535-7645 ray.milliner@slcgov.com  

Address: North Temple to 600 North and 400 

West to 500 West approximately  

Type of Request: Zoning Map Amendment  

Current Zoning: M-1 light manufacturing 

 
 

Request 

The Salt Lake City Planning Commission has initiated a petition to rezone the areas between 600 North and 

North Temple, and 400 West and 550 West from Light Manufacturing (M-1) to Residential and Mixed Use 

zones.  The decision to initiate the change was based on the recommendations of the Capitol Hill Master Plan 

adopted in 2001, which states:  

 

“Rezone existing industrial and heavy commercial properties between 400 West and approximately 

550 West to accommodate medium density residential west of 500 West and a mixed-use area east of 

500 West with medium density allowed north of 300 North and medium/high density south of 300 

North.  Development in this area should focus on good design, pedestrian orientation and 

maximization of open space.”     

Options 

A summary of the proposed changes are featured on the exhibit below.  These amendments are based on 

recommendations in the Capitol Hill Master Plan.  If the Commission would like to modify the proposal, then 

it will necessitate an amendment to the Master Plan.  The following are possible options: 

 

• Direct staff to return with findings to forward the proposed zoning map amendments to the City 

Council as proposed in the Capitol Hill Master Plan.   

• Direct staff to modify the proposed zoning map amendment and initiate a master plan amendment to 

accommodate the changes. 

• Direct staff to abandon the zoning map amendment and leave the property zoned as is.  

Recommendation 

Staff recommends that the Planning Commission review the proposed zoning map amendment from North 

Temple Street to 600 North and between 400 West and 550 West, take public comment and provide staff 

with project direction.  
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Vicinity Map 
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Proposed Zoning Map 
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Current Zoning Map            
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Capitol Hill Future Land Use Map  
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Project Information 

Request 

This is a request to rezone the area from North Temple Street to 600 North and between 400 West and 

approximately 550 West.  The majority of the property is currently zoned M-1 with small sections on the 

south east and north west corners zoned CG, General Commercial and a section along 500 North zoned 

SR-3.  If approved, the zoning map will be amended to change the zones to mixed use on the east side of 

the tracks and residential multi-family on the west side of the tracks.   

 

Proposed Zones:  To mirror the recommendations of the master plan staff has mapped the following 

zones in the locations specified by the plan.  The following is a short summary of the purpose of each 

zone.     

 
RMU  Purpose = reinforce the residential character of the area and encourage the development 

of areas as high density residential urban neighborhoods containing supportive retail, service 

commercial and spall scale office uses.   

 
RMU – 45 Purpose = reinforce residential character of the area and encourage medium density 

residential containing supportive retail service commercial and small scale offices.  

 

RMU – 35 Purpose = To reinforce the residential character of the area and encourage the 

development of areas as low/medium density residential urban neighborhoods containing 

supportive retail, service commercial and small scale office uses.  

 

RMF – 45 Purpose = To provide an environment suitable for multi-family dwellings of a 

moderate/high density.  

 
RMF-35 Purpose = provide an environment suitable for a variety of moderate density multi-

family housing types. 

 
 Allowed Height Lot Coverage Density 

RMU Permitted = 75 feet 

Conditional  = 125 

feet 

Nonresidential = 45 

feet 

20% open space for 

mixed and residential 

uses 

No minimum lot area required for multi-family 

structures.  

RMU – 45  Permitted = 45 feet. 

Conditional = 75 feet 

Non Residential = 20 

feet 

20% open space for 

mixed and residential 

uses 

9,000 square feet for 3 units + 1,000 square feet 

for each additional unit up to 14 units.  21,000 

square feet for 15 units + 800 square feet per unit 

up to one acre.  For developments greater than 

one acre 1,000 square feet per unit. 

RMU – 35   Permitted = 35 feet. 

Conditional = 45 feet 

Non Residential = 20 

feet 

20% open space for 

mixed and residential 

uses.  

9,000 square feet for 3 units + 2,000 square feet 

for each additional unit up to 11 units.  26,000 

square feet for 12 units + 1,000 square feet per 

unit up to one acre.  For developments greater 

than one acre 1,500 square feet per unit. 

RMF – 45   Permitted = 45 feet. 

  

60% maximum for multi-

family dwellings 

9,000 square feet for 3 units + 1,000 square feet 

for each additional unit up to 14 units.  21,000 

square feet for 15 units + 800 square feet per unit 

up to one acre.  For developments greater than 

one acre 1,000 square feet per unit. 
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RMF – 35  Permitted = 35 feet 

or 3 ½ stories 

whichever is less 

60% maximum for multi-

family dwellings 

9,000 square feet for 3 units + 2,000 square feet 

for each additional unit up to 11 units.  26,000 

square feet for 12 units + 1,000 square feet per 

unit up to one acre.  For developments greater 

than one acre 1,500 square feet per unit.  

 

Background Information 

The proposed zoning map amendment is centrally located between the Guadalupe neighborhood on the 

west, the mixed residential and commercial uses to the east, the Gateway neighborhood to the south and 

industrial uses to the north.  A large swath of the property is vacant, bisected by rail lines running north 

and south.  Development in the area is primarily industrial, with storage warehouses and small scale 

manufacturing uses.  There is a large beer distributorship on the north end, and the historic Salt Lake 

Hardware building on the south.    

 

In January of 2008, the Planning Division received a complete application from the Evans Group to 

rezone three parcels at 436 West 400 North from (Light Manufacturing) M-1 to Residential Mixed Use 

(RMU-45).  Upon review of the request, staff noted that the Capitol Hill Master Plan calls for rezoning 

the surrounding area from M-1 to mixed use or residential, and determined that it would be appropriate 

to expand the request to incorporate the sections addressed in the Master Plan.  Traditionally, zoning 

amendments accommodate the initial adoption of the Master Plan; in this case, they did not.  On 

February 27, 2008, the request was presented to the Planning Commission, who initiated a petition to 

rezone the property.   

Master Plan Information 

The land proposed for the zoning map amendment is located in the Capitol Hill Master Plan.  Analysis 

of the project as it relates to this plan is featured on page 5 of this report.  

Public Participation 

Public Open House 

A section of the land proposed to be rezoned is located within the Fairpark community council boundary 

and a section is within the Capitol Hill Community Council boundary.  Planning Division policy states 

that an open house should be held if more than one community council is affected by a project.  This 

allows citizens from each area to come together and hear each others comments about the proposal.  The 

Planning Department invites affected property owners within a 300 foot radius of the rezone area 

(including owners within the area) to the meeting and obtains their comments.  An open house was held 

on September 25, 2008 and another on February 19, 2009 (written comments attached as Exhibit A).   

Issue Analysis 

The proposed zoning map amendment is based upon recommendations, goals and policies written in the 

Capitol Hill Master Plan.  When the plan was adopted in 1999, policy makers determined that due to the 

contraction of the railroad uses in the area, it would be appropriate to phase out the industrial zones in 

the area and replace them with mixed use and residential zones.  This policy is supported throughout the 

plan.   

 

The goals and policies adopted in the Capitol Hill Master Plan were influenced by the goals and policies 

featured in the Salt Lake City Downtown Plan, The Salt Lake City Design Element and Central City 

Master Plan each of which provides important direction on future development in the downtown fringe 
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areas.  They indicate that development in the downtown fringe areas should provide a buffer or 

transition from the higher densities downtown to the lower density residential neighborhoods by creating 

mixed use neighborhoods with a higher density of residential.  These neighborhoods should vary in 

height and density, while limiting the amount and types of commercial development allowed in the area.    

 

The existing M-1 zone and much of the development within it is not consistent with the character of the 

surrounding area.  The Guadalupe neighborhood to the west is a low density residential neighborhood, 

with a number of significant historic structures.  The Capitol Hill neighborhood to the east is mixed, 

with West High, residential and commercial uses scattered throughout.  To the south is the Gateway 

development.  Industrial uses are prevalent to the north, but this area is separated from them by the 600 

North overpass. 

 

If the zoning map is amended as proposed, a number of nonconforming uses and noncomplying 

structures will be created.  For example, at the northwest corner of the area there is a large distribution 

center, residential uses, a small grocery store, office uses and higher intensity manufacturing and 

industrial uses.  In addition, the land on the west side of 500 West are mainly warehouses, 

manufacturing and heavy commercial uses.  The master plan calls for this area to be rezoned as RMF – 

35.   If it is rezoned residential, these uses will become nonconforming.  Staff is requesting that the 

Planning Commission review this area and provide direction as to whether or not the Master Plan is 

correct.  

 

Likewise, the large section of land on the southeast corner, including the Salt Lake Hardware Building is 

proposed as RMU-45.  The owner of the property has expressed a desire to create a mixed use 

development on site that would require a higher density than that proposed by the Master Plan.  With the 

proposed trax rail line, and North Temple redevelopment projects in line for implementation the owner 

believes that this request is reasonable.  Staff requests that the Planning Commission provide direction 

with regard to the future development of this area.   

 

Discussion:  The zoning map amendments presented for your discussion reflect the recommendations 

made in the Capitol Hill Future Land Use Map, the goals and policies contained in the Industrial section 

of the plan contained on pages 8 and 9, and the implementation strategies on page 24.  Examples of each 

are featured as attachment D of this report.  Staff requests that the Planning Commission review the 

master plan, map, policies and implementation strategies and provide staff with direction on the 

following questions: 

 

1. Are the zoning map amendments proposed by the Capitol Hill Master Plan appropriate?   

2. Are there any changes needed? 

3. Will those changes require a modification to the master plan?  

Notification 

On March 25, 2009, the April 8, 2009 Planning Commission agenda was published on the Planning 

Division’s website and listserv, and the State of Utah’s Public Meeting Notice website.  On March 25, 

notice of the public hearing was mailed to all property owners within the rezone area, as well as all 

property owners within 450 feet of the rezone area. The staff report was published on April 3, 2009. 

Attached Exhibits 

A. Public Comments 

B. Related Master Plan Documents 

C. Photographs of the site



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Attachment A 

Public Comments 
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Attachment B 

Related Master Plan Materials
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Attachment C 
Photographs of Site 
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Looking south from 200 North toward North Temple 
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Looking west from 500 West to 550 West 
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Looking north from 200 North to 400 North 


