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PLANNING COMMISSION STAFF REPORT 

 
Planning Division 

Department of Community & 
Economic Development

YNC YALECREST NEIGHBORHOOD 
CHARACTER OVERLAY DISTRICT 

 

PLNPCM2010-00448 – Zoning Text Amendment 
PLNPCM2010-00461 – Zoning Map Amendment 

 

Public Hearing: August 11, 2010 

 

Applicant: 
Salt Lake City Council 
 

Staff: 
Michael Maloy, AICP at 801-535-7118, or 
michael.maloy@slcgov.com 
 

Tax ID: 
Not applicable 
 

Current Zone: 
R-1/7,000 and R-1/5,000 Single-Family Residential 
Districts, and YCI Yalecrest Compatible Infill 
Overlay District 
 

Master Plan Designation: 
East Bench Community Master Plan – Low Density 
Residential (published April 1987) 
 

Council District: 
District 5 – Jill Remington Love, and District 6 – 
J.T. Martin 
 

Community Council: 
Yalecrest – George Kelner, Chair 
 

Applicable Land Use Regulations: 
 21A.24.060 R-1/7000 Single-Family 

Residential District 
 21A.24.070 R-1/5000 Single-Family 

Residential District 
 21A.34.120 YCI Yalecrest Compatible Infill 

Overlay District 
 21A.50 Amendments 
 

Notification: 
 Notice mailed on July 30, 2010 
 Newspaper ad on July 22, 2010 
 Agenda posted on the Planning Division and 

Utah Public Meeting Notice websites on July 
22, 2010 

 

Attachments: 
A. Proposed Ordinance 
B. Public Comments 
C. Planning Commission Briefing Notes  
D. Historic Landmark Commission Hearing Notes 
E. Department Comments 

Request 

The Salt Lake City Council has requested that the Administration 
provide recommendations for proposed regulations in a portion of 
the Yalecrest neighborhood that include: refining what constitutes 
a demolition; requiring that proposed demolitions of homes built 
prior to 1942 be reviewed by the Historic Landmark Commission; 
and that the front setback for any new construction or building 
remodel remain the same as the existing structure. This is a 
zoning text and map amendment. The Planning Commission is 
being asked to make suggestions and/or a recommendation to the 
City Council relating to these petitions. 
 
Potential Motions 

Motion to Approve 
Based on the discussion and findings contained within the staff 
report, I move the Planning Commission recommend the City 
Council approve petitions PLNPCM2010-00448 and 
PLNPCM2010-00461 to establish the YNC Yalecrest 
Neighborhood Character Overlay District and amend the Salt 
Lake City Zoning Map as shown in Attachment A. 
 
Motion to Deny 
Based on the evidence and testimony received, I move the 
Planning Commission recommend the City Council deny 
petitions PLNPCM2010-00448 and PLNPCM2010-00461 to 
establish the YNC Yalecrest Neighborhood Character Overlay 
District and amend the Salt Lake City Zoning Map as shown in 
Attachment A. 
 
Motion to Table 
Based on the evidence and testimony received, I move the 
Planning Commission table petitions PLNPCM2010-00448 and 
PLNPCM2010-00461 to establish the YNC Yalecrest 
Neighborhood Character Overlay District and amend the Salt 
Lake City Zoning Map as shown in Attachment A for further 
review and consideration. 
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Vicinity Map 

 
 
Background 

Project Description 
On March 9, 2010 the Salt Lake City Council passed temporary zoning regulations for the Yalecrest 
neighborhood. The temporary regulations require that additions, remodels, and new construction be reviewed by 
the Historic Landmark Commission in accordance with Historic District Overlay regulations and prohibits 
demolitions. Since passing the temporary regulations, the City Council has been working with the Yalecrest 
neighborhood on the creation of a Local Historic Preservation District. Through their work with the 
neighborhood, the City Council has determined that there is an immediate need to preserve the unique 
collection of pre-World War II architectural styles and the cohesive streetscape patterns that define the 
neighborhood. 
 
On July 6, 2010 the City Council reduced the area of the Yalecrest neighborhood regulated by the temporary 
zoning standards. The Council also adopted the following legislative intent: 
 

Within the area of the revised temporary regulations, the Administration, Historic Landmark and Planning 
Commissions provide recommendations for proposed regulations that include refining what constitutes a 
demolition, requiring that proposed demolitions of homes built prior to 1942 be reviewed by the Historic 
Landmark Commission and that the front setback of the existing structures must remain the same for any 
proposed building plans for new construction or remodeling. This would be an expedited process to be 
completed prior to the temporary regulations expiration date on September 10, 2010. 
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In response to this legislative intent, the Planning Division has drafted a proposed ordinance for review (see 
Attachment A – Proposed Ordinance). 
 
On July 21, 2010 the Planning Division conducted an “open house” meeting at the Rowland Hall-Saint Marks 
chapel building located at 720 Guardsman Way (1590 East). Approximately 63 people attended the two hour 
meeting. Following a presentation by staff on the proposed regulation, numerous individuals spoke in favor and 
against the proposal; however most attendees were opposed to the proposed zoning amendment (see Attachment 
B – Public Comments). 
 
Following the open house meeting—and prior to publication of this report—staff received 56 written comments 
from various individuals. Following a review of these comments, staff estimates that: 

   8 favor the proposed ordinance; 
 35 oppose the proposed ordinance; and 
 13 favor additional regulation, but oppose the proposed ordinance. 

 
In general, residents who oppose the proposed ordinance claim the regulation is excessively bureaucratic, 
diminishes property rights, and prevents reasonable remodels. Residents who support the petition view the 
regulation as a tool to limit demolitions of dwelling units that contribute to community character, maintains 
property values, and improves compatibility or replacement structures (see Attachment B – Public Comments). 
 
On July 28, 2010 the Planning Division provided a “briefing” to the Planning Commission on the proposed 
ordinance. No public comment was taken during the briefing. During the briefing staff presented the proposed 
ordinance, identified key areas of concern as expressed by the community, discussed potential amendments to 
the draft ordinance, and proposed alternatives for future consideration (see Attachment C – Planning 
Commission Briefing Notes). 
 
On August 4, 2010 the Historic Landmark Commission conducted a public hearing on the proposed ordinance. 
Based on testimony received during the hearing, approximately 21 residents opposed the proposed legislation 
while 5 were in favor. Following the hearing, the Historic Landmark Commission voted unanimously to 
recommend to the Planning Commission and City Council denial of the proposed zoning amendments (see 
Attachment D – Historic Landmark Commission Hearing Notes). 
 
Proposed Ordinance Overview 
In response to the legislative intent adopted by the City Council, the Planning Division has drafted a proposed 
ordinance that creates regulations for a new overlay district. The new overlay district is being created because 
the area is regionally known for its visually cohesive collection of early 20th century architectural styles. In 
order to retain the integrity of the neighborhood, which is important to the architectural history of the City, the 
proposed ordinance attempts to minimize the demolition of homes that are deemed to be architecturally 
significant. The ordinance also addresses the importance of the visual streetscape pattern by requiring that the 
existing front yard setbacks are maintained. 
 
The following provides a summary of the proposed ordinance regulations. The proposed ordinance is attached 
as Attachment A: 
 

1) Define “Demolitions” – the ordinance defines demolition as an act or process which results in the 
removal or intentional destruction of a principal building further defined as: 

a) 50% or more of the roof area as measured in plan view; 
b) 50% or more of the exterior walls of a building as measured contiguously around the exterior of 

the building walls; 
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c) Any exterior wall facing a public street; 
The definition goes on further to define what is required to consider a wall a retained wall: 

a) The wall must retain studs or other structural elements and the entire exterior wall finish; 
b) The wall cannot be covered or concealed by a wall that is proposed to be placed in front of the 

retained wall. Open, covered porches are not considered a concealing wall; and 
c) The retained wall must be attached to an adjacent contiguous wall on at least one corner. 

 
2) Prohibit the demolition of “Significant Structures” unless: 

a) The structure is determined a dangerous building by the Building Official; or 
b) The Historic Landmark Commission finds that demolition is required to rectify a condition of 

economic hardship (see 6); or 
c) The Historic Landmark Commission determines that demolition is appropriate according to a set 

of standards (see 5). 
 

3) Determine whether a building is considered a Significant Structure using the following set of standards: 
a) The structure must be at least 50 years old. The Planning Division recommends that the 50 year 

standard is used because it is the common planning and preservation standard utilized when 
analyzing a property for its historic contribution to the City. 

b) The building meets at least one of the following criteria:  
i) The building is historically or architecturally significant because of period, style, method 

of building construction, or important association with a famous architect or builder; or 
ii) The building has an important association with one or more historic persons or events, or 

with the broad architectural, cultural, political, economic, or social history of the City; or 
iii) The building is one whose loss would have a significant negative impact on the historical 

or architectural integrity or urban design character of the neighborhood; 
c) The original character has been retained since the building was constructed. This includes scale, 

massing, materials, architectural features, and associated spaces that characterize the structure. 
 

4) Establish a process for determining if a structure is significant. The process includes: 
a) Notification to surrounding property owners and a 30 day public comment period 
b) Review by the Planning Director to determine if the structure meets the standards stated in 

number 3 above 
c) Review by the Historic Landmark Commission if the Planning Director deems it appropriate 

 
5) Establish standards and process for reviewing applications for demolition of Significant Structures.  

a) The Historic Landmark Commission may approve the demolition of a significant structure if 
they determine the following: 

i) The demolition is required to rectify a condition of economic hardship; or 
ii) The streetscape within the context of the overlay district would not be negatively 

affected; and 
iii) The Historic Landmark Commission finds that the reconstruction plan is consistent with a 

set of standards (see 7); and 
iv) The site has not suffered from willful neglect. 

b) In making the decision on demolition of a Significant Structure other than cases of economic 
hardship, the Historic Landmark Commission can approve, approve with conditions, deny, or 
defer the decision for up to one year to allow time for consideration of designation of the 
structure as a Landmark Site to the Salt Lake City Register of Cultural Resources. 

 
6) Establish standards and process for determining economic hardship. 

a) The process includes: 
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i) Application submittal including all relevant information necessary to determine if the 
economic hardship standards are met 

ii) Establishing a three person Economic Review Panel who reviews the evidence submitted 
by the applicant and submits a report to the Historic Landmark Commission 

iii) Historic Landmark Commission review of the Economic Review Panel report in a public 
hearing. The Historic Landmark Commission makes the final decision on the economic 
hardship application 

b) The Economic Review Panel and Historic Landmark Commission will review the application to 
determine if denying the demolition would deprive the property owner of all reasonable 
economic use or return on the property taking into consideration the following: 

i) The current level of economic return on the property 
ii) The marketability of the property for sale or lease, considered in relation to any listing of 

the property for sale or lease, and price asked and offers received, if any, within the 
previous two (2) years. 

iii) The infeasibility of alternative uses that can earn a reasonable economic return for the 
property 

iv) Economic incentives and/or funding available to the applicant through federal, state, city, 
or private programs 

 
7) Establish standards for reviewing the reconstruction plan associated with the demolition of a Significant 

Structure. 
a) In reviewing all demolition applications, the Historic Landmark Commission will review and 

approve, approve with conditions, or deny a reconstruction plan based on a set of standards that 
address scale and form, composition of principal facades, and relationship to the street in relation 
to surrounding structures. 

 
8) Require that the existing setback between the front property line and the front of an existing building is 

maintained in order to preserve the character of the streetscape. 
 
Discussion 
As mentioned previously, the Planning Commission and staff identified several issues of concern within the 
proposed ordinance. To facilitate discussion of these issues, staff has provided the following summary: 
 

 What is Intent of Proposed Ordinance? 
a. Limit the number of “tear downs?” 
b. Preserve the character of the neighborhood? 

 
 Definition of Demolition. 

1. City Code currently defines demolition as 75% of the structure. This has lead to demolition of 
everything above ground while retaining the basement (i.e. foundation, etc). 

2. Proposal to change the definition to clarify the removal of what percentage of the above grade 
structure would constitute demolition. 

a. Current proposed ordinance defines demolition as: 
i. 50% of the above grade walls; 
ii. 50% of the roof structure; or 
iii. Removal of any exterior wall facing the street. 

b. Current proposed ordinance addresses both limiting the number of tear downs and 
preserving the character of the neighborhood by including the 50% of the roof structure 
provision in the demolition ordinance. 
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3. There has been a lot of public comment that 50% removal of the roof structure should not be 

considered demolition. 
a. The “lay” person thinks the removal of the building is a demolition—not removal of the 

roof. 
b. Current proposal does not specify whether roof removal is allowed on the front or back of 

the house; so if the roof is removed on the front portion, a second story addition could be 
built on the front portion of the roof, which would alter the character of the structure yet 
still meet the regulations. 

c. Allowing removal of the roof would allow for second story additions of which in some 
portions of Yalecrest is the only opportunity for adding additional space. 

d. Allowing second story additions would change the character of the area. 
e. Planning Commission noted that the 50% of the roof provision could be removed from 

the demolition definition, but require compliance of second-story additions with specific 
design principals. 

 
4. Options. 

a. No change 
b. Recommend proposed ordinance (50% of above grade walls; 50% of roof; removal of 

exterior wall facing street). 
c. Recommend that 75% (or some other percentage) removal of above grade structure 

constitutes demolition. 
d. Recommend that 50% removal of contiguous above grade walls constitutes demolition. 
e. Recommend that 50% or more of the roof could be removed if the second story addition 

met certain design principals. 
f. Other 

 
5. Should the ordinance be clarified to state that changes to the front façade—such as doors, 

windows, porches, etc—is allowed? The intent is to allow this type of remodel, and from a 
technical standpoint, the definition works, but the lay person may not understand what is meant 
by the phrase “the wall shall retain studs or other structural elements and the entire exterior wall 
finish.” 

 
 Regulations to Front Setback. 

1. Should an exception to the front yard setback regulation be included in the ordinance in order to 
change the front yard setback (such as averaging the block face, ensuring compatibility with 
abutting structures, compliance with original subdivision plat information, etc) rather than just a 
hard and fast rule with no exceptions (other than a variance)? 

 
 Demolition Approval Process. 

1. There should be a provision for an unsafe building. Building Official currently has that authority 
even in historic districts. 

2. There should be a provision for economic hardship to ensure that there is still a reasonable 
economic use of the property. 

3. There should be a process for approval of demolition where certain criteria are met. 
a. What should the criteria be? 

i. Need to be able to evaluate whether the replacement structure is equivalent to or 
better than the original structure. 
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ii. Can the City have specific standards without having “design guidelines” on which 
to base the decision? 

b. Should there be a waiting period for all demolition requests to allow time to look at 
whether there are other options to demolition (sell the property, designate the property as 
historic, etc.)? 

i.  If the goal is to preserve the existing building—probably yes 
ii. If the goal is to ensure compatible development in order to preserve the character 

of the neighborhood—maybe not. 

Comments 

Public Comments 
The proposed ordinance was presented in a public open house meeting on July 21, 2010. Written comments 
from open house attendees and all other sources (received to date) have been attached for review (see 
Attachment B – Public Comments). 

City Department Comments 
On July 15, 2010, the Salt Lake City Planning Division solicited comments from all applicable City 
Departments and Divisions. All responses received prior to publication of this staff report are attached (see 
Attachment E – Department Comments). 

Analysis and Findings 
 
Zoning Text Amendment 
 
Section 21A.50.050 – A decision to amend the text of this title or the zoning map by general amendment is a 
matter committed to the legislative discretion of the city council and is not controlled by any one standard. In 
making its decision concerning a proposed text amendment, the city council should consider the following 
factors: 

1. Whether a proposed text amendment is consistent with the purposes, goals, objectives, and policies of 
the City as stated through its various adopted planning documents; 

Finding: The properties affected by the proposed overlay district are located in the East Bench Community 
Master Plan (EBMP) area. The Urban Design section of the Master Plan makes the following statement 
regarding the Harvard-Yale area, which is within the proposed overlay district: 

The older Harvard-Yale area contains many buildings of architectural and historical significance. 
Conditions may warrant creating a conservation or historic district in this area where the city would 
review all new buildings, additions, or alterations for compatibility with established neighborhood 
character (EBMP, page 14). 

While the proposed ordinance is not creating a conservation or historic district, it has been developed to 
ensure that the existing character of the neighborhood is preserved by regulating demolitions and preserving 
existing front yard, streetscape setbacks. Staff finds that the proposed text amendment is consistent with the 
purposes, goals, objectives, and policies of the City as stated in the East Bench Community Master Plan. 

2. Whether a proposed text amendment furthers the specific purpose statements of the zoning 
ordinance; 
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 Finding: Salt Lake City Code provides the following purpose statement for the zoning ordinance: 
 

21A.02.030: Purpose and Intent. The purpose of this title is to promote the health, safety, morals, 
convenience, order, prosperity and welfare of the present and future inhabitants of Salt Lake City, to 
implement the adopted plans of the city, and to carry out the purposes of the municipal land use 
development and management act, title 10, chapter 9, of the Utah Code Annotated or its successor, and 
other relevant statutes. This title is, in addition, intended to: 

A. Lessen congestion in the streets or roads; 
B. Secure safety from fire and other dangers; 
C. Provide adequate light and air; 
D. Classify land uses and distribute land development and utilization; 
E. Protect the tax base; 
F. Secure economy in governmental expenditures; 
G. Foster the city's industrial, business and residential development; and 
H. Protect the environment. 

 
The proposed zoning amendment is intended to “promote safety…order, prosperity and welfare of the 
present and future inhabitants of Salt Lake City.” Furthermore, the proposed legislation is intended to 
“protect the tax base” and “protect the environment” through the limitation of demolitions of character 
defining structures within the Yalecrest neighborhood. 
 
In addition to the overall purpose of the Zoning Ordinance, the specific purpose of the residential zoning 
districts is to: 
 

“… provide a range of housing choices to meet the needs of Salt Lake City's citizens, to offer a balance 
of housing types and densities, to preserve and maintain the city's neighborhoods as safe and convenient 
places to live, to promote the harmonious development of residential communities, to ensure compatible 
infill development, and to help implement adopted plans.” (Section 21A.24.010A, SLC Zoning 
Ordinance) 

 
The proposed zoning amendment is intended to “promote the harmonious development” of the Yalecrest 
neighborhood by preserving the homes and streetscape setbacks that define the unique character of the 
neighborhood. The proposed ordinance also “ensures compatible infill development” by requiring that, in 
the event a significant structure is demolished, the replacement structure is compatible with surrounding 
homes. 

3. Whether a proposed text amendment is consistent with the purposes and provisions of any applicable 
overlay zoning districts which may impose additional standards; and 

 Finding: The proposed overlay district is located within the existing YCI Yalecrest Compatible Infill 
Overlay District. Salt Lake City Code 21A.34.120 provides the following purpose statement: 

21A.34.120.A YCI Yalecrest Compatible Infill Overlay District—Purpose Statement: The purpose of 
the Yalecrest compatible infill (YCI) overlay district is to establish standards for new construction, additions 
and alterations of principal and accessory residential structures within the Yalecrest community. The goal is 
to encourage compatibility between new construction, additions or alterations and the existing character and 
scale of the surrounding neighborhood. The YCI overlay district promotes a desirable residential 
neighborhood by maintaining aesthetically pleasing environments, safety, privacy, and neighborhood 
character. The standards allow for flexibility of design while providing compatibility with existing 
development patterns within the Yalecrest community. 
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Through the limitation of demolitions and maintenance of existing streetscape building setbacks, the 
proposed zoning amendment will “encourage compatibility between new construction, additions or 
alterations and the existing character and scale of the surrounding neighborhood.” Furthermore, the proposal 
“promotes a desirable residential neighborhood by maintaining aesthetically pleasing environments…and 
neighborhood character” as stated previously. 

4. The extent to which a proposed text amendment implements best current, professional practices of 
urban planning and design. 

Finding: The primary purpose of the proposed text amendment is to protect the Yalecrest neighborhood 
from demolitions and additions that harm character defining features that are broadly recognized and valued 
by the community. Character defining features are building architecture, mass, scale, construction materials, 
and spatial relationships. Based on a 2005 survey that studied the quantity and quality of existing character 
defining features, the Yalecrest neighborhood was successfully registered in 2007 as a National Historic 
District recognized by the National Parks Service under the Secretary of the Interior. Furthermore, Salt Lake 
City is currently engaged in discussions with local property owners, architects, and preservation consultants 
on whether or not to designate the neighborhood as a local historic district. Current professional practice 
recognizes preservation of neighborhood aesthetics and property values—which is promoted by the 
proposed zoning amendment—is as valid as ensuring public safety, health, and welfare. 

Zoning Map Amendment 
 
Section 21A.50.050 - A decision to amend the text of this title or the zoning map by general amendment is a 
matter committed to the legislative discretion of the city council and is not controlled by any one standard. 
However, in making its decision concerning a proposed amendment to the Zoning Map, the city council should 
consider the following factors: 

1. Whether the proposed amendment is consistent with the purposes, goals, objectives, and policies of 
the adopted general plan of Salt Lake City; 

Finding: As stated previously, the properties affected by the proposed overlay zoning district are located in 
the East Bench Community Master Plan area. The Urban Design section of the East Bench Master Plan 
makes the following statement regarding the Harvard-Yale area: 

The older Harvard-Yale area contains many buildings of architectural and historical significance. 
Conditions may warrant creating a conservation or historic district in this area where the city would 
review all new buildings, additions, or alterations for compatibility with established neighborhood 
character (EBMP, page 14). 

While the proposed ordinance is not creating a conservation or historic district, it has been developed to 
ensure that the existing character of the neighborhood is preserved by regulating demolitions and preserving 
existing front yard, streetscape setbacks. Staff finds that the proposed text amendment is consistent with the 
purposes, goals, objectives, and policies of the City as stated in the East Bench Community Master Plan. 

2. Whether the proposed amendment is harmonious with the overall character of existing development 
in the immediate vicinity of the subject property; 

Finding: The purpose of the proposed overlay district is to preserve the character of existing development 
in the neighborhood by regulating demolitions and preserving existing front yard, streetscape setbacks. 
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3. The extent to which the proposed amendment will adversely affect adjacent properties; 

Finding: The proposed overlay district will not increase density, impact traffic, change land uses, or 
existing development patterns. The intent of the proposed overlay district is to “protect” properties “by 
minimizing the demolition of homes that significantly define the character of the Yalecrest neighborhood 
and…preserve streetscape building setbacks.” 

4. Whether the proposed amendment is consistent with the provisions of any applicable overlay zoning 
districts which may impose additional standards; and 

Finding: As stated previously, the proposed overlay district is located within the existing YCI Yalecrest 
Compatible Infill Overlay District. Salt Lake City Code 21A.34.120 provides the following purpose 
statement: 

21A.34.120.A YCI Yalecrest Compatible Infill Overlay District—Purpose Statement: The purpose of 
the Yalecrest compatible infill (YCI) overlay district is to establish standards for new construction, 
additions and alterations of principal and accessory residential structures within the Yalecrest 
community. The goal is to encourage compatibility between new construction, additions or alterations 
and the existing character and scale of the surrounding neighborhood. The YCI overlay district 
promotes a desirable residential neighborhood by maintaining aesthetically pleasing environments, 
safety, privacy, and neighborhood character. The standards allow for flexibility of design while 
providing compatibility with existing development patterns within the Yalecrest community. 

Through the limitation of demolitions and maintenance of existing streetscape building setbacks, the 
proposed zoning amendment will “encourage compatibility between new construction, additions or 
alterations and the existing character and scale of the surrounding neighborhood.” Furthermore, the proposal 
“promotes a desirable residential neighborhood by maintaining aesthetically pleasing environments…and 
neighborhood character” as stated previously. 

5. The adequacy of public facilities and services intended to serve the subject property, including but 
not limited to roadways, parks and recreational facilities, police and fire protection, schools, storm 
water drainage systems, water supplies, and wastewater and refuse collection. 

Finding: The proposed overlay district would not increase density in the neighborhood or change the 
existing development pattern. Staff finds that the proposal would have no impact on roadways, parks and 
recreational facilities, police and fire protection, schools, storm water drainage systems, water supplies, and 
wastewater or refuse collection.  
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Attachment A – Proposed Ordinance 
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DRAFT 
July 20, 2010 

 
21A.34.125 YNC Yalecrest Neighborhood Character Overlay District 
 

A.  Purpose Statement:  The area included in the Yalecrest Neighborhood Character 
Overlay District (YNC) is known regionally for its importance in the residential development of 
the East Bench and the unique and irreplaceable, visually cohesive collection of early 20th 
century architecture of the City. The purpose of the Yalecrest Neighborhood Character Overlay 
District is to protect, preserve, and retain the historic integrity of this residential neighborhood by 
minimizing demolitions and maintaining the cohesive patterns which define the character of the 
neighborhood. 

 
B.  Overlay District Boundary:  The YNC overlay district applies to all property located 

within the area defined on Figure 21A.34.XXX except those properties located within an H 
Historic Preservation Overlay District. 

 
C.  Definitions:  The following terms used in this section shall have the following meanings: 

1. “Demolition” means an act or process which results in the removal or intentional 
destruction of a principal building more particularly described as: 

 a. Fifty percent (50%) or more of the roof area as measured in plan view; 
 b. Fifty percent (50%) or more of the exterior walls of a building as measured 
contiguously around the exterior of the building walls; 
 c. Any exterior wall facing a public street; 
2. “Retained Wall” means an exterior wall that is not included in a demolition 

calculation. A wall shall meet the following minimum standards to be considered a retained 
wall: 

a. The wall shall retain studs or other structural elements and the entire exterior 
wall finish; 

b. The wall shall not be covered or otherwise concealed by a wall that is proposed 
to be placed in front of the retained wall. Open, covered porches shall not be considered a 
concealing wall; and 

c. The retained wall must be attached to an adjacent contiguous wall on at least 
one corner. 
3. “Economic Hardship” means the application of the standards and regulations of this 

section deprives the applicant of all reasonable economic use or return on the subject 
property. 

4. “Significant Structure” means a principal structure that contributes to the character of 
the YNC Overlay District pursuant to subsection E of this section.  

 
D.  Demolitions:  In the YNC, no Significant Structure shall be demolished unless:  

 
 1. The structure is determined a Dangerous Building by the Building Official according 
to the process and standards stated in Chapter 18.48 of this Title; or 
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 2. The Historic Landmark Commission determines that demolition is appropriate 
pursuant to subsection F of this section; or 
 
 3. The Historic Landmark Commission finds that the demolition is required to rectify a 
condition of economic hardship, as defined and determined pursuant to the provisions of 
subsection K of this section. 
 

E. Determination of Significant Structure: In the YNC a principal structure shall be 
considered a Significant Structure in accordance with the following standards and procedures: 

 
 1. Standards for Determination of Significant Structure: 
 

a. The structure is fifty (50) years in age or older. The age of the building shall be 
determined according to Salt Lake City building permit records. In the event that building 
permit records cannot be found, the Planning Director may use other relevant and 
verifiable records to make the determination; and 

 
  b. The building meets at least one of the following criteria:  
 

(1). The building is historically or architecturally significant because of 
period, style, method of building construction, or important association with a 
famous architect or builder; or 

 
(2). The building has an important association with one or more historic 

persons or events, or with the broad architectural, cultural, political, economic, or 
social history of the City; or 

 
(3). The building is one whose loss would have a significant negative 

impact on the historical or architectural integrity or urban design character of the 
neighborhood; and 

 
c. The original integrity and character has been retained and preserved since the 

building was constructed. This may include original scale, massing, materials, 
architectural features, and associated spaces that characterize the structure. 

2. Application for Determination of Significant Structure: An application for a 
Determination of Significant Structure shall be made on a form prepared by the planning 
director and shall be submitted to the planning division. The planning director shall make a 
determination of completeness pursuant to section 21A.10.010 of this title. 

a. Materials Submitted With Application: The application shall include 
photographs, drawings, and other documentation specified on the application form or 
deemed necessary to consider the application properly and completely. 

b. Notice of Application and Public Comment Period: Upon receipt of a complete 
application, the Planning Director shall mail notice to any recognized or registered 
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organization pursuant to title 2, chapter 2.62 of this code and to all property owners 
within 300 feet of the subject property that an Application for Determination of 
Significant Structure is being considered. The notice shall state that the public has thirty 
(30) days to provide written comment regarding the application. 

c. Standards for Determination: The application shall be reviewed according to 
the standards set forth in subsection E1 of this section. 

d. Review and Decision by the Planning Director: Following the public comment 
period and on the basis of written findings of fact, the planning director shall approve, 
deny or forward the application to the Historic Landmark Commission for consideration. 
The decision of the planning director shall be issued in writing and shall be effective at 
the time the decision is made. 

e. Referral of Application by Planning Director to Historic Landmark 
Commission: The Planning Director may refer any application to the Historic Landmark 
Commission due to the complexity of the application.  

f. Appeal of Administrative Decision To Historic Landmark Commission: The 
applicant, any owner of property located within the YNC, or any recognized or registered 
organization pursuant to title 2, chapter 2.62 of this code, aggrieved by the administrative 
decision, may appeal the decision to the Historic Landmark Commission within ten (10) 
calendar days following the date on which a decision is issued. The filing of the appeal 
shall stay the decision of the Planning Director pending the outcome of the appeal. 

g. Appeal of Historic Landmark Commission Decision to Land Use Appeals 
Board: The applicant, any owner of property located within the YNC, or any recognized 
or registered organization pursuant to title 2, chapter 2.62 of this code, aggrieved by the 
historic landmark commission's decision, may object to the decision by filing a written 
appeal with the land use appeals board within ten (10) calendar days following the date 
on which a record of decision is issued. The filing of the appeal shall stay the decision of 
the historic landmark commission pending the outcome of the appeal. 

F.  Standards for Demolition of a Significant Structure in the YNC Overlay District: In 
considering an application for demolition of a Significant Structure as determined pursuant to 
subsection E of this section, the historic landmark commission shall consider and may approve a 
demolition based on the following factors: 

1. Standards for Zoning Approval for Demolition: 

a. The streetscape within the context of the YNC District would not be negatively 
affected; 

b. The reconstruction plan is consistent with the standards outlined in subsection I 
of this section; 
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c. 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, and 

(3) Failure to secure and board the structure if vacant. 

2. Historic Landmark Commission Determination of Compliance with Standards of 
Approval: The historic landmark commission shall make a decision based upon the standards of 
approval stated in subsection F1 of this section. The Historic Landmark Commission may 
approve, approve with conditions, deny, or defer the decision for up to one (1) year to allow time 
for consideration of designation of the structure as a Landmark Site to the Salt Lake City 
Register of Cultural Resources.  

G. Final Decision for Permit for Demolition Following One Year Deferral: Upon the 
completion of the one year period, the historic landmark commission shall approve, approve with 
modifications or deny the application for demolition. 

H. Recordation Requirement for Approved Permit for Demolition: Upon approval of a 
permit for demolition of a significant structure, the historic landmark commission shall require 
the applicant to provide archival quality photographs, plans or elevation drawings, as available, 
necessary to record the structure(s) prior to its demolition. 

I. Standards for Demolition Reconstruction Plan: In considering an application for a 
reconstruction plan in association with an application for demolition of a Significant Structure 
the historic landmark commission shall determine whether the project substantially complies 
with all of the following standards, as well as all applicable zoning standards, that pertain to the 
application and is in the best interest of the city: 

1. Scale and Form: 

a. Height and Width: The proposed height and width shall be visually compatible 
with surrounding structures and streetscape; 

b. Proportion of Principal Facades: The relationship of the width to the height of 
the principal elevations shall be in scale with surrounding structures and streetscape; 

c. Roof Shape: The roof shape of a structure shall be visually compatible with the 
surrounding structures and streetscape; and 

d. Scale of A Structure: The size and mass of the structures shall be visually 
compatible with the size and mass of surrounding structure and streetscape. 

2. Composition of Principal Facades: 
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a. Proportion of Openings: The relationship of the width to the height of windows 
and doors of the structure shall be visually compatible with surrounding structures and 
streetscape; 

b. Rhythm of Solids To Voids In Facades: The relationship of solids to voids in 
the facade of the structure shall be visually compatible with surrounding structures and 
streetscape; 

c. Rhythm of Entrance Porch And Other Projections: The relationship of 
entrances and other projections to sidewalks shall be visually compatible with 
surrounding structures and streetscape; and 

d. Relationship of Materials: The relationship of the color and texture of materials 
(other than paint color) of the facade shall be visually compatible with the predominant 
materials used in surrounding structures and streetscape. 

3. Relationship to Street: 

a. Walls Of Continuity: Facades and site structures, such as walls, fences and 
landscape masses, shall, when it is characteristic of the area, form continuity along a 
street to ensure visual compatibility with the structures, public ways and places to which 
such elements are visually related; 

b. Rhythm Of Spacing And Structures On Streets: The relationship of a structure 
or object to the open space between it and adjoining structures or objects shall be visually 
compatible with the structures, objects, public ways and places to which it is visually 
related; 

c. Directional Expression Of Principal Elevation: A structure shall be visually 
compatible with the structures, public ways and places to which it is visually related in its 
orientation toward the street; and 

d. Streetscape; Pedestrian Improvements: Streetscape and pedestrian 
improvements and any change in its appearance shall be compatible to the historic 
character of the YNC Overlay District. 

J. Definition and Determination of Economic Hardship: The determination of economic 
hardship shall require the applicant to provide evidence sufficient to demonstrate that the 
application of the standards and regulations of this section deprives the applicant of all 
reasonable economic use or return on the subject property. 

1. Application For Determination Of Economic Hardship: An application for a 
determination of economic hardship shall be made on a form prepared by the planning 
director and shall be submitted to the planning division. The application must include 
photographs, information pertaining to the historic significance of the significant structure 
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and all information necessary to make findings on the standards for determination of 
economic hardship. 

2. Standards For Determination Of Economic Hardship: The historic landmark 
commission shall apply the following standards and make findings concerning economic 
hardship: 

a. The current level of economic return on the property as considered in relation 
to the following: 

(1) The amount paid for the property, the date of purchase, and party from 
whom purchased, including a description of the relationship, if any, between the 
owner of record or applicant, and the person from whom the property was 
purchased, 

(2) The annual gross and net income, if any, from the property for the 
previous three (3) years; itemized operating and maintenance expenses for the 
previous three (3) years; and depreciation deduction and annual cash flow before 
and after debt service, if any, for the previous three (3) years, 

(3) Remaining balance on any mortgage or other financing secured by the 
property and annual debt service, if any, during the previous three (3) years, 

(4) Real estate taxes for the previous four (4) years and assessed value of 
the property according to the two (2) most recent assessed valuations by the Salt 
Lake County assessor, 

(5) All appraisals obtained within the previous two (2) years by the owner 
or applicant in connection with the purchase, financing or ownership of the 
property, 

(6) The fair market value of the property immediately prior to its 
designation as a significant structure and the fair market value of the property as a 
significant structure at the time the application is filed, 

 (7) Any state or federal income tax returns on or relating to the property 
for the previous two (2) years; 

b. The marketability of the property for sale or lease, considered in relation to any 
listing of the property for sale or lease, and price asked and offers received, if any, within 
the previous two (2) years. This determination can include testimony and relevant 
documents regarding: 

(1) Any real estate broker or firm engaged to sell or lease the property, 

(2) Reasonableness of the price or rent sought by the applicant, and 
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(3) Any advertisements placed for the sale or rent of the property; 

c. The infeasibility of alternative uses that can earn a reasonable economic return 
for the property as considered in relation to the following: 

(1) A report from a licensed engineer or architect with experience in 
rehabilitation as to the structural soundness of any structures on the property and 
their suitability for rehabilitation, 

(2) Estimate of the cost of the proposed construction, alteration, 
demolition or removal, and an estimate of any additional cost that would be 
incurred to comply with the decision of the historic landmark commission 
concerning the appropriateness of proposed alterations, 

(3) Estimated market value of the property in the current condition after 
completion of the demolition and proposed new construction; and after renovation 
of the existing property for continued use, and 

(4) The testimony of an architect, developer, real estate consultant, 
appraiser, or other professional experienced in rehabilitation as to the economic 
feasibility of rehabilitation of the existing structure on the property; 

d. Economic incentives and/or funding available to the applicant through federal, 
state, city, or private programs. 

3. Procedure For Determination Of Economic Hardship: The historic landmark 
commission shall establish a three (3) person economic review panel. This panel shall be 
comprised of three (3) real estate and redevelopment experts knowledgeable in real estate 
economics in general, and more specifically, in the economics of renovation, redevelopment 
and other aspects of rehabilitation. The panel shall consist of one person selected by the 
historic landmark commission, one person selected by the applicant, and one person selected 
by the first two (2) appointees. If the first two (2) appointees cannot agree on a third person 
within thirty (30) days of the date of the initial public hearing, the third appointee shall be 
selected by the mayor within five (5) days after the expiration of the thirty (30) day period. 

a. Review Of Evidence: All of the evidence and documentation presented to the 
historic landmark commission shall be made available to and reviewed by the economic 
review panel. The economic review panel shall convene a meeting complying with the 
open meetings act to review the evidence of economic hardship in relation to the 
standards set forth in subsection J2 of this section. The economic review panel may, at its 
discretion, convene a public hearing to receive testimony by any interested party; 
provided, that notice for such public hearing shall be in accordance with chapter 21A.10, 
"General Application And Public Hearing Procedures", subsection 21A.10.020E and 
section 21A.10.030 of this title. 
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b. Report Of Economic Review Panel: Within forty five (45) days after the 
economic review panel is established, the panel shall complete an evaluation of economic 
hardship, applying the standards set forth in subsection J2 of this section and shall 
forward a written report with its findings of fact and conclusions to the historic landmark 
commission. 

c. Historic Landmark Commission Determination of Economic Hardship: At the 
next regular historic landmark commission meeting following receipt of the report of the 
economic review panel, the historic landmark commission shall reconvene its public 
hearing to take final action on the application. 

(1) Finding Of Economic Hardship: If after reviewing all of the evidence, 
the historic landmark commission finds that the application of the standards set 
forth in subsection J2 of this section results in economic hardship, then the 
historic landmark commission shall issue zoning approval for demolition. 

(2) Denial Of Economic Hardship: If the historic landmark commission 
finds that the application of the standards set forth in subsection J2 of this section 
does not result in economic hardship then the zoning approval for demolition shall 
be denied. 

(3) Consistency With The Economic Review Panel Report: The historic 
landmark commission decision shall be consistent with the conclusions reached 
by the economic review panel unless, based on all of the evidence and 
documentation presented to the historic landmark commission, the historic 
landmark commission finds by a vote of three-fourths (3/4) majority of a quorum 
present that the economic review panel acted in an arbitrary manner, or that its 
report was based on an erroneous finding of a material fact. 

4. Appeal of Historic Landmark Commission Decision to Land Use Appeals Board: The 
applicant, any owner of property located within the YNC, or any recognized or registered 
organization pursuant to title 2, chapter 2.62 of this code, aggrieved by the historic landmark 
commission's decision, may object to the decision by filing a written appeal with the land use 
appeals board within ten (10) calendar days following the date on which a record of decision 
is issued. The filing of the appeal shall stay the decision of the historic landmark commission 
pending the outcome of the appeal. 

5. Review By City Attorney: Following the filing of an appeal to the land use appeals 
board of a decision of the historic landmark commission to deny or defer zoning approval for 
demolition, the planning director shall secure an opinion of the city attorney evaluating 
whether the denial or deferral of a decision of the demolition would result in an 
unconstitutional taking of property without just compensation under the Utah and United 
States constitutions or otherwise violate any applicable constitutional provision, law, 
ordinance or regulation. 
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K.  Front Yard Setback:  The minimum depth of the front yard for all principal buildings in 
the YNC District shall be equal to the depth of the front yard setback of the existing principal 
building measured at the closest point from the front property line. In the case of demolition of a 
principal building, the minimum front yard setback of the replacement structure shall be equal to 
the principal building being replaced. The front yard setback shall be measured from the front 
property line to the finished surface of the building or to the front of any post supporting a roof. 
Obstructions allowed in the front yard as indicated in Table 21A.36.020B shall not be included 
in the front yard setback calculation. 
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Attachment B – Public Comments 







































































































































































































































































PLNPCM2010-00448 & 00461 YNC Overlay District 14 Published: August 6, 2010 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment D – Historic Landmark Commission Hearing Notes 


















