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 Staff Report 
 
 

 
To: Salt Lake City Planning Commission 
 
From:  Nannette Larsen, Principal Planner, 801-535-7645 or nannette.larsen@slcgov.com 
 
Date: January 13, 2020 
 
Re: PLNPCM2020-00604/00712 – 554 and 560 S. 300 E. Master Plan and Zoning Map Amendments 

Master Plan and Zoning Map Amendments  
 
PROPERTY ADDRESS: 554 and 560 South 300 East 
PARCEL ID: 16-06-378-008; 16-06-378-009 
MASTER PLAN: Central Community – Residential/Office Mixed Use  
ZONING DISTRICT: RO (Residential Office)  
 
 
REQUEST:   Salt Lake City has received a request from Mariel Wirthlin, representing the 

property owner of 554 and 560 South 300 East, to amend the Central Community Master 
Plan and the zoning map. 

 
The proposal would rezone the properties located at approximately 554 and 560 South 
300 East from RO (Residential Office) to R-MU (Residential/Mixed Use) and amend the 
Central Community Future Land Use Map from Residential/Office Mixed Use to High 
Mixed Use. The proposed Master Plan amendment to High Mixed Use and rezone to R-
MU is intended to allow retail service uses on the property, in addition to office use. 
 

RECOMMENDATION:  Based on the information in this staff report, Planning Staff recommends 
that the Planning Commission forward a recommendation of approval to the City Council for 
the proposed zoning map and master plan amendment. 

 
ATTACHMENTS: 

A. Applicant Submittal and Information 
B. Zoning Map 
C. Central Community Future Land Use Map 
D. Site Photos 
E. RO Zoning Standards 
F. R-MU Zoning Standards 
G. Analysis of Amendment Standards 
H. Department Comments 
I. Public Process and Comments 
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Subdivision 
creates a 20’ 
shared drive 
and two lots 
that are the 
subject 
properties. 
Presently the 
buildings are 
used for offices 
and medical 
offices. Earlier 
this year a 
business license 
application for 
retail services 
was submitted. 
This application 
was denied due 
to the standards 
in the RO 
(residential 
office), within 
the RO district retail services are not permitted.  
 
The subject properties front along 300 East and 600 South. 600 South is labeled as an arterial street 
in the Major Street Plan. An arterial street facilitates high traffic volumes at relatively high speed limits 
over long distances. 500 South to the north of the subject sites is also labeled as an arterial street in the 
same plan. 300 East is labeled as a collector street on the plan, collector streets facilitate less traffic at 
lower speeds and are considered to be the connection between arterial and local streets. 
 
 These properties are east of the downtown area and nearly adjoin an established downtown zoning 
district (D-3 to the west of the subject sites). The sites are also within approximately 1/3 of a mile from 
the Library Trax station, in addition to other community service locations. This site is across the street 
from the Central City Recreation Center, a center for YouthCity, and further to the north is the Salt Lake 
City Library and The Leonardo. 
 
The surrounding properties to the sites include both residential and commercial uses. To the 
immediate north and west of the sites is zoned RO (Residential Office) and include office and religious 
types of uses. To the south of the site is an RMF-75 (Residential Multi-Family) district and was 
developed as high density residential. To the east of the sites is another R-MU (Residential Mixed Use) 
zone, developed as high density residential, and RMF-35 (Residential Multi-Family) and RMF-45 
(Residential Multi-Family) and includes moderate and low density residential uses as well as an office 
use. The multitude of different districts in this area is a result of the lengthy history of this neighborhood 
and its urban historic nature. When the Master Plan Future Land Use Map was created the diversity of 
existing uses were taken into consideration as well the development potential of this community based 
on its proximity to downtown. 
 
 
 

Figure 2: Surrounding Zoning Districts 
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residential and office uses. The associated zoning district of Residential Office (RO) furthers the intent 
of the Future Land Use Map for this property. The proposal is to change the future land use designation 
from Residential Office to High Mixed Use. The High Mixed Use designation allows for medium to high 
density residential and higher intensity commercial uses. The recommended locations for High Mixed 
Use in the Central Community area is near light rail stations in the downtown area. The amendment 
from Residential Office Mixed Use to High Mixed Use is appropriate as the properties located at 554 
and 560 South 300 East are within a half mile walk from the Library light rail stations (in addition to 
bus routes, and bike lanes) a ½ mile distance is considered walkable and facilitates transit to the 
downtown area as well as a greater degree of density when compared to those properties located further 
away from a high capacity transit station.  
 
The subject sites are in the Central City Neighborhood area within the Central Community Master Plan. 
This neighborhood area encourages the expansion of the existing housing stock as well as “focusing 
commercial activity on providing services to the areas residences”. It also states that buffers and 
transition areas are important elements within this neighborhood. The proposed amendments 
reinforce these policies by first, providing additional space for housing in an area with sufficient 
infrastructure to facilitate high density housing. The proposed amendments also are appropriate to the 
area even though it does allow for significant increase in impact and density if the site were to be 
redeveloped for residential uses. This is because the district to the north, south, and east allow for either 
high or medium density residential or mixed uses.  

 
Within the Central Community Master Plan, these subject sites are within the East Downtown View 
Protection area. This East Downtown View protection area provides urban design policies to shape the 
area into livable and lively community for its residents. To accomplish this the Master plan refers to 
the East Downtown Master Plan and urban design elements. These elements and policies include:  
 

• “Protect view corridors, vistas, and focal points.”  
• “Support zoning regulations that provide opportunities for unique and creative 

urban design solutions.”   
 

The East Downtown Neighborhood Plan calls out the subject sites as mixed use retail and Commercial. 
This area, which extends from the City and County Building to Trolley Square, encourages: 
 

“Ground level parking lots…targeted for mixed-use project to maximize the 
value of the land” 
 
“Development should include consideration of medium density residential 
units in combination with retail and commercial uses”  

 
The proposed amendments support these goals by allowing for the future development of the site to 
allow for a greater mix of uses to support the surrounding residences of the East Downtown 
neighborhood as well as maximizing the land by allowing for a more urban and intense type of 
structure. 
 
Finally, Plan Salt Lake, a city-wide plan intended to provide guidance outlines initiatives to support the 
guide the growth and changes as they occur in the City, also support the proposed amendments.  
Initiatives that are supportive of the proposed amendments include: 
 

“Support the growth of small business, entrepreneurship and neighborhood 
business nodes.” 
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Building Setbacks and Landscape Buffer 
The only landscape buffer required in either the RO or R-MU districts is when the property abuts a 
residential zone, residential uses across a street would not trigger the buffering requirements. The 
subject properties under review do not abut a residential zone and whether a landscape buffer is 
provided is not applicable. 
 
The difference in required building setbacks between the RO and R-MU districts is centered around 
the allowed density in each zone. The RO district is generally appropriate in areas where residential is 
being adapted to allow office types of uses, this means that setbacks which are appropriate in residential 
areas would also be appropriate for Residential Office areas. The required setback in the RO district is 
use dependent but generally requires 20’ front yard setbacks, 10’ corner yard setbacks, and between 4’ 
and 10’ from interior side yard setbacks. The rear yard setback in this district is 25% of the lot depth up 
to 30’ which allows for parking the rear yard area. The districts across 600 South and 300 East and 
comprising of the RMF-45 and RMF-75 zoning district require similar setbacks to the RO district, that 
being between an approximate 25’ setback in the front, a 20’ to 25’ on the corner side yard, and 25% of 
the lot depth in the rear yard.  
 
The R-MU district does not require front or side yard setbacks for multi-family residential and 
nonresidential uses. However, a rear yard setback of 25% of the lot depth or 30’ is required, this also 
allows for the placement of parking in the rear yard, or midblock open space for residential or 
commercial use. This district is a much more urban district and is intended to be used in areas where 
a walkable urban network is appropriate.  
 
Parking 
For the majority of uses parking will be the same regardless of whether the amendments are approved. 
The only exception is for residential uses. The RO, RMF-45, and RMF-75 zoning districts require that 
parking is provided at a rate of 2 spaces for a multi-family residential unit containing 2 or more 
bedrooms, 1 space for a residential unit containing 1 bedroom, or ½ space for single room occupancy 
units. The R-MU district requires only ½ space for any type of multi-family residential unit.  
 
Planning Staff does not see this reduction in the number of required spaces as an issue as the location 
of the subject sites have sufficient transit infrastructure to support daily activities that do not require 
access to a car. Accessible transit in this area (within a ½ mile of the site) includes the Library light rail 
station approximately 1/3 mile, bus routes to the west along State Street and to the east along 500 East, 
and bike lanes along 300 east and 500 south. All of these transit options are considered to be accessible 
by walking and are within a ½ of the subject sites. 

 
 
DISCUSSION: 
Presently, the configuration of the site only allows for office types of uses. Allowing for an amendment 
to the Master Plan’s Future Land Use Map and Zoning Map would permit a greater diversity of uses in 
the existing buildings on the site. The intent of the Central Community Master Plan and East 
Downtown Neighborhood Plan supports permitting uses that serve the surrounding residents. 
Permitting retail in addition to office and residential will accomplish this intent. 
 
Permitting a greater number of uses and permitting a mix of uses on this site improves the resilience 
of the community by allowing the existing building to be better adaptable to changes in the market and 
servicing the needs of the community. Allowing for retail on the sites, in addition to office and 
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residential uses, also further the initiative of sustainability in Salt Lake City through expanding the 
more urban design and uses further from the Central Business District and other commercial central 
corridors, like 400 South. As Salt Lake City continues to grow demand for additional housing and 
commercial spaces (particularly a mix of commercial space) will also grow necessitating commercial 
districts to also expand.  

While at this time there are no plans to redevelop the site, an approval of the proposed amendments 
opens the possibility of redevelopment for a denser and more urban oriented layout. As described in 
Key Considerations 1 and 3, as well as standards in the R-MU district included as Attachment G, the 
differences between the RO and R-MU center around the walkability and density allowed in the R-MU 
as well as an increase in the number of uses allowed, and that any potential development which will 
become available if the amendments are approved have been found compatible with the surrounding 
existing neighborhood.  

Further, permitting more urban and dense residential dwellings in locations which support transit 
reduce the overall cost of living as transportation costs are reduced. By allowing for additional 
residential dwellings in areas which are supported by transit increase the number of affordable 
residential units that are more accessible to a greater number of people. 

Finally, the proposed amendments to the Master Plan’s Future Land Use Map and the Zoning Map 
meet the intent of the Central Community Master Plan and the purpose of the Residential Mixed Use 
Zoning District. The intent of the Residential Mixed Use district is to “create a walkable urban 
neighborhood” while the purpose of the Central Community Master Plan is to “increase pedestrian 
mobility and accessibility” These subject sites are appropriate for a rezone to R-MU as the sites are 
within a half mile of the Library light rail station, within walking distance of multiple community 
centers, and is withing walking distance of nearby job centers. A rezone and master plan amendment 
are fitting to continue the objectives and goals of this community. 
 
 

NEXT STEPS: 
A recommendation of approval or denial by the Planning Commission will result in the proposed 
Master Plan and Zoning Map amendment to be sent to the City Council for a final decision. 
 

Master Plan and Zone Amendment Approval 
If the master plan and zone amendments are approved, the applicant will be permitted to build or 
operate any use allowed in the R-MU zone on the site. A list of uses allowed in the zone is included in 
this report as Attachment G. The developer will need to obtain a building permit or business license 
for any new development or new business and will need to comply with all applicable zoning 
standards. 
 

Master Plan and Zone Amendment Denial 
If the master plan and zone amendments are denied, the property will remain zoned RO, Residential 
Office. This zone allows the continued use of office or residential, retail services and retail goods would 
not be allowed. Or, the property could be developed for a residential, office, or a mix of residential 
and office uses. 
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ATTACHMENT A:  APPLICANT SUBMITTAL AND INFORMATION 
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ATTACHMENT B: ZONING MAP 
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ATTACHMENT C: CENTRAL COMMUNITY FUTURE LAND USE MAP  
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Utility substations 
and buildings 

5,000 square 
feet 

50 feet 

Other permitted or 
conditional uses as 
listed in section 
21A.33.020 of this 
title 

20,000 square 
feet 

100 feet 

  
   D.   Maximum Building Height: The maximum building height permitted in this district is 
sixty feet (60') except: 
      1.   The height for single-family dwellings and two-family dwellings shall be thirty feet 
(30'); and 
      2.   If the property abuts a zoning district with a greater maximum building height, then 
the maximum height in the RO District shall be ninety feet (90'). 
   E.   Minimum Yard Requirements: 
      1.   Multi-Family Dwellings And Offices On Greater Than Twenty Thousand Square Foot 
Lot Area: 
         a.   Front Yard: Twenty five feet (25'). 
         b.   Corner Side Yard: Twenty five feet (25'). 
         c.   Interior Side Yard: Fifteen feet (15'). 
         d.   Rear Yard: The rear yard shall be twenty five percent (25%) of the lot depth, but 
need not exceed thirty feet (30'). 
      2.   Single-Family, Two-Family Dwellings, And Offices On Lots Less Than Twenty 
Thousand Square Feet: 
         a.   Front Yard: Twenty feet (20'). 
         b.   Corner Side Yard: Ten feet (10'). 
         c.   Interior Side Yard: 
            (1)   Corner lots: Ten feet (10'). 
            (2)   Interior lots: Four feet (4') on one side and ten feet (10') on the other. 
         d.   Rear Yard: The rear yard shall be twenty five percent (25%) of the lot depth, but 
need not exceed thirty feet (30'). 
      3.   Accessory Buildings And Structures In Yards: Accessory buildings and structures may 
be located in a required yard subject to section 21A.36.020, table 21A.36.020B of this title. 
   F.   Required Landscape Yards: The front yard, corner side and, for interior lots, one of the 
interior side yards shall be maintained as a landscape yard. 
   G.   Maximum Building Coverage: The surface coverage of all principal and accessory 
buildings shall not exceed sixty percent (60%) of the lot area. 
   H.   Landscape Buffers: Where a lot in the RO District abuts a lot in a Single-Family or 
Two-Family Residential District, a landscape buffer shall be provided in accordance with 
chapter 21A.48 of this title. 
   I.   Offices In Existing Buildings On Lots Less Than Twenty Thousand Square Feet: Offices 
occupying existing buildings are permitted on a five thousand (5,000) square foot minimum 
lot. Additions to existing buildings that are greater than fifty percent (50%) of the existing 
building footprint or that exceed the height of the existing building shall be subject to design 
review (chapter 21A.59 of this title). (Ord. 14-19, 2019: Ord. 66-13, 2013: Ord. 15-13, 2013: 
Ord. 12-11, 2011: Ord. 61-09 § 12, 2009: Ord. 19-01 §§ 1 - 5, 2001: Ord. 26-95 § 2(12-17), 
1995) 
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Single-family attached dwellings 

3,000 
square feet 
per dwelling 
unit 

Interior: 22 feet 
Corner: 32 feet 

Single-family detached dwellings 5,000 
square feet 50 feet 

Twin home dwellings 

4,000 
square feet 
per dwelling 
unit 

25 feet 

Two-family dwellings 8,000 
square feet 50 feet 

Utility substations and buildings 5,000 
square feet 50 feet 

Other permitted or conditional uses as listed in 
section 21A.33.020 of this title 

5,000 
square feet 50 feet 

  
   E.   Minimum Yard Requirements: 
      1.   Single-Family Detached Dwellings: 
         a.   Front Yard: Fifteen feet (15'). 
         b.   Corner Side Yard: Ten feet (10'). 
         c.   Interior Side Yard: 
            (1)   Corner lots: Four feet (4'). 
            (2)   Interior lots: Four feet (4') on one side and ten feet (10') on the other. 
         d.   Rear Yard: Twenty five percent (25%) of the lot depth, but need not be more than 
twenty feet (20'). 
      2.   Single-Family Attached, Two-Family And Twin Home Dwellings: 
         a.   Front Yard: Fifteen feet (15'). 
         b.   Corner Side Yard: Ten feet (10'). 
         c.   Interior Side Yard: 
            (1)   Single-family attached: No yard is required, however if one is provided it shall 
not be less than four feet (4'). 
            (2)   Two-family: 
               (A)   Interior lot: Four feet (4') on one side and ten feet (10') on the other. 
               (B)   Corner lot: Four feet (4'). 
            (3)   Twin home: No yard is required along one side lot line. A ten foot (10') yard is 
required on the other. 
         d.   Rear Yard: Twenty five percent (25%) of lot depth or twenty five feet (25'), 
whichever is less. 
      3.   Multi-Family Dwellings And Any Other Residential Uses: 
         a.   Front Yard: No setback is required. 
         b.   Corner Side Yard: No setback is required. 
         c.   Interior Side Yard: No setback is required. 
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         d.   Rear Yard: Twenty five percent (25%) of lot depth, but need not exceed thirty feet 
(30'). 
      4.   Nonresidential Development: 
         a.   Front Yard: No setback is required. 
         b.   Corner Side Yard: No setback is required. 
         c.   Interior Side Yard: No setback is required. 
         d.   Rear Yard: Twenty five percent (25%) of lot depth, but need not exceed thirty feet 
(30'). 
      5.   Existing Lots: Lots legally existing on the effective date hereof, April 12, 1995, shall 
be considered legal conforming lots. 
      6.   Minimum Lot Area Exemptions: For multiple-unit residential uses, nonresidential 
and mixed uses, no minimum lot area is required. In addition, no front, corner side or 
interior side yards or landscaped setbacks are required; except where interior side yards 
are provided, they shall not be less than four feet (4'). 
      7.   Existing Buildings: For buildings legally existing on the effective date hereof, 
required yards shall be no greater than the established setback line. 
      8.   Maximum Setback: For single-family, two-family, and twin home dwellings, at 
least twenty five percent (25%) of the building facade must be located within twenty five 
feet (25') of the front lot line. For all other uses, at least twenty five percent (25%) of the 
building facade must be located within fifteen feet (15') of the front lot line. Exceptions to 
this requirement may be authorized as design review, subject to the requirements of 
chapter 21A.59 of this title, and the review and approval of the Planning Commission. The 
Planning Director, in consultation with the Transportation Director, may modify this 
requirement if the adjacent public sidewalk is substandard and the resulting modification 
to the setback results in a more efficient public sidewalk. The Planning Director may waive 
this requirement for any addition, expansion, or intensification, which increases the floor 
area or parking requirement by less than fifty percent (50%) if the Planning Director finds 
the following: 
         a.   The architecture of the addition is compatible with the architecture of the original 
structure or the surrounding architecture. 
         b.   The addition is not part of a series of incremental additions intended to subvert 
the intent of the ordinance. 
Appeal of administrative decision is to the Planning Commission. 
      9.   Parking Setback: Surface parking lots within an interior side yard shall maintain a 
thirty foot (30') landscape setback from the front property line or be located behind the 
primary structure. Parking structures shall maintain a forty five foot (45') minimum 
setback from a front or corner side yard property line or be located behind the primary 
structure. There are no minimum or maximum setback restrictions on underground 
parking. The Planning Director may modify or waive this requirement if the Planning 
Director finds the following: 
         a.   The parking is compatible with the architecture/design of the original structure 
or the surrounding architecture. 
         b.   The parking is not part of a series of incremental additions intended to subvert 
the intent of the ordinance. 
         c.   The horizontal landscaping is replaced with vertical screening in the form of 
berms, plant materials, architectural features, fencing and/or other forms of screening. 
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         d.   The landscaped setback is consistent with the surrounding neighborhood 
character. 
         e.   The overall project is consistent with section 21A.59.050 of this title. 
Appeal of administrative decision is to the Planning Commission. 
   F.   Maximum Building Height: The maximum building height shall not exceed seventy 
five feet (75'), except that nonresidential buildings and uses shall be limited by 
subsections F1 and F2 of this section. Buildings taller than seventy five feet (75'), up to a 
maximum of one hundred twenty five feet (125'), may be authorized through the design 
review process (chapter 21A.59 of this title) and provided, that the proposed height is 
located within the one hundred twenty five foot (125') height zone indicated in the map 
located in subsection F3 of this section. 
      1.   Maximum height for nonresidential buildings: Forty five feet (45'). 
      2.   Maximum floor area coverage of nonresidential uses in mixed use buildings of 
residential and nonresidential uses: Three (3) floors. 
      3.   One hundred twenty five foot (125') height zone map for the R-MU District: 

 
   G.   Minimum Open Space Area: For residential uses and mixed uses containing 
residential use, not less than twenty percent (20%) of the lot area shall be maintained as 
an open space area. This open space area may take the form of landscape yards or plazas 
and courtyards, subject to site plan review approval. 
   H.   Landscape Yards: All front and corner side yards provided shall be maintained as a 
landscape yard in conformance with chapter 21A.48, "Landscaping And Buffers", of this 
title. 
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   I.   Landscape Buffers: Where a lot in the R-MU District abuts a lot in a Single-Family 
or Two-Family Residential District, landscape buffers shall be provided as required in 
chapter 21A.48, "Landscaping And Buffers", of this title. (Ord. 14-19, 2019: Ord. 13-19, 
2019: Ord. 46-17, 2017: Ord. 12-17, 2017) 
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ATTACHMENT J: PUBLIC PROCESS AND COMMENTS 

Public Notice, Meetings, Comments 
The following is a list of public meetings that have been held, and other public input opportunities, related 
to the proposed project: 
 
PUBLIC PROCESS AND INPUT 
Timeline 

• The application for a rezone was submitted on August 5, 2020. 
• The application for a master plan amendment was submitted on September 11, 2020. 
• Notice of the proposal, and request for input, was provided to the Central Community Council on 

October 13, 2020. 
o The Central Community Council chose not to meet on the proposed amendments. 

• Early Notification mailings were sent out on October 13, 2020 to property owners and residents 
within 300’ of all four corners of the project site. 

o An email was received by a concerned party and are included in this Staff Report. 
• Public notice of the Planning Commission hearing was mailed to property owners and residents 

within 300’ of the subject site. 
• A public notice sign was posted on both frontages of the subject site on December 30, 2020. No 

further public comments were received before this report was finalized. 
 

 
 
 
 
 
 
 
 

 






