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COMMUNITY & ECONOMIC DEVELOPMENT 

 

Staff Report 
 

 

 

To: Salt Lake City Planning Commission 
 
From:  Doug Dansie, 801-535-6182, doug.Dansie@slcgov.com 
 

Date: March 23, 2016 
 

Re: PLNPCM2015-00941 Cornell Alley Closure  

 

Alley Closure 
 
PROPERTY ADDRESS: 1528 and 1542 W North Temple 
PARCEL ID: alley bisects 08-34-452-011; and lies between 08-34-452-011 and 08-34-401-015 
MASTER PLAN: Northwest Community 
ZONING DISTRICT: TSA-MUEC-C Transit Station Area Mixed Use Employment Center Core 
 Also, Airport Flight Path Protection Zone C 
 
REQUEST:  Power Station Investments, LLC, owners of property at 1528 W North Temple (and are in the 
process of purchasing the property located at 1542 W North Temple), are requesting an alley vacation adjacent 
to the subject property. There are two portions to the alley; one runs along the west side of the main property 
(located at 1528 W North Temple) and along the east side of a secondary parcel (1542 W North Temple), 
the other portion of the alley bisects the main parcel (1528 W North Temple). The subject ally property is 
currently unimproved.  The main property is the site of the former Diamond Lil’s restaurant. 
 
There is a former street/alley right-of-way to the north of the property that is being used as a canal /retention 
basin by Public Utilities; this is NOT part of the request. 
 
RECOMMENDATION:  Based on the information in this staff report, Planning Staff recommends that the 
Planning Commission transmit a favorable recommendation for the proposed alley vacation.  
The following motion is provided in support of that recommendation: 

Based on the findings and analysis in the staff report and public comment, I move that the Planning 
Commission transmit a favorable recommendation to the City Council to approve PLNPCM2015-
00941, Cornell Alley Closure. 

ATTACHMENTS: 
A. Zoning Map 
B. Site Photos 
C. Additional Applicant Information 
D. Existing Conditions 
E. Excerpts from the Master Plan 
F. Analysis Of Standards 
G. Public Process And Comments 
H. Department Review Comments 
I. Motions 
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PROJECT DESCRIPTION: 
 

Power Station Investments, LLC, owners of property at 1528 W North Temple and 1542 W North Temple, 
are requesting an alley vacation. The applicant would like to close a T shaped alley that bisects the 
property (one parcel ID number and property description) in an east/west direction and also lies 
between the two properties (1528 W North Temple and 1542 W North Temple) in a north/south direction. 
 

 
General location 
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Specific location 

DISCUSSION: 
The site is the former location of the Diamond Lil’s restaurant.  The developer is proposing to build a mixed- 
use residential project on the site adjacent to the Power Station (Cornell light rail station), although exact 
plans have not been finalized and no proposal has been submitted.  The request to close and vacate the alley 
is part of the process of clearing up the title to the property so that it is developable.  The main property 
would still be able to develop with the alley not vacated; however the size and shape of the parcel to the west 
of the alley is only 16 feet wide and is difficult, if not impossible, to develop if not combined with the larger 
parcel and the main parcel would be divided into two portions.   
 
The alley presently does not physically exist in a functional format (it is a “paper” alley) that accommodates 
either vehicles or pedestrians.  No other properties are presently using the alley. The alley does not provide 
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pedestrian access to any larger pedestrian trail way (see master plan attachment) that is not better served 
by Cornell Street, approximately 180 feet to the east.  Any project that meets zoning criteria would focus 
pedestrian activity on Cornell and North Temple Streets, which are highly visible because of the adjacent 
light rail stop. Preliminary conceptual plans for the site indicated the potential to place a parking structure 
(behind the main building) on portion of the existing alley.  Internal circulation would be on-site, 
eliminating the need for the alley. 
 
A portion of the alley/street to the north end of the project is NOT being proposed for vacation, as Salt Lake 
City Public Utilities is using the area as detention and the land is not critical to the development of the former 
Diamond Lil’s site. 
 
While the primary responsibility of the Planning Commission is to determine if the property is surplus and 
should be sold (not the monetary value of the sale), it should be noted that the developer and Salt Lake 
City Public Utilities are working to potentially exchange properties so that the City would acquire a larger, 
better shaped, site for the detention basin north of the site, while the developer would receive a more 
developable site free from the encumbrance of the alley. 

 
PUBLIC INPUT: 
There is presently no development proposed for this site, however the zoning is consistent with the master 
plan designation; Transit Station Area Mixed Use Employment Center Core, which would allow for a mixed-
use residential building 75 feet in height.  Any project that meets the zoning requirements would be allowed 
as an over-the-counter permit. 
 
The Jordan Meadows Community Council (in which the site is located) voted unanimously to support the 
alley closure.  The Poplar Grove Community Council board (adjacent to the south) expressed no concerns.  
The Fairpark Community Council (within 600 feet to the east) expressed concerns that economic 
development in the area in general would encourage the owners of the nearby mobile home park to 
redevelop, leaving manufactured home owners without rental spaces. 
 
 
NEXT STEPS: 
The Planning Commission can forward a positive or negative recommendation to the City Council regarding 
the proposal. The City Council has final decision making authority for alley closures. The City Council will 
hold a public hearing and make a decision to either approve or deny the request based on compliance with 
the alley closure standards. 
 
If the City Council approves the request, the portion of the alley that is closed will be sold to the abutting 
property owner at fair market value. The owner of the property will be responsible for paying to modify any 
public infrastructure that is impacted by the alley closure.  
 
If the City Council denies the request, the alley configuration will remain the same. 
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ATTACHMENT A:  ZONING MAP 

 

 

Zoning of the site 
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ATTACHMENT B:  SITE PHOTOS 

 
Google earth photo showing the Diamond Lil’s building to the right.   
The alley is to the left side of the site and also behind the building. 
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South of site - North Temple  
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Alley location is through this parking lot 

 

 
Photos of site from North Temple 
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Photos of north portion of the site from Cornell  
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Detention basin 
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East side of Cornell 
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Motel, billboard and vacant lot to the east 
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ATTACHMENT C:  ADDITIONAL APPLICANT 
INFORMATION 
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ATTACHMENT D:  EXISTING CONDITIONS 

Adjacent Land Uses 

The subject alley is adjacent to properties zoned TSA-MUEC-C, Transit Station Area Mixed Use Employment 
Center-Core. All adjacent properties along North Temple are zoned the same.  The property to the north and 
west of the site is zoned MH Mobile Home Park.  The property to the immediate west is office and storage units 
and the property to the immediate east (across Cornell) is a budget motel, vacant and a billboard. 

Applicable Master Plan Policies 

The subject parcels and alley are located within the Northwest Community Master Plan, adopted in 1992; 
however a North Temple Boulevard Master Plan, adopted August 10, 2010, supersedes the Community Plan. 
The vision for the Cornell Station is to create a vibrant pedestrian oriented area that is easily accessible by mass 
transit and automobile. 

The proposal meets the master plan by specifically meeting policy 2 (see attachment E), by creating a site for 
mixed use building that increases housing in the area, while simultaneously responding to the needs of transit 
riders by placing commercial space at the ground level adjacent to the light rail stop.   

The master plan generally encourages higher density compact mixed-use buildings on North Temple that take 
advantage of transit access.  The developer is willing to build a structure that meets the purpose of the zoning 
district (see attachment E) and the subsequent criteria.   Because North Temple has traditionally developed as 
low intensity automobile uses, this would be the first transit oriented development along the stretch of North 
Temple between the Jordan River and Redwood Road.   

The alley itself has not been developed as a usable alley and is actually paved as part of the parking lot for the 
former Diamond Lil’s.   Its location is near enough to Cornell Street that it would be duplicitous for pedestrian 
use if developed as such.  Encouraging pedestrian use on the alley would arguably decrease the market for 
pedestrian activity on Cornell, particularly since the alley does not have an effective northern terminus. Cornell 
Street provides pedestrian access from North Temple LRT to the State Office complex along the Jordan River. 
The masterplan identifies the potential for the canal north of the property to provide access between 
Cornell and Redwood Road. Because the developer and SLC Public Utilities are discussing a land trade to 
increase the size of the detention basin, this alley closure proposal positively effects the proposal for an 
east/west trail along the canal. 
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ATTACHMENT E:  Excerpt from the Master Plan 

 

 

 

 

 

Specific Master Plan policies are as follows: 
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The TSA Transit Station Area district purpose statement is as follows:  

Mixed Use Employment Center Station (TSA-MUEC): A mixed use employment station is an area with a high 
concentration of jobs that attract people from the entire region. These areas generally start with a campus style 
development pattern and are dominated by a single type of use that generally employs a high number of people. 
Buildings are often large scale in nature and may have large footprints. New development occurs on vacant 
parcels. Redevelopment occurs on surface parking lots, underutilized land, or as additions to existing buildings 
as businesses expand. The primary mode of circulation is by automobile, but the area is served by at least two 
(2) types of mass transit which provides alternative modes of transportation for employees. Land uses that 
support the employment centers such as retail sales and service and restaurants are located throughout the 
station area and should occupy ground floor space in multi-story buildings oriented to the pedestrian and 
transit user. A mix of housing types and sizes are appropriate to provide employees with the choice to live close 
to where they work. Building types should trend toward more flexible building types over time. The area is likely 
to have large blocks and lacks a consistent street network. Connectivity for all modes of travel is important due 
to the limited street network. The following stations are considered to be mixed use employment center 
stations: 1950 West, 2200 West, and the Cornell light rail stations 
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ATTACHMENT F:  ANALYSIS OF STANDARDS 

Chapter 14.52 of the Salt Lake City Code regulates the disposition of City owned alleys.  When evaluating 
requests to close or vacate public alleys, the City considers whether or not the continued use of the property as a 
public alley is in the City’s best interest.  Noticed public hearings are held before both the Planning Commission 
and City Council to consider the potential adverse impacts created by a proposal.  Once the Planning 
Commission has reviewed the request, their recommendation is forwarded to the City Council for consideration. 

The Planning Commission must also make a recommendation to the Mayor regarding the disposition 
of the property.  If the Commission recommends that the alley property be declared surplus, the 
property should be disposed of according to Section 2.58 City-Owned Real Property of the Salt Lake 
City Code. 

The City Council has final decision authority with respect to alley vacations and closures.  A positive 
recommendation from the Planning Commission requires an analysis and positive determination of 
the following considerations: 

Salt Lake City Code, Section 14.52.020: Policy Considerations for Closure, Vacation or 
Abandonment of City Owned Alleys 

The City will not consider disposing of its interest in an alley, in whole or in part, unless 
it receives a petition in writing which demonstrates that the disposition satisfies at 
least one of the following policy considerations: 

A. Lack of Use: The City’s legal interest in the property appears of record or is reflected on an applicable 
plat; however, it is evident from an on-site inspection that the alley does not physically exist or has been 
materially blocked in a way that renders it unusable as a public right-of-way. 

B. Public Safety:  The existence of the alley is substantially contributing to crime, unlawful activity or 
unsafe conditions, public health problems, or blight in the surrounding area. 

C. Urban Design:  The continuation of the alley does not serve as a positive urban design element. 

D. Community Purpose: The Petitioners are proposing to restrict the general public from use of the 
alley in favor of a community use, such as a neighborhood play area or garden. 

Discussion:  The subject alley is proposed to be vacated due to lack of use (Item A).  Although 
platted, the alley does not physically exist.  The alley also bisect the adjacent property making it 
difficult to build upon as a single functional unit  

The master plan indicates a history of crime issues in the area needing to be reduced by better design.  
Elimination of this particular portion of the alley facilitates a better designed development which will 
provide more “eyes” on the remaining portion (retention basin) (Item B).  

The portion of the alley/street to the north of the property is NOT proposed to be closed, but is 
proposed to remaining part of the City land inventory to be used as water retention and also is capable 
of being integrated into a pathway leading to Redwood Road as identified by the master plan.  
Vacating other portions of the alley do not affect these issues. However negotiations with SLC Public 
Utilities to exchange the alley for increased area surrounding the detention basin would facilitate the 
pathway from Cornell to Redwood Road and facilitate better wastewater management. 

The petitioners are proposing to build a structure that meets the masterplan, provides for increased 
pedestrian activity and facilitates a land trade for a larger detention basin to the north of the property.  
Therefore the proposal benefits both the larger neighborhood and the residents of the proposed new 
development. (Item C and D). 
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The proposed closure facilitates development consistent with the master plan (Item C). 

The new development will provide mixed-use consistent with the master plan, activating the light rail 
station and providing security for the overall neighborhood (Item D) 

Finding: The proposed alley vacation complies with Policy considerations.   

 

Salt Lake City Code, Section 14.52.030B: Processing Petitions – Public Hearing and 
Recommendation from the Planning Commission. 

Upon receipt of a complete petition, a public hearing shall be scheduled before the Planning Commission to 
consider the proposed disposition of the City owned alley property.  Following the conclusion of the public 
hearing, the Planning Commission shall make a report and recommendation to the City Council on the proposed 
disposition of the subject alley property.  A positive recommendation should include an analysis of the following 
factors:  

1. The City Police Department, Fire Department, Transportation Division, and all other 
relevant City Departments and Divisions have no objection to the proposed disposition 
of the property; 

Discussion: Staff requested input from pertinent City Departments and Divisions.  
Comments were received from the Fire, Zoning and Transportation Divisions.  None had 
objection to the proposal. 

Public Utilities reiterated their desire to retain the north portion (outside the area being 
requested for closure). 

Finding: The petition has received no objection form SLC department and Public Utilities 
would like to continue to work with the petitioner to trade land for a better retention basin 
layout. 

2. The petition meets at least one of the policy considerations stated above; 

Discussion: The proposed alley vacation satisfies all of the criteria for Section 14.52.020 as 
identified in the discussion above.  

Finding: The petition meets at least one of the policy considerations stated in Section 
14.52.020 of the Salt Lake City Code. 

3. The petition must not deny sole access or required off-street parking to any adjacent 
property; 

Discussion:  The property is serviced by driveways other than the alley.  The property to the 
west (1442 W North Temple) is a small strip of land that is being purchased by the petitioner 
to be integrate into the larger parcel, therefore no property will be denied access. 

Finding:  Closing the alley will not deny access or required off-street parking to any owner of 
property adjacent to the alley.  

4. The petition will not result in any property being landlocked; 

Discussion:  The property to the west (1442 W North Temple) is actually an undevelopable 
strip of land that has little value except in its aggregation value to the larger parcel.  Leaving 
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the alley intact actually creates more of a landlocked parcel than closing the alley would. 

Finding:  No parcel will be landlocked  

5. The disposition of the alley property will not result in a use which is otherwise contrary 
to the policies of the City, including applicable master plans and other adopted 
statements of policy which address, but which are not limited to, mid-block walkways, 
pedestrian paths, trails, and alternative transportation uses; 

Discussion: The proposed alley vacation is being requested to accommodate a mixed-use 
building that will meet the zoning requirements of the TSA-MUEC-C Transit Station Area 
Mixed Use Employment Center Core Zoning District, which are consistent with the North 
Temple Boulevard Master plan.  The proposed alley vacation may result in the increase in size 
of the detention basin to the north if the City Council and/or Administration includes a 
potential land trade in the terms of sale.  

Finding: The proposed alley vacation meets this standard. 

 

6. No opposing abutting property owner intends to build a garage requiring access from 
the property, or has made application for a building permit, or if such a permit has been 
issued, construction has been completed within 12 months of issuance of the building 
permit; 

Discussion:  None of the abutting property owners currently have a permit or are 
anticipating construction of a garage. 

Finding: The proposed alley vacation meets this standard. 

7. The petition furthers the City preference for disposing of an entire alley, rather than a 
small segment of it; and 

Discussion: Only those portions of the alley that serve no public purpose are proposed to be 
vacated.  The remaining portions (containing the water detention basin to the north end of 
the property) are fully accessible from Cornell Street and function independently from the 
portions of the alley being proposed for closure 

Finding: The proposal meets this standard. 

8. The alley is not necessary for actual or potential rear access to residences or for 
accessory uses. 

Discussion: The alley is not required for access to any present residential use. 

Finding:  The proposed alley vacation meets this standard. 
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ATTACHMENT G:  PUBLIC PROCESS AND COMMENTS 

 
Notice of the public hearing for the proposal included: 
The site is within the Jordan Meadows Community Council, and within 600 feet of the 
Fairpark and Polar Grove Community Councils.  
The Jordan Meadows Community Council met March 9, 2016 and voted unanimously to 
endorse the alley vacation (approximately 11 votes) 
The Poplar Grove Community Council board met and reviewed the information. There were 
no concerns regarding the vacating of this alley.   
The Fairpark Community Council met on February 24, 2016 and voted, with a split vote 
(unverified 7-6), to oppose the alley closure, citing concerns that economic development in 
the area would encourage the owners of the nearby mobile home park to redevelop, leaving 
manufactured home owners without rental spaces (Many of their concerns were associated 
with another development to the north that is more directly adjacent to the mobile home 
park). 
 
Public hearing notice mailed: March 10, 2016. Three phone calls requesting clarification 
were received after mailing. 
Public hearing notice posted: March 8, 2016.  
Public notice posted on City and State websites and Planning Division list serve: March 10, 
2016 
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ATTACHMENT H:  DEPARTMENT REVIEW COMMENTS 

Transportation- Michael Barry (michael.barry@slcgov.com or 801-535-6147) 

No objections from Transportation 

 

Zoning – Greg Mikolash (greg.mikolash@slcgov.com or 801-535-6181) 

No zoning issues at this time. 
 

Fire – Ted Itchon (edward.itchon@slcgov.com or 801-535-6636) 

No Comment 
 

Public Utilities – Jason Draper (jason.draper@slcgov.com or 801-483-6751) 

There is a drainage canal at the end of this easement.  We need to make sure that we have access to 
this canal after the alley is vacated.   We have access from Cornell Street and it looks like from the legal 
description that they are not extending into the canal area.   I would like a better map showing the 
proposed vacation to determine if we have any problems.  (map was provded) 

 
  

mailto:michael.barry@slcgov.com
mailto:greg.mikolash@slcgov.com
mailto:edward.itchon@slcgov.com
mailto:jason.draper@slcgov.com
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ATTACHMENT I:  MOTIONS 

 

Alternative Motion (Not Consistent with Staff Recommendation): 

Based on the information in this staff report, I move that the Planning Commission transmit a negative 
recommendation to the City Council for the proposed alley closure subject as the proposal does not comply with 
the following standards: 

(The Planning Commission shall make findings on the standards as listed below.) 

A. Lack of Use: The City’s legal interest in the property appears of record or is reflected on an applicable 
plat; however, it is evident from an on-site inspection that the alley does not physically exist or has been 
materially blocked in a way that renders it unusable as a public right-of-way. 

B. Public Safety:  The existence of the alley is substantially contributing to crime, unlawful activity or 
unsafe conditions, public health problems, or blight in the surrounding area. 

C. Urban Design:  The continuation of the alley does not serve as a positive urban design element. 

D. Community Purpose: The Petitioners are proposing to restrict the general public from use of the alley 
in favor of a community use, such as a neighborhood play area or garden. 

1. The City Police Department, Fire Department, Transportation Division, and all other relevant City 
Departments and Divisions have no objection to the proposed disposition of the property; 

2. The petition meets at least one of the policy considerations stated above; 

3. The petition must not deny sole access or required off-street parking to any adjacent property;  

4. The petition will not result in any property being landlocked;  

5. The disposition of the alley property will not result in a use which is otherwise contrary to the policies of 
the City, including applicable master plans and other adopted statements of policy which address, but 
which are not limited to, mid-block walkways, pedestrian paths, trails, and alternative transportation 
uses;  

6. No opposing abutting property owner intends to build a garage requiring access from the property, or 
has made application for a building permit, or if such a permit has been issued, construction has been 
completed within 12 months of issuance of the building permit; 

7. The petition furthers the City preference for disposing of an entire alley, rather than a small segment of 
it; and 

8. The alley is not necessary for actual or potential rear access to residences or for accessory uses.  




