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Date: April 12, 2017 
 
Re: PLNPCM2017-00087 and PLNPCM2017-00088: 408 W Dalton - Alley Vacations & Street Closure 

 

Alley Vacations and Street Closure  
 
 
PROPERTY ADDRESS: Approximately 408 W Dalton Avenue 
MASTER PLAN: Central Community Master Plan  
ZONING DISTRICT: General Commercial (CG)  
 
 
REQUEST: This is a request by Justin Kimball, authorized agent of the owner (1030 Salt Lake City, 
LLC), to vacate two alleys and close a street section at approximately 408 W Dalton Avenue directly 
to the east and south of an I-15 off-ramp at approximately 1050 S. The subject alleys and street 
segment are not utilized for transportation purposes and are surrounded by parcels which are owned 
by the applicant. The proposed alley vacations and street closure are being sought to facilitate the 
consolidation of several of the parcels owned by the applicant for a potential residential or commercial 
development.  
 
 
RECOMMENDATION: Based on the information in this staff report and the policy considerations 
for street closures and alley vacations, Planning Staff recommends that the Planning Commission 
forward a positive recommendation to City Council regarding the proposal to close the street segment 
as well as the proposal to vacate two alleys with the following condition: 

1. All abutting parcels must be consolidated in such a way that none are left land 
locked due to the alley vacations and street closure. No building permits can be 
issued until the parcels are consolidated.  

 

ATTACHMENTS: 
A. Vicinity Map  
B. Site/Ownership Map 
C. Property Photographs 
D. Additional Applicant Information 
E. Analysis of Standards 
F. Public Process and Comments 
G. Department Review Comments 

  



PROJECT DESCRIPTION: 
The subject properties consist of unimproved portions of a street (Dalton Avenue) and two alleys that 
are located directly east and south of an I-15 ramp at approximately 420 W 1040 S. As illustrated in 
Attachment B, all of the parcels that are adjacent to the street and the alleys are owned by the applicant 
and are either undeveloped land or utilized as storage/warehouse space. It appears that neither the 
street section nor the alleys have ever been paved or improved in any manner and do not serve as 
transportation corridors. The applicant is seeking the street closure and alley vacations to be able to 
consolidate the parcels that they own to allow for some type of future development on the site.   
 
The street measures 
approximately 240 
feet by 32 feet and 
runs from east to west 
to the point that it is 
blocked by the I-15 
ramp. Similarly the 
smaller alley runs 
from east to west 
where it is also 
blocked by the ramp. 
It measures 35 feet by 
13 feet. The other alley 
runs south to north 
until blocked by the 
ramp and is 
approximately 13 feet 
by 170 feet. The 
subject properties 
have no foreseeable 
transportation value.   
 
The proposal is to 
change the status of 
the street section from 
a public street to a 
surplus parcel of land 
owned by the city. If 
the closure were 
approved by the City 
Council, the applicant 
would like to then 
purchase it for fair 
market value. The 
applicant has reached 
out to the Real Property Manager to make his intentions clear. Similarly, the applicant seeks to vacate 
the alleys which would then cede that property to abutting parcels by dividing the alley evenly down 
the middle and then incorporating that land into the abutting parcels.   
 
All properties adjacent to the subject street and alleys are zoned CG (General Commercial). According 
to Section 21A.22.030A of the Salt Lake City Zoning Ordinance, all streets and alleys are included in 
the adjacent zoning district. In situations where the street or alley serves as a boundary between two 
zoning districts, the centerline of the street is the zoning boundary. Seeing as the subject properties 
are adjacent to only the CG zoning district, they will maintain that zoning designation if approval is 
given for the street closure and alley vacations.  

  



KEY ISSUES: 
The key issues listed below have been identified through the analysis of the project, neighbor and 
community input and department review comments.  
 

1. Potentially Landlocked Parcels 
2. Ownership and Conveyance of the Subject Street and Alleys 

 
Issue 1: Potentially Landlocked Parcels 
As illustrated by the photograph on the previous page, access to the parcels in this area is provided 
via 400 W and Aspen Avenue (1040 S). Closing the street and vacating the alleys would mean that 
five parcels could effectively become landlocked (Attachment A) in spite of them not being utilized 
for access purposes at this time. Given that all adjacent parcels are owned the applicant and it is 
his plan to eliminate the smaller parcels altogether through a lot consolidation, leaving them 
landlocked should not be an issue as long as consolidation is accomplished. Consequently, if these 
petitions are approved they should contain conditions of approval that require consolidation of 
all affected parcels to ensure that they are served by a public street. However, the applicant cannot 
consolidate until he owns the subject properties so the condition should state that no building 
permits can be issued until consolidation has been completed.  
 
Issue 2: Ownership and Conveyance of the Subject Street and Alleys 
The process for removing the status of the public right of way for the street section is called a street 
closure. Closure and conveyance of the alleys to the abutting owners is an alley vacation. Both 
processes require review by the Planning Commission and approval by the Salt Lake City Council. 
If the petitions are approved by the City Council, the properties will no longer be recognized as a 
public street and alleys. The City will retain ownership of the street property and would be able to 
choose how to dispose of it. It can potentially be sold to the applicant for fair market value but 
approval of this application does not guarantee that outcome. If the alley vacations are approved, 
those properties would be split evenly down the middle of the alleys and divided among abutting 
parcels.  

 
 
DISCUSSION: 
As explained in a more detailed manner in Attachment E of this report, Staff believes that both of 
these proposals should be approved due to the potential development that could be accomplished by 
eliminating these unimproved and unused corridors that would fulfill goals and objectives of both the 
Central Community Master Plan and Plan Salt Lake. Additionally, in spite of reaching out to two 
community councils and holding an open house, no public feedback has been received. This is likely 
due to the fact that neither the street nor the alleys are used for transportation purposes and are 
completely surrounded by other parcels owned by the applicant. As illustrated by the photos in 
Attachment C, a visitor to the site would never know that a street and two alleys are contained within 
those vacant parcels.  
 
The applicant is aware that if the street closure is approved, it does not guarantee his ability to own 
that land. It would be classified as a surplus parcel and if the Property Management division deems it 
appropriate, it could potentially be sold to him for fair market value. The zoning ordinance requires 
all lots to front on a public street, therefore these proposals should only be approved with a condition 
of approval stating requiring lot consolidation prior to issuing any building permits.  
 
 
NEXT STEPS: 
With a recommendation of approval or denial of the street closure and the alley vacations from the 
Planning Commission, the proposal will be sent to the City Council for a final decision by that body.   

  



ATTACHMENT A:  VICINITY MAP  

 

 



ATTACHMENT B:  SITE/OWNERSHIP MAP 

 

 

  



ATTACHMENT C:  PROPERTY PHOTOGRAPHS 

 
Looking East down Aspen Avenue 

 

 
Looking North down 400 W 



 
Looking South with Target in the Background 

 
 

 
Looking Northwest at the approximate location of the Alleys in the Background 

 



 
Gate at the approximate location of the Street with Alleys in Background 

 
 

 
Looking West at the approximate location of the Street 

  



ATTACHMENT D:  ADDITIONAL APPLICANT INFORMATION 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



























ATTACHMENT E:  ANALYSIS OF STANDARDS 

 
Street Closures 
In 1999, the City Council developed policy statements in an effort to guide decisions related to street 
closures. The policy statements are as follows: 

 
1. It is the policy of the City Council to close public streets and sell the underlying 

property.  The Council does not close streets when the action would deny all 
access to other property. 
 
Analysis:  The street does not provide access to adjacent private property and does not serve 
a broader connectivity function. All parcels adjacent to the street are owned by the applicant 
and he is a ready buyer of that land if the closure is approved by the City Council. 
  

Finding:  The proposed street closure would not deny access to the properties 
adjacent to the closure. 

 
2. The general policy when closing a street is to obtain fair market value for the 

land, whether the abutting property is residential, commercial or industrial. 
 
Analysis:  As mentioned above, the applicant owns all of the parcels adjacent to the street and 
initiated this petition to obtain the street and ultimately consolidate them for development 
purposes. The applicant is willing to pay fair market value for the land.  
 

Finding:  In accordance with this policy, the applicant intends to pay fair market value 
for the land if the street is closed.  

 
3. There should be sufficient public policy reasons that justify the sale and/or 

closure of a public street and it should be sufficiently demonstrated by the 
applicant that the sale and/or closure of the street will accomplish the stated 
public policy reasons. 
 
Analysis: The subject properties are located in an area next to the highway bounded by many 
other parcels owned by the applicant. The majority of said parcels are vacant and undeveloped. 
Those that do have buildings are used mostly for warehouses and storage. This is an initial step 
to consolidate and redevelop the properties owned by the applicant. No specific use has been 
determined as of yet but the application letters state that the applicant has: 
 

…received proposals to build apartments, storage units, a sports complex, and office 
space on this property… 

 
The Plan Salt Lake Master Plan contains an overall vision for the entirety of Salt Lake City. It 
contains several sections that align with the vision to close and vacate these non-functioning 
transportation ways for future development: 
 
Chapter 1: Neighborhoods 

Guiding Principle: Neighborhoods that provide a safe environment, opportunity for 
social interaction, and the services needed for the well-being of the community therein.  

Initiative 1: Maintain neighborhood stability and character. 
Initiative 2: Support neighborhoods and districts in carrying out the City’s 
collective vision. 
Initiative 8: Encourage and support local businesses and neighborhood 
business districts. 



Chapter 2: Growth 
Guiding Principle: Growing responsibly, while providing people with choices about 
where they live, how they live, and how they get around.  

Initiative 1: Locate new development in areas with existing infrastructure and 
amenities, such as transit and transportation corridors. 
Initiative 3: Promote in-fill and redevelopment of underutilized land. 

 
Chapter 12: Economy 

Guiding Principle: A balanced economy that produces quality jobs and fosters an 
innovative environment for commerce, entrepreneurial local business, and industry to 
thrive.   

Initiative 1: Maintain and grow Salt Lake City as the economic center of the 
region.  
Initiative 3: Support the growth of small businesses, entrepreneurship and 
neighborhood business nodes. 
Initiative 9:  Support the growth of industrial areas of the City. 

 
The city-wide plan which focuses on transportation is the Salt Lake City Transportation Master 
Plan. It does not address the closure of streets or vacation of alleys. Nor are any of the subject 
parcels listed as being of importance to the overall transportation network.  
 
The Central Community Master Plan is the specific guiding document for this area of the city. 
The Future Land Use Map within that master plan indicates that the subject properties are 
within a Regional Commercial/Industrial use area. That section of the master plan states that: 
 

Regional commercial/industrial areas for uses such as car dealers, wholesale 
membership stores, and light manufacturing should be located near high traffic 
volume streets and freeway access. Business-to-business services such as 
warehousing and distribution also create a need for regional traffic access. Heavy 
industrial land uses will be encouraged to relocate to appropriately zoned areas in 
the City. 

 
The neighborhood where the subject properties are located is referred to as the People’s 
Freeway Neighborhood Planning Area. Within that area one of the issues highlighted is to: 

 
Address ways of transitioning the northern portion of the neighborhood from the historic 
character of low-density residential development to one of transit-oriented development.  

 
While not specifically located in a residential area, the subject properties are just over two 
blocks away from the trax line on 200 W with a stop a couple of blocks beyond that. Most all 
types of development in this area will contribute to that vision.   

 
Closing the subject street and vacating the alleys will provide the first step required to see this 
area redeveloped as envisioned in both of the master plans mentioned above. Allowing the 
current owner to consolidate the various parcels into one buildable lot will pave the way for a 
comprehensive development plan that will eliminate the vacant space that exists currently and 
bring significant improvements to the surrounding neighborhood.  

 
Finding:  The relevant City master plans have established policies that are compatible 
with the proposed right-of-way closure. 

 
4. The City Council should determine whether the stated public policy reasons 

outweigh alternatives to the closure of the street. 
 
Analysis:  If the subject street segment is not closed, it would remain an unimproved “street” 



and function as undeveloped open space. However, keeping the property in the Salt Lake City 
street inventory prohibits the property from being put to productive use as proposed by the 
applicant.  

 
Finding:  The alternative to this request is to maintain the property as it currently 
exists.  Staff finds that closing the street outweighs the alternative because it would aid 
in implementation of key elements of the Central Community Master Plan and Plan 
Salt Lake. 

 
Alley Vacations 
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 alleys are proposed to be vacated due to lack of use (A) and urban design 
(C) considerations. Although platted, the subject alleys do not physically exist and have never been 
utilized as such. They are not maintained and are indistinguishable from the parcels of vacant land 
that surround them. The alleys do not contribute to positive urban design elements such as 
mobility, connectivity, or open space.    

Finding: The proposed alley vacations comply with Policy considerations A and C.    

Analysis Factors  

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.   
Finding: No objections were raised in regard to the alley vacations.  
 

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



Discussion: The proposed alley vacations satisfy the Lack of Use and Urban Design 
policy considerations. 
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 alleys are not used for off street parking. They do provide sole 
access to one parcel, however.   
Finding:  This factor can only be met by issuing a condition of approval that all 
abutting properties must be consolidated in such a way that sole access is not denied 
and no parcel is landlocked.  
 

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

Discussion:  If the alleys were vacated at least one parcel would be landlocked.   
Finding:  This factor can only be met by issuing a condition of approval that all 
abutting properties must be consolidated in such a way that sole access is not denied 
and no parcel is 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 alley vacations would allow for future development that would actually 
further the objectives of both the Central Community Master Plan and Plan Salt Lake. 
Finding: The proposed alley vacations 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: All abutting properties are owned by the applicant who does not intend 
to build a garage. Any future building permits would only be obtained after 
consolidating the parcels owned by him.  
Finding: The proposed alley vacations 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: Entire alleys in this area would be vacated. Other segments have been 
previously vacated so the alley does not connect into other properties.   
Finding: This factor has been met.  
 

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

Discussion: There are no actual residences or accessory uses on site. A condition of 
approval requiring lot consolidations would eliminate any potential issues.  
Finding:   This factor can be met by requiring a condition of approval that all abutting 
properties must be consolidated in such a way that sole access is not denied and no 
parcel is landlocked.    



ATTACHMENT F:  PUBLIC PROCESS AND COMMENTS 

 
 Notice of application was sent to both the Ball Park and Glendale Community Councils on 

February 15, 2017. Neither Community Council requested that the applicant or Planning Staff 
attend one of their meetings nor did they offer any feedback on the applications.  

 Notice of public open house meeting was mailed on March 7, 2017 to property owners within 
300 feet of the subject properties. 

o No calls, emails, or other communications were received. 
 Public open house meeting was held on March 16, 2016.  

o One community member signed but did not submit written comments.  
o No concerns were expressed by anyone regarding the proposed street closure and 

alley vacations.  
 Public hearing notice mailed on March 30, 2017. 
 Public notice posted on the City and State websites and sent via the Planning Division list 

serve on March 30, 2017. 
 Public hearing notice posted on the property on April 3, 2017. 

 
 

 

  



ATTACHMENT G:  DEPARTMENT REVIEW COMMENTS 

Building: 
No comments received. 
 
Engineering: 
No objections and no specific comments besides that the City Surveyor redlined a couple of mistakes 
in the submitted legal descriptions of the subject street and alleys. They have been corrected and 
resubmitted by the applicant and are found in Attachment D. 
 
Fire: 

Fire would not have any objections to the proposed: “Vacating alleys around 408 W. Dalton 
Avenue” especially since the current layout and past use does not meet current code 
requirements (e.g. the single non rated structure that spans 1030 and 1036 South 400 West on 
parcels 328-006 and 328-004). The current layout does not have any approved fire access from 
the public way for parcels 328-001, 328-007, 328-009. Construction upon any of the above 
parcels would require fire department access within 150 feet of two sides and fire department 
access cannot cross property lines from the public way on separate parcels regardless of who 
owns each parcel in accordance with the current adopted International Fire Code. 
Fire would not have any objections to the proposed: “Closing a portion of Dalton Avenue south 
of 408 W. Dalton Avenue” especially since the current layout and past use does not meet current 
code requirements (e.g. the lane extends greater than 150 feet and there is no approved fire truck 
turn around). The current layout does not have any approved fire access from the public way 
for parcels 328-001, 328-007, 328-009 and 330-001. Construction upon any of the above 
parcels would require fire department access within 150 feet of two sides and fire department 
access cannot cross property lines from the public way on separate parcels regardless of who 
owns each parcel in accordance with the current adopted International Fire Code. 

 
Police: 
No comments received. 
 
Public Utilities: 
No comments received. 
 
Sustainability: 
No comments received.   
 
Transportation: 
No comments received. 
  
Zoning: 

No zoning related issues associated with this request. 
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