Staff Report
PLANNING DIVISION
DEPARTMENT of COMMUNITY and NEIGHBORHOODS

To:

Salt Lake City Planning Commission

From:

Mayara Lima, Principal Planner
(801) 535-7118 or mayara.lima@slcgov.com

Date:

March 11, 2020

Re:

PLNPCM2019-00567 – Maplewood Addition Street Closure
PLNSUB2019-00755 – NT Redevelopment Subdivision Amendment

Street Closure & Subdivision Amendment
PROPERTY ADDRESS: Approximately 6780 W North Temple
MASTER PLAN: Northwest Quadrant Master Plan
ZONING DISTRICT: M-1 Light Manufacturing
OVERLAY DISTRICT: IP Inland Port
REQUEST: Corbin Bennion, the engineer representing the School and Institutional Trust Lands
Administration, adjacent property owner, is requesting to close the streets dedicated in the
Maplewood Addition subdivision located north of Interstate I-80 and west of the Salt Lake
International Airport. The subdivision was platted in 1911 but never developed as intended. The
applicant would like to close the streets to incorporate it into the adjacent parcel.
The Planning Commission’s role in this application is to provide a recommendation to the City
Council for the street closure request. The City Council will make the final decision regarding the
requests.
RECOMMENDATION: Based on the information in this staff report, Planning Staff recommends
that the Planning Commission forward a positive recommendation to City Council for the request to
close the sections of the subject streets and to amend the associated subdivision with the following
condition:
1. The applicant shall submit a final plat application for the subdivision amendment.
ATTACHMENTS:
A.
B.
C.
D.
E.
F.
G.
H.

Vicinity Map
Property Photographs
Maplewood Subdivision Plat
Application Materials
Analysis of Standards – Street Closure
Analysis of Standards – Subdivision Amendment
Public Process and Comments
Department Review Comments
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BACKGROUND: The proposed street closure involves six unimproved streets dedicated in the
Maplewood Addition subdivision, platted in 1911. All dedicated streets were designed to connect to
the existing road network on eastern portions of the city through future subdivisions. The streets
running east to west were named South Temple, First and Second Avenues to reflect the street
nomenclature existing in the Avenues neighborhood.

Figure 1 – Original plat

None of the blocks or the streets in the Maplewood Addition subdivision were ever developed. The
connection to eastern portions of the city was hindered by development that occurred after the
plating of the subdivision and directed the northwest quadrant area to industrial development rather
than residential. Similar subdivisions east of the property were vacated through city processes to give
room to the airport and its associated infrastructure.
Likewise, between the late 1950s and late 1970s, Interstate I-80 was constructed through the area.
The interstate bisected the configuration of the original plat and eliminated the street designated as
First Street, as well as large portions of the platted blocks. The result is portions of the Maplewood
Subdivision located on both sides of the interstate. This request impacts only the north portion of the
subdivision.
The Maplewood Addition subdivision was likely platted for residential uses, which are not permitted
uses under the current M-1 zoning district. Development in the area is predominately industrial,
including heavy commercial and light manufacturing. These uses typically require larger blocks than
those designated in the Maplewood Addition subdivision. Given the zoning restrictions, market
demand and current configuration of the plat, it is unlikely that any portion of the subdivision will
ever be developed.
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Figure 2 – Sidwell map showing how I-80 bisected the original plat

The School and Institutional Trust Lands Administration (SITLA) owns all the land adjacent to the
dedicated streets north of I-80, including the land surrounding the subdivision and the blocks within
the subdivision. SITLA would like to close the sections of the streets that prevent their property from
being a contiguous piece of land. Attachment D includes a highlighted map and the descriptions of
the sections of the streets to be vacated.
KEY CONSIDERATIONS:
Consideration 1: City Goals and Policies
Although none of the City master plans specifically address street closures, the city’s master plans
help to determine if the request is in line with city goals and is in the city’s best interest.
The Northwest Quadrant Master Plan, adopted in 2016, indicates that new infrastructure is
required north of I-80 to adequately serve future development. It suggests that infrastructure is the
biggest deterrent to economic development in the area due to the cost of its construction and
maintenance. To help manage these costs and minimize public service expenses, the plan establishes
as a goal that development be concentrated along major transportation corridors, where
infrastructure is existing.
The master plan’s future land use map designates the area as light industrial. To support these uses,
the plan recommends complementing access from I-80 with a road system that can handle a variety
of vehicles, including large trucks. It states that new infrastructure not abutting existing
infrastructure should be appropriately and reasonably sized to account for future development that
may occur on the extension. The plan suggests that new streets be constructed as development
occurs, with 7200 West and John Cannon Drive (860 North) as key streets to guide future local
surface roads in a grid layout.
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The citywide master plan, Plan Salt Lake, adopted in 2015, contains sections that align with the
Northwest Quadrant vision. One of the guiding principles of that plan is to grow responsibly, which
includes minimizing our impact on the natural environment by locating new development in areas
with existing infrastructure and amenities. The plan also recommends prioritizing the maintenance
of existing transportation infrastructure and supporting the growth of industrial areas in the city to
promote a balanced local economy.
The City’s Major Street Plan, updated in 2018, proposes arterial streets that are spaced out creating
large blocks in the area. The plan, which is part of the City’s Transportation Master Plan, does
not propose future local streets in the city and makes no inclusion of any streets where the
Maplewood Addition subdivision is located.
These adopted plans show that expectations for development in the area has changed since the
Maplewood Subdivision Plat was approved. Cost of construction and maintenance of roads now
undermine streets that are relatively close together and that might not serve the needs of new
development. The plans support building infrastructure as development occurs to adequately
respond to the demand.
The streets in the Maplewood Addition subdivision exist only on paper. They were never developed
as an infrastructure system and does not currently support development in the area. These platted
streets rather work as an impediment to the use of the surrounding land, because it prevents land
from being a contiguous parcel and does not follow the pattern of development in the area. As
recommended in the master plans, a more appropriate approach is to plat new roads as development
occurs.

6500 W

Consideration 2: Lack of Connectivity

North Temple

Interstate I-80

Figure 1 – Aerial view showing that one the dedicated streets matches 6500 W (private access)
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The streets dedicated in the Maplewood Addition subdivision are isolated. Development in the area
did not follow the street pattern the plat created, leaving the dedicated streets disconnected from a
road network system. The construction of I-80 added to the issue by interrupting and even
eliminating streets within the subdivision. The interstate cut through the streets running north-south
and eliminated one of the three streets running east-west.
The street designated as Main Street in the subdivision currently matches an existing private road
named 6500 W. A small section of this road is shown in the City’s Major Street Plan, however,
nothing in that plan suggests that the road will be expanded as a public right of way. Instead, 6600 W
is proposed as an arterial street to connect to the surrounding street network. It is important to note
that the Transportation Department reviewed the proposal and found no issues with the street
closure request and that any future development in the area will need to accommodate the
construction of the arterial street as appropriate.
DISCUSSION:
The Maplewood Addition subdivision was recorded in 1911 when expectations of development in the
area were different. The subdivision was likely platted for residential uses, which are no longer
permitted in the district. In recent decades, the development pattern in the area has changed to
larger industrial lots that can accommodate multiple buildings, larger structures and ample parking.
This present scenario, coupled with the current lack of connectivity of the dedicated streets, puts in
question the likelihood of these streets ever being developed as intended.
The public benefit of maintaining city ownership of these dedicated streets in its current situation is
close to none, because they only exist on paper and therefore, do not serve a transportation or public
purpose. That is especially relevant when considering that with the current development pattern,
these “paper streets” have become obstacles to future development. Given the development potential,
eliminating these dedicated streets could help fulfill the goals of applicable master plans.
NEXT STEPS:
After the Planning Commission reviews the request, their recommendation will be forwarded to the
City Council for consideration. The City Council will make the final decision with respect to these
requests.
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Harold Gatty Dr

5600 W

John Glenn Rd

ATTACHMENT A: VICINITY MAP

North Temple

I - 80

Streets proposed to be vacated
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ATTACHMENT B: PROPERTY PHOTOGRAPHS
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ATTACHMENT C: MAPLEWOOD SUBDIVISION PLAT

8

9

ATTACHMENT D: APPLICATION MATERIALS

10

11

12

5/31/2019

13

14

15

16

17

18

August 7, 2019

8/07/2019

19

RIGHT

AR
KER

U

T.

H D.O.
TA

OF
M
WAY

20

21

22

ATTACHMENT E: ANALYSIS OF STANDARDS – STREET
CLOSURE
In 1999, the City Council adopted a street closure policy that includes the following provisions:
Factor
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
Finding
The streets only exist on paper. Thus,
Complies
they do not provide access to adjacent
private property and do not serve a
broader connectivity function. The land
adjacent to the streets are owned by
SITLA, which is willing to buy that land
if the closure is approved by the City
Council.

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.

The adjacent property owner initiated
this petition to obtain the vacated
streets and to incorporate into his
parcel. The applicant is willing to pay
fair market value for the land.

Complies

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.

Adopted master plans take into
consideration the development pattern
and the cost of building and
maintaining infrastructure in the area.
These plans propose minimizing
impact in the environment while
supporting new industrial
development. To do so, the plans
recommend using existing
infrastructure and building new
infrastructure as development occurs.
As discussed in the Key Consideration
of this staff report, the streets in
Maplewood Addition Subdivision are
disconnected from the existing road
network system and do not reflect the
current development pattern of the
area.

Complies

4. The City Council should
determine whether the
stated public policy reasons
outweigh alternatives to the
closure of the street.

The alternative to this request is to
maintain the property as it currently
exists. However, there is no public
benefit in maintaining city ownership
of these dedicated streets because they
do not serve a transportation or public
purpose. Eliminating these streets
could allow for development to occur
on the consolidated property and help
achieve city goals.

Complies
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ATTACHMENT F: ANALYSIS OF STANDARDS –
SUBDIVISION AMENDMENT
20.16.100: Standards of Approval for Preliminary Plats
All preliminary plats for subdivisions and subdivision amendments shall meet the following
standards:
Factor
A. The subdivision complies
with the general design
standards and
requirements for
subdivisions as
established in chapter
20.12 of this title;

Rationale
The subject property complies and
conforms to the design standards and
requirements as set forth in Section 20.12
of the Salt Lake City Code.

Finding
Complies

B. All buildable lots comply
with all applicable zoning
standards;

The vacated streets will be consolidated
into the adjacent parcel in the subdivision
plat and will comply with the minimum
lot width required in the M-1 zoning
district.

Complies

C. All necessary and
required dedications are
made;

The subject property does not require
dedications to be made.

Complies

D. Water supply and sewage
disposal shall be
satisfactory to the public
utilities department
director;

No water or sewage is being proposed for
Complies
the properties at this time. Any future
improvements will need to comply with
Public Utilities requirements, and the final
plat will require approval from the public
utilities department director.

E. Provisions for the
construction of any
required public
improvements, per
section 20.40.010 of this
title, are included;

No public improvements have been
proposed or required in connection with
the preliminary subdivision plat.

Complies

F. The subdivision
otherwise complies with
all applicable laws and
regulations;

The proposed subdivision amendment
complies with all other applicable laws
and regulations.

Complies

G. If the proposal is an
amendment to an
existing subdivision and
involves vacating a street,
right of way, or

As discussed in the staff report, the
dedicated streets serve no transportation
or public purpose. The streets are on
paper only and do not provide access to
adjacent properties. Therefore, the

Complies

Staff forwarded the proposed plat to other
city departments for review. Another
review will be done to the final plat, which
will need to comply with all other
department requirements.
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easement, the
amendment does not
materially injure the
public or any person who
owns land within the
subdivision or
immediately adjacent to
it and there is good cause
for the amendment.

subdivision amendment to close the
streets will not have any negative impact
to the adjacent property owner and
general public.
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ATTACHMENT F: PUBLIC PROCESS AND COMMENTS
The following is a list of public meetings that have been held, and other public input opportunities,
related to this project:
Public Notices:
−

Notice of the project and request for comments sent to the Chairs of the Jordan Meadows
and Poplar Grove Community Councils on July 8, 2019 in order to solicit comments. No
comments were received.

−

Open House notice was mailed on July 9, 2019.

−

Open House was held at the City & County Building on July 18, 2019. Staff did not receive
any comments at the meeting.

Public Hearing Notice:
−

Public hearing notice mailed on February 28, 2020.

−

Public hearing notice posted on City and State websites on February 28, 2020.

−

Sign posted on the property on February 27, 2020.

Public Comments:

−

At the time of the publication of this staff report, no public comment was received. Any
comments received after the publication of this staff report will be forwarded to the
Commission.
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ATTACHMENT G: DEPARTMENT REVIEW COMMENTS
Public Utilities – Jason Draper
•
•
•
•

The North Temple Drainage needs to be shown on the plat.
Water and sewer service will need to be extended to service any development of this property.
There may be soil or groundwater contamination on this property.
Contribution to storm drain improvements will be required for any building permit or
development.

Transportation, Engineering, Building, Zoning, Fire and Police found no issues with the
requests.
Real Estate Services and Sustainability did not provided comments.
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