Planning Commission
July 15, 2025

Addendum to Packet

Item 1- Russell Corner
Additional Public Comment



Carrie Marsh

From: Guernsey/Burrage

Sent: Sunday, July 13, 2025 8:30 AM

To: Carrie Marsh

Subject: Residential Subdivision; "Russell Corner"

Follow Up Flag: Follow up
Flag Status: Flagged

[External Email - Use Caution]
Dear members of the City of Holladay Planning Commission,
Thank you for the opportunity for us to express our opinion about the application for 4588 S. Russell Street.

We have lived on Russell Street for about 6 years, and we have noticed a gradual increase in traffic on Russell St. and
Murray Holladay, Probably because of the increased housing construction we've witnessed, Russell St. is an even more
attractive option for people who want to avoid the "downtown" route.

We now have a number of young children living on Russell St (including next door to the subdivision being

proposed). It's a very narrow street with cars parked along the street, and it's dangerous to have more vehicles traveling
on it, sometimes over the speed limit. We would prefer that no more housing be added to our street because even one
more house is bound to generate traffic from the owners of the home and their visitors.

Sincerely,
Rebecca Burrage
Keith Guernsey
4599 S. Russell St
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updated fire access
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COMPANY CONTACT TELEPHONE
PACIFICCORP 801-220-2238
PUBLIC WORKS
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HINCKLEYS ESTATES SUBDIVISION

4880 SOUTH FLORIBUNDA
DRIVE HOLLADAY, CITY UTAH
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HOLLADAY, UT SURVEY DATA REQUIREMENTS
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STORM WATER TREATMENT

SS CLEANOUT

DISTANCE UNITS: INTERNATIONAL FEET

DATUM

MANHOLE DETAIL

FIRE HYDRANT

GEODETIC (HORIZONTAL) DATUM:
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VERTICAL DATUM
NORTH AMERICAN VERTICAL DATUM OF 1988C (NAVD88) EL=4520.23

PROJECT COORDINATE SYSTEM

NORTHING =7,292,953.26

THRUST BLOCKS
EQUIMPENT VEHICLE WASH DOWN
INLET PROTECTION

TYPICAL SEWER LATERAL
SILT FENCE

EASTING =1,569,731.24

STABILIZED ROADWAY ENTRANCE

NOTES

CONTRACTOR IS TO USE EXTREME CAUTION WHEN WORKING NEAR HIGH VOLTAGE OVERHEAD
POWER LINES AND HIGH PRESSURE GAS MAINS.

CONTRACTOR TO LOCATE AND DELINEATE TEMPORARY CONSTRUCTION EASEMENTS.

NO PORTION OF THIS PROJECT IS LOCATED WITHIN A FEMA DESIGNATED 100-YEAR FLOOD PLAIN PER
EFFECTIVE FEMA MAPS 49049C0307F
DATED: 6/19/2020

ALL EASEMENTS CALLED OUT IN THESE CONSTRUCTION DRAWINGS SHALL BE DIDICATED BY A RECORDED
LEGAL DESCRIPTION UNLESS OTHERWISE NOTED AS "EXISTING WITH BOOK AND PAGE LOCATION OF
RECORDING

REFER TO THE FOLLOWING STANDARD DETAILS FOR PROJECT NOTES WHICH ARE AVAILABLE FROM LINDON
WEBSITE:
https://lindon.gov/development-manual.htm

CLIENT

D. RENNIE
4888 & 4890 FLOURBUNDA DRIVE
HOLLADAY UTAH
PH1-702-592-7799

ARCHITECT

SURVEYOR

SHANE JOHANSON
P.O. BOX 18941
SALT LAKE CITY, UTAH 84118

815- JOHANSON /' \ _sum peso sorme ivone
Shane Johanson P.L.S. 801-815-2541 SUR

PROFESSIONAL LAND SLRVEYORS

Know what's helow.

SUBMITTED BY

CAREY JOHANSON P.E. 7-14-25
CIVIL ENGINEER DATE
5563750

UTAH REGISTRATION NO.

DR. HUA XU

HYDROLOGY & DRAINAGE REPORT
SUPPORTING DOCUMENTS

Gall before you dig.
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uSpnrsg-mi'a-\\‘ //A1 o)
Hildals Kansby,__—— i

HOLLADAY CITY NOTES

1. The applicant is responsible for compliance with all requirements of the
"Americans with Disabilities Act” (ADA).
2. All landscaped areas shall have an automatic, underground sprinkling

system with a backflow prevention device and a backflow prevention
device to the building, unless landscaping is served by the secondary
water system.

3. Water meters are to be located behind back of walk or back of curb in an
area that isaccessible, not located behind fenced areas or under covered
parking.

4. Lindon Standard Specifications and Drawings apply to construction of

public improvements that will be owned or maintained by Lindon City
and take precedence over other standards.
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GENERAL NOTES

INSTALL IMPROVEMENTS TO HOLLADAY, STANDARDS. CONTRACTOR TO OBTAIN AND FOLLOW
HOLLADAY SPECIFICATIONS.

MAINTAIN A MINIMAL 10" DISTANCE BETWEEN WATER AND SEWER LINES.

MINIMAL 18" OF CLEARANCE IS REQUIRED WHERE SEWER AND WATER CROSS.

MINIMAL 12" OF CLEARANCE IS REQUIRED WHERE CROSSING EXISTING GAS LINE.

CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT  ELEVATIONS OF EXISTING
MANHOLES AND OTHER UTILITIES BEFORE STAKING OR CONSTRUCTING ANY NEW UTILITY LINES.
MINIMUM OF FOUR FEET OF COVER REQUIRED OVER ALL WATER LINES.

CONTRACTOR RESPONSIBLE FOR OBTAINING HOLLADAY  STANDARDS AND APWA 2017
SPECIFICATIONS AND CONSTRUCTION STANDARDS.

CONTRACTORS RESPONSIBILITY TO OBTAIN AND FOLLOW THE SOILS REPORT AND ITS
RECOMMENDATIONS.

CONTRACTOR RESPONSIBILITY TO VERIFY CIVIL SITE PLAN AND BUILDING DIMENSIONS MATCH
BUILDING PLANS BEFORE STARTING CONSTRUCTION.

ALL SANITARY SEWER CONSTRUCTION SHALL COMPLY WITH HOLLADAY PUBLIC WORKS
DISTRICT STANDARDS AND CONSTRUCTION SPECIFICATIONS.

ALL UTILITY LINES SHALL BE BACKFILLED WITH SELECT GRANULAR FILL AS HOLLADAY OR
APWA 2017 STANDARDS.

ALL STORM DRAIN PIPING TO BE CUT OFF FLUSH WITH INSIDE WALL OF DRAINAGE BOX. INSIDE
WALL TO BE GROUTED SMOOTH WITH A NON-SHRINK GROUT.

CONTRACTOR TO REPLACE ANY AREAS AROUND CONSTRUCTION SITE THAT IS DAMAGED
DURING CONSTRUCTION.

THERE SHALL BE NO CHANGES TO THESE PLANS WITHOUT THE WRITTEN APPROVAL OF THE
ENGINEER OF RECORD AND RE-SUBMITTAL OF THE PROPOSED CHANGES TO HOLLADAY FOR
REVIEW AND APPROVAL.

REVIEW AND INCORPORATE THE RECOMMENDATIONS OF THE GEOTECHNICAL ENGINEER.
LOCATION (HORIZONTAL AND VERTICAL) OF UNDERGROUND UTILITIES SHALL BE UNCOVERED
BY THE CONTRACTOR AT THE BEGINNING OF THE PROJECT TO SEE IF THEY IMPACT THE DESIGN.
THE CONTRACTOR IS RESPONSIBLE FOR SAFETY ON THE SITE AT ALL TIMES AND SHALL OBTAIN
THE NECESSARY PERMITS TO ACCOMPLISH THE JOB.

CALL BLUE STAKE BEFORE YOU DIG.

THE LOCAL AUTHORITY RULES, REGULATION AND SPECIFICATION GOVERN. SEE HOLLADAY CITY
NOTES

CONTRACTORS RESPONSIBILITY FOR SAFETY ON JOB SITE AT ALL TIMES

CAUTION NOTICE TO CONTRACTOR

A. The contractor is specifically cautioned that the location and/or elevation
of existing utilities as shown on these plans are based on records of the
various utility companies and, where possible, measurements taken in the
field. The information is not to be relied on as being exact or complete. The
contractor must call the appropriate utility company at least 48 hours
before any excavation to request exact field location for utilities. It shall be
the responsibility of the contractor to relocate all existing utilities which
conflict with the proposed improvements shown on the plans.

B. The contractor agrees that he shall assume sole and complete responsibility
for job site conditions during the course of construction of this project,
including safety of all persons and property: that this requirement shall
apply continuously and not be limited to normal working hours: the
contractor shall defend, indemnify and hold the owner and the engineer
harmless from any and all liability real or alleged, In connection with
performance of work on this project.
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Hydrology Report

Hydraflow Express Extension for Autodesk® Civil 3D& by Autodesk, Inc.

LOT 3 100YEAR 24HR EVENT

Saturday, May 3 2025

Know what's below.

LOT 4 HYDROLOGY CALCS 1,300 CU.FT

—— Runoff Hyd - Qp = 0.56 (cfs)

Call before you dig.

Hydrograph type = 8CS Peak discharge (cfs) = 0.869
Storm frequency (yrs) = 100 Time interval (min) =1
Drainage area (ac) = 0.540 Curve number (CN) =79
Basin Slope (%) = n/a Hydraulic length (ft) = nfa
Tc method = User Time of conc. (min) =10
Total precip. (in) =275 Storm Distribution = Typell
Storm duration (hrs) = 24 Shape factor = 484
Hydrograph Volume = 1,978 (cuft); 0.045 (acft)
Runoff Hydrograph
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Hydrology Report
Hydraflow Express E: jon for Autodesk® Civil 3D& by Autodesk, Inc. Saturday, May 3 2025
LOT 4 100YEAR 24HR EVENT
Hydrograph type = 8CS Peak discharge (cfs) = 0.564
Storm frequency (yrs) = 100 Time interval (min) =1
Drainage area (ac) = 0.350 Curve number (CN) =79
Basin Slope (%) = nla Hydraulic length (ft) = nla
Tc method = User Time of conc. (min) =10
Total precip. (in) =275 Storm Distribution = Type ll
Storm duration (hrs) =24 Shape factor = 484
Hydrograph Volume = 1,282 (cuft); 0.029 (acft)
Runoff Hydrograph
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Hinckley Estates PUD Problems

Comment from:
Matt Pearson
2841 E Floribunda Dr.



Hinckley Estates Does Not Meet Multiple
Criteria of the PUD Code

* Lots can and were structured to conform with current zoning laws without need
for PUD -13.78.020

* PUD is not compatible with character of site, adjacent properties, and existing
development within the vicinity of the site where the use will be located 13.7s.040

* Adjacent properties will be adversely affected -13.7s.00



80’ Diameter Circles

Current Lots Can Easily Be Configured
to Conform to Current Zoning

* Previously engineered configuration of
the Southern Lot to 80’ wide allows both
lots conform to lot width requirement of
the underlying zoning

* Newly Recorded Lot Line agreement
boundary results in a very narrow lot
(<65’ side) not in keeping with feel of
Floribunda, Sleepy Hollow, or Old
Colony Circle subdivisions

“Applicants must justify to the planning commission why the project
would be better for the community than a project developed as the
underlying zoning would normally allow”

13.78.020



South Lot Is Incompatible
With Neighborhood

* The 65’ proposed lot width would be
narrower than all the other lots in the
Floribunda Heights subdivision and the
private road section

e South Lot would be 42% as wide as the
average lot width on the private road
(152’ wide)

* South Lot would be 52% as wide as the
average Floribunda Heights Subdivision
(124’ wide)

e South Lot would be 19% smaller than
any lot in the broader neighborhood of
Floribunda, Sleepy Hollow, or Old
Colony Circle

“The proposed planned unit development shall be compatible with the
character of the site, adjacent properties, and existing development within

the vicinity of the site where the use will be located.” -13.78.040



Adjacent Properties Will
Be Adversely Affected

Because the lots can be configured to !
conform to the underlying zoning, (with F— .
normal setbacks) any minimized side-

yard setbacks and enlarged building

envelope standards offered by a PUD
resultin:

Tall walls next to lower height walls
will dominate views of mountains

A thin lot with small side setbacks :
reduce neighbors' privacy by
overshadowing adjoining |
backyards.
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The planning commission shall require such arrangement of structure:
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and open spaces within the site development plan, as necessary, to

assure that adjacent properties will not be adversely affected.-
13.78.080



PUBLIC COMMENT Adjacent Property Owners 4867 S Floribunda Dr

OPPOSITION TO HINKLEY
FESTATES PUD

(Prepared Leave-Behind Summary)

Thanks for Taking a Closer Look

We appreciate Jonathan and Carrie for helping us better understand the process and potential impacts.
Thank you Planning Commission for reopening the public comment and taking a closer look at things.
And another thank you to the Planning Commission for the the time to review all of our comments and
public record submissions. We recognize there’s a lot to consider, and we appreciate your time and
attention to how the code applies to our specific corner of Holladay.

We appreciate your understanding that we are talking about everyones homes—where we plan to raise

our family—and it's our most significant investment. Your decisions have a lasting impact on the value
of our home and our privacy, as well as for our neighbors and the applicant.

A Closer Look

We understand that because the applicant did not establish access to meet the fire code, the
Commission is now taking a closer look at the following: Access rights, setbacks, buildable
area, tree coverage, and neighborhood character. They’'ll compare how PUDs impact green space
and whether regular zoning might do a better job of preserving trees and space. Access is part of the
many checks in the first step in approving a subdivision concept. Because questions arose, the
commission continued that first step. Once access is established the committee will proceed to the
second step, reviewing the detail of PUD site plan. This is very challenging because no construction
plan exists. The Committee is mainly responding to building pads and green space areas with zero
understanding of anything else.



PUBLIC COMMENT Adjacent Property Owners 4867 S Floribunda Dr

1. The Code is our ADVOCATE

City planners told us their role is to assist the applicant through the process. Carrie told our neighbor
she is an advocate for the PUD applicant. The applicants told us that the City proposed that they do
a PUD to switch a lot line.

We thought ... then who's our advocate in this process?

“The Commission’s job is to follow the code. We may not always agree with how it's interpreted, but we
trust they’ll evaluate everything thoroughly.... staff provides the commission a recommendation on
compliance, it is then the commission's role to make a final determination if the code is being applied
correctly to be the community advocate.”

— Jonathan Teerlink

We trust the committee will protect the long-term character and standards of our neighborhood
by applying the code as intended.

2. PUD = Privilege, Not a Right

PUDs are optional. The code states clearly:

“Provision of a planned unit development by this chapter in no way guarantees a property owner the
right..”"(§13.78.010) Even if criteria are met, a PUD must be earned. The Planning Commission must
decide if it meets the spirit of the code—especially compatibility, community benefit, and impact.

" AT R TS

3. The Planning Commission
Interprets ‘Adverse Effects’

The Planning Commission interprets “adverse
effects” narrowly, usually in commercial-to-
residential transitions. However, setbacks still fall
under §13.78.080(B), and are within your purview
to judge as compatible or not.

The building pad for 4880 it is almost
4X the size of the existing home.
Placement and size would not be
allowed in R10.



PUBLIC COMMENT Adjacent Property Owners 4867 S Floribunda Dr

Section 13.78.080(B) says the Commission must decide whether the size, shape. and placement
of lots and homes in the PUD fit the character of the surrounding area and don't negatively impact

neighboring properties.

This includes:
* Do the setbacks match what's typical on our street? No.
*  Arethere any homes on Floribunda with 4’ set backs? No.
* Isthelayout visually compatible? Are there any other homes on Floribunda, on lots over
half an acre, where the building pad is located in the extreme corner of the lot? No.
*  Would the changes diminish privacy, light, or spacing? Yes.

Additionally, why are they proposing 10" setbacks for their own homes, but 4" and 8" setbacks where
they border non-PUD neighbors?

O Y
A

The yellow area is proposed buildings. The orange line is 4880 property line
(lot size .55). The light blue is 4867 property line (lot size lot is .58) The two
arrows marks a 60 ft area where a wall could be built just 4 ft from our
property line, rising to nearly 17 ft in height.



PUBLIC COMMENT Adjacent Property Owners 4867 S Floribunda Dr

The PUD would allow much smaller set backs that means bigger buildings and closer exterior walls
that feel much bigger because they are that much closer:

* Itallows for approximately 60 ft wall to be built 4’ from our property almost 17’ tall.

* ltallows for approximately 120’ wall to be built 8’ from the southern neighbors 22’ tall

4. What's Really Planned?

The notice of public hearing says, “Two of the lots have existing homes on them, which will remain.”
But what does “remain” really mean? One of those homes—4880 S—is assigned a new building pad
nearly 4% the size of the current home. That building pad is positioned just 4 feet from our property
line, and could allow a 60" wall, nearly 17 feet tall, to be built right next to our front side yard.

So while the structure may technically “remain,” the scale and placement of future construction is
drastically different—and has serious impact. This is not simply “two homes remaining.” It's two homes
expanding dramatically, with new setbacks, larger pads, and future redevelopment that doesn’t match
the neighborhood.

5. Why a PUD?

This project would be better under R-1-10.

- Would allow for larger more tree canopy

- More consistent lot sizes

- More centralized building pads in center of lots

- There is NO risk of subdivision BECAUSE the 1996 ROW terms specifically says, “This Grant of
Right-of-Way shall terminate and all rights shall be relinquished as to all benefitted parties if any of
the benefitted properties are subdivided, rezoned, or altered for any development other than single-
family residence without the prior written consent of the Grantors, their heirs, successors or assigns.".

- The only benefit for the PUD is for the applicant... they chose the PUD not just to flip a lot line but to:
*  Create alarger lot and a small lot that would not be buildable in R10. *They almost did it in 2024.

See the attached survey map. (Page 7)

*  Gain more flexibility in setbacks and layout
* Thelarger building area increases the applicant’s property value.

The benefit is the applicant. There’s no requirement that the applicant “get what they want” if it
causes harm or doesn't meet the purpose of the PUD code.
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6. Please take a careful close look at tree canopy.

The stated purpose of the proposed PUD is to preserve trees and open space.
But we believe:
* R-1-10 setbacks protect more trees, especially the mature trees along property lines.
* The preserved “open space” in the plan is a steep hillside, mostly scrub oak not mature trees.
*  PUD setbacks push building pads closer to Non PUD members, not away from it. PUD members
have the largest setbacks at 10 ft.
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This is a graphic of existing trees at the time of the survey. The magenta dots
mark approximately where trees are located. You can clearly see the majority
of the trees are impacted more by smaller setbacks than preserved open
space. This is the real tree canopy.
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7. Evaluating the “Community Benefit”
Per §13.78.020:

4867 S Floribunda Dr

“Applicants must justify to the Planning Commission why the project would be better for the

community than a project developed under the underlying zoning.”
We urge you to ask:

Is this better for the trees? Does it preserve any more open space? No.
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These trees would be greatly affected by
a 17’ wall at 60 ft just 4ft off of our
shared property line. Here is a
approximate visually representation
of a wall. The proposed building pad
would allow this.

8. Final Thoughts

We now better understand what PUD status would allow. We hope the Commission has also had

time to take a deeper look at the access, setbacks, building pads, and tree preservation
implications—especially as they impact the privacy, character, and property values of
neighboring lots. Please ensure that the PUD meets not only the technical requirements, but also
the broader purpose and intent of the code.

At minimum, we urge you to postpone a decision until actual construction plans are submitted. As
Jonathan Teerlink stated in an email to us:

“As no construction has been proposed, it's difficult to analyze how the code will apply to
something that has not yet been proposed.”

Respectfully,
Christian & Amanda Hansen
4867 S Floribunda Dr. Holladay UT
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Appendix
We believe that the best decisions come from having the best information. With that in mind, we're

submitting this appendix as part of the public record to ensure the Planning Commission has direct
access to the source of the insights we've referenced above. These notes were taken during a sit-
down meeting with City Planner Jonathan Teerlink on August 6, 2025 and several follow up emails
after. We've summarized the most relevant takeaways above, but the full detail is included here for
transparency. After the meeting, we followed up with Jonathan via email to confirm that we had
accurately captured his points. Where clarification was needed, he provided additional context,
which is shown in blue.

“Community” means PUD members only:
When the code says the applicant must show how the project is better for the “community,” that’s
defined as the members of the PUD—not nearby neighbors or the broader area.

It's up to the applicant whether they use a PUD or not:
Even if the lots could work under regular zoning, if the applicant prefers a layout that only works
under a PUD, the Commission will support that if it's legal -legal as in, does the commission

determine compliance with all provision of §13.78.

PUD applicants must pave and pay for the private lane:
The applicant must install an asphalt road and cover the cost. They also need to legally establish
access before final approval.

We can raise concerns with the City Council:
If we believe the process hasn't been fair—like comments not being reviewed—we can bring those
concerns to the Council. If needed, we can also appeal any future decisions.

The code is our advocate:

The Commission’s job is to follow the code. We may not always agree with how it’s interpreted, but
we trust they’ll evaluate everything thoroughly. The code is also the law. The council has approved a
land use code centered around advocating for community building. In this case staff provides the
commission a recommendation on compliance, it is then the commission's role to make a final
determination if the code is being applied correctly to be the community advocate.
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“No adverse impact” is mainly for commercial projects:

The standard that a PUD “must not adversely affect adjacent properties” is mostly used when a
commercial development is next to a neighborhood. Things like fire pits, sheds, pools, parking
issues or access issues or smaller setbacks are not seen as “adverse” in residential-to-residential
cases. For clarity in application of the PUD provisions, adverse effects are defined in

§13.78.080. Apart from setbacks, these are other items are routinely found within a residential
neighborhood. Setbacks, however, will fall under §13.78.080(B) and are the purview of the
commission to determine compliance

Differences between PUD and R-1-10 setbacks don’t count as adverse:

Even though PUDs allow smaller setbacks and homes closer to the lot line, which could affect
natural light, space, and even property values, the Commission doesn’t treat that as a negative
impact on neighbors. As mentioned above, Setbacks will fall under §13.78.080(B) and are the
purview of the commission to determine adverse conditions

(This was a new question to Jonathan not a restatement)
The idea that a PUD privilege, Not aright:
While the code calls a PUD a “privilege,” the way it’s applied often feels like a guaranteed option if
the applicant wants it and it checks the legal boxes. That’s something we think is important to flag
for clarity and fairness. If you have any additional understanding here that would be appreciated. A
PUD in NOT a given right. It must be earned via the planning commission. If an applicant "checks the
legal boxes" the planning commission must be very clear as to why a denial is being handed down, if
not the city is held liable. The opening statement of §13.78.010 makes this very clear:
"Provision of a planned unit development by this chapter in no way guarantees a property
owner the right to exercise the provisions of the planned unit development. Planned unit
developments may be approved by the planning commission as a conditional use only if, in
its judgment, the proposed planned unit development fully meets the intent and purpose,
and requirements of the land use ordinance and the general plan"
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These are two options we presented to the applicants for road access solutions.
We had the Dellenbach agreement to do a new ROW on option 2.

10
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We presented this as an idea. We explained that it felt like the most planned and
the smartest option, But needed further discussion to explore because we
would be giving up our land to ROW access. (Even though this was only an idea,
not an offer we thought with discussion we could come to common ground)

"
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Note for the commission:

The stated Purpose of the proposed of PUD is to
preserved open space and tree canopy. But the
applicant had several trees removed in recent
weeks after the last meeting—some in
“preserved” areas. That raises questions about
the applicant’'s commitment to open space and
tree preservation.

June 11, 2025 Tree removal. Huge crew
working most of the day.

12
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