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Magna Township Planning Commission 
Public Meeting Agenda 

Thursday, April 14, 2016 6:30 P.M. 
**AMENDED** 

Location  
MAGNA LIBRARY 
8950 WEST MAGNA MAIN STREET 
MAGNA, 84044 
 (385) 468-6700 

 

BUSINESS MEETING 

 

1) Approval of Minutes from the December 17, 2015, January 14, and March 17, 2016 

meetings. 

2) Other Business Items (as needed) 

 

PUBLIC HEARINGS 

 

Administrative 

 

29779 – Scott Wagstaff is requesting conditional use approval for a proposed automobile service 

station. Location: 3592 South 8400 West.  Zone: C-2. Community Council: Magna.  Planner:  

Jeff Miller  

 

29789 – Daniel Thurgood is requesting conditional use approval for new cell tower on behalf of 

his client, Verizon Wireless. Location: 7329 West 3500 South. Zone: C-2. Community 

Council: Magna.  Planner:  Tom Zumbado 

 

ADJOURN 

UPON REQUEST, WITH 5 WORKING DAYS NOTICE, REASONABLE ACCOMMODATIONS FOR QUALIFIED 
INDIVIDUALS MAY BE PROVIDED. PLEASE CONTACT WENDY GURR AT 385-468-6707.  
TTY USERS SHOULD CALL 711. 

The Planning Commission Public Meeting is a public forum where the Planning Commission receives 
comment and recommendations from applicants, the public, applicable agencies and County staff 
regarding land use applications and other items on the Commission’s agenda.  In addition, it is where 
the Planning Commission takes action on these items.   Action may be taken which may include: 
approval, approval with conditions, denial, continuance or recommendation to other bodies as 
applicable.   
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MEETING MINUTE SUMMARY  
 MAGNA TOWNSHIP PLANNING COMMISSION MEETING 

Wednesday, March 17, 2016 6:30 p.m. 

Approximate meeting length:  20 minutes 

Number of public in attendance: 7 

Summary Prepared by:  Wendy Gurr 

Meeting Conducted by:  Commissioner Kunz 

ATTENDANCE 

Commissioners and Staff:  

 

 
 

 

BUSINESS MEETING 

Meeting began at – 6:30 p.m. 

1) Approval of Minutes from the December 17, 2015 meeting. 

Motion: minutes were not available for review. 

Motion by:  

2
nd

 by:  
Vote:  

2) Approval of Minutes from the January 14, 2016 meeting. 

Motion: minutes were not available for review. 

Motion by:  

2
nd

 by:  
Vote:  

3) Bylaws Adoption 

County Township Services Planning Supervisor Max Johnson advised the bylaws were adopted by 

the County Council.  

 

4) New email addresses 

Planning Staff / DA 
Public 
Mtg 

Business 
Mtg 

Wendy Gurr x x 

Max Johnson x x 

Zach Shaw (DA) x  

Commissioners 
Public 
Mtg 

Business 
Mtg 

Absent 

Dan Cripps x   

Michael Brooks   x 

Paul Kunz x x  

Nathan Pilcher x   

Kim Gilbert x x  

Mark Eliesen x x  

Ammon Lockwood x x  

*NOTE: Staff Reports referenced in this document can be 

found on the State and County websites, or from Salt Lake 

County Planning & Development Services.  
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County Township Services Planning Supervisor Max Johnson provided the new email addresses, 

advised both personal and County emails will be used over the next few months and eventually 

only County emails will be used for the Planning commission purpose. 

 

5) Other Business Items (as needed) 

 No other business items to discuss. 

 

Commissioner Pilcher arrived at 6:34 pm 

PUBLIC HEARINGS 

Hearings began at – 6:34 p.m. 

Commissioner Cripps arrived at 6:35 pm 

 

29748 – (Confirm Changes) - Amend Chapter 19.78 of the Salt Lake County Zoning Ordinance – 

Planned Unit Developments (PUD).  Presenter:  Max Johnson 

 

Salt Lake County Township Services Planning Supervisor Max Johnson provided an overview of the 

summary of recommendations on the PUD ordinance amendment. 

 

PUBLIC PORTION OF MEETING OPENED 

Speaker # 1: Magna Town Council 

Name: Todd Richards 

Address: Not provided 

Comments: Asked how wide the minor streets are compared to a regular street.  

 

Mr. Johnson said suggest taking the sentence out, but majority is twenty-four feet. Mr. Richards said if 

anyone parks out on the street, it’s useless. Mr. Johnson said they removed that sentence. 

 

PUBLIC PORTION OF MEETING CLOSED 

Motion: To recommend approval of file #29748 to the County Council with suggested changes. 

Motion by: Commissioner Cripps 

2
nd

 by: Commissioner Eliesen 

Vote: Commissioners voted unanimously in favor (of commissioners present) 

 

MEETING ADJOURNED  

Time Adjourned – 6:50 p.m. 

 

 

 
 
 
 
 
 

 

 



 
  
  

 

Conditional Use Summary and Recommendation 
 

Public Body: Magna Township Planning Commission Meeting Date: 04/14/2016 
Parcel ID: 14-32-126-019  Current Zone: C-2   
Property Address: 3592 South 8400 West  
Request: Conditional use approval for a proposed automobile service station on 1.51 acres.  
 
Community Council: Magna  Township: Magna Township 
Planner: Jeff Miller  
Planning Commission Recommendation: Not yet received 
Magna Community Council Recommendation: Approval  
Magna Town Council Recommendation: Will be received on 4/7/2016   
Planning Staff Recommendation: Approval  
Applicant Name: Scott Wagstaff  
 

PROJECT DESCRIPTION 

Scott Wagstaff is requesting conditional use approval for a proposed automobile service station on 1.51 acres.  
Automobile service stations are a permitted use in the C-2 zone.  However, since the parcel is over one acre in 
size, the application is required to go through the conditional use approval process.  Currently, the site is 
undeveloped.  The undeveloped parcel was part of a previously approved commercial PUD.  As part of the 
commercial PUD, an access easement was put in place to ensure continued access across the west portion of all of 
the parcels involved in the PUD.  The development of this parcel will maintain the access easement, and improve 
traffic flow through the commercial PUD.   

SITE & VICINITY DESCRIPTION (see attached map) 

The parcel for the proposed automobile service station is located on a corner lot, which fronts 8400 West and Elk 
Point Drive.  Directly to the north are four other parcels, which are part of the commercial PUD.  A large 
commercial development known as Arbor Park is located directly to the east of the property.  South of the 
property is an LDS Church.  To the west is a large area of single-family homes, which are zoned R-1-7/zc.   

GENERAL PLAN CONSIDERATIONS  

The parcel is located in an area of “Moderate Change” according to the Magna Township General Plan.  Moderate 
changes in land uses will occur in this area, and may represent reasonable changes to the typical land uses for the 
area/corridor.  Changes may occur in clusters, while the land uses of the overall area/corridor will remain largely 
consistent.  Growth in these areas will begin to trend upward, allowing for a transition to more intensive land uses.  
In addition, the parcel is located in an RDA project area, and the proposed use has the support of the Salt Lake 
County Economic Development team.   

File # 29779 
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LAND USE CONSIDERATIONS (C-2 Zone) 

Requirement Standard Proposed Compliance Verified 

Height 

No building or structure 
shall contain more than 
six stories, or exceed 75 
feet in height 

One story, and less than 75 
feet Yes 

Front Yard Setback Other buildings: 20 feet  20 feet  Yes 

Side Yard Setback 

Other buildings and 
structures: None, except 
that wherever a building is 
located upon a lot adjacent 
to a residential land use, 
there shall be provided a 
side yard of not less than ten 
feet on the side of the 
building adjacent to the 
residential property, and on 
corner lots the side yard 
which faces on a street shall 
not be less than twenty feet.    

The side yard is more than 
10 feet adjacent to 

residential properties, and 
maintains a side yard 

greater than 20 feet for the 
side yard which faces on a 
street for the corner lot.   

Yes 

Rear Yard Setback  

Other buildings and 
structures:  None, except 
that on corner lots which 
rear upon the side yard of 
another lot in a residential 

or agricultural zone, the 
minimum rear yard shall be 

ten feet.   

More than 10 feet away 
from the side yard of an 

adjacent residential 
property. 

Yes 

Lot Width Other buildings and 
structures: None.   Complies  Yes  

Lot Area Other buildings and 
structures: None.  Complies  Yes  

Parking (19.80.040) 
One parking stall for every 
250 square feet of gross 
floor area.   

Proposed building is 4,000 
square feet, which requires 
a minimum of 16 stalls.  The 
applicant has proposed 19 
stalls, which Planning Staff 

supports.   

Yes, with Planning 
Commission approval for 
the 3 extra stalls.  As part 

of the commercial PUD the 
extra stalls can be 

warranted. 

Lot Coverage 

No building or group of 
buildings, with their 
accessory buildings, shall 
cover more than 60 percent 
of the area of the lot.  

The building footprint of the 
proposed building is less 

than 60 percent of the area 
of the lot.   

Yes 

 
Compatibility with existing buildings in terms of size, scale and height. Yes 
Compliance with Landscaping Requirements Verified. Yes 
Compliance with the General Plan. Yes 
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ISSUES OF CONCERN/PROPOSED MITIGATION 

Planning Staff has not identified any issues of concern with the proposed request from the applicant.   

NEIGHBORHOOD RESPONSE 

Planning Staff has not received any response from the neighborhood as of the completion of this report on March 
7, 2016.   

MAGNA COMMUNITY COUNCIL RESPONSE 

This item was presented to the Magna Community Council on Thursday, March 17th.  They recommended 
approval of the requested conditional use.      

 MAGNA TOWN COUNCIL RESPONSE 

This item will be presented to the Magna Town Council on Thursday, April 7th.  Their recommendation and any 
conditions of approval will be presented to the Magna Township Planning Commission at the planning 
commission meeting on Thursday, April 14th.  
 

MAGNA TOWNSHIP PLANNING COMMISSIONS’ RESPONSE 

This item will be presented to the Magna Township Planning Commission on Thursday, April 14th.   
 

REVIEWING AGENCIES RESPONSE 

AGENCY: County Geology DATE: 03/07/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required – 1. Need to submit a copy of the 
Geotechnical Engineering Report.  2. Property is mapped as Low Liquefaction.   
 
AGENCY: County Grading  DATE: 03/07/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required – 1. Site is in excess of one acre and will 
require the Development of a Storm Water Pollution Prevention Plan (SWPPP).  2. At the time of the Building and 
or Grading Permit a Notice of Intent (NOI) from the State of Utah is required.  3. Fill & Cut slopes are not to 
exceed 2:1 (50%) without written justification by the Geotechnical engineer.  4. North property line may require 
the use of a retaining wall.  5. A Storm Water Maintenance Agreement and Management Plan are required as part 
of the development of the planned Detention pond and orifice plate, additional BMP’s may be required.  6. All site 
Grading is to be completed under the Grading Permit process administered through Planning and Development 
Services.  7. Need to submit a copy of the Geotechnical Engineering report for review and comment.   
 
AGENCY: County Hydrology DATE: 03/23/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required – Final Site Plan Technical Approval to be 
completed at time of Final Site Plan Submittal.   
 
AGENCY: Salt Lake County Health Department  DATE: 03/15/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required – Provide Water and Sewer Availability 
Letters.   
 
AGENCY: County Traffic Engineer  DATE: 02/29/16 
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RECOMMENDATION: Conceptual Approval – Technical Review Required – Conditions of Approval are: 1. Submit 
copy of UDOT approval for modification to access on 8400 West.  2. Upgrade ADA ramp at intersection of 8400 
West and Elk Point Drive to current standard.  3. Repair any damaged curb, gutter, and sidewalk.   
 
AGENCY: United Fire Authority  DATE: 03/01/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required – 1 new Fire Hydrant required.  Inside 
turning radius 28 degrees.   
 
AGENCY: Building  DATE: 03/28/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required – No issues with the site plan.  Building 
permits are required for the construction of the new building as well as the construction of the canopy and all 
other related systems regulated by the building code.  At time of building permit application, provide complete 
building plans showing compliance with current building code.  At time of building permit application, provide 
fire flow verification for the nearest fire hydrant and show how compliance is going to be made with any Unified 
Fire District Guidelines.   
 
AGENCY: Operations  DATE: 03/01/16 
RECOMMENDATION: Conceptual Approval – Technical Review Required.   
 
Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 
verified prior to final approval. 

PLANNING STAFF ANALYSIS 

19.04.140 - Conditional use. 
"Conditional use" means a use of land for which a conditional use permit is required pursuant to Chapter 

19.84 of this title. 

19.80.040 - Number of spaces required. 

22.  Retail stores, shops, etc., except as provided in this subsection, one space for each two hundred fifty 
square feet of gross floor area; 
 

Planning Staff has thoroughly analyzed the proposed automobile service station, and has found that the request 
is cohesive with the surrounding uses and zones.   
 

PLANNING STAFF RECOMMENDATION 

Planning Staff has reviewed this request for compliance with the Magna Township General Plan, standards set forth in the 
Salt Lake County Zoning Ordinance (Title 19), and for compatibility with existing neighboring land uses and zones.  Staff 
recommends that the requested conditional use approval for the automobile service station be approved by the Magna 
Township Planning Commission, subject to the following allowance.   
 

1. The Planning Commission approves the proposed amount of parking stalls (19 stalls).   

https://www.municode.com/library/ut/salt_lake_county/codes/code_of_ordinances?searchRequest=%7B%22searchText%22%3A%22sign%20ordinance%22%2C%22pageNum%22%3A1%2C%22resultsPerPage%22%3A25%2C%22booleanSearch%22%3Afalse%2C%22stemming%22%3Atrue%2C%22fuzzy%22%3Afalse%2C%22synonym%22%3Afalse%2C%22contentTypes%22%3A%5B%22CODES%22%5D%2C%22productIds%22%3A%5B%5D%7D&nodeId=TIT19ZO_CH19.84COUS
https://www.municode.com/library/ut/salt_lake_county/codes/code_of_ordinances?searchRequest=%7B%22searchText%22%3A%22sign%20ordinance%22%2C%22pageNum%22%3A1%2C%22resultsPerPage%22%3A25%2C%22booleanSearch%22%3Afalse%2C%22stemming%22%3Atrue%2C%22fuzzy%22%3Afalse%2C%22synonym%22%3Afalse%2C%22contentTypes%22%3A%5B%22CODES%22%5D%2C%22productIds%22%3A%5B%5D%7D&nodeId=TIT19ZO_CH19.84COUS
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From: Rolen Yoshinaga 

Sent: Friday, April 08, 2016 10:47 AM 

To: Wendy Gurr 

Cc: Bennion Gardner  

Subject: FW: 29779 - 3592 S 8400 W 

 
Wendy: 

 

Can you place the comments below in the materials for the Magna Planning Commission?  Thanks. 

 

RY 

 

From: Bennion Gardner   

Sent: Thursday, April 07, 2016 4:36 PM 
To: Rolen Yoshinaga 
Subject: Fwd: 29779 - 3592 S 8400 W 

 

Rolen, 

I guess I didn't have the right email for the planner on this application. I wasn't sure, which is 

why I copied you. Would you mind forwarding my comment on so it makes it into the file? 

Thanks! 

Bennion Gardner 

---------- Forwarded message ---------- 

From: "Bennion Gardner" 

Date: Apr 7, 2016 4:20 PM 

Subject: 29779 - 3592 S 8400 W 

To: <jmiller@slco.org> 

Cc: <ryoshinaga@slco.org> 

I am writing to comment on the conditional use application for a service station at 3592 S 8400 

W, Magna UT. I live just west of the site at  Magna UT. 

My concern is that the new station use light fixtures that fully shield the light source, reduce 

glare, limit the height of and light poles or signage, and direct light downward to prevent light 

trespass into neighboring properties. 

This concern stems from the poor lighting used at the neighboring McDonalds location. The light 

poles there are much taller than is necessary and the light fixtures are directed toward 

neighboring homes such as mine in some instances, rather than at the ground.  

Poor lighting installation can reduce safety by causing unwanted glare. Misdirected light is also a 

waste of money for the property owner. Studies have also shown negative effects caused by light 

pollution on the natural environment.  



Please ensure the applicant's lighting plan retains light on the property and does not impact the 

surrounding homes. 

Thank you. 

Bennion Gardner 



 
  

  
 

Conditional Use Summary and Recommendation 
 

Public Body: Magna Township Planning Commission Meeting Date: April 14, 2016 

Parcel ID: 1433227064 Current Zone:  C-2   

Property Address: 7329 West 3500 South, Magna 

Request: Conditional Use 

 

Community Council: Magna Community Council Township/Unincorporated: Magna Township 

Planner: Tom C. Zumbado 

Community Council Recommendation: Approval 

Planning Staff Recommendation: Approval 

Applicant Name: Daniel Thurgood 

 

PROJECT DESCRIPTION 

Daniel Thurgood is requesting conditional use approval for new cell tower on behalf of his client, Verizon 

Wireless. 

 

SITE & VICINITY DESCRIPTION (see attached map) 

The parcel is located on the corner of 3500 South and Mason Vista Way directly across the street from Patrick 

Drive. The proposed new cell tower will be tucked into the southwest corner of the property and will share the 

land with an O’Reilly Auto Parts, which is situated in the northeast corner of the property.  

File # 29789 
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NEIGHBORHOOD RESPONSE 

As of April 6 2016, there has been no neighborhood response to File #29789. 

 

 

COMMUNITY COUNCIL RESPONSE 

At their regularly scheduled meeting on March 17 2016, the Magna Community Council unanimously voted to 

provide a positive recommendation to the Magna Planning Commission. 

 

 

TOWNSHIP COUNCIL RESPONSE 

File #29789 is scheduled to appear before the Magna Township Council on April 7 2016, after the deadline for 

staff report preparation. Staff will provide a verbal account of the Township Council response at the Planning 

Commission meeting. 

 

 

 

Zone R-2-6.5 

Zone R-2-6.5 

Zone R-1-6 

Z
o
n
e
 C

-2
 

Zone R-1-6 

Zone R-1-6 Zone R-1-6 
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REVIEWING AGENCIES RESPONSE 

AGENCY: Geology DATE: January 11 2016 

RECOMMENDATION: Approved With Comments 

1. Need to submit a copy of the Geotechnical report and liquefaction analysis 

2. per SLCO Ordinance 19.75.050 Cell towers are considered critical structures 

 

AGENCY: Grading DATE: December 21 2015 

RECOMMENDATION: Approved With Comments 

1. Need to provide a copy of the Geotechnical engineer report for review and comment. 

2. Need to provide Erosion Control plans for the construction of the tower on the plans, including BMP's 

(Best Management Practices) for but not limited to storm water runoff, concrete washout, tracking, and 

restroom facilities etc. 

 

AGENCY: Health Department DATE: January 2016 

RECOMMENDATION: Approved With Comments 

A water and sewer availability letter will be required if there is a building on site that will house employees or if 

there is a restroom on site. 

 

AGENCY: Traffic DATE: January 2016 

RECOMMENDATION: Approved With Comments 

UDOT approval required for access onto 3500 South Street. Submit proof of UDOT approval or use existing 

approved access. (Planner Note: UDOT Approval Submitted on March 9 2016.) 

 

AGENCY: Building DATE: January 2016 

RECOMMENDATION: Approved With Comments 

Building permits are required for the construction and installation of the new equipment shelter as well as the cell 

tower. At time of building permit application, provide complete building plans showing compliance with current 

building code. 

 

Compliance with current building, construction, engineering, fire, health, landscape and safety standards will be 

verified prior to final approval. 

PLANNING STAFF ANALYSIS 

Chapter 19.83 - WIRELESS TELECOMMUNICATIONS FACILITIES 

 

19.83.020 – Definitions 

"Monopole facility" means an antenna or series of individual antennas mounted on a single cylindrical pole. Also 

includes associated equipment. For the purposes of this chapter, if a facility does not fit the definition of a roof or 

wall mounted facility it shall be considered a monopole facility. 

"Wireless telecommunications facility" means an unmanned structure which consists of equipment used primarily 

for the transmission, reception or transfer of voice or data through radio wave or wireless transmissions. Such sites 

typically require the construction of transmission support structures to which antenna equipment is attached. 

(Ord. 1394 § 1 (part), 1997) 

 

19.83.050 - Allowable Uses 

Staff has verified that a monopole facility is a conditional use in the C-2 Zone. 
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19.83.060 - Facility Types & Standards: Monopole 

The following provisions apply to monopoles: 

1. The height limit for monopoles is sixty feet except the planning commission may allow a monopole up to eighty 

feet in the C-2, C-3, M-1, and M-2 zones if it finds: (1) that the monopole will blend in with surrounding structures, 

poles, or trees and is compatible with surrounding uses, (2) the monopole will be available for co-location with 

other companies, and (3) the monopole will be setback at least three hundred feet from any residential zone 

boundary. The height shall be measured from the top of the structure including antennas, to the original grade 

directly adjacent to the monopole. 

 
Staff has verified that the proposed monopole height is 60 feet with an additional 6 feet for a lightning 

rod. In addition, the County Zoning Administrator has informed Staff that appendages (like lightning rods) 

are not calculated in the heights of monopoles, only the pole and antenna fixtures.  

 
3. No monopoles shall be allowed in the front yard setback of any lot. 

 
Staff has verified that the proposed monopole is not in a front yard setback. 

 
4. Monopoles shall be setback from any residential structure a distance equal to its height. 

 
Staff has verified that the proposed monopole is 82’6” away from the nearest residential structure. 

 
5. Stealth monopole facilities are encouraged and shall be allowed to vary from the provisions of this section as 

determined by development services division for permitted uses and the planning commission for conditional 

uses. Stealth monopoles are not required to be located with public or quasi-public uses in all R-1, R-2, and R-4-8.5 

zones (see Table 19.83.050). 

 

19.83.070 - Color  

Monopoles, antennas, and any associated buildings or equipment shall be painted to blend with the surroundings 

which they are most commonly seen. The color shall be determined on a case-by-case basis by the planning 

commission for conditional uses and development services division for permitted uses. Within six months after the 

facility has been constructed, the planning commission or the development services division may require the color 

be changed if it is determined that the original color does not blend with the surroundings. 

(Ord. 1394 § 1 (part), 1997) 

 

Chapter 19.77 - WATER EFFICIENT LANDSCAPE DESIGN AND DEVELOPMENT STANDARDS 

 

19.77.070 - Screening of Service and Mechanical Equipment  

A. Screening Required. Service areas and on-grade mechanical equipment shall be screened from public view by 

plants, solid opaque fencing, berms, or a combination thereof. These elements shall also be sited to minimize their 

visibility and impact or enclosed so as to appear to be an integral part of the architectural design of the building. 

Site elements that are subject to this provision include but are not limited to the following: 

1. Air conditioning units; 

2. Electrical transformers; 

3. Loading areas and docks; 

4. Mechanical equipment; 

5. Outdoor storage areas; 

6. Public utility transformers; 

7. Service yards; 

8. Telephone transformers; 

9. Trash collection areas; 

10. Trash dumpsters. 
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(Ord. 1609 § 2 (part), 2007) 

 

Staff has concluded that the mechanical equipment located at the base of the monopole will have to be 

screened from public view by plants, solid opaque fencing, berms, or a combination thereof. 

 

PLANNING STAFF RECOMMENDATION 

“Unless otherwise designated, a decision approving a conditional use application shall be a preliminary approval 

of the application.” [19.84.095] “…the [Development Services] director…shall issue a final approval letter upon 

satisfaction of the planning commission’s conditions of approval.” [19.84.050] 

 

Staff has reviewed this request for compliance with the standards set forth in Section 19.84.060 of the Zoning 

Ordinance and recommends the following considerations to the Planning Commission: 

 

Staff recommends approval of File #29879 subject to the following conditions: 

1. Applicant discloses the color of the monopole to the planning commission and acknowledges that the 

planning commission or SLCo Township Services may require the color be changed up to six months after 

the facility has been constructed. 

2. Applicant complies with Ordinance 19.77.070 calling for the screening (from public view) of all mechanical 

equipment located at the base of the monopole. 

 



File #29789: Aerial Map 
New Cell Tower Conditional Use 

7329 West 3500 South, Magna UT 
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