
AGENDA 

CITY OF SOUTH JORDAN 
PLANNING COMMISSION MEETING 

MARCH 12, 2019 

NOTICE IS HEREBY GIVEN THAT THE SOUTH JORDAN CITY PLANNING COMMISSION WILL HOLD ITS 
REGULAR MEETING ON TUESDAY, MARCH 12, 2019, IN THE CITY COUNCIL CHAMBERS AT SOUTH JORDAN 
CITY HALL, 1600 WEST TOWNE CENTER DRIVE, SOUTH JORDAN, UTAH.  PERSONS WITH DISABILITIES 
WHO MAY NEED ASSISTANCE SHOULD CONTACT THE PLANNING STAFF AT (801) 254-3742 AT LEAST 24 
HOURS PRIOR TO THIS MEETING. THE REGULAR MEETING WILL BEGIN AT 6:30 PM AND THE AGENDA 
WILL BE AS FOLLOWS: 

6:30 PM 

REGULAR MEETING 

I. GENERAL BUSINESS

A. Welcome and Roll Call

B. Motion to Approve Agenda

C. Approval of the Minutes from the Meeting held on February 26, 2019

II. INFORMATIONAL ITEMS AND OTHER BUSINESS

A. Staff Business

B. Comments from Planning Commission Members

III. CITIZEN COMMENT

Any person wishing to comment on any item not otherwise on the Agenda may address the
Planning Commission at this point by stepping to the microphone and giving his or her name and
address for the record. Comments should be limited to not more than three (3) minutes, unless
additional time is authorized by the Governing Body.  Citizen groups will be asked to appoint a
spokesperson.  This is the time and place for any person who wishes to comment on non-hearing,
non-Agenda items.  Items brought forward to the attention of the Planning Commission will be
turned over to staff to provide a response outside of the Planning Commission meeting.  Time
taken on non-agenda items, interrupts the process of the noticed Agenda.  In rare cases where it
is determined appropriate to address items raised from Citizen Comments, these items will be
noted and be brought back at the conclusion of the printed agenda.

IV. SUMMARY ACTION



None 

V. ACTION

None 

VI. PUBLIC HEARINGS AND POTENTIAL **ADMINISTRATIVE ACTION ITEMS
**Administrative Action = Less Discretion, Substantial Evidence (Objective Standard)

A.1 Issue: Daybreak Oquirrh Plat Amended 
Subdivision Amendment 

Location:     10521 South Lake Avenue 
File No:         PLPLA201900074 
Applicant:  Daybreak Communities 

A.2 Potential Action Item – (See VI.A.1) 

B.1 Issue: 106 Exchange II 
Site Plan 

Location:     489 West South Jordan Parkway 
File No:         PLSPR201801175 
Applicant:  Greg Goffin/Thrive Development 

B.2 Potential Action Item – (See VI.B.1) 

C.1 Issue: Rocky Mountain Power Line Upgrade 
Conditional Use Permit 

Location:     Redwood to Draper 
File No:         PLCUP201800742 
Applicant:  Lisa Romney 

C.2 Potential Action Item – (See VI.C.1) 

D.1
Issue: 

Ashcroft Acres Subdivision 
Preliminary Subdivision 

Location:     10700 South 1055 West 
File No:         SUB-2016.01 
Applicant:  Charles Judd, J Lamar Holdings, Inc. 

D.2 Potential Action Item – (See VI.D.1) 



 

 

                 
 
VII.   PUBLIC HEARINGS AND POTENTIAL **LEGISLATIVE ACTION ITEMS 
 **Legislative Action = More Discretion, Reasonably Debatable (Subjective Standard) 
  
 None 

 
  
VIII.  OTHER BUSINESS  

 
  None 
 
 
ADJOURNMENT   

 

 

CERTIFICATE OF POSTING 

 

STATE OF UTAH  ) 

   : § 

COUNTY OF SALT LAKE ) 

  

I, Anna M. West, certify that I am the duly appointed City Recorder of South Jordan City, State of Utah, and that the foregoing Planning 

Commission Agenda was faxed or emailed to the media at least 24 hours prior to such meeting, specifically the Deseret News, Salt Lake 

Tribune and the South Valley Journal. The Agenda was also posted at City Hall, on the City’s website www.sjc.utah.gov and on the Utah 

Public Notice Website www.pmn.utah.gov.  

 

Dated this 7th day of March 2019. 

 
Anna M. West, CMC  

South Jordan City Recorder 

http://www.sjc.utah.gov/
http://www.pmn.utah.gov/


 

CITY OF SOUTH JORDAN 
PLANNING COMISSION MEETING 

COUNCIL CHAMBERS 
February 26, 2019 

 
 
Present: Commissioner Mark Woolley, Commissioner Julie Holbrook, Commissioner Earl Jolley, 

Commissioner Sean Morrissey, Commissioner Michael Haynes, Commissioner John Ellis, 
City Planner Greg Schindler, Planner Damir Drozdek, Deputy City Engineer Jeremy Nielsen, 
Staff Attorney Todd Sheeran, Deputy Recorder Cindy Valdez 

 
Others: See Attachment A. 
 
 
6:30 P.M. 
 
REGULAR MEETING 
  

I. GENERAL BUSINESS 
 
A. Welcome and Roll Call 

   
Chairman Mark Woolley welcomed everyone present. He noted that all Commissioners are present, 
except Commissioner Jolley and he is on his way here.   
 

B. Motion to Approve Agenda 
 
Commissioner Holbrook made a motion to approve the February 26, 2019 Planning Commission 
Agenda.  Commissioner Ellis seconded the motion. Vote was unanimous in favor. 
 

C. Approval of the Minutes from the Meeting held on January 22, 2019 
 
Commissioner Haynes made a motion to approve the February 12, 2019 Planning Commission 
Meeting minutes with changes. Commissioner Ellis seconded the motion. Vote was unanimous in 
favor. 
 
 

II.   INFORMATIONAL ITEMS AND OTHER BUSINESS 
 

A. Staff Business 
 
Staff Attorney Todd Sheeran said as you know we have a Rocky Mountain Power conditional use permit 
that is pending with City Staff right now. On February 7, 2019, RMP wrote a letter asking the Planning 
Commissioner to have their application heard on March 12, 2019, and stated the statute which requires a 
determination by 45 days of that letter.  We will need to know which staff is going to be present for the 
meeting, so we know that we will have a quorum. We have also talked about having a work session a half 
hour or forty-five minutes before the meeting to go over some of the items, and dinner will be provided. 
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Chairman Woolley asked the Commissioner’s if they would be able to attend the Tuesday March 12, 2019 
Planning Commission Meeting, and all of the Commissioners will be in attendance except for 
Commissioner Morrissey, he will be out of town. 
 

B. Comments from Planning Commission Members 
 
None 

 
III.   CITIZEN COMMENT 

 
Any person wishing to comment on any item not otherwise on the Agenda may address the 
Planning Commission at this point by stepping to the microphone and giving his or her name 
and address for the record. Comments should be limited to not more than three (3) minutes, 
unless the Governing Body authorizes additional time.  The citizen groups will be asked to 
appoint a spokesperson.  This is the time and place for any person who wishes to comment on 
non-hearing, non-Agenda items.  Items brought forward to the attention of the Planning 
Commission will be turned over to staff to provide a response outside of the Planning 
Commission meeting.  Time taken on non-agenda items, interrupts the process of the noticed 
Agenda.  In rare cases where it is determined appropriate to address items raised from Citizen 
Comments, these items will be noted and be brought back at the conclusion of the printed 
agenda. 

 
Chairman Woolley opened the Citizens comment. 
 
Collin Tanner, South Jordan – said originally they had a street on and off as a collector route to 
Bangerter Highway. I am wondering if they would reconsider that, because there is plenty of room to 
have a collector street and people can come on and off Bangerter, and they would not have to go 
through the subdivision. I would like you to please think about this. 
 
City Planner Greg Schindler asked Deputy City Engineer if he would like to address Mr. Tanner’s 
comments.  
 
Deputy City Engineer Jeremy Nielsen said I will give him my business card and he can contact me, or 
City staff and we will work with him that way. I would like to understand exactly what his concerns 
are. 
 
Chairman Woolley closed the Citizens Comment period. 

   
IV.   SUMMARY ACTION 
 
  None 
 
  
V.    ACTION 
 
  None 
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VI.    PUBLIC HEARINGS AND POTENTIAL **ADMINISTRATIVE ACTION ITEMS     
              **Administrative Action = Less Discretion, Substantial Evidence (Objective Standard) 

 
 A.1 Issue: GARDEN PARK PHASE 3 AMENDMENT 
   CONDOMINIUM PLAT AMENDMENT 
          
  Location:      11199 South Oakmond Road      

  File No:         PLPLA201800093     
  Applicant: Darin Haskell 

 
City Planner Greg Schindler reviewed background information on this item from the staff report. 
 
Chairman Woolley opened the Public Hearing to comments. There was none. He closed the Public 
Hearing.  
 

 A.2 Potential Action Item – (See VI.A.1) 
 
Commissioner Ellis motioned to approve File No. PLPLA201800093 as proposed. Commissioner 
Holbrook seconded the motion; Roll Call Vote was 5-0 unanimous in favor.  

 
 B.1 Issue: DAYBREAK SOUTH JORDAN CITY PUBLIC SAFETY CENTER 
   PRELIMINARY SUBDIVISION 

          
  Location:      5443 West Lake Avenue       

  File No:          PLPP201801003    
  Applicant:     Daybreak Communities/Gary Langston 

 
City Planner Greg Schindler reviewed background information on this item from the staff report. 
 
Chairman Woolley opened the Public Hearing to comments. There was none. He closed the Public 
Hearing.  

  
 B.2 Potential Action Item – (See VI.B.1) 

 
Commissioner Holbrook motioned to approve File No. PLPP201801003 as proposed.  
Commissioner Jolley seconded the motion; Roll Call Vote was 5-0 unanimous in favor. 

 
C.1 Issue: RIVER HEIGHTS MEDICAL OFFICE BUILDING 
  SITE PLAN 

      
  Location:      10654 South River Heights Drive      

  File No:          PLSPR201900053 
  Applicant:     Greg Goffin/Thrive Development  

 
Planner Damir Drozdek reviewed background information on this item from the staff report.  
 
Commissioner Holbrook said did I read the staff report correctly that this building going to be 58ft. tall. 
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Planner Drozdek said that is correct.  
 
Commissioner Holbrook said isn’t that higher than what is allowed? 
 
Planner Drozdek said a building could be as high as 70ft. tall in the Office Zone.  
 
Chaz Johnson, South Jordan – said I represent Thrive Development, we have done a handful of other 
similar medical and profession office buildings in the last 3 years, and we are excited to be able to work 
with these doctors. I am here to answer any questions that you may have for me.  
 
Commissioner Holbrook said this looks like a marvelous building.  
 
Chairman Woolley opened the Public Hearing to comments. There was none. He closed the Public 
Hearing.  

  
 C.2 Potential Action Item – (See VI.C.1) 

 
Commissioner Ellis motioned to approve application PLSPR201900053 to allow for construction of a 
medical office building to be located at 10654 S. River Heights Dr. Commissioner Morrissey seconded 
the motion; Roll Call Vote was 5-0 unanimous in favor.  

                 
VII.   PUBLIC HEARINGS AND POTENTIAL **LEGISLATIVE ACTION ITEMS 
 **Legislative Action = More Discretion, Reasonably Debatable (Subjective Standard) 
  

  D.1 Issue: REZONE AND LAND USE AMENDMENT 
REZONING LEISURE VILLAS SENIOR COMMUNITY FROM 
THE EXISTING ZONE OF RESIDENTIAL, 1.8 LOTS OR UNITS 
PER ACRE TO THE PROPOSED ZONE OF RESIDENTIAL- 
MULTIPLE.  

 
  Location: 3401 West 9000 South  
  File No: PLZBA201801157 

   Applicant: Dave Erickson 
 
Planner Damir Drozdek reviewed background information on this item from the staff report.  
 
Commissioner Holbrook said could you go back to the map where the empty lot is. Is it going to be on 
the east side that you will be accessing, or will it be the south, and the east side, and will that go into 
the neighborhoods. 
 
City Planner Schindler said there would not be any access from the existing subdivisions directly into 
this neighborhood, because all the accesses are coming from 3400 West. 
 
Chairman Woolley opened the Public Hearing to comments.  
 
Zane Christensen, South Jordan – said if you look at the southern entrance on the project this 
entrance is directly across the street from my driveway. That raises a very big concern for me having 
168 homes and the main entrance will be directly across the street from my driveway. I have three 
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young daughters, and other children that walk to school on this road, and you are proposing to put a 
minimum of 168 more cars on this very small road and I am supposed to just sit back and take it. The 
Community College could easily have an access road through its portion and have access into the 
community. I don’t think both access points need to be on 3400 W. Originally, we were promised to 
have green space where this was. I grew up next door to where we currently live. I worked hard to 
purchase a home next door to my parents so my kids could live next door to grandpa and grandma, and 
now were being forced out. I strongly oppose approving this the way it is proposed.  
 
Matt Harper, South Jordan – said I live near the proposed development. I am representing a group of 
people in the local community. I am asking everyone that is here tonight and lives near this proposed 
development to please stand (the entire room stood). We understand that the land south of SLCC is no 
longer going to be used for the college, and many here believe that this Developer is offering a 
reasonable alternative. We are just asking for a few things to be considered so it will help the bordering 
community. The Development will be 168 homes built in four-plexes for senior citizens on 40 acres of 
land. As we understand it, this is Leisure Villas largest development, and it is the one with the worst 
access points. The Developer has told us that this development would create 650 car trips per day, with 
less peak hour usage, and total trips than a standard single-family residential neighborhood. I assume 
you know that 3400 W. dead ends on the north side, meaning that the main access point will be off 
9800 S 3400 W, next to Elk Meadows Elementary. The high traffic already exists in the morning and 
when school ends. During rush hour in that area, making turns onto 9800 S is nearly impossible. How 
much more work this will become with 650 more daily trips? An important point to note about the 
study, it does not take into account the current level of trips from the local community and the total 
impact of those 650 additional trips. Not only do we worry about the extra traffic at the corner of 9800 
S, and 3400 West, we know that even more traffic will run through our neighborhood roads to avoid 
that corner congestion. We have been told by SLCC that they will eventually, and inevitably need 
another road to exit their campus onto 3400 W. Many, many more cars will use our streets for 
convenience as a result. Our neighborhood roads are narrow and make it unwise for two cars to pass by 
one parked car, so when cars are parked on both sides of the road, only one car can pass at a time. 
Also, the extra trips plus the non-peak hours are times when children that are out riding bikes and 
playing in their front yards. Obviously, everyone is concerned about the increased risk to our children 
because of the added traffic. In addition to traffic from this development, there will be added traffic 
during the construction of 10400 and Bangerter interchange. Residents living west of us will likely find 
9800 South to be a good alternate corridor, and the added traffic will worsen the issue for a time. Do 
we understand how much more traffic will be pushed to that area? The developer should be required to 
diver his traffic south of Iron Gate to discourage neighborhood road use, and connect his neighborhood 
to the northwest SLCC road, which already exits at a street light on 9000 S. This is displayed on this 
updated plot map. An official from SLLC has already told us that they would welcome this road 
connection because they eventually need another exit from their campus per fire code. Alternatively, 
they will eventually connect on the north-end side of 3400 West, funneling even more cars from the 
college through our neighborhood. Connecting the proposed development to the existing northwest 
SLCC road and moving the other entrance south of our neighborhood streets just make sense. It offers 
the new residents another route to and from their homes, it reduces extra traffic through the 
neighborhoods, and it reduces strain on our current and loyal residents. The current residents deserve 
that consideration. Our next issue regards open green space: If you can see on the map, the black box 
represents the proposed plot location. The green trees represent the City Parks. If you will notice, there 
are no parks in our area. We live in a “park desert” which would have been addressed in original 
SLCC Campus masterplan. What we are requesting is at least 3-5 acres to be set aside in the 
development as a passive green space/park. Our community needs green space to keep it beautiful, to 
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give the residents a place to play and bond with their neighbors, and to provide open space to an ever-
growing city. Lastly, we also believe the South Jordan City needs to meet with SLCC to see what their 
future plans are for the remaining 15 acres of land on the West Jordan side of the field. That is 
responsible engineering. We have no idea what is planned there and we should absolutely be looking 
ahead to understand the impact to our citizens in that area. We have brought some signed petitions for 
you that ask for a delay in development until Bangerter Highway interchanges are completed. Another 
on asks for the roads in the development to be changed to help reduce traffic burden. The last one 
requests a passive park to preserve green space and reduce units. Thank you for your time and efforts.  
 
Steven Christensen, South Jordan – said South Jordan’s website says that they have 35 parks in South 
Jordan, but none of those are even close to our district, or even close to where this projected project 
lies. South Jordan’s website states that parks and open space are one of the top strategic initiatives. We 
would think that you could do something about the top strategic issues by helping us revise the 
proposed plan. As currently situated, the traffic on Lady Dove Lane and Star Fire Road would be 
considered a service level “A” type of facility. The roads are approximately 25ft. wide, and the 
statutory requirement is 28ft wide. That make for a narrow road with a very dangerous corner before 
you get to 3200 West. If you add 650 trips down that street it would be a travesty, and it would create a 
number of problems. If even one child was injured it could cost millions of dollars. We have one such 
child that was injured in an automobile accident when they were going 35mph, and he has had millions 
of dollars of medical care. I would like to ask you to reconsider this and not approve the project as 
proposed.  
 
Brad Ashby, South Jordan – said I have two kids that go to Elk Meadows Elementary, and 3400 West 
is not only walking route, but is where all of the children in the neighborhood walk down that street 
every day to go back and forth to school. If you are adding all of these homes, I think it is fair that you 
as a Commission understand that it does put in jeopardy the safety of our children. I feel like there has 
been a lot of pressure from the developer., There are certain people within the City have told us to 
support the development and get some things that would lessen the impact. From my perspective that 
isn’t the only thing we should be considering here. I am genuinely concerned that because of the nature 
of where this sits, it really is a landlocked. It really is a landlocked piece of ground, and for us to put a 
bunch of units in a landlocked piece of property, and then to assume that these few streets are going to 
feed all of that traffic, based on traffic studies is ridiculous. The numbers may be there, but the reality 
is, we live there and we interact with these issues on a daily basis. If you lived there, you would 
understand why you have all of these people here tonight. I will let you know that I spent many hours 
researching these developments, and this is the largest development the Leisure Villas will have. If you 
look at their other developments this one has the worst access by far.  I understand that this meets the 
City Codes, but we would not all be here if we weren’t passionate that this is not the right development 
for this piece of ground. It may fit, and it may work, but I submit to you that it does not work well. If 
you approve this, I will guarantee that there will be issue in the future. I would like to ask you to slow 
this down and give it some serious thought about how this will impact everyone involved.  I appreciate 
your willingness to consider this, but I would just ask you to be careful about what you are approving 
and how it will impact people for years, and years to come.  
 
David Pratt, South Jordan – said I live north of 9800 S on the west side, and my wall is Bangerter 
Highway. I went when UDOT had their 10400 S Meeting, there were people at that meeting that lived 
on the domain west side when they had their home built about 3 years ago, and now they are being 
destroyed when they start the interchange on Bangerter. I guess my question is, has City Staff 
coordinating with UDOT, and does one hand know what the other hand is doing?  
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Brian Sorenson, South Jordan – I have a picture on my phone showing an accident that happened 
right in front of my house. I had some children and grandchildren just walking out to leave when this 
happened. This happened when there was only one car parked on the side of the road, if there would 
have been two cars parked on the road the chances of this happening would have been greater. If there 
is a car turned over on our street, the roads are too narrow for traffic. I have been a resident here for 
over 25 years; we work together as a community, and with the college. I know there were promises 
made, and things do change, but I would like to see some greenspace there, and I would also like to see 
that we do not have all of that traffic coming down our roads. I fear that this kind of stuff is not going 
to be a one- time occurrence, but will become a regular occurrence. I would like you to consider 
working with the community, the developer, and the college.  
 
Curtis Peterson, South Jordan – said I live in this subdivision and one of the egresses is on the route 
where my house is.  I personally approve of this concept. I feel that a retirement community can, and 
will be a good thing. There are a few considerations that I have.  Collin Tanner originally had proposed 
an access egress onto, and parallel Bangerter. I would support, that as you exit Bangerter coming down 
and joining the egress from the college, and from the community, and propose going over to the 
interchange that will go under 9800 S. Another concern that I have is the density. This is a 40-acre 
piece of property and they are requesting RM-5 Zoning, which will give them the opportunity to have 
200 dwellings. They are only proposing 168, which is a density of 4.2. I would propose that it be RM-
4.0 with a maximum density of 160 units. He would lose two buildings to create that egress on to 
Bangerter, and to increase visitor parking. It is a retirement community and some of the driveways, 
particularly the ones off the cul-de-sac circle service eight houses. If someone comes to visit there is no 
visitor parking for them to park in.  There needs to be a few places where visitor parking can pull off 
the road and park. I would like to propose smaller density to increase visitor parking, and increase the 
egress on to the Bangerter off ramp.  
 
Shane Royce, South Jordan – said the gentleman that spoke before me mentioned the idea of punching 
3400 West all the way through 9800 south. When we moved in that was already a dead end street and 
in talking to the neighbors, that was a very dangerous piece of road. It is a very straight road and there 
is a lot of excess speeding, so speeding is definitely an issue, especially that close to neighborhoods. I 
think the proposal of the northwest access that leads up to the college road is a much better proposal. I 
would also like to keep 3400 West a cul-de-sac, because it makes sense to have and access point that 
leads up to the hospital, but I don’t want the road punched through on 3400 W.  
 
LynDee Royce, South Jordan – said one problem that we have is that we live right on the West Jordan 
and South Jordan border. We have had some problems with speeding, but because we live on the edge 
of both cities, we have a hard time getting either city to respond. We have formed our own 
neighborhood watch and we have been very successful with it. That was brought about because we 
can’t get the police agencies out from either area. That is another reason that if we open up 3400 west 
we will not have the police coverage on that road. 
 
Jane Richardson, South Jordan – said I would like to reiterate the dangers of pushing the traffic 
through the neighborhoods. My home is on the corner where Iron Gate turns from a north-south street 
to an east-west street. We have had numerous occasions where people have run into our street trees 
because they haven’t been able to make that 90-degree corner. If we increase this traffic as much as this 
development will, I am sure these accidents will happen much more frequently. I am asking you to 
please, look at the traffic situation.   
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Mel Booily, South Jordan – said I am here to address a few of the traffic issues. I am a traffic 
engineer so I would like to share my perspective on that. There are a couple of issues on some of the 
traffic that has been done here on this project. The way the master plan has changed, and the way 
traffic moves through the area it is considered only by numbers. When we talk about 650 vehicles per 
day, that is one number, but it doesn’t consider when the traffic from the SLCC is going to be rerouted 
through these neighborhoods. There is going to be a much more significant number. I think in the 
traffic study they need to consider the background traffic, and there needs to be some consideration on 
how the changes to the Community College property will affect the number that move through here as 
well. The original site plan for the Community College routed traffic around the access to these 
neighborhoods, protecting them from the Community College traffic, and that is not showing any of 
those numbers here in the traffic study. I would suggest a plan that connects to the northwest part of the 
sight, and to the southeast corner of the sight, and possibly realigning 3400 W. I recognize that there 
may be some impacts on the UDOT detention basin, but I still think that works. I think the traffic issue 
that has not been addressed is on 3200 W and Lady Dove Lane. That corner has a very short distance 
when your turn off of 3200 W. and make right turn on Lady Dove. There is not good visibility, 
because there are walls, and other structures that are in the way of visibility, and makes it is a very 
dangerous intersection. I would recommend as traffic professionals that you look at the traffic numbers 
again. 
 
Linda Sue Conner, South Jordan – said I don’t think you have done a complete study on this. Where 
is the visitor parking for all of these new homes? Have you thought about that? Let me show you what 
will happen. The visitors will come and they are going to drive down 3400 W, and they are going to 
park between the two street entrances, and they are all going to park on the east side of 3400 West. I 
urge you to relook at this layout. 
 
Rosalee Ashby, South Jordan – said I have children that attends Elk Meadows Elementary, and a 
child that attends Elk Ridge Middle School, and 3400 west is a walking route to the middle school with 
a bus stop. Are we considering the safety of our children? There are all the children that are walking, 
but what about all of the children that are being picked up, and dropped off at the school? I personally 
am afraid to have my children out in the neighborhood playing with their friends if there is this much 
traffic going through. I don’t believe it is in the best interest to be changing the zoning of the 
surrounding community.  
  
Kristin Peterson, South Jordan – said we already have a problem with the SLCC, specifically the 
LDS Institute. We already have people that don’t want to pay for parking, so what they do is they park 
right in front of our homes. My friend Nancy had to call the cops to get out of her driveway when it 
snowed last Sunday. I drive a little sedan and the way the cars were parked, I could barely get down to 
the cul-de-sac to turn around. If there had been an emergency, they would never have been able to get 
down that street.  
 
 Carlos Sousa- South Jordan – said one of the things we have been focusing on is traffic, and 
everyone here tonight is concerned about it. If we have another storm like we did a few weeks ago, the 
plows do not come by for days, and that creates a danger for people traveling down these streets. I 
think that putting in high density in this area will change the demographics in the entire area. I moved 
into this neighborhood to raise my family, and my children would have a yard so they would be safe. I 
am sure that anyone that buys a home has the same goal. As we are changing the demographics of the 
area, it will change the value of our homes, because people do not want to buy homes where there is 
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going to be danger for their children. There is not going to be enough room for emergency vehicles to 
get down the streets because they will not be able to turn around. I think to enter 9800 S on the 
northwest corner would be a better idea. These homes are going to be from $450,000 to $600,000 
homes, and who is going to buy those homes? It will be people coming from California. They will have 
sold their homes in California, and they want to buy the ones here. We want the people who have their 
homes here, to stay here. I am in danger with my home down the road too. They will put another street 
between 3400 and 3200 and that will put my home right in the middle of that. If you were in our 
position and it was your house, what would you do? 
 
Steve Allred, South Jordan – said I am probably the oldest resident in this neighborhood. I own a 
horse facility business in that area too. I have seen growth from the very start. I have kids on horses, 
and they also walk the horses, and if you don’t have that road on the northwest corner, the college is 
going to put a road there, and they are going to go right down my property to 3400 West. 
 
Shawn Winterbottom, South Jordan – said I have a few concerns with this since I do construction 
myself. In the near future, we have 9800 S and Bangerter that is going to be under construction, and 
that is going to be a large project. I am hoping that you will not have these two projects overlap. That is 
my concern.  
 
Steven Gibson, South Jordan – said change is difficult for everybody, because we all look at the 
world that way we think it is supposed to be. We have reached a point where compromise is not a daily 
thing.  
My way of looking at this is, you gave the citizens of the community very little time to add input on 
what the City had in mind for this project. I received a 10-day notice, and if it hadn’t been for Chris 
Yates and several others, we wouldn’t know what our options were, and what we had. My concern is 
that we take time, and not make an immediate decision, we come to an overall of what this property 
can be. It can be a little bit of everything for all of us, and still give us something we can have and 
want. 
 
Greg Larsen, South Jordan – asked every to raise their hand that would like to see the road go up 
around to the community college (the majority raised their hands). 
 
Paul Bateman, South Jordan – said I want to clarify something on that northwest access. I think most 
of the people would be ok with this development if the traffic issues were addressed. When this was 
originally proposed we talked about it being a gated entrance so the people in that development could 
use it, and the Community College would have access to that in case of an emergency.  
 
Chris Yates, South Jordan – said I want it to be know that I am not a fan of that gate.  
 
Chairman Woolley closed the Public Hearing.  
 
Dan McKay (Applicant) – Introduced himself 
 
David Erickson (Applicant) - said we took notes during the Public Hearing so we can answer them as 
consensually as we can. I think we will show our presentation and then answer questions after. 
 
Presentation: (Attachment I) 
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Mr. Erickson said I would like to let you know a little bit about who we are. The majority of the 
comments tonight were primarily due to density, and traffic, more so traffic than density. The only 
thing I need to make sure everyone realizes is that Leisure Villas has built more senior communities 
than anyone in the valley. We have been in business for 20 years, and we are working on our 20th 
project. We have built over 1600 homes, and these are truly restricted communities to 55 and over. 
Unlike, most of the communities you have in South Jordan, these are restricted to 55 plus. We believe 
that our success is that we actually have listened to our buyers over the years, so we have tweaked our 
homes to what our folks are looking for. We are all going to be senior citizens eventually. We are 
creating communities inside communities. Any neighborhood we build there is going to be traffic. Our 
traffic comes at odd hours, because senior citizens don’t need to be somewhere at 8:00 am in the 
morning, or at 5:00 in the afternoon. They actually try to avoid those hours of traffic. Our density is 
just over four per acre. However, we have less than half per home of a normal subdivision, so roughly 
we have about the same amount of people as a much less development. We have a traffic engineer here 
tonight that can speak to any of the traffic related questions. He can address any of the issues that have 
been raised. We haven’t built a community in South Jordan yet, but we have built 2 communities right 
next to South Jordan on 9200 S and 2200 W. with almost 300 homes there. All of that traffic dumps off 
to 9200 south, which is shared with West Jordan and South Jordan, and to my knowledge, we have 
never had a single complaint about additional traffic. I know this is a legitimate concern I am not trying 
to say it isn’t. I would suggest that you drive through there and see for yourself how much traffic they 
have. I really think it will surprise you how little there is. All of our homes have two car garages, with 
room for two cars in the driveway. The only time you are going to see people visiting there is on 
Sunday’s or on Mother’s Day. There is off street parking provided throughout the community. In our 
other communities, you rarely see cars parked on the road. There is a huge need for what we create. In 
South Jordan, you have had a doubling of seniors in your own community in the last five years, and it 
is going to continue to increase. What we are trying to create here is a nice place for people who 
already live in South Jordan.  
 
Mr. Erickson said there was a question about how we can access Bangerter. I reconfirmed that when 
Governor Huntsman and his department was under UDOT, they told Salt Lake Community College 
under no circumstances will there be any access from any of this property on Bangerter Highway.  That 
was made pretty clear from the state. There were some concerns about construction traffic that the state 
will be doing on 9800 S. and Bangerter Highway. I check with UDOT and 9800 S is currently not a 
funded project. They will not start construction until after the completion of 10400 S, and 12600 S. I 
asked UDOT to give me an estimated guess of when they would start construction, and they said 
possibly 2024, so we don’t see an overlap of construction being an issue.  That being said we know that 
construction traffic can be an issue, so we would like to work with the City to plan for construction 
traffic. I think that is something that we can work through with the City. There were a couple of 
comments about punching through 9000 S, and I think I answered that earlier. It is not impossible, but I 
think it would be hard. There is private ownership on that right of way and that makes it very difficult. 
There was also a thought that there should be an access through to 3400 West. We originally got 
involved in this process because we were looking at the Fairchild property, and developing there. What 
we found is that there is not a clean “For Sale” ability to punch through to 3200 W. from 3400 West 
without getting involved with West Jordan, and that is out of our control in South Jordan. I will say that 
I do think that it make sense, I just don’t know how it happens, or what that time line looks like, but I 
do think it makes sense. There was a question about greenspace. We have a 5-acre detention pond and 
we have talked to the City about improvements through the detention pond and what can be done there. 
It is hard in Salt Lake County to find 5 acres. Where do you find 5 acres of property that is just open? 
My personal feeling is that it is just a waste if we do nothing with that detention pond, so we have 
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talked to City Staff and Leadership to see if there is a way to incorporate that detention pond, as long as 
the City is willing to maintain it long term. It is not going to be easy. It is going to require some work 
with UDOT to come up with a joint use agreement for that detention. We have addressed it a little bit, 
because they are going to take some drainage from the subdivision, so we have started to make some 
changes in the direction. There was a request to decrease density. The hard part about decreasing 
density is that at the end of the day you create more HOA space will need to be managed by the HOA, 
and increasing costs to the residents, I am not saying to “no” to this, it is just a conversation that we 
need to have. 
    
Dan McKay (Applicant) – said we know our product and we know our buyer. We know what our 
buyers want, so that is why we provide usable open space. The last thing our buyers wants is a big field 
that they are never going to use and they have to pay to maintain. They are focusing more on lounging 
around the pool, watching a movie with their grandkids, or working out in the facility that we have. 
They don’t want a Frisbee field, or a soccer field. All of our stuff is designed around what our buyers 
are looking for.  
 
Commissioner Haynes said there was a question about depreciation of their property values.  
 
Mr. Erickson said in some ways you have the belief that there is going to be additional traffic that will 
hurt the values, and I know that is a concern for those that live on 3400 W. As I look at the values on 
Zillow most of the homes in this are a valued at what the mid-price will be for our homes. I don’t think 
there will be a depreciation issue.  
 
Commissioner Jolley said the issue tonight is zoning, but to accommodate the residents we have been 
talking a lot about your proposed site plan, which will come up in another meeting for a preliminary 
site plan. We can revisit that if the zoning is changed by the City Council. Regarding your proposed 
site plan you have heard comments from the residents and we have some ideas of modifying accesses, 
most importantly the one at the north-west corner seems to be the predominate one. Are you open to 
making some minor site plan adjustments for your access points?  
 
Mr. Erickson said I can see what was proposed around the detention basin, and that is not going to get 
through engineering. It will not meet the standards of the City.  
 
Commissioner Morrissey said my question is for staff around the development agreement, if there is 
one. I would like to hear more about development agreement and where we are at with it.  
  
Planner Drozdek said there is one. I know there was a question brought up earlier about the density, 
and the number of units. That is going to be addressed in the agreement. The concern was if we grant 
an R-5 Zone to the developer they can create the number of units, but that number will be in the 
agreement so they won’t be able to change that number.  
 
Commissioner Morrissey said give me the terms that are in the agreement and what we are seeing with 
the site plan, because that is my concern in changing the zoning.  
 
Planner Drozdek said the site plan and the layout is in the agreement, so for now this is the layout we 
are using. There is Architecture, Landscaping, Density and some of the sections to the code are in the 
agreement.  
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Commissioner Morrissey said was that included in your packet. 
 
Planner Drozdek said I was instructed by the Planning Director to not put it in the packet.  
 
Staff Attorney Todd Sheeran said that direction actually came from the Legal Department. The 
applicant is here tonight for a rezone, not to negotiate or discuss the site plan. The layout is going to be 
discussed at the site plan, and that will be decided by the City Council.  
 
Commissioner Morrissey said I didn’t bring up the development agreement, or the site plan to discuss 
the specifics of the site plan. It was all in conjunction with this land use change, because if we change 
the land use and there isn’t specifics on how we use that land, I am concerned. 
 
Commissioner Holbrook said I like what has been said. I don’t think anyone is against your 
development, it’s just that there is some tweaking that needs to be done and it sounds like you are 
willing to do that. One of my first questions was if you had met with the neighbors, and you said you 
had. The other question was about the open space and what you could do with it, and it sounds like you 
are working on that, and like you said, it is a little too early to know what it is going to be. I will have 
to disagree with you on the 55 and older do not drive. They are still working until age 66, because that 
is the retirement age now and a lot of people work past that, so to say that people 55 and over don’t 
drive at peak hours is not the case at this time. Also, this doesn’t follow our future land use map, 
because it said “public use”, but like I said, people are not against your development, it is just some of 
the aspects of it. Tonight we are just considering the rezone, and in my opinion, your using this plan 
development floating zone, which I have never been a fan of, because it just surprises people (here is 
what we are putting here).  I think your development is a good use, but in my opinion going to an R-5 
Zone is a little bit much from an R-1.8 
 
Commissioner Ellis said I have a problem with 3400 W. because it is already too narrow to be a 
collector street, and to add all of that high density housing on to that you would have to widen the street 
to make it safe. You would also have to treat all of these east-west streets as though they were going to 
become through streets, and they are not wide enough. Not everyone drives small cars some people 
drive large cars and park away from the curb. When one person parks on a street like that, it obstructs 
the flow of traffic and makes it unsafe, and as it was pointed out, it would be impossible for emergency 
vehicles to respond. There is a serious traffic problem here. One of the problems I have with this 
density is it doesn’t quite follow the model in our strategic planning, and having denser housing in the 
center of the City, and when we get to the edge of the City we taper out to lower density homes, and 
larger lots. This might be ok, but it does create kind of a pocket of high density in an area surrounded 
by R-1.8, and A-5. It just seems odd. It may be the best use for that property, I don’t know.  I struggle 
with rezoning, because it creates the peninsula, or island. I found it interesting in the Public Comment 
period that only two people addressed density, which I kind of understand because they were concerned 
with the site plan, but the majority of the residents indicated in general they were ok with this type of 
development, which I think fits this type of area. The point is we are addressing the rezone tonight, and 
I don’t think we have a lot of kickback on that.  
 
Chairman Woolley said I am personally not opposed to the rezone. I think we have a lot of work to do 
between now and then to get an appropriate site plan that will work. 
  
Commissioner Morrissey said what are the developers rights in the future on that piece of property if 
we approve this rezone.  What are their rights under our City ordinances and codes? 
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Planner Drozdek said the next step would be to submit for a subdivision approval. There will be a 
Public Hearing with the Planning Commission. 
 
Commissioner Morrissey said that Public Hearing would be for a site plan, so can their options for a 
site plan can change from this? 
 
City Planner Schindler said it cannot change from whatever the development agreement says. We 
would need to follow that. Whatever the City Council approves in the development agreement it would 
be the responsibility of the Planning Commission to make sure they are meeting the development 
agreement.  
 
Commissioner Holbrook said when I first read the staff report I was totally against it. The most density 
around it is R-3, and this is to R-5. I get that it is a senior facility. It fits well, and the people are not 
against the development itself. I am glad you are here tonight, because I wanted to see how many 
people would show up, and I wanted to hear what they had to say. I am impressed that you are all so 
involved, so I wanted to thank you for that. I just can see going from R-3 to R-5 on the zoning. I 
understand you are a great developer, but it will be City Council that will decide this.  
 
 

 D.2 Potential Action Item – (See VII.D.1) 
 
Commissioner Jolley motioned to send a positive recommendation to City Council to adopt: 
Resolution R2019-16 Approving the Land Use Amendment, from Public Use to Medium Density. 
Chairman Woolley seconded the motion; Roll Call Vote was 3-2 in favor. Commissioner Holbrook 
and Commissioner Ellis Voted No. 
 
Commissioner Jolley motioned to send a positive recommendation to City Council to adopt: 
Ordinance No. 2019-02-Z approving the zone change from A-5 Agricultural to a RM-5 with a PD 
Zone, and Overlay Zone. I also recommend to the City Council that in developing the 
Development Agreement that they restrict the density to the proposed density (4.2 units per acre.) 
Also that the City Council and Staff have the appropriate road width on 3400 W to accommodate 
the proposed traffic that will be increased.  Commissioner Morrissey seconded the motion; Roll 
Call Vote was 3-2 in favor; Commissioner Holbrook and Commissioner Ellis Vote No. 

 
E.1 Issue: TEXT AMENDMENT 

PROPOSAL TO REDUCE ROOF PITCH FOR ACCESSORY 
BUILDINGS. 

  
  File No: PLZTA201900054 

   Applicant: City of South Jordan 
 
City Planner Greg Schindler reviewed background information on this item from the staff report.  
 
Chairman Woolley said with a change like that, do you see any unforeseen challenges that we are not 
thinking about? 
 
Planner Schindler said I cannot think of any.  
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Commissioner Haynes said is South Jordan Unique to this pitch requirement. 
 
Planner Schindler said I don’t know if it is completely unique or not. I know that West Jordan does not 
have a pitch requirement. They have setbacks, but they are very different than the setbacks we have in 
South Jordan.  
 
Chairman Woolley opened the Public Hearing. 
 
Douglas Kennedy, South Jordan – said I walked down my street and took some pictures of other 
accessory building in my neighborhood to show that what I am requesting already exits.  
 
Chairman Woolley closed the Public Hearing. 
 
Commissioner Jolley said by reducing this minimum you are saying they could build one with a 1/12 
pitch, but we could also have one that is steeper.  
 
Planner Schindler said yes that is correct there is no limit on the high end. 
 

 E.2 Potential Action Item – (See VII.E.1) 
 
Commissioner Ellis recommend to the City Council that it approve Ordinance No. 2019-06. 
Commissioner Holbrook seconded the motion; Roll Call Vote was 5-0 unanimous in favor.  
 

 
  
VIII.  OTHER BUSINESS  

 
Chairman Woolley said we are going to have a work session at the next Planning Commission Meeting  

  on Tuesday March 12, 2019 at 5:45 p.m.in, the Oak Conference Room and dinner will be provided. 
We will not be discussing the packet it will be strictly about issues with Rocky Mountain Power and 
what your roll is as the Planning Commission.  

 
 
 

   
 
ADJOURNMENT   
 
Commissioner Holbrook motioned to adjourn the February 26, 2019 Planning Commission meeting. 
Commissioner Ellis seconded the motion. Vote was unanimous in favor. 
 
The February 26, 2019 Planning Commission Meeting adjourned at 9:30 p.m. 
 
 



SOUTH JORDAN CITY   
PLANNING COMMISSION REPORT     Meeting Date: 03-12-2019 
 
Issue: DAYBREAK OQUIRRH LAKE PLAT AMENDED 
 SUBDIVISION AMENDMENT 
Address: Approx. 10521 S. Lake Avenue 
Project No: PLPLA201900074 
Applicant: Daybreak Communities 
 
Submitted By:  Greg Schindler, City Planner    
    Chris Clinger, Senior Engineer  
 
 
Staff Recommendation (Motion Ready): Approve Project No. PLPLA201900074 subject to 
the following:  

1. That all South Jordan City requirements are met prior to recording the subdivision 
amendment. 

 
 
BACKGROUND 
 
ACREAGE   13.945 Acres 
CURRENT LU DESIGNATION Large Scale Master Planned Community 
CURRENT ZONING PC 
CURRENT USE  Landscaping, trails, etc. 
NEIGHBORING 
 LU DESIGNATIONS,  

(ZONING)/USES  North-  Large Scale Master Planned Community  
  (P-C)/ Vacant 
 South - Large Scale Master Planned Community  
  (P-C)/Various types of residential development 
 East  -  Large Scale Master Planned Community  
  (P-C)/Townhomes 

 West - Large Scale Master Planned Community  
  (P-C)/Park-Open Space 
 

Daybreak Communities has filed an application for review of an amendment to the Daybreak 
Oquirrh Lake Plat, originally recorded in February of 2013.  The purpose of the proposed 
amendment is to divide lots O-101, O-102 and O-103 of the original plat into 4 
civic/commercial lots (C-lots), one park lot (P-lot), and leaving smaller remainders of the 
original lots O-101 through O-103.  
 
STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS: 
 
Findings: 
• The proposed amendment is consistent with the PC zone and Kennecott Master 

Subdivision requirements. 



• All State and Local codes and review requirements have been followed. 
 
Conclusions: 
• The proposed amended subdivision remains consistent with both the Community 

Structure Plan and Daybreak Development Plan. 
 
Recommendation: 
• Based on the Findings and Conclusion listed above, Staff recommends that the Planning 

Commission take comments at the public hearing and approve the subdivision 
amendment subject to the requirement listed, unless, during the hearing, facts are 
presented that contradict these findings or new facts are presented, either of which would 
warrant further investigation by staff. 

 
FISCAL IMPACT: 
• Minimal.   

 
ALTERNATIVES: 
• Approve the subdivision amendment. 
• Deny the subdivision amendment. 
• Schedule the application for a decision at some future date. 
 
SUPPORT MATERIALS: 
• Aerial Map 
• Proposed Amended Plat 
• Original Subdivision Plat 
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C-200

GRADING AND
DRAINAGE PLAN

2/26/19HORIZONTAL GRAPHIC SCALE
0

( IN FEET )
HORZ: 1 inch =        ft.20

20 10 20 40

1. ALL WORK TO COMPLY WITH THE SOUTH JORDAN CITY'S STANDARDS AND SPECIFICATIONS.

2. ALL IMPROVEMENTS MUST COMPLY WITH ADA STANDARDS AND RECOMMENDATIONS.

3. ALL WORK SHALL COMPLY WITH THE RECOMMENDATIONS OF THE GEOTECHNICAL ENGINEER
POSSIBLY INCLUDING, BUT NOT LIMITED TO, REMOVAL OF UNCONSOLIDATED FILL, ORGANICS,
AND DEBRIS, PLACEMENT OF SUBSURFACE DRAIN LINES AND GEOTEXTILE, AND
OVEREXCAVATION OF UNSUITABLE BEARING MATERIALS AND PLACEMENT OF ACCEPTABLE
FILL MATERIAL.

4. THE CONTRACTOR SHALL BECOME FAMILIAR WITH THE EXISTING SOIL CONDITIONS.

5. ELEVATIONS HAVE BEEN TRUNCATED FOR CLARITY.  XX.XX REPRESENTS AN ELEVATION OF
43XX.XX ON THESE PLANS.

6. LANDSCAPED AREAS REQUIRE SUBGRADE TO BE MAINTAINED AT A SPECIFIC ELEVATION
BELOW FINISHED GRADE AND REQUIRE SUBGRADE TO BE PROPERLY PREPARED AND
SCARIFIED.  SEE LANDSCAPE PLANS FOR ADDITIONAL INFORMATION.

7. SLOPE ALL LANDSCAPED AREAS AWAY FROM BUILDING FOUNDATIONS TOWARD CURB AND
GUTTER OR STORM DRAIN INLETS.

8. EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE
LOCATIONS BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION
OF THESE PLANS.  LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO
GUARANTEE IS MADE AS TO THE ACCURACY OR COMPLETENESS OF THE INFORMATION
SHOWN.  IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO DETERMINE THE
EXISTENCE AND LOCATION OF THE UTILITIES SHOWN ON THESE PLANS OR INDICATED IN THE
FIELD BY LOCATING SERVICES.  ANY ADDITIONAL COSTS INCURRED AS A RESULT OF THE
CONTRACTOR'S FAILURE TO VERIFY THE LOCATIONS OF EXISTING UTILITIES PRIOR TO THE
BEGINNING OF CONSTRUCTION IN THEIR VICINITY SHALL BE BORNE BY THE CONTRACTOR AND
ASSUMED INCLUDED IN THE CONTRACT.  THE CONTRACTOR IS TO VERIFY ALL CONNECTION
POINTS WITH THE EXISTING UTILITIES.  THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE
CAUSED TO THE EXISTING UTILITIES AND UTILITY STRUCTURES THAT ARE TO REMAIN.  IF
CONFLICTS WITH EXISTING UTILITIES OCCUR, THE CONTRACTOR SHALL NOTIFY THE
ENGINEER PRIOR TO CONSTRUCTION TO DETERMINE IF ANY FIELD ADJUSTMENTS SHOULD BE
MADE.

9. ALL STORM DRAIN INFRASTRUCTURE TO BE INSTALLED PER SOUTH JORDAN CITY STANDARD
PLANS AND SPECIFICATIONS.

10. ENSURE MINIMUM COVER OVER ALL STORM DRAIN PIPES PER MANUFACTURER'S
RECOMMENDATIONS.  NOTIFY ENGINEER IF MINIMUM COVER CANNOT BE ATTAINED.

11. ALL FACILITIES WITH DOWNSPOUTS/ROOF DRAINS SHALL BE CONNECTED TO THE STORM
DRAIN SYSTEM.  SEE MECHANICAL/PLUMBING PLANS FOR DOWNSPOUT/ROOF DRAIN
LOCATIONS AND SIZES.  ALL ROOF DRAINS TO HAVE MINIMUM 1% SLOPE.

12. THE CONTRACTOR SHALL ADJUST TO GRADE ALL EXISTING UTILITIES AS NEEDED PER LOCAL
GOVERNING AGENCY'S STANDARDS AND SPECIFICATIONS.

13. NOTIFY ENGINEER OF ANY DISCREPANCIES IN DESIGN OR STAKING BEFORE PLACING
CONCRETE, ASPHALT, OR STORM DRAIN STRUCTURES OR PIPES.

14. THE CONTRACTOR IS TO PROTECT AND PRESERVE ALL EXISTING IMPROVEMENTS, UTILITIES,
AND SIGNS, ETC. UNLESS OTHERWISE NOTED ON THESE PLANS.

GENERAL NOTES

SCOPE OF WORK:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR REFERENCED, THE
DETAILS NOTED, AND/OR AS SHOWN ON THE CONSTRUCTION DRAWINGS:

VERTI-BLOCK RETAINING WALL PER DETAIL 11/C-500.  DETAIL AND CALCULATIONS TO BE SUBMITTED TO 
CITY UNDER SEPARATE BUILDING PERMIT.

ROCK RETAINING WALL PER DETAIL 12/C-500.

SEGMENTED WALL WALL PER DETAIL 13/C-500.

DRAIN BASIN / IN LINE DRAIN / 12" X12" YD PER DETAIL 14/C-500

4" HP-STORM ROOF DRAIN AT 2.00% MIN SLOPE.  SEE PLUMBING PLAN FOR BUILDING CONNECTION AND 
CONTINUATION.
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PROPOSED BUILDING
FF=4337.00
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WHEN TESTING AGAINST THE
EXISTING VALVE, IF IT DOESN'T
PASS THE HYDROSTATIC TEST
THE VALVE MUST BE REPLACED

SCOPE OF WORK:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR REFERENCED, THE
DETAILS NOTED, AND/OR AS SHOWN ON THE CONSTRUCTION DRAWINGS:

6" SDR-35 PVC SANITARY SEWER LATERAL, INCLUDING CLEANOUTS AT MAXIMUM 100-FOOT SPACING.  
INSTALLATION AND TRENCHING PER SOUTH VALLEY SEWER STANDARDS AND SPECIFICATIONS.  LENGTH
AND SLOPE PER PLAN.

CONNECT TO EXISTING SANITARY SEWER LATERAL. CONTRACTOR TO FIELD LOCATE AND NOTIFY ENGINEER
IF DISCREPANCIES EXIST.

SANITARY SEWER CLEANOUT PER SOUTH VALLEY SEWER STANDARDS AND SPECIFICATIONS.

10" C-900 PVC WATERLINE, INCLUDING ALL THRUST BLOCKING AND FITTINGS, PER SOUTH JORDAN CITY 
STANDARDS AND SPECIFICATIONS. INSTALLATION AND TRENCHING PER SOUTH JORDAN CITY 
STANDARD DRAWING 3010 ON SHEET C-501.

INSTALL 10" X 6" TEE WITH THRUST BLOCK AND 6" G.V..

CONNECT TO EXISTING WATER LINE STUB. CONTRACTOR TO FIELD LOCATE AND NOTIFY ENGINEER IF
DISCREPANCIES EXIST.

CONNECT TO EXISTING WATER LINE WITH 10" X 10" TEE AND THRUST BLOCK AND (1) 10" GATE VALVE.

FIRE HYDRANT ASSEMBLY COMPLETE SOUTH JORDAN CITY CONSTRUCTION STANDARDS AND 
SPECIFICATIONS, AND STANDARD DRAWING 3056 ON SHEET C-501.

2" CULINARY WATER METER AND 2" CTS POLY CULINARY SERVICE LATERAL PER SOUTH JORDAN CITY 
STANDARD DRAWING 3091 ON SHEET C-501.

EXISTING FIRE HYDRANT; CONTRACTOR TO PROTECT IN PLACE.

INSTALL 1-1/2" METER AND 1-1/2" LATERAL PER SOUTH JORDAN CITY STANDARD DRAWING 2001 ON SHEET
C-501.  POINT OF CONNECTION FOR IRRIGATION CONTRACTOR. INSTALL BACKFLOW PREVENTION DEVICE
SEE SHEET L-200. FOR CONTINUATION.

SEE MECHANICAL PLANS FOR CONTINUATION.

EXISTING ELECTRICAL INFRASTRUCTURE; CONTRACTOR TO VERIFY IN FIELD AND PROTECT IN PLACE.

POSSIBLE VERTICAL UTILITY CONFLICT. CONTRACTOR TO LOOP WATERLINE AND PROVIDE 18" VERTICAL 
SEPARATION PER SOUTH JORDAN CITY CONSTRUCTION STANDARDS AND SPECIFICATIONS.

90° BEND WITH THRUST BLOCK.

FIRE DEPARTMENT CONNECTION.

PROPOSED GAS LINE.  COORDINATE WITH DOMINION ENERGY FOR EXACT LOCATION AND INSTALLATION 
REQUIREMENTS.

FIRE TRUCK TURNING TEMPLATE, 20' WIDE WITH 28' INSIDE RADIUS.

CUT BACK EXISTING WATER LINE & INSTALL 8"X10" REDUCER.

6" C-900 PVC WATERLINE, INCLUDING ALL THRUST BLOCKING AND FITTINGS, PER SOUTH JORDAN CITY 
STANDARDS AND SPECIFICATIONS. INSTALLATION AND TRENCHING PER SOUTH JORDAN CITY 
STANDARD DRAWING 3010 ON SHEET C-501.
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CALL BLUESTAKES
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PRIOR TO THE
COMMENCEMENT OF  ANY
CONSTRUCTION.Know what's below.
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UTILITY 
PLAN

2/26/19HORIZONTAL GRAPHIC SCALE
0

( IN FEET )
HORZ: 1 inch =        ft.20

20 10 20 40

1. ALL WORK TO COMPLY WITH SOUTH JORDAN CITY'S STANDARDS AND SPECIFICATIONS.

2. EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE
LOCATIONS BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION
OF THESE PLANS.  LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO
GUARANTEE IS MADE AS TO THE ACCURACY OR COMPLETENESS OF THE INFORMATION
SHOWN.  IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO DETERMINE THE
EXISTENCE AND LOCATION OF THE UTILITIES SHOWN ON THESE PLANS OR INDICATED IN THE
FIELD BY LOCATING SERVICES.  ANY ADDITIONAL COSTS INCURRED AS A RESULT OF THE
CONTRACTOR'S FAILURE TO VERIFY THE LOCATIONS OF EXISTING UTILITIES PRIOR TO THE
BEGINNING OF CONSTRUCTION IN THEIR VICINITY SHALL BE BORNE BY THE CONTRACTOR AND
ASSUMED INCLUDED IN THE CONTRACT.  THE CONTRACTOR IS TO VERIFY ALL CONNECTION
POINTS WITH THE EXISTING UTILITIES.  THE CONTRACTOR IS RESPONSIBLE FOR ANY DAMAGE
CAUSED TO THE EXISTING UTILITIES AND UTILITY STRUCTURES THAT ARE TO REMAIN.  IF
CONFLICTS WITH EXISTING UTILITIES OCCUR, THE CONTRACTOR SHALL NOTIFY THE
ENGINEER PRIOR TO CONSTRUCTION TO DETERMINE IF ANY FIELD ADJUSTMENTS SHOULD BE
MADE.

3. ALL SANITARY SEWER INFRASTRUCTURE TO BE INSTALLED PER SOUTH VALLEY SEWER
DISTRICT STANDARD PLANS AND SPECIFICATIONS.

4. ALL WATER INFRASTRUCTURE TO BE INSTALLED PER SOUTH JORDAN CITY STANDARD PLANS
AND SPECIFICATIONS.

6. DEFLECT OR LOOP ALL WATERLINES TO AVOID CONFLICTS WITH OTHER UTILITIES PER
GOVERNING AGENCY'S STANDARDS AND SPECIFICATIONS.

7. PROJECT SHALL COMPLY WITH ALL UTAH DIVISION OF DRINKING WATER RULES AND
REGULATIONS INCLUDING, BUT NOT LIMITED TO, THOSE PERTAINING TO BACKFLOW
PROTECTION AND CROSS CONNECTION PREVENTION.

8. THE CONTRACTOR IS TO COORDINATE ALL UTILITIES WITH MECHANICAL/PLUMBING PLANS.

9. NOTIFY ENGINEER OF ANY DISCREPANCIES IN DESIGN OR STAKING BEFORE PLACING UTILITY
STRUCTURES OR PIPES.

10. THE CONTRACTOR SHALL ADJUST TO GRADE ALL EXISTING UTILITIES AS NEEDED PER LOCAL
GOVERNING AGENCY'S STANDARDS AND SPECIFICATIONS.

11. THE CONTRACTOR IS TO PROTECT AND PRESERVE ALL EXISTING IMPROVEMENTS, UTILITIES,
AND SIGNS, ETC. UNLESS OTHERWISE NOTED ON THESE PLANS.

GENERAL NOTES

1.  ALL CONSTRUCTION SHALL COMPLY WITH SOUTH VALLEY SEWER DISTRICT'S DESIGN STANDARDS
AND CONSTRUCTION SPECIFICATIONS.

2. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF EXISTING MANHOLES AND
OTHER UTILITIES BEFORE STAKING OR CONSTRUCTING ANY NEW SEWER LINES.

3. FOUR FEET OF COVER IS REQUIRED OVER ALL SEWER LINES.

SOUTH VALLEY SEWER DISTRICT NOTES

TOTAL BUILDING GROSS AREA - 106,452 SQ. FT.
BUILDING CONSTRUCTION TYPE - V-A
FIRE FLOW REDUCTION DUE TO FIRE SPRINKLERS - 50%
CALCULATED FIRE FLOW FROM INTERNATIONAL FIRE CODE - 2,875 GPM

FIRE FLOW CALCULATIONS

incorrect reference,
change this to 3091
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Landscape

Trees

Qty Symbol Common Name Botanical Name Plant Size

22 Redbud, Eastern Cercis canadensis 2" Cal.

35 Green Ash Fraxinus pennsylvanica var. lanceolata 'Patmore' 2" Cal.

30 Maple, Norway Acer platanoides 'Emerald Queen' 2" Cal.

Shrubs

Qty Symbol Common Name Botanical Name Plant Size

69 Spirea, 'Gold Flame' Spirea bumalda 5 Gallon

66 Barberry, 'Crimson Pygmy' Berberis thunbergii atropurpurea nana 5 Gallon

65 Daphne Daphne odora 5 Gallon

65 Boxwood, Littleleaf Buxus microphylla 5 Gallon

32 Pine, Mugo Pinus mugo 'Compacta' 5 Gallon

57 Fountain Grass Pennisetum setaceum 1 Gallon

54 Blue Oat Grass Helictotrichon sempervirens 1 Gallon

Annuals-Perennials

Qty Symbol Common Name Botanical Name Plant Size

91 Daisy, Alma Potschke Michaelmas Aster novae-angliae 'Alma Potschke' 1 Gallon

LANDSCAPE NOTES: ALL PLANTER BED AREAS ARE TO BE INSTALLED WITH 4" DEEP 2"-3" DIA. NEPHI ROCK & GRAVEL COLOR 'SOUTHTOWN' OR EQUIV.
DECORATIVE ROCK OVER WEED BARRIER.

LANDSCAPE CALCULATIONS:
TOTAL LANDSCAPE AREA = 20,672 SQ. FT.
TREES REQUIRED = # / 500 = 41 TREES
ON-SITE TREES PROVIDED (EXCLUDING PARKING LOT TREES) = 64 TREES
PERCENTAGE EVERGREEN = 13 / 94 = 14%  EVERGREEN

10 Hoopsii Spruce Picea pungens glauca 'Hoopsii' 7' Min.

3 Dwarf Alberta Spruce Picea glauca 'Conica' 7' Min.

Mature Width

35'

35'

40'

8'

5'

Off-site Trees N/A N/A11 N/A

EAST QUARTER CORNER
SECTION 13
TOWNSHIP 3 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN

ELEVATION = 4322.00

BENCHMARK
CALL BLUESTAKES
@ 811 AT LEAST 48 HOURS
PRIOR TO THE
COMMENCEMENT OF  ANY
CONSTRUCTION.

Know what's below.
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South Ridge 
Gateway 

GUIDEBOOK  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 

Table of Contents 
 

 
1. PHASE I     South Ridge Gateway Townhome Style Apartment.  

2. PHASE II    LaQuinta INN 

3. PHASE III    106 Exchange II 

4. PHASE IV    SMRTL 

 
 
 
 
 
 
 
 
 
 

(Not a part)



 
 
 

PHASE I 
 

South Ridge Gateway Townhome Style 
Apartments 

 
 
 
 
 
 
 
 
 
 
 
 





































 
 
 

PHASE II 
 

LAQuinta INN 
 
 
 
 
 
 
 
 
 
 
 
 
 











 
 
 

PHASE III 
 

106 Exchange II 
 
 
 
 
 
 
 
 
 
 
 
 
 



63
' -

 0
"

53
' -

 6
"

BD E D C HF

EG

63
' -

 0
"

75
' -

 0
"

D E H C

G AB

F

DateRev# Description

A

NOTE: THIS DRAWING IS INTENDED
FOR A 24"X36" SHEET. IF PRINTED ON
ANYTHING ELSE, THIS IS A REDUCED
COPY. PLEASE SCALE ACCORDINGLY.

Job #

Owner

Date

Drawn

Checked

1 2 3 4 5

1 2 3 4 5

B

C

D

A

B

C

D

10
6 

X 
2

TH
R

IV
E 

D
EV

EL
O

PM
EN

T

RAW DESIGN STUDIO
517 SOUTH 200 WEST

SALT LAKE CITY, UT 84101

(801) 215-9729
info@rawdesignstudio.com
www.rawdesignstudio.com

18105

2/
4/

20
19

 1
1:

46
:0

0 
AM

EXTERIOR
ELEVATIONS

48
9 

W
ES

T 
SO

U
TH

 J
O

R
D

AN
 P

AR
KW

AY
SO

U
TH

 J
O

R
D

AN
, U

TA
H

 8
40

95

P201

TRHIVE
12/21/2018
DT
DM

PL
AN

N
IN

G
 C

O
M

M
IS

SI
O

N
 S

U
BM

IT
TA

L

 3/32" = 1'-0"
A1

EAST EELVATION

 3/32" = 1'-0"
C1 NORTH ELEVATION

EXTERIOR MATERIALS

A - Modular Brick (Charcoal Gray)
B - Corrugated Metal Panel (Metalic Silver)
C - Flat Metal Panel (Metalic Silver)
D - Stucco (White)
E - Fiber Cement Panels (Three Colors of Gray)
F - Annodized Aluminum Storefront Window System
G - Steel Railing (Grey)
H - Structural Steel (Black)

NOTE: WINDOWS IN FINAL DESIGN MAY
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UP WITH INTERIOR TI LAYOUTS.
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 3/32" = 1'-0"
A1

SOUTH ELEVATION

 3/32" = 1'-0"
C1 WEST ELEVATION

EXTERIOR MATERIALS

A - Modular Brick (Charcoal Gray)
B - Corrugated Metal Panel (Metalic Silver)
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E - Fiber Cement Panels (Three Colors of Gray)
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DateRev# Description

A

NOTE: THIS DRAWING IS INTENDED
FOR A 24"X36" SHEET. IF PRINTED ON
ANYTHING ELSE, THIS IS A REDUCED
COPY. PLEASE SCALE ACCORDINGLY.

Job #

Owner

Date

Drawn

Checked

1 2 3 4 5

1 2 3 4 5

B

C

D

A

B

C

D

10
6 

X 
2

TH
R

IV
E 

D
EV

EL
O

PM
EN

T

RAW DESIGN STUDIO
517 SOUTH 200 WEST

SALT LAKE CITY, UT 84101

(801) 215-9729
info@rawdesignstudio.com
www.rawdesignstudio.com

18105

2/
4/

20
19

 1
1:

46
:0

3 
AM

NORTH
WEST VIEW

48
9 

W
ES

T 
SO

U
TH

 J
O

R
D

AN
 P

AR
KW

AY
SO

U
TH

 J
O

R
D

AN
, U

TA
H

 8
40

95

P901

TRHIVE
12/21/2018
DT
DM

PL
AN

N
IN

G
 C

O
M

M
IS

SI
O

N
 S

U
BM

IT
TA

L



DateRev# Description

A

NOTE: THIS DRAWING IS INTENDED
FOR A 24"X36" SHEET. IF PRINTED ON
ANYTHING ELSE, THIS IS A REDUCED
COPY. PLEASE SCALE ACCORDINGLY.

Job #

Owner

Date

Drawn

Checked

1 2 3 4 5

1 2 3 4 5

B

C

D

A

B

C

D

10
6 

X 
2

TH
R

IV
E 

D
EV

EL
O

PM
EN

T

RAW DESIGN STUDIO
517 SOUTH 200 WEST

SALT LAKE CITY, UT 84101

(801) 215-9729
info@rawdesignstudio.com
www.rawdesignstudio.com

18105

2/
4/

20
19

 1
1:

46
:0

4 
AM

SOUTH
WEST VIEW

48
9 

W
ES

T 
SO

U
TH

 J
O

R
D

AN
 P

AR
KW

AY
SO

U
TH

 J
O

R
D

AN
, U

TA
H

 8
40

95

P902

TRHIVE
12/21/2018
DT
DM

PL
AN

N
IN

G
 C

O
M

M
IS

SI
O

N
 S

U
BM

IT
TA

L



DateRev# Description

A

NOTE: THIS DRAWING IS INTENDED
FOR A 24"X36" SHEET. IF PRINTED ON
ANYTHING ELSE, THIS IS A REDUCED
COPY. PLEASE SCALE ACCORDINGLY.

Job #

Owner

Date

Drawn

Checked

1 2 3 4 5

1 2 3 4 5

B

C

D

A

B

C

D

10
6 

X 
2

TH
R

IV
E 

D
EV

EL
O

PM
EN

T

RAW DESIGN STUDIO
517 SOUTH 200 WEST

SALT LAKE CITY, UT 84101

(801) 215-9729
info@rawdesignstudio.com
www.rawdesignstudio.com

18105

2/
4/

20
19

 1
1:

46
:0

5 
AM

SOUTH EAST
VIEW

48
9 

W
ES

T 
SO

U
TH

 J
O

R
D

AN
 P

AR
KW

AY
SO

U
TH

 J
O

R
D

AN
, U

TA
H

 8
40

95

P903

TRHIVE
12/21/2018
DT
DM

PL
AN

N
IN

G
 C

O
M

M
IS

SI
O

N
 S

U
BM

IT
TA

L



DateRev# Description

A

NOTE: THIS DRAWING IS INTENDED
FOR A 24"X36" SHEET. IF PRINTED ON
ANYTHING ELSE, THIS IS A REDUCED
COPY. PLEASE SCALE ACCORDINGLY.

Job #

Owner

Date

Drawn

Checked

1 2 3 4 5

1 2 3 4 5

B

C

D

A

B

C

D

10
6 

X 
2

TH
R

IV
E 

D
EV

EL
O

PM
EN

T

RAW DESIGN STUDIO
517 SOUTH 200 WEST

SALT LAKE CITY, UT 84101

(801) 215-9729
info@rawdesignstudio.com
www.rawdesignstudio.com

18105

2/
4/

20
19

 1
1:

46
:0

5 
AM

NORTH EAST
VIEW

48
9 

W
ES

T 
SO

U
TH

 J
O

R
D

AN
 P

AR
KW

AY
SO

U
TH

 J
O

R
D

AN
, U

TA
H

 8
40

95

P904

TRHIVE
12/21/2018
DT
DM

PL
AN

N
IN

G
 C

O
M

M
IS

SI
O

N
 S

U
BM

IT
TA

L



DateRev# Description

A

NOTE: THIS DRAWING IS INTENDED
FOR A 24"X36" SHEET. IF PRINTED ON
ANYTHING ELSE, THIS IS A REDUCED
COPY. PLEASE SCALE ACCORDINGLY.

Job #

Owner

Date

Drawn

Checked

1 2 3 4 5

1 2 3 4 5

B

C

D

A

B

C

D

10
6 

X 
2

TH
R

IV
E 

D
EV

EL
O

PM
EN

T

RAW DESIGN STUDIO
517 SOUTH 200 WEST

SALT LAKE CITY, UT 84101

(801) 215-9729
info@rawdesignstudio.com
www.rawdesignstudio.com

18105

2/
4/

20
19

 1
1:

46
:0

7 
AM

3D VIEW

48
9 

W
ES

T 
SO

U
TH

 J
O

R
D

AN
 P

AR
KW

AY
SO

U
TH

 J
O

R
D

AN
, U

TA
H

 8
40

95

P905

TRHIVE
12/21/2018
Author
Checker

PL
AN

N
IN

G
 C

O
M

M
IS

SI
O

N
 S

U
BM

IT
TA

L

NOTE: THE LANDSCAPING BEWTEEN THE BUILDING AND 106 SOUTH IN THIS RENDERING IS NOT ACCURATE.
PLEASE REFER TO LANDSCAPE AND CIVIL PLANS FOR THE MOST ACCURATE SITE INFORMATION.



CARDON RIDGE WAY
(PUBLIC STREET)

IZ
AB

EL
A 

RI
DG

E 
LA

NE
(P

UB
LI

C 
ST

RE
ET

)

SOUTH JORDAN PARKWAY
(UDOT CONTROLLED)

PROPOSED BUILDING WITH
GROUND FLOOR PARKING GARAGE

SOD

SODSOD SOD SOD

SO
D

SO
D

SOD

SOD

SOD

INSTALL 4"
METAL EDGING

SODSOD

SOD

INSTALL 4"
METAL EDGING

2ND STORY PLANTER 2ND STORY PLANTER

SOD

SO
D

SO
D

SO
D

LANDSCAPED
BERM

Landscape
Trees

Qty Symbol Common Name Botanical Name Plant Size

22 Redbud, Eastern Cercis canadensis 2" Cal.

35 Green Ash Fraxinus pennsylvanica var. lanceolata 'Patmore' 2" Cal.

30 Maple, Norway Acer platanoides 'Emerald Queen' 2" Cal.

Shrubs

Qty Symbol Common Name Botanical Name Plant Size

72 Spirea, 'Gold Flame' Spirea bumalda 5 Gallon

66 Barberry, 'Crimson Pygmy' Berberis thunbergii atropurpurea nana 5 Gallon

74 Daphne Daphne odora 5 Gallon

67 Boxwood, Littleleaf Buxus microphylla 5 Gallon

32 Pine, Mugo Pinus mugo 'Compacta' 5 Gallon

63 Fountain Grass Pennisetum setaceum 1 Gallon

68 Blue Oat Grass Helictotrichon sempervirens 1 Gallon

Annuals-Perennials

Qty Symbol Common Name Botanical Name Plant Size

85 Daisy, Alma Potschke Michaelmas Aster novae-angliae 'Alma Potschke' 1 Gallon

LANDSCAPE NOTES: ALL PLANTER BED AREAS ARE TO BE INSTALLED WITH 4" DEEP 2"-3" DIA. NEPHI ROCK & GRAVEL COLOR 'SOUTHTOWN' OR EQUIV.
DECORATIVE ROCK OVER WEED BARRIER.

LANDSCAPE CALCULATIONS:
TOTAL LANDSCAPE AREA = 20,672 SQ. FT.
TREES REQUIRED = # / 500 = 41 TREES
ON-SITE TREES PROVIDED (EXCLUDING PARKING LOT TREES) = 64 TREES
PERCENTAGE EVERGREEN = 13 / 94 = 14%  EVERGREEN

10 Bosnian Pine Pinus leucodermis 'Heldrechii Compact Gem' 7' Min.

3 Dwarf Alberta Spruce Picea glauca 'Conica' 7' Min.

Mature Width

35'

35'

40'

8'

5'

Off-site Trees N/A N/A11 N/A
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EAST QUARTER CORNER
SECTION 13
TOWNSHIP 3 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN

ELEVATION = 4322.00

BENCHMARK
CALL BLUESTAKES
@ 811 AT LEAST 48 HOURS
PRIOR TO THE
COMMENCEMENT OF  ANY
CONSTRUCTION.

Know what's below.
before you dig.Call
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SCOPE OF WORK:
PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR REFERENCED,
THE DETAILS NOTED, AND/OR AS SHOWN ON THE CONSTRUCTION DRAWINGS:

ASPHALT PAVEMENT: 3” THICK ASPHALTIC CONCRETE WITH 8” UNTREATED BASE COURSE PER 
GEOTECHNICAL REPORT AND DETAIL 5/C-500.

STAIRS IN SIDEWALK PER DETAIL 9/C-500.  SEE GRADING PLAN FOR ELEVATION INFORMATION.

4” THICK CONCRETE SIDEWALK PER APWA STANDARD PLAN NO. 231 AND SPECIFICATIONS.

24” COLLECTION CURB AND GUTTER PER DETAIL 7/C-500.

24” REVERSE PAN CURB AND GUTTER PER DETAIL 8/C-500.

TRANSITION BETWEEN COLLECTION CURB AND GUTTER AND REVERSE PAN CURB AND GUTTER.

5.0' TREE ISLAND WITH 6" CURB WALL PER APWA STANDARD PLAN NO. 209 TYPE P AND SPECIFICATIONS.

OPEN DRIVEWAY APPROACH PER APWA STANDARD PLAN NO. 225 AND SPECIFICATIONS.

HANDICAP ACCESS RAMP PER APWA STANDARD PLAN NO. 235 PER APWA STANDARD PLAN NO. 238
AND SPECIFICATIONS.

"STOP" SIGN PER M.U.T.C.D. STANDARD PLANS.

TRASH ENCLOSURE  WITH 6" THICK CONCRETE APRON WITH #4 REBAR @ 24" O.C. E.W. ON 6” 
GRAVEL BASE PER DETAIL 6/C-500

VERTI-BLOCK RETAINING WALL.  SEE GRADING PLAN FOR ELEVATION INFORMATION.  SEE DETAIL 
11/C-500.

4" WIDE SOLID WHITE PAVEMENT MARKING PER M.U.T.C.D. STANDARD PLANS.

PAINTED ADA SYMBOL AND ASSOCIATED HATCHING PER M.U.T.C.D. STANDARD PLANS.

"HANDICAP PARKING" SIGN PER DETAIL 4/C-500.

ROCK RETAINING WALL PER DETAIL 12/C-500.  SEE GRADING PLAN FOR ELEVATION INFORMATION.

SEGMENTED WALL WALL PER DETAIL 13/C-500.  SEE GRADING PLAN FOR ELEVATION INFORMATION.

CROSSWALK MARKINGS PER MUTCD STANDARD PLANS.

24” CONCRETE CURB AND GUTTER WITH 0” CURB FACE

1. ALL WORK TO COMPLY WITH SOUTH JORDAN CITY'S STANDARDS AND SPECIFICATIONS.

2. ALL IMPROVEMENTS MUST COMPLY WITH ADA STANDARDS AND RECOMMENDATIONS.

3. SEE LANDSCAPE/ARCHITECTURAL PLANS FOR CONCRETE MATERIAL, COLOR, FINISH, AND
SCORE PATTERNS THROUGHOUT SITE.

4. ALL PAVEMENT MARKINGS SHALL CONFORM TO THE LATEST EDITION OF THE M.U.T.C.D.
(MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES).

5. ALL SURFACE IMPROVEMENTS DISTURBED BY CONSTRUCTION SHALL BE RESTORED OR
REPLACED, INCLUDING TREES AND DECORATIVE SHRUBS, SOD, FENCES, WALLS AND
STRUCTURES, WHETHER OR NOT THEY ARE SPECIFICALLY SHOWN ON THE CONTRACT
DOCUMENTS.

6. NOTIFY ENGINEER OF ANY DISCREPANCIES IN DESIGN OR STAKING BEFORE PLACING
CONCRETE OR ASPHALT.

7. THE CONTRACTOR IS TO PROTECT AND PRESERVE ALL EXISTING IMPROVEMENTS, UTILITIES,
AND SIGNS, ETC. UNLESS OTHERWISE NOTED ON THESE PLANS.

GENERAL NOTES

HORIZONTAL GRAPHIC SCALE
0

( IN FEET )
HORZ: 1 inch =        ft.20

20 10 20 40

PARKING DATA TABLE
SURFACE STANDARD STALLS 180

SURFACE HANDICAP-ACCESSIBLE STALLS 6

GARAGE STANDARD STALLS 62

GARAGE  HANDICAP-ACCESSIBLE STALLS 3

TOTAL STALLS PROVIDED 251

16

17

18

SITE SUMMARY TABLE
DESCRIPTION AREA (SF) PERCENTAGE

PAVEMENT /
HARDSCAPE 65,951 57%

BUILDING FOOTPRINT 29,020 25%

LANDSCAPING 20,931 18%

TOTAL SITE 115,492
2.65 ACRES 100%

FLOOR AREA CALCULATION (SQ. FT.):
x LEVEL 1 (PARKING LEVEL)
x LEVEL 2: 21,651 (GENERAL OFFICE)
x LEVEL 3: 21,651 (GENERAL OFFICE)
x LEVEL 4: 21,651 (GENERAL OFFICE)
x LEVEL 5: 10,039
x TOTAL: 74,992 SQ. FT.

PARKING CALCULATIONS:
x 1 STALL / 300 SQ. FT. GENERAL OFFICE
x 74,992 SQ. FT. / 300 = 250 STALLS REQUIRED
x 251 STALLS AVAILABLE

19
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SOUTH JORDAN CITY   
PLANNING COMMISSION REPORT         Meeting Date: 3-12-2019 
 
Application: ROCKY MOUNTAIN POWER 
  SOUTH JORDAN TO DRAPER LINE UPGRADE 
  CONDITIONAL USE PERMIT 
 
File No.: PLCUP201800742 
Applicant: Rocky Mountain Power/Lisa Romney 
 
Submitted By: Greg Schindler, City Planner 
 
Staff Recommendation (Motion Ready): 
  

Approve with Conditions file no. PLCUP201800742 as submitted. 
 

 
I. CONDITIONAL USE REVIEW: 
 
A use is conditional because it may have unique characteristics that detrimentally affect the zone and 
therefore are not compatible with other uses in the zone, but could be compatible if certain conditions 
are required that mitigate the detrimental effect. 
 
To impose a condition, the detrimental effect must be identified and be based on substantial evidence, 
not simply a suspicion or unfounded concern. Any condition must be the least restrictive method to 
mitigate the detrimental effect.  
 
 
II. BACKGROUND:1 
 
Rocky Mountain Power (RMP) filed a Conditional Use Permit (CUP) application proposing to 
upgrade an existing power line (transmission line) from 46 kV to 138 kV and to upgrade 29 pole 
structures (generally referred to as “proposed work” or “proposal”).2  The location of the proposal 
will run from the South Jordan substation located at 10735 South Redwood Road to the Draper 
substation located at approximately 500 West 12300 South.3  The proposal will follow the same path 
as the existing lines, generally through and adjacent to the rear, side and sometimes front property 
lines of lots and parcels.4  RMP submitted all the recorded easements that show that it has rights to 
perform the proposed work at the proposed location.  This transmission line has already been 
upgraded from 46 kV to 138 kV north and south of the area designated on the current CUP 
application. 
 

                                                 
1 All support documents that have been received by staff regarding this application, can be viewed on the South Jordan 
City website at http://www.sjc.utah.gov/planning-zoning/rmp-south-jordan-to-draper-line-upgrade/  
2 See website documents “RMP-Application” and “138 kV Structure.” 
3 See website document “Project Fact Sheet.” 
4 See website documents “Easement Maps-Stamped by Surveyor” and “Structure Scoping Sheet.” 

http://www.sjc.utah.gov/planning-zoning/rmp-south-jordan-to-draper-line-upgrade/
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III. DETRIMENTAL EFFECTS (as raised by the residents or identified by staff.):5 
 

A. Easements: 
 
The residents are concerned that the RMP easements are insufficient and/or invalid for RMP to do 
the proposed work.6  Some residents requested mediation from the Office of the Property Rights 
(Ombudsman) to resolve the easement issue, which was accepted by the Ombudsman.7  To date, the 
outcome of the mediation has yet to be determined. 
 
RMP responded to the residents’ concerns by stating that it does have sufficient easements to do the 
proposed work.8  Nonetheless, it is RMP’s position that the easement dispute is a dispute between 
RMP and the residents, not the City.  According to RMP, it is outside the scope of the Planning 
Commission to consider the easement issue.  Likewise, RMP believes that the Planning Commission 
may not condition the CUP on the easement issue. 
 

B. Electromagnetic Fields: 
 
The residents are concerned that the proposed work will produce more electrometric fields (EMFs) 
than the current transmission line.  Based on the resident’s research, the residents believe that the 
increase in EMFs will increase health related issues (mainly cancer).9 
 
RMP contends that there is not any scientific studies that prove negative health impacts caused by 
EMFs.10  RMP submitted documents from the National Cancer Institute (NCI) and the National 
Institute of Environmental Health Sciences (NIEHS).  The NCI studies have stated that no 
mechanism has been identified by which EMFs, such as power lines, computers, radios or televisions, 
could cause cancer.11  The NIEHS also states that there is no definitive connection between cancer 
rates and EMFs.12  Nonetheless, RMP plans to use “no-cost” measures to reduce EMFs through 
alternative arrangements and phasing.13   
 
 C. Safety and Design: 
 
The residents are concerned with ‘other’ safety aspects of the proposed work, including clearances, 
structure strength, foundation design, power line fires, and stray voltage.14 
 
RMP provided a letter from Vernon Black, P.E., a registered professional engineer certifying the 
design of the project meets and/or exceeds all industry and PacifiCorp standards and best practices 

                                                 
5 The residents have discussed their concerns during Planning Commission meetings, City Council meeting, City Council 
work sessions, and individually with elected officials and staff.  All comments were uploaded at the website listed above.  
However, the residents may raise additional concerns at the CUP hearing. 
6 See generally website documents regarding “Citizen Comment.” 
7 See website document “Official Mediation Letter & Application.” 
8 See website document “Response Letter.” 
9 See generally website document “Citizen Comment” 
10 See website document “Clearance Requirements and EMF Mitigation.” 
11 See website document “EMF National Cancer Society.” 
12 See website document “EMF National Institute of Environmental Health Sciences.” 
13 Id. 
14 See website document from Lyman Moulton. 
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for ensuring public safety.15  The letter also stated that project design also included adherence to the 
2017 National Electrical Safety Code (NESC).16  RMP also provided information regarding stray 
voltage.17  The document references several sources including the Institute of Electrical and 
Electronics Engineers (IEEE), the U.S. Department of Agriculture (USDA) and the Public Service 
Commission of Wisconsin.  The key statement included in the RMP document states: “Stray voltage 
is not related to power system faults, and is generally not considered hazardous.” 
 
 D. Property Values: 
 
The residents are concerned that (1) the proposed work will decrease their property values and/or (2) 
prohibit new buyers from purchasing their properties because lenders will not lend on properties 
adjacent to the increased voltage line.18 
 
RMP responded to the residents’ first concern by submitting a letter from Troy Lunt of Integra Realty 
Resource, wherein Mr. Lunt provided his opinion that the upgrade in the line from 46 kV to 138 kV, 
would have “no impact or very nominal impact” on the value of the homes proximate to the line.19  
Mr. Lunt based his opinion on a study he and two co-authors undertook where they analyzed 350,000 
homes and 100,000 sales in Salt Lake County that occurred between 2001 and 2014.  The Study itself 
does state that homes “within 50 meters of these lines [138kV]see a 5.1% decrease in value….”20  
Further there is a decrease of 2.9 % to a home located 50 to 100 meters.”21  Finally that there is no 
decrease in value to a home within 50 to 100 meters of the 46 kV line but that there is a 2.5% decrease 
in value for a home located 50 to 100 meters from a 46 kV line.22 
 
RMP has not responded to the residents’ second concern but this concern was only recently submitted 
to RMP.  It is anticipated that RMP will address this concern at the CUP hearing. 
 
 E. Other Issues - Alternative Routes and Non-Compliance with RMP’s Guidelines: 
 
The residents have requested that the City demand the “alternative routes” or “scorecards” that RMP 
considered before submitting their CUP application.23  The residents are also concerned that RMP 
has not followed its own policies and guidelines.24 
 
RMP has not formally responded to the City’s request on behalf of the residents, but has informally 
stated that RMP did not conduct an “alternative route study” and is compliant with applicable policies 
and guidelines. 
 

                                                 
15 See website document “Line Safety and Design Requirements;” see also website document “Horizontal and Vertical 
Clearance for Wires.” 
16 Id; see also website document “Clearance Requirements and EMF Mitigation.” 
17 See website document “Stray Voltage Explanation.” 
18 See website document from Paula Gordon, Kish North, Dave Kowallis, and Camie Hodlmair. 
19 See website document “Real Estate Impact Letter.” 
20 See website document “Real Estate Impact Letter. P 213 under “Results Summary” 
21 See website document “Real Estate Impact Letter. P 213 under “Results Summary” 
22 See website document “Real Estate Impact Letter. P 213 under “Results Summary” 
23 See website documents “02-05-2019 Citizen Comment Jana Fullmer,” “CC 12-04-2018 Citizen Comment Chris 
Nelson,” and “CC 12-04-2018 Citizen Comment Rynda Clyde.” 
24 See website document “PC 10-09-2018 Citizen Comment Jana Fullmer Attachment C.” 
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STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:  
 
Findings: 
 
• Easements.  After thorough review, staff agrees that the Planning Commission may not determine 

the validity of the recorded easements.  However, as with any person or entity proposing to do 
work in the City, the City needs assurances that the person or entity has legal authority to do that 
work.  This case is no different.  Even though RMP submitted all the recorded easement 
documents with an associated location map, the residents have raised concerns that the easements 
are not sufficient for RMP to perform its proposed work.  To resolve this concern, the residents 
requested that the Ombudsman resolve the easement dispute.  Because there is a pending dispute 
with a body that has statutory authority to address and opine on such disputes (recognizing that 
the Ombudsman decision is not binding), the pending easement dispute does not give the City 
assurance that RMP has the proper easements to do its proposed work.  Accordingly, if the 
Planning Commission approves the CUP, staff recommends that the Planning Commission 
attached the following condition to mitigate the anticipated detrimental effect: 
 

Before RMP commences its proposed work, this conditional use permit is conditioned on: 
1.  The Ombudsman finding that the easements are legally sufficient to do the proposed work; or 
2.  RMP acquiring easements that are legally sufficient to do the proposed work.  “Acquiring” may 
include, among other things, RMP’s statutory right of condemnation or through negotiated agreements 
with the property owners. 

 
• EMFs.  Even though both parties have submitted some form of documentation that states their 

position on the EMF issue, neither party has submitted expert testimony validates their statements.  
The evidence submitted seems to conflict or is inconclusive.  Additionally, there is no federal or 
state agency that regulates EMFs.  Based on the lack of regulation, it is unlikely that EMF may be 
a detrimental effect that could be upheld in court. 
 

• Safety and Design.  Staff recommends the Planning Commission weigh the evidence presented. 
 

• Property Values.  Staff recommends that if a devaluation of property is shown to be a valid 
anticipated detrimental effect, staff proposes the following condition be attached to mitigate that 
detrimental effect: 
 

Before RMP commences its proposed work, this permit is conditioned on RMP completing appropriate 
property value analysis and mitigation. 

 
• Other Issues - Alternative Routes and Non-Compliance with RMP’s Guidelines.  The alternative route issue 

is not an issue that the Planning Commission can consider because it is a legislative issue.   
 

Conclusion: 
 

Based on the application materials and the findings listed above, if substantial evidence is 
presented at the hearing, the proposal may have at least two reasonably anticipated detrimental 
effects: (1) sufficient easement scope; and (2) decreased property values.  Notwithstanding, any 
condition imposed must be the least restrictive method to mitigate the detrimental effect. 
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Recommendation: 
 

Staff recommends that the Planning Commission take comments at the public hearing and 
approve (with the conditions stated herein and other necessary conditions) the Conditional Use 
Permit Application File No. PLCUP201800742 for the installation of an upgraded 138 kV power 
line and associated replacement power line support structures between the South Jordan power 
substation located at 10735 South Redwood Road and the Draper power substation located at 
approximately 500 West 12300 South, unless during the hearing, facts are presented that contradict 
these findings or new facts are presented, either of which would warrant further investigation by 
staff. 

 
ALTERNATIVES: 
 
• Deny the Conditional Use Permit. 
• Modify the conditions for approval. 
• Schedule the decision for a later date not to exceed the allowed timeframe. 
 
SUPPORT MATERIALS: 
 
• Location Map 
• Easement Location Maps 
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