AGENDA

CITY OF SOUTH JORDAN
PLANNING COMMISSION MEETING

MARCH 12, 2019

NOTICE 1S 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

Il. INFORMATIONAL ITEMS AND OTHER BUSINESS

A. Staff Business

B. Comments from Planning Commission Members

. 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)

Al 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 Il
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 Ashcroft Acres Subdivision
Issue: .. .
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)



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

None

VIIl. OTHER BUSINESS

None

ADJOURNMENT

CERTIFICATE OF POSTING

STATE OF UTAH )
'8
COUNTY OF SALT LAKE )

I, Anna M. West, certify that | 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 7t day of March 2019.

77, =, )
Lana’7p Lo st—
Anna M. West, CMC

South Jordan City Recorder
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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 ,

B. Motion to Approve Agenda

b
Commissioner Holbrook made-a man to approve the February 26, 2019 Planning Commission
Agenda. Commissioner Ellis secon the motion. Vote was unanimous in favor.

C. Approval of the Minutes. from the Meeting held on January 22, 2019

Commissioner Hues made amm 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

utaff 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 appi@riate 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.

Bangerter Highway. I am wondering if would reconsider that, because there is plenty of room to
have a collector street and people ca on and off Bangerter, and they would not have to go
through the subdivision. I would like you to please think about this.

Collin Tanner, South Jordan - said oriii'nally they had a street on and off as a collector route to

City Planner Greg Schindler asked Deputy City Engineer if he would like to address Mr. Tanner’s

comments. ‘ L

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 \'%\sed the Citizens Comment period.

RY 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 W

City Planner Greg Schindler reviewed background information on this item fron‘he staff report.

Chairman Woolley opened the Public Hearing to comments. There was none. He closed the Public
Hearing.

A2 Potential Action Item - (See VI.A.1) N

Commissioner Ellis motioned to approve File No. PLPL.A201800093 as proposed. Commissioner
Holbrook seconded the motion; Roll Call Vote was 5-0 u!animous in favor.

CITY PUBLIC SAFETY CENTER

B.1  Issue: DAYBREAK SOUTH JORD
PRELIMINARY VISION

Location: 5443 West Lake Avenue
File No: PLPP201801003
Applicant: Daybreal~u1munities/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.ly‘sue: 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. y

Commissioner Holbrook said this looks like a marvelous building. 5

Chairman Woolley opened the Public Hearing to comments. There was noné. 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 POTEN'@**LEGISLATIVE ACTION ITEMS
**Legislative Action = More Discretion, Reasonably Debatable (Subjective Standard)

D.1  Issue: REZONE AND LAND USE AMENDMENT
REZONI EISURE 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: PL 01801157
Applicant: Dave Erickson

Planner Damir Drozdek reviewed background information on this item from the staff report.

the east side you will be accessing, or will it be the south, and the east side, and will that go into

Commissionﬁo\yk said could you go back to the map where the empty lot is. Is it going to be on
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 lanc?outh 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 tts‘\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 le& 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 3 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 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. fficial 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 haye 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 28t 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 recor&:r this and not approve the project as
proposed.

Brad Ashby, South Jordan - said I have two kisg 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 doe 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, \;&uld not all be here if we weren’t passionate that this is not the right development
for this piec*round. 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. 5

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 thatd 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 de&itgl 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&ment 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.

o
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 northw&ccess 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, th Jordan - said one problem that we have is that we live right on the West Jordan
and South Jordan er. We have had some problems with speeding, but because we live on the edge
of both citie$ 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.

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.

Linda Sue Conner, South Jordan - said I don’? you&Ve done a complete study on this. Where

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 ovgtl‘neighborhood playing with their friends if there is this much
traffic going through. I don’t bel 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 o mes. My friend Nancy had to call the cops to get out of her driveway when it
snowed last %ay. 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 fo&erybody, 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. Q

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 im te<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 CD“‘unity College would have access to that in case of an emergency.

Chris YateS‘th ordan - 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 20"
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 tobe 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, soroughly
we have about the same amount of people as a much less development. Wehave 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. &:}f our homes have two car garages, with
room for two cars in the driveway. The only time are going to see people visiting there is on
Sunday’s or on Mother’s Day. There is off stree&king 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 semiors 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.

o

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 ﬁ%re were some concerns about construction traffic that the state
will be doing on 9800 S. and Ba er 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
\omething that we can work through with the City. There were a couple of

traffic. I think tha

comments altwunching 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 bu*rs 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.
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 w e mid-price will be for our homes. I don’t think
there will be a depreciation issue.

Mr. Erickson said in some ways you have the belief that th(is going to be additional traffic that will

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 zoni 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 ‘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.

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.

Planner Droﬁk‘shere is one. I know there was a question brought up earlier about the density,

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‘n 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. P

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 cgl’t follow our future land use map,
because it said “public use”, but like I said, people not against your development, it is just some of
the aspects of it. Tonight we are just considering{r;zone, 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 pro‘&ith 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 haveto 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 mi ht be ok, but it does create kind of a pocket of high density in an area surrounded
by R-1.8, a -5. Itjust seems odd. It may be the best use for that property, I don’t know. I struggle
with rezonh‘%cause 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. o

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 fitsswell, 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.l 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.

(See*l.D.l)

D.2 Potential Action Ite
Commissioner Jolley motioned to send a positigcommendation 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.

R

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 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
5‘ 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 alread‘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. N

Planner Schindler said yes that is correct there is no limit on-the high end.

E.2 Potential Action Item - (See(H.E.l)

Commissioner Ellis recommend to the City Cﬁ that it approve Ordinance No. 2019-06.
Commissioner Holbrook seconded the motion; Roll.Call Vote was 5-0 unanimous in favor.

VIIL OTHER BUSINES“

Chairman Woolley said we are goingto 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 pﬂet it will be strictly about issues with Rocky Mountain Power and
what your roll is as the Planning ission.

=

ADJOURNMT '

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.
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|
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 0-101, 0-102 and 0-103 of the original plat into 4
civic/commercial lots (C-lots), one park lot (P-lot), and leaving smaller remainders of the
original lots 0-101 through 0-103.

STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:
Findings:

e The proposed amendment is consistent with the PC zone and Kennecott Master
Subdivision requirements.



e All State and Local codes and review requirements have been followed.

Conclusions:
e The proposed amended subdivision remains consistent with both the Community
Structure Plan and Daybreak Development Plan.

Recommendation:

e 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:
e« Minimal.

ALTERNATIVES:

e Approve the subdivision amendment.

e Deny the subdivision amendment.

e Schedule the application for a decision at some future date.

SUPPORT MATERIALS:

e Aerial Map

e Proposed Amended Plat
e Original Subdivision Plat
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Application: 106 EXCHANGE Il - SITE PLAN

Address: 489 West South Jordan Parkway
File No: PLSPR201801175
Applicant: Greg Goffin, Thrive Development

Submitted By: Brad Sanderson, Planner ll|
Jared Francis, Senior Engineer

Staff Recommendation (Motion Ready): Approve the 106 Exchange Il site plan, file number
PLSPR201801175, with the following requirement(s):

1. The necessary waterline easement(s) shall be recorded prior to any construction.
2. The Applicant shall provide ‘will serve’ letters and/or other final approvals from utility
entities prior to construction.

STANDARD OF REVIEW:

All proposed developments and alterations to existing developments shall meet the site plan review
requirements outlined in City Code § 16.24 and the requirements of the individual zone in which a
development is proposed. All provisions of Titles 16 & 17 of the City Code, and other City
requirements, shall be met in preparing site plan applications and in designing and constructing the
development. The Planning Commission shall receive public comment regarding the site plan and
shall approve, approve with conditions or deny the site plan.

BACKGROUND

The property is 2.6 acres in size and is part of a 24.5 acre Master Development Plan (MDP), within
the Mixed-Use TOD Zone. The MDP lists general ‘uses’ and establishes minimum building heights on
certain properties within the project area. This particular site is required to have a minimum four
story building, and allows for office, or vertical mixed uses.

Proposal:

Greg Goffin, with Thrive Development, is proposing to construct a 75,000 square foot, four-story,
office building on property generally located at 489 West South Jordan Parkway. The development
will have 251 of the required 250 parking stalls, 62 of which will be completely enclosed as they will
be located within a parking garage, located below the main level of the building.

Unique to the TOD Zone:

Although the building is oriented towards South Jordan Parkway, the building itself will be setback
approximately 30 feet from the edge of sidewalk due to existing public utility easements, which is
being established as the ‘build-to’ line or setback. The parking lot will be located behind and to the
side of the building and screened from public view, thus creating somewhat of an urban street edge

Page 1 of 3



along South Jordan Parkway. Additionally, there will be multiple sidewalks between the building
and street right of way, as well as throughout the parking lot for enhanced pedestrian accessibility.

The MU-TOD Zone also requires a Design Guideline Book as part of the development of the
property. When the TOD Zone and MDP were established on the property in April 2012, the
developer was only ready to develop the townhomes portion of the project which have since been
built. As part of this proposal the current Applicant will be amending the Design Guideline Book by
further adding their elevations, materials, and site layout to the original Design Guideline Book.

STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:

Findings:

e City Staff is requiring all easement to be recorded prior to commencing work on the site.

e The site has some significant topography change across the property, causing the Applicant to
incorporate retaining walls and landscaped berms within the site.

e The City’s Architecture Review Committee reviewed the proposal in accordance with the MU-
TOD Zone and have forwarded their positive recommendation to the Planning Commission.

Conclusion:

Based on the findings listed above, Staff concludes that, per the requirements listed above;

e Based on the application, materials submitted by Applicant, Staff’s review of the application,
and the findings listed above, Staff concludes that the proposal meets all of the provisions of
Titles 16 & 17 of the City Code.

Recommendation:

e Based on the Findings and Conclusion listed above, Staff recommends that the Planning
Commission take comments at the public hearing and approve File No. PLSPR201801175,
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:

e Deny the application.

e Propose modification(s) to the application.

e Schedule the application for a decision at some future date.

SUPPORT MATERIALS:

e Location Map

e Civil Plans

e Elevations

Design Guideline Book (proposed amendment)

City Engineer Approval: M VKQ My\f"’
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) 1 TO A DEPTH OF 12 INCHES OR REPLACING SOILS VDADE/"VN |OF 124NCHES. REPLM}EMEMV F PROVIDE TOPSOIL | BORADE 5238
] 4 SHALL INGLL SUITABLE FILL OVERLAI PLAGING TOPSON. 6, TOPSOIL PLACEMENT & WETLAND LEGEND S8
| SRECTIE TGOl ToPEOK CEP T AL BEAS NCTED DNV LNGSOARE 1 . AL CoumAcTeD S B <353
" ! IO OF I g O RENEAATED COMPACTLD 618Vl o Wk B e S EH
| CoNaTRUCTON MANAG PROVDE NPORTED T0P501 S REGURED WPCRTEDT0P804 YL BE SURLECS O TESTHG.Y T [ S
DEogy
Sheet L-2 P UHEL
HALF 0, MITIGATION WEYLANDS £8%
) SOD LAWN oS Lite
500 LAWNTO DE A DROUGHT TOLERANT 50D FROM SEED LIKE ‘BLUE RIEBON SEED BLENS" e e e S e s e b 0%
s PArwis ROVRL AL rors Ao o5 T b
FELDS 10 SFED KENTUKY BCENG DROUSHT TOLERANS 07 OF OCAALE P Sop. o Aoty Crshue £XiSTING THES T0 REMAIY
& SUBMIY SUBPLIER SPEGFICATION SHEET 10 ANBSCAPE ARCHTECT Toriis oo,
o wors
REGURED TOPROTECT eV UM 6 ARERS
l g g LEGEND
3 e Urassaots vnsmmun s Sy oA e " .
. ) LAY AREAS SHAL RAVE .- DEPTHOF oroNED
L / s s Erats ) e e
" o T " 16, ALL VECHANICAL EQUPMENT HICLUDING ELECTRICAL TRANSFORMERS T0 BE SCREENED FROM 152 SELONITCP OF CONCRETE WhLKS AND CORBS. N
. s www"';;;;t 7 = A, VIEW WTH LANDSCAPE VATERIAL.
R i R N i NOMHRSIGATED SEEDING PER KOTE #10
¢ e S \\ '
4 Sl p ¥ ) ! SHRUS BEDS SHALL 8E A 12" LAYER OF APPROVED N
o ﬂ - : O SR i A or nedoet H
e ' OVER DEWHT PRO 5 WEED BARRIER
ban g & / PR AL SR
i A / o Wmm-wmmm o pockaven
o 7 b RS b, 4.2 H Del WEFD BARRIER FABRIC, FINISH Gf
N% e, i I O GOBRLE T0 32 LEVEL Wk BT TN WAL A Y "
i TR AR ]
i s 08°01'55" W -p ! Y 0820
22 ‘ ! BOUTH STREET IMPROVEMENTS
/ ' i i
NoTA paRT
CONIFERS BOTANICAL NAME / COMMON NAME CONT CAL SEE QTY
TN S6o Siniporis ssapuorar | Rocky Viootain uiper i i
PG Piws ig Austion Black ine " e »
JORDAN RIVER CORRIDOR RE-VEGETATION SEEDING
N DECIDUOUS TREES  BOTANICAL NAME / COMMON N cont oA sze arv e
ki BETNIG clula nigra  River Birch Mull-Tronk Vsl 6 -
3" x 4~ CATTLE GRID FENCE EXTENDING SPECIES Fisijgiace a
FRA URB Fraxinus pennsylvanica ‘Urbanile’ / Urbanile Ash B&B 2Cal 12 NATURAL WOOD RAIL I ENCE AND POSTS FROM TOP OF FENCE TO GROUND LEVEL Grasses. =
PRESSURE TREATED C Greal Bosho whd 16 {Loymus chnereus) 200 5
2 9 ”: B0LTS ATTAGHER TO THE BACK OF THE FENCE Wesiem M\N\Erﬂu {Pascopyrum smithi) 200 ]
oE s Gleisia Wiacanihos Ineris ‘Shademaster T ShadmasterLoousl 588 Z'Cal s . S e v et 23 H
vt hy o
MAL SPR Malus x"Spring Snow’ / Spriag Seow Crab Apple Cont,  2°Cal 2 I’ 3 P post 1 (.,m.s =0 ' ®
e e s
PRUMEL Prunus viginlana malanocarpa / Weslem Chiokeberry 10 gal 14 T o n p
. jo £
SALAMY Salix amygdallodas / Peach Leal Willow 15 gal 5 T Basin big sagebrush (Artmiska Uidontalc) s0 17} 3
REs. [ o b et ctons) H g8
: e o Bl Wi ., By e 2
Wi saLaLa Sal lga/ Black Wi 5 s 1H e st fato = S L -
i ) ) ity 8 £
ULM EM2 Ulmus propingua Emerald Sunshine' / Emerald Elm Cont.  2'Cal 15 0 ; 3
3 Ewo
umoar T T— A ) - PR — 20 5
: - L 8o o (Liwim o) 20 a k=g
¢ SHRUBS BOTANICAL NAME COMMON NAME_ CONT. Tolal (PLS bsA <0 ©
) i Fib 6o Ribes uraum / Gogon & Sl Tt S Wi (LS o) na e I8
R i e - BT B A P 2% HAVE THE FINISH GRADE APPROVED TOPSOIL e O3
2 v 12 2 i ROS WOO Rosa woodsii / Mounlain Rose Sal mn wlu. BE TILLED OR DISKED TO A DEPTH OF 4 INGHES, THE SEED BED SOIL1ILL THEN BE. =
P L 40 R Rt AL e i O e ZTT
R 75 «@:f;m:”,ucww';,,,, s SPIGAL Spiraca japonica *Galeen' P.P.AF, / Double Play Arist Splrea 2gal 5, WASTE WATERALS I THE PLANTING ANEAS SUGH AS WEEDS, roVve ngineer:
A % CARGER BUI oW WATERALS RUBGLE. o S MR ST S e pproved by City Engi EROR
cuasses BOTANICAL NAVIE/ CONMON NAYE - HOVED FROM T SITE. WEEDS L B 5L OUT Y 1 ROOTS i o ansd
5 SALARY_ o 4 : - =
T———.SAUARU__ Celamagroslis srundinacea ‘Kad Fosrsier | Foerier’s Feathor Grass 1 gal AL SECBING TIVE 15 HOM OE OUER 15 0 NOVENOER 107t SPRING SEEOUG 14 150 © O
2 - MARCH 15T 70 Apr 15t THE ABOVE RATE IN oL c
e s SEom gLy . N
e \ wani 10 TACKEIER 3 = 5
Ut UIGER ESSURE AMATURE OF TSR 0 SLATIE OR EOUAC AT T AT OF o, @ s
| | ? 1600 L2 OF BLVER FIER MULGH AN 195 L85 OF WO A TACKIE R Fen Ak A £ g D2
SEED 3€D, 4 = 3
\ THE ARGVE SEED M, ONGE ESTABLISHED WILL SURVIVE VTl N0 ADSITIONAL I KGATIoN & § O3
: WATER, THE GRASB VALL GROW 10,12 6 18 NGHES ThL THE CRASS . Rcom S 1D 533
S,
# | Master Plan e
25)@ 2
A1 | Landscape Planting Plan p————
e Seale 160
i Scale 1" = 60° oy s et NORTH
3 RAIL POLE FENCE Pt et
ML POLE FENCE o w w1
=
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JORDAN RIVER CORRIDOR RE-VEGETATION SEEDING

GRADING, TOPSOIL PLACEMENT AND COMPACTED SOILS:
DUE TO THE PROBLEAS OF COMPACTED SOILS WITH THE FINISHED LANDSCAPE ANDPOOR DRAINAGE 1

LANDSCAPE NOTES:

ANEW RESIENTIAL DEVELOPWENT WL BE DEVELOPED ON A STE THAT WILL REGUIRE THAT CRADE BETWEEN
TUPTO CREATE ACOMON SCAPING, FTC,

AND SPECIFICATINS SECTION. (SUBGRADE SURFACE SHALL NOT BE SKOOTH, BUT A ROUGH
'SURFACE SHALL EXIST FOR A TRANSITION ZONE OF TOPSOIL TO SUBSOIL) IF AREAS OF

TOPSOIL IS P! BETLLED

'SUBGRADE BECOME
AGAIN BEFORE TOPSOIL PLAGEMENT.

nTHE ING AKEAS AND LANDSCAPE PLANTING THAT DOES NOT GROW OR CANNOT
= 'WISKSTAND EXTENDED USE, 1HE FOLLOWING PROCEDURE SHALL 8E FOLLOWED, CONTRACTOR SHALL
K WITH THE CONSTR NAGER ON THE GRADING, TOPSOIL PLACEMENTAND 2. CONTRACTOR ECTAT
‘COMPACTED SOIL REMEDIATION. [F THE GRADING, TOPSOIL PLACEMENT. FRECONSTRU w
NoT loN M BE CHFORM TOALL
INSTALLATION LSS TRIES
PROCEOURES, APPLCARE 10 TS FROECT,
FIISH SUBGRADE AND TOPSOIL PLACEMENT AND GRADING SHALL CONSIST OF: a L, MECHMICAL,
ELECTAICAL EPLANS, ETC., THSSITE

1

AL IRREGULARITIES AND DEBRIS, THEN TILL AND SCARIFY SUBSOIL « ALMTERAL ACCETANCE.

BEFORE PLACING TOPSOIL [

FLAT AREAS TO CREATE A UNIFORM LEVEL SUBGRADE. INSTALLATION OF LABOR AND MATERIALS,
2. PLACE TOPSOIL GVER ALL 10 THE PLAN

RACTOR SHALL EXAM THE WORKS T06E PERFORMED
AND HOTIFY THE GENERAL CONTRACTOR INWRITING OF UNSATISACTORY GONDITIONS, DO KOT PROCEED UNTL
‘CONDITIONS HAVE BEEN CORRECTED.

WORK, CON

WITH CENERAL RRIGATIN
SLEEVES, ELECTRICAL CONDUITS, SIGNAGE, ETC. A DAVAGED UTITIES AND SITEINPROVEMENTS DAVAGED BY

KEYED NOTES FOR ALL SHEETS
PROPERTY LINE (LIMITS OF CONSTRUCTION)

(62 EXISTING WETLANDS. DO HOT DISTURS, REFER 10 GIVL DRAYNGS

T AEROVED WETLAND PLANTING AND EXISTING TREES 16
it

NPROVEMENTS BY OTHERS IN GATEVIAY PHASE

(35) RETANING WALLS (REFER O CVIL GRADING PLANS & DETAIS)

(35 6"WIDE BY 4 DEEP EXTRLOLD CONCRETE NOW CURS

CBE) 1 WG Y 5.5 DEEP CONGHETE MW CURS NEXT 10 BTTUGTLAES

(37 1'T02'SIZED LANDSGAPE SOULDERS T0 RETAIN SLOPE W
PUANTING POCKETS FOR SHRLES (REFER T0 CVL GRAONG PLAN)
TVPIGALAT ALL STAIRS # GRADE CHANGES, ETC.

(B) 3 RAIL POLE FENCE, REFER TO DETAL A5, 3 RAIL POLE FENCE" ON
SHEET L.

(05) WETLAND BOUNDARY, REFER TO CIVIL DRAWINGS.

el
3

eet L-3 greces PLS Lowiac
Great Basn v e Loy coasis) 200
Wesomahestgrass Paseopyrum i) 0
Sy ungnts (on caunda s o) 25
Sheap ek (esnca o) ios
o salras D6l spesio) 10
Toal (LS b s
Batka by sagobash (Aromst dorial) so
Rubbor aabinbaueh | Ediametia nauscosis) S0
3 s, Ao cancsconsy 35
Garner's saltbrush (Atiplex | 12
To (P b fid
ower (Gakusn s 20
Bl oo 20
Tol LS biAcre) b
To S e (LS ) 7o
AREAS 70 6 SEEDED WILL HAVE THE FINISH GRADE ESTABLISHED WITH AN APPROVED TORSOIL
a UAT WILL 8€ TLLED OR DISKED 10 A GEPTH OF 4 NI CS. THE SCED BED SOIL WL THEN BT
Sheet L-4 LEVELED WITHA WO00 FRAME OR DRAG SEEDING SURFACE. DURG
GRADING, WAS £ NATEIALS IN THE PLANTING AREAS SUCHAS WEEDS, ROCKS ZHNCHES ANO
CARGER, BUILDING NATERIALS. RUGBLE, WIRES, CANS, GLAS, LUMBER, STICKS, E1C. S4aLL bE
HEMOVED FROM THE SUE. WEEDS SRALL BE DLG O BY THE ROOTS
FALLSEEDING TE IS FROM OGTOBER 15T T0 NOVENBER Q0TH. SPRING SEEDING TEIS FROM
VARCH STTO Aprt 15 SOW SCED WATURE AT THE ABOVE RATE I 2 IRECTIONS WITH AN
% CAANICA, SEEDER DRI S
) o D B L oEE OUER A 15 T AND ARLA MAT AL c o i it
k) SHALL BE 1600 LBS PER ACRE' TACKIFIER.
& R PRESSURE A MNXTURE 07 WATER AND SILUNISER” OREGUAL AT THE RATE OF

1650 LBS OF SILVER FIBER MULCH AND 150 LB OF ‘W-BINDER' TACKIFIER PER ACRE ONTO THE
SEED BED.

IRRIGATION

SUm

A PN

SIS
N
=

GRANITE SEED COMPANY
1697 Was1 2100 Norh

D WiLL SURVIVE N
WATER. THE GRASS WILL GROW TO 12 TO 16 INCHES TALL. THE GRASS WiLL BROWN OUT MD.
MER.

Y SEED 14X TO COME FROM A LOGAL SOLRGE AND SUPPLIER,

170 2" SIZED LANDSGAPE BOULDERS TO RETAIN
‘GRADE/SLOPE AT ELEVATION CHANGES, REFER TO CMIL
GRADING PLAN, TO KEYED NGTES 17

‘SUBMIT SAMPLE OF COBBLE ROCK, BARK WUCH &
LANDSCAPE GOULDERS TO OWNER FOR REVIEW &

R TES RER TORBONL ANALYSIS REFONT. THEN THL (40 SCAIING, SCARIYING R RPPIG. NOWRIGATED GRASSES AND WILD FLOWERS JORDANRIVER !
VIAY BE NEEDED F THE TOPSOIL IS COMPACTED TO LODSEN THE SOIL ANDTHEN IT WL B2 CORRIDOR SERDALS WX PER BOUTH I0RDAN CITY SPECFCATIONS
TILLED T0 THE SPEGIFED AL PLANTNATERILS SHALL MEET OR DXCEED SCHEDILE, o
COMPOST IS DEFIED IN-COMPOST GUALITY GUIDELINES FOR LANDSCAFING: BY ISMAN, KGENING,  RESERVES THE RIH e EETTVE GLAUTY = | @ PR
CERNY, USU EXTENSION, 3 MARCH 2003 FROUECY PR SPECIHONTIONS. ALL DECIU HERLL WL bl v o
ToTEGROUND. AL R SEcNG WX
4 ReTLL ToR SOILS THAT FOROETENTION PO il
Sy w . m svomes (2 & LONG BENCH ON 7 CONCRETE PAD SET INLANDSCAPE ORWITH
VALK TO BENCH WHERE NOTED. GENCH T0 B A PLASTISCOL
; ¢ i
(ARGE OPEN LEVEL AREAS. Pri To cRenTe ‘Aneas ORI AT Al o e AMALK TO BECHIEIE NOTED, BEH TCEAFLASTIRCL l A
OF THE LANDSCAPE ARCHITECT OR WRAPPED N THE FALL TO PROTECT THE FOLLOWING EL HARDWARE,
OwnER. s R,
7. REMOVE WASTE MATERIALS OVER 1*IN SIZE SUCH AS STONES, ROOTS, ESIRABLE 9 ALL: BEFORE BED: WETLAND PLANTING,
AL BERAXED VR D UNFRUL e
PUNTIG, PISHING, DRAGEING. A0 e Nasoeen () COORDINATE TREE PLANTING WITH RETAINNG WALL DESION AND
g i - RETAIMING WALL GEO-GRID FOR APPROVED PLANTING PROCEDURES
8. NO GRADING OR SOIL PLACEMENT SHALL BE UNDERTAKEN WHEN SOILS ARE WET OR FROZEN. 16, PROVIDE A J-FOOT DIAMETER GRASSFREE RING OF BARK MULCH AT A 4 INCH DEPTH FOR EOGRIO,
HEAD, PLACE A POLY TEE GURRD AT THEBASE OF LL TREES NLAWHAREAS .
EXTENSIVE COMPACTED S0LS: o
1S CURITYTORSOR., £
CONTRACTOR SHALL RENOVATE EXISTING COMPAGTED SOLS I ALL CONSTRUCTION AND STAGING e Topson vl FEdsihG &
AREAS, ANO AREAS OF ABANDONED ROADS WHICH HAVE BEEN COMPACTED BY GONSTRUCTION OUSITE TOPSOL IS ROOKY, T ML et Gl
s s CARIPYING g8
TG A DEPTH OF 12 INCHES OR REPLACING SOILS T0 A DEPTH OF 124NCIIES, REPLACEMENT OF PROVIOE TOPSOR DEPTHS AS NOTED ON THE LA FOR LN AREAS, D SUBGRADE DOWN S REQUIRED BEFORE WETLAND LEGEND Weisg
FLACHE 0PSO WHERE REQUIRED AND SCARIY SUBGRADE A5 HOTED W THE-GRADIG, TOPSOK PLACTHET & 3
SPECIFIED TOPIL (TOPSOIL DEPTH SHALL B2 AS NOTED ONTHE LANDSCAPE PLAN) FINAL COUPACTED SOAS NOTE. L:82
T AEAOF e EXISTING WETLANDS oYuln
CONSTRUCTION WANAGER. ToresTGBYIE 8igz:
D528
u o MITIGATION WETLANDS AL
AN CNE LS TOPSCR \KCED. <383
SOD LAWN w b
0 waEwCE CE o o -
50D LAWN TO BE A DROLIGHT TOL ERANT SOD FROM SEED LIKE ‘BLUE RISSON SEED BLEND" 'ACCEPTANGE. AT THE OF ANDSCAPE ACCEPTANCE, HRUB PLANIIG, IREES AND THE SO0DED N SHAL E M = T OF
FROW GRANITE SEED OR S0D FROM CHANSHARE FARMS OYAL BLUE I WATIE SOILS SPORTS. CHE SO0 LAIN AL BEFOR @
ToLERN “BIOPLAY S0D" S0DAYS WITH O DORIS MIVH BFORE ACOEPYMCE. THE CONTRACTOR SHALL PROVDE TERPORARY — A
SuBIT FOR REVIEW AND FENCRK; A REQURED FOR W LAWNS TOKEEP SOHOOL CHLDREN OF
APPROVAL GeCOES ESTARL LEGEND
REGURED T0PROTECT NEWIY PANTED ARERS.
GRANTESEEDCOMPANY  CHANSKARE FARMS. £10GRASS S0D FARMS LAY AREAS SHALL HAVE A 4'DEPTH OF APPROVED
LEHL Ut 84013 TREMONTON. UTAH 14337 SANDY, UTAH 04070 “ TOPSOILFINISH DIRT GRADE BEFORE 50D 15 FLAGED
icttient Pt 01365000 Sl 1 7 BELOW TGP OF CONCRETE WALKS AND CURGS. -
15, ALL MECHANICAL EQUIPNENT | SIIRUB DEDS SHALL BE A 12° LAYER OF APPROVED K
HEHMTH LANOSCAPENATERL TOPSOIL COVERED WITH A 4* LAYER OF SHREDDED 3
BARK MULCH OVER DEWITT PRO 5 WEED BARRIER 3
) FASRIC B ALL SHAUD BECS.
OPEN SPACE AND TREES REQ. E
5 LAYER OF 3" WASHED & CLEAN CORBLE ROCK OVER
41,000 SF OF LANDSCAPE OPEN SPACE WITH 1 TREE REQ, PER 500 SF OF OPEN SPACE IS 71 DEWITY PRO 5 WEED BARRIER FABRIC, FINSH GRADE l
TREES REQ. WITH 43 TREES (60%) KEQ. T0 BE 2 CALIPER ALONGWITH T TALL EVERGREENS OF CORBLE 0 B2 LEVEL 11K ABUTTIHG WALKS Ao i
“TREES. THE REMINDER OF THE TREES, 28 TREES (40% ) CAN BE 1,5" CALIPER WITH4' TALL CURBS.
EVERGREEN TREES.  THE FOLLOWING TREES RAVE BEEN PROVIOED:
SHRUB PLANTING AREA, REFER 10 PLANT SCHEDULE
“ 2 capeR oF Trees ane T AND GALL OLTFOR TYPE OF PLANT
r bt i u .
31 EXTRA TREES PROVIDED TO BE USED ON STORM WATER DETENTION AREA CALCULATION TOTALS /| oraean L i
f55:3

Landscape Plenting Plan - Master
SOUTH RIDGE TOWNHOMES

South Jordan Gateway & 10600 South, South Jordan, Utah

vt Detailed Grade Boulder Retaining - Typical All }3, e ony
o "iita Lot
Master Plan Landscape Planting Plan e F
2 sca an i D4 Scale 1/16"=1° ok
Landscape E@[lammc%jcﬂ!ggg Approved by City Engineer) svmer _ NORTH [ ===
) s
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EXISTING WETLANDS

MITIGATION WETLANDS
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EXISTING TREES TO REMAIN
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LEGEND
LAWY AREAS SHALL FAVE A DEPTH OF APPROVED

South Jordan Gateway & 10600 South, South Jordan, Utah

Landscape Planting Plan
i SOUTH RIDGE GATEWAY

152 BELOW TOP OF CONCRETE WALKS A QURDS. PLANT SCHEDULE PARCEL "B" Detailed
NONARRIGATED SEEDING PER KOTE #10 conFeRs BOTANICAL NAME J COMMON NAVE CoNT gaL slze amy . - ) H
s e uvoar Rt 28 Landscape Planting Plan
- s Ao ko se e ow e
SHAUB BEDS SHALL BE A 12* LAYER OF APPROVED Scale 1/16
Tomo VO WA VLR O SAO0LD  DECIDUOUS TREES  BOTAHOALNAME/ COMMONMAIE cowr o sz o sewes SOIAMCAL WAL rcDMOIE conr av
S IR L L0 St hneen e e G oo ARl e oo o g PARGEL 2"
S e e I
87 LAYER OF 3" WASHED & CLEAN COBBLE ROCK OVER A U Fraxins ponnsylvankca Urhanke'  Uibark: Ash L & i b Soal . Total Opsn Space 63,014 s (Includes weliands, kess roads)
TP S e o OV . . ; s o .
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PLANT SCHEDULE PARCEL "A"
DECIDUOUS TREES ~ OTAMIEAL HAME I COMMON NAVE. cont oty
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\ FOP DEL Populys delloisa ‘Skoundand | Easiar Collonwood Soudand 16 gol 38
*

4
é»
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N

R
Y
i

SALAWY Salx anygdakods | Poach Loal Wiow 15ga 10

sALBLa Selbi nigm  Black Whow 1500 2

ShRuBS 'BOTANICAL NAME { COVMON NAVE cont o1y
RO W00 Rosa woodst /Mounlain Roso Sgal 12

19

Total Oncn Spaca 54822 ¢ (oo wortce)
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LEGEND 17
7| LAWNARERS SHALL HAVE A 4 DEPTHOF APPROVED
PO FINSH OIRT GRADE SFFORE 50D 15 PLAGFD

GRADF RFFORE SOD IS
'2° BELOW TOP OF CONGRETE WALKS AND CURBS,

NOM{RRIGATED SEEDING PER NOTE #10.

o1

TS

/ 'y ——— SHRUB BEDS SHALL BE A 12° LAYER OF APPROVED o
= g / " ‘TOPSOIL COVERED WITH A 4° LAYER OF SHREDDED ki
% ; \ 4 / 7 R | SR R BVITY P WeED BARRER E
% £/ oo 7 T FASRIC N ALL SHAUS BEDS. H
7 o g / o7 4 D 7 y v o [2 34| 6% LAYER OF 3" WASHED & CLEAN COBBLE ROCK OVER 5
SIS Gateys oy DS CI33 | DeVATY Pt 5 WEED BARRIER PADC,FINISH GRADE i
cch # Aol i T - Pe - <3347 OF conal TO BF LEVEL WITH ABUTTING WALKS AND
N e i = ‘\ N SR s,
c\ \‘\‘0 X 0% V' saa 7777/ EXSTING Lawi peR 10600
Q ‘g “ \ K insi ’ } U /0/7 /| Saimisreer wpovenenrs
N X S £ % N
Y I 7 4
¢ 5
S S ) 4 " T voraearr
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"\ , 8 L A AN £ 5

PUANT NV TREES I
OPENING I THE EXISTING
RUSSIAN OLIVE TREES,

00 NOT PLANT HEW TREES It
SEVWERLINE EASEMENT,

REFER 10 CIIL UTIITY PLANS.
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XSG TREES
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SOUTH RIDGE GATEWAY
South Jordan Gateway & 10600 South, South Jordan, Utah

Landscape Planting Plan
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PROVIDE GUTTER AND DOWNSPOUT
i FROM UFPER ROOF TO GRADE. TYP.
LT w%

1l

=t

DI

]

T

COACH LIGHT ON PHOTO=CELL. COURTYARD

ADJACENT 0 ENTRY, TYP.

PROVIOE GUTTER AND DOWNSPOUT
| oW uper RoCF To GRadoE. e,

DRIVE - SIDE
(B \EXTERIOR ELEVATION

WSCALE T /8 = 10"

/ A\ EXTERIOR ELEVATION

7-201.1) SCALE : 1/4 = 10"

LEGEND

BRICK VENEER MASONRY
FIBERGLASS-REINFORCED ASPHALT SHINGLES
METAL FLASHING AND TRIM

VINYL WINDOWS & SLIDING GLASS DOORS
(097206 VENEER STUCCO

074846 ) FIBER—CEMENT SIDING (LAP, BOARD & BATTEN, OR
PANEL, SEE ELEVATIONS)

CTulbleand hrsociales,

SOUTH RIDGE TOWNHOMES

10868 South Jordan Gateway
South Jordan, Utah 84095
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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.

11 BACKGROUND:'

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”).” 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.” 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." 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.

U 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.”

# See website documents “Easement Maps-Stamped by Surveyor” and “Structure Scoping Sheet.”

RMP Conditional Use Permit
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1. DETRIMENTAL EFFECTS (as raised by the residents or identified by staff.):’

A. Easements:

The residents are concerned that the RMP easements are insufficient and/or invalid for RMP to do
the proposed work.® Some residents requested mediation from the Office of the Property Rights
(Ombudsman) to resolve the easement issue, which was accepted by the Ombudsman.” 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.” 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).’

RMP contends that there is not any scientific studies that prove negative health impacts caused by
EMFs."” 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."" The NIEHS also states that there is no definitive connection between cancer
rates and EMFs."”” Nonetheless, RMP plans to use “no-cost” measures to reduce EMFs through
alternative arrangements and phasing."’

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."*

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

> 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.”

1 See website document “EMF National Cancer Society.”

12 See website document “EMF National Institute of Environmental Health Sciences.”

1374

14 See website document from Lyman Moulton.

RMP Conditional Use Permit
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for ensuring public safety.” The letter also stated that project design also included adherence to the
2017 National Electrical Safety Code (NESC)." RMP also provided information regarding stray
voltage."”  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 1 alues:

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."

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."
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 LLake 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....””
Further there is a decrease of 2.9 % to a home located 50 to 100 meters.”* 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 a2 home located 50 to 100 meters from a 46 kV line.”

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.” The residents are also concerned that RMP
has not followed its own policies and guidelines.*

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 1d; 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 Hodlmait.

19 See website document “Real Estate Impact Letter.”

20 e website document “Real Estate Impact Letter. P 213 under “Results Summary”

2L See website document “Real Estate Impact Letter. P 213 under “Results Summary”

22 §¢e website document “Real Estate Impact Letter. P 213 under “Results Summary”

2% 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.”

2 See website document “PC 10-09-2018 Citizen Comment Jana Fullmer Attachment C.”

RMP Conditional Use Permit
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STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:

Findings:

o  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, RNMP’s statutory right of condemnation or through negotiated agreements
with the property owners.

e [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.

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

o  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.

o 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.

RMP Conditional Use Permit
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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:

e Deny the Conditional Use Permit.
e Modify the conditions for approval.

e Schedule the decision for a later date not to exceed the allowed timeframe.

SUPPORT MATERIALS:

e Location Map
e Hasement Location Maps

RMP Conditional Use Permit
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SOUTH JORDAN CITY

PLANNING COMMISSION REPORT Meeting Date: 03/12/2019
_—___—— e e e
Issue: ASHCROFT ACRES SUBDIVISION

PRELIMINARY SUBDIVISION PLAT
Address: 10700 S. 1055 W.
File No: SUB-2016.01
Applicant:  Charles Judd, J Lamar Holdings, Inc.

Submitted by: Damir Drozdek, Planner I1I
Shane Greenwood, Supervising Senior Engineer

Staff Recommendation (Motion Ready):
e Approve the Ashcroft Acres preliminary subdivision plat, File No. SUB-2016.01.

ACREAGE: Approximately 5 acres

CURRENT ZONE: R-1.8 (Single-Family Residential, 1.8 lots per acre)
CURRENT USE: Single-family residence

FUTURE LAND USE PLAN: RURAL (Rural Residential, up to 1.8 lots per acre)
NEIGHBORING ZONES/USES: North — A-5 / Vacant raw field

South — A-5 / Single-family residence
West — R-1.8 / Single-family residential subdivision
East — A-5/ 1055 West street

STANDARD OF APPROVAL:

Once all application requirements have been met, redline corrections made, revised plans and plat
submitted and city staff approval given, the preliminary subdivision plat application will be scheduled
on the Planning Commission agenda for a public hearing at which public comment will be taken. Notice
of the public hearing shall be provided in accordance with chapter 16.04 of this title. The Planning
Commission shall receive public comment at the public hearing regarding the proposed subdivision. The
Planning Commission may approve, approve with conditions or if the project does not meet City
ordinances or sanitary sewer or culinary water requirements, deny the preliminary subdivision plat
application.

City Code § 16.10.060
BACKGROUND:
The proposed subdivision is located at approximately 10700 South 1055 West. The City Council

designated 1055 West street as a “Historical Route” with Resolution R2015-18 on March 17, 2015. The
road cross-section was also adopted that includes 20 feet of paved road surface within the right-of-way
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(ROW) and drainage swales on both sides of the road. The swales are located outside of the ROW and
are privately owned and maintained. There is no sidewalk or curb and gutter on this road.

As previously mentioned, the proposed subdivision will be accessed by 1055 West. It will contain nine
(9) lots and one (1) parcel. The road (Harvest Pointe Cove) coming off 1055 West will transition into a
standard city road (55-foot ROW) including curb/gutter, parkstrip and sidewalk. The road surface is 28
feet wide. The road will terminate in a cul-de-sac with a sufficiently wide turnaround to meet the City
standards and requirements. Sidewalks along the road will terminate at the intersection of 1055 West
and Harvest Pointe Cove.

Parcel A is a storm water detention pond that is proposed to be fenced off by a six-foot-tall vinyl fence
on its east, south and west boundary, and by a six-foot-tall masonry wall on the north boundary. Parcel
A will be privately owned and maintained, and will not be landscaped because it will be completely
screened from view by fences. Harvest Pointe Cove is a public street and will include all of the standard
public infrastructure (e.g. street lights and signage). A portion of the existing 1055 West street will be
dedicated to the City, but no significant changes or improvements will be made to 1055 West.

The developer will construct a six-foot decorative masonry wall along the entire south boundary of the

subdivision (lots 5-8). The developer will also construct a masonry wall along the north boundary of
lots 1 and 2. City Code does not require fencing along the west subdivision boundary.

STAFF FINDINGS, CONCLUSIONS & RECOMMENDATION:

Findings:

e The proposed development is located in the R-1.8 zone. The zone allows for up to 1.8 lots per acre.
The Ashcroft Acres subdivision will have density of 1.76 lots per acre.
All of the lots meet the minimum zoning requirements (e.g. lot size and lot frontage).
The cul-de-sac street and the improvements on 1055 West street along the frontage of the project
will meet the minimum City Code standards and requirements.

Conclusion:
e The proposed preliminary subdivision plat application meets the City Code requirements and thus
should be approved.

Recommendation:

e Based on the Findings and Conclusions listed above, Staff recommends that the Planning
Commission take comments at the public hearing and approve the Application, 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:
e Generally, the cost of providing services to residential uses exceed the revenues generated by such
uses. This project should follow the trend.
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ALTERNATIVES:
e Approve an amended Application.
e Deny the Application.

e Schedule the Application for a decision at some future date.

SUPPORT MATERIALS:

Aerial Map

Zoning Map

Ashcroft Acres Subdivision Plat
Site Plan C-200

DAL

Damir Drozdek, AICP
Planner III, Planning Department
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