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Salt Lake County Planning Commission 
Public Meeting Agenda 

Wednesday April 10, 2013 
 8:30 A.M. 

THE MEETING WILL BE HELD IN THE COUNTY COUNCIL CHAMBERS, COUNTY 
GOVERNMENT CENTER, MAIN FLOOR, ROOM #N1100, 2001 SOUTH STATE STREET. ANY 

QUESTIONS, CALL 385-468-6700 

REASONABLE ACCOMMODATIONS FOR INDIVIDUALS WITH DISABILITIES WILL BE 
PROVIDED UPON REQUEST.  FOR ASSISTANCE, PLEASE CALL 468-2120 OR 468-2351: 

TDD 468-3600. 
The Planning Commission Public Meeting is a public forum where the Planning Commission 
receives comment and recommendations from applicants, the public, applicable agencies and 
County staff regarding land use applications and other items on the Commission’s agenda.  In 
addition, it is where the Planning Commission takes action on these items.   Action may be taken 
by the Planning Commission on any item listed on the agenda which may include: approval, 
approval with conditions, denial, continuance or recommendation to other bodies as applicable.   

 
Business Items – 8:30 a.m. 

1) Adoption of minutes from the March 13, 2013 meeting. 
2) Wasatch Canyons General Plan update  
3) Review of Membership Status / Volunteer Forms 
4) Review of Bylaws 
5) Other Business 

 
Public Hearings – (Immediately following business items) 
28242 – Alan Longstaff – Requesting preliminary approval for the 2 lot Longstaff acres 
Subdivision – Address: 2627 East 10000 South – Community Council: Granite – Zone: R-1-
43 (Residential – 1 acre min lot size) – Planner: Todd A. Draper 
 
28263 – Ty Vranes – Requesting Conditional Use approval of an 8 lot Planned Unit 
Development (PUD) consisting of 4 Twin Homes – Address: 8795 South 1300 East – 
Community Council: Sandy Hills – Zone: A-1 (Agricultural/Residential, 10,000 sq. ft. min. lot 
size) Planner: Todd A. Draper 
 
28303 – Dave Erickson representing TM Crushing and G&N Properties LLC – Rezone request 
from A-20 (Agricultural) to S-1-G (Sand and Gravel/Residential) – Address: 6816 South U-One 
Eleven Highway – Zone: S-1-G (Sand and Gravel/Residential)  – Planner: Todd A. Draper 
  



 

 
 

 
 
28304 – Dave Erickson representing TM Crushing and G&N Properties LLC – Requesting 
Conditional Use approval for Sand and Gravel extraction – Address: 6816 South U-One Eleven 
Highway – Zone: S-1-G (Sand and Gravel/Residential) – Planner: Todd A. Draper 
 
28306 – Darlene Batatian for Snowbird Ltd. – Requesting Preliminary Plat approval for the 
Monte Cristo 7-lot Single-family Subdivision located within the Snowbird Mountain Resort 
Center Boundary – Address: 8901 E. Little Cottonwood Canyon Rd. – Zone: FR-20/FCOZ – 
Planner: Spencer G. Sanders 
 
28324 – Kam Havard and Dennis Watt representing Digis Wireless – Conditional Use approval 
for a new Wireless Telecommunications Facility – Address: 7741 W. Country View Lane – 
Zone: FA-2.5 (Foothill Agricultural) and Foothills and Canyons Overlay Zone (FCOZ) – 
Planner: Todd A. Draper 
 
28334 – Marc Sullivan – Requesting Conditional Use approval of a Dwelling group, to build an 
additional Single family dwelling on site with an existing Single Family Dwelling. Address: 
8520 South 1000 East – Zone:  A-1 (Agriculture/Residential, 10,000 sq. ft. min. lot size) – 
Planner: Jim Nakamura 
 
 
Meeting Adjournment 
 
  



 

 
 

 
Rules of Conduct for the Planning Commission Meeting 

 
First: Applications will be introduced by a Staff Member. 
 
Second: The applicant will be allowed up to 15 minutes to make their presentation. 
 
Third: The Community Council representative can present their comments. 
 
Fourth: Persons in favor of, or not opposed to, the application will be invited to speak. 
 
Fifth: Persons opposed to the application will be invited to speak. 
 
Sixth: The applicant will be allowed 5 minutes to provide concluding statements.  
 
 
  
 Speakers will be called to the podium by the Chairman. 
 
 Because the meeting minutes are recorded it is important for each speaker to state their name 

and address prior to making any comments. 
 
 All comments should be directed to the Planning Commissioners, not to the Staff or to 

members of the audience. 
 
 For items where there are several people wishing to speak, the Chairman may impose a time 

limit, usually 2 minutes per person, or 5 minutes for a group spokesperson. 
 
 After the hearing is closed, the discussion will be limited to the Planning Commission and 

the Staff.  
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 2 4 2
Applicant Name: Alan Longstaff Request: Subdivision
Description: 2-lot Longstaff Subdivision
Location: 2627 East 10000 South
Zone: R-1-43 Residential Single-Family Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not Applicable
Staff Recommendation: Approval with Conditions
Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

The applicant has filed a number of previous applications in the past to subdivide this property, there are 
some issues that need to be resolved before a final approval of the preliminary plat can be granted or a 
Final Plat can be recorded.  Most of these early attempts were expired due to inactivity or lack of 
compliance with the conditions necessary to complete said approval actions.  
  
The main issues are determining the conformance of the structures currently on the property with 
current ordinance and the continued conformance of those structures with the zoning ordinance after 
the recordation of a subdivision plat.   Additionally there are issues related to Heath and Safety that need 
to be resolved, primarily related to emergency vehicle access and Health Department approval related to  
Sewage Disposal.  
 

1.3 Neighborhood Response

No response received

2.0 ANALYSIS

2.1 Applicable Ordinances

Chapter 19.14 requires lots within the R-1-43 zone to be a minimum of 1 acre (43560 sq. ft. ) in size and 
have a lot width of at least 100 feet.  
  
Single Family Dwelling as well as Agriculture (the raising of crops) are listed as permitted uses in the 
R-1-43 zone.   
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2.2 Subdivision Requirements

18.08.010 - Procedure generally. 

The planning commission shall be the land use authority for subdivisions. In order to assure that each 
subdivision fully complies with the provisions of this title, the director or director's designee shall administer 
formal application and review procedures for subdivisions. An application shall not be deemed complete 
until the full application, fees and all required materials have been submitted. The payment of a partial fee 
and submission of preliminary plans for a pre-submittal review does not constitute a complete application.  

Each process shall include the following components:  

A. An application procedure, which shall include: 

1. Submission of an application form, as designed by the director or director's designee to clearly indicate the 
type of application, property address, applicant information, and other pertinent information;  

2. Submission of supplementary materials, including a legal description, property plat, the required number 
of plans/preliminary plats, and mailing labels (if required) for notifications;  

3. Payment of fees, as required under Title 3, Revenue and Finance.  

B. A review procedure, which shall include: 

1. An on-site review by the director or director's designee as provided by Utah Code 17-27a-303;  

2. Review of the submitted site plan/preliminary plat for compliance with county land use ordinances;  

3. Reference of the application and site plan/preliminary plat to any other government agency and/or affected 
entity which the director or director's designee deems necessary to protect the health, safety, and welfare of 
the public and to ensure the project's compliance with all applicable ordinances and codes;  

4. The processing of any exception requests that have been made in conjunction with the subdivision 
application.  

C. A preliminary plat approval procedure, which shall include: 

1. Confirmation that all necessary agencies have responded to the requests for recommendation with a 
recommendation of approval or approval with conditions;  

2. Integration of the recommendations from the other government agencies and affected entities involved 
above into the preliminary plat;  

3. Receipt of a recommendation from the planning staff; 

4. Approval of the preliminary plat as outlined in Section 18.12.030, and issuing a preliminary plat approval 
letter.  

D. A final plat approval procedure, which shall include: 

1. An engineering review to ensure that the final plat complies with all conditions of approval of the 
preliminary plat and to ensure that the final plat complies with the design standards, codes, and ordinances 
and with minimum engineering/surveying requirements;  
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2. A check of appropriate background information, such as: lot access, property title, record of survey, field 
boundary verification, etc.;  

3. The collection of the necessary approval signatures (planning commission representative, director or 
director's designee, health department, district attorney, county mayor or their designees) on the final plat;  

4. Payment of final fees and bond; 

5. Recordation of the plat. 

  

18.08.015 - Time limits. 

Subdivision applications are subject to expiration according to the following schedule unless, for good cause 
shown, the applicant is granted an extension of time by the director or director's designee:  

A. A subdivision application shall expire if the applicant has not filed any of the required documents for 
preliminary plat approval within six months of the submission of a complete application.  

B. A subdivision application shall expire if the final plat is not submitted to planning and development 
services within six months of the preliminary plat approval.  

C. A subdivision application shall expire if the final plat has not been signed by the county mayor within six 
months of the approval of the director or director's designee.  

D. A subdivision application shall expire if the final plat has not been recorded within six months of the date 
of the county mayor's signature on the plat.  

  

18.12.010 - Required information. 

A. The preliminary plat, prepared on paper twenty-one inches by thirty inches, shall contain the information 
specified in this section and comply with the following requirements:  

1. Description and Delineation. In a title block located in the lower right-hand corner the following shall 
appear:  

a. The proposed name of the subdivision, which name must be approved by the planning and development 
services division;  

b. The location of the subdivision, including: 

i. Address, 

ii. Section, township and range; 

c. The names and addresses of the owner, the subdivider, if different than the owner, and of the designer of 
the subdivision;  

d. The date of preparation, scale (no less than one inch to equal one hundred feet) and the north point.  
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2. Existing Conditions. The plat shall show: 

a. The location of and dimensions to the nearest bench mark or monument; 

b. The boundary lines of the proposed subdivision indicated by a solid heavy line and the total approximate 
acreage encompassed thereby;  

c. All property under the control of the subdivider, even though only a portion is being subdivided. Where 
the plat submitted covers only a part of the subdivider's tract, a sketch of the prospective street system of the 
unplatted parts of the subdivider's land shall be submitted, and the street system of the part submitted shall be 
considered in the light of existing general street plans, other planning commission studies and the County 
Transportation Improvement Plan;  

d. The location, width and names of all existing streets within two hundred feet of the subdivision and of all 
prior platted streets or other public ways, railroad and utility rights-of-way, parks and other public open 
spaces, permanent buildings and structures, houses or permanent easements and section and corporation 
lines, within and adjacent to the tract;  

e. The location of all wells, proposed, active and abandoned, and of all reservoirs within the tract and to a 
distance of at least one hundred feet beyond the tract boundaries;  

f. Existing sewers, water mains, culverts or other underground facilities within the tract and to a distance of 
at least one hundred feet beyond the tract boundaries, indicating pipe sizes, grades, manholes and exact 
location;  

g. Existing ditches, canals, natural drainage channels, and open waterways and proposed realignments;  

h. Boundary lines of adjacent tracts of unsubdivided land, showing ownership where possible; 

i. Contour at vertical intervals of not more than two feet. Highwater levels of all watercourses, if any, shall 
be indicated in the same datum for contour elevations;  

j. Nearest installed fire hydrants on or within five hundred feet of the proposed subdivision. 

4. Proposed Subdivision Plan. The subdivision plan shall show: 

a. The layout of streets, showing location, widths and other dimensions of (designated by actual or proposed 
names and numbers) proposed streets, crosswalks, alleys and easements;  

b. The layout, numbers and typical dimensions of lots, and in areas subject to foothills and canyons overlay 
zone provisions, designation of buildable areas on individual lots.  

c. Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for use of 
property owners in the subdivision;  

d. Building setback lines, including showing dimensions where required by the planning commission;  

e. Easements for water, sewers, drainage, utility lines and other purposes, if required by the planning 
commission;  

f. Typical street cross sections and grade sheets where required by the planning commission or other 
interested county divisions;  
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g. A tentative plan or method by which the subdivider proposes to handle stormwater drainage for the 
subdivision.  

 

2.3 Other Agency Recommendations or Requirements

County Boundary/ CGS Engineering Review 

1.  Record of Survey must be received by County Surveyor’s office before plat can leave Planning and 
Development and the following statement A Record of Survey has been filed as #xxxxxxxxxxx in the S. L. 
County Surveyor’s Office MUST be included in the Surveyor’s Certificate on the final mylar, the x’s being 
the RSC No. received from the County Surveyor’s office 
2.  All required improvements must be bonded for before plat can be recorded.  Full improvements are 
required along frontage.  Dedication will be required and must be shown on plat. 
3.  Show easement for ingress/egress on private road 
4.  Show Fire Hydrants on Final Plat along with distance to back line of subdivision by path of travel 
5.  Require 4 copies of Final Civil drawings signed by Licensed Engineer for all improvements after 
approvals from Hydrology, Grading and Traffic have been received 
6.  Label all areas to be dedicated to County as "Area Hereby Dedicated to Salt Lake County" 
7.  All Streets within 200 ft. of the proposed subdivision must be shown on plat 
8.  Include the area to be dedicated to county within the perimeter boundary description 
9.  Label all utility and drainage easements on final plat  
10. A preliminary report of title will be required at the final stage of the project.  They are only good for 60 
days so don't get it until we are at the final plat stage 
11. Accessory building on Lot 2 must be removed before subdivision plat can be recorded 
12. Power poles may need to be moved at owner's expense to accomodate improvements in the Right-
of-Way 
  

Building Inspection Review 

PRIOR TO BUILDING APPROVAL, WILL NEED TO HAVE FIELD INSPECTION FROM BUILDING TO VERIFY 
EXISTING ACCESSORY STRUCTURE IS STILL IN COMPLIANCE WITH PREVIOUS CASES AND APPROVALS. AT 
TIME OF INSPECTION, WILL VERIFY THAT THE STRUCTURE IS BEING USED AS STORAGE USE ONLY. PLEASE 
CONTACT BUILDING DEPARTMENT TO SCHEDULE THE INSPECTION AT YOUR CONVENIENCE. 
  
Geology Review 

No issues identified 
  

Grading Review 

Conditional approval is subject to the following: At the time of the building permit a site grading and 
drainage plan with the home and the landscaping is required to be submitted for review and comment. 
  
Health Department Review 

The Health Department has not responded to the request for review nor approved of the subdivision at 
this time.  They are likely waiting on the applicant to submit connection letters from the sewer and water 
providers before they will respond.  
  
County Traffic Engineering Review 

No response received to date 
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Unified Fire Authority Review 

Revisions to the site plan are required to bring it into compliance with the codes/ ordinances 
administered by this agency.  
  
Fire access requirements: Fire department access roads required and unobstructed width of 20', height of 
13'6", designed and maintained to support the imposed loads of emergency apparatus. Surface to 
provide all weather driving capabilities. Shall have an inside turning radius of 28 feet. Maximum grade of 
10%.  Access roads over 150' shall have an approved turn-around. 
  
(From letter from Sandy City Fire - First responders to this area) 
1. 1 Fire Hydrant is required. 
2. 1,500 gpm fire flow is required. 
3. No combustible construction is allowed until the fire hydrant is installed and the access roadways are 
complete.  
4. Private drives must be a minimum of 20' wide and have 13' 6" in clear height. No parking allowed along 
the roadway. 
5. No portion of the roadway surfaces in this project exceed 12% grade.  
6. Roadway requires an approved turn around. 
7. Comply with fire department access requirements of the 2009 international fire code. 
  
Urban Hydrology Review 

The proposed site plan is approved pending a technical review by this agency. 
1.  Basin # 251 - Bell Canyon.  $4,289.00 per acre impact fee. 
2.  The developer shall be required to permanently  contain all generated water on his own property or 
routed to an approved Salt lake county storm drainage system. 
3.  The developer shall grade this property in accordance with the approved site grading and lot drainage 
plan so as not to discharge any additional storm water onto adjacent properties. 
 

2.4 Other Issues

Planning Review 

1. Provide evidence of initial and/or continued Heath Department approval for the septic system on the 
property. 
  
2. Provide evidence of an existing and continuing agricultural use (raising of crops) located upon lot 2 to 
which the existing oversized accessory structure would be accessory to after the subdivision is recorded. 
  
3. Meet fire department requirements for the width and height associated with the access driveway. 
Provide a turn-around and applicable easements as required. 
  
4. Show The location of all wells, proposed, active and abandoned, and of all reservoirs within the tract 
and to a distance of at least one hundred feet beyond the tract boundaries;  
  
5. Need to show Existing sewer connections within the tract and to a distance of at least one hundred 
feet beyond the tract boundaries. 
  
6. Must show Nearest installed fire hydrants on or within five hundred feet of the proposed subdivision. 
 Please Adjust/shift the preliminary plat drawing so that the fire hydrant is not located inside a signature 
box. 
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7. The traffic engineer has not yet responded.  Improvements to 10000 South may yet be required as part 
of the technical review.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Subdivision with the following conditions:

1 ) Comply with all agency and staff recommendations and requirements as listed in the above staff 
report. 

3.2 Reasons for Recommendation

1 ) Approval of the preliminary plat is contingent upon meeting all ordinance requirements and 
required development standards of requried reviewing agencies. 

3.3 Other Recommendations

None at this time
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CONSTRUCTION NOTES

GENERAL

1.  ALL MATERIALS AND CONSTRUCTION SHALL BE IN ACCORDANCE WITH  SANDY CITY STANDARDS, SANDY CITY
STANDARDS AND APWA MANUAL OF STANDARD SPECIFICATIONS 2002 EDITION.

2.  CONTRACTOR AND APPLICABLE SUBCONTRACTORS SHALL ATTEND ALL PRE-CONSTRUCTION CONFERENCES
AND PERIODIC PROGRESS MEETINGS. PRIOR TO ANY WORK BEING PERFORMED, THE CONTRACTOR SHALL
CONTACT SANDY CITY FOR A PRE-CONSTRUCTION CONFERENCE.  CONTRACTOR SHALL ALSO NOTIFY THE
APPROPRIATE PROJECT CONTACTS (48) HOURS IN ADVANCE OF SAID MEETING.

3.  CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PUBLIC SAFETY AND OSHA STANDARDS.

4.  THE CONTRACTOR SHALL FAMILIARIZE HIM/HER SELF WITH THE PLANS, THE GEOLOGY REPORTS AND THE SITE
CONDITIONS PRIOR TO COMMENCING WORK. CONTRACTOR SHALL INSPECT THE SITE OF WORK PRIOR TO
BIDDING TO SATISFY THEMSELVES BY PERSONAL EXAMINATION OR BY SUCH OTHER MEANS AS THEY MAY PREFER,
OF THE LOCATION OF THE PROPOSED WORK, AND OF THE ACTUAL CONDITIONS OF AND AT THE SITE OF WORK.

CONDITIONS WHICH APPEAR TO THEM TO BE IN CONFLICT WITH THE LETTER OR SPIRIT OF THE PROJECT PLANS
AND SPECIFICATIONS, THEY SHALL CONTACT THE ENGINEER FOR ADDITIONAL INFORMATION AND EXPLANATION
BEFORE SUBMITTING THEIR BID.

SUBMISSION OF A BID BY THE CONTRACTOR SHALL CONSTITUTE ACKNOWLEDGMENT THAT, IF AWARDED THE
CONTRACT, THEY HAVE RELIED AND ARE RELYING ON THEIR OWN EXAMINATION OF (1) THE SITE OF THE WORK, (2)
ACCESS TO THE SITE, AND (3) ALL OTHER DATA AND MATTERS REQUISITE TO THE FULFILLMENT OF THE WORK AND
ON THEIR OWN KNOWLEDGE OF EXISTING FACILITIES ON AND IN THE VICINITY OF THE SITE OF THE WORK TO BE
CONSTRUCTED UNDER THIS CONTRACT.

THE INFORMATION PROVIDED BY THE OWNER OR THE ENGINEER IS NOT INTENDED TO BE A SUBSTITUTE FOR, OR
A SUPPLEMENT TO, THE INDEPENDENT VERIFICATION BY THE CONTRACTOR TO THE EXTENT SUCH INDEPENDENT
INVESTIGATION OF SITE CONDITIONS IS DEEMED NECESSARY OR DESIRABLE BY THE CONTRACTOR. CONTRACTOR
SHALL ACKNOWLEDGE THAT THEY HAVE NOT RELIED SOLELY UPON OWNER OR ENGINEER FURNISHED
INFORMATION REGARDING SITE CONDITIONS IN PREPARING AND SUBMITTING THEIR BID.

5.  ALL WORK SHALL COMPLY WITH THE AMERICAN PUBLIC WORKS ASSOCIATION UTAH CHAPTER (APWA) MANUAL
OF STANDARD SPECIFICATIONS 2002 EDITION AND THE MANUAL OF STANDARD PLANS 2002 EDITION. SAID
STANDARD SPECIFICATIONS AND PLANS SHALL BE SUBSIDIARY TO MORE STRINGENT REQUIREMENTS BY
APPLICABLE LOCAL JURISDICTION.

6.  THE CONTRACTOR SHALL BE SKILLED AND REGULATORY ENGAGED IN THE GENERAL CLASS AND TYPE OF
WORK CALLED FOR IN THE PROJECT PLANS AND SPECIFICATIONS.  THEREFORE, THE OWNER IS RELYING UPON
THE EXPERIENCE AND EXPERTISE OF THE CONTRACTOR, IT SHALL BE EXPECTED THAT THE PRICES PROVIDED
WITHIN THE CONTRACT DOCUMENTS SHALL INCLUDE ALL LABOR AND MATERIALS NECESSARY AND PROPER FOR
THE WORK CONTEMPLATED AND THAT THE WORK BE COMPLETED IN ACCORDANCE WITH THEIR TRUE INTENT AND
PURPOSE.

THE CONTRACTOR SHALL BE COMPETENT, KNOWLEDGEABLE AND HAVE SPECIAL SKILLS ON THE NATURE, EXTENT
AND INHERENT CONDITIONS OF THE WORK TO BE PERFORMED. CONTRACTOR SHALL ALSO ACKNOWLEDGE THAT
THERE ARE CERTAIN REGULAR AND INHERENT CONDITIONS EXISTENT IN THE CONSTRUCTION OF THE PARTICULAR
FACILITIES WHICH MAY CREATE, DURING THE CONSTRUCTION PROGRAM, UNUSUAL OR PECULIAR UNSAFE
CONDITIONS HAZARDOUS TO PERSONS, PROPERTY AND THE ENVIRONMENT.  CONTRACTOR SHALL BE AWARE OF
SUCH PECULIAR RISKS AND HAVE THE SKILL AND EXPERIENCE TO FORESEE AND TO ADOPT PROTECTIVE
MEASURES TO ADEQUATELY AND SAFELY PERFORM THE CONSTRUCTION WORK WITH RESPECT TO SUCH
HAZARDS.

7.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL PERMITS AND LICENSES REQUIRED FOR THE
CONSTRUCTION AND COMPLETION OF THE PROJECT, AND SHALL PERFORM ALL WORK IN ACCORDANCE WITH THE
REQUIREMENTS AND CONDITIONS OF ALL PERMITS AND APPROVALS APPLICABLE TO THIS PROJECT.  THE
CONTRACTOR SHALL ENSURE THAT THE NECESSARY RIGHT-OF-WAY, EASEMENTS, AND/OR PERMITS ARE
SECURED PRIOR TO CONSTRUCTION. CONTRACTOR SHALL OBTAIN APPROPRIATE PERMITS WHERE APPLICABLE
FOR ANY WORK DONE WITHIN RIGHT-OF-WAY OR EASEMENTS FROM THE CITY OF  SANDY AND/OR UDOT.
CONTRACTOR SHALL NOTIFY CITY, COUNTY, AND/OR STATE, 24 HOURS IN ADVANCE OF COMMUNICATING THE
WORK, OR AS REQUIRED BY SAID PERMITS.

8.  CONSTRUCTION STAKING FOR GRADING, CURB, GUTTER, SIDEWALK, SANITARY SEWER, STORM DRAIN, WATER,
AND ELECTROLIERS SHALL BE DONE BY THE OWNER'S SURVEYOR. THE CONTRACTOR SHALL NOTIFY THE
SURVEYOR FORTY-EIGHT (48) HOURS IN ADVANCE OF THE NEED FOR STAKING. ANY STAKING REQUESTED BY THE
CONTRACTOR OR THEIR SUBCONTRACTORS THAT IS ABOVE AND BEYOND STANDARD STAKING NEEDS, WILL BE
SUBJECT TO AN EXTRA WORK BACK CHARGE TO THE CONTRACTOR. THE CONTRACTOR SHALL EXERCISE DUE
CAUTION AND SHALL CAREFULLY PRESERVE BENCH MARKS, CONTROL POINTS, REFERENCE POINTS AND ALL
SURVEY STAKES, AND SHALL BEAR ALL EXPENSES FOR REPLACEMENT AND/OR ERRORS CAUSED BY THEIR
UNNECESSARY LOSS OR DISTURBANCE.

9.  IT IS INTENDED THAT THESE PLANS AND SPECIFICATIONS REQUIRE ALL LABOR AND MATERIALS NECESSARY
AND PROPER FOR THE WORK CONTEMPLATED AND THAT THE WORK BE COMPLETED IN ACCORDANCE WITH THEIR
TRUE INTENT AND PURPOSE.  THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY REGARDING ANY
DISCREPANCIES OR AMBIGUITIES WHICH MAY EXIST IN THE PLANS OR SPECIFICATIONS.  THE ENGINEER'S
INTERPRETATION THEREOF SHALL BE CONCLUSIVE. THE CONTRACTOR SHALL BE HELD RESPONSIBLE FOR ANY
FIELD CHANGES MADE WITHOUT PRIOR WRITTEN AUTHORIZATION FROM THE OWNER AND/OR ENGINEER.

10.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ADEQUATELY SCHEDULING INSPECTION AND TESTING OF ALL
FACILITIES CONSTRUCTED UNDER THIS CONTRACT. ALL TESTING SHALL CONFORM TO THE REGULATORY
AGENCY'S STANDARD SPECIFICATIONS. ALL TESTING AND INSPECTION SHALL BE PAID FOR BY THE OWNER; ALL
RE-TESTING AND/OR REINSPECTION SHALL BE PAID FOR BY THE CONTRACTOR.

11.  IF EXISTING IMPROVEMENTS NEED TO BE DISTURBED AND/OR REMOVED FOR THE PROPER PLACEMENT OF
IMPROVEMENTS TO BE CONSTRUCTED BY THESE PLANS, THE CONTRACTOR SHALL BE RESPONSIBLE FOR
PROTECTING EXISTING IMPROVEMENTS FROM DAMAGE. COST OF REPLACING OR REPAIRING EXISTING
IMPROVEMENTS SHALL BE INCLUDED IN THE UNIT PRICE BID FOR ITEMS REQUIRING REMOVAL AND/OR
REPLACEMENT OF EXISTING IMPROVEMENTS. THERE WILL BE NO EXTRA COST DUE THE CONTRACTOR FOR
REPLACING OR REPAIRING EXISTING IMPROVEMENTS. WHENEVER EXISTING FACILITIES ARE REMOVED, DAMAGED,
BROKEN, OR CUT IN THE INSTALLATION OF THE WORK COVERED BY THESE PLANS OR SPECIFICATIONS, SAID
FACILITIES SHALL BE REPLACED AT THE CONTRACTOR'S EXPENSE, AFTER PROPER BACKFILLING AND/OR
CONSTRUCTION, WITH MATERIALS EQUAL TO OR BETTER THAN THE MATERIALS USED IN THE ORIGINAL EXISTING
FACILITIES. THE FINISHED PRODUCT SHALL BE SUBJECT TO THE APPROVAL OF THE OWNER, THE ENGINEER, AND
THE RESPECTIVE REGULATORY AGENCY.

12. THE CONTRACTOR SHALL MAINTAIN A NEATLY MARKED SET OF FULL-SIZE AS-BUILT RECORD DRAWINGS
SHOWING THE FINAL LOCATION AND LAYOUT OF ALL MECHANICAL; ELECTRICAL AND INSTRUMENTATION
EQUIPMENT; PIPING AND CONDUITS; STRUCTURES AND OTHER FACILITIES. THE AS-BUILTS OF THE ELECTRICAL
SYSTEM SHALL INCLUDE THE STREET LIGHT LAYOUT PLAN SHOWING LOCATION OF LIGHTS, CONDUITS,
CONDUCTORS, POINTS OF CONNECTIONS TO SERVICES, PULLBOXES, AND WIRE SIZES. AS-BUILT RECORD
DRAWINGS SHALL REFLECT CHANGE ORDERS, ACCOMMODATIONS, AND ADJUSTMENTS TO ALL IMPROVEMENTS
CONSTRUCTED. WHERE NECESSARY, SUPPLEMENTAL DRAWINGS SHALL BE PREPARED AND SUBMITTED BY THE
CONTRACTOR.

13. PRIOR TO ACCEPTANCE OF THE PROJECT, THE CONTRACTOR SHALL DELIVER TO ENGINEER. ONE SET OF
NEATLY MARKED AS-BUILT RECORD DRAWINGS SHOWING THE INFORMATION REQUIRED ABOVE. AS-BUILT
RECORD DRAWINGS SHALL BE REVIEWED AND THE COMPLETE AS-BUILT RECORD DRAWING SET SHALL BE
CURRENT WITH ALL CHANGES AND DEVIATION REDLINED AS A PRECONDITION TO THE FINAL PROGRESS PAYMENT
APPROVAL AND/OR FINAL ACCEPTANCE.

UTILITIES

14.  CONTRACTOR TO SPACE UTILITIES TO PROVIDE MINIMUM DISTANCES AS REQUIRED BY LOCAL, COUNTY,
STATE, AND INDIVIDUAL UTILITY CODES.

15.  ALL UTILITIES ARE TO BE INSTALLED IN ACCORDANCE WITH THE CORRESPONDING AGENCY/DISTRICT
STANDARDS AND SPECIFICATION:
WATER - SANDY CITY
SEWER -  COTTONWOOD IMPROVEMENT DISTRICT
STORM DRAIN/GROUNDWATER - SANDY CITY
ELECTRICAL - ROCKY MOUNTAIN POWER
TELEPHONE - CENTURY LINK
NATURAL GAS - QUESTAR

16.  COORDINATE ALL SERVICE LATERAL AND BUILDING CONNECTIONS WITH CORRESPONDING ARCHITECTURAL,
MECHANICAL OR ELECTRICAL DRAWING FOR LOCATION AND ELEVATION. NOTIFY ENGINEER IMMEDIATELY IF ANY
DISCREPANCIES ARE ENCOUNTERED.

17.  ALL STORM DRAIN MANHOLES AND CATCH BASINS ARE TO BE PRECAST CONCRETE FROM APPROVED LOCAL
MANUFACTURER UNLESS OTHERWISE NOTED. AND COMPLY WITH SANDY CITY STANDARD

18.  ALL STORM WATER CONVEYANCE PIPING TO BE RCP - CLASS 3 OR   EQUAL UNLESS OTHERWISE NOTED.

19.  ALL ELECTRICAL CONDUITS/LINES TO BE PVC SCH 40 OR BETTER.

20.  ALL GAS LINES TO BE HDPE WITH COPPER TRACER WIRE AND DETECTA TAPE. TERMINATE TRACER WIRE AT
APPROVED LOCATIONS.

21.  ALL GAS LINE TAPS, VALVES AND CAPS TO BE FUSED USING ELECTRO - FUSION TECHNOLOGY.

22.  ALL PHONE AND TV CONDUITS TO BE PVC SCH 40 OR BETTER.

23.  NO GROUNDWATER OR DEBRIS TO BE ALLOWED TO ENTER THE NEW PIPE DURING CONSTRUCTION. THE OPEN
END OF ALL PIPES IS TO BE COVERED AND EFFECTIVELY SEALED AT THE END OF EACH DAYS WORK.

24. THE CONTRACTOR SHALL PROVIDE ALL SHORING, BRACING, SLOPING OR OTHER PROVISIONS NECESSARY TO
PROTECT WORKMEN FOR ALL AREAS TO BE EXCAVATED TO A DEPTH OF 4' OR MORE. FOR EXCAVATIONS 4 FEET
OR MORE IN DEPTH, THE CONTRACTOR SHALL COMPLY WITH INDUSTRIAL COMMISSION OF UTAH SAFETY ORDERS
SECTION 68 - EXCAVATIONS, AND SECTION 69 - TRENCHES, ALONG WITH ANY LOCAL CODES OR ORDINANCES.

25. PRIOR TO OPENING AN EXCAVATION, EFFORT SHALL BE MADE TO DETERMINE WHETHER UNDERGROUND
INSTALLATIONS; I.E. SEWER, WATER, FUEL, ELECTRIC LINES, ETC., WILL BE ENCOUNTERED AND IF SO, WHERE
SUCH UNDERGROUND INSTALLATIONS ARE LOCATED.  WHEN THE EXCAVATION APPROACHES THE APPROXIMATE
LOCATION OF SUCH AN INSTALLATION, THE EXACT LOCATION SHALL BE DETERMINED BY CAREFUL PROBING OR
HAND DIGGING; AND, WHEN IT IS UNCOVERED, ADEQUATE PROTECTION SHALL BE PROVIDED FOR THE EXISTING
INSTALLATION.  ALL KNOWN OWNERS OF UNDERGROUND FACILITIES IN THE AREA CONCERNED SHALL BE
ADVISED OF PROPOSED WORK AT LEAST 48 HOURS PRIOR TO THE START OF ACTUAL EXCAVATION.

26. IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO INSTALL PIPE OF ADEQUATE CLASSIFICATION WITH
SUFFICIENT BEDDING TO MEET ALL REQUIREMENTS AND RECOMMENDATIONS FOR H-20 LOAD REQUIREMENTS.

27. ACTUAL CONNECTIONS TO EXISTING WATER LINES WILL NOT BE PERMITTED PRIOR TO THE COMPLETION OF
STERILIZATION AND TESTING OF NEW WATER MAINS.  ALL EXISTING WATER VALVES TO BE OPERATED UNDER THE
DIRECTION OF SANDY CITY PERSONNEL ONLY.

28. ALL UNDERGROUND UTILITIES SHALL BE IN PLACE PRIOR TO INSTALLATION OF CURB, GUTTER, SIDEWALK, AND
STREET PAVING.

SEWER

29.  ALL SEWER LINE TO BE FLUSHED, PRESSURE TESTED TO 5 PSI VIDEO INSPECTED AND OTHERWISE TESTED IN
ACCORDANCE WITH DISTRICT STANDARDS PRIOR TO PLACING IN SERVICE.

30.  ALL SEWER LINES AND LATERALS ARE TO BE SDR 35 PVC PIPE.

31.  SEWER MANHOLES, LATERALS AND CLEANOUTS TO BE INSTALLED PER  COTTONWOOD IMPROVEMENT
DISTRICT STANDARDS. THE UNIT COST OF THE SEWER LATERAL INCLUDES CONNECTION TO THE SEWER MAIN.
THE CLEANOUT RISER FOR EACH SERVICE SHALL BE INSTALLED BY THE CONTRACTOR.

32.  DURING CONSTRUCTION OF THE SEWERLINE, WYES NEED TO BE INSTALLED FOR THE LATERALS. LATERALS
ARE 6" AND NEED TO COME IN AT THE TOP OF THE PIPE WITH A WYE. (SEE COTTONWOOD IMPROVEMENT DISTRICT
STANDARDS)

WATER

33.  WATERLINES TO BE PVC C-900 DR-18 OR DUCTILE IRON CLASS 52 AS REQUIRED BY WATER COMPANY. WATER
LINES SHALL BE A MINIMUM OF 10' HORIZONTALLY FROM SEWER MAINS.  CROSSINGS SHALL MEET STATE HEALTH
STANDARDS. (MECHANICAL JOINTS REQUIRED WHEN LESS THAN 18" VERTICAL OR TEN FEET HORIZONTAL
SEPARATION FROM SEWERLINE)

34.  ALL WATERLINES SHALL BE 8" MINIMUM SIZE AND SERVICE LATERALS SHALL BE 1-1/2" MINIMUM UNLESS
OTHERWISE NOTED.

35.  WATER SERVICE LATERALS SHALL MEET SANDY CITY SPECIFICATIONS TO INCLUDE ALL BRASS SADDLE; CORP.
STOP LATERAL, DOUBLE CHECK VALVE AND BACKFLOW PREVENTION DEVICE, AND SHUTOFF VALVE IN BOX NEAR
BUILDING EDGE.

36.  ALL WATERLINES SHALL BE 48" BELOW FINISH GROUND TO TOP OF PIPE. ALL VALVE BOXES AND MANHOLES
SHALL BE RAISED OR LOWERED TO FINISH GRADE AND SHALL INCLUDE A CONCRETE COLLAR IN PAVED AREAS.

37.  CONTRACTOR TO NOTIFY SANDY CITY FOR CHLORINE TEST PRIOR TO FLUSHING LINES, CHLORINE LEFT IN
PIPE 24 HRS. MINIMUM WITH 25 PPM RESIDUAL. ALL TURNING OF MAINLINE VALVES, CHLORINATION, FLUSHING,
PRESSURE TESTING, BACTERIA TESTING, ETC. TO BE COORDINATED WITH SANDY CITY. ALL TESTS TO BE IN
ACCORDANCE WITH SANDY CITY STANDARDS.

38.  BOTTOM FLANGE OF FIRE HYDRANTS TO BE SET TO APPROXIMATELY 4 INCHES ABOVE BACK OF CURB
ELEVATION. HYDRANTS TO INCLUDE TEE, 6" LINE VALVE, AND HYDRANT COMPLETE TO MEET SANDY CITY
STANDARDS.

EXISTING UTILITIES

39.  THE CONTRACTOR SHALL BE RESPONSIBLE FOR ALL UTILITIES SHOWN OR NOT SHOWN.  THE INFORMATION
SHOWN ON THE PLANS WITH REGARDS TO THE EXISTING UTILITIES AND/OR IMPROVEMENTS WAS DERIVED FROM
FIELD INVESTIGATION AND/OR RECORD INFORMATION. NO REPRESENTATION IS MADE AS TO THE ACCURACY OR
COMPLETENESS OF SAID UTILITY INFORMATION. THE CONTRACTOR SHALL TAKE DUE PRECAUTIONARY MEASURES
TO PROTECT THE FACILITIES SHOWN AND ANY OTHER FACILITIES NOT OF RECORD OR NOT SHOWN ON THESE
PLANS.  PRIOR TO CONSTRUCTION, IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO VERIFY ALL
EXISTING IMPROVEMENTS AND TO EXPOSE ALL EXISTING UNDERGROUND UTILITIES RELATED TO THE PROJECT,
INCLUDING BUT NOT LIMITED TO, SEWER, STORM DRAIN, WATER IRRIGATION, GAS, ELECTRICAL, ETC. AND SHALL
NOTIFY THE ENGINEER IN WRITING FORTY-EIGHT (48) HOURS IN ADVANCE OF EXPOSING THE UTILITIES SO, THAT
THE EXACT LOCATION AND ELEVATION CAN BE VERIFIED AND DOCUMENTED. THE COST ASSOCIATED TO PERFORM
THIS WORK SHALL BE INCLUDED IN EITHER THE LUMP SUMP CLEARING COST OR IN THE VARIOUS ITEMS OF WORK.
IF LOCATION AND/OR ELEVATION DIFFERS FROM THAT SHOWN ON THE DESIGN PLANS, PROVISIONS TO
ACCOMMODATE NEW LOCATION BE MADE PRIOR TO CONSTRUCTION

40. PRIOR TO COMMENCING ANY WORK, IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO HAVE EACH UTILITY
COMPANY LOCATE, IN THE FIELD, THEIR MAIN AND SERVICE LINES. THE CONTRACTOR SHALL NOTIFY BLUE STAKES
48 HOURS IN ADVANCE OF PERFORMING ANY EXCAVATION WORK THE CONTRACTOR SHALL RECORD THE BLUE
STAKES ORDER NUMBER AND FURNISH ORDER NUMBER TO OWNER AND ENGINEER PRIOR TO ANY EXCAVATION.
IT WILL BE THE CONTRACTORS SOLE RESPONSIBILITY TO DIRECTLY CONTACT ANY OTHER UTILITY COMPANIES
THAT ARE NOT MEMBERS OF BLUE STAKES.  IT SHALL BE THE CONTRACTOR'S SOLE RESPONSIBILITY TO PROTECT
ALL EXISTING UTILITIES SO THAT NO DAMAGE RESULTS TO THEM DURING THE PERFORMANCE OF THIS CONTRACT.
ANY REPAIRS NECESSARY TO DAMAGED UTILITIES SHALL BE PAID FOR BY THE CONTRACTORS AND UTILITY
COMPANIES INSTALLING NEW STRUCTURES, UTILITIES AND SERVICE TO THE PROJECT.

41. ALL UTILITY MANHOLE RIMS, CATCH BASIN GRATES AND VALVE BOX COVERS ARE TO BE ADJUSTED TO FIT THE
FINISHED GRADE OF THE SITE.

42. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO ASSURE THAT ALL PIPES, WALLS, ETC. ARE
ADEQUATELY BRACED DURING CONSTRUCTION.

CLEARING AND GRADING

43. CONTRACTOR SHALL PERFORM EARTHWORK IN ACCORDANCE WITH CITY STANDARD SPECIFICATIONS,
DIVISION 2 OF THE UTAH PUBLIC WORKS STANDARD SPECIFICATIONS AND THE RECOMMENDED EARTHWORK
SPECIFICATION FOUND IN THE PROFESSIONALLY PREPARED REPORT OF GEOTECHNICAL INVESTIGATION.

44. THE CONTRACTOR SHALL REMOVE ALL VEGETATION AND DELETERIOUS MATERIALS FROM THE SITE UNLESS
NOTED OTHERWISE; ALL EXISTING WELLS AND SEPTIC TANKS SHALL BE REMOVED AND/OR ABANDONED PER THE
REQUIREMENTS OF ALL LOCAL, STATE AND FEDERAL REGULATIONS. THE COST TO PERFORM THIS WORK SHALL
BE INCLUDED IN THE LUMP SUM CLEARING COST.

45. SUBSOIL INVESTIGATIONS HAVE BEEN CONDUCTED AT THE SITE OF THE WORK. BEFORE FOOTING,
FOUNDATION OR STRUCTURAL WALL CONSTRUCTION CAN COMMENCE, A REVIEW OF THE PROFESSIONALLY
PREPARED REPORT OF THESE INVESTIGATIONS, MUST BE REVIEWED.

SOIL INVESTIGATIONS WERE CONDUCTED FOR DESIGN PURPOSES ONLY, AND THE DATA SHOWN IN THE REPORTS
ARE FOR SUBSURFACE CONDITIONS FOUND AT THE TIME OF THE INVESTIGATION. THE OWNER AND ENGINEER
DISCLAIM RESPONSIBILITY FOR THE INTERPRETATION BY THE CONTRACTOR OF DATA, SUCH PROJECTION OR
EXTRAPOLATION, FROM THE TEST HOLES TO OTHER LOCATIONS ON THE SITE OF THE WORK, SOIL BEARING
VALUES AND PROFILES, SOIL STABILITY AND THE PRESENCE, LEVEL AND EXTENT OF UNDERGROUND WATER FOR
SUBSURFACE CONDITIONS DURING CONSTRUCTION OPERATIONS.

46.  ALL PROPOSED ELEVATIONS SHOWN ON THE GRADING PLAN ARE TO FINISHED SURFACE, THE CONTRACTOR
IS RESPONSIBLE TO DEDUCT THE THICKNESS OF THE PAVEMENT STRUCTURAL SECTION FOR TOP OF SUB GRADE
ELEVATIONS.

47.  IF AT ANY TIME DURING CONSTRUCTION ANY UNFAVORABLE GEOLOGICAL CONDITIONS ARE ENCOUNTERED,
WORK IN THAT AREA WILL STOP UNTIL APPROVED CORRECTIVE MEASURES ARE OBTAINED FROM THE ENGINEER.

48.  UNSUITABLE MATERIAL, SUCH AS TOP SOIL, WEATHERED BED ROCK, ETC., SHALL BE REMOVED AS REQUIRED
BY THE SOILS ENGINEER (AND/OR ENGINEERING GEOLOGIST, WHERE EMPLOYED) FROM ALL AREAS TO RECEIVE
COMPACTED FILL OR DRAINAGE STRUCTURES.

49.  NO TREES SHALL BE REMOVED OR DAMAGED WITHOUT SPECIFIC WRITTEN AUTHORIZATION FROM PROPERTY
OWNER.

50.  THE EXISTING TOPOGRAPHY ON THESE PLANS IS BASED ON A TOPOGRAPHIC SURVEY PERFORMED BY
BENCHMARK ENGINEERING  AND LAND SURVEYING AND MAY HAVE BEEN MODIFIED SINCE THIS SURVEY WAS
PERFORMED.

51.  FILLS IN EXCESS OF 4 FEET IN THICKNESS AND BENEATH ALL FOUNDATIONS OR PAVEMENT SECTIONS SHALL
BE COMPACTED TO 95 PERCENT OF THE MAXIMUM DRY DENSITY AS DETERMINED BY THE ASTM D-1557
COMPACTION CRITERIA. ALL OTHER STRUCTURAL FILL LESS THAN 4 FEET IN THICKNESS SHOULD BE COMPACTED
TO AT LEAST 90 PERCENT OF THE ABOVE CRITERIA.

52.  COMPACTION TESTING WILL BE ACCOMPLISHED BY THE CONTRACTOR, OR THE CONTRACTOR WILL HAVE
SUCH TESTING ACCOMPLISHED BY A SEPARATE CONTRACTOR. TEST RESULTS WILL BE SUBMITTED FOR REVIEW
WITHIN 24 HOURS AFTER TEST.

53.  CONTRACTOR TO SUBMIT PROCTOR AND/OR MARSHALL TEST DATA 24 HOURS PRIOR TO TEST.

54.  STRAIGHT GRADE SHALL BE MAINTAINED BETWEEN CONTOUR LINES AND SPOT ELEVATIONS UNLESS
OTHERWISE SHOWN ON PLANS.

55.  ALL SLOPES IN ADJOINING STREETS, DRAINAGE CHANNELS, OR OTHER FACILITIES SHALL BE GRADED NO
STEEPER THAN 2 TO 1 FOR CUT AND FILL.

56. GRADES WITHIN ASPHALT PARKING AREAS SHALL BE CONSTRUCTED TO WITHIN 0.10 FEET OF THE DESIGN
GRADE. HOWEVER, THE CONTRACTOR SHALL MAINTAIN POSITIVE DRAINAGE IN ALL PAVEMENT AREAS AND ALONG
ALL CURBS. ALL CURBS SHALL BE BUILT IN ACCORDANCE TO THE PLAN. CURBS AND PAVEMENT AREAS WHICH DO
NOT PROVIDE PROPER DRAINAGE MUST BE REMOVED AND REPLACED AT THE CONTRACTORS EXPENSE.

57. THE CONTRACTOR IS RESPONSIBLE FOR PROVIDING HIS OWN ESTIMATE OF EARTHWORK QUANTITIES.

58. WHERE NEW CURB AND GUTTER IS BEING CONSTRUCTED ADJACENT TO EXISTING ASPHALT OR CONCRETE
PAVEMENT, THE FOLLOWING SHALL APPLY; PRIOR TO PLACEMENT OF ANY CONCRETE THE CONTRACTOR SHALL
HAVE A LICENSE SURVEYOR VERIFY THE GRADE AND CROSS SLOPE OF THE CURB AND GUTTER FORMS, THE
CONTRACTOR SHALL SUBMIT THE SLOPE AND GRADES TO THE ENGINEER FOR APPROVAL PRIOR TO PLACEMENT
OF CONCRETE. THE CONTRACTOR SHALL NOTIFY THE ENGINEER IMMEDIATELY OF ANY SECTION WHICH DOES
NOT CONFORM TO THE DESIGN OR TYPICAL CROSS SECTION. THE CONTRACTOR SHALL BE SOLELY RESPONSIBLE
FOR CURB AND GUTTER POURS WITHOUT THE APPROVAL OF THE ENGINEER.

59. SITE WORK SHALL MEET OR EXCEED OWNER'S SITE SPECIFICATIONS.

60. ALL CONCRETE TO HAVE A MINIMUM OF 28 DAY COMPRESSION STRENGTH OF 4000 PSI.

61. CUT SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL

62.  FILL SLOPES SHALL BE NO STEEPER THAN 2 HORIZONTAL TO 1 VERTICAL

63.  APPROVED PROTECTIVE MEASURES AND TEMPORARY DRAINAGE PROVISIONS MUST BE USED TO PROTECT
ADJOINING PROPERTIES DURING THE GRADING PROJECT.

DEWATERING

64. THE CONTRACTOR SHALL FURNISH, INSTALL, OPERATE AND MAINTAIN ALL MACHINERY, APPLIANCES AND
EQUIPMENT TO MAINTAIN ALL EXCAVATIONS FREE FROM WATER DURING CONSTRUCTION. THE CONTRACTOR
SHALL DISPOSE OF THE WATER SO AS NOT TO CAUSE DAMAGE TO PUBLIC OR PRIVATE PROPERTY, OR TO CAUSE
A NUISANCE OR MENACE TO THE PUBLIC OR VIOLATE THE LAW. THE DEWATERING SYSTEM SHALL BE INSTALLED
AND OPERATED SO THAT THE GROUND LEVEL OUTSIDE THE EXCAVATION IS NOT REDUCED TO THE EXTENT WHICH
WOULD CAUSE DAMAGE OR ENDANGER ADJACENT STRUCTURES OR PROPERTY. ALL COST FOR DEWATERING
SHALL BE INCLUDED IN THE UNIT PRICE BID FOR ALL PIPE CONSTRUCTION. THE STATIC WATER LEVEL SHALL BE
DRAWN DOWN A MINIMUM OF 1 FOOT BELOW THE BOTTOM OF EXCAVATIONS TO MAINTAIN THE UNDISTURBED
STATE OF NATURAL SOILS AND ALLOW THE PLACEMENT OF ANY FILL TO THE SPECIFIED DENSITY. THE
CONTRACTOR SHALL HAVE ON HAND, PUMPING EQUIPMENT AND MACHINERY IN GOOD CONDITION FOR
EMERGENCIES AND SHALL HAVE WORKMEN AVAILABLE FOR ITS OPERATION: DEWATERING SYSTEM SHALL
OPERATE CONTINUOUSLY UNTIL BACKFILL HAS BEEN COMPLETED TO 1 FOOT ABOVE THE NORMAL STATIC
GROUNDWATER LEVEL.

65. THE CONTRACTOR SHALL CONTROL SURFACE WATER TO PREVENT ENTRY INTO EXCAVATIONS. AT EACH
EXCAVATION, A SUFFICIENT NUMBER OF TEMPORARY OBSERVATION WELLS TO CONTINUOUSLY CHECK THE
GROUNDWATER LEVEL SHALL BE PROVIDED.

66. SUMPS SHALL BE NO DEEPER THAN 5 FEET AND SHALL BE AT THE LOW POINT OF EXCAVATION. EXCAVATION
SHALL BE GRADED TO DRAIN TO THE SUMPS.

67. THE CONTROL OF GROUNDWATER SHALL BE SUCH THAT SOFTENING OF THE BOTTOM OF EXCAVATIONS, OR
FORMATION OF "QUICK" CONDITIONS OR "BOILS", DOES NOT OCCUR. DEWATERING SYSTEMS SHALL BE DESIGNED
AND OPERATED SO AS TO PREVENT REMOVAL OF NATURAL SOILS. THE RELEASE OF GROUNDWATER AT ITS STATIC
LEVEL SHALL BE PERFORMED IN SUCH A MANNER AS TO MAINTAIN THE UNDISTURBED STATE OF NATURAL
FOUNDATION SOILS, PREVENT DISTURBANCE OF COMPACTED BACKFILL, AND PREVENT FLOTATION OR
MOVEMENT OF STRUCTURES, PIPELINES AND SEWERS. IF A UPDES (UTAH POLLUTANT DISCHARGE ELIMINATION
SYSTEM) PERMIT IS REQUIRED FOR DISPOSAL OF WATER FROM CONSTRUCTION DEWATERING ACTIVITIES, IT
SHALL BE OBTAINED BY THE CONTRACTOR PRIOR TO ANY DEWATERING ACTIVITIES.

68. ONE HUNDRED PERCENT STANDBY PUMPING CAPACITY SHALL BE AVAILABLE ON SITE AT ALL TIMES AND SHALL
BE CONNECTED TO THE DEWATERING SYSTEM PIPING AS TO PERMIT IMMEDIATE USE. IN ADDITION STANDBY
EQUIPMENT AND APPLIANCES FOR ALL ORDINARY EMERGENCIES, AND COMPETENT WORKMEN FOR OPERATION
AND MAINTENANCE OF ALL DEWATERING EQUIPMENT SHALL BE ON SITE AT ALL TIMES. STANDBY EQUIPMENT
SHALL INCLUDE EMERGENCY POWER GENERATION AND AUTOMATIC SWITCH OVER TO THE EMERGENCY
GENERATOR WHEN NORMAL POWER FAILS. DEWATERING SYSTEMS SHALL NOT BE SHUT DOWN BETWEEN SHIFTS,
ON HOLIDAYS, ON WEEKENDS, OR DURING WORK STOPPAGES.

SITE SAFETY AND MAINTENANCE

69.  THE CONTRACTOR SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR THE JOB SITE CONDITIONS,
INCLUDING SAFETY OF ALL PERSONS AND PROPERTY, DURING THE COURSE OF CONSTRUCTION OF THIS
PROJECT. THIS REQUIREMENT SHALL APPLY CONTINUOUSLY, AND SHALL NOT BE LIMITED TO NORMAL WORKING
HOURS. THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE ENGINEER HARMLESS
FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONNECTION WITH PERFORMANCE OF WORK ON THIS
PROJECT.

70. CONTRACTOR SHALL INSTALL EROSION CONTROLS (SILT FENCES, STRAW BALES, ETC) AS REQUIRED BY
REGULATORY AGENCIES. SAID CONTROLS SHALL BE INSTALLED IN ACCORDANCE WITH AGENCY STANDARDS AND
FOLLOWING BEST MANAGEMENT PRACTICES FOR ACTUAL PLACEMENT ON SITE. STRAW BALES SHOWN ON THESE
DRAWINGS ARE INTENDED AS A MINIMUM REQUIREMENT. ADDITIONAL CONTROLS REQUESTED BY AGENCY
INSPECTORS SHALL BE REQUIRED. DUST CONTROL SHALL BE PROVIDED AT ALL TIMES, AT THE CONTRACTOR'S
EXPENSE, TO MINIMIZE ANY DUST NUISANCE AND SHALL BE IN ACCORDANCE WITH THE REQUIREMENTS OF THE
CITY.

71.  THE CONTRACTOR AGREES THAT:

A. THEY SHALL BE RESPONSIBLE TO CLEAN THE JOB SITE AT THE END OF EACH PHASE OF WORK.

B. THEY SHALL BE RESPONSIBLE TO REMOVE AND DISPOSE OF ALL TRASH, SCRAP AND UNUSED MATERIAL
AT THEIR OWN EXPENSE IN A TIMELY MANNER.

C. THEY SHALL BE RESPONSIBLE TO MAINTAIN THE SITE IN A NEAT, SAFE AND ORDERLY MANNER AT ALL
TIMES.

D. THEY SHALL BE RESPONSIBLE TO KEEP MATERIALS, EQUIPMENT, AND TRASH OUT OF THE WAY OF OTHER
CONTRACTORS SO AS NOT TO DELAY THE JOB.  FAILURE TO DO SO WILL RESULT IN A DEDUCTION FOR THE
COST OF CLEAN UP FROM THE FINAL PAYMENT.

E. THEY SHALL RESPONSIBLE FOR THEIR OWN SAFETY, TRAFFIC CONTROL, PERMITS, RETESTING AND
REINSPECTIONS AT THEIR OWN EXPENSE.

F. UNLESS OTHERWISE NOTED ALL EXCESS SOILS AND MATERIALS SHALL BECOME THE PROPERTY OF THE
CONTRACTOR AND SHALL BE LAWFULLY DISPOSED OF OFF SITE AT THE CONTRACTOR'S EXPENSE.

G.  THE CONTRACTOR SHALL PROVIDE ALL LIGHTS, BARRICADES, SIGNS, FLAGMEN OR OTHER DEVICES
NECESSARY FOR PUBLIC SAFETY.

H. THE CONTRACTOR SHALL BE RESPONSIBLE TO PROVIDE ALL WATER, POWER, SANITARY FACILITIES AND
TELEPHONE SERVICES AS REQUIRED FOR THE CONTRACTORS USE DURING CONSTRUCTION.

I. ALL DEBRIS AND FOREIGN MATERIAL SHALL BE REMOVED FROM THE SITE AND DISPOSED OF AT
APPROVED DISPOSAL SITES. THE CONTRACTOR SHALL OBTAIN NECESSARY PERMITS FOR THE
TRANSPORTATION OF MATERIAL TO AND FROM THE SITE.

72.  FOR ALL WORK WITHIN PUBLIC RIGHTS-OF-WAY OR EASEMENTS, THE CONTRACTOR SHALL PRESERVE THE
INTEGRITY AND LOCATION OF ANY AND ALL PUBLIC UTILITIES AND PROVIDE THE NECESSARY CONSTRUCTION
TRAFFIC CONTROL. CONTRACTOR SHALL, THROUGH THE ENCROACHMENT PERMIT PROCESS, VERIFY WITH THE
NECESSARY REGULATORY AGENCIES, THE NEED FOR ANY TRAFFIC ROUTING PLAN. IF PLAN IS REQUIRED,
CONTRACTOR SHALL PROVIDE PLAN AND RECEIVED PROPER APPROVALS PRIOR TO BEGINNING CONSTRUCTION.
WORK IN EASEMENT AND/OR RIGHTS-OF-WAY IS SUBJECT TO THE APPROVAL AND ACCEPTANCE OF THE
REGULATORY AGENCY RESPONSIBLE FOR OPERATION AND/OR MAINTENANCE OF SAID AND/OR RIGHT-OF-WAY.
ALL CONSTRUCTION WORK IN UDOT RIGHT- OF -WAY SHALL BE SUBJECT TO INSPECTION BY THE STATE. IT SHALL
BE THE RESPONSIBILITY OF THE CONTRACTOR TO INSURE THAT INSPECTIONS TAKE PLACE WHERE AND WHEN
REQUIRED AND TO INSURE THAT ALL WORK IS COMPLETED TO UDOT STANDARDS.

SURFACE IMPROVEMENTS:

73. SUBGRADE PREPARATION: SUBGRADE SHALL BE COMPACTED TO A 95% RELATIVE C0MPACTION TO A MINIMUM
DEPTH OF 6". UPW SPECIFICATION SECTION 02227 SHALL BE FOLLOWED IN BACKFILLING FOR PAVEMENT.

74. AGGREGATE SUB-BASE: AGGREGATE SUB-BASE SHALL BE GRANULAR BACKFILL BORROW PER (UPW) SECTION
02205.  AGGREGATE SUB-BASE MATERIAL SHALL BE CLEAN AND FREE FROM VEGETABLE MATTER AND OTHER
DELETERIOUS SUBSTANCE.  AGGREGATE SHALL COMPLY WITH THE GUIDELINE REQUIREMENTS FOR PAVEMENTS
FOUND IN THE PROFESSIONALLY PREPARED OF THE SOILS INVESTIGATIONS COMPLETED ON THIS SITE.

75. AGGREGATE BASE: AGGREGATE BASE SHALL BE GRADE 3#4 UNTREATED BASE COURSE PER UPW 02286, AND
COMPLY PREPARED REPORT OF THE SOILS INVESTIGATION PREPARED ON THIS SITE.

76. ALL MANHOLE RIMS, LAMPHOLES, VALVES AND MONUMENT BOXES, ETC. SHALL BE ADJUSTED TO FINISH
GRADE AFTER STREET PAVING, UNLESS OTHERWISE NOTED.  COST FOR THIS WORK SHALL BE INCLUDED IN THE
UNIT PRICES FOR SAID FACILITIES.

77. ALL SIDEWALKS AND CROSSINGS TO MEET CURRENT ADA STANDARDS.

78. PAYMENT FOR PAVEMENT WILL BE MADE ONLY FOR AREAS SHOWN ON PLANS.  REPLACEMENT OF PAVEMENT
WHICH IS BROKEN OR CUT DURING THE INSTALLATION OF THE WORK COVERED BY THESE SPECIFICATIONS, AND
WHICH LIES OUTSIDE OF SAID AREAS, SHALL BE INCLUDED IN THE CONTRACTOR'S UNIT PRICE FOR PAVEMENT,
AND NO ADDITIONAL PAYMENT SHALL BE MADE FOR SUCH WORK.

79. INSTALLATION OF STREET LIGHTS SHALL BE IN ACCORDANCE WITH CITY STANDARDS.

80. PRIOR TO FINAL ACCEPTANCE OF THE IMPROVEMENTS BUILT BY THESE PLANS AND SPECIFICATIONS THE
CONTRACTOR SHALL BE RESPONSIBLE TO COORDINATE WITH THE OWNER, CITY, AND POWER COMPANY TO HAVE
THE ELECTRICAL SYSTEM AND ALL STREET LIGHTS ENERGIZED.

81. THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE REMOVAL OF ALL STRIPING AND/OR PAVEMENT
MARKINGS NECESSARY TO THE EXISTING STRIPING INTO FUTURE STRIPING.  METHOD OF REMOVAL SHALL BE BY
GRINDING OR SANDBLASTING.

82. STRIPING AND PAVEMENT MARKINGS SHALL BE IN CONFORMANCE WITH UPW SECTIONS 01570 AND 02580.

83.   DURING THE BIDDING PROCESS, CONTRACTOR TO REVIEW DESIGN SLOPES SHOWN FOR PAVEMENT AND
WARRANTY THE PAVEMENT TO THE OWNER BASED UPON THE DESIGN SLOPES SHOWN HEREON.  CONCERNS
WITH SLOPES MUST BE BROUGHT DURING THE BIDDING PROCESS.

84. IT IS THE INTENT ON THESE PLANS THAT ALL PAVEMENT SLOPE TO A CATCH BASIN, INLET BOX OR OUT INTO A
STREET.  CONTRACTOR TO VERIFY FINISH SPOT ELEVATIONS AND NOTIFY ENGINEER IF THERE ARE
DISCREPANCIES THAT WOULD CAUSE PUDDLING ON THE SITE.

CAUTION NOTICE TO CONTRACTORS

THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND/OR
ELEVATION OF EXISTING UTILITIES AS SHOWN ON THESE PLANS ARE BASED ON
RECORDS OF THE VARIOUS UTILITY COMPANIES AND, WHERE POSSIBLE,
MEASUREMENTS TAKEN IN THE FIELD.  THE INFORMATION IS NOT TO BE RELIED ON AS
BEING EXACT OR COMPLETE.  THE CONTRACTOR MUST CALL THE APPROPRIATE UTILITY
COMPANY AT LEAST 48 HOURS BEFORE ANY EXCAVATION TO REQUEST EXACT FIELD
LOCATION OF UTILITIES.  IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO
RELOCATE ALL EXISTING UTILITIES WHICH CONFLICT WITH THE PROPOSED
IMPROVEMENTS SHOWN ON THE PLANS.

THE CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE
RESPONSIBILITY FOR JOB SITE CONDITIONS DURING THE COURSE OF CONSTRUCTION
OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY: THAT THIS
REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED TO THE NORMAL
WORKING HOURS; AND THE CONTRACTOR SHALL DEFEND, INDEMNIFY, AN HOLD THE
OWNER AND THE ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 2 6 3
Applicant Name: Ty Vranes Request: Subdivision
Description: 8 Lot Planned Unit  Development consisting of 4 twin homes
Location: 8795 South 1300 East
Zone: A-1 Agriculture Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not yet received 
Staff Recommendation: Approval with Conditions
Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

This application is for a 8 lot Planned Unit Development (PUD) Subdivision that would consist of 4 Twin 
Homes (Two-family Dwellings). Both the PUD use and the use of Two-Family Dwellings are listed as 
Conditional Uses in the A-1 (Agricultural/Residential) zone.  As such they are permitted in the zone 
pending compliance with conditions imposed that relate to the mitigation of negative impacts. 

1.3 Neighborhood Response

None received to date regarding this proposal.  There have been concerns expressed by Sandy Hills 
residents in the past regarding the ability of two-family dwellings to be located within the community. 

1.4 Community Council Response

None received to date. 

2.0 ANALYSIS

2.1 Applicable Ordinances

19.48.040 - Lot area. 

In the A-1 zone, the minimum lot area for any dwelling, school, church, greenhouse, aviary or apiary, or for 
the keeping of animals and fowl for family food production, shall be ten thousand square feet. The minimum 
lot area for any fowl, poultry, rabbit, fish, chinchilla, beaver, nutria or frog farm, or for raising or grazing 
horses, cattle, sheep or goats (except as permitted for family food production), or for packing or storage 
plants, shall be one acre. The minimum lot area for radio and television transmitting and relay stations and 
towers shall be four acres or more, such additional area to be sufficient to permit the placement of towers in 
such a manner that side clearance in every direction from each and every tower shall be equal to or greater 
than the height of the tower.  
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 19.48.050 - Lot width. 

In the A-1 zone, the minimum width of any lot which is required by this chapter to contain a minimum area 
of ten thousand square feet shall be sixty-five feet. The minimum width of any lot which is required by this 
chapter to contain a minimum area of one acre shall be one hundred feet. The minimum width of any lot 
which is required by this chapter to contain a minimum area of four acres shall be two hundred feet, provided 
that the minimum width shall be increased above two hundred feet to the extent necessary to give side 
clearance in every direction from the base of any tower to be constructed equal to the height of the tower.   

19.48.060 - Front yard. 

In A-1 zones, the minimum depth of the front yard for main buildings and for private garages which have a 
minimum side yard of eight feet shall be thirty feet, or the average of the existing buildings where fifty 
percent or more of the frontage is developed, provided that in no case shall the front yard be less than twenty 
feet, or be required to be more than thirty feet. All accessory buildings, other than private garages which 
have a side yard of at least eight feet, shall be located at least six feet in the rear of the main building.  

19.48.070 - Side yard. 

A. Dwellings and Accessory Buildings. In the A-1 zone, the minimum side yard for any dwelling shall be 
eight feet, and the total width of the two required side yards shall be not less than eighteen feet. The 
minimum side yard for a private garage shall be eight feet, except that private garages and other accessory 
buildings located in the rear and at least six feet away from the main building shall be a minimum side yard 
of not less than one foot, provided that no private garage or other accessory building shall be located closer 
than ten feet to a dwelling on an adjacent lot. On corner lots, the side yard which faces on a street for both 
main and accessory buildings shall be not less than twenty feet, or the average of existing buildings where 
fifty percent or more of the frontage is developed, but in no case less than fifteen feet, or be required to be 
more than twenty feet.  

B. Other Buildings. The minimum side yard shall be ten feet, and the total width of the two required side 
yards shall be not less than twenty feet. Minimum side yard provisions of this section shall apply to all 
structures, including guy wires for the support of any towers constructed under this chapter.   

19.48.080 - Rear yard. 

In the A-1 zone, the minimum depth of the rear yard for any main building shall be thirty feet, and for 
accessory buildings one foot; provided, that on corner lots which rear upon the side yard of another lot, 
accessory buildings shall be located not closer than ten feet to such side yard.  

19.48.090 - Building height. 

A. Except as otherwise specifically provided in this title, no building or structure shall exceed the following 
height:  

1. Thirty feet on property where the slope of the original ground surface exceeds fifteen percent or the 
property is located in the hillside protection zone. The slope shall be determined using a line drawn from the 
highest point of elevation to the lowest point of elevation on the perimeter of a box which encircles the 
foundation line of the building or structure. The box shall extend for a distance of fifteen feet or to the 
property line, whichever is less, around the foundation line of the building or structure. The elevation shall 
be determined using a certified topographic survey with a maximum contour interval of two feet;  

2. Thirty-five feet on other properties; 
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3. No dwelling structure shall contain less than one story. 

B. Accessory Buildings. 

1. No building which is accessory to a dwelling shall exceed twenty feet in height. For each foot of height 
over fourteen feet, accessory buildings shall be set back from property lines an additional foot to allow a 
maximum height of twenty feet.  

19.48.100 - Density. 

The allowable density for planned unit developments and dwelling groups shall be determined by the 
planning commission on a case by case basis, taking into account the following factors: recommendations of 
county and non-county agencies; site constraints; compatibility with nearby land uses; and the provisions of 
the applicable general plan. Notwithstanding, the planning commission shall not approve a planned unit 
development with density higher than the following:  

Single-family dwellings 4.0 units per acre  

Two-family dwellings 8.0 units per acre  

19.48.110 - Division of two-family dwelling. 

A lot containing a two-family dwelling may be subdivided, creating a new lot line along the shared common 
wall and extending to the front and rear property lines, subject to the following conditions:  

A. The minimum area of the lot containing each unit shall be five thousand square feet. 

B. The division of ground is subject to the requirements of the Salt Lake County Subdivision Ordinance 
(Title 18).  

C. The subdivision plat shall specifically note that the purpose of the subdivision is to accommodate the 
division of a two-family dwelling.  

19.78.010 - Scope of approval. 

Provision of a planned unit development by this chapter in no way guarantees a property owner the right to 
exercise the provisions of the planned unit development. Planned unit developments shall be approved by the 
planning commission only if, in its judgment, the proposed planned unit development fully meets the intent 
and purpose and requirements of the zoning ordinance.   

19.78.020 - Purpose. 

The purpose of the planned unit development is to allow diversification in the relationship of various uses 
and structures to their sites and to permit more flexibility in the use of such sites. The application of planned 
unit concepts is intended to encourage good neighborhood, housing, or area design, thus ensuring substantial 
compliance with the intent of the district regulations and other provisions of this title related to the public 
health, safety and general welfare and at the same time securing the advantages of large-scale site planning 
for residential, commercial or industrial development, or combinations thereof.  

19.78.030 - Planned unit development defined. 

"Planned unit development" for the purpose of this chapter, means an integrated design for development of 
residential, commercial or industrial uses, or combination of such uses, in which one or more of the 
regulations, other than use regulations, of the district in which the development is to be situated, is waived or 
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varied to allow flexibility and initiative in site and building design and location in accordance with an 
approved plan and imposed general requirements as specified in this chapter. A planned unit development 
may be:  

A. The development of compatible land uses arranged in such a way as to provide desirable living 
environments that may include private and common open spaces for recreation, circulation and/or aesthetic 
uses;  

B. The conservation or development of desirable amenities not otherwise possible by typical development 
standards;  

C. The creation of areas for multiple use that are of benefit to the neighborhood. 

D. The adaptive improvement of an existing development. 

19.78.040 - Review and approval. 

A planned unit development may be approved by a planning commission in any zoning district. The approval 
of a PUD shall consist of a final approval letter and a final approved site plan. A PUD permit shall not be 
granted unless the PUD meets the use and density limitations of the zoning district in which it is to be 
located.  

In order to assist the planning commission with the approval process, the director or director's designee shall 
administer an application and review procedure with the following components:  

A. A pre-submittal review, which may include: 

1. Submission of an information form, conceptual site plans, property plat map, other supplemental 
materials, and a pre-submittal fee as required under Title 3, Revenue and Finance.  

2. Referral of the plans to affected entities and other regulatory agencies. 

3. An informational meeting with planning staff, regulatory agencies, and the applicant in which preliminary 
information and feedback is given to the applicant based on the preliminary plans.  

4. A preliminary meeting with the planning commission in which the application is discussed by the 
applicant, planning commission, and concerned neighbors in order to allow the applicant an opportunity to 
hear the planning commission members' and neighbors' areas of concern prior to submitting an application 
with finished site plans.  

5. Upon completion of the foregoing pre-submitted review process and upon payment of all applicable fees, 
the application shall be deemed complete.  

B. An application and review procedure, which shall include: 

1. Submission of finished site plans and application fees; 

2. The creation of a planning file by which the applicant, staff, and the public can refer to the proposed land 
use;  

3. An on-site review by the director or director's designee as allowed in Utah Code Section 17-27a-303;  

4. Review of the submitted site plans and elevations for compliance with the zoning ordinance; 

5. Referral of the application and site plans to those government agencies and/or affected entities necessary 
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to protect the health, safety, and welfare of the public and to ensure the project's compliance with all 
applicable ordinances and codes;  

6. Recommendation from planning and development services to the planning commission. 

C. An approval/denial procedure, which shall include: 

1. A planning commission decision based on whether the proposed development complies with ordinance 
requirements and development standards of approval and whether anticipated impacts can be mitigated with 
appropriate conditions of approval.  

2. The integration of the recommendations from the other government agencies and affected entities involved 
in subsection (B)(5) of this section and any planning commission conditions of approval into the final site 
plan;  

3. An approval or denial letter indicating the approval or denial of the application with appropriate conditions 
or findings;  

4. Provision of the approved site plan with approval letter or the denial letter to the applicant in a timely 
manner. 

19.78.050 - Minimum area. 

Planned unit developments in any FM, FR, R-1, FA, or A zone shall have a minimum area of one acre. 
Planned unit developments in any other zone shall have an area equal to the aggregate of the minimum lot 
areas otherwise required in the zone for the number of structures in the development.  

19.78.090 - Effect on adjacent properties. 

The planning commission shall require such arrangement of structures and open spaces within the site 
development plan, as necessary, to assure that adjacent properties will not be adversely affected.  

A. Height and intensity of buildings and uses shall be arranged, around the boundaries of the planned unit 
development, to be compatible with existing adjacent developments or zones. However, unless conditions of 
the site so warrant, buildings located on the periphery of the development shall be limited to a maximum 
height of two stories.  

B. Lot area, lot width, yard and coverage regulations shall be determined by approval of the site plan.  

C. Density of dwelling units per acre shall be the same as allowed in the zone in which the planned unit 
development is located.  

19.78.100 - Preservation of open space. 

Preservation, maintenance and ownership of required open space within the development shall be 
accomplished by:  

A. Dedication of the land as a public park or parkway system; 

B. Granting to the county a permanent open space easement on or over the private open spaces to guarantee 
that the open space remain perpetually in recreational use with ownership and maintenance being the 
responsibility of the owner or an owner's association established with articles of association and bylaws 
which are satisfactory to the county; or  
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C. Complying with the provisions of the Condominium Ownership Act of 1963, Title 57, Chapter 8, Utah 
Code Annotated (1953), as amended, which provided for the payment of common expenses for the upkeep of 
the common areas and facilities.   

19.78.110 - Landscaping. 

Site landscaping shall be as specified in Chapter 19.77 of this title.  

19.78.120 - Signs and floodlighting. 

The size, location, design and nature of signs, if any, and the intensity and direction of area floodlighting 
shall be detailed in the application.  

19.78.130 - Site plan requirements. 

The applicant shall submit a planned unit development plan for the total area within the proposed 
development. If the planned unit development is to be developed on a phase basis, each phase shall be of 
such size, composition and arrangement that its construction, marketing and operation is feasible as a unit 
independent of any subsequent phases. The general site plan shall show, where pertinent:  

A. The use or uses, dimensions, sketch elevations and locations of proposed structures; 

B. Dimensions and locations of areas to be reserved and developed for vehicular and pedestrian circulation, 
parking, public uses such as schools and playgrounds, landscaping, and other open spaces;  

C. Architectural drawings and sketches outlining the general design and character of the proposed uses and 
the physical relationships of the uses;  

D. Such other pertinent information including, but not limited to, residential density, coverage and open 
space characteristics shall be included as may be necessary to make a determination that the contemplated 
arrangement of buildings and uses makes it desirable to apply regulations and requirements differing from 
those ordinarily applicable under this chapter.  

19.78.160 - Plan review at public meeting. 

Preliminary development plans, including site plan, (buildings, open space, parking, landscaping, pedestrian 
and traffic circulation) building elevations and general drainage and utility layout with topography shall be 
submitted for the purpose of staff analysis and planning commission review at a regularly scheduled 
meeting. Landscaping shall be as specified in Chapter 19.77 of this title.  

19.78.170 - Scope of planning commission action. 

In carrying out the intent of this chapter, the planning commission shall consider the following principles:  

A. It is the intent of this chapter that site and building plans for a planned unit development shall be prepared 
by a designer or team of designers having professional competence in urban planning as proposed in the 
application. The commission may require the applicant to engage such a qualified designer or design team.  

B. It is not the intent of this chapter that control of the design of a planned unit development by the planning 
commission be so rigidly exercised that individual initiative be stifled and substantial additional expense 
incurred; rather, it is the intent of this section that the control exercised be the minimum necessary to achieve 
the purpose of this chapter.  
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C. The planning commission may approve or disapprove an application for a planned unit development. In 
approving an application the commission may attach such conditions as it may deem necessary to secure 
compliance with the purposes set forth in Sections 19.84.050 through 19.84.090 of this title. The action of 
the planning commission may be appealed to the board of adjustment.  

 19.84.060 - Conditional Use Standards for approval. 

Prior to approval, all conditional uses and accompanying site development plans must be found to conform 
to the following standards:  

A. The proposed site development plan shall comply with all applicable provisions of the zoning ordinance, 
including parking, building setbacks, and building height.  

B. The proposed use and site development plan shall comply with all other applicable laws and ordinances.  

C. The proposed use and site development plan shall not present a serious traffic hazard due to poor site 
design or to anticipated traffic increases on the nearby road system which exceed the amounts called for 
under the county transportation master plan.  

D. The proposed use and site development plan shall not pose a serious threat to the safety of persons who 
will work on, reside on, or visit the property nor pose a serious threat to the safety of residents or properties 
in the vicinity by failure to adequately address the following issues: fire safety, geologic hazards, soil or 
slope conditions, liquifaction potential, site grading/topography, storm drainage/flood control, high ground 
water, environmental health hazards, or wetlands.  

E. The proposed use and site development plan shall not adversely impact properties in the vicinity of the 
site through lack of compatibility with nearby buildings in terms of size, scale, height, or noncompliance 
with community general plan standards. 

2.2 Subdivision Requirements

18.08.010 - Procedure generally. 

The planning commission shall be the land use authority for subdivisions. In order to assure that each 
subdivision fully complies with the provisions of this title, the director or director's designee shall administer 
formal application and review procedures for subdivisions. An application shall not be deemed complete 
until the full application, fees and all required materials have been submitted. The payment of a partial fee 
and submission of preliminary plans for a pre-submittal review does not constitute a complete application.  

Each process shall include the following components:  

A. An application procedure, which shall include: 

1. Submission of an application form, as designed by the director or director's designee to clearly indicate the 
type of application, property address, applicant information, and other pertinent information;  

2. Submission of supplementary materials, including a legal description, property plat, the required number 
of plans/preliminary plats, and mailing labels (if required) for notifications;  

3. Payment of fees, as required under Title 3, Revenue and Finance.  
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B. A review procedure, which shall include: 

1. An on-site review by the director or director's designee as provided by Utah Code 17-27a-303;  

2. Review of the submitted site plan/preliminary plat for compliance with county land use ordinances;  

3. Reference of the application and site plan/preliminary plat to any other government agency and/or affected 
entity which the director or director's designee deems necessary to protect the health, safety, and welfare of 
the public and to ensure the project's compliance with all applicable ordinances and codes;  

4. The processing of any exception requests that have been made in conjunction with the subdivision 
application.  

C. A preliminary plat approval procedure, which shall include: 

1. Confirmation that all necessary agencies have responded to the requests for recommendation with a 
recommendation of approval or approval with conditions;  

2. Integration of the recommendations from the other government agencies and affected entities involved 
above into the preliminary plat;  

3. Receipt of a recommendation from the planning staff; 

4. Approval of the preliminary plat as outlined in Section 18.12.030, and issuing a preliminary plat approval 
letter.  

D. A final plat approval procedure, which shall include: 

1. An engineering review to ensure that the final plat complies with all conditions of approval of the 
preliminary plat and to ensure that the final plat complies with the design standards, codes, and ordinances 
and with minimum engineering/surveying requirements;  

2. A check of appropriate background information, such as: lot access, property title, record of survey, field 
boundary verification, etc.;  

3. The collection of the necessary approval signatures (planning commission representative, director or 
director's designee, health department, district attorney, county mayor or their designees) on the final plat;  

4. Payment of final fees and bond; 

5. Recordation of the plat. 

  

18.08.015 - Time limits. 

Subdivision applications are subject to expiration according to the following schedule unless, for good cause 
shown, the applicant is granted an extension of time by the director or director's designee:  

A. A subdivision application shall expire if the applicant has not filed any of the required documents for 
preliminary plat approval within six months of the submission of a complete application.  

B. A subdivision application shall expire if the final plat is not submitted to planning and development 
services within six months of the preliminary plat approval.  
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C. A subdivision application shall expire if the final plat has not been signed by the county mayor within six 
months of the approval of the director or director's designee.  

D. A subdivision application shall expire if the final plat has not been recorded within six months of the date 
of the county mayor's signature on the plat.  

  

18.12.010 - Required information. 

A. The preliminary plat, prepared on paper twenty-one inches by thirty inches, shall contain the information 
specified in this section and comply with the following requirements:  

1. Description and Delineation. In a title block located in the lower right-hand corner the following shall 
appear:  

a. The proposed name of the subdivision, which name must be approved by the planning and development 
services division;  

b. The location of the subdivision, including: 

i. Address, 

ii. Section, township and range; 

c. The names and addresses of the owner, the subdivider, if different than the owner, and of the designer of 
the subdivision;  

d. The date of preparation, scale (no less than one inch to equal one hundred feet) and the north point.  

  

2. Existing Conditions. The plat shall show: 

a. The location of and dimensions to the nearest bench mark or monument; 

b. The boundary lines of the proposed subdivision indicated by a solid heavy line and the total approximate 
acreage encompassed thereby;  

c. All property under the control of the subdivider, even though only a portion is being subdivided. Where 
the plat submitted covers only a part of the subdivider's tract, a sketch of the prospective street system of the 
unplatted parts of the subdivider's land shall be submitted, and the street system of the part submitted shall be 
considered in the light of existing general street plans, other planning commission studies and the County 
Transportation Improvement Plan;  

d. The location, width and names of all existing streets within two hundred feet of the subdivision and of all 
prior platted streets or other public ways, railroad and utility rights-of-way, parks and other public open 
spaces, permanent buildings and structures, houses or permanent easements and section and corporation 
lines, within and adjacent to the tract;  

e. The location of all wells, proposed, active and abandoned, and of all reservoirs within the tract and to a 
distance of at least one hundred feet beyond the tract boundaries;  

f. Existing sewers, water mains, culverts or other underground facilities within the tract and to a distance of 
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at least one hundred feet beyond the tract boundaries, indicating pipe sizes, grades, manholes and exact 
location;  

g. Existing ditches, canals, natural drainage channels, and open waterways and proposed realignments;  

h. Boundary lines of adjacent tracts of unsubdivided land, showing ownership where possible; 

i. Contour at vertical intervals of not more than two feet. Highwater levels of all watercourses, if any, shall 
be indicated in the same datum for contour elevations;  

j. Nearest installed fire hydrants on or within five hundred feet of the proposed subdivision. 

4. Proposed Subdivision Plan. The subdivision plan shall show: 

a. The layout of streets, showing location, widths and other dimensions of (designated by actual or proposed 
names and numbers) proposed streets, crosswalks, alleys and easements;  

b. The layout, numbers and typical dimensions of lots, and in areas subject to foothills and canyons overlay 
zone provisions, designation of buildable areas on individual lots.  

c. Parcels of land intended to be dedicated or temporarily reserved for public use or set aside for use of 
property owners in the subdivision;  

d. Building setback lines, including showing dimensions where required by the planning commission;  

e. Easements for water, sewers, drainage, utility lines and other purposes, if required by the planning 
commission;  

f. Typical street cross sections and grade sheets where required by the planning commission or other 
interested county divisions;  

g. A tentative plan or method by which the subdivider proposes to handle stormwater drainage for the 
subdivision.  

 

2.3 Other Agency Recommendations or Requirements

County Grading Review - Review Denied 

1- Site is covered with trees and in excess of one acre. 
2- Need to submit a copy of the Geotechnical report. 
3- Received a copy of the Grading and Drainage plans prepared Benchmark Engineering signed and 
Stamped by Dale Bennett P.E 
4- The plans call for the use of Stormtech chambers and retention ponds to control the on site surface 
drainage. 
5- The Erosion control plans are prepared by BenchMark Engineering and signed and stamped by Dale 
Bennett P.E 
6- The SWPPP plan included in the plans is insufficient and needs to be in a binder since the site is in 
excess of one acre a full SWPPP is required and UPDES and N.O.I as well  
7- Due to the design of the on site retention and chambers a maintenance agreement prepared by the 
Civil engineer will need to be submit and submit for review and comment, once approved it will need to 
be recorded against the property. 
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County Boundary/ CGS Review 

1. Record of Survey must be received by County Surveyor's office before plat can leave Planning and 
Development and the following statement "A Record of Survey has been filed as #xxxxxxxxxxx in the S. L. 
County Surveyor's Office" MUST be included in the Surveyor's Certificate on the final mylar, the x's being 
the RSC No. received from the County Surveyor's office 
2.Show easement for ingress/egress on private road 
3.Streets must be named.  Contact Teresa Curtis at 385-468-6757 with street names for approval  
4. All Streets within 200 ft. of the proposed subdivision must be shown on plat 
5. Require 4 copies of Final Civil drawings signed by Licensed Engineer for all improvements after 
approvals from Hydrology, Grading and Traffic have been received 
6. A preliminary report of title will be required at the final stage of the project.  They are only good for 60 
days so don't get it until we are at the final plat stage 
7. Please have surveyor verify that no dedication is required along 13th E.  On the parcel map it shows the 
parcel still out into the street.  Per Traffic Engineer the ROW 1/2 width should be 53 ft. 
  
County Geology Review 

No issues at this time.  A technical review is required.  
  
County Urban Hydrology Review 

Site plan approved.  Technical plans required. Final Drainage plan required.  Must have engineers name, 
stamp, signature, phone number and date.  Must include project name, address, North arrow, and scale.  
Minimum scale is 1"=20'.  
1.  Basin #140 - 8000 South-e.  $4,289.00 per acre impact fees. 
2.  The developer shall grade this property in accordance with the approved site grading and lot drainage 
plan so as not to discharge any additional storm water onto adjacent properties. 
3.  The developer shall be required to permanently contain all generated water on his own property or 
routed to a county drainage system. 
4.Salt lake County will not assume any responsibility for the maintenance of the storm tech retention 
pond or the private storm drain system. 
  
County Building Inspection Review 

No issues with the site plan. Conditions of approval are the following: 
  
A demolition permit is required for the demolition of the existing home. 
  
Building permits are required for the construction of the new homes, and any other structures regulated 
by the International Residential Code (such as the pavilion). 
  
At time of building permit application, provide complete building plans showing compliance with 
current building code. 
  
At time of building permit application, provide fire flow verification and/or show how compliance is 
going to be made with any Unified Fire District Guidelines. 
  
Unified Fire Authority Review 

Review approved subject to the following requirements: 
1. One hydrant is required 
2. Required fire flow of 1500 G.P.M. 
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3. Verification of fire flow is required.  
4. Meet all fire department requirements pertaining to the design of the access road and turn-around.  
  
Health Department Review 

No response received.  Sewer and water letters from the entities providing service to the area will be 
required before any final approval can be given.  
  
Public Works Sanitation (Wasatch Front Waste) Review 

We will need a private lane agreement to service this subdivision.  
 

2.4 Other Issues

Planning Review 

1. Staff recommends approval of the Conditional Use Requests and Preliminary approval of the 
Preliminary Subdivision Plat, conditioned upon addressing all of the following identified issues as well as 
those identified by other reviewers.  Staff recognizes that the applicant has created revised plans since 
their initial submittal that do address some of the following issues. However, to avoid confusion the 
comments and issues addressed here are related to the first set of plans that was submitted and reviewed 
by the reviewing agencies.  
2. Need to submit accurate scaled floor plans for all buildings. 
3. Need to submit accurate scaled elevation drawings for all buildings. 
4. Plans do not meet required 50% open space.  The proposed building pads are too large. Revise and 
resubmit. 
5. The playground does not meet the minimum 1000 sq. ft. 
6. The playground must be fenced as it is located next to the road. 
7. Property must be fenced with a solid visual barrier. Plans need to indicate the type of fence and the 
location. 
8. Area between the fence and 1300 East next to the sidewalk needs to be paved with decorative 
concrete or brick pavers. 
9. Curb and gutter along 1300 east may need to be replaced in locations of the existing curb cuts. 
10. The existing home must be removed before the plat can be recorded. 
11. Footing and foundations for each building must be surveyed before concrete may be poured to 
insure they are located property along the center property line. 
12. The subdivision plat shall specifically note that the purpose of the subdivision is to accommodate the 
division of a two-family dwelling. 
13. Primary residential structures limited to 2 stories in height from natural grade (typically 28 feet). Finish 
Grade should not be substantially higher than the surrounding properties. 
14. 15 foot minimum setback is required around the perimeter of a PUD development. Street Side Yard 
Setbacks should be no less than 20 feet. 
15. Landscaping Plan package must include all required elements, including (but not limited to) irrigation 
design and water calculations. 
16. As the mass and scale of the proposed buildings in the development are somewhat larger than other 
homes in the immediate vicinity, additional architectural details need to be incorporated onto the sides 
and rear of the buildings to break up what appears to be expansive uniform wall planes. This could be 
accomplished through a mix of material and textural changes, undulations in the wall itself, overhangs, 
window treatments, or other decorative elements. 
17. Minimum recommended distance from street to the front of the garage door is 20'.  This additional 
parking above the minimum requirements for a dwelling will function as guest parking as parking along 
the private roadway will likely not be allowed by the fire department.  



Page 13 of 13Report Date: 4/3/13 File Number: 28263

18. Easement for pedestrian walkway needs to be added to the subdivision plat across lots 1 and 2.  
  
 

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Subdivision with the following conditions:

1 ) Comply with the recommendations and requirements of the above listed reviewing entities and 
agencies. 

2 ) Limit height of primary residential structures to two stories (28 feet) from natural existing grade to 
the midpoint of the roof. 

3 ) Submit revised plans that address issues related to compliance with open space and recreational 
amenity standards for PUD's. 

4 ) Submit revised landscaping and site plans that comply with chapter 19.77 Water Efficient 
Landscape Design and Development Standards. Continue to utilize landscaping elements (e.g. trees) 
to screen the property from adjacent residences to the South and North. 

5 ) Submit scaled elevation drawings for all 4 sides of each building. Architecture to match sketches 
and simulations provided to the Planning Commission.  Call out colors and materials.  On sides and 
rear of buildings that abut residences on adjacent properties or a public street, incorporate similar 
architectural features and materials as shown for the proposed fronts of the buildings that serve to 
break up large expanses of wall and create depth and shadow patterns on the face of the building.  

6 ) Submit scaled floor plans for all floors of all buildings. 

7 ) Minimum distance from the private street to the front of the garage doors to be 20 feet.

3.2 Reasons for Recommendation

1 ) The proposed conditions insure compliance with ordinance requirements as well as compliance 
with applicable development standards. 

2 ) The proposed conditions represent reasonable measures to mitigate potential negative impacts to 
surrounding properties.

3.3 Other Recommendations

Staff has recommended that the Planning Commission grant Planning Staff the ability to give final 
approval to the architectural elevation drawings and other elements related to the visual aspects of the 
PUD based upon the criteria listed in the recommended conditions of approval.  Alternatively, the 
Planning Commission may give preliminary approval at this time and request that final approval of these 
elements be granted by the Planning Commission at a future meeting after complete architectural 
drawings are submitted. 
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SURVEY CONTROL NOTE:
THE CONTRACTOR OR SURVEYOR PERFORMING THE CONSTRUCTION SURVEYING SHALL BE
RESPONSIBLE TO PROVIDE CONSTRUCTION LAYOUT PER THE APPROVED PLANS ONLY.  THE
SURVEYOR SHALL ALSO BE RESPONSIBLE FOR VERIFYING HORIZONTAL CONTROL FROM
THE SURVEY MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS SHOWN
ON THE SURVEY OR IMPROVEMENTS PLANS OR ON ELECTRONIC DATA PROVIDED BY
BENCHMARK ENGINEERING AND LAND SURVEYING.  THE SURVEYOR SHALL ALSO USE THE
BENCHMARKS AS SHOWN ON THE PLAN, AND VERIFY THEM AGAINST NO LESS THAN THREE
EXISTING HARD IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON
ELECTRONIC DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND SURVEYING.  IF ANY
DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR SHALL IMMEDIATELY NOTIFY THE
ENGINEER AND RESOLVE THE DISCREPANCIES BEFORE PROCEEDING WITH ANY
CONSTRUCTION SURVEYING.  IT IS ALSO THE RESPONSIBILITY OF THE SURVEYOR TO VERIFY
ANY ELECTRONIC DATA WITH THE APPROVED STAMPED AND SIGNED  PLANS AND NOTIFY
THE ENGINEER WITH ANY DISCREPANCIES.
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Page 1 of 2Report Date: 4/3/13 File Number: 28303

Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 3 0 3
Applicant Name: Dave Erickson Request: Zone Change
Description: Rezone from A-20 (Agricultural) to S-1-G (Sand and Gravel/Residential)
Location: 6816 S U-one Eleven Hwy
Zone: A-20 Agriculture Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not Applicable
Staff Recommendation: Approval
Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

The subject property is in an area of  Salt Lake County where gravel pit operations have historically been 
located.  Portions of the subject property have also included such operations in the past.  The most recent 
operation concluded in 2010.  The purpose of this proposal is to unify the zoning for the entire property 
as S-1-G in order to continue with gravel extraction operations across the property as a whole, 
preparatory to potential future residential development.  
 

1.2 Neighborhood Response

None has been received to date.  However the property borders on both West Jordan City and West 
Valley City. The West Jordan Planning Dept. has submitted comments (see attached e-mail) to this 
request and the related conditional use request to permit a gravel extraction operation on this property. 

1.3 Community Council Response

There is no community council that serves this area of the Unincorporated County.

2.0 ANALYSIS

2.1 General Plan
There is no specific General Plan for this area. This property however is located directly West of the 
Gateway to the Oquirrhs specific area plan. 

2.2 Existing Zoning and Land Use

The existing zoning for the property is a mix of A-20 and S-1-G.  Portions of the property have previously 
included sand and gravel extraction operations.  In the vicinity of the property are other existing and 
former sand and gravel operations, agricultural/farming uses, and newer single family residential uses 
(West Valley City).
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2.3 Other Agency Recommendations or Requirements 

The County Traffic Engineer has concerns regarding the proposed access to U-111.  She recommends 
that a Final UDOT approval for access should be obtained prior to rezone to assure that property will be 
able to be developed as desired. 
  
UDOT has indicated that they have received a submittal from the applicant and are currently reviewing 
the application and will forward a copy of their comments once their review is complete.  
  
The County Grading Specialist and Unified Fire Authority have indicated they have no issues related to 
the proposed rezoning of the property. 
  
West Jordan City Planning has not indicated that they have any issues directly with the rezone proposal, 
but does have some concerns regarding the layout, construction, and use of a sand and gravel extraction 
operation. Some aspects of the proposal will require separate approval from West Jordan. (see attached 
e-mail). 
  
No other reviewers or reviewing agencies have noted any requirements or recommendations.  

2.4 Other Issues

None at this time.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Zone Change .

3.2 Reasons for Recommendation

1 ) Allowing for the rezone would remove issues related to the split zoning of the property

2 ) The list of allowable uses remains similar to the historical use of the property and other adjoining 
areas. 
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Todd Draper

From: Greg Mikolash <gregm@wjordan.com>
Sent: Tuesday, February 19, 2013 12:18 PM
To: Todd Draper
Cc: Nate Nelsen
Subject: Glen Wood Gravel Pit

Todd, 

 

The City of West Jordan Planning and Engineering staff has reviewed the proposal for the Glen Wood gravel pit to be 

located just west of Highway U-111 at approximately 6800 S.  Though the extraction use itself is outside of the municipal 

boundary of the City, please note that the area in question is declared for future annex purposes and recorded through 

an annexation declaration document. 

 

It appears that the driveway portion and ingress/egress to the pit is within the municipal boundaries of West 

Jordan.  This is of concern because extraction (gravel pits) and their ancillary uses (driveways to weigh stations – leading 

to gravel pits) are not permitted in per our Code.  Though a driveway itself could be permitted if the said driveway 

meets the minimum standards per the West Jordan City Code (i.e. paved), another question arises as to water run-off 

created because of the newly installed asphalt/concrete?  Regardless – a permit, application, and fee will need to be 

required for any such infrastructure construction within West Jordan’s municipal boundaries.    

 

Per the plans as submitted, West Jordan Planning and Engineering has the following questions and concerns:   

1. Is this proposed extraction pit to be temporary in nature? 

2. A remediation plan should be incorporated into the plans and a permit issued which requires the site to be 

restored to an appropriate condition including - slopes to be contoured and re-vegetated in such a way as to 

create a natural looking area.   Will there be a remediation plan? 

3. Is there a dust control plan? Who is to enforce errant dust situations on windy days and will the gravel be 

sprayed with water on a continual basis to keep dust under control? 

4. Is there a mud-tracking plan – including a stabilized construction entrance with a truck wash-down area? 

5. Does this request require a conditional use permit in addition to a site plan?  If so, are any mitigation measures 

(such as questioned above) to be implemented as conditions of approval? 

 

Some issues relevant to the concerns above could be addressed simply by relocating the proposed driveway and weigh 

station to the north and outside of West Jordan’s Municipal boundary. 

 

Please inform me upon receipt of this e-mail that it has been received, as some issues related to the proposed use 

require direct attention (and permitting) from West Jordan.  

 

Sincerely, 

 

Greg Mikolash, AICP 
City Planner, City of West Jordan 
8000 S. Redwood Rd.  
West Jordan, UT 84088 
p. 801-569-5065 
gregm@wjordan.com 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 3 0 4
Applicant Name: Dave Erickson Request: Conditional Use
Description:  Sand and Gravel Extraction (Phase 1)
Location: 6816 S U-One Eleven Hwy.
Zone: S-1-G Gravel Extraction Any Zoning Conditions?         Yes No ✔

Staff Recommendation: Approval with Conditions
Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

This initial request is for phase 1 of a planned gravel pit operation located on the subject property. A 
separate rezone application (#28303) has also been filed pertaining to other portions of the subject 
property. Following successful rezoning of the remaining portions of the property, additional phases will 
be brought before the Planning Commission for Conditional Use review at that time.  
  
  
 

1.3 Neighborhood Response

None received to date. 
  
  
  
  
 

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
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Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

Discussion: The proposed site development plan (for phase 1) substantially complies with 
zoning ordinance provisions. Some changes to the proposed plan are likely however given 
other factors involved with this project. Elements of the plan that are located within the 
jurisdiction of West Jordan must obtain separate approval from that city. Alternatively some 
of the proposed elements within West Jordan City may be relocated land under the 
jurisdiction of the Unincorporated County. Also phased elements that cross into phase 2 will 
need to be adjusted to fit completely within the phase 1 boundaries until such time that 
phase 2 is approved. 
  
 

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

Discussion: Demonstration of compliance with other laws and ordinances will be required 
during the technical review process. Final approval of a conditional use permit by planning 
staff will be conditioned upon satisfaction of all pertinent requirements, laws and ordinances. 
  
 

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

Discussion: The site development plan will be be reviewed and completed as part of the 
technical review process. As the adjacent roadway is a State Highway, the Utah Department 
of Transportation (UDOT) has jurisdiction over this portion of the review and approval 
process. UDOT will address any necessary adjustments to the proposal pursuant to the 
mitigation of traffic impacts directly through their processes. 
  
 

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

Discussion: All identified issues are typically addressed as part of the technical review, prior 
to issuance of any final conditional use permit by planning staff. Soils, slopes, grading, land 
reclamation and re-vegetation issues are addressed and monitored by the County Grading 
Specialist. Plans regarding storm drainage and flood control must meet requirements of the 
County Public Works Engineering Department prior to the issuance of a final Conditional Use 
approval. 
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YES NO Standard `E': The proposed use and site development plan shall not significantly impact the 
quality of life of residents in the vicinity.  

Discussion: Currently the nearest residents are located on a former gravel pit site within the 
jurisdiction of West Valley City, Northeast of the subject property. Although some direct 
impacts can reasonably be anticipated (noise and dust) other less direct impacts may also 
exist (traffic). Given that the general area has historically been impacted with gravel pit and 
mining operations, some deference for the existing conditions must be taken into account 
when evaluating the magnitude of anticipated impacts and appropriate mitigation measures. 
Staff believes that adequate mitigation measures can be implemented that will sufficiently 
reduce impacts to existing and potential future residential uses that will have the effect of 
meeting the intent of Standard E. Such conditions might include; dust control efforts, noise 
reduction efforts, limited hours of operation, limited duration (expiration) of use permit, etc. 
(see staff recommend conditions of approval below). 

2.2 Zoning Requirements

19.84.050 - Approval/denial authority. 

The planning commission has the authority to approve, deny, or approve with conditions conditional use 
applications.  

A. Planning Commission Approval. 

1. The planning commission shall review and approve or deny each application during a public meeting. 

2. The planning commission's decision shall be based on information presented through the public meeting 
process, including: the materials submitted by the applicant, the recommendation of the director or director's 
designee, and input from interested parties and affected entities.  

3. If conditions are specified, the director or director's designee shall issue a final approval letter upon 
satisfaction of the planning commission's conditions of approval.  

4. If the applicant fails to meet all conditions of approval within twelve months of the planning commission's 
decision, the application is deemed denied. A twelve-month extension may be granted upon the payment of 
an additional filing fee equal to the original filing fee.  

5. A planning commission decision shall be made on a complete conditional use application within a 
reasonable time frame, not to exceed ninety days. The planning commission is authorized to review and take 
action on an application as outlined in Section 19.84.040 after having notified the applicant of the meeting 
date.  

6. Failure by the applicant to provide information that has been requested by the planning commission, the 
director or director's designee to resolve conflicts with the standards in Section 19.84.060 (above) may result 
in an application being denied.  

B. Decision. Each conditional use application shall be: 

1. Approved if the proposed use, including the manner and design in which a property is proposed for 
development, complies with the standards for approval outlined in Section 19.84.060; or  
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2. Approved with conditions if the anticipated detrimental effects of the use, including the manner and 
design in which the property is proposed for development, can be mitigated with the imposition of 
reasonable conditions to bring about compliance with the standards outlined in Section 19.84.060; or  

3. Denied if the anticipated detrimental effects of the proposed use cannot be mitigated with the imposition 
of reasonable conditions of approval to bring about compliance with the standards outlined in Section 
19.84.060  

  

19.42.010 - Purpose of provisions. 

The purpose of the S-1-G zone is to permit extraction of gravel and similar natural resources in the county.  

  

19.42.020 - Permitted uses. 

Permitted uses in the S-1-G zone include:  

— Agriculture.  

  

19.42.030 - Conditional uses. 

Conditional uses in the S-1-G zone include:  

— Golf course;  

  

— Mine; quarry; gravel pit; including crushers, concrete batching plants used in connection with and as a 
part of an operation for the removal of sand or gravel from the parcel of property upon which the crusher or 
batching plant is installed, but expressly excluding an asphalt plant or any type of oil or asphalt emulsion 
mixing operation. Excavations are permitted only under the conditions outlined in the Salt Lake County 
excavation ordinance;  

— Nursery and/or greenhouse, excluding retail sales;  

— Public and quasi-public uses;  

— Recreation, commercial;  

— Residential facility for elderly persons;  

— Single-family dwelling;  

— Temporary buildings for uses incidental to construction work, which buildings must be removed 
upon the completion or abandonment of the construction work. If such buildings are not removed within 
ninety days upon completion of construction work and thirty days after notice, the buildings will be removed 
by the county at the expense of the owner.  
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2.3 Other Agency Recommendations or Requirements

County Building - Recommend Approval with Conditions 

1. Building permits are required for the temp office trailer, any electrical work, fences over 6' tall, any 
foundation work, structures, and any other item regulated by the International Building Code. 
2. Also, will need to show where the bathroom facilities will be provided at the site. This will need to be 
approved by the health department. 
  

County Geology Review - No response received 

  

County Grading Specialist - Recommend Denial 
1. Received a copy of the SWPPP prepared by Hadco Construction for the Glenwood Gravel pit. UTR 
359315 is the State UPDES number for Phase 1 only. 
2. The SWPPP (Storm Water pollution prevention plan) has no contact information and emergency 
contact information listed. 
3. The SWPPP does not identify the inspection personnel that will be responsible for the inspections of 
the BMP's at the site, the inspection schedule is once a month or after a storm event (no duration is 
identified) 
4. No duly authorized personnel has been identified along with their positions at the site on the SWPPP. 
(appendix K) 
5. The SWPPP does not identify the person or persons responsible for training at the site. 
6. The certification and Notification are not signed by the responsible person or the sub-contractors as 
required. 
7. The N.O.I is outdated and needs to be resubmitted with current dates (prior to permits being issued) 
8. The plans submitted do not show a minimum of five foot setback from the adjoining property prior to 
beginning the excavations 
9. Need to provide cross access agreement to access the site. 
10. On the plans need to show the location of the proposed storage retention pond for the storm water. 
11. Berm is insufficient in one location. 
12. Not a complete review. 
  

Health Department - No comments received 

  

UDOT - Review Pending 

1. The plans do not match, there is some discrepancies between what the applicant submitted to the 
County and to UDOT. The review has not started due to an incomplete application. 
  

County Traffic Engineering - Recommend Denial until UDOT approval is received. 
1. UDOT must approve "Rural Road" sight distance proposed. 
2. Submit UDOT approved copy of plan & profile, striping plans, and cross-sections for final technical 
review. 
3. West Jordan City approval required for 30' access road located in West Jordan City. 
4. Access easement required for 30' access road located on adjacent property. 
  

Unified Fire Authority - Recommend Approval with Conditions 

1. The proposed use is approved by or not regulated by this agency. 
2. The proposed site plan is approved. No further technical review is required by this agency. 
3. No conditions, unless structures are added, then add min. 2A10BC fire extinguisher. 
4. Unified Fire authority plan review: this project must meet all local building and fire code requirements. 
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County Urban Hydrology - No Comments Received 

  

West Valley City Planning - No issues identified 

  

West Jordan City Planning - 

1. See attached e-mail

2.4 Other Issues

County Planning - Recommend Approval with Conditions 

1. This review and recommendation applies to phase 1 only. Operational aspects must be contained 
within the area S-1-G zoned area. 
2. Must have approval from West Jordan for aspects within in their jurisdiction. Likely the scale house, 
offices, and parking. 
3. To mitigate potential impacts to neighboring residents dust and noise control plans must be 
submitted and implemented. 
4. Staff recommends the additional imposition of time of day limits on pit operations (especially 
regarding operation of heavy machinery or other activities likely to raise noise levels) to reduce impacts 
to residential neighbors. Suggested hours between 8:00 a.m. and 6:00 p.m. 
5. Previous Conditional Use Permits for Gravel Pit operations on this site have included specific expiration 
dates of those permits to insure that efforts to mitigate impacts to the surrounding community are 
consistent with the existing development of the surrounding community. Staff recommends that the 
permit (for phase 1) be limited 3 years from the date of final approval by staff with allowance for up to a 6 
month extension by staff for activities related to final site grading, reclamation, and re-vegetation. 
6. Must post bonds for site re-vegetation and reclamation. 
7. Proof of access easement to the property is required. 
8. Must get a business licence for the operation of the pit before commencing operations on the site. 
 

2.5 Subdivision Requirements

None

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use with the following conditions:

1 ) Submit revised plans that address issues identified by West Jordan's Planning Department and that 
adjust all phase 1 activities within the phase 1 boundaries and area appropriately zoned for such 
activities. 
 

2 ) Operational Hours of the Gravel Pit to be limited to between the hours of 8:00 a.m. and 6:00 p.m. 
 

3 ) Submit detailed plans regarding dust and noise control for review and approval by County staff. 
 

4 ) Conditional Use permit shall expire 3 years from the date of final approval by staff. An allowance for 
up to a 6 month extension beyond that time will be at the discretion of planning staff to account for 
activities related to final site grading, reclamation, and re-vegetation. 
 

5 ) Post bonds for site re-vegetation and reclamation. 
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6 ) Compliance with all recommendations and requirements of the reviewing departments and 
agencies that are identified during the subsequent technical review process.

3.2 Reasons for Recommendation

1 ) Through the imposition of the above listed conditions, the project will effectively meet the 5 criteria 
necessary for approval of a Conditional Use Permit.

3.3 Other Recommendations

None
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Todd Draper

From: Greg Mikolash <gregm@wjordan.com>
Sent: Tuesday, February 19, 2013 12:18 PM
To: Todd Draper
Cc: Nate Nelsen
Subject: Glen Wood Gravel Pit

Todd, 

 

The City of West Jordan Planning and Engineering staff has reviewed the proposal for the Glen Wood gravel pit to be 

located just west of Highway U-111 at approximately 6800 S.  Though the extraction use itself is outside of the municipal 

boundary of the City, please note that the area in question is declared for future annex purposes and recorded through 

an annexation declaration document. 

 

It appears that the driveway portion and ingress/egress to the pit is within the municipal boundaries of West 

Jordan.  This is of concern because extraction (gravel pits) and their ancillary uses (driveways to weigh stations – leading 

to gravel pits) are not permitted in per our Code.  Though a driveway itself could be permitted if the said driveway 

meets the minimum standards per the West Jordan City Code (i.e. paved), another question arises as to water run-off 

created because of the newly installed asphalt/concrete?  Regardless – a permit, application, and fee will need to be 

required for any such infrastructure construction within West Jordan’s municipal boundaries.    

 

Per the plans as submitted, West Jordan Planning and Engineering has the following questions and concerns:   

1. Is this proposed extraction pit to be temporary in nature? 

2. A remediation plan should be incorporated into the plans and a permit issued which requires the site to be 

restored to an appropriate condition including - slopes to be contoured and re-vegetated in such a way as to 

create a natural looking area.   Will there be a remediation plan? 

3. Is there a dust control plan? Who is to enforce errant dust situations on windy days and will the gravel be 

sprayed with water on a continual basis to keep dust under control? 

4. Is there a mud-tracking plan – including a stabilized construction entrance with a truck wash-down area? 

5. Does this request require a conditional use permit in addition to a site plan?  If so, are any mitigation measures 

(such as questioned above) to be implemented as conditions of approval? 

 

Some issues relevant to the concerns above could be addressed simply by relocating the proposed driveway and weigh 

station to the north and outside of West Jordan’s Municipal boundary. 

 

Please inform me upon receipt of this e-mail that it has been received, as some issues related to the proposed use 

require direct attention (and permitting) from West Jordan.  

 

Sincerely, 

 

Greg Mikolash, AICP 
City Planner, City of West Jordan 
8000 S. Redwood Rd.  
West Jordan, UT 84088 
p. 801-569-5065 
gregm@wjordan.com 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 3 0 6
Applicant Name: Snowbird Ltd. Request: Subdivision
Description: Monte Cristo 7-lot Subdivision within Snowbird Resort Center
Location: 8901 E. Little Cottonwood Canyon
Zone: FR-20 Forestry & Recreation Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not Applicable
Staff Recommendation: Continue
Planner: Spencer G. Sanders

1.0 BACKGROUND

1.1 Summary

1.1.1 Proposal - The applicant is proposing a 7-lot, single-family subdivision on 7.5 acres.    The proposed
lots range in size from approximately 0.51 acres to 1.83 acres.  Each lot is proposed to have a buildable
area on slopes of 30% or less.   

1.1.2 Access - The proposed access is an existing private right-of-way that crosses the subject property by 
easement providing access to one existing home to the west.  The right-of-way is proposed to be 
widened and include a required emergency services turnaround. Five lots are proposed on the north side 
of the private road and two lots on the south side, between the private road and Little Cottonwood
Canyon Road.  All lots are proposed to be accessed from the private road.   

1.1.3 Zoning & Master Plan - The subject property is zoned FR-20 and is located within the Snowbird
Resort's Base Area.  Being in the base area, it is subject to the approved 2006 Snowbird Ski and Summer
Resort Base Area Master Plan Update and Revisions.  This plan established 3,089 maximum number of 
residential/lodging units within the base area.  It also authorized the development of these lodging/
residential uses anywhere within the base area, subject to FCOZ and other applicable regulations. 

1.1.3 Reasons for Change - This application replaces a previous application 28040 Anna Claim cluster 
subdivision.  This proposal is essentially the same subdivision as previously proposed, except the 
originally proposed Open Space has been eliminated.  This was done at the request of Salt Lake City 
Public Utilities Watershed Management.  The open spaces was being provided in order for the original
subdivision to comply with FCOZ clustering and standard FR-20 zoning requirements.  However,
Watershed has issues with the County's clustering provisions as they relate to their service area boundary.
The City's service area boundary includes the area where the lots are proposed, but does not include 
most of the open space that was proposed to be dedicated.  This called into questions as to whether or 
not the City could/would provide water to a development that extended outside its service area, even if 
that extension was only open space.  Watersheds concern mainly focused on the potential precedent
that could be set if lands outside their service area were included in a development through the County's



Page 2 of 5Report Date: 4/2/13 File Number: 28306

FCOZ clustering provision.  Even though the original proposal complied with County Ordinances, in order 
to address Watershed's concerns, the applicant withdrew the original application and submitted a new 
proposal under their 2006 approved master plan that did not require them to dedicate open space. 

1.2 Geological Hazards Review Still In Process 

The applicant has submitted the required information for Preliminary Plat review.  Most of the reviewers,
including Planning staff have completed their reviews.  However, the County Grading Specialist and the 
County Hydrologist/Geologist, are still reviewing the the natural hazards related reports (Geotechnical, 
Avalanche and Rock Fall) and the associated proposed mitigation measures.  It is anticipated that these 
reviews will be completed by the Commission's public meeting date, April 10, 2013.  If so, staff will 
provide a follow up report, either verbal or in writing with staff's findings on the studies and 
recommendations for the project.  However, if the reviews are not complete before the meeting, staff's
recommendation is for a continuance. See 3.0 Staff Recommendations below.

1.3 County Planning Commission Action

This application is on the Commission's agenda for preliminary plat approval.

1.4 Neighborhood Response

As of the date of this writing staff has not received any comments from the surrounding neighbors, or 
other members of the public.   

It is important to note that subdivision is a use by right under State Law.  As such, while the preliminary
plat must be reviewed and approved at a public meeting, it is not a public hearing.  In addition, if the 
preliminary plat complies with ordinance requirements it must be approved.   Since subdivision review
by the Planning Commission is not a public hearing required notification is by posting the agenda only. 
Adjacent property owners are not mailed individual notices.  

2.0 ANALYSIS

2.1 Applicable Ordinances

2.1.1  FR-20 Zone 19.12 

Lot Width & Area - The proposed subdivision is located within the Snowbird Resort's Base Area and is 
subject to the approved 2006 Snowbird Ski and Summer Resort Base Area Master Plan Update and Revisions. 
This plan approved 3089 total residential/lodging units (lodging rooms) within the resort's base area.  The 
plan also authorizes all of the residential/lodging uses, which are allowed in the FR-20 and FM-20 zones,
to be built anywhere within the approved Base Area boundary, regardless of the underlying zones' 
density provisions.  Developments are still subject to compliance with Foothills and Canyons Overlay
Zone (FCOZ) regulations and other applicable requirements such as watershed, health and natural 
hazards.   

The total number of "lodging rooms" that will be deducted from the resorts allowed maximum will be 
determined during the FCOZ review process for each home.  Each homes "lodging room" count will be 
based on the homes design.  The homes are intended to be single family homes, however, if there design 
allows for separation into individual lock-out "lodging rooms", the count per home may be more than 
one.   The resort currently is well below the approved number of units, and this proposal will not exceed 
the total number of units allowed. 

Use - The proposed use of the lots for Single-Family Dwellings is a permitted use in the FR-20 zone. 
Though not currently proposed or anticipated, separate lock-out lodging rooms could be possible
depending on each homes design.   
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2.1.2 Geological Hazards Ordinance 19.75 

The site is identified in a Rock Fall Hazard Area and an Avalanche Area.  Required reports and proposed
mitigation measures have been provided by the applicant and are under review by applicable County 
Staff as of this writing.  See section 1.2 of this staff report above for further information. 

2.1.2 FCOZ Ordinances 19.72 & 19.73 

Slope Protection Standards - According to the Grading Specialist, the proposed subdivision complies
with slope protection standards.  Subdivision development, improvements, and lot buildable areas are 
on native slopes 30% or less, or on man made slopes that are allowed to be re-disturbed. 

Grading Standards - The Grading Specialist has indicated that the proposed grading plans comply with 
FCOZ grading standards and development design standards. 

Streets/Roads & General Site Access - The proposed access road complies with County Transportation 
Standards and Unified Fire Authority Standards.  UDOT  is in the process of final review of the plans and is 
anticipated to issue an approval of the proposal shortly.  However, this has not yet been received.   It is 
important to note that due to the small number of lots the County Transportation Engineer and UDOT 
have not required a transportation study.  The amount of traffic generation anticipated from this project 
is not expected to impact traffic along Little Cottonwood Canyon Road in a manner that would warrant a 
study and possible mitigation measures over and above a standard design. 

Driveways - The applicant has provided a preliminary study for each driveway access to verify that the 
building areas can be reasonably accessed from the private road, in compliance with FCOZ requirements. 
Final analysis of the driveways will occur during the required individual FCOZ review for each home.  

Trail Access -  There are no planned trails through the proposed lots.  There is an easement for Avalanche
Control (GasX) installation and maintenance that is provided for on the plat.  The proposed subdivision
does not restrict access to areas open to the public. 

Fencing - There are no fences proposed with the subdivision.  There are some retaining walls that may 
also function as an entry feature.  Any fencing proposed for the individual lots will be reviewed for 
compliance with FCOZ standards during the individual FCOZ review for each home.  Wildlife movements
and habitat protection are issues of consideration during that process. 

Tree and Vegetation Protection - The lots' buildable areas have been located to minimize impact to 
mature trees.  FCOZ allows disturbance limited to between 10,000 and 18,000 sq. ft. per lot.  An existing
tree and vegetation plan is required as part of the review for each home and will be verified for 
compliance during the individual home approval process.  Any trees that must be removed must also be 
replaced by FCOZ regulations. 

Stream Corridor and Wetlands Protection - There are no perennial or ephemeral streams or wetlands
within the proposed developable areas of the subdivision.  In addition, the applicant has provided a 
study verifying that there are no wetlands on the site.  Salt Lake City Public Utilities/Watershed
Management and Salt Lake Valley Health Department have reviewed the site and information provided
by the applicant and have approved the project as proposed for watershed compliance.  The Army Corps 
of Engineers has also signed off indicating that there are not protected wetlands or streams running
through the property. 

Wildlife Habitat Protection - The area is part of the summer range for dear and other wildlife.
Development will have some impact over the current undeveloped condition of the site.  However, the 
proposed subdivision's layout and design will help to reduce the potential impact.  Larger lots, limited 
buildable areas, close proximity to the highway and minimal, short, open and or no fences are all best 
practices when developing in a wild land area.  Homeowners will need to be sensitive to their mountain 
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location when considering landscaping materials, revegetation and fencing.   The free flow of movement
by wildlife is not restricted by the way the subdivision laid out and limiting fencing and planting
appropriate plant materials will further reduce impacts on the wildlife. 

Establishing LOD -  In establishing limits of disturbance for the proposed subdivision improvements, the 
project complies with the applicable criteria.  Each lot will go through a separate required FCOZ review at 
the time of proposed home development where a more detailed evaluation for a specific each home plan 
will occur.   The LOD criteria will be applied again at this stage.

2.2 Subdivision Requirements

The proposed Preliminary Plat appears to comply with all subdivision requirements that can be verified at 
this time.   As noted previously, the Geological Hazards are still being evaluated and final approval from 
UDOT has not been completed.  Other than these two issues, staff has verified compliance with 
applicable ordinances or the ability to comply with completion of the final plans for Final Plat approval.

2.3 Other Agency Recommendations or Requirements

2.3.1 Completed Reviews & Recommendations 

The following reviewers have completed their reviews have issued recommendations of approval or 
approval with conditions to be addressed during final plat review with staff or during construction: 

Salt Lake Valley Health Department  - Conditional Approval, subject to compliance with watershed best 
practices and requirements as recommended by Salt Lake City Watershed Management. 

Salt Lake City Public Utilities/Watershed Management - Conditional Approval subject to compliance
with watershed management best practices and requirements as proposed.  They have also confirmed
that the Service District No. 3 has capacity for culinary water and and sanitary sewer connections for each 
of the proposed lots. 

Salt Lake Service Area No. 3 - The water and sewer provider has provided a letter indicating water and 
sewer connections are available to the project as proposed. 

Army Corps of Engineers - The Army Corps has issued a letter indicating that based on the information
provided by the applicant that no wetlands or streams under its jurisdiction are located within the 
project. 

County Engineering Subdivision Boundary Check and Improvements Review - Conditional approval
subject to final improvements required by Hydrology, UFA and UDOT and posting of final bonds. 

County Traffic Engineer - Conditional Approval subject to UDOT final approval. 

County Sanitation (Trash Removal) - Snowbird is not serviced by County Sanitation.  Trash Pick-up for 
each home will need to be provided by private contractor, which is the case for all properties in Little
Cottonwood Canyon, including Snowbird and the Town of Alta.  Each home owner will need to contract 
with the private trash removal company in the canyon for their removal. 

2.3.2 Status of Outstanding Reviews  

UDOT - Preliminary review is complete, Final review and approval anticipated shortly, but not yet 
received. 

County Grading Specialist - Grading issues are in compliance.  Still reviewing Geological Hazards Reports
and proposed mitigation measures with County Geologist.  Complete review anticipated by the time of 
the Commission meeting. 

County Hydrologist/Geologist - Preliminary drainage review completed with no major issue identified. 
Still reviewing final drainage plans.  Also still reviewing Geological Hazards Reports and proposed
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mitigation measures with Grading Specialist.  Complete review anticipated by time of the  Commission
meeting. 

Planning - Planning review complete.  Planning items appear to be in compliance.  However, unable to 
formalize recommendations until all reviews are completed.  These reviews may have impact on Planning
issues and recommendations.

2.4 Other Issues

As previously noted through out this report, there are a number of requirements for development in 
FCOZ that will need to be verified at the time the individual homes apply for development.  The FCOZ 
review for these homes will address in more detail the applicable regulations regarding revegetation, 
tree protections, screening, etc.  The subdivision itself complies with all the requirements that have been 
verified to this point, except for the Geological Hazard requirements still under review. 

If the Preliminary Plat is approved, a number of issues such as bonding, final engineering plans, final 
revegetation plans etc. will need to be provided before the Final Plat can be approved and released for 
recording.  This is part of the standard Final Plat approval processed.

3.0 STAFF RECOMMENDATION

3.1 Staff recommends the proposed Subdivision be CONTINUED to the meeting scheduled for

May, 15, 2013 .

3.2 Reasons for Recommendation

1 ) Final reviews and recommendations regarding the Geological Hazards Reports pertaining to Rock 
Fall, Avalanche and Geotechnical issues and their associated proposed mitigation measures are still 
in process.  It has yet to be determined whether or not that the studies and mitigation measures 
comply with County standards and appropriate safety requirements.  

2 ) A UDOT final approval has not been received.

3.3 Other Recommendations

Regardless of the disposition of the Geological Hazards Analysis and the UDOT final approval, staff would 
recommend that the commission begin the review of the application at the meeting.  Staff recommends 
that the Commission hear from staff, the applicant and anyone else present at the meeting that wishes to 
speak to the matter.  Depending upon the disposition of the outstanding reviews and recommendations, 
the Commission can decide whether or not to take action on the application at the meeting or continue.
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 3 2 4
Applicant Name: Kam Howard for DIGIS Request: Conditional Use
Description: Wireless Telecommunications Facility
Location: 7741 W Country View Lane
Zone: FA-2.5 Foothill Agriculture Any Zoning Conditions?         Yes No ✔

Community Council Rec: Not Applicable
Staff Recommendation: Approval with Conditions
Planner: Todd A. Draper

1.0 BACKGROUND

1.1 Summary

Skybeam Inc., doing business as Digis Wireless wishes to install a wireless telecommunications tower on 
the subject property to as part of their plans to expand wireless internet service to the area.  The use is 
listed as conditional in the FA2.5 zone.  The property has previously been developed as a single-family 
residential lot, and will continue to be used as such with the monopole being accessory to the dwelling.  
The site is also located within the Foothills and Canyons Overlay Zone (FCOZ).  
 

1.3 Neighborhood Response

None received (other than the property owner who is in favor of the proposal)

1.4 Community Council Response

There is no recognized Community Council for this area.  
  
  
 

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
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Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

Discussion: Although certain details pertaining to the accuracy of this site development plan 
are missing or to not completely comply as proposed, staff believes that the minor 
inaccuracies can be easily remedied as part of the subsequent technical review.  

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

Discussion: Compliance with other laws and ordinances will be required prior to final 
approval.  Verification of this will take place during the subsequent technical reviews. 

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

Discussion: There are no traffic impacts associated with this proposal. The site is generally 
unmanned, and the current rural residential traffic will remain unchanged. 

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

Discussion:  None of the aforementioned issues appear to apply to this proposal to any 
significant degree.   If any do they will be addressed during the subsequent technical review 
or at the time of the building permit. 

YES NO Standard `E': The proposed use and site development plan shall not significantly impact the 
quality of life of residents in the vicinity.  

Discussion: The quality of life for residents in the vicinity may arguably improve relative to 
connectivity to the internet. The use and the site itself will have no significant impact on the 
neighborhood. 

2.2 Zoning Requirements

19.54.030 - Conditional uses. 

The following conditional uses are subject to the requirements of this chapter and subject to the conditions, 
criteria, and approval procedures set forth in Chapter 19.84, "Conditional Uses."  

J. Wireless telecommunication facilities, as that term and all related terms are defined in Section 19.83.020, 
provided:  

1. The wireless telecommunication facility is either a wall-mounted, roof-mounted, or monopole facility. 
Facilities located on lattice towers are prohibited, and  
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 2. Any grading for the facility, including access roads and trenching for utilities, shall comply with the 
Uniform Building Code, and  

3. The facility complies with the requirements for development set forth in the foothills and canyons overlay 
zone, Chapter 19.72, including development standards for grading, wildlife habitat protection, tree and 
vegetation protection, natural hazards, and utilities, and standards for establishing limits of disturbance, and  

4. Site placement and facility color shall be carefully considered to blend in with the natural surroundings, 
and  

5. Continuous outside lighting is prohibited unless required by the FAA for monopole facilities, and  

6. The maximum height for monopole facilities shall be sixty feet, and 

7. A computer-generated visual simulation of the proposed structure is submitted as part of the required site 
plan and shall show all structures including but not limited to monopoles, antennas, and equipment buildings, 
and  

8. All other applicable requirements set forth in Chapter 19.83, "Wireless Telecommunications Facilities," 
are satisfied.  

19.83.040 - General plan required. 

A site location general plan shall be submitted by each company desiring placement of wireless 
telecommunication facilities. The general plan shall be submitted to the planning commission and 
development services division prior to processing any permits for permitted or conditional use locations. The 
general plan shall include inventory of existing and anticipated sites for the unincorporated county and 
within one-half mile of the unincorporated county boundary. The plan shall indicate area coverage, if known, 
location, antenna height above existing grade, and antenna type for each site and be updated upon request 
from the planning commission. Every general plan shall be considered proprietary information and not be 
part of the public record.  

19.83.060 - Facility types and standards. 

C. Monopole. The following provisions apply to monopoles: 

1. The height limit for monopoles is sixty feet except the planning commission may allow a monopole up to 
eighty feet in the C-2, C-3, M-1, and M-2 zones if it finds: (1) that the monopole will blend in with 
surrounding structures, poles, or trees and is compatible with surrounding uses, (2) the monopole will be 
available for co-location with other companies, and (3) the monopole will be setback at least three hundred 
feet from any residential zone boundary. The height shall be measured from the top of the structure including 
antennas, to the original grade directly adjacent to the monopole.  

2. In all R-1, R-2, and R-4-8.5 zones, monopoles will only be allowed in conjunction with an existing public 
or quasi-public use. Public and quasi-public uses, as defined in Sections 19.04.440 and 19.04.450, include 
but are not limited to churches, schools, utilities, and parks.  

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

4. Monopoles shall be setback from any residential structure a distance equal to its height.  
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5. Stealth monopole facilities are encouraged and shall be allowed to vary from the provisions of this section 
as determined by development services division for permitted uses and the planning commission for 
conditional uses. Stealth monopoles are not required to be located with public or quasi-public uses in all R-1, 
R-2, and R-4-8.5 zones (see Table 19.83.050).  

19.83.070 - Color. 

Monopoles, antennas, and any associated buildings or equipment shall be painted to blend with the 
surroundings which they are most commonly seen. The color shall be determined on a case-by-case basis by 
the planning commission for conditional uses and development services division for permitted uses. Within 
six months after the facility has been constructed, the planning commission or the development services 
division may require the color be changed if it is determined that the original color does not blend with the 
surroundings.  

19.83.080 - Sites in the foothills and canyons. 

For the purpose of this chapter the foothills and canyons are defined as the areas shown on the maps in the 
document entitled "Salt Lake County Foothill and Canyon Development Standards."  

A. Any grading for telecommunication facilities, including access roads and trenching for utilities, shall 
comply with the Uniform Building Code. Telecommunication facilities in the foothills and canyons shall 
comply with the FR zone requirements for grading (Section 19.12.100), natural vegetation (Section 
19.12.110) and utilities (Section 19.12.120). Everything possible should be done to minimize disturbance of 
the natural environment.  

B. A computer-generated visual simulation of the proposed structures is required for all sites in the foothills 
and canyons. The simulation shall show all structures including but not limited to monopoles, antennas, and 
equipment buildings.  

C. Everything possible should be done to minimize disturbance of the visual environment. Site placement 
and color should be carefully considered to blend in with the surroundings.  

D. Continuous outside lighting is prohibited unless required by the FAA for the monopole. 

19.83.090 - Additional requirements. 

The following shall be considered by the planning commission for conditional uses:  

A. Compatibility of the proposed structure with the height and mass of existing buildings and utility 
structures.  

B. Location of the antenna on other existing structures in the same vicinity such as other monopoles, 
buildings, water towers, utility poles, athletic field lights, parking lot lights, etc. where possible without 
significantly impacting antenna transmission or reception.  

C. Location of the antenna in relation to existing vegetation, topography including ridge lines, and buildings 
to obtain the best visual screening.  

D. Spacing between monopoles which creates detrimental impacts to adjoining properties. 

E. Installation of, but not limited to, curb, gutter, sidewalk, landscaping, and fencing as per Sections 
19.76.210 and 19.84.050  
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2.3 Other Agency Recommendations or Requirements

The Unified Fire Authority approved of the development plans as proposed. 
  
The County Grading Specialist has not responded as of the writing of this report.  The expectation of staff 
is that this facility be located on a previously disturbed/graded area of the property.

2.4 Other Issues

Planning Review 

The pole is only proposed to be approximately 14 feet high and well below the maximum permitted in 
the ordinance.  Accordingly the impact will be minimal.  Staff still recommends however that the 
antenna, poll and appurtenance be painted a single color that helps it to  blend in with the surroundings.  
  
Utility lines serving this project must be buried.  Given the extensive grading that has occurred on the 
property to date  staff does not support any additional disturbance of naturalized areas. Accordingly 
these lines will likely need to be placed within the existing road and driveway.  The site plan needs to 
provide greater detail regarding in addressing how electrical power will be provided to this facility. 
 

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use with the following conditions:

1 ) Submittal of all missing application materials.

2 ) Comply with all applicable ordinance requirements and recommendations of the individual 
reviewers and agencies. 

3 ) Build in compliance with the final plans that are approved by Planning Staff. 

4 )Paint the facility and all antenna and appurtenances to blend in with the surrounding landscape.  
Final approval of selected color being delegated to Planning Staff. 

3.2 Reasons for Recommendation

1 ) All aspects related to compliance with ordinance requirements and mitigation measures can be 
reviewed and compliance achieved through the technical review process prior to the issuance of a 
final land use approval. 

3.3 Other Recommendations

None at this time. 
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Salt Lake County Planning & Development Services 

STAFF REPORT

Executive Summary

Hearing Body: Salt Lake County Planning Commission
Meeting Date and Time: Wednesday, April 10, 2013 08:30 AM File No: 2 8 3 3 4
Applicant Name: Marc Sullivan Request: Conditional Use
Description: Dwelling Group
Location: 8520 S 1000 E, Sandy  Utah
Zone: A-1 Agriculture Any Zoning Conditions?         Yes No ✔

Planning Commission Rec: Not Yet Received
Community Council Rec: Not Applicable
Staff Recommendation: Approval with Conditions
Planner: Jim Nakamura

1.0 BACKGROUND

1.1 Summary

The Applicant is seeking approval to build a additional detached single family dwelling structure on the 
property.  The property is not large enough to subdivide so the applicant is applying for a "Dwelling 
Group" approval which could allow multiple detached dwelling units to be built on a single lot. No lot 
lines will be added or adjusted, and the entire property remains under single ownership under this 
process.  Certain conditions, including fencing, landscaping, and other development standards will be 
met as part of this approval.

1.4 Community Council Response

The proposed location does not fall within any Salt Lake County Community Council boundary.

2.0 ANALYSIS

2.1 Applicable Ordinances 

Section 19.84.060 of the Conditional Use Chapter of the Zoning Ordinance establishes five standards to 
be used in evaluating Conditional Use applications.  The Planning Commission must find that all five of 
these standards have been met before granting approval of an application.  Based on the foregoing 
analysis, Staff suggests the following: 
  
 

Conditional Use Criteria and EvaluationCriteria Met

YES NO Standard `A': The proposed site development plan shall comply with all applicable 
provisions of the Zoning Ordinance, such as parking, building setbacks, building height, etc.

Discussion:  The proposed site development plans shall comply with regulations of the 
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zoning district: The minimum of 15' setback from structure to any perimeter lot line will be 
met.  The brick paver area located between the existing house and new single family 
structure will provide adequate off street parking (2 spaces are required).   The new single 
family structure meets height requirements per the A-1 zone.  A 25 foot driveway located on 
the South side of the property will meet access requirements.   

YES NO Standard `B': The proposed use and site development plan shall comply with all other 
applicable laws and ordinances. 

Discussion:  The proposed site plan will comply with regulations of the zoning district.  A solid 
visual barrier currently exists around the perimeter of the property (block wall in the rear/
vinyl fencing on the sides) a landscaping plan will be developed per the standards set forth 
by the Salt Lake County Planning and Development offices. 
 
Summary:

YES NO Standard `C': The proposed use and site development plan shall not present a traffic hazard 
due to poor site design or to anticipated traffic increases on the nearby road system which 
exceed the amounts called for under the County Transportation Master Plan. 

Discussion:  The traffic engineer will review the site access and indicate  if any issues 
exist with the proposal. Final details will be worked out as part of the technical review.   
 
Summary:

YES NO Standard `D': The proposed use and site development plan shall not pose a threat to the 
safety of persons who will work on, reside on, or visit the property nor pose a threat to the 
safety of residents or properties in the vicinity by failure to adequately address the following 
issues: fire safety, geologic hazards, soil or slope conditions, liquefaction potential, site 
grading/ topography, storm drainage/flood control, high ground water, environmental health 
hazards, or wetlands. 

Discussion:  These issues will be dealt with during the technical review with staff and at the 
time of the building permit. No perceived threats are know to exist. 
 
Summary:

YES NO Standard `E': The proposed use and site development plan shall not significantly impact the 
quality of life of residents in the vicinity.  

Discussion:  The impact to surrounding uses would be no different than currently exists. 
 

2.2 Zoning Requirements

19.04.190 - Dwelling group. 
"Dwelling group" means a group of two or more dwellings located on a parcel of land in one ownership 
and having any yard or court in common. 
19.48.030 - Conditional uses. 
Conditional uses in the A-1 zones are as follows: 

A. The development shall comply with the maximum allowable density for the A-1 zone. 

B. The distance between the principal buildings shall be equal to the total side yards required in the zone; 
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provided, however, that at the option of the developer, the distance between the principal structures may be 
reduced to ten feet, provided that the difference between ten feet and the required side yards is maintained as 
permanently landscaped open space elsewhere on the site. The distance between principal buildings and the 
nearest perimeter lot line shall not be less than fifteen feet unless demonstrated by the development plan that 
the yard required for a principal building in the district in which located is more appropriate. The distance 
between the building and a public street shall be not less than the front yard required in the zoning district, 
except for corner lots the side yard which faces on a public street shall be not less than twenty feet.  

C.  Access shall be provided by a private street or right-of-way from a public street; the private street or 
right-of-way shall not be less than twenty feet wide for one or two rear dwelling units and not less than thirty 
feet wide for three or more dwelling units.  

D.  A minimum of two parking spaces shall be provided for each dwelling unit. Parking spaces and vehicular 
maneuvering areas shall be designed to comply with county standards.  

E.  Every dwelling in the dwelling group shall be within sixty feet of an access roadway or drive.  

F.  The development plan shall provide landscaping as specified in Chapter 19.77 of this title. Solid visual 
barrier fences shall be provided along all property lines unless the planning commission approves otherwise 
by deleting or modifying the fence requirement.  

G.  The development shall be approved by the development services director and the county fire chief before 
final approval is given by the planning commission 

 

2.3 Other Agency Recommendations or Requirements

Building Inspection 
1. A building permit is required for the home. 
2. At time of building permit application, provide complete building plans showing compliance with 
current building code. 
3. At time of building permit application, provide fire flow verification and/or show how compliance is 
going to be made with any Unified Fire District Guidelines. 
  
Geology Review 
1. A recorded Natural Hazards Disclosure form may be required -  
Grading Review 
1. At the time of the Building permit process a site grading and drainage plan shall be submitted for 
review and comment. 
2. No sufficient grading issues are anticipated to develop the site. 
3. Will remove an existing home and replace with new construction. 
4. Recommendation of "Conditional Approval" is applicable. 
Planning Review 
1. Provide accurate site plan that shows dimensions of paved access, location of all required parking 
spaces for all units. Minimum stall size is 9' x 18' for angled and 8' x 20' for parallel. Stalls located 
next to fences or walls require an additional 2' in width. 
2. Must maintain a minimum of 50% of the property in open space. Show calculations for coverage by 
buildings and pavement. 
3. The property must be fenced with a solid visual barrier unless approved otherwise by the Planning 
Commission. (Specifically the North). If required, the fence should match the colors and materials of 
either of the two other fences already in place around the property. 
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4. A landscape plan for the property in compliance with Chapter 19.77 is required.  
Unified Fire Authority 
1. Must meet all local fire and building code requirements. 
Urban Hydrology Review 
1. A final Drainage plan is required. Show storm water routing system. This is required even if all the 
water is surface flow. Each lot must contain all storm water on its own lot or routed to an approved 
storm water drainage system. 
2. Show location of all irrigation on the property, abandoned or active. 
3. Plan must include the name and phone number of the registered professional engineer preparing the 
plan. The Drainage plan must also be signed, stamped, and dated by the engineer. 
4. Plan must include project name, address, north arrow and scale (minimum 1” = 20') 
5. The developer shall grade each lot in accordance with the approved site grading and lot
2.4 Other Issues

3.0 STAFF RECOMMENDATION

3.1 Staff recommends APPROVAL of the proposed Conditional Use with the following conditions:

1 )Compliance with the recommendations and requirements of the individual reviewers as part of the 
technical review.

3.2 Reasons for Recommendation

1 ) All criteria for approval can be met through adherence to the recommendations and requirements 
of the reviewing entities.

3.3 Other Recommendations

4.0 PROJECT PHOTOS
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