
 

 

AGENDA 

CITY OF SOUTH JORDAN 

PLANNING COMMISSION MEETING 

6:30 P.M. 

March 10, 2020 
 

NOTICE IS HEREBY GIVEN THAT THE SOUTH JORDAN CITY PLANNING COMMISSION WILL HOLD ITS 

REGULAR MEETING ON TUESDAY, MARCH 10, 2020, IN THE CITY COUNCIL CHAMBERS, 1600 WEST 

TOWNE CENTER DRIVE, SOUTH JORDAN, UTAH.  PERSONS WITH DISABILITIES WHO MAY NEED 

ASSISTANCE SHOULD CONTACT THE PLANNING STAFF AT (801) 254-3742 AT LEAST 24 HOURS PRIOR 

TO THIS MEETING. THE REGULAR MEETING WILL BEGIN AT 6:30 P.M. AND THE AGENDA WILL BE AS 

FOLLOWS: 

 

REGULAR MEETING 

 

I. Welcome and Roll Call – Commission Chair Michele Hollist 
 

II. Motion to Approve Agenda 
 

III. Approval of the Minutes 
 

IV. Staff Business 
 

V. Comments from Planning Commission Members 

 

VI. Citizen Comment:  Any person wishing to comment on any item not otherwise on the Agenda may address 

the Planning Commission at this point by stepping to the microphone and giving his or her name and address 

for the record. Comments should be limited to not more than three (3) minutes, unless additional time is 

authorized by the Governing Body.  Citizen groups will be asked to appoint a spokesperson.  This is the time 

and place for any person who wishes to comment on non-hearing, non-Agenda items.  Items brought forward 

to the attention of the Planning Commission will be turned over to staff to provide a response outside of the 

Planning Commission meeting.  Time taken on non-agenda items, interrupts the process of the noticed 

Agenda.  In rare cases where it is determined appropriate to address items raised from Citizen Comments, 

these items will be noted and be brought back at the conclusion of the printed agenda. 

 

VII. Administrative Public Hearings 

  

A. DAYBREAK VILLAGE 7A PLAT 3, PRELIMINARY PLAT 

Location:  5500 West 11600 South    

File No:    PLPP201900612  

Applicant: Daybreak Communities  
 

B. FÖHN BOUTIQUE AND EVENT CENTER, CONDITIONAL USE PERMIT  

  Location: 1098 West South Jordan Parkway, Suites 103 & 104  

  File No:       PLCUP202000016 

  Applicant:     Jinkee McFadden 

 

C. PLAZA ON 114TH SUBDIVISION 3RD AMENDMENT  

  Location: 11336 South Beckstead Lane 

  File No:     PLPLA202000045 

  Applicant: David Jenkins 

 



 

 

 

 

D. EQUESTRIAN PARK IMPROVEMENTS AND REPLACEMENT 

 REPLACEMENT, CONDITIONAL USE PERMIT AND SITE PLAN 

 Location: 11160 South Redwood Rd. 

 File No:       PLCUP201900702 

  PLSPR201900642 

 Applicant: Andrea Sorensen, Salt Lake County 

 

E. HEARTHSTONE VILLAS, PRELIMINARY SUBDIVISION PLAT  

 Location: 9500 South 3400 West  

 File No:       PLPP201900520 

 Applicant: Dave Erickson 

 
VIII.  Legislative Public Hearings -None 

 

IX. Other Business - None 

   
ADJOURNMENT  
    

  
CERTIFICATE OF POSTING 

 

STATE OF UTAH  ) 
   : § 

COUNTY OF SALT LAKE ) 

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

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

Journal. The Agenda was also posted at City Hall, on the City’s website www.sjc.utah.gov and on the Utah Public Notice Website www.pmn.utah.gov.  
 

 

Dated this 5th day of March 2020. 

 
Anna M. West, CMC  
South Jordan City Recorder 

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


 

     CITY OF SOUTH JORDAN 

PLANNING COMISSION MEETING 

COUNCIL CHAMBERS 

February 25, 2020 

 

 

Present: Commissioner Sean Morrissey, Commissioner Michele Hollist, , Commissioner Nathan 

Gedge, Commissioner Steve Catmull, Assistant City Attorney Todd Sheeran, Deputy City 

Engineer Jeremy Nielson, Planner David Mann, Planner Brad Sanderson, Planner Damir 

Drozdek, Deputy Recorder Cindy Valdez 

 

Absent: Commissioner Trevor Darby, Commissioner Mike Peirce  

 

Others: Derick Wright, Craig Chagnon 

 

    

6:30 P.M. 

REGULAR MEETING 

  

I. GENERAL BUSINESS 

 

A. Welcome and Roll Call 

 

Chair Hollist welcomed everyone and noted that all Commissioners are present with the exception of 

Commissioner Darby and Commissioner Peirce, and they are excused from tonight’s meeting. 

 

B. Motion to Approve Agenda 

 

Commissioner Gedge made a motion to approve the February 25, 2020 Planning Commission 

Agenda. Commissioner Morrissey seconded the motion. Vote was unanimous in favor; 

Commissioner Darby and Commissioner Peirce were absent.  

  

C. Approval of Meeting Minutes from the Meetings held on January 28, 2020 and February 

11, 2020. 

 

Commissioner Gedge made a motion to approve the January 28, 2020 Planning Commission 

Meeting Minutes with corrections. Commissioner Morrissey seconded the motion. Vote was 

unanimous in favor; Commissioner Darby and Commissioner Peirce were absent.  

 

Commissioner Gedge made a motion to approve the February 11, 2020 Planning Commission 

Meeting Minutes. Commissioner Morrissey seconded the motion. Vote was unanimous in favor; 

Commissioner Darby and Commissioner Peirce were absent.  

 

  

II.    INFORMATIONAL ITEMS AND OTHER BUSINESS 

 

A. Staff Business 

 

None 

 

B. Comments from Planning Commission Members 
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None 

 

III.   CITIZEN COMMENT 

 

Chair Hollist opened the Public Comment.  

 

IV.   SUMMARY ACTION 

   

  None 

 

 

V.    ACTION 

 

  None 

 

 

VI.   PUBLIC HEARINGS AND POTENTIAL **ADMINISTRATIVE ACTION ITEMS     

              **Administrative Action = Less Discretion, Substantial Evidence (Objective Standard) 

 

 

 A.1 Issue: PARK PLACE SUBDIVISION PHASE 3, SUBDIVISION 

   AMENDMENT 

 

  Location: 11065 South 1055 West     

  File No:        PLPLA202000041  

  Applicant: Nick Mason, Bach Homes 

 

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

 

Derick Wright, (Applicant) – said I live just south of this property, and this is a project we have been 

working on for a couple of years. Myself, and my partner live in this area, and we love it here. This is kind of 

an unconditional request, because usually you come to a City and request a private street so you can make 

streets narrower, or smaller, or build them at normal specs like a public street, but the intent is usually to 

create a PUD, or HOA that is denser. That is not our request tonight. Our goal was to have this circle gated, 

but we understand that the Municipal Code does not allow gates. We work with staff and put in some islands 

and things, and it was made a public street. What we are requesting tonight is to record this street as a private 

street. Our application does not include gates of any sort, and the roads have been built to City specs. The 

City code says the private streets are discouraged, but they can be approved in the right situation. This road 

has been built to City specs, and we are simply asking to have it recorded as a private street. There are some 

improvements in the front of the cul-de-sac that are in the right of way, so we would like to continue to 

maintain and protect those are in the private street. We had a conference call with Assistant City Attorney 

Todd Sheeran, and spoke with others, and we all did conclude that there is nothing in the code that should 

prohibit this from being approved tonight.  

 

Commissioner Catmull said could you go into more detail regarding the comment you made on made a 

private-street. Do you have some projects that you would like to put in motion? 
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Mr. Wright said our intention is not to change anything. I know the City has been put in situations where they 

have been asked to take on streets that are not built to the specs of a City street. We simply want this to be a 

private street. We want to remove that burden. We will maintain the islands that are in the HOA, and we will 

maintain the street.  In the event, sometime down the road that the City becomes more favorable of the 

potential of a gate, that would allow us to pursue it down the road. In the interim, that is really our motivation 

right now.  

 

Chair Hollist asked why just this one cul-de-sac? 

 

Mr. Wright said because it is the only cul-de-sac that has islands. It was built differently. It is our intent to 

make that one cul-de-sac private, not the rest of the neighborhood. It is a private right-of-way and we are 

connecting to other projects, and it is a dead end circle. This street would be the only street that has the 

potential to be gated in the future.  

 

Commissioner Morrissey said by creating a private street you have the luxury of putting these planters in the 

middle of the road, is that correct? 

 

Mr. Wright said staff worked with us to put those planters within the public right-of-way.  

 

Commissioner Morrissey said so what is the benefit to having a public street. 

 

Mr. Wright said like I said, our intent from the beginning was to gate it.  We know that is not going to happen 

now, but in the future, there may be a change and the municipal code may allow that. It would be hard to 

come to the City afterwards, and ask if we can have the street back. If it is a private street, we already have to 

maintain those islands, so I don’t think we would be putting a burden on the City to have this a private street.  

 

Chair Hollist said if this was made a private street who would be responsible for snow removal and street 

maintenance. 

 

Planner Drozdek said they would be responsible for the snow removal and street maintenance.  

 

Mr. Wright said we know that, and we are ok with that.  

 

Chair Hollist said how would the trash be handled.  

 

Planner Drozdek said the same way every other street handles trash. This is not a gated street, so they could 

get down the streets just like any other street.  

 

Chair Hollist opened the Public Hearing to comments. There was none. She closed the Public Hearing. 

 

Commissioner Catmull said I did some research on private/public roads, and there is a lot of talk about that 

over multiple decades.  I didn’t find a lot advocating not having private roads, but I did find a lot of reasons to 

make roads private, as well as there were some Cities that had no problem having private streets. That is what 

I found in my research, and to be candid, I am a little concerned with going too hard against a lot of opinions, 

because I do understand the desire and how it could possibly put the applicant in a better situation in the 

future, so I appreciate you taking the time to explain that.  

, 

Commissioner Morrissey said we have gone through the process and have had a discussion, so I am ok with 

this going through. This meets all of the City standards and ordinances as well, so I wouldn’t want to keep a 

private citizen from moving forward when it meets all of the criteria.  
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Commissioner Gedge said it looks like there has been a few historical precedence when the City has approved 

some private roads, so I guess I would like to know how current the Sand Dunes in Oquirrh Park were 

approved. My biggest concern would be the fire and emergency access, because it looks like the City 

standards would not be an issue. 

 

Chair Hollist said I looked at the code too. It was not specific enough to deny the application at this point, and 

it is my understanding that staff is considering revising the code because it is so vague. Based on that, I think 

this meets our City codes and we do not have grounds to deny this.  

 

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

  

Commissioner Gedge motioned to approve File No. PLPLA202000041for a Subdivision Amendment for 

Park Place Subdivision Phase 3 Subdivision based on what was presented by staff. Commissioner 

Morrissey seconded the motion. Roll Call Vote was 3 to 1 Commissioner Morrissey voted No. 

Commissioner Wright and Commissioner Peirce were absent from the vote.  

  

 B.1 Issue: JORDAN CREDIT UNION DRIVE-UP ATM, CONDITIONAL USE  

   PERMIT 

 

  Location: 1750 West 11400 South 

  File No:        PLCUP202000046 

  Applicant: Ben Wheat 

 

Planner David Mann reviewed background information from the staff report. 

 

Commissioner Gedge said are there any other Financial Institutions in the City that have a similar type 

structure.  

 

Planner Mann said this is a unique situation. Typically, these would be part of a bank branch, but this will 

be just the bank headquarters. I think it is part of a marketing tool if anything for the bank. There is a 

freestanding kiosk at the Wells Fargo Bank on South Jordan Parkway that I reviewed a few years ago.  

 

Chair Hollist said have there been any detrimental effects, or complaints. 

 

Planner Mann said I have not received any. 

 

Commissioner Catmull said if we approve this as a drive up ATM, would there be any constraints on the 

size, or the footprint of a dive up ATM.  

 

Planner Mann said if the bank decided they wanted to move their headquarters somewhere else and just 

sell the office building, but leave the kiosk, I don’t know if it would be a legal conforming use, or if it 

would need to be removed.  I know the bank is investing many millions of dollars into this building, so I 

anticipate them being here for a very long time. 

 

Commissioner Catmull said if we don’t put any kind of specification into this specific motion, what 

would prevent it from being anything different.  

 

Planner Mann said the challenge we have seen with conditional uses, is that if we anticipate too far in the 

future they are hard for staff to track because of turnover in staff, and many other different things.  
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Commissioner Gedge said I work in the pharmacy field and they have pharmacy vending machines, and 

that could be something that could fall under the definition of an ATM. 

 

Chair Hollist opened the Public Hearing to comments. There was none. She closed the Public Hearing.  

 

Chair Hollist said I am fine with making a motion on this tonight. I am comfortable with this, and it is 

nice to have ATM’s throughout the City. This seems like a convenient location, and it is on the side of the 

building so it will not impact parking. 

 

Commissioner Gedge said instead of the motion saying “A drive up ATM” it should say “A Financial 

Institution drive up ATM.” That might alleviate some of my concerns for a future use. 

 

Commissioner Catmull said we might want to also, identify ATM in our motion, and it should be spelled 

out, “Automated Teller Machine.” 

 

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

 

Commissioner Gedge motioned to approve file no. PLCUP202000046 for the installation of a Drive 

up Financial Institution ATM (Automated Teller Machine) located at 1750 West 11400 South as 

presented to the Planning Commission. Commissioner Catmull seconded the motion. Roll Call Vote 

was 4-0 unanimous in favor; Commissioner Darby and Commissioner Peirce were absent from the 

vote.  

 

 VII.   PUBLIC HEARINGS AND POTENTIAL **LEGISLATIVE ACTION ITEMS 

 **Legislative Action = More Discretion, Reasonably Debatable (Subjective Standard) 

 

 

 C.1 Issue: ORDINANCE 2020-05 

   TEXT AMENDMENT SECTION 16.04.200(B) FENCING BETWEEN 

   INCOMPATIBLE ZONES 

    

  Location:  

  File No:        PLZTA20200056 

  Applicant: City of South Jordan 

 

Assistant City Engineer Jeremy Nielsen reviewed background information on this item from the staff report. 

  

Commissioner Catmull said what would be replaced there if you don’t put a masonry fence. 

 

Planner Sanderson said the simple reason for having a masonry fence is for farm animal rights, but there are 

many other types of fencing that could secure animals, and work just as well. The circumstances for not doing 

the fence would be substantial topography, so in those cases the City Engineer has the discretion  to not 

require a fence, or put up another type of fencing that is suitable to keep the animals in. In most cases, it is not 

required to have fencing between residential uses; it is really just for the use of farm animals.  

 

Commissioner Catmull said in the code, does this cover all zones, or only a subset of zones. 
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Planner Sanderson said you would have your agriculture zones and the R.1-8 zone. If you are in those zones 

and you have a piece of property that is a ½ acre, that would qualify you to have farm animals. Those are the 

circumstances for a masonry fence, or whatever type fence the City Engineer deems suitable.   

 

Chair Hollist said if we send this on to the City Council would we find that they have a strong preference to 

review things like this. 

 

Assistant City Attorney Todd Sheeran said this text came up when we did a text for pending ordinance several 

months ago stating that we may be making changes to the code. They allowed that to go forward on the notice 

pending, and it is being codified, so they are well aware of it. I actually, drafted the language for the 

ordinance and reviewed it with the City Engineer. It was presented to the City Council, and I think that most 

of them do not want to get into the technicality of it. 

 

Chair Hollist opened the Public Hearing to comments.  

 

Derick Wright, South Jordan – said I did not know this was on the Agenda tonight, but I am familiar with 

this, so I can give you a case that would apply. At the Park Place, they have a 40 Lot community and we just 

talked about one phase of it. Our boundary on the south butts up to Parkway Palisades, and the Parkway 

Palisades zone allow animals rights. There is one out of 200 some odd homes in there that has a ½ acre lot 

with an animal larger than a dog, and those that butt up to us do not. Our property line is at the bottom of 

Midas Creek, and they have a chain-link fence up on their bank, on their side, but our property line goes all 

the way down to the bottom, and our zone does not allow animal rights. We can’t put a fence down in the 

creek. We have talked to flood control and they do not want us to put a concrete fence up at the top of the 

bank, because they want to be able to maintain the creek. When the Midas Creek turns and goes north, our 

property actually crosses Midas Creek and goes up a steep incline to the circle that is up in Parkway 

Palisades. It would be impossible to get equipment in there to put in a concrete fence. Therefore, you can’t put 

it in the creek you would need to come on the east side of the creek, which means a person buying that 

property would lose a third of their lot to comply with the ordinance if they put in a concrete fence. They 

would not have access to their property if they wanted to beautify, or do something with Midas Creek. 

Coincidently, our southbound property falls into this criteria. To the west, and the north, we will be installing 

a 6ft. concrete fence, but on our west boundary against South Jordan Estates, they do not have animal rights, 

so we don’t have a concrete fence there. 

 

Chair Hollist closed the Public Hearing. 

 

Chair Hollis said is a flood plain a unique circumstance. 

 

Assistant City Engineer Nielsen said yes. We would need to consider that when putting up a fence, because 

that could impact the flood plain.  

  

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

 

Commissioner Gedge recommending approval of Ordinance 2020-05 amending/ section 16.04.200.B 

of the South Jordan City Municipal Code regarding fencing requirements, to the City Council; 

amending the first line in the packet to say, “Amending sub section may be waved and/or modified 

where the City Engineer determines strict compliance.”  Commissioner Darby, and Commissioner 

Peirce were absent from the vote.  

 

 

VIII. OTHER BUSINESS  
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 D.1 Issue: DISCUSSION REGARDING WIRELESS COMMUNICATION 

   ORDINANCE 

 

Planner Sanderson and Meadow Wedekind presented a training on Cell Towner Regulations; see (Attachment 

A). 

 

Craig Chagnon (Crown Castle) -said wireless is very complex and it moves very fast, and the South Jordan 

staff is getting very familiar with the concepts and the needs of my request. Crown Castle is a very safe 

company. We own real estate assets with a very long- term horizon. You asked if we loan or lease, we lease 

from a landowner, and sometime we own the ground, but whatever the case may be, it is real estate. Our    

needs in real estate are both vertical and horizontal. When Walmart came here they asked to build a Super 

Center, they didn’t come and ask for 5 or 10 acres, they probably asked for 10, or 20 acres for what they 

thought was needful for the community. That is what we are doing; we need the space to accommodate the 

infrastructure, which is the poles, antennas, and other supporting equipment. The code that exists now is not 

very flexible it was a one size fits all, so we were having a hard time meeting the requirements of the code. 

There are four core locations, three are Verizon and one is AT&T. We prefer co-location. It is fundamental, 

and universal in the wireless industry to get as many companies on the pole as possible. The towers may each 

be a little different, but the more space that we have the better we can mount the equipment, and we can do it 

more safely. I work in about four different states in the Rocky Mountain region, and I am not familiar with 

any other jurisdiction that requires the flush mount only. Typically, it is in a residential zone, school, or an 

area where aesthetics are not as important.  

 

Chair Hollist said is each level a single carrier. 

 

Mr. Chagnon said yes that is correct.  

 

Chair Hollist said does the flush mount prevent you at this time from doing the (4) co-locations you have on 

hold. 

 

Mr. Chagnon said yes, it is prohibitive. There are multiple reasons. Typically, antenna rays are divided in to 

three sectors (A, B, and C), and how many antennas can fit in those sectors. With a flush mount, there is one, 

but it is not uncommon to put up three antennas in each sector. There is a safety issue on the flush mounting, 

so having the antennas farther off the pole will allow us to put additional equipment.   

   

Commissioner Catmull said does the overall range get affected by the 18 to 36-coverage area.  

 

Mr. Chagnon said yes. Having more antennas up there, we will be able to get a better signal.  

 

Mr. Chagnon said when we were here a few weeks ago at the City Council I had one of my colleagues with 

me that is much better at explaining things about the antenna technology, but I will try to explain some things 

that were explained there. Antennas speak to one another, so when you are driving through town you are 

getting a signal off one antenna to a certain point, then you will get a handoff from another antenna. Multiple 

antennas with make it so you get a more robust signal and you won’t be dropping calls, and having dead 

spots. We have two ears to function, and they are not on the front of our face, they are spaced apart, which 

allows us to have our optimal hearing.  That is very similar in antenna technology, the spatial orientation is 

very important. Carriers won’t do anything they don’t have to do, they are not going to go out and spend more 

money on a taller, or more  antennas, there sole objective is service to meet the demands. They are not asking 

for way more than what they need, they just want to match the demand.  
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Commissioner Catmull said how does that fall into 6409.    

 

Mr. Chagnon said 6409 is a FCC order and it was part of the 2012 tax relief. Basically, Congress, recognized 

that wireless infrastructure, for a lot of reasons is very important to our nation. They wanted to enable us to  

streamline the process, and get through permitting jurisdictions. I don’t think it is anything that you need to be 

afraid of, but I think it is something that you need to understand.  There a couple of gray areas, but it is not as 

ambiguous as we are hearing. The main point of 6409 originally, was to simply not hold up some of the basic 

maintenance the we do. If you read it, is says, “Removal, replacement and addition.” The majority of the work 

that I do is upgrade the equipment from 3G, to 4G, to 5G.  We are removing, replacing, and adding equipment 

and antennas. They recognized that we shouldn’t be held up in deploying superior technology when we are 

simply adding, or removing from the configuration.   

 

Commissioner Catmull said what is the lifespan of the equipment? 

  

Mr. Chagnon said it is hard to say, but we are always trying to improve it. I have worked with Crown Castle 

for 7 years, and I have touched many of the same towers once a year. 

 

Assistant City Attorney said last year we received about five requests on 6409, and only one was approved. 

There was a lot of back, and forth regarding the ones that were denied, and whether they should have been 

denied or not. That is a mechanism that is heavily used by the wireless community, but the language itself for 

4609 is sparse. 

 

Planner Brad Sanderson said Meadow is going to send out an email with the presentation we went over 

tonight, so you can go over it. We covered a lot of information tonight, so this will allow you to go over the 

presentation when you have time. We encourage you to go and look at the sites. They look very different in 

person, because you will be able to see really how big they are. We will also be sending you a draft ordinance 

so you can get yourself familiar with that. We will send you our contact information and you can reach out to 

us if you have any questions, or suggestions. Of course, all of this will be a recommendation to the City 

Council, and you may even want to talk to some of the Council Members that you are familiar with and get 

their thoughts and feelings, as they have had additional training.  

 

 

 

ADJOURNMENT  

      

 

Commissioner Catmull motioned to adjourn the February 25, 2020 Planning Commission meeting. 

Commissioner Morrissey seconded the motion. Vote was unanimous in favor.  

 

The February 25, 2020 Planning Commission Meeting adjourned at 8:30 p.m. 

 

Meeting minutes were prepared by Deputy Recorder Cindy Valdez 

    



SOUTH JORDAN CITY   

PLANNING COMMISSION REPORT     Meeting Date: 3-10-2020 

 
Issue DAYBREAK VILLAGE 7A PLAT 3 

 PRELIMINARY PLAT 

Location: 5500 West 11600 South 

File No: PLPP201900612 

Applicant: Daybreak Communities 

 

Submitted By:  Greg Schindler, City Planner    

    Chris Clinger, Senior Engineer  

 
 

Staff Recommendation (Motion Ready): Approve File No. PLPP201900612 as proposed. 

  
 

STANDARDS FOR SUBDIVISION REVIEW 

 

The Planning Commission shall receive public comment at a public hearing regarding the 

proposed subdivision.  The Planning Commission may approve, approve with conditions or if 

the proposed subdivision does not meet City ordinances or sanitary sewer or culinary water 

requirements, deny the preliminary subdivision plat application. 

 

 

BACKGROUND 
 

ACREAGE   38.433 acres 

CURRENT LU DESIGNATION Mixed Use 

CURRENT ZONING PC 

CURRENT USE  Vacant 

NEIGHBORING 

 LU DESIGNATIONS,  

(ZONING)/USES  North –Mixed Use  

  (PC)/Vacant 

 South- Herriman/Multi Family Residential 

 East  -  Stable Neighborhood 

  (R-3)/Single Family Residential  

 West - Mixed Use Transit Oriented Development 

Opportunity (P-C)/Mountain View Highway 

 

Daybreak Communities has filed an application for preliminary subdivision plat approval for 

the Village 7A Plat 3 subdivision.  The proposed subdivision will divide the property into 7 

commercial lots (C-lots), 2 park lots (P-lots) and associated public rights-of-way.     

 

ANALYSIS 

 

The lots will likely be developed with commercial office/warehouse uses that may include 

storage facilities as well. The proposed lot sizes range from 1.74 acres to 6.11 acres with an 

average lot size of 4.36 acres.   

 



STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS: 

 

 The Daybreak Community Structure Plan designates this area as Business-Research 

Parkway. 

 Section 17.72.020 describes the Business - Research Parkway Land Use Designation as 

follows: “This category is designed to accommodate (but not require) a mixture of all 

uses: residential (single- and multi-family), office, commercial, industrial, recreational 

and public/semipublic uses. The principal land uses in this category should be office, 

commercial and industrial”. 

 All PC zone and Kennecott Master Subdivision requirements will be met regarding the 

preliminary subdivision plat. 

 All State and Local subdivision review requirements have been followed. 

 The proposal meets all City ordinances 

 All lots in the proposed subdivision will have culinary water (South Jordan City) and 

sanitary sewer available (South Valley Sewer District). 

 

Conclusions: 

 The proposed subdivision is consistent with the Community Structure Plan and meets 

the standards of review for subdivisions in the P-C zone. 
 

Recommendation: 

 Based on the Findings and Conclusion listed above, Staff recommends that the Planning 

Commission take comments at the public hearing and approve the Subdivision, unless, 

during the hearing, facts are presented that contradict these findings or new facts are 

presented, either of which would warrant further investigation by staff. 
 

FISCAL IMPACT: 

 Minimal.   
 

ALTERNATIVES: 

 Approve the preliminary plat. 

 Deny the preliminary plat. 

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

 

SUPPORT MATERIALS: 

 Aerial Map 

 Preliminary Plat 



Proposed 
Subdivision 

Site

Trail Crossing

Sunstone Village

Location Map





SOUTH JORDAN CITY   
PLANNING COMMISSION REPORT             Meeting Date: 3/10/2020 

 
Issue:   FÖHN BOUTIQUE AND EVENT CENTER  
   CONDITIONAL USE PERMIT  
 
Address:   1098 West South Jordan Pkwy, Suites 103 & 104 
File No:   PLCUP202000016 
Applicant:   Jinkee McFadden 
 

Submitted by:  Brad Sanderson, Planner III 
   Shane Greenwood, Supervising Senior Engineer 
 
Staff Recommendation (Motion Ready): I move that the Planning Commission approve 
Conditional Use Permit application, file number PLCUP202000016, for the Föhn Boutique and 
Event Center business, subject to the following condition: 
 

1. The business shall closely follow the proposed Operation and Circulation plans or as 
otherwise modified in writing by the City Engineer.  

2. The applicant shall submit plans to the Building Official and make necessary improvements, 
if any, to ensure all Fire and Building Codes are being met for the intended use.  

 
 
CONDITIONAL USE REVIEW: 
 
A use is conditional because it may have unique characteristics that detrimentally affect the zone and 
therefore are not compatible with other uses in the zone, but could be compatible if certain 
conditions are required that mitigate the detrimental effect. 
 
To impose a condition, the detrimental effect must be identified and be based on substantial 
evidence, not simply a suspicion or unfounded concern. Any condition must be the least restrictive 
method to mitigate the detrimental effect. Further, under City Code Section 17.18.050: 
 

A. A conditional use may be commenced and operated only upon: 
 

a. Compliance with all conditions of an applicable conditional use permit; 
b. Observance of all requirements of this title relating to maintenance of 
improvements and conduct of the use or business as approved; and 
c. Compliance with all applicable local, state, and federal laws. 
 

B. A conditional use permit may be revoked by the city council at any time due to the 
permittee's failure to commence or operate the conditional use in accordance with the 
requirements of subsection I.1 of this section. 

 
C. No conditional use permit shall be revoked until after a public hearing is held before the city 

council. The permittee shall be notified in writing of such hearing. The notification shall 
state the grounds for complaint, or reasons for revocation, and the time and location of the 
hearing. At the hearing, the permittee shall be given an opportunity to be heard and may call 



witnesses and present evidence on his or her behalf. Upon conclusion of the hearing, the city 
council shall determine whether or not the permit should be revoked. 
 

PROPOSAL: 

The applicant is proposing to locate the Föhn Boutique and Event Center business within suites 103 
and 104 of the South Jordan Plaza East development, also known as “The Peaks Centre,” located at 
1098 West South Jordan Parkway. A portion of the proposed business is considered as a 
convention/reception center, which may be allowed if the Planning Commission grants a 
conditional use permit. 
 
Convention/reception uses are required by City Code to provide an operation plan, circulation plan, 
and traffic study in order to help determine what impacts, if any, the business may have to the 
surrounding area or City as a whole.  
 
Per the operations plan, the applicant plans to operate the boutique portion of the business during 
regular business hours on weekdays and conduct the reception/event portion of the business during 
evenings and weekends. The applicant plans to have only a couple of employees and a few 
customers most of the time. During some of the larger events, however, there may be as many as 
100 people in attendance, though it is anticipated that most guest will arrive as couples, greatly 
reducing the number of vehicles.  
 
The traffic study conducted by WCEC, a third party traffic engineering firm, takes into account the 
applicant’s operation and circulation plans along with other existing conditions. The traffic study 
concludes that the traffic volumes generated by the proposed business will be minimal most days, 
and even on busy days it will not be significant, as busy periods for the reception center are typically 
outside of the normal peak hours. Furthermore, the nearby intersections and roadway segments are 
expected to experience little changed regarding safety and operation conditions that result from the 
proposed business.    
 
In summary, if the operation and circulation plans are followed properly, there should be only 
minimal impact onto the adjacent public streets. Since the parking area is privately owned, it is the 
City Engineering Department’s judgement that the land owner has the responsibility to manage the 
site and individual tenant owners. The land owner has provided a letter agreeing to this 
responsibility (see land owner’s letter attached).    
 
STAFF FINDINGS, CONCLUSIONS & RECOMMENDATION: 
 
Findings: 

 Convention/reception uses are listed as a conditional use within the Commercial Community 
(C-C) Zone, since these businesses may generate surges of vehicular traffic. 

 There is a shared parking and access agreement between all businesses within The Peaks Centre 
as well as the new office development under construction to the north.  

 The site has multiple points of access for ingress and egress.   

 Each unit within this building includes a basement area, totaling approximately 3,000 square feet 
of finished area per unit.  



 There is no indication of any other nuisances (i.e. light, sound, odor, etc.) that may result from 
the proposed business.  

 Other businesses within the same building include Saffron Valley Restaurant to the south, and 
SOS Technical support to the north.  

 There are approximately 208 available on-site shared parking stalls between tenants within the 
shopping center.  

 The site area is privately owned and maintained, and the land owner is agreeing to continue to 
manage tenants along with their respective vehicular parking and circulation demands.  

 
Conclusion: 

 Based upon the findings above, the proposed business should not have any significant impact on 
the surrounding area or City as a whole as long as the business follows the operation and 
circulation plans as proposed. 
                                             

Recommendation: 

 Based on the Findings and Conclusions listed above, Staff recommends that the Planning 
Commission take comments at the public hearing and approve file number PLCUP202000016 
for the Föhn Boutique and Event Center with the above listed condition, unless during the 
hearing facts are presented that contradict these findings or new facts are presented, either of 
which would warrant further investigation by Staff. 

  
ALTERNATIVES: 

 Impose conditions subject to requirements set forth within City Code Section 17.84 

 Schedule the decision for a later date 

 Make no motion 
 
SUPPORT MATERIALS: 

 Location Map 

 Operation Plan 

 Circulation Plan  

 Traffic Study 

 City Engineer’s Memo  

 Land Owner’s Letter 
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SOUTH JORDAN CITY   
PLANNING COMMISSION REPORT                        Meeting Date: 3/10/2020 

 
Application: PLAZA ON 114TH SUBDIVISION 3RD AMENDMENT 
 
Address:  11336 South Beckstead Lane 
File No:  PLPLA202000045 
Applicant:  David Jenkins 
  
Submitted By:  David Mann, Planner II 
   Shane Greenwood, Supervising Senior Engineer 

 
Staff Recommendation (Motion Ready):  

I move the Planning Commission approve file no. PLPLA202000045 to amend lot 103 of the 
amended subdivision and create two commercial lots, located at 11336 South Beckstead 
Lane, as presented to the Planning Commission. 
 

 
ACREAGE:    0.99 acres 
CURRENT ZONE:   MU-SOUTH 
CURRENT USE:     Vacant 
FUTURE LAND USE PLAN:    Corridor 
NEIGHBORING 
 LU DESIGNATIONS,  

(ZONING)/USES  North  -    Corridor, (MU-SOUTH) / Towne Storage 
 South  -    Corridor, (MU-SOUTH) / Rocket Carwash 

East     -    Corridor, (A-5) / Single Family Residential 
                West   -    Corridor, (MU-SOUTH) / Gas Station 
 
STANDARDS FOR SUBDIVISION AMENDMENT REVIEW 
 
The Planning Commission shall receive comment at a public hearing regarding the proposed 
subdivision amendment.  The Planning Commission may approve the amendment if it finds good 
cause to amend the subdivision, and the amendment complies with City Code Chapter 16.14, other 
City ordinances, and sanitary sewer and culinary water requirements.  The Planning Commission 
may only deny the amendment if there is no good cause for amending the subdivision and the 
proposed amendment does not meet all provisions of City Code Chapter 16.14, other City 
ordinances, and sanitary sewer and culinary water requirements. 
 
BACKGROUND & ANALYSIS: 
 
David Jenkins has filed an application for a two-lot commercial subdivision that would amend lot 
103 of the Plaza on 114th 2nd Amended Subdivision that was recorded last year. This amendment 
will allow two buildings with different owners to develop on the subject property. The proposed 
amendment meets all City codes and standards. 
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STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:  
 
Findings: 

 The proposed plat meets the required lot size and frontage requirements for the MU-SOUTH 
Zone. 

 
Conclusion: 

 Based on the application materials and the findings listed above, there is good cause to approve 
the proposal because it complies with City Code Chapter 16.14, other City ordinance, and 
sanitary sewer and culinary water requirements. 

 
ALTERNATIVES: 

 Deny the application. 

 Propose modification(s) to the application. 

 Schedule the application for a decision at some future date. 
 
SUPPORT MATERIALS: 

 Location Map 

 Zoning Map 

 Subdivision Plat 
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APPROVED AS TO FORM THIS                DAY OF                                A.D.,20      .

BOUNDARY DESCRIPTION
LOCATED IN THE NORTHEAST QUARTER SECTION 22,

TOWNSHIP 3 SOUTH, RANGE 1 WEST
SALT LAKE BASE AND MERIDIAN

SOUTH JORDAN CITY, SALT LAKE COUNTY, UTAH

SOUTH JORDAN CITY MAYOR

PRESENTED TO THE SOUTH JORDAN CITY MAYOR THIS                DAY OF
                                              A.D.,20           AT WHICH TIME THIS PLAT WAS ACCEPTED.

ATTEST: CLERK                                                MAYOR

CITY ENGINEER

I HEREBY CERTIFY THAT THIS OFFICE HAS EXAMINED THIS PLAT AND 
IT IS CORRECT IN ACCORDANCE WITH INFORMATION ON FILE IN 
THIS OFFICE AND IS HEREBY APPROVED.

SOUTH JORDAN CITY ENGINEER                                       DATE                          

SURVEYOR'S CERTIFICATE
I,                                                                                 do hereby certify that I am a Licensed Land Surveyor, and that I hold Certificate
No.                                                                  as prescribed under laws of the State of Utah. I further certify that by authority of the
Owners, I have made a survey of the tract of land shown on this plat and described below, and have subdivided said tract of land into
lots and streets, hereafter to be known as                                                                                                                                    , and that
the same has been correctly surveyed and  staked on the ground as shown on this plat. I further certify that all lots meet frontage width
and area requirements of the applicable zoning ordinances.

PATRICK M. HARRIS
286882

PLAZA ON 114TH - 3RD AMENDED

PROJECT  NUMBER :

DRAWN BY :

CHECKED BY :

MANAGER :

DATE :

SHEET
5979A

1 OF 1

DJ

JWJ

KFW

2/14/2020

APPROVED THIS                   DAY OF                                             , 20                ,
BY THE

BOARD OF HEALTH APPROVAL

BOARD OF HEALTH

SALT LAKE COUNTY HEALTH DEPARTMENT

OFFICE OF THE CITY ATTORNEY

ATTORNEY FOR SOUTH JORDAN CITY FEE$ DEPUTY SALT LAKE COUNTY RECORDER

STATE OF UTAH, COUNTY OF SALT LAKE, RECORDED AND FILED AT THE

DATE:                                              TIME:                                                 BOOK:                                       PAGE:

RECORDED #

REQUEST OF :

SEWER NOTES:
1. THE SIGNATURE OF SOUTH VALLEY SEWER DISTRICT ON THIS PLAT DOES NOT CONSTITUTE

ANY GUARANTEE OF AVAILABILITY OF SANITARY SEWER SERVICE TO THE PROPERTY OR
ANY APPROVAL OF SEWER LINES OR FACILITIES. THE OWNER(S) OF THE PROPERTY MUST
PROVIDE SATISFACTORY PLANS TO THE SEWER DISTRICT FOR REVIEW AND APPROVAL
BEFORE CONNECTING TO THE DISTRICT'S SEWER SYSTEM AND WILL BE REQUIRED TO
COMPLY WITH THE DISTRICT'S RULES AND REGULATIONS.

2. SHALLOW SEWER DEPTHS! CONTRACTOR SHALL VERIFY SEWER LATERAL DEPTHS AND SET
FOUNDATION ELEVATION TO PROVIDE ADEQUATE FALL INTO SEWER LATERAL. BUILDINGS
WITH A BASEMENT MAY NOT HAVE SEWER SERVICE AVAILABLE FOR BASEMENT.

APPROVED THIS                   DAY OF                                             , 20                ,
BY THE

SOUTH VALLEY SEWER DISTRICT APPROVAL

SOUTH VALLEY SEWER DISTRICT

SOUTH VALLEY SEWER DISTRICT MANAGER

APPROVED THIS                   DAY OF                                             , 20                ,
BY THE

CITY PLANNING

SOUTH JORDAN CITY PLANNER

}S.S.STATE OF UTAH
County of
On the                  day of                                                  A.D., 20                       , personally appeared before me
                                                                                                     , the signer of the foregoing instrument, who duly acknowledged to me that
he/she is a                                                                                , of                                                                                                                        , a
Utah limited liability company, and is authorized to execute the foregoing Agreement in its behalf and that he/she executed it in such capacity.

MY COMMISSION EXPIRES:                                                                                  ,

                                                                                               RESIDING IN                                                             COUNTY.
NOTARY PUBLIC

 LIMITED LIABILITY COMPANY ACKNOWLEDGMENT 
Salt Lake

HORIZONTAL GRAPHIC SCALE
0

( IN FEET )
HORZ: 1 inch =        ft.30

40 20 40 80
DEVELOPER

11400 SOUTH REDWOOD ASSOCIATES LLC
13494 S. FAIR HILL COURT

DRAPER, UTAH 84020
801-201-6869

OWNER'S DEDICATION
Known all men by these presents that  I / we, the undersigned owner (s) of the above described tract of land, having caused same to be
subdivided, hereafter known as the

 do hereby dedicate for perpetual use of the public all parcels of land shown on this plat as intended for Public use.  Owner(s) hereby
agree to warrant and defend and save the City harmless against any easements or other encumbrance on a dedicated street which will
interfere with the City's use, maintenance, and operation of the street.

In witness whereof I / we have hereunto set our hand (s) this                  day of                                                         A.D., 20               .

                                                                                                               .
By:   

                                                                                                               .
By:

PLAZA ON 114TH - 3RD AMENDED

}S.S.STATE OF UTAH
County of
On the                  day of                                                  A.D., 20                       , personally appeared before me
                                                                                                     , the signer of the foregoing instrument, who duly acknowledged to me that
he/she is the                                                                               , of                                                                                                                        ,
a Utah Corporation, and is authorized to execute the foregoing Agreement in its behalf and that he/she executed it in such capacity.

MY COMMISSION EXPIRES:                                                                                  ,

                                                                                               RESIDING IN                                                             COUNTY.
NOTARY PUBLIC

CORPORATE  ACKNOWLEDGMENT 
Salt Lake

PLAZA ON 114TH - 3RD AMENDED

LOCATED IN THE NORTHEAST QUARTER SECTION 22,
TOWNSHIP 3 SOUTH, RANGE 1 WEST

SALT LAKE BASE AND MERIDIAN
SOUTH JORDAN CITY, SALT LAKE COUNTY, UTAH

PLAZA ON 114TH - 3RD AMENDED

EAST QUARTER
CORNER SECTION 22
T3S, R1W
SLB&M
(FOUND)
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(FOUND)
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SITE

Beginning at a point being South 89°56'45” East 513.63 feet along the Quarter section line and North 262.67 feet from the Center of
Section 22, Township 3 South, Range 1 West, Salt Lake Base and Meridian; and running

thence North 89°56'46" West 320.41 feet;
thence Northwesterly 61.26 feet along the arc of a 39.00 foot radius curve to the right (center bears and the chord bears North

44°56'45" West 55.15 feet with a central angle of 90°00'00");
thence North 00°03'15" East 95.33 feet;
thence South 89°56'45” East 140.29 feet;
thence South 00°00'04” West 22.75 feet;
thence South 89°58'14” East 219.00 feet;
thence South 111.68 feet to the point of beginning.

Contains 42,974 Square Feet or 0.987 Acres and 2 Lots

NORTH QUARTER CORNER
SECTION 22

T3S, R1W
SLB&M

(FOUND BRASS CAP)

SALT LAKE CITY

45 W. 10000 S., Suite 500
Sandy, UT. 84070
Phone: 801.255.0529
Fax: 801.255.4449
WWW.ENSIGNENG.COM

LAYTON

Phone:801.547.1100

TOOELE

Phone: 435.843.3590

CEDAR CITY

Phone: 435.865.1453

RICHFIELD

Phone: 435.896.2983

E N S I G N

SET 5/8" REBAR WITH YELLOW
PLASTIC CAP, OR NAIL STAMPED
"ENSIGN ENG. & LAND SURV."

UTILITY DEDICATION
By execution of this plat, the Owner(s) shown below does hereby grant and convey to the South Jordan City and other public utility
companies, a permanent easement and right of way in and to those areas reflected on the map and defined as "SHARED ACCESS" for
construction and maintenance of approved public utilities and appurtenances together with right of access thereto.

General Plat Notes
1. Owners and potential purchasers of property legally described by this plat (the “Property”) should

familiarize themselves with all notes, lot information, easements, and other pertinent information
contained with this plat and also with any conditions, covenants, and restrictions (CC&Rs) documents
that may be recorded against the Property.  Owners and potential purchasers of the Property must
comply with all notes, easements, CC&Rs, and other recorded documents related to this plat, as
currently existing or as may from time to time be changed and/or amended.  Failure to adhere to the
notes, lot information, easements, CC&Rs, or other documents recorded against the Property could
result in financial loss or changes in expected property use.

2. Many areas in the City of South Jordan have groundwater problems due to a high or fluctuating water
table.  City approval of this plat does not constitute representation by the City that building at any
specified elevation will solve groundwater problems, if any.

3. The Owner certifies that the title report dated , which was prepared by 
, was provided to Owner's surveyor and that the plat shows all easements and

encumbrances listed in said title report.
4. Owners of Lot 301 and 302 hereby grant and convey a cross access ingress/egress easement across

portions of said lots where driveways and parking lots are constructed.
5. Owners of Lot 301 and 302 hereby grant and convey to all public utility agencies, their successors

and assigns, the right for utility installation and maintenance (electrical, cable, communication, natural
gas, culinary and secondary water, sanitary sewer, and storm water runoff) over portions of said lots,
except in building locations either existing or future. If a future building is in conflict with an existing
utility, said utility may be relocated as needed at the expense of the entity requesting the same.

AMENDING LOT 103 OF PLAZA ON 114TH - AMENDED

AMENDING LOT 103 OF PLAZA ON 114TH - AMENDED

ROCKY MOUNTAIN POWER NOTES:
1. PURSUANT TO UTAH CODE ANN. § 54-3-27 THIS PLAT CONVEYS TO THE OWNER(S) OR OPERATORS OF UTILITY

FACILITIES A PUBLIC UTILITY EASEMENT ALONG WITH ALL THE RIGHTS AND DUTIES DESCRIBED THEREIN.
2. PURSUANT TO UTAH CODE ANN. § 17-27A-603(4)(C)(II) ROCKY MOUNTAIN POWER ACCEPTS DELIVERY OF THE

PUE AS DESCRIBED IN THIS PLAT AND APPROVES THIS PLAT SOLELY FOR THE PURPOSE OF CONFIRMING THAT
THE PLAT CONTAINS PUBLIC UTILITY EASEMENTS AND APPROXIMATES THE LOCATION OF THE PUBLIC UTILITY
EASEMENTS, BUT DOES NOT WARRANT THEIR PRECISE LOCATION. ROCKY MOUNTAIN POWER MAY REQUIRE
OTHER EASEMENTS IN ORDER TO SERVE THIS DEVELOPMENT. THIS APPROVAL DOES NOT AFFECT ANY RIGHT
THAT ROCKY MOUNTAIN POWER HAS UNDER:

2.1. A RECORDED EASEMENT OR RIGHT-OF WAY
2.2. THE LAW APPLICABLE TO PRESCRIPTIVE RIGHTS
2.3. TITLE 54, CHAPTER 8A, DAMAGE TO UNDERGROUND UTILITY FACILITIES OR
2.4. ANY OTHER PROVISION OF LAW.

Dominion Energy Utah - Note:
Questar Gas Company dba Dominion Energy Utah, hereby approves this plat for the purpose of
approximating the location, boundaries, course and dimensions of the Rights-of-Way and
Easement Grants and existing underground facilities. Nothing herein shall be constructed to
warrant or verify the precise location of such items. The Rights-of-Way and easements are
subject to numerous restrictions appearing on the recorded right-of-way and easement grant(s).
Dominion Energy Utah also hereby approves this plat for the purpose of confirming that the plat
contains public utility easements; however, Dominion Energy Utah may require additional
easements in order to serve this development. This approval does not constitute abrogation or
waiver of any other existing rights, obligations or liabilities provided by law or equity. This
approval does not constitute acceptance, approval or acknowledgment of any terms contained
in the plat, including those set in the Owners Dedication or in the Notes, and does not constitute
a guarantee of particular terms or conditions of natural gas service. For further information
please contact Dominion Energy Utah's Right-of-Way Department at 800-366-8532.
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