
 
 

7505 South Holden Street 

     Midvale, Utah 84047 

     Phone (801) 567-7200 

     www.midvalecity.org 
 

MIDVALE PLANNING AND ZONING COMMISSION  

SPECIAL MEETING AGENDA 

JULY 22, 2020 

7:00 pm 
 

ELECTRONIC MEETING 

 

This meeting will be an electronic meeting, without a physical location pursuant to Utah Code 

52-4-207, as amended by HB 5002, Chairman Zac Smallwood as Chair of Midvale City Planning 

and Zoning Commission hereby makes the determination that conducting the meeting with an 

anchor location presents a substantial risk to the health and safety of those who may be present at 

the anchor location. This determination is based upon the fact that the City is unable to ensure 

compliance with the guidelines and public health protocols mandated by the state’s current risk 

phase.  

 

As restrictions limiting public gatherings occur across the state, Midvale City wants to ensure 

everyone interested in participating in Planning Commission meetings can do so. This meeting 

will be broadcast on the following links:  

 

City Facebook Page: https://www.facebook.com/MidvaleCity/  

YouTube: https://www.youtube.com/channel/UCLDszK2kMUHuc3-bV-BBslQ  

Mixlr and City Website: https://www.midvalecity.org/how-do-i/listen-to-public-meetings  

 

If you would like to provide comments on public hearing items, please email comments to Alex 

Murphy at amurphy@midvale.com prior to completion of the public hearing portion of each 

item. These comments will be presented to and considered by the Commission and made part of 

the public record. Please limit comments to no longer than 400 words. Comments exceeding this 

limit will have the first 400 words read into the record and the remainder provided to the 

Commission in written format. Public comment portions of the meeting will remain open for at 

least 5 minutes each. If you have comments which will take longer than 5 minutes to prepare, 

please submit a short message to request a brief extension of the public comment period. Your 

request will be forwarded to the Commission for their consideration.  

 

ROLL CALL 

 

PUBLIC HEARING 

 

1. [CONTINUED FROM JULY 8, 2020] SUB-22-30-106-019; 7100 SOUTH – PEAK 

VIEW FLATS SUBDIVISION; 127-149 E 7100 S; PRELIMINARY SUBDIVISION 

PLAT FOR 16-UNIT SUBDIVISION; SF-1/DO ZONE; CHRIS KNAPP/RIDGEWAY 

CONSTRUCTION (APPLICANT).  

 

https://www.facebook.com/MidvaleCity/
https://www.youtube.com/channel/UCLDszK2kMUHuc3-bV-BBslQ
https://www.midvalecity.org/how-do-i/listen-to-public-meetings
mailto:amurphy@midvale.com
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2. [CONTINUED FROM JULY 8, 2020] MPD/SUB-22-19-477-016; MEADOWS ON 7TH; 

6790 S 700 E; SMALL SCALE MASTER PLANNED DEVELOPMENT AND 

PRELIMINARY SUBDIVISION PLAT FOR 17-UNIT RESIDENTIAL PROJECT; SF-

1/DO ZONE; RYAN REYNOLDS/BRAD REYNOLDS CONSTRUCTION 

(APPLICANT).  

 

3. [CONTINUED FROM JULY 8, 2020] SUB-22-29-129-009; FORT UNION 

COMMERCIAL SUBDIVISION; APPROX. 1000 E FORT UNION BLVD; 

PRELIMINARY SUBDIVISION PLAT FOR 22-LOT SUBDIVISION; REGIONAL 

COMMERCIAL (RC) ZONE; JAKE TATE/ANDERSON WAHLEN & ASSOCIATES 

(APPLICANT).  

 

MINUTES 

 

4. REVIEW AND APPROVE MINUTES OF MARCH 11, 2020, APRIL 22, 2020, MAY 

13, 2020, JUNE 10, 2020, AND JULY 8, 2020.  

 

STAFF UPDATE 

 

5. UPCOMING MEETINGS & PROJECTS. 

 

ADJOURN 

 
All meetings are open to the public; however, there is no public participation except during public hearings. Members of the public will be given 

an opportunity to address the Commission during each public hearing item. The Commission reserves the right to amend the order of the agenda if 

deemed appropriate. No item will be heard after 10:30pm without unanimous consent of the Commission. Items not heard will be scheduled on the 
next agenda. In accordance with the Americans with Disabilities Act, Midvale City will make reasonable accommodations for participation in the 

meeting. Request assistance by contacting the CD Executive Assistant at (801) 567-7211, providing at least three working days’ notice of the 

meeting. 
 

A copy of the foregoing agenda was provided to the news media by email; the agenda was posted in the City Hall Lobby, the 2nd Floor City Hall 

Lobby, on the City’s website at www.midvalecity.org and the State Public Notice website at http://pmn.utah.gov. Commission Members may 
participate in the meeting via electronic communication. Commission Members’ participation via electronic communication will be broadcast and 

amplified so all Commission Members and persons present in the Council Chambers will be able to hear or see the communication. 
 

 

Alex Murphy, Planning Director Dated this 16th Day of July 2020 

 

       

http://www.midvalecity.org/
http://pmn.utah.gov/


 
 

 

Midvale City 
Department of Community Development 

Planning and Zoning Department 
 

Author: Jana Ward, Planner I 
   

APPLICATION NUMBER APPLICABLE ORDINANCE(S) APPLICANT/PROPERTY OWNER 
   

CUP 22-30-106-019; 
22-30-106-020; 22-30-106-
021; 22-30-127-006 

          

§17-7-1 & Title 16 
 

Ridgeway Construction 

   
   

MEETING DATE ITEM TYPE PROPERTY ADDRESS/LOCATION 
   

July 22, 2020 Public Hearing 127-149 E 7100 S 
 

   
 

SUMMARY OF REQUEST 
 

The applicant is requesting approval of a Preliminary Subdivision for a 16-lot subdivision located at 127-149 E 
7100 S. A Small Scale Master Plan for this project was approved by the Planning Commission on May 13, 2020. The 
Preliminary Subdivision was also approved but is not valid because the Plat was not presented as part of the packet or 
the presentation. This item was also scheduled for the July 8th meeting and because of time constraints was 
rescheduled to the July, 22nd special meeting. 

    
    

EXISTING ZONING EXISTING LAND USE SURROUNDING LAND USE SIZE OF PROPERTY 
    

SF-1/DO Single Family Single Family 1.2 acres 
    

 
STAFF RECOMMENDATION 

 

APPROVE APPROVE WITH 
CONDITIONS TABLE DENY 
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Midvale City 
Department of Community Development 

Planning and Zoning 
 

 
APPLICATION: 7100 S - PEAK VIEW FLATS 
LOCATION: 127-149 E 7100 S 
APPLICANT:   Ridgway Construction - Chris Knapp 
FILE #: SUB - 22-30-106-019; 22-30-106-020; 

22-30-106-021; 22-30-127-006 
REQUEST: PRELIMINARY SUBDIVISION 
MEETING DATE:   July 22, 2020 (Continued from July 8, 2020) 
ZONING DESIGNATION:  Single Family Residential and Duplex Overlay (SF-1/DO) 
AUTHOR:    Jana Ward, Planner I 
APPLICABLE ORDINANCE(S): Midvale Municipal Code Title 16 & Chapter 17-7-1 
AGENDA #:  1 
 
SUMMARY: 
 
Chris Knapp, representing Ridgeway Construction, is requesting approval of a Preliminary 
Subdivision for 16 lots at 127-149 E 7100 S. A Small Scale Master Plan for this project was 
approved by the Planning Commission on May 13, 2020. The Preliminary Subdivision was also 
approved but is not valid because the Plat was not presented as part of the packet or the 
presentation and a new action by the Planning Commission on the request is needed. This item 
was scheduled for the June 8, 2020 Planning Commission and, due to time constraints, was 
moved to a special meeting on July 22, 2020.  
 
The property is approximately 1.2 acres and is currently four separate parcels, each with an 
existing single-family home. It is the intent of the applicant to demolish the existing homes, 
along with all accessory structures. 
  
The property is zoned Single Family Residential with Duplex Overlay (SF-1/DO) and is 
surrounded by other property in the SF-1/DO zone developed with single family residential 
dwellings, twin homes/duplexes, and another master planned development. 
 
ORDINANCE CONSIDERATIONS: 
 
Subdivision: 
 
The proposed subdivision includes 16 residential lots plus common area and is subject to 
Midvale City Municipal Code Title 16 (Subdivisions) and Chapter 17-7-1 (Single Family 
Residential [SF-1] Zone). With the exceptions listed below, the proposed subdivision complies 

Planning and Zoning Commission Staff Report 
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with the design standard requirements of Title 16 Subdivisions. The lots have been verified to 
conform with the SF-1 zone requirements under the Master Planned Development provisions. 
The proposed street meets private street standards. The existing structures conflict with future lot 
lines and will need to be removed prior to the plat being recorded. Master Planned Developments 
require that articles of association and by-laws for a homeowner’s association must also be 
created and recorded as part of the final subdivision plat. 
 

1. Section 16.04.040(A)(3) requires that 2”-caliper deciduous street trees be planted with 
any new subdivision at a rate of one tree for every 30 feet of frontage. This requirement 
will apply to the new private road also. Based on this requirement, nine (9) deciduous 
street trees are required along 7100 South, and two (2) trees on each side of the access 
road. Trees must be planted or guaranteed by a cash bond at the time new units receive 
the Certificates of Occupancy. Staff recommends including this requirement as condition 
of approval. 
 

2. Section 16.04.040(F) requires that duty to serve letters from the water and sewer 
providers (Midvale City and Midvalley Improvement District, respectively) be provided 
and courtesy notices be sent regarding utility easements to Dominion Energy, Rocky 
Mountain Power, Xfinity, Utopia, and CenturyLink prior to final plat approval. Staff 
recommends including this requirement as a condition of approval.  

 
The applicant’s proposal was sent to the City Engineer and Unified Fire Authority for review and 
comment. Both approved the preliminary plat with conditions to be addressed on the final plat. 
 
STAFF RECOMMENDATION: 
 
Based on compliance with the requirements of Title 16 and Chapter 17-7-1 of the Midvale City 
Municipal Code demonstrated in the application or addressed by conditions of approval, 
Planning Staff recommends approving the Preliminary Subdivision for the 16-lot subdivision 
located at 127-149 E 7100 S with the following findings and conditions of approval: 
 
Findings: 
 

1. With the conditions included in this approval, the proposed Preliminary Subdivision 
complies with the development standards and requirements of the Single Family with 
Duplex Overlay Zone (SF-1/DO), and Title 16. 
 

Conditions of approval: 
 

1. The applicant shall prepare a final subdivision plat to be reviewed and approved by the 
City Engineer, Fire Marshal and City Council. Prior to final subdivision plat approval, the 
applicant shall obtain final site plan approval for the master planned development. The 
Final Subdivision shall include the following: 
 
a. A minimum of nine (9) street trees are required along 7100 South, and two trees on 

either side of the new private road. These trees shall be planted or be guaranteed by a 
cash bond prior to the first certificate of occupancy being issued for a unit.  
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b. The applicant shall provide evidence that courtesy notices has been sent to Dominion 
Energy, Rocky Mountain Power, Xfinity, Utopia, and Century Link regarding the 
utility easements on the subdivision plat with the Final Subdivision Plat application. 
 

2. Prior to recording the Final Subdivision Plat, the applicant shall: 
 

a. Obtain duty to serve letters for water and sewer service.  
b. Remove of all the existing structures.  
c. Articles of Association and by-laws for a homeowner’s association must be created 

and recorded as part of the Final Subdivision Plat. 
 

RECOMMENDED MOTIONS 
 
Motion #1 – Approval  
 

“I move that we forward a positive recommendation to the Midvale City Council for 
approval of the Preliminary Subdivision at 127-149 E 7100 S with the findings and 
conditions of approval presented in the Staff Report.” 

 
Motion #2 – Approval with Changes 
 

“I move that we forward a positive recommendation to the Midvale City Council for 
approval of the Preliminary Subdivision at 127-149 E 7100 S with the findings and 
conditions of approval presented in the Staff Report with the following amendments.” 
 

1. … 
2. …” 

 
Motion #3 – Table  
 

“I move that we table a decision on this application to address the following 
questions/comments: 
 

1. … 
2. … ” 

 
ADJACENT LAND USES: 
 
North: SF-1/DO | Single-family residential 
South: SF-1/DO | Single-family residential 
East: SF-1/DO | Granstone 2 MPD 
West:  SF-1/DO | Single-family residential 
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ATTACHMENTS: 
 

• Vicinity Map 
• Subdivision Plat 

 
PUBLIC NOTICE:  No  Yes 

 
 



VICINITY MAP 
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STREET MON.
(2.5" FLAT BRASS CAP)
STD. MON./RING & LID

7200 SO STATE ST

NOTARY ACKNOWLEDGMENT

7100 SOUTH PEAK VIEW FLATS

OWNER'S DEDICATION
Know all men by these presents that                                                       the undersigned owner(s) of
the above described tract of land having caused same to be subdivided into lots and streets to
be hereafter known as

do hereby dedicate for perpetual use of the public all parcels of land shown on this plat as
intended for public use.
In witness whereof we have hereunto set our hands this               day of                           20           .

BOUNDARY DESCRIPTION

SURVEYORS CERTIFICATE
      I, Richard Johanson, do hereby certify that I am a Land Surveyor, and that I hold License No.
152956, as prescribed under the 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,
hereafter to be known as Dematha Subdivision and that same has been surveyed and shown on
this plat. This survey was performed within the accordance of the minimum accuracy of an urban
survey, Class "A", or a linear closure of 1:15,000'.
      The purpose of this survey is to locate the boundaries of the described parcel and create a
plat for a subdivision as shown hereon.

Prepared this 10th day of June, 2020

7100 SOUTH 127, 139, 145, 149  EAST  

PROPERTY DESIGN LLC.

PHONE (385) 229-9663
CIVIL  PLANNING  SURVEYING

NUMBER_______

ACCOUNT_____

SHEET  1

OF  1  SHEETS

SALT LAKE COUNTY, UTAH
NORTHWEST QUARTER OF SECTION 30,

TOWNSHIP 2 SOUTH, RANGE 1 EAST
SALT LAKE BASE AND MERIDIAN

MIDVALE CITY, UTAH

PREPARED BY          

_______________                                                        ________________

State of Utah                    )
                                             :  ss.
County of Salt Lake          )

The foregoing Owner’s Dedication of the ____________________ was signed before me this ________
day of ____________, by _________________, as Manager of _____________, a Utah limited liability
company, and by ____________________________, a Utah limited liability company, each of whom
personally appeared before me and duly acknowledged that the foregoing was Owner's
Dedication was executed by authority.

Commission Number ___________________

My Commission Expires _________________

________________________________                               __________________________________

Printed name                                                                 A Notary Public Commissioned in Utah

SALT LAKE COUNTY RECORDED #_______________        MIDVALE CITY MAYOR
PRESENTED TO THE MAYOR OF MIDVALE CITY COUNCIL THIS
________ DAY OF________________, A.D. 20________ AT WHICH
TIME THIS SUBDIVISION WAS APPROVED AND ACCEPTED.

ATTEST: CLERK

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

DATE___________ TIME:__________ BOOK:___________ PAGE:__________

       FEE                              SALT LAKE COUNTY RECORDER

APPROVAL AS TO FORM
APPROVED AS TO FORM THIS_____
DAY OF_________________, A.D. 20 _____

MIDVALE CITY ATTORNEY

NUMBER_______

ACCOUNT_____

SHEET  1

OF  1  SHEETS

CITY PLANNING COMMISION

MIDVALE PLANNING COMMISION

APPROVED THIS _______________DAY OF
_________________, A.D. 20 _____ BY THE
MIDVALE CITY PLANNING COMMISSION.

MIDVALE CITY ENGINEER
I HEREBY CERTIFY THAT THE OFFICE HAS EXAMINED THE PLAT AND
IT IS CORRECT IN ACCORDANCE WITH INFORMATION ON FILE.

CITY ENGINEER                                                                            DATE

SALT LAKE COUNTY
HEALTH DEPARTMENT

APPROVED THIS _______________DAY OF
_________________, A.D. 20 _____.

S. L. COUNTY HEALTH DEPARTMENT

MIDVALE CITY WATER AND SEWER
APPROVED THIS ____________ DAY OF
_______________________________, A.D. 20____.
BY MIDVALE CITY SEWER AND WATER

MIDVALE CITY WATER AND SEWER MANAGER

SALT LAKE COUNTY, UTAH
NORTHWEST QUARTER OF SECTION 30,

TOWNSHIP 2 SOUTH, RANGE 1 EAST
SALT LAKE BASE AND MERIDIAN

MIDVALE CITY, UTAH

   

Scale (24'' x 36'')   1 in. = 20 FT.

VICINITY MAP
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MIDVALE CITY FIRE DEPARTMENT
APPROVED THIS ____________ DAY OF
_______________________________, A.D. 20_____.

MIDVALE CITY FIRE DEPARTMENT

MIDVALE POWER
APPROVED THIS ____________ DAY OF
______________________, A.D. 20_____.

BY:

MAYOR

             COMCAST                                                             DATE

           CENTURY  LINK                                                        DATE

               DOMINION                                                          DATE

UTILITY NOTE:

PUBLIC UTILITIES, INCLUDING ELECTRIC, NATURAL GAS, CABLE T.V.,
WATER METER(S), AND TELEPHONE SHALL HAVE THE RIGHT TO INSTALL,
MAINTAIN, AND OPERATE THEIR EQUIPMENT BELOW GROUND AND ALL
OTHER RELATED FACILITIES WITHIN THE UTILITY EASEMENTS AND LOT
AREA IDENTIFIED ON THIS PLAT MAP AS MAY BE NECESSARY OR
DESIRABLE IN PROVIDING UTILITY SERVICES WITHIN AND WITHOUT THE
LOTS IDENTIFIED HEREIN, INCLUDING THE RIGHT OF ACCESS TO SUCH
FACILITIES AND THE RIGHT TO REQUIRE REMOVAL OF ANY
OBSTRUCTIONS INCLUDING STRUCTURES, TREES AND VEGETATION THAT
MAY BE PLACED WITHIN THE EASEMENT. AT NO TIME MAY ANY
PERMANENT STRUCTURES BE PLACED WITHIN THE EASEMENT OR ANY
OTHER OBSTRUCTION WHICH INTERFERES WITH THE USE OF THE
EASEMENT WITHOUT THE PRIOR WRITTEN APPROVAL OF THE UTILITIES
WITH FACILITIES IN THE EASEMENTS.

CONTAINED WITHIN THE EASEMENTS AND LOT AREA ARE PRIVATE
SANITARY SEWER AND WATER FACILITIES. THE INSTALLATION,
OPERATION, MAINTENANCE, AND/OR REPLACEMENT OF PRIVATE
SANITARY SEWER, STORM SEWER, AND WATER FACILITIES SHALL BE THE
SOLE RESPONSIBILITY OF THE OWNERS. SUCH FACILITIES ARE NOT
OFFERED TO NOR ARE THEY ACCEPTED FOR DEDICATION BY MIDVALE
CITY.

PROJECT SITE

POINT OF BEGINNING

EXISTING FIRE HYDRANT

7100 S - PEAK VIEW FLATS 

7100 SOUTH - PEAK VIEW FLATS
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An entire tract conveyed to _______________________, per that Warranty Deed  recorded
______________________ as Entry No. ___________ in the Office of the Salt Lake County Recorder and
located in the Northwest Quarter of Section 30, Township 2 South, Range 1 East, Salt Lake Base and
Meridian; the boundary of said entire tract is described as follows.

Parcel 22-30-106-019
127 East 7100 South

Beginning 1223.00 feet South and 1087.62 feet East and 550.60 feet North from the Northwest
corner of Section 30, Township 2 South, Range 1 East, Salt Lake Base and Meridian; thence East
80.00 feet; thence North 188.50 feet; thence West 80.00 feet; thence South 188.50 feet to the point
of Beginning.
                                                     Contains 0.34 Acres
Parcel 22-30-106-020
135 East 7100 South

Beginning 1223.00 feet South and 1167.62 feet East and 550.60 feet North from the Northwest
corner of Section 30, Township 2 south, Range 1 East, Salt Lake Base and Meridian; thence East
80.00 feet; thence North 188.50 feet; thence West 80.00 feet; thence South 188.50 feet to the point
of Beginning.
                                                     Contains 0.34 Acres
Parcel 22-30-106-021
145 East 7100 South

Beginning 1223.00 feet South and 1247.62 feet East and 550.60 feet North from the Northwest
corner of Section 30, Township 2 South, Range 1 East, Salt Lake Base and Meridian; thence East
60.00 feet; thence North 188.50 feet; thence West 60.00 feet; thence South 188.50 feet to the point
of Beginning.
                                                     Contains 0.26 Acres
Parcel 22-30-127-006
149 East 7100 South

Beginning 1223.00 feet South and 1307.62 feet East and 550.60 feet North from the Northwest
corner of Section 30, Township 2 south, Range 1 East, Salt Lake Base and Meridian; thence East
59.48 feet; thence North 188.50 feet; thence West 59.48 feet; thence South 188.50 feet to the point
of beginning.
                                                     Contains 0.26 Acres
(Basis of Bearing is Centerline of State Street,  N 04°00'25" E 1201.73 feet, between the Street
Monuments located on 7200 S Street and Street Monument located on 7100 S Street.



 
 

 

Midvale City 
Department of Community Development 

Planning and Zoning Department 
 

Author: Jason Binks, Senior Planner 
   

APPLICATION NUMBER APPLICABLE ORDINANCE(S) APPLICANT/PROPERTY OWNER 
   

MPD/SUB – 22-19-477-016 Title 16 and Chapter 17-7-2 Brad Reynolds Construction 
   
   

MEETING DATE ITEM TYPE PROPERTY ADDRESS/LOCATION 
   

July 8, 2020 Public Hearing 6790 South 700 East 
   

 
SUMMARY OF REQUEST 

 
The applicant, Brad Reynolds Construction, is requesting approval for a Conditional Use Permit, a Small Scale Master 
Plan, a Preliminary Site Plan, and a recommendation for an approval of a Preliminary Subdivision Plat at 6790 South 
700. The development is on 1.2 acres and is proposing 17 residential units. 

    
    

EXISTING ZONING EXISTING LAND USE SURROUNDING LAND USE SIZE OF PROPERTY 
    

Single Family Residential 
with Duplex Overlay  

Residential Single Family Detached 
Dwellings 

1.2 acres 

    
 

STAFF RECOMMENDATION 
 

APPROVE APPROVE WITH CONDITIONS TABLE DENY 
 

 
 



Midvale City 
Department of Community Development 

Planning and Zoning Department 
 

 

APPLICATION: MEADOWS ON 7TH MASTER PLANNED 

DEVELOPMENT / PRELIMINARY SUBDIVISION 

LOCATION:    6790 South 700 East 

APPLICANT:   Brad Reynolds Construction 

FILE #:    MPD/SUB – 22-19-477-016 and -005 

REQUEST: Conditional Use Permit / Small Scale Master Plan / 

Preliminary Site Plan / Preliminary Subdivision Plat 

recommendation for a 17-unit Master Planned 

Development 

MEETING DATE:   July 22, 2020 

ZONING DESIGNATION: Single Family Residential Zone with Duplex Overlay (SF-

1/DO) 

AUTHOR:    Jason Binks, Senior Planner 

APPLICABLE ORDINANCE(S): Midvale City Municipal Code Title 16; Chapter 17-7-1. 

AGENDA #:  2 

 

SUMMARY: 

 

This application was agenda item #6 for the Planning Commission meeting on July 8, 2020. 

Because of meeting length, this application was continued to the Planning Commission Special 

Meeting on July 22, 2020. 

 

The applicant, Ryan Reynolds representing Brad Reynolds Construction, requests approval of a 

conditional use permit, small scale master plan, preliminary site plan, and preliminary 

subdivision plat for a Master Planned Development containing 5 buildings with a total of 17 

residential units at 6790 South 700 East. The proposed development includes 2 existing parcels 

of 1.2 total acres with 213 feet of street frontage along 700 East. The proposed plat will 

consolidate the existing parcels into one lot before subdividing into 17 residential lots for 

individual sale. The Jordan & Salt Lake Canal runs along the western portion of the northern 

parcel. The proposed subdivision is surrounded by single family detached dwellings.  

 

The existing parcels are zoned Single Family Residential with Duplex Overlay (SF-1/DO), 

which allows a Master Planned Development as a Conditional Use on properties at least 1 acre in 

size. The subject site is currently undeveloped. The applicant is proposing three separate 

buildings of 3 units each and two separate buildings of 4 units; a private stub street; and several 

common areas. 

 

GENERAL PLAN CONSIDERATIONS: 

 

The 2016 Midvale City General Plan locates the subject property in a Stability Area. In Stability 

Areas, the General Plan states that “the current overall land use mix is desirable and preservation 

Planning and Zoning Commission Staff Report 
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of these areas’ character and function is the desired future condition. These areas are nearly fully 

developed and have little foreseeable change in the types or intensity of land uses in the future.” 

 

The General Plan identifies these land use goals for Stability Areas: 

 

1. Support property maintenance and neighborhood stability 

2. Buffer uses in Stability Areas from more intensive land uses nearby, including adjacent 

Opportunity Areas 

3. Provide for better pedestrian/bicycle connections through and between neighborhoods 

4. Provide for access to parks, trails and recreation facilities 

5. Provide for appropriate transit opportunities 

6. Provide mechanisms for appropriate home remodeling to occur to accommodate today’s 

lifestyles and needs 

 

The proposed development meets the goals of the General Plan in several ways. By offering 

homes on currently undeveloped land, the residential subdivision will support surrounding 

property maintenance and neighborhood stability. The subdivision will extend the 

pedestrian/bicycle connection along 700 East. And, it will offer open space and common area 

recreation facilities with a gazebo, playground and perimeter sidewalk. 

 

ORDINANCE CONSIDERATIONS: 

 

Conditional Use Permit for Master Planned Development 

 

The SF-1/DO zone allows Master Planned Development (MPDs) as a conditional use, provided 

the Planning Commission concludes that the application fully mitigates all identified adverse 

impacts and complies with the following general and specific standards: 

 

General Standards 

 

1. The application complies with all applicable provisions of this title, state and federal law; 

2. The structures associated with the use are compatible with surrounding structures in 

terms of use, scale, mass and circulation; 

3. The use is not detrimental to the public health, safety and welfare; 

4. The use is consistent with the general plan, as amended; 

5. Traffic conditions are not adversely affected by the proposed use including the existence 

of or need for dedicated turn lanes, pedestrian access, and capacity of the existing streets; 

6. Sufficient utility capacity; 

7. Sufficient emergency vehicle access; 

8. Location and design of off-street parking as well as compliance with off-street parking 

standards provided for in Section 17-7-1.8; 

9. Fencing, screening, and landscaping to separate the use from adjoining uses and mitigate 

the potential for conflict in uses; 

10. Compatibility of the proposed mass, bulk, design, orientation, and location of the 

structures on the site, including compatibility with buildings on adjoining lots and to the 

street; 

11. Exterior lighting that complies with the lighting standards of the zone and is designed to 

minimize conflict and light trespass with surrounding uses; and 
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12. Within and adjoining the site, impacts on the aquifer, slope retention, and flood potential 

have been fully mitigated and the proposed structure is appropriate to the topography of 

the site. 

 

The proposed structures consist of 5 buildings with 2 stories each. The design features and 

materials are consistent with adjacent residential development patterns. At least 50% of the front 

elevation of the structures along 700 East are built within 3 feet of the required build to line. The 

structures are far enough from rear and side setbacks to allow for fenced yards, various common 

areas and a perimeter sidewalk on the north side of the property and along the canal. The private 

road, guest parking, recreational amenities, and sidewalks and driveways allow adequate 

circulation. Consequently, the mass, scale, and design of the proposed subdivision is compatible 

with the nature and character of the surrounding single family neighborhoods. 

 

Based on the submitted documents and comments from the Fire Marshall and City Engineer, the 

use is not detrimental to the public health, safety and welfare of the community. 

 

The project’s consistency with the Midvale City General Plan is explained earlier in the report. 

 

There are no adverse, unmitigated impacts to traffic or street design. The General Plan’s future 

vehicle network identifies that 700 East will be at 25-50% of capacity by 2040. No traffic study 

was required for this project. 

 

Sufficient utility capacity will be verified and guaranteed through provision of the water and 

sewer duty to serve letters required by the subdivision process. 

 

The Fire Marshall approved the plans on 06/26/2020 with the note that no street parking is 

allowed with road widths of 20 feet. The applicant shall post no parking signs or use red painted 

curbing. did not comment on the sufficiency of emergency vehicle access. 

 

The Site plan provides a total of 40 parking spaces. There are 2 spaces per unit and 6 guest 

spaces. For a master planned development, parking standards are determined by the Planning 

Commission based on the proposed uses and the potential for shared parking. The Planning 

Commission typically allows parking at the ratio of 2.25 spaces per unit. The proposed 

subdivision meets these standards. 

 

The submitted documents do not provide any details about the proposed precast concrete fences. 

There is a note that, because of the slope toward the canal, fencing will be 8 feet high viewed 

from the canal side and 6 feet high from the proposed subdivision. The difference comes from 

backfill against the fence on the subdivision side. There is a marked transition point whereby the 

wall will drop to the required 4 feet in the front yard setback along 700 East. Staff recommends a 

requirement that show fence details as part of the Final Site Plan application. 

 

Private roads require street lights, and 4 street lights are indicated on the submitted utility plan. 

However, no information is provided regarding building lights or the overall, outdoor lighting 

plan, and whether the lights are adequately screened to mitigate impact on surrounding uses. 

Staff recommends a requirement for a Lighting Plan in the Final Site Plan application. 

 

Staff has not identified any aquifer, slope, or topographical issues. 
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Specific Standards 

 

1. Improved, nonmotorized vehicle trail linkages and access for general pedestrian use; 

2. A minimum of fifteen percent of the land as improved, common open space to include 

such uses as mini-parks, picnic areas, playgrounds, recreation areas and structures such as 

club houses, pavilions, swimming pools, etc.; 

3. A minimum of fifty percent of the site shall be open space (excluding streets, parking, 

driveways, and steep slopes); 

4. A minimum of sixty percent of the structural facade and forty percent of the side facade 

shall be brick or equivalent material. The planning commission may grant a reduction to 

the forty percent side facade requirement based on design merit, or if it is demonstrated 

that all or portions of the facade cannot be seen from public or common areas; and 

5. Adopted articles of association and by-laws of such association that are satisfactory to the 

city. 

 

The proposed site plan indicates a private street that has pedestrian access from each unit to the 

amenity spaces and to 700 East. 

 

The applicant proposes 12,086 square feet (15%) of improved, common space within a total of 

42,299 square feet (53%) of general open space, both of which meet development requirements 

for master planned projects in the SF-1/DO zone. The active space is identified in 3 areas with a 

gazebo/picnic area, a playground, and a perimeter trail. The perimeter trail includes a sidewalk, 

but this hardscape is allowed as part of general open space. Staff recommends a requirement for 

details of the open space amenities (gazebo, playground, etc.) in the Final Site Plan application. 

 

The elevations for each of the 5 structures show front facades with 60.5% brick/siding material, 

which meets the 60% front façade requirement in Section 17-7-1 (10)(C). Side elevations that 

face streets must also meet front façade requirements. There are four units (units 3, 4, 8 and 17) 

that have side facades that face streets. The submitted elevations for these four units only have 

42.4% brick/siding material. All other side elevations meet the façade percentage requirement. 

Staff recommends a requirement that elevations for units 3, 4, 8, and 17 meet brick/siding façade 

percentages in the Final Site Plan application. 

 

The applicant has not provided articles of association and by-laws for the proposed association. 

Staff recommends that these documents be submitted for review by the City prior to approval of 

a Final Subdivision and recorded with the subdivision plat. 

 

Subdivision 

 

The proposed subdivision is subject to Midvale City Municipal Code Title 16 (Subdivisions) and 

Chapter 17-7-1 (Single Family Residential Zone with Duplex Overlay [SF-1/DO]). The 

subdivision is 1 lot on 1.2 acres, so it is subject to the large subdivision process in Title 

16.04.050. With the exceptions identified in the numbered list below, Staff finds the proposed 

subdivision generally complies with the requirements of Title 16 and Chapter 17-7-2. 

 

Except as indicated below, the proposed subdivision complies with the lot standards of the SF-

1/DO zone and the proposed private street meets the right-of-way width and layout requirements. 

Future development on the properties will be required to comply with the SF-1/DO zone 

requirements. 
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1. Section 16.04.040(A)(5) contains streetlight requirements for new private streets. No 

lighting information (lumens, intensity, color) or lighting fixture information has been 

provided with the preliminary plat. Staff recommends requiring this information as part 

of the final plat submittal, to include a lighting plan that meets the requirements of this 

Section. 

2. Section 16.04.040(F) requires that duty to serve letters from the water and sewer provider 

(Midvale City) be provided and courtesy notices be sent regarding utility easements to 

Dominion Energy, Rocky Mountain Power, Xfinity, Utopia, and CenturyLink prior to 

final plat approval. Staff recommends including this requirement as a condition of 

approval. 

 

The preliminary plat and site plan were sent to the City Engineer and Unified Fire Authority for 

comment. The Fire Marshal reviewed and approved the proposed subdivision plat on July 1, 

2020. The City Engineer approved the preliminary subdivision with some minor text 

modifications to be addressed as part of the final plat. 

 

Notice of the proposed subdivision was mailed to property owners within 300 feet of the project, 

posted on the property, posted to the city and state websites, and advertised in the Salt Lake 

Tribune and Deseret News. 

 

Utah Code Annotated 10-9a-603 requires the City to provide notice to canal owners or operators 

when a canal centerline is located within 100 feet of a proposed subdivision and to allow the 

canal owner/operator 20 days to respond. Notice was provided to the East Jordan Irrigation 

Company on June 23, 2020. As of July 01, 2020 there was no response. If the Planning 

Commission if comfortable with the proposal without a response from the canal owner/operator, 

any requirements from Salt Lake City Public Utilities could be added as a condition of approval 

that will be addressed during the Final Subdivision Plat approval. 

 

STAFF RECOMMENDATIONS: 

 

With specific conditions of approval, the application complies with Midvale City Municipal 

Code. Staff recommends the Planning Commission approve the conditional use permit, the small 

scale master plan, and the preliminary site plan for a master planned development for the 

Meadows on 7th Subdivision, with the following conditions of approval. Staff also recommends 

the Planning Commission recommend the City Council approve the preliminary subdivision plat 

for the Meadows on 7th subdivision, with the following conditions of approval. 

 

Conditional Use Permit / Preliminary Site Plan: 

 

1. The applicant shall prepare a final site plan application to be reviewed and approved by 

the City Engineer, Fire Marshal, and Planning Staff. 

2. All requirements of the Building Official, Fire Marshal, City Engineer, and Planning 

Staff shall be satisfied. 

3. The final site plan application shall include the following: 

a. Fence details including materials and façade of both sides. 

b. A lighting plan with descriptions of all illuminating devices with manufacturer 

catalog cuts and drawings. A photometric analysis that shows lumens along the 

perimeter of the property. 
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c. Elevations that meet façade requirements for units 3, 4, 8, and 17. 

d. Install, or guarantee installation through a bond, that 2’-inch caliper deciduous 

trees will be installed according to the approved landscape plan. 

e. Those items required by the Salt Lake Public Utilities regarding the adjacent 

canal. 

f. Any additional documentation required by staff to adequately review the final site 

plan. 

 

Preliminary Subdivision Plat: 

 

1. The applicant shall prepare a final subdivision plat to be reviewed and approved by the 

City Engineer, Fire Marshal, and City Council. Prior to final subdivision plat approval, 

the applicant shall obtain final site plan approval for the master planned development. 

2. All requirements of the Building Official, Fire Marshal, City Engineer, and Planning 

Staff shall be satisfied. 

3. The final subdivision plat application shall include the following: 

a. A draft Declaration of Covenants, Conditions, and Restrictions, including the 

creation of a homeowner’s association, for the development. Once approved, this 

document shall be recorded concurrently with the subdivision plat. 

b. Obtain duty to serve letters for water and sewer prior to the subdivision plat being 

recorded 

c. Evidence that courtesy notices have been sent to Dominion Energy, Rocky 

Mountain Power, Xfinity, Utopia, and Century Link regarding utility easements 

on the subdivision plat. 

d. Those items required by the Salt Lake Public Utilities regarding the adjacent 

canal. 

 

RECOMMENDED MOTION: 

 

Approve: 

 

“Regarding the application for a Conditional Use Permit, a Small Scale Master Plan, a 

Preliminary Site Plan, and a Preliminary Subdivision Plat for a 17-unit Master Planned 

Development for Meadows on 7th at 6790 South 700 East, I move that we adopt the findings 

and conditions of approval presented in the Staff Report, approving the Master Planned 

Development and recommend the City Council approve the Preliminary Subdivision Plat.” 

 

Approve with Changes: 

 

“Regarding the application for Conditional Use Permit, a Small Scale Master Plan, a 

Preliminary Site Plan, and a Preliminary Subdivision Plat for a 17-unit Master Planned 

Development for Meadows on 7th at 6790 South 700 East, I move that we adopt the findings 

and conditions of approval presented in the Staff Report, approving the Master Planned 

Development and recommend the City Council approve the Preliminary Subdivision Plat, 

with the following amendments: 

 

1. … 

2. …” 

 



Page 7 of 7 

 

 

ADJACENT LAND USES: 

 

North: SF-1/DO | Single Family Residential  

South: SF-1/DO | Single Family Residential 

East: SF-1/DO | Single Family Residential 

West: SF-1/DO | Jordan & Salt Lake City Canal 

 

 

ATTACHMENTS: 

 

• Vicinity Map 

• Preliminary Subdivision Plat 

• Site Plan 

• Landscape Plan 

• Building Elevations 

 

PUBLIC NOTICE:  No  Yes 



Copyright nearmap 2015

Vicinity Map

Subject Property



1. ALL WORK SHALL CONFORM TO MIDVALE CITY STANDARDS & SPECIFICATIONS.

2. CALL BLUE STAKES AT LEAST 48 HOURS PRIOR TO THE COMMENCEMENT OF ANY CONSTRUCTION ACTIVITIES.

3. BENCHMARK ELEVATION = STREET MONUMENT, 6970 SOUTH 700 EAST; ELEV. = 4421.58'

6790 SOUTH 700 EAST
MIDVALE, UTAH

INDEX OF DRAWINGS
1-1 ALTA
1-1 SUBDIVISION PLAT
C-001 GENERAL NOTES
C-100 SITE PLAN
C-200 GRADING AND DRAINAGE PLAN
C-300 UTILITY PLAN
C-400 EROSION CONTROL PLAN
PP-1 BENBROOK LANE PLAN AND PROFILE
PP-2 SUN ROCK COVE PLAN AND PROFILE
PP-3 700 EAST PLAN AND PROFILE
C-500 DETAILS
L-100 LANDSCAPE PLAN
L-200 LANDSCAPE DETAILS

GENERAL NOTES

MEADOWS ON 7TH
FOR REVIEW

NOT FOR CONSTRUCTION

VICINITY  MAP

NOTICE TO CONTRACTOR

UTILITY DISCLAIMER
THE CONTRACTOR IS SPECIFICALLY CAUTIONED THAT THE LOCATION AND / OR ELEVATIONS OF EXISTING UTILITIES AS
SHOWN ON THESE PLANS IS 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 LOCAL UTILITY LOCATION CENTER AT LEAST 48 HOURS BEFORE ANY EXCAVATION TO
REQUEST EXACT FIELD LOCATIONS 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.

ALL CONTRACTORS AND SUBCONTRACTORS PERFORMING WORK SHOWN ON OR RELATED TO THESE PLANS SHALL
CONDUCT THEIR OPERATIONS SO THAT ALL EMPLOYEES ARE PROVIDED A SAFE PLACE TO WORK AND THE PUBLIC IS
PROTECTED. ALL CONTRACTORS AND SUBCONTRACTORS SHALL COMPLY WITH THE "OCCUPATIONAL SAFETY AND HEALTH
REGULATIONS OF THE U.S. DEPARTMENT OF LABOR AND THE STATE OF UTAH DEPARTMENT OF INDUSTRIAL RELATIONS
CONSTRUCTION SAFETY ORDERS." THE CIVIL ENGINEER SHALL NOT BE RESPONSIBLE IN ANY WAY FOR THE CONTRACTORS
AND SUBCONTRACTORS COMPLIANCE WITH SAID REGULATIONS AND ORDERS.

CONTRACTOR FURTHER AGREES TO 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 NORMAL WORKING HOURS, AND THAT THE
CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE OWNER AND THE CIVIL ENGINEER HARMLESS FROM ANY AND ALL
LIABILITY, REAL OR ALLEGED IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT, EXCEPTING FOR
LIABILITY ARISING FROM THE SOLE NEGLIGENCE OF THE OWNER OR ENGINEER.

NOTICE TO DEVELOPER/ CONTRACTOR
UNAPPROVED DRAWINGS REPRESENT WORK IN PROGRESS, ARE SUBJECT TO CHANGE, AND DO NOT CONSTITUTE A
FINISHED ENGINEERING PRODUCT.  ANY WORK UNDERTAKEN BY DEVELOPER OR CONTRACTOR BEFORE PLANS ARE
APPROVED IS UNDERTAKEN AT THE SOLE RISK OF THE DEVELOPER, INCLUDING BUT NOT LIMITED TO BIDS, ESTIMATION,
FINANCING, BONDING, SITE CLEARING, GRADING, INFRASTRUCTURE CONSTRUCTION, ETC.

NO SCALE

CALL BLUESTAKES
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A parcel of land situate in the Southeast Quarter of Section 19, Township 2 South, Range 1 East, Salt Lake Base and Meridian, being
more particularly described as follows:

Beginning at a point on the Westerly Right-of-Way of 700 East Street, said point being North 00°12'34" West 1,210.66 feet and North
89°47'26" West 0.34 feet from the Southeast Corner of Section 19, Township 2 South, Range 1 East, Salt Lake Base and Meridian;
and running

thence South 89°47'13" West 282.51 feet to and along the Northerly line of WARRANTY SUBDIVISION #5;
thence North 31°10'00" West 146.27 feet along and beyond said WARRANTY SUBDIVISION #5;
thence North 89°45'00" West 17.65 feet to a point on the Southerly Right-of-Way of the Jordan & Salt Lake Canal;
thence North 50°32'00" East 259.55 feet along the Southerly Right-of-Way of said Jordan & Salt Lake Canal;
thence South 66°30'00" East 191.23 feet to a point on the Westerly Right-of-Way of said 700 East Street;
thence South 00°01'56" East 212.91 feet along the Westerly Right-of-Way of said 700 East Street to the point of beginning.

Contains 78,748 Square Feet or 1.808 Acres and 17 Units

DOMINION ENERGY NOTE:
DOMINION ENERGY APPROVES THIS PLAT SOLELY FOR THE PURPOSE OF
CONFIRMING THAT THE PLAT CONTAINS PUBLIC UTILITY EASEMENTS.
DOMINION ENERGY MAY REQUIRE OTHER 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 AND THE NOTES AND DOES NOT CONSTITUTE A GUARANTEE
OF PARTICULAR TERMS OF NATURAL GAS SERVICE. FOR FURTHER
INFORMATION PLEASE CONTACT DOMINION ENERGY'S RIGHT-OF-WAY
DEPARTMENT AT 1-800-215-8032.

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 19,
  TOWNSHIP 2 SOUTH, RANGE 1 EAST, SALT LAKE BASE & MERIDIAN

MIDVALE CITY, SALT LAKE COUNTY, UTAH

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 19,
  TOWNSHIP 2 SOUTH, RANGE 1 EAST, SALT LAKE BASE & MERIDIAN

MIDVALE CITY, SALT LAKE COUNTY, UTAH

ENSIGN ENG.
LAND SURV.

EXISTING STREET MONUMENT

PROPOSED STREET MONUMENT

SECTION CORNER 

BOUNDARY LINE

SECTION LINE

CENTER LINE

EASEMENT LINE

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.

NOT TO SCALE
VICINITY MAP

MEADOWS ON 7TH PLAT

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.

Pursuant to Code 10-9a-604d the owners hereby conveys the Common Areas and Private Streets as indicated hereon to __________
____________________________________________________________________.

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

                                                                                                               .
By:   

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

APPROVED THIS                  DAY OF                                       , 20           ,
BY THE

APPROVED THIS                  DAY OF                                       , 20           ,
BY THE

APPROVED THIS                  DAY OF                                       , 20           ,
BY THE

APPROVED THIS                  DAY OF                                       , 20           ,
BY THE

PRESENTED TO THE MIDVALE CITY COUNCIL THIS                   DAY OF
                                          , 20                ,  AT WHICH TIME THE SUBDIVISION
WAS APPROVED AND ACCEPTED.

PROJECT  NUMBER :

DRAWN BY :

CHECKED BY :

MANAGER :

DATE :

SHEET 1 OF 1

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

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.

SITE

NOTES:
1. ALL FRONT LOT CORNERS TO HAVE A RIVET SET ON TOP OF CURB

ON THE PROLONGATION OF EACH LOT LINE.
2. A MINIMUM 6-FOOT HIGH SCREENING FENCE SHALL BE

CONSTRUCTED ALONG THE PERIMETER OF THE LOTS WHERE A
SCREENING FENCE DOES NOT CURRENTLY EXIST. THIS FENCE
SHALL BE COMPLETED PRIOR TO CERTIFICATES OF OCCUPANCY
BEING ISSUED ON THESE LOTS.

NOTICE TO PURCHASERS:
INFRASTRUCTURE IS PRIVATELY OWNED AND THE MAINTENANCE,
REPAIR, REPLACEMENT AND OPERATION OF THE INFRASTRUCTURE
IS THE RESPONSIBILITY OF THE PROPERTY OWNERS AND WILL NOT
BE ASSUMED BY THE CITY.  HOME OWNER COSTS SHALL BE
INCLUSIVE OF THE PRIVATE INFRASTRUCTURE REQUIREMENTS AS
DESCRIBED ON THE RECORDED COST ESTIMATE.

H Y D FIRE HYDRANT

STREET LIGHT

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

( IN FEET )
HORZ: 1 inch =        ft.

S 9°39'56" W

171.62
SOUTHEAST CORNER

SECTION 19
T2S, R1E, SLB&M

(FOUND BRASS CAP)

STREET MONUMENT
6970 SOUTH 700 EAST
(FOUND BRASS CAP
IN RING AND LID)

STREET MONUMENT
WINCHESTER STREET
& 700 EAST
(FOUND BRASS CAP
IN RING AND LID)

EAST QUARTER CORNER
SECTION 19

T2S, R1E, SLB&M
(NOT FOUND) S 8°40'43" W

244.99'
90
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No. 286882

ROP
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UTILITY DEDICATION
By execution of this plat, the Owner(s) shown below does hereby grant and convey to the Midvale 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 "PRIVATE STREET", "LIMITED
COMMON" and "COMMON AREA" for construction and maintenance of approved public water, storm drain and public utilities and
appurtenances together with right of access thereto.

RESERVATION OF COMMON AREAS
By execution of this plat, the Owner(s) shown below does hereby reserve all areas shown on this plat "COMMON AREA" for the common
enjoyment of all owners and such owners guests and invitees to the project.
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9.0'

18.0'29.0'

4.0'

16.0' (T
YP.)

26.4'

10.7'

15.1'

16.3'

9.0'

19.0'

18.5'23.1'

4.2'

4.5'
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13
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20.5'2.5'5.0'

26.7'

22.6'
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TRANSITION FROM 8' WALL W/2'
RETAINING TO 6' WALL

TRANSITION FROM 8' WALL W/2'
RETAINING TO 6' WALL

33.0'

5.0' 5.0' 33.0'2.5' 20.5'

COMMON AREA/PLAYGROUND

COMMON AREA
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A

30.0'

INSTALL FLARED DRIVE
APPROACH PER APWA
STANDARD PLAN NO. 221.1

10

UNIT 16
TYPE D

UNIT 17
TYPE CUNIT 15

TYPE A

UNIT 9
TYPE D

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

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

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

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

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

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

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

GENERAL NOTES

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

ASPHALT PAVEMENT PER GEOTECHNICAL REPORT AND DETAIL 6/C-500.

4" THICK CONCRETE SIDEWALK PER APWA STANDARD PLAN NO. 231. THICKEN SIDEWALK TO 6" IF ADJACENT
TO CURB AND AT DRIVE APPROACHES.

30” TYPE “A” CURB AND GUTTER PER APWA STANDARD PLAN NO. 205.

30” REVERSE PAN MOUNTABLE CURB AND GUTTER PER DETAIL 7/C-500.

30” TYPE "F" MOUNTABLE CURB AND GUTTER PER APWA STANDARD PLAN NO. 205.2.

TRANSITION BETWEEN TYPE "F" CURB AND GUTTER AND TYPE "A" CURB AND GUTTER.

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

6” TYPE “P” CURB WALL PER APWA STANDARD PLAN NO. 209.

4' WATERWAY PER APWA STANDARD PLAN NO. 211.

HANDICAP ACCESS RAMP PER APWA STANDARD PLAN NO. 235 WITH DETECTABLE WARNING SURFACE PER
APWA STANDARD PLAN NO. 238.

6' PRECAST FENCE PER DETAIL 9/C-500.

8' PRECAST FENCE W/2' RETAINING ON PROPERTY SIDE PER DETAIL 10/C-500.

12" WIDE SOLID WHITE STOP BAR PER M.U.T.C.D. STANDARD PLANS.

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

STREET SIGN PER M.U.T.C.D. STANDARD PLANS.

SAWCUT EXIST ASPHALT 2' BACK FOR SMOOTH TRANSITION BETWEEN EXISTING AND PROPOSED ASPHALT.

INSTALL ASPHALT PAVEMENT PER GEOTECHNICAL REPORT. PAVEMENT SECTION TO MATCH EXISTING.

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

"HANDICAP PARKING" SIGN PER M.U.T.C.D. STANDARD PLANS.

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

18

19
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SITE SUMMARY TABLE
DESCRIPTION AREA (SF) PERCENTAGE

HARDSCAPE 27,722 35%

ROOF 19,973 25%

LANDSCAPING 31,053 40%

TOTAL SITE 78,748
1.81 ACRES 100%

PARKING DATA TABLE
STANDARD STALLS 5

ADA - ACCESSIBLE STALLS 1

GARAGE STALLS 34

STANDARD DRIVEWAY STALLS 31

TOTAL STALLS 71

NOTE: WHERE THERE IS A PROPOSED 8' PRECAST FENCE, THE FENCE WILL APPEAR
AS 8' ON THE ADJACENT PROPERTY OWNER'S SIDE AND 6' ON THE SUBJECT
PROPERTY'S SIDE

OPEN SPACE
DISCRIPTION AREA(SF) PERCENTAGE

ACTIVE OPEN SPACE

PLAYGROUND 3,296 4%

GAZEBO/PICNIC AREA 2,583 3%

TRAIL 6,207 8%

TOTAL ACTIVE 12,086 15%

TOTAL PASSIVE 30,213 38%

TOTAL OPENSPACE 42,299 53%

TOTAL SITE 78,748 100%



xxxxxxxxxx

x

x

x

x

x

xx

x

x

x

x

x
x

x
x

x
x

x
x

x

x

x

x

x

GAZEBO

JORDAN AND SALT LAKE CANAL

70
0 E

AS
T

SU
N 

RO
CK

 C
OV

E

BENBROOK LANE

UNIT 11
TYPE A

UNIT 3
TYPE C

UNIT 2
TYPE D

UNIT 1
TYPE A

UNIT 7
TYPE A

UNIT 6
TYPE D

UNIT 5
TYPE D

UNIT 4
TYPE A

UNIT 13
TYPE D

UNIT 12
TYPE C UNIT 14

TYPE A

UNIT 10
TYPE D

UNIT 8
TYPE C

SOD

SOD

SOD

SOD

SOD

SOD

SOD

SODSOD

SOD

SOD

SOD

SOD

SOD

SOD

SOD
SOD

SOD

SOD

SOD

SOD

SOD

SOD SOD SOD SOD
SOD

SOD

SOD

SOD SOD

SOD

SOD

UNIT 4
TYPE A

SOD

BENCH
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METAL EDGING

INSTALL 4"
METAL EDGING

INSTALL 4"
METAL EDGING

INSTALL 4"
METAL EDGING

INSTALL 4"
METAL EDGING

INSTALL 4"
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SOD

4 Zelkova, 'Village Green' Zelkova serrata 'Village Green' 2" CAL.

22 Amur Maple Acer ginnala 'Flame' 2" CAL.

Landscape
Trees

Qty Symbol Common Name Botanical Name Plant Size

Redbud, Eastern Cercis canadensis5 2" CAL.

Shrubs

Qty Symbol Common Name Botanical Name Plant Size

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

40 Cinquefoil Potentilla fruticosa 'Abbotswood'

9 Butterfly Bush, Purple Buzz Buddleia davidii 'Buzz Purple'

119 Blue Oat Grass Helictotrichon sempervirens 1 Gallon

151 Daylily Hemerocallis 1 Gallon

5 Gallon

5 Gallon

78 Japanese Boxwood Buxus microphylla var. japonica 'Green Beauty' 5 Gallon

Landscape Notes: Install 4" metal edging between all planter bed and sod areas. In all planter bed areas, install 4" deep 2"-3" dia.
Nephi Rock & Gravel color 'Southtown' or equiv. decorative rock over weed barrier, typ.
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Midvale City 
Department of Community Development 

Planning and Zoning Department 
 

Author: Jason Binks, Senior Planner 
   

APPLICATION NUMBER APPLICABLE ORDINANCE(S) APPLICANT/PROPERTY OWNER 
   

SUB – 22-29-129-009 Title 16, Ch 17-7-12, Ch 8.11 Anderson Wahlen & Associates 
   
   

MEETING DATE ITEM TYPE PROPERTY ADDRESS/LOCATION 
   

July 22, 2020 Public Hearing Approx. 1000 East Fort Union 
   

 
SUMMARY OF REQUEST 

 
The applicant, Anderson Wahlen & Associates, requests a recommendation of approval for a 22-lot Preliminary 
Subdivision Plat for The Shops at Fort Union at approximately 1000 East Fort Union Blvd. 

    
    

EXISTING ZONING EXISTING LAND USE SURROUNDING LAND USE SIZE OF PROPERTY 
    

Regional Commercial  Commercial Various commercial and 
residential 

55.6 acres 

    
 

STAFF RECOMMENDATION 
 

APPROVE APPROVE WITH CONDITIONS TABLE DENY 
 

 

 



Midvale City 
Department of Community Development 

Planning and Zoning Department 
 

 
APPLICATION: FORT UNION PRELIMINARY COMMERCIAL 

SUBDIVISION 
LOCATION:    Approximately 1000 E Fort Union 
APPLICANT:   Anderson Wahlen & Associates 
FILE #:    SUB - 22-29-129-009 
REQUEST: Preliminary Subdivision Plat recommendation for a 22-Lot 

Subdivision 
MEETING DATE:   July 22, 2020 
ZONING DESIGNATION: Regional Commercial (RC) 
AUTHOR:    Jason Binks, Senior Planner 
APPLICABLE ORDINANCE(S): Midvale City Municipal Code Title 16; Chapter 17-7-12 

and Chapter 8.11. 
AGENDA #:  3 
 
SUMMARY: 
 
This application was agenda item #7 for the Planning Commission meeting on July 8, 2020. 
Because of meeting length, this application was continued to the Planning Commission Special 
Meeting on July 22, 2020. 
 
Anderson Wahlen & Associates is requesting a Planning Commission recommendation for a 22-
lot commercial subdivision for The Shops at Fort Union, located at approximately 1000 E. Fort 
Union Blvd. The subdivision is proposed in order to prepare the commercial lots for sale. The 
current subdivision of 13 parcels is based on a 2018 survey that has alignment errors. The 
proposed 22-lot subdivision will resolve existing boundary discrepancies and will form a more 
cohesive network that aligns with existing conditions on site. 
 
The subdivision is 55.6 acres and bounded by Fort Union Boulevard, Union Park Avenue, South 
Union Avenue, and North Union Avenue. Cottonwood Heights is east of the development and 
the East Jordan Canal Extension runs through the subdivision. There is a 0.84 parcel owned by 
Salt Lake County surrounding lot 17 that is not a part of the proposed subdivision. 
 
The subdivision does not propose any changes to existing access, parking easements, or building 
construction. The title insurance report incorporates several existing parking easements that 
allow public access throughout the commercial subdivision. 
 
ORDINANCE CONSIDERATIONS: 
 
The proposed subdivision is subject to Midvale City Municipal Code Title 16 (Subdivisions) and 
Chapter 17-7-12 (Regional Commercial [RC] Zone). The eastern portion of the subdivision is in 
a special flood hazard area identified by FEMA, so Chapter 8.11 (Flood Damage Prevention) 
also applies. 

Planning and Zoning Commission Staff Report 
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Since the proposed subdivision is only establishing new lot lines for commercial resale, the 
existing developments comply with the design standard requirements of Title 16 Subdivisions. 
The lots conform to Chapter 17-7-12 RC zone requirements. No new streets, landscaping, 
infrastructure, or lighting is being proposed. 
 
The 22-lot subdivision is considered a large subdivision and must meet the requirements of 
Section 16.04.040. Subsection (A)(3) requires new subdivisions provide 1 street tree per 30 feet 
of street frontage. Existing trees may count towards this requirement if they meet the City’s 
species and location requirements. Upon staff inspection, there are several missing trees along 
Fort Union Blvd and Union Park. There are no trees along S 1035 East. Aerial pictures from 
previous years show that some of the missing trees died and were not replaced. Staff 
recommends requiring the applicant install the missing trees prior to recording the subdivision 
plat. 
 
Chapter 8.11, Flood Damage Prevention, establishes requirements for development within 
identified special flood hazard areas, also known as floodplains. The applicant included Base 
Flood Elevations and the boundary of the 100-year special flood hazard area on the plat. Staff 
added a Condition of Approval that a note be added to the plan indicating that future 
development within the special flood hazard area will comply with development standards of 
Chapter 8.11. 
 
The preliminary plat was sent to the City Engineer and Unified Fire Authority for review and 
comment. Some of the proposed lot lines overlay existing buildings. The building code often has 
construction requirements where lot lines run through commercial buildings. The building 
reviewers do not have any concerns about the proposed lot lines in this proposed commercial 
subdivision. The City Engineer approved the preliminary subdivision with some minor text 
modifications for the final plat. The Fire Marshal reviewed and approved the proposed 
subdivision plat on June 29, 2020. 
 
Utah Code Annotated 10-9a-603 requires the City to provide notice to canal owners or operators 
when a canal centerline is located within 100 feet of a proposed subdivision and to allow the 
canal owner/operator 20 days to respond. Notice was provided to the East Jordan Irrigation 
Company on June 23, 2020. As of July 1, 2020 there was no response. If the Planning 
Commission if comfortable with the proposal without a response from the canal owner/operator, 
any requirements from East Jordan Irrigation Company could be added as a condition of 
approval that will be addressed during the Final Subdivision Plat approval. 
 
STAFF RECOMMENDATIONS: 
 
The application and submitted documents comply with Midvale City Municipal Code 
requirements. Therefore, staff recommends the Planning Commission forward a positive 
recommendation to the City Council to approve the preliminary subdivision plat for the Fort 
Union Commercial Subdivision with the following conditions of approval: 
 
Conditions of Approval: 
 

1. The applicant shall prepare a final subdivision plat to be reviewed and approved by the 
City Engineer, Fire Marshal, and City Council.  
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2. Prior to recording the final subdivision plat, the applicant shall: 
a. The plat shall include the Base Flood Elevation and boundary of the special flood 

hazard area identified on the applicable Flood Insurance Rate Map. Future 
development within the special flood hazard area shall be required to comply with 
the development standards of Chapter 8.11 including, but not limited to, elevating 
residential structures at least 1’ above BFE, elevating or floodproofing 
nonresidential structures at least 1’ above BFE, and designing utility systems to 
minimize or eliminate the potential for flood damage. A note to this effect shall 
remain on the plat. 

b. Install at least one 2’-inch caliber deciduous tree for every 30 feet of street 
frontage along all rights-of-way within or adjacent to the subdivision. 

c. Provide evidence that courtesy notices has been sent to Dominion Energy, Rocky 
Mountain Power, Xfinity, Utopia, and Century Link regarding the utility 
easements on the subdivision plat prior to final approval. 

 
RECOMMENDED MOTION: 
 
Approve: 
 

“Regarding the application for a preliminary commercial subdivision plat for the 22-Lot 
Fort Union Commercial Subdivision at approximately 1000 E Fort Union Blvd, I move that 
we adopt the findings and conditions of approval presented in the Staff Report, 
recommending the City Council approve the preliminary plat.” 

 
Approve with Changes: 
 

“Regarding the application for a preliminary commercial subdivision plat for the 22-Lot 
Fort Union Commercial Subdivision at approximately 1000 E Fort Union Blvd, I move that 
we adopt the findings and conditions of approval presented in the Staff Report, 
recommending the City Council approve the preliminary plat, with the following 
amendments: 
 

1. … 
2. …” 

 
ADJACENT LAND USES: 
 
North:  | Cottonwood Heights 
 RC | Regional Commercial 

RM-25 | Multifamily Residential – Medium to High Density 
South:  | Cottonwood Heights 

RC | Regional Commercial 
RM-25 | Multifamily Residential – Medium to High Density 
SF-1 | Single Family Residential 

East:  | Cottonwood Heights 
West: RC | Regional Commercial 
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ATTACHMENTS: 
 
• Vicinity Map 
• Preliminary Subdivision Plat 
• Flood Insurance Rate Map 
 
PUBLIC NOTICE:  No  Yes 
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