
 
CITY OF SOUTH JORDAN  

PLANNING COMMISION MEETING 
ELECTRONIC MEETING AGENDA 

TUESDAY, MAY 11, 2021  
6:30 P.M. 

 
Notice is hereby given that the South Jordan City Planning Commission will hold a Planning 
Commission Meeting on Tuesday, May 11, 2021, in the City Council Chambers, located at 1600 W. 
Towne Center Drive, South Jordan, Utah with an electronic option via Zoom phone and video 
conferencing. Persons with disabilities who may need assistance should contact the Planning 
Department staff at least 24 hours prior to this meeting.  

Attendance in person will require face masks according to House Bill 294 if attendance has 50 or more 
individuals.  
 
Attendees will be allowed to join via phone or video, using Zoom phone and video conferencing. 
Note, attendees joining electronically may public comment with access through video conferencing, 
and a participant must have their video on and working to speak. Attendees who wish to present 
photos or documents to the Planning Commission must attend in person. Those who join via phone 
may listen, but not comment.  

In the event the electronic portion of the meeting is disrupted in any way that the City in its sole 
discretion deems inappropriate, the City reserves the right to immediately remove the individual(s) 
from the meeting and, if needed, end the electronic portion of the meeting with or without a motion 
and vote. Reasons for removing an individual or ending a meeting include but are not limited to the 
posting of offensive pictures, remarks, or making offensive statements, disrespectful statements or 
actions, and other action deemed inappropriate.  

Ability to connect and comment is dependent on an individual’s internet connection, not the City. To 
ensure comments are received regardless of technical issues, please have them submitted in writing 
to the City Planner, Greg Schindler, at gschindler@sjc.utah.gov by 5:00 p.m. on May 11, 2021. 

Instructions on how to join the meeting electronically are below. 

Join South Jordan Planning Commission Electronic Meeting May 11, 2021 at 6:30 p.m.  
• Join on any device, with mobile and desktop availability 
• Visit: www.sjc.utah.gov/planning-commission/ 
• Zoom link, Meeting ID and Meeting Password will be provided 24 hours prior to meeting start 

time.  
• Zoom instructions are posted www.sjc.utah.gov/planning-commission/  

THE MEETING WILL BEGIN AT 6:30 P.M. AND THE AGENDA IS AS FOLLOWS: 
 

I. WELCOME AND ROLL CALL – Commission Chair Michele Hollist 
 

II. MOTION TO APPROVE AGENDA 

mailto:gschindler@sjc.utah.gov
http://www.sjc.utah.gov/planning-commission/
http://www.sjc.utah.gov/planning-commission/


 
III. APPROVAL OF THE MINUTES 

 
IV. STAFF BUSINESS – None 

 
V. COMMENTS FROM PLANNING COMMISSION MEMBERS 

 
VI. SUMMARY ACTION –  None 

 
VII. ACTION –  None 

 
VIII. ADMINISTRATIVE PUBLIC HEARINGS – 

 
A. JORDAN WOODS PRELIMINARY SUBDIVISION PLAT 

Location: 9524 S. Redwood Rd. 
File No: PLPP202000270 
Applicant: Scott Yermish, Newman Construction 
 

IX. LEGISLATIVE PUBLIC HEARINGS –  
  
B. HARVEST POINTE WEST LAND USE AMENDMENT AND REZONE 

Amending the land use designation from Economic Center to Mixed use and 
rezoning from Commercial community (C-C) to Commercial Community 
Planned Development (C-C-PD). 
Location: 3773 W South Jordan Parkway 
File No: PLZBA202000247 
Applicant: Peterson Development 
 

X. OTHER BUSINESS – None 
 

ADJOURNMENT 

 
CERTIFICATE OF POSTING 

 
STATE OF UTAH  ) 
   : § 
COUNTY OF SALT LAKE ) 
  
I, Cindy Valdez, certify that I am the duly appointed City Deputy Recorder of South Jordan City, State of Utah, and that the 
foregoing Planning Commission Agenda was faxed or emailed to the media at least 24 hours prior to such meeting, specifically the 
Deseret News, Salt Lake Tribune and the South Valley Journal. The Agenda was also posted at City Hall, on the City’s website 
www.sjc.utah.gov and on the Utah Public Notice Website www.pmn.utah.gov.  
 
Dated this 7th day of May, 2021 
Cindy Valdez 
South Jordan City Deputy Recorder 

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


 

    CITY OF SOUTH JORDAN 

ELECTRONIC 

PLANNING COMISSION MEETING 

COUNCIL CHAMBERS 

April 27, 2021 

 

 

Present: Commissioner Michele Hollist, Commissioner Nathan Gedge, Commissioner 

Trevor Darby, Commissioner Steven Catmull, Assistant City Attorney Greg 

Simonson, Assistant City Engineer Jeremy Nielsen, City Planner Greg Schindler, IT 

Director Jon Day, GIS Coordinator Matt Jarman, City Planner David Mann, Deputy 

Recorder Cindy Valdez, Transcriptionist Diana Baun. 

 

Others: Jorie Hill, Rylar Masco, Jessica, Rachel, Sara, Telisa T., Weymar Camargo, 

Thayne Gardner, Dean Pettit, Steve Scheffield, Connie Pearson, Natalie Gardner  

 

  

6:31 P.M. 

REGULAR MEETING 

  

I. Welcome and Roll Call – Commission Chair Michele Hollist 

 

Chair Michele Hollist welcomed everyone to the Electronic Planning Commission Meeting and 

noted that Commissioner Steve Catmull was absent, but would be there shortly.  

 

II. Motion to Approve Agenda 

 

Commissioner Gedge motioned to approve the April 27, 2021 Planning Commission 

Agenda. Chair Hollist seconded the motion. Vote was 5-0 unanimous in favor. 

 

III. Approval of the Minutes 

  

Commissioner Gedge motioned to approve the April 13, 2021 Planning Commission 

Meeting Minutes as printed. Chair Hollist seconded the motion. Vote was 5-0 unanimous in 

favor. 

 

IV. STAFF BUSINESS - None 

 

V. COMMENTS FROM PLANNING COMMISSION MEMBERS - None 

VI. SUMMARY ACTION –  None 

 

VII. ACTION –  None 

 

VIII. ADMINISTRATIVE PUBLIC HEARINGS – 

 

A. WELBY JACOBS CANAL PUMP HOUSE CONDITIONAL USE PERMIT 
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Location: 101623 S Redwood Road 

File No: PLCUP202100024 

Applicant: South Jordan City 

 

City Planner David Mann reviewed background information on this item from the staff report. 

 

Commissioner Steve Catmull joined the meeting in person. 

 

Chair Michele Hollist asked how far away the pump house is from the closest residential building. 

 

Planner Mann said it is about 100 feet or so, on the other side of the canal. 

 

Chair Hollist opened the hearing to public comment. There were no public comments, Chair Hollist 

closed public comment. 

 

Commissioner Darby motioned to approve File No. PLCUP20210-0024 for the construction of 

a pump house located at 3788 W. South Jordan Parkway as presented to the Planning 

Commission. Chair Hollist seconded the motion. Roll Call Vote was 5-0 unanimous in favor.  

 

Assistant City Engineer Jeremy Nielsen noted the Zoom audience was not getting audio. 

 

Commissioner Gedge motioned to take a five minute recess while they work through technical 

difficulties. Chair Hollist seconded the motion. 

 

Chair Hollist asked if they needed a specific motion to restart the meeting. 

 

Assistant City Attorney Greg Simonsen asked if the feed was now working. 

 

Chair Hollist said yes. 

 

Attorney Simonsen said regarding the first item that was already heard, they know there was no one 

in person who came to speak to the issue. However, they do not know if there was anyone on Zoom 

who came to address the issue. Rather than restarting the whole meeting, he suggested the 

commission ask those on Zoom if anyone had comments on the first item. If someone did come to 

speak to that, they can vote to re-open the hearing. 

 

Chair Hollist asked if they needed to rescind the vote they took. 

 

Attorney Simonsen said if the vote to ratify is the same, no. If their vote is different after hearing 

additional public comment, a note should be made on the record as to why they are voting differently 

and then re-take the vote. 

 

Chair Hollist motioned to reconvene the meeting. Commissioner Gedge seconded the motion. 

 

Chair Hollist said that they did already hear the first item this evening, which was under the 

administrative section, the Welby Canal pump house conditional use permit. They had a public 

hearing for those present in the chamber and asked for comment from those on Zoom. At this time 

she asked the Zoom meeting members again if anyone came to speak to that issue. 

 



South Jordan City  

Planning Commission Meeting 

April 27, 2020 

3 

Chair Hollist motioned to re-open public comment on the Welby Canal pump house 

conditional permit. Commissioner Gedge seconded the motion. 

 

Chair Hollist opened the hearing for public comment. 

 

Rylar Masco (South Jordan) said he thought he had seen a drawing that might have been related to 

the park that is going to be on the open space, which he assumes is what this pump is for. He has no 

idea, other than the letter that was sent to him, what this entails. He didn’t know if there had been a 

briefing on what this entails. He is on the west side of the canal so he doesn’t have irrigation, but he 

didn’t know if this would allow people in his subdivision to get irrigation or not. He asked what this 

park will look like, as his backyard is the park or open space that might be developed. He also asked 

if the pump house would allow anybody in their subdivision to get irrigation. 

 

Weymar Camargo (South Jordan) seconded Mr. Masco’s questions. At the beginning of the 

meeting they saw a picture or map, but there was no audio for them to hear what that was all about. 

He asked if there is a visual for the area intended for this park. 

 

Dean Pettit (South Jordan) is also interested in what is planned and the future development for the 

area where the pump house is going and the land. One of his concerns is that the city has used that 

property to dump overburden and waste on. Last year it wasn’t taken care of and when winds came 

through it was just a dust bowl. He is concerned with how that property is taken care of, also what 

the future holds for that square. He knows that the developer who originally signed it over to the city 

did so for water retention, storm drains and as a park area for the future. 

 

Chair Hollist closed the public comment portion of the hearing. 

 

Chair Hollist asked Planner Mann to share the picture from the staff report again for those on Zoom 

to see. She then asked if what we are hearing tonight has anything to do with the final park plans for 

the area, or is this just the conditional use permit for the pump house. 

 

Planner Mann said this application is just for the pump house. It is possible that Assistant Engineer 

Nielsen has more information about where the future park is as far as timeline or construction dates. 

 

Assistant Engineer Nielsen said as far as the park is concerned, this is a concept plan. There is no 

funding set aside for these park improvements yet. This is a concept that the Parks Department has 

developed. Obviously the city is heading this direction, but at this point in time there is not a clear 

time line for when these improvements will be constructed. The pump house is pumping water out of 

the Welby Canal and will be pumped directly to the Bingham Creek Park up the road. It will be used 

to irrigate that 60 acres at the park, which is a pretty massive water load. 

 

Chair Hollist asked if any private residences will receive irrigation water from this project. 

 

Assistant Engineer Nielsen said no, not that he’s aware of. This is just to handle the park. 

 

Chair Hollist reiterated for those on Zoom that they are only hearing the conditional use permit 

tonight for the pump house. That pump house is going in to provide water in the future to the new 

Bingham Creek Park; it will not extend to new households that do not have irrigation. A park is 

planned in this site, but the funds have not been set aside yet for that, so they cannot comment on that 

at this time. At some point in the future this will come before the commission and they will see the 
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plans when that time comes. She then asked what kind of maintenance this property is going to see in 

the immediate future as far as what will be held there, grass, will it be something that will be dusty 

again this summer. 

 

Assistant Engineer Nielsen said that once they regrade for the detention basin they will put native 

seed down. There will not be any irrigation systems so it will be a native grass that grows to prevent 

erosion. At this point in the time that is the extent of what they would do for the treatment. The city 

has an interest in not creating a dust bowl, so if there is a problem he would recommend the residents 

contact the city and they can look at options; if they need to hydro seed or use another means to cut 

the dust down if there are problems. 

 

Chair Hollist said the staff here at the city are very receptive to issues like that. It would be 

appropriate to get in contact with them this summer if there are issues with that again. 

 

Commissioner Gedge motioned to ratify the previous action of the approval of File No. 

PLCUP200210-0024 from earlier this evening. Chair Hollist seconded that motion. Roll Call 

Vote was 5-0 unanimous in favor. 

 

IX. LEGISLATIVE PUBLIC HEARINGS –  

  

B. SALT LAKE COUNTY RECREATION CENTER & CITY PARK REZONE 

FROM A-5 & R-1.8 TO OS-P 

Location: 10866 S Redwood Rd. 

File No: PLZBA202100073 

Applicant: South Jordan City  

 

Planner David Mann reviewed background information on this item from the staff report. 

 

Chair Michele Hollist asked if this was still city property, or if part of it was county property. 

 

Planner Mann said he believes the lot created with the preliminary subdivision that was approved by 

the commission a month ago would be under county ownership. The remainder will still be under 

city ownership. 

 

City Planner Greg Schindler said the parcel was just the recreation center site, where the building sits 

is owned by the county. The rest remains as property of the City of South Jordan. 

 

Chair Hollist opened the hearing to public comment. There were no public comments, Chair Hollist 

closed public comment. 

 

Commissioner Gedge motioned based on the staff report and other information presented to 

the Planning Commission during the Public Hearing, and the Planning Commission’s 

discussion, that the Planning Commission forward a recommendation to the City Council to 

approve the rezone from A-5 & R-1.8 to OS-P for the property located at 10866 S. Redwood 

Road. Chair Hollist seconded the motion. Roll Call Vote was 5-0 unanimous in favor. 

 

C. THAYNE GARDNER REZONE FROM C-N TO C-N-PD 

Location: 11381 S Temple Drive 
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File No: PLZBA202100044 

Applicant: Tucker Nipko  

 

Planner David Mann reviewed background information on this item from the staff report. 

 

Chair Michele Hollist said she was in the City Council meeting where this was discussed. She asked 

if the rezone was necessary because a private residence is not normally allowed in a CN zone. 

 

Planner Mann said that was correct, residential uses are not allowed in a commercial zone. 

 

Chair Hollist asked if the planned development portion is because of this. 

 

Planner Mann said the office building meets the requirements of a 5,000 square foot maximum in a 

CN zone, it is showing approximately 4,000 square feet. If it was just the office building it would 

meet the underlying zone, it’s just the addition of the residential house. 

 

Chair Hollist asked if the planned development portion of this would make this two properties, or 

would they always have to move forward as one. 

 

Planner Mann said no, they would do a subdivision after the rezone was approved. You can see on 

the concept there is a property line, basically splitting it in half. 

 

Commissioner Nathan Gedge said he was assuming with the concept plan that access will be north 

only off Temple Drive and there will be no southbound due to the proximity to the intersection. 

 

Planner Mann said access will be pushed as far north as possible, only accessed off of Temple Drive, 

with a shared access agreement as part of the subdivision to protect access to the house. 

 

Commissioner Gedge asked if there would be any consideration for a median on Temple Drive to 

prevent people from driving southbound due to the proximity to the intersection. 

 

Assistant Engineer Jeremy Nielsen said that will be considered as part of their site plan application. 

They will be looking at the number of trips. They are not able to say for certain with the information 

they have right now either yes or no. 

 

Chair Hollist invited the applicant to address the commission. 

 

Natalie Gardner (applicant) said right now they are just down the street. Their lease is up in two 

years and it has been their dream to live next door to their office. They have always had this idea in 

mind, and then this just kind of fell into their laps. They are looking to build their home and be there 

long term as dentists don’t move very much and they wouldn’t plan on moving their family. They 

would love to abide by whatever the commission asks and are just trying to learn the ropes of all this. 

 

Chair Hollist opened the hearing to public comment. 

Steve Scheffield (South Jordan) said he backs up to this property. Most of his questions have been 

answered this evening. A few things he was wondering, how many stories on the house are allowed 

and what the setbacks would be between the back of the house and the property line. 
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Connie Pearson (South Jordan) said her concern is if this plan doesn’t go through with the dental 

office and home after the rezoning, what would happen. Can a 10 story apartment building be put 

there? If this is rezoned and the plan doesn’t go through, then what. 

 

Jorie Hill (South Jordan) said she echoes Mr. Scheffield’s concerns with the setback and how many 

stories above the grade. If it’s at the existing grade and within the 35 foot code she thinks they’d be 

okay with that. Her mother is also there with her as a co-tenant of her home. They asked about the 

amount of traffic coming off of the driveway. 

 

Chair Hollist closed the public comment portion of the hearing. 

 

Chair Hollist asked about the limitation in regards to height limits, setbacks, etc. 

 

Planner Mann said this is where the flexibility of the planned development zone comes in. If there 

are concerns about setback they can put a number in the development agreement that the house has to 

be at least “this many” feet away, keeping in mind that it needs to be within reason so there is still a 

decent building envelope for the property owner to build a house that will work for them. Typically, 

with this house looking like it’s facing west, it would be a side setback on the north side which would 

be 10 feet. Again, if it is something where the City Council, after hearing concerns from the 

residents, feel that should be increased they can do that with the development agreement. As far as 

the height, it is 35 feet as the maximum height. As far as whether it is going to be close, it is not very 

common that a house is over 30 feet tall. They usually range from 20-30 feet on average. 

 

Chair Hollist said she knows the property is unique in how it slopes. She asked if from the front will 

it look like a single story, but from the back look like two or three stories. 

 

Planner Mann said as far as the house, the concept plan is the only thing they’ve seen to indicate 

what the house will potentially look like; it is only the footprint. They haven’t seen any architectural 

plans for what the house is looking to be designed as. 

 

Chair Hollist asked if that has to be submitted so the City Council knows what they are approving 

before they approve this planned development. 

 

Planner Mann said one of the things staff is considering putting in the development agreement is that 

the house needs to be reviewed and approved by our Architectural Review Committee during the site 

plan process. The Architectural Review Committee would look at the office building and the house at 

the same time, so when it came to the Planning Commission for approval that would be taken care of. 

If there are specifics for architecture, height or setback, that would need to be in the development 

agreement. 

 

Chair Hollist asked if they were to approve this rezone this evening, how closely it has to follow this 

plan. If it is approved, can it be completely changed in the future if this were to fall through. 

 

Planner Mann gave an example, the property by Santorini Village on Redwood Road and 9800 South 

on the northwest corner; that was approved with a rezone and development agreement for a gas 

station. The developer went away and we’ve had two other gas station proposals on there that would 

have to meet the development agreement requirements, none of them developed. At this point, the 

only thing that could be developed there would be a gas station; it would be the same thing here. If 
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the Gardners decide this isn’t going to work out and someone wanted to buy the property, they would 

either need to build according to this concept, or they would need to rezone it. 

 

Chair Hollist said that we are going to get some sort of small office building and a home. She asked 

if it was specific enough to designate that. 

 

Planner Mann said yes, and the concept plan would be included in the development agreement.  

 

Chair Hollist said there wouldn’t be any surprises. 

 

Planner Mann confirmed that no, no surprises. 

 

Chair Hollist asked what kinds of traffic they can expect. 

 

Assistant Engineer Nielsen said with the rezone he doesn’t have a traffic study, but based on the 

square footage he is seeing he thinks a rough estimate during the PM peak would be about 10 trips, 

which would be about one vehicle every six minutes. That is something they would consider on 

whether that access would need to be a right in or right out. Considering 1300 West is a collector 

street and immediately adjacent to a major artery, the primary concern is going to be to make sure 

that access is designed safely. As far as getting on the main roads, there are no concerns there. 

 

Commissioner Gedge said for the residents listening, the City Council will review and approve the 

development agreement. That will be done in an open hearing with the City Council so they will 

have the right to hear what is presented and give input. 

 

Planner Mann said that from the time that this meeting ends to the time that it is presented to City 

Council, they will be working on the development agreement to work on those items that would need 

to be addressed as part of the development. It will be included with the staff report and presented to 

the City Council where there will be a public hearing, any residents that attend that meeting will 

know what’s in the development agreement. The development agreement could change with the 

motion by City Council if they want to change, add or remove any items based on their discussion 

and public comment. 

 

Commissioner Gedge said that if they do move forward with a recommendation to the council on 

this, he encourages the people here this evening to also go to the next phase of the process and let 

their voices and concerns be heard. 

 

Chair Hollist asked if it would be appropriate to request that part of the planned development 

agreement be that all the offsets, height requirements related to the residency meet the standards for 

the residential zone it buffers against. 

 

Planner Mann said that if the Planning Commission wants to provide any suggestions for things that 

they see that would be beneficial to include in the development agreement, they are open to that. That 

is something that staff was planning on, to allow the standard requirements for a residential zone, or 

even to specify the adjacent zone which he believes is the R-2.5 zone. 

 

Chair Hollist would be comfortable with that being included so that it feels like a part of what it 

abuts. This falls in Council Member Tamara Zander’s zone and there have been a series of people 

trying to develop this property, it’s a tricky piece of property. City Council really was appreciative of 
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this unique solution that allows a portion of it to remain commercial, but to use the entire property. It 

is sloped enough that there just isn’t another commercial venture that can go in on that portion of the 

land according to what was presented to City Council that evening.  

 

Commissioner Sean Morrissey said it’s a unique piece of property that presents a lot of challenges 

based on the evolution of that corner and that property surrounding it, especially across the street 

where it has evolved into commercial and office space with the school down the street as well. Over 

the past seven years he has seen how this area has evolved quite a bit from the school being built out, 

properties across the street as well as near the school, moving from a residential to more commercial 

and office space. On this unique property he sees a resident house already on it, the zone changed. He 

assumes most of the houses behind it where a lot of the audience members live, were actually built at 

the time that the original home and property was zoned correctly in a residential zone. He doesn’t see 

any problem with a residence being built on it, based on the conditional or actual notice. At the same 

time it has evolved into something unique, but we can make it work at this time. It looks like the 

Gardners have a good plan to make it work and he is excited for that, to see it move forward, as long 

as it meets all the ordinances which he thinks it does. 

 

Commissioner Trevor Darby likes the idea of adding in that the zoning setbacks match the 

neighboring zones. 

 

Commissioner Steve Catmull has a lot of similar thoughts. He likes the abutment against the 

residential zone, also having the setbacks and heights match so it feels like part of that. The only 

questions he really has is that as he looks at the concept drawing, when it gets to site plan he is 

envisioning a sight triangle around that driveway near what might be garbage bin. Staff may want to 

look at this as it goes further. For instance, if someone tried to back out and do a U-turn into their 

driveway while someone is coming back out. There are some tricky things that could be worked out, 

but he otherwise understands that this is a tricky property and this is a reasonable solution. 

 

Commissioner Gedge really liked the way that staff has come up with the option, and City Council 

with a development agreement, and the zone we are considering this evening to help protect the 

neighbors from having a monstrosity if this were to fall through. Also, to be able to keep a current 

South Jordan business and keep them in our city, especially since it looks like they are committed to 

our city. This is hopefully a win-win for everybody. He also likes the idea of making their 

recommendation to staff to hopefully be included in the draft of the development agreement. 

 

Chair Hollist asked if Mrs. Gardner would be comfortable with them adding that to their motion; 

would she be amenable to having all the same type of setbacks and restrictions that the residential 

zone to the north of her has. 

 

Mrs. Gardner agreed. 

 

Chair Hollist noted that she doesn’t have to have the frontage requirement, these requirements would 

only apply to their side yard. 

 

Planner Mann said this is basically needing the same format as a flag lot since they have the shared 

access going back to a lot that doesn’t have access to a street. It would be treated the same way. 

 

Commissioner Gedge motioned based on the staff report, other information presented to the 

Planning Commission during the Public Hearing, and the Planning Commission’s discussion to 
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move that the Planning Commission forward a recommendation the City Council to approve 

the proposed rezone from C-N to C-N-PD for the property located at 11381 South Temple 

Drive. Also directing staff in the interim to draft a development agreement with setbacks and 

height requirements similar to the adjacent zone. Chair Hollist seconded the motion.  

 

Commissioner Gedge amended his motion to change from adjacent zone to the zone 

neighboring to the north and east. Chair Hollist seconded the motion. Roll Call Vote was 5-0 

unanimous in favor. 

 

X. OTHER BUSINESS – 

 

Commissioner Steve Catmull said that the Planning Commission website still said the Planning 

Commission was meeting virtually. He asked that be reviewed. The agenda states the meeting is in 

person with the electronic element. 

 

Chair Hollist confirmed that the website did still say meetings electronically until further notice. 

 

Deputy City Recorder Cindy Valdez said she would have the City Recorder, Anna Crookston, 

change that. 

 

ADJOURNMENT 

 

Commissioner Catmull motioned to adjourn the April 27, 2021 Planning Commission 

meeting. Chair Hollist seconded the motion.  

  

The April 27, 2021 Planning Commission Meeting adjourned at 7:42 p.m. 

  

Meeting minutes were prepared by Deputy Recorder Cindy Valdez    



Page 1 of 3 

SOUTH JORDAN CITY   

PLANNING COMMISSION REPORT      Meeting Date: 05/11/2021 

 
Issue: JORDAN WOODS 

 PRELIMINARY SUBDIVISION PLAT 

Address: 9524 S. Redwood Rd. 

File No: PLPP202000270 
Applicant: Scott Yermish, Newman Construction 

 

Submitted by: Damir Drozdek, Planner III 

   Jared Francis, Senior Engineer 

 

Staff Recommendation (Motion Ready):  

 I move that the Planning Commission approve the Jordan Woods preliminary 

subdivision plat, File No. PLPP202000270. 

 

ACREAGE:    Approximately 5.5 acres 

CURRENT ZONE:   R-M-6 (Multi-Family Residential, 6 lots per acre) 

CURRENT USE:     Vacant parcels and a few older homes 

FUTURE LAND USE PLAN:    RDO (Residential Development Opportunity) 

 

NEIGHBORING ZONES/USES:    North – P-O and A-1 / Single-family home and an 

office building 

South – R-1.8 and A-1 / Single-family residences 

and a daycare center 

West – R-2.5 / Single-family residences 

East – R-M / Redwood Road 

 

 

 

STANDARD OF APPROVAL: 

 

Once all application requirements have been met, redline corrections made, revised plans and 

plat submitted and City staff approval given, the preliminary subdivision plat application will be 

scheduled on the Planning Commission agenda for a public hearing at which public comment 

will be taken. Notice of the public hearing shall be provided in accordance with [C]hapter 16.04 

of [Title 16]. The Planning Commission shall receive public comment at the public hearing 

regarding the proposed subdivision. The Planning Commission may approve, approve with 

conditions or if the project does not meet City ordinances or sanitary sewer or culinary water 

requirements, deny the preliminary subdivision plat application. 

 

City Code § 16.10.060 

 

 

 

 



Page 2 of 3 

BACKGROUND: 

 

The proposed development is generally located at 9524 South Redwood Rd.  It is a single-family 

residential development consisting of 26 single-family residential lots and three open space or 

common area parcels.  The vast majority of the lots are in the 6,000 sq. ft. range, with the 

smallest one being just a bit under 6,000 sq. ft., and the largest one being a little over 7,000 sq. ft.  

The largest parcel of the three is Parcel A at approximately 2,800 sq. ft.  It will also function as a 

pocket park.  The project will be developed in three phases.  It is governed by a development 

agreement as well as the other relevant City Code Ordinances. 

 

Public improvements along Redwood Rd. are complete and only minor modifications will be 

required to be made to accommodate the project.  Three existing access points will be eliminated 

to create one, single access point to the development.  The new access point will necessitate 

relocation of one existing power pole and one existing street light.  Streets within the 

development will be dedicated as public rights of way.  Some cross-sections have been modified 

from the City standard.  The modifications were reviewed and approved by the City Engineer. 

 

A 6’ decorative masonry wall will be installed along the Redwood Rd frontage.  All remaining 

boundaries of the project will have a decorative masonry wall ranging in height from 6’ to 8’.  

An existing wall along the boundary with the Mother’s Helper daycare center to the south will 

remain.  A gap currently existing between said wall and Redwood Rd. will be filled in with new 

decorative masonry fencing that will closely match the existing wall in height, color and style.  A 

6’ existing wall at the west boundary of the Mothers Helper property will be removed and 

replaced by an 8’ decorative masonry wall. 

 

Parcel A, as mentioned previously, will be a pocket park and as such will get a landscape 

treatment consisting of sod and trees.  The parcel will also have an amenity, such as a play 

structure, gazebo or possibly a sports court.  An amenity is required by the agreement.  The 

parcel will serve a double role; it also serves as a storm drain basin. The other two parcels will be 

common areas, but will mostly serve as a storm drain easement areas for the City.  They will be 

finished in stamped concrete to reduce maintenance needs. 

 

Landscaping consisting of various trees and plants will be installed along the western boundary 

to serve as an additional buffer towards the existing homes to the west.  The landscape buffer is 

required by the agreement and is attached to the report as one of the supporting documents.  The 

applicant has met with the property owners to the west of the project to discuss the proposed 

landscape buffer.  According to the applicant, the property owners were happy with the 

conceptual proposal.  As for Redwood Road, a row of street trees will be planted in the parkstrip 

along the road.  A mow strip will be installed under the fence panels and to the back of sidewalk 

to reduce and mitigate growth of weeds between the bottom of the wall and the sidewalk. 
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STAFF FINDINGS, CONCLUSIONS & RECOMMENDATION: 

 

Findings: 

 The project is located in the R-M-6 Zone.  It meets the Planning and Zoning, as well as the 

Subdivision and Development Code requirements of the Municipal Code.  It also meets the 

development agreement terms and provisions. 

 The City Council approve a zone change allowing this development and a development 

agreement on December 3, 2019. 

 

Conclusion: 

 The proposed preliminary subdivision plat application meets the City Code requirements and 

as such should be approved. 

 

 

Recommendation: 

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

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

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

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

 

ALTERNATIVES: 

 Approve an amended Application. 

 Deny the Application. 

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

 

 

SUPPORT MATERIALS: 

 Aerial Map 

 Zoning Map 

 Preliminary Subdivision Plat ‘Phase 1-3’ 

 Site Plan 

 Grading and Drainage Plan 

 Utility Plan 

 Landscape Plan 

 Landscape Plan - west boundary 

 Wall Detail 

 Development Agreement 

 City Council Meeting Minutes 

 

 

______________________________    

Damir Drozdek, AICP 

Planner III, Planning Department      

ddrozdek
Stamp
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DATE:

SHEET TITLE:

SHEET NUMBER:

20065
Aug. 4, 2020

LANDSCAPE PLAN

L101

2 TREES PER LOT TO BE

PLANTED WITHIN 15' OF

PROPERTY LINE

6' PLANTER BED WITH MULCH.

SHRUBS TO BE SELECTED

FROM THE PLANT LIST

NOTES:
1. LANDSCAPING TO BE INSTALLED AT THE TIME OF LANDSCAPE

INSTALLATION FOR EACH INDIVIDUAL LOT.
2. PLANTS TO BE SELECTED FROM THE PLANT LIST ON THIS SHEET.
3. TREE ROOTBALLS SHALL NOT BE PLANTED WITHIN 5' OF STORM

DRAIN LINES OR CATCH BASINS, SEE CIVIL DRAWINGS FOR
LOCATIONS.

4. ALL SHRUBS SHALL BE PLANTED WITHIN PLANTER BEDS.
5. PLANTER BEDS TO INCLUDE 4" OF SHREDDED BARK MULCH.
6. PLANTS BEDS SHALL BE IRRIGATED SEPARATELY BY EACH RESPECTIVE

PROPERTY OWNER.

KEEP STORM DRAIN BOXES CLEAR

OF PLANT MATERIAL, SEE CIVIL

DRAWINGS FOR EXACT LOCATIONS

KEEP STORM DRAIN

BOXES CLEAR OF PLANT

MATERIAL, SEE CIVIL

DRAWINGS FOR EXACT

LOCATIONS

PLANTS TO BE SELECTED FROM THE FOLLOWING LIST:

TREES (12 TOTAL)

QTY BOTANICAL NAME COMMON NAME SIZE

6 ACER TRUNCATUM X A. PLATANOIDES 
'KEITHSFORM' NORWEGIAN SUNSET SUNSET MAPLE 2" CAL.

6 PRUNUS VIRGINIANA 'CANADA RED' CHOKECHERRY 2" CAL.

SHRUBS (54 TOTAL)

QTY CODE BOTANICAL NAME COMMON NAME SIZE

18 HS HIBISCUS SYRIACUS ROSE OF SHARON 5 GAL.

18 POS PHYSOCARPUS OPULIFOLIUS
'SUMMER WINE' NINEBARK 5 GAL.

18 SPM SYRINGA PATULA 'MISS KIM' LILAC 5 GAL.

PLANTER BED WITH 4" SHREDDED BARK MULCH

PLANT LIST

LOT 13

LOT 14

LOT 15

LOT 16

LOT 17

LOT 18

6' PLANTER BED

20' SETBACK
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EXISTING 6' CONCRETE WALL (TYP.)

9 SHRUBS PER LOT TO BE

PLANTED WITHIN PLANTER

BED ALONG PROPERTY LINE
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SOUTH JORDAN CITY   
PLANNING COMMISSION REPORT                             Meeting Date: 5/11/21 

 
Application: HARVEST POINTE WEST LAND USE AMENDMENT AND REZONE  
 Amending the land use designation from Economic Center to Mixed Use and 

rezoning from Commercial Community (C-C) to Commercial Community Planned 
Development (C-C-PD). 

 
Address:  3773 W South Jordan Parkway 
File No:  PLZBA202000247 
Applicant:  Peterson Development 
  
Submitted By:  David Mann, Planner II 
   Jared Francis, Senior Engineer 
 
Staff Recommendation (Motion Ready): Based on the staff report and other information presented 
to the Planning Commission during the public hearing, and the Planning Commission’s discussion, I 
move that the Planning Commission forward a recommendation to the City Council to deny the 
proposed land use amendment from Economic Center to Mixed Use. 
 
Staff Recommendation (Motion Ready): Based on the staff report and other information presented 
to the Planning Commission during the public hearing, and the Planning Commission’s discussion, I 
move that the Planning Commission forward a recommendation to the City Council to deny the 
proposed rezone from C-C to C-C-PD.  
 
STANDARD OF APPROVAL 
 
Land Use Amendment: 
 
Upon satisfactory submittal of an application for a land use amendment, the Planning Department 
shall schedule a public hearing before the Planning Commission regarding the proposed land use 
amendment. Notice of the public hearing shall be provided in accordance with [S]ection 17.04.060 
of [the City Code]. The Planning Commission shall receive public comment at the public hearing 
regarding the proposed land use amendment and make a recommendation on the amendment to 
the City Council. 
 
(City Code § 17.12.050) 
 
Rezone Application: 
 
The rezoning of property may not be considered if the proposed zoning does not conform to the 
[G]eneral [P]lan. The following guidelines shall be considered in the rezoning of parcels: 

A. The parcel to be rezoned meets the minimum area requirements of the proposed zone or 
if the parcel, when rezoned, will contribute to a zone area which meets the minimum area 
requirements of the zone. 
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B. The parcel to be rezoned can accommodate the requirements of the proposed zone. 
C. The rezoning will not impair the development potential of the parcel or neighboring 
properties. 
 

(City Code § 17.22.020) 
 
BACKGROUND: 
 
ACREAGE:    Approximately 3.16 acres 
CURRENT ZONE:   C-C 
CURRENT USE:     Vacant 
FUTURE LAND USE PLAN:    Economic Center 
NEIGHBORING 
 LU DESIGNATIONS,  

(ZONING)/USES  North  -    Economic Center, (C-C) / Commercial Retail 
 South  -    Stable Neighborhood, (R-M-8) / Rushton Meadows 

East     -    Economic Center, (C-C) / Commercial Retail 
                West   -    Open Space, (OS-P) / City Park 
 
The Applicant, Peterson Development, submitted an application to change the future land use 
designation and rezone to the Planned Development (PD) Floating Zone on property located at 
3773 W South Jordan Parkway. The PD Floating Zone would allow the Applicant to build residential 
in an otherwise exclusively commercial zone. The Applicant is proposing the construction of an 
office building condominium on the north portion of the subject property and 28 townhouses on 
the south portion. The subject property is part of a commercial subdivision that was originally 
anchored by an Albertsons grocery store. The businesses in this development have changed over 
the years and the subject property has yet to be developed. The Applicant has expressed to Staff 
the challenges they have experienced in attracting a commercial business to locate on the subject 
property for a variety of reasons. 
 
The Applicant presented early design concepts, which included a townhouse option and a 
residential condominium option, to the City Council on September 15, 2020 during a work session 
to get initial feedback and direction from the Council. The Applicant also conducted several 
neighborhood meetings to discuss their concepts and listen to concerns made by the surrounding 
property owners. The City encourages developers to meet with neighbors, but City Code does not 
required such meetings. 
 
After these meetings, on October 22, 2020, the Applicant submitted to its application another 
iteration of its concept. On October 29, 2020, Staff sent the Applicant its review of that concept 
outlining the items that Staff believes needed to be addressed and responded to before Staff could 
support its concept. On April 7, 2021, the Applicant submitted its response to Staff’s comments and 
included the latest iteration of its concept plan. The Applicant expressed wanting to get before the 
Planning Commission and City Council as quickly as possible to present its April 7 concept. Staff’s 
comments and the concept the Applicant submitted on October 22 are attached to this report, as 
well as Applicant’s April 7 response. 
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ANALYSIS: 
 
Staff’s October 22 letter included topics such as density, traffic, parking, landscaping, and 
architecture. The Applicant’s townhouse proposal would have a density close to 11 units per acre, 
which is denser than the six to eight units per acre density that the City Council has typically 
approved for similar projects, including the Bingham Court project that qualified to use 
Redevelopment Agency (RDA) workforce housing funds. The Applicant responded to Staff’s 
concerns by stating that in order to make the project viable and keep the prices down to qualify for 
workforce housing, the proposed density is necessary. 
 
Because Applicant’s April 7 concept is missing things like four-sided elevations, Staff has additional 
concerns about the design of the project beyond what it outlined in its October 29 comments. The 
elevations that were provided will primarily be seen by residents from the open space area 
between the buildings. Staff would like to see what the buildings would look like from the north and 
south sides, especially so property owners that live in the adjacent subdivision could know what to 
expect. The Applicant told Staff the interior width of the townhouse garages are proposed to range 
between 20 and 22 feet wide, which is at or under the minimum requirement in the municipal code 
and could lead to residents not parking two cars inside their units. In response to Staff’s comments, 
the Applicant labeled the parking areas on the concept plan based on the anticipated users, and 
provided overall parking calculations.  
 
The Applicant also provided a traffic study in order to demonstrate the reduction of car trips based 
on its concept when compared to developing retail on the subject property. The concept also 
includes changes to Harvest Pointe Drive based on the City’s ideas for how to respond to 
neighborhood concerns about the street. The City could participate in these changes if the 
Applicant’s project qualifies to use Redevelopment Agency (RDA) funds and the Applicant and RDA 
reach a separate agreement for the use of such funds. 
 
STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:  
 
Findings: 

 Based on the above analysis and Staff’s prior comments that it believes have not been 
addressed, Staff finds the proposal does not sufficiently address all of Staff’s concerns and does 
not meet the full intent of the PD Floating Zone. 

 Although Staff is open to adding a mixed-use component to this area, based on prior City 
Council approvals of similar project, Staff finds that the Applicant’s proposal does not warrant 
changing the future land use designation or zoning. 

 Unless the Applicant makes additional changes to its concept based on the outcome of the 
public hearing before the Planning Commission, Staff and Applicant will begin drafting a 
development agreement based on Applicant’s April 7 concept for City Council’s consideration. 
 

Conclusions: 
Based on the findings listed above, Staff recommends denial of the proposed land use change and 
rezone as currently presented in Applicant’s April 7 concept. 
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ALTERNATIVES: 

 Recommend denial of the application. 

 Propose modification(s) to the application. 

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

SUPPORT MATERIALS: 

 Location Map 

 Zoning Map 

 Land Use Map 

 Staff letter to Applicant with original concept plan 

 Applicant letter to Staff with revised concept plan 

 Ordinance 2021-06-Z 

 Resolution R2021-16 



Location Map 



Zoning Map 



Future Land Use Map 



 

 
 

 
PH: 801.446-HELP    @SouthJordanUT   

Dawn R. Ramsey, Mayor 
Patrick Harris, Council Member 
Bradley G. Marlor, Council Member 
Donald J. Shelton, Council Member 
Tamara Zander, Council Member 
Jason T. McGuire, Council Member 
 
 
 

 
 

 
 
 
 
 
October 29, 2020 
 
Attn: 
Jeff Seaman 
Harvest Pointe LLC 
225 S 200 E #200 
Salt Lake City, UT 84111 
 
RE: South Jordan City Staff Comments on Harvest Pointe West Concept 3 (PLZBA202000247) 
 
Dear Mr. Seaman: 
 

This letter provides initial comments based on your latest submission (attached) and 
information from prior submissions. Because of the preliminary and conceptual nature of your 
submissions, City staff cannot provide a complete set of comments at this time. A complete set 
of comments will be necessary before drafting a development agreement. City staff will likely 
have additional comments as you respond to these initial comments with more information or 
develop your concept further. 

 
We anticipate that you may have questions or concerns about some of these comments. 

Please do not hesitate to call so that we discuss these comments.  
 
Planned Development (PD) Floating Zone: Approval of a PD project is justified if there are 
“circumstances that address a unique situation, confer a substantial benefit to the City, or 
incorporate design elements or a mixture of uses that represent a significant improvement in 
quality over what could otherwise be accomplished by standard zoning and development 
provisions.” (South Jordan City Municipal Code § 17.130.050.010.) In reviewing applications 
for PD projects, staff looks for specific justification in the application and plans that demonstrate 
that there are exceptional reasons to recommend approval of the project. These reasons include 
solving unique circumstances, superior designs that go beyond what is required by standard 
zoning regulations, community support and moderated impact on surrounding properties. 
 

o Review the requirements of the PD Floating Zone and provide any additional narratives, 
plans or justifications that are missing in your current submission (some of those 
requirements are highlighted in these initial staff comments). If you believe you have 
already provided all that is required, please combine your various submissions into one 
document with the updated concept plan you wish to pursue. 
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· If approved, the base zone for the townhome portion of the project should be the RM 
Zone.  

o Review the requirements of the RM Zone (see City Code § 17.40) and identify 
specific requirements that you believe need to be modified by the development 
agreement. The default requirements of the RM Zone will be imposed at site plan 
approval unless specifically modified by the development agreement. 

 
Density: This City Council has consistently directed staff that it will not approve residential 
projects with densities greater than six to eight units per acre. 
 

· City staff calculated the density of the currently proposed 28-unit project as 8.86 units per 
acre if you include the entire 3.16 acre parcel, and 10.89 units per acre if you include only 
the portion of the property that is vacant and proposed for development (approximately 
2.57 acres). 

· We believe the second density calculation of 10.89 is the more accurate calculation 
because it excludes portions of the parcel not reasonably related to the townhome project. 

o Please reduce the number of units to be within the City Council’s expected 
density OR provide justification why this project should be allowed a higher 
density than has been approved for other similar recent projects. 

· Once the density issue is addressed we can begin discussing possible RDA housing 
dollars being used for the project and how many units will be deed restricted for 
workforce housing.  

 
Layout: 

· Current layout creates no street presence along Harvest Pointe Drive. Please consider 
turning the townhomes so they face east and west, with alleys that run north and south. 
Such a configuration could eliminate the southernmost entrance from Harvest Pointe 
Drive and provide a wider landscape buffer for neighbors by eliminating the south alley. 
City staff recognizes that although such changes may create their own unique set of 
design challenges, including circulation or fire access, the concept is worth exploring. 

o Label on the concept the width of the paseo between the townhomes along with a 
delineation of shared vs. private space. 

 
Architecture: 

o Provide elevations or renderings of the two-story townhomes. 
o Provide a material board or some other explanation of the proposed materials and colors. 
o Label the townhomes on the concept plan as two story or three story. 
o Please identify any design elements, architectural features or materials that make the 

design of the townhomes and the commercial building superior to what is required by 
standard zoning requirements. 

 
Landscaping and Open Space: 

o Provide a more detailed conceptual landscape plan or typical landscape detail for a 
smaller area of the project that will be used throughout the project. 

o Provide the square footage of the central open space area. 
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· The trees between garages could be a great way to soften the alleys. Usually townhome 
projects, however, put air conditioning units between garages where the trees are 
currently shown. 

o Are the trees shown between garages realistic and what methods will be utilized 
to ensure they remain healthy? If the trees are not realistic, please remove them 
from the rendering. 

o Where will the air conditioning units be placed if not between garages?  
· The current C-C Zone applied to the property requires a ten-foot landscape buffer 

between the commercial uses and adjacent residential. (See City Code § 17.60.020. J.1.a.) 
o Although the concept is for a residential use, please provide the same landscape 

buffer the neighbors would have gotten with a commercial use by increasing the 
landscape area to at least ten feet along the south side of the project OR provide 
sufficient justification why a smaller buffer is warranted. 

o If you believe a smaller buffer is warranted, provide what tree species will be 
planted to enhance privacy and how that species will remain healthy in the 
smaller area provided. 

 
Parking and Circulation: 
 

· Contrary to some comments made in your meeting with the residents, the City is willing 
to consider solutions to mitigate the concerns the residents have with traffic, safety and 
parking along Harvest Pointe Drive. 

· City staff is exploring possible solutions that we may be able to partner with you 
in solving the issues on Harvest Pointe Drive. Once we have determined the 
feasibility of these solutions we will update you. 

· Solutions include providing on-street parallel parking, striping a pedestrian cross 
walk across Harvest Pointe Drive together with a flashing pedestrian sign, and a 
right turn pocket at the intersection with South Jordan Parkway. 

o Alleys must be a minimum of 24 feet wide to provide proper access for fire protection. 
o Provide separate parking calculations for the commercial building and the townhomes 

and show on the concept plans the parking stalls dedicated to each use. 
o Please show on the concept plan any specific circulation plans including delineation of 

any one-way traffic, stop signs, cross walks and any proposed striping. 
 
 
Sincerely, 
 
South Jordan City Staff 



 

South Jordan City 

Attention: Steven Schaefermeyer 

1600 West Towne Center Drive 

South Jordan, UT 84095 

 

RE: Response to Harvest Pointe West Concept 3 (PLZBA202000247) 

 

Dear Mr. Schaefermeyer: 

 Thank you for your time in reviewing the Harvest Pointe West submittals and providing feedback 

which has helped refine the concept.  Peterson Development (Peterson) is proposing a 28-unit townhome 

project and 6,000 sq ft of office condo/warehouse space called Harvest Pointe West (HPW), attached as 

Exhibit A.  We have spent a considerable amount of time and money exploring different options for this 

property and appreciate the City’s willingness to make it worthy of being part of South Jordan.  Below are 

answers to the comments you provided. 

Planned Development (PD) Floating Zone:  As stated, South Jordan City Municipal Code         

§17.130.050.010 requires the “solving of unique circumstances, superior design that go beyond what is 

required by standard zoning regulations, community support and moderated impact on surrounding 

properties.”  This property is currently part of the Harvest Pointe Shopping Center, and with the 

condemnation of other junior tenant building pads because of the expansion of Bangerter Highway, it is 

the last remaining mid-sized commercial pad in the subdivision.  Peterson has actively marketed this 

property for retail tenants for more than 20 years without success, because without the synergy that the 

other mid-sized commercial lot would have created, retailers are reluctant to invest in this property.   

 Furthermore, many people, from the Mayor to the City Council and neighbors, have concerns 

about the traffic congestion at the intersection of Harvest Pointe Drive and South Jordan Parkway (10400 

South).  According to an October 2020 trip generation memo by A-Trans Engineering, a 20,000 sq ft 

retail building (which currently the property is already zoned and entitled for) would increase traffic to 

this already congested area by 755 daily trips, including 95 during peak hours.  Peterson’s proposal 

reduces this trip count by 65% for an estimate of 263 daily trips.  A copy of the complete memo is 

attached as Exhibit B.  By ‘down zoning’ to a much less intense use, the impact on the surrounding 

property is minimized.   

Density:  Throughout the submittal process and with multiple iterations density has be a 

balancing act.  Peterson has submitted concepts with up to 39 units which the City Council viewed 

favorably.  The latest proposal has 28 units which puts density at either 8.86 or 10.89 units to the acre. We 

tend to agree with what Council Members have stated, that the number of units per acre is not what is 

alarming in a development but how it lays on the land and the effect on the neighborhood.  Great care has 

been taken to minimize the effect on the neighbors. 

Additionally, current infrastructure and construction costs make the project prohibitively 

expensive without the proposed 28-units.  To qualify as a ‘workforce housing’ project and maintain a 

price points for the high $300ks to the mid $400ks the unit count is vital.   

Layout:  Peterson has produced multiple layouts of the concept including a street presence along 

Harvest Pointe Drive and an apartment building with podium parking.  Each of these layouts presented 



their own challenges in one form or another and were not suitable for the space.  We feel the layout as 

presented is the highest and best use for the property considering the numerous constraints.   

Architecture:  Harvest Pointe West provides a clean look that transitions from the commercial 

center to the existing single-family homes south of the project.  With a modern pitched-roof, board and 

batten hardie board, and classic stone exterior, these units go above and beyond the current zoning 

requirements.  Elevations for both the two-story and three-story units are attached as Exhibit C.   

Landscaping and Open Space:  As presented, this layout contains more than 17,000 sq ft of 

central open space and approximately 24,000 sq ft of total open space.  A preliminary landscape plan is 

attached as Exhibit D showing the typical planting around the townhomes and open spaces.  The 

landscape buffer between the existing neighbors to the south will have dense Musashino Zelkova trees, 

planted and maintained by the HPW homeowner’s association. A spec sheet of this tree is attached as 

Exhibit E.  Because of the measures taken to minimize impact on the neighbors, such as two-story units 

on the southern side of the project and the proposed landscaping, the suggested 10’ buffer is not 

warranted. 

Parking and Circulation:  Peterson is happy to work with the City to mitigate resident’s 

concerns about the traffic, safety, and parking along Harvest Pointe Drive.  Our revised concept takes a 

holistic view of what the area could look like with 16 additional ‘pocket parking’ stalls adjacent to the 

park and a flashing crosswalk across Harvest Pointe Drive.  Pursuant to Municipal Code §16.26.040, 

multi-family dwelling units must provide 2.5 parking stalls per 3 or more bedroom unit.  HPW provides 

87 residential parking stalls for a 3.10 ratio, well above the City’s requirement.   The office condo portion 

of the project includes an additional 61 stalls, which is way more than is sufficient.   

As detailed above, HPW complies with the PD Floating Zone by “solving of unique 

circumstances, superior design that go beyond what is required by standard zoning regulations, 

community support and moderated impact on surrounding properties.”  We look forward to the approval 

process and are anxious to get started.   

 

Sincerely,  

 

Barrett Peterson, President 

Peterson Development Company 
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October 14, 2020 
 

 
 
 
 

 
TRANSPORTATION ENGINEERING 

 
 
RE:  Harvest Pointe - West Rushton Meadows Trip Memo – South Jordan, UT 
 
The following is a trip generation memo comparing various land use options for the Harvest Pointe West 
Rushton Meadows area of South Jordan, UT.  UDOT is building an interchange at 10400 South (South 
Jordan Parkway) / Bangerter Highway which will impact the available land use possible.  This memo 
evaluates three options.  The original land use zoning and two possible alternative land uses. 
 
Option #1:  20,000 sf of retail 
Option #2:  28 townhomes and 6,000 sf of office condos 
Option #3: 39 condos and 0 sf office 
 
 
Because of the interchange, 9 single family homes will be eliminated as traffic from the area.  Those trip 
numbers are also identified in the trip generation to quantify the net traffic change to the area.    
 
Figure 1 identifies the site location.  Figure 2 shows the 9 homes to be eliminated and the developable land.  

 
Figure 1:  Site Location 
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Figure 2:  Proposed Site Area and 9 Homes to be Eliminated 
 

 
 

 
 
Trip Generation 
Trip generation for the site was done using the Institute of Transportation Engineers (ITE) 10th Edition Trip 
Generation handbook.  Based on the land use assumptions and size of the building, the projected traffic 
generated by the site is determined.   
 
The 3 options for various land uses produce the trip generation is shown in Table 1.  



P.O. Box 521651  Salt Lake City, UT 84152 
(801) 949-0348 fax (801) 582-6252 

atrans@comcast.net 

3

 
Table 1:  Site Trip Generation 

  

 
 
 
What this indicates is that the original entitled retail / commercial land use for the area could generate an 
estimated 755 daily trips with 19 projected AM peak and 76 PM peak trips.  If the land use changes to 
townhomes and office (Option 2), then the daily and peak hours trips are estimated to be less than Option 1 
trips (20 AM Peak, 23 PM peak and 263 daily trips).  If the land use becomes residential only (Option 3), 
then the trips are 18 AM, 22 PM and 285 daily trips.  Since residential and office space generate less traffic 
than retail traffic, the change in land use to less retail, residential or office from retail has a substantial 
reduction in traffic generation.   
 
Note that the existing 9 residential homes being eliminated would generate 7 AM (35%), 9 PM (12%) and 
85 daily (11%) of the Option 1 trips and would be eliminated from the current traffic situation.    
 
Harvest Pointe Drive is a collector street that leads to 10400 South and a signalized intersection.  The street 
is a two lane road with approximately 28 feet of asphalt width and posted at 25 MPH.  Parking is allowed 
on the park side but no parking on the commercial side of the street.  A two-lane collector has a daily 
capacity of approximately 13,500 daily trips.  Depending on what option is selected will determine the 
capacity utilized by the proposed development.   
 
Option 1 – 5.6% (755/13,500) of the roadway capacity 
Option 2 – 1.9% (263/13,500) of the roadway capacity 
Option 3 – 2.1% (285/13,500) of the roadway capacity 
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Figure 3:  Harvest Pointe Street View 

 
 
 
 
Please let me know if you have any questions.   
 
Sincerely, 
A-Trans Engineering 

 
Joseph Perrin, PhD, PE, PTOE 
Principal 
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 PLANT PALETTE

TREES  Zelkova serrata 'Musahion'
 Acer grandidentatum 'Mesa Glow'
 Prunus sargentii 'JFS-KW58' Pink Flair

SHRUBS  Buddleia x 'Miss Ruby'
 Rhus aromatica
 Rosa x Meidiland Fire
 Pinus mugo pumilio
 Syringa patula 'Miss Kim'
 Cornus alba bailhalo 'Ivory Halo'
 Ribes alpinum 'Green Mound'
 Cornus sericea 'Kelseyi'

PERENNIALS Hemerocallis Stella d'Oro
 Salvia nemorosa
 Geranium x Johnson's Blue
 Aster alpinus frikarti monch
 Heucherella 'Black Beauty'

GRASSES  Calamagrostis acutifolia 'Karl Foerster'
 Miscanthus sinensis 'Yaku Jima'
 Pennisetum alopecuroides 'Hameln'

 Poa pratensis

 Mulch
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Musashino Zelkova
Photo courtesy of NetPS Plant Finder

Musashino Zelkova
Zelkova serrata 'Musashino'

Height:  45 feet

Spread:  15 feet

Sunlight:

Hardiness Zone:  5a

Other Names:  Japanese Zelkova

Description:

This variety is tailored for tight spaces, with densely upswept branching;
interesting peeling bark and reliable fall color; low maintenance and
trouble-free, an excellent choice for street plantings or smaller areas

Ornamental Features

Musashino Zelkova has green foliage throughout the season. The
serrated pointy leaves turn an outstanding coppery-bronze in the fall.
Neither the flowers nor the fruit are ornamentally significant.

Landscape Attributes

Musashino Zelkova is a deciduous tree with a narrowly upright and columnar growth habit. Its relatively
fine texture sets it apart from other landscape plants with less refined foliage.

This is a relatively low maintenance tree, and is best pruned in late winter once the threat of extreme cold
has passed. It has no significant negative characteristics.

Musashino Zelkova is recommended for the following landscape applications;

- Accent
- Shade

Planting & Growing

Musashino Zelkova will grow to be about 45 feet tall at maturity, with a spread of 15 feet. It has a high
canopy with a typical clearance of 6 feet from the ground, and should not be planted underneath power
lines. As it matures, the lower branches of this tree can be strategically removed to create a high enough
canopy to support unobstructed human traffic underneath. It grows at a fast rate, and under ideal
conditions can be expected to live for 70 years or more.



This tree should only be grown in full sunlight. It is very adaptable to both dry and moist locations, and
should do just fine under average home landscape conditions. It is not particular as to soil type or pH. It is
somewhat tolerant of urban pollution. This is a selected variety of a species not originally from North
America.
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