WEST JORDAN CITY DEVELOPMENT APPLICATION

8000 South Redwood Road
(801) 569-5180
| INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. |
SIDWELL # PROPERTY ACREAGE; ZONING: C-M, A-20
NAME OF PROJECT: Mona to Oquirrh Transmission Corridor Project
ADDRESS:

TYPE OF APPLICATION: Conditional Use Permit

PROPERTY OWNER(S):
Address: City.
State: Zip: Telephone:

APPLICANT(S):

Primary Contact: Company: _PacifiCorp
Contact Name:

(all correspondence Address: City: _

will be sent to this

address) State: Zip: e-mail:
Telephone: (office) (cell)
(home) Fax:

Engineer: Company:
Contact Name: e-mail:
Address:
Telephone: Fax:

Architect: Company:
Contact Name: e-mail:
Address:
Telephone: Fax:

Landscape Architect:  Company:
Contact Name: e-mail:
Address:
Telephone: Fax:

SIGNATURE: DATE:

w**FEE SCHEDULE ON BACK OF FORM*****
FOR OFFICE USE ONLY
FEE PAID: RECEIPT #: PROJECT #:
RECEIVED BY: ODA PLANNING ENGINEERING, DATE:

Revised 1/15/08



WEST JORDAN CITY DEVELOPMENT APPLICATION

8000 South Redwood Road
(801) 569-5180
[ INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED. j
PLAT FEES: SITE PLAN FEES:
PRELIMINARY MAJOR SUBDIVISION PRELIMINARY: Site plan and Multi Family
Community Development -- PRPS  $1,260 up to 10 lots —MULTI FAMILY —~ $775 + $100/Acre
PRPL plus additional lots $30/Lot — COMMERCIAL --PCSR $775 + $100/Acre
Engineering Application Fee - ERIA $1,000* INDUSTRIAL — PRIS $515 + $100/Acre
ENGINEERING APPLICATION FEE - ERIA  $1,000 *

(“includes 2 red-lines, additional charged at hourly rates for staff)
COMBINATION FEE --CAFP $500

FINAL{Major Subdivision)

Community Development -- RFS $1,215 up to 10 lots,
PFSL plus additional lots $30/Lot

TECHNOLOGY FEE - TSS $60/Lot
MINOR SUBDIVISION
8 Lots or fewer -PLM $1,000 + $30/Lot

Engineering Application Fee ~ ERIA $1,000*
(*includes 2 red-lines, additional charged at hourly rates for staff)

FINAL(Minor Subdivision)

(*Includes 2 red-lines, additional charged at hourly rates for staff)
FINAL AND AMENDED FINAL: Site plan and Multi Family

MULT! FAMILY - $320 + $100/Acre
COMMY/INDUST —FSP $320 + $100/Acre
TECHNOLOGY FEE —~TSC ($35 min) $100/Acre

Amended Site Plan Condition of Approval -ASCP 3800
COMBINATION FEE —CAFP $500

LANDSCAPE/IRRIGATION AUDIT: --LPS
# of Irigation Zones Fee  # of Irrigation Zones Fee
$150 7

Community Development -- RFS $1,215 up to 10 lots, 1-3 $350
PESL plus additional lots $30/Lot 4 $200 8 $400
TECHNOLOGY FEE -- TSS $60/Lot 5 $250 More than 8 $450
6 $300  Re-inspectionfes  $50
LOT LINE ADJUSTMENT
Lot Line Adjustment - LLA $1,200 USE PERMITS:
CONDITIONAL USE
AMENDED SUBDIVISION _ X Permit — CUP $700+
Unprotested (paid by owner) ~ASR  $815 up to 10 lots, TSCl $5 Technology Fee
ASRL plus additional ~ $10/Lot Administrative Conditional Use --CUPA $350+
Protested (paid by protestor) --ASRP $500 TSCI $5 Technology Fee
Amended Conditional Use --ACUP $500
_____Engineering Application Fee -- EAPR $100*
(* includes 2 red-lines, additional charged at hourly rates for staff) TEMPORARY USE (non-administrative)
Permit — TUP $700+
Amended Condition of Approval ~-ASC $250 TSCI $5 Technology Fee
CONDOMINIUM PLAT: . MISC. PLANNING COMMISSION APPLICATIONS:
___ Preliminary --PCP $910 + $20 per unit .
Final ~FCP $625 + $20 per unit ——~Zone Change -ZCR from__to $1,300
T Amended - ASR $815 Text Amendment ~ZTA  Section $1,200
T General Land Use Amendment - PRG $2,000
PLANNED COMMUNITY PROJECTS: Master Plan Text Amendment -- UPA $2,500
Miscellaneous PC Application -- MPC $400
PC & PRD PLAT treet R.O.W. Vacation $4.500 deposit
Preliminary —PDPR $2500 + $30 per ot Annexation Review - RPA $7,000 deposit
Final --FDPR $2500 + $20 per lot Development Time Extension -- DTE $ 250

Amendments --ADP $500 + $10 per lot

DEVELOPMENT PLANS / AGREEMENTS

____ Preliminary --PDP $1,300
____Revised Preliminary —-RPP $600
___ Final-FDP $1,300
___Revised Final --RFP $600

DEVELOPMENT/ REIMBURSEMENT AGREEMENT
— DRPA $5000 deposit

Architectural Review Committee - ARC $250/mtg

Zoning Administration / Interpretation -- Z4IN $320

APPEALS:
APPEALS
To City Council -- ACC $415
To Planning Commission-SPA $350
Of an Administrative Decision — ABAD $350
TOTAL:

THE FEES LISTED HERE ARE IN NO WAY A GUARANTEE THAT THESE ARE THE ONLY FEES ASSESSED BY THE CITY OF WEST
JORDAN. PLEASE CONTACT THE OFFICE OF DEVELOPMENT ASSISTANCE FOR IMPACT FEES QUESTIONS (801) 569-5180.

Revised 1/15/08




(801) 569-5060

WEST JORDAN CITY PLANNING COMMISSION APPLICATION
8000 South Redwood Road

PLANNING COMMISSION MEETINGS
MR S

ALL APPLICATION MATERIALS MUST BE SUBMITTED A MINIMUM OF 36 DAYS PRIOR TO A MEETING,
(1sT & 3rRD WEDNESDAY OF MONTH) INCOMPLETE APPLICATIONS WiLL NOT BE SCHEDULED FOR

SIDWELL # PROPERTY ACREAGE:

NAME OF PROJECT:

ZONING:

C-M, A-20

Mona to Oquirrh Transmission Corridor Project

ADDRESS:

TYPE OF APPLICATION: Conditional Use Permit

PROPERTY OWNER(S):
Address:, City
State: Zip: Telephone:
APPLICANT(S):
Primary Contact: Company: PacifiCorp
Contact Name:
(all correspondence Address: City:
will be sent to this
address) State: Zip: e-mail:
Telephone: (office) (cell)
{home) Fax:
Engineer: Company:
Contact Name: e-mail:
Address:
Telephone: Fax:
Architect: Company:
Contact Name: e-mail:
Address:
Telephone: Fax:
Landscape Architect: = Company:
Coniact Name: e-mail:
Address;
Telephone: Fax:
DATE:

SIGNATURE:

wwr+p| EASE COMPLETE FEE SCHEDULE ON BACK OF FORM**

PLANNING COMMISSION HEARING DATE:
APPLICATION RECEIVED BY:

FOR OFFICE USE ONLY
. FEE PAID:
DATE:

PROJECT #:
RECEIPT NUMBER:

Revised 8/05




WEST JORDAN CITY PLANNING COMMISSION APPLICATION
8000 South Redwood Road
(801) 569-5080

PLANNING COMMISSION MEETINGS
[t S e

ALL APPLICATION MATERIALS MUST BE SUBMITTED A MINIMUM OF 36 DAYS PRIOR TOA MEETING.
(1sT & 3RD WEDNESDAY OF MONTH) INCOMPLETE APPLICATIONS WILL NOT BE SCHEDULED FOR

FEE SCHEDULE

ZONE CHANGE (from to ) §$820
TEXT AMENDMENT {Section )$750
GENERAL LAND USE PLAN AMENDMENT  $850
DEVELOPMENT/ REIMBURSEMENT

AGREEMENT $5,000 deposit
ANNEXATION REVIEW $2,500 deposit
DEVELOPMENT EXTENSION $250
STREET R.O.W VACATION $4,500
ARCHITECTUAL REVIEW $250/ mtg
ZONING ADMIN/INTERPRETATION $150
CONDITIONAL USE $350 + $5 Tachnology Fee
AMENDED CONDITIONAL USE $250
SUBDIVISION PLAT:
PRELIMINARY $480 + $30/Lot
___  ENGINEERING FEE $200 + $100/Lot
(includes 2 red-lines, additional @ $100 ea)
MINOR (9 or fewer lots) $480 + $30/Lot
FINAL $320 + $20/Lot
TECHNOLOGY FEE (req. w/inal) $60/ Lot
AMENDED (paid by owner)  $320 + 10/Lot
Protested (paid by protestor) $415
ENG FEE (amended plat) $100 + $100/Lot
APPEAL (TO CITY COUNCIL) $415
LOT LINE ADJUSTMENT $250
SITE PLAN:

PRELIM. COMMERCIAL  $775 + $100/Acre

PRELIM. INDUSTRIAL $515 + $100/Acre
ENGINEERING FEE $200 + $400/Acre
FINAL COMM/INDUST. $320 + $100/Acre
TECHNOLOGY FEE ($35min) $100/ Acre
(req. wfinal}

AMENDED SITE PLAN CONDITION  $250
APPEAL (TO PLANNING COMM) $350

CONDOMINIUM PLAT:
PRELIMINARY CONDO  $480 + $30 per unit
FINAL CONDOMINIUM  $320 + $20 per unit

PC & PRD DEVELOPMENT PLAN:
PRELIMINARY $250 + $30/acre
FINAL $250 + $20/acre
AMENDED $250 + $15/acre
SIGN REVIEW:
APPEAL/REVIEW $250
MISC. PLANNING COMMISSION APPLICATIONS:
$250
TEMPORARY USE PERMIT (PC) $350

LANDSCAPE PLAN/IRRIGATION AUDIT:
# of Irrigation Zones Fee
-3 $150
$200
$250
$300
$350
$400
more than 8 $450
($50 fee is charged for each re-inspection)

QNGO H -

TOTAL:

* THE ENGINEERING FEES LISTED HERE ARE IN NO WAY A GUARANTEE THAT THESE ARE THE ONLY FEES
ASSESSED BY THE ENGINEERING DEPARTMENT. PLEASE CONTACT THE ENGINEERING DEPARTMENT FOR

IMPACT FEES (801) 569-5070.

Revised 8/05



MINUTES OF THE REGULAR MEETING OF THE WEST JORDAN PLANNING AND ZONING
COMMISSION HELD FEBRUARY 2, 2010 IN THE WEST JORDAN COUNCIL CHAMBERS

PRESENT:  Justin Stoker, Kathy Hilton, Nathan Gedge, David McKinney, Ellen Smith, John Winn, and
Jesse Valenzuela.

STAFF: Tom Burdett, Robert Thorup, Greg Mikolash, Scott Langford, Ray McCandless, Greg
Davenport, Rodger Broomé, and Julie Davis

OTHERS: Mickey Beaver, Mike Jones, Kevin Orton, Eric Tuttle, Rod Fisher, Jason Williams, Brian
Williams, and Ken Olson.

************ﬁ******i***i*’l’***ii*i*l’i*“*ii*l‘********'t*****i*i****ﬁ****ﬂ#**i*****ﬁt**

The briefing meeting was called to order by Justin Stoker.

The agenda was reviewed. There was concern expressed that the proposed lines on Item #2 were adjacent to
future low density residential. Tom Burdett explained that there is an environmental impact statement that was
conducted over a period of 1 % years. Several alternatives were considered in the selection. The commission
reviewed the alternatives. Scott Langford updated the commission on the progress of the development

agreement for Item #3,
L 2 it ok 2 e ju 3 ot oft sl o ol e o ol e afe o ok o e o Aok

e s e s e e el e e o e ke o sy

The regular meeting was called to order at 6:00 p.m,

1. Consent Calendar
Approve Minutes from January 19, 2010

MOTION:  Nathan Gedge moved to approve the Consent Calendar. The motion was seconded by
David McKinney and passed 7-0 in favor.

wRFRIE kTRl R AR ARRARAERE SRS RER SRR RERTLTRLE AL AR TR RAR RS AERR AR AR L E LR Ak Ak E A dhd

2, Mona to Oquirrh Transmission Corridor Project; Continued from 1-19-10; approximately 3 miles
of transmission lines from approximately 8600 South to 10200 South between the western city
boundary and 5900 West; Conditional Use Permit; C-M, A-20, and M-1 Zones; PacifiCorp/Rod
Fisher (applicant) [#CUP20090015; 26-11-400-008 and multiple parcels]

Ray McCandless gave an overview of the proposed 345 kilovolt trangmission line that runs 145 miles from the

town of Mona to the Oquirrh substation in West Jordan. This line will provide additional capacity to the Salt

Lake Valley. He reviewed the route map. Alternative D is the preferred route, which will go along 8600 South

to U-111 and then to 10200 South to the substation. He reviewed the proposed land uses that run along the fine.

The lines that are on 10200 South will be on the south side in South Jordan. He showed other proposed routes

for the lines, which would run outside of West Jordan., The poles will be between 115 feet to 175 feet tall with

140-145 being the average. The power lines will be constructed in a 150-foot wide easement, The power line

along U-111 exists and this will run to the west of that. The use of the property will not change, but the

easements could restrict the future uses. Rocky Mountain Power indicated to him that recreational uses such as
trails would be an acceptable use as would parking for retail businesses. A condition of approval would allow
the future accommodation of improvements for north/south pedestrian walkways or other improvements within

the eascment. He showed the transportation master plan and said that the existing poles are spaced at 700 to 800

feet apart, so there will be one new pole for every 4 existing poles. A map provided by Rocky Mountain Power

shows that the poles shouldn’t impact the anticipated transportation corridors. He showed a photo of the view of
the Wasatch Front and stated that the proposed location goes against the goals of the general plan regarding
protection of view. The proposed poles will be about double the height of the existing poles. He showed a photo
of some new power poles in Sandy City and how they compare with the proposal. Rocky Mountain Power
oifers a Cor-10 finish on the pole that adds a rust color. Staff recommended that the poles be the self-
weathering galvanized type. The Cor-10 finish works when the poles are shorter or when they are against the
mountains, but these poles will be viewed more against the sky, and the galvanized will fit in more with that.

There are only a few things that can be done to mitigate the impact to the view: reduce the height, which might



Planning Commission Meeting Minutes
February 2, 2010
Page 2

not be feasible with the required ground clearance; install vegetative screening, which probably wouldn’t do
much since the poles are so tall; modify the future land use map to put residential firther away, and actually this
additional easement will push the residential structures an additional 150 feet from the highway and will help to
buffer against noise impacts; or, relocating the power lines.

Staff recommended approval, because to place the poles higher on the hillside would just increase the visibility
of the poles when there are existing poles on the highway, and it creates another east/west barrier when the

property develops.

Based on the findings of fact contained in the report, staff recommended that the Planning Commission grant the
requested conditional use permit with the following conditions:
To the greatest extent possible, the proposed pole spacing match the pole spacing of the existing
transmission line.
The proposed pole spacing not interfere with any proposed intersection right-of-way.
The transmission line not interfere with any proposed roadways shown on the City’s Transportation
Master Plan.
The transmission line pole spacing accommodates the City’s proposed detention area at Barney’s Creek
and SR-111.
The proposed transmission line meet all applicable EMF safety standards.
RMP allow the future accommodation of improvements for a north-south pedestrian walkway or other
improvements as needed in RMP’s easement along the west side of SR-111.
That the applicant complies with all items listed in the attached Engineering Memorandum (Exhibit J).

David McKinney wanted to make sure that the easement for these lines won’t present an obstacle to widening
U-111 highway.

Greg Davenport thought that UDOT owns the complete right-of-way for a full build-out to the design width.

Mickey Beaver, Customer Community Manager with Rocky Mountain Power, 12840 South Pony Express Road,
Draper, clarified that when the line comes in to the Oquirrh substation off Old Bingham Highway none of it is in
West Jordan. He appreciated the work of city staff. This gateway central transmission build-out has been in the
plans for a long time. They had leatned over the years that there is a desire by the communities for Rocky
Mountain Power to get out in front of growth with the power lines and major infrastructure needed to fuel the
future growth on the Wasatch Front. They have been working jointly with West Jordan and other communities
with BLM as the lead agency on the project. Between BLM, Kennecott Land, Kennecott Copper, Salt Lake
County, South Jordan, and West Jordan the toute along U-111 was identified from the collective input as the
best route. This will provide very nmich needed infrastructure.

Justin Stoker asked Mr. Beaver to discuss the different route alternatives and why the proposed one is the best.

Mickey Beaver said initially Rocky Mountain Power and West Jordan preferred the route to the west side of
West Jordan that is on & great deal of Kennecott land. However, when they got into the EIS components of the
study access became problematic, and there are substantial obstacles in infrastructure with Kennecott’s current
and future operations, such as underground utilities and pipelines. Bingham Creek cemetery was also an issue.
They like to route, if possible, along existing linear corridors. The one on the south side of 10200 South was
discussed at length on July 31, 2009 at West Jordan city hall with Tom Burdett, Mr. Wattcott, and Jereny
Nielsen from South Jordan to talk about the concerns. It was agreeable that South Jordan would accept the line
on the south side of 10200 South, which was permitted by South Jordan on January 12, 2010. Other alternatives
had issues with Bingham Creek open space, parks, and development that brought them to the route on 10200
South. The decisions were complex and discussed at length over a long period of time.
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Justin Stoker asked why a shorter segment that also follows U-111 (light blue line on the map) coming from the
south that goes to 10200 South was not an option.

Rod Fisher, Director of Community Relations for Transmission Siting, Rocky Mountain Power, said the BLM is
in the process of finalizing an environmental impact statement, which is part of the process to evaluate a host of
alternatives to get from the Mona substation to Oquirch. The lines that Commissioner Stoker referred to were
other routes that were fully evaluated in the EIS process. But, through the public comment period on the draft
EIS and continuing working with the various stakeholders and underlying property owners, local jurisdictions,
the BLM determined that the preferred route is the least overall impactful to public and private lands. There had
been significant conversations with all entities and the route referred to by Commissioner Stoker was one of the

least favorite.

Justin Stoker said that it seemed to him that West Jordan carries an unusually high burden in this plan, and we
also currently have a number of large Rocky Mountain Power facilities and transmission lines compared to other

cities.

Rod Fisher said he understood and appreciated the comments. They were before the West Jordan City Council
last week reviewing all of their projects. There is a future project where they will be tying a terminal substation
in the existing corridor to the Oquirrh substation. Out of the past challenges with their projects in West Jordan
came a concerted effort on the part of RMP and West Jordan to work together on long-range planning. They
coordinated efforts on the West Side Planning Area and identified a line that will tie into the Oquirrh complex.
That has put West Jordan in an enviable position in order to develop long-range plan for growth and economic
development. While it is painful to receive the infrastructure, these projects are occurring before development.

Further clarification was given of the existing easements that run over the Oquirrhs that would be widened to be
about 225 feet. There is no existing power corridor through the Butterfield Canyon alternative. The statement
shows that the overall environmental impacts for that route were more significant than following an existing
corridor, previously disturbed corridor over the Oquirth mountains., They consider impact on all types of
environmental issues such as wildlife, biological, cultural, and existing land uses. There are fairly active
Kennecott mining operations almost to the road in Butterfield Canyon. The stady will show that it was a

significantly greater impact.

David McKinney noted that the proposed alignment has a greater impact on West Jordan with aesthetics and the
future development, etc. He would rather that the line travel outside of South Jordan and West Jordan by going

south.

Kathy Hilton said it seemed that West Jordan is getting this project because this route is easy to get to and there
is infrastructure in place. It concerns her that with the previous action along 7000 South and 9000 South that one
day these proposed poles will be replaced with the larger poles, and all this undeveloped prime property is low
1o very low density residential that will now have 225 feet of transmission lines. She would like to see it go on
the other route to the south as it impacts West Jordan less. She didn’t see where West Jordan was getting a

benefit from the project.

Rod Fisher said this line is being built to bring power from the south to the Oquirrh station. He compared their
high voltage loop system to a freeway. They have run out of capacity to the existing ‘freeway’, and this new
line will allow a future substation to be built in the Tooele valley and bringing the power to the main grid in the
Salt Lake Valley. At the same time they are building a power line from Downey, Idaho to tie into the terminal
substation south of the international airport. They are bringing more power in as the customer load growth is
increasing. They are using 26% more power than they did 20 years ago.
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Kathy Hilton said they were told this same thing when the 7000 South project was built, but there hadn’t been
that much growth since then.

Rod Fisher explained that the voltage systems are different. The 7000 South project and other neighborhood
substations are generally served by 138,000 volt service and then the substations transform the power to a lower
voltage to go into the neighborhoods and homes. At that time, they were playing catch up for the lower voltage.
Out of that project they were able to identify future key substations at the lower voltage, one of which was the
Oquirrh. They identified the Copperhills and Hoggard substations and acquired the additional property so they
didn’t have to identify new sites after development had already occurred. As part of the siting process the BLM
looked at existing linear corridors that had existing land disturbance, which is why the proposed route was
selected. They are pretty certain that the BLM won’t be giving permission to bring power in from Butterfield
Canyon or from the south. The route to the west remained preferred by Rocky Mountain Power and West
Jordan until after the public input was received and the proposed route was selected.

It was confirmed that the pole height will be about twice as high as the existing poles and that they would be
spaced approximately one in four poles. Rod Fisher explained that the proposed structures are similar to those
in the existing Jordan River corridor and range from 115 to 166 feet tall. The National Electric Safety Code
requires that the ground clearance from lowest of the wire and the ground is about 30-35 feet. The existing
facilities have a clear zone of 20 feet, but the standards have increased.

David McKinney asked how many gave input at the public comment period that helped to determine the
preferred alignment.

Rod Fisher said West Jordan, South Jordan, Salt Lake City, Salt Lake County, Tooele County, Tooele City,
Grantsville, a host of public citizens, landowners, agencies, environmental organizations, etc. represented the
hundreds of comments that fed into the process for the BLM to make the decision.

David McKinney asked hypothetically if the city were to deny the conditional use permit for this alignment
what would happen at that point.

Rod Fisher said there is some painful history with West Jordan on the 7000 South project. Ultimately what is
available to Rocky Mountain Power after they exhaust their appeal options with the city is an Electric Facility
Site and Review Board, and should it be denied they would look at evaluating options based on what comes out
of the record of decision from the BLM. However, they are confident that the BLM will be giving a line that
comes in at 8600 South. He reiterated that they brought this project to the city in 2007 and filed their
application with the Bureau of Land Management. They hosted a series of community leader briefing meetings
where they met with planning staffs, some elected officials, and had dozens of meetings. They knew that there
would be a challenge in having a complete consensus of how to get from point A to point B as they got to the
more urbanized areas. A working group was formed that met four times about the development of the process,
and Tom Burdett was appointed as the West Jordan representative. The BLM was also involved in these
meetings. They educated the working group regarding how the route alternatives were weighed, analyzed,
evaluated, and ultimately some were discarded. This was presented by the BLM in the draft EIS in May and
was open for public comment throughout the summer with the consensus of the group being with the proposal.
They are past looking at alternatives that had already been considered and analyzed but had been eliminated
because of their environmental impacts. He reviewed the time frame of the process and said they hope to be
able to award a contract in the summer and be able to serve customers by the summer of 2013,

David McKinney said this is the first opportunity the commission has had to look at the project, and he would
like to have more time to review the background of the application.



Planning Commission Meeting Minsutes
February 2, 2010
Page §

Justin Stoker understood Mr. Fisher to say that because the BLM permit will put this at 8600 South, no matter
what happens today Rocky Mountain Power will go through the appeals process and ultimately the review board
to negate what the commissjon is doing,

Rod Fisher said that is one avenue that the company would bave. They would exhaust any appeals through the
city first and depending on the outcome they would have to find a way to make an alternative work, which given
the analysis over the last 3 years it would be less doable. They have to look at how they get from one point at
West Jordan to South Jordan. It is not their desire to go through the appeals process.

Kathy Hilton asked Mr. Fisher how confident he was that they will get their permits for this alternative when the
report comes back.

Rod Figher said, for this segment, they have a high degree of confidence that it will be this, based on the public
comment and that it was the preferred route of the BLM.

Kathy Hilton said her concern was still that these large lines will be going down U-111 through first class
housing.

Rod Fisher said he could appreciate the concern. He said the question is do they consolidate the impacts of the
transmission lines in one location such as next to highway U-111 ar do they put & new corridor further west that
is one more bisection that now impacts the view of future development from both sides. The comments have
been to consolidate the impacts and then look at the future compatible uses that the corridor can provide. They
aren’t obtaining the land in fee, so it is up to the underlying landowners to develop the property. However, they
can incorporate that 225-foot width corridor for open space, trails, and detention bagins that can act as a buffer
zone. The EIS is expected to be released to the public any time. They got word it was in Washington today.

Kathy Hilton said she would like to see the report and the exact findings on all the routes,

Rod Fisher said the draft EIS analyzed all the alternatives and issued the findings of the impacts, which were put
out to public comment last snmmer. The BLM addressed the comments in terms of route refinements, the use of
the finish, etc. They have been working with the BLM with the public comments and they have a pretty high

degree of certainty of the route.
Ellen Smith asked if there are any limitations in the open space uses of the easement,

Rod Fisher said they first want to maintain safety. There is a 30-35 foot ground clearance at mid-span, so they
want to protect from trees and structures. They will buy an easement that will allow them to limit the uses.
Storage of hazardous materials is not compatible, trees and structures such as lighting, garages and sheds will
not be allowed. However, typical open space and recreation uses are okay. Further north of the area in the
Sycamores, the developer created a buffer and utilized the existing easement for a footpath and horse trail. They
talked to the engineering department about minimizing impacts to any future arterials or roadways, and they will
work with the city on engineering detention basins in the Barney’s Creek area.

Kathy Hilton said there will be a 225-foot easement to the west of the road right-of-way. She asked if there
would be landscaping provided so there isn’t just weeds next to the residential.

Rod Fisher said the right-of-way acquisition of the transmission line casement will not change the underlying
existing use, which currently is primarily agricultural. That use will continue until the property owner develops
the property in the way they choose. Having the line there is not precluding the use of the right-of-way as a
buffer, which could be landscaped as long as it doesn’t interfere with the clearance. It is not part of their plan or
application to invest in landscaping, but it wouldn’t be a problem for the property owner to provide it.
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Mickey Beaver said the bottom line is that acsthetics is a significant concern. Other compatible uses include
trails, green space, recreational fields, soccer fields, and parking for commercial businesses. Along with the
aesthetic concemns, be also has an understanding and appreciation for what goes on with the power lines, which
drives every aspect of our quality of life. If they get out in front of the development through future planning, the
developer can know in advance where these corridors will be and orient their developments to take advantage of
the knowledge of where the lines are and how to plan their project. As long as Rocky Mountain Power has
access to their facilities there are a lot of things they can talk about for mitipation. He said the poles are visible
and problematic, but people will not be looking at the tops of the poles while driving or walking down that road.
They are part of the landscape as they continue to grow out the Wasatch Front. They don’t want to go to the
review board or into any legal situation that will become problematic for all concerned parties. That is why they

have been going through this process for more than 2 years.
Further public comment was closed at this point for this item.

David McKinney said it might not make a difference, but he would like to see the draft EIS report to sec how
the decision was made. He would be in favor of postponement until they obtain that information,

Kathy Hilton said it was her experience that the only thing that would change being able to move the route is
what the BLM report says. She would rather make a motion contingent on the report. If the report supports this

alignment there is no sense in spending more time on it.

Justin Stoker agreed. He said this is a horrible scar in the landscape of West Jordan, but looking at the bigger
whole it makes sense to use an existing power corridor. He supported the idea of making the approval
contingent upon the BLM giving permits at 8600 South. If they don’t do that and it opens up other alternatives,

then they can address them at that time.

There was further discussion regarding what the preliminary report contained and that it was available at the
time of the public comment period. David McKinney would still prefer to see the report and make sure what
has been presented is correct. Ellen Smith would have liked to have seen the draft to see who made the
comments, but from her experience with this company it doesn’t matter what the commission’s decision is,

because it will be appealed.

MOTION:  Kathy Hilton moved to approve the Conditional Use permit for Rocky Mountain Power
Mona to Oquirrh Transmission Corridor Project with the contingent of the EIS Report
being returned [giving permiis at 8600 South]. The motion was seconded by Nathan

Gedge.
AMENDED
MOTION:  Nathan Gedge amended the motion to include the conditions of approval 1 through 7 as

contained in the planning commission packet. The amendment was accepted and the
amended motion passed 6-1 in favor with David McKinney casting the negative vote.

The commission took a brief recess at 7:25 p.m.

The meeting reconvened at 7:32 p.m.
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3. Wilshire Place, Cadyn Meadows Phase 2 Plat; approximately 6450 West New Bingham Highway;
WSPA (HFR), R-1-10E and M-1 Zones; Final Site Plan, Final Development Plan, Preliminary and
Final Subdivision Plat for Cadyn Meadows Phase 2, Recommendation on Deferral Agreement for
Wilshire Place, and Recommendation on Modification to Design Standards per 8-3A-3 and 14-5-8
to waive park sirip landscaping in 6400 West; Wilshire Place, LC and Cadyn LC/Ken Olson
(applicant) [#SPC020090015, SDMA20090004, MISC20090005; parcels 26-03-400-002, 26-02-
300-034]
Scott Langford stated that the commission had already given preliminary approvals in September and now they
are going over the final details. Staff had met several times since the meeting in December in order to finalize
the submittal. The city council will rule on the modification to design standard and the deferral agreement.
Approximately 6.5 acres have been added to the Cadyn Meadows Phase 2 Plat. The subdivision plat has been
revised to show the construction of 6400 West from New Bingham Highway to the northern throat of the
proposed roundabout intersection. From that point a 25-foot driveway into the complex is proposed to connect
to the apartment complex. A modification to design standards would defer landscaping in the parkstrip for a
portion of 6400 West, because there won't be development in the foreseeable future. The staff would like to
have a weed barrier and cobble in the parkstrip in order to keep the maintenance down until development occurs
on Parcels C and D. The applicant also proposed to defer construction of 6400 West from the northern throat of
the roundabout down to the southern terminus of the development. The second part of the modification request
is to waive the requirement to construct the roundabout improvements, which staff does not support. He showed
the temporary emergency vehicle access that connects to New Bingham Highway. There have been many
discussions with UDOT concerning access to the project. UDOT provided a letter allowing access to New
Bingham Highway subject to various conditions, but the preferred altemative is the connection to 6400 West. If
6400 West is not built, UDOT would allow Pemberly Vale Road as a temporary means, However, when 6400
West is connected, that direct connection from New Bingham Highway would have to be removed. Despite
UDOT’s requirement to have only one access, the applicant continues to show the access from 6400 West and
Pemberly Vale Road. Staff recommended that the direct connect be taken off the site plan, but that may cause
issues with HUD financing. So the applicant revised the site plan and development plan to have specific
notations that the access point will be removed, if constructed, in the future and replaced with landscaping when
6400 West is constructed. There are 534 parking stalls and 70 guest stalls required based on the number of
bedrooms and units. Because the site was lacking, the architect added 33 additional stalls next to the clubhouse
in order to make 566 stalls, which is just over 2 spaces per unit, When they added the parking, a tot lot and
green space were removed, and the tot lot was relocated next to the parking area. The required number of stalls
has not been met, but the planning commission has the ability to reduce the number based on certain factors.
The applicant studied another very similar project and looked at other municipalities” parking requirements to
determine that the reduced number is adequate. Taking into consideration that this type of housing product
generally has a 4% — 9% vacancy rate and different work hours staff supports the proposed parking layout.

Preliminary / Final Subdivigion Plat eadows Phase 2:

Staff recommended that the Planning Commission grant final approval of the Cadyn Meadows Phase 2
Subdivision Plat located at approximately 6450 West New Bingham Highway in a High Density, Multi-family
Residential (HFR), Light Industrial (M-1), and Single-family Residential (R-1-10E) zoning districts, based on
the findings in the report and the following conditions of approval:

Conditions of Approval:

1. A deferral agreement that addresses the comments stated within this staff report (and within the
agreement itself) must be approved and recorded prior to or contemporaneous with recording of any
subdivision plat. (Option: The applicant may still pursue the option to not accept and sign a deferral
agreement; wherein all standards and requirements of the code shall be met upon recordation of any
subdivision plat.)

2 City Council must approve a modification of design standards to allow for the construction of 6400
West without fully installing the park strip landscaping as proposed on the Cadyn Meadows Phase 2 Plat



Planning Commission Meeting Minutes
February 2, 2010
Page 8

(between New Bingham Highway and the northern throat of the roundabout intersection of Dannon
Way and 6400 West).

3. Prior to recording the subdivision plat, the City shall receive written verification from UDOT that states
the temporary emergency vehicle access located on Parcel B of the Cadyn Meadows Phase  Plat can
remain even after 6400 West is constructed,

4. Meet all Engineering, Public Works, and Fire Department redlines,

Modification of Design Standards

Motion #1:

Staff recommended that the Planning Commission forward a positive recommendation to the City Council to
modify section 14-5-8 of the municipal code, waiving the requirement to install park strip landscaping in a
portion of 6400 West (between New Bingham Highway and the northern throat of the roundabout intersection of
Dannon Way and 6400 West) and recommend denial of the request to not construct the roundabout
improvements within 6400 West, based on the findings in this repont, the City Engineers memorandum (Exhibit
J), and the following condition of approval:

The applicant/developer shall install an appropriate weed barrier and a minimum 4 inches of cobble in
all areas where landscaping within the parkstrips are waived (between New Bingham Highway and the
northern throat of the roundabout intersection of Dannon Way and 6400 West),

Motion #2:
Staff recommended that the Planning Commission forward a negative recommendation to the City Council to

waive the requirement to install the roundabout improvements as part of the 6400 West road design, based on
the findings in this report, the City Engineers memorandum (Exhibit J), and the inclusion of this portion of road
in the deferral agreement,

Einal Development Plan

Staff recommended that the Planning Commission approve the final development plan for the Wilshire Place
Apartment development located at approximately 6450 West New Bingham Highway in a High Density, Multi-
family Residential (HFR) zoning district, based on the findings in this report and the following conditions:

Conditions of Approval:
1 Meet all preliminary development plan conditions of approval.

Fial Site P!
Staff recommended that the Planning Commission approve the final site plan for the Wilshire Place Apartment
development located at approximately 6450 West New Bingham Highway in a High Density, Multi-family
Residential (HFR) zoning district, based on the findings in this report and the following conditions:

Conditions of Approval:

1. Meet all Preliminary Site Plan conditions of approval,

The Cadyn Meadows Phase 2 Plat must be approved and recorded prior to building permit issuance (14-
3-1).

3. Approval and recordation of a deferral agreement which establishes & timeline for the construction of
6400 West is required. Please note that the subdivision plat listed in condition 2 will not and cannot be
recorded until such time that a deferral agreement is approved and accepted by the applicant and City.
The deferral agreement shall include an approved financial assurance, which covers the costs (100%) of
site revisions (i.., removal and re-landscaping of the temporary driveway).

Approval of a modification to a design standard (the request to waive park strip landscaping in the
portion of 6400 West from New Bingham Highway to the northern throat of the proposed roundabout).

5. Approval of at site plan supplying 566 off-street parking spaces (2.04 spaces/unit) for the development.

6. Meet all Engincering, Public Works, and Fire Depattment redlines.
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Deferral Agréement
The City Attorney’s Office is currently preparing a draft deferral agreement. City staff requested that the
Planting Commission review the main points of the agreement as they have been outlined in this report and then

forward a recommendation to the City Council.

Scott Langford clarified that the temporary emergency vehicle access to the west will have to be built initially.
However, when 6400 West is connected to either Wells Park Road or when Dannon Way connects, the
emergency access will have to be removed. Based on information from the applicant, it is the assumption of
staff that the portion of 6400 West from the northern throat to New Bingham Highway will also be built
initially.

David McKinney asked if the reduction in green space that occurred because of the addition parking will affect
the density allowed.

Scott Langford said there is less green space, but they are still well above the minimum of 20%. However, the
density is also based on amenities, so staff asked the applicant to replace the tot lot to keep the amenity package
intact.

Kathy Hilton identified a possible location next to the basketball court for the tot lot, because the other location
seemed to be too close to the parking area.

Nathan Gedge was excused from the meeting at 7:55 p.m.

Eric Tuttle, 1648 East 3300 South, thanked the commission for their time and the prior approvals on the project.
They felt that the proposed location for the additional parking worked well in front of the clubhouse. He noted
the other existing tot lot and the wet play area in the swimming area and asked that the tot lot in question not be
relocated in the very center of the open space, because that can be used for soccer or Frisbee activities. They felt
there are already enough play area amenities without having to replace the tot lot and that the requirement for

amenities is still met without it.
Kathy Hilton felt that because there were two tot lots on the preliminary plan it should still be included.

Jason Williams, 1467 West Erickson Park Drive, applicant, in response to a question from Commissioner
McKinney, stated that the mechanics of the proposed deferral agreement language has been drafted to meet the
requirements of what the city wants the developers to do, but they haven’t seen the rough draft yet. He
understands what staff wants and what they as developers are proposing and he believes they have reached

common ground on that,

David McKinney felt like the defesral agreement was a key component of the approvals, so it was important that
they have an agreement on the basic outline of the deferral agreement. He read through the main points as listed

in Exhibit M.

Comments from the applicant on the points were:

#1:  Mr. Williams said from his indication anything that would be built to the south or on LaMar Coon’s
property or future development to their 11 acres would trigger it or 5 years. However, they would only be able

to complete and develop the completion of the road that they own and control, which they put on the design
modification request application. The roundabout area would have to be discussed in the deferral agreement and

how that would take place. Clarification was made that the trigger was when the improvements to the south
went in and not if development occurred,
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#2:  Mr. Williams said that was his understanding.
#3:  Mr. Williams believed that had already been done.

#4: Mr. Williams said that is correct with the understanding that they won’t bond for the LaMar Coon
property. Greg Davenport said the attorey is asking for a bond for improvements of the LaMar Coon property,
but not a bond for the dedication of the property. Jason Williams said until he sees a final draft of the deferral
agreement he would like to state that obtaining a bond for land and improvements on land they do not own
would be impossible right now. They would be allowed to put up a cash bond, but he hoped the council would
understand that already putting forth $1.3 million in bonds in one form or another for off-site improvements and
then to put up another bond for $100,000 to $200,000 in cash for the roundabout is pushing their limits even
further in being able to bond. He does not know if they would be able to bond for LaMar Coon’s property.

#5: Mr. Williams agreed with that.
#6: Mr. Williams agreed with that.

Referring back to point #4, Jason Williams said the bond may not be impossible, but with no financial
respansibility for reimbursement from adjacent properties or with no cooperation for the land on that portion of
the property it ties their hands to a certain degree. He asked them to understand the financial burden that it will

put on their project. Without having the agreement in place, he can’t say more than there is common ground.

There was clarification on the location of the proposed road, which is not on Mr. Coon'’s property. It was also
pointed out that the applicant is the one who proposed the roundabout, and not the city. The applicant
confirmed that the access from Pemberly Vale Road will not be built, but it was originally shown on the
application to HUD, so it is still shown in order not to disturb their financial application. But their intent is to

get their access from 6400 West.
Kathy Hilton was concerned that there aren’t two main access points.
Justin Stoker pointed out that it shouldn’t cause any problems, because there won’t be a slowdown of any traffic.

Ken Olson explained that their project will be built all af once within 18 months. At the planning commission
and city council the traffic engineer stated that the access could handle double the amount of units that they
have, and that was at the access with the left turn, stop situation. The proposed access onto 6400 West will not
have a stop situation, so there won't be a bottleneck, and it will handle even more than the other one with ample
safety and access, He said he could show examples of 700 units in South Jordan where they have an access this
size, or the Santa Fe apartments that have 490 units without even a secondary emergency access. They asked
for a waiver of the roundabout, because they feel the project is safe and has proper traffic flow. Also, they
won’t be getting any payback from the neighbors and the upfront costs are astronomical with the off-site sewer,
storm drain, off-site water lines, widening of New Bingham Highway, and the extra wide road across the Orton
property. He said right now they will have to bond $1.3 million, and he didn’t know if they can bond 1.5 right
now since bonding has changed. If they have to bond over LaMar Coon’s property they don’t know if it can
happen. All the neighboring properties want the project to happen.

Justin Stoker asked if the Pemberly Vale access isn’t constructed would the 25-foot driveway from 6400 West
be sufficient to serve all the units.

Ken Olson said 25 feet of asphalt is very close to what it would have been at the Pemberly Vale access, but now
they won’t have the stop situation on a major highway. The traffic engineer testified that it is more than ample
since it is a through road. There will be only one general aceess point for the property in the beginning,
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Eric Tuttle stated that another project of theirs was almost identical and was tied in with a condominium project
with 400 units and only one exit. This project is only 278 units. Everyone doesn’t come and go at the same
time, so even if they all left in one hour that would be 3 cars per minute. They are not talking about hundreds of
cars leaving instantly. He was not concerned with the amount of traffic at all.

Kevin Orton, 2518 West Kamas Drive, owner of the property that 6400 West will be built on, stated that they
agree with the project and to all the terms to put the road on their property. They think it will be a good project.

Brian Williams, 11221 South Aubrey Meadows Circle, one of the property owners, said they had made huge
progress on the project. They have their commitment from HUD on the 28®, they have their funds, but the
money that is available doesn’t help them with the off-sites. They are working together to get the 6400 West

master planned road done.
Further public comment was closed at this point for this item.

It was clarified that UDOT will not allow two access points onto New Bingham Highway. It was either install
Pemberly Vale Road or get the access from 6400 West, but once 6400 West was connected to New Bingham

Highway the other access was not an option.

Answering Justin Stoker’s question, Greg Davenport said that the traffic report prepared by the applicant
indicated that one general access point would be safe, He didn’t know that it was the ideal situation, which is
why ultimately the city wants 6400 West to be built to provide another access, but it would be safe,

There was a brief discussion regarding the width of the 20-foot emergency access and that emergency response
for a fire would be coming from all directions.

David McKinney pointed out that the Ridge at Jordan Landing apartment complex is similar in nature to this and
it has only one access from a roundzbout. He felt that the primary issue is related to the deferral agreement, He
asked Mr. Thorup what the options for point #4 of the development agreement are for bonding for

improvements on property they don’t own or have rights to develop.

Robert Thorup said the only option would be that the city wants them to bond for what they ultimately have to
build, because they should be responsible. He said there will be a pioneering agreement in place where the
applicant might be able to recover some of the money.

Tom Burdett said 6400 West north of the site constructed by DR Horton adjacent to the Copperfield subdivision
was a similar situation where they had to secure half of the right-of-way from the Jones family for half of 6400

West, which ultimately included city assistance.
Justin Stoker asked if the option is on the table where the city might help to obtain the property.

Tom Burdett said that after reasonable due diligence and reasonable offers are made and documented and
appraisals are done, if this is part of the roadway system that the city would be willing to go through the process

of eminent domain proceedings to take care of the issue.

There was a brief discussion regarding the emergency access and if at some point in the future it could become
part of a permanent access when that property develops. However, UDOT would have to give approvals as

well.
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Kathy Hilton asked if the traffic engineers knew that the entrance to the complex from 6400 West would only be
25’ wide when they did the study that said it was adequate.

Greg Davenport thought that the original study only looked at the Pemberly Vale access, which is abont 26 feet
wide. The nicer part sbout an access from 6400 West is that when they get to the intersection of New Bingham
Highway it will be 45 feet wide instead of 25 feet, so there will be stacking distance and left and right turn lanes,
which will make that access safer than the Pemberly Vale access.

Justin Stoker said he lives in a single-family residential neighborhood with approximately 200 units. It has two
access points, but he lives next to one of them, and there are never 3 cars together. He felt that the proposed
access would be fine. There might be three or four cars at the intersection at peak times, but it shouldn’t be bad.

David McKinney said regarding the tot lot that he would still like to see it in the plan. He pointed out a potential
location away from the large field and the parking ares, but he wasn’t too concerned that it was next to the

parking,

Justin Stoker said he didn’t want it next to the parking area, because it is only ten feet away. He would rather
just see it removed considering the amount of amenities that are being provided.

Kathy Hilton said that she still wanted it in the plan.

Ellen Smith said, as a mother, that she would not want to take her children all the way to the south end to play
She would like to see it stay, but she didn’t want it next to the parking.

A location west of the new parking area was suggested and supported.
David McKinney asked if the removal of the tot lot would affect the densities.

Scott Langford said that is up to the Commission. If they think it will affect the total amenity package it is at
their discretion. Staff suggested moving it to the west of the parking lot, but the applicant preferred the other
location. Whatever the commission decides tonight will be what is built.

Justin Stoker said his concern was with the safety of the area, and that they install a knee-high fence for
protection if it remains where it is.

David McKinney said they could provide a similar area with a sidewalk like the one to the south to the area west
of the new parking.

Regarding the roundabout, David McKinney agreed with the staff”s reccommendation. John Winn and Kathy
Hilton both agreed,

MOTION:  David MeKinney moved that they approve the Final Subdivision Plat of Cadyn Meadows
Phase 2; approximately 6450 West New Bingham Highway; Cadyn LC/Ken Olson
{applicant) based on the findings of fact and the testimony and information presented with
conditions of approval 1 through 4 im the staff report. The motion was seconded by John
Winn and passed 6-0 in favor, Nathan Gedge was absent.

MOTION: David McKinney moved to approve the Final Development Plan for Wilshire Place Apartment
Development; approximately 6450 West New Bingham Highway; Wilshire Place LC/Ken
Olson (applicant) with condition #1 and adding;
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2 The north tot lot play area be moved to an area west of the newly proposed parking

expansion.
The motion was seconded by John Winn.

Ellen Smith wanted to clarify what application they were voting on.
David McKinngy withdrew the motion.

MOTION: David McKinney moved to approve the Final Development Plan for Wilshire Place
Apartment Development; approximately 6450 West New Bingham Highway; Wilshire
Place LC/Ken Olson (applicant) with condition of approval number 1 in the staff report.
The motion was seconded by John Winn and passed 6-0 in favor. Nathan Gedge was

absent.

Ellen Smith said her big concern with the site plan was with the single access to the development. It will
probably not be an issue, but they have to think about emergency situations, and she didn’t know if a 20-foot

emergency road would be adequate to provide aceess.

Rodger Broom¢ didn’t believe that the fire code restricts emergency access, meaning that if the fire department
chose to use it for evacuation they could. However, they probably wouldn’t, because they would be more
concemed with evacuating people and not cars. So they would probably only use that road for emergency

vehicles.

David McKinney asked what would happen if the main access point were blocked by a large accident, if the
residents would be blocked in the development, and he also asked if that is the same situation they currently

have in other developments of this size.

Rodger Broomé said if there was an accident right in the driveway it could cut off the access if it were
something like an auto pedestrian accident with a fatality. He didn’t know if they would use the emergency
access to New Bingham Highway as a contingency, but he also didn’t think the fire code or traffic code would

restrict that.

Justin Stoker didn’t think this situation was extraordinary, and they could operate just as well as the other
similar developments arcund the city.

David McKinney recognized the concern, but felt that they are within reasonable guidelines to allow it as
proposed.

MOTION: David McKinney moved to approve the Final Site Plan for Wilshire Place Apartment
Development; approximately 6450 West New Bingham Highway; Wilshire Place LC/Ken
Olson (applicant) with conditions 1 through 6 in the staff report adding:
Z The north tot Jot be moved to a location west of the adjacent expanded parking area.
The motion was seconded by Justin Stoker.

ROLL CALL VOTE:
Commissioner Stoker — yes
Commissioner Hilton — no
Commissioner Winn — yes
Commissioner Valenzuela —no
Commissioner Smith —no
Commissioner McKinney — yes
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The motion failed 3-3.

MOTION:  David McKinney moved based upon the findings of fact and testimony provided to
forward a negative recommendation to the City Council to waive the requirement to
install the roundabout improvements as part of the 6400 West road design. The motion
was seconded by John Winn and passed 6-0 in favor of a negative recommendation.
Nathan Gedge was absent.

MOTION: David McKinney moved to forward a positive recommendation to the City Council to
modify Section 14-5-8 of the Municipal Code waiving the requirement to install parkstrip
landscaping in a portion of 6400 West between New Bingham Highway and the northern
throat of the roundabout intersection of Dannon Way and 6400 West with the condition
number 1 as listed in the staff report. The motion was seconded by Kathy Hilton and

passed 6-0 in favor, Nathan Gedge was absent..

There was a brief discussion regarding the deferral agreement. The commission doesn’t really have a direct role
with the deferral agreement, and there is no requirement for their recommendation. The recommendation
regarding the roundabout gives the council guidance as to the commission’s feelings.

There was discussion on if the concerns of the site plan could be addressed and given approval tonight. Tom
Burdett said the 3-3 vote neither approved nor denied the plan. The commission could identify what changes
they desire and ask that it come back to them, there could be an alternative motion with conditions, or they could

deny based on findings.

Kathy Hilton was still concerned with the safety issue of only one small access, yet according to staff, UDOT
won'’t grant an access on New Bingham Highway anyway if 6400 West is in place.

David McKinney said his background is as a civil engineer with traffic engineering as part of that, and he felt
that the capacity of a two lane entrance is fairly large. An accident that might block the entrance would be a
significant inconvenience, but that kind of event is relatively unlikely. He knows of other developments that
have a similar singular access point. This project will ultimately have two entrances, and the deferral agreement

lists the triggers for that construetion.

Scott Langford read from the subdivision ordinance regarding multiple access points, which states that “a
minimum of two points of ingress and egress are required for residential subdivisions unless the fire chief or his
or her designee determines that more than one access point is not necessary to protect the public health and
safety. The owner/developer may comply with this requirement by platting stub streets which connect to future
streets’, which the applicant has done. When 6400 West is ultimately built it will be a beiter scenario for the
residents, but staff felt that the application meets the code.

Robert Thorup said that the planning commission approved the preliminary site plan 6-1 with only one access
onto New Bingham Highway in addition to the emergency temporary road. If the commission were going to
deny the final application having approved only one access point on the preliminary, there would have to be
same findings as to what it was that is different that suddenly caused a change. The applicant has relied upon
the preliminary approval of the one access and would be entitled to have specific findings as to what else is
wrong with the application if it were to be denied.

Ellen Smith explained that she voted for the preliminary plat, but afterward she had wished that she had voted
no, partly becanse of the access and partly because she didn’t think this section of New Bingham has the
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infrastructure needed to handle this development. Because that road is owned by UDOT, we can approve
anything we want, but the strest won’t be improved unless UDOT does it.

David McKinney pointed out that the traffic engineer said it is adequate, and he didn’t know of any facts that
refiite that.

Justin Stoker said that his subdivision is in a similar situation, and it empties onto a much smaller street than
New Bingham Highway.

John Winn stated that this is more adequate than the area east of Jordan Landing.

Ellen Smith said that is an example of where the city has approved things on both sides of the street that isn’t
owned by West Jordan, If she is forced to change her vote she will, but she stated that Commissioner Hilton was

not on the commission when the preliminary vote was taken, so she is free to vote as she wants.

Kathy Hilton said she didn’t know what findings of fact they could state now. If the preliminary was okay with
one entrance, what has changed so much that they can’t allow one entrance now?

Jesse Valenzuela said he voted no on the preliminary because of the access, and his vote will remain unchanged.
UDQT is not in favor, and he is not in faver. His background and experience shows that if it is incorrectly done
at the start then the problems will follow. He is not emotionally tied to or prejudicial against the project; it is
just the way he sees the construction. Given the amount of people in the development and the situation of the
emergency access that will be gated and not guaranteed to be clear of snow and vehicles if needed are the

reasons he voted no.

It was pointed out that just because someone voted yes on the preliminary it doesn’t require 2 yes vote on the
final, but it would require some kind of factual reason or a change in the plan. It was suggested that the item
could be continued until there was a full commission. Measurements showed that the preliminary access point
at Pemberly Vale Road had 24 feet of asphalt and the new access point from 6400 West has 25 feet of asphalt.

Kathy Hilton stated that she really thought there should be two accesses for safety, but UDOT will not allow
New Bingham to have an access, the emergency road can’t be used as an access, they can’t put a road on LaMar

Coon’s property, and the preliminary was granted with one access.

MOTION:  David McKinney moved based on the findings of fact and the discussion and testimony
presented to approve the Final Site Plan for the Wilshire Place Apartment Development;
approximately 6450 West New Bingham Highway; Wilshire Place, LC/Ken Olson
(applicant) with the conditions of approval 1 through 6 as presented in the staff report,
adding:

7. The north tot lot to be moved to a location west of the proposed expanded parking
area.
The motion was seconded by Justin Stoker.

ROLL CALL VOTE:
Commissioner McKinney - yes
Commissioner Winn — yes
Commissioner Valenzuels — ne
Commissioner Smith — yes
Commissioner Hilton — yes
Commissloner Stoker — yes
Commissioner Gedge — absent
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The motion passed 5-1 in favor.

Tom Burdett gave an update on recent City Council actions,

MOTION:  David McKinney moved to adjourn. There were none opposed.

The meeting adjourned at 9:43 p.m.
Justin Stoker
Chair
ATTEST:
JULIE DAVIS
Executive Assistant
Development Department

Approved this day of , 2010




WEST JORDAN PLANNING COMMISSION STAFF REPORT

DATE: February 2, 2010 ITEM #
PROJECT #: CUP200960158 SIDWELL #: See attached property owner lst

L APPLICATION/REQUEST: Rocky Mountain Power Mona to Oguirrh Transmission
Corridor Project; Southwest Quadrant of City, 10200 South, SR-111 and 8600 South
(Future); Conditional Use Permit; A-20 and P-F Zones; Rocky Mountain Power/Rod Fisher
(applicant) [Ray McCandless #CUP20090015; numerous parcels]

A. APPLICANT: Rocky Mountain Power/Rod Fisher

B. LOCATION:  Southwest Quadrant of City, West of 5600 West
C. ZONING: A-20 and P-F

D. ACREAGE: Approximately 54 acres

. BACKGROUND:

Rocky Mountain Power (RMP) is requesting a Conditional Use Permit to construct a 3-mile long
segment of a new 146-mile long transmission line within West Jordan’s city limits. This line

will run from Mona, Umh through the Tooele val:z s, and over the Oquirth Mountains into the
Salt lake Valley. The transmission line termina»s at RMP’s new Oquirth Substation which is
located at approximately 5800 West New Bingham lighway. The purpose of this transmission
line is to provide additional capacity in the Salt Leke Valley to handle an estimated 200-250
megawatts of annual growth in demand, as well as to meet obligations ectablished by the Federal
Energy and Regulatory Commission to, “accommodate requests (internal and external) for
transmission services.” Rocky Mountain Power will be acquiring new easements on all
properties in the city over which the new lines are planned to be extended, where no fee-simple

purchases ere intended along this portion of the corridor.

IIIl. GENERAL INFORMATION & ANALYSIS
The subject property’s surrounding zoning and land uses are as follows:

P
e

xisting Land Use - "
Agricultural A-20, LSFR, VLSFR
xtra-Jurisdictional Industrial, Landfill outh *5=dan C*y / Salt Lake County
-20, SC-2, SC-1, R-1-10E, MFR, M-1,
Agricultural, Residential, Industrial -M ]
-zt Agricultural A-20, P-F =
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The Zoning Ordinance requires a Conditional Use Petmit for all large-scale eleciric power
transmission lines with a capacity of 69 kV or greater. The proposed lines are 345 kV.

For the purpose of this application, the proposed route through West Jordan commences at
approximately 8600 South at Barney’s Canyon, located at the City’s western most boundary, At
this point the utility extends along the south side of the future 8600 South right-of-way to SR-
111 Highway. The line will then contumue along the south side of SR-111 to the southern
boundary of the City. In South Jordan, the line will continue along the south side of the Old
Bingham Highway until crossing back into West Jordan to connect to the Oquirrh Substation.
RMP has indicated that the City of South Jordan recently granted a Conditional Use Permit to
allow the new power lines to run along the south side of the Old Bingham Highway between SR-

111 and the Oquirrh Substation (see Exhibit B).

The General Plan’s Future Land Use map (Exhibit A) shows a variety of future land uses along
this proposed utility corridor, with the majority of abutting land being medium and low density
residential in nature except &t 9000 South and SR-111 where the primary future land use is
commercial,

Engineering comments:

The Engmeenng Department has indicated that th- applicant should agree to allow road
crossings at points shown on the current West Jordan Transportation Master Plan and that all
structures be located outsid= any future road right-of-wvay. 8R-111 may require that pedestrisn
bridges be installed at some point in the future. RMP will be required to examine any possible
conficts with this future use. The Enginecring Department requires that any alteration of any
natural drainage channels be approved by the applicable permitting agency. There is a planned
storm waler detention basin adjacent to SR-111 and Barney’s Creek. The Engineering

requests that the applicant agree to not restrict the City from obtaining property or

easements for the future detention basin (exhibit J).

IV. FINDINGS OF FACT
Section 13-7E-8: Findings for Approval.

Prior to approving any application for a Conditional Use Permit, the Planning Commission shall
find that the use meets the following criteria:

Criteria A:  The proposed use is consistent with the intent of the goals and policies of the
general plan and the purpose of the zone district in which the site is located.

Discussion: The General Plan recognizes the need for utility infrastructure
upgrades in a growing urban arca and supports such facilities as stated in the
following policy:

2 i
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Commenial Goals and Pc’’;s, Goal 2. Policy 1, Implementation Measure §
Pace 19: “Provide adequate inimstructure sized to support dsvelopment and

anticipated needs.”

Finding: The primary reason behind this utility expansion is to provide
needed and necessary power to not only the City of West Jordan but the Salt
Lake Valley as a whole.

Although the need for utility infrastructure is recognized, the General Plan
contains several policies that encourage compatibil:: 7 of utility infrastructure with
the surrounding neighborhoods in scale, appearance and location. Goals and
policies of the General Plan specific to neighborhood compatibility are as follows:

&

Gpal 2, Policy 1. Implementation Measure 9, Page 16: “Encourage the
wnderground placement of all utility lines throughout residential areas.”

Goal 1. Policy 1, Imp'smentation Measure 8, Page 20: “Encourage the
underground placement of all utility lines throughout commercial areas.”

Finding: Undergrounding power lines of this magnitude is not physically
practical, financially feasible, nor would it be safe due to the potential for
groundwater entering conduifs.

Cr=l 2 Polime 1, Funlementation Measure 3, Page 17: “Utilize present utility
infrastructure to its capacity before extending additional utilities to
undeveloped land.”

Finding: Due to the tremendous amount of growth that has occurred in the
Salt Lake Valley over the past several years, RMP’s existing infrastructare in
the City and throughout the valley cannot support the demand being created,
particularly during hot summer months and extremely cold winter days.

Goal 1, Policy 1. Pege 76: “Encourage hillside development that avoids
negative environmental and aesthetic consequences to the immediate and
surrounding area. Do not degrade the views and vistas to and from public

arcas,

View Corridors and Vistas, Page 91: This section of the General Plan states
that “A vista is & wider perspective or panoramic view. L also discusses
preserving open view corridors down streets and vistas such as the panoramic
backdrop of the Oquirth and Wasatch Monntains as seen from fiture

residential areas abutting the proposed corridor.

Finding: As the hillside west of SR-111 develops in the future, the Planning
staff is of the opinion that a large power line such as the one proposed west of
the city limits (Exhibit I) , will bave worse aesthetic and environmental



consequences than being placed along a future arterial corridor, and in an area
where there is already an existing large power line. There are several other
reasons that the western-most option is impractical. The reasons for not
locating west of the city limits include:

1. On the hillside, the power lines will be elevated and visible from a
greater distance and a greater impact to vista views;

2. RMRP has cited several underground obstructions (and easements) as
pert of Kennecott Copper’s operations;

3. Fossible greater impacts to future residential development (i.e., no
arterial or major collector roads are currently being built west of SR-
111;

4. Topographical and slope changes in the land which increase the cost of
installing the utility;

5. More impact to/from necessary access roads; and,

6. Difficulty getting to the south side of Old Bingham Highway and the
location of the Bingham Creek Cemetery

Given the inherent incompatibility of the proposed, but necessary power
lines/poles, Rocky Mountain Power has addressed the Goals and Policies of the
City’s Comprehensive General Plan as they relate to this proposal. Visual
concerns are discussed in the attached Summary of “Proje:t Compliance with
General Plan Visual Goals” (see Exhibit H).

While the proposed route is presently over undevelopsd land, the area will
develop in the future. The Future Land Use Map anticipates that there will be both
residential and commercial development on the east and west sid:s of SR-111.
Transmission towers 115 to 175 fect in height cléarly do not enhance the visual
character of regidential or commescial arcas nor does the scale of such towers.
That said, there is little that can be done to minimize the visual impacts of such
large structures. The proposed towers will impact the views of both the Wasatch
Mountains and Oquirth Mountains from adjoining arcas on both sides of the
utility, regardless of which option is chosen. The only feasible options for
mitigating visual impacts are to:

1. If possible, reduce the height of the transmission lines and poles;

2. Install vegetative screening (which will not be significantly effective) or
relocating the power lines clsewhere.

3. Modify the existing Futurc Land Use map to increase the residential buffer
areas; and,

4. Request that Rocky Mountain Power work with the City to provide for an
interconnecting trail or pedestrian walkway that would follow and parallel
the path of the proposed corridor (ic, make the best use of the land,
knowing the constraints).

Rock: e uizhy Powger a'vn ta) i Tregomiaalon Cund 2 AP
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Criterin B:

Criteri

Finding: Although the proposed new transmission corridor conflicts with several
goals and policies of the City’s Comprehensive Gen..al Plan, staff questions
whether the alternative to construct the power lines west of the city limits creates
any fewer negative impacts, where in fact, it could be more impactful, more
costly, and less practical.

The proposed use will not be materially detrimental to the heaith, sqfety, or
general welfare of persons residing or working in the neighborkood of the
proposed use or have an adverse effect on the property, adjacent properties, the
surrounding neighborhood or the City as a whole as a result of the type of use
or kours of vperation,

Discussion:  Building materials will be those that are industry standard for
structures supporting high voltage transmission lines to ensure safety and
durability,. RMP has verbally indicated that the proposed towers are built to
withstand all foreseeable environmental conditions (wind load, seismic activity,
liquefaction ete.).

o tric and Mognetic Fields (EMF) - RMP States that “The levels of EMF ai the

edge of the right-of-way and beyond would be below the limits for human
exposure recommended by both the International Commission for Nonionizing
Radiation Protection (ICNIRP) and the International] Committee for

Electromagnetic Safety (ICES).

Noise - RMP states that *“The audible noise levels at the edges of the 345 kV
transmission structurcs right-of-ways arc s than 55dBA, the annual average
level outdoor target value published by the EPA’. Conversational speech is 60
decibels. The noise generated by SR-111 will negate any noise the power lines
will produce.

Finding: Based on the information provided by RMP, the proposed use does not
appear be materially detrimental to the health, safety, or general welfare of
persons residing or working in the neighborhood of the proposed use or have an
adverse effect on the property, adjacent properties, the surrounding neighborhood
or the City as a whole as a result of the type of use or hours of operation.
Knowing this, the City's P anning staff will still seek to mitigate any future
development along the proposed utility corridor through proper buffering and best
land use practices — most of vhich can be accomplished through good design and
engineering,

The proposed site is adequate in size and shape to accommodate the proposed
use and that all reguirements for the zone district, including but not Umited to
setbacks, parking, on site circulation, screening, buffering, and landscaping are
being mel.



Criteria D:

Criteria E:

Priscussion: As noted in this report, because of the scale of the transmission
towers, there is no realistic or practical way to screen or buffer the transmission
lines and poles, The proposed route is Jocated within and along the corridor of a
number of vacant agricultural parcels with underlying future commercial and
residential land use designations,

As there will be no employees required for electrical transmission towers, there is
no need for parking or site circulation. Access to the transmission corridor is
proposed off of SR-111 and the fiture planned 8600 South Street west of SR-111.

Finding: The propos:d site {corridor) is adequate to accommodate the proposed
use and all requirements for the zoning districts, including but not limited to
setbacks, parking, on site circulation, screening, buffering, and landsceping are
being met if the conditions of approval are met.

The proposed site has adequate access to public streets and highways to carry
the type and quantily of traffic whick may be generated by the subject use and
on site circulation is adequate to permit driveways, parking and loading
requirements in @ manner which is safe and efficient,

Discassion: The proposed transmission comidor towers will not have any

occupancy, therefore no parking is required. The corridor can be accessed for
maintenance from SR-111 Highway and the future 8600 South Street west of

SR-111. No other parking or access considerations are necessary,

Future development of the vacant land around the corridor may be impacted by
having reduced accessibility to SR-111 Highway and the fidure 8600 South
through the power corridor if construct=d as proposed; however, this will be
mitigated due to the fact that the new poles will be placed in-line with ths existing
poles along SR-111. As a note, the existing poles along the west side of SR-111
are approximately 50 to 60 feet in height, and it is not RMP’s goal, at this time, to
rernove the existing lines and poles (i.e., the lines on the existing poles will not be
transferred and consolidated to the proposed new poles).

Finding: The site will bave adequate access to public streets and highways to
carry the type and quantity of traffic which may be generated by the subject use
and on site circulation is adequate to permit driveways, parking and loading
requirements in a manner which is safe and efficient. The new poles will not
affect access to SR-111 any more than the existing poles now do.

The proposed use will ensure compatibility with surrounding uses and will use
building materials that are in harmony with the area.

Discnssion: The proposed transmission towers cannot be made compatible with

the height and scale of future single~family residential areas simply due to their
size. The poles will be spaced at approximately 700-800 feet apart which is about

- At



one pole for every 4 existing poles along SR-111. The spacins of new poles is
greater than the existing poles which will reduce (horizontal) visual impacts to
gome degr= =,

Staff is recommending that the poles be galvanized steel which has a grey
appearance as it weathers. Another color option RMP offess is & rust colored pole
which works against a mountain backdrop, but because the poles will primarily be
seen against the sky from adjoining properties, staff is of the opinion that
galvanized steel is a better color choice at this location.

Finding: Visual compatibility is discussed in Criterion A above. Building
materials will be industry standard to ensure safety and durability, but will not be
architecturally compatible with any future residential development abutting the
proposed transmission corridor. If the Conditional Use Permit is approved, the
poles should be galvanized steel in color.

Criteria F:  Adequate conditions or stipulations have been incorporated into the approval of
the Conditiong! Use Permit to ensure that any anticipated detrimental effects

can be mitigated.
Discussion: The approval option presented in the recommendations section
“incorporates conditions and stipulations to attempt to mitigate the anticipated

detrimental effects and impacts of the proposed transmission line. The Planning
Commission may d-cide to add additional conditions should it decide to approve

the application.

Finding: Adequate conditions or stipulations have been incorporated into the
approval option for this Conditional Usc Permit application to ensure that any
anticipated detrimental effects are mitigat:d.

Criteria G:  Notice of the proposed development and signature approvel of such
development has been given to and obtained from the city water and sewer

Jity administrat
Discussion: The proposed transmission corridor will have no impact on city
utilities.

Fipding: This criterion is not applicable as the proposed transmission corridor
will use no city utility services.

V. CONCLUSION:

Staff concludes that although it is not possible to fully mitigate visual impacts created by such a
large utility structure, the SR-111 option (Option D) as proposed is the best alternsative for
locating such a facility. The transmission line parallels another large existing power line and a



highway where noise impacts are existing and will likely incr-ase in the future. The pole spacing
will not affect future roadways any morc that the existing power lines now do. In addition, the
adjoining property is currently vacant and any .uture development would need to incorporate
design considerations for the highway and existing transmission line regardless of whether the
new transmission line is constructed.

VI. STAFF RECOMMENDATIONS:
Bas«d op fue Findings of Fact contained in this report, Staff recommends that the Planning
Commission the requested Conditional Use Permit with the following cenditions:
To the greatest extent possible, the proposed pole spacing maich the pole spacing of the

L.
2
3

4,

-

existing transmission line.

The proposed pole spacing not interfere with any proposed intersection right-of-way.
. The transmission line not interfere with any proposed roadways shown on the City’s

Transporiation Master Plan.

The transmission line pole spacing accommodates tk: City’s proposed detention area at

Barney’s Creek and SR-111.
The proposed tremsmission line meet all applicable EMF safety standards,

RMP allow the future accommodation of improvements for & north-south pedestrian
walkway or other improvements as needed in RMP’s easement along the west side of SR-

111.
(Bxhibit J).

VII. ATTACHMENTS:

Exhibit A - Future Land Use / Zoning Map

Exhibit B - Aurial Photograph / Zoning Map
Exhibit C - Alternative Routes Map from EIS
Bxhibit 0 - Alternative Routes Schematic from EIS
Exhibit E - Tower and Right of Way Cross Section
¥xhibit F - Existing Land Use, Zoning and Future Roads
Bxhibit G - Future Roads

¥xhibit H - Other Information

Exhibit I - Photographs

Exhibit J - Engineering Comments

Exhibit K - Application
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‘That the applicant complies with all items listed in the attached Enginecring Memorandum
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West Jordan CUP 2/ 02/ 10 Expires 2/02/11 per ordinance see
supplemental height allowances.

ltems in CUP document as references to Pre / construct and post construction representations

MOTION: Kathy Hilton moved to approve the Conditional Use permit for Rocky Mountain
Power Mona to Oquirrh Transmission Corridor Project with the contingent of the EIS
Report being returned [giving permits at 8600 South]. The motion was seconded by
Nathan Gedge.

AMENDED

MOTION: Nathan Gedge amended the motion to include the conditions of approval 1
through 7 as contained in the planning commission packet. The amendment was
accepted and the amended motion passed 6-1 in favor with David McKinney casting the
negative vote.

Based on the findings of fact contained in the report, staff recommended that the Planning
Commission grant the requested conditional use permit with the following conditions:

1. To the greatest extent possible, the proposed pole spacing match the pole spacing of the
existing transmission line.

2. The proposed pole spacing not interfere with any proposed intersection right-of-way.

3. The transmission line not interfere with any proposed roadways shown on the City’s

Transportation Master Plan.

4. The transmission line pole spacing accommodates the City’s proposed detention area at
Barney’s Creek and SR-111.

5. The proposed transmission line meet all applicable EMF safety standards.

6. RMP allow the future accommodation of improvements for a north-south pedestrian walkway
or other improvements as needed in RMP’s easement along the west side of SR-111.

7. That the applicant complies with all items listed in the attached Engineering Memorandum

(Exhibit J).
(Exhibit J)

City of West Jordan

Public Works Department

Engineering Division

MEMORANDUM

DATE: 1/27/2010

TO: West Jordan Planning Commission

FROM: Greg Davenport, PE

SUBJECT: Mona to Oquirrh Conditional Use Permit

Dear Planning Commission,

West Jordan Engineering staff has reviewed the Conditional Use Permit requested by
Rocky Mountain Power and would like to make the following requests for your
consideration.

REQUEST ONE. The proposed construction of a high voltage power line adjacent to
State Route 111 from 8600 South to 10200 South would require the purchase of an



easement or property. This easement or property interest would parallel the highway
and could make it more difficult for master planned roads to cross and service the area
west of the SR-111. The applicant should agree to allow road crossings at points shown
on the current West Jordan Transportation Master Plan and agree to locate any
proposed poles or other structures outside of the future road right of way as shown on
the City Transportation Master Plan.

REQUEST TWO. The proposed use could also make it more difficult for pedestrians to
cross and visit the area west of the SR-111. Future pedestrian crossings of SR-111 will
require pedestrian bridges. Staff requests that Rocky Mountain Power examines any
possible conflict with this future use and adjust pole height or location to allow for both

uses.

REQUEST THREE. The proposed use also crosses natural drainage channels as it
parallels the SR-111. Any alternation of natural drainage channels must be approved by
the City Engineer and permitted by Salt Lake County Flood Control, and any other
agency having jurisdiction over the natural drainage channel. Such alternation could
involve the placing of fill materials, the placing of an access road, or the placement of a
power pole. The applicant should agree to avoid placing fill in the natural drainage
channels, avoid placing poles or structures inside any natural drainage channels, and
avoid placing poles or structures inside any proposed trails that might parallel the
natural channels as shown on the current Trails Master Plan.

REQUEST FOUR. The proposed use is in a similar location as a planned storm water
detention basin adjacent to SR-111 and Barmey’s Creek. This basin is meant to protect
residents in West Jordan from possible flood damage in the event of a large rainfall
event. A detention pond and a utility corridor are not incompatible uses; however the
applicant should agree to not restrict the City from obtain property or an easement for
the future detention basin and its associated piping, overflow structure and outlet
structure through easement conditions.

Thank you for your consideration of our request.

Email 1 29 10 Rod Fisher

All,
The staff report is available on the City's website under the planning commission agenda link below.

The report is very favorable with minimal new requests(mostly coordinating efforts for future cross
streets, detentions, and pedestrian crossings). The findings of fact are very strong and support our

application.
The staff is recommending dull galvanized pole finish.

The report is 25mb, so we won't try to email.

http:/iwww.ci.west-jordan.ut.us/Government.aspx?pglD=2.4.2
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