South Jordan City
Planning Commission Meeting
November 22, 2005

I WORK SESSION - 6:30 P.M.

PRESENT:

EXCUSED:

A.

Chairman — Clark Mabey, Planning Commission —Fred Kankamp, Claron
Perry, and Dwayne Woolley, Community Development Deputy Director —
Brian Preece, Senior Planner — Greg Schindler, Secretary — MaryAnn
Dean, City Engineer — Brad Klavano

Commissioner Kathie Johnson.

Roll Call

All those present are listed above.

B.

Review of the Agenda

The Planning Commission reviewed and discussed the items listed on the agenda.

I GENERAL BUSINESS ITEMS - 7:00 P.M.

PRESENT:

EXCUSED:

AUDIENCE:

Chairman — Clark Mabey, Planning Commission —Fred Kankamp, Claron
Perry, and Dwayne Woolley, Community Development Deputy Director —
Brian Preece, Senior Planner — Greg Schindler, Secretary — MaryAnn
Dean, City Engineer — Brad Klavano

Commissioner Kathie Johnson.

Troy Herold, Brandon Peterson, Joe Solorsa, Mark Varoz, Bruce Snider,
Ty Mccutcheon, John Evans, Dale Evans, Steve Kresser, Tammy Kresser,
Jack Marsh, Cody Wood, Mindy Brown, Gary Langston, Larry Short,
Chris Robbins, Joe P. Harmon, Rita Bellis, Jena Payne, Ivan Klotovich,
Mike Schore, William Rowe, Otto Jones, Linda Auger, James and Paula
Bywater, Mike Jensen, Arla Rolfe, Brian Wyllie, Clay Jensen, Ron and
Cindy Higham, Rich and Janice Tabish, Pete and Markay Perrero, Scott
Culbertson, Melba and Allen Taylor, Larry Larson, Richard Parkinson,
Mark and Tamara Gunderson, Al Peterson, Jerry Jawson, Don Evans,
Jaren Spencer, Jeremy Hart, Connie Larson, Drew Norwood, Larry
Fullmer, Mikkel Storm, Bonnie and John Mitchell, Russ and Amber Park,
Jeff Coon

Welcome and Roll Call
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Chairman Mabey welcomed everyone present. All members of the Planning Commission
were present.

B. Approval of Agenda
The Planning Commission noted some spelling errors to the agenda.

Commissioner Woolley made a motion to approve the agenda. Commissioner
Kankamp seconded the motion. The vote was unanimous in favor, with
Commissioner Johnson absent.

C. Approval of the Minutes of the Meeting held on November 8, 2005
The Planning Commission noted some changes made to the minutes in the work session.

Commissioner Kankamp made a motion to approve the November 8, 2005 Planning
Commission minutes, as amended. Commissioner Woolley seconded the motion.
The vote was 3-0 in favor, with Commissioner Perry abstaining and Commissioner
Johnson absent.

D. Citizen Request/Comments

Markay Perrero, 10793 S. 3210 W., said she researched the zoning in the area before
she purchased their home. She said rezoning the area around them to high density is
specifically what she was looking to avoid. She said she was told that South Jordan was
very proud to not have high density residential developments. Chairman Mabey said this
issue will be addressed in item IV. D. on the agenda.

John Harmon, 3506 W. Zacks Cove (10930 S.), said he called the City in August
regarding some street lights not working in his neighborhood. He said he called again on
September 7™ and November 9". Chairman Mabey said Mr. Harmon should contact his
City Council member on this issue. Mr. Harmon said he feels the City employees should
be able to take care of the street light problem. He expressed concern about the lack of
follow up by staff.

1T SPECIAL BUSINESS ITEMS

None.

I ACTION ITEMS

A. File #SUB-2005.82, Application To Amend The Recorded Plat Of The
Cottages At Temple View, Phase II, Located At Approximately 1690 West
9520 South, Brent Robison (Applicant).
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Commissioner Perry was excused for this item due to a conflict of interest because of an

outside business interest with the applicant.
Senior Planner Schindler reviewed the background information on this item.

Commissioner Woolley made a motion to approve File #SUB-2005.82, Application
To Amend The Recorded Plat Of The Cottages At Temple View, Phase II, Located
At Approximately 1690 West 9520 South, with the following conditions:

1. The proposed 3 dwelling unit building matches those that were previously

approved and those that are existing.

2. All City Fire, Building, Engineering and Planning Requirements are met.
Commissioner Kankamp seconded the motion. The vote was unanimous in favor,
with Commissioner Perry recusing and Commissioner Johnson absent.

IV PUBLIC HEARING ITEMS

B. File #LUA-2005.17A Future Land Use Amendment Application, From Low
Density Residential, Office Space And Recreation/Open Space To Commercial
(Approx. 12 Acres), And File #REZ-2005.24A Rezone Application From A-5
(Agriculture) To C-C (Community Commercial) Generally Located East Of
Bangerter Highway Between Approximately 10300 South and Approximately
10450 South, Approximately 26.75 Acres, Peterson Development (Applicant).

Senior Planner Schindler reviewed the background information on this item. He said the
original application was withdrawn before the City Council made a decision. He said they
have now broken up the application into three separate applications. He said the first
hearing is on the commercial area. Senior Planner Schindler reviewed the current land
uses on a map. He showed the area that they want to rezone to commercial and which
area that is proposed for office.

Troy Herold, CLC Associates, said they have been working with Peterson Development
and the City to come to a resolution on this property. He said they understand that there
are concerns. He said they want to focus on each area separately. He said he feels the
proposed commercial area makes sense.

Chairman Mabey opened the public hearing.

Troy Warner, 10656 S. Jacob Astro Way, asked if there will be sound barrier walls
along Bangerter with the proposed commercial site, and who will pay for that? He noted
that there are sound barrier walls along most of Bangerter Highway.

Senior Planner Schindler said the City Council does not want sound barrier walls next to
Bangerter Highway. He said that is why they are not approving residential areas next to
Bangerter Highway. There are commercial and office uses proposed to 11800 South. He
said sound barriers are not generally installed next to office and commercial uses. He said
development of this area would help reduce traffic noise from Bangerter Highway.
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Dave Hargrave, 3296 W. Provo Cir., said the current traffic on 10400 South is
excessive. He said he does not know how they can propose more commercial without
more roads.

Chairman Mabey said they are supposed to start widening 10400 South this Spring.
Commissioner Kankamp noted that 10400 South is a State project.

Ty Mccutcheon, 9756 S. Dante Rd., representing Kennecott Land and OM Enterprises.
He said they entered into an agreement with the City 5 years ago with the development of
the Daybreak community. That agreement entitled Daybreak to certain uses. Daybreak
made their plan based on the master plans that were in effect at the City, at that time. He
said the size and scope of their project took the master plan into account. Since that time,
the City has approved 1 million additional sq. ft. of retail space at The District. This
proposal would add a significant additional amount of retail and office space. Before
action is taken tonight, they should consider the impact to the street infrastructure as well
as the areas that are already approved and zoned for office, retail, and commercial and
whether this would have a dilutive effect on the viability of those uses. He said they
would like to understand the other infrastructure capacity questions and let the public
review those studies. He said they are preparing their first commercial village to bring
forward soon. He asked that the same careful planning approach that has been used for
Daybreak also be used outside their community so the legacy that they are leaving will be
one that they can be proud of, and that respects the integrity of the plan that they agreed
to 5 years ago.

Jason Peck, said he is building a home in Jones Farm. He asked why are they proposing
a change for such an odd shaped parcel? Chairman Mabey said if this is approved, the
odd shaped parcel would become part of the existing commercial and square off the area.
Mr. Peck asked what is the proposed barrier? Chairman Mabey said those issues will be
addressed with the site plan. He said he would also like to know what happened to the
proposed open space.

Dale Evans, 3247 Millville St., reviewed the first portion of her prepared statement
(Attachment A). She is concerned about the possibility of apartments being brought in.
She said when you bring in too many retail type establishments, it brings in low paying
jobs. They need some quality jobs in South Jordan so people that work in this location
can afford to live in South Jordan.

Rich Tabish, 3264 W. Corinne Dr., suggested that they stop looking at the planning of
South Jordan in bits and pieces. They should look at the community as a whole; make a
plan and stick with the plan.

Dale Evans, 3247 Millville St., said using the commercial property as a buffer to
Bangerter makes no sense. It hasn’t been done, nor has it been needed, in other areas.
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Jim Bywater, 10848 S. Logan Canyon Rd., said he contacted UDOT and 10400 South
won’t start until next Spring. He said with the increase in traffic with the high density
area, it will be hard to get people in and out of their street, even when the road is
widened.

Mark Varoz, 3352 Cache Cir., said he has concerns with the two “islands” of
commercial; they will be forced to put in islands on the road to prevent cross traffic. He
said the access issues will hurt business.

Commissioner Woolley said the developer is aware of the traffic access issues and they
have taken it all into consideration. He said it ties the small commercial areas in with the
rest of the big commercial parcel. Commissioner Kankamp said these issues would be
addressed with the site plan; they are not even sure where the curb cuts will be approved.
City Engineer Klavano said UDOT is planning on installing an island on 10400 South
from 3200 West to Bangerter Highway, with a light likely at River Heights Dr.,

Paul Stringham, Peterson Development, said they are working with UDOT, and they
understand UDOT’s intent for lights and mediums. They fully anticipate the challenges
of the traffic issues. UDOT’s largest concern is safety. The road is planned to be 106 ft. It
will go out to bid in June of ’06, construction will start Fall of *06, and they anticipate
completion of the road in the Fall of "07.

Linda Auger, 10862 Pine Shadow Rd., said at one meeting Peterson Development said
they envisioned this area as a downtown area. She said they have a sufficient downtown
area and sufficient retail at The District. She said they don’t want more retail in this area.
This is a residential area with families and children. They would like it to stay that way.

Larry Larsen, 3278 W. Lewiston Cir., said he would like the Planning Commission to
consider what Kennecott has proposed. He said they should look at other options and
developers that have more of an interest in the feelings of the adjacent neighbors. He said
going left on 10400 South will be dangerous. He understands that there will be a light on
3200 West. He said the Planning Commission has to consider the impact to the neighbors
south of the intersection and how they will be able to go west. They may even be
restricted to a right hand turn only.

Scott Culbertson, 10961 Scotty Dr., said this is a residential area. There are plenty of big
boxes in the area. He said there is no reason to compete with the other businesses. He
said there are a lot of people who paid a lot of money to live in this area with the existing
master plan. He said he thinks South Jordan is served well with a residential community.

William Rowe, 10927 S. Scotty Dr., said the zoning does not conform to the master plan.
He said many retail businesses go out of business and turn into pay day loan type
facilities. He said he is concerned that this development will downsize the quality of
homes in the future. He said this appears to be spot zoning. He said to rezone the area and
cut off the subdivisions with a strip of commercial or office, it would be a disservice to
the community.
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Otto Jones, 3200 W. 10400 S., asked if there has been an environmental impact study
done for this proposal? Chairman Mabey said he does not know. Mr. Jones said with the
impact to the residents in the area, the study might want to be considered and completed.
He said they need to look at the whole community.

John Mitchell, 3239 Smithfield, said it is hard to discern if there will be any parks or
walkways involved in this development. The plan does not seem very definitive at this
point. He said this proposal seems different than in the past. He said the concept of the
zoning of this property has fluctuated.

Chairman Mabey said last time, they wanted the whole area to be zoned as a mixed use.
This time, they are laying out which areas are most appropriate for commercial, office,
and housing. He said now, it is more specific. He said the buildings and layout of the
project will be done with the site plan.

Mr. Mitchell said this creates a lot of anxiety for those that thought the land would be
used for more housing. Commissioner Woolley said this area was master planned for
commercial when Jones Meadows subdivision was built. This proposal just redefines the
outside boundary.

Chairman Mabey closed the public hearing.

Mr. Herold, CLC Associates, said they are only expanding a small area of commercial.
He said in the whole plan, they are only adding 5.25 acres of commercial. The other area
was already master planned commercial. He said they are not trying to plan the area in
bits. He said they are bringing in the three applications separately so they have a more
definitive plan.

Chairman Mabey said the area north of 10400 South will likely be a strip mall; there is
not room for a big box development. Mr. Herold said a mid range box development could
be done north of 10400 South. He said the access to the corner pad sites would be
through the other existing commercial property.

Chairman Mabey said the 6 acres of open space in the land use disappears with this plan.
Will they see the 6 acres of open space come back? Mr. Herold said they will probably
develop more than 6 acres of open space. It will be spread throughout the development,
rather than next to Bangerter. He said they will be doing open space as public plazas. The
open space can be used as buffering. He said the buffering plans, etc. is the next step. The
project is not laid out yet. Chairman Mabey said he would like to see the 6 acres of open
space back when the project is laid out.

Commissioner Perry said they are not adding a lot more commercial, they are just
shifting the uses so there is a better layout of the community. He said the little
commercial that they are adding does not create a great deal of change.
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Commissioner Kankamp said he would also like to see the open space fit back into the
plan. He said the only way that the two “islands” of commercial will work is if there is
cross access through the other commercial area. He said he does not feel there will be a
lot of commercial developed until 10400 South is widened. He said retailers don’t want
to go where customers can’t get to them. He said the commercial property may help get
10400 South developed sooner.

Commissioner Woolley said this area was already master planned commercial. He said
the re-alignment of the commercial property makes it better, but he does not want to
increase the commercial acreage by 5 acres. He said they are also losing some open
space. When the zoning is changed, the site plans only have to meet the zoning codes and
there is no guarantee that they are going to get open space.

Community Development Deputy Director Preece said they don’t have an open space
zone. If they require open space in this manner, it is an illegal taking. He said the City
could either buy the open space or they can trade open space for some densities. He said
they can’t require open space unless there is a tradeoff. He noted that the RM zone
requires some open space.

It was noted that the City Council will be hearing this issue on December 6, 2005.

Commissioner Woolley reiterated his concern for a net increase in commercial. He said
he agrees with the property re-alignment for the commercial use.

Chairman Mabey said this property is currently land used commercial. He said squaring
off the property makes sense. He said when this area goes through the site plan process,
he would like walkways included, things to look attractive. He said he does not have a
large concern with the net increase in commercial because they are also changing some
commercial back to office. Commissioner Woolley said the net increase in commercial is
5 acres, after changing some of the commercial back to office.

Commissioner Kankamp made a motion to forward a favorable recommendation to
the City Council for Resolution No. R2005-60 approving the amendment to the
future land use plan map. Commissioner Perry seconded the motion. The vote was
3-1 in favor, with Commissioner Woolley opposed and Commissioner Johnson
absent.

Commissioner Kankamp made a motion to forward a favorable recommendation to
the City Council for Ordinance No. 2005-29-Z. Commissioner Perry seconded the
motion. The vote was 3-1 in favor, with Commissioner Woolley opposed and
Commissioner Johnson absent.

Chairman Mabey said when the final plat comes through, he would like the same amount
of open space maintained.
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C. File #LUA-2005.17B, Future Land Use Amendment Application, From
Commercial To Office Space And File #REZ-2005.24B Rezone
Application From C-C (Community Commercial) To O-S (Office Service),
Generally Located At 10500 South On the East Side of River Heights
Drive, Approximately 6.71 Acres, Peterson Development (Applicant)

Senior Planner Schindler reviewed the background information on this item.

Commissioner Kankamp asked if the change was made to office tonight, how tall could
the buildings potentially be? Senior Planner Schindler said 6 stories, but that is unlikely
because the taller the buildings get, the larger the setback. He said with the size of this
property, the buildings will realistically be 2 stories at the most.

Commissioner Woolley said the property is currently master planned and zoned
commercial. This proposal is more palatable to the neighbors.

Mr. Herold, CLC Associates, said they are locating the office in this location for the
benefit of the residents. He said they will commit to 2 story offices in this location. This
will serve as a nice buffer and sound barrier to the commercial across River Heights
Drive.

Chairman Mabey opened the public hearing.

Dave Hargrave, 3296 W. Provo Cir., said the office use is the less of two evils. He asked
what is the proposed separation between the office and residential. Will that be a concrete
wall or will they use the existing fence? Senior Planner Schindler said a masonry wall
would be required for either the office or commercial. The Ordinance calls for a 6 ft.
fence, but 8 ft. could be considered. He said they will not necessarily remove the existing
fence. That could be negotiated with the developer.

Commissioner Woolley asked when Mr. Hargrave built his home, did he realize it would
be commercial behind them? Mr. Hargrave said yes.

Melba Taylor, 10613 S. 3210 W., clarified that the higher the office building is, the
bigger the buffer. Senior Planner Schindler said the higher the office building is, the
further the setback from the residential area. Ms. Taylor asked if there is anything in
writing about what type of lights can be used? Senior Planner Schindler said the
Ordinance requires lighting to be directed on site.

Senior Planner Schindler reviewed the requirements for the setbacks for office buildings.
Commissioner Woolley noted that the developer has proposed 2 story office buildings.

Ms. Taylor asked what is the setback for the office building east of the Maverick on
10400 South 2700 West? Senior Planner Schindler said he is not sure what the Ordinance
required when that building was built, but he believes it is a 30 ft. setback.
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It was noted that River Heights Drive is planned to go through to 11400 South.

Mindy Brown, 3228 W. 10755 S., said they lost some open space with the re-alignment
of the commercial area. This 6.7 acres might be a great area for the open space.

Mark Gunderson, 3237 W. 10755 S., suggested that they take this proposed office space
and trade it for the L shaped property, which is currently residential, but they want to
change to commercial. Make this proposed office into residential, and then make the
other parcel commercial so it squares off the commercial parcel. He said the existing
homes would then have residential homes next to them on River Heights Drive.

Scott Culbertson, 10961 Scotty Dr., said Mr. Gunderson’s proposal makes sense. He
asked if the City is not able to designate open space? Community Development Deputy
Director Preece said not unless the City is willing to buy the property or trade it for
higher densities. He said some of the zones require open space, such as the office zone.
Mr. Culbertson said in the end, they are trading open space for higher density.
Community Development Deputy Director Preece said they are compensating the
developer for land that they cannot use. He said they can’t just randomly designate open
space.

Joe Solorsa, 3362 W. Cache Cir., asked where the masonry fence would be installed? Is
there a buffer between the homes and the office property, and what is considered a
buffer? Senior Planner Schindler said the buffer is between the office building and the
home owner’s property line. He said there is a 30 ft. setback, 10 ft. of that has to be
landscaped. He said there are no buildings allowed within the 30 ft., but there could be
parking lots, etc. Mr. Solorsa asked if they could have parking stalls and trash bins right
up to the fence? Senior Planner Schindler said the first 10 ft. behind the fence has to be
landscaped, then there can be parking. He said if the office building is above 2 stories, the
setback increases and the landscaped area increases to 20 ft.

It was noted that River Heights Drive would be widened. It is currently a half width road.
It will cross 10400 South eventually.

Troy Warner, asked about the 50 ft. Jordanell aqueduct that is currently fenced with
white vinyl. He said that property continues into the commercial. Will that continue to be
fenced with the white vinyl? Senior Planner Schindler said he doubts it. He said the vinyl
fence was probably a condition of the Jordan Valley Water Conservancy District when
the subdivisions were built. He said no buildings will be put on the aqueduct, but there
may be a parking lot on the property. He said they may be able to put grass or shrubs on
the aqueduct. Mr. Warner said Peterson Development told him that residential homes
would be built behind him, when he built his home. He said he understood that the master
plan showed commercial. Mr. Warner asked why change a master plan to suit a
developer? Chairman Mabey said the developer owns the land and they are asking for the
change. Mr. Warner said he feels it could be a compromise to put 6 acres of open space
by the residential property. He noted that if they cover up wetlands, the requirement is to
give back twice as much open space.
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Chairman Mabey closed the public hearing.

Chairman Mabey said he likes the change from commercial to office. Commissioner
Perry said this appears to be a down zone. Commissioner Kankamp said this would serve
as a nice buffer between the commercial and the residential. Commissioner Woolley
noted that the next application has a park in the concept plan.

Commissioner Perry made a motion to recommend approval to the City Council for
Resolution No. R2005-61 approving the amendment to the future land use plan
map. Commissioner Woolley seconded the motion. The vote was unanimous in
favor, with Commissioner Johnson absent.

Commissioner Perry made a motion to recommend approval to the City Council for
the adoption of Ordinance No. 2005-30-Z. Commissioner Kankamp seconded the
motion. The vote was unanimous in favor, with Commissioner Johnson absent.

D. File # LUA-2005.17C Future Land Use Amendment Application, From
Commercial, Office Space And Recreation/Open Space To High Density
Residential And File # REZ-2005.24C Rezone Application From A-5
(Agricultural) To RM-5 (Multi-Family Residential-5 Units Per Acre),
Generally Located West Of 3200 West Between 10300 South And 10500
South, Approximately 27.8 Acres, Peterson Development (Applicant).

Senior Planner Schindler reviewed the background information on this item. He said the
current concept plan has 5 units per acre. The density is higher than 5 units per acre to the
north, and it is closer to 4 units per acre on the south. He noted a letter submitted by Ray
and Sharon Remund (Attachment B). He said the Remund’s would prefer a more
balanced housing density on both sides of 10400 South.

Mr. Herold, CLC Associates, reviewed the current land use plan. He said they are looking
at down zoning 27 acres of commercial and office to residential. He said the proposal is
for RM-5. He gave some history on the original proposal. He said they are also proposing
a park as well as the 5 units per acre. He said they feel that there is already sufficient
commercial space. He showed the proposed residential layout, with 6 units per acre to the
north of 10400 South and 4 units per acre proposed south of 10400 South. He said there
will be easy access to the park, which will be a community park. He showed some
proposed housing types, which were one story luxury patio garden homes. He said 5 units
per acre is what will work for them financially since they are having to purchase this
property at the office price. He said the total open space in this area is 39 percent, which
includes a 2.3 acre park. There will also be 1.1 acre of trails accessible to the community.
He said they are looking at doing a club house, a swimming pool, and improved
pedestrian connectivity. He said the minimum square footage for the units would be 1400
sq. ft. He said the homes will be built of high quality building materials. He said the
intent is to build an upscale empty nester residential community, that is owner occupied.
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Commissioner Kankamp said the site plan issues will be addressed later. He asked why
the proposal to change from office to RM-5? Mr. Herold said there is a large triangular
parcel south of the commercial property, along Bangerter Highway, that is land used for
office. He said they also do not feel that office is the most conducive use that far off of
Bangerter Highway.

Chairman Mabey opened the public hearing.

Clay Jensen, 3361 W. Cache Cir., said if they put office or commercial on this property
he would at least have a use for those businesses by his house. He said he does not see
how this proposal fits into being an upscale to the changing of the zoning. He said they
should stick with the master plan and not zone the area high density residential. He said
in Daybreak, they have stipulated that a certain amount of homes have to be owner
occupied. Is that a possibility for this property? He said the developers are making this
change because they don’t need that much office and commercial so they are rezoning it
back to residential.

Rich Tabish, 3264 W. Corinne Dr., said if they are zoning this to high density
residential, why not go back to just residential and let their neighborhood finish. Why do
they have to go to town homes around their expensive homes? This will devalue their
property. He said neither commercial or office makes sense on this property.

Tammy Kresser, 10561 S. 3210 W, said her main concern is changing this area to a
higher density area. The higher density would bring in crime and bring down their
property value. She said she doesn’t understand why they would make the change to high
density when the area is zoned for office. She said if the developer wants to eliminate the
office, they should make the property consistent with their neighborhood.

Richard Smith, 3314 Millville, said he bought his property on over 1/3 of an acre this
year. He said he invested a lot in his landscaping. He said he did that because he has pride
in his home and his neighborhood. He said when they bring in high density, it
downgrades the area quickly. They don’t have the same pride in the community or
homeownership that the people in Jones Meadows are displaying. Either keep it as it is or
let it become a regular residential area, otherwise the area will deteriorate.

Arla Rolfe, said she is against the high density. Once they change it, the developer will
do whatever they want regardless of what they are saying now. She said South Jordan
does not have a good track record with high density developments, and she noted the
parking and road problems in the Bluffs development.

Mark Gunderson, 3237 W. 10755 S., said even though the intent is for empty nester
housing, that has nothing to do with what can legally be done with the homes. He said he
could buy the homes and rent it out. Senior Planner Schindler said they could also rent
their home in Jones Meadows. The zoning Ordinance does not restrict people from
renting their properties. Mr. Gunderson said he feels the proposed housing is more likely
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to become rentals than lower density subdivisions. Commissioner Kankamp said that
could be the case.

Larry Larsen, 3238 W. Lewiston Cir., submitted a written statement on behalf of Carey
and Linda Archibald, Jack and Jody Marsh, Blake and Tiffany Kump, Bart and Tracy
Fullmer, John and Christine Funas, Larry and Connie Larsen. The statement was
prepared by Aaron and Christine Hall. He summarized the written comments
(Attachment C). He said there has been little input from the residents at Peterson’s
meetings; Peterson Development has just told them what they have decided to do. He
said he hopes that the City Council and Planning Commission can weigh the impact to
the neighbors as well as the wishes of the developers.

Melba Taylor, 10613 S. 3210 W., said she understood that the corner was master
planned as commercial and there was office mostly around them. She thanked Peterson
Development for meeting with them. She said two of the main issues are that there is no
guarantee that the homes will be owner occupied, which brings pride. She said they can
never have a guarantee that there would be an age restriction for the new property
owners. She said she is not in favor of the proposal. She said they should stick with the
land use map.

Dale Evans, 3247 Millville St., further reviewed her prepared statement (Attachment A),
covering points 2, 3, 5, and 7 as well as the end of the statement.

Jeremy Hart, 10686 Willow Valley Rd., said unless the developer is willing to change
the density to R-2.5, he would rather leave it as office space because there is no guarantee
with the high density housing. He said the two commercial “islands” make no sense. He
said he has small kids and they would not be playing at a park next to a commercial site.

Ron Higham, 3238 W. Corrine Dr., said it does not make sense to rezone an office space
area to a high density area. It should be developed similar to Jones Meadows, or leave it
as office space. He said he has had past problems with Peterson Development. He said
they need to consider the standpoint of the residents.

Mindy Brown, 3228 W. 10755 S., said Peterson Development does not have to live
where they are living. If they are not going to change the zoning to R-2.5, they should
leave it the way it is or leave the zoning as office.

A resident submitted a statement for the record (Attachment D).

Scott Culbertson, 10961 Scotty Dr., said this is a great place to zone the property similar
to the existing residential. He said they take pride in their properties. They don’t want to
see a corner of their neighborhood be less acceptable than their properties. He asked that
the Planning Commission forward a recommendation of denial to the City Council.

Mikkel Storm, 3427 W. Willow Valley Rd., said West Jordan has been doing
developments like this and that is why people have moved. He said the Planning
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Commission recommendations are generally not overturned by the City Council. He said
their decision will likely stand. Chairman Mabey said that is true on the final decisions of
the Planning Commission. He said on the Planning Commission recommendations, there
have been a number of times that the City Council and Planning Commission have not
agreed. He said everyone should be involved in all processes of the government.

Al Peterson, 3419 W. Willow Valley Rd., said this is about economics for them as well
as Peterson Development. This has an impact on their investment. He said if Peterson
Development had an interest in a high density development, it is ironic that they are
doing that as the last development now that all of their homes are built.

Anjil Andsmend, 10824 Logan Canyon Rd., said he moved here recently from the Bay
area. He said he moved here for a quality, safe neighborhood. He said high density brings
crime. He did not move here to have it turned into another Bay area that he would have to
leave.

Markay Perrero, 10793 S. 3210 W, said people that live in the high density area will
feel animosity. She said they will be hated. They will not be loved and cherished. There
will constantly be something dragging down the people that would want to live in the
new development. That is where crime comes from because the people are not treated
with the same amount of respect because they are not on par. There will be animosity
from people living in both areas.

Don Evans, 3232 W. Clarkston Cir., suggested that they leave the land use as is. They
have nice homes, commercial and office and now some proposed high density residential
within one square mile. That does not sound like planning; it sounds like hodge podge.
He said they were okay with the master plan when they moved in; they would like to
leave it that way.

Larry Short, 2234 W. Autumn Farm Dr., said Peterson Development has created two
separate residential communities with their concept plan. He said they should hold
Peterson Development to 4 units per acre on both sides. The communities will be totally
separate.

John Harmon, 3506 W. Zacks Cove, said the high density development would be, in a
sense, the gateway to their development. He said that sends a poor signal to anyone that is
coming into that area.

Chairman Mabey closed the public hearing.

Mr. Herold, CLC Associates, reviewed the conceptual layout and proposed open space.
He said nearly 40 percent of the overall project will have open space. He said that is all
the landscaped space. It is not roads or driveways. He said the park and trails alone are 18
percent. He said he thinks they could create a nice gateway into the existing subdivision.
He said on the east side of the property, there are 2 easements, 30 ft. in width, beyond the
right-of-way so there is a substantial landscape buffer. He said they cannot guarantee that
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the homes will be owner occupied. He said a stereotypical high density development is in
the 12 unit per acre range. He said 5 units per acre is generally not considered high
density. He said he hopes that there will not be any animosity between the people in the
two projects. He said they feel that there is a need for this type of project.

Barret Peterson, Peterson Development, said they are requesting the land use change
because there is a lot of office proposed. There is not a demand for office in this area. He
said the land use is designed to be flexible. He said they are trying to buffer the
commercial and office with a high or medium density residential development. He said
there is a growing demand for the type of homes proposed. He said South Jordan has
done some nice quality developments similar in nature, such as Reunion Village and the
Arbors. He said they have tried to work with the City. The price range of the homes is
$300,000-$450,000. He said that would be hard to rent out as a duplex. He noted that the
City staff is recommending approval.

Commissioner Woolley said the master plans should be maintained as best as they can.
He said this development is considered high density, but it is not apartments. He said
Reunion Village is a nice development. He does not think the proposed housing would
lower the value of the area. He said he is okay with the office space for this area. He said
the people in this area bought their homes based on the master plan. He said if there is too
much office space proposed, it may just take longer to develop. He said he does not feel
they need to make a change in this area.

Commissioner Kankamp agreed that there is a lot of office space proposed and it may be
too much at this time. He said the demand for office could change down the road. He said
he does not favor the change to RM-5. The land use should stay as is. He asked if part of
the current land use calls for single family residential? Senior Planner Schindler said no.
It is all office space, with a piece of commercial. Commissioner Kankamp noted that he
would personally not want a park behind him.

Commissioner Perry said he feels that Peterson Development’s proposal looks like a
good project and would be a nice addition to the neighborhood. He said he is surprised
that the residents would rather have office over the residential. He said if the residents
feel that strongly and want the office space, he will support them.

Chairman Mabey said the master plan says that the primary housing within the City will
be low density. He said there are some pockets in the City that is appropriate for higher
density. He said there are some quality developments in Kennecott with a higher density.
He said he would rather leave this property as office over high density. He said if they did
develop a residential project, he would like to see it developed as low density residential.

Commissioner Kankamp concurred that this location is not appropriate for high density.
Commissioner Kankamp made a motion to recommend denial of Resolution No.

R2005-62. Commissioner Woolley seconded the motion. The vote was unanimous in
favor, with Commissioner Johnson absent.
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Commissioner Kankamp made a motion to recommend denial of Ordinance No.
2005-31-Z. Commissioner Woolley seconded the motion. The vote was unanimous in
favor, with Commissioner Johnson absent.

The Planning Commission took a break.

E. File # CUP-2005.14, Application For A Conditional Use Permit To Have
A Registered Physical Therapy Facility Located In The Athletic
Performance Building As A Separate Business

Senior Planner Schindler reviewed the background information on this item.

Commissioner Woolley recommended a condition that if the business expands, the owner
of the business has to re-apply for a new conditional use permit. Senior Planner Schindler
said the reason for that condition is that this use requires more parking than the Athletic
Performance Building.

Larry Fullmer, Registered Physical Therapists Inc., said they have 4 clinics. He said he
signed a five year lease at the Athletic Performance Building and he assumed this had all
been taken care of. They have had a business license in South Jordan for the last seven
months. He said this issue came up because they were wanting to hang a sign on the front
of the building. He said their clinic space is 1,000 sq. ft. They also rent 4,000 sq. ft. of
fitness equipment space. He said they won’t be expanding anytime soon.

Commissioner Kankamp asked if the 1,000 sq. ft. of clinic space is a separate area in the
facility? Mr. Fullmer said it is a separate facility, but it is accessed from the main
entrance of the building.

Commissioner Kankamp asked if the 1,000 sq. ft. is one room or multiple rooms? Mr.
Fullmer said there are 2 private treatment rooms. There is one open room that has some
curtain dividers, and there is a secretarial area. He said they share a restroom facility with
the main building. They also share the work out area.

Commissioner Kankamp asked if this was a stand alone business, how many parking
stalls would be required? Commissioner Woolley noted that the 4,000 sq. ft. of fitness
equipment was probably approved with the original building approval.

Chairman Mabey opened the public hearing. There were no comments. He closed the
public hearing.

Commissioner Kankamp said when he has been at this facility, parking has been limited.
He said an additional use would require more parking. Chairman Mabey said he is also
concerned about adding one more business if there are already parking problems at the
facility.
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Mr. Fullmer said the busiest time at this facility is in the evening. They see their last
patients at 5:30 p.m. He said the extra traffic is not from their business. They utilize the
building during the slowest part of the day.

Commissioner Kankamp asked how many people are at the clinic at a time? Mr. Fullmer
said 7 at a maximum. It averages closer to 3-4. The hours of operation are from 9:30 a.m.
to 5:30 or 6:00 p.m.

Commissioner Woolley said staff should review the parking for this facility to make sure
that it is adequate. Senior Planner Schindler said a stand alone physical therapy clinic
may require only 15 stalls.

Chairman Mabey asked if it is possible that, based on the expected occupancy, the
parking is over capacity for this building? Senior Planner Schindler said staff’s largest
concern is that the building is not being used as it was intended. Mr. Fullmer indicated
that the physical therapy clinic was in the original plans.

Community Development Deputy Director Preece explained that a CUP is required on
this application because Mr. Fullmer is a separate owner. He would not need a CUP if he
was the owner or an employee of the Baseball Academy.

Commissioner Woolley said staff should review the parking for the facility. If the use has
changed over what was originally proposed, the parking needs to come into compliance.
The issue is with the original owners, not with Mr. Fullmer or the Physical Therapy
clinic.

Commissioner Woolley made a motion to approve the Conditional Use Permit for
Register Physical Therapy (RPT) located in the Athletic Performance Building as a
separate Business. Commissioner Perry seconded the motion. The vote was 3-1 in
favor, with Commissioner Kankamp opposed and Commissioner Johnson absent.

Commissioner Kankamp said he has concerns with the parking not being adequate.

F. File #SUB-2005.80, Preliminary Subdivision Plat Application For
Daybreak Plat 6, Generally Located At 10900 South 4100 West, Zoned
PC, Filed By Kennecott Land Residential Development Company.

Senior Planner Schindler reviewed the background information on this item.

Chairman Mabey opened the public hearing. There were no comments. He closed the
public hearing.

Andy Kirby, Manager of Project Engineering for Kennecott Land, resides at 11452 S.
Harvest Rain Ave., said staff has calculated the open space numbers differently than they
did, and it is coming up less than 30 percent. He said they need to make sure they are
calculating their open space the same way. It does not specifically relate to this plat.
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Commissioner Woolley clarified that this project does not tie into the development to the
northeast. Mr. Kirby said the access is from 11400 South; it will eventually tie into 10400
South. This project does not make that connection. The road connection will come in plat
7 or 8.

Chairman Mabey asked if there will be any access from the Daybreak project to the
proposed LDS Temple? Mr. Kirby said there will be access from Daybreak, but it is not
the main access.

Commissioner Woolley said there was some traffic calming features on the roads in the
earlier plats. Mr. Kirby said those features, called bump outs, will be included in the final
improvement plans.

Chairman Mabey asked when will they move into phase 67 Mr. Kirby said in the Spring.
They expect asphalt in June or July of 2006.

Commissioner Woolley noted that he does business with Kennecott. There is no
monetary value. He does not see a conflict.

Senior Planner Schindler said the discrepancy in the open space numbers is due to the
fact that staff has not yet received the calculations for the park strips. They have not been
included as open space at this time.

Commissioner Perry made a motion to approve File No. SUB-2005.80, with the
following conditions:

1. That Plat 6 will not receive final approval from South Jordan City until the
City Engineer and Fire Marshall are satisfied that the distribution of
culinary water and adequate fire flows can be achieved.

2. That all other South Jordan City Engineering, Planning, Public Works, and
Fire Department requirement are met prior to final plat approval.

Commissioner Kankamp seconded the motion. The vote was unanimous in favor,
with Commissioner Johnson absent.

G. File #CUP-2005.13, Conditional Use Permit Application To Change The
Minimum Side Yard Setback Requirement for Lot #209, Located At 11277
South Alpine Creek Way, In The Ivory Crossing PUD Development, Ivory
Homes (Applicant)

Senior Planner Schindler reviewed the background information on this item. He said staff
would like to add a condition that both the City and the neighboring property owner are
in agreement to the change. They have received no written comments from the
neighboring property owner.
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Commissioner Woolley asked what state was the house in when the discrepancy was
found? Senior Planner Schindler said the house was framed. It is basically in the same
state at this time.

Chairman Mabey asked what would happen if the Conditional Use Permit was denied?
Senior Planner Schindler said it would be appealed to the City Council. If it was denied
again, they would have to tear down or modify the home. They can’t just slide the home
over.

Commissioner Perry said he wonders if the discrepancy was pre-meditated.
Chairman Mabey opened the public hearing.
Kirk Sharp, Ivory Homes, 970 E. Widow Plane, introduced himself.

Commissioner Woolley asked if there was rebar stuck in the curb and back property
boundary? Mr. Sharp said yes. He said a mistake was made; it was not intentional. He
said they have communicated with both the buyer of this residence as well as the home to
the south (lot #210). He said they have an agreement with the owner of lot #210; they are
fine with Ivory Homes proceeding with the construction of the home.

Larry Short, 2234 W. Autumn Farm Dr., asked if this sits on any easements?
Community Development Deputy Director Preece said no.

Scott Culbertson, 10961 Scotty Dr., asked if it is the policy of Ivory Homes to string
line the lot, or do they use a transit? Chairman Mabey said they used a string this time.

Chairman Mabey closed the public hearing.

Commissioner Woolley noted that Lot #210 is completed. Mr. Sharp said the owners of
lot #210 moved in mid summer. He said the fence was constructed after the foundation
was poured for lot #209. Chairman Mabey said if they have an agreement between the
two lot owners, granting the CUP allows them to move forward.

Community Development Deputy Director Preece said this item did not go to the Board
of Adjustments because this is a PUD.

Commissioner Kankamp said the setbacks are set for a reason, and that needs to be
enforced. If they allow this, it sets a negative precedent for future developments. Mr.
Sharp noted that this is the third situation they have had in over 10,000 homes.

Commissioner Perry made a motion to approve File #CUP-2005.13, Conditional Use
Permit Application To Change The Minimum Side Yard Setback Requirement for
Lot #209, Located At 11277 South Alpine Creek Way, In The Ivory Crossing PUD
Development, with the following conditions:
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1. Applicant is to meet all other setback requirements as illustrated on Site
Plan #2.
2. That all other Public Services, Parks, Planning, Fire, and Engineering
requirements are met.
Commissioner Woolley seconded the motion. The vote was 3-1 in favor, with
Commissioner Kankamp opposed and Commissioner Johnson opposed.

H. File #SUB-2005.54, Preliminary Plat For Winter Creek Subdivision,
Located At Approximately 1300 West 11345 South, Approximately 6.62
Acres, Steve & Dee Bates (Applicants).

Senior Planner Schindler reviewed the background information on this item.
Chairman Mabey opened the public hearing.

Lloyd Babcock, 11381 S. 1300 W., said his mother, Diane Babcock, spoke with the
applicants. The applicants promised that the people who will be purchasing these
properties will be told that the Babcock property would be zoned commercial potentially.
Senior Planner Schindler said the Babcock property is master planned commercial.

Commissioner Woolley said a note should be placed on the plat indicating that the
Babcock’s property is master planned commercial.

Chairman Mabey closed the public hearing.

Commissioner Woolley asked about access to parcel A. How does the HOA get access to
parcel A? He said parcel A is referenced as a park. You can’t have a park without access.
Senior Planner Schindler said it will be accessed from 11400 South eventually. He said it
will likely be several years before 11400 South is completed in this area.

Commissioner Woolley asked if they can do a cross access easement? He said he is
worried about Parcel A not being maintained because there is no access. The Planning
Commission discussed doing access easements through the City property or through lots
9 or 10.

Commissioner Woolley said he would like a recommendation that lots 7-10 maintain
their natural grade in the flood plane area. He said that way, any excavated dirt has to be
up on the actual lot area above the flood pane. Commissioner Perry said that
recommendation should be for lots 6-10.

Dee Bates, applicant, said they will be bringing the property up one foot to get them out
of the flood plane. He said they will have a letter of approval from FEMA before they can
get permits for the lots.

Commissioner Woolley said they could add a condition of approval that the FEMA
requirements must be met.
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Commissioner Woolley asked if the existing home on lot one meets the existing setback
requirements? Mr. Bates said yes.

Commissioner Kankamp said he generally does not like a single ingress/egress for a
subdivision. In this case, it is appropriate because the access is limited.

Commissioner Woolley made a motion to approve the File #SUB-2005.54,
Preliminary Plat For Winter Creek Subdivision, Located At Approximately 1300
West 11345 South, Approximately 6.62 Acres, with the following conditions:

1. Parcel “A” (detention pond) is to be fully landscaped with sod, tree, and
plants as approved by Staff through the submittal of a landscape plan, and
the area is to be maintained by the subdivision’s HOA.

2. Applicant is to obtain approval of the cul-de-sac length from the City
Council.

3. That all other Public Services, Planning, Fire, and Engineering requirements
are met, and that all remaining red-lines be corrected and completed plans
submitted before Final Plat approval.

4. Lots 6-10 cannot be constructed upon until they have FEMA approval to
build in the area.

5. The plat shall show a storm drain/maintenance access easement for Parcel
[13 ASQ.

6. The plat shall reflect the future land use, as of today’s date, for parcel
#152002 (Babcock parcel).

Commissioner Perry seconded the motion. The vote was unanimous in favor, with
Commissioner Johnson absent.

A\ OTHER BUSINESS

A. Calendaring Items
Senior Planner Schindler said the City offices are closed December 27". He said they will
put it on the next agenda to see if they can cancel that Planning Commission meeting.
The Planning Commission concurred.

B. Planning Department Matters

None.

V1 ADJOURNMENT

Commissioner Woolley made a motion to adjourn. Commissioner Kankamp
seconded the motion. The vote was unanimous in favor.

The November 22, 2005 Planning Commission meeting adjourned at 10:54 p.m.



