Architects

Raymond +Van Nosdol & Assoc. Inc

ARCHITECTS ¢ PLANNERS

Response to Plan Review

August 25, 2014

Jordan Station Apts.
Date of Review: 08-13-14
Project #18639

The following items are in response to the Plan Review comments dated 08-13-2014:

Site Plan CS.2

See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.
See revised Sheet #CS.2.

© ©® N o o A Db =

Architectural Site Plan SD-1.1
10. See revised Sheet #CS.2.

11. Corrected
12. Water/oil separator. See Sheet #CS.3.

Miscellaneous
13. Traffic control gate. See Detail 5/SD-1.2.

14. See revised Subdivision Plat.

15. See revised Subdivision Plat.

32 West Center Street, Suite 203 ¢ Ph. (801) 374-2100
Provo, Utah 84601



SOUTH JORDAN

Memo
TO: Michael Raymond, AlA DATE: August 13, 2014
CC: Jared Francis / File SUBJECT: Jordan Station Apartments

— Site Plan Review #3

FROM: Damir Drozdek, Planner lli

Items to be addressed prior to final site plan approval:

Site Plan CS.2

1.

8.
9.

Move ADA signage out of the sidewalk, the signage is located to the west of the east
building.

Connect up the two sidewalks located at the northwest corner of the project.

The building entrance located at the northeast end of the east building, is this serving as
the main entrance to the retail/commercial area? The entrance to the commercial area
must have sidewalk connection.

Install a street sign at the northeast drive.

Replace the existing stop sign located at the intersection of the north drive (10400
South?) and Jordan Gateway with a sign that meets the current standards.

Install a street sign at the corner of the north drive and Jordan Gateway.

Install an ADA ramp at the north end of the sidewalk along Jordan Gateway (at the north
drive).

Label ADA ramp located at the south end of the east building.

Is the 10’ access easement recorded at the County?

Architectural Site Plan SD-1.1

10. See comments #1-9.
11. Detail #24 (bollards) is mislabeled. | believe it's detail #13, not #10 as labeled on the

plans.

12. What is the dashed—in figure located in the parking lot to the east of the east building

representing?

Miscellaneous

13. Provide detail for the gate. What type of gate is it?
14. How do we know we’re not putting buildings on top of any easements? Why isn't ALTA

survey being submitted with the site plan? | believe the south building is located over an
existing access and PUE easement.

15. Merge/combine lot 1 and 2 of the Ovation Village North Subdivision. The buildings as

proposed are straddling the property lines.

Please submit two full sized and two 11X17 sized plan sets. Return all redlines and
comment sheets. Respond in writing to all questions and comments.

1600 WEST TOWNE CENTER DRIVE SOUTH JORDAN, UTAH 84095 WWW.SJC.UTAH.GOV



Architects

Raymond « Van Nosdol & Assoc. Inc

ARCHITECTS * FLANNERS

RESPONSE TO PLAN REVIEW COMMENTS

Jordan Station Apartments

July 29, 2014

Plan Review Dated July 10, 2014
By Damir Drozdek

Site Plan CS.2
1. Done
2. Done
3. Done
4. Pool area is ADA accessible from lobby and also from Bldg. #1 where ADA units are
located. There are no ADA units in Bldg. #2, hence the stairs.
5. OK
Architectural Site Plan SD-1.1
6. Done
7. Done
8. See Det. 8/SD-1.2: Done
9. Ok: Done

Landscape Details L102
10. See Civil

Electrical Site Plan ES1.2
11. Done

Miscellaneous
12. Mechanical units are located on roof.
13. Electrical meters are located at sides of buildings. See Keyed Note 14 on Sheet #SD-
1.1 and planting screen shown on Sheet L101.
14. See attached proposal for unit addresses.
15. Parking agreement recorded.

32 West Center Street, Suite 203 ¢ Ph. (801) 374-2100
Provo, Utah 84601 Fax. (801) 374-0100



Architects

Raymond +Van Nosdol & Assoc. Inc

ARCHITECTS * PLANNERS

UNIT ADDRESS PROPOSAL

Jordan Station Apartments
July 30, 2014
RAYMOND, VAN NOSDOL & ASSOC., INC.

The following system is proposed to be used to assign addresses to the units at the
Jordan Station Apartments:

Assign each building a letter as follows:

Building 1: A
Building 2: B
Building 3: C
Building 4: D
Building 5: E

Provide apartment numbers at each level on a consecutive number basis:
A101 - E173 for level one. (73 units)
A201 - E275 for level two. (75 units)
A301 - E377 for level three. (77 units)
A401 - E477 for level four. (77 units)

KEY PLAN ©

32 West Center Street, Suite 203 ¢ Ph. (801) 374-2100
Provo, Utah 84601



11882876
7/17/2014 4:46:00 PM $17.00
Book - 10246 Pg - 2972-2974
Gary W. Ott
P Recorder, Salt Lake County, UT
When Recorded, Mail To FIRST AMERICAN TITLE UT CO
BY: eCASH, DEPUTY -EF 3 P.

SJ Utah LLC, C/0 Jeffrey Wells
2020 Pebble Creek Road
Springville, Utah 84663

Gateway Retail i’artners, LLC & SJ Utah, LLC Shared Parking Agreement
For the Jordan Station Apartments
Amendment

This Shared Parking Agreement Amendment is entered into this 17'" day of July, 2014 and hereby
amends that certain document recorded as “Gateway Retail Partners, LLC., & SJ Utah, LLC., Shared
Parking Agreement For the Station Apartments” recorded as entry #11882201 in book no.: 10245 at
page no.: 961{5-9647, records of Salt Lake County, Utah.

This Shared Parking Agreement (‘Agreement’) is entered into this 17th day of July, 2014 by and between
Gateway Retail Partners, LLC, whpse address is 10382 South Jordan Gateway, South Jordan, UT 84095
(GRP) and SI Utah, LLC, whose address is 2020 Pebble Creek Road Springville, Utah 84663 (‘S) Utah'}.

1. Whereas the Planning Commission of South Jordan has determined that no code parking ratio
reductions will be allowed for the development of the Jordan Station Apartments; and

2. Development of the Jordan Station Apartments as designed will not be allowed without a shared
parking agreement; and

3. It is not feasible for S1 Utah to redesign the project, and

4. To provide the minimum code required parking for the Jordan Station Apartments; and

5. SJ Utah owns property generally located at 10464 South Jordan Gateway, South Jordan, UT,
encompassing all of parcel identification numbers 27-13-178-009-0000, 27-131-78-010-0000, and a
portion of parcel identification number 27-131-78-012-0000 with the following legal description:

A PARCEL OF LAND LYING WITHIN THE NORTHWEST QUARTER OF SECTION 13, TOWNSHIP 3 SOUTH,
RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN, UTAH COUNTY, UTAH, MORE PARTICULARLY
DESCRIBED AS FOLLOWS: COMMENCING AT A BRASS CAP MONUMENT MARKING THE CENTER OF SAID
SECTION 13; THENCE S 89°07'37" W ALONG SECTION LINE A DISTANCE OF 601.63 FEET; THENCE N
00°00'00" E 676.60 FEET TO THE POINT OF BEGINNING. THENCE S 89°07'37" W 388.64 FEET; THENCE N
00°00'03" W 583.51 FEET; THENCE S 89°48'25” E 440.12 FEET TO A POINT ON THE WEST LINE OF SOUTH
JORDAN PARKWAY; THENCE ALONG SOUTH JORDAN PARKWAY FOR THE NEXT 5 CALLS 1) S 13°39'43” E
79.12 FEET TO A POINT OF CURVATURE OF A 344.50-FOOT RADIUS TANGENT CURVE TO THE RIGHT 2)



THENCE SOUTHWESTERLY ALONG THE ARC OF SAID CURVE 213.57 FEET, HAVING A CENTRAL ANGLE OF
35°31'14" AND A CHORD THAT BEARS S 04°05'53" W 210.17 FEET; 3) THENCE S 21°51'26” W 63.20 FEET
TO A POINT OF CURVATURE OF A 453.00-FOOT RADIUS TANGENT CURVE TO THE LEFT 4) THENCE
SOUTHWESTERLY ALONG THE ARC OF SAID CURVE 174.96 FEET, HAVING A CENTRAL ANGLE OF 22°07'43"
AND A CHORD THAT BEARS S 11°39'09" W 173.87 FEET; 4) THENCE S 03°15'56” E 60.75 FEET TO THE
POINT OF BEGINNING. CONTAINS 249347 S.F. 5.72 AC MORE OR LESS,

which does not have the number of off-street parking spaces required by South Jordan City’s standard
Parking Ordinances; and

6. GRP owns property generally located at 10376 South Jordan Gateway, South lordan, UT encompassing
all of parcel identification number 27-131-00-058-0000 with the following legal description:

BEG §$1310.7 FT & W 507 FT & N 89453' W 189.35 FT & S 13246724" E 25.21 FTFRN 1/4 CORSEC 13, T
3S, R1W, SLM; N89748'26" W 247 FT; N 297.52 FT; N 86726’ E 1.64 FT; N 81753'43" E 168.07 FT; S
13746'24" E 331.69 FT TO BEG. 1.49 AC. 4847-1068 6840-0809 THRU 0822 6853-1373 7726-1865 8017-
0591 8029-1080,

which is put to use with different operating hours and different peak parking periods than the use on $J
Utah’s property; and

7. S} Utah desires to use some of the off-street parking spaces on GRP’s property to satisfy off-street
parking requirements, such shared parking being permitted by the South Jordan City, Utah, City Code,
Section 16.26.040: PARKING RATIOS; and

8. The South Jordan City Planning Commission requires that such shared use of parking spaces be done by
written agreement.

NOW THEREFORE, in consideration of the benefit’s both parties will inherently obtain from development
of the Jordan Station Apartments, the parties agree as follows:

1. SHARED USE OF OFF STREET PARKING FACILITIES

South lordan City, Utah, City Code, Section 16.26.040: PARKING RATIOS, SJ Utah’s property is required to
have 500 off-street parking spaces and has 438 planned off-street parking spaces, which results in a
deficiency of 62 off-street parking spaces. GRP controls 98 existing off-street parking spaces. GRP agrees
to share with SJ Utah a maximum of 62 off-street parking spaces associated with GRP’s Property. $J Utah’s
interest in such parking spaces is non-exclusive. The shared use of parking shall be subject to the
following:

Shared parking will only be used if Jordan Station Apartments finds there is insufficient parking on SJ
Utah's property to meet demand. If shared parking is required parking is allowed only weekdays in the
evening and overnight during non-business hours, or generally from 5:00 pm to 9:00 am, and weekends
and holidays generally from 5:00 pm on Friday and ending at 9:00 am on Monday, or the same times
during legal holidays. Shared parking is limited to overnight and/or weekend and holiday use only, and
any vehicle parked for more than 7-days consecutive days on GRP’s property is subject to being towed
with all towing and storage expenses borne by the vehicle owner.

2. TERM

This Agreement shall be effective upon execution by both and shall not be amended and/or terminated
without written consent of both parties or his/her designee.

3. SIGNAGE

Directional signage may be added to direct the public to the shared parking shall be in accordance with
South Jordan City, Utah City Code 16.36.050: EXEMPT SIGNS.

4. COOPERATION

The parties agree to cooperate and work together in good faith to effectuate the purpose of this
Agreement.

5. SUPPLEMENTAL COVENANTS

No private agreement shall be entered into that overrides this agreement.



IN WITNESS WHEREOF, the parties have executed this Agreement as of the Effective Date Set forth at
the outset hereof.

(Dr. Bryan ; Sonntag, Gateway Retail Partner, LLC) 7

207/ ¢/

(Date)

SALT LAKE COUTNY, UTAH /
SWORN TO AND SUBSCRIBED beforeme this /7 dayof _ Jzlzz 20/
(Official'Seal)

ignature of Notary Public
- Z"?"' 2 c \\i

KENNETH W. BRUUN

NOTARY PUBLIC-STATE OF UTAH
comMmissions 605353
COMM. EXP. 02-03-2015

My Commission Expires

sl
i

(Date)
SALT LAKE cou NTY, UTAH
SWORN TO AND SUBSCRIBED before me this _/ & dayof /P ,20/ C/
icial Sghl)
o | = CHERYL CAZIER |
Sig otaryfubtic 0 19 R0 )g NomRYPUB”C‘STAEOFUW"f
,'- ; COMMISSION# 652185
02 /,9 ; / o 1 : COMM. EXP. 03-01-201s J
My Com{nissior{ Expires



Damir Drozdek
[=——_=—=——=_————

From: Dale Watson <dwatson@cmcUT.com>

Sent: Thursday, July 17, 2014 5:29 PM

To: Damir Drozdek

Cc: Jeffrey Wells; Aaron Daley; Raymond, Michael; Micah Lewis; Greg Schindler

Subject: RE: Jordan Station Apartments, Recoreded Shared Parking Agreement

Attachments: Corrected and Recorded Shared Parking Agreement for Jordan Station Apartments
7-17-14.pdf

Good afternoon Damir,

Please find attached the corrected Shared Parking Agreement. Please note there is no attachment 1,that was a carryover
from a template that needed to be removed. Also the correct hours of the shared parking are now included in the
agreement. Thanks for your help.

Regards,
Dale A. Watson

Construction Management Consultants, Inc.
730 W. 2100 S. SLC, UT 84119

Office (801) 956-3138

Cell (801) 809-4214

DWatson@cmcUT.com

From: Damir Drozdek [mailto:DDrozdek@sjc.utah.gov]

Sent: Thursday, July 17, 2014 10:29 AM

To: Dale Watson

Cc: Jeffrey Wells; Aaron Daley; Raymond, Michael; Micah Lewis; Greg Schindler
Subject: RE: Jordan Station Apartments, Recoreded Shared Parking Agreement

Dale,

| had a chance to review the agreement and found a couple of issues with it. The agreement mentions attachment 1 but
from what | can see no attachments have been recorded with the agreement? Also, the parking is only allowed during
business hours on Dr. Sonntag’s property which seems to be incorrect. On Dr. Sonntag’s property, parking should only
be allowed during off-business hours from 5pm-8/9am. Please see the attached marked up document for clarification.
Thanks,

Damir Drozdek, AICP | Planner lll | City of South Jordan
1600 W. Towne Center Drive | South Jordan, UT 84095
0:801.253.5203 ext 1290 | F: 801.253.5235

From: Dale Watson [mailto:dwatson@cmcUT.com]

Sent: Wednesday, July 16, 2014 4:41 PM

To: Damir Drozdek

Cc: Jeffrey Wells; Aaron Daley; Raymond, Michael; Micah Lewis

Subject: Jordan Station Apartments, Recoreded Shared Parking Agreement

Good afternoon Damir,



S
Al

Per our phone call please find attac:. Jthe shared parking agreement we have v . Dr. Sonntag that was required by
the Planning Commission. It was electronically recorded by First American Title with the Salt Lake County Recorder’s

office about a half an hour ago.

Thank you,
Dale A. Watson

Construction Management Consultants, Inc.
730 W. 2100 S. SLC, UT 84119

Office (801) 956-3138

Cell (801) 809-4214

DWatson@cmcUT.com



SOUTH JORDAN

Memo
TO: Michael Raymond, AlA DATE: July 10, 2014
CC: Jared Francis / File SUBJECT: Jordan Station Apartments

— Site Plan Review #2
FROM: Damir Drozdek, Planner Il

Items to be addressed prior to final site plan approval:

Site Plan CS.2

1. A gate located at the northwest drive approach will need to be moved in to allow for
sufficient vehicle stacking from the main drive.

2. Install a stop/street sign at the northeast drive approach.

3. The northeast drive approach must be at least 24’ wide as well.

4. |s the pool area ADA accessible from the outside? One of the stairs leading up to the
pool/or both could maybe redesigned as ramps?

5. ADA ramp located at the south end of the east building is not required. There are ADA
ramps immediately to the east and the west of it.

Architectural Site Plan SD-1.1
6. See comment #1.
7. Civil plans show different drive widths from the ones you show here. Please update as
per civil plans as they are meeting City requirements.

Architectural Details SD-1.2
8. Please note that the dumpster gates are to be painted either black or a color to match
the building exteriors.
9. Please note that the dumpster enclosure materials are to match building exterior.

Landscape Details L102
10. You show 39,000 sq.ft. of landscaping while civil plans show 48,000 sq. ft. of

landscaping? Again, why the discrepancy between the two plans?

Electrical Site Plan ES1.2
11. Please check the lighting fixture quantities again. The quantities shown in the table
seem to be off.

Miscellaneous
12. Where are the mechanical units (heating and a/c) units located? Must be screened.
13. Where are electrical meters located? Must be screened from public street view.
14. How will you address the units? Submit a proposal.
15. Provide additional parking as per Planning Commission requirements.

Please submit two full sized and two 11X17 sized plan sets. Return all redlines and
comment sheets. Respond in writing to all questions and comments.

1600 WEST TOWNE CENTER DRIVE SOUTH JORDAN, UTAH 84095 WWW.SJC.UTAH.GOV



Russ Naylor (alternate) Yes

Public Comments of Note

Neighboring property owner to west stated that her pasture area went all the way to 10000 S.
Street and she would like the required masonry fence between her property and the subject
property to be extended to the street.

3 residents opposed to 1/3 acre lots subdivision since there are no other lots in subdivision
less than % acre.

PC agreed that 1/3 acre seemed a little out of place, however R-1.8 zone allows for min 1/3
acre provided min frontage requirements and density limit is met. Commission stated that
since all City ordinances are being met with the amended subdivision proposal, they would
need to approve the amendment.

C.1. Issue: POPEYES — OQUIRRH MOUNTAIN MARKETPLACE
SITE PLAN AND CONDITIONAL USE

Address: 11513 South 4000 West
File No: SP-2014.18
Applicant:  LeeAnn Miller, Benchmark Engineering

Planning Commission Vote
Approved as per Staff Recommendation (5-0)

Planning Commissioner Vote (yes/no) Comments
Beverly Evans | Yes
Richard Feist Motion
Jason Haymore Absent
Earl Jolley .
Sean Morrissey Yes
Russ Naylor (alternate) Yes )

Public Comments of Note

Applicant stated that they will shift drive through lanes to the east to provide min 10 ft.
landscaping along 4000 West.

D.1. Issue: JORDAN STATION APARTMENTS
SITE PLAN
Address: 10464 S. Jordan Gateway
File No: SP-2014.14
Applicant: Dale Watson, Construction Management

Planning Commission Vote

Approved site plan with provision that applicant enter into a long term shared
parking agreement with adjacent property owner to the north that will




provide a minimum 62 additional night time parking spaE:es for their project.
The applicant agreed to the provision prior to the motion. (5-0)

Planning Commissioner Vote (yes/no) Comments
Beverly Evans o Yes )
Richard Feist am
Jason Haymore Absent
Earl Jolley Yes | )

Sean Morrisse;/ i Motion
Russ Nayl9r (alternate) Yes

Public Comments of Note

Applicant presented justification for parking reduction, and showed evidence that property
owner to the north has agreed to enter into shared parking agreement if necessary.

Julie Holbrook was invited to present her evidence of why a parking reduction should not be
granted.

Commissioner Feist stated that all of the studies/evidence presented seemed to be
comparing apples to oranges and that none were comparable to South Jordan’s current TOD
area. The other Commissioners agreed. They believe that comparing other light rail TOD
developments to Commuter Rail TOD developments was not the same. They also felt that in
the studies presented that showed a parking reduction, there many more amenities nearby,
such as grocery shopping, restaurants and other services that residents could walk to. At
South Station there were none of these, so residents would likely have to drive to them, thus
needing more cars than typical more urban TOD’s.

E.1.
Planning Commission Vote
Approved as per Staff Recommendation (5-0)
Planning Commissioner Vote (yes/no) Comments

Beverly Evans

Richard Feist

Jason Haymore

Earl Jolley

Sean Morrissey

Russ Naylor (alternate)




Memo

TO: Planning Commission DATE: 07-08-2014
CC:

FROM: Damir Drozdek, Planner Il

SUBJECT: Jordan Station Apartments - Parking

On June 24, 2014, a decision regarding the Jordan Station Apartments site plan review
was tabled by the Planning Commission until July 8, 2014 in order for studies to be
provided by the applicant showing justification for a reduction in required parking
spaces.

The following documents include the original staff report and support materials as well
as new information submitted by the applicant that discusses the typical parking needs
and reasons for allowing a reduction to the standard parking requirements. The
documents also are intended to provide information regarding traffic generated by
transit oriented development (TOD), particularly residential uses.

1600 WEST TOWNE CENTER DRIVE SOUTH JORDAN, UTAH 84095 WWW.SJC.UTAH.GOV



7 July 2014
Members of the Planning Commission:

| thank you for the opportunity to comment and submit examples of successful TODs with their parking
requirements.

First, | would like to address the examples provided by the developer of Jordan Gateway Apartments.
Then | will address the studies | found regarding parking at successful TODs.

Keep in mind that the TCRP Report 128 (first report in your packet) states that this is an uncorrected
draft from 8/1/2008 and was funded by the Federal Transportation Authority (FTA) and was not
technically reviewed or accepted by the FTA. Many of the references were from 2002-2007 and | feel
there is newer more accurate information. This study also refers to Smart Growth which has been
shown to have originated at the United Nations and is mostly targeted to third world countries where
car ownership is low to non-existent.

The Parking Policy For Transit Oriented Development by Richard Wilson uses studies and papers from
1993-2002 and was published in 2005 - again much older information. On page 81 of this report (or
page 72 of your packet) it states "the correlation between parking supply (spaces per unit) and the
journey-to-work transit share....is not statistically significant." Page 82 (your page 73) also states,
"projects with higher levels of transit use did not have statistically significant lower parking supplies".
Thus showing no relationship for under-parking to transit ridership. People will still own cars even if
they ride FrontRunner!

Right below the paragraph highlighted by the developer on page 89 (your page 80) "If TODs are transit
adjacent but not functionally related, developers and cities have justification in being cautious about
reducing parking supplies. " In my opinion, the Jordan Gateway Apartments are transit adjacent but not
functionally related so the parking requirements should not be reduced. | am disputing the premise that
having fewer parking spaces is warranted for apartments near a transit station.

Living near a transit station does not reduce car ownership but may only reduce the number of journey-
to-work trips. We know from the example at Daybreak that under-parking is not successful in the
current TOD environment in our city of South Jordan.

The last example in your packet is from 2004 - more than 10 years old and was funded by FTA. This
paper cites Salt Lake City as a "small system" so the following statement applies, "there is little variation
between car ownership rates in the transit zones versus the regions as a whole in those regions with
small, medium or large systems. " Page 21 (page 102).

I've included a paper written in October 2009 demonstrating 3 successful TODs;

1. Mission Meridian Village in South Pasadena, CA of 1.6 acres, 67 homes, 4,000 sq feet of retail and 324
parking spaces. Page 21 of the attached document.



2. Railroad Square Historic District, Santa Rosa, CA of 8 acres 211 units with 69 affordable for rent units,
44,000 sq feet of retail and 44,000 sq feet of commercial, 266 public parking spaces and 304 other
nearby parking spaces. Page 36 of the attached document.

3. Santa Fe Depot in New Mexico-unfortunately the numbers are too blurred to easily read but on page
48 it shows the parking structure of 4 floors plus rooftop parking and from the drawings it appears that
there may be 75-100 parking stalls on each floor so a total of about 400+ stalls at 2 different sites.

Please see all the well planned areas of each of these TODs and compare it to what is being proposed in
South Jordan; there is a world of difference!

From what | have studied the best and most successful mixed use TODs have ample parking for
residential and commercial uses. These well planned TODs have a total overall plan showing how the
commercial/retail will support the residential and vice versa. Having a token area of commercial/retail
to be built later without ample parking will result in another failed TOD for South Jordan.

Please vote no to under-parking in Jordan Gateway Apartments.

Thank you,
Julie Holbrook, PMP

717 W Mystic Creek Way
South Jordan, UT 84095
801.787.9673
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Transit Oriented Development is a
means to combat sprawl

SpfaWI

TOD: New Railroad Square
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