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SOUTH JORDAN CITY   
PLANNING COMMISSION REPORT                         Meeting Date: 8/9/2022 

 
Application: BLACK RIFLE COFFEE DRIVE THROUGH SITE PLAN AND CONDITIONAL USE PERMIT 
 
Address:  3634 West 11400 South 
File No:  PLSPR202200036 
Applicant:  Joshua Helzlsouer 
  
Submitted By:  David Mann, Long Range Planning Analyst 
   Jared Francis, Senior Engineer 

 
Staff Recommendation (Motion Ready):  

I move that the Planning Commission approve file no. PLSPR202200036 for the construction of 
a drive through restaurant located at 3634 West 11400 South. 

 
ACREAGE:    0.53 acres 
CURRENT ZONE:   BH-MU 
CURRENT USE:     Vacant 
FUTURE LAND USE PLAN:    Mixed Use 
NEIGHBORING 
 LU DESIGNATIONS,  

(ZONING)/USES  North  -    Stable Neighborhood, (BH-MU) / Multi Family Residential 
 South  -    Economic Center, (BH-MU) / Harmon’s 

East     -    Stable Neighborhood, (BH-MU) / Detention Pond 
 West   -    Stable Neighborhood, (BH-MU) / Credit Union 

 
STANDARD OF REVIEW: 
 
All proposed commercial, office, industrial, multi-family dwelling or institutional developments and 
alterations to existing developments shall meet the site plan review requirements outlined in chapter 
16.24 and the requirements of the individual zone in which a development is proposed. All provisions 
of titles 16 & 17 of the City Code, and other city requirements, shall be met in preparing site plan 
applications and in designing and constructing the development. The Planning Commission shall 
receive public comment regarding the site plan and shall approve, approve with conditions or deny the 
site plan. 
 
CONDITIONAL USE REVIEW: 
 

A use is conditional because it may have unique characteristics that detrimentally affect the zone and 
therefore are not compatible with other uses in the zone, but could be compatible if certain conditions 
are required that mitigate the detrimental effect. 
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To impose a condition, the detrimental effect must be identified and be based on substantial evidence, 
not simply a suspicion or unfounded concern. Any condition must be the least restrictive method to 
mitigate the detrimental effect. Further, under City Code Section 17.84.090.A: 
 

1. A conditional use may be commenced and operated only upon: 
 
a. Compliance with all conditions of an applicable conditional use permit; 
b. Observance of all requirements of this title relating to maintenance of improvements and 
conduct of the use or business as approved; and 

 
c. Compliance with all applicable local, state, and federal laws. 

 
2. A conditional use permit may be revoked by the city council at any time due to the permittee's 

failure to commence or operate the conditional use in accordance with the requirements of 
subsection A of this section. 
 

No conditional use permit shall be revoked until after a public hearing is held before the city council. 
The permittee shall be notified in writing of such hearing. The notification shall state the grounds for 
complaint, or reasons for revocation, and the time and location of the hearing. At the hearing, the 
permittee shall be given an opportunity to be heard and may call witnesses and present evidence on 
his or her behalf. Upon conclusion of the hearing, the city council shall determine whether or not the 
permit should be revoked. 
 
BACKGROUND & ANALYSIS: 
 
The subject property is located on the north side of 11400 South along the eastern edge of The District. 
The proposed development will have access to the site from 11400 South via a shared access located at 
3650 South. The site plan shows a drive through lane circling around the property in a counter 
clockwise direction starting from the south west corner. The menu board and speaker that will be used 
for ordering will be located on the south side of the subject property with the proposed building 
pushed as close to 11400 South as possible. Pedestrian access is also shown from the connecting 
crosswalk on the adjacent property to the west. Parking stalls are shown in the center and north side 
of the subject property and will primarily be used by employees. The municipal code requires room for 
a minimum 5 cars to stack in a drive-through. Staff has determined that nine cars can stack in the 
drive-through, with space for an additional eight cars to stack on the property. Required landscaping 
areas are provided adjacent to 11400 South and include landscaping material that meets the city 
standards.  
 
STAFF FINDINGS, CONCLUSIONS & RECOMMENDATIONS:  
 
Findings: 

 The BH-MU Zone permits drive through uses as a conditional use and require a conditional use 
permit. 

 Staff reviewed the proposed use for potential detrimental effects and found none that would 
require mitigation. 
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HOT-TAP TO NEW 8" WATER
LINE REQ'D PER SOUTH
JORDAN STANDARDS

2" WATER
METER REQ'D

SSMH #3
4'Ø SAMPLING MANHOLE REQ'D
MH RIM = 4625.75
4" FL IN = 4614.22
4" FL OUT = 4613.87
(3" DROP AT INLET AND 2.00%
MINIMUM SLOPE THROUGH
MANHOLE REQ'D)

GREASE INTERCEPTOR REQ'D
SCHIER GB-1000 OR
APPROVED EQUIVALENT
MH RIM = 4625.75
4" FL IN= 4615.06
4" FL OUT= 4614.89

4" FL AT BUILDING = 4621.50

4" CLEANOUT REQ'D
WITHIN 3-5' OF BUILDING

4" x 4" WYE REQ'D
FL = 4612.94

CONNECT 4" PVC SDR-35
TO NEW 12" MAIN
12" FL = 4609.80
4" FL=4610.80

2" WATER
SERVICE REQ'D

5

14.50'

21.30'

4" FL AT BUILDING = 4621.50

CONNECT NEW 12" PVC (NW)
TO EX. 12" MAIN (SE)
FL = 4607.82±

4

R24.0'

R24.0'

R20.0' R20.0'

R16.0'

R2.0'

R5.0'

R2.5'
R2.5'

R6.0'

R2.0'

R15.0'

R15.0'

R2.50'
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PROPOSED BUILDING
FF = 4626.50

STRIPED CROSSWALK REQ'D
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4" WHITE PAINT REQ'D (TYP.)

4" CLEANOUT REQ'D
WITHIN 3-5' OF BUILDING
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CURB TRANSITION

CURB TRANSITION

CURB
TRANSITION

CURB TRANSITION

CURB TRANSITION

DUMPSTER AREA REQ'D
ENCLOSURE TO BE

DESIGNED BY OTHERS

SSMH #2
4' MH REQ'D
MH RIM = 4624.54
12" FL (SE) = 4608.42
12" FL (N) = 4608.62
12" FL (N) = 4608.62
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4" PVC SDR-35 REQ'D
(53 LF AT 21.20%)

32 LF TOTAL 4" PVC SDR-35 REQ'D
(MINIMUM SLOPE = 2.00%)
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GREASE INTERCEPTOR VENT
THROUGH BUILDING TO ROOF
REQ'D (CONFIRM LOCATION W/
ARCHITECT/MECHANICAL)

SSMH #1
5' MH REQ'D
MH RIM = 4625.39
EX. 12" FL (W) = 4610.69
12" FL (S) = 4610.49

EX. 8" WATER MAIN
(TO REMAIN)

20.00'

PROPOSED 20' WIDE SANITARY
SEWER EASEMENT TO SOUTH

VALLEY SEWER DISTRICT

PROPOSED 15' WIDE
WATERLINE EASEMENT
TO SOUTH JORDAN CITY

1" WATER SERVICE REQ'D

4

1" WATER METER FOR
LANDSCAPING REQ'D

SEE LANDSCAPING PLANS BY
OTHERS FOR CONTINUATION

BACKFLOW PREVENTION
DEVICE REQ'D (SEE DETAIL)

15.00'

REMOVE EX. 90° BEND &
INSTALL 8" TEE & RECONNECT
EXISTING WATERLINES REQ'D

8" PVC C900
WATERLINE REQ'D

8" BLOWOFF
VALVE REQ'D

KEYNOTE LEGEND

ASPHALT PAVEMENT REQ'D
(SEE DETAIL-1 ON SHEET C7.0)

CONCRETE PAVEMENT REQ'D
(SEE DETAIL-1 ON SHEET C7.0)

CONCRETE SIDEWALK REQ'D
(SEE DETAIL-1 ON SHEET C7.0)

30" TYPE "A" CURB & GUTTER REQ'D
(SEE DETAIL-2 ON SHEET C7.0)

30" SPILL CURB & GUTTER REQ'D
(SEE DETAIL-2 ON SHEET C7.0)

6" TYPE "P" CONCRETE CURB REQ'D
(SEE DETAIL-3 ON SHEET C7.0)

ADA CURB ASSEMBLY RAMP REQ'D
(SEE DETAIL-4 ON SHEET C7.0)
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SITE & UTILITY NOTES

1. ALL WORK SHALL BE DONE IN ACCORDANCE WITH GOVERNING AGENCY STANDARDS AND
SPECIFICATIONS. IN THE ABSENCE OF PROJECT STANDARD AND SPECIFICATIONS APWA STANDARD
AND SPECIFICATIONS SHALL GOVERN.

2. ALL CONSTRUCTION SHALL COMPLY WITH SOUTH VALLEY SEWER DISTRICT'S DESIGN STANDARDS
AND CONSTRUCTION SPECIFICATIONS.

3. ALL WORK SHALL COMPLY WITH THE PROJECT PLANS, PROJECT SPECIFICATIONS, AND PROJECT
GEOTECHNICAL ENGINEERING REPORT, WHICHEVER IS THE MOST STRINGENT.

4. CONTRACTOR SHALL FIELD VERIFY LOCATIONS AND INVERT ELEVATIONS OF EXISTING MANHOLES
AND OTHER UTILITIES BEFORE STAKING OR CONSTRUCTING ANY NEW SEWER LINES.

5. FOUR FEET OF COVER IS REQUIRED OVER ALL SEWER LINES.

6. CONTRACTOR SHALL RETAIN AND PROTECT ALL EXISTING IMPROVEMENTS UNLESS OTHERWISE
NOTED. CONTRACTOR IS RESPONSIBLE TO REPAIR ALL SIDEWALK, PAVEMENT, GRAVEL, UTILITIES,
LANDSCAPING, IRRIGATION, FENCING AND EXISTING IMPROVEMENTS DAMAGED AS PART OF
CONSTRUCTION.

7. ALL CURB DIMENSIONS ARE TO FACE OF CURB UNLESS OTHERWISE NOTED.

8. IT IS THE CONTRACTORS RESPONSIBILITY TO CONTACT BLUE STAKES OF UTAH PRIOR TO STARTING
ANY ACTIVITIES. ALL EXISTING UTILITIES SHOWN ON THE PLANS ARE APPROXIMATIONS ONLY.

9. EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE
LOCATIONS BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION OF THESE
PLANS. LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO GUARANTEE IS MADE AS TO
THE ACCURACY OR COMPLETENESS OF THE INFORMATION SHOWN. IT SHALL BE THE RESPONSIBILITY
OF THE CONTRACTOR TO DETERMINE THEN EXISTENCE AND LOCATION OF THE UTILITIES SHOWN ON
THESE PLANS OR INDICATED IN THE FIELD BY LOCATING SERVICES. ANY ADDITIONAL COSTS
INCURRED AS A RESULT OF THE CONTRACTOR'S FAILURE TO VERIFY THE LOCATIONS OF EXISTING
UTILITIES PRIOR TO THE BEGINNING OF CONSTRUCTION IN THEIR VICINITY SHALL BE BORNE BY THE
CONTRACTOR AND ASSUMED INCLUDED IN THE CONTRACT. THE CONTRACTOR IS TO VERIFY ALL
CONNECTION POINTS WITH THE EXISTING UTILITIES. THE CONTRACTOR IS RESPONSIBLE FOR ANY
DAMAGE CAUSED TO THE EXISTING UTILITIES AND UTILITY STRUCTURES THAT ARE TO REMAIN. IF
CONFLICTS WITH EXISTING UTILITIES OCCUR, THE CONTRACTOR SHALL NOTIFY THE ENGINEER PRIOR
TO CONSTRUCTION TO DETERMINE IF ANY FIELD ADJUSTMENTS SHOULD BE MADE. ENSURE ALL OSHA
STANDARDS ARE FOLLOWED.

10. CONTRACTOR IS RESPONSIBLE FOR PERFORMING WORK ON OR ADJACENT TO A PUBLIC ROAD TO
PROVIDE, INSTALL, AND MAINTAIN APPROPRIATE TRAFFIC CONTROL DEVICES, AS WELL AS ANY
ADDITIONAL TRAFFIC CONTROL DEVICES THAT MAY BE REQUIRED TO INSURE SAFE AND EFFICIENT
MOVEMENT OF TRAFFIC AND PEDESTRIANS THROUGH OR AROUND THE WORK AREA AND TO PROVIDE
MAXIMUM PROTECTION AND SAFETY TO ROAD WORKERS.

11. IF DURING THE CONSTRUCTION PROCESS, CONDITIONS ARE ENCOUNTERED WHICH INDICATE AN
UNIDENTIFIED SITUATION IS PRESENT, THE CONTRACTOR SHALL CONTACT THE OWNER AND
ENGINEER IMMEDIATELY.

12. DIMENSIONS FOR LAYOUT AND CONSTRUCTION ARE NOT TO BE SCALED FROM ANY DRAWING. IF
PERTINENT DIMENSIONS ARE NOT SHOWN CONTACT THE ENGINEER FOR CLARIFICATION.

13. ALL UTILITY SERVICE ENTRY POINTS SHOWN ARE APPROXIMATE LOCATIONS ONLY. SEE ARCHITECT
PLANS FOR EXACT LOCATIONS AT BUILDING.

14. ALL GREASE-LADEN WASTE FROM KITCHEN FIXTURES (INCLUDING FLOOR SINKS AND DRAINS) SHALL
TIE INTO THE GREASE WASTE LINE.

15. CONTRACTOR SHALL PROVIDE AND MAINTAIN AT ALL TIMES AMPLE MEANS AND DEVICES WITH WHICH
TO REMOVE PROMPTLY AND TO PROPERLY DISPOSE OF ALL WATER ENTERING THE TRENCH
EXCAVATION.

16. CONTRACTOR SHALL INSTALL THRUST BLOCKING AT ALL WATERLINE ANGLE POINTS AND TEES.

17. THIS SHEET IS REQUIRED TO BE PRINTED IN COLOR.

RYAN   BETZ

6-28-22

No. 12080518
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EXISTING WATER LINE
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EXISTING FIBER OPTIC LINEFO FO FO
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EXISTING UNDERGROUND ELECTRICALE E E

EXISTING BUILDING PAD

PROPOSED SPILL CURB & GUTTER
PROPOSED BUILDING PAD

WTR WTR

WTR WTR

UTILITY EASEMENTS

PROPOSED SAWCUT

EXISTING IRRIGATION LINEIRR IRR

SCHIER GB-1000
(EXCEEDS FLOW RATE REQUIREMENT AND SVSD
MINIMUM CAPACITY REQUIREMENT*)
FLOW RATE: 100 GAL./MIN
GREASE CAPACITY: 6,547 LBS
LIQUID CAPACITY: 1,010 GAL.

*800 GALLON MINIMUM GREASE
INTERCEPTOR CAPACITY PER SOUTH
VALLEY SEWER DISTRICT
STANDARDS.
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REFERENCE FLOOR PLAN1
A-100 SCALE: 1/4" = 1'-0"

NEW CONSTRUCTION

DOOR NO.

WALL TYPE

FIRE EXTINGUISHER

ROOF DRAIN

OVERFLOW ROOF DRAIN

GENERAL NOTES

KEYED NOTES

LEGEND

NEW CONSTRUCTION W/ BATT
INSULATION

1. INSTALL NEW FIRE EXTINGUISHERS AS REQUIRED BY LOCAL CODES. WHEN
MOUNTING ADJACENT TO DOOR OPENING MAINTAIN 12" CLEAR TO DOOR OPENING
FOR ADA COMPLIANCE. FINAL LOCATION, MOUNTING HEIGHT AND QUANTITY BY
FIRE INSPECTOR. G.C. TO VERIFY FIRE MARSHAL REQUIREMENTS FOR
INSPECTION AND TAGGING.

2. WALL MOUNTED TELEVISION. TOP OF SCREEN EQUAL TO 10'-0".

3. KNEE WALL CONSTRUCTION UNDER SOLID SURFACE COUNTER. REF: MILLWORK
DRAWINGS FOR KNEEWALL CONSTRUCTION / FINISHES.

4. OUTER EDGE OF SOLID SURFACE COUNTER TOP TO BE FLUSH WITH FACE OF
GYPSUM BD.

5. SEE DETAIL 2/A-303 FOR FLOOR TILE PATTERN

6. STORAGE AND QUEUING  WALL CASEWORK BY MILLWORK VENDOR.  DIMENSION
TO BE 3'-0" CLEAR MINIMUM FROM P.O.S. COUNTER.

7. FREE STANDING MERCHANDISE CASEWORK. COORDINATE INSTALLATION AND
LOCATIONS W/ MILLWORK VENDOR.

8. COW HIDE RUG PROVIDED BY BRCC. RE: FINISH PLAN FOR ADDITIONAL DETAILS.

9. BACK-BAR POS AND COFFEE PREPARATION EQUIPMENT. RE: KITCHEN PLANS FOR
ADDITIONAL DETAILS AND SPECIFICATIONS.

10. DRIVE-THRU POS AND COFFEE EQUIPMENT.  RE: KITCHEN PLANS FOR ADDITIONAL
DETAILS AND SPECIFICATIONS.

A. G.C. SHALL NOT SCALE THESE DRAWINGS. IN THE EVENT OF OMISSION OF A
NECESSARY DIMENSION, G.C. WILL NOTIFY ARCHITECT IMMEDIATELY
BEFORE PROCEEDING.

B. DIMENSIONS SHOWN ARE CLEAR DIMENSIONS FROM FACE OF STUD TO
FACE OF STUD.

C. G.C. SHALL ENSURE THAT FINAL CONSTRUCTION TO BE CLEANED TO "LIKE
NEW" CONDITIONS BEFORE TURNED OVER TO BLACK RIFLE COFFEE
COMPANY.

D. THE G.C. SHALL BE RESPONSIBLE FOR ENSURING THAT ALL CONSTRUCTION
IS IN COMPLIANCE WITH ALL LOCAL, STATE AND NATIONAL CODES
GOVERNING THE CONSTRUCTION AND WITH THE AMERICANS WITH
DISABILITIES ACT.

E. G.C. TO PROVIDE AND INSTALL WOOD BLOCKING AT ALL WALL HUNG
FIXTURES AND TOILET ACCESORIES. RE: 701 FOR ATTACHMENT OF GRAB
BARS.

F. DOORS TO BE KEYLESS IN THE DIRECTION OF EGRESS.
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