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SOUTH JORDAN CITY   

PLANNING COMMISSION REPORT      Meeting Date: 11/12/2024 

 
Issue: IHC HOMECARE OXYGEN “WAREHOUSE BUILDING B” SITE PLAN 

    

Address: 11520 S. Redwood Road 

File No: PLSPR202400130 

Applicant: Jonathan Johnson (CoreArch) 

Property Owner: Intermountain Healthcare (IHC) 

Submitted by: Andrew McDonald, Planner II  

              Shane Greenwood, Supervising Senior Engineer 

 

 

Staff Recommendation (Motion Ready): I move that the Planning Commission approve the 

Site Plan application (file# PLSPR202400130) with a requirement that the final plat for the 

Intermountain Homecare Office & Warehouse 1st Amendment Subdivision officially records in 

the Office of the Salt Lake County Recorder. 

 

 

ACREAGE:  Approximately 14.8 (acres) 

CURRENT ZONE:            MU-SOUTH (Mixed Use-South) 

NEIGHBORING ZONES:               North – MU-SOUTH Planned Development (PD) 

  South – MU-SGATE (Mixed Use-South Gateway) 

  West – R-1.8 (Single Family Detached, 1.8 units per acre) 

  East – MU-SOUTH (PD) 

______________________________________________________________________________ 

 

STANDARD OF APPROVAL: 

 

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. 

 

BACKGROUND: 

 

CoreArchitecture, on behalf of IHC, has filed an application to amend the current site plan for 

the IHC Office Warehouse Building on the corner of Redwood Road and 11400 South.  This 

application is being processed in conjunction with the applicant’s application to amend Lot 1 

boundaries of the Intermountain Homecare Offices & Warehouse Subdivision.   

 

Jared Francis, Senior Engineer
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The Planning Commission approved the Site Plan application for the main facility (100,523 sf²) 

in 2013.  The Staff Report is included in the supporting materials.  IHC would like to construct a 

secondary warehouse (9,600 ft²) to consolidate their operations. The warehouse would be 

accessory to the main facility.  The warehouse is intended to be constructed on the longer piece 

that is currently vacant, and just north-west of the existing warehouse.  This parcel is currently 

occupied by an animal hospital that is no longer in business.  The old hospital building is going 

to remain standing/vacant, and is considered an accessory building to the main building offices 

on Lot 1.    

 

The vacant parcel is being amended into Lot 1 of the Intermountain Homecare Office & 

Warehouse Subdivision.  The oxygen warehouse will be constructed on the south half of the 

parcel that currently is undeveloped.  The Warehouse is considered a permitted accessory use to 

the main facility constructed on Lot 1 in 2013.  IHC will not be permitted to construct additional 

detached accessory buildings.  Future additions to the existing facility would require a site plan 

amendment application.    

 

PUBLIC NOTICE: 

 

City Code §17.04.060.B requires public notice be provided to the owner of record for properties 

located within 300 feet of the subject property.  City Code §17.18.040.F requires additional 300 

feet notice as an impact control measure.  This control measure ensures that property owners are 

notified of uses and projects with a greater likelihood for negative impacts on properties beyond 

the immediate vicinity.  A copy of the required mailing notice has been included in the 

supporting materials.  A map of the 600 feet notice recipients has also been included. 

 

ARC MEETING: 

 

An Architectural Review Committee (ARC) meeting is held between the applicant and the 

members of ARC.  The purpose of ARC is to discuss the applicant’s proposal with the applicant.  

The Committee compares the proposal to the City’s overall high architectural & design 

standards, and those for the underlying zone.  This application was scheduled for an ARC 

meeting on May 15, 2024.  The Committee, after discussion, recommended approval of the 

design with changes made to the exterior relief features.  The changes are reflected in the 

included renderings in the supporting materials.   

 

STAFF FINDINGS, CONCLUSIONS & RECOMMENDATION: 

 

Findings: 

 The application meets the standards of review. 

 A solid, masonry fence will be required to extend the full length of the west property line.  

There is an existing masonry fence on site that is being relocated for this purpose.  A 

power junction box prevents the fence from extending all the way to the right-of-way.    

 The facility will be landscaped according to City Code requirements.  Landscaping plans 

are provided in the supporting materials. Additional landscaping will screen the 

residences to the west from the warehouse property as it matures (see landscaping plan).     
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 The subject property has irrigation easements that, with the consent of the provider, are to 

being relocated in time.  These easements are private and will not involve the City.   

 The site area has sufficient parking for the proposed warehouse use.  The site plan 

provides roughly 91 parking stalls in addition to other stalls meant for fleet vehicles.  City 

Code parking requirements only require 12 parking stalls be provided.   

 The warehouse docks face west, and the building is setback just over 114 from the west 

property line and residences to the west.   

 Exterior lighting plans are according to City Code requirements.  The exterior lighting is 

motion activated.  Once activated, the light will turn off after a timed countdown.  The 

lighting plan has been included in the supporting materials.   

 The warehouse is accessory to the main offices on Lot 1 that front Redwood Road.   

 All building materials are high quality, durable, and low maintenance.  

 The applicant has provided impact control measures to support the application.  An 

Operations Plan, Rehabilitation & Containment Plan, and a Circulation & Access Plan.  

The purpose of these measures are detailed in City Code §17.18.040 (see supporting 

materials).   

 The initial establishment of the proposed use requires public noticing be extended an 

additional 300 feet.  This is a listed Impact Control Measure.  The City Code Provisions 

detailing the purpose of each control measure has been included in the supporting 

materials.    

 The applicant has provided responses to Staff’s concerns that provide some additional 

information to understand the project.  This response has been included in the supporting 

materials.   

 

Conclusion: The proposed application meets the City Code requirements and as such should be 

approved. 

 

Recommendation: Based on the Findings and Conclusions listed above, Staff recommends that 

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

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

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

 

ALTERNATIVES: 

 Approve an amended Application. 

 Deny the proposed Application. 

 Schedule the Application for a decision at some future date. 
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SUPPORT MATERIALS: 

 Location Map  

 Current Zoning Map  

 Proposed Plans 

 City Code §17.18.040 “Impact Control Measures” 

 2013 Site Plan Staff Report 

 ARC Meeting Minutes  

 Applicant’s Responses to Impact Control Measures 

 Public Mailing Notice 

 

______________________________ 

    Andrew McDonald, AICP  

     Planner II, Planning Department  
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NOTE A:
12" OF VERTICAL SEPARATION REQUIRED BETWEEN STORM
AND WATER LINES. LOOP WATER MAIN IF IN CONFLICT.

NOTE B:
12" OF VERTICAL SEPARATION REQUIRED BETWEEN SEWER
AND STORM. CONTACT ENGINEER FOR REDESIGN IF
NECESSARY.
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 SANDY, UTAH 84070  (801) 542-7192
www.benchmarkcivil.com 

BENCHMARK ENGINEERING &
LAND SURVEYING

A

A

B

EXISTING UTILITIES NOTE:
EXISTING UTILITIES HAVE BEEN NOTED TO THE BEST OF ENGINEERS KNOWLEDGE,
HOWEVER IT IS THE OWNER'S AND CONTRACTOR'S RESPONSIBILITY TO LOCATE
UTILITIES IN FIELD. POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. NOTIFY ENGINEER IF DISCREPANCIES OR CONFLICTS EXIST PRIOR
TO CONTINUING ANY CONSTRUCTION.

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE LOW END OF ALL GRAVITY
UTILITY LINES AND VERIFY THE INVERT ELEVATION OF THE POINT OF CONNECTION.
NOTIFY ENGINEER FOR REDESIGN IF CONNECTION POINT IS HIGHER THAN SHOWN OR
IF ANY UTILITY CONFLICTS OCCUR. GRAVITY CONNECTIONS MUST BE DONE PRIOR TO
BUILDING FOOTINGS AND ROUGH PLUMBING ARE CONSTRUCTED.

CONSTRUCTION KEY NOTE REFERENCE
NO. DESCRIPITON DETAIL

1 GATE VALVE PER SOUTH JORDAN CITY STDS. 7/CS111

3 1.5" WATER METER & 36" WATER BARREL PER SOUTH JORDAN CITY STDS. 2/CS112

5 8" PVC C-900 DR-18, BLUE FIRELINE PER SOUTH JORDAN CITY STDS. 2/CS113

6 FIRE HYDRANT PER SOUTH JORDAN CITY STDS. 2/CS113

7 THRUST BLOCK PER SOUTH JORDAN CITY STDS. 3/CS113

8 6" PVC SDR-35 SEWER LATERAL PER SVSD STDS. 1/CS113

4 SEWER CLEAN OUT PER SVSD STDS. 1/CS113

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE
020 20 40

20

10

NORTH

FIRE RISER
ROOM

5.
0'

16.0'

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE
020 20 40

20

10

NORTH

MATCH LINE

6" SDR-35 PVC SS
491 L.F. @ 1.0% MIN SLOPE

6" SDR-35 PVC SS
491 L.F. @ 1.0% MIN SLOPE

MATCH LINE

NEW SSMH
RIM=4450.34
EX. IE=4442.89
NEW IE=4442.89
(EXISTING PIPE INVERT ELEVATION NOT
CONFIRMED BY SURVEY, CONTRACTOR TO
VERIFY SEWER DEPTH AND CONTACT
ENGINEER FOR REDESIGN IF NECESSARY.)

1 11

3

4

44

44

9 NEW GAS LINE (COORDINATE WITH ENBRIDGE)

5

6

7

25.0'

IE = 4447.80

9

349.9'

B

NEW BUILDING
FFE = 4451.80

10 NEW GAS METER & CONNECTION (COORDINATE WITH ENBRIDGE)

10

NEW BUILDING

80.0'

BORE UNDER
SIDEWALK
TO PROTECT

UTILITY PLAN

CS107

EX. 18" IRRIGATION LINE
(REMOVE AND RELOCATE,
SLOPE @ 0.53%)

3.5'

6.0'

4.0'

11

8

8

A

B

EX. 18" IRRIGATION LINE
(REMOVE AND RELOCATE,
SLOPE @ 0.53%)

NEW IRRIGATION
CLEANOUT BOX

NEW IE (N): 4448.91±
NEW IE (N): 4448.91±

(CONTRACTOR TO FIELD
VERIFY LOCATION AND

ELEVATION AND CONTACT
ENGINEER FOR REDESIGN

IF NEEDED)

IE SS: 4,446.19
IE SD: 4,448.38

B

NEW IRRIGATION CLEANOUT BOX
NEW IE (N): 4450.73±
NEW IE (S): 4450.73±
(CONTRACTOR TO FIELD VERIFY LOCATION
AND ELEVATION AND CONTACT ENGINEER
FOR REDESIGN IF NEEDED)

7.
0'

EX. 10" WATER MAIN
(PROTECT)

EX. GAS LINE
(PROTECT)

EX. UNDERGROUND
POWER LINE
(PROTECT)

EX. STORM DRAIN
(PROTECT)

EX. STORM DRAIN
(PROTECT)

EX. LIGHT POLE
(PROTECT)

(TYP.)

EX. 3" IRRIGATION
METER (PROTECT)

HOT TAP CONNECTION
TO MAIN

11 1.5" POLY IPS WATER SERVICE LINE

12 PIV (POST INDICATOR VALVE)

12

2

2 8" DUCTILE IRON FIRELINE PER SOUTH JORDAN CITY STDS. 2/CS113

NOTE:
IF THE EX. 18" IRRIGATION LINE IS
BROKEN OR DAMAGED PRIOR TO
OR DURING RELOCATION, IT MUST
BE REPLACED WITH NEW PIPE

11.8'
1.8'

7.5'
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BENCHMARK:
THE CENTER OF SECTION 22, TOWNSHIP 3 SOUTH,
RANGE 1 WEST, SALT LAKE BASE AND MERIDIAN.
ELEVATION = 4443.43

SURVEY CONTROL NOTE:
THE CONTRACTOR OR SURVEYOR PERFORMING THE CONSTRUCTION
SURVEYING SHALL BE RESPONSIBLE TO PROVIDE CONSTRUCTION LAYOUT
PER THE APPROVED PLANS ONLY.  THE SURVEYOR SHALL ALSO BE
RESPONSIBLE FOR VERIFYING HORIZONTAL CONTROL FROM THE SURVEY
MONUMENTS AND FOR VERIFYING ANY ADDITIONAL CONTROL POINTS
SHOWN ON THE SURVEY OR IMPROVEMENTS PLANS OR ON ELECTRONIC
DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND SURVEYING.
THE SURVEYOR SHALL ALSO USE THE BENCHMARKS AS SHOWN ON THE
PLAN, AND VERIFY THEM AGAINST NO LESS THAN THREE EXISTING HARD
IMPROVEMENT ELEVATIONS INCLUDED ON THESE PLANS OR ON
ELECTRONIC DATA PROVIDED BY BENCHMARK ENGINEERING AND LAND
SURVEYING.  IF ANY DISCREPANCIES ARE ENCOUNTERED, THE SURVEYOR
SHALL IMMEDIATELY NOTIFY THE ENGINEER AND RESOLVE THE
DISCREPANCIES BEFORE PROCEEDING WITH ANY CONSTRUCTION
SURVEYING.  IT IS ALSO THE RESPONSIBILITY OF THE SURVEYOR TO VERIFY
ANY ELECTRONIC DATA WITH THE APPROVED STAMPED AND SIGNED
PLANS AND NOTIFY THE ENGINEER WITH ANY DISCREPANCIES.

GRADING AND DRAINAGE KEY NOTE REFERENCE
NO. DESCRIPITON DETAIL

1 GRADE SITE TO ELEVATIONS SHOWN ON PLAN

2 6" DIAMETER HDPE ADS N-12 STORM DRAIN LINE

5 STORM DRAIN INLET BOX 5/CS111

6 3'X3' CATCH BASIN 3/CS112
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9138 SOUTH STATE STREET SUITE # 100 

 SANDY, UTAH 84070  (801) 542-7192
www.benchmarkcivil.com 

BENCHMARK ENGINEERING &
LAND SURVEYINGALL HDPE/RCP CLASS III PIPE TO HAVE SOIL TIGHT JOINTS

NOTE:
PRIOR TO FABRICATION OR CONSTRUCTION, BEGIN AT THE LOW END OF ALL GRAVITY
UTILITY LINES AND VERIFY THE INVERT ELEVATION OF THE POINT OF CONNECTION.
NOTIFY ENGINEER FOR REDESIGN IF CONNECTION POINT IS HIGHER THAN SHOWN OR
IF ANY UTILITY CONFLICTS OCCUR. GRAVITY CONNECTIONS MUST BE DONE PRIOR TO
BUILDING FOOTINGS AND ROUGH PLUMBING ARE CONSTRUCTED.

NOTE:
SAWCUT WIDTH, LOCATIONS AND TIE-IN ELEVATIONS TO
EXISTING GRADE ARE APPROXIMATE. CONTRACTOR TO FIELD
VERIFY LOCATION, EXTENT OF SAWCUTTING, AND TIE-IN
SLOPES TO EXISTING GRADE PRIOR TO CONSTRUCTION. IT IS
THE INTENT ON THESE PLANS THAT ALL PAVEMENT SHALL TIE
INTO EXISTING GRADE PER SLOPES LISTED ON CGN.01 NOTE 70.
SEE NOTES 66, 70, 82, & 83 ON CGN.01 FOR FURTHER DETAIL.

EXISTING UTILITIES NOTE:
EXISTING UTILITIES HAVE BEEN NOTED TO THE BEST OF ENGINEERS KNOWLEDGE,
HOWEVER IT IS THE OWNER'S AND CONTRACTOR'S RESPONSIBILITY TO LOCATE
UTILITIES IN FIELD. POTHOLE TO IDENTIFY ANY CONFLICTS BEFORE ANY PIPE
INSTALLATION. NOTIFY ENGINEER IF DISCREPANCIES OR CONFLICTS EXIST PRIOR
TO CONTINUING ANY CONSTRUCTION.

1 inch =     ft.
( IN FEET )

GRAPHIC SCALE
020 20 40

20

10

NORTH
EX. SDIB

TOG = 4449.91
IE 18" = 4445.73

EX. SDIB
TOG = 4449.72
IE 18" = 4446.29

ADDED DRAINAGE AREA
(80,188 SF.)

3 12" DIAMETER HDPE ADS N-12 STORM DRAIN LINE

4 15" DIAMETER HDPE ADS N-12 STORM DRAIN LINE

3

33
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45
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8 TRENCH DRAIN (ZURN OR EQUAL) 4/CS113

1 inch =     ft.
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GRAPHIC SCALE
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NORTH
EX. DETENTION POND TO BE
EXPANDED TO PROVIDE STORAGE
FOR NEW DEVELOPMENTS
(EXISTING INVERT, TOP AND
BOTTOM ELEVATIONS TO REMAIN
UNCHANGED)

EX. SD CB
TOG:4447.15
EX. IE:4444.44

TRENCH DRAIN
TG:4447.74

OUTLET IE: 4445.12

EX. END SECTION
TOG:4436.87±

IE:4435.13

EX. END SECTION
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IE:4434.46

8

GRADING &
DRAINAGE PLAN

CS108

SACRIFICIAL CONCRETE SLAB
(TO BE BUILT PRIOR TO AND

USED DURING BUILDING
CONSTRUCTION)

(MUST BE LEVEL AND CLEAR
TO EXCAVATOR)

EX. TREES
(SEE LANDSCAPING
PLANS)

6" Ø HDPE SD PIPE (#502)
245 L.F. @ 1.0% SLOPE 2

OPEN GRATE STAIRS

OPEN GRATE STAIRS

TOC
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TOC
53.48

TOC
53.48
TOC
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6" Ø HDPE SD PIPE (#502)
108 L.F. @ 1.0% SLOPE 2
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NIELSEN, PETER TRS
PARCEL # 27-22-376-011

GUERRERO, JOEL
PARCEL # 27-22-326-021

HARVEY, PHILIP & LYDIA
PARCEL # 27-22-376-001

MYERS ASSET PROTECTION TR
PARCEL # 27-22-326-020

NAOMI MCLAUGHLIN LIV TR
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AS101SCALE: 1" = 60'D1 ARCHITECTURAL SITE PLAN N

GENERAL NOTES
A. UNLESS NOTED OTHERWISE, ITEMS NOT NOTED ARE EXISTING TO REMAIN.

REVIEW ENGINEERING SHEETS FOR ADDITIONAL INSTRUCTIONS.
B. EXCEPT AS NOTED ON THIS PLAN AND OTHER SHEETS, THE MAJORITY OF THE

SCOPE OF THIS PROJECT WILL OCCUR IN THE ENLARGED AREA REFERENCED
ON THIS PLAN.

C. GENERAL CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS
PRIOR TO CONSTRUCTION.  REPORT ANY SIGNIFICANT DISCREPANCIES TO THE
ARCHITECT.

D. COORDINATE SITE PLAN WITH ARCHITECTURAL, CIVIL, LANDSCAPE, AND
ELECTRICAL SITE PLANS.  REPORT ANY SIGNIFICANT DISCREPANCIES TO THE
ARCHITECT.

E. PARKING PAINT STRIPING TO BE BLUE TO MATCH EXISTING (VERIFY WITH
OWNER).  EXISTING STRIPING IS ILLUSTRATED AS BLUE TO HELP DISTINGUISH
FROM OTHER LINES (WHETHER ACTUALLY BLUE OR NOT).

F. PRIMARY ROOF DRAINS FROM BUILDING ARE TO TIE TO THE SITE STORM DRAIN
SYSTEM.  SEE CIVIL AND PLUMBING.

G. SEE CIVIL AND PLAT DRAWINGS FOR REVISED PROPERTY LINE INFORMATION.
H. SEE CIVIL DRAWINGS FOR EXISTING CONDITIONS AND THE SITE DEMOLITION

PLAN.
I. ROUGH UTILITY INFORMATION IS SHOWN ON THIS SHEET FOR REFERENCE. SEE

CIVIL FOR ADDITIONAL INFORMATION REGARDING UTILITIES AND ASPHALT
PATCHING.

J. SEE SITE ELECTRICAL DRAWINGS FOR DIRECTION REGARDING ELECTRICAL
UTILITIES AND BORING / ASPHALT PATCHING.

ZONING INFORMATION / PARKING TABULATIONS
ZONE = MU-SOUTH: MIXED USE - SOUTH CENTER
TOTAL NEW BUILDING WAREHOUSE AREA = 9600 SF
TOTAL STALLS REQUIRED FOR NEW BUILDING (AT 1 PER 800 SF) = 9600 / 800 = 12
TOTAL EXISTING BUILDING PARKING STALLS (WITH ADA) = 532 STALLS
TOTAL EXISTING BUILDING ADA PARKING STALLS = 30 STALLS (6+ VAN)
TOTAL NET NEW PARKING PROVIDED = 91 STALLS
TOTAL NEW BUILDING ADA STALLS = 1 (VAN ACCESSIBLE)
TOTAL SITE STALLS PROVIDED (WITH ADA) = 623 STALLS
TOTAL REQUIRED ADA STALLS @ 2% OF TOTAL = 13 STALLS
TOTAL REQUIRED VAN ACCESSIBLE (13/6) = 3 STALLS MIN.
TOTAL ADA STALLS PROVIDED = 31 STALLS
TOTAL VAN ACCESSIBLE ADA STALLS PROVIDED = 7 STALLS

NEW ASPHALT SURFACE - SEE CIVIL AND GEOTECHNICAL
REPORT

SITE PATTERN LEGEND

NEW CONCRETE - SEE CIVIL

TEMPORARY CONCRETE PAD AS SHEET NOTED

NEW WAREHOUSE

D1
AS101A

SHEET NOTES
1. EXISTING ELECTRICAL TRANSFORMER TO REMAIN.
2. EXISTING 6' VINYL FENCE TO REMAIN.
3. EXISTING 8' TALL PRECAST MASONRY FENCE TO REMAIN.
4. RELOCATED EXISTING 8' TALL PRECAST MASONRY FENCE.  SEE D5/AS501.  THE

ROUGH DIMENSION FOR THE ANTICIPATED AMOUNT OF RELOCATED FENCE IS
PROVIDED.  BASED ON THE LENGTHS OF EXISTING FENCE, IT IS ANTICIPATED
THAT THERE IS ENOUGH EXISTING FENCING TO MEET THE NEEDS FOR THE
EXTENDED FENCE.  IT IS ANTICIPATED TO USE THE EXISTING PRECAST PANELS.
BID FOOTINGS, FOUNDATIONS, COLUMNS AND CAPS AS NEW.  THE EXISTING
FENCE IS AN OLYMPUS PRECAST BRAND (CONTACT SCOTT MACKINTOSH (801)
571-5041 SCOTT@OLYMPUSPRECAST.COM).  ADJUST FOR GRADE CHANGES
ALONG FENCE LINE AS REQUIRED - SEE CIVIL GRADING PLAN FOR GRADING
INFORMATION.   INSTALL THE WEST FACE OF THE COLUMN AS CLOSE TO THE
WEST PROPERTY LINE AS POSSIBLE.  THE INTENT IS TO HAVE THE FULL WIDTH
OF FENCE ON INTERMOUNTAIN'S PROPERTY.  THERE WILL BE A SMALL GAP
BETWEEN THE EXISTING VINYL FENCE AND THE RELOCATED FENCE.  INFILL
THE GAP WITH (2) LAYERS OF HEAVY DUTY LANDSCAPE FABRIC AND 3" OF
LANDSCAPE ROCK TO MATCH THE REST OF THE SITE.

5. INTENT IS TO USE TYPICAL FULL LENGTH 12' PANELS UNTIL THE END OF THE
FENCE.  THE ANTICIPATED APPROXIMATE DIMENSION FROM THE
TRANSFORMER TO THE FENCE IS SHOWN.  THE CONTRACTOR IS TO ASSURE
ROCKY MOUNTAIN POWER REQUIRED CLEARANCES ARE MAINTAINED.

6. DASHED LINE REPRESENTS ADA PEDESTRIAN PATHWAY (2% MAXIMUM SLOPE)
TO BUILDING.

7. MODIFY EXISTING DETENTION BASIN AS REQUIRED FOR NEW IMPROVEMENTS.
STORM DRAIN CALCULATIONS HAVE BEEN CALCULATED TO INCLUDE THE FULL
ADD ALTERNATE AREA.  SEE CIVIL AND LANDSCAPE.

8. NEW SANITARY SEWER LINE AS PER CIVIL.
9. SAW CUT EXISTING ASPHALT FOR NEW SEWER LINE AS REQUIRED.  ONCE

COMPLETE INFILL HOLE AS REQUIRED, BUT DO NOT PATCH ASPHALT IN THIS
AREA.  SEE CIVIL.

10. BORE NEW SEWER LINE INTO EXISTING RIGHT OF WAY IN ORDER TO CONNECT
TO THE EXISTING SEWER MAIN AS REQUIRED.  SEE CIVIL.

11. EXISTING BUILDING ELECTRICAL ROOM TO REMAIN.  SEE ELECTRICAL.
12. MAGENTA COLOR DASHED LINE REPRESENTS PROPERTY LINE.  SEE CIVIL AND

PLAT DRAWINGS FOR ADDITIONAL INFORMATION.
13. RIGHT IN AND RIGHT OUT ONLY.
14. RIGHT AND LEFT IN AND OUT.
15. VEHICLE QUEUING AREA.
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TRUCK CIRCULATION

CIRCULATION LEGEND

EMPLOYEE CIRCULATION

VISITOR CIRCULATION

BICYCLE CIRCULATION

PEDESTRIAN CIRCULATION

QUEUING LOCATION

NOTE: CIRCULATION LINES CAN
HAVE MULTIPE ARROWS ON
THEM (INDICATING THAT
MULTIPLE TYPES OF TRAFFIC
CAN UNTILIZE THE ACCESS
POINT OR CIRCULATE IN THE
AREA.
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FINISHED GRADE

1'-0"

1'
-6

"
5'

-0
"

1'
-6

"

NOTE: WHEN PLACE IN AN
ACCESSIBLE ROUTE HEAD
CLEARANCE TO BOTTOM OF
SIGN TO BE 6'-8"

1-1/2" GALVANIZED PIPE
WITH CAP.  SET PIPE PRIOR
TO PLACEMENT OF
CONCRETE OR CORE DRILL
AND EPOXY SET PIPE AFTER
PLACEMENT OF CONCRETE

NOTE: ADA COMPLIANT SIGN
WITH RADIUS CORNER AND
RADIUS BORDER. 18 GAUGE
GALVANIZED STEEL WITH
BLUE BACKGROUND AND
WHITE INTERNATIONAL
SYMBOLS. WHITE BAKED
ENAMEL AND SCREEN
PRINTED COPY.

3"
4'

-0
"

4'
-0

"

8" 8" 8"

FINISHED GRADE, SEE CIVIL

CONCRETE FOUNDATION

2'-0"

6" DIAMETER GALVANIZED
PIPE FILLED WITH
CONCRETE.  INSTALL PLUMB.
PRIME AND PAINT 3 COATS.

SLOPE TOP OF CONCRETE
AWAY FROM BOLLARD AS
SHOWN

BOTTOM TENSION WIRE
FINISH GRADE

STRETCHER BAR

#11 GAUGE CHAIN LINK
FENCE

2" O.D. POST @ 10' O.C.
1 5/8" O.D. TOP RAIL

END RAIL
POST CAP

CONCRETE BASE
COMPACTED SUBSOIL

3'
-0

"
6'

-0
"

1'-0"

AS501SCALE: 3/4" = 1'-0"D3 FENCE POST ELEVATION DETAIL

3'
-0

"

8'
-0

"

13'-2" O.C.

2'-0"

FINISHED GRADE

CONCRETE FOOTING

PRECAST CONCRETE FENCE
PANEL - SEE SPEC (OLYMPUS
PRECAST TO MATCH
EXISTING)

PRECAST CONCRETE FENCE
POST - SEE SPEC (OLYMPUS
PRECAST TO MATCH
EXISTING)

3'
-0

"
8'

-0
"

2'
-3

"
3'

-0
"

2'-0"

UNDISTURBED NATIVE SOIL
FINISH GRADE

(1) #4 REBAR DOWEL W/ STD.
HOOK TO POST

#3 HAIR PIN THRU INSERT

(2) 3/4" X6 B-16 COIL LOOP
INSERTS W/ 1/2" RECESS

COLUMN
TOP VIEW

1'
-8

"

1'-8"

(2) 3/4" X6" B-16 COIL LOOP
INSERTS W/1/2" RECESS

WALL TOP VIEW

WALL FRONT VIEW

8'
-0

"
5"

10" 10'-4" 10"

12'-0" MAX

10" 10'-4" 10"

12'-0"

#4 REBAR @ PERIMETER
CENTER OF PANEL THICKNESS
1 1/2" MIN. CLEAR ALL
AROUND

#4 PERIMETER THRU LOOP
INSERTS (TYP.)

AS501SCALE: 1/2" = 1'-0"B6 ADA VAN PARKING SIGN

AS501SCALE: 1/2" = 1'-0"A6 BOLLARD DETAIL

AS501SCALE: 1/2" = 1'-0"D5 PRECAST CONCRETE FENCE
AS501SCALE: 1/2" = 1'-0"D4 PRECAST CONCRETE FENCE POST AS501

ARCHITECTURAL
SITE DETAILS
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A101

LEVEL 1 -
FLOOR PLAN

A101 SCALE: 1/8" = 1'-0"D1 LEVEL 1 - FLOOR PLAN N
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RECEIVING
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3,400 TANKS
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FILLING
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RECERTIFICATION 109A
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SHEET NOTES
1. STRUCTURAL STEEL COLUMN.  SEE STRUCTURAL.
2. CONCRETE RETAINING WALL BELOW.  SEE A100, A201 AND STRUCTURAL.
3. SEMI-RECESSED FIRE EXTINGUISHER CABINET WITH 2A10BC FIRE

EXTINGUISHER - JL INDUSTRIES COSMOPOLITAN WHITE 1037V10 OR EQUAL.
SEE DETAIL D4/A501.

4. SURFACE MOUNTED 2A10BC FIRE EXTINGUISHER WITH WALL MOUNTED
BRACKET - JL INDUSTRIES OR EQUAL.

5. FIRE LINE RISER AND FIRE DEPARTMENT CONNECTION (F.D.C.).  SEE CIVIL
AND FIRE SPRINKLER SHEETS.

6. PROVIDE 3/4" THICK X 8' TALL PAINTED FIRE TREATED PLYWOOD (GRADE -
AC) FOR THE ENTIRE WIDTH OF THE WALL.  INSTALL BOTTOM AT 6" A.F.F..

7. ELECTRICAL PANEL.  SEE ELECTRICAL.
8. ELECTRICAL GEAR.  SEE ELECTRICAL.
9. ELECTRICAL CONDUITS.  SEE ELECTRICAL.
10. DATA RACK.  SEE ELECTRICAL.
11. ROOF DRAIN LINES.  SEE PLUMBING.
12. PRESSURE RELIEF VALVE (PRV).  SEE PLUMBING.
13. FLOOR DRAIN.  SEE PLUMBING.
14. TRENCH DRAIN.  SEE CIVIL.
15. SINK.  SEE PLUMBING.
16. ADA COMPLIANT DRINKING FOUNDATION.  SEE
17. GAS METER.  SEE CIVIL AND PLUMBING.
18. SNOW MELT SYSTEM.  SEE MECHANICAL / PLUMBING.
19. RAILING.  SEE A201 AND REFERENCED DETAILS / WHERE APPLICABLE.
20. REMOVABLE STEEL SAFETY DOCK CHAINS (YELLOW).  SEE DETAIL XX/A451.
21. STAIR SYSTEM.  SEE REFERENCED DETAILS.
22. MILLWORK.  SEE AI101 AND AI201.
23. FENCING.  SEE AS101A.
24. DASHED LINE REPRESENTS ROOF CANOPY ABOVE.
25. LADDER AND ROOF HATCH AS PER XX/A501.
26. CONCRETE DOWNSPOUT SPLASH BLOCK AS REQUIRED.
27. DOCK LEVELER.
28. DOCK LEVELER CONTROLS.  SEE ELECTRICAL.
29. EXTERIOR EQUIPMENT.  SEE AQ101.

GENERAL NOTES
A. GENERAL CONTRACTOR SHALL VERIFY ALL CONDITIONS AND DIMENSIONS

PRIOR TO CONSTRUCTION.  REPORT ANY SIGNIFICANT DISCREPANCIES TO THE
ARCHITECT.

B. PAINTED GYPSUM BOARD CEILINGS SHALL BE "W1" COLOR AND SHEEN.
C. PAINTED HOLLOW METAL DOOR FRAMES SHALL BE "W1" COLOR AND SHEEN.
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6" METAL STUD FRAMING @ 16" O.C. - SEE
STRUCTURAL

71
4"
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TE
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R

PAINTED 5/8" TYPE 'X' GYPSUM BOARD

NOTE: WALL TYPE "A" SIGNIFIES NO BATT
INSULATION, WALL TYPE "A1" SIGNIFIES WITH
INSULATION

HEIGHT - U.N.O., EXTEND TO UNDERSIDE OF ROOF
DECK (18'-0" +/- VARIES) SEE SECTIONS

PLAN DIMENSIONS ARE TO THE FACE OF STUD (SIDE
VARIES)

PATTERN REPRESENTS NO INSULATION (NOTED IN
PLANS AS TYPE "A")

UNFACED FIBERGLASS SOUND BATT INSULATION
(R-19) (NOTED IN PLANS AS TYPE "A1")

A101A WALL TYPE "A" & "A1"
SCALE: 3/4" = 1'-0"

HEIGHT - SEE SECTIONS
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8" THICK REINFORCED CONCRETE PANEL "INTERIOR
STRUCTURAL WYTHE"

1'-1"
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3" THICK REINFORCED CONCRETE PANEL "EXTERIOR
FINISH WYTHE"

GRID

U.N.O. PLAN DIMENSIONS ARE TO EXTERIOR FACE
OF WALL / GRIDLINE

NOTE: WALL SYSTEM IS DESIGNED AS A SITE-CAST
SANDWICH CONCRETE TILT-UP SYSTEM.  SEE
STRUCTURAL.

PAINTED INTERIOR FACE - SEE AI101

2" "CONTINUOUS" RIGID POLYISOCYANURATE
INSULATION (R-13 MIN.)

8" 2" 3"

PANEL TIES AS PER STRUCTURAL

6 MIL VAPOR BARRIER

3/4" "V-GROOVE" TO MATCH EXISTING AS PER A201

EXPOSED SANDBLASTED FINISH TO MATCH EXISTING

A101XA EXTERIOR WALL TYPE "XA"
SCALE: 3/4" = 1'-0"
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A201

EXTERIOR
ELEVATIONS

1 2 3 4 5

A B C D E F G H

12345

ABCDEFGH

A201 SCALE:1/8" = 1'-0"A1 EXTERIOR ELEVATION - NORTH

A201 SCALE:1/8" = 1'-0"B1 EXTERIOR ELEVATION - WEST

A201 SCALE:1/8" = 1'-0"C1 EXTERIOR ELEVATION - SOUTH

A201 SCALE:1/8" = 1'-0"D1 EXTERIOR ELEVATION - EAST

SHEET NOTES
1. CONCRETE FOOTINGS AND FOUNDATION WALLS.  SEE A100 AND STRUCTURAL.
2. FINISHED GRADE. SEE CIVIL FOR GRADING INFORMATION.
3. SCHEDULED DOOR SYSTEM.  SEE A101 AND A601.
4. SCHEDULED WINDOW SYSTEM.  COLOR: MATCH EXISTING (CLEAR ANODIZED).

SEE A601.
5. CONCRETE V-GROOVE REVEAL.
6. PRE-FINISHED METAL CAP AS PER SECTIONS AND DETAILS.  COLOR TO MATCH

EXISTING.
7. EXPOSED CONCRETE DOCK / RETAINING WALL.
8. STAIR AND RAILING SYSTEM AS PER SECTIONS AND DETAILS.
9. GALVANIZED STEEL RAILING SYSTEM.
10. DOCK LEVELER.
11. REMOVABLE STEEL SAFETY DOCK CHAINS (YELLOW).
12. 6' TALL GALVANIZED CHAIN LINK FENCE.
13. FENCE GATE.  SEE A101 AND A601.
14. SUSPENDED POWDER COATED STEEL CANOPY SYSTEM PER D1/A351.  COLOR

TO MATCH EXISTING.
15. RAIN GUTTER TO MATCH EXISTING.
16. RAIN GUTTER DOWNSPOUT TO MATCH EXISTING.
17. RAIN CHAIN TO MATCH EXISTING.
18. GAS METER.  SEE PLUMBING AND COORDINATE WITH UTILITY COMPANY.
19. EXTERIOR LIGHT FIXTURE. SEE ELECTRICAL.
20. FIRE DEPARTMENT CONNECTION (F.D.C.) FOR FIRE SPRINKLER SYSTEM.
21. SECONDARY ROOF DRAIN SCUPPER.  SEE D2/A501 AND PLUMBING.
22. DASHED LINES INDICATE EXTERIOR EQUIPMENT.  SEE EQUIPMENT PLAN.
23. VERTICAL WINDOW FIN TO MATCH WINDOW FINISH (6" OR 12" DEPTH AS

NOTED).
24. COLORED DASHED LINE REPRESENTS ANTICIPATED 30" FROST LINE.  SEE CIVIL

FOR FINISHED GRADE.
25. LINE REPRESENTS CONCRETE PANEL JOINT.
26. KEYSTONE RETAINING WALL.  SEE LANDSCAPING, DETAIL K/L501.
27. MECHANICAL ROOFTOP UNIT.  SEE MECHANICAL.

GENERAL NOTES
A. GENERAL CONTRACTOR SHALL VERIFY ALL CONDITIONS, DIMENSIONS, AND

ASSEMBLIES PRIOR TO CONSTRUCTION. REPORT ANY SIGNIFICANT
DISCREPANCIES TO THE ARCHITECT.

B. BELOW GRADE CONCRETE WALL RETAINING EARTH TO RECEIVE TWO COATS
OF BITUMINOUS WATER PROOFING MATERIAL.

C. PROVIDE CODE COMPLIANT PRE-FINISHED NUMBERS ON THE FRONT, EXTERIOR
OF THE BUILDING INDICATING THE BUILDING ADDRESS NUMBER ASSIGNED BY
THE CITY IN ACCORDANCE WITH CURRENT CITY ORDINANCE. COLOR OF
PRE-FINISHED NUMBERS TO CONTRAST SIGNIFICANTLY WITH BACKGROUND
COLOR OF EXTERIOR WALL (MATCH EXISTING). THAT ADDRESS MUST BE
PERMANENTLY FASTENED TO THE EXTERIOR OF THE BUILDING PRIOR TO
OCCUPANCY.  COORDINATE ALL DETAILS WITH THE OWNER AND CITY.

D. SEE PLUMBING SHEETS AND ROOF PLAN FOR PRIMARY AND SECONDARY ROOF
DRAINAGE.  THE PRIMARY SYSTEM SHALL TERMINATE BELOW GRADE INTO A
STORM DRAIN SYSTEM AS PER THE CIVIL.  THE SECONDARY SYSTEM SHALL
TERMINATE IN A WALL MOUNTED SCUPPER AS PER D2/A701, AND D3/A701.

E. EXTERIOR SIGNAGE: THE OWNER IS RESPONSIBLE TO OBTAIN A SEPARATE
PERMIT FOR ANY EXTERIOR SIGNS IN ACCORDANCE WITH CURRENT CITY SIGN
ORDINANCE. THE OWNER IS RESPONSIBLE TO CONTRACT DIRECTLY WITH SIGN
VENDORS.  SIGN VENDORS SHALL INSTALL THEIR RESPECTIVE SIGNAGE. THE
CONTRACTOR IS RESPONSIBLE TO PROVIDE AND COORDINATE ALL BACKING
AND POWER REQUIREMENTS FOR EACH SIGN.
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Luminaire Schedule

Tag Description LLF Luminaire

Lumens

Luminaire

Watts

Total

Watts

BUG Rating

HX1 SURFACE MOUNT

CANOPY LIGHT

0.765 6254 39.7709 318.167 B2-U3-G2

OC1 EXTERIOR WALL PACK 0.765 2762 20.1 140.7 B1-U0-G1

ZX1 AREA POLE LIGHT-

15FT

0.765 6083 50.9015 305.409 B1-U0-G2

ZX2 AREA POLE LIGHT-

20FT

0.765 7820 67.7927 1220.269 B1-U0-G2

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

PARKING Illuminance Fc 1.63 7.2 0.0 N.A. N.A.

TRESPASS Illuminance Fc 0.01 0.1 0.0 N.A. N.A.
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+/- .75" GROUT BED UNDER
LIGHT POLE BASE

ANCHOR BOLTS AND FULL BASE 
COVER PER LIGHT POLE 
MANUFACTURER. SEE LIGHT POLE 
MANUFACTURER TEMPLATE TO SET 
ANCHOR BOLTS

INTERIOR PAINTED WITH 
RUST INHIBITIVE PRIMER

PROVIDE IN-LINE FUSE WITH
INSULATED FUSE HOLDER HERE

HAND HOLE COVER

POLE AND PAINT TO MATCH 
EXISTING

SEE FIXTURE SCHEDULE FOR
FIXTURE HEAD REQUIREMENTS

.75" CHAMFER ALL EXPOSED EDGES

2 SETS #4 TIES IN TOP 5" OF BASE

4 SETS #4 TIES AT 12" OC

#6 .75" CONDUIT

CONDUIT WITH J-BOX (TYPICAL)

8 #6 BARS VERTICAL WITH 3
SETS #4 TIES AT 18" OC
EXCEPT AS NOTED ABOVE

24"Ø CONCRETE BASE

8' X .75" COPPER
WELD GROUND 
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SCALE: 1" = 20'-0"D1
SITE CALCULATION PLAN

SCALE: 1/4" = 1'-0"B1
SITE LIGHTING SUMMARIES

SCALE: 1/8" = 1'-0"B4
PARKING LOT LIGHT POLE BASE DETAIL

These specs are inconsistent with the
additional specs provided on sheet EL602.
This sheet says that ZX1 AND ZX2 are
overall 15' and 20' tall respectfully, however,
sheet EL602 lists that both ZX1 and ZX2 are
both 27'.  Which is the correct height? The
lighting specs also needs to indicate the
shielding being used.

CANOPY MOUNT

SUMMARY
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1. SUBSTITUTIONS AND/OR EQUAL FIXTURES MUST RECEIVE APPROVAL PRIOR TO BIDDING, THEY MUST BE SUBMITTED TO THE ENGINEER NO LESS THAN 2 WEEKS PRIOR 
TO BID OPENING.

2. SAMPLES MUST BE PROVIDED FOR ANY AND ALL FIXTURES UPON A/E REQUEST PRIOR TO RELEASING FIXTURES.

3. ALL FIXTURES SHALL BE LISTED AND APPROVED FOR THEIR INTENDED USE AND LOCATION.

4. VERIFY THE PROPER MOUNTING KITS OR ACCESSORIES TO FACILITATE INSTALLATION AS SHOWN AT EACH LOCATION ON THE DRAWINGS.  

5. COMPLY WITH THE "INTERIOR LIGHTING" SECTION OF THE SPECIFICATIONS.

6. ALL LIGHT FIXTURES TO BE EITHER "DLC" OR "LIGHTING FACTS" LISTED OR TO BE APPROVED BY ARCHITECT/ENGINEER AND OWNER.

7. CONTRACTOR ALLOWANCE PRICES ARE ACCURATE WHEN THIS JOB WAS SPECIFIED, CONTRACTOR AND ELECTRICAL DISTRIBUTOR SHALL VERIFY THIS ALLOWANCE 
AND REPORT ANY PROBLEMS TO THE ENGINEER BEFORE THE BID.  ALLOWANCE PRICE MAY OR MAY NOT INCLUDE LAMP(S) OR FREIGHT AS NOTED, AND DO NOT 
INCLUDE ANY TAXES.  

DIAMETER

H
E

IG
H

T

LENGTH

WIDTH

HEIGHT

EXTERIOR LIGHTING FIXTURE SCHEDULE

GENERAL NOTES

ID Type Image DESCRIPTION
SIZE

(NOMINAL)

LUMINAIRE DRIVER

MANUFACTURER

BUG RATING

LUMENS
COLOR
TEMP CRI TYPE VOLTAGE WATTS BACK  UP  GLARE

(HX1) DESCRIPTION: SURFACE MOUNT CANOPY LIGHT
MOUNTING: SURFACE
FINISH: SCBA
OPTICS:
OPTIONS:
EM:

LENGTH: 10"
WIDTH: 10"
DEPTH: 3.35"

6,254 4000K 80 LED 0-10V
DIMMING

277.00 V 60 PORTOR LIGHTING (P2-CAT2)

(OC1E) DESCRIPTION: EXTERIOR WALL PACK; WET RATED;
FULLY GASKETED
MOUNTING: WALL
FINISH: SCBA
OPTICS: TYPE IV FORWARD THROW
OPTIONS:
EM:

LENGTH: 7"
WIDTH:
16-1/2"
DEPTH: 9"

1 0 1 3,000 4000K 80 LED 0-10V
DIMMING

277.00 V 20 COOPER (IST)

(ZX1) DESCRIPTION: AREA POLE LIGHT, CUTOFF SINGLE
HEAD
MOUNTING: POLE
FINISH: SCBA
OPTICS: TYPE IV DISTRIBUTION
OPTIONS: HOUSE-SIDE SHIELD
WIND RATING: -
EM: NONE

LENGTH: 32"
WIDTH: 18"
DEPTH: 7"
POLE
HEIGHT: 15' -
0"

1 0 2 6,083 4000K 80 LED 0-10V
DIMMING

277.00 V 51 LITHONIA (DSX1-LED)

(ZX2) DESCRIPTION: AREA POLE LIGHT, CUTOFF DUAL-HEAD
MOUNTING: POLE
FINISH: SCBA
OPTICS: TYPE IV DISTRIBUTION
OPTIONS: HOUSE-SIDE SHIELD
WIND RATING: -
EM: NONE
LUMENS/WATTS LISTED EQUALS TOTAL PER POLE

LENGTH: 32"
WIDTH: 18"
DEPTH: 7"
POLE
HEIGHT: 20' -
0"

1 0 2 15,640 4000K 80 LED 0-10V
DIMMING

277.00 V 136 LITHONIA (DSX1 LED)

HX1 OC1E ZX1 AND ZX2 ZX1 AND ZX2 HOUSE-SIDE SHIELD
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17.18.040: IMPACT CONTROL MEASURES

Impact control measures, as explained by this section, generally apply to allowed uses when the
context or scale of a proposed project increases the potential for negative impacts (e.g., traffic, sound,
hazardous waste, light, vibration, odor, glare, etc.) on surrounding properties or on the public health,
safety, and welfare. Additional measures may be required of conditional uses, according to section
17.18.050, "Conditional Uses", of this chapter. Impact control measures do not apply to permitted uses
that are accessory to an established residential primary use. The City Engineer and Planning Director
may modify the requirements of a required impact control measure upon the applicant's showing of
good cause (a reason rationally related to the development) and in the best interest of the City. With all
required impact control measures, the applicant shall provide the applicable documentation, at the
applicant's expense, and demonstrate that the design of a project and operation of the use will
adequately mitigate the contextual impact. If the City Engineer or Planning Director determine that the
regulations of this section conflict with other regulations of this Code, the more restrictive regulations
shall apply.

A. Traffic Study: The purpose of a traffic study is to identify the extent of traffic impacts generated
by a use or project on transportation system capacity, level of service, and safety. At applicant's
expense, the City shall commission a traffic study from a licensed professional engineer. The
applicant shall pay the fee for the traffic study prior to the commencement of the study.
Proposed uses and projects that meet any of the following criteria shall provide a traffic study:

1. Initial establishment of uses identified in the required impact control measures table in
this section.

2. Project that may generate more than one hundred (100) trips in a peak hour or one
thousand (1,000) total daily trips.

3. New construction project that exceeds ten (10) acres.

4. All uses proposing to access residential streets and that may generate more than twenty
five (25) trips in a peak hour or two hundred fifty (250) total daily trips.

B. Circulation And Access Plan: The purpose of a circulation plan is to identify a proposed project's
potential traffic conflicts generated by proposed access points and vehicular, pedestrian, and
bicycle routes. The circulation plan shall show adjacent roads, access points, primary travel
routes, drop off and pick up areas, stacking and queuing areas, connections with adjacent
properties, and pedestrian and bicycle routes. All projects that meet any of the following criteria
shall provide a circulation and access plan:

1. Initial establishment of uses identified in the required impact control measures table in
subsection H of this section.

2. New construction projects proposing the use of a drive-through, car wash, or vehicle
bay.

3. Projects that require a traffic study per subsection A of this section.

4. Projects that include proposed private streets in residential areas.

C. Operations Plan: The purpose of an operations plan is to identify the potential sound, vibration,
light, glare, odor, crime, hazardous materials, fire, and environmental impacts generated by a
use or project based on the operational nature, scale, or practices of an establishment. The
operations plan shall include the following information, if applicable: date of commencement of
operations; proposed hours and days of operation; a general description of the operation; a
projection of the number of persons on site (e.g., employees and customers); types of

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=17.18.040:_IMPACT_CONTROL_MEASURES


accessory uses anticipated; hazardous materials to be used or produced on site; and all other
relevant information to describe the nature, scale, practices of the establishment. Initial
establishment of uses identified in the required impact control measures table in subsection H of
this section shall provide an operations plan.

D. Sound Study: The purpose of a sound study is to determine the potential for detrimental effects
from sound generated by the proposed use or project. A sound study shall be commissioned, at
the expense of the applicant, from a member of a national acoustical association (i.e., National
Council of Acoustical Consultants, Acoustical Society of America, or Institute of Noise Control
Engineering) or an expert consultant with demonstrated experience and capacity as determined
by the Planning Director. The sound study shall include sufficient information to determine the
likelihood of compliance with Salt Lake County Health Department noise regulations and the
requirements of this title. All uses that meet any of the following criteria shall provide a sound
study:

1. Initial establishment of uses identified in the required impact control measures table in
subsection H of this section.

2. All nonresidential uses that anticipate using outdoor speakers or public address systems.

3. Initial establishment of the following uses shall require a sound study when located
within three hundred feet (300') of a property line of a Residential Zone, an existing
dwelling unit, a religious assembly use, or an elementary, secondary education use:

a. Outdoor animal activities associated with nonresidential uses, including kennels,
runs and corrals.

b. Drive-through facilities.

c. Car washes or car vacuums.

E. Rehabilitation And Containment Plan: A containment plan shall be prepared by a qualified
expert documenting hazardous materials to be stored, used, or produced in significant quantities
and the policies and practices to prevent and contain the accidental or inappropriate discharge
of those materials. The plan shall demonstrate that the proposed use will comply with all State
and Federal requirements and that the public and the environment will be protected from
hazardous conditions. A rehabilitation plan shall also include actions that will be taken upon
cessation of activities or uses involving potentially hazardous materials to ensure that the site is
free from hazardous materials for future activities or uses. A containment and rehabilitation plan
shall be provided for the following uses:

1. Uses identified in the required impact control measures table in subsection H of this
section.

2. Accessory uses that involve significant quantities of hazardous materials.

F. Additional Notice: The purpose of the additional notice control measure is to ensure that
property owners are notified of uses and projects with a greater likelihood for negative impacts
on properties beyond the immediate vicinity. Uses and projects requiring additional notice
according to this section shall provide notice to all property owners of record within six hundred
feet (600') of the boundary of the subject property for any statutorily required public hearing, in
addition to other noticing requirements of this Code and State law. The additional notice
requirement shall apply to the following uses and projects:

1. Initial establishment of uses identified in the required impact control measures table in
this section.

2. New construction projects that exceed ten (10) acres.



G. Residential Protection Area:

1. The purpose of a residential protection area is to minimize the impact of a use on
existing residential areas that are planned to remain residential and areas that are
planned to become residential in the future. A residential protection area minimizes
impacts on residential areas by applying additional restrictions to a use or prohibiting a
use with the protection area as outlined below.

2. A residential protection area is the area within a distance prescribed by the required
impact control measure table in subsection H of this section. A residential protection
area is measured from the boundary of a residential land use designation into the
adjoining non-residential land use designation on the future land use map.

3. Uses or buildings that were compliant when initially established are not nonconforming
uses or buildings, according to the requirements of this chapter, due to subsequent
rezoning and development of a residential use within the residential protection area.

4. Residential protection areas shall be applied according to the following:

a. Prohibited: Uses are prohibited, except for associated parking or open space,
within the distance identified in the required impact control measures table in this
section.

b. Stadium/Theater/Auditorium: The residential protection area identified in the
required impact control measures table of this section may be reduced to one
hundred feet (100') when the activities associated with the use are conducted
within completely enclosed structures and the floor area of the structure is less
than one thousand (1,000) square feet.

c. Gas Station: Underground fuel storage tanks are prohibited within the residential
protection area for the gas station use as identified in the required impact control
measures table in this section. The following exceptions to the residential
protection area are allowed:

(1) The residential protection area is reduced to one hundred feet (100') from
the property line of properties with a residential land use designation that
do not have an existing residential dwelling unit.

(2) The residential protection area shall not apply to properties located on the
opposite side of a minor collector road or greater, as classified by the
City's master transportation plan, from the gas station use.

d. Aircraft Transportation: Aircraft transportation landing and takeoff facilities shall
be located no closer than one thousand feet (1,000') from the property line of a
residential zone, except for rotor craft used by emergency services in temporary
situations.

e. P-O Zone: Drive-through facilities are prohibited.

H. Required Impact Control Measures Table:

Key:
X = Required

Required Impact Control Measures



Category Uses
A.

Traf
fic

B.
Circulati
on And
Access

C.
Oper
ation

s

D.
Sou
nd

E.
Rehabilitatio

n And
Containmen

t

F.
Additio

nal
Notice

G.
Residentia

l
Protection

Area

Agricultura
l

Animal
husbandry X 100'

Horticulture X 100'
Plant
nursery X X 100'1

Public
agricultural
facility

X X X X 150'1

Residential
:

Group
living

Community
residential
facility

X X X

Dormitory X X X X 300'

Institutional
facility X X X X 1 Mile

Household

Live-work X X X X

Multi-family X X X

Neighborho
od
residential
facility
Single-
family,
attached

X X

Single-
family,
detached

X

Public:

Civic and
community

Cemetery
Community
services X X

Public
safety X X X X

Religious
assembly
and worship

X X



Education

Elementary/
secondary
education

X X X X

University/c
ollege X X X X

Vocational/p
rofessional X X X X

Open
space

Natural
open space
Park open
space

Utility and
communic
ation

Energy
conversion X 100'

Telecommu
nication
facility
Utility
services X X X 1,000'2

Commerci
al:



Services

Animal
services X X X 100'

Business
support
Daycare X X
Financial
institution X X3

Hospital X X X X 100'
Light
service and
repair

X 100'

Lodging 100'

Medical/den
tal office or
clinic
Mortuary/fu
neral home 50'5

Office
Personal
services X

Professional
services
Restaurant 50'5

Self-storage X X
Vehicle
repair X X X X X 200'

Vehicle
services X X X X X 150'



Recreation
and
assembly

Arts and
recreation X X X

Convention/
reception
center

X X X X 50'5

Indoor gun
range X X X 100'

Instruction
and training X X

Outdoor gun
range X X X 1,500'

Outdoor
recreation X X X X X 50'5

Stadium/the
ater/auditori
um

X X X X4 X 250'

Retail Gas station X X X X X 300'
General
retail
Kiosk,
freestanding X X 50'5

Shopping
center/depa
rtment store

X X X X

Vehicle
sales and
rental

200'

Industrial:

Manufactu
ring and
production

Assembly X 100'

Fabrication X X X X 300'
Manufacturi
ng X X X X 500'

Mining X X X X 500'



Sales and
service

Commercial
service and
repair

X X X X X 500'

Food and
drink
preparation

X X X X 500'

Heavy
equipment
sales and
rental

X X 200'

Research
and
developmen
t

X X X 300'4

Storage
yards X X X X 300'

Wholesale
and
warehouse

X X X 300'

Transporta
tion

Aircraft
transportatio
n

X X X X X X 500'

Parking
facility X X X X 150'

Passenger
terminal/stat
ion

X X X X X 100'

Railroad
facility X X X X 300'

Waste
Refuse X X X X 500'

Salvage X X X X 500'

Notes

1When located in an R-1.8 Zone, the residential protection area shall apply to adjacent residential
properties.
2Only applies to major utility facilities.
3Only applies to nondepository financial institutions.
4Only applies to outdoor or open air facilities.
5Buildings used for nonresidential uses located within 100 feet of the property line of properties with a
residential land use designation shall not exceed 35 feet in height.

HISTORY
Amended by Ord. 2018-21 on 10/16/2018
Amended by Ord. 2019-01 on 3/5/2019

https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/southjordan/ordinances/documents/1710271006_2018-21%20Amend%2017.18.040%20Impact%20Control%20Measures.pdf
https://s3-us-west-2.amazonaws.com/municipalcodeonline.com-new/southjordan/ordinances/documents/1683131404_2019-01%20Amend%20Title%2017%20references%20to%20departments%20etc.pdf








































Architectural Review Committee Meeting Minutes – May 15, 2024 

CITY OF SOUTH JORDAN 

 

ARCHITECTURAL REVIEW COMMITTEE MEETING MINUTES 

SOUTH JORDAN CITY HALL – MAPLE CONFERENCE ROOM 
WEDNESDAY, MAY 15, 2024  

Attendance City Staff: Russ Naylor, Kathie L. Johnson, Andrew McDonald, Katelynn White 

 

Attendance Applicant(s): Jonathan Johnson, Jake Seiler, Joseph 

 

Minutes Prepared by: Katelynn White 

 

ARCHITECTURAL REVIEW COMMITTEE MEETING 

 

THE MEETING STARTED AT 8:30 A.M. AND THE MEETING WENT AS FOLLOWS: 

 

A. GENERAL BUSINESS ITEMS 

 

A.1. INTERMOUNTAIN HOMECARE OXYGEN WAREHOUSE 

Location: 11520 S Redwood Road, South Jordan 

Applicant: Intermountain Health; Jake Seiler Core Architecture; Jonathan Johnson 

Planner: Andrew McDonald 

 

 
Project description:  

 

This project will encompass an oxygen warehouse located at the address, 11520 S Redwood Road. The 

warehouse is proposed to match the existing exterior of the intermountain health on the same property.  

 

What are the required steps to move forward with the project? 

 

i. Andrew, City Planner, informed applicants on the next step in approval process for this 

project. Andrew explained that the site plan approval will be contingent on approval and 

recording of the subdivision amendment. 

 

ii. The applicant’s preference is to use CMU Block for the exterior of this building.  This 

would be in compliance to South Jordan City masonry ordinance.  

 

iii. Applicant stated the building will not be painted. This will require less maintenance for 

the structure.  

 

iv. Kathie, City Council member, expressed concern with the awnings located on the 

structure based on their flat nature.  

 

v. Committee expressed that it is unlikely the applicant will need to attend an additional 

ARC meeting. Andrew will coordinate with Applicant to determine if further changes 

will need to be made to the Architecture of the building.  

 

 



Architectural Review Committee Meeting Minutes – May 15, 2024 

Q&A 

 

ADJOURNMENT  
 

 



 
 

 
 

 

233 South Pleasant Grove Blvd.  

Suite 105 
Pleasant Grove, Utah 84062 

(801) 769-3000 Office 

(801) 769-3001 Fax 
 

INTERMOUNTAIN HOMECARE OXYGEN 

WAREHOUSE 
11520 SOUTH, REDWOOD RD, BUILDING B, 

SOUTH JORDAN, UTAH 84095 
 

SITE PLAN REVIEW RESPONSE #01 
OCTOBER 10, 2024 

 
 

South Jordan City Building Department 
Attn: Andrew McDonald 

 
Below you will find our responses to review comments received from South Jordan City.  We 
have included the original comments for reference with our response listed below.   
 

1. Provide an Operations Plan uploaded using "Additional Documents." 
The purpose of an operations plan is to identify the potential sound, vibration, light, glare, 
odor, crime, hazardous materials, fire, and environmental impacts generated by a use or 
project based on the operational nature, scale, or practices of an establishment.  The 
operations plan shall include the following information, if applicable: date of 
commencement of operations; proposed hours and days of operation; a general 
description of the operation; a projection of the number of persons on site (e.g., 
employees and customers); types of accessory uses anticipated; hazardous materials to 
be used or produced on site; and all other relevant information to describe the nature, 
scale, practices of the establishment. Initial establishment of uses identified in the 



required impact control measures table in subsection H of this section shall provide an 
operations plan. Also include how this warehouse addition will improve the operations of 
the existing site/building and the plans for its involvement with other off-site IHC 
locations.  The applicant discussed these plans with Staff during the DRC meeting and the 
ARC meeting.  These documents will help the Planning Commission understand the 
project and be better informed as to what is being proposed. 
 

Response: We will comply.  See the attached Operations Plan.  
 

 
2. Provide a Rehabilitation and Containment Plan uploaded to the application using 

"Additional Documents". Accessory uses that involve significant quantities of hazardous 
materials are required to provide at Rehabilitation and Containment Plan. A containment 
plan shall be prepared by a qualified expert documenting hazardous materials to be 
stored, used, or produced in significant quantities and the policies and practices to 
prevent and contain the accidental or inappropriate discharge of those materials. The 
plan shall demonstrate that the proposed use will comply with all State and Federal 
requirements and that the public and the environment will be protected from hazardous 
conditions. A rehabilitation plan shall also include actions that will be taken upon 
cessation of activities or uses involving potentially hazardous materials to ensure that the 
site is free from hazardous materials for future activities or uses.   These documents will 
help the Planning Commission understand the project and be better informed as to what 
is being proposed. 
 
Response: We will comply.  See the attached Containment and Rehabilitation Plan. 

 
3. Provide a Circulation and Access Plan uploaded to the application using "Additional 

Documents". The purpose of a circulation plan is to identify a proposed project's potential 
traffic conflicts generated by proposed access points and vehicular, pedestrian, and 
bicycle routes. The circulation plan shall show adjacent roads, access points, primary 
travel routes, drop off and pick up areas, stacking and queuing areas, connections with 
adjacent properties, and pedestrian and bicycle routes.  Demonstrate how the new 
warehouse addition will incorporate into the existing circulation and access of the site, 
and will not create any additional impacts to traffic or access.  This is required because 
the project includes a vehicle/loading bay along the west elevation. This document will 
help the Planning Commission better understand the project, and what is being 
proposed.  The Commission will also keep in mind the proximity to the residential homes 
to the west, and how all of this could impact them. 
 
Response:  We will comply.  This project will extend truck traffic further North, but 

it is not anticipated that this new site layout will create any additional impact 

beyond what already exists.  The Owner’s intent throughout the design process has 

been to increase safety and locate less favorable site features (like the oxygen tank) 

to the East side of the building.  The building is not intended to significantly 



increase site traffic.  The function and employees that currently operate this part of 

the building’s function are currently housed within the existing building.  Those 

functions will just be relocated to this building.  See revised AS101 where the 

circulation and access information has been added. 

 
4. Please know that this item is not specifically a requirement at this point, however, it would 

help support the application given the projects proximity to the existing residential zone 
and existing homes to the Providing these documents would help the Planning 
Commission understand the application, and what is being proposed.  The Commission 
has directed attention to projects like this before.  There will be focus placed on the 
distance to the existing homes to the west and help support the project's attempt to 
address potential negative impacts on surrounding properties or on the public health, 
safety, and welfare.  West is within (300') of the west property line/residential land use 
designation. Given the project is within just over (100') from this boundary and has a 
vehicles loading/unloading bay facing these homes, it would be helpful to provide a 
Sound Study.     
 
The purpose of a sound study is to determine the potential for detrimental effects from 
sound generated by the proposed use or project. A sound study shall be commissioned, 
at the expense of the applicant, from a member of a national acoustical association (i.e., 
National Council of Acoustical Consultants, Acoustical Society of America, or Institute of 
Noise Control Engineering) or an expert consultant with demonstrated experience and 
capacity as determined by the Planning Director. The sound study shall include sufficient 
information to determine the likelihood of compliance with Salt Lake County Health 
Department noise regulations and the requirements of this title.   

 
Response:  Whereas this is not required, the Owner has declined to provide this 

study.  As mentioned in the response to Comment #3, the Owner’s intent has been 

to improve conditions as it relates to adjacent neighboring properties.  We don’t 

anticipate that sounds generated from this building will be any louder than what 

exists currently, since the same functions are already occurring in the existing 

building. 

 
5. Provide the updated Building Elevations and Renderings that show the discussed (4'') 

deep "fins" along the elevations exceeding (40') in length.  As discussed, the awnings can 
stay, but they do not meet the intent and purpose of the architectural standards. 

 
Response:  We will comply.  As coordinated, the existing building on its Eastern 

façade appears to use the same type of window fins to meet the zoning 

requirement.  We are proposing to match those fins at the required intervals.  The 

fins were shown in the last submittal in both the floor plan (A101) and A201.  The 

fins have been added to the renderings.  See the revised A101, A201, A202, A203, 

A204, and A205. 

 



6. Please know that this item is not specifically a requirement at this point, however, it would 
help support the application given the projects proximity to the existing residential zone 
and existing homes to the Providing these documents would help the Planning 
Commission understand the application, and what is being proposed.  The Commission 
has directed attention to projects like this before.  There have been commercial project 
related to uses like these where the Commission has placed focus on traffic in and out of 
the project relative to the existing infrastructure and capacity and with the new demand 
involved in the proposal.  The Commission has looked at how something like this could 
impact the flow of traffic on adjacent roads (11400 S. and Redwood Road).  It would be 
helpful to the application to provide a Traffic Study uploaded using the "Additional 
Documents".   The purpose of a traffic study is to identify the extent of traffic impacts 
generated by a use or project on transportation system capacity, level of service, and 
safety.  Overall, the Study would help support that traffic is not going to be a potential 
impact for the existing site, impact Redwood or 11400 S., or impact the adjacent 
residential homes to the west where the only access to their homes is form 11400 South. 

 
Response:  Whereas this is not required, the Owner has declined to provide this 

study.  That being said, we don’t anticipate that significant additional traffic or 

traffic flows will be notably altered by the new building, since the same functions 

and traffic are already occurring in the existing building.  See the revised AS101 

with the added circulation information. 

 

7. The plat will be reviewed and approved via the separate Subdivision Amendment 
application. Remove the plat from the Civil Plan Package and any other document file 
upload it may be included in for the Site Plan application.  You must keep the upload 14 
pages, and if you add pages, they must be included after page 14 regardless of their 
contents.  If pages are not the same, Staff's review will not overlay properly and the re-
submittal will be rejected.  Remove the plat and leave page one blank.  If desired, it can 
say "Page intentionally left blank". 

 
Response:  We will comply. 

 

8. The use for this project is considered warehousing, distribution, and storage.  This 
requires 1 parking stall per 800 sf² of floor area or 1 parking stall per employee at 
maximum shift change.  According to the dimensions (120' x 132'), the warehouse is 
15,840 sf² which requires 20 parking stalls.  This Site Plan only shows 17.  The other 3 
parking stalls required cannot be the stalls dedicated/used/ and numbered for IHC's fleet 
of vans and trucks on-site. 

 
Response:  As coordinated with the city planner, the size as described above is not 

accurate.  See the revised AS101 that includes a parking tabulation breakdown of 

the net stalls required for this project.  Due to other city review comments, the 

Owner has opted to remove the Add Alternate and build out the remainder of the 



parking lot.  Due to this, regardless of how stalls are counted, we are adding far 

more than the required number of stalls.  

 
9. Will the ZX1, ZX2, HX1, and OC1E lights be illuminated 24/7 or on a daylight 

schedule/timer? What would the hours of illumination be? 
 

Electrical Engineer Response: The exterior lights will be control via photocell and 

occupancy.    The exterior lights will be dimmed for majority of the time and if the 

area is in use the corresponding light pole or area will turn up in brightness 

momentarily. 

 
10. Please confirm the distance between the masonry fence, being relocated, and the 

placement of the light pole pedestals along the west boundary. 
 

Response:  From the property line to the center of the light poles is about 8’.  From 

the property line to the center of the light poles is about 9’.  A dimension has been 

added to the revised AS101A. 

 
11. Is it possible to move the proposed lighting poles along the west boundary further into 

the property to the edge of the end-of-parking row islands? 
 

Response:  We discussed this and whereas there aren’t sufficient islands along the 

west property line to place light poles, we are concerned that we wouldn’t be able 

to adequately light the parking.  Please note that the existing light poles further 

South are approximately 4’ off of the fence line.  Therefore, we are placing them 

further East than the existing poles.  Also, we are providing light cut offs on the 

lights as required by code to mitigate light filtration to adjacent properties.  See the 

revised ES201A. 

 
12. These specs are inconsistent with the additional specs provided on sheet EL602. This 

sheet says that ZX1 AND ZX2 are overall 15' and 20' tall respectfully, however, sheet 
EL602 lists that both ZX1 and ZX2 are both 27'.  Which is the correct height? The lighting 
specs also needs to indicate the shielding being used. 

 
Response:  ES201A was correct and EL602A was incorrect.  The required shielding 

notes have also been added to the fixture schedule.  The light poles will be 20 p in 

the parking lot area and 15’ on the outer perimeter near the property line.  See the 

revised ES201A and EL602. 

 
13. Is this irrigation line active and being used? It will need an easement recorded against the 

property, and shown on the plat. 
 

Response:  Yes, the flood irrigation line is active.  The civil engineer has been 

coordinating with the Ditch Master and he is in agreement regarding the relocation 



of the pipe and easement.  See the Subdivision Plat Plan Review Response #1 (not 

part of this document), and the revised site plan drawings.   

 

14. This area could possibly be redesigned to include the three needed parking stalls with the 
end-of-parking curbed planter being at least (5') wide.  It would be best to complete the 
work in gray shade along the west boundary now with the main project so that all 
required parking stalls are installed, landscaping buffers, lighting poles, and curbing are 
completed and won't have to have new Civil, Landscaping, and photometric analysis files 
provided. 

 
Response:  As discussed, due to city concerns, the Owner has agreed to plan on 

building out the rest of the parking lot as part of this project.  See the revised Civil, 

Landscape plans, AS101, and AS101A. 

 
15. The ADA requires that disabled parking have the shortest route possible to the access 

doors of the building.  It would be better if these ADA stalls were shifted two stalls east so 
that the stripped access area was directly in line with the access doors being shown here. 

 
Response:  This was reviewed and discussed during design.  As discussed with the 

city planner, due to ADA requirements for landings (from the building and access 

aisle), the ADA stall placement is actually the closest location that meets all code 

requirements. 

 
Civil Response:  Shifting the stalls to the east would reduce the strictly linear 

distance to the doors.  However, because the sidewalk sits 6” above the stalls, ADA 

ramps are needed to reach the doors. These ramps require space along the sidewalk 

as putting them directly in front of the doors would reduce the space of the landing 

for the main doors. It is for this reason that the stalls are placed as such: It is the 

shortest desirable distance from the ADA landing to the doors following the ADA 

path. 

 
16. Provide updated exterior renderings that show the 6'' and 12'' relief features on each of 

the four sides. 
 

Response:  We will comply.  See the revised A202, A203, A204, and A205. 

 
17. Are these accessories included or an optional purchase? The External Glare Shield will be 

required at installation of both the ZX1 and ZX2 locations.  Site lighting shall be shielded 
to prevent glare on adjacent residential properties, and all light is directed down towards 
the surface.   

 
Response:  We will comply.  We have added notes to clarify the requirements in the 

fixture schedule.  See the revised EL602. 

 



18. Is this a black color exterior finish? 
 

Response:  Yes, we plan on using black fixtures to match the existing building. 

 
19. What is the distance between 11400 S. ROW and the end of the relocated fence that will 

be kept clear for the RMP conduit? 
 

Response:  We’ve moved the fence back slightly to allow RMP clearance for the 

transformer.  The current distance is about 4’.  See the revised CS105, and AS101. 

 
20. Is the fence going to replace the exiting fences along this boundary or be placed up 

against the fences of the adjacent neighbors on IHC property? 
 
Response: The intent is to leave the existing neighbor fences and extend the 

required 8’ masonry fence on Intermountain’s property.  The purpose for this is so 

that we don’t create any gapping issues between the neighbor’s existing 

perpendicular fences and because the transformer on the Northwest corner of the 

property would prevent the installation of the masonry fence all the way to the 

corner leaving a gap in the fence.  For your information, this condition already 

exists along sections of the existing fence.    

 
21. Indicate if this drive aisle will be one way or two way.  Internal driveways, such as this, are 

required to have at least a (24') width for two way and a (12') for one way.  If it is a two 
way access, the width will need to be wider. 

 
Response:  The drive aisle is intended for two way use.  The issue has been resolved 

with the removal of the Add Alternate.  The drive aisle measured from front face of 

curb to front face of curb is 26’.  See the revised Civil Plans, and AS101A.  

 
 

22. What is the planned time frame that the alternative work would be contracted out and 
completed? As what was discussed in previous conversations with the applicant and Staff 
discussing this area, it will need to be improved somehow.  Unfortunately, City Code 
requires that improvements be paved surfaces or landscaping.  The parking stalls, 
lighting, and landscaping along the west should be finished with this project to save 
having to come back later with new plans and applications.  The larger parking lot needs 
to be completed as it is being shown here, or curbed and landscaped temporarily 

somehow, or perhaps you could discuss with Engineering on curbing this area and 
turning it into a temporary storm water detention basin to help with the storm water 
calculations.  The basin would still need to be landscaped somehow.     
 
Response:  Due to city concerns, the Add Alternate for the additional parking has 

been removed and the design now includes completing all of the proposed parking 

lot as part of this project.  See the revised Civil Plans, Landscape Plans, and AS101A. 



 
23. Without the work in gray shading being completed now, this drive aisle will be required 

to be bordered with minimum (4'') concrete curbing. 
 

Response:  Due to city concerns, the Add Alternate for the additional parking has 

been removed and the design now includes completing all of the proposed parking 

lot as part of this project which resolves the need for the curbing on the drive aisle.  

Please note that the exposed North edge of the parking lot is boarded by a concrete 

“ribbon” to help maintain the asphalt edge.  See the revised Civil Plans, Landscape 

Plans, and AS101A. 

 
24. Was there any roof top mechanical equipment such as HVAC units? If there is, include it 

on the elevations and exterior renderings to show what would be seen. 
 

Response:  As discussed with the City Planner, the HVAC units will mostly be 

screened by taller parapets.  It is anticipated that some units may protrude up to 

about 2’ above the parapets.  The exterior elevations have been revised to show the 

HVAC units.  The HVAC units have also been added to the renderings but are not 

visible due to the perspective viewpoints of the images.  So, it is unlikely that they 

would be easily seen by adjacent neighbors, except at great distances from the 

building or at elevated viewpoints.  See the revised A201, A202, A203, A204, and 

A205. 

 
25. Where is sheet IR-100? 

 
Response:  The Landscape sheets were renamed just prior to submitting to the city 

and some of the references were inadvertently not corrected.  Additionally, we’ve 

renumbered some sheets for clarity as well.  IR-100 is now LI101A.  The references 

have now been corrected.  See the revised LI001, and LI101A 

 
26. South Jordan City Landscaping Ordinances have changed since IHC constructed the 

existing buildings.  The Landscaping and Irrigation details need to include details on the 
landscaped areas being provided with a Water Sense labeled smart irrigation controller 
which automatically adjusts the frequency and/or duration of irrigation events in 
response to changing weather conditions.  All controllers shall be equipped with 
automatic rain delay or rain shut-off capabilities (City Code Title 16.30.040.B(3)). If the 
existing landscaping controls are being used, they will need to be updated to comply with 
this requirement.  If the system already meets this code requirement, the details need to 
include the requirements in their notes.   
 
Response:  We will comply.  A rain sensor will be added to the existing Sprinkler 

Controller.  See the LI101A. 

 
27. Where are sheets LP-101 and LP-501? Is it supposed to be sheets L101 and L501? 



 
Response:  The Landscape sheets were renamed just prior to submitting to the city 

and some of the references were inadvertently not corrected.  Additionally, we’ve 

renumbered some sheets for clarity as well.  LP-101 is now L101A, and LP-501 is 

now L501.  See the revised L101A, and L501. 

 
28. This relocation will require a new private irrigation easement be recorded for the area the 

new line is located, and shown on the plat. 
 
Response:  We will comply.  See the revised Subdivision Plat Plan Review Response 

#1 (not part of this package), and Civil Plans (part of this package). 

 
29. Is this private irrigation line being relocated too? 

 
Response:  This markup was missing from the drawings that were provided to the 

design team from the City.  We interpret that this comment is in reference to the 

gravity flow irrigation line that is being relocated to the West side of the property.  

Please clarify with the design team if this interpretation is not correct.  See the 

revised CS104 and CS108. 

 
Surveyor / Civil Response:  After discussions with the Utah & Salt Lake Canal Co., a 

new 15’ irrigation easement is now shown on CS105 to accommodate the relocation 

of the pipe toward the property line. After the new pipe is installed, per the 

discussions, a portion of the existing easement will be vacated. See the plat for 

more detail (not part of this package). 

 
30. This is the symbol for a storm drain line.  Note this as new storm drain line if that is the 

plan.  The City has GIS record of storm drain line locations, and there is not one located in 
this easement area.  Please Confirm. 
 
Response:  This has been corrected to show it as irrigation line.  See the revised 

CS104 and CS108.  

 
31. City GIS records indicate that this east/west easement has a private irrigation line. Please 

confirm, and show it if it is still there and being used. 
 

Response:  This markup was missing from the drawings that were provided to the 

design team from the City.  We interpret that this comment is in reference to the 

gravity flow irrigation line that is being relocated to the West side of the property.  

Please clarify with the design team if this interpretation is not correct.  See the 

revised CS104 and CS107. 

   

Civil Response: The east-west irrigation line ends at the box in the future parking 

area and does not continue east past it. 



 
External Agency Review:  
Engineering Review: Jared Francis  
 

1. Since this is an irrigation line please label as IRR instead of SD so it won't get confused 
with storm drain. 
 
Response:  We will comply.  See the revised CS104 and CS107.  

 

2. Our GIS shows an existing landscape meter in this location. Please verify and show on the 
plans, call out the size. 
 
Response:  We will comply.  See the revised CS104 and CS107. 

 
3. These connections to the water main need to be a minimum 3' apart. 

 
Response:  We will comply.  See the revised CS107. 

 
4. Note the size of the existing water main. 

 
Response:  We will comply.  See the revised CS107. 

 
5. Call out these type of connections as hot taps. 

 
Response:  We will comply.  See the revised CS107. 

 
6. The fire line to the building must have a PIV. 

 
Response:  We will comply.  See the revised CS107. 

 
7. Add "DR-18, Blue" to water pipe description. 

 
Response:  We will comply.  See the revised CS107. 

 
8. Call out the pipe type for the fire line. Per City standards, from the main to the PIV it's 

PVC, and from the PIV to the building it's ductile iron. 
 
Response:  We will comply.  See the revised CS107. 

 
9. There needs to be a new 15' wide waterline easement in favor of South Jordan City on the 

new connections from the water main up to and including the new fire hydrant, PIV and 
water meter. 
 



Response:  We will comply.  See the revised Subdivision Plat (not part of this 

package), CS107, and AS101A. 

 
10. Needs to be designed for the 100-year storm. 

 
Response:  We will comply.  See the revised Drainage Report, and CS108. 

 
11. Update these to the latest version from the City website. 

 
Response:  We will comply.  See the revised CS103. 

 
12. Service lateral from the main to the meter must be poly IPS. 

 
Response:  We will comply.  See the revised CS107. 

 
13. Instead of a vault call out a 24" water barrel per South Jordan City standards. 

 
Response:  We will comply.  See the revised CS107. 

 
14. After changing the drainage calculations for the 100-year storm, make modifications to 

the storm drain system to accommodate the required storage. 
 
Response:  We will comply.  See the revised Drainage Report, and CS108. 
 

 

Summary of Attachments: 

(8.5x11): Operations Plan, Containment and Rehabilitation Plan, Drainage Report 

 

(24X36):  Entire Sheet Set. 

 
Issued by: 
Jonathan Johnson  
Senior Project Architect (Core Architecture) 
 
Copy to:  Owner, Contractor, Architect, Consultants 

END OF PLAN REVIEW RESPONSE #01 

 

 

 
 
 



  Intermountain Home Services South Jordan  
 

  
 
 

Intermountain Home Services 
 
Operations Plan 
 
Medical Oxygen Warehouse / Building B 
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Date of Commencement 
This is still to be determined, but it is anticipated to open in the latter part of 2025 
 
Hours of Operation 
The hours of operation for this building will be Mon-Sun 6 am to 10 pm. 
 
Projected Occupancy 
This facility is currently projected to occupy between 5-10 staff only individuals during 
the hours of operation. No general public will be allowed within this facility. 
 
Summary 
The Intermountain Health Home Services will be relocating the existing oxygen 
operations from the primary building located at 11520 S Redwood Rd, South Jordan UT, 
to the proposed “Building B”. These operations include the filling, storing, and cleaning 
of compressed oxygen cylinders. The goal of this new facility is to create a space where 
Intermountain Health can safely fill and store compressed oxygen tanks that are used to 
meet the health needs of the general public within the intermountain west region. Due to 
the increased and changing demands, the expanded facility is needed to meet the 
requirements set by regulatory groups such as the International Fire Code or the 
National Fire Protection Association. 
  
With this new facility being solely dedicated to oxygen, there will be loading and 
unloading of oxygen tanks/racks. The unloading of tanks/racks form vans and box 
trucks will be on the south part of the west facing wall. These tanks are coming back 
from other Intermountain Health facilities or patient homes. The loading of vans and box 
trucks will be on the north part of the west facing wall. These tanks are going out to 
other Intermountain Health facilities or directly to patient homes. 
 
Hazardous Materials  
Per the NFPA and IFC, the amounts of oxygen gases within this facility would be 
classified as oxidizing gases. Per the required codes, the amount of oxygen stored, 
which is approximately 445,000 cubic feet at max capacity, warrant a detached structure 
dedicated to all activities related to the cleaning, filling, and storing of oxygen cylinders. 
This facility will be designed to meet all code requirements pertaining to the 
approximate max oxygen storage capacity. 
  
In addition to the oxygen gases stored within this facility there is a 9,000 gallon external 
bulk liquid oxygen tank on the premises of the property. This is an existing tank that will 
be relocated from the current location located on the north west corner of the current 
facility warehouse to the south east corner of the proposed new facility. This new 
location will move the large bulk tank further away from neighboring residences and 
help buffer noises produced from pumps and other equipment that are used in the 
process of filling oxygen cylinders. 
 
The intention of creating this facility is to have a space dedicated to safely storing the 
large amounts of oxidizing gases in an environment that has been designed and 
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constructed to meet the applicable code requirements. This will reduce any risk factor 
associated to the existing operation, facility, and neighboring properties. 
 
In the event that Intermountain Health decides to change the function of this facility and 
no longer fill or store oxygen within this facility, Intermountain Health will also require the 
removal of the large bulk liquid oxygen tank and by so doing will remove any hazard 
associated to the facility regarding oxidizing gases. 
 
Noise 
This facility will have noise associated. As part of the operations, Intermountain Health 
is looking to relocate the large bulk liquid oxygen tank. By relocating the existing tank to 
the proposed location, east side of the building, it will be located further away from 
existing residences. The building will help muffle the noises this tank produces with 
pumps and off bleeding as part of the filling process. With the new configuration, the 
noises heard by residents located to the west should be less than the current operation. 
There will also be vehicle noise which would include engine noises and 
loading/unloading noises to the exterior dock as currently exists. 
 
Noise Abatement 
By relocating the large bulk tank and associated equipment to the east side of the new 
facility, we are taking into consideration the current noise levels and trying to put those 
noises further away from residences. 
 
Light 
The exterior lighting this building produces will be setup similarly to the existing building 
and the lights on the building will be on a day light sensor. The parking lot lights will also 
be part of the day light sensor/timer but these lights will also have a motion sensor that 
will allow the lights to dim when the area is not actively being used. 
 
Glare 
Glare from the structure should be minimal as there are few windows on the building 
itself and the building is to be constructed of cementitious materials. 
 
Vibration 
Vibration will be consistent for those neighbors that currently share a property line on 
the south west corner of the existing building and operation. The primary source of 
vibration will be from vehicle/truck traffic. 
 
Odor 
It is not expected to increase any odor pollution by adding this new facility 
 
Crime 
It is not anticipated that his new facility will increase or bring new crime to the area 
 
Fire 
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With having a standalone facility for oxygen, this will mitigate existing conditions where 
oxygen is closer to combustible materials. This facility is to be built with minimal 
combustible materials and will not have combustibles stored within the space. 
 



Intermountain Health Safety & Industrial Hygiene 
September 16, 2023 

 

 
 
 
INTERMOUNTAIN HOMECARE  
 

CONTAINMENT & REHABILITATION PLAN FOR 
HAZARDOUS MATERIALS  
 
MEDICAL OXYGEN STOREAGE BUILDING 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prepared by: 
 
 
J. Nicholas Rice, MSOH, CIH, CSP 
Enterprise Safety & Industrial Hygiene Director 
383 West Vine St, Fourth Floor 
Salt Lake City, Utah 84123 
(801-381-2849) 
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Hazardous Material Storage & Use 
The proposed medical oxygen storage building is intended to store approximately 445,000 cubic feet of gaseous 
medical oxygen, an oxidizing gas. Storage will largely be in e cylinders; some larger cylinders will also be used and 
stored. The main hazard with oxidizing gasses is fire as oxygen supports and accelerates combustion. Safety is 
enhanced with the proposed dedicated and detached storage facility as the oxygen will be separated from 
combustible storage in the main Homecare building.  
 
In addition to oxygen cylinder storage, there will be relocation of oxygen transfilling processes which includes a 
cleaning process for cylinders returned from patients. The transfilling process includes an approximate 9,000 gallon 
external bulk liquid oxygen tank. The transfilling process is existing in the main homecare building and will be 
relocated to consolidate the oxygen processes. The existing bulk oxygen tank that will be relocated from the current 
location on the north west corner of the existing homecare warehouse to the south east corner of the proposed new 
oxygen storage. This new location will move the large bulk tank further away from neighboring residences and help 
buffer noises produced from pumps and other equipment that are used in the process of filling oxygen cylinders. 
 
No new diesel storage is associated with the proposed facility and emergency power will be provided by the diesel 
generator located at the existing building.  
 
Federal & State Requirements 
Consolidating the oxygen storage and transfilling into a dedicated and detached building is driven by enhancing 
safety around storage of oxidizing gas. This proposed oxygen storage building will reduce risk associated with 
existing facility by isolating the oxygen process. The facility will be designed and operated to meet provisions of: 

International Fire Code (2021 Utah adoption) including  
 Chapter 4 Emergency Planning and Preparedness 
 Chapter 9 Fire Protection and Life Safety Systems 
 Chapter 10 Mean of Egress 

Chapter 50 Hazardous Materials 
 Chapter 53 Compressed Gasses 

  Chapter 63 Oxidizers, Oxidizing Gases and Oxidizing Cryogenic Fluids 
 International Building Code (2021 Utah Adoption) including 
  Section 307 High Hazard Occupancies 
 National Fire Protection Association (NFPA) 55 Compressed Gases and Cryogenic Fluids Code 
 Compressed Gas Association (CGA) P-1 – Safety Handling of Compressed Gas 
 
Emergency planning related to hazardous materials will be conducted under the requirements of the Emergency 
Planning and Community Right to Know Act (EPCRA) Sections 310-303. Inventory reporting will be conducted 
under the provisions of the Emergency Planning and Community Right to Know Ace (EPCRA) Sections 311-312.  
 
 
Policies Procedure to Prevent & Contain Accidental Release 
Where the hazardous material to be stored is gas and/or liquid oxygen (that turns to gas under standard temperature 
and pressure), there is limited risk from release to the environment. The primary hazard is fire prevention, and the 
physical hazard of compressed gases and cryogenic gasses. Written standard operating procedures are in place to 
ensure safety and prevent the release of oxygen. These standard operating procedures are reviewed by safety, 
operations, and quality control staff. The transfill operations adhere to the standards set forth by the Current Good 
Manufacturing Practice (CGMP) and the Food and Drug Administration (FDA) requirements to assure quality and  
safety. These standard operating procedures that support prevention and containment of accidental release include: 
 Transfilling SOP 
 Cryogenic Oxygen Filling Process SOP 
 Liquid to Gas SOP 
 Device Validation and Records SOP 
 Oxygen Cylinder Cleaning SOP 
 Transfilling and Cleaning SOP 
 Housekeeping and Pest Control SOP 
 Intermountain Health Hazardous Materials Policy 
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Intermountain staff receive annual safety training related to the oxygen operations, hazardous materials, hazard 
communication, and emergency response. A liquid oxygen vendor conducts the filling of the bulk liquid oxygen 
tank and adheres to best practices related to emergency response and safety related to bulk oxygen filling. In 
addition, Intermountain Health has a contractual arrangement with a hazardous materials emergency response in the 
unlikely event of a release requiring specialized cleanup.  
 
Rehabilitation Upon Cessation of Hazardous Materials Storage & Use 
 
In the event that Intermountain Health ceases to store or fill oxygen within this proposed facility, Intermountain 
Health will removal oxygen cylinders and remove the large bulk liquid oxygen tank. As the hazardous material in 
question is gas and cryogenic liquid, the proposed facility operations pose limited to no risk of release to the 
environment that would impact soil or water. Intermountain Health has the financial resources to implement a 
closure plan if operations cease.  
 



 

 

 

 
PH: 801.446-HELP    @SouthJordanUT   

Dawn R. Ramsey, Mayor 

Patrick Harris, Council Member 

Kathie L. Johnson, Council Member 

Donald J. Shelton, Council Member 

Tamara Zander, Council Member 

Jason T. McGuire, Council Member 

 

 
 

 

 

 

 

 

 
NOTICE OF PUBLIC HEARING 

 

 

October 31, 2024 

 

Dear Recipient:  

 

Jonathan Johnson (CoreArch), on behalf of Property Owner, has filed an application (File 

#PLSPR202400130), located at 11520 S. Redwood Road.  The applicant is requesting that the 

South Jordan City Planning Commission review and approve a site plan application for an 

accessory warehouse, “Warehouse B”.    

 

You are receiving this notice because Salt Lake County records indicate that you own property 

that is within 600’ (feet) of the subject property boundaries; or are listed as an affected entity. A 

map showing the property location is attached to this notice. 

 

A public hearing regarding this proposal will be held before the South Jordan City Planning 

Commission at 6:30 p.m. on November 12, 2024 in the South Jordan City Council Chambers 

(1600 W. Towne Center Drive). All interested parties are invited to attend.  Virtual attendance can 

be done by following instructions provided at: htttp://ww.sjc.utah.gov/planning-commission/. 

Virtual attendance is contingent upon on individual’s internet connection, not the City. Virtual 

attendance does not permit participation.  Unless written comment is submitted, in-person 

attendance is required to participate in public comment.  

 

Public comment may be submitted in writing by mail or by emailing Andrew McDonald at 

amcdonald@sjc.utah.gov, by 12 p.m. on November 8, 2024.  This ensures that any comments 

received can be reviewed by Staff and the Commission, and included in the record prior to the 

meeting.  There is a maximum 10 MB files size limit.  Any emails or signed letters received will 

be placed on record.  Comments may also be given, and added to the record, during the public 

comment portion of the hearing. 

 

Should you desire further information, you may contact the South Jordan Planning & Zoning 

Department: (801) 446-4357 during regular business hours or by contacting the email provided.  

 

Respectfully, 

Andrew McDonald, AICP  

Planner II, Planning Department  

mailto:amcdonald@sjc.utah.gov


 

 

 

Location Map 

 



Map of 600' Public Notice Recipients


