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Murray City Planning Commission Meeting Agenda
Electronic Meeting Only – May 20, 2021, 6:30 p.m.
Public Notice is hereby given that this meeting will occur electronically without an anchor location in
accordance with Utah Code 52-4-207(4), due to infectious disease COVID-19 Novel Coronavirus. The
Planning Commission Chair has determined that conducting a meeting with an anchor location presents
substantial risk to the health and safety of those who may be present at the anchor location because
physical distancing measures may be difficult to maintain in the Murray City Council Chambers. (See
attached Planning Commission Chair determination.)
The public may view the meeting via the live stream at www.murraycitylive.com or
https://www.facebook.com/Murraycityutah/. If you would like to comment on an agenda item at the
meeting please register at: https://tinyurl.com/pc052021. You may submit comments via email at
planningcommission@murray.utah.gov. Comments are limited to 3 minutes or less, and written
comments will be read into the meeting record. Please include your name and contact information.
BUSINESS ITEMS:
1. Approval of Minutes
2. Conflict of Interest
3. Approval of Findings of Fact
CONDITIONAL USE PERMIT
4. Fashion Place Mall & Larry Miller Auto
6011 South State Street
Overflow Parking for Larry Miller Auto Sales

Project #21-030

5. 3 Swords Forge, LLC
4637 South Cherry Street
Fabricated Metal Products

Project #21-041

6. Bamburgh Place Subdivision
344 East 5600 South
Residential Infill

Project #21-039

SUBDIVISION PROJECT
7. Bamburgh Place Subdivision
344 East 5600 South
Preliminary & Final Subdivision Review – 7 lots

Project #21-038

8. Murray Square
4670 South 900 East
Three Lot Commercial Subdivision

Project #21-042

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

CONDITIONAL USE PERMIT AMENDMENT
Project #20-023
9. Spring Creek Cove Investments, LC
5091 South Wesley Road & 5070 South 1100 East
Conditional Use Permit & Planned Unit Development Amendment
Amending Lot #4 & #5 rear yard setback
SUBDIVISION AMENDMENT PROJECT
Project #20-024
10. Spring Creek Cove Investments, LC
5091 South Wesley Road & 5070 South 1100 East
Subdivision Amendment - Amending Lot #4 & #5 rear yard setback
MASTER TRANSPORTATION PLAN
11. Review and Discussion of Master Transportation Plan

Project #21-049

OTHER BUSINESS
No agenda item will begin after 10:00 p.m. without a unanimous vote of the Commission. Supporting
materials are available for inspection at www.murray.utah.gov.
On 13th day of May 2021, at before 5:00 p.m., a copy of the foregoing notice was posted on the Murray
City internet website www.murray.utah.gov. and the state noticing website at http://pmn.utah.gov.

_______________________________________
Jared Hall, Manager
Community Development Planning Division
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-DRAFT—
The Planning Commission met on Thursday, May 6, 2021, at 6:30 p.m. for a meeting held
electronically in accordance with Utah Code 52-4-207(4), due to infectious disease COVID-19
Novel Coronavirus. The Planning Commission Chair determined that conducting a meeting with
an anchor location presented substantial risk to the health and safety of those who may be
present at the anchor location because physical distancing measures may be difficult to
maintain in the Murray City Council Chambers.
The public was able to view the meeting via the live stream at www.murraycitylive.com or
https://www.facebook.com/Murraycityutah/. Anyone who wanted to make a comment on an
agenda item at the meeting registered at: https://tinyurl.com/pc050621 or submitted comments
via email at planningcommission@murray.utah.gov.
Present:

Maren Patterson, Chair
Ned Hacker, Vice Chair
Travis Nay
Sue Wilson
Lisa Milkavich
Jeremy Lowry
Jake Pehrson
Jared Hall, Planning Division Manager
Susan Nixon, Associate Planner
Zac Smallwood, Associate Planner
Briant Farnsworth, Deputy City Attorney
Citizens

The Staff Review was held from 6:00 p.m. to 6:30 p.m. The Planning Commission members
briefly reviewed the applications on the agenda. An audio recording is available at the Murray
City Community and Economic Development Department Office.
APPROVAL OF MINUTES
Ned Hacker made a motion to approve Minutes from April 1, 2021 and April 15, 2021 and Lisa
Milkavich Seconded. A voice vote was made, motion passed 7-0.
CONFLICT OF INTEREST
There were no conflicts of interest.
APPROVAL OF FINDINGS OF FACT
Sue Wilson made a motion to approve the Findings of Fact for a Conditional Use Permit for
ProVue Windows 4649 S Cherry Street and Stroker Diesel for Auto Sales at 364 West 6100
South #A. Seconded by Jake Pehrson. A voice vote was made, motion passed 7-0.
LAND USE ORDINANCE TEXT AMENDMENT – Project #21-040
The applicant, Brad Lambert, was present to represent his request to amend the text regulating
the allowed height of accessory structures in residential zoning districts in the Murray City Land
Use Ordinance. Susan Nixon presented the request, stating that there are regulations for the
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height of accessory structures in the A-1, R-1-6, R-1-8, R-1-10, R-1-12, R-M-10, R-M-15, R-M20, and R-M-25 Zones. The requested amendment is applicable to Sections 17.92, 17.96,
17.100, 17.104, 17.108, 17.112, 17.116, 17.120, 17.124, and 17.128. Mr. Lambert applied for a
detached garage in his rear yard. The current code allows accessory structures to be either 16
feet or 20 feet in height as related to the height of the main dwelling. Prior to 2019 the code
allowed up to 20 ft. in height but stated that no accessory structure was to exceed the height of
the main dwelling. In 2019 the code was amended “An accessory structure may consist only of
a one-story building and may not exceed sixteen feet (16') to the peak of the roof if the primary
residential dwelling is less than twenty feet (20') in height. If the primary residential dwelling is
greater than twenty feet (20') in height, an accessory structure is allowed at a height of twenty
feet (20') to the peak of the roof.” The text amendment proposed by the applicant would fully
remove any consideration of the height of the primary dwelling in determining the allowable
height for accessory structures on the property. The amended text would simply read: “An
accessory structure may consist only of a one-story building and may not exceed twenty feet
(20’) to the peak of the roof.” Ms. Nixon added that many Americans like their recreational toys
like boats, trailers, and motorhomes which do not fit in a garage with a shorter height and there
are numerous homes in Murray that were built many years ago with heights ranging from 12-17
feet high. Ms. Nixon stated that Mr. Lamberts home is approximately 16 feet in height and that
the only other option for Mr. Lambert, aside from this text amendment, is to raise the roof of his
home to a minimum of 20 feet in height.
Staff recommends that the Planning Commission forward a recommendation of approval to the
City Council for the proposed text amendments in the stated chapters of the Murray City Land
Use Ordinance regarding Accessory Structure Height.
Brad Lambert stated his address 980 East Searle Avenue and stated he agrees with the
proposal and believes it makes more sense to have a set height for residents as well as staff.
Mr. Hacker asked for clarification that this is for accessory structures and whether it includes
sheds and would they also include accessory dwelling units. Ms. Nixon stated that it does
include accessory dwelling units, but that accessory dwelling units do have a limit of 1,000 sq ft.
and also a limit of 40% of the main dwelling square footage.
Travis Nay stated this is a very practical solution to a problem, the idea of having to raise the
roof on his home in order to build a garage is government getting in the way of what people
need to do to live in the modern world.
Travis Nay made a motion to forward a recommendation of approval to the City Council for the
proposed text amendment in the stated chapters of the Murray City Land Use Ordinance
regarding height of accessory structures in residential zoning districts. Seconded by Jeremy
Lowry.
Call vote recorded by Mr. Smallwood.
__A__ Maren Patterson
__A__ Lisa Milkavich
__A__ Travis Nay
__A__ Sue Wilson
__A__ Ned Hacker
__A__ Jeremy Lowry
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__A__ Jake Pehrson
Motion passed 7-0.
GENERAL PLAN AMENDMENT AND ZONE MAP AMENDMENTS – 935 West Bullion Street –
Project #20-034 and #20-035
The applicant, Michael Brodsky, was present to represent this request. The applicant would like
to amend the Future Land Use Map designation and Zoning of the subject properties to facilitate
a planned residential development of single-family detached homes and townhouses. Jared Hall
reviewed the location and request for a General Plan Amendment and Zone Map Amendment.
An exhibit of the proposal was presented showing they are in the A-1 Zone. They are in 2
different Future Land Use Categories of Parks & Open Space and Low Density Residential.
The applicant is applying to re-designate the properties on the Future Land Use Map from Low
Density and Open Space to Medium Density Residential because he is also applying to rezone
the back 4.64 acres to R-M-15 and the front 3.36 acres to R-1-6. The reason he is making this
change is a result of a neighborhood meeting he held where many comments were made about
the density. He has dialed back the project based on those concerns. The resulting overall
density is about 9.2 units per acre. The application is for the zone change not the project. The
development of the property will require additional applications and another public meeting with
the Planning Commission even if the zone is changed as requested. There were significant
numbers of comments in the first round of applications as well as the current round. Many
commenters asked why there is a General Plan if it is not being followed and remarked about
how the General Plan took a long time to put together. Mr. Hall agreed that it did but stated that
the plan is not intended to be static regardless. They are reviewed every 5-10 years and in a
growing city it is expected that such applications for changes will be considered. The city should
work to ensure that the zoning of residential areas does not prohibit compatible types of housing
as recommended in the General Plan. Mr. Hall reviewed the buffers that surround the site of
power corridor and utility uses for Murray City. A slide of the Balintore Subdivision near 900
East on 5600 South was displayed to give a visual idea of the type of density and housing mix
that this zone change would represent. Mr. Hall went over the requirements for parking stating
2.5 parking spaces are required per unit. The traffic study findings resulted in no significant
impacts to the streets or traffic in this area. Planning staff had met with school district personnel,
and there were not concerns with this application and possible project. This change represents
an opportunity to add the missing middle housing components.
Ms. Milkavich asked about the traffic study stating that according to the report there may be
some impacts. Mr. Hall stated that the level of service does drop a little but not in a significant
way. The traffic calming study did suggest better sidewalks and filling in some missing space
and moving the flashing speed signs to different locations. Bullion Street has what traffic
engineers refer to as visual cues that at times can entice drivers to speed. It is a fairly wide
street with open space around it. The traffic calming study does mention narrowing the lanes
with the striping which visually helps people remember to slow down. Ms. Milkavich read from
the report that the current average daily trips is 1,900 and that road is built to handle 4,0006,000 average daily trips, so it is not at full capacity currently or with the development. Mr. Lowry
asked why different types of housing is desirable in developments. Mr. Hall explained that as a
a variety of housing types in a project or area makes it a more interesting place rather than the
massing of larger structures all together. We are in the business of creating good communities.
Where we need missing middle housing, it makes better sense to integrate it into projects and
have it interspersed throughout. Ms. Milkavich stated she agrees with the idea of a mixture
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because it creates a better sense of community. Ms. Patterson asked if it creates more stability
when there is a variety of housing. Mr. Hall stated it provides life cycle housing which lets
people stay in Murray and creates better communities over time. Mr. Pehrson asked why the
General Plan is not set up for intermixing the densities. Mr. Hall replied that in some ways it is,
but this request represents an opportunity to do a mix of densities in a place where it wasn’t
anticipated at the time the General Plan was updated because it was in use by a big company
with satellite dishes, etc. As a result of the General Plan we only created 2 new zones, the
Professional Office Zone and Business Park Zone. Staff has come to feel that we should have
created an infill housing zone or overlay. Mr. Pehrson stated that a common theme pointed out
by many people was the General Plan states medium density was to be used along corridors
with transit and should serve as a transition between mixed use or multi-dwelling designations.
Mr. Hall agreed the wording is there but emphasized that nearby 700 West is minor arterial,
which represents a corridor and that 9-12 units to the acre is not density at the scale that would
need to be near transit. Mr. Pehrson asked about the height of the property and Mr. Hall
explained that will be measured to see if it needs to be adjusted if the grade is too high. Ms.
Milkavich asked Mr. Hall to review the uniqueness and buffering of this site. Mr. Hall verified that
in transit corridors there would be much higher density, and that medium density is ideal near
the 700 West corridor. Mr. Pehrson asked if staff would have recommended this zone change if
the contamination wasn’t a factor. Mr. Hall explained that it is a combination of contamination,
excessive demolition, cell tower, and the isolation of the property due to the boundaries of the
property, and that they all factor into the consideration.
The applicant Michael Brodsky stated his address as 84 West 4800 South, Murray City. He
clarified the request is to re-zone the 8.6 acres to R-1-6 and R-M-15. The request came from a
suggestion at the neighborhood meeting to provide a zoning mix that limits the maximum
density of what can be built here. He changed the plan significantly, removing a 2-acre park
along Bullion Street and reduced the density from 90 townhouses to 20 single family homes in
the front and townhomes in the back. Some provisions for privacy were made for the Walden
Hills subdivision which is behind the property to the south. Transom windows are being
considered for the third story of the townhomes for privacy needs. There is an 87 ft power
corridor adjacent to the property and the set back from our houses to property line will provide
125 ft from house to house which is a significant separation. After surveying the entire property
and measuring the grade, the existing grade is approximately 5-8 ft below the Walden Hills
subdivision. One of the challenges of the site is the way the satellite facility was built into a very
deep depression. There is some very extensive grading to do. Additionally, there will be a fence
along the property line. There are environmental problems on this site. It is heavily
contaminated with lead and arsenic and we have recently been accepted into the Department of
Environmental Quality’s voluntary clean-up program. The traffic engineer had some traffic
calming suggestions which will be implemented into the development plan. Mr. Brodsky briefly
explained the buyer demographics, stating that this neighborhood could provide the younger
children growing up an opportunity to buy. 34% of the buyers in his townhome projects are
empty nesters who can afford to stay in the neighborhood as they scale down. The percentage
of young children is less than single family homes, so the impact on the schools is very mild.
Mr. Pehrson asked if the sequestering of the contamination clean-up will be done in the radius
of the cell tower where it is unbuildable. Mr. Brodsky explained there is a significant water table
depth that will allow them to build a repository that will be more than sufficient. Ms. Wilson
asked if there would be a grid system and water trucks to keep the dust, dirt, and particulates
from getting airborne or onto Bullion Street. Mr. Brodsky verified the Environmental Protection
Agency and DEQ will very closely monitor the situation, and the SWPPP (storm water pollution
prevention plan). Mr. Hacker stated there are still some significant concerns about the 4.64
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acres moving to the R-M-15 which could be up to 69 units. Mr. Brodsky explained the bonus
density that you can provide is not economically feasible and in 27 years of development hasn’t
been able to use it. Mr. Hall clarified there are three columns of requirements you have to meet
to get the maximum density which is nearly impossible.
Ms. Patterson opened the meeting up to public comment. The emails were read into the record.
Joyce Jones - 5647 Blue Barn Circle
I am writing to you about the zone change on Bullion. I really disagree with changing it to RM
15. It would allow way too many homes to be built on this small land. It just isn’t right. There is
never enough parking planned or grassy areas planned to make it really nice. I understand the
change to R-1-6. They would be small lots, but would give more people a chance to have a
home. Three story townhomes are just too many homes on too small of an acreage. They would
look right down on the backyards of the beautiful homes behind them. To say the zone change
is needed to make the project financially viable to remove the smelter tailings at this superfund
site is false. There will be other developers that will have the know how to deal with these
tailings and they will still make a fortune with homes in an R-1-6 zone! We are making a
concession to agree to R-1-6! These townhomes do not fit in the middle of a nice neighborhood!
In looking up what a townhome is, I read that “In general, townhomes tend to be located in large
cities and urban areas, where single-family homes are more expensive or nonexistent. This
means the location of a townhouse is ideal for those who love living near urban centers, great
restaurants, a slew of entertainment options, parks and public transportation.” This description
does NOT match the description of our townhomes. Ours are not near a city center. It is not
near great restaurants or public transportation. It is also not like the land that you just rezoned
by Fashion Place Mall for this reason! Parking in this area is also a huge concern to me.
Everything that is going up in Murray lately seems to be lacking in parking! We do not want the
cars parked up and down our street! One hundred more cars going up and down Bullion would
definitely make a difference in our traffic situation no matter what new gimmick you come up
with to tell us it will work. I live on Bullion and my daughter with 4 children under the age of 8
lives across the street on Bullion. These children and I cross this street every day. Trying to
walk out between parked cars to cross a street is just not safe when it is as busy as this street
will become. This street should not become a main thoroughfare. And the neighborhoods below
cannot handle this much traffic either if 55 townhomes go in. I am not in favor of the way this
developer wants to handle the soil contamination issue. I do not like the idea of just burying and
capping it. I think it needs to be removed from the area. I don't know too much about this as
most people don't. But I think further studies should be made on how this should and could be
contained. The RM 15 zone change is against the general plan that we all worked so hard to
help develop and is not at all congruent with the present R-1-8 zoning. Allowing the RM 15 zone
change just doesn’t make sense and it isn’t right. We need a zone change that will limit this
developer even more from putting in 55 three story townhomes. It is just too many and makes
no sense at all. It would be an atrocity. There has to be other options. Please do not change the
city’s plan to benefit ONLY the developer! Other landowners around here will want the
townhomes as well if you give into this developer. Please say no and listen to the local
community. We all want a beautiful city that we can enjoy. Be brave and do the right thing!
Thanks for listening
Michael & Janet Myers – Murray City
To Whom it may concern, we have lived on Walden Hills for 35 years and we strongly disagree
with the building of these units. This is a single home subdivision and it should remain that way.
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The school’s will be overcrowded, there is not parking for that many place’s, we feel it will
decrease the value of our properties. With that many unit’s the traffic alone will be tremendous!!!
So, in our option we vote NO!!!! We feel like there was not enough notice, posting and like it was
being done under the radar!! We feel like so many units are just to many!!!!!! Why can’t you just
build single family home like the rest of the neighborhood. I believe all of the neighborhood
feel’s the same.
Gary and Barbara Strang – 1082 W Walden Park Drive
After decades of a master plan limiting residential development to 8,000 sqft or larger lot size, it
seems inconsistent to take a parcel right in the middle of an established conforming singlefamily neighborhood & allow a multi-family development. It’s impact on an area not master
planned for this type of development creates many problems for area residents. Other
developments Like Walden Ridge adjacent to this parcel were required to conform to the master
plan. I would hope the planning commission & city council will resist outside pressure to change
their master plan particularly on this parcel.
Chris Burnett and Annie Yu -981 West Walden Ridge Drive
First, I want to say thank you for all that you do to help make Murray a great place to live. My
wife and I are new to the city and thus far we have loved our experience in this great city. That
being said, as a Murray citizen, we would like to voice our opposition against the R-M-15
zoning. We are however in favor of the R-1-6 Single Family zoning.
Jim Brass – Murray City
I am very concerned about the precedent that could be set if this zone change is approved. The
four year old general plan, and the future land use map both have A-1 Zones transitioning to
R1-8 within the city boundaries. If you make this change it can and likely will impact any A-1
zone in the city. This is a precedent that could have serious implications for existing
neighborhoods throughout Murray. By denying the change, you are not saying that development
cannot happen on this property. You are simple saying that we should stick to the plan and
vision for that neighborhood and others that may be impacted in the future. Single family homes
would be a nice addition to the area. While I like Hamlet Development as a developer, it is not
the city’s place to assure that a project “pencils” for a developer. I recognize that there are
environmental issues that affect the profitability of anything built here, but again, not the city’s
problem. Finally, once the zone is changed, anything allowed in an RM-15 zone can be built on
this parcel in the future. We have seen vastly different project built after a zone has been
changed. My personal favorite is the Mountain Medical building on Woodrow. The original
request was for a single story drive thru bank, instead the neighbors got a two story medical
office building, and eventually that whole Woodrow neighborhood disappeared. Thank you for
your time and consideration.
Preston Andrew – Murray City
As many other residents have expressed, I'm not comfortable breaking with the general plan to
accommodate such a wide jump in the requested zoning proposal. Let me further elaborate how
dangerous a precedent this would set for the city of Murray. For those that are not familiar with
the general plan or even understand what it is I'd like to give some color to what went into the
development of it. Here are some high level bullet points: The plan took 2.5 - 3 years to
complete. The total expense of the plan was over 100k, not including the internal man hours
associated. Multiple town hall meetings and ten or more public input hearings took place. There
needs to be a strong basis for such a drastic change and I haven't heard it from our city officials.
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This isn't an issue that should be driven by real estate development groups, Murray should be
grounded in its approach when dealing with our complex growth demands. If the general plan
isn't leading the way then what is? Is the voice of a developer or select Murray officials greater
than the consensus of the broader majority? I'm in full support of high density development in
the appropriately zoned areas. That's what has always made Murray a special and unique
community. There has always been a balanced and thoughtful blend for all types of
development. This would be breaking with that approach and would open the floodgates to
amend zoning throughout the greater Murray city. This decision shouldn't be made lightly as it
will have broader impact for our officials that have plans to run again in their current capacity or
otherwise. We want to vote for officials that represent and reflect the opinions of its residents.
Please respect the agreement that was made between Murray City and its citizens when
creating the general plan.
Ashley Clark - 774 W Anderson Ave
Thank you for taking the time to represent us in the planning meeting. I am concerned with the
building project 935 Bullion Street. We need to maintain some single-family communities in
Murray. That is why Murray people love Murray and want to stay. There are other places to
build multi-family homes where there are currently multi-family homes. North of 5300 south and
300 west. There is empty property. We can be creative on places to build multi-family homes.
Thousands of people bought homes in the neighborhood surrounding Bullion street knowing we
are in a single-family home zoning. Please let us keep our neighborhood single family home.
We have protected our single-family home neighborhoods up to this point. Let’s keep doing it.
We love Murray because we love our single-family home community.
Sharlee Laidlaw – Murray City
As many other residents have expressed, I'm not comfortable breaking with the general plan to
accommodate such a wide jump in the requested zoning proposal. Let me further elaborate how
dangerous a precedent this would set for the city of Murray. The plan took 2.5 - 3 years to
complete. The total expense of the plan was over 100k, not including the internal man hours
associated. Multiple town hall meetings and ten or more public input hearings took place. There
needs to be a strong basis for such a drastic change and I haven't heard it from our city officials.
This isn't an issue that should be driven by real estate development groups, Murray should be
grounded in its approach when dealing with our complex growth demands. If the general plan
isn't leading the way then what is? Is the voice of a developer or select Murray officials greater
than the consensus of the broader majority? I'm in full support of high density development in
the appropriately zoned areas. That's what has always made Murray a special and unique
community. There has always been a balanced and thoughtful blend for all types of
development. This would be breaking with that approach and would open the floodgates to
amend zoning throughout the greater Murray city. This decision shouldn't be made lightly as it
will have broader impact for our officials that have plans to run again in their current capacity or
otherwise. We want to vote for officials that represent and reflect the opinions of its residents.
Please respect the agreement that was made between Murray City and its citizens when
creating the general plan.
Ali Lyddall - 869 Walden Hills Drive
I wish to register a comment for tomorrow's zoning committee meeting. I am opposed to the
proposed zoning change. The property in Murray is so valuable right now that there is no way
someone won't find a way to develop the property with the existing zoning. Residents
surrounding the property, including myself, bought homes here because of the kind of
neighborhood it is single family homes. I don't believe the results of the traffic study were
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accurate (conducted in an artificially low traffic time during covid) and I ask the commission to
deny the zoning change.
Lisa Hullinger – Murray City
I remember sitting in a choir class at Murray High School and Mayor Lynn Pett walked in. I was
stunned, but I felt his love for us as high school students. I was honored he cared enough to
attend our choir class. He was excited to announce the new Jordan River Trail that day, now
one of my favorite amenities in Murray City. Worth noting, as one who traverses that trail often,
Murray City is the BEST city in terms of trail maintenance. It is commendable. Murray is a little
slice of suburb right next to downtown SLC. Many who arrive in Murray never leave. However,
it’s no secret that with locations like Daybreak, Riverton and Saratoga Springs exploding, people
are leaving Murray and heading south. It’s alarming on some levels. I am told from parents with
children in Murray schools that many good teachers are also leaving, trends to be observed and
analyzed. If Murray City changes the master plan and puts townhomes on 935 Bullion, more
Murray City residents will depart. People are already threatening to move. It saddens me. I was
disappointed in the Planning Commission meeting held Thursday, April 1, 2021 with Murray City
residents. Murray City officials were so deferential to Mr. Brodsky (as they should be), but I was
waiting for someone to say, “Thank you Murray City residents for spending an entire evening—
very valuable time—to join in the dialogue and participate with us.” Perhaps, I missed it, but I
heard nothing remotely close to that, especially at the very end of the meeting. Murray City
officials talked and laughed and then took a break right at the beginning of the meeting.
Residents were given no time to speak because of the unexpected outcome. That long meeting
could have been streamlined to take care of Mr. Brodsky and residents alike. That kind of
organization makes people not want to participate in city politics. We loved Mayor Pett because
he took time for and cared about high school students. I hope that still holds true. Please show
you care for your people by sticking to the master plan for 935 Bullion. This sets a dangerous
precedent to start re-zoning things. I know Murray is short on housing. The whole valley is that
way right now. But there are other locations in Murray (AISU? We have not been able to keep a
business there very long since the 49th Street Galleria closure). Why not put townhomes or
condos there? That area is already a sea of apartments and townhomes, and a current Hamlet
development already exists right there. If there is pressure from some outside (or inside) source
to re-zone this land (or a sense of acting on fear that Mr. Brodsky is the only person who will
develop that land), it’s time to think bigger. The city’s reputation is on the line. And no one
seems to think that the Mash Farm Estate lots for sale on Murray’s east side should have been
re-zoned as townhomes. Those lots are selling between $350-$500K as I understand it. So, if
not there, why put townhomes on 935 Bullion? This could be viewed as an east side/west side
bias. Please do not cave to the pressure to build townhomes there during this unprecedented
pandemic. Other lucrative options exist for the city.
Sachi & Nate Jepson - 858 Bullion Street
We are opposed to building condos or townhomes on Bullion street. Hearing the responses
from the applicant and the planning commission so far, we appreciate everyone's hard work on
this issue. However, the commission's consideration of constituent concerns has felt somewhat
dismissive. The message to Bullion residents seems to be "come up with a concern that we
can't refute with a study, and maybe we'll consider not changing the zoning." That is confusing.
These decisions certainly feel poignant to those living on Bullion (as we do) and immediately
surrounding it. Traffic is going to increase, our lives will be impacted in many ways, and our
concerns remain valid, but the commission finds these changes such as the level of traffic
increase "acceptable" according to the studies they've seen. This really seems to put the burden
on the constituents, as if to say "it's your duty to convince us not to change the zoning, and if
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you don't succeed, we're changing it." That seems backwards. And that attitude would require
constituents to express a concern that the commission cannot refute with a study. That is just
not possible. There is a study out there to refute any concern. We are not claiming these studies
are inaccurate, but that is how studies work. If we constituents and voters who are represented
by the city council, who live right adjacent to this property, are saying "we bought into this
neighborhood and brought our families here in reliance on the common scheme, and we don't
want it rezoned," it seems to us that this should carry significant weight. We have spoken to
many neighbors about this issue. Our neighbors have overwhelmingly expressed that they are
not opposed to development, but they feel strongly about it being in keeping with the common
scheme. If someone is trying to change that scheme, we do not understand how it should be the
burden of the residents--who are most dramatically impacted by such a change and, again, who
put their life savings and hopes and dreams into this neighborhood in reliance on the common
scheme--to convince everyone to refrain from rezoning. We are expressing our valid concerns
that this is not a positive change in our view, as the people who live immediately around the
property. We support the development of single family homes here.
Nasinu – Murray City
Within 800-1000 feet away Project #20-058 requested medium to high density housing. The
decision to re-zone was denied less than a year ago on July 16, 2020. This new Hamlet
Development project if it were to approve any medium to high density housing would be
discrimination. Equality in in the decision of these developments should remain intact with
previous precedence set, especially given the close proximity of like housing and zoned areas.
To be clear the developer on Project #20-058 requested medium to high density housing. That
request was denied and I request that this new project also be denied for the same reasons.
This along with the many other concerns expressed. I urge this planning commission to vote no,
remain consistent, and stick to the Murray City general/master plan.
Dan and Shannon Mechling - 789 Shadow Wood Drive
Dear Maren Patterson, Ned Hacker, Travis Nay, Sue Wilson, Lisa Milkavich, Jake Pehrson,
Jeremy Lowry, We are emailing to let you know that we are adamantly opposed to changing the
zoning on Bullion Street. We would like to go on the record as stated OPPOSED TO THIS
ZONE CHANGE. Changing the master plan for this rezoning and requested building project sets
a precedent that we are not comfortable with (for a variety of reasons that have been stated
previously by many others). Please note our voices as a NO TO CHANGING THE MASTER
PLAN on Bullion Street.
Katie McLaws – Murray City
I am opposed to the change of the zoning on Bullion street. I don’t think a group of structures of
that size would fit into the landscape or be in the best interest in the City of Murray. I think a few
houses built on the 7 acres would be ok but I am opposed to changing this into a medium
density housing development. I think the impact would not be good from a safety perspective, it
would also over crowd our schools and doesn’t impact Murray or the neighborhood in a good
way. I hope this is reconsidered.
Court McLaws – Murray City
I am opposed to the zoning change on Bouillon Street in Murray, Utah. These structures being
purposed don’t match our current landscape and would cause too much traffic in an area that is
already congested. I think it should be developed with a few family homes that would fit into the
neighborhood and add to the beauty of Murray. If we allow this change it could affect future
change as well that isn’t in the best interest of Murray or its residents.
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Darrell Lopez - 998 West Bullion Street
I know I have commented in the past in this issue and I would hope that the concerns I
expressed in the past would still be considered and I would not have to restate them. Having
said that, I want you to know that I was beginning to somewhat soften my position in
consideration for the minor adjustments the developer has made. However, something happen
last night that has cause me to stiffen my position again. Last night I had the misfortune of
having the back window broken out of one of my vehicles. I did the right thing and reported the
issue to the police. Office R Black of the Murray City Police responded and we had a nice and
informative conversation. As the conversation went on we discussed the rise in property crimes
over the past little while. Officer Black remark that whenever these high-density developments
come into Murray the crime in those area’s DO RISE. He went on to say that Murray Keeps
telling the PD that they won’t do anymore be then here comes another one and another
headache for them. Now I don’t know who he is referring to as the party’s speaking from Murray
City or the PD, But the point being an officer is concern like most of the Bullion residences are
that crime WILL INCREASE with the INCREASED Population. I would also like to again express
my concern as to who Jarod of Murray City is representing. I feel it is unacceptable for him to
ask you to approve the rezoning as he did in the last meeting. He is a Murray City employee
working for the all the citizens of Murray not just the developers. He should simply present the
facts as they exist without using his leverage to sway the commissions opinions. I believe he
should simply comment on the legal a function aspects of the project. He should definitely not
recommend any decision one way or another. He should be reprimanded on this issue.
Dawna Blackett – Murray City
My position has not changed on this issue.
Stacey Garcia – 940 Chesterbrooke Cove
I live directly behind the project and when Mr. Pehrson was talking about the height as I look out
my window the fence now is above my fence line so these will be too tall unless they are hauling
a lot of dirt away. I also work for the school district and this project will impact those nearby
schools as there will be no online school next year. I am also concerned about the
contamination and how that will be dealt with.
Joe Christensen – 1184 West Hickman Cove
I have owned 4 homes in this area and it was Mayor Pett who brought me to this area with his
vision of the area. Gary Strangs email comes from someone who knows what they are talking
about. I want to speak for 100 of the Murray citizens who are opposed. Jared stated this has
become more palatable but the opposition according to the stop 935 Bullion Facebook page has
not changed. The city should not put profitability over the General Future Plan and over the
interest of the community. Three points to end with are: The City has a contract from leased
land from UP&L on Chesterbrook and if Mr. Brodsky builds this project it will encroach on that
leased land that the city. The City made a social contract to us which has been that way for
more than a half century, we are asking the board to honor that promise, because when this
project is approved we are not going to have a leg to stand on.
Dan Fazzini – Murray City
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I live in this neighborhood and was a commissioner with Taylorsville for 5 years, we never saw
this level of opposition to any application. Having more than 5 residents oppose a project was
highly unusual. In general, I appreciate the applicant’s efforts to listen and mitigate the
concerns, I have to give him credit, I have not seen that before. The overall project is for a
density of more than 3 times of that of the surrounding homes when you overlay those 8 acres
onto the adjacent homes to the north. Buffers are meant to be incremental zones not just 75 ft
of space, there may be additional space as well as was mentioned in the pre-meeting just west
of the power lines which is about 2.2 acres that could be built there. The R-M-15 requires a 25
ft setback for both the front and rear, they are sharing a setback between the buildings there is
only 25 ft between the buildings on the non-driveway side and the driveway is 26 ft per the plan
to get that density. If the City is truly interested in addressing the low medium housing issue
they would not have put a moratorium on mixed uses just a few months ago. The legislation
proposed that was mentioned at the previous meeting and later amended a couple of years ago
never required all areas of the city to support higher densities or focus more on low moderate
income housing which this proposal clearly is not. The staff report talks about moderate income
housing and in the General Plan regardless the context is for city wide not every acre in the city.
I respectfully disagree with what Jared said earlier I don’t think this will be compatible with the
neighborhood. Make no mistake this will be a significant increase in traffic for Walden residents
most will go out through hallow springs unless going to Midvale and I love off that road. The
closest bus stop is a mile away. I asked for the city to make a recommendation for the entire
property to R-1-6 as that is a smaller incremental change. Thank you.
Heidi Bryan – 5555 White Springs Drive
With all the negative comments and the number of comments of so many against this how can
the commission go forward with this, I don’t understand that and if someone can help me
understand this.
No additional public comments were made. The public comment portion for this agenda item
was closed.
Mr. Hall addressed the last comment, questioning why this is still being considered since so
many residents don’t like it. He stated that the commission hasn’t made any decisions and there
might be a consensus among the community that it’s a foregone conclusion but that is never the
case, and that the Planning Commission is considering the application frankly because under
the 14th Amendment an applicant is guaranteed this process, that we will consider his
applications. Mr. Hall stated that even if there were 4,000 negative comments and the planning
staff was recommending denial it would still be brought forward because that is the process. Mr.
Hall addressed traffic concerns stating that the city looks to the traffic study and we have to
make our recommendations based on that study. Mr. Hall referred to one of the comments
referencing application item #20-058 as a zone change that was similar for high density or
medium density, and that was turned down. He clarified that item #20-058 was actually an
application for preliminary subdivision approval and that it was granted. Mr. Hall stated that he
did not find that approving this request for zone change created a precedent for all A-1 Zoning;
requests are considered individually and on their own merits and this situation was unique.
There was mention of Mash Farm Estates and this being potentially viewed as an east-side,
west-side consideration. Mr. Hall said that had not been a thought at all until the comment was
made. Addressing comments about affordability, Mr. Hall stated that home price or lot price is
not the only consideration, and that there are many other factors in determining housing
affordability. Mr. Hall stated that he respectfully disagrees with the comment that there is not a
strong enough case from the General Plan to make this decision if you consider the many
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objectives of the General Plan that support that this kind of zone change. Considering those this
request has merit and can do a lot of good supporting some objectives that are tough to meet.
Mr. Hall addressed the comment made that he as a staff person needs to look out for the city
not the developer. He clarified that as professional staff they do not get involved in the
profitability of the developer and that his job is to represent Murray City. If the application meets
the goals of the General Plan and carries enough weight, he will recommend for it regardless of
the popularity. Ms. Patterson clarified that there is a sense among the community that the
General Plan is rigid and may not understand that it is only a guide and the Commission deals
with changes to the plan on a regular basis. Mr. Hall agreed and reiterated they are meant to be
guiding documents and as a City and that staff rejects many more potential applications than
are brought forward. Mr. Lowry asked about the leases of the property along the back side of
the property. Mr. Hall did not know about the leases but displayed the slide showing where
some of those homes in Chesterbrook appeared to be using some land beyond their lot line,
saying that they may be leasing. Mr. Hall added that if this property is developed, he doesn’t
see how or why it would impact that area or those leases. Ms. Wilson added that if those
properties are leasing land, the property owner could cancel that lease at any time regardless of
this project or zone change and the only way to control a parcel is to own it. Ms. Patterson
asked for clarification regarding the moratorium for mixed use and why this doesn’t fall under
the moratorium. Mr. Hall stated that mixed-use is much higher densities at 40 plus units to the
acre, and that the existing zone and requested zones are not part of the moratorium. Ms.
Wilson wanted to address some of the comments implying that the commission is dismissive.
She wanted to let the public know how much research and time goes into being a commission
member and staff. Ms. Patterson added that developers are also held to many regulations as
well as the staff. Ms. Milkavich agreed and added that as appointed commissioners they are
serving as Murray residents. The residents and the commission want the very best for Murray
City. She asked if Mr. Hall could delineate the difference between the Planning Commission and
City Council. Mr. Hall verified that the commission is the city’s Land Use Authority, and makes
many decisions in that role, but with zone changes the commission’s role is to recommend the
best decision they can to the Council and then the City Council makes the final decision. Mr.
Lowry pointed out that the commission is not made up of elected officials who are accountable
directly to the population. He added that he felt the system is a great one, starting with a staff of
professionals who have the education and broad experience in land use and zoning, then a
group of citizens who largely volunteer their time and get to see many different projects in the
city and will look at whether it meets the ordinances and zoning requirements, and added that in
this case the ultimate decision is up to the Council. Ms. Milkavich clarified that it will go to the
Council whether the commission recommends approval or denial. Mr. Hall confirmed.
Mr. Brodsky commented on a few questions. The title of the property was researched within 10
days of entering into a contract to obtain the property and a survey of the property boundary
was conducted to look at overlaps or encroachments. They were satisfied to be able to
purchase the property free and clear of any outside encumbrance. The moratorium does not
apply to this property, the Granton Square Community that was referenced was developed in
the mixed-use ordinance. There was a lot of discussion about the role of staff and Planning
Commission who are frequently tasked with cutting the baby in half. In various experiences with
Murray City he has found the staff and commission to be highly skilled and knowledgeable. He
thanked them all for their efforts and time.
Mr. Nay asked how many acres of Murray is in the A-1 zone. Mr. Hall stated that most of it is
tied up in the Jordan Parkway. Mr. Nay asked if we are close to build-out and Mr. Hall
concurred. Mr. Nay clarified that this isn’t public space it is private property which comes with
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developmental rights and they should be able to exercise those rights where appropriate. Mr.
Lowry added the public is very passionate about this project, and it is his opinion that the project
is worthy to amend the General Plan because the intention of the plan is to provide for positive
development that is well thought out, contributes to the cities well-being, and accomplishes the
city’s goals. He asked Mr. Hall to review the city’s objectives. Mr. Hall showed the slide of
Neighborhoods and Housing section of the General Plan which states Murray is dominated by
single family homes, condos, with large apartment complexes rounding out the primary housing
type. The Housing Goal for Murray is to provide a diversity of housing through a range of types
and development patterns. The objective is to encourage housing options for a variety of age,
family size and financial levels and support the range of housing types including townhomes,
row-homes, and duplexes. Mr. Lowry asked how much space is between those homes and the
easement. Mr. Hall stated without an actual plan it is hard to know but based on the easement
its approximately 80 ft. When there is a plan application, the commission will be able to decide
some of those matters. Ms. Milkavich stated it is all speculation, but the commission can place
set back and height restrictions when the project comes up for review.
Mr. Lowry stated it is pretty clear the General Plan calls for amendments and this project largely
meets those objectives and goals. He appreciates the developer being thoughtful in adding the
transom windows and such but wants to weigh the impacts on those neighbors. Mr. Hall
displayed the slide with the 12 objectives within the General Plan. Mr. Hall stated that as a
professional if he thought this application would harm this neighborhood in the way that a lot of
the people feel it will, he would not recommend for it. Ms. Patterson asked how realistic it would
be that someone would come in and develop this as all R-1-6 with how long this property has
been vacant and with all the complicated aspects of the site’s development. Mr. Hall stated a
few different developers have looked at the property, considered it and moved on. It’s hard to
know if that would continue to be the case. Ms. Patterson stated that other developers might
look at it and go through this process, whereas it’s a difficult property and expensive to develop,
they also will likely need a higher density to make it work. When if it doesn’t pass the property
stays vacant with a dilapidated building and contaminated soil. Mr. Hall agreed that most
developers are going to ask for higher density at this site and that in his opinion it represents a
good opportunity get it cleaned up. Mr. Nay reiterated that Murray is running out of land and
this is one of the last chances to insert this type of development into this city. Mr. Lowry
expressed his thanks to everyone on this project as well as the input of the citizens and said he
has made his decision.

Mr. Lowry made a motion to forward a recommendation of approval to the City Council for the
requested amendment to the Future Land Use Map, re-designating the property located at 935
West Bullion Street from Low Density Residential to Medium Density Residential. Seconded by
Mr. Nay.
Call vote recorded by Mr. Smallwood.
__A__ Maren Patterson
__A__ Lisa Milkavich
__A__ Travis Nay
__N__ Sue Wilson
__N__ Ned Hacker
__A__ Jeremy Lowry
__N__ Jake Pehrson
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Motion passed 4-3.

Mr. Nay made a motion that we forward a recommendation of approval to the City Council for
the requested amendment to the Zoning Map designations the property located at 935 West
Bullion Street from A-1 Agriculture to R-1-6 Single Family Medium Density Residential and R-115 Multi-Family Medium Density Residential. Seconded by Mr. Lowry.
Call vote recorded by Mr. Smallwood.
__A__ Maren Patterson
__A__ Lisa Milkavich
__A__ Travis Nay
__N__ Sue Wilson
__N__ Ned Hacker
__A__ Jeremy Lowry
__N__ Jake Pehrson
Motion passed 4-3.

OTHER BUSINESS
Ms. Patterson addressed the option of returning to an anchor location and asked the
commissioners about their comfort level. Mr. Hall verified the City Council is meeting together
but the public is not in attendance until July. Mr. Lowry asked if the space would allow for
distancing or for large crowds. Ms. Milkavich stated she is comfortable with the commission but
wants to follow the regulations as the guidance changes. Ms. Patterson stated the next meeting,
May 20, 2021 will be at an anchor location and we will also stream live from zoom. Mr. Hall
thanked everyone for their efforts, time, and consideration.

Mr. Nay made a motion to adjourn. Motion seconded by Ms. Wilson. A voice vote was made,
motion passed 7-0. The meeting was adjourned at 9:42 p.m.

________________________________
Jared Hall, Planning Division Manager
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TO:

Planning Commission

FROM:

Susan Nixon, Associate Planner

DATE:

May 13, 2021

RE:

Fashion Place Mall | Larry H. Miller Auto

As you are aware the application submitted for Auto Storage at the Fashion Place Overflow
Parking Lot located at 6011 South State Street, was continued from the April 15th meeting to the
May 20, 2021 meeting. The applicant was not present at the meeting and member of the
commission desired to have clarification on the request.
Attached is a letter from Mr. Greg Flint, representing Larry H. Miller Real Estate, summarizing
their request. Mr. Flint and Mr. Thorsen, Fashion Place Mall General Manager, are both
planning to attend the May 20th meeting.
CC: File, Project #21-030

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

May 10, 2021

Murray City
Planning Commission
5025 S State Street
Murray, UT 84107

RE:

Extension of Conditional Use Permit at Fashion Place Mall

Dear Ms. Nixon and Murray City Planning Commission,
Larry H. Miller Real Estate (LHMRE) appreciates your willingness to consider an extension of the
Conditional Use Permit at the Fashion Place Mall (Fashion Place) overflow parking lot for 196 stalls. We feel
that the lot has been beneficial for a number of reasons and request an extension to continue.
1. Use of the Fashion Place lot has eliminated dealership parking along neighborhood streets, which
has improved the safety, noise and overall quality of the area.
2. No sales occur at this lot. The lot is primarily used by the Lexus dealership for additional inventory
parking and occasionally as overflow employee parking with a shuttle provided.
3. The current arrangement has been beneficial to both Larry H. Miller Dealerships and Fashion Place
as it puts to use of property that is vacant approximately10 months of the year, providing additional
tax revenue to Murray City from both Fashion Place Mall and Larry H. Miller Dealerships as
additional vehicles are able to be sold and serviced.
4. LHMRE has done a feasibility study on a number of parking structures to enable additional capacity,
yet such options prove to be cost prohibitive. Additionally, the specific automotive brands associated
with Larry H. Miller Dealerships have also pushed back on providing a common shared structure to
store multiple brands. The Fashion Place parking lot has provided a win-win solution for itself, Larry
H. Miller Dealerships and Murray City by allowing more inventory to be parked and ultimately sold.
5. Fashion Place Mall and LHMRE have met all the previous conditions set forth in the Conditional
Use permit and request that the permit be extended and run with the property perpetually.
We look forward to continuing our relationship with Fashion Place Mall and Murray City.
Regards,

Greg Flint

9350 S 150 E, Suite 900
Sandy, UT 84070
(801) 563-4100
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FASHION PLACE MALL & LARRY MILLER AUTO – 6011 South State Street – Project #21-030
There was no applicant present to represent this request. The request is for Conditional Use
Permit approval to allow the storage of inventory vehicles and employee parking associated with
the Larry H. Miller dealerships on a portion of the 5.42-acre parking lot owned by the Fashion
Place Mall. The Planning Commission indicated they would like to have the presentation for the
application. Susan Nixon presented the request. The applicant is proposing to lease
approximately 196 of the 671 available parking spaces in the satellite parking area north of the
Fashion Place Mall to the Larry H. Miller dealerships for inventory storage and employee parking.
It is a large 5-acre parcel. The request is for 300 vehicles, however there are only 196 designated
stalls available on the overflow parking lot. The previous approvals were for 200 overflow stalls.
The Larry H. Miller Group would use these spaces during the non-peak shopping center period,
from January through October. If any dealership employees park on the site, they would be
shuttled to and from the site to alleviate parking problems some of the Miller dealerships are
currently experiencing. During November and December, parking on the property is utilized
exclusively as overflow for Fashion Place Mall employees and clientele. In May of 2018 the
Planning Commission granted a Conditional Use Permit to allow the inventory vehicle storage
and employee parking on a portion of this property with a one-year time limit expiring April 2019.
In April of 2019, the Planning Commission granted an additional Conditional Use Permit for a twoyear time limit. That Conditional Use is set to expire at the end of April 2021. Staff is
recommending that the Planning Commission approve a Conditional Use Permit for an additional
two (2) year time period to allow the proposed Vehicle Storage and Employee Parking on the
property located at 6011 South State Street subject to the following conditions.
1. Access for emergency vehicles shall be provided at all times. The applicant shall
maintain clear and well-marked drive aisles for Fire Department access throughout
the parking lot. If the gate is to be locked to secure the lot, the Fire Department shall
be advised in order to update their mapping system.
2. Precast concrete wheel bumper stops shall be maintained at the head of all parking
spaces adjacent to landscape areas.
3. The required landscaped areas shall be maintained in good condition at all times.
4. The applicants shall maintain a Murray City Business License in good standing and
abide by all associated regulations therein.
5. The use of the property for inventory vehicle storage and Larry H. Miller employee
parking is limited to the spaces within the area depicted on the Site Plan attached to
the Staff Report.
6. The Conditional Use shall be valid for a period of two (2) years and will expire April
30, 2023, at which time the applicant may submit a new application for Planning
Commission review and approval.
Ms. Patterson asked the commissioners if they want to approve or continue the request. Ms.
Milkavich stated that since this request has been brought to the commission three times and
initially was a temporary solution, she would like to ask the applicant about their permanent
solution. Ms. Patterson agreed to a continuation.
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Jeremy Lowry made a motion for a continuation for May 20, 2021 and Sue Wilson seconded.
Call vote was recorded.
__A__ Maren Patterson
__A__ Lisa Milkavich
__A__ Sue Wilson
__A__ Ned Hacker
__A__ Jeremy Lowry
__A__ Jake Pehrson
Motion passed 6-0.
Jeremy made a motion for a 30-day extension of a Conditional Use Permit to expire at the end
of May 2021 and Lisa Milkavich seconded.
Call vote was recorded.
__A__ Maren Patterson
__A__ Lisa Milkavich
__A__ Sue Wilson
__A__ Ned Hacker
__A__ Jeremy Lowry
__A__ Jake Pehrson
Motion passed 6-0.

TIM & SHERRY WYATT SUBDIVISION AMEND & ERVIN BURKHARDT LOT SPLIT
SUBDIVISION 2ND AMENDMENT – 5859 & 5847 South Murray Parkway Avenue – Project #21032
Jason Graham was present to represent this request. The applicants are requesting an
adjustment of property lines and Subdivision Amendments for the Tim & Sherry Wyatt
Subdivision Amended (Lot #2) and the Ervin Burkhardt Lot Split 2nd Amendment (Lot #1).
Susan Nixon presented the request. The application is for approval to amend the existing Tim &
Sherry Wyatt Subdivision (Lot #1) and the Ervin Burkhardt Lot Split Amended (Lot #2) by
moving the boundary line approximately 9-10 feet to the east. The Tim & Sherry Wyatt
Subdivision was granted approval on July 10, 1995. The Ervin Burkhardt Lot Split was
approved in March of 1999, and later amended in May of 2004. The 2 properties are accessed
from Murray Parkway Boulevard. Ms. Nixon sited the properties as in the R-1-8 zone. A chain
link fence was installed on top of a rock wall that was not located on the established property
lines. The applicants wish to amend the property line to be consistent with the existing chain
link fence.
The two lots are located in distinct subdivisions, and the applicant must seek plat amendments for
both subdivisions in order to adjust the contiguous property line. The requested amendments of
the two properties will transfer 831 ft2 from Lot #1 to Lot #2 and align the boundary with the existing
chain link fence. If the subdivision amendment is approved by the Planning Commission, the
applicants will need to record the amended plat and record separate deed(s) which reflect the new
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AGENDA ITEM #6
ITEM TYPE:

Conditional Use Permit to allow Storage of Inventory Sales Vehicles

ADDRESS:

6011 South State Street

MEETING DATE:

April 15, 2021

APPLICANT:

Fashion Place Mall & Larry
Miller Auto Group

STAFF:

Susan Nixon,
Associate Planner

PARCEL ID:

22-18-353-016

PROJECT NUMBER: 21-030

ZONE:

C-D, Commercial Development

SIZE:

5.42-acre site

EQUEST:

The applicant is requesting Conditional Use Permit approval to allow the storage of
inventory vehicles and employee parking associated with the Larry H. Miller dealerships
on a portion of the 5.42-acre parking lot owned by the Fashion Place Mall.

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

I.

LAND USE ORDINANCE
Land Use Ordinance Chapter 17.160 allows automobile parking (LU #4600) within the C-D
Zoning District subject to Conditional Use Permit approval. The storage of inventory and
employee parking is allowed as a Conditional Use.

II.

BACKGROUND
Project Location
The proposed business parking on this site will be located north of 6100 South and east of
State Street on the existing Fashion Place Mall satellite parking area.

Surrounding Land Use and Zoning
Direction
North
South
East
West

Land Use
Retail
Retail
Miscellaneous Office
Retail

Zoning
C-D
C-D
C-D
C-D

Project Description
The applicant is proposing to lease approximately 196 of the 671 available parking spaces in
the satellite parking area north of the Fashion Place Mall to the Larry H. Miller dealerships for
inventory storage and employee parking. This request is for 300 vehicles however there are
only 196 designated stalls available on the overflow parking lot. The previous approvals were
for 200 overflow stalls. The Larry H. Miller Group would use these spaces during the non-peak
shopping center period, from January through October. Employees will be shuttled to and
from the site to alleviate parking problems some of the Miller dealerships are currently
experiencing. During November and December, parking on the property is utilized exclusively
as overflow for Fashion Place Mall employees and clientele.

2018 & 2019 Approvals
In May of 2018 the Planning Commission granted a Conditional Use Permit to allow the
inventory vehicle storage and employee parking on a portion of this property with a one-year
time limit expiring April 2019. In April of 2019, the Planning Commission granted an additional
Conditional Use Permit for a two-year time limit. That Conditional Use is set to expire at the
end of April 2021. Minutes of the public meetings are attached to this report for your review,
and the conditions of approval and the applicant’s efforts to fulfill them are reviewed in the
following sections.
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196 designated stalls

Figure 1: Site Plan
• Employee Parking
Although it was not a condition of approval, there was some discussion of the potential for
the allowance of this parking for inventory and employees to alleviate complaints received
in the previous years from the residential neighborhoods adjacent to the State Street
dealership locations. Parking from the dealerships had been a nuisance on their streets
and this proposal has helped diminish those complaints. Staff has not received a direct
formal complaint related to this issue since the May 3, 2018 Conditional Use Permit was
approved. Staff is of the opinion that the dealerships should provide adequate parking to
accommodate their vehicle inventory and employee parking needs, and that use of the
spaces in this overflow parking continue to be considered a temporary solution.
• Limited Area for Use
The application indicated that Larry H. Miller Auto (LHM) would be using a limited number
of spaces. This limited lease area is necessary because the required parking for the Fashion
Place Mall includes a number of stalls located on this property. During the Planning
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Commission’s review in April 2019, it was noted that the proposal was a temporary
situation and that solutions were being utilized to eliminate the need for offsite parking.
There was some concern about the designation of those parking stalls. LHM Auto and the
property owner have clearly defined an area where 196 stalls are available. Staff has
observed on several site visits that the inventory vehicles are not impacting the parking
available for Fashion Place Mall employees or clientele. On these occasions, Staff has also
observed LHM Auto employees being shuttled from the subject property in LHM vehicles.
The Conditional Use Permit approval granted on April 4, 2019 expires on April 4, 2021 (see
attached copy of minutes).
• Wheel Stops
The previous Conditional Use Permit included a condition that pre-cast, concrete wheel
stops be placed between landscaped areas and directly abutting parking spaces. Staff has
conducted a site visit and verified that appropriate wheel stops have been placed in all
necessary areas.
Landscaping
During the site review of the previous Conditional Use Permit it was noted that some of the
landscaping materials that had previously been installed was dead. The Commission
required the applicant to install additional drought-tolerant plant materials, along with
removing and replacing dead plant material. The existing landscaping appears to be
adequate.
• Business License
A license was renewed to Larry H. Miller, Luxury Cars in June 2020. The license was
renewed from May 2019 based upon the two-year Conditional Use Permit and can be
renewed if the Commission agrees to grant another Conditional Use Permit.
• Access & Other Issues
The property has a drive access to State Street and to 6100 South, but vehicle access for
this use has been and will continue to be provided exclusively from 6100 South. Asphalt
and striping all appear to be in good condition, drive aisles are clear and well-marked, and
materials that had previously been stored in the open have been placed in several
containers to keep the site in good order.

III.

LAND USE ORDINANCE STANDARDS REVIEW
Murray City Code Section 17.56.060 outlines the following standards of review for conditional
uses.

A.

That the proposed use of the particular location is necessary or desirable to provide a
service or facility which will contribute to the general well-being of the community and
the neighborhood.
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With compliance to city regulations, the proposed use is desirable and will provide a service
that will contribute to the general well-being of the community and neighborhood.
B.

That such use will not, under the circumstances of the particular case, be detrimental to
the health, safety or general welfare of persons residing or working in the vicinity, or
injurious to property or improvements in the vicinity.
With compliance to city regulations, the proposed use is desirable and will provide a service
that will contribute to the general well-being of the community and neighborhood.

C.

That the proposed use will stress quality development with emphasis towards adequate
buffering, landscaping, proper parking and traffic circulation, use of appropriate
gradation of building height away from single family districts and density to create
privacy and compatibility with surrounding uses, use of building materials which are in
harmony with the area, impact on schools, utilities and streets.
With conditions, the proposed use will meet current standards for landscaping, parking, and
traffic circulation. The use is compatible with the surrounding uses and development and can
have a positive impact on issues related to parking from auto dealerships encroaching into
residential neighborhoods.

D.

That the applicant may be required to provide such reports and studies which will
provide information relating to adequate utilities, traffic impacts, school impacts, soil
and water target studies, engineering reports, financing availability, market
considerations, neighborhood support and any other information which may be needed
in order to render a proper decision.
The applicant has provided sufficient information for review of the proposed use by Murray
City Staff and the Murray City Planning Commission.

IV.

CITY DEPARTMENT REVIEW
Application materials were distributed for review and comment by staff from various City
departments on March 29, 2021. The following comments have been provided by the
reviewing departments:
• The Murray City Fire Department recommends approval subject to allowing emergency
vehicle access and flow throughout the parking lot. If the gate is to be locked to secure the
lot, the Fire department will need to be advised in order for them to update their mapping
system.
Other reviewing departments recommended approval without conditions or concerns. The
preceding comments are addressed as conditions of approval in the final section of this
report.
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V.

PUBLIC INPUT
39 notices of the public meeting were sent to all property owners for parcels located within
500 feet of the subject property. As of the date of this report, Staff has not received any public
comments.

VI.

FINDINGS
Based on the analysis of the Conditional Use Permit application request for the Vehicle
Storage and Employee Parking and a survey of the surrounding area, Staff concludes the
following:
1. The proposed use is allowed in the C-D Zoning District subject to Conditional Use Permit
approval.
2. The proposed use is consistent with the goals of the Murray City General Plan.
3. With conditions, the proposed use complies with the standards of the Murray City Land
Use Ordinance.

VII.

CONCLUSION/RECOMMENDATION
Based on the information presented in this report, application materials submitted and site
review, Staff recommends that the Planning Commission APPROVE a Conditional Use Permit
for an additional two (2) year time period to allow the proposed Vehicle Storage and
Employee Parking on the property located at 6011 South State Street subject to the
following conditions:
1. Access for emergency vehicles shall be provided at all times. The applicant shall maintain
clear and well-marked drive aisles for Fire Department access throughout the parking lot.
If the gate is to be locked to secure the lot, the Fire Department shall be advised in order to
update their mapping system.
2. Precast concrete wheel bumper stops shall be maintained at the head of all parking
spaces adjacent to landscape areas.
3. The required landscaped areas shall be maintained in good condition at all times.
4. The applicants shall maintain a Murray City Business License in good standing and abide
by all associated regulations therein.
5. The use of the property for inventory vehicle storage and Larry H. Miller employee parking
is limited to the spaces within the area depicted on the Site Plan attached to the Staff
Report.
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6. The Conditional Use shall be valid for a period of two (2) years and will expire April 30,
2023, at which time the applicant may submit a new application for Planning Commission
review and approval.
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MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

AGENDA ITEM # 5
ITEM TYPE:

Conditional Use Permit to allow a metal fabrication business

ADDRESS:

4637 South Cherry Street

MEETING DATE:

May 20, 2020

APPLICANT:

Brent Bateman, Dentons
Durham Jones Pinegar

STAFF:

Zachary Smallwood,
Associate Planner

PARCEL ID:

21-01-378-012

PROJECT NUMBER: 21-041

ZONE:

M-G, Manufacturing General

SIZE:

0.51 acre site | 4,254 ft2 (approx.) space

REQUEST:

The applicant is requesting Conditional Use Permit approval to allow a metal
fabrication business within the M-G Zone on the property located at 4637 South
Cherry Street.

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

I.

LAND USE ORDINANCE
Section 17.152.030 of the Murray City Land Use Ordinance allows Fabricated Metal Products
(LU #3490) within the M-G zoning district subject to Conditional Use Permit approval.

II.

BACKGROUND
Project Location
The subject property is located within an existing multi-tenant industrial complex on the east
side of Cherry Street north of 4800 South.

Surrounding Land Use and Zoning
Direction
North
South
East
West

Land Use
Industrial
Industrial
Industrial
Industrial

Zoning
M-G
M-G
M-G
M-G

Project Description
The applicant’s client would like to use the space primarily as a storage space for their
entertainment business. This request is for a secondary use to install a hobby forge to
construct knives and swords. Fabricated metal product manufacturing requires Conditional
Use review and approval in the M-G Zone.

Operations
The applicant states that there will only be one (1) employee on a given day and no vehicles
will be stored at this location. Customers do not come to the business location on Cherry
Street. Staff does not anticipate any impact on neighboring businesses or properties.

Floor Plans
The floorplans provided by the applicant show the location of the proposed forge in the
northwest section of the building. The applicant states that the remainder of the space will be
used for storing the applicant’s entertainment equipment. The applicant will need to obtain a
building permit to install the forge and any other changes to the interior of the building. There
is a warehouse area that is approximately 1,287 ft2 and is served by two (2) overhead doors.
The office area is made up of a number of offices, break rooms, restrooms and reception
areas. This area is served by two (2) standard doors and has connections to the warehouse
portion of the building in multiple locations.
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Access
The subject property is part of a cluster of five buildings that are individually owned. Access is
shared among the five and provided by two driveways along Cherry Street, see figure 1. The
north access is approximately thirty-four feet (34’) wide and the south access is approximately
thirty-eight feet (38’) wide, no changes are proposed or required at this time.

Parking
Based on a site visit, the subject property has parking spaces located in the front yard area
directly abutting the entrances to the building. Parking for warehouse uses is calculated at
one (1) space per 250 ft2 of net usable office space and one (1) space per 750 ft2 of warehouse
space. The applicant’s floorplan indicates 1,287 ft2 of warehouse space and a net usable office
space of 974 ft2. This results in a parking requirement of six (6) spaces for this location. The
applicant provided a site plan that shows twenty-one (21) spaces provided for the entire
building. The applicant will need to work with staff to stripe the parking spaces in
conformance with the Murray City Land Use Ordinance, including an ADA compliant space.

Existing Access

Existing Access
Figure 1: Access Locations

Landscaping
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This property has direct street frontage along Cherry Street and is well kept. The property
shares access with the other four buildings that have frontage on Cherry Street. Though the
property is well kept it does not meet current landscaping requirements. The applicant will
need to work with Planning Division staff to install landscaping elements that meet chapter
17.68 Landscaping Ordinance including the following:

Cherry Street (90 linear feet)

III.

Trees
3(1)

5-Gallon Shrubs
5(0)

1-Gallon Shrubs
9(0)

LAND USE ORDINANCE STANDARDS REVIEW
Murray City Code Section 17.56.060 outlines the following standards of review for conditional
uses.
A. That the proposed use of the particular location is necessary or desirable to provide a
service or facility which will contribute to the general well- being of the community and
the neighborhood.
With compliance to city regulations, the proposed use will provide an active tenant that will
contribute to the operations of a successful business in the industrial complex and will be a
benefit to the larger neighborhood by ensuring that business’ continued success and good
property maintenance.
B. That such use will not, under the circumstances of the particular case, be detrimental to
the health, safety or general welfare of person residing or working in the vicinity, or
injurious to property or improvements in the vicinity.
With conditions, the proposed use will not be detrimental to the health, safety or general
welfare of people in the vicinity.
C. That the proposed use will stress quality development with emphasis towards adequate
buffering, landscaping, proper parking and traffic circulation, use of appropriate
gradation of building height away from single family districts and density to create
privacy and compatibility with surrounding uses, use of building materials which are in
harmony with the area, impact on schools, utilities and streets.
The proposed use will contribute to the overall quality of the development by enhancing the
activities of a successful and active tenant, ensuring the maintenance of the site. The
proposed use is in harmony with the allowed uses in this zoning district and others found in
the area.
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D. That the applicant may be required to provide such reports and studies which will
provide information relating to adequate utilities, traffic impacts, school impacts, soil
and water target studies, engineering reports, financing availability, market
considerations, neighborhood support and any other information which may be needed
in order to render a proper decision.
The applicant has submitted sufficient information for the review of this Conditional Use
Permit application by Murray City Staff and the Murray City Planning Commission.

IV.

CITY DEPARTMENT REVIEW
Planning Division Staff circulated the proposed vehicle sales business plans to multiple
Murray City Departments for review on May 3, 2021. The following comments have been
provided by the departments:
•

The Murray City Fire Department recommends approval and states that the applicant
follow the current fire inspection codes for the occupancy type. Upon opening, the fire
department will complete the standard business inspection

•

The Murray City Sewer Division recommends approval and states that clarification will
be required during the building permit stage as to the amount of waste that will be
produced and whether the current oil/water separator onsite will accommodate the
use.

Other reviewing departments recommended approval without conditions or concerns. The
preceding comments are addressed as conditions of approval in the final section of this
report.

V.

PUBLIC INPUT
Seventeen (17) notices of the public meeting were sent to all property owners for parcels
located within 300 feet of the subject property. As of the date of this report, Staff has not
received any public comments.

VI.

FINDINGS
Based on the analysis of the Conditional Use Permit application to allow a fabricated metals
business and a survey of the surrounding area, staff concludes the following:
1. The proposed use for a fabricated metals business (LU #3490), is allowed in the M-G
Zoning District subject to Conditional Use Permit approval.
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2. With conditions as outlined in the staff report, the proposed use and property will comply
with the standards of the Murray City Land Use Ordinance.
3. The proposed use is not contrary to the goals and objectives of the Murray City General
Plan in this area.

VII.

CONCLUSION/RECOMMENDATION
Based on the information presented in this report, application materials submitted and a site
review, staff recommends that the Planning Commission APPROVE a Conditional Use
Permit to allow the operation of a fabricated metals business at the property addressed
4637 South Cherry Street, subject to the following conditions:
1. The project shall comply with all applicable building and fire code standards.
2. The applicant shall obtain a building permit for any interior or exterior construction on the
property.
3. The applicant shall work with Planning Division Staff to stripe parking that complies with
the Murray City Land Use Ordinance including ADA compliant spaces.
4. The applicant shall maintain clear, appropriate vehicular access to the overhead doors on
the building at all times.
5. The applicant shall work with Planning Division staff to implement landscaping that
conforms to Chapter 17.68 of the Murray City Land Use Ordinance.
6. The applicant shall obtain permits for any new attached or detached signs proposed for
the business.
7. The applicant shall obtain a Murray City Business License prior to beginning operations at
this location.
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MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

NOTICE OF PUBLIC MEETING
Electronic Meeting Only – May 20th, 2021, 6:30 PM
Public Notice is hereby given that this meeting will occur electronically without an anchor location in
accordance with Utah Code 52-4-207(4), due to infectious disease COVID-19 Novel Coronavirus. The Planning
Commission Chair has determined that conducting a meeting with an anchor location presents substantial risk
to the health and safety of those who may be present at the anchor location because physical distancing
measures may be difficult to maintain in the Murray City Council Chambers.
The Murray City Planning Commission will hold a public meeting regarding the following application:
Representatives of 3 Swords Forge, LLC are seeking a Conditional Use Permit to allow a metal fabrication
business at the property addressed 4637 South Cherry Street. Please see the attached plans. If you would
like to comment on this agenda item at the meeting please register at: https://tinyurl.com/pc052021 or you may
submit comments via email at planningcommission@murray.utah.gov. If you would like to view the meeting
you may watch via livestream at www.murraycitylive.com or www.facebook.com/MurrayCityUtah/.

Comments are limited to 3 minutes or less and written comments will be read into the meeting record.

Subject Property

Subject Property

This notice is being sent to you because you own property nearby the subject property. If you have questions or
comments concerning this proposal, please call Zachary Smallwood with the Murray City Planning Division at
801-270-2420 or e-mail to zsmallwood@murray.utah.gov.
Special accommodations for the hearing or visually impaired will be upon a request to the office of the Murray City Recorder
(801-264-2660). We would appreciate notification two working days prior to the meeting. TTY is Relay Utah at #711.
Public Notice Dated | May 6, 2020
Murray City Public Works Building | 4646 South 500 West | Murray | Utah | 84123

Figure 1: Proposed Site Plan

Figure 2: Proposed Floorplan

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

AGENDA ITEMS #6 & #7
ITEM TYPE:
ADDRESS:
APPLICANT:
PARCEL ID:

Conditional Use Permit approval for Residential Infill and
Preliminary & Final Subdivision Approval
MEETING
344 East 5600 South
May 20, 2021
DATE:
Alan Prince,
Susan Nixon,
STAFF:
Monterey Properties
Associate Planner
22-18-177-005 & small portion of
PROJECT
21-038 & 21-039
NUMBER:
22-18-177-014

ZONE:

R-1-6, Single Family Residential

SIZE:

1.53 Acre Site

REQUEST:

The applicant is requesting a Conditional Use Permit to allow for a Single-Family
Residential Infill and Preliminary / Final Subdivision approval for Bamburgh
Place. The proposal includes 7-lots on 1.53 acres to be developed on the
property addressed 344 East 5600 South.

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

I.

LAND USE ORDINANCE
Title 16, Subdivision Ordinance, Section 16.04.050(F) requires that applications for subdivision
of property be reviewed and approved by the Murray City Planning Commission as the Land
Use Authority. The proposed subdivision has been designed to meet the requirements of the R1-6, Medium-Density Single-Family zone in the Murray City Land Use Ordinance, Chapter 17.96.
The applicant has requested Conditional Use Permit approval to allow the subdivision as a
“Residential Infill” subdivision under Section 17.58 of the Land Use Ordinance. Section 17.58
allows for Residential Infill subdivision development on parcels less than 2 acres. Infill
development standards apply to all lots and parcels that are adjacent to developed land on
two (2) or more sides. "Developed land" means lots and/or parcels that have services with
adequate capacity at or near the property line for public water, public sanitary sewer,
stormwater management facilities, and access to a public street. The planning commission
may not approve any residential infill subdivision that does not include a contiguous
arrangement of at least three (3) lots of record. The proposed residential infill subdivision will
have seven (7) lots and a open space designed as a pocket park, shown on the plat as “Parcel
A”. The pocket park will be maintained by the subdivision’s Home-owner’s Association and
regulated by the Bamburgh Place “Declaration of Covenants, Conditions and Restrictions”
“CC&Rs” (see attached copy).

II.

BACKGROUND
Project Location
The subject property is located on the south side of 5600 South Street. On April 20, 2021, the
Murray City Council approved a change of zoning from R-1-8 to R-1-6 for the property. It was
anticipated that there would be a subsequent residential subdivision application. The property
has been vacant for the past few years. The recording of the subdivision will create seven (7)
new, lots for the construction of single-family homes.

Surrounding Land Use and Zoning
Direction
North
South
East
West

Land Use
Residential, Single Family
Residential, Single Family
Residential, Multi Family
Residential, Single Family

Zoning
R-1-8
R-1-8
R-M-15
R-1-8

Project Description
The proposal is a single-family residential subdivision with a total of 7 new lots on a new public
road accessing off 5600 South Street. Two of the lots will have frontage along 5600 South
Street. The proposed lot sizes range from 6,000 ft2 to 6,364 ft2. The applicant is requesting a
Conditional Use Permit to allow for a Single-Family Residential Infill and Preliminary / Final
Subdivision approval. The proposal includes 7lots, with an easement to the open space on the
adjacent property to the east (404 East 5600 South) that will serve as a drainage easement; and
another parcel at the southern end that will be a small “pocket park” that will be owned and
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maintained by the subdivision HOA.

Figure 1: Subdivision Site Plan

Process
The application before the Planning Commission is for Conditional Use Permit approval for
Residential Infill and Preliminary / Final Subdivision approval. If the Planning Commission
approves the subdivision the applicant will work with the Engineering Division to complete a
Final Plat. Once the Final Plat has been accepted by the City Engineer, it will be circulated for
signatures of approval which will allow the recordation of the Plat at the Salt Lake County
Recorder’s Office.

Lot Area, Width, Setbacks, and Height Standards
The proposed subdivision has been designed to meet the requirements of Chapter 17.96 (R-1-6)
and Chapter 17.58 (Residential Infill Subdivision) of the Murray City Land Use Ordinance.
Required setbacks have been indicated on each of the proposed lots to demonstrate the ability
to comply when placing a new home. Staff has reviewed the Plat and finds that the
requirements can be met on the proposed lots. The requirements are reviewed below:
•

•

Lot Area – Each lot is required to have a minimum area of 6,000 square feet. The
proposed lots are 6,105 ft2 (Lot 1), 6,000 ft2 (Lot 2),6,000 ft2 (Lot 3), 6,364 ft2 (Lot 4),
6,269 ft2 (Lot 5), 6,001 ft2 (Lot 6) and 6.000 ft2 (Lot 7).
Lot Width – Each lot is required to have a minimum of thirty-five feet (35’) of frontage
along the public right-of-way, and a minimum lot width of sixty feet (60’) at the 20’
setback line. Corner lots must be at least seventy feet (70') wide.
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•
•
•
•
•

Front Yard Setback – Twenty feet (20’)
Rear Yard Setback – Twenty -five feet (25’)
Interior Side Yard Setback – Five feet (5’) minimum., total of the two must be at least
twenty feet (20’)
Corner Side Yard Setback – Twenty feet (20).
Height – The maximum allowed height for main buildings is thirty feet (30’)

Access
The subdivision is being proposed under Section 17.58, Residential Infill. The Residential Infill
section allows for flexibility in required road widths, and the configuration of park strips and
sidewalks. Access for the subdivision is via 5600 South Street and terminates in a proposed culde-sac. The plans submitted indicate a total right-of way of 42 feet consisting of 25 feet of
paved asphalt, six-foot (6’) sidewalks and 2.5-foot curb and gutter adjacent to the sidewalk. It
is proposed that there be no park strip. The cul-de-sac is proposed with a 93-foot diameter.
The paved 25-foot width of asphalt meets subdivision requirements of Section 17.16.180.A.1.
Section 17.56.050.D states: “Sidewalks and Park Strips: The planning commission may
recommend that sidewalks and park strips be omitted if the proposed development has an
internal pedestrian system, and if the planning commission finds that the public safety is not
substantially jeopardized.” Also, Section 17.56.050.E. states: “Cul-De-Sac Streets: The
turnaround at the end of the street may vary from the requirements of subsection 16.16.180C
of this code if the development proposal demonstrates to the satisfaction of the city engineer,
city fire marshal and planning commission that the turnaround design is conducive to efficient
travel, public safety and the protection of property.”
Section 16.16.190.B. states: “A park strip is required in all subdivisions, except as otherwise
recommended by the planning commission and the city engineer.” The applicant is proposing
to have a 6-foot wide sidewalk throughout the entire subdivision directly adjacent to the curb,
with no park strip.
Section 16.16.190.C. states: “For good cause shown, the sidewalk may be installed at the back
of the curb and gutter with a width and in a configuration as required by the city engineer.”
The applicant is proposing a curb and gutter width of 2.5 feet adjacent to the 6-foot sidewalk.

Landscaping & Lighting
A streetlight is proposed between Lots 1 & 2 and also between Lots 5 & 6. Landscaping is
proposed for what will be a pocket park, shown as Parcel A. The pocket park will have grass,
two (2) Flowering Pear trees, and one (1) Little-Leaf Linden tree as indicated on the plans. The
Storm Drain parcel located on the adjacent property to the east will also have grass, three (3)
Flowering Pear trees, and two (2) Little-Leaf Linden trees. Landscaping plans are attached for
your review.
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Fencing
The existing retaining wall on Lot #7 is proposed to be removed. The applicant would like to
install a decorative masonry wall along the lots bordering 5600 South Street. The applicant
has indicated he may install a vinyl fence as the project progresses. Because the development
is adjacent to residential zoning on all boundaries, fencing is not required by code. Any fencing
installed will need to meet the fence regulations in Section 17.64, and maintain clear vision
areas at the corners.

Utilities
A utility plan is included as an attachment to this staff report. The applicant proposes a
drainage easement onto adjacent property owned and maintained by Porter Real Estate
(property located between Lot #6 & Lot #7 on the east side of the new road). This storm drain
easement will have an underground detention system with 15” storm drains and four catch
basins from 5600 South Street. The area designated as Lot #7 has recently been acquired from
the adjacent property, Porter Real Estate at 404 East 5600 South, as a land swap for the
property that will serve as the drainage easement for the subdivision, shown as a portion of
property between lot #6 and Lot #7. The drainage easement will be maintained by the adjacent
property owner, Porter Real Property, LLC, and the Home-Owner’s Association in the
Bamburgh Place Subdivision will pay a fee for maintenance of the drainage easement. This is a
private agreement and is included in the CC&Rs. An 8” water line and 8” sewer line will be
connected from the north side of 5600 South Street into the subdivision. A fire hydrant is
proposed at the end of the cul-de-sac.
Area on adjacent property
for drainage easement and

The applicant will need to work with the various utility companies to ensure that adequate
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service is provided. The following utility companies will need to provide will-serve letters to
Murray City Engineering in order to finish the reviews by the Engineering Division:
• CenturyLink
• Comcast
• Utopia
• Dominion Energy

Purpose & General Plan Considerations
Section 17.96.010 states that the purpose of the R-1-6 Zone is to “provide areas for singlefamily low/medium density residential with an opportunity for varied housing styles and
character” Staff finds that the proposed subdivision is in harmony with the purposes of the R1-6 Zone.
The subject property is located within a large area of residentially developed property. The
2017 Murray City General Plan identifies the land use designation of the area as “Low Density
Residential”, which is intended to provide opportunities for primarily single-family residential
uses. The General Plan does not provide specific or detailed guidance regarding all aspects of
potential development applications; rather, it provides objectives, principals, and best
practices upon which to rely when reviewing potential development. Staff finds that the
subdivision of the land as proposed in the application is in harmony with purpose and intent of
the General Plan.

III.

STATE AND MUNICIPAL CODE REVIEW STANDARDS
Murray City Code Title 16, Subdivision Ordinance, outlines the requirements for subdivision
review. Utah State Code (10-9a-604) states that a subdivision plat may not be recorded until
approved by the Land Use Authority of the City. The Planning Commission’s role as the Land
Use Authority is to ensure that a proposed subdivision is consistent with established
ordinances, policies and planning practices of the City. The Planning Commission makes
investigations, reports and recommendations on proposed subdivisions as to their
conformance to the General Plan, Title 17 of City Code, and other pertinent documents as it
deems necessary. After completing its review of the final plat, the Planning Commission shall
approve or disapprove the final plat in accordance with Section 16.12.070 of City Code.

IV.

CITY DEPARTMENT REVIEW
Planning Division Staff circulated the proposed subdivision plans to multiple Murray City
Departments for review on May 2, 2021. The following comments have been provided by the
departments:
•

The Murray City Engineer recommends approval subject to the following conditions:
a) Meet City subdivision and requirements.
b) HOA declaration will be needed for the common area maintenance and ownership.
c) The HOA will need to maintain the offsite stormwater retention/detention system.
Maintenance language should be included in the HOA declaration. There will also be a
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maintenance agreement require with Land Disturbance Permit.
d) Provide grading, drainage and utility plan and profile drawings.
e) Meet City storm drainage requirements, on-site retention of the 80th percentile storm is
required. Implement Low Impact Development (LID) practices.
f) Provide standard front rear and side yard PUE’s on lots – window wells cannot extend
into PUE’s
g) Provide a site geotechnical study based on the proposed site grading and building
plans.
h) Provide any required easements and vacate any unused easements within the
proposed building areas.
i) The existing power pole and attached utilities located in the proposed subdivision
street will need to be relocated.
j) Driveway on Lots 1 & 7 need to be located on the subdivision street at least 40’ south of
the 5600 South right-of-way line. Driveway access onto 5600 South will not be allowed.
k) Street lighting type and locations need to be approved by Murray City Power.
l) Develop a site SWPPP and obtain a City Land Disturbance Permit prior to beginning any
site grading and construction work.
m) Obtain a City Excavation Permit for work within City roadways.
n) Restore road cuts into 5600 South to new condition. Mill and pave will be required.
•

The Murray City Fire Department recommends approval subject to providing fire hydrants
and paved road access prior to construction phases.

•

The Murray City Water Division recommends approval and expressed concern that there
are major issues with the water main. The line on 5600 South is only 6” cast and most likely
will not meet fire flow requirements. The new water main on Yellow House Lane will need
to tie into Hillside Drive to create a looped connection to provide fire flow. The plans show
C-900 for water main and that is not acceptable, it must be class 52 ductile iron pipe 8”. All
service laterals must be 1” in size with copper to the yokes. No meters allowed in drive
approaches. The old service to Old Yellow House will need to be terminated in the road.

•

The Murray City Wastewater Division recommends approval and states that the sewer main
in 5600 South is approximately 11 feet deep. Must have a dead-end manhole in the circle
and no laterals can be ran underneath the driveways. Clearly label the size of all manholes
on the plan.

•

The Murray City Power Department recommends approval and states that they have been
working with the applicant to relocate the existing power line relocation. Once the final
plat approval is granted, they will design the electrical utilities. To meet all Power
Department requirements.

• The applicant shall obtain will-serve letters from the following utility providers:
a) CenturyLink
b) Comcast
c) Utopia
d) Dominion Energy
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The preceding comments are addressed as conditions of approval in the final section of this
report.

V.

PUBLIC COMMENTS
Seventy-nine (79) notices of the public meeting were sent to all property owners for parcels
located within 300 feet of the subject property. As of the date of this report, Staff has not
received any comments regarding this application.

VI.

FINDINGS
Based on the analysis of a Conditional Use Permit for Residential Infill and Bamburgh Place
Subdivision Preliminary and Final Subdivision review and a survey of the surrounding area,
staff concludes the following:
1. With conditions, the proposed subdivision complies with the standards of the Murray City
Subdivision Ordinance.
2. The proposed lots comply with the development standards for properties found in Chapter
17.96 of the Murray City Land Use Ordinance.
3. The proposed subdivision is in harmony with the purposes of the R-1-6 Zone, representing
appropriate residential development.
4. The proposed subdivision is in harmony with the purpose and intent of the Murray City
General Plan, providing additional opportunities for appropriate residential development
in the area.

VII.

CONCLUSION/RECOMMENDATION
Based on the information presented in this report, application materials submitted and a site
review, staff recommends that the Planning Commission approve a Conditional Use Permit
for Residential Infill and grant Preliminary & Final Subdivision approval for the
Bamburgh Place Subdivision on the property addressed 344 East 5600 South subject to the
following conditions:
1. The applicant shall meet all requirements of the Murray City Engineer, including the
following:
a. Meet City subdivision and requirements.
b. HOA declaration is required for the common area maintenance and ownership.
c. The HOA will need to maintain the offsite stormwater retention/detention system.
Maintenance language should be included in the HOA declaration. There will also be a
maintenance agreement required with Land Disturbance Permit.
d. Provide grading, drainage and utility plan and profile drawings.
e. Meet City storm drainage requirements, on-site retention of the 80th percentile storm is
required. Implement Low Impact Development (LID) practices.
f. Provide standard front rear and side yard PUE’s on lots – window wells cannot extend
into PUE’s
g. Provide a site geotechnical study based on the proposed site grading and building plans.
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h. Provide any required easements and vacate any unused easements within the proposed
building areas.
i. The existing power pole and attached utilities located in the proposed subdivision street
will need to be relocated.
j. Driveway on Lots 1 & 7 need to be located on the subdivision street at least 40’ south of
the 5600 South right-of-way line. Driveway access onto 5600 South will not be allowed.
k. Street lighting type and locations need to be approved by Murray City Power.
l. Develop a site SWPPP and obtain a City Land Disturbance Permit prior to beginning any
site grading and construction work.
m. Obtain a City Excavation Permit for work within City roadways.
n. Restore road cuts into 5600 South to new condition. Mill and pave will be required.
2. The applicant shall obtain will-serve letters from the following utility providers:
e) CenturyLink
f) Comcast
g) Utopia
h) Dominion Energy
3. The applicant shall meet Fire Department requirements, and Fire Code (IFC) regulations.
The applicant shall provide fire hydrants and paved road access prior to construction
phases.
4. The applicant shall meet Water Division requirements. A new water main will need to tie
into Hillside Drive to create a looped connection to provide fire flow and must be class 52
ductile iron pipe 8”. All service laterals must be 1” in size with copper to the yokes. No
meters are allowed in drive approaches. The old service will need to be terminated in the
road.
5. The applicant shall meet Wastewater Division requirements. Must provide a dead-end
manhole in the cul-de-sac. No laterals can be run underneath the driveways. The size of all
manholes must be clearly labeled on the plan.
6. The applicant shall meet Power Department requirements, including the relocation of the
existing power facilities.
7. The subdivision improvements shall include the installation of street trees as required by
Murray City Code.
8. All lots within the subdivision shall comply with the requirements of the R-1-6 Zone as
outlined in Chapter 17.96 of the Murray City Land Use Ordinance.
9. The applicant shall prepare a Final Subdivision Plat which complies with all requirements
of Title 16, Murray City Subdivision Ordinance.
10. The subdivision plat shall be recorded within one year of the final approval by the Planning
Commission or the subdivision plat approval shall be null and void.
11. Proof of recordation of the Subdivision Plat and CC& Rs document as outlined in the Staff
Report shall be submitted to the Murray City Community & Economic Development
Department.
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MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

NOTICE OF PUBLIC MEETING
Electronic Meeting Only – May 20th, 2021, 6:30 PM
Public Notice is hereby given that this meeting will occur electronically without an anchor location in
accordance with Utah Code 52-4-207(4), due to infectious disease COVID-19 Novel Coronavirus. The Planning
Commission Chair has determined that conducting a meeting with an anchor location presents substantial risk
to the health and safety of those who may be present at the anchor location because physical distancing
measures may be difficult to maintain in the Murray City Council Chambers.
The Murray City Planning Commission will hold a public meeting on Thursday, May 20, 2021 at 6:30 p.m.
regarding an application submitted by Monterey Properties, LLC for Subdivision approval and Conditional
Use Permit approval for Bamburgh Place on the property addressed 344 East 5600 South. Please see the
attached plans. If you would like to comment on this agenda item at the meeting please register at:
https://tinyurl.com/pc052021 or you may submit comments via email at
planningcommission@murray.utah.gov. If you would like to view the meeting you may watch via livestream at
www.murraycitylive.com or www.facebook.com/MurrayCityUtah/.
Comments are limited to 3 minutes or less and written comments will be read into the meeting record.

This notice is being sent to you because you own property within 300 feet of the subject properties. If you have
questions or comments concerning this proposal, please call Susan Nixon with the Murray City Planning Division at
801-270-2420, or e-mail to snixon@murray.utah.gov.
Public Notice Dated |May 6, 2021
Murray City Public Works Building | 4646 South 500 West | Murray | Utah | 84123

Figure 1: Proposed Site Plan
Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123
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Paxton R. Guymon, Esq.
York Howell & Guymon
10610 South Jordan Gateway, Suite 200
South Jordan, Utah 84095

DECLARATION OF COVENANTS, CONDITIONS
AND RESTRICTIONS FOR
BAMBURGH PLACE SUBDIVISION
(a 7-Lot Residential Subdivision)

Murray City, Salt Lake County
State of Utah
2021

DECLARATION OF
COVENANTS, CONDITIONS AND RESTRICTIONS FOR

BAMBURGH PLACE SUBDIVISION
This Declaration of Covenants, Conditions and Restrictions for Bamburgh Place
Subdivision (this “Declaration”) is made and executed this ____ day of ________, 2021, by
Monterey Properties, LLC, a Utah limited liability company (the “Declarant”).
RECITALS
A.
Declarant is the owner and developer of the real property located in Salt Lake
County, Utah, described in the attached Exhibit “A.” Declarant has obtained, or will obtain,
subdivision plat approval to develop said property as a residential subdivision in Murray City
(“City”), Utah, to be known as “Bamburgh Place Subdivision,” comprised of seven (7) singlefamily residential lots (the “Project”).
B.
The covenants, conditions and restrictions contained in this Declaration and in the
Exhibits hereto shall be enforceable equitable servitudes and shall run with the land and encumber
the Project in perpetuity.
C.
The Project will have certain common areas as shown on the recorded subdivision
plat that will be maintained by the owners association of this Project. The owners association will
also be responsible for enforcing its architectural standards and collecting assessments as set forth
in this Declaration.
D.
The Project is subject to the Community Association Act, Sections 57-8a-101 et
seq. of the Utah Code. The Project is not a cooperative and is not a condominium project. The
Project is not subject to the provisions of the Utah Condominium Ownership Act, Sections 57-8-1
et seq. of the Utah Code.
E.
Accordingly, Declarant adopts the following covenants, conditions, easements and
restrictions to govern the development, use, maintenance, and management of the Project:
DEFINITIONS
Unless the context clearly indicates otherwise, certain terms as used in this Declaration and
the foregoing Recitals shall have the following meanings:
“Act” shall mean the Community Association Act (Title 57, Chapter 8a, Utah Code, as
amended).
“Architectural Review Committee” or “ARC” shall mean the committee established for
the purposes described in Article 4 of this Declaration.
[1]

“Articles” shall mean the Articles of Incorporation of the Bamburgh Place Owners
Association, Inc., as such Articles may be amended from time to time.
“Association” shall mean the Bamburgh Place Owners Association, Inc., a Utah nonprofit
corporation.
“Board” shall mean the Board of Directors of the Association, appointed or elected in
accordance with this Declaration and the Bylaws.
“Builder” shall mean any natural person or legal entity that constructs or causes to be
constructed a Unit on a Lot in this Project.
“Bylaws” shall mean the Bylaws of the Association, a copy of which is attached hereto as
Exhibit “B,” as amended from time to time.
“Common Areas and Facilities” shall mean those portions of the Project, other than the
Lots and public roads, described in this Declaration and/or shown on the recorded Plat as a
“common area” or similar designation. The Association is responsible to maintain, manage, and
repair the Common Areas and Facilities, except as otherwise described herein.
“Common Assessments” shall mean those assessments described in Section 1.8 (including
the subsections thereof) to fund the Common Expenses and include Regular Common
Assessments and Special Assessments.
“Common Expense Account” shall mean one or more deposit or investment accounts of
the Association into which are deposited the Common Assessments.
“Common Expenses” shall mean all expenses of the administration, maintenance, repair,
or replacement of the Common Areas and Facilities, and to manage the Association, and all other
expenses denominated as Common Expenses by this Declaration or by the Act.
“Declarant” shall mean Monterey Properties, LLC, or any successor-in-interest or
assignee of Monterey Properties, LLC.
“Declarant Affiliate” means any person directly or indirectly controlling, controlled by or
under common control with Declarant, and shall include, without limitation, any general or limited
partnership, limited liability company, limited liability partnership or corporation in which
Declarant (or another Declarant Affiliate) is a general partner, managing member or controlling
shareholder.
“Design Guidelines” means the Design Guidelines and Requirements attached hereto as
Exhibit “C” and shall be enforced by the Architectural Review Committee.
“Exempt Lot(s)” shall mean each Lot in the Project while owned by Declarant or a
Declarant affiliate, until the earliest to occur of (i) the acquisition of title to the Unit by a person or
entity other than Declarant or a Declarant Affiliate, or (ii) the one hundred eightieth (180th) day
[2]

after the municipal authority having jurisdiction thereover issues a certificate of occupancy for a
Unit on the Lot owned by Declarant or a Declarant Affiliate.
“Improvement” means every structure, feature or improvement of any kind placed or
constructed in the Project, including but not limited to any Unit (residence), building, garage,
lighting, deck, porch, patio, sidewalk, foundation, awning, fence, retaining wall, driveway,
irrigation or drainage feature, storage structure or other product of construction and landscaping.
“Lease” shall mean any agreement for the leasing or rental of any Unit or Lot.
“Lot” shall mean each of the tracts of land designated as a “lot” on the Plat. Ownership of
the Lot and the Unit (when constructed on the Lot) shall be inseparable. Any conveyance of a Lot
shall operate to convey title to the Unit thereon. Likewise, any conveyance of a Unit shall operate
to convey title to the Lot on which the Unit is located.
“Manager” shall mean the person, firm or company, if any, designated from time to time
by the Association to manage the affairs of the Association and the Project. The Association is not
required to hire a Manager, but is authorized to do so.
“Owner” shall mean any person or entity at any time owning in fee simple a Unit within
the Project as such ownership is shown by the records of the County Recorder of Salt Lake
County, State of Utah. The term “Owner” shall not refer to any Mortgagee, unless such Mortgagee
has acquired title for other than security purposes.
“Plat” shall mean the subdivision plats of Bamburgh Place Subdivision, as approved by
Murray City and recorded in the Salt Lake County Recorder’s Office. The Plat may be amended
only in accordance with the ordinances of the City.
“Project” or “Property” shall mean the real property described in Exhibit “A” hereto
which will be platted and improved as a planned residential subdivision with seven (7) single
family lots. The Project may be platted and developed all at once, or in phases, as approved by the
City.
“Regular Common Assessments” shall mean the annual assessments levied by the
Association to pay the budgeted Common Expenses, which assessments may be collected
quarterly or monthly, as determined by the Board.
“Special Assessments” shall mean assessments, which the Association may levy from
time to time, in addition to the Regular Common Assessments, for unexpected Common Expenses
or other purposes as provided herein.
“Unit” shall mean each single-family dwelling constructed within the designated buildable
area of a Lot within the Project. Unit means the residence constructed on each Lot.

[3]

ARTICLE I
ASSOCIATION MEMBERSHIP, G OVERNANCE AND POWERS
The Association shall be responsible for the use and governance of the Project. The
Association shall also have the power to assess the Owners for all expenses related to the
maintenance, regulation and preservation of Common Areas and Facilities, as provided below.
1.1
Formation. The Association shall be a nonprofit Utah corporation known as
Bamburgh Place Owners Association, Inc., and is charged with the duties and invested with the
powers prescribed by law and as set forth in its Articles, Bylaws and this Declaration.
1.2
Membership. The Association shall be a membership association without
certificates or shares of stock. The members of the Association shall be those persons or entities
who are the Owners of Lots in the Project.
1.3
Governance; Authority. The affairs of the Association shall be conducted by a
Board of Trustees and such officers as the Board may elect or appoint. Until sales of all 7 Lots in
the Project have been closed to Owners who are not Declarants or Declarant Affiliates (the “Sales
Threshold”), the Declarant shall have full and exclusive authority to appoint and remove all
members of the Board. Once said Sales Threshold has been reached, the period of Declarant
control shall cease, and the Declarant (or its designee) shall call for election of at least three (3)
Trustees for terms of three (3) years or until their successors have been elected. Trustees will draw
lots to divide themselves into terms of one, two and three years, and they may serve consecutive
terms if duly reelected. Declarant, in its sole discretion, may choose to relinquish its right to
appoint and remove members of the Board prior to reaching the Sales Threshold, and may expand
the Board to include interested and involved Owners so as to broaden and enable an orderly
transition in Association governance. Except as otherwise provided herein, the Board shall have
all the powers, duties and responsibilities as are now or may hereafter be provided by the Act, this
Declaration and the Bylaws, including but not limited to the following:
1.3.1 To make and enforce all rules and regulations covering the operation and
maintenance of the Project and the Units.
1.3.2 To carry out through a Manager those of its functions which are properly
the subject of delegation. The Manager so engaged shall be an independent contractor and
not an agent or employee of the Association or Board, shall be responsible for managing
the Project for the benefit of the Association and the Owners, and shall, to the extent
permitted by law and by the terms of the agreement with the Board, be authorized to
perform any of the functions or acts required or permitted to be performed by the Board
itself.
1.3.3 To engage the services of accountants, attorneys or other employees or
agents and to pay to said persons a reasonable compensation therefore, and to appoint
committees as determined by the Board.
[4]

1.3.4
Facilities.
1.3.5

To operate, maintain, repair, improve and replace the Common Areas and

To determine and pay the Common Expenses.

1.3.6 To assess and collect the proportionate share of Common Expenses from
the Owners, as set forth in this Declaration.
1.3.7 To enter into contracts, deeds, leases and/or other written instruments or
documents and to authorize the execution and delivery thereof by the appropriate officers.
1.3.8 To open bank accounts on behalf of the Association and to designate the
signatories therefor.
1.3.9 To bring, prosecute and settle litigation for itself, the Association and the
Project, provided that it shall make no settlement which results in a liability against the
Board.
1.3.10 To obtain insurance for the Association with respect to the Common Areas
and Facilities, as determined by the Board.
1.3.11 To own, purchase or lease, hold and sell or otherwise dispose of, on behalf
of the Owners, items of personal property necessary to or convenient to the management of
the business and affairs of the Association and the Board and to the operation of the
Project.
1.3.12 To keep adequate books and records and implement the policies and
procedures for the inspection of the books and records of the Project by Owners in
accordance with the terms of the Bylaws.
1.3.13 To do all other acts necessary for the operation and maintenance of the
Project, including the maintenance and repair of the Common Areas and Facilities.
1.3.14 To prepare, adopt, amend and disseminate budgets of the Association and
other information from time to time.
1.4
Protections for Board Members. Members of the Board, the officers and any
assistant officers, agents and employees of the Association, and members of the ARC (i) shall not
be liable to the Owners as a result of their activities as such for any mistake of judgment,
negligence or otherwise, except for their own willful misconduct or bad faith; (ii) shall have no
personal liability in contract to an Owner or any other person or entity under any agreement,
instrument or transaction entered into by them on behalf of the Association in their capacity as
such; and (iii) shall have no personal liability in tort to any Owner or any person or entity, direct
or imputed, by virtue of acts performed by them, except for their own willful misconduct or bad
faith. When a member of the Board or ARC is sued for actions undertaken in his/her role as a
member of the Board or ARC, the Association shall indemnify him/her for losses or claims, and
undertake all costs of defense, until and unless it is proven that he/she acted with willful or wanton
[5]

misfeasance or with gross negligence. After such proof the Association is no longer liable for the
costs of defense and may recover costs already expended from the member of the Board or ARC
who so acted.
1.5
Owners Meetings. The Association will have an Annual Meeting in a manner and
time determined by the Board. It may also have Special Meetings. Notice of any meeting shall be
sent to Owners at their last known postal address or e-mail address not less than 15 days in
advance of the meeting and will state the purpose, time, date, and place or electronic coordinates
for the meeting. A quorum at any meeting for binding decision-making will exist if notice was
properly given and at least 50% of Owners are present in person, by proxy or electronically. If a
quorum is not present, a meeting may be held but no binding decisions shall be made until a future
time within 30 days when a quorum is present or a majority of Owners subsequently approve any
proposed decisions. The President of the Board will call and chair meetings of the Owners. Special
Meetings of the Owners may be called by the President, Trustees or by petition of at least 40% of
the Owners. Minutes of meetings will be available to all Owners.
1.6
Voting. The affirmative vote of a majority of all Owners entitled to vote on any
question shall constitute approval except for matters which specifically require more than a
majority vote under the terms of this Declaration or the Bylaws of the Association. Each Lot that
is part of this Project at the time of the vote (as shown on an approved, recorded Plat) shall be
entitled to one vote. For each Lot owned by multiple Owners, such Owners must only cast one
vote for the Lot. Subject to the right of Declarant to appoint and remove members of the Board, as
set forth above, in any election of the Board, every Owner entitled to vote (multiple Owners of one
Lot being entitled collectively to one vote only) shall have the number of votes for each Lot
owned times the number of Board members to be elected. The candidates receiving the highest
number of votes, up to the number of Board members to be elected, shall be deemed elected. Until
the Sales Threshold is reached or the Declarant relinquishes control of the Association, the
Declarant’s vote shall be definitive on any matter. Declarant or subsequent Board powers and
control of the Association notwithstanding, it is the intention of this Declaration that Owners be
regularly advised and consulted on all material matters of Association business.
1.7
Powers of the Association. Each Owner agrees that the Association has all of the
powers granted to it by this Declaration and by the Act, as the same may be amended. Such
powers shall include those identified elsewhere in this Declaration as well as, without limitation:
levying Assessments; imposing liens on Lots for any unpaid or uncollected Assessments or
penalties, and foreclosing any such liens, including liens resulting from non-conformity to the
provisions of this Declaration. The Board shall represent and exercise all powers on behalf of the
Association in ordinary matters and refer extraordinary questions to Special Meetings of the
Owners.
1.7
Association Rules. By a majority vote of the Board, the Association may from time
to time adopt, amend or repeal individual Rules and Regulations (“Rules”). The purpose of the
Rules shall be to implement, supplement or otherwise carry out the purposes of this Declaration.
The Rules shall be consistent with, and shall not contradict, the provisions and requirements of
this Declaration.

[6]

Assessments
1.8
Assessments. In order to fund its purposes and activities, the Association shall have
the power to determine and levy Annual Assessments beginning each year against each Lot to
meet the approved expenditures of the Association. The Association shall comply with the
provisions of Title 57, Chapter 8a, Part 3 of the Utah Code regarding assessments and the
enforcement and collection of assessment liens. Notice of the Annual Assessment, including the
forthcoming year’s proposed budget, will be given in advance along with the notice of the annual
meeting of the Association. The Association may also levy Special Assessments to cover
unanticipated expenses, for example, but not by way of limitation, the cost of any reconstruction,
repair or replacement of an existing improvement that is part of the Common Areas and Facilities.
The making and collection of Common Assessments by the Association from Owners of Units for
their share of Common Expenses shall be subject to the following provisions:
1.8.1 Each Owner, other than Declarant, by becoming an Owner of a Unit is
deemed to covenant and agree to pay Assessments to the Association in accordance with
this Declaration. Each Lot in the Project (except for Exempt Lots) shall be liable for an
equal share of the Common Expenses of the Association. Two separate and distinct funds
shall be created and maintained hereunder: one for operating expenses, and one for capital
reserve expenses. Such combined expenses shall constitute the Common Expenses, and the
funds received from Common Assessments shall be deposited into the Common Expense
Account and used only for the purposes authorized in this Declaration.
1.8.2 Common Assessments shall include both Regular Common Assessments and
Special Assessments. Regular Common Assessments must be made at least annually,
based on a budget adopted at least annually by the Association in accordance with the
provisions of this Declaration and the Bylaws. Regular Common Assessments shall be
levied against each separate Unit annually.
1.8.3 In addition to the Regular Common Assessments, the Association may levy
Special Assessments. However, in any fiscal year, except as otherwise provided in this
Declaration, the Board shall not, without the vote or written assent of Owners, casting a
majority of the Owners at a meeting or by written ballot, levy Special Assessments which
in the aggregate exceed 20% of the budgeted gross expenses of the Association for that
fiscal year. All Units within the Project, except Exempt Lots, shall pay an equal portion of
any Special Assessment. The Board shall provide notice by first class mail to all Owners of
any Special Assessments not less than fifteen (15) nor more than sixty (60) days prior to
the date such Assessment is due. Special Assessments shall be paid as determined by the
Board and the Board may permit Special Assessments to be paid in installments extending
beyond the fiscal year in which the Special Assessment is imposed.
1.9
Assessments on Lots Owned by Declarant. No annual dues or assessments shall be
levied against Lots owned by Declarant or a Declarant Affiliate.
1.10 Assessments as Liens, Mortgagee Protection. Any assessment by the Association
shall constitute a lien against the affected Lot in the Project. The Association shall have the right
to foreclose on a lien against any affected Lot pursuant to the procedures available for judicial or
[7]

non-judicial foreclosure for mortgages and/or trust deeds in the state of Utah whenever any
assessment remains unpaid and is therefore in default for a period of more than 90 days. The lien
of the Association against any Lot shall have priority from the date that the first Notice of
Assessment Lien (or similar instrument) on a specific Lot is recorded in the office of the Salt Lake
County Recorder and is subordinate to any previously recorded liens or encumbrances filed
against that Lot, specifically including any purchase money mortgage or trust deed.
Notwithstanding the lien rights of the Association, the obligation to pay any assessments is a
personal obligation of the Owner of each Lot, and the Association may proceed to collect against
the Owner, or the prior Owner of any Lot (in the event of a sale) without any obligation to first
take recourse against the Lot and Unit to which the lien has attached. The legal and administrative
costs of any foreclosure or non-judicial proceeding, interest on all amounts due and owing, and all
late fees shall be added to the assessment amount past due and shall constitute part of the
assessment. Interest may, at the discretion of the Declarant or Association, be charged on overdue
assessments at a rate of 1.5% per month, beginning 30 days after such amount is due. In addition,
a late fee of 5% of the assessment amount may be charged for each assessment installment paid 30
days or more after the installment is due. No Mortgagee or Beneficiary under a Trust Deed who
takes title by foreclosure or non-judicial sale, or accepts a deed in lieu of foreclosure or nonjudicial sale, shall be held liable for the unpaid assessments of the Owner whose Lot was acquired
by the Mortgagee or Beneficiary under a Trust Deed. However, all other successor Owners shall
be deemed to assume the obligation to pay unpaid assessments on the Lot.
1.11 Foreclosure of Assessment Lien. The Association shall have the right (power of
sale) to foreclose the assessment lien against the affect Lot in the Project. The Association may
cause a Lot to be sold through nonjudicial foreclosure as though the assessment lien were a deed
of trust in accordance with the provisions of Utah Code Ann. 57-8a-302 (as the same may be
amended). The Association shall comply with the notice requirements set forth in Utah Code Ann.
57-8a-303 (as the same may be amended). In furtherance of such foreclosure rights, the
Association may bring an action at law against the Owner personally obligated to pay the same or
the Association may foreclose the lien in accordance with the provisions of the Act. The Board
hereby appoints Paxton R. Guymon, Esq., of York Howell & Guymon, 10610 South Jordan
Gateway, #200, South Jordan, Utah 84095 (or any successor legal counsel of the Association), as
trustee for the purposes of exercising the power of sale in connection with non-judicial
foreclosures as provided in Title 57, Chapter 1 Utah Code Ann. and made applicable hereto by
Title 57, Chapter 8a Utah Code Ann. Provided, however, the Association reserves the right to
substitute and appoint a successor trustee as provided for in Title 57, Chapter 1 Utah Code Ann.
The Declarant (and each Owner by accepting title to a Lot) hereby conveys and warrants pursuant
to Utah Code Ann. Sections 57-1-20 and 57-8a-302 to Paxton R. Guymon, as trustee, with power
of sale, the Lots and Units and all Improvements to the Lots and Units for the purpose of securing
payment of Assessments under the terms of the Declaration. Each Owner also hereby conveys all
of its right, title and interest in its Unit to such trustee, in trust, with a power of sale, to secure each
Owner’s obligations under the Declaration, including but not limited to the obligation to pay all
Assessments. The Association may, through its duly authorized agents, bid on the Unit at any
foreclosure sale and acquire, hold, lease, mortgage and convey the same. The lien of the
Association shall be superior (prior) to all other liens and encumbrances except liens and
encumbrances recorded before recordation of this Declaration, a First Mortgage on a Unit, and
senior assessments, liens and charges in favor of the State of Utah or any political subdivision
thereof, for taxes and other governmental assessments or charges past due and unpaid on the Unit.
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The lien procedures described herein do not prohibit actions to recover sums for which the Act
creates a lien or prohibit the Association from taking a deed in lieu of foreclosure.
1.12 Ownership, Operation, and Maintenance of Association Property. The Common
Areas and Facilities shall, at all times, be owned, operated, and maintained by the Association
consistent with the provisions of this Declaration. Owners shall be responsible for all costs and
expenses to repair damage to the Common Areas and Facilities if such damage is caused by the
Owner or his/her guests, family members, or invitees.

ARTICLE II
PROPERTY RIGHTS, LIMITATIONS, AND USE RESTRICTIONS
2.1
Residential Use and Occupancy. Each Lot, and all Improvements thereon, shall be
used only for residential purposes. No Lot shall be used, occupied, or altered in violation of law,
so as to jeopardize the support of any other Lot, so as to create a nuisance or interfere with the
rights of any Owners, or in any way which would result in an increase in the cost of any insurance.
Each Lot shall be used, maintained, and improved in a manner that complies with the applicable
zoning ordinances of the City.
2.2
No Further Subdivision. No Lot or Common Area shall be further subdivided or
separated into smaller parcels. No conveyance of less than all of any Lot shall be permitted
without prior written approval from the Board.
2.3
Prompt Repair. Each Unit and other Improvement on an Owner’s Lot shall be kept
in good repair. As applicable, the Owner or Association shall promptly repair damage to any Unit
or Improvement on such Owner’s Lot. Repairs shall be made in accordance with the design
guidelines promulgated by the Association’s Architectural Review Committee ("ARC") (see
Article 4 below). In the absence of such design guidelines, all damage to Units or Improvements
must be promptly repaired in compliance with City code requirements.
2.4
Nuisance. No Owner shall use, or permit a guest or invitee to use, a Lot in a
manner that constitutes a nuisance or unreasonably interferes with the use and enjoyment of any
other Lot by the Owner or Owners thereof. Each Lot shall be bound by, and the Owner shall
comply with, the Covenants set forth in this Declaration, the terms of the Bylaws, and the Rules
and Regulations promulgated by the Board. Without limiting the foregoing, no rubbish or debris
of any kind may be permitted to accumulate on the Project in a manner that becomes unsightly or
causes offensive odors. No unreasonably loud or disruptive noises shall be permitted in the
Project.
2.5
Temporary and Other Structures. No temporary or prefabricated structures shall be
permitted or used in the Project.
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2.6
Offensive, Unsightly, and Unsafe Conditions. No Owner shall permit any noxious,
offensive, unsightly, or unsafe activity, object, animal, or condition to exist on such Owner’s Lot.
Without limiting the generality of the foregoing, trailers, mobile homes, trucks other than pickups,
tractors, vehicles other than automobiles, campers not on a truck, snowmobiles, snow removal
equipment and garden or maintenance equipment shall be kept at all times, except when in actual
use, in an enclosed structure or screened from view. Refuse, garbage and trash shall be kept at all
times in a covered, noiseless container and any such container shall be kept within an enclosed
structure or appropriately screened from view. Service areas, storage piles, compost piles and
facilities for hanging, drying or airing clothing or household fabrics shall be appropriately
screened from view. No lumber, grass, shrub or tree clippings or plant waste, metals, bulk
materials or scrap or refuse or trash shall be kept, stored or allowed to accumulate on any Lot,
except within an enclosed structure or when appropriately screened from view. No Owner shall
dispose, or permit to be disposed, any oil, gas, toxic or hazardous material, or other unsafe
substance within the Project. The Board may adopt reasonable Rules and Regulations to further
clarify the responsibilities of Owners.
2.7
Rooftop Antennas. The Architectural Review Committee’s design and maintenance
criteria shall include guidelines regulating the installation of television, ham radio, citizens band,
or radio antennas, satellite dishes, and other similar devices (“Antennas”). The ARC’s design and
maintenance criteria regulating Antennas shall comport with all applicable federal, state, and local
laws and regulations governing Antennas and no Antennas shall be installed within the project
without the approval of the ARC. Notwithstanding the foregoing, however, Declarant reserves the
right and option, for itself and for the Association, to install cable or other data service lines and
Antennas as needed throughout the Project in connection with its development.
2.8
Pets. The Board may adopt Rules and Regulations establishing reasonable
restrictions on the type and number of pets permitted within the Project. Poultry, livestock, and
other non-domesticated farm animals shall not be permitted within the Project. No pets which
constitute a danger or nuisance shall be permitted within the Project.
2.9
Leases. Any lease agreement relating to any Lot shall be subject to all the
Covenants set forth in this Declaration, the terms of the Bylaws, and the Rules and Regulations
promulgated by the Board. All leases shall be in writing and shall specifically reference the
existence and applicability of this Declaration, the terms of the Bylaws, and the Rules and
Regulations. An Owner shall be responsible and liable for any damage to the Project caused by
such Owner’s tenant. No lease or rental agreement for a Lot or a Unit shall be for a period of less
than thirty (30) consecutive days.
2.10 Short Term Rentals and Timeshares. Overnight and short-term rentals are
prohibited. No Owner shall use a Unit or other improvement on a Lot for purposes of overnight or
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short term nightly rentals. In addition, no timesharing arrangement or timeshare interest, as
defined in Utah Code Ann. § 57-19-2, is permitted within the Project.
2.11 Declarant Exemption. Notwithstanding any other provision of this Declaration, the
Declarant may use any Lot owned by it, and during the Period of Declarant’s Control may also use
the Common Areas, for any purposes, including construction purposes, consistent with or intended
to facilitate the improvement and sale of the Lots owned by Declarant. Declarant may use and
maintain temporary structures on the Project. Declarant may operate one or more construction or
sales offices and one or more model homes within the Project. Declarant shall also have the right
to maintain a reasonable number of signs, banners, or similar devices throughout the Project.
Declarant may from time to time relocate any of its sales offices, model homes, signs, banners or
similar devices.
ARTICLE 3
MAINTENANCE AND OTHER OBLIGATIONS
3.1
Owner’s Compliance with Declaration. Each Owner shall fully comply with and
shall cause such Owner’s guests and invitees to fully comply with, the Covenants set forth in this
Declaration, the terms of the Bylaws, and the Rules and Regulations promulgated by the Board.
3.2
Maintenance by Owner. Each Owner shall maintain such Owner’s Lot, and all
Improvements thereon, in good repair and in a clean and tidy manner, and in accordance with all
the Covenants set forth in this Declaration and the ARC’s design and maintenance criteria, so as to
not detract from the overall appearance of the Project. The Owner shall maintain the Unit and all
other Improvements in a safe and functional condition.
3.3
Maintenance by Association. The Association shall maintain Common Areas in
good condition and repair consistent with any applicable requirements of the City. The
Association shall maintain all delineated wetlands within the Common Areas of the Project in
good condition and repair consistent with any applicable requirements of the US Army Corp of
Engineers and the City, including but not limited to the types and location of fencing attached
hereto as Exhibit D and by this reference incorporated herein. The Association shall also adopt
rules and regulations for the use of Common Areas including, non-disturbance of delineated
wetlands within the Common Areas, maintenance, pet restrictions, etc.
3.4
Storm Detention Area. As shown on the recorded Plat for the Project, a stormwater
detention basin is located on the east side of the roadway within the subdivision (the “Stormwater
Basin”). The land of the Stormwater Basin is part of the parcel located to the east of the
subdivision (having a street address of 404 East 5600 South) (the “Adjacent Development”) and
is not owned by the Association; nevertheless, it provides greenspace (open space) and stormwater
detention functions for this Project. The Adjacent Development will provide basic landscaping
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maintenance services for the Stormwater Basin as part of the landscaping maintenance provided
for the rest of the land included in the Adjacent Development Accordingly, the Association is
responsible to reimburse the Adjacent Development (or its designated property manager) for the
pro-rata portion of such landscaping maintenance expenses that pertain to the Stormwater Basin.
Such landscaping maintenance expenses shall be deemed to be Common Expenses of the
Association even though the Stormwater Basin is part of the land owned by the Adjacent
Development (not by the Association).
ARTICLE 4
ARCHITECTURAL REVIEW
4.1
Residential Structures. The primary improvement on each Lot shall be a residential
structure. No Unit shall be constructed unless the plans and design of the Unit have first been
approved by the Architectural Review Committee (defined below); provided, however, that any
residential structures constructed by Declarant or Declarant’s contractor do not need approval
from such committee. Any other Improvements on the Lot shall be consistent with and shall not
detract from the residential nature of the Project and must comply with local zoning ordinances.
Subject to the Declarant exemption set forth below, there shall be no temporary or prefabricated
structures, mobile homes, trailer houses, or other non-permanent structures allowed in the Project.
4.2
Construction. Unless otherwise permitted by the Board, the Unit and all other
Improvements must be completed within twelve (12) months from the commencement of
construction. For Units, this includes all exterior painting and finish work and the installation of
all required landscaping. During the construction of any improvement, the affected Lot must be
kept reasonably clean and tidy and all construction debris must be controlled and regularly
removed. All construction activities must comply with the Covenants set forth in this Declaration,
the terms of the Bylaws, and the Rules and Regulations promulgated by the Board and all local
zoning ordinances, building codes, and other applicable laws.
4.3
Architectural Review Committee. There shall be an Architectural Review
Committee (“ARC”) of the Association. During the Period of Declarant’s Control, Declarant shall
select the members of the ARC, which shall number no less than three (3) members. During the
Period of Declarant’s Control, members of the ARC do not need to be Owners. After the Period of
Declarant’s Control (i.e., after all 7 Lots in the Project have been sold to Owners who are not
affiliated with Declarant), the Board shall select not less than three (3) Owners to be the members
of the ARC. The Board may, from time to time, remove or replace members of the ARC. Until the
ARC is appointed, the Board shall perform all functions and exercise all rights of the ARC set
forth herein.
4.3.1 The ARC shall promulgate design guidelines and maintenance criteria for
residential structures and all other Improvements permitted within the Project. The design
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and maintenance criteria shall be consistent with the building, land use, and other
ordinances and regulations promulgated by the City. The ARC may regulate the placement
of signs, banners and similar displays within the Project. The ARC shall make such design
and maintenance criteria available to all Owners or prospective Owners and, if possible,
shall publish the design and maintenance criteria in electronic format. The Design
Guidelines and Requirements for the Project, which shall be administered and enforced by
the ARC, are attached hereto as Exhibit “C” (the “Design Guidelines”).
4.3.2 All Units, fences, and other Improvements shall be constructed and
maintained in accordance with the ARC’s Design Guidelines. Prior to construction,
alteration, modification, or replacement of any Improvements within the Project, an Owner
shall submit plans for the same to the ARC. The ARC shall evaluate all such plans for
compliance with the ARC’s Design Guidelines.
4.3.3 The ARC may employ architects, engineers, and other professionals to
review plans submitted by an Owner. The Owner shall pay all expenses reasonably
associated with the ARC’s review of the plans.
4.3.4 The ARC shall approve or deny such plans in writing within thirty (30)
business days following receipt of the same. Failure to approve or deny such plans within
the time period provided shall constitute an approval.
4.3.5 The ARC shall have the right, but not the duty, to enforce compliance with
the design criteria, including by means of fines levied by the Association or by legal
action, in which case the ARC shall be entitled to recover the costs of enforcement,
including reasonable attorney fees.
4.4
Residence Size. There are no minimum size requirements for the residences to be
constructed in this Project.
4.5
Additional Architectural Requirements. All Units shall be set on permanent
foundations. Each Unit shall have an attached garage large enough to accommodate at least two
automobiles. There shall be no mobile or manufactured home of any type permitted within the
Project.
4.6
Location of Unit. The ARC shall determine the location of the Unit (the footprint of
the home) upon the Lot, which must be within the designated buildable area and must comply with
the applicable set back requirements of local zoning ordinances. For the purpose of this covenant,
eaves, steps, and open porches shall not be considered as a part of a building; provided, however,
that this shall not be construed to permit any portion of any structure or Improvement on a Lot to
encroach upon another Lot.
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4.7
Declarant Exemption. Nothing in this Article 4 shall prohibit or restrict the ability
of the Declarant to use any Lots owned by Declarant, and the Common Areas during the Period of
Declarant’s Control, for any purposes consistent with or intended to facilitate the improvement
and sale of Lots owned by Declarant. Declarant may maintain and operate temporary structures for
construction, sales, or business purposes. Declarant shall not be bound by the ARC’s design and
maintenance criteria and reserves the right to alter or modify the plans for any Improvement on
any Lot at any time Declarant owns such Lot. Declarant shall not be bound by the time limitation
for construction activities set forth in this Declaration. Declarant’s sales and marketing activities
are exempt from the ARC’s design and maintenance criteria.
4.8
Landscape. Front yard landscaping must be completely installed within one (1)
year from occupancy of the Unit in accordance with landscaping plans that must be approved in
advance by the ARC. The ARC shall assign the placement of the trees during the plan review
period to ensure proper placement and spacing of the trees.
ARTICLE 5
EASEMENTS
5.1
Easements Shown on Plat. The Property and Lots are subject to the easements,
rights of way, encroachments, and other encumbrances as shown on the Plat. Within such
easements, no Improvement of any type shall be placed or permitted to remain which may damage
or interfere with the intended purpose of such easement.
5.2
Easements Reserved. In addition to easements shown on the Plat or otherwise
provided for in this Declaration, the following easements are reserved for the benefit of the
Owners and the Association:
5.3
Public Dedication. The Declarant reserves, for itself and its successors and assigns,
the right to dedicate all roads, streets, alleys, open space, rights of way or easements shown on the
Plat to public use. No road, street, avenue, alley, right of way or easement shall be laid out or
constructed through or across any Lot or Lots in the Project except as set forth in this Declaration,
or as shown on the Plat.
5.4
Current Utility Easements. The Association and public utility or public service
providers shall have an easement for the installation, maintenance, and repair of such utilities and
services as shown on the Plat. Except for equipment or improvements for which the public utility
or public service provider is responsible, each Owner shall maintain the portion of such Owner’s
Lot burdened by a utility easement.

[14]

5.5
Future Utility Easements. Declarant reserves, for itself and its successors and
assigns, an easement, and the right to grant easements to any person, individual, corporate body,
or municipality, across, over, under, upon, and through any Lot, Common Area, Limited Common
Area, road, street, open space, or other portion of the Project, for the installation, construction,
maintenance, reconstruction and repair of public, quasi-public, or private utilities to serve the
Project and the Lots therein, including but not limited to the mains, conduits, pipelines,
underground or above-ground lines and cables, transmission facilities, meters and other facilities
and appurtenances necessary or useful for the provision of water, storm sewer, sanitary sewer, gas,
electricity, telephone, cable television, internet and data and other public, quasi-public or private
services or utilities deemed by Declarant necessary or advisable to provide any service to the
Project or any Lot, Common Area, Limited Common Area, or other portion thereof.
5.6
Right of Entry onto Lots. The Declarant during the Period of Declarant’s Control
and the Association thereafter shall have the right, through authorized agents, to enter onto any
Lot after reasonable notice to the Owner thereof for the purpose of performing maintenance or
determining whether the Lot, or any Improvements thereon, complies with this Declaration, the
Bylaws, and the Rules and Regulations. Except in the event of an emergency, entry made pursuant
to this Section shall be during normal business hours, at a time convenient for the Owner, after
reasonable notice.
5.7
Right of Entry onto Common Areas. Declarant during the Period of Declarant’s
Control and the Association thereafter shall have the right, through authorized agents, to enter
upon the Common Areas for maintenance, repair, replacement, and such other purposes as
Declarant deems necessary, including the right to make openings and excavations thereon, which
openings and excavations shall be restored in a reasonable period of time, and the right to make
such alterations of the contour of the land as may be necessary or desirable to affect such
purposes.
ARTICLE 6
DECLARANT RIGHTS AND CONTROL
6.1
Declarant’s Administrative Control. During the Period of Declarant’s Control,
neither the Board nor the Association shall take any action without Declarant’s prior written
approval.
6.2
Construction Activities. So long as Declarant owns at least one (1) Lot within the
Project, Declarant shall have the right to conduct construction activities on or related to such Lot
and shall not be bound by any limitations related to construction activities set forth in this
Declaration. During the Period of Declarant’s Control, Declarant shall have a non-exclusive
easement and right-of-way in, through, under, over and across the Common Area for the purpose
of the storage of building supplies and materials, and for all other purposes reasonably related to
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the completion of construction and development of the Project and the provision of utility services
and other services or facilities to the Project. Notwithstanding any other provision of this
Declaration to the contrary, Declarant, in its absolute discretion, shall have the right to construct
and install any and all Improvements within the Project which Declarant desires, so long as they
comply with the applicable ordinances of the City, but this provision shall not be construed to
impose any obligations on Declarant to construct any such Improvements.
6.3
Sales Activities. Notwithstanding any other provision of this Declaration, so long
as Declarant owns at least one (1) Lot within the Project, Declarant shall have the right to conduct
reasonable sales activities including, but not limited to maintaining one or more sales office or
model home on Lots owned by the Declarant and using the same for business purposes and
maintaining a reasonable number of “for sale” signs or other similar marketing materials in the
Project, including Common Areas.
6.4
Declarant’s Rights Assignable. Declarant may assign the rights of Declarant set
forth under this Declaration, or those rights in any way relating to the Property. Upon such
assignment, such assignee shall be deemed the Declarant for all purposes under this Declaration.
ARTICLE 7
MANDATORY DISPUTE RESOLUTION REQUIREMENTS
7.1
Statement of Intent. Prior to purchasing a Unit, every Owner is capable of
obtaining an inspection and is permitted to perform, or pay someone else to perform, an inspection
on any Unit that Owner is purchasing or any other aspect of the Project, including without
limitation, the Common Areas. Moreover, if any written warranty has been provided, it identifies
the only items that are warranted by the Declarant and/or Builder. Having had the ability to
inspect prior to purchasing a Unit, having received a written warranty if any warranty is provided,
and having paid market price for a Unit, in the condition it and the Common Areas are in at the
time of purchase, it is acknowledged that it is unfair and improper to later seek to have the
Declarant, Builder, and/or any subcontractor performing work in the Project change, upgrade, or
add additional work to the Project outside of any express warranty obligation. Moreover, the
Owners (by purchasing a Unit) and the Declarant and Builder acknowledge and agree that
litigation is an undesirable method of resolving disputes and conflicts in that it can be slow,
expensive, uncertain, and can often negatively impact the sale value and ability to obtain financing
for the purchase (or refinancing) of Units for years, unfairly prejudicing those Owners who must
or want to sell or refinance their Unit during any period when litigation is pending. For this
reason, the Owners, by purchasing a Unit, the Declarant, and the Builder covenant and agree that
all claims and disputes relating to the Project or the Units, or relating to the Common Areas, shall
not be pursued through court action, but shall be asserted and resolved only through the specific
alternative dispute resolution mechanisms described below, and only after full disclosure,
satisfaction of the notice and right to cure requirements, and knowing approval of the Owners, as
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set forth in the provisions of this Article 7 (including the subsections below). In addition, the
Association and the Owners agree that they take ownership and possession of the Units and
Common Areas AS IS, with no warranties of any kind except as otherwise required as a matter of
law. The Declarant and Builder specifically disclaims any and all warranties of merchantability,
fitness for a particular use, or of habitability, to the full extent allowed by law.
7.2
Binding Arbitration for All Disputes. To the fullest extent permitted by law, all
claims and disputes of any kind that any Owner or the Association may have involving the
Declarant and Builder, or any agent, contractor, employee, executing officer, manager, affiliate or
owner of the Declarant and Builder, or any engineer or contractor involved in the design or
construction of the Project, which arise from or are in any way related to a Building, Unit, or other
Improvement on a Lot, Common Areas, or any other Improvement on or component of the Project
(a “Dispute”), shall be submitted to final and binding arbitration. Binding arbitration shall be the
sole remedy for resolving claims and disputes between or involving the Declarant and any Owner
or between or involving the Declarant, Builder, and the Association. Arbitration proceedings,
however, shall not be commenced unless the Pre-Arbitration Requirements set forth in Section 7.3
below have been satisfied in full. Without in any way limiting the foregoing, Disputes subject to
binding arbitration shall include the following:
a.
Any allegation that a condition in any of the Buildings or Units or the
Common Areas, or other Improvements in the Project, is or involves a construction
defect;
b.
Any disagreement as to whether an alleged construction defect has been
corrected;
c.
Any disagreement about whether any warranties, including implied
warranties, are applicable to the subject matter of any Dispute;
d.
Any disagreement as to the enforceability of any warranties alleged to be
applicable to the subject matter of any Dispute;
e.
Any disagreement about whether any warranty alleged to be applicable to
the subject matter of any Dispute has been breached;
f.
Any alleged violations of consumer protection, the Act, the implied
warranties of habitability or other common law doctrines or claims, unfair trade
practice, or other statutes or laws;
g.
Any allegation of negligence, strict liability, fraud, and/or breach of duty of
good faith, and all other claims arising in equity or from common law;
h.
Any allegation that any condition existing in the Project or created by the
Declarant and/or Builder (or any of its contractors), including construction-related
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noise, dust, and traffic, is a nuisance, a defect, or a breach of any implied warranties
of habitability or other implied warranties;
i.
Any disagreement concerning the scope of issues or claims that should be
submitted to binding arbitration;
j.
Any disagreement concerning the timeliness of performance of any act to be
performed by Declarant and/or Builder or any of its contractors;
k.
Any disagreement as to the payment or reimbursement of any fees
associated with binding arbitration;
l.
Any disagreement or dispute regarding management of the Association, or
regarding reserve studies or funding of Association expenses; and
m.
Any other claim or disagreement arising out of or relating to the sale,
design, or construction of any of Improvement or Units, Common Areas, Limited
Common Areas, off-site improvements, management of the Association, or other
claims regarding the Project.
7.3. Pre-Arbitration Requirements. An Owner or the Association may only pursue a claim
against the Declarant, Builder, or any contractors hired by Declarant and/or Builder in arbitration
after all of the following efforts of dispute resolution have been completed: (1) Right to Cure: the
claimant (e.g. the Owner or the Association) shall provide to the Declarant and/or Builder a
written Notice of Claim (defined below) and permit the Declarant and/or Builder one hundred
twenty (120) days to cure or resolve the claim or defect or to try to get the appropriate contractor
to cure or resolve the claim or defect, prior to initiating any formal arbitration proceedings; and (2)
Mediation: if the dispute is not resolved within the 120-day Right to Cure period, the parties shall
participate in formal mediation with a mutually-acceptable third-party mediator in an effort to
resolve the Dispute prior to taking further action or commencing arbitration. If additional,
different, or modified claims, damages, calculations, supporting information, or descriptions are
added, provided to, or asserted against the Declarant and/or Builder that were not included in any
previously submitted Notice of Claim, the Right to Cure period provided for in this Section shall
immediately apply again and any pending action or proceedings, including any mediation or
arbitration, shall be stayed during the 120-day cure period.
a.
“Notice of Claim” shall mean and include the following information: (1) an
explanation of the nature of the claim, (2) a specific breakdown and calculation of
any alleged damages, (3) a specific description of the claim along with any
supporting opinions, information, or factual evidence upon which the claim is
based, (4) photographs of any alleged defective condition, if applicable, (5) samples
of any alleged defective conditions or materials, if reasonably available, (6) an
explanation of the efforts taken to avoid, mitigate, or minimize the claim or any
alleged damages arising therefrom, and (7) the names, phone numbers, and address
of each person providing factual information, legal or factual analysis, or legal or
factual opinions related to the claim.
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7.4. Member Approval; Legal Opinion; Arbitration. If a claim or dispute has not been
resolved after satisfying and complying with the above-described “Pre-Arbitration Requirements,”
then the claimant (Owner or Association) shall have the right to proceed with binding arbitration;
however, the Association shall not pursue or commence binding arbitration unless such action is
first approved by at least sixty-six percent (66%) of the Total Votes of the Association after the
Association has obtained a written opinion from legal counsel advising the Association of the
likelihood of success on the merits of the claims, the anticipated costs and legal fees, the
anticipated expert witness fees, and the likelihood of recovery if the Association prevails. The
written opinion from legal counsel, addressing these topics, must be provided to all Owners before
the formal vote on whether to proceed with binding arbitration. The binding arbitration shall be
conducted by a mutually-acceptable arbitrator (preferably a former judge), or, if an arbitrator
cannot be mutually selected, then by a member of the National Panel of Construction ADR
Specialists promulgated by Construction Dispute Resolution Services, LLC (“CDRS”). The
binding arbitration shall be conducted according to the rules and procedures set forth in the
Arbitration Rules and Procedures promulgated by CDRS. The award of the arbitrator shall be
final and may be entered as a judgment by any court of competent jurisdiction.
7.5. Fees and Costs of Arbitration. Each party shall bear its own attorney fees and costs
(including expert witness costs) for the arbitration. The arbitration filing fee and other arbitration
fees shall be divided and paid equally as between the parties. The arbitrator shall not award
attorney fees, expert witness fees or arbitration costs to the prevailing party.
7.6. No Waiver of Arbitration Right. If any Owner, the Association, or the Declarant
and/or Builder files a proceeding in any court to resolve any Dispute, such action shall not
constitute a waiver of the right of such party, or a bar to the right of any other party, to seek
arbitration or to insist on compliance with the requirements set forth in this Article 7. If any such
court action is filed, then the court in such action shall, upon motion of any party to the
proceeding, stay the proceeding before it and direct that such Dispute be arbitrated in accordance
with the terms set forth herein, including, without limitation, compliance with the Pre-Arbitration
Requirements set forth above.
7.7 Waiver of Subrogation. The Association and each Owner waives any and all rights to
subrogation against the Declarant, Builder and any, contractor, and engineer in the Project. This
waiver shall be broadly construed and applied to waive, among other things, any attempt by any
insurer of any Owner or of the Association from pursuing or exercising any subrogation rights,
whether arising by contract, common law, or otherwise, against the Declarant, Builder, the Project
engineer, contractors of the Declarant and the Builder, and their officers, employees, owners, and
representatives. To the full extent permitted by law, the Association and Owners hereby release
Declarant, the Project engineer, and Builder, and their respective officers, employees, owners,
contractors, insurers, and representatives from any and all liability to the Association and all
Owners, and anyone claiming through or under them by way of subrogation or otherwise, for any
loss, injury, or damage to property, caused by fire or any other casualty or event, even if such fire
or other casualty shall have been caused by the fault or negligence of Declarant or Builder, their
officers, employees, owners, and representatives. The Association and each Owner agrees that all
policies of insurance shall contain a clause or endorsement to the effect that this release and
waiver of subrogation shall not adversely affect or impair such policies or prejudice the right of
[19]

the Association or any Owner to recover thereunder. The Association and all Owners shall
indemnify and defend the Declarant, the Builder, and any of their officers, employees, owners,
contractors, or representatives from any claims barred or released by this provision, including but
not limited to any claim brought under any right of subrogation.
7.8. Association’s Enforcement Rights. Nothing in this Article 7 shall affect the
Association’s rights to enter into litigation for the collection of assessments, the enforcement of
the governing documents (including fines or curative measures) or to defend itself against matters
not described in this Article
ARTICLE 8
GENERAL PROVISIONS
8.1
Notices. All notices under this Declaration are to be sent to the last known postal or
electronic address of the Owner. Every person who owns, occupies, or acquires any right, title or
interest in any Lot in the Project is deemed to have notice of this Declaration and its contents and
to have consented to the application and enforcement of each of these Covenants, Conditions and
Restrictions, whether or not there is any reference to this Declaration in the deed to the Lot.
8.2
Amendment. This Declaration may be amended by the Declarant in its sole
discretion until the Sales Threshold has been reached. Thereafter, any amendment to this
Declaration will be valid only if it is: (i) approved by Owners of at least two-thirds (2/3) of the
Lots in the Project; and (ii) set forth in a written amendment that is duly recorded with the Salt
Lake County Recorder’s Office against all of the Lots in the Project.
8.3
Binding Effect. Each Owner, their families and guests, the heirs, successors or
assigns of an Owner, or any Mortgagee, shall be bound by and strictly comply with the provisions
of this Declaration and all rules, regulations and agreements lawfully made by the Association.
8.4
Enforcement and Remedies. Any violation of this Declaration is deemed a legal
nuisance. The Association or any Owner shall each have the right to bring suit for relief for any
lack of compliance with any provisions of this Declaration or rules or decisions of the Board. In
addition, the Association shall have the right to impose monetary fines on any Owner and obtain
injunctive relief for any lack of compliance with provisions of this Declaration or rules
promulgated by the Board and to collect such fines through an assessment lien. In any court
proceedings so instituted, the prevailing party shall be entitled to reimbursement of its costs and
expenses, including reasonable attorneys’ fees. The failure of the Association or Declarant to insist
upon the strict performance of any such provisions, take enforcement action, serve any notice or
institute any action after any time period has elapsed shall not be a waiver or a relinquishment for
the future of any such provisions or the enforcement thereof.
8.5
Leases. Any Lease agreement between an Owner and lessee for a Unit shall be
subject in all respects to the provisions of this Declaration, the Articles and Bylaws. Any failure
by the lessee to comply with such provisions shall be a default under the Lease. All such Lease
agreements shall be in writing and a copy of the Lease shall be filed with the Association. An
Owner shall be responsible and liable for any damage to the Project caused by the Owner’s tenant.
[20]

8.6
Limited Liability. Neither the Declarant, the Board members, nor any Owner shall
have personal liability to any other Owner for actions or inactions taken so long as such actions or
inactions are the result of the good faith exercise of their judgment or authority without malice
under this Declaration. This provision does not relieve any Owners from their personal liability for
payment of all assessments and fines validly levied by the Association.
8.7
Severability. Each covenant contained in this Declaration shall be independent of
the others, and in the event that any one is found to be invalid, unenforceable, or illegal by a court
of competent jurisdiction, the remaining Covenants shall remain in full force and effect.
IN WITNESS WHEREOF, the Declarant has executed this instrument this _____ day of
______________, 2021.
DECLARANT:
Monterey Properties, LLC

By: ________________________________
Name: _____________________________
Title: ______________________________

STATE OF UTAH

)
:ss.
COUNTY OF ___________ )
The foregoing instrument was acknowledged before me this _____ day of ___________,
2021, by _________________________, in his capacity as ____________________ of Monterey
Properties, LLC.

NOTARY PUBLIC
SEAL:

[21]

EXHIBIT “A”
(Legal Description of Project)

The Project is located in Murray City, Utah, and is described as follows:
[insert legal description of the entire Project]

[22]

EXHIBIT “B”
(Bylaws of the Association)

Attached

[23]

EXHIBIT “C”
(Design Guidelines)

The following Design Guidelines shall apply to the Project:

1. Use building materials that convey a sense of durability and permanence, with high quality
materials.
2. No vinyl or aluminum siding is allowed.
3. Fencing between each lot will be limited to precast privacy, ornamental iron or equivalent
composite and vinyl fencing. No wood or chain link fencing will be allowed.
4. Exterior finishes for Units in the Project may include brick, stone, precast stone, stucco or
cement board siding. A minimum of 30% of the front elevation and an overall total of
25% of the front and sides of each Unit must be brick, stone, or precast stone.
5. No fluorescent or neon exterior colors are allowed.
6. Roof overhangs at least 18 inches deep.
7. Roof covering must be architectural shingles, color clad metal or equivalent as approved in
advance by the ARC with no less than a thirty (30) year life span.
8. All construction plans for Units and exterior finish selections must be submitted to the
ARC for approval and must be approved by the ARC prior to construction.
9. Equal architectural treatment shall apply to all four (4) sides of the exteriors of the homes.

Any variation from these standards must be approved in advance by the ARC.

[24]

MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

AGENDA ITEM # 8
ITEM TYPE:

3 Lot Commercial Subdivision

ADDRESS:

4670 South 900 East

MEETING
DATE:

May 20, 2021

APPLICANT:

Stephen Hopkins,
Kimball/ICO Companies

STAFF:

Zachary Smallwood,
Associate Planner

PARCEL ID:

22-05-376-006

PROJECT
NUMBER:

21-042

ZONE:

M-U, Mixed Use Zone

SIZE:

10.52 acres

REQUEST:

The applicants are requesting Preliminary and Final Subdivision approval for a 3
lot commercial subdivision to facilitate development of the Murray Square
mixed use project.

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

I.

LAND USE ORDINANCE
Title 16, Subdivision Ordinance, Section 16.04.30(F) requires the subdivision of property to be
reviewed and approved by the Murray City Planning Commission as the Land Use Authority.
The proposed subdivision has been reviewed for compliance with the requirements of the MU, Mixed Use Development Zone as outlined in Chapter 17.146 of the Murray City Land Use
Ordinance.

II.

BACKGROUND
Project Location
The subject property is a 10.52 acre property on 900 East north of the Van Winkle Expressway.
It was the location of a K-mart retail building.

Surrounding Land Use and Zoning
Direction
North
South
East
West

Land Use
Commercial
Commercial
Commercial
Single-Family Residential

Zoning
C-D
C-D
Millcreek City
Millcreek City

Project Description
The Murray Square development was approved in December of 2019 under the name of Van
Winkle Crossing. It included a mix of apartment buildings and commercial spaces to be
located along 900 East. This application is to split the residential and commercial sections off
into their own parcels. The project is bound to the requirements of the Memorandum of
Understanding that was approved by the City Council, and those requirements are not
impacted by this application.

Previous Approvals
The property received master site plan approval from the Planning Commission on December
5, 2019. This included approvals for the commercial and residential densities for the project.
The project was approved for 421 residential units and 21,000 ft2 of commercial space. After
the Planning Commission approved the project, negotiations began on drafting a
memorandum of understanding (MOU).
The MOU is a contract that is executed by the developer with the City that dictates many
aspects of the development. Part of the MOU governs the phasing of the project to ensure that
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the commercial will be constructed with the project. Another section of the MOU requires that
the access connecting 900 East with 4680 South remain open. The MOU was adopted by the
City Council on August 25th, 2020.
The application before the Planning Commission is to create separate parcels that are still
subject to the approvals in the MOU. No additional residential or commercial space would be
approved without going through an additional process to amend their Master Site Plan and
subsequently the MOU.

Lot Area, Width, Setbacks, and Height Standards
The subject property is located within the M-U, Mixed Use Zoning District. Requirements of
the M-U Zone are reviewed below:
• Lot Area – None
• Lot Width – None
• Front Yard Setback – Between 15’ and 25’ from back of curb
• Side setback – 5’ (to be landscaped if not used for drive aisles)
• Rear Setback – None
• Height – None except, that the height of a structure located within one hundred feet
(100') of the nearest boundary of a residential zone district may not exceed fifty feet
(50'). Beyond one hundred feet (100'), the building height may increase one foot (1') of
height for each additional one foot (1') of setback from the residential zone district.
The proposed lots meet all requirements of the M-U zoning district. This subdivision should
not have an impact on the proposed development that was previously approved.

Utilities
Utilities were reviewed and approved during the master site plan approval process previous to
the subdivision. No changes were necessary as a result of subdivision.

Purpose & General Plan
The purpose of the M-U Zone is to “encourage pedestrian oriented design, promote
development and protect the public health, safety and welfare. The district encourages
compact, mixed use development. Carefully planned mixed uses, including neighborhood
oriented commercial and restaurant space, provide increased opportunities for pedestrian
activity. It is established to preserve and encourage the pedestrian character of commercial
areas and to promote street life and activity by regulating building orientation and design and
accessory parking facilities.” The proposal is not contrary to the purpose of M-U Zone or the
goals and objectives of the 2017 Murray City General Plan.
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III.

STATE AND MUNICIPAL CODE REVIEW STANDARDS
Murray City Code Title 16, Subdivision Ordinance, outlines the requirements for subdivision
review. Utah State Code (10-9a-604) states that a subdivision plat may not be recorded until
approved by the land use authority of the City. The Planning Commission’s role as the land
use authority is to ensure that a proposed subdivision is consistent with established
ordinances, policies, and planning practices of the City. The Planning Commission makes
investigations, reports, and recommendations on proposed subdivisions as to their
conformance to the General Plan and Title 17 of City Code, and other pertinent documents as
it deems necessary. After completing its review of the final plat, the Planning Commission
shall approve or disapprove the final plat in accordance with Section 16.12.070 of City Code.

IV.

CITY DEPARTMENT REVIEW
The application materials were made available for review by City personnel on May 3, 2021.
The following comments have been provided:
•

The Murray City Engineer recommends approval subject to the following conditions:
o

Meet City subdivision requirements.

o

Provide PUE’s as required by utilities serving the development.

o

Dedicate right-of-way along 900 East to accommodate MU street
improvements.

o

Ensure that the proposed private right-of-way aligns properly with 4705 South
on the east side of 900 East and that it will accommodate the required WB
thru, EB left and EB right lane configuration. Adjust or widen the defined rightof-way if needed.

•

The Murray City Fire Departments recommends approval and states to continue
providing access to the connecting street of 4680 South.

•

The Murray City Power Department recommends approval and states that Murray
Power has been in contact with the developer on this project. An agreement has been
made on a power utility design that should need minimal modification. The Developer
must meet all Power Department requirements and provide required easements for
equipment and Power lines.

•

The Murray City Sewer Division recommends approval and states that all sewer work
must meet Mount Olympus improvement district specifications.

•

The Murray City Water Division recommends approval with no additional comments.
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The preceding comments are included as conditions of approval of the Preliminary and Final
Subdivision.

V.

PUBLIC COMMENTS
132 notices were mailed to surrounding residents within 400 feet of the property and the
affected entities. As of the writing of this report, Staff has not received any public comment
regarding the proposed subdivision amendment.

VI.

FINDINGS
Based on the analysis of the proposed subdivision, review of the applicable land use and
subdivision requirements, and a survey of the surrounding area staff concludes the following:
1. With conditions, the proposed subdivision complies with the standards of the Murray City
Subdivision Ordinance.
2. The proposed lots comply with the development standards for properties located within
the M-U Zone of the Murray City Land Use Ordinance.
3. The General Plan encourages and supports the mixing of uses in these areas. Subdividing
the property helps to facilitate the development of project.

VII.

CONCLUSION/RECOMMENDATION
Based on the information presented in this report, application materials submitted, and a site
review, staff recommends that the Planning Commission grant Preliminary and Final
Subdivision Approval for the Murray Square Subdivision on property located at 4670
South 900 East subject to the following conditions:
1. The project shall meet Murray City Engineering requirements including the following:
a. Meet City subdivision requirements.
b. Provide PUE’s as required by utilities serving the development.
c. Dedicate right-of-way along 900 East to accommodate MU street improvements.
d. Ensure that the proposed private right-of-way aligns properly with 4705 South on the
east side of 900 East and that it will accommodate the required WB thru, EB left and
EB right lane configuration. Adjust or widen the defined right-of-way if needed.
2. The project shall continue to provide access from 4680 South to 900 East.
3. All lots within the subdivision shall comply with the standards for lots in the M-U Zone as
outlined in Section 17.146 of the Murray City Land Use Ordinance.
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4. The applicant shall meet all Power Department requirements and provide required
easements for equipment and Power lines
5. The applicant shall meet Mount Olympus Improvement District specifications.
6. The applicant shall prepare a Final Subdivision Plat which complies with all requirements
of Title 16, Murray City Subdivision Ordinance.
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MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

NOTICE OF PUBLIC MEETING
Electronic Meeting Only – May 20th, 2021, 6:30 PM
Public Notice is hereby given that this meeting will occur electronically without an anchor location in
accordance with Utah Code 52-4-207(4), due to infectious disease COVID-19 Novel Coronavirus. The Planning
Commission Chair has determined that conducting a meeting with an anchor location presents substantial risk
to the health and safety of those who may be present at the anchor location because physical distancing
measures may be difficult to maintain in the Murray City Council Chambers.
The Murray City Planning Commission will hold a public meeting regarding the following application: Stephen
Hopkins with ICO Companies is requesting Preliminary and Final Subdivision approval to subdivide an
existing lot into three lots. This is to facilitate construction of an approved development plan at the
property addressed 4670 South 900 East. Please see the attached plan. If you would like to comment on
this agenda item at the meeting please register at: https://tinyurl.com/pc052021 or you may submit comments
via email at planningcommission@murray.utah.gov. If you would like to view the meeting you may watch via
livestream at www.murraycitylive.com or www.facebook.com/MurrayCityUtah/.

Comments are limited to 3 minutes or less and written comments will be read into the meeting record.

Subject Property

Subject Property

This notice is being sent to you because you own property nearby the subject property. If you have questions or
comments concerning this proposal, please call Zachary Smallwood with the Murray City Planning Division at
801-270-2420 or e-mail to zsmallwood@murray.utah.gov.
Special accommodations for the hearing or visually impaired will be upon a request to the office of the Murray City Recorder
(801-264-2660). We would appreciate notification two working days prior to the meeting. TTY is Relay Utah at #711.
Public Notice Dated | May 7, 2020
Murray City Public Works Building | 4646 South 500 West | Murray | Utah | 84123

Figure 1: Proposed Subdivision
Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

SURVEYOR CERTIFICATE
4500 SOUTH

700 EAST

900 EAST

I, GARY CHRISTENSEN, do hereby certify that I am a Professional Land Surveyor in the State of Utah and that I hold License No.
5152617 in accordance with Title 58, Chapter 22, of the Professional Engineers and Land Surveyors Act; I further certify that by
authority of the owners I have made a survey of the tract of land shown on this plat and described hereon, and have subdivided
said tract of land into lots and streets, together with easements, hereafter to be known as ICO MURRAY SUBDIVISION and that
the same has been correctly surveyed and monumented on the ground as shown on this plat.
Signed this
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An entire tract of land described as Parcel 1 in that Special Warranty Deed recorded December 2, 2019 as Entry No. 13136538 in
Book 10866, at Page 8764 in the Office of the Salt Lake County Recorder. Said entire tract of land is located in the Southwest
Quarter of Section 5, Township 2 South, Range 1 East, Salt Lake Base and Meridian and described as follows:

10.0'

Lot Line

Beginning at a point in the westerly right-of-way of 900 East Street, which is 1110.14 feet N. 04°54'30" W. along a monument line
to a street monument at the intersection of Van Winkle Expressway and 900 East Street and 778.69 feet N. 08°48'43" W. from a
street monument at approximately 4905 South 900 East; said point of beginning is also 667.14 feet N. 89°50'00" W. and 24.08 feet
N. 04°54'50" W. and 53.18 feet N. 89°49'40" W. from the South Quarter corner of said Section 5; thence S. 89°49'40" W. 473.47
feet; thence N. 00°10'20" W. 122.00 feet; thence S. 89°49'40" W. 275.15 feet to the easterly boundary line of Green Valley No. 3
recorded October 18, 1963 as Entry No. 1953908 in Book AA, at Page 56 in the Office of said Recorder; thence along said
subdivision the following two (2) courses: 1) N. 00°24'10" E. 14.64 feet; 2) N. 00°10'20" W. 545.36 feet to a rebar and cap and
westerly extension of the southerly line of Ridgeline Park Condominiums recorded October 8, 1999 as Entry No. 7485613 in Book
99-10 of Plats, at Page 284 in the office of said Recorder; thence N. 89°43'00" E. 691.85 feet along said extension, southerly line
and easterly extension thereof to said westerly right-of-way line of 900 East Street; thence S. 04°54'30" E. 685.68 feet along said
westerly right-of-way line to the Point of Beginning.

Road Right-of-Way (ROW)

Containing 69,853 sq. ft. in area or 10.517 acres more or less, 3 Lots
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See Exhibit A
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by the Jordan Valley Water Conservancy District.
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Approved this
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Approved this
day of
by the Murray City GIS Department.
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HEALTH DEPARTMENT
Approved this
day of
by the Salt Lake County Health Department.
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Approved this
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Calculated South Quarter
Section 5, T.2S., R.1E.
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MURRAY CITY ENGINEER
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On this
day of
, in the year 20 , before me,
a Notary Public, personally
appeared
the
of
proved on the basis of satisfactory evidence to be the
person(s) whose name(s) is/are subscribed to in the foregoing owner's dedication and consent regarding the ICO MURRAY
SUBDIVISION and was signed by him/her on behalf of said
and acknowledged that he/she/they
executed the same.

SHEET

Commission Number
My Commission Expires

N. 89°50'00" W.
667.14'
SHEETS
Found Street Monument
Round Top Brass 2"
(22081001)

I certify that this office had this plat examined and find that it is
correct and in accordance with the information on file in this
office.

Print
Name:
A Notary Public Commissioned in Utah

RECORD OF SURVEY
R.O.S. No:

Found Street Monument
Round Top Brass 2"
(22081003)

3032 South 1030 West, Suite 202
Salt Lake City, Utah 84119

MURRAY CITY PLANNING COMMISSION

State of Utah

Signature:

PREPARED BY:

A.D., 20

NOTARY ACKNOWLEDGMENT

OWNER:
Q-6 GH, LLC, a Utah limited liability company,
as to an undivided 50.29% interest and
300 Judge GH, LLC, a Utah limited liability company,
as to an undivided 49.71%
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Approved this
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, by the Mount Olympus improvement
District.
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My Commission Expires

DEVELOPER:
ICO Development, LLC
3402 North Center Street, #300
Lehi, Utah 84043
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See Exhibit A
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day of
, in the year 20 , before me,
a Notary Public, personally
appeared
the
of
proved on the basis of satisfactory evidence to be the
person(s) whose name(s) is/are subscribed to in the foregoing owner's dedication and consent regarding the ICO MURRAY
SUBDIVISION and was signed by him/her on behalf of said
and acknowledged that he/she/they
executed the same.
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Q-6 GH, LLC, a Utah limited liability company

NOTARY ACKNOWLEDGMENT
Area Hereby Dedicated
to Murray City
3614 Sq Ft., 0.03 Ac.

32.0' Private Right-of-Way &
Public Utility Easement

APPROVAL AS TO FORM
Approved as to form this
a.d., 20
.

day of

ICO MURRAY SUBDIVISION

County Surveyor Reviewer

LOCATED IN THE SOUTHWEST QUARTER OF SECTION 5
TOWNSHIP 1 SOUTH, RANGE 1 EAST, S.L. BASE & MERIDIAN
MURRAY CITY, SALT LAKE COUNTY, UTAH

Date

MURRAY CITY MAYOR

SALT LAKE COUNTY RECORDER
Recorded #
State of Utah, County of Salt Lake, recorded and filed at the request of

Presented to the Murray City Mayor this
day of
A.D.,
20
, at which time this subdivision was approved and accepted

Date:

Director, Health Department

Murray City Planning Commission

Date

Murray City Engineer

, 2020.

N

15.0' Water Main Easement
7.5'

In witness whereof, I have hereunto set my hand this day of
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We, the owners of the described tracts of land to be hereafter known as ICO MUURRAY SUBDIVISION, does hereby
dedicate for the perpetual use of the public, all streets and other property as reflected and shown on this plat to be dedicated for
public use. owner(s) hereby consent(s) and give(s) approval to the recording of this plat for all purposes shown herein.
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Fee $
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Page:

Deputy, Salt Lake County Recorder

ICO MURRAY - PHASE 1

NOTE: + Actual Channel length is 81 1/4 [2064] to allow for overlap.

ZURN Z886 TRENCH DRAIN SYSTEM

3032 SOUTH 1030 WEST, SUITE 202
SLC,
Utah 84119 - 801-949-6296

3032 SOUTH 1030 WEST, SUITE 202
SLC,
Utah 84119 - 801-949-6296

3032 SOUTH 1030 WEST, SUITE 202
SLC,
Utah 84119 - 801-949-6296
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COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division
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AGENDA ITEMS #9 & 10
ITEM TYPE:
ADDRESS:
APPLICANT:
PARCEL ID:

Conditional Use Permit Amendment for Planned Unit Development &
Subdivision Amendment Approval.
5091 South Wesley Road &
MEETING
May 20, 2021
DATE:
5070 South 1100 East
Susan Nixon,
Jacob Ballstaedt & Garbett Homes
STAFF:
Associate Planner
22-08-405-009, 22-08-405-013,
PROJECT
20-023 & 20-024
NUMBER:
22-08-405-014

ZONE:

R-1-8

SIZE:

5.35 acres

REQUEST:

Garbett Homes is requesting approval to amend to the Spring Creek Cove
Planned Unit Development (PUD) Subdivision for setbacks on two lots.

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123

I.

LAND USE AND SUBDIVISION ORDINANCES
This request is to modify the rear yard setback minimums for two of the lots. Because it does
not result in a new Lot, Utah State Code allows the adjustment, but requires Planning
Commission review and approval because these lots are contained within a recorded
subdivision.
Title 16, Subdivision Ordinance, Section 16.04.30(F) requires the applications for
modifications of subdivision of property to be reviewed and approved by the Murray City
Planning Commission as the Land Use Authority. Code Section 17.60.070.B requires Planning
Commission approval for PUD amendments. The proposed adjustment has been reviewed for
compliance with the requirements of the R-1-8 Zone as outlined in Chapter 17.100 of the
Murray City Land Use Ordinance and Code Section 17.60, Planned Unit Developments (PUDs).

II.

BACKGROUND
Project Location
The subject property is just over five acres of vacant land located mainly behind the homes
lining the east side of Wesley Road (approximately 1100 East) between about 5000 – 5100
South. The subdivision/PUD contains 15 lots with a large open space to conserve the
delineated wetlands on the east side of the property, known as Spring Creek. The Planning
Commission granted Conditional Use Permit approval and preliminary subdivision approval
on March 5, 2020. Final subdivision approval was granted on December 3, 2020.

Surrounding Land Use and Zoning
Direction
North
South
East
West

Land Use
Residential, Multi-Family
Residential, Single Family
Mobile Home Park
Residential, Single Family

Zoning
R-M-15
R-1-8
Salt Lake City
R-1-8

Project Description
There are two requests before the Planning Commission for review related to this project:
•

Amend the Conditional Use Permit for the Planned Unit Development (PUD).

•

Amendment to the subdivision setbacks for Lot #4 & Lot #5.

Both applications are reviewed in this staff report together and will be presented together at
the public meeting on May 20, however; separate motions will be required for each of the two
applications.
The applicant’s request states:
“The building height limit for this community is 3 stories. There is a lot of slope on lot 5, so much
that this home requires a double basement. Because of the height limit and double basement,
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we are required to build a one-story home on this lot. One-story homes are generally deeper
than a two-story home because all of the living space is on the main floor. The lot is especially
shallow because of the wetlands located behind it. We have plotted our shallowest single-story
home, but we still need to adjust the rear setback to make the home and deck fit. It is important
to recognize that the house is still 15’ from the property line and only the deck is within 10’ of the
property line. Also, this lot backs up to wetlands and a defunct tennis court on our neighbor’s
property. The small rear setback will not encroach on the quiet enjoyment of any neighboring
because they are not close.
The conditions for lot 4 are similar to lot 5, but it is not as steep so we can plot a two-story home
on this lot. The submitted site plan shows that the home is nearly 20’ from the rear property
line. This request to modify the rear setback is mostly to accommodate the deck. Because the
lots have so much grade change we are installing decks and stair so that the future homeowners
can access their rear yards from their decks. The decks also allow the homeowners to enjoy the
beautiful view of the Wasatch Mountain range.
Lastly, the original plans that we submitted for this PUD showed the homes and decks on lots 4
and 5 encroaching into the 20’ rear setback. I thought that the submitted site plan would give us
the approvals for the smaller rear setback. I did not realize that I needed specifically call this out
on our original application”.

Figure 1: Subdivision Site Plan
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Figure 2: Lots 4 & 5

Planned Unit Development (PUD) Requirements
Section 17.60 of the Murray City Land Use Ordinance allows PUD subdivisions in all zones with
Conditional Use Permit approval. Code Section 17.60.070.B. states: “Amendments to approved
plans and specifications for a planned unit development shall be approved by the planning
commission and shown on the approved plans”. The Planned Unit Development code allows
the lots to be clustered, preserving the steep slope and protected wetland area on the east
side of the property. PUD allows the applicant to work with the Planning Commission to vary
some requirements of zoning such as setbacks, lot widths and lot area, but does not allow
modification of allowable uses, or of the basic residential density allowed by the zone in which
the PUD will be located. PUD’s may only be considered on lots or parcels with an area greater
than two acres and must provide an open space amenity. Land Use Ordinance Section
17.60.010(A) states: “The application of planned unit concepts is intended to allow the
consolidation of open spaces by clustering dwelling units, in order to avoid environmentally
sensitive areas, provide a meaningful and usable open space, and to make more efficient use of
public facilities.”

Lot Size, Density & Clustering
The proposed subdivision is located in the R-1-8 Zone and includes a total of 15 lots ranging in
size from 5,649 ft2 to 13,962 ft2. The lots – although fairly large in some cases – are essentially
clustered on the most usable acreage of the project along the proposed right-of-way, which
does not extend farther east onto the subject property in order to preserve the steepest slopes
and wetland areas. The lot sizes will not be affected with this amendment request and will
remain as approved with the Subdivision Approval.

Setbacks
The original subdivision & PUD approval included a site plan that appeared to accommodate
the housing type desired in the PUD. Setbacks in the R-1-8 Zone were modified in the Spring
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Creek Cove PUD to accommodate the clustering of the homes away from the conservation
slope and wetland area. The approved setbacks are as follows:
•

Front Yard – 15 feet of the home, but no garage is set back less than 20’, in order to
preserve appropriate parking.

•

Rear Yard – 20 feet

•

Side Yard – 5 feet, no two homes are less than 10’ apart, and appropriate access for
utilities and easements is provided.

•

Corner Side Yard – 10 feet; only Lots 1 and 2 have corner side yards of 10’ wide along
Wild Spice Cove.

Since the recording of the subdivision plat and recent home designing, it has been discovered
that due to the steep slope along the north-east portion of the subdivision (specifically lot 4 &
5) that the home would not fit on the previously approved setbacks. Due to the steep slope of
lots 4 & 5, specific floor plans are necessary, otherwise the rear elevation of the home would in
essence constitute a double basement which is not allowed under the height regulations. The
applicant is proposing a modification for the rear yard setbacks of Lots 4 and 5:
•
•

Lot #4 Rear Yard – 15 feet
Lot #5 Rear Yard – 10 feet

Lot #4 – 15-foot rear
yard setback

Lot #5 – 10-foot rear
yard setback

Figure 3: Amending Lot #4 (15’ rear setback) and Lot #5 (10-foot rear yard setback)

Dwelling Height
Section 17.100.110, Height regulations, states: “No building shall be erected to a height
greater than thirty-five feet (35'), and no dwelling structure shall be erected to a height less
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than one story. However, in no event shall a dwelling structure exceed two and one-half (21/ 2 )
stories in height.”
Lot #4 & #5 have a shallower lot depth and steep slopes in particular. Applying the definition
of building height in relation to this subdivision would equate to two-story homes having a
basement (with or without walkout), or a rambler with a basement and one-half. Basically,
from the street view, what would look like a two-story; and from the rear view what would
look like three stories (as depicted in the attached house plan elevations).

Figure 4: Lot #4 rear elevation

Figure 5: Lot #5 rear elevation

Side elevation

Side elevation

Planning, Engineering, and Fire Department Staff have carefully considered the proposed
setbacks and find that they are acceptable with respect to parking, safety, and aesthetics in
the project.

Proposed Housing Units / Materials
As part of a PUD, there is typically a theme throughout the project with similar architectural
features, materials, and color scheme. The home plans have three variant styles. In order to
keep a similar theme of house designs, elevations and floor plans necessitates a lesser rear
yard setback for Lot #4 & Lot #5.
Attached are the house and floor plans for Lot 4 & Lot #5. Lot #4 will use the Matisse house
plan, and Lot #5 will use the Dali house plans. The house plans for both lots are similar in
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architecture, style, and materials to the other homes in the PUD.

III.

STATE AND MUNICIPAL CODE REVIEW STANDARDS
Murray City Code Title 16, Subdivision Ordinance, outlines the requirements for subdivision
review. Utah State Code (10-9a-604) states that a subdivision plat may not be recorded until
approved by the land use authority of the City. The Planning Commission’s role as the land
use authority is to ensure that a proposed subdivision is consistent with established
ordinances, policies, and planning practices of the City. The Planning Commission makes
investigations, reports, and recommendations on proposed subdivisions as to their
conformance to the General Plan and Title 17 of City Code, and other pertinent documents as
it deems necessary. After completing its review of the final plat, the Planning Commission
shall approve or disapprove the final plat in accordance with Section 16.12.070 of City Code.

IV.

PUBLIC COMMENTS
One hundred and one (101) notices of the public meeting were sent to all property owners for
parcels located within 300 feet of the subject property. Staff has received one public
comment, suggesting that a different house plan could accommodate the existing subdivision
setbacks.

V.

CITY DEPARTMENT REVIEW
A Planning Review Meeting was held on May 3,2021 where the proposed PUD Amendment
project was reviewed. City staff provided the following comments:
•

The Murray City Engineer recommends approval subject to the following conditions:
a. Update the retaining wall design to account for the reduced home and foundation
setbacks.
b. Avoid disturbing the retaining tiebacks and or geogrid.

•

The Murray City Fire Department recommends approval with the condition to
continue to provide ade4qate fire hydrants and paved road access prior to
construction phases and meet applicable Fire Code standards.

The preceding comments are addressed as conditions of approval in the final section of this
report.

VI.

FINDINGS
Based on the review of the Spring Creek Cove PUD & Subdivision Amendment and a survey of
the surrounding area, staff concludes the following:
1. With conditions, the proposed PUD and Subdivision amendments comply with the
standards of the Murray City Subdivision Ordinance, and the Murray City Land Use
Ordinance.
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2. The proposed PUD subdivision provides new and needed residential housing
opportunities at appropriate density and scale for the area, while providing open space,
and other amenities
3. The proposed PUD subdivision is in harmony with the Future Land Use Map and the
objectives and goals of the Murray City General Plan.

VII.

CONCLUSION/RECOMMENDATION
RECOMMENDATION 1, CONDITIONAL USE PERMIT AMENDMENT: Based on the information
presented in this report, application materials submitted and a site review, Staff recommends
that the Planning Commission APPROVE the Conditional Use Permit Amendment for
Spring Creek Cove, PUD subject to the following conditions:
1. Meet all requirements of the Murray City Engineer including the following:
a. Update the retaining wall design to account for the reduced home and foundation
setbacks.
b. Avoid disturbing the retaining tiebacks and or geogrid.
2. Meet all requirement of the Murray City Fire Department. Provide adequate fire hydrants
and paved road access prior to construction phases and meet applicable Fire Code
standards.
3. Meet City subdivision and PUD requirements.
RECOMMENDATION 2, SUBDIVISION AMENDMENT: Based on the information presented in this
report, application materials submitted and a site review, staff recommends that the Planning
Commission APPROVE the SUBDIVISION AMENDMENT FOR Spring Creek Cove Subdivision
Amending the rear-yard setbacks of Lot #4 & Lot #5 subject to the following conditions:
1. Meet all requirements of the Murray City Engineer including the following:
a. Update the retaining wall design to account for the reduced home and foundation
setbacks.
b. Avoid disturbing the retaining tiebacks and or geogrid.
4. Meet all requirement of the Murray City Fire Department. Provide adequate fire hydrants
and paved road access prior to construction phases and meet applicable Fire Code
standards.
5. Meet City subdivision and PUD requirements.
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4/29/21
I am requesting an amendment to the Spring Creek Cove PUD. I am requesting that the rear setback on
lot 5 be adjusted to 10’ and the rear setback on lots 4 be adjusted to 15’. Here are the main reasons for
my request.
The building height limit for this community is 3 stories. There is a lot of slope on lot 5, so much that this
home requires a double basement. Because of the height limit and double basement we are required to
build a one-story home on this lot. One-story homes are generally deeper than a two-story home
because all of the living space is on the main floor. The lot is especially shallow because of the wetlands
located behind it. We have plotted our shallowest single-story home, but we still need to adjust the rear
setback to make the home and deck fit. It is important to recognize that the house is still 15’ from the
property line and only the deck is within 10’ of the property line. Also, this lot backs up to wetlands and
an defunct tennis court on our neighbor’s property. The small rear setback will not encroach on the
quiet enjoyment of any neighboring because they are not close.
The conditions for lot 4 are similar to lot 5, but it is not as steep so we can plot a two-story home on this
lot. The submitted site plan shows that the home is nearly 20’ from the rear property line. This request
to modify the rear setback is mostly to accommodate the deck. Because the lots have so much grade
change we are install decks and stair so that the future home owners can access their rear yards from
their decks. The decks also allow the home owners to enjoy the beautiful view of the Wasatch
Mountain range.
Lastly, the original plans that we submitted for this PUD showed the homes and decks on lots 4 and 5
encroaching into the 20’ rear setback. I thought that the submitted site plan would give us the
approvals for the smaller rear setback. I did not realize that I needed specifically call this out on our
original application.
Thanks for your consideration.
JACOB BALLSTAEDT
Land Acquisition and Entitlement, MRED

SPRING CREEK COVE
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LOT 14
10,950 sq.ft.
0.251 acres

E
'
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15' IRRIGATION
AND UTILITY
EASEMENT

ROCKY MOUNTAIN POWER NOTES:
1. PURSUANT TO UTAH CODE ANN. § 54-3-27 THIS PLAT CONVEYS TO THE OWNER(S) OR OPERATORS
OF UTILITY FACILITIES A PUBLIC UTILITY EASEMENT ALONG WITH ALL THE RIGHTS AND DUTIES
DESCRIBED THEREIN.
2. PURSUANT TO UTAH CODE ANN. § 17-27A-603(4)(C)(II) ROCKY MOUNTAIN POWER ACCEPTS
DELIVERY OF THE PUE AS DESCRIBED IN THIS PLAT AND APPROVES THIS PLAT SOLELY FOR THE
PURPOSE OF CONFIRMING THAT THE PLAT CONTAINS PUBLIC UTILITY EASEMENTS AND
APPROXIMATES THE LOCATION OF THE PUBLIC UTILITY EASEMENTS, BUT DOES NOT WARRANT
THEIR PRECISE LOCATION. ROCKY MOUNTAIN POWER MAY REQUIRE OTHER EASEMENTS IN
ORDER TO SERVE THIS DEVELOPMENT. THIS APPROVAL DOES NOT AFFECT ANY RIGHT THAT
ROCKY MOUNTAIN POWER HAS UNDER:
2.1. A RECORDED EASEMENT OR RIGHT-OF WAY
2.2. THE LAW APPLICABLE TO PRESCRIPTIVE RIGHTS
2.3. TITLE 54, CHAPTER 8A, DAMAGE TO UNDERGROUND UTILITY FACILITIES OR
2.4. ANY OTHER PROVISION OF LAW.
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SOUTH
EAST
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15' Wide Irrigation Easement for Spring Creek
Beginning at the Northeast Corner of Lot 4 of Paradise Park No. 4 Subdivision, said point also being South 00°22'01” West 812.70 feet
along the section line and West 1,722.70 feet from the East Quarter Corner of Section 8, Township 2 South, Range 1 East, Salt Lake Base
and Meridian; and running thence North 29°30'00" West 72.62 feet; thence North 09°00'00" West 106.10 feet; thence North 89°19'00" West
60.82 feet; thence North 08°59'56" West 98.83 feet; thence North 72°20'00" East 56.78 feet; thence North 19°30'00" West 295.41 feet;
thence North 86°39'17" West 81.76 feet; thence North 25°05'55" West 17.06 feet; thence South 86°39'49" East 99.83 feet; thence South
19°30'00" East 320.87 feet; thence South 72°20'00" West 59.38 feet; thence South 08°59'56" East 73.28 feet; thence South 89°19'00" East
60.82 feet; thence South 09°00'00" East 116.04 feet; thence South 29°30'00" East 69.19 feet; thence South 35°00'00" East 16.96 feet;
thence West 18.31 feet; thence North 35°00'00" West 7.18 feet to the point of beginning. Contains 11,970 Square Feet or 0.275 Acres

UTILITY DEDICATION
By execution of this plat, the Owner(s) shown below does hereby grant and convey to Murray City and other public utility companies, a
permanent easement and right of way in and to those areas reflected on the map and defined as Parcel A, B, and C for construction and
maintenance of approved public utilities and appurtenances together with right of access thereto.

OWNER'S DEDICATION
Known all men by these presents that I / we, the undersigned owner (s) of the above described tract of land, having caused same to be
subdivided, hereafter known as the

SPRING CREEK COVE
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CONTAINED WITHIN THE EASEMENTS AND LOT AREA ARE PRIVATE SANITARY SEWER, STORM SEWER
AND WATER FACILITIES. THE INSTALLATION, OPERATION, MAINTENANCE, AND/OR REPLACEMENT OF
PRIVATE SANITARY SEWER, STORM SEWER AND WATER FACILITIES SHALL BE THE SOLE
RESPONSIBILITY OF THE OWNERS. SUCH FACILITIES ARE NOT OFFERED TO, NOR ARE THEY
ACCEPTED FOR DEDICATION BY, MURRAY CITY.
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(PUBLIC STREET)
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UTILITY NOTES:
PUBLIC UTILITIES, INCLUDING ELECTRIC, NATURAL GAS, CABLE T.V., WATER METER(S), AND
TELEPHONE SHALL HAVE THE RIGHT TO INSTALL, MAINTAIN, AND OPERATE THEIR EQUIPMENT ABOVE
AND BELOW GROUND AND ALL OTHER RELATED FACILITIES WITHIN THE UTILITY EASEMENTS AND LOT
AREA IDENTIFIED ON THIS PLAT MAP AS MAY BE NECESSARY OR DESIRABLE IN PROVIDING UTILITY
SERVICES WITHIN AND WITHOUT THE LOTS IDENTIFIED HEREIN, INCLUDING THE RIGHT OF ACCESS TO
SUCH FACILITIES AND THE RIGHT TO REQUIRE REMOVAL OF ANY OBSTRUCTIONS INCLUDING
STRUCTURES, TREES AND VEGETATION THAT MAY BE PLACED WITHIN THE EASEMENT. AT NO TIME
MAY ANY PERMANENT STRUCTURES BE PLACED WITHIN THE EASEMENT OR ANY OTHER
OBSTRUCTION WHICH INTERFERES WITH THE USE OF THE EASEMENT WITHOUT THE PRIOR WRITTEN
APPROVAL OF THE UTILITIES WITH FACILITIES IN THE EASEMENTS.

LOT 12
6,674 sq.ft.
0.153 acres
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NOTE: NO STRUCTURES TO BE LOCATED WITHIN THE 20' MAINTENANCE AND ACCESS EASEMENT
SHOWN ON THIS PLAT.
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thence South 24°12'00" East 682.58 feet;
thence West 388.43 feet to the Easterly Boundary Line of Paradise Park No. 4 Subdivision;
thence North 35°00'00" West 7.18 feet along the Easterly Boundary Line of said Paradise Park No. 4 Subdivision;
thence North 29°30'00" West 72.62 feet along the Easterly Boundary Line of said Paradise Park No. 4 Subdivision;
thence North 09°00'00" West 106.10 feet along the Easterly Boundary Line of said Paradise Park No. 4 Subdivision to the
Northeast Corner of said Paradise Park No. 4 Subdivision;
thence North 89°19'00" West 111.16 feet along the Northerly Boundary Line of said Paradise Park No. 4 Subdivision to the
Easterly Right-of-Way Line of Wesley Road;
thence Northwesterly 83.27 feet along the arc of a 260.00 foot radius curve to the left (center bears North 89°19'00" West and
the chord bears North 08°29'28" West 82.91 feet with a central angle of 18°20'57") along the Easterly Right-of-Way Line of said
Wesley Road to the Southwest Corner of Lot 2 of Huff Acres Subdivision;
thence North 72°20'00" East 106.23 feet along the Southerly Line of Lot 2 of said Huff Acres Subdivision to the Southeast
Corner of said Lot 2;
thence North 19°30'00" West 265.03 feet along the Easterly Boundary Line of said Huff Acres Subdivision;
thence North 60°30'00" West 60.00 feet along the Northeasterly Boundary Line of said Huff Acres Subdivision;
thence North 86°45'00" West 38.82 feet along the Northerly Boundary Line of said Huff Acres Subdivision;
thence North 25°05'55" West 72.28 feet to an interior corner on the Southerly Boundary Line of Three Fountains East Phase
Two Condominium;
thence South 88°00'00" East 397.62 feet along on the Southerly Boundary Line of said Three Fountains East Phase Two
Condominium to the point of beginning.
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I,
, do hereby certify that I am a Licensed Professional Land Surveyor in the State of Utah and that
PATRCK M. HARRIS
I hold Certificate No.
286882
in accordance with Title 58, Chapter 22, of the Professional Engineers and Land Surveyor's Act;
I further certify that by authority of the Owners, I have completed a survey of the property described on this subdivision plat in accordance
with Section 17-23-17 and have verified all measurements; that the reference monuments shown on this plat are located as indicated and
are sufficient to accurately establish the lateral boundaries of the herein described tract of real property; and has been drawn correctly to
the designated scale and is a true and correct representation of the herein described lands included in said subdivision, based upon data
compiled from records of the Salt Lake County Recorders Office. I further certify that all lots meet frontage width and area requirements
of the applicable zoning ordinances.
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LOCATED IN THE SOUTHEAST QUARTER OF SECTION 8,
TOWNSHIP 2 SOUTH, RANGE 1 EAST, SALT LAKE BASE & MERIDIAN
MURRAY CITY, SALT LAKE COUNTY, UTAH
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AMENDING LOT 1 OF HUFF ACRES SUBDIVISION AND ADDITIONAL LAND
THREE FOUNTAINS EAST PHASE 2 CONDOMINIUM
BOOK KK, PAGE 19
COMMON AREA

SURVEYOR'S CERTIFICATE

VA

155.49'

388.43'

CELEBRITY CONSTRUCTION, INC
(22-08-406-011)

SOUTHEAST CORNER SECTION 8
TOWNSHIP 2 SOUTH, RANGE 1 EAST
SALT LAKE BASE AND MERIDIAN
FOUND BRASS CAP

Dominion Energy Utah - Note:
Questar Gas Company, dba Dominion Energy Utah, hereby approves this plat solely for the purposes of confirming
that the plat contains public utility easements. Dominion Energy Utah may require additional easements in order to
serve this development. This approval does not constitute abrogation or waiver of any other existing rights,
obligations or liabilities provided by law or equity. This approval does not constitute acceptance, approval or
acknowledgment of any terms contained in the plat, including those set in the Owners Dedication or in the Notes,
and does not constitute a guarantee of particular terms or conditions of natural gas service. For further information
please contact Dominion Energy Utah's Right-of-Way Department at 800-366-8532.
SEWER NOTE:
SHALLOW SEWER DEPTHS! EACH LOT IN THE SUBDIVISION WILL REQUIRE A SEWER EJECTION PUMP.

AMENDING LOT 1 OF HUFF ACRES SUBDIVISION AND ADDITIONAL LAND
do hereby dedicate for perpetual use of the public all parcels of land shown on this plat as intended for Public use. Owner(s) hereby agree
to warrant and defend and save the City harmless against any easements or other encumbrance on a dedicated street which will interfere
with the City's use, maintenance, and operation of the street.
Pursuant to Code 10-9a-604d the owner hereby conveys the Parcels A, B, and C as indicated hereon to Spring Creek Cove Homeowners
Association, 273 N. East Capital Street, Salt Lake City, Utah 84103.
In witness whereof I / we have hereunto set our hand (s) this

day of

A.D., 20

.

.
By:

LIMITED LIABILITY COMPANY ACKNOWLEDGMENT
STATE OF UTAH
} S.S.
COUNTY OF_____________________
ON THE __________ DAY OF ___________________ A.D. 20 _____,
PERSONALLY APPEARED BEFORE ME,
THE UNDERSIGNED NOTARY PUBLIC, IN AND FOR SAID COUNTY OF
, IN SAID STATE OF UTAH, WHO AFTER BEING DULY SWORN,
ACKNOWLEDGED TO ME THAT HE/SHE IS THE
, OF
,
A LIMITED LIABILITY COMPANY AND THAT
SIGNED THE OWNER'S DEDICATION FREELY AND VOLUNTARILY FOR AND IN BEHALF OF SAID
LIMITED LIABILITY COMPANY FOR THE PURPOSES THEREIN MENTIONED AND ACKNOWLEDGED TO ME THAT SAID LIMITED LIABILITY COMPANY
EXECUTED THE SAME.

MY COMMISSION EXPIRES:
NAME:
NO:
A NOTARY PUBLIC COMMISSION IN UTAH

NOTARY PUBLIC
RESIDING IN

COUNTY

4

LITTLE COTTONWOOD TANNER DITCH

HORIZONTAL GRAPHIC SCALE
40

0

20

40

DEVELOPER
APPROVED THIS
DAY OF
GARBETT HOMES
BY THE LITTLE COTTONWOOD TANNER DITCH.
273 N. EAST CAPITOL STREET
SALT LAKE CITY, UTAH 84103
801-455-5131

80

( IN FEET )
HORZ: 1 inch = 40 ft.

, 20

COTTONWOOD IMPROVEMENT DISTRICT
,

PROJECT NUMBER : 5851

CHECKED BY : PMH

,

APPROVED THIS
DAY OF
BY THE MURRAY CITY FIRE DEPARTMENT.

, 20

,

APPROVED THIS
DAY OF
BY THE MURRAY CITY GIS DEPARTMENT.

, 20

,

ENSIGN

SALT LAKE CITY
45 W. 10000 S., Suite 500
Sandy, UT. 84070
Phone: 801.255.0529
Fax: 801.255.4449
WWW.ENSIGNENG.COM

SPRING CREEK COVE

LAYTON
Phone:801.547.1100
TOOELE
Phone: 435.843.3590

AMENDING LOT 1 OF HUFF ACRES SUBDIVISION AND ADDITIONAL LAND

CEDAR CITY
Phone: 435.865.1453
RICHFIELD
Phone: 435.896.2983

SIGNED

SIGNED

EASEMENT APPROVAL
CITY ENGINEERING DEPARTMENT

SURVEY RECORDING DATA
DRAWING No.
S2007-07-0554

MANAGER :
DRAWN BY : KFW

, 20

COTTONWOOD IMPROVEMENT DISTRICT

SIGNED

SHEET 1 OF 1

APPROVED THIS
DAY OF
BY THE COTTONWOOD IMPROVEMENT DISTRICT.

MURRAY CITY GIS

MURRAY CITY FIRE DEPARTMENT

.

DRAWING No.
S2013-09-0378

.

JORDAN VALLEY WATER CONSERVANCY DISTRICT DATE
ROCKY MOUNTAIN POWER

DATE

DOMINION ENERGY

DATE

COMCAST

DATE

DATE : 4/28/21

I HEREBY CERTIFY THAT THIS OFFICE HAS EXAMINED THIS PLAT AND IT IS
CORRECT IN ACCORDANCE WITH THE INFORMATION ON FILE IN THIS
OFFICE. APPROVED THIS
DAY OF
, 20
,
BY THE MURRAY CITY ENGINEER.

CITY PLANNING APPROVAL
APPROVED THIS
DAY OF
BY THE MURRAY CITY PLANNING DEPARTMENT.

, 20

APPROVAL AS TO FORM

HEALTH DEPARTMENT
,

APPROVED THIS
DAY OF
BY THE HEALTH DEPARTMENT.

, 20

,

APPROVED THIS
DAY OF
BY THE MURRAY CITY ATTORNEY.

RECORDED #

MAYOR'S APPROVAL
, 20

,

LOCATED IN THE SOUTHEAST QUARTER OF SECTION 8,
TOWNSHIP 2 SOUTH, RANGE 1 EAST, SALT LAKE BASE & MERIDIAN
MURRAY CITY, SALT LAKE COUNTY, UTAH

PRESENTED TO THE MURRAY CITY MAYOR THIS
DAY OF
A.D.,20
, AT WHICH TIME THIS SUBDIVISION WAS APPROVED.

STATE OF UTAH, COUNTY OF SALT LAKE, RECORDED AND FILED AT THE
REQUEST OF :
DATE:

MURRAY CITY ENGINEER

CHAIR, PLANNING COMMISSION

SALT LAKE COUNTY HEALTH DEPARTMENT

MURRAY CITY ATTORNEY

ATTEST: MURRAY CITY RECORDER

MAYOR

FEE$

TIME:

BOOK:
DEPUTY SALT LAKE COUNTY RECORDER

PAGE:
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Building Materials List
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20

Stucco - Sand Finish
Siding - Horizontal 8" Reveal V-Groove Fiber Cement; James Hardie,
Aspire Series Siding. Painted w/ Color Variation. Every 2nd/4th Panel.
Siding - Wood-Look Concrete Veneer by Coronado Stone. 6" Width,
Vertical Application, Roughcut WoodStone Series
Fiber Cement - Smooth Hardie Panel at Window
Reveal Inset
Thin Brick - 412"x1158" "Norman" Profile Thin Brick
Veneer By Belden or Equal
Cedar Trellis Members
Powder Coated Steel Trellis Members
Composite Asphalt Shingles
Fascia: Stepped Soffitted Aluminum Fascia Wrap
Fascia: 12" Thick Framed Fascia/Barge w/ Stucco
Over - 12" Deep Rake, Tight Eave
Fascia: 12" Thick, Deep Rake, Tight Eave,
Fiber Cement Panel, Fascia Wrap
Garage Door: Sectional Steel Roll-Up Garage
Door w/ Window Lites
Coach Light: Contemporary Light per Specs
Trim: Painted Fiber Cement Panel Trim
Trim: EPS Foam Trim w/ Stucco Over
Reveal: 1" Metal Reglet Reveal
4x4 Wood Post with Composite Trim Column Wrap
2x6 Wood Fascia/Barge Board w/Aluminum Soffit Wrap
Brick Cap: "Norman" Profile Thin Brick Veneer
Contemporary Triple Window/Corner Window Configuration

PRINT DATE:

5/12/2021

REVISION 1:

3/31/2021

REVISION 2:

5/12/2021

REVISION 3:
REVISION 4:

LOT #5

6
7
8
9
1
2

13
20

19

5

12

STYLE A - EASTERN CONTEMPORARY

SPRING CREEK COVE

PLAN DALI 1 - STYLE 'A' - FRONT ELEVATION
MURRAY UT

Garbett Homes
273 North East Capitol Street
Salt Lake City, Utah 84103
(801) 456-2430
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Architecture + Planning
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303.825.6400

A1.1

SQUARE FOOTAGE
56'-0"
8'-0"

S.F.
1449 SQ. FT.
1449 SQ. FT.

PLAN DALI 1

40'-0"

FIRST FLOOR
TOTAL

8'-0"

PRINT DATE:

5/12/2021

REVISION 1:

3/31/2021

REVISION 2:

5/12/2021

REVISION 3:
REVISION 4:

Deck

10-0 x 8-0

10-0 x 8-0

5050 sl

16r
dn

5050 sl

10-0 x 8-0

up
16r

5050 sl

5050 sl

5080 sgd

5080 sgd

5050 sl

D
tv

13-10 x 12-6

Bonus

B4

24-10 x 16-4

GR

17-8 x 13-5

13-8 x 12-4

2020 fx

Bonus
pantry

linen shelf

2040 sh

K
range

dn
14 r

Stor

Sub-Basement Plan

5050 sl

7-2 x 6-2

46'-0"

S

w.i. closet

2050 fx

40010 sl

8-10 x 5-0

washer dryer

MBa

14 r
up

Ba

refer sp

5050 sl

52'-0"

dn
16r

26-0 x 18-4

dw

92'-0"

8"

MB

up
16r

5050 sl

2020 fx

5080 sgd

Patio

9'-8"

Balcony

9'-0"

20'-0"

20'-0"

1449 SQ. FT.
BASEMENT
480 SQ. FT.
SUB-BASEMENT
457 SQ. FT.
GARAGE
40 SQ. FT.
PORCH
DECKS (2) & PATIO
80 SQ. FT. EA.
SQUARE FOOTAGES INDICATED ABOVE ARE NOT TO BE USED FOR CONSTRUCTION
ESTIMATES, MARKETING, SALES LITERATURE, OR SALES DOCUMENTATION.

B5
13-8 x 12-2

B3
11-6 x 11-0

2-Car Ga

coats

20-0 x 22-0

Foyer

clear

40010 sl

4-6 x 22-0

Ba 2

ELEC

MBa

H

w.i. closet
linen

Mech/Stor

Porch

14-10 x 12-10

4-6 x 5-4

opt.
Cold Storage

B2

Grand Master Bath Opt.

2016 fx o/
2050 fx

11-6 x 11-0

Cold
Storage

2616 fx o/ 3016 fx o/ 2616 fx o/
2650 fx
3050 sh 2650 fx

Basement Plan

20'-0"

26'-0"

d-oven

Cold Storage Opt.

Gourmet Kitchen Opt.

First Floor Plan

SPRING CREEK COVE

PLAN DALI 1 - STYLE 'A' - FLOOR PLANS
MURRAY UT

Garbett Homes
273 North East Capitol Street
Salt Lake City, Utah 84103
(801) 456-2430

KTGY # 20200158

0

4'

8'

12'

Scale: 3/16" = 1'-0"

Architecture + Planning
820 16th St., Suite 500
Denver, CO 80202
ktgy.com
303.825.6400

A1.0

12
4

PRINT DATE:

5/12/2021

REVISION 1:

3/31/2021

REVISION 2:

5/12/2021

REVISION 3:

11'-7"

4:12

REVISION 4:

4:12

4:12

4:12

Right

4:12
4:12

4:12

4:12

4:12

4:12

Roof Plan
Scale: 81"=1'-0"

12

12

4

8'-0"
8'-0"

9'-1"

Rear

8'-0"

9'-1"

29'-5"

9'-1"

4

Left

SPRING CREEK COVE

PLAN DALI 1 - STYLE 'A' - ELEVATIONS AND ROOF
MURRAY UT

Garbett Homes
273 North East Capitol Street
Salt Lake City, Utah 84103
(801) 456-2430

KTGY # 20200158

0

2'

4'

8'

Scale: 1/4" = 1'-0"

Architecture + Planning
820 16th St., Suite 500
Denver, CO 80202
ktgy.com
303.825.6400

A1.2

Building Materials List
1
2
3
4

5
6
7
8
9
10
11
12

13
14
15
16
17
18
19
20

Stucco - Sand Finish
Siding - Horizontal 8" Reveal V-Groove Fiber Cement; James Hardie,
Aspire Series Siding. Painted w/ Color Variation. Every 2nd/4th Panel.
Siding - Wood-Look Concrete Veneer by Coronado Stone. 6" Width,
Vertical Application, Roughcut WoodStone Series
Fiber Cement - Smooth Hardie Panel at Window
Reveal Inset
Thin Brick - 412"x1158" "Norman" Profile Thin Brick
Veneer By Belden or Equal
Cedar Trellis Members
Powder Coated Steel Trellis Members
Composite Asphalt Shingles
Fascia: Stepped Soffitted Aluminum Fascia Wrap
Fascia: 12" Thick Framed Fascia/Barge w/ Stucco
Over - 12" Deep Rake, Tight Eave
Fascia: 12" Thick, Deep Rake, Tight Eave,
Fiber Cement Panel, Fascia Wrap
Garage Door: Sectional Steel Roll-Up Garage
Door w/ Window Lites
Coach Light: Contemporary Light per Specs
Trim: Painted Fiber Cement Panel Trim
Trim: EPS Foam Trim w/ Stucco Over
Reveal: 1" Metal Reglet Reveal
4x4 Wood Post with Composite Trim Column Wrap
2x6 Wood Fascia/Barge Board w/Aluminum Soffit Wrap
Brick Cap: "Norman" Profile Thin Brick Veneer
Contemporary Triple Window/Corner Window Configuration

PRINT DATE:

5/12/2021

REVISION 1:

3/31/2021

REVISION 2:

5/12/2021

REVISION 3:
REVISION 4:

LOT #4

8
9

14
2

15

1
4

12

6

19

13

17

12

5

STYLE A - EASTERN CONTEMPORARY

SPRING CREEK COVE

MURRAY UT
Garbett Homes
273 North East Capitol Street
Salt Lake City, Utah 84103
(801) 456-2430

A10.1

PLAN MATISSE - STYLE 'A' - FRONT ELEVATION
KTGY # 20200158

Architecture + Planning
820 16th St., Suite 500
Denver, CO 80202
ktgy.com
303.825.6400

SQUARE FOOTAGE

48'-0"
5'-6"

37'-0"

PLAN MATISSE

5'-6"

FIRST FLOOR
SECOND FLOOR
TOTAL

5050 sl

d

S.F.
891 SQ. FT.
947 SQ. FT.
1838 SQ. FT.

PRINT DATE:

5/12/2021

REVISION 1:

3/31/2021

REVISION 2:

5/12/2021

REVISION 3:
REVISION 4:

896 SQ. FT.
BASEMENT
453 SQ. FT.
GARAGE
74 SQ. FT.
PORCH
SQUARE FOOTAGES INDICATED ABOVE ARE NOT TO BE USED FOR CONSTRUCTION
ESTIMATES, MARKETING, SALES LITERATURE, OR SALES DOCUMENTATION.

refer
sp

pantry

23'-0"

d-oven

23'-0"

K

door opt

Gourmet Kitchen Opt.
40010 sl

5050 sl

5050 sl

5080 sgd

B2

2050 fx

w.i.closet

linen

12-2 x 10-1

Gr

sink opt

2050 sh

2050 fx
40010 sl

w.i.closet

2030 fx

2020 fx

14-9 x 15-11

door opt
ELEC

Mech

sink opt

16 r
dn

Bonus

36'-0"

sink opt

Flex

piano/
play/
desk

2050 sh

MBa

40'-521"

80'-0"

5050 sl

10-0 x 10-4

B4
12-4 x 11-9

pantry

B3

14r
dn

storage

3040 sh

16r
up

D

S

W

Ba 3

K

H

14r
up

2-CG
20-0 x 22-0

Foyer

8-4 x 8-1

Storage

coat hooks
bench w/

opt cabs
2030 sh

coat hooks
bench w/

coats

2030 fx

refer
sp

MB
14-8 x 13-8
sink opt

4040 sl

D

16-1 x 20-8

Ba 2

4040 sl

5050 sl

2050 sh

5050 sl

Pdr

8-9 x 8-4

3r
dn

7-0 x 6-0

opt.
Cold Storage

Porch

2040 sh

16'-621"

21'-0"

Basement Plan
2050 fx

Second Floor Plan

14r
up

MBa
w.i.closet

Storage

First Floor Plan
2020 fx

Cold
Storage

3040 sh

Grand Master Bathroom Opt.

Cold Storage Opt.

SPRING CREEK COVE

PLAN MATISSE - SYTLE 'A' - FLOOR PLANS
MURRAY UT

Garbett Homes
273 North East Capitol Street
Salt Lake City, Utah 84103
(801) 456-2430

KTGY # 20200158

0

4'

8'

12'

Scale: 3/16" = 1'-0"

Architecture + Planning
820 16th St., Suite 500
Denver, CO 80202
ktgy.com
303.825.6400

A10.0

PRINT DATE:

5/12/2021

REVISION 1:

3/31/2021

REVISION 2:

5/12/2021

REVISION 3:

9'-1"

23'-9"

8'-1"

REVISION 4:

Right

Roof Plan

Rear

7'-0"
8'-0"

9'-1"

23'-9"

23'-9"

8'-1"

8'-1"
9'-1"

8'-0"

7'-0"

Scale: 81"=1'-0"

6'-8"

Left

SPRING CREEK COVE

MURRAY UT
Garbett Homes
273 North East Capitol Street
Salt Lake City, Utah 84103
(801) 456-2430

A10.2

PLAN MATISSE - STYLE 'A' - ELEVATIONS AND ROOF
KTGY # 20200158

Architecture + Planning
820 16th St., Suite 500
Denver, CO 80202
ktgy.com
303.825.6400

MURRAY CITY CORPORATION

Building Division

801-270-2400

COMMUNITY & ECONOMIC DEVELOPMENT

Planning Division

801-270-2420

May 14, 2021
To:
Murray City Planning Commission
From: Planning Division Staff
Re: Agenda item #11, Murray Transportation Masterplan
Commissioners,
Early in 2020, the Murray City Public Works Department began an update to the City’s Transportation
Masterplan (TMP). There has been substantial growth and change in the city since the current TMP was
approved in 2006. The Public Works team developed a request for proposals (RFP) and the contract was
awarded to Avenue Consultants and Parametrix. Throughout 2020 Murray City staff from various departments
worked with the consultants to develop a plan that looks at current conditions in the city and how to address
future growth. The process included a public survey that was promoted through the City’s website, social media,
and utility bills. There was a total of 370 responses, providing a snapshot of Murray citizen’s travel behavior and
their opinions on the future of transportation.
The Public Works Department will ask the City Council to adopt the TMP by resolution. Although the TMP will
not amend the General Plan or the Land Use Ordinance, Staff believes it is an important step in the public
process for the Planning Commission to review and make a recommendation to the City Council. The City
Engineering Division and consultant will be at the Planning Commission meeting on May 20, 2021 to present the
plan to you and answer any questions. Staff recommends that the Planning Commission review the draft plan
and forward a recommendation of approval to adopt the Transportation Masterplan by resolution to the City
Council.
If you have any questions before the meeting, please do not hesitate to contact us in the Planning Division at
(801) 270-2420 and we’d be happy to talk to you about the project further.
Thank you,

Jared Hall, Planning Division Manager
Murray City Corporation | Community & Economic Development
4646 South 500 West | Murray UT 84123
801-270-2420 | jhall@murray.utah.gov

Murray City Public Works Building

4646 South 500 West

Murray, Utah 84123
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1 EXECUTIVE SUMMARY
This chapter identifies the transportation goal and objectives while
summarizing the Capital Facilities Plan. It includes the final list of phased
projects.
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Murray City is growing, and this Transportation Master Plan (TMP) provides a fundamental resource to help the city prepare for the anticipated changes. Future needs are determined by
assessing the current road, transit, and active transportation performance, and then necessary
improvements are identified to support the city’s growth. This TMP will help Murray prepare for a
future community that is connected, inviting, beautiful, and provides mobility options to everyone.
The Murray City General Plan is a guide for growth in the community, and includes elements of
land use, housing, economics, parks, and transportation. The General Plan includes a Transportation goal and objectives designed to promote transportation choice, and safety for all modes in
Murray. The goal and objectives are:

Goal
Provide an efficient and comprehensive multi-modal transportation system that
effectively serves residents and integrates with the regional transportation plan
for the Wasatch Front.

Objectives
Provide safe and efficient movement of traffic
Promote the use of alternative transportation
Utilize corridors to showcase the City

“Guide growth to promote
prosperity and sustain a high quality
of life for those who live, work, shop,
and recreate in Murray.” ~ Goal and
Mission of the Murray City General Plan

Optimize existing transportation network
Enhance connectivity between key destinations
Promote transit oriented development
Connect adjacent land uses with transportation/mobility
Support regional cooperation and coordination
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This TMP shares the goals of the General
Plan while focusing on improving safety
and accommodating all modes of transportation.

Figure 1-1: Projects by Phasing
Organized into six chapters, This TMP includes:
analysis of Existing Conditions (chapter 2),
model outputs included to help tell the story of
Future Conditions (chapter 3), documentation
of community feedback through Public Outreach (chapter 4), a section on Travel Demand
Management Strategies (chapter 5), and finally
a complete and phased Capital Facilities Plan
(chapter 6), which includes guidance for implementation and funding for projects.
This Plan focuses on improving safety across
Murray’s transportation network. Discussion
about pedestrians and bicyclists is found
throughout this TMP. This document conveys
the understanding that Right of Way (ROW) is
public space and it should therefore be made
available to, and shared by all transportation
users.

Perhaps the most important part of the Transportation Master Plan is Capital Improvement
Projects. These projects represent the needs
of the growing community. On the following
pages are Tables 1-1 through 1-3, which show
the planned projects in Murray by phase, and
Figure 1-1, which is the map showing each project’s location within the City.
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Table 1-1: Phase I Projects

2021-2030

Phase

#

Project

Location

Type
New Construction / Widening with
Bike Lanes

Funding

Total Cost

Murray City Total

Murray City/WFRC

$10,100,000

$684,000

1

Hanauer / Box Elder
Street

Vine Street to 4500
South

2

Cottonwood Street

South City Limit to 5600
Widen: 2 to 3 Lanes with Bike Lanes
South

Murray City

$6,500,000

$6,500,000

3

Murray Boulevard /
500 West

5400 South to 4500
South

Widen: 3 to 5 Lanes with Bike Lanes

Murray City

$7,280,000

$7,280,000

4

500 West

4500 South to North
City Limit

Restripe/Widen: 2 to 3 Lanes with
Bike Lanes

Murray City

$1,587,000

$1,587,000

5

Commerce Drive

Central Ave to 5900
South

Restripe/Widen: 2 to 3 Lanes with
Bike Lanes / Sidewalks

Murray City

$1,059,000

$1,059,000

6

Vine Street

1300 East to Vanwinkle

Widen: 2 to 3 Lanes with Bike Lanes /
Sidewalks

Murray City/WFRC

$5,676,000

$386,000

7

5300 South / College
Drive

5300 South / College
Drive

Intersection Improvements

Murray City/CMAQ

$2,400,000

$550,000

8

Cottonwood Street

5600 South to Vine
Street

Restripe with Bike Lanes

Murray City

$310,000

$310,000

9

Murray Blvd / College Murray Blvd / College
Drive
Drive

New Traffic Signal

Murray City

$430,000

$430,000

10

4800 South

West City Limit to 200
West

Restripe: 2 to 3 Lanes with Bike Lanes Murray City

$88,000

$88,000

11

Cedar Street

Clay Park Dr to 6100
South

Add Sidewalk

Murray City

$413,000

$413,000

12

5600 South

Fashion Blvd to 900 East Restripe with Bike Lanes

Murray City

$96,000

$96,000

13

4800 South

200 West to State
Street

Mill/Overlay with Restripe: 2 to 3
Lanes with Bike Lanes

Murray City

$443,000

$443,000

14

700 West /
Winchester Street

700 West / Winchester
Street

Intersection Improvements

Murray City/CMAQ

$2,258,000

$153,000

15

4800 South/State
Street

4800 South/State Street Intersection Improvements

Murray City

$750,000

$750,000

16

5400 South/700 W

5400 South/700 W

East/West Dual Left Turns

Murray City

$750,000

$750,000

17

6600 South / Union
Park Ave

6600 South / Union
Park Ave

Intersection Improvements

Murray City

$674,000

$674,000

41,064,000

22,403,000

PHASE I Total
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Table 1-2: Phase II Projects

2031-2040

Phase

#

Project

Location

Type

Funding

Total Cost

Murray City Total

18

5600 South

900 East to 1300 East

Widening with Bike Lanes /
Sidewalks

Murray City

$6,957,000

$555,000

19

900 East

South City Limit to North City
Limit

Restripe/Minor Widening
with Bike Lanes / Sidewalks

UDOT

$10,721,000

$-

20

Main Street

4500 South to North City Limit

Restripe with Bike Lanes /
Minor Widening

Murray City

$505,000

$505,000

21

4500 South / State Street

4500 South / State Street

Intersection Improvements

UDOT

$1,303,000

$-

22

Fireclay Ave

Main Street to State Street

Add Sidewalk

Murray City

$292,000

$292,000

23

Edison Street

Main Street to State Street

Add Sidewalk

Murray City

$123,000

$123,000

24

4500 South / Atwood Blvd

4500 South / Atwood Blvd

New Traffic Signal

UDOT

$1,300,000

$-

25

600 East

4700 South to 4500 South

Add Sidewalk

Murray City

$699,000

$699,000

26

Atwood Boulevard

4800 South to 4500 South

Add Sidewalk

Murray City

$223,000

$223,000

27

4800 South / Atwood Blvd

4800 South / Atwood Blvd

New Traffic Signal

Murray City

$430,000

$430,000

28

4800 South / Cherry Street 4800 South / Cherry Street

New Traffic Signal

Murray City

$430,000

$430,000

29

5300 South / State Street

5300 South / State Street

Intersection Improvements

UDOT

$8,600,000

$-

30

Vine Street / State Street

Vine Street / State Street

Intersection Improvements

UDOT

$1,047,000

$-

31

5460 South

State Street to 235 East

Widen: 2 Lanes with Parking

Murray City

$796,000

$796,000

32

Vine Street

Murray Boulevard to Commerce
Drive

Restripe: 2 to 3 Lanes with
Bike Lanes and Sidewalks /
Minor Widening

Murray City

$512,000

$512,000

33

Bullion Street

1300 West to 1250 West

Widen: 2 Lanes with Sidewalk Murray City

$975,000

$975,000

34

5600 South

State Street to Fashion Blvd

Restripe with Bike Lanes

Murray City

$141,000

$141,000

35

5900 South

700 West to 900 East

Restripe with Bike Lanes

Murray City

$429,000

$429,000

36

6100 South

300 West to Fashion Boulevard

Restripe with Bike Lanes

Murray City

$60,000

$60,000

37

Jefferson Street

Lenora Joe Cove to Winchester St

Widen with Sidewalks

Murray City

$608,000

$608,000

38

Lester Avenue

Jefferson St to State St

Add Sidewalk

Murray City

$1,366,000

$1,366,000

39

6200 South / State Street

6200 South / State Street

New Traffic Signal

Murray City

40

5900 South / State Street

5900 South / State Street

Intersection Improvements

UDOT

41

4800 South

State Street to 700 East

Restripe: 2 to 3 Lanes with
Bike Lanes

42

6400 South

1300 to Van Winkle Expressway

43

700 West

South City Limit to 5400 South

$750,000

$750,000

$2,416,000

$-

Murray City

$297,000

$297,000

Widen with Sidewalks

Murray City

$3,824,000

$3,824,000

Restripe: 2 to 3 Lanes with
Bike Lanes

Murray City

$985,000

$985,000

45,789,000

14,000,000

PHASE II Total
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Table 1-3: Phase III Projects

2041-2050

Phase

#

Project

Location

Type

Funding

Total Cost

Murray City Total

44

5300 South / Woodrow Street

5300 South / Woodrow Street

Intersection Improvements

UDOT

$1,349,000

$-

45

5300 South / Commerce Drive 5300 South / Commerce Drive Intersection Improvements

UDOT

$8,600,000

$-

46

Winchester Street

1200 West to 700 West

Widen: 2 to 3 Lanes with
Sidewalks

Murray City

$3,831,000

$3,831,000

47

Fashion Boulevard

6300 South to 6200 South

Add Sidewalk

Murray City

$162,000

$162,000

48

5290 South

900 East to 1300 East

Add Sidewalk

Murray City

$324,000

$324,000

49

Fashion Blvd

6100 South to 5600 South

Restripe with Bike Lanes

Murray City

$262,000

$262,000

50

1300 East

I-215 to 5290 South

Widen/Restripe with Bike
Lanes

Murray City

$2,356,000

$2,356,000

51

115 West

6100 South to 6000 South

Add Sidewalk

Murray City

$274,000

$274,000

52

Main Street

6100 South to 5900 South

Add Sidewalk

Murray City

$223,000

$223,000

53

5770 South

State Street to Fashion Blvd

Restripe: 2 to 3 Lanes

Murray City

$94,000

$94,000

54

Alpine Drive

Avalon Dr to 5300 South

Add Sidewalk

Murray City

$344,000

$344,000

55

5400 South / 630 East

560 East to Woodoak Ln

Add Sidewalk

Murray City

$313,000

$313,000

56

5400 South / 550 East

5400 South / 550 East

Intersection Improvements

Murray City

$498,000

$498,000

57

5600 South / 800 East

5600 South / 800 East

New HAWK Traffic Signal

Murray City

$1,587,000

$1,587,000

58

1045 East

5290 South to 5150 South

Add Sidewalk

Murray City

$143,000

$143,000

59

4500 South

Jordan River to I-15

Add Trail

UDOT

$115,000

$-

60

4500 South

Main Street to 700 East

Widen with Bike Lanes

UDOT

$6,544,000

$-

725 East

South City Limit to 5900
South

Restripe with Bike Lanes

Murray City

$88,000

$88,000

27,107,000

10,499,000

61

PHASE III Total

Chapter 6 includes the full detailed description of the Capital Facilities Plan.
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2 EXISTING CONDITIONS
This chapter summarizes the current transportation system and how it is
performing across Murray

Murray Transportation Master Plan 10

Current Land Use

Figure 2-1: Current Land Use

In order to analyze the transportation
system and plan for future growth it is essential to understand zoning and land use
patterns within the area. Transportation is
a daily requirement for most of the public
as people travel from their homes to work,
shopping, schools, health care facilities, and
recreational opportunities. Zoning and land
use patterns must function cohesively with
the transportation system to support a high
quality of life and promote economic development within Murray.
Almost 60% of Murray is zoned for residential family use, with 49% of this specifically
designated for single family use. Throughout
the rest of the city there is a variety of other
zoning types.
Manufacturing primarily exists along the I-15
corridor and makes up 10% of zoned land.
The total area in the city designated for Commercial Use is just over 13%. Mixed Use is 5%,
which includes Transit Oriented Development and the Murray City Center District, all
of which are types of mixed-use zones with
very similar code requirements.
All of these land uses generate different
travel patterns and this document will plan
to accommodate for those generated trips,
both coming and going to Murray.
Figure 2-1 is a map of Murray’s current zoning.
Murray Transportation Master Plan 11

Past, Present, & Projected Population
70,000
60,000
50,000
40,000
30,000
20,000
10,000

Overall, Murray’s population is predicted to
slowly, but steadily climb towards the middle
of the century, with population expected to
reach approximately 60,000 by 2050.
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Co�onwood Heights

Holladay

Midvale

Millcreek

Taylorsville

Table 2-1: Population Change Over Time
Population Change from 2010 to 2020
2010

2020

# Residents
Added or Lost

% Change

Murray

46,742

51,184

4,442

9.5

Cottonwood Heights

33,638

32,707

-931

-2.7

Holladay

30,127

27,407

-2,720

-9.0

Midvale

27,994

35,823

7,829

28.0

Millcreek

58,729

62,960

4,231

7.2

Taylorsville

58,696

60,933

2,237

3.8

Source: US Census & WFRC TAZ Model

2050

2048

2046

2044

2042

2040

2038

2036

2034

2032

2030

2028

Murray

Source: US Census & WFRC TAZ Model

Between 2010 and 2020 Murray’s population
grew almost 10%, which adds up to about
4,500 new residents to its current total of
51,184. This percentage increase is similar to
Salt Lake County as a whole, which has experienced an increase just above 10% since
2010. Cities bordering Murray have seen both
increases and decreases in population over the
past decade. Midvale has added almost 8,000
residents, which is a 28% population increase.
Both Holladay and Cottonwood Heights experienced a decrease in population over the same
time period. Table 2-1 shows the population
change between the years 2010 to 2020

2026

2024

2022

2020

2018

2016

2014

0
2012

Murray’s population is increasing at a moderate and manageable rate. As Murray gradually
becomes more of an urban city, it will have to
adapt its transportation network to meet the
needs of its residents. Knowing who lives in the
city helps to make informed decisions about
how to best provide appropriate transportation and mode choices within its borders. Since
Murray is centrally located in the valley it is also
affected by the growth surrounding it. Figure
2-2 shows current and predicted populations
for Murray and neighboring cities.

Figure 2-2: Population Trend Comparison Graph

2010

Demographics

Who Lives in Murray?
A well-functioning and resilient transportation
network is one that provides access to mobility options for people of all ages and abilities.
The age of residents impacts how they interact with the transportation system. Of Murray’s population an estimated 20% is under 16
years of age, and 11% is 70 or older. This combined total means that almost one-third of the
City’s population is either too young to drive
or is approaching an age where the freedom
of driving a personal vehicle may potentially
become a more difficult transportation option
to utilize.
Overall, Murray is slightly older than Salt Lake
County, with 22% of the population over 60
years older compared to 16%. The aging population could impact Murray’s transportation
system as old drivers may struggle and others
may be more reliant on transit or need mobility devices when walking.

Figure 2-3: Murray and Salt Lake County population by age

Population by Age
25%
20%
15%

Source: US Census American Community Survey 5yr estimates (2018)
10%

5%
0%

to 14Lake15
to 19 Population
20 to 29 by
30 Age
to 44
45 to 59
60 to 69
Figure 4:0Salt
County
Murray
SLCo Salt Lake County

70 and over

Source: US Census American Community Survey 1yr estimates (2018)

Figure 2-3 shows population by age for Murray and Salt Lake County side by side.
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How Large are Murray’s
Households?

What are the Employment
Options in Murray?

Although population is an important indicator
in developing a transportation plan, households and housing provide a broader picture
of how residential growth will affect transportation demand. The number of trips on the
transportation network is estimated largely on
the number and size of households. Table 2-2
summarizes the household size in Murray.

Murray has experienced steady job growth,
with the exception of the 2008 recession, consistent with an expanding economy since the
early 2000s. Figure 2-5 shows this growth.

The average size is 2.4 persons per household,
which is a smaller number than both the average for Salt Lake County and the State of Utah.
All three of these regions have seen consistent
population growth while the average household size has remained constant over the past
decade.

There were approximately 45,000 jobs within
Murray City in 2017. The number of jobs within the City from 2002 to 2017 is summarized
in Figure 2-4. Since 2002, almost 15,000 jobs
have been added to the City.
Murray is in a unique position as there are
as many employees as residents. This means
that weekday traffic will be higher than other
bedroom communities.

Figure 2-4: Murray employment trend (2002 - 2017)

Table 2-2: City, county, & state households
Household Comparisons Table
Year

2010

Present & Historic Jobs

2015

2018

46,271

48,460

49,118

45,000

19,469

19,522

20,025

40,000

2.3

2.4

2.4

SLCo
Population
HH units
Person Per HH

1,000,155

1,078,958

1,120,805

357,013

372,990

390,308

2.8

2.8

2.8

UT
Population
HH units
Person Per HH

2,776,469

2,995,919

3,161,105

880,025

930,980

998,891

3.2

3.2

3.2

Source: US Census American Community Survey five year estimates (2018)
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Jobs

Person Per HH

Table 2-3: Murray top employers
Top Employers
Company

50,000

Murray
Population
HH units

Murray’s top employers are mostly derived
from the healthcare industry, as Table 2-3
shows. Intermountain Medical Center, Select
Health, and T.O.S.H. Orthopedic Group, are
the three largest employers in the City. Intermountain Medical Center and Select Health
both are the only employers in Murray that
have employees numbering in the thousands.

Intermountain Medical Center

5,000 - 6,999

Select Health

1,000 - 1,999

T.O.S.H.

35,000

Costco Wholesale

30,000
25,000

Year

Source: https://onthemap.ces.census.gov/

Workers

500 - 999
250-499

Geneva Rock Products

250 - 499

USA 3M Health Information Systems

250 - 499

Intermountain Employee Clinic

250 - 499

Source: Department of Workforce Services

*The Covid-19 pandemic has led to uncertainty in future economic predictions

Figure 2-5 is a map displaying where jobs
are located in Murray. The locations where
employment numbers are the highest are
5300 South, where Intermountain Medical
Center is located, and along 6100 South and
State Street, where Fashion Place Mall and a
concentration of other commercial and retail
businesses are found.

Figure 2-5: Job density in Murray

Table 2-4 shows the top employment industries in Murray. The Health care industry
provides almost a quarter of all jobs. However,
retail trade is 15.8% of total jobs and accommodation and food services create 6.3% of total jobs. Combined, the customer service jobs
provided by retail and food service industries
provide over 22% of total jobs in Murray.
Table 2-4: Top employment sectors
Top Industry Sectors
Industry

Number of Percent
Workers
of Total
Jobs

Health Care and Social
Assistance

10,754

23.60%

Retail Trade

7,197

15.80%

Professional, Scientific, and
Technical Services

4,159

9.10%

Finance and Insurance

3,735

8.20%

Construction

3,724

8.20%

Accommodation and Food
Services

2,892

6.30%

Administration & Support,
Waste Management and
Remediation

2,409

5.30%

Educational Services

2,213

4.90%

Manufacturing

1,811

4.00%

Jobs/Sq. Mile
5

Jobs
18,000

1-9

2,000 5,000 +

Source: https://onthemap.ces.census.gov/
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Figure 2-6: Murray employment inflow-outflow

Where Do Murray’s Worker’s Live?
Like many cities, there are many residents that
live within Murray but are employed elsewhere.
However, Figure 2-6 shows that Murray is a place
of economic opportunity where almost twice as
many people come into Murray for work every day
than leave to go to work elsewhere. There are 3,225
residents, or about 12% of Murray’s population who
both live and work in the city.

Residents
leaving for
work

9

8
3,0

2

The Neighboring city of Millcreek has a population
of 62,960, which is about 20% larger than Murray.
Table 2-5 shows their city worker in-flow and outflow closely mirrors the daily pattern seen in Murray.

Workers
living in
Murray

Salt Lake City, for comparison, has a population
around 200,000, which is approximately four times
that of Murray. The city sees a smaller percentage
of people leaving for work compared to those who
enter the city for work. Table 2-4 shows that almost
200,000 people come to Salt Lake City to work
every day, while about one fourth of that number
leaves the city to work. Over 40% of the City’s working population both live and work in the city.
These existing commuting patterns help inform
transportation investment decisions since people
commuting into and out of the city for work can
have a significant impact on the overall transportation system.

1

1
1
,
2

4

People
coming in
for work

Table 2-5: Murray employment inflow-outflow table
City

Enter for Work

Murray
Millcreek
Salt Lake City
Source: https://onthemap.ces.census.gov/
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3,225

Live & Work in City
Leave for Work
(& Percent of Total Working Population)

42,111

3,225, 12%

23,089

44,800

4,201, 14%

26,510

194,143

40, 378, 14%

53,801

Roadway Functional
Classification
Roadway functional classification is a means
to categorize how a roadway functions and
operates based upon a combination of roadway characteristics. Streets provide for two
distinct and competing functions: mobility
and land access. As mobility increases, land
access decreases and vice versa as shown in
Figure 2-7. Both functions are vital, and no trip
is made without both. The classifications of
roadways, with descriptions is in Table 2-6 on
the following page and in the text below:
Roadway functional classification does not
define the number of lanes required for each
roadway’s automobile capacity. For instance,
a collector street may have two, three, or four
lanes, whereas an arterial street may have up
to nine lanes for motorized traffic. The number

Freeways & Expressways – Freeway and
expressway facilities are provided to service
long distance trips between cities and states.
No land access is provided by these facilities.
I-15 and I-215 are freeways that run through
Murray.

Collectors – Collector facilities are intended to
serve both through and land-access functions
in relatively equal proportions. For longer,
through trips requiring high mobility such
facilities are inefficient. Instead they are used
for shorter trips requiring increased access
to destinations. Commerce Drive, Winchester
Street, and 4800 South are examples of collectors in Murray. For the bicyclist or pedestrian,
collectors can offer a comfortable level of
safety and a number of route choices because
of lower vehicle speeds and a variety of access
options to potential destinations.

Figure 2-7: Mobility vs access
Mobility vs. Access
Complete
Access
Control

Mobility

Functional
Classification

}

The transportation network in Murray is designed to support the community transportation vision. Opportunities exist to modify the
current system to make a transportation network that provides viable choices to Murray
residents. Improvements in the transportation
network will involve making the system more
accessible, safer, efficient, and overall more
welcoming to alternative modes of travel.

These roads may offer wide shoulders that
can accommodate buffered or separated bike
lanes and can be choice locations for bus
stops.

Freeway
Expressway
Strategic Arterial

Increasing Mobility

Transportation
System

of lanes is a function of the expected automobile traffic volume on the roadway and serves
as the greatest measure of roadway capacity
for vehicles.

Principle Arterial
Collector
Local

Access

Unrestricted
Access

Cul-de-sac

Increasing Access

Arterials – Arterial facilities are designed to
serve a high level of mobility providing fast
flowing through-traffic movement but with
low level land-access service. The traffic controls and facility designs are primarily intended to provide efficient through movement.
1300 East, 900 East, State Street, and 4500
South are examples of arterials in Murray.
Arterials frequently provide the most direct
route from A to B not only for automobiles
but also for pedestrians, bicyclists and transit.

Local Streets – Local streets primarily serve
land-access functions. Local street design and
control facilitates the movement of vehicles
onto and off the street system from land
parcels. Through movement is difficult and is
discouraged by both the design and control
of this facility. This level of street network is
likely to provide the highest level of comfort
to bicyclists and pedestrians. Local roads will
have the lowest speeds and be mostly absent
of large vehicles.
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Murray’s Functional Class:
Table 2-6 shows Murray’s roadway classification from the city’s engineering specifications and requirements document which was
amended May 2019. Trip length, design speed,
lane width and average daily trips are all part
of the equation necessary to properly determine a roadway’s best classification.

Table 2-6: Murray roadway classification table

Table 2-7 below shows general characteristics
for each classification such as whether parking is allowed and what percentage of a city’s
surface street system is made up of a specific
roadway classification. The table indicates that
the majority of roadways in a typical city are
residential.

Murray Roadway
Classification

Use

Dimensions

Trip
Length
(Miles)
Freeway

Design
Speed
(MPH)

Lane
Width(Feet)

Volume
Number of Average Daily
Lanes
Trips (ADT in
Thousands)

>5

>65

12

6-8

80

Major Arterial

1-2

45 - 55

12

6

15 - 50

Minor Arterial

>1

40 - 45

12

3-5

10 - 25

Major Collector

1

30 - 40

12

2-5

3.5 - 10

Minor Collector

1

25 - 35

11 - 12

2-3

1.5 - 3.5

<1

20 - 30

10 - 12

2

<1.5

Local Street

Table 2-7: Elements of functional classification table
General Characteristics of Functional Classification
Freeway & Expressway

Arterial

Function

Traffic movement

Traffic movement, Collect & distribute traffic between streets
land access
& arterials, land access

Typical % of Surface Street System
Continuity

Not applicable
Continuous

Collector

5 - 10%
Continuous

Limited: Major
generators only
See City’s Engineering Standards and Specifications
None

Minimum Roadway Intersection Spacing
Speed Limit
Parking

See City’s Engineering Standards and Specifications

Comments

Prohibited
Discouraged
Supplements capacity of arterial street Backbone of
system & provides high-speed mobility Street System
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Land Access

10-20%
Continuous

See City’s Engineering Standards and Specifications
Spacing
Typical % of Surface Street System Vehicle
Not applicable
40 - 65%
Miles Carried

Direct Land Access

Residential Street

None

10-20%
Restricted: Some movements prohibited;
number & spacing of driveways controlled

Limited

60-80%

10-25%
Safety controls access

Allowed
Through traffic should
be discouraged

Figure 2-8: Murray functional classification

The existing functional class network for Murray is shown in Figure 2-8. The roadways are
separated into functional classes by access as
well as the general right-of-way width.
In Murray the majority of roadway surface is
dedicated to local streets that provide access
to homes. Many of these roads bend and
curve and dead end in neighborhoods. The
fewer, higher volume roads run straight for
long distances creating larger, grid-like network. These roads make efficient and continuous north to south connections at areas
like State Street, 900 East, and 1300 East, and
the East to West connections are found along
6100/5900 South, Winchester Street/6600
South, and 4800 South.
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Figure 2-9: Annual average daily traffic volume (2017)

Murray’s Annual Average
Daily Traffic Volume
Annual average daily traffic (AADT) is an estimation of how many cars travel along a specific
street segment in a day.
This number is typically derived by recording
traffic counts for an extended period of time
on a specific street. After the traffic counts have
concluded and the numbers are examined and
determined to be representative of normal traffic behavior these data are then used to create
an annual daily average.
Excluding I-15 and I-215, the streets in Murray
with the highest AADT are 4500 S, State St,
and Van Winkle to Highland Dr. These streets
have speed limits between 40 mph to 50 mph,
and multiple travel lanes in each direction. This
combination of higher speeds and multiple
lanes allows for a larger capacity of traffic volume. Figure 2-9 shows Murray’s AADT (2017 is
the most current and accurate available data).

Source: UDOT ; UPLAN data
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Figure 2-10: Level of service A-F

Level of Service
Roadway level of service is typically displayed in
the relationship between the traffic volume and
the roadway capacity (generally the number of
lanes), or a V/C ratio. This ratio is represented as
a letter grade ranging from A-F, much like letter
grades assigned in school.
A-C are generally considered free-flowing traffic
operations, and while some congestion occurs at
LOS D, the transportation system is assumed to
be adequate (not failing) at this level. Figure 2-10
explains what conditions need to exist for a road
segment to receive a particular letter grade.
LOS D was identified as the planning goal for
Murray in the peak traffic hours, meaning that
LOS E and F are unacceptable. Although LOS D
is a planning goal, roadway LOS may vary on a
street-by-street basis. Roadway capacity cannot
be scaled to exactly fit demand since demand
varies by time of day, day of week, and time of
year.

A

• Free Flow Operations
• No wait longer than one
signal indication
• Delay: 0< 10 seconds/Vehicle

B

• Free Flow Operations
• Rare occasion to wait through
more than one signal indication
• Delay: 10 to 20 seconds/Vehicle

C

• Stable Operations
• Occasional backup may develop &
intermittent vehicle wait for more
than one signal indication
• Delay: 20 to 35 seconds/Vehicle

D

• Approaching unstable operations
• Waits are still tolerable, occur
without excessive backups
• Delay: 35 to 55 seconds/Vehicle

E

• Unstable operations
• Very long queues may create
lengthy delay
• Delay: 55 to 80 seconds/Vehicle

F

• Very poor operations
• Backups create ‘gridlock’ condition
• Delay: > 80 seconds/Vehicle
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Figure 2-11: Existing level of service

While the travel demand model is used to
predict future traffic and level of service, it can
also be used to estimate current conditions.
Existing conditions were modeled with a 2019
base year for Murray. Figure 2-11 shows the
existing LOS within Murray. Green roads have
little or no traffic congestion corresponding
to LOS A, B, while orange and red roads have
“peak hour” traffic congestion. Currently, 5900
South experiences congestion during the
peak hours. This is also true for 4500 South,
5900 South, Winchester, portions of Vine
Street, and Fashion Boulevard. There are minimal delays on the other roadways in Murray.
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Figure 2-12: All crashes heat map (2016-2018)

Safety

City-wide Crashes
Between 2016-2018 there were 7,071 reported
crashes within the city boundary. Figure 2-12 is a
heat map of crash locations illustrating the highest concentrations of crashes within the city. The
most predominant crash concentrations occurred
at I-15 interchanges at 5300 South and 4500 South.
Outside of I-15 and its access points, other notable
hotspots occurred along State Street at intersections
with I-215, 5900 South, 5300 South, and 4500 South.

Note: Confidential: This data may be protected under 23 USC 409.
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Figure 2-13: Crashes by severity (2016-2018)

Fatal and Serious Injury Crashes:
Crash severity is reported according to a five-category scale ranging from no injury to fatality. There
is considerable emphasis in Utah among safety
agencies, transportation planners and engineers to
eliminate fatal crashes. However, the low frequency
of fatal crashes can result in an insufficient sample
size to identify meaningful patterns. As a result, the
next level of crash severity, serious injury crashes, is
often included in a crash severity analysis.
Figure 2-13 illustrates the fatal and serious injury
crashes in Murray City. For the analysis period, there
were seven crashes with a fatality and 71 serious
injury crashes. The number of fatal and serious
injury crashes in Murray City as a percentage of total
crashes is 1.1 percent, below Salt Lake County at
1.8 percent, and lower than all peer cities studied
(Taylorsville, Midvale, Millcreek, and West Jordan).
West Jordan had the highest percentage of fatal and
serious injury crashes at four percent.

Table 2- 8: Fatal and Serious Injury Crashes
Peer Comparison (2016-2018)
Fatal and Serious Injury Crashes
Murray City

78 (1.1%)

Midvale

45 (1.3%)

Salt Lake County
Millcreek

1,474 (1.8%)
59 (1.8%)

Taylorsville

104 (1.9%)

West Jordan

247 (4.0%)

Note: Confidential: This data may be protected under 23 USC 409.

24 Murray Transportation Master Plan 2020

Note: Confidential: This data may be protected under 23 USC 409.

Bicycle-Involved Crashes:

Figure 2-14: Bicycle crashes by severity (2016-2018)

For 2016-2018, 47 vehicle crashes involving a cyclist occurred
in Murray City. Figure 2-14 symbolizes the locations of these
crashes by crash severity. There were no recorded cyclist
fatalities during the study period, however there were several
crashes that involved injuries – almost all of which occurred
along major roads (collectors and arterials). Only two of the 47
incidents occurred on a minor (local) road, one of which had
no injury and one possible injury. The majority of crashes occurred along State Street, where there are shoulders, but has
no designated cyclist route. The shoulders do allow parking in
most cases, but on-street parking is fairly infrequent, leading
to unpredictable and inconsistent riding conditions. Murray
has plans to expand the city's bike network which includes
bike lane projects along state roads 900 East and 4500 South.
The City should continue to coordinate with UDOT to improve
safety along State Street.
As shown in Table 2-9, the percent of all crashes involving a
cyclist is higher in Murray City than in Midvale, equal to that
of Taylorsville, but lower than West Jordan, Millcreek, and Salt
Lake County. Millcreek had the highest percentage of bicycle-involved crashes at 1.2 percent.

Table 2-9: Bicycle-Involved Crashes Peer
Comparison (2016-2018)
Bicycle-Involved Crashes
Midvale

18 (0.5%)

Murray City

47 (0.7%)

Taylorsville

36 (0.7%)

West Jordan

51 (0.8%)

Salt Lake County
Millcreek

838 (1.0%)
40 (1.2%)

Note: Confidential: This data may be protected under 23 USC 409.

Note: Confidential: This data may be protected under 23 USC 409.
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Pedestrian-Involved Crashes

Figure 2-15: Pedestrian-involved crashes

For 2016-2018, 79 vehicle crashes involving a pedestrian occurred
in Murray. Figure 2-15 symbolizes the locations of these crashes by
location. Clusters are found along State Street, 5300 South, and 700
West. The 700 West cluster coincides with land uses that drive high
pedestrian activity, with an elementary, junior high, and two churches
from 5900 South to 5400 South. There are several clusters of crashes
located at intersections, with 56 of the 79 (70 percent) of the incidents
located at an intersection.
Furthermore, 73 out of 79 (92 percent) crashes occurred along large
roads, such as major collectors and arterials. State Street in particular
had the highest number of pedestrian-related incidents. Traffic speed
and volume along these larger streets are likely contributing factors.
Pedestrian-related crashes also had a higher mortality rate than bicycle-related incidents, with two pedestrian fatalities during the study
period (compared to zero cyclist). Most pedestrian incidents occurred
during the day (67 percent) which is similar to day-light cyclist incidents (80 percent).
While within Murray, UDOT owned roads such as State Street and
5400 South are areas of concern for pedestrians. Mitigation measures
should be coordinated between Murray and UDOT. It is recommended the City works with UDOT to address pedestrian crashes at signals.
The percent of crashes involving a pedestrian is lower in Murray than
all peer cities studied, (see Table 2-10). Millcreek had the highest percentage of pedestrian-involved crashes at 2.1 percent.
Table 2-10: Pedestrian-Involved Crashes Peer Comparison (2016-2018)
Pedestrian-Involved Crashes
Murray City

79 (1.1%)

Taylorsville

82 (1.5%)

Midvale

59 (1.6%)

Millcreek

69 (2.1%)

West Jordan

92 (1.5%)

Salt Lake County

1,310 (1.5%)
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Note: Confidential: This
data may be protected
under 23 USC 409.
Note: Confidential: This data may be protected under 23 USC 409.

Hotspots

Figure 2-16: Crashes on City and state routes

City and State Route Crashes:
A large concentration of the vehicle activity in Murray City occurs on
state routes. As such, most crash hotspots occur on state routes or at
junctions with state routes where Murray City has limited influence
to correct potential design deficiencies. Because of this, it is helpful
to look at crashes off state routes to isolate potential hotspots where
the city can influence change. Figure 2-16 shows a heat map of nonstate route crashes within Murray City.
Non-state corridors that stand out are 6600 South, 500 West/Murray
Boulevard, 1300 East, and 5600 South. Table 2-11 shows intersection
hotspots that involve City and State routes. Most of these hotspot
intersections occur along notable and high traffic corridors, with
the biggest hotspot occurring at the intersection of State Street and
6400 South.
Table 2-11: City and State Route Hotspots (2016-2018)
Location
State and City Intersections
State Street and 6400 South
500 West and 4500 South
State Street and 5900 South
900 East and 5600 South
City Only Intersections
Winchester and 700 West
Union Park Avenue and 6600 South
1300 East and 5600 South
1300 East and Vine

Total Crashes

Murray Boulevard and Vine Street

80
40
33
28
76
75
30
22
13

Note: Confidential: This data may be protected under 23 USC 409.

Figure 2-16 highlights crashes on Murray controlled street. Several corridors have a concerning level of crashes, specifically Murray
Boulevard, 900 East, 5900 South, and Winchester. Many of these
safety issues are being addressed by the Capital Facilities Plan
Note: Confidential: This data may be protected under 23 USC 409.
projects in chapter 6.
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Transit

UTA (Utah Transit Authority) is the primary
transit service for Murray. The city has three rail
transit stations, Murray North Station, Murray
Central Station, and Fashion Place. Two of the
three UTA TRAX lines (Blue and Red), as well as
the UTA FrontRunner commuter train stop in
Murray. All three have service at Murray Central
Station, which is where the Intermountain Medical Center is located, Murray’s largest employer.
The FrontRunner does not stop at Murray North
Station or Fashion Place, however, the Red and
Blue lines stop at both. Figure 2-17 shows the
existing transit in Murray.
Murray’s number of transit stations as well as
its existing UTA bus system places it in a strong
position to meet the “5 Key Initiatives” identified
in the city’s 2017 General Plan, which are:

1. Build a “City Center District” that “can be the social and
economic heart of the city”
2. “Create Office/Employment Centers”
3. Create nodes that are “livable + vibrant neighborhoods”
4. “Linking centers/districts to surrounding context”
5. “A city geared toward multi-modality”
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Figure 2-17: Existing transit

The next most utilized bus stops in Murray
are at 4500 S and 155 E, State Street and
4489 S, and 900 E and 5545 S. The bulk of
bus stops within Murray are along these
larger, busier corridors like 1300 E, 900 E,
State St, and Winchester St.

Figures 2-18 : 2-20: Light rail & commuter train ridership
by station (2017 - 2020)
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Figures 2-18, 2-19, and 2-20 are graphs
showing monthly total estimates for light
rail and commuter train ridership by station
from January 2017 to May 2020. Currently,
UTA’s data portal provides this information
for boardings but not for those who exit
the train. The calculated estimates shown
here were generated under the assumption
that the number of people boarding and
exiting are roughly equal, and therefore the
number of boardings (UTA’s available data)
were doubled.
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Murray has over 170 bus stops within its
city’s limits. The two busiest stops are Murray Central Station and Fashion Place West
Station, followed by Cottonwood Street
at 5149 South, which is in front of the
Intermountain Medical Center. This stop
is serviced by routes 54, 47, 45, and 201
and is adjacent to Murray Central Station.
That the most utilized bus stops in the city
are connected to light rail and commuter
train is demonstrative of the city’s existing
demand for multi-modal transportation as
well as the importance of options to meet
people’s daily transportation needs within
Murray.
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* The transit system was drastically affected by COVID-19 in the year 2020. The rapid drop off in ridership is seen in Figures 2-18: 2-20
during March of 2020. It is unknown when ridership will return to pre-COVID-19 levels.
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Source: https://data-rideuta.opendata.arcgis.com/

Murray Transportation Master Plan 29

According to the FHWA (Federal Highway Administration): “most
people are willing to walk 1/4 [mile] to 1/2 [mile] to a transit stop....
in order to encourage transit usage, safe and convenient pedesFigure 2-21: Bus stops with half-mile buffer
trian facilities should be provided within 1/4 to 1/2 mile of transi
stops, and greater distances near (heavy) rail stations.”

The majority of Murray has access to bus stops within a
half-mile distance, determined by an “as the crow flies”
straight line estimate, rather than the full distance a
person would travel walking along a sidewalk. However,
there are areas in Murray where the housing located on
local streets is beyond a half-mile distance from the closest bus stop “as the crow flies”, including a section north
of I-215 and west of I-15 and an area in between State
Street and 900 E. Figure 2-21shows Murray’s and the areas
beyond a half-mile distance, which are shown in blue. This
map does not show actual walking distance from transit
due to barriers such as I-15, rail corridors, creeks, etc. Within Murray's Mixed Use zones lack of sidewalks and other
barriers that discourage transit use exist.
Figure 2-22 is a graph showing the relationship between
distance and transit usage.
Figure 2-22: Relationship between distance and number of trips
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Source FHWA: https://safety.fhwa.dot.gov/ped_
bike/ped_transit/ped_transguide/ch4.cfm

Active Transportation
An active transportation (AT) network is a
key component of a transportation system
because it provides mobility options for all
residents. Making walking and biking safe
and convenient is a key goal of any complete
transportation plan. The benefits of a practical and accessible active transportation
network are broad and include improving
physical and mental health, decreasing noise
and air pollution, providing a low-cost modechoice, and increasing the property values
along the AT network. When there are more

transportation choices, connectivity is improved throughout the community because
more access is provided to both specific and
regional origins and destinations. While freeways and expressways favor high speed long
distance mobility for motor vehicles, a robust
active transportation network provides its
own accessibility options that can connect
people to neighborhoods, downtowns, parks,
schools, places of work and worship, shopping centers, etc., without the requirement of
a car.

Figure 2-22 shows how comfort relates to
different types of active transportation infrastructure and design. The comfort an AT
user feels is affected by things like whether a
protective physical barrier exists, the distance
from vehicles, an AT user’s sight-line visibility,
and motor vehicle speed.
While those are some of the main factors
taken into consideration when creating an active transportation network, designs should
reflect the needs of the local context.

Figure 2-22: Active transportation facility type
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Figure 2-23: Existing active transportation facilities
Figure 2-23 shows the existing active transportation in Murray. On the west side, Murray
has the well-known Jordan River Trail running
north to south across the entirety of its city.
This is a paved separated trail that is part of a
connected trail system from Provo Canyon to
Ogden Canyon.
Vine street has a combination of bike lanes
and shared roadways as it bends west to east
through Murray where it joins a bicycle shared
roadway along 5900 S while heading towards
Highland Dr. The western half of Winchester
Street is a bike lane, that temporarily turns
into a shared roadway where the shoulder
width narrows, and then returns to a bike lane
again when ROW is available. Extending east
from Wheeler Historic Farm is an unpaved trail
that runs along the Jordan and Salt Lake City
Canal, and between Intermountain Medical
Center and Little Cottonwood Creek is a paved
multi-use path.
While Murray does not have an extensive
existing AT network it is in a good position to
expand upon existing facilities to provide local
and regional options that offer high-comfort
for users and desirable accessibility to the
origins and destinations within the city.
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Figure 2-24: Active transportation facilities and Strava usage
Figure 2-24, again shows existing active transportation, but in this map it is displayed as a
single color. Visually, it is placed below a color
graduated representation of Strava data for
Murray. Strava is an app that uses GPS tracking
to record a cyclist, runner, jogger, walker’s, etc.
specific route. The data provide a general idea
of where people are participating in active
transportation. It is understood that the data
is representative of only certain segments and
demographics of the population and does
not by any means represent all active transportation users. However, it is beneficial to
see where these AT trips are occurring along
the road network in Murray. While certain
routes, mainly those that run along roads that
are classified as arterials and collectors, such
as Vine Street, receive the highest amount
of use, it should be noted that a significant
number of local streets have recorded trips on
them. When this data is combined on a map
with Murray’s existing AT facilities, it can help
identify where projects may be of highest
use, or where there is a latent demand for AT
infrastructure.
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Figure 2-25 shows the existing crosswalks in
Murray separation by location according to
mid-block or intersection and school zone or
non-school zone. The location of schools is also
shown on the map.
Pedestrians experience the built environment
on a fine-grained level and require frequent
safe crossings to destinations for crosswalks to
be effective. An area that has adequate crossing
facilities can encourage walkability. Crossings
that align with pedestrian desire lines (paths
taken because they are the shortest, obvious,
easiest, etc. to access a destination) may prove
to have the highest use and/or greatest efficacy.
Design and location are both important when
considering the installation of a crosswalk. According to NACTO (National Association of City
Transportation Officials), if a pedestrian has to
spend over 3 minutes to get to a crossing, cross
a road and get back on track to their destination it becomes very likely the pedestrian will
forgo the crosswalk entirely and chose a riskier
option for crossing a street.
To provide a safe crossing facility painted lines
may be insufficient. Flashing beacons, HAWK
(High-intensity activated crosswalk beacon) signals, pedestrian refuge islands, alternative textured or colored paving, or other traffic calming
or safety measures should be considered.
Murray's Crosswalk Guidelines and Standards
should be consulted. These can be found in the
appendix.
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Figure 2-25: Crosswalks and sidewalks

3 FUTURE CONDITIONS
This chapter discusses the background and assumptions used to forecast
transportation related growth in Murray. It also shows future level of
services maps for the city.
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Travel Model
Using travel demand modeling techniques in
conjunction with projected socioeconomic,
population, and employment trends, future
transportation demands were forecast. Transportation system improvements that are committed or planned by agencies such as Utah
Department of Transportation (UDOT) and
Wasatch Front Regional Council (WFRC) were
included in the transportation forecasting prior
to identifying additional transportation projects
within the city.
Most of the projected socioeconomic data used
in this study comes from the Land-Use Element
of the Murray General Plan. The General Plan
was lasted updated in 2017 and is shown in
Figure 3-1. To accommodate the anticipated
growth, specific areas are planned to allow a
more flexible mix of uses within community and
neighborhood nodes. These nodes are areas
within the City where job and housing growth
can occur to provide amenities to surrounding
residential neighborhoods as well as to stabilize
these neighborhoods by preventing unplanned
growth. The land use plan aims to emphasize
growth within identified transit corridors, transit
station areas, community centers, and neighborhood centers. Development is occurring slightly
different than anticipated in the General Plan.
Updates, such as the known mixed-use island
and the mixed-use west of I-15 have been accounted for in the Travel Model.
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Figure 3-1: General Plan land use map

Figure 3-2: Household growth (2020-2050)
Outside of known developments, the future
growth within the City comes from land use
modeling completed by Wasatch Front Regional Council (WFRC). WFRC is the Association of
Governments (AOG) for Box Elder, Davis, Morgan,
Salt Lake, Tooele, and Weber counties that is responsible for coordinating transportation planning in the region. WFRC recently updated their
2019-2050 Regional Transportation Plan (RTP),
which is the blueprint to guide investments in
the future transportation system. As part of this
process WFRC modeled future land use changes
based upon allowed development densities and
the planned transportation system.
Figure 3-2 shows where household growth is anticipated within the city. This heatmap illustrates
that most of the household growth is anticipated near I-15 between 4500 South and 5300
South. Outside this area, infill development is
expected to moderately increase the number of
households throughout the city. There are also
six identified mixed-use, high residential density
nodes within Murray.
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Figure 3-3: Employment growth (2020-2050)
Figure 3-3 illustrates the location of the future
employment growth in Murray. As with housing
growth, employment growth is concentrated
near I-15 between 4500 South and 5300 South.
Other locations that are expected to see increased job opportunities are near Fashion Place
as well as 5600 South at State Street and 900
East. Although there is anticipated to be some
employment growth in these areas, most new
jobs are expected to be located within the TRAX
and neighborhood nodes near the I-15 corridor.
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Land Use’s Effect on
Transportation

Travel Model Development
Projecting future travel demand is a function of projected land use and socioeconomic conditions. The WFRC Travel Demand
Model (TDM) was used to predict future
traffic patterns and travel demand. The travel demand model was modified to reflect
better accuracy through the study area by
creating smaller Traffic Analysis Zones (TAZ)
and a more accurate and extensive roadway
network. Existing conditions were simulated
in the TDM and compared to the observed
traffic count data to get a reasonable base
line for future travel demand. Once this
effort was completed, future land uses, and
socioeconomic data were input into the
model to predict the roadway conditions for
the horizon year 2050. Year 2050 was selected as the planning year horizon to be consistent with the regional planning process.

The future for which we are planning includes a moderate increase in population
and employment. Figure 3-4 summarizes
this employment, household, and population growth over the next 30 years. This
chart shows Murray's population, households, and jobs used in the TDM for the
years 2019, 2030, 2040, and 2050. The projected 2050 population in Murray is 60,000
people with nearly 10,000 new residents.
Employment growth is also adding 5,000
new jobs over the next 30 years. While employment is anticipated to increase by 10%,
population is forecast to increase by more
than 20% bringing the number of residents
close to the number of jobs.

Figure 3-4: Population growth by city
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The steady growth that Murray has experienced is expected to continue in the coming
years. Population is expected to increase
by 20% and employment is projected to
increase by 10% over the next thirty years,
resulting in increased transportation system demands. This increasing demand will
require new and improved transportation
facilities. Additionally, development within
community and neighborhood nodes will
include a mix residential, commercial, and
industrial land uses. These changes will
require transportation options for people to
walk, bike, or take transit for these shorter
distance trips changing how people commute in the future.
As mixed use development occurs, location
specific studies should be conducted such
as a traffic impact study (TIS) or a small area
plan. These studies examine the potential
negative impacts of traffic at a close-up,
granular level. The analysis provided from
these studies can be especially beneficial for
areas of higher densities.

40,000
30,000
20,000

20,958

27,015

10,000
2015

2020

2025

2030

2035

2040

2045

2050

Households
Population
Employment
(source: P:\_2020\20-019 - Murray Transportation Master Plan\300_Data&Analysis\ MurrayTAZSEInputs.xlsx)

Murray Transportation Master Plan 39

Model Years and Results

Projected Traffic Volumes &
Conditions
The resulting outputs of the travel demand
model consist of traffic volumes on all the
classified streets in the city and surrounding area. These forecast traffic volumes were
used to identify the need for future roadway
improvements to accommodate growth. The
following two scenarios were analyzed in detail to assess the travel demand and resulting
network performance in the City:
No Build
Recommended Roadway Network
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No-Build Conditions
A no-build scenario is intended to show
what the roadway network would be like in
the future if no action were taken to improve
the roadway network. The travel demand
model was again used to predict this condition by applying the future growth and
travel demand to the existing roadway network. Interim year growth assumptions were
also modeled to understand how congestion
grows over time. Figure 6 to Figure 7 show
the 2030, and 2050 No Build LOS respectively. These maps show growing congestion
on State Street, 4500 South, 5300 South and

other corridors as the population and employment increases without improvements
to the transportation system. This growing
congestion is visible in the expansion of
orange and red roadway segments.
As shown in Figure 3-5, if no improvements
are made to the transportation system, projected traffic volumes for the planning year
2050 will worsen the LOS of many streets
and intersections throughout the city. The
following list includes the streets expected
to perform at LOS D or worse:

LOS D (Peak Congestion but Acceptable)

Figure 3-5: 2030 No build level of service

West 4500 South (West City Boundary to I-15)
4500 South (Atwood Blvd to 700 E)
4800 South (Atwood Blvd to Vanwinkle Expwy)
Vine Street (Murray Blvd to Commerce Dr)
5300 South (West City Boundary to 700 W)
5300 South (Commerce Dr to Vine Street)
5600 South (900 E to 1300 E)
Vine Street (900 E to 1300 E)
Winchester St (West City Boundary to Fashion Blvd)
500 West (4500 South to North City Boundary)
300 West (4500 South to North City Boundary)
Main Street (4500 South to North City Boundary)
State Street (Vine St to North City Boundary)
700 East (4500 South to North City Boundary)
State Street (I-215 to 5300 South)
Fashion Boulevard (5900 S to 5600 S)
900 East (Winchester St to 5290 S)
Vanvinkle Expressway (6400 S to 5600 S)

LOS E or Worse (Unacceptable)
4500 South (I-15 to Atwood Blvd)
4800 South (500 W to State St)
Vine Street (Commerce Dr to Cottonwood St)
5300 South (700 W to I-15)
5600 South (Vine St to 900 East)
5900 South (700 West to 900 East)
Murray Boulevard (South City Boundary to 4500 S)
Vine Street (5400 S to 5300 S)
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Figure 3-6: 2050 No build level of service

With no improvements by 2050 Murray will
experience a lot of congestion with many corridors in gridlock. Figure 3-6 shows future LOS
with volumes in a No Build scenario.
This highlights the need for transportation
planning to avoid this congested future.
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Regional Transportation Plan
Murray is not alone in improving the roadway
network. WFRC, in cooperation with UDOT, provides
financial assistance for projects included in their
RTP. If the roadway is included on the RTP and is
owned and operated by UDOT, full financial responsibility falls to UDOT. It is important to include
these projects in this Plan as well as coordinate with
UDOT to ensure these projects are implemented. If
the roadway is on the RTP and not owned by UDOT,
Murray may be able to apply for funding through
WFRC, in which case, the city will only be responsible to match 6.77% of the total cost of the project.
RTP projects within Murray included on the RTP are
shown in Figure 3-7, and are listed here by project
phase. An interactive map can be viewed on WFRC’s
website https://wfrc.org/rtp-2019-adopted/.

Figure 3-7: Regional Transportation Plan projects

PHASE I (2021-2030)
1. Cottonwood Street (4500 S to Vine St)
New 3 Lane Road
2. Vine Street (900 E to Van Winkle)
Operational Improvements

PHASE II (2031-2040)
3. State Street (600 S to I-215)
Operational Improvements
4. Highland Drive (1300 E to Fort Union Blvd)
Operational Improvements

PHASE III (2041-2050)
5. 5400 South (Redwood Rd to State St)
Operational Improvements
6. 700 East (I-80 to Murray Holladay Rd)
Operational Improvements
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Figure 3-8: Planned project by type

Local Projects
In addition to the RTP projects, City staff input
along with travel demand model results were
utilized to determine local capacity projects.
While many of these are smaller, local projects,
they still improve connectivity and transportation options throughout the city and are shown
by type in Figure 3-8.
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Figure 3-9: Future build LOS
With these local capacity projects included,
Figure 3-9 shows the proposed 2050 roadway
LOS with all future projects (including WFRC RTP
projects). These proposed projects address the
larger capacity needs within the city. However,
even with these projects some roadway segments are anticipated to be at LOS E. Most of
these roadways provide access to I-15 such as
4500 South and 5300 South. However, capacity
improvements to these would require rightof-way acquisition as well as potentially costly
railroad bridge improvements on 4500 South. As
a result, widening is not currently identified to
address traffic congestions on these roads, but
congestion should be monitored in case additional capacity is required.
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Future Functional
Classification
The recommended functionally classified roadway network is illustrated in Figure 3-10. This
future functional classification was developed
based upon the existing roadway functional classification shown in Figure 3-10 while incorporating other planning efforts. The existing roadway
network was refined to serve the updated future
land use and traffic forecasts from the travel
demand modeling. The recommended network
also includes planned projects from WFRC’s
Regional Transportation Plan. These arterial and
collector roadways will provide the backbone of
the functionally classified transportation network within Murray. Finally, the recommended
functional classification was improved to reflect
stakeholder and public comments to create a
network that will serve existing and future travel
demand.
This future functional classification map is a
comprehensive image of the Transportation
Master Plan. It shows the existing as well as
future roads along with their typical size, so that
the community knows what is planned for each
road within Murray.
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Figure 3-10: Future functional classification

Conclusion
The process of refining the travel model to
analyze future transportation demand for
Murray led to the identification of local projects, which are shown by type in this chapter in
Figure 3-9. These projects, combined with the
projects from the regional transportation plan
(Figure 3-8), provide the improvements needed to address future capacity. These upgrades
address all modes and facility types, including

road widening, sidewalk installations, bike lane
striping, and intersection improvements. As
the City increases its mixed use, high residential areas, the ability for people to use multiple
modes of transportation will become more
essential. As the demand on the transportation
system increases, these recommended projects
as designed to keep level of service acceptable
through the planning year 2050.
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4

PUBLIC OUTREACH

Public Outreach is a significant part of the
planning process. This chapter discusses
results from the TMP Public Survey, which
guided planning decisions and the Capital
Facilities Plan.
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A focus of this plan was to seek public input.
The City reached out to the public through
the City website, Murray City social media,
and notices mailed in residential utility bills.
The project website:
murraytransportationplan.com hosted
a 12-question survey, that was available
for the public starting in June 2020 and
was open through mid-September. The
City received 370 responses from Murray
residents. These respondents provided
hundreds of comments and good ideas.

The next most popular mode was walking
with 40% of respondents indicating that
they walk “daily” and 70% “weekly”. While
not as popular as waking, 10% of those
surveyed said they bike “daily” and an
additional 26% bike “weekly”. After driving
alone, or walking/biking, carpooling was the
fourth most common mode choice with 9%
respondents reporting they carpool “daily”
while 26% carpool “weekly”.

This survey was curated to get feedback
about resident’s relationship to the overall
transportation system. The results from this
on-line public survey are summarized on
the subsequent pages and more details can
be found in the appendix.
Like many suburban communities, many of
Murray survey respondents indicated that
they drive alone as their primary mode of
transportation as shown in Figure 4-1. While
73% of those surveyed drive alone daily, an
additional 24% of respondents drive alone
weekly, and only 2% said they never drive
alone.

Figure 4-1: Number of respondents by date

The number of survey respondents that indicated that they regularly used transit was
substantially lower than for other modes.
TRAX and FrontRunner were identified as

Figure 4-2: How often do you use the following modes of transportation?
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the most frequently used transit service. These
rail services were most commonly used “every
few months,” indicating that rail may be used for
events that occur on a semi-frequent basis. While
rail transit is semi-frequently used, 79% of survey
respondents indicated that they “never” use the
bus.
Figure 4-3 offers another perspective about
mode choice and frequency of use by asking
“how many trips do you make using each mode”
( A trip was defined as “beginning in one place
and arriving to another“). While the lack of transit trips taken during the week is evident, the
number of trips made either by biking or walking stand out, as well. Over 26% of respondents
are biking once or twice per week and almost
the same amount are walking at least 6 plus
times per week. Like other modes of travel, active transportation is reliant upon the transportation system’s available connections to other
land uses within the built environment. Just as
single occupancy vehicle trips are conducive to
areas where there is plenty of parking, a lack of
congestion, and high mobility, active transportation trip levels are reflective of existing available
facilities that provide high levels of comfort to
the user while creating access between multiple
origins and destinations.
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Figure 4-3: How many trips do you make using each mode per week?
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Figure 4-4: How many miles do you travel in an average week?
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While Murray residents’ survey responses
indicate they are walking and biking to many
destinations, they are still traveling on average 120 miles per week. The survey responses
for how far people travel in a week ranged
from 5 miles to 800 miles as shown in Figure
4-4. Additionally, these responses reflected
travel changes due to corona virus with respondents saying “Now: ~30 Pre-covid: ~100”.
Respondents that travel the most weekly
distance also indicated that they mostly “drive
alone”.

Figure 4-5: How many trips do you make for the following purpose per week?
Murray residents were also asked the purpose
for their travel in an average week. As illustrated in Figure 4-5, “shopping” or “running errands” was the most common reason to make
at least one trip with 91% of respondents
saying they made one trip for these purposes.
“Recreation” and “social/personal”, were the
next most common reason for making a trip
with 79% of respondents making at least one
trip for these reasons. “School” and “Other”
were the least common reason for making
trip with on 31% of survey respondents traveling for school and 18% for other reasons.
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Figure 4-6: What transportation issues most concern you?
As seen in the graph in Figure 4-6, “air quality” is
the major transportation issue concerning Murray residents who responded to the survey. “Traffic congestion” came in second, closely followed
by “biking and walking options. “ As the city
grows, pollution from traffic can be managed
and mitigated by installing connected sidewalks
and bike lanes, allowing for more multi-modal
options which can lead to reduced vehicle congestion and improved air quality.

70%
60%
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Figure 4-7 shows responses to the question
“Should roadway shoulders be used for bike
lanes or on-street parking?” According to the
survey results most respondents think that road
shoulders should be used for bike lanes. Only
24% of people indicated that they should be
used for parking. This figure shows that bike
lanes should be evaluated on future roadway
restriping projects where parking was once the
standard approach. As Murray develops, designs,
and adopts its future transportation system, the
City will have opportunities to create facilities
that are inclusive, offer an equitable and holistic
vision of right-of-way utilization, and provide
access and mobility options that serve all its
residents. As shown in this chapter, public outreach and engagement will help identify what
is required for a transportation plan to meet the
current and future needs of the community.
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Figure 4-7: Should shoulders be used for bike lanes or parking?
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5

HOTSPOTS
and
TRAVEL DEMAND MANAGEMENT

Hotspots are areas of concern. This chapter highlights the 3
that were identified in Murray.
Travel Demand Management (TDM) allows transportation
professionals to respond to the increase and decrease of
demand placed on roadway networks over certain periods
of time. Information relevant to TDM for Murray’s roadway
network is discussed in this chapter.
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Hotspots

Figure 5-1: Hotspot locations

Three locations in Murray were identified as
areas of concern in regards to transportation
issues. These locations have unique transportation needs, and the primary issues and
context are summarized in fact sheets on
the subsequent pages. The specific areas are
shown in the map in Figure 5-1.
The hotspot fact sheets include recommendations from the transportation analysis completed. The hotspot fact sheets are designed
to define the problem, provide some data, and
offer insight into possible solutions.
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TOSH State Street Access
The Orthopedic Specialty Hospital (TOSH)
provides full orthopedic care within a
28.9-acre campus located off Fashion Boulevard at approximately 5800 South. The
TOSH campus was the site of Intermountain
Health Care’s (IHC) Cottonwood Hospital
until 2007 when IHC opened their flagship
Intermountain Medical Center Hospital just
four blocks north on State Street. Since then,
specialty offices and support facilities have
continued to expand on the TOSH campus
as part of an on-going improvement plan.

Currently, IHC is planning a new orthopedic
surgical and recovery center on the northeast corner of the campus. This new surgical
center will replace existing surface parking
lots and a landscaped field along 5770
South.
As the TOSH campus continues to grow,
access to TOSH facilities and the associated
traffic circulation in nearby neighborhoods
will continue to be a more pressing concern.
Currently, the primary access to the campus

are from Hospital Drive and Medical Tower
Drive. These roadways connect to Fashion
Boulevard, 5770 South, and 5900 South
which are functionally classified as collector
roadways that provide access to local neighborhoods. However, State Street (US 89) is
a major state highway located just west of
the campus. Despite the proximity to State
Street the TOSH campus currently does not
have access to or from this regional roadway.

Rendering of Main entrance of the surgical center (Source: Environments for Health Architecture)
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As properties along State Street redevelop,
and the TOSH campus continues to grow,
Murray City should coordinate with IHC and
UDOT to plan for a potential new access
point on State Street. This access could be
completed by extending Hospital Drive to
State Street. This would improve connectivity and access to the TOSH campus potentially reducing traffic on other neighborhood

collector roadways. Since State Street at
this location has minimum signal spacing
requirements of ½ mile and currently both
intersections of 5770 South as well as 5900
South are signalized, this access would likely
be unsignalized. However, even unsignalized
access to State Street would reduce traffic on
more local roadway and should be considered as nearby properties redevelop.

TOSH campus and roadway access

Conclusion:
Murray City should coordinate
with IHC and UDOT to plan for a
potential extension of Hospital
Drive to connect and consider
access type to State Street.
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Murray Square
Murray Square is a 10.5-acre mixed-use development planned on the old K-mart site
located on the westside of 900 East at approximately 4600 South. The site plan for Murray
Square includes 421 housing units and 21,000
square feet of commercial space. The residential units will be located in four residential
buildings that vary in height with the largest
buildings being four and five stories. Murray
Square will be developed in two phases with
the large residential building constructed in
the first phase. The second phase will include
the smaller residential building and the commercial space. The residential building is this

phase will be located closer to established
land uses while the commercial elements are
planned to be situated along the 900 East
frontage. The specific size and location of
these commercial buildings has not been determined since retail space needs can change
based upon the tenet's requirements.

Concept sketch of residential mixed-use for Murray Square
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The primary site access will be via 900 East
at the existing traffic signal at 4705 South.
This access will be supplemented with a second access onto 900 East at the north end of
the property as well as connections to 4680
South to west and to the Ivy Place shopping
center to the south. These connections are
important to provide signalized access to
the established Greenvalley neighborhood
and Ivy Place shopping center.

Even with the planned residential units and
commercial space the traffic analysis shows
that Murray Square has minimal traffic
impacts. This includes at the planned access
on 900 East as well as nearby intersections
of 4500 South / 900 East and Van Winkle
Expressway / 900 East. However, the traffic
analysis did recommended improvements
at 4705 South that include eastbound and
westbound left-turn lanes as shown in the
concept layout. This turn lanes help minimize impacts at this traffic signal and improve egress for the development.

Conceptual site plan for Murray Square (source CIR Engineering)

For pedestrians, the project frontage on
900 East includes 8’ parkstrips to buffer
the pedestrian area from the higher traffic
volumes on 900 East. The sidewalks on are
also planned to be 7’ improving pedestrian
mobility along the corridor. The access roads
throughout the development are designed
to feel like public streets with park strips,
sidewalks, and on-street parking. These
sidewalks provide pedestrian connections
throughout the site and to existing neighborhoods providing transportation choices
to residents. However, a bicycle crossing at
this intersection is important to safely connect people north to south along 900 East.

Conclusion:
A bicycle trail crossing at this
intersection is important to connect
people north to south along 900
East.
This will create a safe access and
mobility option, and it will ensure
that Murray Square is providing
active transportation facilities that
are convenient and easy to use.
Murray Square is not expected
to have a significant impact on
motorized vehicle traffic.

Murray Transportation Master Plan 59

Galleria Apartments
The Galleria Apartments is a 26- acre parcel planned as part of a mixed-use, high
residential density development along 500
West and Galleria Drive, south of Murray Taylorsville Road. Upon approval, it will provide
between 1,200 to 2,600 residential units and
120,000 square feet of commercial space,
which will create an estimated 250 jobs. This
added density will bring increased traffic
along with it.

and from Germania Avenue to Vine Street.
With the 1,200 residential units scenario
improvements from College Drive to 4800
South along Murray Boulevard will be
required. The impact from these scenarios does not result in any other roadway
segments exceeding the level of service D
outside of the study area. This includes Vine
Street, which will not need improvements
due to this development.

Currently, 4800 South needs capacity improvements west of Murray Boulevard. By
year 2030, Murray Boulevard is expected to
need improvements north of 4500 South

However, the development scenario of
2,600 residential units results in LOS F from
Vine Street to 4800 South on Murray Boulevard. Widening Murray Boulevard to 5 lanes

north of Vine Street is needed under every
scenario.
Figure 5-2 shows potential traffic growth
increases for residential densities of 1,600
units and 2,600 units.
It is likely there will be demand for on street
parking. In all scenarios at least 15 acres are
needed on a 26-acre parcel for off street surface parking to be compliant with city code
requirements or the Institute of Transportation Engineers (ITE) standards. Solutions that
reduce on street parking demand should be
coordinated with the developer.

Conceptual site plan for Galleria Apartments
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Since this development is mixed-use and near
TRAX, it is recommended that active transportation infrastructure be incorporated into
the design and the surrounding area, offering people an alternative to driving to get
to destinations. Developer agreements that
require active transportation facilities will help
reduce the burden the development will place
on the transportation system. In addition to
sidewalks and bike lanes, short-term and longterm bicycle parking should be considered
based upon the different uses of the development. Long-term parking is ideal for office and
residential spaces, while short-term parking
benefits shoppers and other business patrons.

Figure 5-2: Potential traffic volume growth

Conclusion:
The Galleria Apartments developer
is working with the city to finalize
densities and their site plan. The
final number of units, while still to
be determined, will have an impact
on adjacent road systems. This will
require a detailed traffic study.
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5300 South Corporate Center
This intersection is located to the west of
the 5400 South I-15 interchange and east
of Murray Boulevard. To the north, College
Drive terminates when it meets Murray Boulevard about one-third of a mile from 5400
South.

This intersection is located next to a large
business park accessed by Ascension Way,
as well as multiple healthcare facilities and
offices, including the regional Intermountain Medical Center, which is one of the largest medical centers in the Salt Lake Valley,
with over 450 beds, and covers an area of
over 100 acres.
These existing land uses, the
heavily used transportation access
points that surrounding it, and the
design of the intersection itself,
make this a hotspot for Murray.
Southbound traffic queuing is
problematic and may begin to
potentially block upstream traffic
at the intersection of Ascension
Way, which is a primary access
point for the business park. Extending southbound storage
capacity on College Dr at the 5300
South intersection may be part of
an effective remedy for this intersection. An additional left turn
lane would allow more vehicles to
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head towards the I-15 intersection during
each light cycle, maximizing the utility and
increasing the efficiency of potential signal
timing options.
Traffic on 5300 South in the westbound
lanes that are turning south onto College
Drive/Green Street are met with two lanes,
however, the inside lane almost immediately becomes a left turn only lane to accommodate vehicles entering the Select Health
business center, an area with over 300
surface level parking spaces. Vehicles have
about 150 feet to get out of the inside lane
if they wish to continue straight and vice
versa, creating possible points of conflict.
Intersection improvements, in the general
area, could contribute to the alleviation congestion. Locations such as the intersection
of Murray Boulevard and College Drive and
Green Pine/Germania Avenue and Murray Boulevard could help disperse traffic
north of the intersection. Upgrading these
intersections also provides an opportunity
to design and integrate safe and friendly
active transportation facilities in locations

that may currently feel unwelcoming and
hazardous to those who chose (or would if
safe facilities existed) an alternative mode of
transportation to a car.
Both Vine Street and Murray Boulevard have
planned active transportation infrastructure improvements on regional plans. A 10
minute bike ride or less can take an average
rider from Murray Central Station to other
key destinations in the area, such as the
previously referenced healthcare facilities
and office park. UTA survey data shows that
Murray Central Station has a higher than
average (7%) of users arriving by bike, and
over 50% of users walk to the station. The installation of improved, new, and connected
active transportation facilities could potentially get more vehicle drivers out of their
cars and using alternative modes.

A bus rapid transit (BRT) line is currently being planned along 5300 South, and selecting appropriate and strategic stop locations
in this area would make riding transit a more
viable option for a greater percentage of the
population in the region.

Conceptual site plan for 5300 South
Corporate Center Square (source Murray City)

The new Ascension office park and the
several healthcare facilities collectively employee hundreds of people. Fostering public, private partnerships (P3) among these
businesses and organizations to implement
Travel Demand Management (TDM) strategies can help reduce the burden that is
placed on the transportation system, including the intersection of College Drive and
5300 South. UDOT’s program TravelWise,
specifically works at establishing innovative
P3 transportation solutions and can be used
as a resource to tap.

College Drive and surrounding area
Conclusion:
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A mix of transportation
strategies, including geometry
improvements, active
transportation infrastructure, and
accommodating transit options,
will help create solutions that are
resilient and enjoyable for the
intersection of College Drive and
5300 South.

Murray Transportation Master Plan 63

Travel Demand Management

Travel Demand Management (TDM) is a
complement to traditional roadway infrastructure projects. TDM focuses on understanding how people make their transportation decisions and utilizes this knowledge
to encourage travel choices that reduced
demand on the transportation system. TDM
is a cost-effective option to help plan and
design the transportation network to naturally encourage alternatives to driving. TDM
strategies can help create a more balanced

most important when selecting a travel
mode(see Figure 5-3). Overall, travel time
was the most important consideration with
83% of respondents identifying it as an important factor when choosing to drive, walk,
bike or take transit. Both convenience (70%)
and ease of use (66%) were also identified
important factors with more than half of the
survey respondents identifying them as key
factors when selecting a travel mode.

transportation system that provides transportation options and choices for all users.
These strategies can help Murray residents
walk, bike, or use transit reducing the need
for roadway capacity improvements.
To understand what factors are important
for Murray residents when selecting a travel
mode, the community survey also included questions on travel behavior. The first
question asked residents which factors are

Percent Responding Important

Figure 5-3: What impacts travel mode choice?
90%

83%

80%

70%

66%

70%
60%
50%
40%
30%

44%

44%
36%

35%
24%

20%
10%

64 Murray Transportation Master Plan 2020

1%

Average Rank

Figure 5-4: Most important cross-section feature
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Residents also ranked which elements were
most important to them within a typical
street right-of-way from most important (1)
to least important (5). As illustrated below,
residents ranked sidewalks as the most
important element with an average rank of
2. This was followed by travel lane (2.2), bike
lane (2.5), multi-use trail (2.6), buffer or curb
separation (2.8), and two-way center turn
lane (2.8). The least important elements were
parking (3.3) and park strip (3.5). The relative

Travel lane

Parking

Paved
Multi-use
trail

importance of these elements was used to
identify which roadway elements are included in projects when there is insufficient
space to provide all elements. Specifically,
Murray City residents are indicating that
sidewalks and bike lanes are more important
than parking and park strips. This facilitates
TDM strategies by providing a greater opportunity for residents to get out of their cars to
walk and bike to their destinations.
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Figure 5-5: Bike lane projects
Each of these elements that were identified as
a priority by Murray residents were evaluated
and incorporated into projects identified in
the Capital Facilities Plan in chapter 6.
Figure 5-5 shows the location of bike lane
projects identified for the Capital Facilities
Plan. Theses projects will increase mobility
options and active transportation use. They
will create safe, direct, and accessible connections across the city. These recommended bike
lane projects will increase connectivity and
will advance and improve the effectiveness of
TDM strategies within the City.
This map of bike lane projects exemplifies the
cohesive planning and continued commitment to keep city wide planning aligned with
the transportation goal identified in Murray’s
2017 General Plan : “Provide an efficient and
comprehensive multi-modal transportation
system that effectively serves residents and integrates with the regional transportation plan for
the Wasatch Front. ”
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Figure 5-6: What is need to encourage alternative transportation?
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Access/connectivity was the most common
response, and it is a requirement to achieve
both the transportation plan goals, as well
as others found in Murray’s General Plan.
Street connectivity throughout neighborhoods is proven to reduce vehicle miles
traved (VMT), increase response time from
emergency services, provide a wider array
of access choices within close proximity to
more people, and increase sales to local
businesses, in return increase local sales
tax revenue. As for vehicular accidents, it is
safer in general to walk and bike in neighborhoods with better connectivity because
more severe crashes occur where there are
fewer intersections. When there are fewer

ks
al
ew
sid

al
/w
ki
ng
al

w

tra

ils
/

ka

pa
t

bl
e

hs

it
tt
en

fre

qu

en
nv
co

ra

ie
n

ns

ce

s
ne
la
bi
ke

in
g
th
no

ac

ce

ss

/c

on

ne

ct

iv
ity

0

intersections, and access is restricted, vehicles travel at higher speeds, the outcome of
which is more intense and serious crashes.
To allow for multiple connections from a
neighborhood means more choices for residents when deciding how and where to go.
Greater neighborhood connectivity allows
for more mobility choices such as walking
and biking, which can lead to an increase
in the overall health of the community.
The CDC (Centers for Disease Control and
Prevention) offer community strategies to
improve health, and a top recommended instrument of success is utilizing planning and
design to connect routes to destinations
in ways people can access places through
active transportation.

Some of the CDC ‘s suggestions to incorporate connectivity into community plans are
considering block length and size, developing a connectivity index and complementing/associated standards, subdivision
regulations for connectivity, the encouragement of paths and greenways along
creeks, streams, and utility easements, and
pedestrian and street connectivity between
neighborhoods.
Murray City Code has policy regulations regarding connectivity for existing streets and
future developments which include the requirement that “the street and traffic access
design of a proposed subdivision development shall promote the purposes and goals
of the City’s Master Transportation Plan,” and
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“the street pattern in the subdivision shall
be in general conformity with a plan for the
most advantageous development of adjoining areas and the entire neighborhood or
district,” with “the intent of the city to have
streets interconnect with other subdivisions
and adjacent properties.”
Murray should continue to stub its streets
and utilities on existing roads as development occurs to ensure that these roads and
utilities can continue to connect to and

through neighborhoods when future development occurs. This process is one of the essential steps in supporting a well-connected
neighborhood.
These travel behavior questions from the
public survey, along with travel demand
results in Future Conditions were used to
identify transportation improvements within Murray. These transportation improvements focus on increasing connections that
can encourage walking, biking, and transit

as legitimate alternatives to driving. These
connections create a more balanced transportation system by providing practical mobility choices for all users. Ultimately, these
improvements will help reduce the need for
roadway capacity projects within Murray. A
map of all recommend projects is in the next
chapter as Figure 6-1.

Connectivity: A transportation system with high connectivity benefits all
users and modes. By increasing the amount of continuous direct connections,
connectivity increases access and mobility and allows more people to get to more
places easier. It removes traffic from busy major roads, reducing air and noise
pollution and time spent traveling. It increases safety not only for vehicles, but for
pedestrians and bicyclists, too. It contributes to a healthier community because
people can travel by foot or bike. In addition, it also provides better access to
public transportation. Overall, a well connected road network increases options for
residents, increasing livability and quality of life .
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6 CAPITAL FACILITIES PLAN
This chapter includes a capital facilities plan with the recommended transportation
projects and cost estimates. It also includes a detailed section on funding.
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Identified Projects
Based upon the evaluation of existing and
future conditions, as well as public input received through the planning process, specific
recommendations were developed for each plan
element. These recommendations will be used
to complete the transportation network, including functionally classified roads, transportation
investments, and AT projects.

CAPITAL FACILITIES
A capital facilities plan is designed to show the
future transportation investment needed in a
community. It enhances existing transportation
corridors and plans for spot improvements to
provide future residents of the community with a
high-quality transportation system.
The capital facilities plan through the year 2050
is provided in this chapter, and is displayed in
five parts, first by project type and then by project phase. These include projects for: Bikeways,
Intersections, Roadway Widening, Sidewalks and
Trails and then by phase for when these project
projects are needed.
Table 6-1: Project costs
Cost

Total

Murray’s
Share

$105,974,000 $38,642,000

PHASE I

$33,524,000

$15,019,000

PHASE II

$39,860,000

$7,641,000

PHASE III

$32,590,000

$15,982,000
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Figure 6-1: Capital Facilities Plan projects

Figure 6-2: Phase I projects
Phase I covers years 2021 to 2030 and includes
14 total projects.
Figure 6-2 is a map of the projects and Table
6-2 is the full project list, including all project
types.
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Table 6-2: Phase I project list

2021-2030

Phase

#

Project

Location

Type
New Construction / Widening with
Bike Lanes

Funding

Total Cost

Murray City Total

Murray City/WFRC

$10,100,000

$684,000

1

Hanauer / Box Elder
Street

Vine Street to 4500
South

2

Cottonwood Street

South City Limit to 5600
Widen: 2 to 3 Lanes with Bike Lanes
South

Murray City

$6,500,000

$6,500,000

3

Murray Boulevard /
500 West

5400 South to 4500
South

Widen: 3 to 5 Lanes with Bike Lanes

Murray City

$7,280,000

$7,280,000

4

500 West

4500 South to North
City Limit

Restripe/Widen: 2 to 3 Lanes with
Bike Lanes

Murray City

$1,587,000

$1,587,000

5

Commerce Drive

Central Ave to 5900
South

Restripe/Widen: 2 to 3 Lanes with
Bike Lanes / Sidewalks

Murray City

$1,059,000

$1,059,000

6

Vine Street

1300 East to Vanwinkle

Widen: 2 to 3 Lanes with Bike Lanes /
Sidewalks

Murray City/WFRC

$5,676,000

$386,000

7

5300 South / College
Drive

5300 South / College
Drive

Intersection Improvements

Murray City/CMAQ

$2,400,000

$550,000

8

Cottonwood Street

5600 South to Vine
Street

Restripe with Bike Lanes

Murray City

$310,000

$310,000

9

Murray Blvd / College Murray Blvd / College
Drive
Drive

New Traffic Signal

Murray City

$430,000

$430,000

10

4800 South

West City Limit to 200
West

Restripe: 2 to 3 Lanes with Bike Lanes Murray City

$88,000

$88,000

11

Cedar Street

Clay Park Dr to 6100
South

Add Sidewalk

Murray City

$413,000

$413,000

12

5600 South

Fashion Blvd to 900 East Restripe with Bike Lanes

Murray City

$96,000

$96,000

13

4800 South

200 West to State
Street

Mill/Overlay with Restripe: 2 to 3
Lanes with Bike Lanes

Murray City

$443,000

$443,000

14

700 West /
Winchester Street

700 West / Winchester
Street

Intersection Improvements

Murray City/CMAQ

$2,258,000

$153,000

15

4800 South/State
Street

4800 South/State Street Intersection Improvements

Murray City

$750,000

$750,000

16

5400 South/700 W

5400 South/700 W

East/West Dual Left Turns

Murray City

$750,000

$750,000

17

6600 South / Union
Park Ave

6600 South / Union
Park Ave

Intersection Improvements

Murray City

$674,000

$674,000

41,064,000

22,403,000

PHASE I Total
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Figure 6-3: Phase II projects
Phase II covers years 2031 to 2040 and includes 24 total projects.
Figure 6-3 is a map of the projects and Table
6-3 is the full project list, including all project
types.
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Table 6-3: Phase II project list

2031-2040

Phase

#

Project

Location

Type

Funding

Total Cost

Murray City Total

Murray City

$6,957,000

$555,000

$10,721,000

$-

$505,000

$505,000

$1,303,000

$-

18

5600 South

900 East to 1300 East

Widening with Bike Lanes /
Sidewalks

19

900 East

South City Limit to North City
Limit

Restripe/Minor Widening
with Bike Lanes / Sidewalks

UDOT

20

Main Street

4500 South to North City Limit

Restripe with Bike Lanes /
Minor Widening

Murray City

21

4500 South / State Street

4500 South / State Street

Intersection Improvements

UDOT

22

Fireclay Ave

Main Street to State Street

Add Sidewalk

Murray City

$292,000

$292,000

23

Edison Street

Main Street to State Street

Add Sidewalk

Murray City

$123,000

$123,000

24

4500 South / Atwood Blvd

4500 South / Atwood Blvd

New Traffic Signal

UDOT

$1,300,000

$-

25

600 East

4700 South to 4500 South

Add Sidewalk

Murray City

$699,000

$699,000

26

Atwood Boulevard

4800 South to 4500 South

Add Sidewalk

Murray City

$223,000

$223,000

27

4800 South / Atwood Blvd

4800 South / Atwood Blvd

New Traffic Signal

Murray City

$430,000

$430,000

28

4800 South / Cherry Street 4800 South / Cherry Street

New Traffic Signal

Murray City

$430,000

$430,000

29

5300 South / State Street

5300 South / State Street

Intersection Improvements

UDOT

$8,600,000

$-

30

Vine Street / State Street

Vine Street / State Street

Intersection Improvements

UDOT

$1,047,000

$-

31

5460 South

State Street to 235 East

Widen: 2 Lanes with Parking

Murray City

$796,000

$796,000

32

Vine Street

Murray Boulevard to Commerce
Drive

Restripe: 2 to 3 Lanes with
Bike Lanes and Sidewalks /
Minor Widening

Murray City

$512,000

$512,000

33

Bullion Street

1300 West to 1250 West

Widen: 2 Lanes with Sidewalk Murray City

$975,000

$975,000

34

5600 South

State Street to Fashion Blvd

Restripe with Bike Lanes

Murray City

$141,000

$141,000

35

5900 South

700 West to 900 East

Restripe with Bike Lanes

Murray City

$429,000

$429,000

36

6100 South

300 West to Fashion Boulevard

Restripe with Bike Lanes

Murray City

$60,000

$60,000

37

Jefferson Street

Lenora Joe Cove to Winchester St

Widen with Sidewalks

Murray City

$608,000

$608,000

38

Lester Avenue

Jefferson St to State St

Add Sidewalk

Murray City

$1,366,000

$1,366,000

39

6200 South / State Street

6200 South / State Street

New Traffic Signal

Murray City

$750,000

$750,000

40

5900 South / State Street

5900 South / State Street

Intersection Improvements

UDOT

$2,416,000

$-

41

4800 South

State Street to 700 East

Restripe: 2 to 3 Lanes with
Bike Lanes

Murray City

$297,000

$297,000

42

6400 South

1300 to Van Winkle Expressway

Widen with Sidewalks

Murray City

$3,824,000

$3,824,000

43

700 West

South City Limit to 5400 South

Restripe: 2 to 3 Lanes with
Bike Lanes

Murray City

$985,000

$985,000

45,789,000

14,000,000

PHASE II Total
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Figure 6-4: Phase III projects
Phase III covers years 2041 to 2050 and includes 21 total projects.
Figure 6-4 is a map of the projects and Table
6-4 is the full project list, including all project
types.
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Table 6-4: Phase III project list

2041-2050

Phase

#

Project

Location

Type

Funding

Total Cost

Murray City Total

44

5300 South / Woodrow Street

5300 South / Woodrow Street

Intersection Improvements

UDOT

$1,349,000

$-

45

5300 South / Commerce Drive 5300 South / Commerce Drive Intersection Improvements

UDOT

$8,600,000

$-

Murray City

$3,831,000

$3,831,000

46

Winchester Street

1200 West to 700 West

Widen: 2 to 3 Lanes with
Sidewalks

47

Fashion Boulevard

6300 South to 6200 South

Add Sidewalk

Murray City

$162,000

$162,000

48

5290 South

900 East to 1300 East

Add Sidewalk

Murray City

$324,000

$324,000

49

Fashion Blvd

6100 South to 5600 South

Restripe with Bike Lanes

Murray City

$262,000

$262,000

Murray City

$2,356,000

$2,356,000

50

1300 East

I-215 to 5290 South

Widen/Restripe with Bike
Lanes

51

115 West

6100 South to 6000 South

Add Sidewalk

Murray City

$274,000

$274,000

52

Main Street

6100 South to 5900 South

Add Sidewalk

Murray City

$223,000

$223,000

53

5770 South

State Street to Fashion Blvd

Restripe: 2 to 3 Lanes

Murray City

$94,000

$94,000

54

Alpine Drive

Avalon Dr to 5300 South

Add Sidewalk

Murray City

$344,000

$344,000

55

5400 South / 630 East

560 East to Woodoak Ln

Add Sidewalk

Murray City

$313,000

$313,000

56

5400 South / 550 East

5400 South / 550 East

Intersection Improvements

Murray City

$498,000

$498,000

57

5600 South / 800 East

5600 South / 800 East

New HAWK Traffic Signal

Murray City

$1,587,000

$1,587,000

58

1045 East

5290 South to 5150 South

Add Sidewalk

Murray City

$143,000

$143,000

59

4500 South

Jordan River to I-15

Add Trail

UDOT

$115,000

$-

60

4500 South

Main Street to 700 East

Widen with Bike Lanes

UDOT

$6,544,000

$-

61

725 East

South City Limit to 5900
South

Restripe with Bike Lanes

Murray City

$88,000

$88,000

27,107,000

10,499,000

PHASE III Total

The complete project list for the Murray Transportation Master Plan includes widening projects, new roads, intersection improvements,
transit, and active transportation facilities. This list is extensive with 61 projects and ensures that Murray residents will have a future transportation network that is well functioning and stable.
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Figure 6-5: Bike lane projects
While project phasing is central to a capital
improvements plan, Murray’s mix of widening
projects, new roads, intersection improvements,
sidewalks, and bike lane facilities contains many
project types. To understand how these projects
fit together, Figure 6-5 through 6-10 summarizes
all projects by type, providing a large-scale view
of the planned transportation improvements
within the City. This provides for an easy understanding of what transportation improvements
are expected.

Bike lane projects represent important connections within the community and are highly
important to Murray residents.
There are 23 bike lane projects planned for
Murray, 10 of which are in phase I.
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Figure 6-6: Intersection improvement projects

This Plan includes several types of intersection
projects, including adding turn lanes, installing
signals, constructing HAWK signals, etc.
There are 16 intersection projects planned,
including 3 in phase I.
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Figure 6-7: Widening and restriping projects

Roadway widening and restriping projects
provide a big benefit to the overall transportation system.
This plan identifies 21 projects needed over
the next 30 years.
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Figure 6-8: Sidewalk projects

Sidewalks provide human-level connections
that are important to Murray residents, and not
to be overlooked. A total of 21 sidewalk projects are included in all phases of this plan.
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Figure 6-9: All projects by phase

Figure 6-10: All projects by type
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Funding
All possible revenue sources have been
considered as a means of financing transportation capital improvements needed as a
result of new growth. This section discusses
the potential revenue sources that could
be used to fund transportation needs as a
result of new development.
Transportation routes often span multiple
jurisdictions and provide regional significance to the transportation network. As a
result, other government jurisdictions or
agencies often help pay for such regional
benefits. Those jurisdictions and agencies
could include the Federal Government,
the State (UDOT), the County, and WFRC.
The City will need to continue to partner
and work with these other jurisdictions to
ensure adequate funds are available for the
specific improvements necessary to maintain an acceptable LOS. Murray will also
need to partner with adjacent communities
to ensure corridor continuity across jurisdictional boundaries (i.e., arterials connect with
arterials; collectors connect with collectors,
etc.).
Funding sources for transportation are
essential if Murray recommends improvements to be built. The following paragraphs
further describe the various transportation
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funding sources available to the City.

Federal Funding
Federal monies are available to cities and
counties through the federal-aid program.
UDOT administers the funds. In order to be
eligible, a project must be listed on the fiveyear Statewide Transportation Improvement
Program (STIP).
The Surface Transportation Program (STP)
funds projects for any roadway with a
functional classification of a collector street
or higher, as established on the Statewide
Functional Classification Map. STP funds
can be used for both rehabilitation and new
construction. The Joint Highway Committee programs a portion of the STP funds for
projects around the state in urban areas.
Another portion of the STP funds can be
used for projects in any area of the state at
the discretion of the State Transportation
Commission. Transportation Enhancement
funds are allocated based on a competitive
application process. The Transportation Enhancement Committee reviews the applications and then a portion of the application is
passed to the State Transportation Commission. Transportation enhancements include
twelve categories ranging from historic

preservation, bicycle and pedestrian facilities, and water runoff mitigation.
WFRC accepts applications for federal
funds from local and regional government
jurisdictions. The WFRC Technical Advisory
and Regional Planning Committees select
projects for funding every two years. The
selected projects form the Transportation
Improvement Program (TIP). In order to
receive funding, projects should include one
or more of the following aspects:
» Congestion Relief – spot improvement
projects intended to improve Levels of
Service and/ or reduce average delay along
those corridors identified in the Regional
Transportation Plan as high congestion
areas
» Mode Choice – projects improving the
diversity and/or usefulness of travel modes
other than single occupant vehicles
» Air Quality Improvements – projects showing demonstrable air quality benefits
» Safety – improvements to vehicular, pedestrian, and bicyclist safety
The Better Utilizing Investments to Leverage
Development (BUILD) grant program, provides opportunities for investment in road,
rail, transit, and port projects. The BUILD

grant program replaced the TIGER program
as of 2018 and can provide capital funding directly to any public entity, including
municipalities, counties, MPOs, and others
in contrast to traditional Federal funding
that goes to mostly State DOTs and transit
agencies. BUILD grants are intended to fund
multi-modal, multi-jurisdictional projects
that are more difficult to support through
traditional DOT programs. Potential projects
within Murray include 900 East that provides
regional mobility, and multi-modal improvements for the greater Wasatch Front. BUILD
grants are competitively awarded, with only
91 awarded projects out of 851 applications in 2018. The U.S. DOT has allocated $1
billion in fiscal year 2020 for these grants.
Source: https://www.transportation.gov/
BUILDgrants

State/County Funding
The distribution of State Class B and C
Program funds is established by State
Legislation and is administered by the State
Department of Transportation. Revenues
for the program are derived from State fuel
taxes, registration fees, driver license fees,
inspection fees, and transportation permits.
75 percent of these funds are kept by UDOT
for their construction and maintenance programs. The rest is made available to counties
and cities. As many of the roads in the city
fall under UDOT jurisdiction, it is in the in-

terests of the City that staff are aware of the
procedures used by UDOT to allocate those
funds and to be active in requesting that the
funds be made available for UDOT-owned
roadways in the City.
Class B and C funds are allocated to each
city and county by a formula based on
population, centerline miles, and land area.
Class B funds are given to counties, and
Class C funds are given to cities and towns.
Class B and C funds can be used for maintenance and construction projects; however,
30 percent of those funds must be used for
construction or maintenance projects that
exceed $40,000. The remainder of these
funds can be used for matching federal
funds or to pay the principal, interest, premiums, and reserves for issued bonds.
Salt Lake County collects a 0.25% percent
sales tax to fund transit and local and regional transportation projects. After the tax
is collected, 20% is in control of county to
distribute, 40% goes to UTA, and the remaining 40% is distributed to each city equally.
In 2005, the State Senate passed a bill providing for the advance acquisition of rightof-way for highways of regional significance.
This bill enabled cities and counties to
better plan for future transportation needs
by acquiring property to be used as future
right-of-way before it is fully developed
and becomes extremely difficult to acquire.

UDOT holds on account the revenue generated by the local corridor preservation fund,
but the county is responsible to program
and control monies. In order to qualify for
preservation funds, the City must comply
with the Corridor Preservation Process,
found at the following link www.udot.utah.
gov/public/ucon and also provided in the
appendix of this report.

City Funding
Some cities utilize general fund revenues
for their transportation programs. Another
option for transportation funding is the
creation of special improvement districts.
These districts are organized for the purpose of funding a single specific project that
benefits an identifiable group of properties.
Another source of funding used by cities is
revenue bonding for projects intended to
benefit the entire community.
Private interests often provide resources for
transportation improvements. Developers
construct the local streets within subdivisions and often dedicate rights-of-way and
participate in the construction of collector/
arterial streets adjacent to their developments. Developers can also be considered
a possible source of funds for projects
through the use of impact fees. These fees
are assessed as a result of the impacts a
particular development will have on the sur-
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rounding roadway system, such as the need
for traffic signals or street widening.
General fund revenues are typically reserved
for operation and maintenance purposes
as they relate to transportation. However,
general funds could be used, if available,
to fund the expansion or introduction of
specific services. Providing a line item in
the City-budgeted general funds to address
roadway improvements, which are not impact fee eligible, is a recommended practice
to fund transportation projects, should other funding options fall short of the needed
amount.
General obligation bonds are debt paid for
or backed by the City’s taxing power. In general, facilities paid for through this revenue
stream are in high demand amongst the
community. Typically, general obligation
bonds are not used to fund facilities that are
needed as a result of new growth because
existing residents would be paying for the
impacts of new growth. As a result, general
obligation bonds are not considered a fair
means of financing future facilities needed
as a result of new growth.
Certain areas might have different needs
or require different methods of funding
than traditional revenue sources. A Special
Assessment Area (SAA) can be created for
infrastructure needs that benefit or encompass specific areas of the City. Creation of
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the SAA may be initiated by the municipality by a resolution declaring public health,
convenience, and necessity to require the
creation of a SAA. The boundaries and
services provided by the district must be
specified and a public hearing must be held
prior to creation of the SAA. Once the SAA is
created, funding can be obtained from tax
levies, bonds, and fees when approved by
the majority of the qualified electors of the
SAA. These funding mechanisms allow the
costs to be spread out over time. Through
the SAA, tax levies and bonding can apply
to specific areas in the City needing to benefit from the improvements.

Interfund Loans
Since infrastructure must generally be
built ahead of growth, it must sometimes
be funded before expected impact fees
are collected. Bonds are the solution to
this problem in some cases. In other cases,
funds from existing user rate revenue will be
loaned to the impact fee fund to complete
initial construction of the project. As impact
fees are received, they will be reimbursed.
Consideration of these loans will be included in the impact fee analysis and should be
considered in subsequent accounting of
impact fee expenditures.

Developer Dedications &
Exactions
Developer dedications and exactions can
both be credited against the developer’s
impact fee analysis. If the value of the developer dedications and/or extractions are
less than the developer’s impact fee liability,
the developer will owe the balance of the
liability to the City. If the dedications and/
or extractions of the developer are greater
than the impact fee liability, the City must
reimburse the developer the difference.

Developer Impact Fees
Impact fees are a way for a community to
obtain funds to assist in the construction
of infrastructure improvements resulting
from and needed to serve new growth. The
premise behind impact fees is that if no
new development occurred, the existing
infrastructure would be adequate. Therefore, new developments should pay for
the portion of required improvements that
result from new growth. Impact fees are assessed for many types of infrastructures and
facilities that are provided by a community,
such as roadway facilities. According to state
law, impact fees can only be used to fund
growth related system improvements.
It is recommended that Murray perform an
impact fee study to evaluate the effectiveness.

APPENDIX
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Travel Demand Management Memo
The Wasatch Front Travel Demand Model, version 8.3.1 was used for the purposes of generating 2030 and 2050 forecasts for the Murray
Transportation Master Plan. The following sections document the modeling process, including
model revisions, methods and forecasts.
Model Revisions
Model revisions were made in an effort to refine
the model to better capture existing travel patterns and thus generate better forecasts. Revisions were made to traffic analysis zones (TAZ),
socioeconomic (SE) inputs, and model networks.
The following sub-sections outline these revisions.
TAZ Splits
TAZ splits were performed within the city to
better capture geographic breaks in land uses
and to enable appropriate loading of traffic from
land uses onto the highway network. Figure 1
shows the TAZ splits that were performed. A
total of four zones were split into a resulting
eight TAZs. The first TAZ split was made to zone
932 along 5900 South and resulted in new zone
2882. The remaining three zones (1231, 1238,
and 1239) were split along Vine street and resulted in zone 2883, 2884, and 2885.
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Figure 1: TAZ splits

SE Revisions
For the purposes of the 2019 base year and the 2030 and 2050 forecast year model runs, SE
inputs were revised to better match existing conditions and planned development. Additionally, to accommodate the TAZ splits detailed above the SE data for the impacted zones had to
get redistributed in the new TAZ structure. Existing land use, SE growth, new TAZ geometries
and developable lands were all used to inform the reallocation of the data. Table 1, Table 2 and
Table 3 show the original and reallocated SE data by TAZ for 2019, 2030 and 2050.

Table 1: 2019 Socioeconomic revisions
2019 Existing
TAZ #

Households

2019 Revised

Population

Employment

Households

Population

Employment

1209

2

6

925

-

-

925

1225

1

6

393

-

-

393

1233

4

10

1,203

-

-

1,203

1234

1

2

9,984

-

-

9,984

1243

6

16

1,152

-

-

1,152

1446

7

11

1

-

-

21

932

752

2,115

3,887

502

1,410

3,692

2882

-

-

-

167

463

194

1231

645

1,301

933

13

26

373

2883

-

-

-

632

1,275

560

1238

401

931

1,215

300

698

486

2884

-

-

-

100

233

729

1239

1,189

2,399

1,147

1,165

2,351

1,032

2885

-

-

-

24

48

115

*New TAZ
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Table 2: 2030 Socioeconomic revisions
2030 Existing
TAZ #

Households

2030 Revised

Population

Employment

Households

Population

Employment

904

379

899

395

1,279

2,699

395

905

30

74

3,478

30

74

3,978

1305

491

1,139

681

841

1,839

681

932

759

2,023

4,038

506

1,348

3,836

2882

-

-

-

253

674

202

1231

681

1,325

1,024

14

26

410

2883

-

-

-

667

1,298

614

1238

459

1,058

1,315

344

793

526

2884

-

-

-

115

264

789

1239

1,290

2,658

1,187

1,264

2,605

1,068

2885

-

-

-

26

53

119

*New TAZ

Table 3: 2050 Socioeconomic revisions
2050 Existing
TAZ # Households

2050 Revised

Population

Employment

Households

Population

Employment

904

440

988

504

1,340

2,788

504

905

34

78

3,598

34

78

4,100

1305

576

1,276

562

924

1,975

562

932

769

1,928

4,077

513

1,286

3,873

2882

-

-

-

256

643

204

1231

762

1,494

1,275

15

30

510

2883

-

-

-

746

1,464

765

1238

687

1,606

1,238

515

1,204

495

2884

-

-

-

172

401

743

1239

1,449

3,012

1,155

1,420

2,952

1,040

2885

-

-

-

29

60

116

*New TAZ
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Figure 2: 2019 Revised network by lanes

Modeled Network
Network revisions were completed to better represent existing and future no-build conditions.
Figure 2 below shows the revised 2019 network
used for this analysis. Revisions included additional centroid connectors necessary to accommodate the new split TAZs, and the incorporation of Murray Parkway Avenue, Bullion Street,
and 5640 South.
The pink lines shown are centroid connectors.
When building a model, each (TAZ) has a central
point, or centroid. The centroid connectors are
links that connect the centroids to the transportation network.

Table 4: Roadway Classification
Murray Roadway
Classification

Use

Dimensions

Trip Length Design Speed Lane
(Miles)
(MPH)
Width(Feet)

Volume
Number of
Lanes

AADT in
Thousands

Freeway

>5

>65

12

6-8

80

Expressway

>5

55 - 65

12

5-6

75

Major Arterial

1-2

45 - 55

12

6

15 - 50

Minor Arterial

>1

40 - 45

12

3-5

10 - 25

Major Collector

1

30 - 40

12

2-5

3.5 - 10

Minor Collector

1

25 - 35

11 - 12

2-3

1.5 - 3.5

<1

20 - 30

10 - 12

2

<1.5

Local Street
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Figure 3: 2030 and 2050 No build revised modeled network by lanes
Figure 3 shows the revised network for both the
no build 2030 and 2050 forecast years. In addition to the changes carried over from the 2019
network revisions, the two-way couplet planned
for Box Elder Street and Hanauer Street was
incorporated.
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Figure 4 shows the 2030 and 2050 build network for the Murray Transportation plan. Since
the model only represents through lanes, widening projects from 2 to 3-lanes will not show
as a difference between the build and no build
networks. The major difference represented in
the build model network is the widening of 500
West/Murray Boulevard from 3 to 5-lanes, which
is represented as having 2 through lanes per
direction in the build network.

Figure 4: 2030 and 2050 Build revised modeled network by lanes
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Figure 5: Existing 2019 level of service

Model Results
The years of 2019, 2030 and 2050 were modeled
using the above described inputs. Travel demand forecasts were produced for the forecast
years using a correction factor developed from
the 2019 model outputs and actual UDOT traffic
data. Additionally, a level of service analysis was
performed for each model year to assess existing
and forecasted conditions.
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Base-Year Correction

Figure 6: Base-year correction

A base-year correction was developed to produce more accurate travel forecasts. The correction was created by subtracting traffic counts
by the 2019 modeled volumes shown in Figure
5. For this purpose, UDOT 2017 Traffic on Utah
Highways data, UDOT ATSPM data, and traffic
counts from the city were used. The correction
was then applied to the modeled volumes, with
the assumption being that similar discrepancies
will persist through the difference forecast years
of the model. Figure 6 shows the base-year corrections applied to generate the 2030 and 2050
forecasts.
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Model Forecasts
Model forecasts were produced for 2030 and
2050 for both no build and build conditions. The
same underlying adjusted volumes were used
for both build and no build conditions, with
the difference being the capacities assigned to
different road segments. All planned capacity
improvements for the two forecast years involved center turn lanes, and since the model
only captures through-lanes, a single volume
set was able to be used for both the build and
no build conditions. Figure 7 and Figure 8 show
the 2030 and 2050 no build volumes and level of
service respectively.
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Figure 7: 2030 No build level of service

Figure 8: 2050 No build level of service
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Table 5 shows the capacity adding projects from
the transportation master plan which were incorporated into the build level of service analysis. This is a subset of the complete project list,
which includes a number of projects that do not
provide capacity improvements.
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Table 5: TMP capacity adding projects
#

Project

Location

Type

2

Cottonwood Street

South City Limit to 5600 South

Widen: 2 to 3 Lanes with Bike Lanes

3

Murray Boulevard /
500 West

5400 South to 4500 South

Widen: 3 to 5 Lanes

5

500 West

4500 South to North City Limit

Restripe / Widen: 2 to 3 Lanes with Bike
Lanes

7

Commerce Drive

Central Avenue to 5900 South

Restripe / Widen: 2 to 3 Lanes with Bike
Lanes + Sidewalks

8

Vine Street

1600 East to 1800 East

Widen: 2 to 3 Lanes with Bike Lanes +
Sidewalks

20

4800 South

West City Limit to 700 East

Restripe: 2 to 3 Lanes

22

Vine Street

Murray Boulevard to Commerce
Drive

Restripe / Widen: 2 to 3 Lanes with Bike
Lanes

30

Winchester Street

1200 West to 700 West

Widen: 2 to 3 Lanes with Sidewalks

45

5770 South

State Street to Fashion Boulevard

Restripe: 2 to 3 Lanes

Figure 9: 2030 Build level of service
Figure-9 shows the 2030 build LOS. This LOS is
expected if capacity adding projects from Table-5 are completed.
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Figure-10 shows the 2030 build LOS. This LOS
is expected if capacity adding projects from
Table-5 are completed.
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Figure 10: 2050 Build level of service

Murray City Access Management Standards

Purpose
Access Management is to serve as a standard to ensure efficient and safe travel on Murray City streets while at the same time providing access
for developmental use such as businesses and residences. In general access management provides for the least amount of access and greatest
mobility on a freeway or arterial and the most amount of access and least mobility on local streets. This document will describe the standards
across all functional roadway classifications located within Murray City.

Roadway Classifications
Transportation facilities are separated into classifications based upon use, roadway geometry and traffic volume. Table 6 below is adapted from
the 2020 Murray Transportation Plan and defines the functional classification of the roadways contained within Murray City.
Table 6: Classification characteristics
Use
Roadway Classification

Trip Length
(Miles)

Dimensions

Design Speed (MPH) Lane Width
(Feet)

Volume

Number of
Lanes

Average
Daily Trips
(ADT in
Thousands)

Freeway

>5

>65

12

6-8

80

Expressway

>5

55-65

12

5-6

75

Major Arterial

1-2

45-55

12

6

15-50

Minor Arterial

>1

40-45

12

3-5

10-25

Major Collector

1

30-40

12

2-5

3.5-10

Minor Collector

1

25-35

11-12

2-3

1.5-3.5

<1

20-30

10-12

2

<1.5

Local Street
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Access Management for Freeways, Expressways and Major Arterials:
The Utah Department of Transportation (UDOT) is responsible for the maintenance and design of interstates and state highways within these
classifications. Any access proposed will be subject to review and approval by UDOT. Refer to UDOT’s Access Management Plan (R930-6) for access
management within these roadways.
Access Management for Minor Arterials, Collectors and Local Streets:
Murray City roadways are composed of minor arterials, major/minor collectors and local (neighborhood) streets. As mentioned previously in this
document, the higher the order of classification of roadway, the more limited the access. Guidelines for these streets are developed in concert
with Murray City Code, the UDOT Access Management Plan (R930-6), and general traffic engineering principles. In general, the following requirements should be incorporated into development plans and coordinated with Murray City Planners and Engineers. At the determination of the City
Engineer, a traffic study may be required to determine impacts and mitigation of new or modified access points on the roadway system.
Typically, a Traffic Impact Study (TIS) is required for any proposed development that generates 100 or more peak hour trips.
Access Requirements
Access Spacing:
Table 7 summarizes the minimum spacing for signals, streets and driveways for each roadway classification and is adapted from UDOT’s access
management guidelines. These distances were derived for the maximum amount of traffic flow while maintaining access. Uniform signal spacing allows for maximum progression of traffic along a corridor, signal spacing less than the minimums shown may result in poor progression and
increased delays due to drivers encountering red signals. Minimum street spacing is measured from edge to edge and not on the centerlines.
Table 7: Access spacing requirements
Roadway
Classification

Minimum Signal
Spacing (Feet)

Minimum Street
Spacing (Feet)

Minimum Driveway
Spacing (Feet)

Minimum Spacing
Crossroad to Drive
Access

Minor Arterial

2640

660

300

100

Major Collector

1320

330

150

85

Minor Collector

1320

250

85

50

N/A

250

N/A

20

Local Street

Arterial Connections:
For a drive access on a collector or local street that connects to arterial roadway, the minimum spacing from the arterial roadway to the drive access is 100 feet measured from the point of intersection of the right-of-way lines.
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Sight Distance:
Access designs must meet AASHTO sight distance guidelines. Objects that obstruct or limit sight distance such as advertising signs, business
signs, street signs, structures, fences, walls, trees, and plantings must be designed, placed, and maintained to meet minimum sight distance requirements for vehicles.
Sight distance is a function of roadway speed and control type. In general, the less restrictive the control and the higher the cross-street speeds,
the larger the sight distance triangle must be. Ensuring that sight distance triangles are enforced and maintained obstruction free for street intersections and drive approaches is essential for safe roadway operations.
The figures and tables included in this document are derived from the AASHTO publication “A Policy on Geometric Design of Highways and
Streets”. Each entry in the table and figures refers to the posted speed limit of the roadway and it is assumed that the design speed, which corresponds to AASHTO’s recommendations, is 5 mph higher than the posted speed limit. Access to Collector or Arterial streets whether with a driveway or connecting street should include sight distance triangle analyses as part of the application process. See below for sight distance examples.
Table 8: Sight triangle distance
Control Type

Cross Street Posted Speed
(mph)

Sight Distance Length
(Feet)

Uncontrolled

25

140

Yield/Stop

25

335

Yield/Stop

30

390

Yield/Stop

35

445

Yield/Stop

50

610

* Sight triangle distance recommendations are for optimal conditions and are subject to change with road geometry
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Street corners that include backyards must also include fence corner cuts to ensure unobstructed views of cross traffic. Local cross streets should
include 25’ corner cuts and all other cross streets should include 50’ corner cuts. The corner cuts should be established to follow the standards
in the following figure. The state minimum is 50' corner cuts, or an AASHTO recommended sight triangle, which is determined by an engineer. A
clear sight zone should be a 25’ triangle measured from the back of walk or 50’ triangle measured from lip of gutter/ edge of pavement.
Figure 11: Sight distance example
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Signing:
All signs that serve the public (coordinate markers, stop signs, yield signs, etc.) must conform to the current MUTCD standards.
Railroads:
No access may be located within 250 feet of an at-grade railroad crossing. Access distances may be greater depending on roadway geometry
and access category spacing. Refer to UDOT rule R930-5 and R930-6 for additional information.
Driveways:
Driveway access in Murray City is controlled by permit through the Public Services Division. Businesses, multi-family residential developments
and new construction must complete the Excavation/Encroachment Permit Application available through the Murray City Engineering Division.
Additional Planning and Engineering level approvals may also be required for new developments and Non-Residential driveway access changes.
Residents in existing single-family residential lots may apply for the Street Improvement Permit through Murray City Engineering to modify an
existing or construct a new driveway. Table 9 summarizes Murray City Code regarding the location and widths of driveways for each property
utilization.
Table 9: Access requirements
Lot Use

Driveway Width

Driveway Spacing (feet)

Min (Feet)

Max (Feet)

Single Family Residential

12

30

Two driveways (max.) per
property – 35 foot spacing for
circular drives

Multi-Family Residential

20

30

85 - 300

Non-Residential (Any
access not included
above)

25

50

85 - 300

A minimum distance of 5 feet from the property line is required for all driveways unless a reciprocal easement is provided. When appropriate,
it is desired for shared or combined driveways within a lot or multiple lots to promote circulation and minimize conflict points and impacts to
arterial or collector streets.
Local and Collector Street Corners:
For Single Family corner lots on a local road, the distance from the crossroad to the driveway must be a minimum of 20 feet measured from the
point of intersection of the right-of-way lines. However, it is encouraged to locate driveways to the opposite side of the property away from the
corner.
For Single Family corner lots on a collector road, the distance from the crossroad to the driveway must be a minimum of 50 feet measured from
the point of intersection of the right-of-way lines.
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For Multi-Family and Non-Residential uses with an ADT<100, the distance from the crossroad to the driveway access must be a minimum of 50
feet measured from the point of intersection of the right-of- way lines.
For Multi-Family and Non-Residential uses with an ADT>100, the distance from the crossroad to the driveway access must a minimum of 85 feet
measured from point of intersection of the right-of-way lines.

Sight Distance Example 1
Control Type				-

STOP

Cross Street Functional Class		

-

Minor Collector

Cross Street Pavement Width		

-

36’

Cross Street Posted Speed Limit

-

30 mph

Cross Street Lanes			

-

2

Cross Street Lane Width		

-

12’

Vehicle Offset from Road CL		

-

6’

Sight Distance Value (from Table 3) -

390’

Clear Zone Length (measured to middle of planter strip)
Left				-

122’

Right				-

92’

Figure 12: Sight distance example of minor collector

* Sight triangle distance recommendations are for optimal conditions and are subject to change with road geometry
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Sight Distance Example 2
Control Type				-

STOP

Cross Street Functional Class		

-

Major Collector

Cross Street Pavement Width		

-

46’

Cross Street Posted Speed Limit

-

30 mph

Cross Street Lanes			

-

2

Cross Street Lane Width		

-

11’

Vehicle Offset from Road CL		

-

5.5’

Sight Distance Value (from Table 3) -

390’

Clear Zone Length (measured to middle of planter strip)
Left				-

104’

Right				-

171’

Figure 13: Sight distance example of major collector

* Sight triangle distance recommendations are for optimal conditions and are subject to change with road geometry
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Survey Results

Survey Results
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