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ALPINE CITY PLANNING COMMISSION MEETING

NOTICE is hereby given that the PLANNING COMMISSION of Alpine City, Utah, will hold a Public Meeting
on Tuesday, June 16'", 2026 at 6:00 p.m. at City Hall, 20 North Main Street, Alpine, Utah.

The public may attend the meeting in person or view it via the Alpine City YouTube Channel. A direct link to the
channel can be found on the homepage of the Alpine City website, alpineut.gov.

. GENERAL BUSINESS

A. Welcome and Roll Call: Alan MacDonald
B. Prayer/Opening Comments: By Invitation
C. Pledge of Allegiance: By Invitation

1. REPORTS AND PRESENTATIONS
None

lil. ACTION/DISCUSSION ITEMS:
._Action Item: Review of Five.12 Commercial Site Plan
._Action Item: Review of Long Range Shooters of Utah Commercial Site Pla
C. Action Item: Review of Page Senior Housing Preliminary Pla
D. Action Item: Review of Page Court Preliminary Pla

V. COMMUNICATIONS

V. APPROVAL OF PLANNING COMMISSION MINUTES: March 31, 2026, June 2", 2026, June 3“‘,‘
E026

ADJOURN

Chair Alan MacDonald
June 12, 2026

THE PUBLIC IS INVITED TO ATTEND ALL PLANNING COMMISSION MEETINGS. If you need a special accommodation to participate
in the meeting, please call the City Recorder's Office at 801-756-6347 ext. 5.

CERTIFICATION OF POSTING. The undersigned duly appointed recorder does hereby certify that the above agenda notice was posted
at Alpine City Hall, 20 North Main, Alpine, UT. It was also sent by e-mail to The Daily Herald located in Provo, UT a local newspaper
circulated in Alpine, UT. This agenda is also available on the City’s web site at www.alpinecity.org and on the Utah Public Meeting
Notices website at www.utah.gov/pmn/index.html.
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PUBLIC MEETING AND PUBLIC HEARING ETIQUETTE

Please remember all public meetings and public hearings are now recorded.
e All comments must be recognized by the Chairperson and addressed through the microphone.

e When speaking to the Planning Commission, please stand, speak slowly and clearly into the microphone, and
state your name and address for the recorded record.

e Be respectful to others and refrain from disruptions during the meeting. Please refrain from conversations with
others in the audience as the microphones are very sensitive and can pick up whispers in the back of the room.

e Keep comments constructive and not disruptive.

e Avoid verbal approval or dissatisfaction with the ongoing discussion (i.e., booing or applauding).

e Exhibits (photos, petitions, etc.) given to the City become the property of the City.

o Please silence all cellular phones, beepers, pagers, or other noise-making devices.

e Be considerate of others who wish to speak by limiting your comments to a reasonable length and avoiding
repetition of what has already been said. Individuals may be limited to two minutes and group representatives
may be limited to five minutes.

e Refrain from congregating near the doors or in the lobby area outside the council room to talk as it can be very
noisy and disruptive. If you must carry on a conversation in this area, please be as quiet as possible. (The doors
must remain open during a public meeting/hearing.)

Public Hearing vs. Public Meeting
If the meeting is a public hearing, the public may participate during that time and may present opinions and evidence for
the issue for which the hearing is being held. In a public hearing, there may be some restrictions on participation such as

time limits.

Anyone can observe a public meeting, but there is no right to speak or be heard there - the public participates in presenting
opinions and evidence at the pleasure of the body conducting the meeting.



ALPINE CITY PLANNING COMMISSION AGENDA

SUBJECT: Review of the Five.12 Commercial Site Plan
FOR CONSIDERATION ON: June 16, 2026
PETITIONER: City Staff

ACTION REQUESTED BY PETITIONER: Recommend approval to the Five.12 Commercial
Site Plan
REVIEW TYPE: Recommendation

BACKGROUND INFORMATION:

The Five.12 Commercial Site Plan was reviewed last Planning Commission meeting on
June 2, 2026 and is proposed for the address of 170 S Main Street in Alpine. The building
is to support their ongoing operational needs and provide more space for their non-profit
ventures. A motion was made to table the item until the applicant updated the exterior
materials on the building to match more the Gateway/Historic Design Guidelines. They
are now ready to present their updated design.

As provided in the last meeting, here is the description provided by the applicant of the
purpose of the new commercial building and site plan:

We are pleased to warmly infrcduce the construction of a new warehouse addition and parking
lot for the Five12 foundation. Five 12 is a non-profit organization geared to helping feed children.
Elementary school students in the United States are going home from school on Friday and
coming back to school hungry on Monday. Five12 provides weekend backpacks full of food for
those students in need. This new warehouse will increase the foundation’s capacity to reach
more children.

Located at 148 § Main $t. Alpine, UT 84004, a 6,000 sgft building addition and site parking
improvements will be added to the lot that already includes the existing Five 12 distribution
warehouse. The proposed asphalt parking lot will have 88 regular parking stalls, 4 ADA stalls and
an enfrance from South Main Street, ensuring easy access to community members and
volunteers. From a utilities perspective, a storm drain system and underground storm water
holding chamber will be placed underneath the parking lot. A concrete pad for a proposed
water tower will be located near that new South main entrance. Additionally, light poles staged
throughout the lof will provide ample lighting.



The proposed landscape design was executed with existing frees in mind. The large canopy
trees on the south and north property line are to be preserved and protected. The new
additional parking for the office building has 4 proposed landscape islands with canopy frees to
provide shade. A mixture of water-wise frees, shrubs, perennials, and ornamental grasses are
provided in the proposed landscape beds. A large tan decorative river cobble is proposed to
match the existing beds on the east eniry near the existing building.

After final grading, the future building location along South Main Street will receive a native
grass seed mix to stabilize the ground. Keeping water in mind, there are no suitable locations to
infroduce turf grass for recreation or leisure activities. Decorative rock, native grass, and
waterwise planting are the main materials implemented.

We would like to thank the Planning Commission for taking the tfime fo review our project. We
look forward to working fogether in getting this project underway.

GENERAL PLAN REFERENCE
e General Plan Land Use Goal #2 Policy 2.2

CITY CODE REFERENCE:
e Alpine Development Code 3.07

e Alpine Development Code 3.11

e Alpine Development Code 4.07

e Alpine Development Code 4.08

e Alpine Development Code 4.10
PUBLIC NOTICE:

This item does not require a public hearing but will be posted as an agenda item on the
Planning Commission and City Council agendas, where applicable.

STAFF RECOMMENDATION:

Staff recommends that the Planning Commission consider sending a positive
recommendation to the City Council for the proposed site plan for the new Five.12
commercial building at 170 S Main Street, subject to the condition that all exterior
materials of the building match what is permitted in the Gateway/Historic Design
Guidelines.


https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions

Motion to Approve:
I move to recommend approval to the City Council of the proposed site plan for the new
Five.12 commercial building at 170 S Main Street.

Motion to Approve with Conditions:

I move to recommend approval to the City Council of the proposed site plan for the new
Five.12 commercial building at 170 S Main Street, subject to the following conditions:
*Insert Proposed Conditions

Motion to Table:

I move to table consideration of the proposed site plan for the new Five.12 commercial
building at 170 S Main Street to a future meeting in order to allow additional time for
revisions and/or additional information, including:

*Insert additional information needed.

Motion to Deny:

I move to recommend denial of the proposed site plan for the new Five.12 commercial
building at 170 S Main Street based on the following findings:

*Insert findings
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170 S MAIN STREET, ALPINE, UT 84004
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GENERAL NOTES ENGINEER'S NOTES TO CONTRACTOR CONTACTS
1. CONTRACTOR TO FIELD VERIFY HORIZONTAL AND VERTICAL 1. THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY PIPES, CONDUITS OR STRUCTURES
LOCATIONS OF ALL EXISTING UTILITIES PRIOR TO COMMENCEMENT OF SHOWN ON THESE PLANS WERE OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS, TO THE BEST OF ENGINEER & SURVEYOR Z
CONSTRUCTION, AND REPORT ANY DISCREPANCIES TO THE ENGINEER. OUR KNOWLEDGE, THERE ARE NO EXISTING UTILITIES EXCEPT AS SHOWN ON THESE PLANS. THE FOCUS CONSULTING, LLC =
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY MEASURES TO PROTECT THE UTILITY LINES 6949 S. HIGH TECH DRIVE SUITE 200 =
2. ANY AND ALL DISCREPANCIES IN THESE PLANS ARE TO BE BROUGHT TO SHOWN ON THESE DRAWINGS. THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY AND RESPONSIBILITY MIDVALE, UTAH 84047 %
THE ENGINEER'S ATTENTION PRIOR TO COMMENCEMENT OF CONSTRUCTION. FOR THE UTILITY PIPES, CONDUITS OR STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. IF (801) 352-0075 | =
UTILITY LINES ARE ENCOUNTERED DURING CONSTRUCTION THAT ARE NOT IDENTIFIED BY THESE PLANS, PROJECT MANAGER: PARK SORENSON N
3. ALL CONSTRUCTION SHALL ADHERE TO APWA STANDARD PLANS AND CONTRACTOR SHALL NOTIFY ENGINEER IMMEDIATELY. SURVEY MANAGER: JUSTIN LUNDBERG y
SPECIFICATIONS. &
2. CONTRACTOR AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITY FOR JOB SITE SI\IY\I;IEEII{U}?OE; gg%};]%%UCTION Q
4. ALL UTILITIES AND ROAD IMPROVEMENTS SHOWN ON THE PLANS CONDITIONS DURING THE COURSE OF CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL 233 WEST STATE ST. £102 m
HEREIN SHALL BE CONSTRUCTED USING REFERENCE TO SURVEY PERSONS AND PROPERTY; THAT THIS REQUIREMENT SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED PLEASANT GROVE. UTAH 84062 Z
CONSTRUCTION STAKES PLACED UNDER THE SUPERVISION OF A TO NORMAL WORKING HOURS; AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY AND HOLD THE (801) 857-7914 : =
PROFESSIONAL LICENSED SURVEYOR WITH A CURRENT LICENSE ISSUED BY CITY, THE OWNER, AND THE ENGINEER HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED, IN CONTACT: 1D HEINER S
THE STATE OF UTAH. ANY IMPROVEMENTS INSTALLED BY ANY OTHER CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT, EXCEPTING FOR LIABILITY ARISING : 3
VERTICAL OR HORIZONTAL REFERENCE WILL NOT BE ACCEPTED OR FROM THE SOLE NEGLIGENCE OF THE OWNER OR THE ENGINEER.
CERTIFIED BY THE ENGINEER OF RECORD.
3. UNAUTHORIZED CHANGES & USES: THE ENGINEER PREPARING THESE PLANS WILL NOT BE BENCHMARK
5. THIS DRAWING SET IS SCALED TO BE PRINTED ON A 24" X 36" SIZE OF RESPONSIBLE FOR, OR LIABLE FOR, UNAUTHORIZED CHANGES TO OR USES OF THESE PLANS. ALL CHANGES SOUTH QUARTER CORNER OF SECTION 24
PAPER (ARCH. D). IF PRINTED ON A SMALLER PAPER SIZE, THE DRAWING WILL TO THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE PREPARER OF THESE PLANS. TOWNSHIP 48, RANGE 1E
NOT BE TO SCALE AND SHOULD NOT BE USED TO SCALE MEASUREMENTS SALT LAKE BASE AND MERIDIAN
FROM THE PAPER DRAWING. ALSO USE CAUTION, AS THERE MAY BE TEXT OR 4. ALL CONTOUR LINES SHOWN ON THE PLANS ARE AN INTERPRETATION BY CAD SOFTWARE OF FIELD b %5‘1\/4%6\;]‘)629
DETAIL THAT MAY BE OVERLOOKED DUE TO THE SMALL SIZE OF THE SURVEY WORK PERFORMED BY A LICENSED SURVEYOR. DUE TO THE POTENTIAL DIFFERENCES IN '
DRAWING. INTERPRETATION OF CONTOURS BY VARIOUS TYPES OF GRADING SOFTWARE BY OTHER ENGINEERS OR
CONTRACTORS, FOCUS DOES NOT GUARANTEE OR WARRANTY THE ACCURACY OF SUCH LINEWORK. FOR
NOTICE THIS REASON, FOCUS WILL NOT PROVIDE ANY GRADING CONTOURS IN CAD FOR ANY TYPE OF USE BY THE GRAPHIC SCALE —

1"=30

CONTRACTOR. SPOT ELEVATIONS AND PROFILE ELEVATIONS SHOWN IN THE DESIGN DRAWINGS GOVERN

30 0 15 30 60 120

BEFORE PROCEEDING WITH THIS WORK, THE CONTRACTOR SHALL CAREFULLY “ Date:
CHECK AND VERIFY ALL CONDITIONS, QUANTITIES, DIMENSIONS, AND GRADE ALL DESIGN INFORMATION ILLUSTRATED ON THE APPROVED CONSTRUCTION SET. CONSTRUCTION L E;!—-E;E;— 05/14/26
ELEVATIONS, AND SHALL REPORT ALL DISCREPANCIES TO THE ENGINEER. EXPERTISE AND JUDGMENT BY THE CONTRACTOR IS ANTICIPATED BY THE ENGINEER TO COMPLETE Know what's below Sheet:
BUILD-OUT OF THE INTENDED IMPROVEMENTS. Call 811 before you dig. (IN FEET) C 1 O
linch= 30 ft. .

z:\_2025\25-0307 nick greere parking lot\design 25-0307\dwg\sheets\C1.0 COVER.dwg
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Stormtech \ Basement Walkout Sump
N : 5 H o)
Project: 25-0307 Five 12 Warehouse / PI’OjECf: 25-0307 Five 12 quehouse 15
Location Alpine, Utah Llocation Alpine, Utah 8 <
Date: 3/24/2026 .4 Date: 4/7/2026 A
Desigher: McKennah Watson h ENGINEERING & SURVEYING - - LEGEND E A
Designer:  McKennah Watson ENGINEERING & SURVEYING 5=
o
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10-Year Detention Sizing ROW Z Lg bt g
. A I S
Design Criteria ) o EgI;TL]iI}\%INE = & ~ &
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. . L - ) =)
Allowable Discharge: 0.20' cfs/acre Per Alpine City Standards Return Peri Ofrl- 10 year XX S8 XX" SANITARY SEWER C£ m ®«
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Allowable Discharges XX PI XX" PRESSURE IRRIGATION O0E =3
Storm Drain Discharge: 0.32 cfs Allowable Discharges XXXX CONTOUR MAJOR E :i
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SINGLE GRADE

Catch basin

~ Catch Basin

. . ) . . . ' 3 8”
. . 8" E
C. Concrete: Class 4000, APWA Section 03 30 04. C I 3 I ‘ Nouk BAR o |

D. Reinforcement: Deformed, 60 ksi yield grade steel, ASTM A615.

o)

o~

S8

FRAME AND GRATE (4) 'L’ BARS 5 %

AME A A [Sa]

(PLAN 308) C I B | a P

1. GENERAL N (;) #4x18 =
A. The drawing shows typical pipe connections. Refer to construction drawings for | "] P AN y : ——— 1-275" —= 45" (ZD m 93 g
connection locations or refer to field location of existing piping when engineering A ———— N e | A : _ 2 X 2’ x 2’ I D | " = E = 2
pipe connection to the box. et ool P Bk W | s cn A : - e ° REINFORCEMENT: A 2 ~ - T S A
f’%&i | «x‘?g?é*' SOt o ' S | S T S - - (3) #4@ 12°O.C. 1256 p _L3" — 9 2 5 § 2

. | i ! ! "

2. PRODUCTS . i Wk DUM—CRETE,INC. ' . | B & % Ex
A. Base Course: Untreated base course, APWA Section 32 11 23. Do not use gravel ——d -y — LA -_—t—— _ ' _ S RElN#ng%EMgNg—/ g Ox<:®
as a base course without ENGINEER’s permission. g L . 1 hestasie 12" | ' o 1 OR) S 2

B. Backfill: Common fill, APWA Section 31 05 13. Maximum particle size 2-inches. B e T E]j

N

2 2

e

=

PLAN "L" BAR DETAIL ‘ ‘
3. EXECUTION | o s . e cover - 3/167 o] 3' WATERWAY
A. Base Course Placement: APWA Section 32 11 23. Maximum lift thickness is 8- FLOW LINE DROP Optlonal steel plate cover - o / 1 plate —
inches before compaction. Compaction is 95 percent or greater relative to a (NOTE 3B) 1 # ‘ ' :
modified proctor density, APWA Section 31 23 26. _ , 7 ' . :
B. Curb Face Opening: Make opening at least 4-inches high. Provide at least a 2-inch @ CURB HEIGHT . ' | : = Standard Steel Gr ating
drop between the “‘warp line” in the gutter flow-line and the top of the grate at the AT ' » H20 Cast Iron Grating
curb face opening. OF GUTTER « ‘ SIZE VARIES
C. Concrete Placement: APWA Section 03 30 10. Provide 1/2-inch radius edges. = L , l_ o | (SEE SITE PLAN)
Apply a broom finish. Apply a curing agent. s ‘T b BAR GUTTER | 4" CONCRETE OVER 4"
D. Backfill: Place backfill against the basin wall. Pea gravel and recycled RAP DO NOT USE 'L’ 33— | §=2.0% /_ ROADBASE
aggregate is NOT ALLOWED. Water jetting is NOT allowed. Maximum lift BARS Fo&;ggg% - BACKFILL |
thickness is 8-inches before compaction. Compaction is 95 percent or greater
relative to a standard proctor density, APWA Section 31 23 26. i
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Precast manhole k. N = Q
CONCENTRIC CONE INSTALLATION
UNLESS SPECIFIED OTHERWISE 2.00 . N
1. GENERAL m
A. The drawing shows typical pipe connections. Refer to construction drawings for A A 1.50' z
connection locations or refer to field location of existing piping when engineering pipe —{ 050" [— > e
connection to the manhole. — <
B. Manhole size. H_‘
1) Diameter is 4-feet: For pipe under 12" diameter. TABLE OF DIMENSIONS 4 0.50
2) Diameter is 5-feet: For pipe 12" and larger, or when 3 or more drain pipes intersect | " o0 75
the manhole. MANHOLE I 4 9 4 '
C. Wall thickness: % HEHES SRk STYLE DRGNS IVN g 4 -]
1) Precast reinforced concrete walls 4 3/4" minimum. MEASURED ON THE INSIDE A X =48" (¥)=30" l g ~
2) Cast-in-place concrete to be 8 inches thick minimum. OF THE MANHOLE (TYP) 5 @ =60" (V) =44" —
2. PRODUCTS b ® =60" (@ =30" T~ ¢ UNTREATED BASE
A. Base Course: Untreated base course, APWA Section 32 11 23. Do not use gravel as a [ | COURSE
base course without ENGINEER’s permission. B 20 HIGHBACK
B. Backfill: Common fill, APWA Section 31 05 13. Maximum particle size 2-inches. PLAN
C. Concrete: Class 4000, APWA Section 03 30 04. e NTS
D. Riser and Reducing Riser. ASTM C478. USE APPROPRIATE :
E. Joint Sealant: Rubber based, compressible. FRAME AND COVER
F. Grout: 2 parts sand to 1 part cement mortar, ASTM C1329. (PLAN. 302 OR 303)
G. Stabilization-Separation Geotextile: Moderate or high at CONTRACTOR's choice, COVER COLLAR RAISE FRAME REDUCING
APWA Section 31 05 19. (PLAN 352)/ TO GRADE RISER
(PLAN 360)
3. EXECUTION 7z s
A. Foundation Stabilization: Get ENGINEER’s permission to use a sewer rock or a sewer e L o/ 2.5" (MIN)
rock in a geotextile wrap to stabilize an unstable foundation. ¥ & 1127 (MAX) it g
B. Base Course Placement: APWA Section 32 11 23. Maximum lift thickness is 8-inches L = SEALANT "\ H | &
before compaction. Compaction is 95 percent or greater relative to a modified proctor @ (C,S&iRE;fS)DECK §
density, APWA Section 31 23 26. &
C. Invert cover. During construction, place invert covers over the top of pipe in manholes = +—— BACKFILL
that currently convey sewerage. See Plan 412. b RISERS _/’
D. Concrete Deck or Reducing Riser: When depth of manhole from pipe invert to finish 2| H ASTM C 478 picoil 1 = %
grade exceeds 7 feet, use an ASTM C478 reducing riser. 8
E. Pipe Connections: Grout around all pipe openings. CONCRETE COLLAR M
F. Pipe Seal: Install rubber-based pipe seals on all plastic pipes when connecting plastic ALL AROUND (TYP) E
pipes to manholes. Hold water-stop in place with stainless steel bands. ££ 2
G. Joints: Place flexible sealant in all riser joints. Finish with grout. f— 2
H. Adjustment: If the required manhole adjustment is more than 1’-0”, remove the cone a
and grade rings and adjust the manhole elevation with the appropriate manhole section, BASE IS
the cone section, and the grade rings or plastic form to make frame and lid match finish OPTIONAL _\ -
grade. ; CONCRETE FILL o’
|.  Finish: Provide smooth and neat finishes on interior of cones, shafts, and rings. P e et 3 ‘
Imperfect moldings or honeycombs will not be accepted. 6" | - BASE COURSE
J. Backfill: Provide backfill against the manhole shaft. Pea gravel and recycled RAP L R i YR
aggregate is NOT ALLOWED. Water jetting is NOT allowed. Maximum lift thickness is
8-inches befc_)re compaction: Compaction is 95 percent or greater relative to a standard SECTION A-A SECTION B-B
proctor density, APWA Section 31 23 26. (CONCRETE DECK OPTION) (REDUCING RISER OPTION) —
calc: NA
i i S e DA 05/14/26
341.1 Precast manhole 341.1 Know what's below., sheet
. %tah Chaptor - PSR Call 811 before youdig. D1.0
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PROJECT INFORMATION

ENGINEERED PRODUCT /m
MANAGER . -
SiteAssist™
FOR STORMTECH
ADS SALES REP ® INSTALLATION INSTRUCTIONS
. VISIT OUR APP
PROECT D, Advanced Drainage Systems, Inc.

FIVE12 WAREHOUSE

ALPINE, UT, USA
IMPORTANT - NOTES FOR THE BIDDING AND INSTALLATION OF MC-3500 CHAMBER SYSTEM

1. STORMTECH MC-3500 CHAMBERS SHALL NOT BE INSTALLED UNTIL THE MANUFACTURER'S REPRESENTATIVE HAS COMPLETED A
PRE-CONSTRUCTION MEETING WATH THE INSTALLERS.

MC-3500 STORMTECH CHAMBER SPECIFICATIONS

1. CHAMBERS SHALL BE STORMTECH MC-3500.

2 gg’;“éf&;gggﬂm BE ARCH-SHAPED AND SHALL BE MANUFACTURED FROM VIRGIN, IMPACT-MODIFIED POLYPROPYLENE 2. STORMTECH MC-3500 CHAMBERS SHALL BE INSTALLED IN ACCORDANCE WITH THE "MC-3500 & MC~4500 STORMTECH CHAMBER INSTALLATION
- GUIDE".
3. CHAMBERS SHALL MEET THE REQUIREMENTS OF ASTM F2418, "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED 3. CHAMBERS ARE NOT TO BE BACKFILLED WITH A DOZER OR AN EXCAVATOR SITUATED OVER THE CHAMBERS.
WALL STORMWATER COLLECTION CHAMBERS" CHAMBER CLASSIFICATION 45x76 DESIGNATION SS. STORMTECH RECOMMENDS 3 BACKFILL METHODS:
«  STONESHOOTER LOCATED OFF THE CHAMBER BED.
4. CHAMBER ROWS SHALL PROVIDE CONTINUOUS, UNOBSTRUCTED INTERNAL SPACE WITH NO INTERNAL SUPPORTS THAT WOULD +  BACKFILL AS ROWS ARE BUILT USING AN EXCAVATOR ON THE FOUNDATION STONE OR SUBGRADE.
IMPEDE FLOW OR LIMIT ACCESS FOR INSPECTION. +  BACKFILL FROM OUTSIDE THE EXCAVATION USING A LONG BOOM HOE OR EXCAVATOR.

>

5. THE STRUCTURAL DESIGN OF THE CHAMBERS, THE STRUCTURAL BACKFILL, AND THE INSTALLATION REQUIREMENTS SHALL ENSURE THE FOUNDATION STONE SHALL BE LEVELED AND COMPACTED PRIOR TO PLACING CHAMBERS.
THAT THE LOAD FACTORS SPECIFIED IN THE AASHTO LRFD BRIDGE DESIGN SPECIFICATIONS, SECTION 12.12, ARE MET FOR: 1)
LONG-DURATION DEAD LOADS AND 2) SHORT-DURATION LIVE LOADS, BASED ON THE AASHTO DESIGN TRUCK WITH CONSIDERATION

FOR IMPACT AND MULTIPLE VEHICLE PRESENCES.

JOINTS BETWEEN CHAMBERS SHALL BE PROPERLY SEATED PRIOR TQ PLACING STONE.

o o

MAINTAIN MINIMUM - 6" (150 mm) SPACING BETWEEN THE CHAMBER ROWS.

6. CHAMBERS SHALL BE DESIGNED, TESTED AND ALLOWABLE LOAD CONFIGURATIONS DETERMINED IN ACCORDANCE WITH ASTM F2787,
"STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS".
LOAD CONFIGURATIONS SHALL INCLUDE: 1) INSTANTANEQUS (<1 MIN) AASHTO DESIGN TRUCK LIVE LOAD ON MINIMUM COVER 2)
MAXIMUM PERMANENT (75-YR) COVER LOAD AND 3) ALLOWABLE COVER WITH PARKED (1-WEEK) AASHTO DESIGN TRUCK.

7. INLET AND OUTLET MANIFOLDS MUST BE INSERTED A MINIMUM OF 12" (300 mm) INTO CHAMBER END CAPS.

8. EMBEDMENT STONE SURROUNDING CHAMBERS MUST BE A CLEAN, CRUSHED, ANGULAR STONE OR RECYCLED CONCRETE; AASHTO M43 #3, 357, 4,

PROPOSED LAYOUT CONCEPTUAL ELEVATIONS FERGH “INVERT ABOVE BASE OF CHAMBER z
39 [STORMTECH MG-3500 GHAMBERS _|MAXIMUM ALLOWABLE GRADE (TOP OF PAVEMENT/UNPAVED): 1350 PART TYPE avoor DESCRIPTION NVERT{ MAX FLOW 5
4 STORMTECH MC-3500 END CAPS __|MINIMUM ALLOWABLE GRADE (UNPAVED WITH TRAFFIC): .50 O - n T E
72 [STONE ABOVE (n) MINTMUM ALLOWABLE GRADE (UNPAVED NO TRAFFIC): 00|PREF ABRICATED END CAP A R eyt i MCSSO0IEPP24BC /TYP OF AL 247 BOTTOM W <
] TONE BELOW (n} T ALLO 2 -0 ABRICATED END CAP B |18" TOP PRE-CORED END CAP, PARTE: MC3500[EPP18TC / TYP OF ALL 18" TOP CONNECTIONS 9Q @ 2
MINIMUM ALLOWABLE GRADE (BASE OF FLEXIBLE PAVEMENT): PREF - : : 3 6 5B
A0 SINE {CF)170P OF STONE: { ! D0FLanp C__|INSTALL FLAMP ON 24" ACCESS PIPE [ PART#: MCFLAMP 0 <3 g 2
5303 |PERIMETER STONE INCLUDED)  [TOP OF MC-3500 CHAMBER: ZMANIFOLD D__[18"x 18" TOP MANIFOLD, ADS N-12 20.03" I 3Z 58
(COVER STONE INCLUDED) [18"x 18" TOP MANIFOLD INVERT: 2.42|NYLOPLAST (INLET W/1SO E |30" DIAMETER (24.00" SUMP MIN) S5CFSIN W =g oe
BASE STONE INCLUDED) 24" ISOLATOR ROW PLUS INVERT: 0.92{PLUS ROW) Eaﬁ: 50 Gy
YSTEM AREA (SF) BOTTOM OF MC-3500 CHAMBER: 075 o B
265.7 SV BOTTOM OF STONE: 0.00 = £ B
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ITHOUT THE EOR'S FRIOR APPROVAL EOR SHALL REVIEW THIS DRAWING PRIOR TO BIDDING AND/OR CONSTRUCTION. IT IS THE ULTIMATE RESPONSIBILITY OF THE EOR TO ENSURE THAT THE PRODUCT(S) DEPICTED AND ALL ASSOCIATED DETAILS MEET ALL APPLICABLE

B
B
E
467, 5, 56, OR 57. i
L
b
7. REQUIREMENTS FOR HANDLING AND INSTALLATION: 9. STONE MUST BE PLACED ON THE TOP CENTER OF THE CHAMBER TO ANCHOR THE CHAMBERS IN PLACE AND PRESERVE ROW SPACING. B
+  TO MAINTAIN THE WIDTH OF CHAMBERS DURING SHIPPING AND HANDLING, CHAMBERS SHALL HAVE INTEGRAL, INTERLOCKING E
STACKING LUGS. 10. THE CONTRACTOR MUST REPORT ANY DISCREPANCIES WITH CHAMBER FOUNDATION MATERIALS BEARING CAPACITIES TO THE SITE DESIGN ® E
+  TOENSURE A SECURE JOINT DURING INSTALLATION AND BACKFILL, THE HEIGHT OF THE CHAMBER JOINT SHALL NOT BE LESS ENGINEER. = B
THAN 3" E
+  TOENSURE THE INTEGRITY OF THE ARCH SHAPE DURING INSTALLATION, &) THE ARCH STIFFNESS CONSTANT SHALL BE 11.  ADSRECOMMENDS THE USE OF "FLEXSTORM CATCH IT" INSERTS DURING CONSTRUCTION FOR ALL INLETS TO PROTECT THE SUBSURFACE g § B
GREATER THAN OR EQUAL TO 500 LBS/FT/%. THE ASC IS DEFINED IN SECTION 6.2.8 OF ASTM F2418. AND b) TO RESIST CHAMBER STORMWATER MANAGEMENT SYSTEM FROM CONSTRUCTION SITE RUNOFF. =2 B
DEFORMATION DURING INSTALLATION AT ELEVATED TEMPERATURES (ABOVE 73° F/ 23° C), CHAMBERS SHALL BE PRODUCED & B
FROM REFLECTIVE GOLD OR YELLOW COLORS. NOTES FOR CONSTRUCTION EQUIPMENT ] 5 5
m O <
8. ONLY CHAMBERS THAT ARE APPROVED BY THE SITE DESIGN ENGINEER WILL BE ALLOWED. UPON REQUEST BY THE SITE DESIGN 1. STORMTECH MC-3500 CHAMBERS SHALL BE INSTALLED IN ACCORDANCE WITH THE "MC-3500 & MC-4500 STORMTE CH CHAMBER INSTALLATION Q0 E 2
ENGINEER OR OWNER, THE CHAMBER MANUFACTURER SHALL SUBMIT A STRUCTURAL EVALUATION FOR APPROVAL BEFORE GUIDE". w- 8 2
DELIVERING CHAMBERS TO THE PROJECT SITE AS FOLLOWS: wo £
THE STRUCTURAL EVALUATION SHALL BE SEALED BY A REGISTERED PROFESSIONAL ENGINEER. 2. THE USE OF EQUIPMENT OVER MC-3500 CHAMBERS IS LIMITED: i
»  THE STRUCTURAL EVALUATION SHALL DEMONSTRATE THAT THE SAFETY FACTORS ARE GREATER THAN OR EQUAL TO 1.85 FOR +  NO EQUIPMENT IS ALLOWED ON BARE CHAMBERS. 3
DEAD LOAD AND 1.75 FOR LIVE LOAD, THE MINIMUM REQUIRED BY ASTM F2787 AND BY SECTIONS 3 AND 12.12 OF THE AASHTO »  NO RUBBER TIRED LOADER, DUMP TRUCK, OR EXCAVATORS ARE ALLOWED UNTIL PROPER FILL DEPTHS ARE REACHED IN ACCORDANCE S B
LRFD BRIDGE DESIGN SPECIFICATIONS FOR THERMOPLASTIC PIPE. WITH THE "MC-3500 & MC-4500 STORMTECH CHAMBER INSTALLATION GUIDE". s z
« THE TEST DERIVED CREEP MODULUS AS SPECIFIED IN ASTM F2418 SHALL BE USED FOR PERMANENT DEAD LOAD DESIGN + WEIGHT LIMITS FOR CONSTRUCTION EQUIPMENT CAN BE FOUND IN THE "MC-3500 & MC-4500 STORMTECH CHAMBER INSTALLATION GUIDE". 8
EXCEPT THAT IT SHALL BE THE 75-YEAR MODULUS USED FOR DESIGN. W .
3. FULL 36" (900 mm) OF STABILIZED COVER MATERIALS OVER THE CHAMBERS IS REQUIRED FOR DUMP TRUCK TRAVEL OR DUMPING. o 4
o =g
9. CHAMBERS AND END CAPS SHALL BE PRODUCED AT AN ISO 9001 CERTIFIED MANUFACTURING FACILITY. 3
USE OF A DOZER TO PUSH EMBEDMENT STONE BETWEEN THE ROWS OF CHAMBERS MAY CAUSE DAMAGE TO CHAMBERS AND IS NOT AN ACCEPTABLE § B
10.  MANIFOLD SIZE TO BE DETERMINED BY SITE DESIGN ENGINEER. SEE TECH NOTE #6.32 FOR MANIFOLD SIZING GUIDANCE. DUE TO THE By ETHOD. ANY CHAMBERS DAMAGED BY USING THE "DUMP AND PUSH” METHOD ARE NOT COVERED UNDER THE STORMTECH STANDARD = B oD
ADAPTATION OF THIS CHAMBER SYSTEM TO SPECIFIC SITE AND DESIGN CONSTRAINTS, IT MAY BE NECESSARY TO CUT AND COUPLE ADDITIONAL : g =My 5
PIPE TO STANDARD MANIFOLD COMPONENTS IN THE FIELD. EEy
CONTACT ADS WITH ANY QUESTIONS ON INSTALLATION REQUIREMENTS OR WEIGHT LIMITS FOR CONSTRUCTION EQUIPMENT. BiE
11, ADSDOES NOT DESIGN OR PROVIDE MEMBRANE LINER SYSTEMS. TO MINIMIZE THE LEAKAGE POTENTIAL OF LINER SYSTEMS, THE MEMBRANE |SOLATOR ROWPLUS FE
LINER SYSTEM SHOULD BE DESIGNED BY A KNOWLEDGEABLE GEOTEXTILE PROFESSIONAL AND INSTALLED BY A QUALIFIED CONTRACTOR. (SEE DETAIL) § 4
£
. i &
CHKL "} PLACE MINIMUM 17.50° OF ADSPLUS125 WOVEN GEQTEXTILE OVER BEDDING g E
"< STONE AND UNDERNEATH CHAMBER FEET FOR SCOUR PROTECTION AT ALL § o N EEY
| CHAMBER INLET ROWS hee
aar S
SHEET
—— —— BED LIMITS NOTES
= THE SITE DESIGN ENGINEER MUST REVIEW ELEVATIONS AND IF NECESSARY ADJUST GRADING TO ENSURE THE CHAMBER COVER REQUIREMENTS ARE MET. 2 OF 6
2028 ADS, WG +  NOT FOR CONSTRUCTION: THIS LAYOUT IS FOR DIMENSIONAL PURPOSES ONLY TO PROVE CONCEPT & THE REQUIRED STORAGE VOLUME CAN BE ACHIEVED ON SITE.
g g
. " 5
ACCEPTABLE FILL MATERIALS: STORMTECH MC-3500 CHAMBER SYSTEMS ; COVER PIPE CONNECTION TO END INSTALL FLAMP ON 24" (500 mm) ACGESS PIPE ]
w <P CAP WITH ADS GEOSYNTHETICS 601T : ww <E
[] zZpd NON-WOVEN GEOTEXTILE ) Zp3
AASHTO MATERIAL o ZED m Zgd
MATERIAL LOCATION DESCRIPTION COMPACTION / DENSITY REQUIREMENT 3 o 8ES MC-3500 CHAMBER OPTIONAL INSPECTION PORT 3 0 5h8
CLASSIFICATIONS Q g2k Q 52 ugt
2 = 2 =
FINAL FILL: FILL MATERIAL FOR LAYER 'D' STARTS FROM THE TOP OF THE 'C' . i g opgd \ g —% W — 3 upd
o |LAYER TO THE BOTTOM OF FLEXIELE PAVEMENT OR UNPAVED FINISHED ANY SOIL/IROCK MATERIALS, NATIVE SOILS, OR PER ENGINEER'S PLANS. NiA R PR ST DESIGN ENGINEERIS PLANS. PAVED o 58 kg 7 x 58 5§
o 4 ;
&H&D; ABOVE. NOTE THAT PAVEMENT SUBBASE MAY BE PART OF THE 'D CHECK PLANS FOR PAVEMENT SUBGRADE REQUIREMENTS. PREPARATION REQUIREMENTS. Sy + STORMTECH HIGHLY RECOMMENDS z ¥ B
P B FLEXSTORM INSERTS IN ANY UPSTREAM ~ 3 B E
AASHTO M145" P - STRUCTURES WITH OPEN GRATES = =, g4
= s R ™ w o ) w o~ 2l
INITIAL FILL: FILL MATERIAL FOR LAYER 'C' STARTS FROM THE TOP OF THE | GRANULAR WELL-GRADED SOILAGGREGATE MIXTURES, <35% FINES OR A1, A-2-4, A3 BEGIN COMPACTIONS AFTER 24" (600 mm) OF MATERIAL OVER u g EE w S ks
; - PROCESSED AGGREGATE. THE CHAMBERS IS REACHED. COMPACT ADDITIONAL LAYERS IN = S xkE3 = A o« B3
EMBEDMENT STONE (B' LAYER) TO 24" (600 mm) ABOVE THE TOP OF THE 5 T O RS ELEVATED BYPASS MANIFOLD T o =B
C |CHAMBER. NOTE THAT PAVEMENT SUBBASE MAY BE A PART OF THE ‘¢ OR 12" (300 mm) MAX LIFTS TO A MIN. 5% PROCTOR DENSITY FOR 3 Gpe : 6E
AYER, MOST PAVEMENT SUBBASE MATERIALS CAN BE USED IN LIEU OF THIS WELL GRADED MATERIAL AND 85% RELATIVE DENSITY FOR e ° 0k
. LAYER. AASHTO M43 PROCESSED AGGREGATE MATERIALS. gk MC-3500 END CAP W SES
3,357, 4, 467, 5, 56, 57,6, 67, 68,7, 78, 8,89, 9, 10 < EE2 / = EE:
DATE [ oW | CHC [z b DATE [ OWN | CHk [2 15
g |EMBEDMENT STONE: FILL SURROUNDING THE CHAMBERS FROM THE GLEAN, CRUSHED, ANGULAR STONE AASHTO M43 2 e
FOUNDATION STONE (A’ LAYER) TO THE 'C' LAYER ABOVE. OR RECYCLED CONCRETE® 3,357, 4,467, 5, 56,57 NO COMPACTION REQUIRED. E2 |I =
5 | it 7
. Il R 2
FOUNDATION STONE: FILL BELOW CHAMBERS FROM THE SUBGRADE UP TO CLEAN, CRUSHED, ANGULAR STONE AASHTO M43 25 g 1l W t
A [THEFOOT (BOTTOM) OF THE CHAMBER. OR RECYCLED CONCRETE® 3,357, 4,467, 5, 56, 57 FLATE COMPACT OR ROLL TO ACHIEVE A FLAT SURFACE b 'wl\“wl i il " 1
Ey i |/ UL o
. ] ect Y [ e
PLEASE NOTE: H SUMP DEPTH TBD BY ]
1. THE LISTED AASHTO DESIGNATIONS ARE FOR GRADATIONS ONLY. THE STONE MUST ALSO BE CLEAN, CRUSHED, ANGULAR. FOR EXAMPLE, A SPECIFICATION FOR #4 STONE WOULD STATE: "CLEAN, CRUSHED, ANGULAR NO. 4 (AASHTO M43) STONE". El SITE DESIGN ENGINEER NYLOPLAST i
2. STORMTECH COMPACTION REQUIREMENTS ARE MET FOR 'A’ LOCATION MATERIALS WHEN PLACED AND COMPACTED IN 8" (230 mm) (MAX) LIFTS USING TWO FULL COVERAGES WITH A VIBRATORY COMPACTOR. > (24" (600 mm] MIN RECOMMENDED) / / E3
3. WHERE INFILTRATION SURFACES MAY BE COMPROMISED BY COMPACTION, FOR STANDARD DESIGN LOAD CONDITIONS, A FLAT SURFACE MAY BE ACHIEVED BY RAKING OR DRAGGING WITHOUT COMPACTION EQUIPMENT. FOR SPECIAL LOAD DESIGNS, CONTACT STORMTECH FOR & 1 24* (600 mim) HOPE ACGESS PIPE REQUIRED ONE LAYER OF ADSPLUS125 WOVEN GEGTEXTILE BETWEEN @
o
COMPACTION REQUIREMENTS. , PR . = f USE FACTORY PARTIAL CUT END CAP PART #: FOUNDATION STONE AND CHAMBERS Ex
4. ONCE LAYER'C'IS PLACED, ANY SOIL/MATERIAL CAN BE PLACED IN LAYER ‘D' UP TO THE FINISHED GRADE. MOST PAVEMENT SUBBASE SOILS CAN BE USED TO REPLACE THE MATERIAL REQUIREMENTS OF LAYER 'C' OR 'D' AT THE SITE DESIGN ENGINEER'S DISCRETION. & MCISHIERP24EE OR MCISI0IERPSABIWY 525 (2.51 m) MIN WIDE CONTINUOUS FABRIG WITHOUT SEAMS EE
5. WHERE RECYCLED CONCRETE AGGREGATE IS USED IN LAYERS 'A’ OR 'B' THE MATERIAL SHOULD ALSO MEET THE ACCEPTABILITY CRITERIA OUTLINED IN TECHNICAL NOTE 6.20 "RECYCLED CONCRETE STRUCTURAL BACKFILL". = e Ly
55 &
b MC-3500 ISOLATOR ROW PLUS DETAIL HE
2 NTS e
53 kg
e
ADS GEOSYNTHETICS 601T NON-WOVEN GEOTEXTILE ALL PAVEMENT LAYER (DESIGNED i B
AROUND CLEAN, CRUSHED, ANGULAR STONE IN A & B LAY% BY SITE DESIGN ENGINEER) [ i
E g
ki e
Al ittt bt et Aot ol A Bl u:‘ ; } gi |NSPECT|0N & MAINTENANCE gi
“TOBOTTOM OF FLEXIBLE PAVEMENT. FOR UNPAVED 1 8 %E EE
PERIMETER STONE O e ERE CovER 1o ot ey CcEuR, 8 (2.4m) ke STEP 1)  INSPECT ISOLATOR ROW PLUS FOR SEDIMENT b
(SEE NOTE 4) i (450 mm) MIN MAX 2 A. INSPECTION PORTS (IF PRESENT) EZ
12" (300 mm) MIN | EE A1.  REMOVE/OPEN LID ON NYLOPLAST INLINE DRAIN BB
® e A2 REMOVE AND CLEAN FLEXSTORM FILTER IF INSTALLED ® Be
l I = i} A3.  USING A FLASHLIGHT AND STADIA ROD, MEASURE DEPTH OF SEDIMENT AND RECORD ON MAINTENANCE LOG = 3§
£ A4 LOWER A CAMERA INTO ISOLATOR ROW PLUS FOR VISUAL INSPECTION OF SEDIMENT LEVELS (OPTIONAL) E
EXCAVATION WALL - ¥
AN BE SLOPED OR VERTICAL 45 THIS CROSS SECTION DETAIL REPRESENTS Oe ke A5 IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROGEED TO STEP 3. 3 Be
(C. SLO o] CAL) (1140 mim) MINIMUM REQUIREMENTS FOR INSTALLATION. L] a3 22 B, ALL ISOLATOR PLUS ROWS [1] - g
ﬁ;%ﬁiﬁfiigg‘.i.?;é’“ﬂ.ﬁ:ﬁiﬁ’sF"F‘ = @ R B.. REMOVE COVER FROM STRUCTURE AT UPSTREAM END OF ISOLATOR ROW PLUS = & B
I | i 4 ) a - £ . £ 8 B.2.  USING A FLASHLIGHT, INSPECT DOWN THE ISOLATOR ROW PLUS THROUGH OUTLET PIFE &g 3]
L ; S o N 2 o Uy : =2 Eo i) MIRRORS ON POLES OR CAMERAS MAY BE USED TO AVOID A CONFINED SPACE ENTRY =3 +
{ et — 0 E g; ii) FOLLOW OSHA REGULATIONS FOR CONFINED SPACE ENTRY IF ENTERING MANHOLE o: 2
/ | | W T 8 B.3.  IF SEDIMENT IS AT, OR ABOVE, 3" (80 mm) PROCEED TO STEP 2. IF NOT, PROCEED TO STEP 3. W O 22
- EE S E
F 1 9" (230 mm) MIN no Eo no £
6" (150 mm) MIN (SEE NOTE 3) i STEP2)  CLEAN OUT ISOLATOR ROW PLUS USING THE JETVAC PROCESS fs
NC-3600 6" 77 (1950 ) | 12" (300 rmm) MIN £ A. AFIXED CULVERT CLEANING NOZZLE WITH REAR FACING SPREAD OF 45" (1.1 m) OR MORE IS PREFERRED 5 &
END CAP SUBGRADE SOILS {150 mem) MIN o B. APPLY MULTIPLE PASSES OF JETVAC UNTIL BACKFLUSH WATER IS CLEAN 20
(SEE NOTE 3) z *E C. VACUUM STRUCTURE SUMP AS REQUIRED z §§
Q Q
i @E STEP3)  REPLACEALL COVERS, GRATES, FILTERS, AND LIDS; RECORD OBSERVATIONS AND ACTIONS. w @E
. = = =3 =
m % §§§ STEP4)  INSPECT AND CLEAN BASINS AND MANHOLES UPSTREAM OF THE STORMTECH SYSTEM. % §§§
1. CHAMBERS SHALL MEET THE REQUIREMENTS OF ASTM F2418, "STANDARD SPECIFICATION FOR POLYPROPYLENE (PP) CORRUGATED WALL STORMWATER COLLECTION CHAMBERS" CHAMBER CLASSIFICATION 45x76 < his < Hig
= 4t = i
DESIGNATION SS. hEt NOTES pae
5 H
2. MC-3500 CHAMBERS SHALL BE DESIGNED IN ACCORDANCE WITH ASTM F2787 "STANDARD PRACTICE FOR STRUCTURAL DESIGN OF THERMOPLASTIC CORRUGATED WALL STORMWATER COLLECTION CHAMBERS". 5 EEL L= H E2
B b
3. THE SITE DESIGN ENGINEER IS RESPONSIBLE FOR ASSESSING THE BEARING RESISTANCE (ALLOWABLE BEARING CAPACITY) OF THE SUBGRADE SOILS AND THE DEPTH OF FOUNDATION STONE WITH CONSIDERATION . Fal 1. INSPECT EVERY 6 MONTHS DURING THE FIRST YEAR OF OPERATION. ADJUST THE INSPECTION INTERVAL BASED ON PREVIOUS et
FOR THE RANGE OF EXPECTED SOIL MOISTURE CONDITIONS. REFERENCE STORMTECH DESIGN MANUAL FOR BEARING CAPACITY GUIDANCE. fzd OBSERVATIONS OF SEDIMENT ACCUMULATION AND HIGH WATER ELEVATIONS. il
4. PERIMETER STONE MUST BE EXTENDED HORIZONTALLY TO THE EXCAVATION WALL FOR BOTH VERTICAL AND SLOPED EXCAVATION WALLS. big 2 CONDUGT JETTING AND VACTORING ANNUALLY OR WHEN INSPEGTION SHOWS THAT MAINTENANCE IS NECESSARY bEg
s ) : &
5. REQUIREMENTS FOR HANDLING AND INSTALLATION: Bug g%;
«  TOMAINTAIN THE WIDTH OF CHAMBERS DURING SHIPPING AND HANDLING, CHAMBERS SHALL HAVE INTEGRAL, INTERLOCKING STACKING LUGS. § EEd § 3
E2 E3
+  TOENSURE A SECURE JOINT DURING INSTALLATION AND BACKFILL, THE HEIGHT OF THE CHAMBER JOINT SHALL NOT BE LESS THAN 3". kEg REZ
+  TOENSURE THE INTEGRITY OF THE ARCH SHAPE DURING INSTALLATION, &) THE ARCH STIFFNESS CONSTANT SHALL BE GREATER THAN OR EQUAL TO 500 LBS/FT/%. THE ASC IS DEFINED IN SECTION 6.2.8 OF pps = pgpe 5
ASTM F2418. AND b) TO RESIST CHAMBER DEFORMATION DURING INSTALLATION AT ELEVATED TEMPERATURES (ABOVE 73° F /23° C), CHAMBERS SHALL BE PRODUCED FROM REFLECTIVE GOLD OR YELLOW
COLORS. 3 OF 6 4 OF 6
B
g
MC-3500 TECHNICAL SPECIFICATION B
NTS w NYLOPLAST DRAIN BASIN w
VALLEY 86.0" (2184 mm) H SBy NTS w <k,
STIFFENING RIB CREST INSTALLED S a ~BE 2 3 & 1
o sz k¢ @ gz kil
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Statistics
Description Symbol Avg Max Min Max/Min | Avg/Min
Parking Area + 2.1fc 7.8 fc 0.1 fc 78.0:1 21.0:1
Schedule
Symbol Label Image QTY Catalog Number Description Lamp Number Lumens LLF | Wattage Polar Plot
Lamps per Lamp
2 DSX2 LED P1 30K 70CRI D-Series Size 2 Area Luminaire P1 1 14042 1 134.5
BLC4 Performance Package 3000K CCT 70 CRI
Type 4 Extreme Backlight Control
A —
|
I
Max: 13225cd
2 DSX2 LED P1 30K 70CRI D-Series Size 2 Area Luminaire P1 1 14042 1 269
BLC4 Performance Package 3000K CCT 70 CRI
Type 4 Extreme Backlight Control
B m—
|
I
Max: 13225cd
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. 4. THE CONTRACTOR SHALL ENSURE POSITIVE DRAINAGE THROUGHOUT CONSTRUCTION N
EXISTING EVERGREEN EXISTING TO PROPOSED 1O PUE ACTIVITIES FOR THE PROJECT. ACCUMULATION OF STANDING WATER WILL NOT BE
TREE TO REMAIN, TYP. LANDSCAPE TRANSITION LINE PERMITTED. -
EXISTING DECIDUOUS l\
TREE TO REMAIN, TYP. Y
2026-05-14 1 4:«
SYMBOL CODE BOTANICAL NAME COMMON NAME SIZE QTY
TREES
e PLANT SO THAT ROOT FLAIR IS AT
OR 1" ABOVE FINISHED GRADE. 2
75 Zelkova serrata 'Green Vase' Green Vase Japanese Zelkova I.5"Cal. 6
e PROVIDE 3' DIA. CLEARANCE AT
BASE OF TREE, FREE OF ROCK
AND TURF.
CODE BOTANICAL NAME COMMON NAME SIZE QTY .
o)
SHRUBS =
/ BTC Berberis thunbergi ~Concorde” Concorde Japanese Barberry 5 gal. 9 é
— _f BDH Buddleja davidi " Buzz Hot Raspberry” Hot Raspberry Butterfly Bush 5 gal. 15 a
RUBBER CINCH ?(E)ngii%\ 0 e PLANTSO THAT TOP OF ROOT CCF Caryopteris x clandonensis “First Choice™  First Choice Bluebeard 5 gal. 1O
(2) HARDWOOD STAKES T3 = BALL IS EVEN WITH THE FINISHED CAl Cornus alba “Baillhalo™ TM lvory Halo Dogwood 5 gal. 5
2'X2" DRIVEN (MIN. 18") \: MULCH (KEEP MULCH 8" GRADE POL Physocarpus opulifolius “Donna May™ TM  Little Devil Ninebark 5 gal. & %
FIRMLY INTO SUBGRADE BACK FR(OM TRUNK) RAG Rhus aromatica ~Gro-Low® Gro-Low Fragrant Sumac 5 gal. | 4 Q
MULCH (KEEP MULCH M
4" BACK FROM TRUNK) Z
REMOVE BURLAP FROM TOP 2/3 OF TREE FORM REMOVE STRING & ORNAMENTAL GRASSES o
BALL WHEN B&B. REMOVE WIRE BASKET. FORM MULCH (KEEP MULCH . . 2
REMOVE STRING FROM TRUNK AND BALL SAUCER BURLAP FROM TOP 2/3 SAUCER 3" BACK FROM PLANT) PAH Pennisetum Z\lOP@CUroldeﬁ Hameln Hameln Fountain Grass | gal 3 ;
OF BALL WHEN B&B. POK Pennisetum alopecuroides “Karley Rose”™  Karley Rose Fountain Grass I gal. 20 gd_]
ammiEh — 7\ < AP BACKFILL PLANTING MIX —Il=
‘ ‘ ‘:m: :J:‘ ‘ ‘ 4 PARTS TOP SOIL . = PERENNIALS
*‘ R S P ‘* 1 PART PEAT MOSS : —|' =y STP Salvia nemorosa 'Perfect Profusion' Perfect Profusion Meadow Sage | gal 13
__F m':::',:,‘m |l WATER AND TAMP TO =TT 12 9 g4l
BACKFILL PLANTING MIX ::m:i — 777:‘ ‘ ‘ REMOVE AIR POCKETS. BRING Al
4 PARTS TOP SOIL == = — LEVEL TO FINISH GRADE —
1 PART PEAT MOSS ‘ ‘*mefm* —‘ *m*‘ ‘ ‘ - = T= COMPACTED BACKFILL BACKFILL PLANTING MIX 2026-03-27 1 1:59 LANDSCAPE
WATER AND TAMP TO ‘ ‘ ‘:‘ ‘ ‘:‘ ‘ ‘:‘ TEH“;M\ L =" '" BELOW ROOTBALL TO 4 PARTS TOP SOIL
REMOVE AIR POCKETS. BRING — EXISTING SOIL EXISTING SOIL BE 1/2 DEPTH OF 1 PART PEAT MOSS RE ]:E RE N CE N OTES SC H ED U LE PLAN
LEVEL TO FINISH GRADE. 3 X BALL DIA. : 2 X BALLDIA. ROGTBALL (6" MIN). EXISTING SOIL
SYMBOL  CODE DESCRIPTION QTY
Scale: A
A TREE PLANTING & STAKING B SHRUB PLANTING C PERENNIAL PLANTING @ et TAN RIVER ROCK MULCH 6 356 o e g
NOT TO SCALE NOT TO SCALE NOT TO SCALE DA 05/14/26

Sheet:

L1.0
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v
S
=
O' PUE S N
|
( ’ Know what's helow. =
:é Gall 811 before youdig. 23
""""""""""""""""""" 1 % m =g
________________________________________________________ : e = S 2T o
(Pemm——mm—m—m s s T .G AN = o W e O —t— T T T T T HMQ“S
P o R s ity . AN g i Ay i s P 85 4
T T 2552
I I N 7§ 00 =
I q Z =z =
! i O T < 2
| ! OoEz=
1 |I U =~ D
trf T
iy ]
N
Ll 22
Co | z
GRAPHIC SCALE : i | STREET LIGHT,
| : | STREET LIGHT, REF. CIVIL
20 0 10 20 40 80 : 1l i REF. CIVIL
1L 1
I [ N\
I e e — L -~
1 | <* I
(INFEET ) | | I — E Y =R =D === -_i
linch= 20 ft. : ! : ________ 1
| ! ] |
S , i 58-5301
U= I FUTURE BUILDING LOCATION, NATIVE GRASS THOMAS'M
: : RE-VEGETATION SEED MIX TO BE PROVIDED -
| : TO ALL DISTURBED AREAS, THIS LOCATION ROMNEY
! \ TILL FUTURE BUILDING CONSTRUCTION. o \05/1L/ 2026 / >
' N W o S
I : 47'5 V!
| | H oF
]
: | hl
! .
| i | il
!""l | |i|
L | streeT LeHT,  hl
\ | REF. CIVIL H R
I | P ~—+
L
]
L--J
<
S
S
PROPOSED <t
WATER TANK o0
EXISTING BUILDING m H
TO REMAIN D
SR
™ = M
\ = 0O
g I EE
SENSOR TO BE MOUNTED TO B a8 F
EAVE OF BUILDING m
EXISTING DUMPSTER TO REMAIN CONTROLLER TO BE WALL MOUNTED / e\ a4 <
— &5 O
. N
o~
> — Qﬁ
,,,,,, ) (B . — < X
IRRIGATION SCHEDULE CO =
CONTRACTOR TO LOCATE EXISTING MAIN LINE |
LOCATION AND ESTABLISH POINT OF CONNECTION 1O FUE —SYMBOL MANUFACTURER/MODEL/DESCRIPTION —QTY m
Rain Bird XB-6 O
05 % zqo Six-Outlet, Pressure Compensating, Drip Emitter. Flow rates 4 t~
R of 0.5 GPH=blue, |.0 GPH=black, and 2.0 GPH=red, at ]
each emitter outlet. Comes with Barb Inlet x Barb Outlet.
SYMBOL MANUFACTURER/MODEL/DESCRIPTION QTY
G Rain Bird PEB 1" 4
Ihn., I-1/2in., 2in. Plastic Industrial Remote Control Valve.
Low Flow Operating Capability, Globe Configuration.
Rain Bird 44-LRC 1"
E l'n. Brass Quick-Coupling Valve, with Corrosion-Resistant |
Stainless Steel Spring, Locking Thermoplastic Rubber Cover,
and 2-Piece Body.
2 STOP AND WAST VALVE |
MUELLER MARK Il ORISEAL S¢W VALVE MODEL H-10286
@ Wilkins by Zurn Elkay Water Solutions 375XL "
= Reduced Pressure Principle Backflow Preventer, lead-free 8
/2. - 51 mm E
Rain Bird ESP-2WIRE (| 20VAC) S
50 Station 2-Wire, Indoor/ Outdoor Controller w/ decoder | g
auto-address. For Residential or Light Commercial Use. LNK
WIFI Module and Flow Sensor Ready. Use with 2W-1 single
station decoders and standard direct burial wire. M
QO
©) Rain Bird WR2-RFS | <
Wireless Rain/Freeze Sensor. g
Water Meter " l ©
)
Irrigation Mainline: PVC Schedule 40 266.9 If E
~
_ _ _ _ _—_—_—— Pipesleeve: PVC Schedule 40 323.81f

Valve Callout

Valve Number

#“ }#_0— Valve Flow IRRIGATION
# Valve Size PLAN

--------- RAINBIRD 3/4" XBS TUBING WITH |/4" TUBING TO EMITTER

Scale: A
|" POLY PIPE CONNECTING DRIPLINE SECTIONS 1"=20

® 3/4" MANUAL FLUSH VALVE IN 0" ROUND VALVE BOX

Date:

05/14/26

Sheet:

L2.0
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ALL BRASS PIPE & FITTINGS FROM STOP & WASTE VALVE

BRASS SWIVEL
HOSE ELBOW
VALVE COVER

ALL MAIN LINE
FITTINGS SCH 80

l®

wv
S
22
AN
m wv
TO 1' PAST R.P. PAD Know what's helow. =
NOTE: ALL BRASS PIPE & FITTINGS FROM STOP AND WASTE — 1] Gall 811 before you dig. D3
VALVE TO 1' PAST R.P. PAD FINISH GRADE o -
BACKFLOW PREVENTOR FINISH GRADE VALVE COUPLER KEY —~—__| Z 558
ASSEMBLY | i S
/ NIPPLE TYPICAL (4) | ] [ == ;VS-HECE BODY —1[ ||||§W j : (1) 3/4" SCH. 80 PVC = g T q%)
) © R 2 TR TETED DESGIN QUICK == NIPPLE 2' LONG ) SS 8
PLACES £ -G N —— Ll PLING VALVE —||lI= wn o0 qg
S —I— cou G | |11 Z m 1
POWDER COATED HINGED o \_ RAINBIRD 44RC 5z%:
LOCKABLE CAGE V.LT. 0 12’12 SQUARE 12) 3/4"SCH. 80 10 ROUND VALVE OGE =
‘ CONCRETE PAD PVC ELBOWS BOX, WITH 2'LONG SCH. 80 PVC =
_|_ EXTENSIONS . NIPPLE AND ELL oS
90 DEG. ELL Qﬂﬂﬂ: T — 18 (2) 3/4" SCH. 80 PVC n :C]
NIPPLES o
- - ADJUSTABLE PEA GRAVEL = E
CURB BOX (EXTEND UNDER BRICKS) (2) 3/4"SCH. 80 © =
N NIPPLE PVC ELBOWS (2) 3/4" SCH. 80 PVC =
NIPPLES
ﬁ UNION SERVICE LINE SCH 40 PVC MAIN TOP VIEW
= le~————— FROM WATER = SRASS PIPE B SEE CIVIL DRAWINGS —_—
= SOURCE { NIPPLE (TYPICAL 2 = .
= UNION / PLACES) ] (2) 3/4" SCH. 80 PVC
= / — v NIPPLES. LENGTH AS NEEDED NOTE: TO BE LOCATED ON DOWN » o
. SEALANT ’ SEALANT ® 3 STREAM SIDE OF FLOW SENSOR
o » / BRASS PIPE P =
5 4" CONC. SLAB P FINISH. GRADE - <A
— | 18"X18"X12" DEEP SIDE VIEW
ROCK SUMP -5301
R 895
N = — = = 7 4 ' = -  HH- —= UICK COUPLING VALVE THOMAS' M,
== & s W (h, FE STOP & WASTE VALVE DETAIL c HOMASH...
= | . _ = B NS NOT TO SCALE
= Tl | | U= || =
= =S IEEENEETEIEE L ENS
=
= NEW PAVEMENT SECTION
- /— DBY WIRE CONNECTORS
o
L / RECTANGULAR VALVE BOX WITH T TYPE COVER. 1"
Q MAIN LINE TO ELECTRIC CONTROL VALVE VALVE IN JUMBO AND 1-1/2" TO 2" IN MAXI-JUMBO.
~—PVC SLEEVE
IRRIGATION SYSTEM 5 DEEP TOPSOIL IN LAWN AREAS UNIONS-SCH. 80
:FLE 12" DEEP TOPSOIL IN SHRUB AREAS FINISH GRADE THREA'DED ] T T FINISH GRADE_
90 DEG. ELL - D FLOW . — = S - N
. - . N N UNl N - H. DN .
(TYPICAL 2 PLACES) . e _,_..Ak—tm,ﬁrleH —T=(=t PVC SCH 80 THREADED — ~ - " THREADED - BRASS BALL VALVE
5 \_ e |||_|||E|||| ||I NIPPLE (4" MIN.) -\ -"
2 L AGGREGATE BASE ol === [|= IR SCH 80 CLOSE NIPPLE
z T g & — = COMPACTED BACKEFILL PVC SCH 80 AN ﬂ'
REDUCED PRESSURE BACK FLOW PRESSURE = 3 T BACKFILL of £ LATERAL PVC LINE (18" DEEP TO SPRINKLERS Lo -
N 2 ' o| FOR ROTOR AND IMPACT L PVC SCH. 80 ()
NOT TO SCALE z B RENCH WIDTH SHALL BE S HEAD INSTALLATIONS) N 3 THREADED ELBOW <
[ : = : H
%o o SLEEVE SIZE + 2" MINUMUM § 2" SAND OR ROCK FREE ‘ H‘; Ll w m
. S 2w SOIL BENEATH PIPE AND N .+ —PVCSCH. 80
R SLEEVE SIZE SHALL BE PIPE - 4'SAND ABOVE PIPE 1 /" TIREADEDNIPPLE l I | — A
— A SIZEX 2 MAIN PVC LINE PVC SCH. 80 PVC SCH. 80 ) D
FINISH GRADE ’ ) THREADED NIPPLE THREADED NIPPLE A BRICK (2 OF 4) <
< (@ IRRIGATION MAIN/LATERAL LINE - o ’N
(PROVIDE SEPARATE SLEEVE FOR ; ?&5%0985%0?85%0?&(5%%986%0?‘9(5 3% g //._ PVC SCH. 80 D Lu
CONTROLLER WIRE). 2' SAND OR K O%QOQOO%QO%(SO 608%(3 5 9%80%90&36 O%Qo%ﬁ 5 - THREADED NIPPLE F*
ety TRENCH SECTION o R PRI ORS SRS O Z
VALVE BOX : E S 008()% 0 S S 8%%3 @89 ' o
NOT TO SCALE e: ® OCR s o) N PVC SCH. 80
RBETRRG 08608 S %%5(3 O hg) S%QO% (el THREADED TEE a®
R e-ele ATyt OQom RSRSCRARERS i Q
g % PIPE TRENCH DETAIL (NEW PAVEMENT AREAS) AT : o : M
D NOT TO SCALE 3" MIN. DEPTH OF H MAIN LINE m <
3/4" GRAVEL : Z
2" CLASS 200 PVC SCH. 80 -«
PVCSLEEVE  3/4"SCH.80 PVC THREADED ELBOW CONTROL WIRES < H
THREADED NIPPLE . ? B LTJ O
TEE IN MAIN LINE MARLEX STREgT /4" ELBOW MARLEX STREET 30" LINEAR LENGTH OF WIRE ELECTRONIC CONTROL VALVE m
/_ ELBOW ELBOW VALVEID TAG (COILED) F @\ a4 F
MANUAL DRAIN NOTTO SCALE F
2" CLASS 200 STANDARD VALVE BOX W/ PRESSURE REGULATING FILTER: —
COVER: RAINBIRD VB-STD RAINBIRD PRF.075.RBY . 7P
1 CU. FT. PEA PVC SLEEVE EINISH GRADE (INCLUDED IN XCZ-075-PRF KIT) m
GRAVEL SUMP 3/4" SCH 80 \ Z
THREADED NIPPLE e\ =
MAIN LINE WATERPROOF CONNECTION: 4K \\ \ / I // // \ > e
OP VIEW RAINBIRD DB SERIES "/ P\ I /\\ 4 EMITTER W/ DIFFUSER BUG CAP P < m
3/4" SCH. 80 PVC (SEE IRRIGATION NOTES FOR EMITTER GPH)
THREADED NIPPLE EEE— \.\\ //,/ LI# 2
AND ELBOW REMOTE CONTROL VALVE: PVC SCH. 40 m
RAINBIRD LVF-075(INCLUDED FEMALE ADAPTOR
IN XCZ-075-PRF KIT) N |
3 LATERAL PIPE
PVC SCH 40 TEE OR
SIDE VIEW ELBOW TO MANIFOLD & 1 1/4" VINYL DISTRIBUTION -
- — % Ss TUBING (LENGTH=6' MAX) c~
o
| | R 23 —
3/4" WASHED GRAVEL =
(3" MINIMUM DEPTH) =
N FINISH GRADE
MANUAL DRAIN VALVE T eI | YoR :
2 O S VO 09 jd SNOAN o CHRISTY'S 1.D. TAG BROOKS #1100 10°X10" ROUND
NOTTO SCALE Mt s Mol Wiyt inZe Ml (INSTALL FLUSH VALVES AT END VALVE BOX WITH GREEN COVER.
cll OF EACH DRIP LATERAL RUN) HEAT BRAND "FV" ON COVER IN 2"
HEINENIEIIE
i = AG PRODUCTS
CONTROL ZONE KIT =7 M o \ e
MULTI- OUTLET EMITTER, REF. NOT TO SCALE < |||| — e e r o\ M
SCHEDULE FOR TYPE. 2 —— :H | | | |:| | m:
= e — =|llI=lll=lll=— ® 11
1/4" VINYL DISTRIBUTION TUBING < | ||E| | | |E| | | |E| || m —
(LENGTH=6' MAX.) 5 =M=
) HOSE FITTING - BARBED T _7 ™\—3/4' POLY TUBING
'h PVC SCH. 40 :
3/4" POLY TUBING MALE ADAPTER wITE T s Z
A SHNFE v b &\ =
v " [
/ 3/4" CRUSHED ROCK 5
* 1"INLAWN AREAS 6" DEPTH 3
f 2" IN SHRUB AREAS =
3/4" POLY TUBING LENGTH NOT TWO EMITTERS PER SHRUB, ONE
TO/EXCEED 250' AND/OR 8 GPM EMITTER PER PERENNIAL (TYPICAL) MANUAL FLUSH VALVE
N
NOT TO SCALE @)
DRIP EMITTER ON VINYL TUBING RISER Q
NOT TO SCALE g
y — (o) %
6 MANUAL FLUSH VALVE =
m
I~
3/4" POLY TUBING LENGTH NOT
TO EXCEED 250' AND/OR 8 GPM
DRIP AREA
FROM ELECTRIC EMITTER “’ DRIP EMITTER ASSEMBLY IRRIG ATION
CONTROL VALVE ASSEMBLY
DRIP VALVE ASSEMBLY DETAILS
NOTE: WHENEVER POSSIBLE PLACE
EMITTER UPHILL FROM SHRUB
Scale:
DA 05/14/26
)\ TYPICAL DRIP EMITTER LAYOUT _
NOT TO SCALE L 2 1
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18 50

Gateway Historic District Design Guidelines

Adopted by Resolution 2015-11
Amended by Ordinance 2024-15

Purpose and Intent

Gateway Historic District will become a village of mixed uses, promoting a pedestrian
friendly atmosphere and providing excellence in landscaping and architecture, in a
setting that honors and preserves the past while promoting the future.

1. In the interest of preserving the character of the Gateway-Historic District, it is
necessary to regulate to a certain extent the new construction that is built there.
New structures should only affect the district in a positive manner, and not in
detrimental ways.

2. Respecting the heritage of Alpine associated with the historical structures in
the district.

3. Utilize approaches that have been shown to encourage the sustainability of
historic districts and neighborhoods.

The guidelines for the following elements are intended to encourage compatible new
construction. In the event that these guidelines conflict with the Alpine City Zoning
Ordinance, the Zoning Ordinance will be followed.

Guidelines

1. New developments should:

Mimic details of older buildings

Use similar materials

Make mundane uses look good
Include design features on blank walls

cooow

2. All new development projects should achieve a determination of design
appropriateness from the Planning Commission.

3. New construction should respect and build upon the historical legacy of
downtown Alpine and borrow historic features from the area. It should be



designed for its specific context. Elements that should influence the design of
new development include building form, massing, scale, materials and colors.

Gateway Historic District Design Criteria
1. Relation to the Surrounding Area (Massing, Scale, Orientation)
. Height
. Exterior Walls, Fences, and Surfaces
. Windows and Doors

. Exterior Trim and Decorative Detailing

o o0 B~ WD

. Roofing
7. Materials (Texture, Color, Finishes)

8. Streetscaping



1

Relation to the Surrounding Area
(Massing, Scale, Orientation)

New construction that utilizes appropriate massing and scale can affect historic districts
in a positive manner. New structures should take their own place in time.

Design Standards

New structures should relate to the fundamental characteristics of the district, but
may use their own style and method of construction.

Orientation of new construction should be to the street to establish a pedestrian-
friendly quality.

One major entrance should orient to each street to which the building abuts for
easy access by pedestrians from the street and sidewalk.

Corner entrances may be used for buildings orienting to two streets at an
intersection.

New construction should not be dramatically greater in scale than surrounding
structures in the district.

The perceived width of new construction should be visually compatible with
adjacent structures. Wider buildings should be divided into modules to convey a
sense of traditional construction.

The building form of new construction should be similar to surrounding structures
but should not necessarily a direct imitation.




2
Height

New construction should respect the overall height limits established in the city code for
the underlying zone.

Design Standards

* The height of buildings should be compatible with adjacent historic structures.

» Creative historic design elements fitting for the area can be considered.
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3

Exterior Walls, Fences, and Surfaces

The type of materials used for new construction can greatly enhance the relationship to
surrounding historical structures while maintaining individual identity.

Design Standards

. The use of stone, brick, wood, or stucco is encouraged for use as the primary
exterior material.

. Innovative use of other materials that mimic the primary exterior materials listed
may be considered.

. The use of chain link, vinyl, or wire fencing shall be prohibited.
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Windows and Doors

Windows and doors of new construction should relate to the general character of the
area.

Design Standards

. Windows with a vertical emphasis shall be encouraged over a horizontal
orientation.
. Scale, proportion, and character of windows and doors should be carefully

considered and should relate to the intended general character of the area.
. The simple shape of windows is encouraged.

. If new construction is built to the sidewalk, the use of awnings or canopies should
be considered for providing protection to the pedestrian.

. The ground floor of the primary fagade should include transparency at the
pedestrian level.
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Exterior Trim and Decorative Detailing

New construction can be enhanced by the wise use of exterior trim and decorative
detailing. Using these details to break up uninspiring solid surfaces can help avoid the
box-like appearance often seen in new construction.

Design Standards

. Trim and detailing should be simple in material and design.

. Materials that are compatible to the primary exterior material should be used.
. Excessive ornamentation is not recommended.

. The following factors should be considered in determining whether or not a

particular finishing material is acceptable:

Durability and low maintenance characteristics.

Consistency with the overall design goals.

Location on the building.

Potential shielding by landscaping or other feature.

The visibility of the site from public streets and neighboring uses.
A mansard roof is prohibited

2
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6
Roofing

The style and form of the roof on new construction can contribute to the success of
blending in with surrounding historic structures.

Design Standards

. Traditional rooflines are preferred.

. Smaller structures should use a hip, gable, or shed roof.

. Flat roofs may be considered for use on structures where the context is
appropriate.

. Flat roofs shall provide a cornice or other decorative treatment.

. The character or design of the front and rear fagades of all buildings shall

demonstrate a variety in depth, relief, rhythm and roof line height, with changes
occurring in all of these areas at least every forty feet.

. Mechanical equipment shall not be visible from the street.
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Materials — Texture, Color, Finishes

Good attention to design and color is expected in the Gateway Historic District to help
all buildings become more complimentary to each other and assist the creation of a
unique and cohesive environment. The materials used for the finish of the exterior
surface of new construction should be compatible with the nature of the surrounding

area.

Design Standards

The use of color schemes should be compatible with the surrounding area.
Simplicity is encouraged — excessive amounts of different colors should not be
used.

Avoid pure white as a fagade color, and if masonry must be painted, it should be
done in a natural hue.

The natural colors of brick masonry, stone, or other existing building materials
should dominate the color scheme of the building. Other colors should be
respectful of adjacent buildings.

A predominant color should be used with one or two other accent colors.

The texture and finish of new construction should attempt to convey a modern
building while still respecting the historic character of the area.

The cornice, window frames, ornamental details, signs and storefronts should all
blend in as an attractive harmonious unit.
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Streetscaping

Streetscapes should be incorporated in sidewalk areas adjacent to Main Street.
Design Standards

. At least one streetscape feature should be installed and maintained every thirty
(30) linear feet along sidewalks, nearest to the curb.

. Acceptable streetscape features include, but are not limited to, the following:
trees, planters, benches, drinking fountains, decorative garbage canisters,
outdoor clocks, bike racks, and water features.

. Businesses are encouraged to coordinate the installation of streetscape
elements with surrounding properties.

. Installation of plazas and gathering spaces where people may linger is
encouraged.

. Installation of planters with trees and shrubs to create areas to sit are
encouraged.

. Providing benches in strategic areas to encourage mingling and gathering is
encouraged.

10
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ALPINE CITY PLANNING COMMISSION AGENDA

SUBJECT: Review of the Long Range Shooters of Utah Commercial Site Plan

FOR CONSIDERATION ON: June 16, 2026

PETITIONER: City Staff

ACTION REQUESTED BY PETITIONER: Recommend approval to the Long Range Shooters of

Utah Commercial Site Plan
REVIEW TYPE: Recommendation

BACKGROUND INFORMATION:

The Long Range Shooters of Utah Commercial Site Plan is proposed for parcel number
02:011:0045 off of 200 North and Main St in Alpine. The building proposed is to provide
space for a small retail gun shop (rifles, accessories, bipods, etc), a warehouse, a space
for an office and a space to film content in for the shop. The building will also include a 1
bedroom apartment above the office area.

The applicant has provided a site plan that overall meets the code requirements for §3.06
Business Commercial Zone and §3.11 Gateway/Historic Zone. There might be some
adjustment needed to the materials to those materials that are permitted in the
Gateway/Historic Design Guidelines. Parking requirements are met with 3.5 stalls needed
per 1000 sq/ft, including parking for employee and 2 spots inside the building for the
apartment It is required that the one bedroom apartment above the office be owner-
occupied only, so it would be good to get clarification from the applicant on their intent
to meet that requirement. DCA §4.07, 4.08, and 4.10 have also been evaluated and
affirmed compliance as long as there is a 10ft PUE along the front property line

Parcel - 02:011:0045

02:011:0045
BERGEN, BRYCE
ALPINE, UT 84004

Property Information
0.2336

60,300

040 - ALPINE CITY

View EagleView Aerial Image




GENERAL PLAN REFERENCE

General Plan Land Use Goal #2 Policy 2.2

CITY CODE REFERENCE:

Alpine Development Code 3.07

e Alpine Development Code 3.11

e Alpine Development Code 4.07

e Alpine Development Code 4.08

e Alpine Development Code 4.10
PUBLIC NOTICE:

This item does not require a public hearing but will be posted as an agenda item on the
Planning Commission and City Council agendas, as applicable.

STAFF RECOMMENDATION:

Staff recommends that the Planning Commission consider sending a positive
recommendation to the City Council for the proposed site plan for the new Long Range
Shooters of Utah commercial site plan, subject to the following conditions:

e That all exterior materials of the building match what is permitted in the
Gateway/Historic Design Guidelines.

e That a 10ft PUE be placed along the front property line as required in
DCA §4.07 Design Standards


https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions
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https://alpine.municipalcodeonline.com/book?type=development#name=3.22.070_Extension_(Enlargement)_And_Reconstruction_Of_Non-Conforming_Buildings;_Conditions

Motion to Approve:
I move to recommend approval to the City Council of the proposed site plan for the new
Long Range Shooters of Utah commercial building.

Motion to Approve with Conditions:

I move to recommend approval to the City Council of the proposed site plan for the new
Long Range Shooters of Utah commercial building, subject to the following conditions:
*Insert Proposed Conditions

Motion to Table:

I move to table consideration of the proposed site plan for the new Long Range Shooters
of Utah commercial building to a future meeting in order to allow additional time for
revisions and/or additional information, including:

*Insert additional information needed.

Motion to Deny:

I move to recommend denial of the proposed site plan for the new Long Range Shooters
of Utah commercial building based on the following findings:

*Insert findings
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Developer:

Kathy Bergen

858 Healy Homestead Circle
Alpine Utah 84004

801 634-2301
kathyannbergen@gmail.com

Engineer:

Dudley and Associates, Inc.
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Orem, Utah 84058
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UTILITY GENERAL NOTES

1. All installation and materials shall, at a minimum, conform to the current City
standards, specifications, and drawings.

2. The contractor shall obtain a permit for utility construction at least 48 hours prior to
construction.

5. Contractor shall coordinate with dll utility companies for installation requirements and
specifications.

4. Al necessary inspections and/or certifications required by codes and/or utility service
companies shall be preformed prior to announced building possession and the final
connection of service.

5. The contractor is specifically cautioned that the location and/or elevation of existing
utilities as shown on these plans are based on records of the various utility companies, and
where possible, measurements taken in the field. The information is not to be relied on as
being exact or complete. The contractor must call the appropriate utility companies at
least 48 hours before any excavation to request exact field location of utilities. It shall be
the responsibility of the contractor to relocate all existing utilities which conflict with the
proposed improvements shown on the plans.

6. Underground utilities shall be installed, inspected and approved before backfilling.

7. Contractor shall notify the necessary City inspectors 72 hours before connecting to any
existing utility.

8. All fill material is to be in place and compacted before installation of proposed utilities.

9. Existing utilities shall be verified in field prior to installation of any new lines, any
discrepancies found are to be communicated to the design engineer prior to installation.

10. Al ductile and gray iron fittings shall be manufactured in accordance with the following
AWWA standards: C-104 cement mortar lining, C-110 gray-iron and ductie iron joints. Al
fittings shall be sedl coated with bituminous material. Al fitting shall be 250 PSI minimum
pressure rating.

1. Manholes shall be precast conforming to ASTM C-478. Concrete bases shall be poured
in place or precast.

12. Al utility pipes shall be bedded and backfilled in accordance with the detail drawings
and site work specifications.

13. Tops of existing manholes shall be raised as necessary to be flush with proposed
pavement elevations. Any existing manholes in unpaved areas shall be 6 inches above
finished ground elevations with water tight lids.

14.  All concrete for encasements shall have a minimum 28 day compression strength at
4000 PSI.

15, Site work contractor shall be responsible for all improvements to with 5 ft. of
proposed building unless specified otherwise. Site wark contractor shall coordinate with
building contractor on all utility building entrance locations.

16. In the event of a vertical conflict between waterlines, sanitary lines, storm lines and
qas lines (existing and proposed), the sanitary line shall be ductile iron pipe with mechanical
joints at least 10 feet on both sides of crossing, the waterline shall have mechanical joints
with appropriate thrust blocking as required to provide a minimum of 18—inch clearance
meeting requirements of ANSI A21.10 or ANSI 21.11 (AWWA C-151) (CLASS 50).

17. Drawings do not purport to show all existing utilities. It is the responsibility of the

contractor to verify all existing utilities by means of 'blue stakes’, pot—holing’, and/or
excavation.

18.  Contractor shall verify utility locations prior to subsurface work for light poles (boring
etc.) and similar structures.

19.  See notice requirement under general project notes.

20. The general contractor shall ensure that all sub—contractors have instdlled utilities in

accordance with the specifications and design (line, grade, no sags, etc.) prior to scheduling
close—out meetings with the city.

21. All utilities shall be pre—tested prior to the city witnessing the test to ensure that
said utilities will pass during city witness of testing.

SURVEY CONTROL NOTE:

The contractor or surveyor shall be responsible for following the National Society of
Professional Surveyors (NSPS) model standards for any surveying or construction
layout to be completed using Dudley & Associates ALTA Survey or Dudley &
Associates construction improvement plans. Prior to proceeding with construction
staking, the surveyor shall be responsible for verifying horizontal and vertical
control from the survey monuments and for verifying any additional control points
shown provided by Dudley & Associates. The surveyor shall also use the
benchmarks as shown on the plan, and verify them against no less than three
existing hard improvement elevations included on these plans or on electronic data
provided by Dudley & Associates. If any discrepancies are encountered, the
surveyor shall immediately notify the engineer and resolve the discrepancies before
proceeding with any construction staking.

PRIVATE ENGINEER’S NOTICE TO CONTRACTORS

The Contractor agrees that he shall assume sole and complete responsibility for job
site conditions during the course of construction of this project, including safety of
all persons and property; that this requirement shall apply continuously and not be
limited to normal working hours; and that the contractor shall defend, indemnify,
and hold the owner and the engineer harmless from any and all liability, real or
alleged, in connection with the performance of work on this project, excepting for
liability arising from the sole negligence of the owner or the engineer.

SANITARY SEWER GENERAL NOTES
1. See this sheet for general project notes.

2. All sanitary sewer construction shall be in conformance with the standards and
specifications.

3. All gravity sanitary sewer lines shall be in conformance with the standards and specifications.

4. Sanitary sewer lines shall be SDR-35 PVC. Sewer line construction and materials shall conform to ASTM
standards and specifications.

3. Rim elevations shown are approximate only and are not to be taken as final elevation. Pipeline
contractor shall use precast concrete adjustments rings, grout, and steel shims to adjust the manhole
frame to the required final grade in conformance with the standard specifications. All frames shall be
adjusted to final grade prior to the final lift of asphalt.

6. All sanitary sewer main testing shall be accordance with the city standards and specifications. Copies
of dll test results shall provided to the engineer, the owner, and the governing authority prior to the start
of the warranty period.

7. Compaction of all trenches within the project site must be attained and compaction results submitted
to the Public Works Department.

8. The contractor is responsible for protecting all existing structures and improvements during installation
of sanitary sewer line.

9. The contractor is responsible for the following:

(A) Obtaining all required permits from the city or requlatory authorities at the contractors cost
including permits required for work within the public right—of-way.

(B) Restoration of any existing improvements including (but not limited to) fences, sod, landscaping,
pavement, sprinkler systems.

(C) Verification and protection of all existing utilities within the limits of construction.
(D) Providing as—built drawings to the City and engineer.

(E) Al permitting, development, location, connecting and inspection.

(F) Verifying all standard details conform to the current standards and specifications.

(G) For obtaining and understanding all city, county, and state standards and specifications pertaining
to the construction of sanitary sewer improvements.

(H) Reference architectural plans for all connections to building services and verify locations as
shown.

10.  The contractor shall provide all materials necessary for construction or installation of all proposed
improvements shown.

1. The contractor shall pothole the existing sewer main and provide an as—built elevation of the main to
the engineer prior to any new construction.

12, Sanitary sewer pipes shall be bedded in accordance with standards.

STORM DRAIN GENERAL NOTES

1. The contractor shall be responsible for the following:

(A) Obtaining all required permits from the city or requlatory authorities at the contractor’s cost
including permits required for work within the public right—of-way.

(B) Restoration of any existing improvements including (but not limited to) fences, sod, landscaping,
pavement, sprinklers systems.

(C) Verification and protection of all existing utilities within the limits of construction.
(D) Providing as—built drawings to the city and engineer.
(E) Al permitting, development, location, connection and inspection.

(F) Scheduling dll required inspections.
2. All storm drain construction shall be in conformance with standards, specifications, and plans.

5. Distances for storm drains are the horizontal distances from center of manhole or inlet to center of
manhole or inlet. Therefore, distances shown on plans are approximate and could vary due to vertical
alignment.

4. Rim elevations shown are approximate only and are not to be taken as final elevation. Pipeline
contractor shall use precast concrete adjustments rings, grout, and steel shims to adjust the manhole
frame to the required final grade in conformance with standards, specifications and plans. Al frames shall
be adjusted to final grade prior to the final lift of asphalt.

5. Compaction of all trenches within the project site must be attained and compaction results submitted
to the engineer prior to final acceptance.

6. Storm drain pipes entering structures shall be grouted to assure connection at structure is watertight.
7. Al storm drain manholes in paved areas shall be flush with pavement and shall have traffic bearing lids.
Manholes in unpaved areas shall be 6” above finished grade. All storm drain lids shall be labeled “storm
drain”,

8. Contractors shall verify horizontal and vertical location of all existing storm drain structures, pipes, and
all utilities prior to construction. Any discrepancies are to be reported to the design engineer prior to
construction.

9. Storm drains shall be bedded in accordance with the City standards.

GRADING PLAN GENERAL NOTES

1. Contours shown are for finished surface paving, sidewalk, slab, or ground adjustment to sub—grade is
the contractor’s responsibility.

2. All disturbed areas that are un—surfaced or are not designated as landscape areas are to be seeded,
fertilized, and watered until a healthy stand of grass is obtained.

5. If during the overall grading process, conditions are encountered which could indicate an unidentified
situation is present, the soils engineer shall be contacted for recommendations.

4. Unless otherwise shown, no proposed slope shall exceed three (3) horizontal to one (1) vertical. Al
sloped areas must be protected from erosion.

5. If stripped materials consisting of vegetation and organic materials are stockpiled on the site, topsoil
may be placed to a height of five feet. Silt fence shall be placed around the base of the stockpile and the
stockpile shall be seeded with native seed mix immediately after stripping operations are complete.

6. On-site materials suitable for fil beneath drives and asphalt areas beyond 5' (five) of the building shall
be compacted in accordance with quidelines presented in the soils report.

7. Spot elevations shall take precedence over contours and slopes shown. The contractor shall notify the
engineer of the spot elevations that do not appear to be consistent with the contours and slopes. Spot
elevations and specific profile design shall be used for setting elevations of curb, gutter and utilities.

8. Benchmark verification:  Contractor shall use benchmarks and datums shown hereon to set project
benchmark(s), by running level loop between at least two benchmarks, and shall provide survey notes of
such to project engineer prior to commencing construction.

9. All utilities (manholes, valve covers, cleanouts, vaults, boxes, etc.) shall be adjusted to final grade prior
to the final lift of asphalt.

10.  All earth moving and placement operations shall be in conformance with the recommendations identified
in the soils report. The contractor shall have a signed and sealed copy of the soils report on the site at
al times.

11, The contours shown in the detention/retention pond area represent final grade. The top 6 inches of

material in the detention/retention pond and berm areas shall be top soil as specified in the project
standards.

12. Grades within asphalt areas shall be constructed to within 0.10 feet of the design grade. However, the
contractor shall maintain positive drainage in all pavement areas and along all curbs. All curbs shall be
built in accordance to the plan. Curbs or pavement areas which do not provide proper drainage must be
removed and replaced at the contractor’s expense.

13. Spot elevations represent flow line or top of asphalt unless otherwise noted.
14.  The contractor is responsible for providing his own estimate of earthwork quantities.

15, All landscaped islands shall have a crown of topsoil prior to landscaping. Refer to landscape plan for
specifications.

16. Where new curb and qutter is being constructed adjacent to existing asphalt or concrete pavement, the
following shall apply:  Prior to placement of any concrete, the contractor shall have a licensed surveyor
verify the grade and cross slope of the curb and qutter forms. The contractor shall submit the slopes and
grades to the engineer immediately of any section which does not conform to the design or typical cross
section. The contractor shall be solely responsible for curb and qutter pours without the approval of the
engineer.

17. The earthwork for all building foundations and slabs shall be in accordance with architectural building
plans and specifications.

18. Pre—cast structures may be used at contractor’s option.

19. Existing drainage structures to be inspected and repaired as needed, and existing pipes to be cleaned
out to remove dirt and debris.

20. Existing grade contour intervals shown at 1 foot intervals unless otherwise noted on the plan.

21. Proposed grade contour intervals shown at 1 foot intervals unless otherwise noted on the plan.

22. If any existing structures to remain are damaged during construction, it shall be the contractor’s
responsibility to repair and/or replace the existing structure as necessary to return it to existing conditions

or better.

23. The contractor shall adhere to all terms & conditions as outlined in the general permit for storm
water discharge associated with construction activities.

24.  Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and
continuous grade.

25.  Contractor shall assure positive drainage away from buildings for all natural and paved areas.

26.  Topographical information taken from a topographic survey by (Dudley & Associates).  If contractor
does not accept existing topography as shown on the plans, without exception, he shall have made, at his
expense, a topographic survey by a registered land surveyor and submit it to the owner for review.

27. Al unsurfaced areas disturbed by grading operation shall receive 4 inches of topsoil. Contractor shall
apply stabilization fabric to all slopes 3H:1V or steeper. Contractor shall place sod or hydroseed to
disturbed areas in accordance with city/county specifications and maintain until a healthy stand of grass is
obtained.

28. Construction shall comply with all applicable governing codes and be constructed to same.

29. Contractor is responsible for verifying all utilities and notifying the appropriate utility company prior to
beginning construction.

30. Site work shall meet or exceed site specifications.
31, All concrete to have a minimum 28 day compression strength of 4000 PSI.

32. Al drainage from the subject site is to be contained on—site. No water shall be allowed to flow
onto adjacent properties without drainage easements in place.

33 The Landscape contractor is to refer to the grading and drainage plan for the placement of drainage
swales and LID facilities and ensure the design is maintained.

GENERAL NOTES

1. Al materials, workmanship, and construction of site improvements shall meet or exceed specifications
set forth in the City Public Works Department, Regulations and applicable state and federal regulations
(including ADA quidelines). Where there is a conflict between these plans and the specifications, or any
applicable standards, the higher quality standard shall apply. All work with public R.0.W. or easements shall
be inspected and approved by the City Public Works Inspector and/or UDOT where applicapable. Inspection
services and construction certification to be provided by engineer of record.

2. The contractor is specifically cautioned that the location and/or elevation of existing utilities, as shown
on these plans, is based on records of the various utility companies and where possible, measurements
taken in the field, the information is not to be relied upon as being exact or complete. The contractor
must call the local utility location center at least 48 hours before any excavation to requested exact field
locations of the utilities. Prior to construction, the contractor shall verify pertinent locations and elevations,
especially at the connection points and at potential utility conflicts. It shall be the responsibility of the
contractor to relocate all existing utilities that conflict with the proposed improvements shown on these
plans.

3. The contractor shall be responsible for obtaining all necessary permits from all applicable agencies.
The contractor shall notify the City Public Works Inspector at least 48 hours prior to the start of any
earth disturbing activity, or construction on any and all public improvements.

4. The contractor shall coordinate with City and all utility companies involved with regard to relocations or
adjustments of existing utilities during construction and to assure that the work is accomplished in a
timely fashion and with a minimum disruption of service. The contractor shall be responsible for
contacting all parties affected by any disruption of any utility service.

5. The contractor shall have one (1) signed copy of the approved plans, one (1) copy of the appropriated
standards and specifications, and a copy of any permits and extension agreements needed for the job,
on—site at all times.

6. The contractor shall be responsible for all aspects of safety including, but not limited to, excavation,
trenching, shoring, traffic control and security.

7. If during the construction process, conditions are encountered by the contractor, his subcontractors, or
other affected parties which could indicate a situation that is not identified in the plans or specifications,
the contractor shall contact the engineer immediately.

8. All references to any published standards shall refer to the latest revision of said standard, unless
specifically stated otherwise.

9. The contractor shall submit a traffic control plan in accordance with the manual on uniform traffic
control devices to the appropriate right—of-way authority (city, county or state) for approval, prior to any
construction activities within, or affecting the right—of—way. The contractor shall be responsible for
providing any and all traffic control devices as may be required buy the construction activities.

10.  The contractor is responsible for providing all labor and materials necessary for the completion of the
intended improvements shown on these drawings or designated to be provided, installed, constructed,
removed and relocated unless specifically noted otherwise.

1. The contractor shall be responsible for keeping roadways free and clear of all construction debris and
dirt tracked from the site.

12. The contractor shall be responsible for recording as—built information on a set of record drawings
kept at the construction site, and available to the City Public Works Inspector at all times.

13. Dimensions for layout and construction are not to be scaled from any drawing. If pertinent
dimensions are not shown, contact the consultant engineer for clarification and annotate the dimension on
the as—built record drawings.

14, All structural erosion control measures shall be installed, at the limits of construction, prior to any
other ground-disturbing activity. Al erosion control measures shall be maintained in good repair by the
contractor, until such time as the entire disturbed areas are stabilized with hard surface or landscaping.

15. The contractor shall sequence installation of utilities in such a manner as to minimize potential utility
conflicts, in general, storm sewer and sanitary sewer should be constructed prior to installation of water
lines and dry utilities.

16. Al work within the public right—of-way is subject to the jurisdiction of the City Engineering
Department Standard Details Specifications and Utah Department of Transportation Standard Details and
Specifications.

17. The contractor shall submit a phasing plan for all work in all public roads and R.0O.W.'s to the City
before beginning any work on these streets. Contractor shall begin work only after City approves the
phasing plan, and a preconstruction meeting is held between the city, the engineer and the contractor.

18.  All operations conducted on the premises, including the warming up, repair, arrival, departure, or
running of trucks, earthmoving equipment, construction equipment and any other associated equipment shall
be limited to the period between 7:00 a.m. and 10:00 p.m. everyday, unless otherwise approved by the
city.

19. It is the responsibility of the contractor to coordinate all utility relocations consistent with the
contractor’s schedule for this project. Whether shown or not shown as it relates to the construction
activities contemplated in these plans.

20.  Contractor shall be responsible for obtaining all temporary power and water to the sire, paying all
fees excluding tap fees and system development fees, referring to the geotechnical report prepared by
(EarthTec Testing and Engineering P.C.)

21, In generdl, limits of site work are up to (and excluding) constructing sidewalks.

Sheet No.
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GENERAL NOTES 1.  All materials, workmanship, and construction of site improvements shall meet or exceed specifications set forth in the City Public Works Department, Regulations and applicable state and federal regulations (including ADA guidelines).  Where there is a conflict between these plans and the specifications, or any applicable standards, the higher quality standard shall apply.  All work with public R.O.W. or easements shall be inspected and approved by the City Public Works Inspector and/or UDOT where applicapable.  Inspection services and construction certification to be provided by engineer of record. 2.  The contractor is specifically cautioned that the location and/or elevation of existing utilities, as shown on these plans, is based on records of the various utility companies and where possible, measurements taken in the field, the information is not to be relied upon as being exact or complete.  The contractor must call the local utility location center at least 48 hours before any excavation to requested exact field locations of the utilities. Prior to construction, the contractor shall verify pertinent locations and elevations, especially at the connection points and at potential utility conflicts.  It shall be the responsibility of the contractor to relocate all existing utilities that conflict with the proposed improvements shown on these plans. 3.  The contractor shall be responsible for obtaining all necessary permits from all applicable agencies.  The contractor shall notify the  City Public Works Inspector at least 48 hours prior to the start of any earth disturbing activity, or construction on any and all public improvements. 4.  The contractor shall coordinate with City and all utility companies involved with regard to relocations or adjustments of existing utilities during construction and to assure that the work is accomplished in a timely fashion and with a minimum disruption of service.  The contractor shall be responsible for contacting all parties affected by any disruption of any utility service. 5.  The contractor shall have one (1) signed copy of the approved plans, one (1) copy of the appropriated standards and specifications, and a copy of any permits and extension agreements needed for the job, on-site at all times. 6.  The contractor shall be responsible for all aspects of safety including, but not limited to, excavation, trenching, shoring, traffic control and security. 7.  If during the construction process, conditions are encountered by the contractor, his subcontractors, or other affected parties which could indicate a situation that is not identified in the plans or specifications, the contractor shall contact the engineer immediately. 8.  All references to any published standards shall refer to the latest revision of said standard, unless specifically stated otherwise. 9.  The contractor shall submit a traffic control plan in accordance with the manual on uniform traffic control devices to the appropriate right-of-way authority (city, county or state) for approval, prior to any construction activities within, or affecting the right-of-way.  The contractor shall be responsible for providing any and all traffic control devices as may be required buy the construction activities.  10.  The contractor is responsible for providing all labor and materials necessary for the completion of the intended improvements shown on these drawings or designated to be provided, installed, constructed, removed and relocated unless specifically noted otherwise. 11.  The contractor shall be responsible for keeping roadways free and clear of all construction debris and dirt tracked from the site. 12.  The contractor shall be responsible for recording as-built information on a set of record drawings kept at the construction site, and available to the City Public Works Inspector at all times. 13.  Dimensions for layout and construction are not to be scaled from any drawing.  If pertinent dimensions are not shown, contact the consultant engineer for clarification and annotate the dimension on the as-built record drawings. 14.  All structural erosion control measures shall be installed, at the limits of construction, prior to any other ground-disturbing activity.  All erosion control measures shall be maintained in good repair by the contractor, until such time as the entire disturbed areas are stabilized with hard surface or landscaping. 15.  The contractor shall sequence installation of utilities in such a manner as to minimize potential utility conflicts, in general, storm sewer and sanitary sewer should be constructed prior to installation of water lines and dry utilities. 16.  All work within the public right-of-way is subject to the jurisdiction of the City Engineering Department Standard Details Specifications and Utah Department of Transportation Standard Details and Specifications. 17.  The contractor shall submit a phasing plan for all work in all public roads and R.O.W.'s to the City before beginning any work on these streets.  Contractor shall begin work only after  City approves the phasing plan, and a preconstruction meeting is held between the city, the engineer and the contractor. 18.  All operations conducted on the premises, including the warming up, repair, arrival, departure, or running of trucks, earthmoving equipment, construction equipment and any other associated equipment shall be limited to the period between 7:00 a.m. and 10:00 p.m. everyday, unless otherwise approved by the city. 19.  It is the responsibility of the contractor to coordinate all utility relocations consistent with the contractor's schedule for this project.  Whether shown or not shown as it relates to the construction activities contemplated in these plans. 20.  Contractor shall be responsible for obtaining all temporary power and water to the sire, paying all fees excluding tap fees and system development fees, referring to the geotechnical report prepared by (EarthTec Testing and Engineering P.C.)  21.  In general, limits of site work are up to (and excluding) constructing sidewalks.

AutoCAD SHX Text
GRADING PLAN GENERAL NOTES 1.  Contours shown are for finished surface paving, sidewalk, slab, or ground adjustment to sub-grade is the contractor’s responsibility. s responsibility. 2.  All disturbed areas that are un-surfaced or are not designated as landscape areas are to be seeded, fertilized, and watered until a healthy stand of grass is obtained. 3.  If during the overall grading process, conditions are encountered which could indicate an unidentified situation is present, the soils engineer shall be contacted for recommendations. 4.  Unless otherwise shown, no proposed slope shall exceed three (3) horizontal to one (1) vertical.  All sloped areas must be protected from erosion. 5.  If stripped materials consisting of vegetation and organic materials are stockpiled on the site, topsoil may be placed to a height of five feet. Silt fence shall be placed around the base of the stockpile and the stockpile shall be seeded with native seed mix immediately after stripping operations are complete. 6.  On-site materials suitable for fill beneath drives and asphalt areas beyond 5' (five) of the building shall of the building shall be compacted in accordance with guidelines presented in the soils report. 7.  Spot elevations shall take precedence over contours and slopes shown. The contractor shall notify the engineer of the spot elevations that do not appear to be consistent with the contours and slopes.  Spot elevations and specific profile design shall be used for setting elevations of curb, gutter and utilities. 8.  Benchmark verification:  Contractor shall use benchmarks and datums shown hereon to set project benchmark(s), by running level loop between at least two benchmarks, and shall provide survey notes of such to project engineer prior to commencing construction. 9.  All utilities (manholes, valve covers, cleanouts, vaults, boxes, etc.) shall be adjusted to final grade prior to the final lift of asphalt. 10.  All earth moving and placement operations shall be in conformance with the recommendations identified in the soils report.  The contractor shall have a signed and sealed copy of the soils report on the site at all times. 11.  The contours shown in the detention/retention pond area represent final grade.  The top 6 inches of material in the detention/retention pond and berm areas shall be top soil as specified in the project standards. 12.  Grades within asphalt areas shall be constructed to within 0.10 feet of the design grade.  However, the contractor shall maintain positive drainage in all pavement areas and along all curbs.  All curbs shall be built in accordance to the plan.  Curbs or pavement areas which do not provide proper drainage must be removed and replaced at the contractor’s expense. s expense. 13. Spot elevations represent flow line or top of asphalt unless otherwise noted. 14.  The contractor is responsible for providing his own estimate of earthwork quantities. 15.  All landscaped islands shall have a crown of topsoil prior to landscaping.  Refer to landscape plan for specifications. 16.  Where new curb and gutter is being constructed adjacent to existing asphalt or concrete pavement, the following shall apply:  Prior to placement of any concrete, the contractor shall have a licensed surveyor verify the grade and cross slope of the curb and gutter forms.  The contractor shall submit the slopes and grades to the engineer immediately of any section which does not conform to the design or typical cross section.  The contractor shall be solely responsible for curb and gutter pours without the approval of the engineer.   17.  The earthwork for all building foundations and slabs shall be in accordance with architectural building plans and specifications. 18.  Pre-cast structures may be used at contractor’s option. s option. 19.  Existing drainage structures to be inspected and repaired as needed, and existing pipes to be cleaned out to remove dirt and debris.  20.  Existing grade contour intervals shown at 1 foot intervals unless otherwise noted on the plan. 21.  Proposed grade contour intervals shown at 1 foot intervals unless otherwise noted on the plan. 22.  If any existing structures to remain are damaged during construction, it shall be the contractor’s s responsibility to repair and/or replace the existing structure as necessary to return it to existing conditions or better. 23.  The contractor shall adhere to all terms & conditions as outlined in the general permit for storm water discharge associated with construction activities. 24.  Contractor shall adjust and/or cut existing pavement as necessary to assure a smooth fit and continuous grade. 25.  Contractor shall assure positive drainage away from buildings for all natural and paved areas. 26.  Topographical information taken from a topographic survey by (Dudley & Associates).   If contractor does not accept existing topography as shown on the plans, without exception, he shall have made, at his expense, a topographic survey by a registered land surveyor and submit it to the owner for review. 27.  All unsurfaced areas disturbed by grading operation shall receive 4 inches of topsoil.  Contractor shall apply stabilization fabric to all slopes 3H:1V or steeper.  Contractor shall place sod or hydroseed to disturbed areas in accordance with city/county specifications and maintain until a healthy stand of grass is obtained. 28.  Construction shall comply with all applicable governing codes and be constructed to same. 29.  Contractor is responsible for verifying all utilities and notifying the appropriate utility company prior to beginning construction. 30.  Site work shall meet or exceed site specifications. 31.  All concrete to have a minimum 28 day compression strength of 4000 PSI. 32. All drainage from the subject site is to be contained on-site.  No water shall be allowed to flow All drainage from the subject site is to be contained on-site.  No water shall be allowed to flow onto adjacent properties without drainage easements in place. 33. The Landscape contractor is to refer to the grading and drainage plan for the placement of drainage The Landscape contractor is to refer to the grading and drainage plan for the placement of drainage swales and LID facilities and ensure the design is maintained.
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SANITARY SEWER GENERAL NOTES 1.  See this sheet for general project notes. 2.  All sanitary sewer construction shall be in conformance with the standards and                                      specifications. 3.  All gravity sanitary sewer lines shall be in conformance with the standards and specifications.  4.  Sanitary sewer lines shall be SDR-35 PVC.  Sewer line construction and materials shall conform to ASTM standards and specifications. 5.  Rim elevations shown are approximate only and are not to be taken as final elevation.  Pipeline contractor shall use precast concrete adjustments rings, grout, and steel shims to adjust the manhole frame to the required final grade in conformance with the standard specifications.  All frames shall be adjusted to final grade prior to the final lift of asphalt. 6.  All sanitary sewer main testing shall be accordance with the city standards and specifications.  Copies of all test results shall provided to the engineer, the owner, and the governing authority prior to the start of the warranty period. 7.  Compaction of all trenches within the project site must be attained and compaction results submitted to the Public Works Department. 8.  The contractor is responsible for protecting all existing structures and improvements during installation of sanitary sewer line. 9.  The contractor is responsible for the following: (A)  Obtaining all required permits from the city or regulatory authorities at the contractors cost including permits required for work within the public right-of-way. (B)  Restoration of any existing improvements including (but not limited to) fences, sod, landscaping, pavement, sprinkler systems. (C)  Verification and protection of all existing utilities within the limits of construction. (D)  Providing as-built drawings to the City and engineer. (E)  All permitting, development, location, connecting and inspection. (F) Verifying all standard details conform to the current standards and specifications. (G) For obtaining and understanding all city, county, and state standards and  specifications pertaining specifications pertaining to the construction of sanitary sewer improvements. (H)  Reference architectural plans for all connections to building services and  verify locations as verify locations as shown. 10.  The contractor shall provide all materials necessary for construction or installation of all proposed improvements shown. 11.  The contractor shall pothole the existing sewer main and provide an as-built elevation of the main to the engineer prior to any new construction. 12.  Sanitary sewer pipes shall be bedded in accordance with standards.

AutoCAD SHX Text
STORM DRAIN GENERAL NOTES 1.  The contractor shall be responsible for the following: (A)  Obtaining all required permits from the city or regulatory authorities at the contractor's cost including permits required for work within the public right-of-way. (B)  Restoration of any existing improvements including (but not limited to) fences, sod, landscaping, pavement, sprinklers systems. (C)  Verification and protection of all existing utilities within the limits of construction. (D)  Providing as-built drawings to the city and engineer. (E)  All permitting, development, location, connection and inspection. (F)  Scheduling all required inspections. 2.  All storm drain construction shall be in conformance with standards, specifications, and plans.  3.  Distances for storm drains are the horizontal distances from center of manhole or inlet to center of manhole or inlet. Therefore, distances shown on plans are approximate and could vary due to vertical alignment. 4.  Rim elevations shown are approximate only and are not to be taken as final elevation.  Pipeline contractor shall use precast concrete adjustments rings, grout, and steel shims to adjust the manhole frame to the required final grade in conformance with  standards, specifications and plans.  All frames shall be adjusted to final grade prior to the final lift of asphalt. 5.  Compaction of all trenches within the project site must be attained and compaction results submitted to the engineer prior to final acceptance. 6.  Storm drain pipes entering structures shall be grouted to assure connection at structure is watertight. 7.  All storm drain manholes in paved areas shall be flush with pavement and shall have traffic bearing lids.  Manholes in unpaved areas shall be 6” above finished grade.  All storm drain lids shall be labeled “storm  above finished grade.  All storm drain lids shall be labeled “storm storm drain”. . 8.  Contractors shall verify horizontal and vertical location of all existing storm drain structures, pipes, and all utilities prior to construction.  Any discrepancies are to be reported to the design engineer prior to construction. 9.  Storm drains shall be bedded in accordance with the City standards.
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UTILITY GENERAL NOTES 1.  All installation and materials shall, at a minimum, conform to the current City standards, specifications, and drawings. 2.  The contractor shall obtain a permit for utility construction at least 48 hours prior to construction. 3.  Contractor shall coordinate with all utility companies for installation requirements and specifications. 4.  All necessary inspections and/or certifications required by codes and/or utility service companies shall be preformed prior to announced building possession and the final connection of service. 5.  The contractor is specifically cautioned that the location and/or elevation of existing utilities as shown on these plans are based on records of the various utility companies, and where possible, measurements taken in the field.  The information is not to be relied on as being exact or complete.  The contractor must call the appropriate utility companies at least 48 hours before any excavation to request exact field location of utilities.  It shall be the responsibility of the contractor to relocate all existing utilities which conflict with the proposed improvements shown on the plans. 6.  Underground utilities shall be installed, inspected and approved before backfilling. 7.  Contractor shall notify the necessary City inspectors 72 hours before connecting to any existing utility. 8.  All fill material is to be in place and compacted before installation of proposed utilities. 9.  Existing utilities shall be verified in field prior to installation of any new lines, any discrepancies found are to be communicated to the design engineer prior to installation. 10.  All ductile and gray iron fittings shall be manufactured in accordance with the following AWWA standards: C-104 cement mortar lining, C-110 gray-iron and ductile iron joints.  All fittings shall be seal coated with bituminous material.  All fitting shall be 250 PSI minimum pressure rating. 11.  Manholes shall be precast conforming to ASTM C-478.  Concrete bases shall be poured in place or precast. 12.  All utility pipes shall be bedded and backfilled in accordance with the detail drawings and site work specifications. 13.  Tops of existing manholes shall be raised as necessary to be flush with proposed pavement elevations.  Any existing manholes in unpaved areas shall be 6 inches above finished ground elevations with water tight lids. 14.  All concrete for encasements shall have a minimum 28 day compression strength at 4000 PSI. 15.  Site work contractor shall be responsible for all improvements to with 5 ft. of proposed building unless specified otherwise.  Site work contractor shall coordinate with building contractor on all utility building entrance locations. 16.  In the event of a vertical conflict between waterlines, sanitary lines, storm lines and gas lines (existing and proposed), the sanitary line shall be ductile iron pipe with mechanical joints at least 10 feet on both sides of crossing, the waterline shall have mechanical joints with appropriate thrust blocking as required to provide a minimum of 18-inch clearance meeting requirements of ANSI A21.10 or ANSI 21.11 (AWWA C-151) (CLASS 50). 17.  Drawings do not purport to show all existing utilities.  It is the responsibility of the contractor to verify all existing utilities by means of 'blue stakes', pot-holing', and/or excavation. 18.  Contractor shall verify utility locations prior to subsurface work for light poles (boring etc.) and similar structures. 19.  See notice requirement under general project notes. 20.  The general contractor shall ensure that all sub-contractors have installed utilities in accordance with the specifications and design (line, grade, no sags, etc.) prior to scheduling close-out meetings with the city. 21.  All utilities shall be pre-tested prior to the city witnessing the test to ensure that said utilities will pass during city witness of testing. 
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The Contractor is specifically cautioned that the location and/or
elevation of existing utilities as shown on these plans is based on
records of the carious utility companies and where possible from
measurements taken in the field. the information is not to be
considered exact or complete. The Contractor must notify the utility
location center at least 48 hours prior to any excavation to request
the exact location of the utilities in the field. It shall be the
responsibility of the Contractor to relocate all existing utilities which
conflict with the proposed improvements shown on the plan.
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Note:

Source information from plans and markings has been combined with
observed evidence of existing utilities to develop a view of those
underground utilities. However lacking excavation, Blue Staking, etc.
the exact location of underground features cannot be accurately,
completely and reliably depicted. Where additional or more detailed
information is required, the client is advised that excavation may be
necessary.

Prior to construction, the plumbing plans must be coordinated with the
the engineer the final design locations for, Roof Drain locations,
sewer lateral locations and sizing, water meter and water service
lateral locations, power and gas locations. Any discrepancies with
the approved plans are to be reported to the design engineer.
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NOTES:

1. A CLEANOUT IS REQUIRED NEXT TO THE BUILDING.

2. ADDITIONAL CLEANOUTS REQUIRED BETWEEN THE BUILDING
AND SEWER MAIN AT MAXIMUM 100 FOOT INTERVALS.

3. THE COMBO SHALL CONSIST OF CAST IRON,
ABS MATERIAL (OR WHITE SCH40 DWV) FOR RISER.

4. FERNCO COUPLERS (AS SHOWN) SHALL BE USED WHEN CONNECTING CAST
IRON TO RISER OR SDR-35 LATERAL PIPE.

5. ALL CLEANOUTS SHALL HAVE CAST IRON CAPS.

6. ALL SEWER LATERALS SHALL BE SDR-35 PIPE, BEING LAID WITH
THE BELL END OF THE PIPE IN THE UP HILL DIRECTION.

7. ALL SEWER LATERALS SHALL BE BEDDED WITH 3/4" MINUS

GRAVEL.

8. BACKFILL MATERIAL SHALL BE ENGINEERED FILL WITHIN CITY RIGHT OF WAYS,
AS CLASSIFIED IN ALPINE CITY STANDARDS AND SPECIFICATIONS.

9. BACKFILL MATERIAL AROUND PIPE SHALL BE COMPACTED TO 95% OF
DENSITY AS MEASURED BY AASHTO T-99.

10. SEWER LATERAL MUST BE INSPECTED BY AN AUTHORIZED REPRESENTATIVE
OF THE CITY PRIOR TO BACKFILLING TRENCH.

11. A TIE SKETCH SHOWING THE LOCATION OF ALL SEWER LATERALS
MUST BE SUBMITTED TO THE CITY.

12. THE CITY SHALL BE NOTIFIED 24 HOURS PRIOR TO WHEN A
SEWER LATERAL INSPECTION IS NEEDED.

13. ALL APPROPRIATE EXCAVATION PERMITS MUST BE OBTAINED FROM
THE CITY AND OTHER AGENCY PRIOR TO ANY EXCAVATION.

14. ALL APPROPRIATE IMPACT FEES MUST BE PAID PRIOR TO
CONNECTING TO THE SEWER.

15. MARK END OF LATERAL STUB WITH 2x4 POST PAINTED GREEN.
ALL OTHER MARKERS MUST BE PRE—APPROVED PRIOR TO USE.

¢ 2 SMALL CURB CUTS
PAINTED GREEN
SHOWING LOCATION CAST IRON (CAP
] OF LATERIAL REQD. BLACK ABS OR
— WHITE SCH40 DWV RISER
IR 7 E BUILDING
FERNCO COUPLER
. _ SHIELDED /SHEARBAND
4" MIN. SDR—35 SEWER LATERAL sl L
3
3
| i 174" JFT. MIN SLOPE
EXTEND SEWER LATERAL STUB
3/4" MINUS 10° PAST SIDEWALK OR
SEWER iy L LIS CAST IRON COMBO
INSTALL SPIGOT ADAPTER
TYPICAL SEWER SERVICE CONN.
N.TS.
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GENERALLY CONSIST OF GOOD
SOLID GROUND. UNDER NO
CIRCUMSTANCES SHALL
SIDEWALK AND ROADBASE BE
PLACED ON COLLAPSIBLE SOILS,
TOPSOIL, NON—ENGINEERED
FILLS, LOOSE OR DISTURBED
SOILS, SOD, RUBBISH,
CONSTRUCTION DEBRIS, FROZEN
GROUND, DELETERIOUS
MATERIALS, OR WITHIN PONDED
WATER. IF SIDEWALK IS PLACED
ON FILL, THE FILL MUST BE
ENGINEERED FILL, COMPACTED
AND TESTED, PER ALPINE CITY
STANDARD SPECIFICATIONS.

SIDEWWALK SUBBASE MUST "] 008 @X
(0)

4-0", 5'-0”, or 60"

SIDEWALK

NTS
2'-0"
6" 1'-6"
11/2"
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=
X ONo~ MIN 6" UNTREATED BASE COURSE EXTENDS 1' BEHIND CURB

STANDARD SPECIFICATIONS
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NTS
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REVISION 7(‘]\1\5[’);\,&1(\'1\\1\' = 20 NORTH MAIN CHECKED Y
Rt CHECK ALPINE, UT 84004 — -
NO BY [APRL|DATE CADIILL E a ) mﬂc\l_stlt‘:lr;\_lnlv‘n::\?%m ADOPTED DATE g . By JABRL] DT CADTILE. £ \DIOMERG\COOES & STHOMD SPECI\STAOMD SPICACATGNS A0 DRASNGS\IG) GTY SPEC & DETALS\DETALS\2¢ F1 COECHON ADQPTED'DATE 5103
**CULINARY WATER METERS REQUIRE 3—FEET MINIMUM CLEARANCE FOR O&M. THIS INCLUDES CLEARANCE FROM DRIVEWAYS AND LANDSCAPING.**
" ) NOTE: METER BOX, COVER, COPPERSETTER,
SLOPE TOWARD STREET 1/4" PER 1 $8RSSRFA22NS SETSDP' % SER\QCEESINES
URNISH AND INSTALL
BY DEVELOPER. NICOR READ—RITE POLYMER METER BOX LID
. < 3 et T .. —— : _ : FOR TYPE 0/X, MODEL NUMBER 12.25PBLKWAMTHO
0 - . ,_,d- L a ¢ e 3 TYPE X W/ THRU HOLE FOR BADGER ORION RECES
3 4 LI il 8 Ces R SE a7 LABEL READING "WATER METER”

BACK OF CURB
WHEN SHOWN ON THE PLANS, (OR R IF COMBINATION)

EXISTING METER ASSEMBLIES
MUST BE ADJUSTED TO MEET
THIS REQUIREMENT. -

1" CTS PEP SERVICE W/ 14 GA
TRACER WIRE. /

N 1" FORD 70 SERIES SETTER

OPTION: DFW LID PART# DFW12AUTIMWTDL

DL—L2244 RING.
SET TO GRADE 0.1" ABOVE CURB (MUST BE
1'-0" WITHIN 0.1" OF THIS STANDARD HEIGHT)

12"MIN
16"MAX.

1"-3/4” FORD METER ADAPTERS
7 (A24ENL)

3M DBR/Y—-6 SPLICE
CONNECTOR TO BE USED

AT CONNECTION POINTS I (VBHC 74-24W-11-44-Q-NL)
., EXTEND PIGTAIL 10' BEYOND
SADDLE 24 /’ SIDEWALK. IF NO SIDEWALK,
ROMAC 202N EXTEND TO PROPERTY LINE.

CAP AND MARK W/ 4x4 POST

\ PAINTED BLUE

HOUSE SERVICE LATERAL

ROMAC 202NS SADDLE W/ il 5 38 e 4D WETEH Ba
B25028N IPxCOMP CORP FOR PVC MAINS/POLY SERVICES

OPTION FOR DIP CORPORATION STOP, 1" MIN. MUELLER B25008N

ELECTRICAL THAW NUT REQUIRED FOR CONNECTION OF NEW 1” POLY SERVICE

TO EXISTING DIP MAIN LINE, FORD SERIES PART NUMBER FB1100—4—TW—Q—NL

PVC C900 WATER MAIN (BLUE)

NOTE: 1" SERVICES ARE STANDARD FOR ALL NEW DEVELOPMENT, AS SHOWN.
REPLACEMENT PARTS FOR EXISTING 3/4” SERVICES CONSISTS OF:

3/4" FORD SERIES SETTER — VBHC72-24W—11-33—NL

CORPS ARE THE SAME PART NUMBERS, SPECIFIED AS 3/4" INSTEAD OF 1"

3/4” & 1”7 WATER SERVICE CONNECTIONS

N.T.S.

NOTE: METER BOX, COVER, COPPERSETTER,
CORPORATION STOP, & SERVICE LINES
TO BE FURNISHED AND INSTALLED
BY DEVELOPER.

NICOR READ—RITE POLYMER METER BOX LID

FOR TYPE 0/X, MODEL NUMBER 12.25PBLKWAMTHO
TYPE X W/ THRU HOLE FOR BADGER ORION RECES
LABEL READING "WATER METER”

DL-L2242 RING & L—2338 ADAPTER RING

SET TO GRADE 0.1" ABOVE CURB (MUST BE
WITHIN 0.1" OF THIS STANDARD HEIGHT)

BACK OF CURB
WHEN SHOWN ON THE PLANS, (OR R IF COMBINATION)

EXISTING METER ASSEMBLIES
MUST BE ADJUSTED TO MEET
THIS REQUIREMENT. 4

2" CTS PEP SERVICE W/ 14 GA
TRACER WRE.

12"MIN
16"MAX.
Q

3M DBR/Y-6 SPLICE
CONNECTOR TO BE USED
AT CONNECTION POINTS

2" FORD 70 SERIES SETTER
(VBHH 77-21-11-77)

EXTEND PIGTAIL 10' BEYOND
/’ SIDEWALK. IF NO SIDEWALK,

SADDLE

ROMAC 202N EXTEND TO PROPERTY LINE.

CAP AND MARK W/ 4x4 POST

\ PAINTED BLUE

~_ HOUSE SERVICE LATERAL
ROMAC 202NS SADDLE W/ 36" ¢ x 36" BLACK ADS METER CAN
B25028N IPxCOMP CORP FOR PVC MAINS/POLY SERVICES

OPTION FOR DIP CORPORATION STOP, 2"

MIN. MUELLER B25008N

PVC C900 WATER MAIN (BLUE)

NOTE: FOR 1.5" SERVICES: ALL PARTS SHOWN ABOVE ARE THE SAME EXCEPT
THE SERVICE LINE AND SETTER, WHICH WOULD BOTH BE CHANGED TO 1.5”

1.5” & 2” WATER SERVICE CONNECTIONS
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g% exo DATE: ‘ LOCATION:

OUTDOOR LIGHTING TYPE: ‘PROJECT;

SLING Series

SLENDER WALLPACK

CATALOG #:

tradeSELECT

FEATURES

- Two sizes for a variety of applications

Ranges from 21W to 80W with up to 8000 lumens

SG1 Series replaces from 100W-150W HID; SG2 Series replaces from
150W-250W HID

Comfort lens available as an option or accessory provides glare control and
enhanced uniformity

« Knuckle and trunnion accessory mounting kits available for flood
applications

IP65 and certified to UL 1598 for use in wet locations up to 40°C ambient

3

SPECIFICATIONS

HOUSING ELECTRICAL CERTIFICATIONS
Rugged die-cast aluminum housing with « 120-277V, 50/60Hz electronic drivers Listed to UL1598 for use in wet location,
corrosion resistant powder coat finish . 347V and 480V available in large SG2 listed for -40°C to 40°C applications

« Heating dissipating fins provide superior housing « Complies with IDA standards with zero uplight
thermal performance extending the life of for 3000K and warmer CCT's
the electronic components

« 10KA surge protection included

- IP65

- Impact resistant tempered glass offers OPTIONS/CONTROLS

zero uplight « Button photocontrol for dusk to dawn energy WARRANTY

) ) savings. Stock versions include 120V-277V « 5year warranty

- Comfort lens available as an option or PC with a cover which provides a choice to

accessory to reduce glare (7-10% lumen engage photocontrol or not. PC is installed

reduction) and provide better uniformity in top hub
OPTICS » Occupancy sensor available for on/off and
- 3000K, 4000K and 5000K CCT nominal dimming control in larger SG2 housing

with 70 CRI - Battery backup options available in larger

) SG2 housing rated for either 0° C or -30°
imal!er ShG1 gofég'g has 2 LEDs, larger SG2 C. Performance exceeds NEC requirement
ousing has s providing 1fc minimum over 10'x10" at 11"

INSTALLATION mounting height
- Side hinge allows for easy installation

and wiring
» Side movement avoids damage to the lens

and helps prevent injury common in drop

down hinge designs
- Mounts to 4" junction box and includes a

gasket to help seal electrical connections KEY DATA
« Four 1/2" threaded conduits hubs for Lumen Range 2263-8079

surface conduit provided

Wattage Range 21-80
Efficacy Range (LPW) 101-113
Weights Ibs. (kg) 4.3-11(2.0-5.0)

C u rre nt @ currentlighting.com/exo R;ag:/gf;za

© 2022 HLI Solutions, Inc. All rights reserved. Information and specifications subject to change without
notice. All values are design or typical values when measured under laboratory conditions. EXO_SG_series _R02



GXO DATE: ‘ LOCATION:

OUTDOOR LIGHTING TYPE: ‘PROJECT:

CATALOG #:

SLENDER WALLPACK

ORDERING GUIDE
Example: SG1-20-3K7-FT-UNV-DBT-PCU-CS

CATALOG #

ORDERING INFORMATION

BLT

oltag
SG1-10  Size1,10W 3K7 3000K, FT Fwd Throw UNV  120V-277V Black Matte Textured PCU Universal Button Photocontrol CS ComfortLens
SG1-20 Size 1, 20W 70 CRI 120 120V BLS Black Gloss Smooth (120-277V) E'?  Battery 0°C
4K7 4000K, SCP'23 Occupancy Sensor ;
SG1-30 Sizel30W 20 CR 277 271V DBT Dark Bronze Matte o P Vb‘ o EH"2 Battery w/
Textured rogrammable (Dim) heater -20°
) UHV  347V-480V
SG1-40  Size 1, 40W 5K7 5000K, DBS Dark Brone Gloss Specify MTG HT for OCC Sensor
$G2-50 Size 2, 50W JOCRI Smooth 8F Upto 8
SG2-80 Size 2, 80W GTT Graphite Matte 20F Upto 20"
Textured
LGS Light Grey Gloss
Smooth
PSS  Platinum Silver
Smooth
WHT White Matte Textured
WHS  White Gloss Smooth
VGT Verde Green
Textured
Color Option
CC  Custom Color

Notes:
1 Available in SG2 only, UHV available in SG2-50 only

2 Sensor controls & battery backup can not be used with flood accessory or kit or for inverted/up
mounting, 120-227V only for SCO/SCP, 120 or 277 only for SWP, SWPM, E & EH

3 Must order minimum of one remote control to program dimming setttings, 0-10V fully adjustable
dimming with automatic daylight calibration and different time delay settings, 120-277V only

STOCK ORDERING INFORMATION

Catalog Number CCT/CRI Wattage Mounting Height Color Color Delivered Lumens LPW Weight Ibs. (kg)
SG1-10-PCU 5000K/70 nw 8-12ft 120-277V Dark Bronze 1349 122 43(20)
SG1-10-4K-PCU 4000K/70 nw 8121t 120-277V Dark Bronze 1424 129 43(20)

SG1-20-PCU 5000K/70 21W 8-12ft 120-277V Dark Bronze 2263 108 43(20)
SG1-20-4K-PCU 4000K/70 21W 8-12ft 120-277V Dark Bronze 2310 10 43(2.0)

SG1-30-PCU 5000K/70 29W 10-15ft 120-277V Dark Bronze 3270 13 43(20)
SG1-30-4K-PCU 4000K/70 29W 10-15ft 120-277V Dark Bronze 3060 105 43(20)

SG1-40-PCU 5000K/70 38W 10-15ft 120-277V Dark Bronze 4008 105 43(20)
SG1-40-4K-PCU 4000K/70 38W 10-15ft 120-277V Dark Bronze 4070 106 43(20)
SG2-50-PCU 5000K/70 51W 12-18ft 120-277V Dark Bronze 5548 10 11(5.0)
S$G2-50-4K-PCU 4000K/70 51W 12-18ft 120-277V Dark Bronze 5526 109 1(5.0)

SG2-80-PCU 5000K/70 80W 15-25ft 120-277V Dark Bronze 8061 101 11(5.0)
$G2-80-4K-PCU 4000K/70 80W 15-25ft 120-277V Dark Bronze 8079 101 11(5.0)
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g% exo DATE: ‘ LOCATION:

OUTDOOR LIGHTING

TYPE: ‘ PROJECT:

SLING SERIES CATALOG #:

SLENDER WALLPACK

ORDERING GUIDE

OPTIONS AND ACCESSORIES

Catalog Number Description Weight Ibs. (kg)

[] | SGI-KNUCKLE SG1 Series Knuckle/Floodlight mount kit, includes visor 20 (10)
[ ] | sG2-YOKE SG2 Series Yoke/Floodlight mount kit, includes visor 20 (10)
[ ] | SG2-KNUCKLE SG2 Series Knuckle/Floodlight mount kit, includes visor 20 (10)
[ ] | SCP-REMOTE* Remote control for SCP option. Order at least one per project to program and control fixtures 1(45)

Cu rre nt @ currentlighting.com/exo Page 3 of 8

© 2022 HLI Solutions, Inc. All rights reserved. Information and specifications subject to change without Rev 05/ 07/ 26
notice. All values are design or typical values when measured under laboratory conditions. EXO_SG_series _R0O2


https://www.hubbell.com/hubbelloutdoorlighting/en/Products/Lighting-Controls/Commercial-Outdoor-Lighting/Wall-Mount/SG-Sling/p/2198504

exo DATE: ‘ LOCATION:

OUTDOOR LIGHTING TYPE: ‘PROJECT:

CATALOG #:

SLENDER WALLPACK

PERFORMANCE DATA

o #of Drive System 5K (5000K NOMINAL 70 CRI) 4K (4000K NOMINAL 70 CRI) 3K (3000K NOMINAL 70 CRI)
DI LEDs Current Watts

Lumens | LPW | B U G | Lumens | LPW | B U G | Lumens | LPW | B U G

SG1-10 2 140mA n 1349 122 1 0 0 1424 129 1 0 0 1003 91 1 0 0
SG1-20 2 250mA 21 2449 15 1 0 0 2310 110 1 0 0 2054 95 1 0 0
SG1-30 2 350mA 29 3332 17 2 0 0 3060 106 1 0 0 2913 100 1 0 0
SG1-40 2 450mA 38 4008 105 | 2 0 0 4070 106 | 2 0 0 3845 100 | 2 0 0
SG2-50-UHV 3 350mA 44 4633 106 | 2 0 0 4609 105 | 2 0 0 3895 90 2 0 0
SG2-50 3 415mA 51 5548 109 | 2 0 0 5526 107 | 2 0 0 4700 92 2 0 0
SG2-80 3 650mA 80 7851 98 2 0 1 8079 103 | 2 0 1 6721 86 2 0 1

*347 and 480 VAC input Lumen values are from photometric test performed in accordance with IESNA LM-79-08. Data is considered to be representative of the
configurations shown. Actual performance may differ as a result of end-user environment application and inherent performance balances of the electrical components

ELECTRICAL DATA

Catalog number | # of Drivers Input Voltage %&ﬂgg)t System Power

1 120 0.09 1.0
SG1-10

1 277 0.04 1.0

1 120 018 210
SG1-20

1 277 0.08 210

1 120 0.24 289
SG1-30

1 277 010 28.9

1 120 032 383
SG1-40

1 277 014 383

1 347 013 435

SG-50-UHV

1 480 018 435

1 120 0.42 50.6
SG2-50

1 277 018 50.6

1 120 0.68 79.8
SG2-80

1 277 0.29 79.8

PROJECTED LUMEN MAINTENANCE

OPERATING HOURS
Ambient ;
Temperature TM-21-11 L70
0 25,000 50,000 196 60,000 100,000 (Hours)
25°C/ 77°F 1.00 0.98 0.97 0.96 0.95 >791,000
40°C / 104°F 0.99 0.98 0.96 0.96 0.94 >635,000

1. Projected per [ESNA TM-21-11 * (Nichia 219B, 700mA, 85°C Ts, 10,000hrs) Data references the extrapolated performance
projections for the base model in a 40°C ambient, based on 10,000 hours of LED testing per IESNA LM-80-08

o) currentlighting.com/exo Page 4 of 8
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g% exo DATE: ‘ LOCATION:

OUTDOOR LIGHTING TYPE: ‘PROJECT;

SLING SERIES CATALOG #

SLENDER WALLPACK

LUMINAIRE AMBIENT TEMPERATURE FACTOR (LATF)

Ambient Temperature MLuL:{?;IPe .
0C 32°F 1.02
10°C 50°F 1.01
20°C 68 F 1.00
25°C 77 F 1.00
30°C 86°F 1.00
40°C 104° F 0.99
50°C 122°F 0.96

Use these factors to determine relative lumen
output for average ambient temperatures from
0-40°C (32-104°F)

DIMENSIONS
SG1
g
B
R A B c Weight
1 419" 7.80" 6.61" 4.4Ibs
A — (107mm) (198mm) (168mm) (2kg)
SG2
@
B
T A B & Weight
5.80" 114" 952" fibs
e | c | (147mm) (283mm) | (242mm) (5kg)

A B C Weight
7.26" 13.64" 9.52" Mibs
A C (184mm) (342mm) (242mm) (5kg)
C t ‘a’ currentlighting.com/exo Page 5 of 8
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5 €XO

DATE: ‘ LOCATION:
OUTDOOR LIGHTING
TYPE: ‘ PROJECT:
SLING SERIES CATALOG #:
SLENDER WALLPACK
PHOTOMETRY
SG1-10-4K7
LUMINAIRE DATA ISOMETRIC FOOTCANDLE
Description 4000 Kelvin, 70 CRI 30
Distribution Type Forward Throw
Delivered Lumens 1424
Watts 1.4 »
Efficacy 125
Mounting Wall
10
ZONAL LUMEN SUMMARY
Zone Lumens % Luminaire
Downward Street Side 996.6 70.0 0
Downward House Side 427.8 30.0
Downward Total 1424.4 100.0 0
Upward Street Side 00 00 30 20 0 0 10 20 30
Upward House Side 0.0 0.0
Upward Total 00 00 10' Mounting Height [ |5.0 FC [ l1oFc
Total Flux 1424.4 1000 [ J2oFc | JosFc
SG1-20-4K7
LUMINAIRE DATA ISOMETRIC FOOTCANDLE
Description 4000 Kelvin, 70 CRI 30
Distribution Type Foward Throw
Delivered Lumens 2310
Watts 20.9 2
Efficacy m
Mounting Wall
10
ZONAL LUMEN SUMMARY
Zone Lumens % Luminaire o
Downward Street Side 1618 70.0
Downward House Side 6921 30
Downward Total 2310 100.0 0
Upward Street Side 00 00 20 20 © 0 ° 20 20
Upward House Side 0.0 0.0
Upward Total 00 00 10' Mounting Height [ |5.0 FC [ J1oFc
Total Flux 23103 1000 [ J20Fc | JosFc
SG1-30
LUMINAIRE DATA ISOMETRIC FOOTCANDLE
Description 4000 Kelvin, 70 CRI 30
Distribution Type Forward Throw
Delivered Lumens 3060
Watts 291 20
Efficacy 105
Mounting Wall
10
ZONAL LUMEN SUMMARY
Zone Lumens % Luminaire
Downward Street Side 2619.4 70.9 ©
Downward House Side 890.4 291
Downward Total 3059.8 100.0 ©
Upward Street Side 0.0 0.0 30 20 10 o 1o 20 30
Upward House Side 0.0 0.0
Upward Total 00 00 10' Mounting Height | |5.0 FC [Thorc
Total Flux 30598 1000 [J20Fc [ losre

Current
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g% exo DATE: ‘ LOCATION:

OUTDOOR LIGHTING

TYPE: ‘ PROJECT:

SLING SERIES CATALOG #

SLENDER WALLPACK

PHOTOMETRY

SG1-40-4K7

LUMINAIRE DATA ISOMETRIC FOOTCANDLE
Description 4000 Kelvin, 70 CRI 40

Distribution Type Foward Throw

Delivered Lumens 4070

Watts 381 30

Efficacy 107

Mounting Wall

20

ZONAL LUMEN SUMMARY

Zone Lumens % Luminaire
Downward Street Side 28577 702 °
Downward House Side 1215.5 29.8
Downward Total 4070.2 100.0 o
Upward Street Side 0.0 0.0
Upward House Side 0.0 0.0
Upward Total 0.0 0.0 10
Total Flux 4070.2 100.0
20
30 20 10 0 10 20 30
10' Mounting Height | |5.0 FC [Thorc
[]20Fc [ JosFc
SG2-50-4K7
LUMINAIRE DATA ISOMETRIC FOOTCANDLE
Description 4000 Kelvin, 70 CRI 45
Distribution Type Foward Throw
Delivered Lumens 55257
Watts 517 30
Efficacy 107
Mounting Wall
15
ZONAL LUMEN SUMMARY
Zone Lumens % Luminaire
Downward Street Side 4611.8 83.5 ©
Downward House Side 913.9 16.5
Downward Total 55257 100.0 5
Upward Street Side 0.0 0.0 45 30 15 0 5 30 45
Upward House Side 0.0 0.0
Upward Total 0.0 0.0 15' Mounting Height l:l 50FC l:l 1.0 FC
Total Flux 55257 100.0 [ J20Fc [ _JosFc
SG2-80-4K7
LUMINAIRE DATA ISOMETRIC FOOTCANDLE
Description 4000 Kelvin, 70 CRI 45
Distribution Type Foward Throw
Delivered Lumens 8453
Watts 78.5 *
Efficacy 108
Mounting Wall
15
ZONAL LUMEN SUMMARY
Zone Lumens % Luminaire
Downward Street Side 66777 79.0 0
Downward House Side 1775.5 210
Downward Total 8453.2 100.0 5
Upward Street Side 0.0 0.0 45 30 s 0 s 30 45
Upward House Side 0.0 0.0
Upward Total 00 0.0 15" Mounting Height l:l 50FC l:l 1.0 FC
Total Flux 84532 100.0 [ l20Fc [ losFc
Cu rre nt currentlighting.com/exo Page 7 of 8
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g'u% exo DATE: | LOCATION:

OUTDOOR LIGHTING

TYPE: ‘ PROJECT:

SLING SERIES CATALOG ¥

SLENDER WALLPACK

ADDITIONAL INFORMATION

Shipping Information

_— Carton Dimensions Carton Qty.
el e o Length Inch | Width Inch | HeightInch | PerMaster | Pallet Gty.
(cm) (cm) (cm) ack
SG1 4.35lbs (2kg) 9.5 (24) 8.25 (21) 5.25 (13) 6 98
SG2 11lbs (5kg) 14 (36) 115 (29) 8(20) 2 64

Accessories and Services

Visor Mounting Options Photocontrol Hinged Housing Door

Visor accessory Flood mounting accessories - 1/2" threaded Photocontrol option Side hinged for easy

included with mounting - knuckle or yoke (includes grommet and 3' SO cord) available for energy- installation and wiring

accessory kits saving dusk-to-dawn access, single screw secures
operation housing closure

tlighting. Page 8 of 8
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ALPINE

1850
ALPINE CITY
STAFF REPORT
June 12, 2026
To: Alpine City Planning Commission
From: Staff

Prepared By: Caden Lyon, Assistant City Administrator
Planning & Zoning Department

Jason Judd, City Engineer
Engineering & Public Works Department

Re: PRELIMINARY — PAGE SENIOR HOUSING PLAT “A”

Applicant: Patterson Homes

Project Location: 242 and 243 E RED PINE DR

Zoning: Senior Housing Overlay Zone (SHOZ)

Acreage: 3.23 Acres

Lot Number & Size: 20 lots at 0.06 acres

Request: Approve Preliminary Plan
SUMMARY

The Page Senior Housing Preliminary Plan consists of 20 lots on 3.23 Acres of Total Area. The
development is located at 242 and 243 E Red Pine Dr and in the Business Commercial (BC)
zone with the Senior Housing Overlay Zone (SHOZ). Based on DCA 4.04.010, Planning
Commission is the Land Use Authority for any Preliminary Subdivision Application. The
application is for preliminary approval.

BACKGROUND

Page Senior Housing Preliminary is on approximately one and a half separate parcels of land
both owned by Patterson. There are stubbed road connections on the south side of the parcel
along Red Pine Dr. The parcel went through a rezoning process with the City and received the
Senior Housing Overlay Zone for the parcel, thus allowing this development. The parcel abuts
another Senior Housing project, River Meadows PRD, to the east.

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2
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ANALYSIS

Lot Width, Area, and Shape

There is no minimum lot size for lots in the Senior Housing Overlay Zone, but rather a minimum
acreage of 2 and maximum of 6 for the project, and only 8 units allowed per acre. The SHOZ
allows for attached dwellings of no more than two attached. There are no width or area
requirements. As far as lot shape is concerned, all lots meet the numbers of sides allowed; five or
less sides, excluding the front property line.

Use
The developer is proposing that the lots be used for single-unit attached dwellings, i.e. twin
homes, which is consistent with the permitted uses for the SHOZ.

Trails

There is a proposed private trail along Dry Creek, but due to constraints might have to be
relocated to someone else between Red Pine Dr and 100 S. The precise location of the trail
should be determined before Final Plat approval.

Other

The developer will need to provide Alpine Irrigation Company water shares to satisfy the City’s
water requirements. The water policy will need to be met before the final plat can be recorded. A
Developer’s Agreement, as required per the Senior Housing Overlay Zone, will also required to
be entered into with the City Council before the final plat can be approved.

REVIEWS

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2



PLANNING AND ZONING DEPARTMENT REVIEW
The analysis section in the body of this report serves as the Planning and Zoning Department
review.

LONE PEAK FIRE DEPARTMENT REVIEW
Lone Peak Fire Department will review prior to Commission meeting

ENGINEERING AND PUBLIC WORKS DEPARTMENT REVIEW

Streets and Right-of-Way

All frontage is shown to be improved with curb/gutter and sidewalk per Alpine City Standards.
Roadway widths and cul-de-sac also meet city code.

Street grades meet current code with a minimum of 1% slope (DCA 4.07.090.2). The road
grades shown are between 0.50% & 0.94%.

Utilities - General

Each utility system will be discussed in more detail below but in general, the development fits
well within the city’s adopted master plans; no issues regarding utilities were noted. Horrocks
reviewed and approved a previous submitted plan for culinary water, pressurized irrigation, and
sewer. For culinary waterline sizing, Horrocks had the following comment for the developer to
consider: “Fire flow available in the area surrounding the proposed improvements should be
over 1750 gallons per minute at 20 psi for the proposed lines. If developer wishes to have
greater fire flow for larger homes then water line should be looped to the east or a larger size
installed to Healey Drive on High Bench road.”

Utilities — Culinary Water

The subdivision is well below the 5,350-foot elevation, which is the highest elevation the
existing water system can serve and still provide the minimum 40 psi required by ordinance.

The culinary water master plan does not call for the need to upsize any mains within the
development area but as noted in the Horrocks review, if the developer wishes to have greater
fire flow for larger homes (larger than 4,800 sf), lines bigger than 8-inch would need to be
installed. Staff will work with the developer to see what their desires are in terms of home sizes
for the area.

1-inch laterals with ¥4-inch meters are required, and shown, for each new lot.
The Fire Chief will review plans prior to Commission meeting and prior to final plan approval.

Utilities — Pressurized Irrigation

Horrocks modeled the site and found no issues regarding the proposed development in terms of
pressurized irrigation. The development can be served by the existing 8-inch main in High
Bench Road. New 1-inch laterals are shown to be installed for each new lot. There is one
existing 2-inch service that will be required to be removed and capped at the main line

Utilities — Stormwater
The storm water system design and drainage report has been submitted, reviewed, and approved.
The storm water system consists of six sumps that will retain the 100-yr (1% Annual Chance)

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2



storm. Each lot within the development will also be required to retain the 80" percentile storm
on its lot. All stormwater from this development will be retained onsite.

March 1, 2016, the State of Utah implemented into the General MS4 Permit (Small Municipal
Separate Storm Sewer Systems) the requirement of all developments to evaluate Low Impact
Development (aka - LID) for their site. LID is a measure of handling storm water and improving
water quality. LID emphasizes conservation and the use of on-site natural features to protect
water quality. There are many ways to meet the LID requirement. LID can be met by the use of
drainage swales, rainwater harvesting, curb cuts to direct water to smaller local basins, and so on.
The developer shows in the storm water calculations that LID will be implemented at the
building permit level with each new lot retaining the 90th percentile storm, which equates to
about a 2-year, 1-hr rainfall event for Alpine City. Recently, the state changed this requirement
from the 90 percentile storm to the 80™ percentile storm event. Retention of the 80™ percentile
storm is something Alpine is doing for all new homes within the city as required by the State.
This is not just done as a measure of protecting water quality but also helps protect against runoff
from one property to another.

Utilities — Sewer

The development can be served and is shown to connect to the existing 8-inch sewer system in
High Bench Road. All lots are shown to gravity flow to that main line. The sewer master plan
does not show the need to upsize any mains within the development. A new 4-inch sewer lateral
is shown to be constructed to each new lot.

Geotechnical Report
The provided geotechnical report covers the standard items required by ordinance. No hazards
were noted in the report or discovered in the process.

Hazard Reports
The proposed development does not fall within the Geologic Hazards Overlay Zone or the
Urban/Wildland Interface and therefore no hazard reports were required of the developer.

Other
There are some minor redlines to correct on the plans.

FINDINGS

A. The proposed plan complies with the zoning ordinances of the BC and SHOZ, design
standards and ordinances;

B. All new construction is outside of the flood zone (AE)

C. The plan requires no exceptions to ordinance.

STAFF RECOMMENDATION
Staff recommends that the Planning Commission review the plans and make a motion to approve
the proposed preliminary plat for the Page Senior Housing Plat A subdivision, with the
conditions that:

- The trail location be determined before final plat approval

- The developer’s agreement be entered into with the City before final plat approval

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2



- Any minor redlines on the plat be corrected before final plat approval

MODEL MOTIONS

SAMPLE MOTION TO APPROVE
I move to approve the Preliminary application of the Page Senior Housing Plat A as proposed.

SAMPLE MOTION TO APPROVE WITH CONDITIONS

I move to approve the Preliminary application of Page Senior Housing Plat A with the following
conditions:

**INSERT FINDINGS**

SAMPLE MOTION TO TABLE
I move to table Page Senior Housing Plat A based on the following: **INSERT FINDINGS**

SAMPLE MOTION TO DENY
I move to deny Page Senior Housing Plat A based on the following: **INSERT FINDINGS**

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2
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APPROPRIATE UTILITY ’ UTILITIES. THE CONTRACTOR SHALL
DESIGNATION (SEWER WATER 1. A CLEANOUT IS REQUIRED NEXT TO THE BUILDING. QII BE RESPONSIBLE FOR THE
’ ’
LOCATION, PROTECTION
STORM DRAIN, ETC) 2. ADDITIONAL CLEANOUTS REQUIRED BETWEEN THE BUILDING AND RESTORATION OF ALL
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BURIED OR ABOVE
s geouren 3 THE OOMED AL OONST O CASTIRON s GROUND UTILITIES, SHOWN
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LIFTING INSERTS |, FINISHED GRADE 17 \‘.= LIFTING INSERTS IRON TO RISER OR SDR—35 LATERAL PIPE. 1-800-662-4111
] T 4 . J
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DL—1996 o ] & —
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S, B_ |3
5 4] 5 (- 7. ALL SEWER LATERALS SHALL BE BEDDED WITH 3/4” MINUS
i o & E GRAVEL.
A 8. BACKFILL MATERIAL SHALL BE ENGINEERED FILL WITHIN CITY RIGHT OF WAYS,
A AS CLASSIFIED IN ALPINE CITY STANDARDS AND SPECIFICATIONS.
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SIZE A | WALL B WEIGHT —
(INCHES) | (INCHES) | (INCHES) | (INCHES) | (LBS. EA.) (INCHES) | (INCHES) |(LBS. EA.) DENSITY AS MEASURED BY AASHTO T-99.
P 36 4 5 2720 10. SEWER LATERAL MUST BE INSPECTED BY AN AUTHORIZED REPRESENTATIVE
poy - s s 300 48 5 900 OF THE CITY PRIOR TO BACKFILLING TRENCH. DEVELOPER
BOTTOM VIEW OF COVER 60 6 1380
USE 5' DIA. MIN. FOR ALL PIPE 14" & LARGER USE 4' MIN. *WOTE: 11. A TIE SKETCH SHOWING THE LOCATION OF ALL SEWER LATERALS
glAdRrgz 1&‘1’3" T;EEMHZHL?.E ANL’)._ J&‘“&'ﬁ‘i&ﬁ;&;‘a égNoLEss :JNRS(}';L[EDEIN MINIMUM AS DIRECTED BY MUST BE SUBMITTED TO THE CITY.
. CITY ENGINEER
g (CONCRETE
PLAN OF COVER AND RING DEFTH FROM RIM TO B{V., USE 5" DIA. MANHOLE. PRE—CAST M.H. 12. THE CITY SHALL BE NOTIFIED 24 HOURS PRIOR TO WHEN A
PRE—CAST M.H. BASES MANUFACTURED SEWER LATERAL INSPECTION IS NEEDED.
N 2% 3 OR & SECTONS BY CENEVA PIPE/AaT 0478
, - 13. ALL APPROPRIATE EXCAVATION PERMITS MUST BE OBTAINED FROM
o %ﬁ%@g{,‘"gg@fﬂ“ C-478 OR APPROVED EQUAL THE CITY AND OTHER AGENCY PRIOR TO ANY EXCAVATION.
LIFTING INSERTS
" 14. ALL APPROPRIATE IMPACT FEES MUST BE PAID PRIOR TO
CONNECTING TO THE SEWER.
NN LT Y = .
o SLOPE SHELF 15. MARK END OF LATERAL STUB WITH 2x4 POST PAINTED GREEN.
A =g TO DRAIN ALL OTHER MARKERS MUST BE PRE—APPROVED PRIOR TO USE. P A"ER S ON
A
A =L _4 ¢ 2 SMALL CURB CUTS
PAINTED GREEN
A d I SHOWING LOCATION CAST IRON CAP O M E
_ OF LATERIAL REQ'D. BLACK ABS OR
p— —
PRESEAL OR FORSHEDA WHITE SCH40 DWV RISER WAWW
GASKET SYSTEM. LINE BUNLDING ph Utahﬂﬂm
AND GRADE AS SHOWN
SECTIONS ON PROJECT PLAN. FERNCO COUPLER
. 4” MIN. SDR—35 SEWER LATERAL SHIELDED /SHEARBAND
24 3/4 | FERNCO COUPLER
-
3450 N TRIUMPH BLVD SUITE 200
o 3 —
D&L A-1180 OR 7 7 /7, i siore LEHI, UT 84043
APPROVED EQUAL {
. EXTEND SEWER LATERAL STUB (801) 756-7303
SEWER 3/4" MINUS 10’ PAST SIDEWALK OR
VAN GRAVEL BEDDING UTILITIES CAST IRON COMBO
INSTALL SPIGOT ADAPTER
Y SECTION A-A SECTION B-B
3.5 29”
‘ | ‘ NTS. N.T.S.

REQURES APPROUAL O GTY TYPICAL SEWER SERVICE CONN.
HEAVY DUTY, 400 LB. MINIMUM, S, TOR ALL OTHER SPECIFICATIONS. TS,

MANHOLE RING AND COVER — —
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DEVELOPMENT

AVOID CUTTING
UNDERGROUND
UTILITIES.

BEFORE YOU

Dlg

1-800-662-4111

NOTICE!

THE CONTRACTOR SHALL
BE RESPONSIBLE FOR THE
LOCATION, PROTECTION,
AND RESTORATION OF ALL
BURIED OR ABOVE
GROUND UTILITIES, SHOWN
OR NOT SHOWN ON THE
PLANS.

**FIRE HYDRANTS REQUIRE 3—FEET MINIMUM CLEARANCE FOR OPERATION, THIS INCLUDES DRIVEWAYS** % i
4 09z
g B s . %
o o o [$}
PUMPER NOZZLE < §§ ;Egg £ £ 20
a 2= %é"% B 4 g
z 38 5ge% g g o 8z
- e ¥ _ we o g mnZ
o Y3 o@ 2z o = gm ©g
. z Sy 32 2 C. 88
2, MIN 5.25" MUELLER SUPER CENTURION 350 = To2ELE 5= ﬁQ( EEO o2
77 MAX. CAST IRON HYDRANT @ 3282 ; L NZ23E
5 BURY UNLESS OTHERWISE, 48" TO TOP OF PIPE MIN. < =% Sz bl To50=
5'x4’x6” CONCRETE PAD SPECIFIED BY CITY ENGINEER ) z2 O TRON
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STANDARD FIRE HYDRANT DETAIL £ 8pz  BX
: 38 %g
N.T.S. Ze
o< o
o ©
STATEMENT OF USE STATEMENT OF USE . . .
TPy oY g N TYPICAL T le] T D L s o ) : Pressurized Irrigation |5 5 4
DETAILS WITHIN ALPINE CITY. DEVEATION FROM | N //\\ NUMBER: EﬂTgA]l;bscm‘l:{;g ﬁtg&i géT:l;P[l:%\\/]ﬁ:\ALTé?j\gom»g NG A . . . NUMBER:
B R TR N ; FIRE HYDRANT | —— D R R A ey | & S i Distribution System (=
DOCUMENT. o O CHANGES REGARDING THIS A L P I N E DY, — DOCUMENT. o O CHANGES REGARDING THIS A L P I N E DY, -
REVISION | 1850 /—— ALPINE CITY DESIGN BY: REVISION ——— 1850 — ALPINE CITY DESIGN BY:
20 NORTH MAIN CHECKED BY: 20 NORTH MAIN CHECKED BY:
NO. BY |APRL|DATE CAD FILE: nm.mmmﬂummmnzmn\a? -E-]:[NE —— ADOPTED DATE: 414104 NO. BY |APRL]|DATE CAD FILE: am.mmmummu.mumi\ -I: LIT\.I:E“UT — ADOPTED DATE: 8/10/05
**STREETLIGHTS REQUIRE 3—FEET MINIMUM CLEARANCE FOR O&M. THIS INCLUDES CLEARANCE FROM DRIVEWAYS AND LANDSCAPING.**
**CULINARY WATER METERS REQUIRE 3—FEET MINIMUM CLEARANCE FOR O&M. THIS INCLUDES CLEARANCE FROM DRIVEWAYS AND LANDSCAPING.**
NOTE TS S0, 00 SRR
ey A OB T o PR~ 1
FOR TYPE 0/X, MODEL NUMBER 12.25PBLKWAMTHO
TYPE X W/ THRU HOLE FOR BADGER ORION RECESS 3K-TB—BK—-1-WS
BACK OF CURB IE)@?%NB E[;RIJNED vli':LE:# %ﬁiwn MWTDL
EXISTING METER ASSEMBLIES - (OR ¥ COMBINATION) '
HETR?E%U?RDEuEED T MEET\ : % glé;LT2§4gR§IL>NEG'o1' ABOVE CURB (MUST BE
. 2 5
5% 1'-0” WITHIN 0.1 OF THIS STANDARD HEIGHT) FINISH: \ TENON
T " » BLACK » ”»
1" CTS PEP SERVICE W/ 14 GA /1 —3!4 FORD METER ADAPTERS 3" x 37 TALL
TRACER WIRE —(A24-NL)
3M DBR/Y—6 SPLICE ' / e 1” FORD 70 SERIES SETTER
OO T oo /" (VBHC 74-24W-11-44-Q—NL)
EXTEND PIGTAIL 10° BEYOND
SADDLE SIDEWALK. IF NO SIDEWALK, ,
ROMAC 202N /_EXTEND TO PROPERTY LINE. 14" SMOOTH ALUMINUM
\ gmégDBmERK W/ 4x4 POST 4.5” 0.D. .220” WALL THICKNESS
N U SRS LATRAL EANTED. T THE FIRaT 16+ | CUS! FACTOR)
ROMAC 202NS SADDLE W, " »
B25028N IPxCOMP CORP |/-'0R PVC MAINS/POLY SERVICES 217 @ x 367 WHITE ADS METER CAN LID OF POLE TO BE COATED
OPTION FOR DIP CORPORATION STOP, 1" MIN. MUELLER B25008N E’ﬁ WITH ZINC COLD GALVANIZING COMPOUND
ELECTRICAL THAW NUT REQUIRED FOR CONNECTION OF NEW 1" POLY SERVICE
TO EXISTING DIP MAIN LINE, FORD SERIES PART NUMBER FB1100—4—TW—Q—NL 12— 12" MIN. CONCRETE COLLAR
PVC C900 WATER MAIN (BLUE) —= - /}—ASPHALT
NOTE: 1" SERVICES ARE STANDARD FOR ALL NEW DEVELOPMENT, AS SHOWN. . 7 .
REPLACEMENT PARTS FOR EXISTING 3/4” SERVICES CONSISTS OF:
3/4” FORD SERIES SETTER — VBHC72-24W—-11-33—NL
CORPS ARE THE SAME PART NUMBERS, SPECIFIED AS 3/4” INSTEAD OF 1”
” ”
3/4” & 1” WATER SERVICE CONNECTIONS - Bse coust
N.T.S.
e 8 ey oy ~ P DASE BT MOUNTAIN STATES LIHTING
, —12. X - -
gg BE\EES#EQED AND INSTALLED NOTE: RAISE VALVE BOX TO HIGH DENSITY ELASTOMER DECORATIVE
GRADE AFTER PAVING BASE, DENSITY OF 71LBS PER CUBIC
OPERATIONS ARE FOOT. (SPECIFY COLOR)
NICOR READ—RITE POLYMER METER BOX LID »
BACK OF CURB FOR TYPE 0/X, MODEL NUMBER 12.25PBLKWAMTHO COMPLETED. BASE TO BE AN AVERAGE OF 5/8” THICK
WHEN SHOWN ON THE PLANS, OR P IF COMBINATION TYPE X W/ THRU HOLE FOR BADGER ORION RECESS| é —
EXISTING METER ASSEMBLIES (R B ) " "
WA O N\ SeoCErs NG o L2508 AOAPTER NG E ,
. z = =
=3 1'-0" SET TO GRADE 0.1' ABOVE CURB (MUST BE
ae WITHIN 0.1’ OF THIS STANDARD HEIGHT) . 1
2" CTS PEP SERVICE W/ 14 GA
TRACER WIRE.
3M DBR/Y—6 SPLICE 2" FORD 70 SERIES SETTER CARSON
O AT GONNECTION POINTS /(e 77-21-11-77) 3't0 10' [ [ 1419-12
EXTEND PIGTAIL 10 BEYOND
sionie SOERAL o SoEwACK VALVE BOX COLLAR DETAIL W/DROP_AND
ROMAC 202N CAP AND MARK Pﬁﬂxf "osT N.T.S GRADE » »
PAINTED BLUE o ELECTRIC
HOUSE SERVICE LATERAL INDUSTRIAL ZINC COATING
Egg@fauz Olgtgoaéogléipwl/rm PVC MAINS/POLY SERV|CE:¥ 367 @ x 36" BLACK ADS METER CAN BURIAL PORTION OF SHAFT.
OPTION FOR DIP CORPORATION STOP, 2" COATED 5’ UP FROM THE BUTT
MIN. MUELLER B25008N OF THE POLE.
PVC C900 WATER MAIN (BLUE) . / \ =
’ \\ ”
NOTE: FOR 1.5 SERVICES: ALL PARTS SHOWN ABOVE ARE THE SAME EXCEPT \SLREl_.\%L E;JETY é_Foc;gEE 2 2" CONDUIT
THE SERVICE LINE AND SETTER, WHICH WOULD BOTH BE CHANGED TO 1.5” . CONTRACTOR TO TO RMP
LOOP 36” OF WIRE JUNCTION BOX
9 9 AND FUSE
1.5 & 2 WATER SERVICE CONNECTIONS IN BOX
N.T.S.
STATEMENT OF USE STATEMENT OF USE STATEMENT OF USE
D AeAE Al Conarre o " PN WATER SERVICE B 77 1 BOCTNET AND AV LIS EATIONS ik Py VALVE BOX B 7 S BOCTNENT XD A TS RTINS HERox PN RESIDENTIAL e 3]
D AL AT ANAY N CONNECTION DETAILL™™ L AL T OO ANAY N DETAIL ‘ RS N R D\ /N STREET LIGHT -
CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD F = m PLOT SCALE: NTS. CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD F = — PLOT SCALE: NTS. CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD F = — PLOT SCALE: NTS.
BE?&&ESE.MISSUSEORCHANGESREGARDINGTH]S A L‘ P I N E py— — l[.)Lgé?Llj,ll\Edggﬁl;MISSUSEORCHANGESREGARDINGTHIS A L P I N E py— — %(:Blﬁagg?MISSUSEORCHANGESREGARDINGTHIS A L P I N E pyv— —
REVISION [———— 1850 ————— ALPINE CITY DESIGNBY: REVISION ————— 185 0 ————— ALPINE CITY DESIGNBY: REVISION —————— 185 ¢ —/——— ALPINE CITY DESIGNBY:
20 NORTH MAIN CHECKED BY: 20 NORTH MAIN CHECKED BY: 20 NORTH MAIN CHECKED BY:
NO. BY |APRL]DATE CAD FILE: nmammm—lummm.zwul\:&in f4004 ADOPTED DATE: 4/14/04 NO. BY |APRL]DATE CAD FILE: nm.mm-—u—-ummn-mun\sﬁripj LT 84004 ADOPTED DATE: 4/14/04 NO. BY |APRL|DATE CAD FILE: am.mmmunmmn.mASrmi-U m()::_v ADOPTED DATE: DRAFT
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SURVEYOR'S CERTIFICATE

PAGE SENIOR HOUSING PLAT "A"
l, ,D0 HEREBY CERTIFY THAT | AM A REGISTERED LAND SURVEYOR, AND THAT | HOLD
CERTIFICATE NO. AS PRESCRIBED BY THE LAWS OF THE STATE OF UTAH. | FURTHER CERTIFY BY

LOCATED IN THE SE I/4 OF SECTION 24, & NE I/4 SECTION 25 T4S, RIE, S.L.B.&M
h AUTHORITY OF THE OWNERS, | HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT AND DESCRIBED BELOW,

ALPINE CITY, UTAH COUNTY, STATE OF UTAH
s \\\\ AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS, BLOCKS, STREETS, OPEN SPACES, AND EASEMENTS AND THAT THE
\ \ — RIVER ?gEBAL%?W DR. \\\\ SAME HAS BEEN CORRECTLY SURVEYED AND STAKED ON THE GROUND AS SHOWN ON THIS PLAT AND THAT THIS PLAT IS TRUE
3 / ~— ~_ AND CORRECT. —
+ . // - ~__ SURVEYOR SEAL
\ / 2 — o . -
1 y, / **** —
\ / / / \\\\
A / 7/ / \\\\ o
‘ / / // \\\ \\:\\ 1 o /)
- / v h
A\ P y \ b e ey DATE SURVEYOR
k / : J / . /
/ / ny
\ / g / /’/ ' //
k- / el n—n )/ ,,// //,”
\ . RIVER MEADOW ESTATES "D RIVER MEADOW ESTATES "E" AMD . /)
- SMITH . g % / ) / BOUNDARY DESCRIPTION
\ 51:255:0024 !/ W
9 : : y / / I y/ /
- / ! / S / BEGINNING AT A POINT LOCATED NORTH 439.20 FEET AND WEST 0.45 FEET FROM THE NORTHEAST CORNER
\3 S p g p g POLLAN . J2E5,\és(l)5(;\126 5|E|2_|5_5EOROGZC; 5IATZB7UI(E)}(—)|;7 //  g OF SECTION 25, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN;
3 : : :255: / . . . . . . ~ ) /) /
1000259 y y olesio0ze LNy v THENCE SOUTH 63°56'27” WEST 37.17 FEET; THENCE SOUTH 25°23'15” WEST 91.98 FEET; THENCE SOUTH
p Y Yoy . 02°07'35” WEST 50.03 FEET; THENCE SOUTH 26°26'56” WEST 63.78 FEET; THENCE SOUTH 38°48'53” WEST 124.36
’ - y, NECORSEC25 / Yy 7 FEET; THENCE NORTH 314.54 FEET; THENCE ALONG THE ARC OF A NON-TANGENT 51.00 FOOT RADIUS CURVE
N — Y RIVER MEADOWS ESTATES T4S, R1E, SLB&M / (NAD27) 0 / TO THE RIGHT A DISTANCE OF 128.37 FEET (CURVE HAVING A CENTRAL ANGLE OF 144°13'02” AND A CHORD
\,\ . NAD27 ELEV = 4946.87 BA§IS 'OF“BEARINGl / Ky a ) BEARS N08°54'43"E 97.07 FEET); THENCE ALONG THE ARC OF A 24.00 FOOT RADIUS CURVE TO THE LEFT A
N~ S00°03'32"E 439.20' . d - S00°02'38"E 503.52 ) ~ E QTR SEC 25 DISTANCE OF 31.24 FEET (CURVE HAVING A CENTRAL ANGLE OF 74°35'06” AND A CHORD BEARS N43°45'19"E
» 0 COMMO N P ¥ T4S,R1E, SLB&M 29.08 FEET); THENCE ALONG THE ARC OF A 82.00 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 9.39
/oSN WE 4 COMMON AREA Nzlal\él 02“0‘?5‘\ COMMON AREA Y s i/ FEET (CURVE HAVING A CENTRAL ANGLE OF 06°33'45” AND A CHORD BEARS N03°10'54"E 9.39 FEET); THENCE
2.62 ac - . ; ‘ — 4 / / / NORTH 00°05'59” EAST 37.37 FEET; THENCE NORTH 66°11'16” WEST 9.85 FEET; THENCE ALONG THE ARC OF A
e ‘ f : ! i | - T , ' o | {,070 I~/ / w NON-TANGENT 15.00 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 23.52 FEET (CURVE HAVING A
T 38 10 /o 5 7 m 10 Lo 11 12 o, /5 /. > S / CENTRAL ANGLE OF 89°50'08” AND A CHORD BEARS N45°01'02"W 21.18 FEET); THENCE NORTH 89°56'06” WEST
X S04 focss S o10 o 5640 o | 2/6§0 f 5040 of |5 e 5 640 of Dl s%f o IS, Rop~ / 11.64 FEET; THENCE NORTH 27.07 FEET; THENCE EAST 180.83 FEET; THENCE SOUTH 00°03'32" EAST 220.80
D s 0.06 ac 006 ac 2250 f e % 5106 ac e e 006 ac = fe G g ac ply Ao / \\/ FEET TO THE POINT OF BEGINNING.
£ & ' s AS Qs /S AREA = 66,696 SF OR 1.53 ACRES
I I I / &éu /Q)\ / \zi BASIS OF BEARING IS SOUTH 00°02'38" EAST ALONG SECTION LINE FROM THE NORTHEAST CORNER OF
BT X e OQ)Q\ /\7 / // ~N SECTION 25, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE AND MERIDIAN, TO THE EAST QUARTER
— ' = -~ — - e - — L /Sb / 8 CORNER OF SAID SECTION 25. (NAD 27)
| SN
G Y/
[ NE Qe v/ 7
v _ _ _ _ _ _ = _ _ ~ ~ _ _(PRVATE)  PAGE LA ~ ~ ~ ~ ~ - - ~ ~ \ fa/ / g7 é‘/
T~ AL ) v n '
J S .\ A N OWNER'S DEDICATION
o/ &
Sy /
r , Y/ W &< THE UNDERSIGNED OWNERS OF THE PROPERTY DESCRIBED ABOVE AND SHOWN ON THIS PLAT, HAVE CAUSED THE SAME
Lo Byl " 7 TO BE SUBDIVIDED INTO LOTS, STREETS, AND EASEMENTS AND DO HEREBY DEDICATE ANY PUBLIC STREETS AND OTHER
| | ' T SV LX)/ PUBLIC AREAS SHOWN THEREON FOR THE PERPETUAL USE OF THE PUBLIC. PURSUANT TO UTAH CODE 10-0A-60L(1)(D)
: : e RS S v/ THE OWNER HEREBY CONVEYS THE COMMON AREA AND LIMITED COMMON AREA AS INDICATED HEREON, TO THE
20 I 1 - 18 17 1 15 14 1 85757 . /(D _ ‘,‘,\'To‘gﬁ? i/ HOME OWNER ASSOCIATION WITH A MAILING
2640 SF SSIE ) 640 of 2,640 SF K ) 64 of 2,640 sf 9640 of 2,640 sf 5 640 o ool =5 / ADDRESS OF
:0.06 ac . :0.06 ac 6. 0.06 ac 0.06 ac ; Trucl G M /
T VW) / /
QY
1 /)
\ IN WITNESS HEREOF WE HAVE HEREUNTO SET OUR HANDS THIS ________ DAY OF ,A.D. 20
[ RED PINE CIRCLE
] (PRIVATE) - .
- I L ST T OWNER DATE ______
. L - \\, {‘ : ‘LT—F :
N 4 ’f | : ’f
DEVEY Vs ‘, ; e OWNER DATE
:“ :‘: 02:001:0017 \ T~ />~ /\ \ "w “‘J : : ; / / fl / II
Lo \ S T~ Ty o I I i .R.D. ] | N ACKNOWLEDGMENT
i | / o R 1 A N Stk st | | B N A e I STATE OF UTAH )
| 7 | | >
o e 1/ y R4 [ ; COUNTY OF UTAH )
| // \\\// I~ / / 77777777777777 ‘
i S ’ ] ON THE DAY OF A.D. 20___ PERSONALLY APPEARED BEFORE ME THE SIGNERS
| /! / S & /7 S S OF THE FOREGOING DEDICATION WHO DULY ACKNOWLEDGE TO ME THAT THEY DID EXECUTE THE SAME.
~~ / Vi I
—— o~ / 4 I
/ / Sy 7 o I I NOTARY PUBLIC
L i ) [l S
o \\\ - / y ~ S | S AN F\\\\F\‘T\\\\ ==
T I 4 = e / b b f““f"l NOTARY FULL NAME A NOTARY COMMISSIONED IN UTAH.
o ] 3 g | 5 ’ b o Lo
- _ i ! 7777777777777777777777 | | | ’L\J" e o COMMISSION NUMBER MY COMMISSION EXPIRES
77777777 Bl i = I — b T T T T T T T T T o T T T T T T T T | / | | [
| 1 | I - | |
i : A S e = S— T I S SR ACCEPTANCE BY LEGISLATIVE BODY
| \ 3 T Lt Y SN | | s— i T e r
‘ ~ -1 9 ) tﬁ\ﬁ -
: \ L N Y S R S . | J THE CITY COUNCIL OF ALPINE CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISION AND HEREBY ACCEPTS THE DEDICATION OF
| X 3 B ALL STREETS, EASEMENTS, OPEN SPACES, AND OTHER PARCELS OF LAND INTENDED FOR PUBLIC PURPOSES FOR THE
| \ S S e T T / T — L PERPETUAL USE OF THE PUBLIC THIS DAY OF AD. 20
L T T T ! _ r—— [ A ! 1
\ - ——— - I ¥ | I I~ - —
———————— - \ Pl Iy | == ,' L -
: I | _ MAYOR CARLA MERRILL ATTEST
CLERK - RECORDER
VICINITY SKETCH PLAT NOTES TABULATIONS APPROVED S
21000" LEGEND:
TS = ZONE = TR 10,000 CITY ENGINEER
? = /. . DESIGN CRITERIA FOR ELEVATION OF 5,000 FEET “OR SALE LOT TOTAL AREA = 153 AC (5 SEAL 3L
s AREA OF EXISTING ROADS = 0.11 AC
2. DESIGN CRITERIA FOR SNOW LOAD OF 45 LB/SF COMMON AREA (P.UE. 8 USES AS SPECIFIED) NET DEVELOPABLE AREA = 1.42 AC PLANNING COMMISSION APPROVAL
: AREA OF NEW ROADS = 0.32 AC
E’ [ 3. THE INTERNATION FIRE CODE MAY REQUIRE FIRE gF;EQ g\‘P'-A%TES/iANDSCAPE 2)'2)8 ﬁg APPROVED THIS DAY OF . AD. 20— BY THE ALPINE CITY PLANNING COMMISSION.
— (TTITI LT / SPRINKLERS BASED UPON THE SIZE OF HOME AND FIRE '
— FLOW CAPACITY. A FIRE FLOW TEST MAY BE REQUIRED NUMBER OF LOTS 3
L] AT THE TIME OF BUILDING PERMIT. ADDRESS TABLE DENSITY 1.96 DU/AC
1 //_I LOT # ADDRESS DIRECTOR - SECRETARY CHAIRMAN, PLANNING COMMISSION
7]l __H [TTTTT1T1T] L. IF FIRE SPRINKLERS ARE PROPOSED THE FIRE FLOW
,| — _I [ REQUIREMENT IS REDUCED BY 50%. 2 APPROVAL AS TO FORM " "
| B 3
HEL B - PAGE SENIOR HOUSING PLAT "A
‘. . T 20 ’ ” 80 120 é APPROVED AS TO FORM THIS
] DAY OF A.D., 20
e = N E!;;:‘ RESERVATION OF COMMON AREAS & LIMITED COMMON EASEMENTS b LOCATED IN THE SE I/ OF SECTION 2%, 8 NE I/4 SECTION 25 TLS, RIE, S.L.B.&M
| f:lt 1 7 SCALE 1"=40' THE OWNER, IN RECORDING THIS PLAT ("THE DEVELOPMENT") HAS DESIGNATED CERTAIN AREAS OF THE / ALPINE CITY, UTAH COUNTY, STATE OF UTAH
I T 1§ DEVELOPMENT AS COMMON AREAS AND LIMITED COMMON AREAS, INTENDED FOR THE OWNERS OF PAGE 8
i N s s || SENIOR HOUSING FOR INGRESS, EGRESS, RECREATIONAL AND OTHER RELATED USES AS SET FORTH IN THE 9 CITY ATTORNEY 9
OB als: B | i DECLARATION OF PROTECTIVE EASEMENTS, COVENANTS, CONDITIONS, AND RESTRICTIONS (*THE 0 & SCALE: I'= 40 FEET
n EENTE iy N L 1L DECLARATION') PERTAINING TO THE DEVELOPMENT. THE DESIGNATED AREAS ARE NOT INTENDED, NOR 1 >
] Tt ARE THEY DEDICATED, FOR USE BY THE GENERAL PUBLIC, BUT ARE RESERVED FOR THE COMMON USE AND 5 _
ﬁi: ] ENJOYMENT OF THE OWNERS IN THE DEVELOPMENT, AS MORE FULLY PROVIDED IN THE DECLARATION 2 OWNER SURVEYOR ENGINEER SINECLESE SIMLEEE S T
| RECORDED CONCURRENTLY WITH THE PLAT IN THE OFFICIAL RECORDS OF UTAH COUNTY, UTAH. 3
> | I NANEC
=-= : : s ) n
N E - g ENQINEERING e
] PUBLIC UTILITY EASEMENTS PATTERSON 732 N. 780 W. AMERICAN FORK, UT. 84003
e |7 HOMES aztecengineering@gmail.com
EEAN [ IN ADDITION TO THE PUBLIC UTILITY EASEMENTS SHOWN ON THIS PLAT, ALL COMMON AREAS ARE B iviE ,
- PUBLIC UTILITY EASEMENTS, INCLUDING FULL RIGHT-OF-WAY ACCESS THERETO, IN FAVOR OF ALPINE winw phutah.com CIVIL ENGINEERING
] CTY. 9 3450 N TRIUMPH BLVD SUITE 200 1018 N Decr Crest Lane
| 20 LEHI, UT 84043 office. (B01) 492-1277
[D;l:] | (801) 756-7303 cell (801)616-1677
\\
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ALPINE CITY
STAFF REPORT
June 12, 2026
To: Alpine City Planning Commission

From: Staff

Prepared By: Caden Lyon, Assistant City Administrator
Planning & Zoning Department

Jason Judd, City Engineer
Engineering & Public Works Department

Re: PRELIMINARY — PAGE COURT PLAT “A”

Applicant: Patterson Homes

Project Location: 242 E 100 SOUTH

Zoning: TR-10,000

Acreage: 1.53 Acres

Lot Number & Size: 3 lots between 0.23 and 0.62 acres

Request: Approve Preliminary Plan
SUMMARY

The Page Court Plat “A” Preliminary Plat consists of 3 lots on 1.53 Acres of Total Area. The
development is located at 242 E 100 S and is in the TR 10,000 Zone. Based on DCA 4.04.010,
Planning Commission is the Land Use Authority for this application for any Preliminary
Subdivision Application and based on the new road connection proposed. The application is for
preliminary approval.

BACKGROUND

Page Court is on half a parcel of land owned by Patterson. There are stubbed road connections on
the north side of the parcel along 100 S. The parcel to the south went through a rezoning process
with the City and received the Senior Housing Overlay Zone for the parcel, thus allowing half of
this parcel be dedicated with a new zoning classification and leaving the north half, this plat, in
the TR-10,000. The applicant is working with the neighboring parcel to the west to allow for the
new cul-de-sac.

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2
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Parcel - 02:001:0001

Serial: 02:001:0001
N Owner: PATTERSON HOMES LLC
Address: 242 E 100 SOUTH, ALPINE, UT 84004

Detail: Property Information

(] Acreage: 275
Value: $1,671,700
Syt Tax District: 040 - ALPINE CITY

Aerial: View EagleView Aerial Image

/ Add Map Graphic for Print ~ @_Zoom to

ag:3240001 8

ANALYSIS

Lot Width, Area, and Shape

There is no minimum lot size for lots in the Senior Housing Overlay Zone, but rather a minimum
acreage of 2 and maximum of 6 for the project, and only 8 units allowed per acre. The SHOZ
allows for attached dwellings of no more than two attached. There are no width or area
requirements. As far as lot shape is concerned, all lots meet the numbers of sides allowed; five or
less sides, excluding the front property line.

Use
The developer is proposing that the lots be used for single-unit attached dwellings, i.e. twin
homes, which is consistent with the permitted uses for the SHOZ.

Trails

There is a proposed private trail along Dry Creek, but due to constraints might have to be
relocated to someone else between Red Pine Dr and 100 S. The precise location of the trail
should be determined before Final Plat approval.

Roads

The proposed cul-de-sac is only meeting half of the requirements for cul-de-sac development.
Staff assumes this is due to the applicant allowing the neighboring parcel to take on the
responsibility of finishing out the full width requirements of the ROW if/when it develops.
However, the applicant and neighboring parcel need to go through an exchange of property by
receiving approval on a boundary line adjustment application for the possibility of the cul-de-sac.
When doing the Adjustment, staff recommends that the boundary adjusted meet the ROW
requirements of cul-de-sacs in §4.07.040. If the boundary is not adjusted to meet the ROW
requirements, it will have to be readjusted later through a plat amendment.

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2



Other
The developer will need to provide Alpine Irrigation Company water shares to satisfy the City’s
water requirements. The water policy will need to be met before the final plat can be recorded.

REVIEWS

PLANNING AND ZONING DEPARTMENT REVIEW
The analysis section in the body of this report serves as the Planning and Zoning Department
review.

LONE PEAK FIRE DEPARTMENT REVIEW
Lone Peak Fire Department will review prior to Commission meeting

ENGINEERING AND PUBLIC WORKS DEPARTMENT REVIEW

Streets and Right-of-Way

All frontage is shown to be improved with curb/gutter and sidewalk per Alpine City Standards.
Roadway widths and cul-de-sac also meet city code.

Street grades meet current code with a minimum of 1% slope (DCA 4.07.090.2). The road
grades shown are between 0.50% & 0.94%.

Utilities - General

Each utility system will be discussed in more detail below but in general, the development fits
well within the city’s adopted master plans; no issues regarding utilities were noted. Horrocks
reviewed and approved a previous submitted plan for culinary water, pressurized irrigation, and
sewer. For culinary waterline sizing, Horrocks had the following comment for the developer to
consider: “Fire flow available in the area surrounding the proposed improvements should be
over 1750 gallons per minute at 20 psi for the proposed lines. If developer wishes to have
greater fire flow for larger homes then water line should be looped to the east or a larger size
installed to Healey Drive on High Bench road.”

Utilities — Culinary Water

The subdivision is well below the 5,350-foot elevation, which is the highest elevation the
existing water system can serve and still provide the minimum 40 psi required by ordinance.

The culinary water master plan does not call for the need to upsize any mains within the
development area but as noted in the Horrocks review, if the developer wishes to have greater
fire flow for larger homes (larger than 4,800 sf), lines bigger than 8-inch would need to be
installed. Staff will work with the developer to see what their desires are in terms of home sizes
for the area.

1-inch laterals with %4-inch meters are required, and shown, for each new lot.
The Fire Chief will review plans prior to Commission meeting and prior to final plan approval.

Utilities — Pressurized Irrigation
Horrocks modeled the site and found no issues regarding the proposed development in terms of
pressurized irrigation. The development can be served by the existing 8-inch main in High

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2



Bench Road. New 1-inch laterals are shown to be installed for each new lot. There is one
existing 2-inch service that will be required to be removed and capped at the main line

Utilities — Stormwater

The storm water system design and drainage report has been submitted, reviewed, and approved.
The storm water system consists of six sumps that will retain the 100-yr (1% Annual Chance)
storm. Each lot within the development will also be required to retain the 80" percentile storm
on its lot. All stormwater from this development will be retained onsite.

March 1, 2016, the State of Utah implemented into the General MS4 Permit (Small Municipal
Separate Storm Sewer Systems) the requirement of all developments to evaluate Low Impact
Development (aka - LID) for their site. LID is a measure of handling storm water and improving
water quality. LID emphasizes conservation and the use of on-site natural features to protect
water quality. There are many ways to meet the LID requirement. LID can be met by the use of
drainage swales, rainwater harvesting, curb cuts to direct water to smaller local basins, and so on.
The developer shows in the storm water calculations that LID will be implemented at the
building permit level with each new lot retaining the 90th percentile storm, which equates to
about a 2-year, 1-hr rainfall event for Alpine City. Recently, the state changed this requirement
from the 90 percentile storm to the 80™ percentile storm event. Retention of the 80™ percentile
storm is something Alpine is doing for all new homes within the city as required by the State.
This is not just done as a measure of protecting water quality but also helps protect against runoff
from one property to another.

Utilities — Sewer

The development can be served and is shown to connect to the existing 8-inch sewer system in
High Bench Road. All lots are shown to gravity flow to that main line. The sewer master plan
does not show the need to upsize any mains within the development. A new 4-inch sewer lateral
is shown to be constructed to each new lot.

Geotechnical Report
The provided geotechnical report covers the standard items required by ordinance. No hazards
were noted in the report or discovered in the process.

Hazard Reports
The proposed development does not fall within the Geologic Hazards Overlay Zone or the
Urban/Wildland Interface and therefore no hazard reports were required of the developer.

Other
There are some minor redlines to correct on the plans.

FINDINGS

A. The proposed plan overall complies with the zoning ordinances of the TR-10,000 and
design standards and ordinances;

B. All new building footprints do not include areas of floodway but may include the flood
zone (AE) and require additional approval from FEMA. This should be a note on the plat.

C. The plan, if it meets the staff recommendation in this document, would not be requesting
any exception to the ordinance.
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STAFF RECOMMENDATION
Staff recommends that the Planning Commission review the plans and make a motion to approve
the proposed preliminary plat for the Page Court Plat A subdivision, with the conditions that:
- The trail location be determined before final plat approval
- A boundary adjustment be completed between the applicant and the neighboring property
that allows the full size of the ROW before final plat approval
- The plat includes a plat note dedicated the proposed public street to Alpine City
- The plat includes a plat note that says that any building footprints into the flood zone
(AE) require additional approval from FEMA.

MODEL MOTIONS

SAMPLE MOTION TO APPROVE
I move to approve the Preliminary application of the Page Court Plat A as proposed.

SAMPLE MOTION TO APPROVE WITH CONDITIONS
I move to approve the Preliminary application of Page Court Plat A with the following

conditions:
**INSERT FINDINGS**

SAMPLE MOTION TO TABLE
I move to table the Preliminary application of Page Court Plat A based on the following:
**INSERT FINDINGS**

SAMPLE MOTION TO DENY

I move to deny the Preliminary application of Page Court Plat A based on the following:
**INSERT FINDINGS**

Staff Report Preliminary — Smooth Canyon Subdivision Phase 2



TABULATIONS
ZONE = TR 10,000
TOTAL AREA = 1.53 AC
AREA OF EXISTING ROADS = 0.11 AC
NET DEVELOPABLE AREA = 1.42 AC
AREA OF NEW ROADS = 0.32 AC
AREA IN LOTS = 1.10 AC
OPEN SPACE / LANDSCAPE 0.00 AC
NUMBER OF LOTS 3
DENSITY 1.96 DU/AC

BOUNDARY DESCRIPTION

BEGINNING AT A POINT LOCATED NORTH 439.20 FEET AND
WEST 0.45 FEET FROM THE NORTHEAST CORNER OF
SECTION 25, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE
BASE AND MERIDIAN;

THENCE SOUTH 63°56'27” WEST 37.17 FEET; THENCE SOUTH
25°23'15” WEST 91.98 FEET; THENCE SOUTH 02°07'35” WEST
50.03 FEET; THENCE SOUTH 26°26'56” WEST 63.78 FEET,;
THENCE SOUTH 38°48'53” WEST 124.36 FEET; THENCE NORTH
314.54 FEET; THENCE ALONG THE ARC OF A NON-TANGENT
51.00 FOOT RADIUS CURVE TO THE RIGHT A DISTANCE OF
128.37 FEET (CURVE HAVING A CENTRAL ANGLE OF 144°13'02”
AND A CHORD BEARS N08°54'43"E 97.07 FEET); THENCE
ALONG THE ARC OF A 24.00 FOOT RADIUS CURVE TO THE
LEFT A DISTANCE OF 31.24 FEET (CURVE HAVING A CENTRAL
ANGLE OF 74°35'06” AND A CHORD BEARS N43°45'19"E 29.08
FEET); THENCE ALONG THE ARC OF A 82.00 FOOT RADIUS
CURVE TO THE LEFT A DISTANCE OF 9.39 FEET (CURVE
HAVING A CENTRAL ANGLE OF 06°33'45” AND A CHORD
BEARS N03°10'54"E 9.39 FEET); THENCE NORTH 00°05'59”
EAST 37.37 FEET; THENCE NORTH 66°11'16” WEST 9.85 FEET;
THENCE ALONG THE ARC OF A NON-TANGENT 15.00 FOOT
RADIUS CURVE TO THE LEFT A DISTANCE OF 23.52 FEET
(CURVE HAVING A CENTRAL ANGLE OF 89°50'08” AND A
CHORD BEARS N45°01'02"W 21.18 FEET); THENCE NORTH
89°56'06” WEST 11.64 FEET; THENCE NORTH 27.07 FEET;
THENCE EAST 180.83 FEET; THENCE SOUTH 00°03'32” EAST
220.80 FEET TO THE POINT OF BEGINNING.

AREA = 66,696 SF OR 1.53 ACRES

BASIS OF BEARING IS SOUTH 00°02'38" EAST ALONG SECTION
LINE FROM THE NORTHEAST CORNER OF SECTION 25,
TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE AND
MERIDIAN, TO THE EAST QUARTER CORNER OF SAID
SECTION 25. (NAD 27)
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DEVELOPMENT

' )
AVOID CUTTING NOTICE!
UNDERGROUND
LID TO BE STAMPED WITH NOTES: UTILITIES
APPROPRIATE UTILITY : THE CONTRACTOR SHALL
DESIGNATION (SEWER WATER 1. A CLEANOUT IS REQUIRED NEXT TO THE BUILDING. QII BE RESPONSIBLE FOR THE
, ’ LOCATION, PROTECTION
STORM DRAIN, ETC 2. ADDITIONAL CLEANOUTS REQUIRED BETWEEN THE BUILDING y ’
) " AND SEWER MAIN AT MAXIMUM 100 FOOT INTERVALS. BEFORE YOU AND RESTORATION  OF ALL

BURIED OR ABOVE
R 5 g o s e s GROND UTLTES,svow
" DL-1996 \ ( ) ' ’ OR NOT SHOWN ON THE
; 4. FERNCO COUPLERS (AS SHOWN) SHALL BE USED WHEN CONNECTING CAST PLANS.

LIFTING INSERTS |, N | FNSHED. GRADE \“= LIFTING INSERTS IRON TO RISER OR SDR—35 LATERAL PIPE. 1-800-662-4111
2 % . ~ S
STEPS REQUIRED ~ ;'!;(11' wirrlygig ) b;. 5. ALL CLEANOUTS SHALL HAVE CAST IRON CAPS.
b o & Ol ) £ 6. ALL SEWER LATERALS SHALL BE SDR—35 PIPE, BEING LAID WITH
ECCENTRIC CONES REQUIRED & =iy THE BELL END OF THE PIPE IN THE UP HILL DIRECTION.
5 B T [y 7. ALL SEWER LATERALS SHALL BE BEDDED WITH 3/4” MINUS
i o % E GRAVEL.
A 8. BACKFILL MATERIAL SHALL BE ENGINEERED FILL WITHIN CITY RIGHT OF WAYS,
A AS CLASSIFIED IN ALPINE CITY STANDARDS AND SPECIFICATIONS.
1/8" SZE A | HEIGHT B | FLANGE C | WALL D | weigT 9. BACKFILL MATERIAL AROUND PIPE SHALL BE COMPACTED TO 95% OF
SIZE A | WALL B WEIGHT —
(INCHES) [ (INCHES) | (INCHES) | (INCHES) | (LBS. EA.) (INCHES) | (INCHES) |(LBS. EA.) DENSITY AS MEASURED BY AASHTO T—99.
P 36 4 5 2720 10. SEWER LATERAL MUST BE INSPECTED BY AN AUTHORIZED REPRESENTATIVE
poy - s s 48 5 900 OF THE CITY PRIOR TO BACKFILLING TRENCH. DEVELOPER
BOTTOM VIEW OF COVER 300 60 6 1380
USE 5' DIA. MIN. FOR ALL PIPE 14" & LARGER USE 4' MIN. NOTE: 11. A TIE SKETCH SHOWING THE LOCATION OF ALL SEWER LATERALS
DIA. FOR ALL PIPE UP TO AND INCLUDING 12" DIA. UNLESS DROP PIPE MINIMUM AS DIRECTED BY MUST BE SUBMITTED TO THE CITY.
3 OR ENTER THE MANHOLE. FOR ALL MANHOLES 15' OR INSTALLED IN CITY ENGINEER
PLAN OF COVER AND RING DEPTH FROM RIM TO INV., USE 5' DIA. MANHOLE. SNCRETE PRE_CAST MH 12. THE CITY SHALL BE NOTIFIED 24 HOURS PRIOR TO WHEN A
PRE-CAST M.H. BASES MANUFACTURED SEWER LATERAL INSPECTION IS NEEDED.
BASES MANUFA'CTURE) IN 2, 3’ OR 4' SECTIONS
IN 2%, 3' OR 4' SECTIONS BY GENEVA PIPE/ASTM C-478 13. ALL APPROPRIATE EXCAVATION PERMITS MUST BE OBTAINED FROM
B YLD E4hSTM c—478 OR APPROVED EQUAL THE CITY AND OTHER AGENCY PRIOR TO ANY EXCAVATION.
LIFTING INSERTS n
o™ 14. ALL APPROPRIATE IMPACT FEES MUST BE PAID PRIOR TO
CONNECTING TO THE SEWER.
N LT Y = .
P SLOPE SHELF 15. MARK END OF LATERAL STUB WITH 2x4 POST PAINTED GREEN.
TO DRAIN B ALL OTHER MARKERS MUST BE PRE—APPROVED PRIOR TO USE. P A"ER S ON
L ¢ 2 SMALL CURB CUTS
PAINTED GREEN
A o SHOWING LOCATION CAST IRON CAP O M E
| OF LATERIAL REQ'D. BLACK ABS OR
— —_—
PRESEAL OR FORSHEDA WHITE SCH40 DWV RISER h h
GASKET SYSTEM. LINE BULDING WWW.p utan.com
AND GRADE AS SHOWN
SECTIONS ON PROJECT PLAN. FERNCO COUPLER
,, 4” MIN. SDR—35 SEWER LATERAL SHIELDED /SHEARBAND
24 3/4 | FERNCO COUPLER
-
3450 N TRIUMPH BLVD SUITE 200
I
3 | — - ot LEHL UT 84043
D&L A-1180 OR TR 1/4 /FT. MN )
APPROVED EQUAL
. EXTEND SEWER LATERAL STUB (801) 756-7303
SEWER 3/4" MINUS 10’ PAST SIDEWALK OR
MAIN GRAVEL BEDDING UTILITES CAST IRON COMBO
INSTALL SPIGOT ADAPTER
SECTION A-A SECTION B-B
NTS. N.T.S.

REQURES APPROUAL O T TYPICAL SEWER SERVICE CONN.
HEAVY DUTY, 400 LB. MINIMUM, o, TOR ALL OTHER SPEIFICATIONS, TS

MANHOLE RING AND COVER — —

THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON . M ANHOLE RING STANDARD THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON p S E VV ER M ANHOLE STANDARD THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON p T i PIC AL S E VV ER STANDARD
ARE PROVIDED AS STANDARD CONSTRUCTION DRAWING ARE PROVIDED AS STANDARD CONSTRUCTION DRAWING ARE PROVIDED AS STANDARD CONSTRUCTION - DRAWING a S C A L E . 1 n_ 8 O'
DETAILS WITHIN ALPINE CITY. DEVEATION FROM A2 A . NUMBER: DETAILS WITHIN ALPINE CITY. DEVEATION FROM AX /7\\\ NUMBER: DETAILS WITHIN ALPINE CITY. DEVEATION FROM o \* /7\\\ NUMBER: . -
THIS DOCUMENT REQUIRES APPROVAL OF ALPINE N & COVER (typlc al) THIS DOCUMENT REQUIRES APPROVAL OF ALPINE — TYPIC AL THIS DOCUMENT REQUIRES APPROVAL OF ALPINE == S ER ‘ 7 ICE C ONN
CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD A c PLOT SCALE: s, CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD : 5 o A c LOT SOALE: N CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD : f . . . . PLOT SOALE: TS,
LIABLE FOR MISSUSE OR CHANGES REGARDING THIS X | X LIABLE FOR MISSUSE OR CHANGES REGARDING THIS || X LIABLE FOR MISSUSE OR CHANGES REGARDING THIS || 5
DOCUMENT. | = ) - DRAWN BY: WM DOCUMENT. - ) - DRAWN BY: WiM DOCUMENT. _ = s DRAWN BY: WiM
REVISION 1 1850 ————— ALPINE CITY DESIGNBY: REVISION ——————1 1850 ————— ALPINE CITY DESIGNBY: REVISION ——————1 1850 ————| ALPINE CITY DESIGNBY:
20 NORTH MAIN CHECKED BY: 20 NORTH MAIN CHECKED BY: 20 NORTH MAIN CHECKED BY:
ALPINE, UT 84004 ALPINE, UT 84004 ALPINE, UT 84004
NO. BY |APRL|DATE CAD FILE: E\DRMIRG\OOES & STHOND SPECT\STMOND SPETIOATINS A DRARNOS\IEIS GITY SPED & DETALS\ JETALS\IS TIFIOAL WAMILE RO & OOVER ADOPTED DATE: 4/14/04 NO. BY |APRL|DATE ‘CAD FILE: E:\ENGNEERNG\COOES & STANDARD SPECS\STANDARD SPECFICATIONS AND DRAWNGS\2023 GITY SPEC & DETALS\ DETALS\I7 SEWER TYPICAL NANHOLES ADOPTED DATE: 4/14/04 NO. BY |APRL|DATE "CAD FILE: E: \ENGNEERING\CODES & STANDARD SPECS\STANDARD SPEGIFICATIONS AND DRAWNGS\2023 ITY SPEC & DETALS\ DETALS\7A SEWER CONNECTION ADOPTED DATE: A14/04

CIVIL ENGINEERING

1018 N Deer Crest Lane
Alpine Ut, 84004
office (801) 492-1277
cell (801)616-1677

REVISIONS
NO. DATE DESCRIPTION
-~
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2 1
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ACTION DATE
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SLOPE TO DRAIN
FROM HYDRANT

5'x4’x6” CONCRETE PAD
4000 PSI MIN STRENGTH

2" MIN.
7" MAX.

AWAY

PUMPER NOZZLE

5.25" MUELLER SUPER CENTURION 350
CAST IRON HYDRANT

SPECIFIED BY CITY ENGINEER

LD
EJ}/_/— GROUND LINE

**FIRE HYDRANTS REQUIRE 3—FEET MINIMUM CLEARANCE FOR OPERATION, THIS INCLUDES DRIVEWAYS**

5 BURY UNLESS OTHERWISE, 48" TO TOP OF PIPE MIN.

o N N
A — XA
>\///\\\///\\\//>\ | VALVE BOX \///
AN >,
N %
KL e 10 o T RS TIRA
NN, FOR INSTALLATION, TESTING >
ALK 7
\\\/\\\/\\\/ AND MAINTENANCE THRUST BLOCK \/
A o R
R R
RAL R
SEEES R
R e RR
SEHSS T X
R TE= " R
NN/ é ? E § °©° Y« R
RRIKKL ; NS KK
NN : : ° e W
SR OROPOPOROROPOP0 TR
//\\///\<//\<// ORORORORORORORORO q///\
NN S e 8 e S A N N NG AN
IR RO R IR RN

NN R o e NN N NN NN A SN

/\//\//\ \//\//\//\//\//\//\//\/ //\//\
RLLLK KKLLLLLAZLKLLLLRK
N R R R R T EeTeD
\//\\//\\//\\//\\//\\//\\//\\//\ TO MAIN LINE
NN
GRAVEL

STANDARD FIRE HYDRANT DETAIL

N.T.S.

STATEMENT OF USE

DOCUMENT.

THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON
ARE PROVIDED AS STANDARD CONSTRUCTION
DETAILS WITHIN ALPINE CITY. DEVEATION FROM
THIS DOCUMENT REQUIRES APPROVAL OF ALPINE
CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD
LIABLE FOR MISSUSE OR CHANGES REGARDING THIS

TYPICAL

FIRE HYDRANT

STANDARD
DRAWING
NUMBER:

PLOT SCALE: N.TS.

1850 ——— ALPINE CITY

ALPINE

THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON

THIS INCLUDES CLEARANCE FROM DRIVEWAYS AND LANDSCAPING.**
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STATEMENT OF USE

ARE PROVIDED AS STANDARD CONSTRUCTION
DETAILS WITHIN ALPINE CITY. DEVEATION FROM
THIS DOCUMENT REQUIRES APPROVAL OF ALPINE

CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD
LIABLE FOR MISSUSE OR CHANGES REGARDING THIS
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Distribution System

ALPINE

Pressurized Irrigation

THE IRRIGATION BOX SHALL BE PLACED 1’ BEHIND THE

SIDEWALK.

1. WHERE COMBINATION CURB, GUTTER, AND SIDEWALK EXISTS,

NOTES:

IN LOCATIONS, WHERE NO CURB AND GUTTER EXIST OR ONLY
CURB AND GUTTER WITHOUT SIDEWALK, THE IRRIGATION BOX

SHALL BE PLACED ON THE PROPERTY LINE.

STANDARD
DRAWING
NUMBER:

NTS.

PLOT SCALE:

DEVELOPMENT

AVOID CUTTING
UNDERGROUND
UTILITIES.

BEFORE YOU

Dlg

1-800-662-4111

NOTICE!

THE CONTRACTOR SHALL
BE RESPONSIBLE FOR THE
LOCATION, PROTECTION,
AND RESTORATION OF ALL
BURIED OR ABOVE
GROUND UTILITIES, SHOWN
OR NOT SHOWN ON THE
PLANS.

DOCUMENT.

THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON
ARE PROVIDED AS STANDARD CONSTRUCTION
DETAILS WITHIN ALPINE CITY. DEVEATION FROM
THIS DOCUMENT REQUIRES APPROVAL OF ALPINE
CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD
LIABLE FOR MISSUSE OR CHANGES REGARDING THIS

REVISION

WATER SERVICE  |zae o
> CONNECTION DETAIL

NUMBER:

PLOT SCALE: N.T.S.

DRAWN BY: WM

1850 ——— ALPINE CITY
20 NORTH MAIN

ALPINE, UT 84004

DESIGN BY:

CHECKED BY:

NO.

BY [APRL]DATE

CAD FILE: £\INGNEERNG\CODES & STANDARD SPECS\STANDARD SPECFICATIONS AND DRAWNGE\2023 CITY SPEC & DETALS\ JETALS\ZY WATER SERVCES

ADOPTED DATE: 4/14/04

THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON

ARE PROVIDED AS STANDARD CONSTRUCTION

DETAILS WITHIN ALPINE CITY. DEVEATION FROM
THIS DOCUMENT REQUIRES APPROVAL OF ALPINE

N
CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD F
LIABLE FOR MISSUSE OR CHANGES REGARDING THIS I P

DOCUMENT.

VALVE BOX

AN DETAIL

NE

STANDARD
DRAWING
NUMBER:

27

PLOT SCALE:

NTS.

DRAWN BY:

WIM

THIS DOCUMENT AND ANY ILLUSTRATIONS HEREON
ARE PROVIDED AS STANDARD CONSTRUCTION
DETAILS WITHIN ALPINE CITY. DEVEATION FROM

DRAWN BY: WM DOCUMENT. DRAWN BY: B.DB.
REVISION DESIGNBY: REVISION — (1850 ALPINE CITY DESIGNBY:
20 NORTH MAIN CHECKED BY: 20 NORTH MAIN CHECKED BY:
ALPINE UT 84004 ADOPTED DATE: 4/14/04 ALPINE UT 84004 ADOPTED DATE: 8/10/05
NO. BY |APRLJDATE CAD FILE: £:\ENGMEERNG\CODES & STANDARD SPECS\STADARD SPECFICATIONS AND DRAWNGE\2023 CITY SPEC & DETALE\_DETALE\ZS FHYD NO. BY |APRL]DATE CAD FILE: £ \ENGNEERMG\CODES & STANDARD SPECS\STANDARD SPECIICATIONS AND DRAWNOS\2023 GITY SPEC & DETALS\_DETALS\2¢ PI CONNECTION
**STREETLIGHTS REQUIRE 3—FEET MINIMUM CLEARANCE FOR O&M. THIS INCLUDES CLEARANCE FROM DRIVEWAYS AND LANDSCAPING.**
**CULINARY WATER METERS REQUIRE 3—FEET MINIMUM CLEARANCE FOR O&M. THIS INCLUDES CLEARANCE FROM DRIVEWAYS AND LANDSCAPING.**
NOTE: METER BOX, COVER, COPPERSETTER,
70" BE FURNISHED AND INSTALLED KING LUMINAIRE K137 YARMOUTH (NO GLOBE) — LED
BY DEVELOPER. NICOR READ—RITE POLYMER METER BOX LID K137—P4NG-I1I1-60(SSL)7030-120V-K26—-PR7-
FOR TYPE 0/X, MODEL NUMBER 12.25PBLKWAMTHO
TYPE X W/ THRU HOLE FOR BADGER ORION RECESS 3K-TB—BK—-1-WS
BACK OF CURB LABEL READING "WATER METER"
E’;:E%N%*%VéNTECR)NASTgEMEIﬁAENSS’ (OR R IF COMBINATlON) OPTION: DFW LID PART# DFW12AUTIMWTDL
MUST BE ADJUSTED TO MEET , DL-L2244 RING. B
THIS REQUIREMENT. \;é SET TO GRADE 0.1’ ABOVE CURB (MUST BE
Z2 1'-0" WITHIN 0.1' OF THIS STANDARD HEIGHT) FINISH: T~ TENON
T » . BLACK » 9
17; CTS PEP SERVICE W/ 14 GA /EAEEZ;L)FORD METER ADAPTERS 3" x 37 TALL
3M DBR/Y—6 SPLICE 1" FORD 70 SERIES SETTER
CONNECTOR TO BE_USED /_ (VBHC 74—-24W—11-44—Q—NL)
SOEWALK, I NO' SDEWALK.
ROMAG oL / EXTEND TO PROPERTY LINE. 14’ SMOOTH ALUMINUM
CAP AND MARK W/ 4x4 POST 4.5” 0.D. .220” WALL THICKNESS
N\ iouse SELANTED BLUE EPA: MIN 20 IN 80 MPH ZONE (1.3 GUST FACTOR)
ROMAC 202NS SADDLE W I~ . PAINTED WITH THE FIRST 16”
B25028N IPxCOMP CORP éOR PVC MAINS/POLY SERVICES 217 @ x 367 WHITE ADS METER CAN LID OF POLE TO BE COATED
OPTION FOR DIP CORPORATION STOP, 1" MIN. MUELLER B25008N @/ WITH ZINC COLD GALVANIZING COMPOUND
ELECTRICAL THAW NUT REQUIRED FOR CONNECTION OF NEW 1" POLY SERVICE
TO EXISTING DIP MAIN LINE, FORD SERIES PART NUMBER FB1100—4—TW—Q—NL 12— 12" MIN. P
PVC €900 WATER MAIN (BLUE) - - | ASPHALT
NOTE: 1" SERVICES ARE STANDARD FOR ALL NEW DEVELOPMENT, AS SHOWN. /-
REPLACEMENT PARTS FOR EXISTING 3/4” SERVICES CONSISTS OF:
3/4” FORD SERIES SETTER — VBHC72-24W—11-33—NL
CORPS ARE THE SAME PART NUMBERS, SPECIFIED AS 3/4” INSTEAD OF 1”
» » BASE COURSE
3/4” & 1” WATER SERVICE CONNECTIONS s
VO M PR TR PARTH HANG-1.75"W x 45”~HDEB-XX
\ -12. X - -
BY DEVELOPER > AND INSTALLED NOTE: RAISE VALVE BOX TO HIGH DENSITY ELASTOMER DECORATIVE
SR~ % Sl G il eon e
NICOR READ—RITE POLYMER METER BOX LID .
BACK OF CURB FOR TYPE 0/X, MODEL NUMBER 12.25PBLKWAMTHO ol ol COMPLETED. BASE TO BE AN AVERAGE OF 5/8" THICK
WHEN SHOWN ON THE PLANS,  (0R R IF COMBINATION) TYPE X W/ THRU HOLE FOR BADGER ORION RECESS =~ = | |
DS TING M TR ASSEMBLIES. LABEL READING "WATER METER” i
THIS REQUIREMENT. 2% DL-L2242 RING & L—2338 ADAPTER RING dilb
z= 1'-0" SET TO GRADE 0.1’ ABOVE CURB (MUST BE If
qe WITHIN 0.1 OF THIS STANDARD HEIGHT) il
%;A%‘I;:SR PEP SERVICE W/ 14 GA
3M DBR/Y—6 SPLICE . 2" FORD 70 SERIES SETTER CARSON
O AT GONNECTION POINTS (e 77-21-11-77) 3't0 10' L[ 1a19-12
EXTEND PIGTAIL 10' BEYOND
oo S No SoEwk VALVE BOX COLLAR DETAIL W//DROP_ AND
BP0 T o e crae K e
\ PAINTED BLUE o ELECTRIC
/ ~_ HOUSE SERVICE LATERAL INDUSTRIAL ZINC COATING
ROMAC 202NS SADDLE W, 36" 6 x 36" BLACK ADS METER CAN BURIAL PORTION OF SHAFT
B25028N IPxCOMP CORP FOR PVC MAINS/POLY SERVICES . :
aanoaUEELi RolgzggggﬁRAmN STOP, 2" / g(F)Am[E) IED’OLL:ZP FROM THE BUTT
PVC C900 WATER MAIN (BLUE) ) // & >
’ \ ”
NOTE: FOR 1.5° SERVICES: ALL PARTS SHOWN ABOVE ARE THE SAME EXCEPT \S'PREF\%L EBNJTRTY OLFOCPAJLES 2 2" conpuIt
THE SERVICE LINE AND SETTER, WHICH WOULD BOTH BE CHANGED TO 1.5” : TO RMP
CONTRACTOR TO JUNCTION BOX
LOOP 36” OF WIRE
” 9 AND FUSE
1.5 & 2 WATER SERVICE CONNECTIONS IN BOX
N.T.S.
STATEMENT OF USE STATEMENT OF USE STATEMENT OF USE

THIS DOCUMENT REQUIRES APPROVAL OF ALPINE
CITY, ALPINE CITY CORPRTATION CAN NOT BE HELD
LIABLE FOR MISSUSE OR CHANGES REGARDING THIS
DOCUMENT.

DESIGN BY:

CHECKED BY:

REVISION 1850 ———— ALPINE CITY
20 NORTH MAIN
ALPINE, UT 84004
NO. BY |APRL]|DATE CAD FILE: £ \ENGMEENNG\CODES & STANDARD SPECS\STANDARD SPECIFICATIONS AND DRAMNGE\2023 OITY SPEC & DETALS\ DETALS\T7A VALVE BOK

ADOPTED DATE:

4/14/04

RESIDENTIAL [ 31
STREET LIGHT | =

{ PLOT SCALE:
h
| DRAWN BY: WIM
0 [—m— —

REVISION 1815 ALPINE CITY DESIGN BY:
20 NORTH MAIN CHECKED BY:
ALPINE, UT 84004
NO. BY |APRLJDATE CAD FILE: £ \ENGMEENNG\CODES & STAMDARD SPECS\STANDARD SPECIFICATIONS AND DRAWNGE\2023 CITY SPEC & DETALS\, DETALS\S! STREET LIGHT — RESDENTIAL POLE ASSEMELY

ADOPTED DATE: DRAFT

PAGE

COURT
SUBDIVISION

DEVELOPER

PATr'ERsoN
HOMES

www.phutah.com

3450 N TRIUMPH BLVD SUITE 200
LEHL, UT 84043
(801) 756-7303

e —

0 40 80 160 240
SCALE: 1"= 80

CIVIL ENGINEERING

1018 N Deer Crest Lane
Alpine Ut, 84004
office (801) 492-1277
cell (801)616-1677

REVISIONS SEAL
\\\

NO. DATE |  DESCRIPTION o OF" “")
S5 O Upty
~ B (/

1 : ”

2 z ’,

rﬂ oooooQqoooUTUoo0o00 BOB’

3 ﬁoﬂﬂBoﬂoﬂoﬂoﬂoﬂc.ﬂoﬂoﬂoﬂoag

) 4

: ’/'O,%\ 43002 Lo

5 ¢, _10. >

S
i e
7
ACTION DATE
PRELIM 05-19-2026
PROJECT

PAGE
COURT

DESCRIPTION

PRELIMINARY
PLAN

SHEET NAME SHEET NUMBER

DETAILS

c:\users\kenlonedrive\berg civil\2025\pat - rm3\page court\pc_06-dtls.dwg

DTL2



AutoCAD SHX Text
N

AutoCAD SHX Text
P

AutoCAD SHX Text
R

AutoCAD SHX Text
S

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
E

AutoCAD SHX Text
S

AutoCAD SHX Text
I

AutoCAD SHX Text
O

AutoCAD SHX Text
A

AutoCAD SHX Text
S

AutoCAD SHX Text
T

AutoCAD SHX Text
T

AutoCAD SHX Text
E

AutoCAD SHX Text
I

AutoCAD SHX Text
A

AutoCAD SHX Text
L

AutoCAD SHX Text
N

AutoCAD SHX Text
G

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
E

AutoCAD SHX Text
N

AutoCAD SHX Text
R

AutoCAD SHX Text
H

AutoCAD SHX Text
F

AutoCAD SHX Text
O

AutoCAD SHX Text
T

AutoCAD SHX Text
A

AutoCAD SHX Text
U


200 E

(PUBLIC)

100 S.

153.83

EAST 180.83'

--—--—--—--—--—--—--—--—-?

7

150.00"

(PUBLIC)

CIRCLE D LLC

[1:046:0258

500°03'32°E 220.80'

- --_---.-_--_--_ D G GEEEEED G G GEEEEED G G D G G GEEEEED 6P G

PAGE COURT PLAT "A"

LOCATED IN THE SE I/4 OF SECTION 24, TLS, RIE, S.L.B.&M
ALPINE CITY, UTAH COUNTY, STATE OF UTAH

1 LANHAM

s 11:046:0259

NORTH 439.20'

51:255:0024

RIVER MEADOWS ESTATES

p ‘ Y -~
/
. /
. /
. /
. /
/
/
/
/
/
/
POLLAN
51:255:0025

NE COR SEC 25
T4S, R1E, SLB&M
ELEV = 4946.87 /

SURVEYOR'S CERTIFICATE

l ,D0 HEREBY CERTIFY THAT | AM A REGISTERED LAND SURVEYOR, AND THAT [ HOLD
CERTIFICATE NO. AS PRESCRIBED BY THE LAWS OF THE STATE OF UTAH. | FURTHER CERTIFY BY
AUTHORITY OF THE OWNERS, | HAVE MADE A SURVEY OF THE TRACT OF LAND SHOWN ON THIS PLAT AND DESCRIBED BELOW,
AND HAVE SUBDIVIDED SAID TRACT OF LAND INTO LOTS, BLOCKS, STREETS, OPEN SPACES, AND EASEMENTS AND THAT THE
SAME HAS BEEN CORRECTLY SURVEYED AND STAKED ON THE GROUND AS SHOWN ON THIS PLAT AND THAT THIS PLAT IS TRUE
AND CORRECT.

SURVEYOR SEAL
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. DESIGN CRITERIA FOR ELEVATION OF 5,000 FEET >

2. DESIGN CRITERIA FOR SNOW LOAD OF 45 LB/SF

3. THE INTERNATION FIRE CODE MAY REQUIRE FIRE
SPRINKLERS BASED UPON THE SIZE OF HOME AND FIRE
FLOW CAPACITY. A FIRE FLOW TEST MAY BE REQUIRED

AT THE TIME OF BUILDING PERMIT.

REQUIREMENT IS REDUCED BY 50%. DAY OF

L IF FIRE SPRINKLERS ARE PROPOSED THE FIRE FLOW APPROVED AS TO FORM THIS

APPROVAL AS TO FORM
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3450 N TRIUMPH BLVD SUITE 200
LEHI, UT 84043
(801) 756-7303

BOUNDARY DESCRIPTION

BEGINNING AT A POINT LOCATED NORTH 439.20 FEET AND WEST 0.45 FEET FROM THE NORTHEAST CORNER
OF SECTION 25, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE BASE AND MERIDIAN;

THENCE SOUTH 63°56'27” WEST 37.17 FEET; THENCE SOUTH 25°23'15” WEST 91.98 FEET; THENCE SOUTH
02°07'35” WEST 50.03 FEET; THENCE SOUTH 26°26'56” WEST 63.78 FEET; THENCE SOUTH 38°48'53” WEST 124.36
FEET; THENCE NORTH 314.54 FEET; THENCE ALONG THE ARC OF A NON-TANGENT 51.00 FOOT RADIUS CURVE
TO THE RIGHT A DISTANCE OF 128.37 FEET (CURVE HAVING A CENTRAL ANGLE OF 144°13'02” AND A CHORD
BEARS N08°54'43"E 97.07 FEET); THENCE ALONG THE ARC OF A 24.00 FOOT RADIUS CURVE TO THE LEFT A
DISTANCE OF 31.24 FEET (CURVE HAVING A CENTRAL ANGLE OF 74°35'06” AND A CHORD BEARS N43°45'19"E
29.08 FEET); THENCE ALONG THE ARC OF A 82.00 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 9.39
FEET (CURVE HAVING A CENTRAL ANGLE OF 06°33'45” AND A CHORD BEARS N03°10'54"E 9.39 FEET); THENCE
NORTH 00°05'59” EAST 37.37 FEET; THENCE NORTH 66°11'16” WEST 9.85 FEET; THENCE ALONG THE ARC OF A
NON-TANGENT 15.00 FOOT RADIUS CURVE TO THE LEFT A DISTANCE OF 23.52 FEET (CURVE HAVING A
CENTRAL ANGLE OF 89°50'08” AND A CHORD BEARS N45°01'02"W 21.18 FEET); THENCE NORTH 89°56'06” WEST
11.64 FEET; THENCE NORTH 27.07 FEET; THENCE EAST 180.83 FEET; THENCE SOUTH 00°03'32” EAST 220.80
FEET TO THE POINT OF BEGINNING.

AREA = 66,696 SF OR 1.53 ACRES

BASIS OF BEARING IS SOUTH 00°02'38" EAST ALONG SECTION LINE FROM THE NORTHEAST CORNER OF
SECTION 25, TOWNSHIP 4 SOUTH, RANGE 1 EAST, SALT LAKE AND MERIDIAN, TO THE EAST QUARTER
CORNER OF SAID SECTION 25. (NAD 27)

TABULATIONS
ZONE = TR 10,000
TOTAL AREA = 1.53 AC
AREA OF EXISTING ROADS = 0.11 AC
NET DEVELOPABLE AREA = 1.42 AC
AREA OF NEW ROADS = 0.32 AC
AREA IN LOTS = 1.10 AC
OPEN SPACE / LANDSCAPE 0.00 AC
NUMBER OF LOTS 3
DENSITY 1.96 DU/AC

SURVEYOR ENGINEER

A21115@

ENGINEERING

en

732 N. 780 W. AMERICAN FORK, UT. 84003
aztecengineering@gmail.com

CIVIL ENGINEERING
1018 N Deer Crest Lane
Alpine Ut, 84004
office (801)492-1277
cell (801)616-1677

OWNER'S DEDICATION

KNOWN ALL MEN BY THESE PRESENTS THAT WE, ALL THE UNDERSIGNED OWNERS OF ALL OF THE PROPERTY DESCRIBED IN THE
SURVEYOR'S CERTIFICATE HEREON AND SHOWN ON THIS MAP, HAVE CAUSED THE SAME TO BE SUBDIVIDED INTO LOTS, STREETS, OPEN
SPACE, AND EASEMENTS AND DO HEREBY DEDICATE THE STREETS AND OTHER PUBLIC AREAS AS INDICATED HEREON FOR PERPETUAL
USE OF THE PUBLIC.

IN WITNESS HEREOF WE HAVE HEREUNTO SET OUR HANDS THIS DAY OF ,AD. 20
OWNER DATE
OWNER DATE

ACKNOWLEDGMENT
STATE OF UTAH )

>
COUNTY OF UTAH )

ON THE DAY OF A.D. 20___ PERSONALLY APPEARED BEFORE ME THE SIGNERS
OF THE FOREGOING DEDICATION WHO DULY ACKNOWLEDGE TO ME THAT THEY DID EXECUTE THE SAME.

NOTARY PUBLIC

NOTARY FULL NAME A NOTARY COMMISSIONED IN UTAH.

COMMISSION NUMBER MY COMMISSION EXPIRES

ACCEPTANCE BY LEGISLATIVE BODY

THE CITY COUNCIL OF ALPINE CITY, COUNTY OF UTAH, APPROVES THIS SUBDIVISION AND HEREBY ACCEPTS THE DEDICATION OF
ALL STREETS, EASEMENTS, OPEN SPACES, AND OTHER PARCELS OF LAND INTENDED FOR PUBLIC PURPOSES FOR THE
PERPETUAL USE OF THE PUBLIC THIS DAY OF AD. 20

ATTEST
MAYOR CARLA MERRILL CLERK - RECORDER

(SEE SEAL BELOW)

APPROVED

CITY ENGINEER

(SEE SEAL BELOW)

PLANNING COMMISSION APPROVAL

APPROVED THIS DAY OF , AD. 20 ____BY THE ALPINE CITY PLANNING COMMISSION.

DIRECTOR - SECRETARY CHAIRMAN, PLANNING COMMISSION

PAGE COURT PLAT "A"

LOCATED IN THE SE I/4 OF SECTION 24, TLS, RIE, S.L.B.&M
ALPINE CITY, UTAH COUNTY, STATE OF UTAH

SCALE: I'=_30  FEET

05/19/2026

CITY ENGINEER SEAL CITY RECORDER SEAL COUNTY INFORMATION



AutoCAD SHX Text
N

AutoCAD SHX Text
ADDRESS TABLE

AutoCAD SHX Text
LOT #

AutoCAD SHX Text
ADDRESS

AutoCAD SHX Text
N


(e -BEN o) NNV, I SNRUS I O B

AP P, PA DD P D WWLWLWLWWWLWWWLWWNNDNDNDDNDNPDNDDNNDDND === ==
O 0 1IN N Hh WO, O OVWXIANNPA WO, OOV NPE LW, ODOXOINND WD~ OO

ALPINE CITY PLANNING COMMISSION MEETING
Alpine City Hall, 20 North Main, Alpine, UT
March 31, 2026

I. GENERAL BUSINESS

A. Welcome and Roll Call: The meeting was called to order at 6:00 p.m. by John MacKay.

The following were present and constituted a quorum:

Chair: Alan Macdonald

Commission Members: Michelle Schirmer, John MacKay, Troy Slade, Susan Whittenburg
Excused: Jeff Davis, Greg Butterfield

Staff: Ryan Robinson, Marla Fox, Jason Judd, Heidi Smith

Others: Laura Dahl, Eliot Jacobsen, Kristin Eberting, Phill Williamson, Annie Williamson, Catherine
Johnston, Steve Sorensen, Kim Sorensen, April Cooper, Mr. Cooper, Cori Fabian, David Fabian, Will
Jones, Analisa Thomas, Karl Naegle, Grant Flygare, Diana Flygare, John Nash, Angelica Nash, Laura Lope,

Brenda Webb, Layne Webb, Craig Skidmore

B. Prayer/Opening Comments: Susan Whittenburg
C. Pledge of Allegiance: Michelle Schirmer

II. REPORTS AND PRESENTATIONS
None

1. ACTION ITEMS

A. Action Item: Approval for the Reconstruction of Non-Conforming Building
480 East 100 South

Ryan Robinson said the applicant, Cori Fabian, purchased the property at 480 East 100 South.
There was a home and two other accessory buildings on the property that have since been
demolished. The owner has applied for a building permit to construct a new home. Pursuant to
Alpine Development Code 3.22.070, a non-conforming building may be reconstructed on a lot
subject to prior approval of the City Council, after recommendation from the Planning
Commission and compliance with several conditions. The reason for the non-conforming
status of the home that existed on the property is that it was located on a 8,150 sf property
with 80 feet of frontage in the TR-10,000 zone.

The conditions outlined in 3.22.070 are as follows:

3.22.070 Extension (Enlargement) And Reconstruction of Non-Conforming
Buildings; Conditions

A non-conforming building or structure or a building housing a non-conforming
use may be extended or enlarged or reconstructed, subject to the prior approval
by the City Council, after recommendation of the Planning Commission and such
compliance with the following:

1. The proposed extension or replacement shall be located entirely on the

same lot or parcel as the present non-conforming structure and will

conform with all current setback and location requirements.

PC March 31, 2026
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2. The applicant shall submit a detailed site plan showing the location of
existing and proposed structures on the site and in the vicinity, existing lot
boundaries, roads, driveways, parking areas, utilities and other significant
features on the site and in the immediate vicinity.

3. A finding made by a majority vote of the Council that:

1. The proposed enlargement or extension will not significantly alter

the character of the building or use or its impact upon the area.

2. The building or use, if extended, will not have the effect of

diminishing the value of property or the quality of living

environment of adjacent properties.

3. The proposed enlargement will not significantly increase the

number of vehicles or pedestrians, or result in the establishment or

increase of a safety hazard to the area.

4. The proposed enlargement will not result in the establishment of a

condition incompatible with the neighborhood area and the stated

objective of the zone in which it is located.

The Council may attach such conditions to its approval as are necessary to
adequately protect the property and uses in the surrounding territory and the
intent of the zone, including but not limited to, the providing of off-street parking
access ways, landscaping features and additional setback of structures.

Porches and external covered stairs shall be permitted within setbacks so long as
they do not extend beyond the original setbacks of the non-conforming structure
(i.e. the setbacks from the time of the original build), and may be approved at a
staff level.

Ms. Fabian has provided a site plan for a new home that meets the current location and
setback requirements of the zone. In making their recommendation to the City Council,
the Planning Commission could consider the same list of findings outlined for the City
Council in 3.22.070.

Staff recommend that the Planning Commission consider recommending to the City
Council the allowance for the reconstruction of a home at 480 East 100 South.

Susan Whittenburg said she was curious about the height of the home. Ryan Robinson said they
are only asking for non-conforming because of the lot size. They would still have to get a
building permit and meet all the requirements for setbacks and height that we have in place. He
said we measure from the average finished grade to the midpoint of the roof and couldn’t exceed
34 feet.

MOTION: Planning Commission member Troy Slade moved to recommend approval of the proposed site
plan for reconstructing the home at 480 East 100 South as per the submitted site plan.

Susan Whittenburg seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion
passed.

Ayes: Nays: Excused:
Michelle Schirmer Jeff Davis
John MacKay Greg Butterfield
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Troy Slade
Alan Macdonald
Susan Whittenburg

B. Public Hearing: Three Falls Subdivision Plat H Amendment and Exceptions for a Lot with
Five Sides
Applicant: Property Owner
Project Location: Lots 47, 48, & 49 of Three Falls Subdivision
Zoning: CE-5 Zone.
Acreage: Approximately 11.29 Acres.
Request: Recommend approval of the plat amendment and an exception for a lot with five sides.

SUMMARY

The property owner is petitioning the Planning Commission and City Council for a plat
amendment to lots 47, 48, & 49 of the Three Falls Subdivision. The desire is to combine lots 47
and 48, to swap land between public open space, private open space and private property, and an
exception granted for a lot with more than five sides. In order to do so, a plat amendment is
required which involves Public Open Space. Any modification/disposal of Public Open Space
and exception to a lot with more than five sides requires a recommendation from the Planning
Commission and approval by the City Council. Specifically, the open space modification will
require a super majority vote of the City Council (ADC 3.16.040.2).

BACKGROUND

The owner of the three lots built a fence on what was assumed as the edge of lot 47. After the
fence was constructed, it was determined the fence was in fact within public open space. To
save the fence in its existing location the applicant determined an adjustment of the owner’s lots
could be made by swapping private land and private open space to public open space. This land
swap does not reduce the amount of public open space within the Three Falls development.

Lot 49 is an existing odd shaped parcel with eight sides. With the lot line adjustments to address
the fence i1ssue, lot 49 will be adjusted to have six sides. Any lot with more than five sides needs
an exception recommended by Planning Commission and approved by City Council.

THE PROPOSAL/REQUEST
The developer and property owner have submitted the following proposal which is all reflected
on the attached plat amendment:
1. The City deeds some of its public open space (by plat amendment) from public open
space to the Owner.
2. The Three Falls Development deeds private open space (by plat amendment) to the
Owner and to the City.
3. The Owner and Development deeds property to public open space (by plat
amendment).
4. The plat amendment will also combine the adjusted lot 47 and lot 48.
5. The Owner/Development would pay for the plat amendment, combine the lots for the
property owner, and have it recorded with the county.

PC March 31, 2026
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Ryan Robinson said we need the Public Hearing because we’re doing a land swap that includes
disposing of public property.

STAFF RECOMMENDATION

Jason Judd said the engineer got back to us late and said within the city you can’t have a lot with more than
15% of the lot with a slope greater than 25%. He showed on the map the area where if combined, it will be
over that 15%. Due to slope issues exceeding city code, staff recommendation would be to table this until
we can get this worked out. He said on the five-sided lot, staff recommendation is okay on that, but to
make that happen, everything else needs to be figured out first.

John Mackay said the fence in question is in the aqua blue area. Jason Judd said it is up at the top in the
dashed green area that is causing the slope issue.

Jason Judd said lots 47 and 48 were combined and a home was built there. He said we are fine with the
sides because we’re not counting the frontage. John Mackay asked why we care about lot 49 then. Jason
Judd said because that is where the land swap takes place.

John MacKay said the issue is that we can’t turn a legal lot into a non-conforming lot and that happens
when the slopes are beyond the limits.

Steve Sorenson, lot owner, asked if the slope issue is on Lot 47 or Lot 49. Jason Judd said it is on Lot 47.
When the lot is combined, it will push it over 15%. Mr. Sorenson asked why we are tabling this when the
home is built. Jason Judd said it doesn’t meet our code and we can’t approve it. John MaxKay said
anything that doesn’t meet code, Planning commission has to recommend denial. It would still go to City
Council but would go with a denial.

Jason Judd said because we’re swapping the lots with public open space, that’s why it’s at Planning
Commission. Ryan Robinson said this would also have to come through Planning Commission if the land
swap created more than five sides. Jason Judd said correct, and that’s lot 49.

John MacKay said swapping out for the green area adds two more sides to those lots. Jason Judd said
when you’re doing the five-sided lot, we don’t count the frontage. John MacKay asked what the solutions
are for the grade issue. Jason Judd said he didn’t know if there was one. The engineer said they would
look into it and go back out and survey it more, but we’re just going off what we have today.

Susan Whittenburg asked if the survey is all we’re waiting for and what is the staff recommendation.
Jason Judd said he reached out to the engineer a week ago and just got his review back today. He said
from all the data now, it doesn’t work. It would be going from a 14% grade to 24% overall with the lots
combined. He said he thinks we should table this until we can get this worked out, and it may come back
and not work at all, or it comes back and it’s great.

John MacKay opened the Public Hearing.

Will Jones, developer, said by accident, open space got fenced into lot 47. He said we don’t want
that area anyway because it’s steep enough that it’s taking a 14% lot and putting it in 20 plus
percent and it’s a piece of ground that’s not important. He said he can’t see how there are more
than five sides on lot 49 because we’re giving away ground that would have made it more. He said
that lot is acting as a five-sided lot and we aren’t adding more sides to it. Jason Judd said it is a
little over five sides. Will Jones said every lot in Three Falls has more than five sides because they
are large lots and we adjusted them a little bit to not create slope issues; that’s why the lines are so
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jagged. He feels like we can work something out on the slope. He said he feels like when it is
surveyed, they’ll be able to come back with a good thing.

John MacKay closed the Public Hearing.

MOTION: Planning Commission member Michelle Schirmer moved to recommend that the proposed
Three Falls Plat H Subdivision be Tabled based on the following:

1. An engineers report to make sure that this will fall within the city code, that no more than 15% of

the lot can be greater than the 25% slope.

2. Make sure that in the land swap process the city is at least getting even or winning in the process of

that land swap, that we’re getting better, more usable land for the city.

Steve Sorensen said if we’re going to do a land swap, the city has to come out better, which they are. He
said the city is ending up with more land in the end. He said it’s better for the city; it’s more usable land,
it’s flat land adjacent to the retention pond.

Troy Slade seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion passed.
Aves: Nays: Excused:
Michelle Schirmer Jeff Davis
John MacKay Greg Butterfield
Troy Slade
Alan Macdonald
Susan Whittenburg

C. Public Hearing: Smooth Canyon Subdivision Phase 2
Applicant: Patterson Homes
Project Location: Approximately 1000 South 1100 East
Zoning: CR-20,000 Zone
Acreage: 13.84 Acres
Lot Number & Size: 23 lots ranging from 0.46 acres to 0.52 acres
Request: Approve Preliminary Plan

SUMMARY

The Smooth Canyon Subdivision Phase 2 consists of 23 lots on 13.84 acres, with lots ranging
from 0.46 acres to 0.51 acres in size. The development is located at approximately 1000 South
1100 East, and in the CR 20,000 zone. Based on DCA 4.04.010, Planning Commission is the
Land Use Authority for any Preliminary Subdivision Application. The application is for
preliminary approval.

BACKGROUND

Smooth Canyon Phase 2 is on approximately half of two separate parcels of land which border
Highland City. There are stubbed road connections on both east and west sides of the
development. No connections will be made to Highland City with this development. It is
anticipated that another phase of Smooth Canyon would eventually be developed to the south of
Phase 2.
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ANALYSIS

Lot Width, Area, and Shape

The proposed lots meet the minimum requirements for the zone, with the smallest lot being
20,017 square feet or 0.46 acres in size. Lot width requirements for the CR-20,000 zone are 110
feet for a standard lot as measured at the 30-foot front setback line, and 80 feet when lot abuts
upon a cul-de-sac.(DCA 3.04.060). All proposed lots appear to meet the width requirement. As
far as lot shape is concerned, all lots meet the numbers of sides allowed; five or less sides,
excluding the front property line.

Use
The developer is proposing that the lots be used for single-unit detached dwellings which is
consistent with the permitted uses for the CR-20,000 zone.

Trails

The Trail Master Plan shows a planned trail connection through the property connecting the
Smooth Canyon Park trail system to the trail system on the southeast corner of the City. The
proposed preliminary plan shows trails or trail connections to Smooth Canyon Park and to Forest
Service land to the east.

General Plan

The Transportation Master Plan Map (TMPM), as part of the City General Plan, shows a
connection between Alpine City and Highland City south of this location. The proposed plan
complies with the General Plan.

Other
The developer will need to provide Alpine Irrigation Company water shares to satisfy the City’s
water requirements. The water policy will need to be met before the final plat can be recorded.

REVIEWS

PLANNING AND ZONING DEPARTMENT REVIEW

The analysis section in the body of this report serves as the Planning and Zoning Department
review.

LONE PEAK FIRE DEPARTMENT REVIEW
Lone Peak Fire Department will review prior to Commission meeting

HORROCKS REVIEW
Horrocks reviewed a previous submittal for this project.

ENGINEERING AND PUBLIC WORKS DEPARTMENT REVIEW

Streets and Right-of-Way

All frontage is shown to be improved with curb/gutter and sidewalk per Alpine City Standards.
Roadway widths and cul-de-sac also meet city code.

Street grades meet current code with a minimum of 1% slope (DCA 4.07.090.2). The road
grades shown are between 0.50% & 0.94%.

Utilities - General
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Each utility system will be discussed in more detail below but in general, the development fits
well within the city’s adopted master plans; no issues regarding utilities were noted. Horrocks
reviewed and approved a previous submitted plan for culinary water, pressurized irrigation, and
sewer. For culinary waterline sizing, Horrocks had the following comment for the developer to
consider: “Fire flow available in the area surrounding the proposed improvements should be
over 1750 gallons per minute at 20 psi for the proposed lines. If developer wishes to have
greater fire flow for larger homes then water line should be looped to the east or a larger size
installed to Healey Drive on High Bench road.”

Utilities — Culinary Water

The subdivision is well below the 5,350-foot elevation, which is the highest elevation the
existing water system can serve and still provide the minimum 40 psi required by ordinance.
The culinary water master plan does not call for the need to upsize any mains within the
development area but as noted in the Horrocks review, if the developer wishes to have greater
fire flow for larger homes (larger than 4,800 sf), lines bigger than 8-inch would need to be
installed. Staff will work with the developer to see what their desires are in terms of home sizes
for the area.

1-inch laterals with %-inch meters are required, and shown, for each new lot.

The Fire Chief will review plans prior to Commission meeting and prior to final plan approval.

Utilities — Pressurized Irrigation

Horrocks modeled the site and found no issues regarding the proposed development in terms of
pressurized irrigation. The development can be served by the existing 8-inch main in High
Bench Road. New 1-inch laterals are shown to be installed for each new lot. There is one
existing 2-inch service that will be required to be removed and capped at the main line

Utilities — Stormwater

The storm water system design and drainage report has been submitted, reviewed, and approved.
The storm water system consists of six sumps that will retain the 100-yr (1% Annual Chance)
storm. Each lot within the development will also be required to retain the 80w percentile storm
on its lot. All stormwater from this development will be retained onsite.

March 1, 2016, the State of Utah implemented into the General MS4 Permit (Small Municipal
Separate Storm Sewer Systems) the requirement of all developments to evaluate Low Impact
Development (aka - LID) for their site. LID is a measure of handling storm water and improving
water quality. LID emphasizes conservation and the use of on-site natural features to protect
water quality. There are many ways to meet the LID requirement. LID can be met by the use of
drainage swales, rainwater harvesting, curb cuts to direct water to smaller local basins, and so on.
The developer shows in the storm water calculations that LID will be implemented at the
building permit level with each new lot retaining the 90th percentile storm, which equates to
about a 2-year, 1-hr rainfall event for Alpine City. Recently, the state changed this requirement
from the 90 percentile storm to the 80w percentile storm event. Retention of the 80w percentile
storm is something Alpine is doing for all new homes within the city as required by the State.
This is not just done as a measure of protecting water quality but also helps protect against runoff
from one property to another.

Utilities — Sewer
The development can be served and is shown to connect to the existing 8-inch sewer system in
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High Bench Road. All lots are shown to gravity flow to that main line. The sewer master plan
does not show the need to upsize any mains within the development. A new 4-inch sewer lateral
is shown to be constructed to each new lot.

Geotechnical Report
The provided geotechnical report covers the standard items required by ordinance. No hazards
were noted in the report or discovered in the process.

Hazard Reports

The proposed development does not fall within the Geologic Hazards Overlay Zone or the
Urban/Wildland Interface and therefore no hazard reports were required of the developer.
Other

There are some minor redlines to correct on the plans.

Ryan Robinson said this subdivision will not connect into the Highland City side. He said we
are having a Public Hearing on this because it has come back with a few changes. Susan
Whittenburg said when this came before, we had a lot of pushback from Highland residents and
asked if the road connecting to Highland City would ever happen. Ryan Robinson said it could
connect at a later phase in the future if both parties want it, but we’re not looking at that now.
Susan Whittenburg said all the traffic will come down High Bench or Healey Blvd. Ryan
Robinson said that is correct. Michelle Schirmer sked why two of the lots had a different name.

John MacKay opened the Public Hearing.

Ken Berg, resident and developer, said the entire parcel is controlled by his client, and those two
lots just got entered under a different name. He said Phase 3 will almost be a mirror of this one,
just further to the south.

John MacKay asked if there had been any further discussions with the City of Highland? Ken
Berg said no and the last time we did it, Highland did a study with UDOT with a big road going
down through. Now Central Utah has bought the gravel pit so that has gone away. He said they
will just meet Alpine City’s Master Plan that says you connect the road.

John MacKay closed the Public Hearing.

Michelle Schirmer said the only thing that seemed undecided was the water with the fire
suppression system. She asked if this was anything we needed to worry about. Jason Judd said
staff will work with them on sizing to see if they need sprinklers or not. He said we’re still
working through some of that but are not too concerned about what’s there.

STAFF RECOMMENDATION
Review staff report and findings and make a motion to approve or table the proposed
subdivision. Findings are outlined below.
Findings for a Positive Motion:
A. The proposed plan complies with the TMPU, TMPM, General Plan, design standards and
ordinances;
B. There are no geologic hazards of concern;
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C. Utility connections fit well within the master plans for the area
D. The plan requires no exceptions to ordinance.

MOTION: Planning Commission member Susan Whittenburg moved to approve the Preliminary
application of Smooth Canyon Phase 2 as proposed.

Troy Slade seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion passed.
Aves: Nays: Excused:
Michelle Schirmer Jeff Davis
John MacKay Greg Butterfield
Troy Slade
Alan Macdonald
Susan Whittenburg

D. Public Hearing: Main Street Plan

BACKGROUND INFORMATION:

The Alpine City Main Street and Gateway Corridors Small Area Plan provide a
long-term framework to guide land use, transportation, urban design, and redevelopment
along Main Street and the City’s primary gateway corridors. The plan focuses on
improving traffic safety, multimodal mobility, and public spaces while preserving
Alpine’s small-town character and supporting thoughtful economic development.

The Planning Commission has decided to break the plan into sections and provide
comments/feedback instead of reviewing the entire plan at once. Another public hearing
will be held once the chapters pertaining to the Planning Commission have been
reviewed before a recommendation is made to the City Council.

Ryan Robinson explained that we were awarded a grant from (MAG) Mountainland Association
of Governments a little over a year ago to create a Small Area Plan. This area encompasses Main
Street, and the Gateway Corridor which is Westfield, Alpine Highway, and Canyon Crest. It is a
little over a hundred-page document with some great pictures. He said we’ve had a couple of
open houses and hired a consultant to help with this. They’ve come multiple times to get
feedback with the open houses and surveys with feedback from the residents to see what they
want this area to look like.

Ryan Robinson said when most towns develop, they develop a Main Street. Alpine didn’t have
that and over the last ten years have been trying to build some standards, so we have something
uniform to go off when building Main Street.

Over the last several meetings, the Planning Commission has reviewed the sections of the draft
plan that pertains to the Planning Commission and Gateway Historic Committee. The consulting
firm gives us three rounds of edits that they will do as part of their contract. Edit one was a
steering committee made up of City Council members and residents. The second edit will be
taking all the motions to the consultant to review all the edits. Then it will be sent to the City
Council for review. They can make some edits before it is sent back to the consultants for one
final round of review from them.

PC March 31, 2026



0N N kW~

NS T NG T NG T NG T NG T S e e e e T e T Y Gy Sy
A LWL, OO INNRA WD~ OO

N
(V)]

(NS SR \®)
[©<BEN o)

29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48
49

10

Ryan Robinson said this is a vision document and is meant to be a planning tool to help the city
over the duration of this plan. This is to say we’ve studied and done our homework, and this is
the direction we want to go in as a community. He said this will not be written code and it can
be changed and amended. It is just a guiding tool for the Planning Commission and City Council
as things come in for Main Street and the Gateway area. He said this is not changing zoning or
changing code, it is just to help with decision making because we now have a vision.

The following motions were made pertaining to each section:

MOTION: Planning Commission member Michelle Schirmer moved to recommend Tabling the Main
Street Corridor Gateway Historic District
Design Standards until a future compilation, with these conditions:

1. The building style be defined as Utah Historic Traditional.
2. Secondary materials be removed, limiting allowed materials to red brick, wood, and black-
framed windows.

MOTION: Planning Commission member Troy Slade moved to recommend Tabling the
Implementation Matrix of the Main Street Gateway Corridor Small Area
Plan, with the recommendations proposed:

1. Remove Map Priority View Corridors and replace it with: Preserve

Open Space and Agricultural Views along Alpine Highway.

2. Remove the first two lines in the Operations and Safety Section,

Remove raised median by Mountainville Academy.

3.Remove construction of a mini roundabout at 1st South and Main
Street.

MOTION: Planning Commission member Michelle Schirmer moved to Table the
Main Street & Gateway Corridor Master Plan: Traffic Management Plan
until a future meeting with these recommendations:

1. Reduce Main Street speed to 25 mph.

2. Temporary no left turn during school drop off and pick up.

3. Use temporary bollards instead of a permanent median for traffic safety.

4. No roundabout at 120 South.

5. Lower Canyon Crest to 30 mph before adding other traffic calming

measures.

6. Prioritize Roundabout at Ridge Drive and Canyon Crest.

7. Work with UDOT to lower speed on Alpine Highway.

MOTION: Planning Commission member John MacKay moved to recommend
Tabling the proposed Main 13 Street & Gateway Corridor Master Plan with
these recommendations:
1. Extend the residential area to the southeast area south of the
roundabout.
2. Remove any language that identifies mixed use residential/commercial
in the field. That area should be used as a flex housing area for mixed use
housing like senior housing, and smaller homes, and extend the area
farther to the north up to the Art Center.
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3. Preserve agricultural and open space as identified as linear park.
4. Language not consistent with residential be deleted from the Character
areas of The Field.

Once the public hearing is again held tonight, any additional recommendations should be
included in the motion to approve or deny the proposed draft to the City Council. Staff
will send all the proposed changes to the Consultants for changes before a draft is heard
by the City Council.

GENERAL PLAN REFERENCE:

1 .Encourage and maintain a safe, convenient and inviting atmosphere for
pedestrians within commercial areas by applying the Gateway Historic District
Design Guidelines. (Policyl.4 page 5)

2. Preserve and beautify the three gateways into the City so that it is clear that you
are entering Alpine. (Policy 1.5 page 5)

3. Land zoned as B - C (Business Commercial) shall consist of professional office,

retail and other commercial uses serving the community and situated within an
environment which is safe and aesthetically pleasing. Limited residential shall be
perniitted as set forth in the Alpine City Development Code. (Policy 2.2 Page 7)

Land zoned as TR - 10,000 (Town Residential — 10,000 square foot minimum lot

size) shall include the area generally located within the originally settled town
center of Alpine that is considered appropriate for higher density residential
development. (Policy 2.3 page 7)

4. Land zoned as CR - 20,000 (Country Residential — 20,000 square foot minimum lot

size) shall include, but is not exclusive to, traditional agricultural land and land
located at a lower elevation that is considered appropriate for medium density
residential development. These areas should provide for the perpetuation of the
rural and open space image of the City. (Policy 2.4 page 7)

5. Land zoned as CR - 40,000 (Country Residential — 40,000 square foot minimum lot

size) shall include, but is not exclusive to, land generally located around the
periphery of the City center considered appropriate for low density residential
development. These areas should provide for the perpetuation of the rural and
open space image of the City. (Policy 2.5 page 7)

The Gateway Historic District Overlay Zone should maintain a high character of
community development by regulating the exterior architecture characteristics of
structures that are developed in the center of Alpine City (See Gateway Historic
District Design Guidelines). (Policy 3.1 page 9)

7. Promote safe and efficient traffic circulation by following the Street Master Plan.
Pedestrian safety shall also be a key focus of the traffic circulation plan. (Policy
1.1 page 12)

2. Promote the use of roundabouts or other traffic flow options to prevent the need

for stop lights therefore maintaining the historic small - town rural atmosphere.
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(Policy 1.5 page 12)
3. Seek to attract stable retail businesses that will stimulate economic growth and
attract other likeminded businesses to the community. (Policy 1.2 page 28)

4. Seek to attract new low - impact businesses that fit the character and scale of
Alpine City. (Policy 1.3 page 28)

Ryan Robinson said we’re grateful to (MAG) Mountainland Association of Governments for
helping fund part of this.

John MacKay read through the past four motions with recommendations. He said they went
through the plan on a line-by-line basis and came up with a few things they thought would
enhance the plan.

1. There was language in there that said, map priority view corridors and we suggested
replacing it with, preserve open space and agricultural views along Alpine Highway.

2. The plan recommended a mini-round-about between the current round-about and

Mountainville Academy. We suggested removing that round-about and to remove the

language that asked for a raised median to create a turning lane at the school.

We recommended reducing the speed limit on Main Street to 25 mph.

Create a temporary no left turn during school drop off and pick up.

Use temporary bollards instead of a permanent median for traffic safety.

SN kW

Lower speed limit on Canyon Crest to 30 mph before adding other traffic calming
measures.

Prioritize round-about at Ridge Crest and Canyon Crest.

Work with UDOT to lower speed on Alpine Highway.

00 =

John MacKay said the next section is a little more complicated. It has to do with the Gateway
and the Southwest part of town. The plan called for a mixed-use development for the Bangerter
property. He said the vision for that area would be to limit it to residential with no commercial
development there, and to bring that residential status all the way up to the Alpine Art Center and
go into the commercial area from there.

John MacKay said because the Bangerter property sits lower than the highway, we want to
preserve the views looking down in that area to create open space and part of that is to have a
nice, landscaped sidewalk linear park along the road. We want to keep any visual impairments
away. Language that’s not consistent with residential development be deleted from the character
areas of the field.

John MacKay said in the last meeting, we made a few recommendations with regard to the
design standards for the Gateway Historic District.

1. Define the architecture as Utah Historic Traditional.
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2. Secondary materials be removed limiting the allowed materials to red brick, wood,
and black framed windows,

John MacKay opened the Public Hearing.

April Cooper, resident, said she owns a house on Main Street and said she is very interested in
this plan. She said typically years ago people had their house thirty feet back and a driveway in
the front or a garage they would pull into. She said it feels like the city is designing this to put
the parking in the back, which she said is great. She said she grew up in a place called
Georgetown with a lot of town houses and beautiful architecture.

April Cooper likes the idea of having the buildings closer to the street, but right now in the town
center you have a fifteen-foot setback, but when you get to Main Street you have a twenty-foot
setback. She said if you have a twenty-foot setback and want parking in the back, it leaves the
building envelope so small then nothing will be able to be done with some of these little homes
on Main Street. She would like to see mixed use be allowed in the same building. Maybe an ice
cream shop or a barber shop on the bottom and a townhouse on top for a twenty-five-year-old
who can’t afford a house. She said we allow commercial and residential buildings on the same
lot, but not in the same building. She said she is waiting until the city allows them in the same
building.

April Cooper said she would like to see shops or a bakery closer to the street where there is a
door and windows. She said something like the storage units where you enter from the back,
should be pushed further off the road.

Laura Cope, resident, said she has an amazing view by Cascade Avenue and asked if that was
going to be blocked at some point. Michelle Schirmer said in the Master Plan this area will
remain residential and not commercial. Laura Cope asked how tall the houses could be. Ryan
Robinson said they would still have to follow the thirty-four-foot height from the average grade.

Analisa Thomas, resident, said she owns the property across the street from the city building on
Main Street. She said she would like Main Street to be walkable, cute and with fifteen-foot
setbacks. She said she is in the mixed area and would like to see townhomes above commercial.
She is concerned that retail space might not be able to support itself. The housing would help to
bring in money and to help create this look we want for Main Street to really give it a cute
European downtown look with bakeries and little shops.

Catherine Johnston, resident, asked about what the plans were for the Purple factory property.
John MacKay said it is privately owned we will look at the best use that the owners present. He
said we have seen a concept by developers that want to create condominium garages for high end
storage of collectible cars and that sort of thing. Ms. Johnston asked if their garages were not big
enough to store these things. John MacKaysaid that brings up another issue of people building
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outrageous garages, so it actually meets a need. He said it will be consistent, whatever happens
there, with our new design guidelines.

Ms. Johnston asked if it would be open to a Public Hearing because there are a lot of concerns
and wanted to know if there was no better vision for that area. John MacKay said it’s a pretty
ugly building that stands there now so we’re looking to improve the aesthetics here. Ms.
Johnston asked if we would consider getting outside help from university students coming to
take a look at this and give us different ideas.

John MacKay said this property is privately owned. Michelle Schirmer said this has gone to the
City Council and is sitting in their court right now. This would be the proper place to contact
your City Council members and speak with them.

Liz Mego, resident, asked for the details of Canyon Crest and the width of the road. Heidi Smith
showed a map of the area showing an example of one idea to have a T in the road. She said the
Planning Commission did not support this idea and instead said they were more leaning towards
the roundabout more. Ms. Mego was concerned about the width of the road. John MacKay said
the pictures are to show the intent to have bike paths and sidewalks that are walkable with three
lanes. One lane for each direction and a turn lane.

Ms., Mego said the road is pretty narrow and wanted to know how the city plans to do this.
Michelle Schirmer said the plan is to make a common use path that would be bike and pedestrian
friendly. Ms. Mego wanted to know where the space for this was coming from. John MacKay
said we are not planning that tonight, just gathering ideas. Michelle Schirmer said she had been
told that no land would be requisitioned from the homes there.

Karl Naegle, resident, said he supports the roundabout. He said he works in his yard a lot and
said about once a week he hears a crash because that intersection is just terrible. He said that
would slow the traffic down. Mr. Naegle said the new building materials would not match his
home, and John MacKay said Mr. Naegle was not in the Historic area so that wouldn’t apply to
him. He asked about the fence along his property and wanted to know if that would be improved
as part of this project. He said he maintains the fence and has put a gate in it but doesn’t know if
he owns it. He said he would like to see more details and done the right way. Ryan Robinson
said the design standards will not impact residential uses and are only for commercial.

Gary Cooper, resident, asked what this document does and if it changed any zoning. John
MacKay said it is a visioning document and will help us when projects come before us that
require rezoning; we’ll say, is this consistent with our vision in the Gateway areas? Mr. Cooper
asked if the Planning Commission had ideas for the area. John MacKay said we don not give
ideas to property owners. Mr. Cooper said his property on Main Street is an eye sore and he told
the city administrator he’s on board whenever the neighbors want to do something to make Main
Street look better. He said if we could do something with the setbacks, it would allow for some
progress. John Mackay said the neighbors should get together and come up with what their ideal
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is and bring it to us. Tell us what changes need to be made in the ordinances to allow something
like that to happen and we’ll try to accommodate them. Ryan Robinson said we have a Main
Street Committee that has been very involved with open houses, meetings, and getting feedback
from residents.

John Nash, resident, said he’s all for improving Alpine but doesn’t want to bring additional
traffic into town. He said we already have a lot of traffic on Main Street, and he’s concerned
about bringing in new businesses and the traffic that will create. He also asked where people are
going to park if new businesses come in. There’s only so much surface area and if there’s going
to be a bike lane, a walking path, sidewalk, and three lanes, where are people going to park? He
said that it forces people to park in the neighborhoods, which is not very pleasant when you live
there. He said he has to dart around kids running out and is concerned about safety.

John MacKay said the Planning Commission has been working on solutions by recommending
reducing speed limits. Michelle Schirmer said the fifteen-foot setback pulls the commercial a
little bit forward so we can have parking in the back.

John MacKay closed the Public Hearing.

Troy Slade said he feels like we have been thorough by breaking this up. He said he likes the
way we’ve approached it and discussed everything and said we have been complete in our
review of the things that we are responsible for.

Susan Whittenburg said she is anxious to get this to City Council because they’re going to want
to add some things. She said she loved the feedback from our citizens.

MOTION: Planning Commission member Alan MacDonald moved to recommend approval of
the proposed Main Street & Gateway Corridor Master Plan Draft, incorporating the revisions and
direction previously provided by the Planning Commission as contained in the motions that have
been prepared for us in the staff reports that are a part of the record that we have reviewed
tonight.

(From January 20, 2026, Meeting)

MOTION: Planning Commission member John MacKay moved to recommend
Tabling the proposed Main 13 Street & Gateway Corridor Master Plan with
these recommendations:
1. Extend the residential area to the southeast area south of the
roundabout.
2. Remove any language that identifies mixed use residential/commercial
in the field. That area should be used as a flex housing area for mixed use
housing like senior housing, and smaller homes, and extend the area
farther to the north up to the Art Center.
3. Preserve agricultural and open space as identified as linear park.
4. Language not consistent with residential be deleted from the Character
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(From February 3, 2026, Meeting)

MOTION: Planning Commission member Michelle Schirmer moved to Table the
Main Street & Gateway Corridor Master Plan: Traffic Management Plan
until a future meeting with these recommendations:

1. Reduce Main Street speed to 25 mph.

2. Temporary no left turn during school drop off and pick up.

3. Use temporary bollards instead of a permanent median for traffic safety.

4. No roundabout at 120 South.

5. Lower Canyon Crest to 30 mph before adding other traffic calming

measures.

6. Prioritize Roundabout at Ridge Drive and Canyon Crest.

7. Work with UDOT to lower speed on Alpine Highway.

(From February 17, 2026, Meeting)

MOTION: Planning Commission member Troy Slade moved to recommend Tabling the
Implementation Matrix of the Main Street Gateway Corridor Small Area
Plan, with the recommendations proposed:

1. Remove Map Priority View Corridors and replace it with: Preserve

Open Space and Agricultural Views along Alpine Highway.

2. Remove the first two lines in the Operations and Safety Section,

Remove raised median by Mountainville Academy.

3.Remove construction of a mini roundabout at 1st South and Main
Street.

(From March 3, 2026, Meeting)

MOTION: Planning Commission member Michelle Schirmer moved to recommend Tabling the
Main Street Corridor Gateway Historic District
Design Standards until a future compilation, with these conditions:

1. The building style be defined as Utah Historic Traditional.
2. Secondary materials be removed, limiting allowed materials to red brick, wood, and
black-framed windows.

Troy Slade seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion
passed.
Aves: Nays: Excused:

Michelle Schirmer Jeff Davis

John MacKay Greg Butterfield

Troy Slade

Alan Macdonald

Susan Whittenburg

PC March 31, 2026



0N N kW~

NSRS RN (S S I \O I ST \S BN S I S I \S R e o e e e e e
O 0 13N N A WD~ OOV WnN B W~ OO

17

IV. COMMUNICATIONS
Ryan Robinson said Caden Lyon is our new City Planner.
Thanks to Ryan Robinson for being a great Planner, we’ll miss you.

V. APPROVAL OF PLANNING COMMISSION MINUTES: March 3, 2026
MOTION: Planning Commissioner Troy Slade moved to approve the minutes for March 3, 2026

Michelle Schirmer seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The
motion passed.
Avyes: Nays: Excused:

Michelle Schirmer Jeff Davis

John MacKay Greg Butterfield

Troy Slade

Alan Macdonald

Susan Whittenburg

MOTION: Planning Commission member Susan Whittenburg moved to adjourn the meeting.

Michelle Schirmer seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The
motion passed.
Avyes: Nays: Excused:

Michelle Schirmer Jeff Davis

John MacKay Greg Butterfield

Troy Slade

Alan Macdonald

Susan Whittenburg

The meeting was adjourned at 7:52 p.m.
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ALPINE CITY PLANNING COMMISSION MEETING
Alpine City Hall, 20 North Main, Alpine, UT
June 2, 2026

I. GENERAL BUSINESS

A. Welcome and Roll Call: The meeting was called to order at 6:00 p.m. by Chair Alan
Macdonald. The following were present and constituted a quorum:

Chair: Alan Macdonald

Commission Members: Michelle Schirmer, John MacKay, Troy Slade, Susan Whittenburg
Excused: Jeff Davis, Greg Butterfield

Staff: Caden Lyon, Marla Fox, Jason Judd, Heidi Smith

Others:

B. Prayer/Opening Comments: Susan Whittenburg
C. Pledge of Allegiance: Troy Slade

II. REPORTS AND PRESENTATIONS
None

1. ACTION ITEMS

A. Action Item: Review of Five 12 Commercial Site Plan
Caden Lyon said The Five.12 Commercial Site Plan is proposed for the address of 170 S Main Street in

Alpine. The building is to support their ongoing operational needs and provide more space for their non-
profit ventures. The design proposed incorporates modern elements as well as more contemporary
materials.

The applicant has provided a site plan that overall meets the code requirements for §3.06 Business
Commercial Zone and §3.11 Gateway/Historic Zone. There is only a need to adjust the materials slightly
from any concrete to the materials that are permitted in the Gateway/Historic Design Guidelines. DCA
§4.07, 4.08, and 4.10 have also been evaluated and affirmed compliance.

More details from the applicant:

We are pleased to warmly introduce the construction of a new warehouse addition and parking lot for the
Five 12 foundation. Five 12 is a non-profit organization geared to helping feed children. Elementary
school students in the United States are going home from school on Friday and coming back to school
hungry on Monday. Five 12 provides weekend backpacks full of food for those students in need. This
new warehouse will increase the foundation’s capacity to reach more children.

Located at 170 S Main Street Alpine, Ut 84004, a 6000 sq ft building addition and site parking
improvements will be added to the lot that already includes the existing Five 12 distribution warehouse.
The proposed asphalt parking lot will have 88 regular parking stalls, 4 ADA stalls and an entrance from
South Main Street, ensuring easy access to community members and volunteers. From a utilities
perspective, a storm drain system and underground storm water holding chamber will be placed
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underneath the parking lot. A concrete pad for a proposed water tower will be located near that new south
main entrance. Additionally, light poles staged throughout the lot will provide ample lighting.

Caden Lyon said staff recommend this proposal be sent to the City Council with a positive
recommendation subject to the condition that the building materials meet the requirement of the Gateway
Historic Design Guidelines and twenty percent of the area be improved with landscape.

Alan Macdonald said he is aware of Nick Greer’s business and said it is amazing what they do. With
respect to the building, he said he sees materials that are dark and some concrete, white trim work around
the windows, and some wood or wood simulation and asked for more clarification on the materials.

Caden Lyon said there is cement fiber siding, which is painted, synthetic wood plank, metal roof, and
stucco. Alan Macdonald asked if there were any samples here tonight to look at. He asked about the off-
street parking ordinance and said the parking was a little unusual and asked about the future building next
to Main Street.

Caden Lyon said there is no issue with off-street parking and there is more parking for this building than
is needed.

Michelle Schirmer asked when the future building is built, will there be enough parking along with the
twenty percent landscaping. Caden Lyon said he would have to take a better look at their plan to see if it
met the twenty percent landscaping without including the part of the property saved for a future building.

Troy Slade said we should look at this for the current building they want to build and see if it meets the
ordinance. Later, if they want to build another building, they will have to meet the ordinance then as
well. As long as the applicant knows that now, they can plan for that in the future.

The Planning Commission had a discussion whether the property would have enough parking for all three
buildings. Michelle Schirmer said tonight we are just looking at parking for the original building and the
new building being proposed.

JD Heiner, Silver Fox Construction, said as they looked at the future phase, they built the parking for it.
He said this is a warehouse and doesn’t have a lot of employees, but they made sure it had ample parking.
On peak nights, there are about seventy volunteers, but a lot of them carpool.

Alan Macdonald said whatever they do in the future, it will have to comply with parking and landscaping
requirements. He said tonight, we are just looking at the application in front of us.

John MacKay asked if this is one lot or two. Caden Lyon said it is one lot.

Michelle Schirmer said we usually have a building built on Main Street with a parking lot in the back. Is
there a way we could put the landscaping along Main Street to buffer the parking area. She is concerned
that a new building may not be built for years.

JD Heiner said the city will get a nice-looking building with nice landscaping that will look better than it
looks today.
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Michelle Schirmer asked if the bollard and chain will remain in place. JD Heiner said for now it will stay
because they need parking for their volunteers and not school traffic. He said they do not want to spend a
lot of money landscaping the open dirt area, but they will keep it maintained.

John MacKay said part of the Gateway Historic is to have the area on Main Street look nice. He said
sprinklers will already be there, could they bring them up to Main Street to water grass on that corner or
at least rock it. The Planning Commission had a discussion about wanting Main Street to look good and
agreed with John MacKay to at least landscape a fifteen-foot-wide greenbelt.

Alan Macdonald said the Planning Commissions job is to apply the Gateway Historic Guidelines. He
read what the design criteria are, with building materials, street scaping, landscaping, etc. He said the
proposal as it currently exists calls for cement fiber painted, synthetic wood panels, and metal roof siding.
He said his issue is that the primary building materials that are encouraged are stone, brick, wood or
stucco and this building doesn’t seem to be using those materials.

JD Heiner said they are not married to this design and if the city wants brick, they can add brick. They
were just looking at materials that don’t need a lot of maintenance. He said they are flexible and will take
another look at the materials. Alan Macdonald said we are looking in the near future to use red brick,
wood accents, black framed windows, with some architectural elements to look a little more traditional to
compliment Alpine. He said it might be worthwhile to look at those materials because when they come
back to build the future building, these guidelines should be in place, and they may want both buildings to
be cohesive.

Susan Whittenburg said this is right on Main Street and we want it to look good. JD Heiner said this is a
warehouse so it’s a balancing act to make it look good and be cost effective. Alan Macdonald said this is
a unique application because you are choosing to build a warehouse on Main Street and it still needs to
meet the guidelines. He said we don’t have an industrial area or any other place this would go.

Susan Whittenburg asked if the applicant could bring back samples of the building materials.

MOTION: Planning Commission member John MacKay moved to table the proposed site plan for the new
Five 12 building at 170 S Main Street and asked the applicant to revise the design incorporating the
following:

1. Modify building materials to meet the Gateway Historic Design Guidelines with those being
the use of stone, brick, wood or stucco.

2. Modify the future building site on Main Street to reflect a fifteen-foot setback landscaping
concept that would be used during an interim period.

Troy Slade seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion passed.
Avyes: Nays: Excused:
Michelle Schirmer Jeff Davis
John MacKay Greg Butterfield
Troy Slade
Alan Macdonald
Susan Whittenburg

IV. COMMUNICATIONS
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Alan Macdonald said as we work on the small area design, we will tighten it up as we go along. We’ve
talked about an architectural concept of Utah Traditional and maybe we could work with an architect to
come up with the right language. He said we could build a file with pictures of buildings we think would
fit this image. He showed some slides of examples of buildings that may be on the right track with the red
brick and some architectural design details with black window package, awnings and overhangs on the
doors and windows.

Caden Lyon said the small area plan is a guiding document and an ordinance would need to be put in place
with specifics.

V. APPROVAL OF PLANNING COMMISSION MINUTES: May 5, 2026
MOTION: Planning Commissioner Michelle Schirmer moved to approve the minutes for May 5, 2026

Susan Whittenburg seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion
passed.

Avyes: Nays: Excused:
Michelle Schirmer Jeff Davis
John MacKay Greg Butterfield
Troy Slade
Alan Macdonald
Susan Whittenburg

MOTION: Planning Commission member Susan Whittenburg moved to adjourn the meeting.

Troy Slade seconded the motion. There were 5 Ayes and 0 Nays (recorded below). The motion passed.
Ayes: Nays: Excused:
Michelle Schirmer Jeff Davis
John MacKay Greg Butterfield
Troy Slade
Alan Macdonald
Susan Whittenburg

The meeting was adjourned at 7:22 p.m.
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ALPINE CITY PLANNING COMMISSION / CITY COUNCIL WORK SESSION
Alpine City Hall, 20 North Main, Alpine, UT
June 3, 2026

I. GENERAL BUSINESS

A. Welcome and Roll Call: The meeting was called to order at 3:00 p.m. by Planning
Commission Chair Alan Macdonald. The following were present and constituted a quorum:

City Council Members: Chrissy Hanneman, Andrew Young, and Jessica Smuin on Zoom
Planning Commission Chair: Alan Macdonald

Planning Commission Members: Michelle Schirmer, John MacKay

Staff: Shane Sorensen, Caden Lyon, Marla Fox

Others: Chad Littlewood, Chase Hatheway, Seth Jones, Preston Reading, Ryan
III. ACTION ITEM

A. Action Item: Finalization of Alpine Fire Station Addition/Remodel Exterior Design
Alan Macdonald opened the meeting and said the Planning Commission would like to see some changes
made to the design of the Fire Station.

Shane Sorensen said the site plan was approved by the City Council for the fire station with these conditions:

1. A landscape plan will be provided before installation.
The exception to the setbacks for parking be allowed.

3. The exterior design be reconfigured in congruence with the Planning Commission and the Main
Street Guidelines.

Sirq said they carry a contingency for changes that are included in the bid. This is the city’s building so
now is the time to make those changes. He said their hope is to come to a conclusion so they can get started.
If square footage is removed, then the price can go down, but if it is a change order, the price never goes
down and is just the nature of the process.

Shane Sorensen said the mayor said there’s been some concern expressed by a donor about design changes
being made. The donor has committed $250,000 based on the design that was presented to him, and he
doesn’t like the proposed changes.

Jessica Smuin said those changes were the iterations to this final design that we are all leaning into and
were iterative and not for public consumption and part of a process to get to where we were today. She
said she’s not sure the donor has seen our latest iterations. Chrissy Hanneman said we had the design option
in the agenda and it was public and what we looked at, to clarify.

Alan Macdonald said subject to timeline, the contracting process, and the desire not to disrupt the
guaranteed matching price GMP, our suggestions were based on the likely forward look of a more
traditional red brick type style building in Alpine. We would have liked to see more red brick on the fire
station. He said what we don’t know is if there’s less stucco and more brick, does that change the timeline
and the contracting process. Michelle Schirmer said the faux wood has come up again in the Five 12
building and that’s where you’re putting the Planning Commission in a hard spot because with the current
guidelines, faux wood is not allowed, and in future guidelines they’ll be even tighter. If the city uses faux
wood, then everybody is going to want to start using it.
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Alan Macdonald said he saw an iteration from Sarah Blackwell along the lines of what Planning
Commission would like to see. He said it boils down to the use of more traditional materials in a more
architecturally attractive application and asked if we could make changes without it costing more money
and stay on time. John MacKay said he anticipates that our ordinance for the Main Street small area is
going to get more rigorous, not less. He said it is very difficult because we have applicants coming in that
we want to point in the right direction.

Chrissy Hanneman said it will put the city in a difficult position if we allow the faux wood on our own
building, but not future buildings by others.

Alan Macdonald said we are just trying to firm things up going forward. He said he would like to make
some changes now to give the fire station a timeless look. Chrissy Hanneman said there is no way to make
a change order and not incur charges.

Jessica Smuin said faux wood is $65 a square ft and the brick veneer is $24 a square foot. Alan Macdonald
said the brick is about a third of the cost.

Chad Littlewood said the GMP gets frozen in time and the change order costs or credits get added later.
The risk you take is that is no longer a competitive market, but the entire GMP will not be looked at, just
the part you are changing. Sirq said there is a contingency fund included in the cost that could be used for
the change order.

Sirq said we need to look at timeline changes. If you build in the winter, cost could accrue, and asphalt
needs to be laid.

Chad Littlewood said his timeline depends on the changes, because plans need to be revised and he doesn’t
know how long that will take.

Chrissy Hanneman said if this is going to be overly timely or overly costly, we can’t go in this direction.
Sirq said their concern is to get the asphalt laid. Jessica Smuin said there won’t be any changes in the
concrete.

Caden Lyon showed a picture of the fire station showing more red brick, black window trim and a change
to the roof. Chad Littlewood said they were required to use a thin brick. He said he would recommend a
heavier brick which would increase the depth of the walls and need structural ledgers on the windows. If
you went with the thin brick, the plan could stay as it is. The reason we went with a thin brick on the
community center is because of the swing of the door.

Jessica Smuin asked if the public would see a difference if we used both the thin veneer and the thicker
brick in certain areas. Chad Littlewood showed a rendering showing brick where the faux wood previously
was. He said we could use the faux brick above the garage bay doors. The gable entrance would be an
easy place to use the brick but that would change the structure.

Alan Macdonald, John MacKay, and Michelle Schirmer said they liked the brick and would like to see it
go up higher in the columns by the bay doors, across the top of the bay doors, and if possible, in the top of
the gable front. Chad Littlewood suggested a concrete precast ledge over the windows for architectural
interest. Alan Macdonald asked if we could add brick on the west gable above the door.
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Caden Lyon showed an image of the entrance to City Hall to show the windows. This look is less heavy
and bulky. Chad Littlewood said he would have to play with that and see what he could come up with. He
said if you brick that whole west gable area, it has the look of an LDS church.

Andrew Young asked if we changed the faux wood to natural wood, would that change the Planning
Commission’s mind or satisfy the guidelines. He asked if the brick veneer met the guidelines.

Chad Littlewood asked what the guidelines say about existing buildings. He said two thirds of this building
is already stucco. Alan Macdonald said we don’t have a problem with the stucco; we just would like to see
as much brick as we can get.

Chad Littlewood said if we make these changes and change to the thicker brick, he feels confident in a
twenty-one-day timeframe to make the design changes. Sirq said this is probably a six-week adjustment.

Jessica Smuin asked if we could use the brick veneer instead of the thicker brick to save time and money.
Alan Macdonald said we want this to last for fifty years. He said he is fine with a mix of brick and stucco.
Andrew Young asked if we could see three different variations showing one with wood, one with more
brick and one with a combination of the two. Jessica Smuin said she leans to the Alpine Historic look
which would be gables, brick and natural materials.

Chad Littlewood showed different renderings of the fire station and what they would look like with these
three options. The Commissioners and Council members had a discussion about what they liked and tried
to come up with a compromise. Andrew Young said he is in favor of keeping wood to satisfy the donor.
He said it should be real wood. Sirq said real wood would be expensive and have a lot of upkeep.

Chad Littlewood asked if we are keeping the white window trim or changing to black. Jessica Smuin said
she would like to follow Sarah Blackwells design and keep the black window trim and white fascia. Chad
Littlewood said he wants this decided because he doesn’t want to have a meeting every time a decision is
made by the builder.

Chad Littlewood said the least impactful is the first option which is what is in the bid set. Number four
where we keep the shed roof but add more brick would be next least expensive. The third would be the
option with real wood. And number two, the most expensive one, would be the option with the most brick,
which the Planning Commission and Sarah Blackwell like the most.

These options will be discussed at the next City Council meeting.

The meeting was adjourned at 5:12 p.m.
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