Memo — Parkside Cove Preliminary Plat

City of Elk Ridge, Utah
City Council Discussion and Decision
March 8, 2016

Regarding: Discussion and Decision concerning Parkside Cove Preliminary Plat

Background:

Zoning: Senior Housing Overlay (approved October 27, 2015)

Total Acreage: 15.46 acres

Density: 3.88 units per acre

Public Hearing and Planning Commission Consideration, February 11, 2016

Public Hearing on Amendment to the General Plan and Planning Commission Decision on Parkside Cove
Preliminary Plat, February 24, 2016

On February 11, 2016 the Planning Commission discussed the Parkside Cove Preliminary Plat
Application. A public hearing was held and several of the surrounding property owners and residents
along the north end of Hillside Drive were in attendance and voiced concerns over property values,
slopes on Hillside Drive and increased traffic if Hillside is extended to Elk Ridge Drive. Staff discussed
concerns about the grades on Hillside Drive and drainage concerns. The Planning Commission tabled the
decision until other options were considered. During the next week the Developer met with City Staff to
discuss other alternatives to the routing of Hillside Drive and provide clarification on the drainage.

On February 24" parkside Cove was again discussed Two options had been proposed by the Developer.
The first was the previous option with graded on Hillside Drive adjusted to comply with code. The
second option was to terminate Hillside Drive at its current end point and create an internal loop with
entrances on Park Drive and Elk Ridge Drive. The Planning Commission preferred the termination of
Hillside Drive creating the internal loop. Each of these options are being presented to City Council as
they will be determined by City Councils decision on the amendment to the General Plan Transportation
Map either keeping the extension of Hillside Drive to Elk Ridge Drive or terminating Hillside Drive as
currently configured.

Plan Based Upon Extension of Hillside Drive: You have received a complete set of plans for this option.
The plans meet code with the two exceptions as discussed in the General Plan Amendment Discussion.
Those exceptions as follows:

Exception to the minimum grades through the east intersection of Parkside Loop with Hillside Drive. The
grades are controlled by the design necessitated to tie into the existing streets on Hillside Drive. As was
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mentioned in the previous discussion it is better to increase the slope of the Hillside drive to 6.5%
through the intersection than create a roller coaster effect and artificially increase grades along Hillside
Drive.

Exception to 6% maximum grade required under the Senior Overlay Zone. Here again due to the grades
that must be met to extend Hillside Drive the 6% maximum slope cannot be met.

Plan Based Upon Termination of Hillside Drive: In this option | asked the Developer only to provide a
layout and focus on how the grading would work. Preliminary Plat approval vests the owner with an
approved density and conceptual layout. If we know that the layout works and the street grades can be
met the remainder of the details considered in the additional required drawings will be similar to the
previous drawings. | do not want the Developer to spend money on drawings that may not be approved
when they have already spent the effort on an approvable set of plans. With this option the grades in
the subdivision are much gentler because the streets do not need to increase elevation to tie into the
existing Hillside Drive. The exception to the 6% maximum grade would still be required for what they are
now calling Westgate but otherwise this option also meets code.

Recommendation
The Developer is willing to move forward with either design. Staff recommends approval of either plan

based upon the City Councils decision concerning Hillside Drive.

Shay Stark, Planner
Phone: 801-299-1327 ext. 3731

E-mail: shays@aquaeng.com.

Attachments:

Parkside Cove Layout Internal Loop connections with Elk Ridge Drive and Park Drive.
Associated Street Profiles

Parkside Cove Layout Extension of Hillside Drive.

Associated Street Profiles
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