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6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  
 
1. Pledge of Allegiance 
 
2. Declaration of Conflicts of Interest 
 
3. Approval of Meeting Minutes 

A. June 14th, 2016 
 
4. Action and Advisory Items (Recommendations to the City Council) 

A. Heatherwood Church Site Plan and CUP, Public Hearing, Action Item, Recommendation to City 
Council: 
A 3.45 Acre church located within the Heatherwood Development at 8732 North Desert Canyon 
Road. 
 

B. Alpine Credit Union Site Plan, Public Hearing, Action Item, Recommendation to City Council: 
A 3,000 SF building proposed on lot 2 within the Porter’s Crossing Town Center Site. 
 

C. Valley View Foothills Preliminary Plat, Public Hearing, Action Item, Recommendation to City 
Council: 
A 71 lot 46.42 Acre Preliminary Plat, Located north of SR-73. The final undeveloped area in the 
Valley View Ranch Development which previously received approval for the Master 
Development Plan and Agreement. 
 

D. Overland Phase A Preliminary Plat, Public Hearing, Action Item, Recommendation to City 
Council: 
A 137 lot preliminary plat located west of Pony Express Parkway and north of Mid-Valley Road 
(North and East of Frontier Middle School) 
 
 

E. An Amendment to the Spring Run Master Development Plan, Public Hearing, Action Item, 
Recommendation to City Council: 
A Proposed amendment to the Spring Run Master Development Plan realigning major roads 
and changing land uses/zoning. 

 
F. Evans Ranch Cottages and Townhomes, Master Site Plan, Preliminary Plat, and Master 

Development Plan Amendment Public Hearing, Action Item, Recommendation to City Council: 
A proposal to realign streets in the Evans Ranch development, a proposal to reduce the number 
of units in the Evans Ranch Development from 421 to 408, a reduction in the number of 
townhomes, and an increase in the number of single family dwellings. Amendments to the 
Parks Map, and an amendment to the approved townhome elevations. A Master Site Plan for 
the Townhome area of the Development, and a 156 lot preliminary plat for the townhome and 
cottage lot area of the Evans Ranch Development 
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G. Chapter 17.54 Development Code Amendments, Public Hearing, Action Item, 
Recommendation to City Council: 
A Staff Driven amendment to the Extractive Industries Overlay Zone designed to mitigate 
future concerns  

 
5. Next scheduled meeting: July 26th, 2016 

 
6. Adjournment 
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        EAGLE MOUNTAIN CITY 1 

PLANNING COMMISSION MEETING MINUTES 2 
TUESDAY, JUNE 14, 2016 AT 6:00 P.M. 3 

Eagle Mountain City Council Chambers; 1650 E. Stagecoach Run, Eagle Mountain, UT 84005 4 
 5 

 6 

6:00 P.M. - Eagle Mountain City Planning Commission Policy Session  7 
 8 

COMMISSION MEMBERS PRESENT: Wendy Komoroski, Matthew Everett, John Linton, and 9 

Daniel Boles. EXCUSED: Mike Owens. 10 

 11 

CITY STAFF PRESENT: Steve Mumford, Planning Director; Mike Hadley, Senior Planner; 12 

Tayler Jensen, Planner; and Johna Rose, Deputy Recorder. 13 

 14 

ELECTED OFFICIALS PRESENT: Colby Curtis and Stephanie Gricius. 15 

 16 

1. Pledge of Allegiance 17 

 18 

 Commissioner Linton led the Pledge of Allegiance. 19 

 20 

2. Declaration of Conflicts of Interest 21 

 22 

 None 23 

 24 

3. Approval of Meeting Minutes 25 

A. May 24, 2016 26 

 27 

MOTION: Wendy Komoroski moved to approve the May 24, 2016 meeting minutes. 28 

Matthew Everett seconded the motion.  Those voting aye: Matthew 29 

Everett, Daniel Boles, John Linton, and Wendy Komoroski. The motion 30 

passed with a unanimous vote. 31 
 32 

4. Items noticed but removed from the Agenda 33 

 34 

A. City Center Commercial, Master Site Plan 35 

 36 

B. Overland Phase A Preliminary Plat, Public Hearing, Action Item, Recommendation to 37 

City Council: 38 

 39 

5. Action and Advisory Items (Recommendations to the City Council) 40 

 41 

A. Gateway Park Phase B Preliminary Plat, Public Hearing, Action Item, Recommendation 42 

to City Council: 43 

 44 

Mike Hadley explained that the proposed preliminary plat consists of 4 lots on 8.18 acres. 45 

The commercial subdivision is along Cory Wride Memorial Highway and Mt. Airey 46 

Drive. The Mountainland Association of Governments has approved money for UDOT to 47 

purchase a portion of the proposed preliminary plat property for future ROW expansion. 48 

The applicant has been working with UDOT but has been unable to finalize the purchase 49 

of the land, so the applicant is moving forward with this preliminary plat.  UDOT’s future 50 
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plans show expansion of Cory Wride Memorial Hwy (SR 73) to become a major 1 

transportation corridor. 2 

 3 

Daniel Boles asked how much property is UDOT taking from this plat. Steve Mumford 4 

stated that the future expansion of Cory Wride Memorial would require all the property 5 

from this plat. 6 

 7 

Commissioner Linton opened the public hearing at 6:11 p.m. 8 

 9 

Lori Gilson, resident, was concerned about what type of businesses were planned for the 10 

development. She was also concerned about the beautification of the entrance to Eagle 11 

Mountain City and felt that industrial development was not appropriate for the entrance. 12 

 13 

Jim Maxwell, resident, wanted to make sure the builders would have standards and 14 

setback to help beautify the entrance. He was also concerned about controlling the dust. 15 

 16 

Jen Morrison, resident, felt that the City has not done their part in controlling the dust 17 

from the gravel pits.  18 

 19 

Clara Bartell, resident, was concerned about the dust and the working hours of the gravel 20 

pits. She was also concerned about loose gravel from the gravel trucks on Cory Wride 21 

Memorial Highway. She felt that the City’s enforcement for commercial business was 22 

lacking.  23 

 24 

Bruno Hunziker, resident, suggested that the residents of Mount Airey subdivision get in 25 

contact with the EPA (US Environmental Protection Agency) to help control the dust.  26 

 27 

Commissioner Linton closed the public hearing at 6:24 p.m. 28 

 29 

 Scott Hazard, applicant, explained that he has been working with UDOT since 2014 and 30 

UDOT has not given a written offer for the property.  UDOT has not condemned the 31 

property so he would like to proceed with the planned development.  32 

 33 

 Commissioner Linton questioned if the lots would be marketable with a maximum 34 

lifespan of only ten years. 35 

 36 

MOTION: Wendy Komoroski moved to recommend approval of the preliminary plat 37 

for Gateway Park Phase B to the City Council.  Daniel Boles seconded 38 

the motion.  Those voting aye: Daniel Boles, Matthew Everett, John 39 

Linton, and Wendy Komoroski. The motion passed with a unanimous 40 

vote. 41 
 42 

B. Metro Ready Mix Concrete Plant, Site Plan, Public Hearing, Action Item, 43 

Recommendation to City Council: 44 

 45 

Tayler Jensen explained that the proposal is for a concrete plant located north of Cory 46 

Wride Memorial Hwy (SR 73), on the Talons Cove property. The proposed concrete 47 

plant is located within the Extractive Industries Overlay Zone.  48 

 49 

Buffering and Screening 50 
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The Eagle Mountain Municipal Code (EMMC) requires uses in the Extractive Industries 1 

Overlay Zone that produce substantial noise to be located at least a quarter of a mile or 2 

one thousand three hundred and twenty feet (1,320’) from properties containing 3 

residential development. The proposed location does comply with this standard.  4 

 5 

 Berms and landscaping may be required to buffer the use from public roads; 6 

however, the proposed concrete plant location is separated from public roads by a 7 

large hill, and staff doesn’t believe any additional buffering is necessary.  8 

 9 

 The applicant placed a 94’ model at the site location on Google Earth, and street 10 

views confirmed that it could not be seen from any street in Eagle Mountain City 11 

staff has confirmed the results.  12 

 13 

Truck Traffic.  14 
The applicant has indicated that truck traffic to and from the concrete plant will leave 15 

through Saratoga Springs, and will not result in increased truck traffic in Eagle Mountain.  16 

 17 

Noise Restrictions. 18 
The use shall comply with the Eagle Mountain noise ordinance, which restricts sound to 19 

below sixty-five (65) decibels, measured at the property line from the hours of 9:00 PM 20 

to 7:00 AM Monday-Saturday, and 9:00 PM to 9:00 AM Sunday.  21 

 22 

Commissioner Everett was concerned about how the City could enforce and fine the 23 

companies that are in violation of the noise and hours of operation ordinances. Mr. 24 

Mumford confirmed that the City is looking into ways to enforce and fine those 25 

companies with violations.  26 

 27 

Commissioner Linton opened the public hearing at 6:39 p.m. 28 

 29 

Clara Bartell, resident, was concerned about how the industrial properties are devaluing 30 

her home. She was also concerned about the health of the children in her neighborhood. 31 

  32 

Richard Thomas, resident, was concerned about the noise and the air quality. He read a 33 

report from the EPA website about cement plants and how they contribute to air 34 

pollution.  35 

 36 

Jen Morrison, resident, said that Saratoga Spring has cut off the access road before for 37 

trucks accessing through Saratoga Springs and has forced them to use Cory Wride 38 

Memorial Hwy. She requested that the concrete plant not be approved.  39 

 40 

Lori Gilson, resident, was concerned about being surrounded by an industrial zone. She 41 

was also concerned about the air quality, dust, and noise from the industrial zone.  42 

 43 

Lisa Maxwell, resident, said that Cory Wride Memorial Hwy is not being maintained by a 44 

sweeper. She explained that with the loose gravel along Cory Wride Memorial Hwy she 45 

has had to replace her car windshield twice. 46 

  47 

DJ King, resident, was concerned about the air quality. He also wanted to know how long 48 

the gravel pit would be leasing the property.  He was also concerned about the tower 49 

being visible once the mountain was removed. 50 

 51 
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Nate Bruisk, resident, requested that the City implement SWPPP (Storm Water Pollution 1 

Prevention Plan) requirements. He also stated that as a builder, the concrete plant would 2 

benefit the builders working in Eagle Mountain City.  3 

  4 

Travis Jenson, resident, stated that he did not want a concrete plant in his backyard. He 5 

was also concerned about the truck destroying City roads and taxpayer having to pay to 6 

repair the roads.  7 

 8 

Jennifer Lavorsen, resident, was concerned about the pollution, health of the residents, 9 

and the value of her home. 10 

 11 

Carrie Jenson, resident, was concerned about the debris the high winds will carry from 12 

the plant into the neighborhood. She felt that industrial lots should be moved away from 13 

residential housing. 14 

 15 

Commissioner Linton closed the public hearing at 7:14 p.m. 16 

  17 

Commissioner Komoroski asked if an environmental impact study has been done for the 18 

plant. Mr. Mumford stated that the City could look into the health impact.  19 

 20 

Commissioner Linton suggested that a code be implemented requiring that the gravel 21 

truck loads must be wetted down before leaving the plant. 22 

 23 

John Dunn, president of Metro Ready Mix Concrete, explained that this plant has nothing 24 

to do with the gravel pits. He stated that this is a concrete plant and not a cement plant. 25 

He explained that cement plants do produce pollution. The Utah Division of Air Quality 26 

(DEQ) does regulate the concrete plants dust. He said that his other two concrete plants 27 

are located in West Valley City and Pleasant Grove next to residential neighborhoods.  28 

 29 

Commissioner Everett was concerned with the hours of operation. His experience with 30 

concrete plants is that most orders for concrete are delivered to the job site around 5:00 31 

am in the summer. The concrete plant would need to start at 4:00 am to get the order 32 

delivered. Mr. Dunn explained that his other concrete plants do not have time restrictions. 33 

Those morning orders could be dispatched from another concrete plant.  34 

 35 

Mr. Mumford said that the Staker Parson gravel pit has been there for about 20 years and 36 

the TM Crushing gravel pit has been there for 5 years. 37 

 38 

Commissioner Komoroski asked if the City would look into an ordinance that could help 39 

control the pollution and the debris on the road.  40 

 41 

Commissioners felt that the gravel pit issues should not affect the concrete plant’s 42 

application.  43 

 44 

MOTION: Wendy Komoroski moved to recommend approval of the site plan for the 45 

Metro Ready Mix Concrete Plant to the City Council.  46 

Matthew Everett seconded the motion.  Those voting aye: Daniel Boles, 47 

Matthew Everett, John Linton, and Wendy Komoroski. The motion 48 

passed with a unanimous vote. 49 
 50 
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C. Lakeview Estates Preliminary Plat, Public Hearing, Action Item, Recommendation to 1 

City Council: 2 

 3 

Mr. Hadley explained that the property is located southeast of the Cory Wride Memorial 4 

Highway (SR 73) and Sunset Drive. The property sits between the Cedar Pass Ranch 5 

subdivision and the Westview Heights subdivision. The applicant has proposed a 6 

preliminary plat consisting of 65 lots. The lots range from ½ acre to 1.5 acres in size.  7 

 8 

Remnant Piece of Ground 9 
The proposed plat shows a leftover piece of property in the southwest corner of the plat. 10 

City staff feels that this piece should be incorporated into the plat. 11 

 12 

Commissioner Linton opened the public hearing at 7:40 p.m. 13 

 14 

DJ King, resident, requested that the Lakeview Estates subdivision mirror the Westview 15 

Heights neighborhood. He also felt that a second access road should be added to the new 16 

development.  17 

 18 

Lou Carol, resident, requested a buffer zone of one acre lots adjacent to Cedar Pass 19 

Ranch. He also requested a second access road into the development for safety.  20 

 21 

Nate Brusik, resident, said that he liked the new plat, but requested a second access road 22 

into the new development.  23 

 24 

Jeff Morris, resident, would like to see a fence between Cedar Pass Ranch and Lakeview 25 

Estates. He felt that a fence would help preserve the horse trail between the 26 

developments. 27 

 28 

Commissioner Linton closed the public hearing at 7:53 p.m. 29 

 30 

Mr. Mumford explained that UDOT does not want another access road onto Cory Wride 31 

Memorial Highway. The development has been approved by the Fire Marshal with one 32 

access onto the highway.  33 

 34 

Mr. Mumford suggested that the remnant piece of property be incorporated into the 35 

proposed plat, adding the piece to lot 137.  36 

 37 

MOTION: Wendy Komoroski moved to recommend approval of the preliminary plat 38 

for Lakeview Estates to the City Council with the following conditions:  39 

1. The applicant shall submit a parks and open space amenities 40 

worksheet. 41 

2. Street lights be added to the utility plan. 42 

3. The street names for Church Way and Lake View be changed. 43 

4. The leftover piece of property in the southwest corner of the plat 44 

be incorporated into the proposed plat or an alternative plan for the 45 

piece be approved. 46 

Daniel Boles seconded the motion.  Those voting aye: Daniel Boles, 47 

Matthew Everett, John Linton, and Wendy Komoroski. The motion 48 

passed with a unanimous vote. 49 
 50 
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D. Pole Canyon Phase 1 Preliminary Plat, Public Hearing, Action Item, and 1 

Recommendation to City Council: This is 20 lot preliminary plat, located within the Pole 2 

Canyon Master Development Plan area. 3 

 4 

Mr. Jenson said that in 2010 the Pole Canyon area, which includes the White Hills 5 

development, was annexed into Eagle Mountain City.  At the time of annexation, a 6 

Master Development Plan and a Master Development Agreement were also adopted. This 7 

project is located adjacent to the existing White Hills development, in Neighborhood 8 

Planning Area 11 (NPA 11) of the approved Pole Canyon Master Development Plan. 9 

 10 

Infrastructure 11 

No building permits shall be issued by the City for the construction in the Pole Canyon 12 

property, unless PCIG or its successor has substantially completed the required 13 

infrastructure to comply with City requirements for phasing of infrastructure and 14 

completion of off-site improvements required by the relevant project or proposed 15 

construction. 16 

 17 

The water line is currently under construction, and is anticipated to be completed shortly, 18 

at which time it is planned that Wilson Avenue will be repaired. Sewer plans are 19 

currently being reviewed by the state. 20 

 21 

Street Lights 22 
The Eagle Mountain Municipal Code (EMMC) 15.10.390 Street Lighting requires street 23 

lights to be placed in residential developments at a minimum of 250’, apart and at a 24 

maximum of 350’ apart. The applicant is asking for this requirement to be waived for 25 

Phase 1 of the Pole Canyon development as the existing White Hills community does not 26 

have street lights. The applicant does not believe street lights match the character of the 27 

existing community. 28 

 29 

Commissioners Linton and Boles asked if there was leeway in the Municipal Code that 30 

would allow the Commissioners or the City to waive the street light requirement. Mr. 31 

Mumford explained that the  Code allows a little bit of flexibility when it makes sense not 32 

to have street lighting. City staff recommended that street lights be installed for 33 

pedestrian safety. 34 

 35 

Commissioner Linton opened the public hearing at 8:15 p.m. 36 

 37 

Peggy Hunziker, resident, said that DAI has not complied with their agreements with the 38 

City in getting the park finished and turning over the water system to the City. She stated 39 

that the Pole Canyon Master Development Agreement states: 40 

 41 

13.0 Building Permits. No Building Permit shall be issued by the City for construction 42 

in the PCIG property, unless PCIG or its successor has substantially completed the 43 

required infrastructure to comply with City requirements. 44 

 45 

She was also concerned about only having one access road into the neighborhood.  46 

  47 

Bruno Hunziker, resident, felt that the City should hold DAI to the Pole Canyon Master 48 

Development Agreement. He said that he has no problem with DAI building the 49 

development as long as DAI finishes the infrastructure and complies with the agreement. 50 
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 1 

Erika Douglas, resident, said that the developer has not finished the park to the agreement 2 

standards. She said that she was told that White Hills water pipes were being shattered by 3 

heavy equipment driving along the roads. She felt that the roads and pipes should be 4 

fixed before the City allows any more building in the area. 5 

 6 

Amy Perry, resident, said that the City should hold the developer accountable for the 7 

infrastructure being done prior to building. She was also concerned for the safety of the 8 

children in the neighborhood with the amount of traffic the construction would bring.  9 

She likes that there is no light pollution in their area and did not feel street lights were 10 

necessary for White Hills neighborhoods.  11 

 12 

Jessica Lewis, resident, sent an email disapproving of the development. 13 

   14 

Commissioner Linton closed the public hearing at 8:29 p.m. 15 

 16 

Mr. Mumford thanked Peggy Hunziker for her comment. He stated that the City 17 

Planner’s new recommendation is that no building permits shall be issued until the 18 

infrastructure is complete. 19 

  20 

Nate Shipp, applicant, said that he was not planning to start building in White Hills until 21 

the issues that were discussed are complete. 22 

 23 

MOTION: Daniel Boles moved to recommend approval of the preliminary plat for 24 

the Pole Canyon Phase 1 to the City Council with the following 25 

conditions:  26 

1. A community improvement fee of $10,658 ($2,000 per buildable 27 

acre) shall be paid at plat recording. 28 

2. Building permits shall not be issued for construction until 29 

infrastructure needed to comply with City requirements has been 30 

substantially completed (sewer, water, & Wilson Avenue repair). 31 

3. No plat approval until Wilson Avenue is repaired. 32 

Wendy Komoroski seconded the motion.  Those voting aye: Daniel 33 

Boles, Matthew Everett, John Linton, and Wendy Komoroski. The 34 

motion passed with a unanimous vote. 35 
 36 

E. Chapter 17.25 Development Code Amendments, Public Hearing, Action Item, 37 

Recommendation to City Council: 38 

 39 

Mr. Jensen said that the applicant has proposed a reduce front and rear setback reduction 40 

from 50’ to 35’ in Base and Tier I residential developments on both sides of the road, 41 

when a road has been constructed with curb, gutter, and a trail way. 42 

 43 

Commissioner Linton opened the public hearing at 8:43 p.m. 44 

 45 

 None  46 

 47 

Commissioner Linton closed the public hearing at 8:43 p.m. 48 

  49 
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Scot Hazard, applicant, stated that this request came about due to an oversight in the 1 

design of 5 smaller lots in the Arrival development.  2 

 3 

Mr. Mumford said that City staff recommendations went beyond the applicant’s request. 4 

Staff has recommended a 25’ setback instead of the 35’ setback the applicant proposed. 5 

He stated that it would give residents a bigger back yard where they could keep their 6 

horses in the back yard instead of the side yard. 7 

 8 

MOTION: Wendy Komoroski moved to recommend approval of the amendment to 9 

Chapter 17.25 of the Eagle Mountain City Municipal Code to the City 10 

Council. Matthew Everett seconded the motion.  Those voting aye: 11 

Daniel Boles, Matthew Everett, John Linton, and Wendy Komoroski. 12 

The motion passed with a unanimous vote. 13 
 14 

F. Chapters 17.10 & 17.70 Development Code Amendments, Public Hearing, Action 15 

Items, Recommendation to City Council 16 

 17 

Mr. Jensen explained that the proposal is an amendment defining tiny homes on wheels 18 

and allowing them to serve as accessory apartments in Base and Tier I residential 19 

developments. 20 

 21 

Commissioner Linton opened the public hearing at 8:50 p.m. 22 

 23 

 None 24 

 25 

Commissioner Linton closed the public hearing at 8:50 p.m. 26 

 27 

Commissioner Everett was concerned about how many tiny homes will be allowed on a 28 

property. Mr. Jensen said that the Code would only allow one tiny home on the property. 29 

 30 

MOTION: Wendy Komoroski moved to recommend approval of the amendments to 31 

Chapters 17.10 and 17.70 of the Eagle Mountain City Municipal Code to 32 

the City Council. Matthew Everett seconded the motion.  Those voting 33 

aye: Daniel Boles, Matthew Everett, John Linton, and Wendy 34 

Komoroski. The motion passed with a unanimous vote. 35 
 36 

G. Chapter 17.10 & 17.25 Development Code Amendments, Public Hearing, Action Items, 37 

Recommendation to City Council: 38 

 39 

Mr. Jensen explained that the City staff  is proposing an amendment to clarify the 40 

definition of manufactured home or dwelling and create a minimum design standard for 41 

residential developments. 42 

 43 

Commissioner Linton opened the public hearing at 8:52 p.m. 44 

 45 

 None 46 

 47 

Commissioner Linton closed the public hearing at 8:52 p.m. 48 

 49 

No discussion was held on this item. 50 

 51 
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MOTION: Wendy Komoroski moved to recommend approval of the amendments to 1 

Chapters 17.10 and 17.25 of the Eagle Mountain City Municipal Code to 2 

the City Council. Daniel Boles seconded the motion.  Those voting aye: 3 

Daniel Boles, Matthew Everett, John Linton, and Wendy Komoroski. 4 

The motion passed with a unanimous vote. 5 
 6 

H. Chapter 16.35.100 Development Code Amendment, Public Hearing, Action Item, 7 

Recommendation to City Council 8 

 9 

Mr. Jensen and Mr. Mumford explained that the City Council and staff have requested an 10 

amendment to remove a clerical mistake from the Code, and increase the  right-of-ways 11 

of  the local streets to 53’, allowing for 5’ sidewalks, rather than the 4’ sidewalks how 12 

allowed. 13 

 14 

Commissioner Linton opened the public hearing at 8:57 p.m. 15 

 16 

 None 17 

 18 

Commissioner Linton closed the public hearing at 8:57 p.m. 19 

  20 

MOTION: Wendy Komoroski moved to recommend approval of the amendment to 21 

Chapter 16.35.100 of the Eagle Mountain City Municipal Code to the 22 

City Council. Matthew Everett seconded the motion.  Those voting aye: 23 

Mike Owens, Daniel Boles, Matthew Everett, John Linton, and Wendy 24 

Komoroski. The motion passed with a unanimous vote. 25 
 26 

6. Next scheduled meeting: July 12, 2016 27 

 28 

7. Adjournment 29 

 30 

The meeting was adjourned at 9:00 p.m.  31 

 32 

APPROVED BY THE PLANNING COMMISSION ON JULY 12, 2016 33 

 34 

        35 

Steve Mumford, Planning Director 36 

 37 



 

 

 

 
 
 
 

Project: Heatherwood Church 

Applicant:  The Church of Jesus Christ of Latter-Day Saints 

Request: Conditional Use Permit, Site Plan 

Type of Action: Action Item, CUP Approval, Site Plan Recommendation 

Preface 

This application is for a Conditional Use Permit and a Site Plan for a property located at approximately 8732 
North Desert Canyon Road, in the Heatherwood Subdivision, lot 8, and is approximately 3.45 acres in size. 
The proposed project is for a church which is a Conditional Use. 
 
Building & Commercial Design Standards 
 
Building elevations have been submitted for the Heatherwood Church. Color renderings have not been 
presented to staff, but the plans provided show that the design will comply with the City’s Commercial Design 
Standards, minor deviations from these plans, still in compliance with the design standards, require approval 
by the Planning Director. 
 

 
 
 
 
 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 

JULY 12TH
 2016 

 



 

Location 
 
The Proposed Heatherwood Church is located at approximately 8732 North Desert Canyon Road. And is 
approximately 3.45 ac in size. 
 

 
 

Parking 
 
Required parking is 1 stall per 20 square feet of the main assembly room. The main assembly room is 2,984 
square feet, and therefore requires 150 parking stalls. 224 standard stalls, and 7 ADA parking stalls are 
provided; this is consistent with city code. 
 

 



 

The applicant is proposing parking islands that do not have island bulb outs every 12 stalls (above). Rather 
the applicant is proposing islands between all rows of double parking, with no bulb outs. The applicant 
believes these parking islands without the bulb outs provide for better circulation, and make it easier to plow 
in the winter. 
 
The Planning Commission has the authority to recommend either approval or denial of this parking layout to 
the City Council. There are several churches within the city that have parking layouts similar to the 
applicant’s proposal including: the Silverlake LDS Church, The Porter’s Crossing LDS Church. 

 
Landscaping 
 
Proposed landscaping meets City Landscaping standards. 

 
 
Lighting 
The applicant has provided spec sheets for outdoor lights, which do meet the City Dark Sky Ordinance. The 
applicant shall provide staff and approved outdoor lighting plan that shows compliance with the ordinance. 
  
Fencing 
The applicant is proposing a 6’ Trex fence around the entirety of the project. Fencing shall be approved by 
the Ranches HOA. 
 
Zoning 
The Heatherwood Church is located in the Residential Zone. This type of use is allowed as a conditional user 
under section 17.25.060 which states: “The following conditional uses and such uses as the planning director 
and planning commission may recommend as similar and consistent with the scale, character and impact of 
the area will be considered: 
 
D. Religious or cultural meeting halls” 



 

Future Reviews 
 
Site plan will be presented to the City Council for final approval. 
 
Recommendations 

 Staff recommends that the Planning Commission approve the Conditional Use Permit for the 
Heatherwood Church 

 Staff recommends that the Planning Commission recommends approval of the Heatherwood Church 
site plan to the City Council with any proposed conditions: 

 
Attachments  
Site Plan 
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GENERAL NOTES

A. This and any other drawings are not intended to be all-inclusive, nor to define the

scope of all  work required for this project.  Demolition drawings are shown only to

aid the Contractor in preparing his bid and performing the work.  The Contractor

and subcontractors shall examine all Contract Documents and visit the site during

bidding as required to determine the total extent and scope of the demolition

portion of this work.  The Contractor shall perform this inspection prior to

submitting a bid for the work. Submission of a bid will be construed as evidence

that such an examination has been made and later claims will not be recognized

for extra labor, equipment, or materials required because of difficulties

encountered which could have been foreseen during the required site inspection.

All items that are not required to remain shall be of the demolition work whether

shown specifically or not.  The Contractor shall be responsible for all demolition

work required to carry out the work as shown in the Contract Documents.

B. Coordinate this Sheet and all site work with all other Contract Documents.

C. The contractor shall provide all required Erosion Control Plans and measures and

SWPPP as required by the City which are not included in this set of drawings.

D. Concrete radii are 6'-0" unless noted otherwise.

E. Parking stalls are 9'-0" x 18'-0" unless noted otherwise.

F. All noted items are new unless noted otherwise.

G. Dimensions of buildings and enclosures are to foundation - typical.

H. Coordinate all work affecting adjacent properties with respective property owners

prior to any demolition or construction work.  Repair and replace all existing items

on adjacent properties damaged or affected during construction to the satisfaction

of the property owner.

I. The buildings and parking lot are parallel or perpendicular to the south property

line.

J. For mowstrips in landscaped areas/landscape edging, see Landscaping Sheets.

K. See J/C501 for detail at exterior door landings.

L. All applicable elements of construction shall meet the requirements of the

Americans with Disabilities Act Accessibility Guidelines.

KEYED NOTES

1. Not Used.

2. 6'-0" Trex Seclusions privacy fence & mow strip - see B/C504.

3. Not Used.

4. End of fence.  Continue concrete mowstrip to sidewalk.

5. Not Used.

6. 18'-0" pole light.  See F & G/C502 & Site Electrical Plan.

7. Concrete curb & gutter - typical.  See typical details C501 & infall / outfall

notation on the Grading & Drainage Site Plan.

8. Existing concrete curb & gutter and sidewalk to remain. See Site Survey.

9. Accessible parking sign.  See A/C502.

10. Mechanical enclosure.  See C/C503 & Structural Sheets.

11. Asphalt paving - typical.  See F/C501.

12. Bike rack.  See M/C501.

13. Accessible access aisle.  Paint lines shall be 4" wide, at 45° angle, with 2'-0"

spacing.

14. 4" wide painted parking lines - typical.

15. 4'-0" x 4'-0" blue & white painted accessible parking symbol - typical.

16. 6'-0" tall masonry dumpster enclosure with gates.  See 1/C503.

17. Storage building.  See C801.

18. Concrete sidewalk.  See A/C501.

19. 7" thick concrete over 8" aggregate base as indicated by hatch pattern.

20. Knox box location.  See A101.

21. Landing at 2.0% grade.  See Site Grading Plan.

22. New concrete drive approach per City standards.  Remove existing sidewalk,

curb, and gutter as necessary to install new drive approach.

23. Existing street paving to remain.  See Site Survey.

24. New bollard.  See B/C502.

25. Sloped section of sidewalk.  See Site Grading Plan.

26. Truncated dome detectable warning surface at the bottom of curb ramp or

sloped section of sidewalk.

27. Transition curb height from full-height to level with the top of concrete.  See

E/C501.

28. Hatched areas indicate areas of 18" deep 3/4" crushed rock base beneath

sidewalk.  Base shall be wrapped in landscape fabric bottom and sides and

compacted by procedural compaction.  See J/C501.

29. Relocate existing electrical and communications boxes.  See Site Survey, Site

Electrical Plan, and Site Utility Plan.
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C111

GENERAL NOTES

A. This and any other drawings are not intended to be all-inclusive, nor to define the

scope of all  work required for this project.  Demolition drawings are shown only to

aid the Contractor in preparing his bid and performing the work.  The Contractor

and subcontractors shall examine all Contract Documents and visit the site during

bidding as required to determine the total extent and scope of the demolition

portion of this work.  The Contractor shall perform this inspection prior to

submitting a bid for the work. Submission of a bid will be construed as evidence

that such an examination has been made and later claims will not be recognized

for extra labor, equipment, or materials required because of difficulties

encountered which could have been foreseen during the required site inspection.

All items that are not required to remain shall be of the demolition work whether

shown specifically or not.  The Contractor shall be responsible for all demolition

work required to carry out the work as shown in the Contract Documents.

B. Coordinate this Sheet and all site work with all other Contract Documents.

C. The contractor shall provide all required Erosion Control Plans and measures and

SWPPP as required by the City which are not included in this set of drawings.

D. Concrete radii are 6'-0" unless noted otherwise.

E. Parking stalls are 9'-0" x 18'-0" unless noted otherwise.

F. All noted items are new unless noted otherwise.

G. Dimensions of buildings and enclosures are to foundation - typical.

H. Coordinate all work affecting adjacent properties with respective property owners

prior to any demolition or construction work.  Repair and replace all existing items

on adjacent properties damaged or affected during construction to the satisfaction

of the property owner.

I. The buildings and parking lot are parallel or perpendicular to the south property

line.

J. For mowstrips in landscaped areas/landscape edging, see Landscaping Sheets.

K. See J/C501 for detail at exterior door landings.

L. All applicable elements of construction shall meet the requirements of the

Americans with Disabilities Act Accessibility Guidelines.

KEYED NOTES

1. 6'-0" vinyl-coated chain link fence & mow strip - see D/C504 sim.

2. 6'-0" Trex Seclusions privacy fence & mow strip - see B/C504.

3. 4'-0" two-rail cedar fence - see A/C504.

4. End of fence.  Continue concrete mowstrip to sidewalk.

5. Transition point between fence types.

6. 18'-0" pole light.  See F & G/C502 & Site Electrical Plan.

7. Concrete curb & gutter - typical.  See typical details C501 & infall / outfall

notation on the Grading & Drainage Site Plan.

8. Existing concrete curb & gutter and sidewalk to remain. See Site Survey.

9. Accessible parking sign.  See A/C502.

10. Mechanical enclosure.  See C/C503 & Structural Sheets.

11. Asphalt paving - typical.  See F/C501.

12. Bike rack.  See M/C501.

13. Accessible access aisle.  Paint lines shall be 4" wide, at 45° angle, with 2'-0"

spacing.

14. 4" wide painted parking lines - typical.

15. 4'-0" x 4'-0" blue & white painted accessible parking symbol - typical.

16. 6'-0" tall masonry dumpster enclosure with gates.  See 1/C503.

17. Storage building.  See C801.

18. Concrete sidewalk.  See A/C501.

19. 7" thick concrete over 8" aggregate base as indicated by hatch pattern.

20. Knox box location.  See A101.

21. Landing at 2.0% grade.  See Site Grading Plan.

22. New concrete drive approach per City standards.  Remove existing sidewalk,

curb, and gutter as necessary to install new drive approach.

23. Existing street paving to remain.  See Site Survey.

24. New bollard.  See B/C502.

25. Sloped section of sidewalk.  See Site Grading Plan.

26. Truncated dome detectable warning surface at the bottom of curb ramp or

sloped section of sidewalk.

27. Transition curb height from full-height to level with the top of concrete.  See

E/C501.

28. Hatched areas indicate areas of 18" deep 3/4" crushed rock base beneath

sidewalk.  Base shall be wrapped in landscape fabric bottom and sides and

compacted by procedural compaction.  See J/C501.

29. Relocate existing electrical and communications boxes.  See Site Survey, Site

Electrical Plan, and Site Utility Plan.
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SCALE:  1" = 20'-0"
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GRAPHIC SCALE
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C112

GENERAL NOTES

A. Install concrete landscaping mowstrip curves with smooth transitions in all

cases as shown.

B. Radii are 6'-0" unless noted otherwise.
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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.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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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.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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GENERAL NOTES:

SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND SPECIFICATIONS
AND THE RECOMMENDATIONS SET FORTH IN THE SOILS REPORT THE CONTRACTOR SHALL BE
RESPONSIBLE FOR REMOVING AND REPLACING ALL SOFT, YIELDING OR UNSUITABLE MATERIALS
AND REPLACING WITH SUITABLE MATERIALS AS SPECIFIED IN THE SOILS REPORT. ALL
EXCAVATED OR FILLED AREAS SHALL BE COMPACTED TO 95% OF MODIFIED PROCTOR MAXIMUM
DENSITY PER ASTM TEST D-1557 EXCEPT UNDER BUILDING FOUNDATION WHERE IT SHALL BE 98%
MIN. OF MAXIMUM DENSITY. MOISTURE CONTENT AT TIME OF PLACEMENT SHALL NOT EXCEED 2%
ABOVE NOR 3% BELOW OPTIMUM. CONTRACTOR SHALL SUBMIT A COMPACTION REPORT
PREPARED BY A QUALIFIED REGISTERED SOILS ENGINEER, VERIFYING THAT ALL FILLED AREAS
AND SUBGRADE AREAS WITHIN THE BUILDING PAD AREA AND AREAS TO BE PAVED, HAVE BEEN
COMPACTED IN ACCORDANCE WITH THESE PLANS & SPECS AND THE RECOMMENDATIONS SET
FORTH IN THE SOILS REPORT.

THE CONTRACTOR IS TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION
CONTROL FOR CONSTRUCTION OF THIS PROJECT. SPECIFIC DETAILS SHOWN ON SHEET C2.02
SHALL BE USED IN COMBINATION WITH OTHER ACCEPTED LOCAL PRACTICES.

EXISTING UNDERGROUND UTILITIES AND IMPROVEMENTS ARE SHOWN IN THEIR APPROXIMATE
LOCATIONS BASED UPON RECORD INFORMATION AVAILABLE AT THE TIME OF PREPARATION OF
PLANS. LOCATIONS MAY NOT HAVE BEEN VERIFIED IN THE FIELD AND NO GUARANTEE IS MADE AS
TO ACCURACY OR COMPLETENESS OF THE INFORMATION SHOWN. IT SHALL BE RESPONSIBILITY
OF THE CONTRACTOR TO DETERMINE THE EXISTENCE AND LOCATION OF THOSE UTILITIES
SHOWN ON THESE PLANS OR INDICATED IN THE FIELD BY LOCATING SERVICES. ANY ADDITIONAL
COSTS INCURRED AS A RESULT OF CONTRACTOR'S FAILURE TO VERIFY LOCATIONS OF EXISTING
UTILITIES PRIOR TO BEGINNING OF CONSTRUCTION IN THEIR VICINITY SHALL BE BORNE BY THE
CONTRACTOR AND ASSUMED INCLUDED IN THE CONTRACT.

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

GRADE SITE TO ELEVATIONS AND CONTOURS SHOWN ON PLAN.

STORM DRAIN CATCH BASIN CURB INLET WITH HEAVY DUTY BICYCLE SAFE GRATE. SEE
DETAIL 'C4', SHEET C521.

12" SQUARE SECURABLE NYLOPLAST YARD DRAIN WITH PEDESTRIAN GRATE.

3'x3' STORM DRAIN CLEANOUT BOX.

STORM DRAIN PIPE PER EAGLE MOUNTAIN STANDARDS. SEE PLAN FOR LENGTH, SIZE AND
SLOPE. TRENCHING PER EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.

STORMTECH SC-740 CHAMBER. SEE STORMTECH DETAIL 'B1', SHEET C521. SEE SHOP
DRAWINGS PROVIDED BY STORMTECH PRIOR TO CONSTRUCTION.
HIGH WATER = 4852.34

CONTECH CDS2020-5-C SEPARATOR, SEE STANDARD DETAIL SHEET C522.

4'x4' OUTLET CONTROL STRUCTURE
HIGH WATER / OVERFLOW WEIR = 4852.34
ORIFICE SIZE = 3.9"

INSTALL CLEANOUT, SEE DETAIL 'D3', SHEET C521.

REMOVE EXISTING CATCH BASIN AND PIPE. CAP PIPE AT EXISTING MANHOLE.

INSTALL CONCRETE WATERWAY, SEE DETAIL 'C3', SHEET C521.
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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.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.
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GENERAL NOTES:

CONTRACTOR IS TO COORDINATE ALL UTILITIES WITH MECHANICAL DRAWINGS.

ALL NEW WATER CONSTRUCTION TO BE DONE IN ACCORDANCE WITH EAGLE MOUNTAIN STANDARDS
& SPECIFICATIONS.

ALL NEW SANITARY SEWER CONSTRUCTION TO BE DONE IN ACCORDANCE WITH LOCAL GOVERNING
MUNICIPALITY STANDARDS & SPECIFICATIONS.

CONTRACTOR IS TO COORDINATE LOCATIONS OF NEW TELEPHONE SERVICE TO BUILDING WITH
CENTURY LINK. A PVC CONDUIT, PLYWOOD BACKBOARD, AND GROUND WIRE IS REQUIRED FOR
SERVICE THROUGH PROPERTY, COORDINATE SIZES AND LOCATION WITH CENTURY LINK.

CONTRACTOR IS TO SUBMIT SITE PLAN TO QUESTAR GAS FOR DESIGN OF GAS LINE SERVICE TO
BUILDING. CONTRACTOR TO COORDINATE WITH QUESTAR GAS FOR CONTRACTOR LIMITS OF WORK
VERSUS QUESTAR GAS LIMITS.

LOCATION OF ALL UNDERGROUND UTILITIES SHOWN ARE APPROXIMATE LOCATIONS. CONTRACTOR
IS TO VERIFY CONNECTION POINTS WITH EXISTING UTILITIES. CONTRACTOR IS RESPONSIBLE FOR
ANY DAMAGE CAUSED TO EXISTING UTILITIES AND UTILITY STRUCTURE THAT ARE TO REMAIN.

UTILITY ALERT PHONE NUMBERS
WATER: EAGLE MOUNTAIN - 801-789-6678
SEWER: EAGLE MOUNTAIN - 801-789-6685
NATURAL GAS: QUESTAR GAS - 800-323-5517
ELECTRICAL POWER: ROCKY MOUNTAIN POWER - 866-870-3419
TELEPHONE: CENTURY LINK - 877-837-5738

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

8" DUCTILE IRON WATER LINE WITH POLYWRAP, HOT TAP CONNECT TO EXISTING 8" DI WATER
MAIN IN DESERT CANYON ROAD AND TO RELOCATED 8" DI WATER MAIN PER EAGLE
MOUNTAIN CITY STANDARDS AND SPECIFICATIONS, INCLUDING ALL FITTINGS AND THRUST
BLOCKING. SEE DETAIL 'A1', SHEET C521 FOR TRENCHING AND APWA STANDARD DETAIL '255',
SHEET C521 FOR ASPHALT REPAIR.

6" PVC C-900 FIRE SERVICE WATER LINE WITH POLYWRAP PER EAGLE MOUNTAIN CITY
STANDARDS AND SPECIFICATIONS, INCLUDING ALL FITTINGS AND THRUST BLOCKING. SEE
DETAIL 'A1', SHEET C521 FOR TRENCHING.

8"x6"x8" TEE.

INSTALL NEW FIRE HYDRANT PER EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.

2" WATER SERVICE METER SET PER EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.

2" TYPE 'K' COPPER WATER SERVICE LINE, CONNECT TO EXISTING 8" DI WATER MAIN PER
EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.

CAP EXISTING SEWER MAIN AT PROPERTY LINE AND REMOVE SEWER PIPES, LATERALS AND
MANHOLES PER EAGLE MOUNTAIN CITY STANDARDS AND SPECIFICATIONS.

CUT AND REMOVE EXISTING 8" SEWER MAIN, RELOCATE EXISTING MANHOLE TO LOCATION
SHOWN ON PLANS.

CONNECT NEW 4" PVC SDR-35 SANITARY SEWER LATERAL TO RELOCATED SEWER MANHOLE
PER PER EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.

4" PVC SDR-35 SANITARY SEWER LATERAL @ 2.00%  MINIMUM SLOPE, INCLUDING NEW
CLEANOUTS PER EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.

LIGHT POLE. SEE ARCHITECTURAL PLANS FOR DETAILS.

NATURAL GAS LINE. CONTRACTOR TO COORDINATE SIZE, DESIGN AND INSTALLATION BY
QUESTAR GAS WITH OTHER CONSTRUCTION.

TELEPHONE LINE. CONTRACTOR TO PROVIDE TRENCHING 30" DEEP X 24" WIDE FOR CENTURY
LINK AND THEN BACKFILL AS REQUIRED.

UNDERGROUND CABLE AND POWER LINES. CONTRACTOR TO COORDINATE WITH COMCAST
AND ROCKY MOUNTAIN POWER.

INSTALL STOP AND WASTE FOR IRRIGATION, CONNECT TO EXISTING 8" DI WATER MAIN PER
EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS. SEE LANDSCAPE PLANS FOR DETAILS.

EXISTING UTILITY BOXES TO BE RELOCATED OUTSIDE NEW SIDEWALK. CONTRACTOR TO
COORDINATE WITH UTILITY COMPANIES.

RELOCATE EXISTING 8" DUCTILE IRON WATER MAIN. CONTRACTOR TO VERIFY LOCATION OF
EXISTING WATER MAIN PRIOR TO CONSTRUCTION.
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MAINTAIN 18" MIN
OF SEPARATION

UTILITY CROSSING
MAINTAIN 18" MIN
OF SEPARATION

UTILITY CROSSING
MAINTAIN 18" MIN OF SEPARATION
CONTRACTOR TO VERIFY DEPTH AND
LOCATION OF EXISTING WATER LINE
PRIOR TO CONSTRUCTION
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06-29-16

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.

NOTICE!

1-800-662-4111

BEFORE YOU

AVOID CUTTING UNDERGROUND
UTILITIES.  IT'S COSTLY.

SCALE: 1" =

NORTH

20'

C171

EROSION

CONTROL PLAN

1

2

3

GENERAL NOTES:

THE CONTRACTOR IS TO USE BEST MANAGEMENT PRACTICES FOR PROVIDING EROSION CONTROL
FOR CONSTRUCTION OF THIS PROJECT. SPECIFIC DETAILS SHOWN ON CIVIL DETAIL SHEETS SHALL
BE USED IN COMBINATION WITH OTHER ACCEPTED LOCAL PRACTICES.

ALL MATERIALS AND WORKMANSHIP SHALL CONFORM TO THE LOCAL AGENCY'S EROSION
CONTROL STANDARDS AND SPECIFICATIONS AND ALL WORK SHALL BE SUBJECT TO INSPECTION BY
THE AGENCY HAVING JURISDICTION. ALSO INSPECTORS WILL HAVE THE RIGHT TO CHANGE THE
FACILITIES AS NEEDED.

THE CONTRACTOR SHALL BE RESPONSIBLE FOR FIELD VERIFYING THE LOCATIONS OF ALL EXISTING
UTILITIES. IF CONFLICTS OCCUR, THE CONTRACTOR SHALL NOTIFY THE ENGINEER PRIOR TO
CONSTRUCTION TO DETERMINE IF ANY FIELD ADJUSTMENTS SHOULD BE MADE.

THE CONTRACTOR SHALL PROVIDE ADEQUATE DUST CONTROL.

WHEN GRADING OPERATIONS HAVE BEEN COMPLETED AND THE DISTURBED GROUND SHALL BE
LEFT "OPEN" FOR 30 DAYS OR MORE THE AREA SHALL BE FURROWED PARALLEL TO THE
CONTOURS OF THE AREA.

THE CONTRACTOR SHALL MODIFY EROSION CONTROL MEASURES TO ACCOMMODATE PROJECT
PLANNING.

MAINTENANCE:

THE OWNER'S REPRESENTATIVE SHALL MAKE ROUTINE CHECKS ON ALL EROSION CONTROL
MEASURES TO DETERMINE IF REPAIRS OR SEDIMENT REMOVAL IS NECESSARY. DUE TO
CONDITIONS THAT MAY ARISE IN THE FIELD, ADDITIONAL CONTROL MAY BE DETERMINED TO BE
NECESSARY.

SILT FENCE BARRIERS SHALL BE INSPECTED IMMEDIATELY AFTER EACH RAINFALL AND AT THE
LEAST DAILY DURING PROLONGED RAINFALL.

CLOSE ATTENTION SHALL BE PAID TO THE REPAIR OF DAMAGED SILT FENCES, END RUNS, AND
UNDERCUTTING BENEATH SILT FENCING.

NECESSARY REPAIRS TO BARRIERS OR REPLACEMENT OF SILT FENCING SHALL BE ACCOMPLISHED
PROMPTLY.

SEDIMENT DEPOSITS SHOULD BE REMOVED AFTER EACH RAINFALL. THEY MUST BE REMOVED
WHEN THE LEVEL OF DEPOSITION REACHES APPROXIMATELY ONE-HALF THE HEIGHT OF THE
BARRIER.

KEYED NOTES:

PROVIDE, INSTALL AND/OR CONSTRUCT THE FOLLOWING PER THE SPECIFICATIONS GIVEN OR
REFERENCED AND THE DETAILS NOTED AND AS SHOWN ON THE CONSTRUCTION DRAWINGS:

SILT FENCE AS SHOWN ON PLAN. SEE DETAIL 'C3', SHEET C571.

INLET PROTECTION AROUND EXISTING OR NEW STORM DRAIN CATCH BASINS OR CURB
INLETS. SEE DETAIL 'A1', SHEET C571.

TEMPORARY CONSTRUCTION ENTRANCE. SEE DETAIL 'C1', SHEET C571.

CONCRETE WASHOUT AREA. SEE DETAIL 'A3', SHEET C571.

PORTABLE TOILET. SEE DETAIL 'C5', SHEET C571.

TOPSOIL STOCK PILE AREA. MAINTAIN SILT FENCE AROUND PERIMETER AT ALL TIMES.
CONTROL DUST FROM PILE BY EITHER COVERING OR KEEPING MOIST.

NEW FILTER SOCK TO BE PLACED IN THE GUTTER ON THE DOWN STREAM END OF THE LOT
TO PREVENT SEDIMENT FROM BEING TRANSPORTED INTO THE STORM DRAIN SYSTEM.
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SCALE:

B

FENCE ELEVATION

 1/2" = 1'-0"

6
'
-
0
"

8'-0"

POST

CONCRETE FENCE

POST FOUNDATION

FINISH GRADE

BOTTOM OF FENCE

BOTTOM OF

MOW STRIP

CONCRETE MOW

STRIP AT FENCE - SEE

D/C504.

TREX SECLUSIONS PRIVACY FENCE.

(WINCHESTER GREY) FENCE SHALL MEET

CITY COLOR AND CONSTRUCTION

STANDARDS.

SCALE:

A

FENCE ELEVATION

 1/2" = 1'-0"

4
'
-
0
"

6'-0"

FINISH GRADE

2
"

6
 
1
/
2
"

 POST

WOODEN TWO-

RAIL FENCE

CONCRETE FENCE

POST FOUNDATION

BOTTOM OF

MOW STRIP

NOTE:  ALL WOODEN FENCE

COMPONENTS SHALL BE CEDAR

AND SHALL BE STAINED "EAGLE

MOUNTAIN RANCHES STANDARD

COLOR MONTEREY GRAY"

F

C504

CONCRETE MOW

STRIP AT FENCE - SEE

D/C504.

ATTACH CAP AND ALL

RAILS TO POSTS WITH

METAL BRACKETS.

TOP RAIL

MIDDLE RAIL

6
"
 
M

I
N

.

12" MIN. DIA.

SCALE:

D

FENCE AND MOWSTRIP DETAIL

 1" = 1'-0"

BOTTOM RAIL

2
"

ROCK MULCH -

SEE LANDSCAPE

SHEETS

PROPERTY LINE

FENCE

FINISH GRADE -

SEE SITE

GRADING PLAN

3/4" CHAMFER -

TYPICAL

CONCRETE FOUNDATION

FENCE POST CENTERED IN

MOWSTRIP

SLOPE 1/2" PER FOOT

FINISH GRADE

12" WIDE x 12" DEEP CONCRETE

MOW STRIP

ADJACENT PROPERTYCHURCH PROPERTY

2
'
-
6
"
 
M

I
N

.

TREX SECLUSIONS PRIVACY

FENCE.  (WINCHESTER GREY)

FENCE SHALL MEET CITY

COLOR AND CONSTRUCTION

STANDARDS.

SCALE:

E

FENCE POST DETAIL

3" = 1'-0"

1
 
1
/
2
"

4
"

1
 
1
/
4
"

1 1/4"

5
"

3
/
4
"

TOP RAIL

SCALE:

C

STEPPED FENCE AT SLOPED AREAS

1/4" = 1'-0"

CONCRETE MOW STRIP

AT FENCE.  SEE D/C504.

FINISH GRADE.  SEE

GRADING PLAN.

INSTALL FENCE RAILS LEVEL

6
"
 
M

I
N

.

12" MIN. DIA.

SCALE:

F

FENCE AND MOWSTRIP DETAIL

 1" = 1'-0"

TOP RAIL

MIDDLE RAIL

2
"

E

C504
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SEE LANDSCAPE

SHEETS

PROPERTY LINE

FINISH GRADE -

SEE SITE

GRADING PLAN

3/4" CHAMFER -

TYPICAL

CONCRETE FOUNDATION

FENCE POST CENTERED IN

MOWSTRIP

SLOPE 1/2" PER FOOT

FINISH GRADE

12" WIDE x 12" DEEP CONCRETE

MOW STRIP

ADJACENT PROPERTYCHURCH PROPERTY
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*SEE STORMTECH'S DESIGN MANUAL

SCALE: N.T.S.

STORMTECH CHAMBER SECTION DETAIL

6" MIN. 51" 12" MIN.

30"

6" MIN. 18" MIN. 96" MAX.

DEPTH TO BE
DETERMINED BY

DESIGN ENGINEER
6" MIN.

ADS 601 NON-WOVEN
GEOTEXTILE (OR EQUAL)
ALL AROUND ANGULAR STONE

NOMINAL 3/4" - 2" CLEAN, CRUSHED,
ANGULAR STONE (AASHTO M43 #3
THROUGH #57 STONE SIZES ALLOWED) PAVEMENT

SC-740 END CAP

FOR UNPAVED INSTALLATION WHERE RUTTING FROM
VEHICLES MAY OCCUR, INCREASE COVER TO 24" MINIMUM.

B1

UNTREATED
BASE COURSE

TRENCH WIDTH MIN.
PIPE OD+16" MAX.

PIPE OD+24"

1'-0"
MIN.

1'-0"
MIN.

t

FOUNDATION:
UNDISTURBED MATERIAL OR SAME
MATERIAL AS BEDDING

8"
MIN.

8"
MIN.

48
" M

IN
. C

OV
ER

BA
CK

FI
LL

BE
DD

IN
G

6"
 M

IN
.

6"
 M

IN
.

PIPE ZONE MATERIAL:
WELL GRADED GRANULAR MATERIAL
COMPACTED TO 95% MODIFIED
PROCTOR DENSITY.  MOISTURE
+/- 2% OF OPTIMUM.  NO ROCKS
LARGER THAN 2", NO CLODS OR
FROZEN MATERIAL

NEW ASPHALT

SCALE: N.T.S.

TYP. WATER & SEWER

TRENCH SECTION

A1 C521

CIVIL DETAILS

8"

8"

BRASS CLEANOUT PLUG W/
COUNTER SUNK HEAD

FINISH GRADE

20" SQUARE X 6" CONC. PAD -
TROWEL SMOOTH AND EDGE.

1/8 BEND

WASTE LINE LENGTH
TO SUIT.

DRAIN LINE

1/8 BEND IF CLEANOUT
OCCURS AT END OF LINE.

SCALE: N.T.S.

CLEANOUT DETAIL

D3

1

CURB INLET SECTION

10'-0"

2'-6" 8" 3'-8" 8" 2'-6"

3'-
0"

6"
2'-

0"
6"

6" 2'-0"
MIN. 6"

1" MIN.
SLOPE

1'-6"

8"

VA
RI

ES
 S

EE
 P

LA
N

3'-0"

8" 1'-8" 8"

6"

6"
VA

RI
ES

-S
EE

 P
LA

N
8"

SCALE: N.T.S.
2

CURB INLET SECTION

SCALE: N.T.S.

A

CURB INLET PLAN

SCALE: N.T.S.

#4 BARS @
12" O.C.
EACH WAY.

#4x18" LONG DOWELED
INTO BOX @ 12" O.C.

INSTALL HEAVY DUTY BICYCLE
SAFE GRATE AND FRAME IN
CATCH BASIN.

ROAD BASE

ASPHALT PAVEMENT

CONC. CATCH BASIN W/ HEAVY DUTY
BICYCLE SAFE GRATE & FRAME.

CONCRETE APRON

#4 BARS @ 12"
O.C. EACH WAY

SCALE: N.T.S.

CATCH BASIN

C4

4'-
0"

2'-3" 0'-6" 1'-3"

4'-0'

30" DIAMETER ACCESS LID=4856.15

3.9 in. Ø ORIFICE

HIGHWATER/
OVERFLOW WEIR=4852.34

ACCESS LID=4856.15

6" CONCRETE
BAFFLE WALL

STORM DRAIN CLEANOUT BOX AND OVERFLOW WEIR 

6" CONCRETE BAFFLE WALL

PLAN VIEW

SECTION VIEW

12" HDPE TO
SEPARATOR

12" HDPE

4'x4' CLEANOUT BOX WITH
 ORIFICE AND OVERFLOW WEIR

4'-0"

3.0
'

3.9
"

3.9
"

OVERFLOW PATH

12" HDPE
12" HDPE TO
SEPARATOR

3.9 in. Ø ORIFICE INSTALL
OPENING THROUGH

BAFFLE WALL

A4

SLOPE (TYP.)

7"

9"

1/4
" T

YP
.

3'-0"

2" MI
N

NOTE:
ASPHALT TO BE 1/4" HIGHER
THAN LIP OF CONCRETE

ROAD BASE

(4) #5 CONTINUOUS

4" ROAD BASE
COMPACTED
SUBGRADE

CONCRETE WATERWAY -
JOINTS @ 10'-0" O.C.
WITH EXPANSION JOINT
AT 50'-0" O.C. - CAULK
ALL JOINTS WITH SEKAFLEX
GREY.

ASPHALT

SCALE: N.T.S.

36" CONCRETE WATERWAY

C3
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C522

CIVIL DETAILS

800-338-1122         513-645-7000         513-645-7993 FAX

9025 Centre Pointe Dr., Suite 400,  West Chester, OH 45069

CDS2025-5-C

 INLINE CDS

STANDARD DETAIL

S
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THIS PRODUCT MAY BE PROTECTED BY ONE OR MORE OF THE

FOLLOWING U.S. PATENTS:  5,788,848; 6,641,720; 6,511,595; 6,581,783;

RELATED FOREIGN PATENTS, OR OTHER PATENTS PENDING.

STRUCTURE ID

WATER QUALITY FLOW RATE (CFS OR L/s)

PEAK FLOW RATE (CFS OR L/s)

RETURN PERIOD OF PEAK FLOW (YRS)

SCREEN APERTURE (2400 OR 4700)

PIPE DATA: I.E. MATERIAL DIAMETER

INLET PIPE 1

INLET PIPE 2

OUTLET PIPE

SITE SPECIFIC

DATA REQUIREMENTS

WIDTH HEIGHTANTI-FLOTATION BALLAST

NOTES/SPECIAL REQUIREMENTS:

RIM ELEVATION

* PER ENGINEER OF RECORD

CDS2025-5-C DESIGN NOTES

CDS2025-5-C RATED TREATMENT CAPACITY IS 1.6 CFS  [45.3 L/s], OR PER LOCAL REGULATIONS.  MAXIMUM HYDRAULIC INTERNAL BYPASS CAPACITY IS

14.0 CFS [396 L/s].  IF THE SITE CONDITIONS EXCEED 14.0 CFS [396 L/s], AN UPSTREAM BYPASS STRUCTURE IS REQUIRED.

THE STANDARD CDS2025-5-C CONFIGURATION IS SHOWN.  ALTERNATE CONFIGURATIONS ARE AVAILABLE AND ARE LISTED BELOW.  SOME

CONFIGURATIONS MAY BE COMBINED TO SUIT SITE REQUIREMENTS.

GENERAL NOTES

1.   CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2.  DIMENSIONS MARKED WITH ( ) ARE REFERENCE DIMENSIONS.  ACTUAL DIMENSIONS MAY VARY.

3.  FOR FABRICATION DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AND WEIGHTS, PLEASE CONTACT YOUR CONTECH ENGINEERED

SOLUTIONS LLC REPRESENTATIVE.  www.ContechES.com

4.  CDS WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS DRAWING.

5.  STRUCTURE SHALL MEET AASHTO HS20 AND CASTINGS SHALL MEET HS20 (AASHTO M 306) LOAD RATING, ASSUMING GROUNDWATER ELEVATION

AT, OR BELOW, THE OUTLET PIPE INVERT ELEVATION.  ENGINEER OF RECORD TO CONFIRM ACTUAL GROUNDWATER ELEVATION.

6.  PVC HYDRAULIC SHEAR PLATE IS PLACED ON SHELF AT BOTTOM OF SCREEN CYLINDER.  REMOVE AND REPLACE AS NECESSARY DURING

MAINTENANCE CLEANING.

INSTALLATION NOTES

A.    ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE

SPECIFIED BY ENGINEER OF RECORD.

B.     CONTRACTOR TO PROVIDE EQUIPMENT WITH SUFFICIENT LIFTING AND REACH CAPACITY TO LIFT AND SET THE CDS MANHOLE STRUCTURE

(LIFTING CLUTCHES PROVIDED).

C.    CONTRACTOR TO ADD JOINT SEALANT BETWEEN ALL STRUCTURE SECTIONS, AND ASSEMBLE STRUCTURE.

D.    CONTRACTOR TO PROVIDE, INSTALL, AND GROUT PIPES.  MATCH PIPE INVERTS WITH ELEVATIONS SHOWN.

E.     CONTRACTOR TO TAKE APPROPRIATE MEASURES TO ASSURE UNIT IS WATER TIGHT, HOLDING WATER TO FLOWLINE INVERT MINIMUM.  IT IS

SUGGESTED THAT ALL JOINTS BELOW PIPE INVERTS ARE GROUTED.

GRATED INLET ONLY (NO INLET PIPE)

GRATED INLET WITH INLET PIPE OR PIPES

CURB INLET ONLY (NO INLET PIPE)

CURB INLET WITH INLET PIPE OR PIPES

CONFIGURATION DESCRIPTION

SEPARATE OIL BAFFLE (SINGLE INLET PIPE REQUIRED FOR THIS CONFIGURATION)

SEDIMENT WEIR FOR NJDEP / NJCAT CONFORMING UNITS

FRAME AND COVER

(DIAMETER VARIES)

N.T.S.

PLAN VIEW B-B

N.T.S.

CENTER OF CDS STRUCTURE,

SCREEN AND SUMP OPENING

PVC HYDRAULIC

SHEAR PLATE

2
'
-
1
1
"
 
[
8
8
9
]

(
2
'
-
0
"
 
[
6
1
0
]
)

1'-9" [533]

(
5
'
-
7
"
 
[
1
7
0
2
]
)

ELEVATION A-A

N.T.S.

FIBERGLASS

SEPARATION CYLINDER

AND INLET

SOLIDS STORAGE

SUMP

SEPARATION

SCREEN

INLET PIPE

(MULTIPLE INLET PIPES MAY

BE ACCOMMODATED)

OUTLET PIPE

PVC HYDRAULIC

SHEAR PLATE

(
4
'
-
0
"
 
[
1
2
1
9
]
)

PERMANENT

POOL ELEV.

OIL BAFFLE

SKIRT

A

60" [1524] I.D.

MANHOLE STRUCTURE

V
A

R
I
E

S

+
/
-
1
3
5
°

M

A

X

.

+
/-6

5
°

M
A

X
.

FIBERGLASS

SEPARATION CYLINDER

AND INLET

TOP SLAB ACCESS

(SEE FRAME AND

COVER DETAIL)

CONTRACTOR TO GROUT TO

FINISHED GRADE

GRADE

RINGS/RISERS

BB

A

www.ContechES.com
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DESCRIPTION:

A STABILIZED PAD OF CRUSHED STONE LOCATED WHERE CONSTRUCTION TRAFFIC ENTERS
OR LEAVES THE SITE FROM OR TO PAVED SURFACE.

APPLICATIONS:

AT ANY POINT OF INGRESS OR EGRESS AT A CONSTRUCTION SITE WHERE   ADJACENT
TRAVELED WAY IS PAVED. GENERALLY APPLIES TO SITES OVER 2  ACRES UNLESS SPECIAL
CONDITIONS EXIST.

INSTALLATION/APPLICATION CRITERIA:

· CLEAR GRUB AREA AND GRAD TO PROVIDE MAXIMUM SLOPE OF 2%.
· COMPACT SUB GRADE AND PLACE FILTER FABRIC IF DESIRED (RECOMMENDED FOR

ENTRANCES TO REMAIN FOR MORE THAN 3 MONTHS.
· PLACE COARSE AGGREGATE, 1 TO 2-1/2 INCHES IN SIZE, TO A MINIMUM DEPTH OF 8

INCHES.

LIMITATIONS:

· REQUIRES PERIODIC TOP DRESSING WITH ADDITIONAL STONES.
· SHOULD BE USED IN CONJUNCTION WITH STREET SWEEPING ON ADJACENT PUBLIC

RIGHT-OF-WAY.

MAINTENANCE:

· INSPECT DAILY FOR LOSS OF GRAVEL OR SEDIMENT BUILDUP.
· INSPECT ADJACENT ROADWAY FOR SEDIMENT DEPOSIT AND CLEAN BY SWEEPING OR

SHOVELING.
· REPAIR ENTRANCE AND REPLACE GRAVEL AS REQUIRED TO MAINTAIN CONTROL IN

GOOD WORKING CONDITION.
· EXPAND STABILIZED AREA AS REQUIRED TO ACCOMMODATE TRAFFIC AND PREVENT

EROSION AT DRIVEWAYS.

OBJECTIVES
□ HOUSEKEEPING PRACTICES

□ CONTAIN WASTE

□ MINIMIZE DISTURBED AREA

□ STABILIZE DISTURBED AREA

□ PROTECT SLOPES/CHANNELS

□ CONTROL SITE PERIMETER

□ CONTROL INTERNAL EROSION

TARGETED POLLUTANTS
□ SEDIMENT

□ NUTRIENTS

□ TOXIC MATERIALS

□ OIL & GREASE

□ FLOATABLE MATERIALS

□ OTHER WASTE

_______________________________________________

□ HIGH IMPACT

□ MEDIUM IMPACT

□ LOW OR UNKNOWN IMPACT

_______________________________________________

IMPLEMENTATION REQUIREMENTS
□ CAPITAL COSTS

□ O & M COSTS

□ MAINTENANCE

□ TRAINING

□ HIGH □ MEDIUM □ LOW

SEDIMENT FABRIC
UNDER GRAVEL

1" TO 2-1/2" SIZE
COARSE AGGREGATE

8" MIN.

PAVED ROAD

50' MIN.

15' MIN.

SCALE: N.T.S.

STABILIZED CONSTRUCTION ENTRANCE

C1

DESCRIPTION:

A TEMPORARY SEDIMENT BARRIER CONSISTING OF ENTRENCHED FILTER FABRIC
STRETCHED ACROSS AND SECURED TO SUPPORTING POSTS.

APPLICATIONS:

· PERIMETER CONTROL: PLACER BARRIER AT DOWNGRADE LIMITS OF DISTURBANCE.
· SEDIMENT BARRIER: PLACE BARRIER AT TOE OF SLOPE OR SOIL STOCKPILE.
· PROTECTION OF EXISTING WATERWAYS: PLACE BARRIER AT TOP OF STREAM BANK
· INLET PROTECTION: PLACE FENCE SURROUNDING CATCH BASINS

INSTALLATION/APPLICATION CRITERIA:

· PLACE POSTS 6 FEET APART ON CENTER ALONG CONTOUR (OR USE PRE-ASSEMBLED
UNIT) AND DRIVE 2 FEET MINIMUM INTO GROUND. EXCAVATE AN ANCHOR TRENCH
IMMEDIATELY UPGRADIENT OF POSTS

· SECURE WIRE MESH (14 GAGE MIN. WITH 6 INCH OPENINGS) TO UPSLOPE SIDE OF
POSTS. ATTACH WITH HEAVY DUTY 1 INCH LONG WIRE STAPLES, TIE WIRES OR HOG
RINGS.

· CUT FABRIC TO REQUIRED WIDTH, UNROLL ALONG LENGTH OF BARRIER AND DRAPE
OVER BARRIER. SECURE FABRIC TO MESH WITH TWINE, STAPLES, OR SIMILAR, WITH
TRAILING EDGE EXTENDING INTO ANCHOR TRENCH.

· BACKFILL OVER FILTER FABRIC TO ANCHOR.

LIMITATIONS:

· RECOMMENDED MAXIMUM DRAINAGE AREA OF 0.5 ACRE PER 100 FEET OF FENCE.
· RECOMMENDED MAXIMUM UPGRADIENT SLOPE LENGTH OF 150 FEET.
· RECOMMENDED MAXIMUM UPHILL GRADE OF 2:1 (50%).
· RECOMMENDED MAXIMUM FLOW RATE OF 0.5 CFS.
· PONDING SHOULD NOT BE ALLOWED BEHIND FENCE.

MAINTENANCE:

· INSPECT IMMEDIATELY AFTER ANY RAINFALL AND AT LEAST DAILY DURING
PROLONGED RAINFALL.

· LOOK FOR RUNOFF BYPASSING ENDS OF BARRIERS OR UNDERCUTTING BARRIERS.
· REPAIR OR REPLACE DAMAGED AREAS OF THE BARRIER AND REMOVE ACCUMULATED

SEDIMENT.
· REANCHOR FENCE AS NECESSARY TO PREVENT SHORTCUTTING.
· REMOVE ACCUMULATED SEDIMENT WHEN IT REACHES 1/2 THE HEIGHT OF THE FENCE.

1.

PLACE POSTS 6' ON CENTER
(2X4 WOOD POSTS OR STEEL

FENCE POSTS)

2. 3.

SECURE MESH TO POSTS WITH
WIRE STAPLES 1" LONG OR TIE

WIRES OR HOG RINGS

4.

SECURE FABRIC TO MESH
WITH TWINE, STAPLES,

OR SIMILAR

5. 6. TOE DETAIL

FABRIC

BACK FILL WITH
ROCKS OR DIRT

WIRE MESH

OBJECTIVES
□ HOUSEKEEPING PRACTICES

□ CONTAIN WASTE

□ MINIMIZE DISTURBED AREA

□ STABILIZE DISTURBED AREA

□ PROTECT SLOPES/CHANNELS

□ CONTROL SITE PERIMETER

□ CONTROL INTERNAL EROSION

TARGETED POLLUTANTS
□ SEDIMENT

□ NUTRIENTS

□ TOXIC MATERIALS

□ OIL & GREASE

□ FLOATABLE MATERIALS

□ OTHER WASTE

_______________________________________________

□ HIGH IMPACT

□ MEDIUM IMPACT

□ LOW OR UNKNOWN IMPACT

_______________________________________________

IMPLEMENTATION REQUIREMENTS
□ CAPITAL COSTS

□ O & M COSTS

□ MAINTENANCE

□ TRAINING

□ HIGH □ MEDIUM □ LOW

FLOW

FLOW

DISTURBED AREA
EXISTING VEGITATION

3'
2'

2'

2'

SCALE: N.T.S.

SILT FENCE

C3

DESCRIPTION:

CONTROLLED STORAGE OF ON-SITE MATERIALS.

APPLICATIONS:

· STORAGE OF HAZARDOUS, TOXIC, AND ALL CHEMICAL SUBSTANCES.
· ANY CONSTRUCTION SITE WITH OUTSIDE STORAGE OF MATERIALS.

INSTALLATION/APPLICATION CRITERIA:

· DESIGNATE A SECURED AREA WITH LIMITED ACCESS AS THE STORAGE LOCATION.
ENSURE NO WATERWAYS OR DRAINAGE PATHS ARE NEARBY.

· CONSTRUCT COMPACTED EARTHEN BERM (SEE EARTH BERM BARRIER INFORMATION
SHEET), OR SIMILAR PERIMETER CONTAINMENT AROUND STORAGE LOCATION FOR
IMPOUNDMENT IN THE CASE OF SPILLS.

· ENSURE ALL ON-SITE PERSONNEL UTILIZE DESIGNATED STORAGE AREA. DO NOT
STORE EXCESSIVE AMOUNTS OF MATERIAL THAT WILL NOT BE UTILIZED ON SITE.

· FOR ACTIVE USE OF MATERIAL AWAY FROM THE STORAGE AREA ENSURE MATERIALS
ARE NOT SET DIRECTLY ON THE GROUND AND ARE COVERED WHEN NOT IN USE.
PROTECT STORM DRAINAGE DURING USE.

LIMITATIONS:

· DOES NOT PREVENT CONTAMINATION DUE TO MISHANDLING OF PRODUCTS.
· SPILL PREVENTION AND RESPONSE PLAN STILL REQUIRED.
· ONLY EFFECTIVE IF MATERIALS ARE ACTIVELY STORED IN CONTROLLED LOCATION.

MAINTENANCE:

· INSPECT DAILY AND REPAIR ANY DAMAGE TO PERIMETER IMPOUNDMENT OR
SECURITY FENCING.

· CHECK MATERIALS ARE BEING CORRECTLY STORED (I.E. STANDING UPRIGHT, IN
LABELED CONTAINERS, TIGHTLY CAPPED) AND THAT NO MATERIALS ARE BEING
STORED AWAY FROM THE DESIGNATED LOCATION.

EARTH
BERM

SECURITY
FENCE

PELLET
FOR STORAGE

PLASTIC TARP
TO COVER WHEN
NOT IN USE

PLASTIC FOR
TEMPORARY STORAGE

CONTROLLED STORAGE LOCATION

BERMED PERIMETER IMPOUNDMENT
STORAGE OFF GROUND
COVER WHEN NOT IN USE

OBJECTIVES
□ HOUSEKEEPING PRACTICES

□ CONTAIN WASTE

□ MINIMIZE DISTURBED AREA

□ STABILIZE DISTURBED AREA

□ PROTECT SLOPES/CHANNELS

□ CONTROL SITE PERIMETER

□ CONTROL INTERNAL EROSION

TARGETED POLLUTANTS
□ SEDIMENT

□ NUTRIENTS

□ TOXIC MATERIALS

□ OIL & GREASE

□ FLOATABLE MATERIALS

□ OTHER WASTE

_______________________________________________

□ HIGH IMPACT

□ MEDIUM IMPACT

□ LOW OR UNKNOWN IMPACT

_______________________________________________

IMPLEMENTATION REQUIREMENTS
□ CAPITAL COSTS

□ O & M COSTS

□ MAINTENANCE

□ TRAINING

□ HIGH □ MEDIUM □ LOW

SCALE: N.T.S.

MATERIALS STORAGE

A3

DESCRIPTION:

TEMPORARY ON-SITE SANITARY FACILITIES FOR CONSTRUCTION PERSONNEL.

APPLICATIONS:

· ALL SITES WITH NO PERMANENT SANITARY FACILITIES OR WHERE PERMANENT
FACILITY IS TO FAR FROM ACTIVITIES.

INSTALLATION/APPLICATION CRITERIA:

· LOCATE PORTABLE TOILETS IN CONVENIENT LOCATIONS THROUGHOUT THE SITE.
· PREPARE LEVEL, GRAVEL SURFACE AND PROVIDE CLEAR ACCESS TO THE TOILETS

FOR SERVICING AND FOR ON-SITE PERSONNEL.
· CONSTRUCT EARTH BERM PERIMETER (SEE EARTH BERM BARRIER INFORMATION

SHEET), CONTROL FOR SPILL/PROTECTION LEAK.

LIMITATIONS:

· NO LIMITATIONS

MAINTENANCE:

· PORTABLE TOILETS SHOULD BE MAINTAINED IN GOOD WORKING ORDER BY LICENSED
SERVICE WITH DAILY OBSERVATION FOR LEAK DETECTION.

· REGULAR WASTE COLLECTION SHOULD BE ARRANGED WITH LICENSED SERVICE.
· ALL WASTE SHOULD BE DEPOSITED IN SANITARY SEWER SYSTEM FOR TREATMENT

WITH APPROPRIATE AGENCY APPROVAL.

CONTAINMENT
EARTH BERM

GRAVEL PAD1' x 1'

OBJECTIVES
□ HOUSEKEEPING PRACTICES

□ CONTAIN WASTE

□ MINIMIZE DISTURBED AREA

□ STABILIZE DISTURBED AREA

□ PROTECT SLOPES/CHANNELS

□ CONTROL SITE PERIMETER

□ CONTROL INTERNAL EROSION

TARGETED POLLUTANTS
□ SEDIMENT

□ NUTRIENTS

□ TOXIC MATERIALS

□ OIL & GREASE

□ FLOATABLE MATERIALS

□ OTHER WASTE

_______________________________________________

□ HIGH IMPACT

□ MEDIUM IMPACT

□ LOW OR UNKNOWN IMPACT

_______________________________________________

IMPLEMENTATION REQUIREMENTS
□ CAPITAL COSTS

□ O & M COSTS

□ MAINTENANCE

□ TRAINING

□ HIGH □ MEDIUM □ LOW

SCALE: N.T.S.

PORTABLE TOILETS

C5

DESCRIPTION:

PREVENT OR REDUCE THE DISCHARGE OF POLLUTANTS TO STORM WATER FROM
CONCRETE WASTE BY CONDUCTING WASHOUT OFF-SITE, PERFORMING ON-SITE WASHOUT
IN A DESIGNATED AREA, AND TRAINING EMPLOYEES AND SUBCONTRACTORS.

APPLICATIONS:

· THIS TECHNIQUE IS APPLICABLE TO ALL TYPES OF SITES.

INSTALLATION/APPLICATION CRITERIA:

· STORE DRY AND WET MATERIALS UNDER COVER, AWAY FROM DRAINAGE AREAS.
· AVOID MIXING EXCESS AMOUNTS OF FRESH CONCRETE OR CEMENT ON-SITE.
· PERFORM WASHOUT OF CONCRETE TRUCKS OFF-SITE OR IN DESIGNATED AREAS

ONLY.
· DO NOT WASH OUT CONCRETE TRUCKS INTO STORM DRAINS, OPEN DITCHES,

STREETS, OR STREAMS.
· DO NOT ALLOW EXCESS CONCRETE TO BE DUMPED ON-SITE, EXCEPT IN DESIGNATED

AREAS.
· WHEN WASHING CONCRETE TO REMOVE FINE PARTICLES AND EXPOSE THE

AGGREGATE, AVOID CREATING RUNOFF BY DRAINING THE WATER WITHIN A BERMED
OR LEVEL AREA (SEE EARTH BERM BARRIER INFORMATION SHEET.)

· TRAIN EMPLOYEES AND SUBCONTRACTORS IN PROPER CONCRETE WASTE
MANAGEMENT.

LIMITATIONS:

· OFF-SITE WASHOUT OF CONCRETE WASTES MAY NOT ALWAYS BE POSSIBLE.

MAINTENANCE:

· INSPECT SUBCONTRACTORS T ENSURE THAT CONCRETE WASTES ARE BEING
PROPERLY MANAGED.

· IF USING A TEMPORARY PIT, DISPOSE HARDENED CONCRETE ON A REGULAR BASIS.

CONTAINMENT
EARCH BERM
ALL AROUND

WASHDOWN AREA
PONDING STORAGE

LOCATE 50' FROM NEAREST
DRAINAGE AREA

OBJECTIVES
□ HOUSEKEEPING PRACTICES

□ CONTAIN WASTE

□ MINIMIZE DISTURBED AREA

□ STABILIZE DISTURBED AREA

□ PROTECT SLOPES/CHANNELS

□ CONTROL SITE PERIMETER

□ CONTROL INTERNAL EROSION

TARGETED POLLUTANTS
□ SEDIMENT

□ NUTRIENTS

□ TOXIC MATERIALS

□ OIL & GREASE

□ FLOATABLE MATERIALS

□ OTHER WASTE

_______________________________________________

□ HIGH IMPACT

□ MEDIUM IMPACT

□ LOW OR UNKNOWN IMPACT

_______________________________________________

IMPLEMENTATION REQUIREMENTS
□ CAPITAL COSTS

□ O & M COSTS

□ MAINTENANCE

□ TRAINING

□ HIGH □ MEDIUM □ LOW

SCALE: N.T.S.

CONCRETE WASTE MANAGEMENT
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FILTERSOCK SPECIFICATION:

FILTREXX FILTERSOCK INSTALLATION AND MAINTENANCE

1.0 DESCRIPTION:

THIS WORK SHALL CONSIST OF FURNISHING, INSTALLING, MAINTAINING AND DISPERSING (IF
NEEDED) A WATER PERMEABLE COMPOST FILTER SOCK (FILTREXX FILTERSOCK) TO CONTAIN SOIL
EROSION AND SEDIMENT BY REMOVING SOIL PARTICLES FROM WATER MOVING OFF SITE INTO
ADJACENT WATERWAYS OR STORM WATER DRAINAGE SYSTEMS.  FILTERSOCKS WILL BE USED AS
A FORM OF INLET PROTECTION FOR OPERATIONAL STORM DRAINAGE SYSTEMS.

2.0 COMPOST PRODUCTS USED TO FILL FILTREXX FILTERSOCKS

1. COMPOST:  COMPOST USED FOR FILTREXX FILTERSOCKS SHALL BE WEED FREE AND DERIVED
FROM A WELL-DECOMPOSED SOURCE OF ORGANIC MATTER.  THE COMPOST SHALL BE
PRODUCED USING AN  AEROBIC COMPOSTING PROCESS MEETING CFR 503 REGULATIONS,
INCLUDING TIME AND TEMPERATURE DATA INDICATING EFFECTIVE WEED SEED, PATHOGEN
AND INSECT LARVAE KILL.  THE COMPOST SHALL BE FREE OF ANY REFUSE, CONTAMINANTS OR
OTHER MATERIALS TOXIC TO PLANT GROWTH.  NON-COMPOSTED PRODUCTS WILL NOT BE
ACCEPTED.  TEST METHODS FOR THE ITEMS BELOW SHOULD FOLLOW USCC TMECC
GUIDELINES FOR LABORATORY PROCEDURES:

A. PH - 5.0-8.0 IN ACCORDANCE WITH TMECC 04.11-A, "ELECTROMETRIC PH DETERMINATIONS
FOR COMPOST"

B. PARTICLE SIZE - 99% PASSING A 1" SIEVE, 90% PASSING A _" SIEVE AND A MINIMUM OF 70%
GREATER THAN THE 3/8" SIEVE.  A TOTAL OF 98 % SHALL NOT EXCEED 3 INCHES IN LENGTH,
IN ACCORDANCE WITH TMECC 02.02-B, "SAMPLE SIEVING FOR AGGREGATE SIZE
CLASSIFICATION"

C. MOISTURE CONTENT OF LESS THAN 60% IN ACCORDANCE WITH STANDARDIZED TEST
METHODS FOR MOISTURE DETERMINATION.

D. MATERIAL SHALL BE RELATIVELY FREE (<1% BY DRY WEIGHT) OF INERT OR FOREIGN MAN
MADE  MATERIALS. E. A SAMPLE SHALL BE SUBMITTED TO THE ENGINEER FOR APPROVAL
PRIOR TO BEING USED AND MUST COMPLY WITH ALL LOCAL, STATE AND FEDERAL
REGULATIONS.

3.0 CONSTRUCTION AND INSTALLATION OF FILTREXX FILTERSOCKS:

1. FILTREXX FILTERSOCKS WILL BE USED AS A FORM OF INLET PROTECTION ON CONSTRUCTION
SITES  WHICH REQUIRE PROTECTION AGAINST SEDIMENT LADEN WATER AFTER STORM
DRAINS BECOME  OPERATIONAL.

2. FILTREXX FILTERSOCKS WILL BE PLACED AT LOCATIONS INDICATED ON PLANS AS DIRECTED
BY THE  ENGINEER. FILTERSOCKS SHOULD BE INSTALLED IN A PATTERN THAT ALLOWS
COMPLETE PROTECTION OF THE INLET AREA

3. INSTALLATION OF FILTREXX FILTERSOCKS WILL ENSURE A MINIMAL OVERLAP OF AT LEAST
ONE FOOT  ON EITHER SIDE OF THE OPENING BEING PROTECTED.  THE FILTERSOCKS WILL BE
ANCHORED TO THE SOIL BEHIND THE CURB USING STAPLES, STAKES OR OTHER DEVICES
CAPABLE OF HOLDING THE FILTERSOCK IN PLACE.

4. STANDARD SIZES OF FILTERSOCKS FOR INLET PROTECTION WILL BE 8" DIAMETER PRODUCTS.
IN  SEVERE FLOW SITUATIONS, LARGER FILTERSOCKS MAY BE RECOMMENDED BY THE
ENGINEER.

5. FILTERSOCKS SHALL BE CONSTRUCTED OF A WOVEN MATERIAL AND FILLED WITH A COMPOST
PRODUCT  THAT PASSES THE CRITERIA LISTED IN SECTION 2.

6. IF THE FILTERSOCKS BECOME CLOGGED WITH DEBRIS AND SEDIMENT, THEY SHALL BE
MAINTAINED SO AS TO ASSURE A PROPER DRAINAGE AND WATER FLOW INTO THE STORM
DRAIN.  IN SEVERE STORM EVENTS, OVERFLOW OF THE FILTERSOCK MAY BE ACCEPTABLE IN
ORDER TO KEEP THE AREA FROM  FLOODING.

7. THE FILTERSOCKS SHALL BE POSITIONED SO AS TO PROVIDE COMPLETE PHYSICAL BARRIER
TO THE DRAIN ITSELF, ALLOWING SEDIMENT TO COLLECT ON THE OUTSIDE OF THE

FILTERSOCKS.  SEE ATTACHED SCHEMATIC FOR FILTREXX FILTERSOCK INSTALLATION.
8. FOR AREAS WHERE FILTERSOCKS ARE TO BE LEFT AS A PERMANENT PART OF THE

LANDSCAPE, FILTERSOCKS MAY BE SEEDED DURING TIME OF MANUFACTURE TO CREATE A
LIVING SOCK.  FOR SEEDING OPTIONS, THE ENGINEER MAY SIMPLY REPLACE ALL LANGUAGE
ABOVE WITH "LIVING FILTREXX FILTERSOCKS"

4.0 MAINTENANCE:

1. THE CONTRACTOR SHALL MAINTAIN FILTREXX FILTERSOCKS IN A FUNCTIONAL CONDITION AT
ALL TIMES AND IT SHALL BE ROUTINELY INSPECTED.

2. WHERE THE FILTERSOCK REQUIRES REPAIR, IT WILL BE ROUTINELY REPAIRED.
3. THE CONTRACTOR SHALL REMOVE SEDIMENTS COLLECTED AT THE BASE OF THE FILTERSOCK

WHEN THEY REACH 1/3 OF THE EXPOSED HEIGHT OF THE FILTERSOCK, OR AS DIRECTED BY
THE ENGINEER.

4. THE FILTREXX FILTERSOCK WILL BE DISPERSED ON SITE WHEN NO LONGER REQUIRED, AS
DETERMINED BY THE ENGINEER.  THE NETTING MATERIAL WILL BE DISPOSED OF IN NORMAL
TRASH CONTAINERS OR REMOVED BY THE CONTRACTOR.

5. REGULAR MAINTENANCE INCLUDES LIFTING THE FILTREXX FILTERSOCKS AND CLEANING
UNDER THEM AS SEDIMENT COLLECTS.

5.0 METHOD OF MEASUREMENT:

BID ITEMS SHALL SHOW MEASUREMENT AS `FILTREXX FILTERSOCK' PER LINEAR FOOT, INSTALLED
OR PER INLET, AS SPECIFIED BY THE ENGINEER.

6.0 PERFORMANCE:

1. CONTRACTOR IS RESPONSIBLE FOR ESTABLISHING A WORKING EROSION CONTROL SYSTEM
AND MAY, WITH APPROVAL OF THE ENGINEER, WORK OUTSIDE THE MINIMUM CONSTRUCTION
REQUIREMENTS AS NEEDED.

2. WHERE THE FILTERSOCK DETERIORATES OR FAILS, IT WILL BE REPAIRED OR REPLACED WITH
A MORE  EFFECTIVE ALTERNATIVE.

3. CONTRACTOR IS REQUIRED TO BE A CERTIFIED FILTREXX INSTALLER AS DETERMINED BY
FILTREXX  INTERNATIONAL, LLC (440-926-8041 OR VISIT WEBSITE AT FILTREXX.COM).
CERTIFICATION  SHALL BE CONSIDERED CURRENT IF APPROPRIATE IDENTIFICATION IS SHOWN
DURING TIME OF BID OR  AT TIME OF APPLICATION.

7.0 APPLICATION GUIDELINES:

1. FILTREXX FILTERSOCKS SHALL EITHER BE MADE ON SITE OR DELIVERED TO THE JOBSITE
USING A 3 MIL TUBULAR HDPE KNITTED MESH NETTING MATERIAL, FILLED WITH COMPOST
PASSING THE ABOVE SPECIFICATIONS FOR COMPOST PRODUCTS AS OUTLINED IN 2.0.

2. FILTREXX FILTERSOCKS NETTING MATERIALS ARE AVAILABLE ONLY FROM FILTREXX
INTERNATIONAL, LLC AND ARE THE ONLY CERTIFIED MESH MATERIALS ACCEPTED IN CREATING
FILTREXX PRODUCTS ON SITE OR AS DELIVERED TO THE JOB SITE.  STANDARD FILTREXX
COLOR CODING SYSTEMS INCLUDE YELLOW AND BLACK STRIPED MESH NETTING WITH 3/8"
MESH OPENINGS FOR INLET PROTECTION.  OTHER COLORS ARE ONLY ACCEPTABLE AS
APPROVED BY BOTH THE ENGINEER AND FILTREXX INTERNATIONAL, LLC.

3. CONTRACTOR IS REQUIRED TO BE A CERTIFIED FILTREXX INSTALLER AS DETERMINED BY
FILTREXX  INTERNATIONAL, LLC (440-926-8041 OR VISIT WEBSITE AT FILTREXX.COM).
CERTIFICATION SHALL BE CONSIDERED CURRENT IF APPROPRIATE IDENTIFICATION IS SHOWN
DURING TIME OF BID OR AT TIME OF APPLICATION.

8.0 AVAILABLE VENDORS FILTREXX FILTERSOCKS MAY BE PURCHASED FROM THE

FOLLOWING CERTIFIED FILTREXX INSTALLERS:

WINDSWEPT ORGANIX INC.
WORK: 480-963-4638
FAX: 408-940-4261
850 SOUTH BOGLE AVE, SUITE 2
CHANDLER, AZ 85225

C REPLENISH

AREA INLET

FILTER FABRIC
REQUIRED OVER GRATE

8" FILTER
FILTER SOCK

FILTER FABRIC
REQUIRED
OVER GRATE

CURB INLET

8" FILTER
FILTER SOCK

EMPTY FILTER FILTER SOCK

TIED OFF TO STAKES

WATER FLOW

WATER FLOW

WATER FLOW

WATER FLOW

WATER FLOW

SCALE: N.T.S.

SEDIMENT BARRIER / FILTER SOCK PROTECTION
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06-29-16

MONUMENT LINE

CENTER LINE

SUBJECT PROPERTY LINE

ADJACENT PROPERTY LINE

EASEMENT LINE

DITCH FLOWLINE

FENCE LINE

ATMS CABLE

CABLE TV LINE

COMMUNICATIONS LINE

FIBER-OPTIC CABLE

FIRE LINE

IRRIGATION LINE

NATURAL GAS LINE

OVERHEAD COMMUNICATIONS

OVERHEAD POWER LINE

OVERHEAD TELEPHONE LINE

OVERHEAD TELEVISION LINE

POWER LINE

POWER/COMMUNICATIONS LINE

POWER/TELEPHONE LINE

POWER/TELE/COMM LINE

ROOF DRAIN LINE

SECONDARY WATER LINE

SANITARY SEWER LINE

STEAM LINE

STORM DRAIN LINE

TELEPHONE LINE

TELEPHONE/COMM LINE

UNDERDRAIN

UNDERGROUND COMMUNICATIONS

UNDERGROUND POWER LINE

UNDERGROUND TELEPHONE LINE

UNDERGROUND TELEVISION

WATER LINE

CONTOUR LINE

CURB & GUTTER (STD)

CURB & GUTTER (OUTFALL)

SECTION CORNER (FOUND)

SECTION CORNER (NOT FOUND)

STREET MONUMENT

BRASS CAP MONUMENT

POWER POLE

UTILITY POLE

GUY ANCHOR

POWER TRANSFORMER

TRAFFIC SIGNAL CABINET

LIGHT POLE

TELEPHONE RISER

TELEPHONE MANHOLE

TRAFFIC SIGNAL BOX

WATER MANHOLE

WATER VALVE

WATER METER

FIRE HYDRANT

SANITARY SEWER MANHOLE

SANITARY SEWER CLEANOUT

STORM DRAIN MANHOLE

STORM DRAIN CURB INLET

STORM DRAIN CATCH BASIN

STORM DRAIN CLEANOUT

STORM DRAIN COMBO BOX

MAILBOX

SIGN

FLOW DIRECTION

SPOT ELEVATION

CONIFEROUS TREE

DECIDUOUS TREE

EXISTINGNEW EXISTINGNEW

ATMS

X X

atms

ABBREVIATIONS

LEGEND

TV tv

C c

FO fo

F f

G g

IRR irr

OHP ohp

P p

P/C p/c

P/T p/t

P/T/C p/t/c

RD rd

SW sw

S s

ST st

SD sd

T t

T/C t/c

UGP ugp

W w

AC ACRE
ADA AMERICANS WITH DISABILITIES ACT
ATMS ADVANCED TRAFFIC MGMT. SYSTEM
B&C BAR & CAP
BC BUILDING CORNER
BLUE BLUE STAKED ELECTRIC
BLUFO BLUE STAKED FIBER OPTIC
BLUG BLUE STAKED NATURAL GAS
BLUIRR BLUE STAKED IRRIGATION
BLUSD BLUE STAKED STORM DRAIN
BLUSS BLUE STAKED SANITARY SEWER
BLUT BLUE STAKED TELEPHONE
BLUW BLUE STAKED WATER
BM BENCHMARK
BOB BOTTOM OF BOX
BOL BOLLARD
BOV BLOW-OFF VALVE
BOW BACK OF WALK
BW BOTTOM OF WALL
℄ CENTERLINE
CATV CABLE TELEVISION
CBR CONCRETE BARRIER
CC CURB CUT
COL COLUMN
COMM COMMUNICATIONS
CONC CONCRETE
CONST CONSTRUCTION
CMP CORRUGATED METAL PIPE
CP CONTROL POINT
CTREE CONIFEROUS TREE
CUFT CUBIC FOOT
CUYD CUBIC YARD
DEL DELINEATOR
DIA or Ø DIAMETER
DIP DUCTILE IRON PIPE
DTREE DECIDUOUS TREE
DYL DOUBLE YELLOW LINE

E EAST
EB ELECTRIC BOX
EGL ENERGY GRADE LINE
ELEV ELEVATION
EM ELECTRIC METER
EMH ELECTRIC MANHOLE
EOA EDGE OF ASPHALT
EOC EDGE OF CONCRETE
EOG EDGE OF GRAVEL
EOL EDGE OF LAWN
EX or EXIST EXISTING
F FIRE
FC FOUNDATION CORNER
FD FOUND
FDC FIRE DEPT. CONNECTION
FDMN FOUND MONUMENT
FDSC FOUND SECTION CORNER
FFE FINISHED FLOOR ELEVATION
FG FINISHED GRADE
FH FIRE HYDRANT
FL FLOW LINE
FNC FENCE
FNCCL CHAIN LINK FENCE
FNCIRN IRON FENCE
FNCVYL VINYL FENCE
FNCWD WOOD FENCE
FNCWR WIRE FENCE
FO FIBER OPTIC
FOW FRONT OF WALK
FT FEET
G NATURAL GAS
GAR GARAGE
GB GRADE BREAK
GL GROUND LIGHT
GM GAS METER
GMH GAS MANHOLE
GUY GUY WIRE

GV GAS VALVE
HDPE HIGH DENSITY POLYETHYLENE
HG HEADGATE
HGL HYDRAULIC GRADE LINE
HP HIGH POINT
HW HEADWALL or HIGH WATER
HWY HIGHWAY
ICO IRRIGATION CLEANOUT
ICV IRRIGATION CONTROL VALVE
IE INVERT ELEVATION
IRR IRRIGATION
LF LINEAR FEET
LIP LIP OF GUTTER
LP LOW POINT or LIGHT POLE
MAX MAXIMUM
MIN MINIMUM
MON MONUMENT
MP METAL PIPE
MW MONITORING WELL
N NORTH
NG NATURAL GROUND
NGRET NG AT RETAINING WALL
NR NAIL & RIBBON
NW NAIL & WASHER
NTS NOT TO SCALE
OG ORIGINAL GROUND
OH OVERHANG
OHC OVERHEAD COMMUNICATIONS
OHP OVERHEAD POWER
OHT OVERHEAD TELEPHONE
OHTV OVERHEAD TELEVISION
⅊ PROPERTY LINE
PB POWER BOX
PC POINT OF CURVATURE
PCC POINT OF COMPOUND CURVE
PI POINT OF INTERSECTION
PM PARKING METER

PP POWER POLE
PRC POINT OF REVERSE CURVE
PRK PARKING STRIPE
POC POINT OF CONNECTION
PT POINT OF TANGENCY
PWR POWER
PVC POLYVINYL CHLORIDE PIPE
R RANGE
RCP REINFORCED CONCRETE PIPE
RD ROOF DRAIN
REV REVISION
ROW RIGHT-OF-WAY
RR RAILROAD
S SOUTH
SAD SEE ARCHITECTURAL DRAWINGS
SD STORM DRAIN
SDCB STORM DRAIN CATCH BASIN
SDCO STORM DRAIN CLEOUNOUT BOX
SDMH STORM DRAIN MANHOLE
SEC SECTION
SPECS SPECIFICATIONS
SLB&M SALT LAKE BASE & MERIDIAN
SQ SQUARE
SQFT SQUARE FEET
SQYD SQUARE YARD
SS SANITARY SEWER
SSCO SANITARY SEWER CLEANOUT
SSMH SANITARY SEWER MANHOLE
ST STEAM
STA STATION
STD STANDARD
STM STORM
SYL SOLID YELLOW LINE
SWL SOLID WHITE LINE
T TOWNSHIP
TBC TOP BACK OF CURB
TELE TELEPHONE

TFC TOP FACE OF CURB
TL TREE LINE
TMH TELEPHONE MANHOLE
TOA TOP OF ASPHALT
TOC TOP OF CONCRETE
TOE TOE OF SLOPE
TOP TOP OF SLOPE or TOP OF PIPE
TOW TOP OF WALK
TR TELEPHONE RISER
TV TELEVISION
TW TOP OF WALL
TRANS TRANSFORMER
TSP TRAFFIC SIGNAL POLE
TSB TRAFFIC SIGNAL BOX
UD UNDERDRAIN
UGC UNDERGROUND COMMUNICATIONS
UGP UNDERGROUND POWER
UGT UNDERGROUND TELEPHONE
UGTV UNDERGROUND TELEVISION
U.N.O. UNLESS NOTED OTHERWISE
UP UTILITY POLE
VCP VITRIFIED CLAY PIPE
VP VERTICAL PIPE
W WEST or WATER
WM WATER METER
WMH WATER MANHOLE
WS WATER SURFACE
WTR WATER
WV WATER VALVE
WW WATERWAY

GENERAL NOTES

1.1  COMPLIANCE

1. ALL WORK TO CONFORM TO GOVERNING MUNICIPALITY'S STANDARDS, SPECIFICATIONS AND
REQUIREMENTS.

2. ALL CONSTRUCTION AND MATERIALS SHALL BE IN ACCORDANCE WITH THESE CONTRACT
DOCUMENTS AND THE MOST RECENT, ADOPTED EDITIONS OF THE FOLLOWING: INTERNATIONAL
BUILDING CODE (IBC), THE INTERNATIONAL PLUMBING CODE, STATE DRINKING WATER
REGULATIONS, APWA MANUAL OF STANDARD PLANS AND SPECIFICATIONS, ADA ACCESSIBILITY
GUIDELINES.

3. ALL CONSTRUCTION SHALL BE AS SHOWN ON THESE PLANS. ANY REVISIONS MUST HAVE PRIOR
WRITTEN APPROVAL.

1.2  PERMITTING AND INSPECTIONS

1. PRIOR TO STARTING CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR MAKING
SURE THAT ALL REQUIRED PERMITS AND APPROVALS HAVE BEEN OBTAINED. NO
CONSTRUCTION OR FABRICATION SHALL BEGIN UNTIL THE CONTRACTOR HAS RECEIVED
THOROUGHLY REVIEWED PLANS AND OTHER DOCUMENTS APPROVED BY ALL OF THE
PERMITTING AUTHORITIES.

2. CONTRACTOR IS RESPONSIBLE FOR SCHEDULING AND NOTIFYING ARCHITECT/ENGINEER OR
INSPECTING AUTHORITY 48 HOURS IN ADVANCE OF COVERING UP ANY PHASE OF
CONSTRUCTION REQUIRING OBSERVATION.

3. ANY WORK IN THE PUBLIC RIGHT-OF-WAY WILL REQUIRE PERMITS FROM THE APPROPRIATE,
CITY, COUNTY OR STATE AGENCY CONTROLLING THE ROAD AND WITH APPROPRIATE
INSPECTIONS.

1.3  COORDINATION & VERIFICATION

1. ALL DIMENSIONS, GRADES & UTILITY DESIGNS SHOWN ON THE PLANS SHALL BE VERIFIED BY
THE CONTRACTOR PRIOR TO CONSTRUCTION. CONTRACTOR SHALL NOTIFY
ARCHITECT/ENGINEER OF ANY DISCREPANCIES PRIOR TO PROCEEDING WITH CONSTRUCTION
FOR NECESSARY PLAN OR GRADE CHANGES. NO EXTRA COMPENSATION SHALL BE PAID TO THE
CONTRACTOR FOR WORK HAVING TO BE REDONE DUE TO DIMENSIONS OR GRADES SHOWN
INCORRECTLY ON THESE PLANS, IF NOT VERIFIED AND NOTIFICATION OF CONFLICTS HAVE NOT
BEEN BROUGHT TO THE ATTENTION OF THE ARCHITECT/ENGINEER.

2. CONTRACTOR MUST VERIFY ALL EXISTING CONDITIONS BEFORE BIDDING AND BRING UP ANY
QUESTIONS BEFOREHAND. NO ALLOWANCE WILL BE MADE FOR DISCREPANCIES OR OMISSIONS
THAT CAN BE EASILY OBSERVED.

3. CONTRACTOR TO COORDINATE WITH ALL OTHER DISCIPLINES, INCLUDING BUT NOT LIMITED TO:
LANDSCAPE PLANS, SITE ELECTRICAL SITE LIGHTING PLANS AND ELECTRICAL SERVICE TO THE
BUILDING(S), MECHANICAL PLANS FOR LOCATION OF SERVICES TO THE BUILDING(S), INCLUDING
FIRE PROTECTION, ARCHITECTURAL SITE PLAN FOR DIMENSIONS, ACCESSIBLE ROUTES, ETC.,
NOT SHOWN ON CIVIL PLANS.

4. CONTRACTOR IS TO COORDINATE LOCATION OF NEW TELEPHONE SERVICE, GAS SERVICE,
CABLE, ETC. TO BUILDING WITH THE APPROPRIATE UTILITY COMPANY. FOR TELEPHONE,
CONTRACTOR TO FURNISH CONDUIT, PLYWOOD BACKBOARD, AND GROUND WIRE, AS REQUIRED.

1.4  SAFETY AND PROTECTION

1. CONTRACTOR IS SOLELY RESPONSIBLE FOR THE MEANS AND METHODS OF CONSTRUCTION,
2. CONTRACTOR IS RESPONSIBLE FOR THE SAFETY OF THE PROJECT AND SHALL MEET ALL OSHA

REQUIREMENTS.
3. CONTRACTOR IS RESPONSIBLE FOR CONFORMING TO LOCAL AND FEDERAL CODES GOVERNING

SHORING AND BRACING OF EXCAVATIONS AND TRENCHES, AND FOR THE PROTECTION OR
WORKERS AND PUBLIC.

4. CONTRACTOR SHALL TAKE ALL MEASURES NECESSARY TO PROTECT ALL EXISTING PUBLIC AND
PRIVATE PROPERTY, ROADWAYS, AND UTILITY IMPROVEMENTS. DAMAGE TO EXISTING
IMPROVEMENTS CAUSED BY THE CONTRACTOR MUST BE REPAIRED BY THE CONTRACTOR AT
HIS/HER EXPENSE TO THE SATISFACTION OF THE OWNER OF SAID IMPROVEMENTS.

5. CONTRACTOR IS REQUIRED TO KEEP ALL CONSTRUCTION ACTIVITIES WITHIN THE APPROVED
PROJECT LIMITS. THIS INCLUDES, BUT IS NOT LIMITED TO, VEHICLE AND EQUIPMENT STAGING,
MATERIAL STORAGE AND LIMITS OF TRENCH EXCAVATION.

6. IT IS THE CONTRACTOR'S RESPONSIBILITY TO OBTAIN PERMISSION AND/OR EASEMENTS FROM
THE APPROPRIATE GOVERNMENT AGENCY AND/OR INDIVIDUAL PROPERTY OWNER(S) FOR
WORK OR STAGING OUTSIDE OF THE PROJECT LIMITS.

7. CONTRACTOR SHALL PROVIDE BARRICADES, SIGNS, FLASHERS, OTHER EQUIPMENT AND FLAG
PERSONS NECESSARY TO INSURE THE SAFETY OF WORKERS AND VISITORS. ALL
CONSTRUCTION SIGNING, BARRICADING, AND TRAFFIC DELINEATION SHALL CONFORM TO THE
"MANUAL ON UNIFORM TRAFFIC CONTROL DEVICES", LATEST EDITION.

8. CONTRACTOR SHALL COMPLY WITH LOCAL NOISE ORDINANCE STANDARDS.
9. CONTRACTOR IS RESPONSIBLE FOR DUST CONTROL ACCORDING TO GOVERNING AGENCY

STANDARDS.
10. CONTRACTOR SHALL TAKE ALL NECESSARY AND PROPER PRECAUTIONS TO PROTECT

ADJACENT PROPERTIES FROM ANY AND ALL DAMAGE THAT MAY OCCUR FROM STORM WATER
RUNOFF AND/OR DEPOSITION OF DEBRIS RESULTING FROM ANY AND ALL WORK IN CONNECTION
WITH CONSTRUCTION. SUBMIT A STORM WATER POLLUTION PREVENTION PLAN, IF REQUIRED.

11. WORK IN PUBLIC STREETS, ONCE BEGUN, SHALL BE PROSECUTED TO COMPLETION WITHOUT
DELAY AS TO PROVIDE MINIMUM INCONVENIENCE TO ADJACENT PROPERTY OWNERS AND TO
THE TRAVELING PUBLIC.

12. CONTRACTOR SHALL PROVIDE ALL NECESSARY HORIZONTAL AND VERTICAL TRANSITIONS
BETWEEN NEW CONSTRUCTION AND EXISTING SURFACES TO PROVIDE FOR PROPER DRAINAGE
AND FOR INGRESS AND EGRESS TO NEW CONSTRUCTION.

13. NATURAL VEGETATION AND SOIL COVER SHALL NOT BE DISTURBED PRIOR TO ACTUAL
CONSTRUCTION OF A REQUIRED FACILITY OR IMPROVEMENT. MASS CLEARING OF THE SITE IN
ANTICIPATION OF CONSTRUCTION SHALL BE AVOIDED. CONSTRUCTION TRAFFIC SHALL BE
LIMITED TO ONE APPROACH TO THE SITE. THE APPROACH SHALL BE DESIGNATED BY THE
OWNER OR GOVERNING AGENCY.

14. THE CONTRACTOR SHALL TAKE REASONABLE MEASURE TO PROTECT EXISTING IMPROVEMENTS
FROM DAMAGE AND ALL SUCH IMPROVEMENTS DAMAGED BY THE CONTRACTOR'S OPERATION
SHALL BE REPAIRED OR RECONSTRUCTED TO THE ENGINEER/OWNER'S SATISFACTION AT THE
EXPENSE OF THE CONTRACTOR.

1.5  MATERIALS

1. SITE CONCRETE SHALL BE A MINIMUM 6.5 BAG MIX, 4000 P.S.I. @ 28 DAYS, 4" MAXIMUM SLUMP
WITH 5 + OR - 1% AIR ENTRAINMENT, UNLESS SPECIFIED OTHERWISE. -SEE SPECIFICATION
A. SLABS-ON-GRADE WILL BE TYPICALLY SCORED (1/4 THE DEPTH) AT INTERVALS NOT TO

EXCEED THEIR WIDTH OR 12 TIMES THEIR DEPTH, WHICHEVER IS LESS. SCORING WILL BE
PLACED TO PREVENT RANDOM CRACKING. FULL DEPTH EXPANSION JOINTS WILL BE PLACED
AGAINST ANY OBJECT DEEMED TO BE FIXED, CHANGES IN DIRECTION AND AT EQUAL
INTERVALS NOT TO EXCEED 50 FEET.

B. CONCRETE WATERWAYS, CURBWALLS, MOWSTRIPS, CURB AND GUTTER, ETC. WILL
TYPICALLY BE SCORED (1/4 THE DEPTH AT INTERVALS NOT TO EXCEED 10 FEET AND HAVE
FULL DEPTH EXPANSION JOINTS AT EQUAL SPACING NOT TO EXCEED 50 FEET.

C. UNLESS OTHERWISE NOTED, ALL SLABS-0N-GRADE WILL HAVE A MINIMUM 8" TURNED-DOWN
EDGE TO HELP CONTROL FROST HEAVE.

D. UNLESS OTHERWISE NOTED, ALL ON-GRADE CONCRETE WILL BE PLACED ON A MINIMUM 4"
GRAVEL BASE OVER A WELL COMPACTED (90%) SUBGRADE.

E. ALL EXPOSED SURFACES WILL HAVE A TEXTURED FINISH, RUBBED OR BROOMED. ANY
"PLASTERING" OF NEW CONCRETE WILL BE DONE WHILE IT IS STILL "GREEN".

F. ALL JOINTS (CONTROL, CONSTRUCTION OR EXPANSION JOINTS, ETC.) WILL BE SEALED WITH
A ONE PART POLYURETHANE SEALANT (SEE SPECIFICATION).

2. ASPHALTIC CONCRETE PAVEMENT SHALL BE A MINIMUM 3" OVER 6" OF COMPACTED (95%) ROAD
BASE OVER PROPERLY PREPARED AND COMPACTED (90%) SUBGRADE, UNLESS NOTED
OTHERWISE. -SEE SPECIFICATIONS, AND DETAIL 'D1' SHEET C5.01
A. ASPHALT COMPACTION SHALL BE A MINIMUM 96% (MARSHALL DESIGN).
B. SURFACE COARSE SHALL BE ½ " MINUS. MIX DESIGN TO BE SUBMITTED FOR APPROVAL AT

LEAST TWO WEEKS PRIOR TO ANTICIPATED PAVING SCHEDULE.
C. AC PAVEMENT TO BE A ¼" ABOVE LIP OF ALL GUTTER AFTER COMPACTION.
D. THICKNESSES OVER 3" WILL BE LAID IN TWO LIFTS WITH THE FIRST LIFT BEING AN APPROVED

3/4" MINUS DESIGN.

1.6  GRADING / SOILS

1. SITE GRADING SHALL BE PERFORMED IN ACCORDANCE WITH THESE PLANS AND
SPECIFICATIONS AND THE RECOMMENDATIONS SET FORTH IN THE SOILS REPORT, WHICH BY
REFERENCE ARE A PART OF THE REQUIRED CONSTRUCTION DOCUMENTS AND IN CASE OF
CONFLICT SHALL TAKE PRECEDENCE, UNLESS SPECIFICALLY NOTED OTHERWISE ON THE PLANS,
OR IN THE SPECIFICATIONS. THE CONTRACTOR SHALL NOTIFY THE ENGINEER OF ANY
DISCREPANCY BETWEEN THE SOILS REPORT AND THESE PLANS AND SPECIFICATIONS.

2. THE CONTRACTOR SHALL BE RESPONSIBLE FOR REMOVING AND REPLACING ALL SOFT,
YIELDING OR UNSUITABLE MATERIALS AND REPLACING WITH SUITABLE MATERIALS AS SPECIFIED
IN THE SOILS REPORT.

3. ALL EXCAVATED OR FILLED AREAS SHALL BE COMPACTED TO 95% OF MODIFIED PROCTOR
MAXIMUM DENSITY PER ASTM TEST D-1557, EXCEPT UNDER BUILDING FOUNDATIONS WHERE IT
SHALL BE 98% MIN. OF MAXIMUM DENSITY. MOISTURE CONTENT AT TIME OF PLACEMENT SHALL
NOT EXCEED 2% ABOVE NOR 3% BELOW OPTIMUM.

4. CONTRACTOR SHALL SUBMIT A COMPACTION REPORT PREPARED BY A QUALIFIED REGISTERED
SOILS ENGINEER, VERIFYING THAT ALL FILLED AREAS AND SUBGRADE AREAS WITH THE
BUILDING PAD AREA AND AREAS TO BE PAVED, HAVE BEEN COMPACTED IN ACCORDANCE WITH
THESE PLANS AND SPECIFICATIONS AND THE RECOMMENDATIONS SET FORTH IN THE SOILS
REPORT.

5. SITE CLEARING SHALL INCLUDE THE LOCATING AND REMOVAL OF ALL UNDERGROUND TANKS,
PIPES, VALVES, ETC.

6. ALL EXISTING VALVES, MANHOLES, ETC. SHALL BE RAISED OR LOWERED TO GRADE AS
REQUIRED.

GENERAL NOTES: CONTINUED

1.7  UTILITIES

1. THE LOCATIONS OF UNDERGROUND FACILITIES SHOWN ON THESE PLANS ARE BASED ON FIELD
SURVEYS AND LOCAL UTILITY COMPANY RECORDS. IT SHALL BE THE CONTRACTOR'S FULL
RESPONSIBILITY TO CONTACT THE VARIOUS UTILITY COMPANIES EITHER DIRECT OR THROUGH
BLUE STAKE TO LOCATE THEIR FACILITIES PRIOR TO STARTING CONSTRUCTION.

2. CONTRACTOR TO VERIFY BY POTHOLING BOTH THE VERTICAL AND HORIZONTAL LOCATION OF
ALL EXISTING UTILITIES PRIOR TO INSTALLING ANY NEW LINES. NO ADDITIONAL COMPENSATION
SHALL BE PAID TO THE CONTRACTOR FOR DAMAGE AND REPAIR TO THESE FACILITIES CAUSED
BY HIS WORK FORCE.

3. CONTRACTOR MUST START AT LOW END OF ALL NEW GRAVITY UTILITY LINES. MECHANICAL
SUB-CONTRACTOR MUST BE PROVIDED CIVIL SITE DRAWINGS FOR COORDINATION AND TO
CHECK THE FLOW FROM THE LOWEST POINT IN BUILDING TO THE FIELD VERIFIED CONNECTION
AT THE EXISTING MAIN. NO EXTRA COMPENSATION IS TO BE PAID TO THE CONTRACTOR FOR
WORK HAVING TO BE REDONE DUE TO FAILURE TO COMPLY WITH THESE REQUIREMENTS.

4. CONTRACTOR IS TO VERIFY LOCATION, DEPTH, SIZE, TYPE, AND OUTSIDE DIAMETERS OF
UTILITIES IN THE FIELD BY POTHOLING A MINIMUM OF 300 FEET AHEAD, PIPELINE CONSTRUCTION
TO AVOID CONFLICTS WITH DESIGNED PIPELINE GRADE AND ALIGNMENT. EXISTING UTILITY
INFORMATION SHOWN ON PLANS OR OBTAINED FROM UTILITY COMPANIES OR BLUE STAKED
MUST BE ASSUMED AS APPROXIMATE, REQUIRING FIELD VERIFICATION.

5. CULINARY WATER AND FIRE SERVICE LINES TO BE CONSTRUCTED IN ACCORDANCE WITH LOCAL
GOVERNING MUNICIPALITY STANDARDS AND SPECIFICATIONS.

6. SANITARY SEWER MAINS AND LATERALS TO BE CONSTRUCTED IN ACCORDANCE WITH LOCAL
GOVERNING MUNICIPALITY SEWER DISTRICT STANDARDS AND SPECIFICATIONS.

7. STORM SEWER TO BE CONSTRUCTED IN ACCORDANCE WITH THE GOVERNING MUNICIPALITY
STANDARDS AND SPECIFICATIONS.

8. ALL STORM DRAIN AND IRRIGATION CONDUITS SHALL BE INSTALLED WITH WATER TIGHT JOINTS
AND CONNECTIONS.

9. ALL STORM DRAIN PIPE PENETRATIONS INTO BOXES SHALL BE CONSTRUCTED WITH WATER
TIGHT SEALS ON THE OUTSIDE AND GROUTED SMOOTH WITH A NON-SHRINK GROUT ON THE
INSIDE. CONDUITS SHALL BE CUT OFF FLUSH WITH THE INSIDE OF THE BOX.

10. NO CHANGE IN THE DESIGN OF UTILITIES AS SHOWN WILL BE MADE BY THE CONTRACTOR
WITHOUT THE WRITTEN APPROVAL OF THE GOVERNING MUNICIPALITY, OR OTHER AUTHORITY
HAVING JURISDICTION OVER THAT UTILITY.

11. ALL STORM DRAIN CONDUITS AND BOXES SHALL BE CLEAN AND FREE OF ROCKS, DIRT, AND
CONSTRUCTION DEBRIS PRIOR TO FINAL INSPECTION.

1.8  SURVEY CONTROL

1. CONTRACTOR MUST PROVIDE A REGISTERED LAND SURVEYOR OR PERSONS UNDER THE
SUPERVISION OF A REGISTERED LAND SURVEYOR TO SET STAKES FOR THE ALIGNMENT AND
GRADE OF EACH MAIN AND/OR FACILITY AS SHOWN ON THE PLANS. THE STAKES SHALL BE
MARKED WITH THE HORIZONTAL LOCATION (STATION) AND VERTICAL LOCATION (GRADE) WITH
CUTS AND/OR FILLS TO THE APPROVED GRADE OF THE MAIN AND OR FACILITY AS SHOWN ON
THE PLANS.

2. THE CONTRACTOR SHALL PROTECT ALL STAKES AND MARKERS FOR VERIFICATION PURPOSES.
3. CONTRACTOR WILL BE RESPONSIBLE FOR FURNISHING, MAINTAINING, OR RESTORING ALL

MONUMENTS AND REFERENCE MARKS WITHIN THE PROJECT SITE.

1.9  AMERICAN DISABILITIES ACT

1. PEDESTRIAN / ADA ROUTES SHALL MEET THE FOLLOWING SPECIFICATIONS:
*ROUTES SHALL HAVE A 2.00% (1:50) MAXIMUM CROSS SLOPE.
*ROUTES SHALL HAVE A 5.00% (1:20) MAXIMUM RUNNING SLOPE.
*RAMPS SHALL HAVE A 8.33% (1:12) MAXIMUM RUNNING SLOPE.

2. ADA PARKING STALLS AND ADJACENT ROUTES SHALL HAVE A 2.00% MAXIMUM SURFACE SLOPE
IN ANY DIRECTION.

3. THE CONTRACTOR SHALL ADHERE TO THE ABOVE SPECIFICATIONS. IN THE EVENT OF A
DISCREPANCY IN THE CONSTRUCTION DOCUMENTS, THE CONTRACTOR SHALL NOTIFY THE
ARCHITECT/ENGINEER PRIOR TO ANY CONSTRUCTION.
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1)  IMPORT and implement topsoil in the following manner: -5 inches minimum in lawn area -All shrub beds between building and parking lot (including front of building)  to have full bed filled with 12 inches minimum. -All shrub beds between parking lot and property perimeter to have topsoil  implemented around individual plants in an area twice the size of the  root ball and at the same depth as root ball.   2)  Lawn to be a Kentucky Bluegrass Blend (min. 3 varieties) and be implemented as sod.   3)  6"x6" flat concrete curbing to be implemented between all shrub bed and  lawn areas as shown on plan.   4)  Shredded bark mulch to be a natural, non-dyed bark, 2"-3" average size.  Shredded bark mulch to be a natural, non-dyed bark, 2"-3" average size.  Implement Bark Mulch in planter beds at a 3" depth over weed barrier fabric. 5)  Bark Mulch to be clean and free of dirt and debris, placed at uniform depth,  and raked smooth. 6)  DeWitt 4.1 oz Landscape Fabric to be implemented in all shrub beds and  other indicated areas prior to bark mulch implementation.  Follow  manufacturers installation instructions. 7)  Landscape Boulders to be 3'-4' size 'McGuire Boulders' from Staker Parsons  in Willard, Utah.  Bury boulders a minimum of 6" in ground.  (21 Total)  (21 Total) (21 Total) 8) No landscaping or other obstruction in excess of 3 feet above finished grade  shall be implemented in clear view triangles. 
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BOULDER PLACEMENT DETAIL
SCALE: NTS

1/4
 - 1

/3
3/4

 - 2
/3

unb
urie

d
bur

ied

NOTE:
1) FOR BOULDERS WITH A FLAT EDGE, BURY FLAT
     EDGE 3-6" MIN. IN GROUND.
2) PLACE ONE LAYER OF FABRIC BENEATH EACH
     BOULDER.  OVERLAP SHRUB BED FABRIC
     OVER BOULDER FABRIC A MINIMUM OF 12".

LANDSCAPE FABRIC

FINISHED GRADE

CONCRETE MOWCURB
SCALE: NTS

NOTES:
1. MOWSTRIP TO BE CAST-IN-PLACE AND POURED USING TYPICAL WEIGHT

STRUCTURAL CONCRETE.
2. CONTRACTOR TO ENSURE POSITIVE DRAINAGE AROUND MOWSTRIPS-DO NOT

CREATE A DAM EFFECT WITH PLACEMENT OF MOWSTRIP.
3. MAXIMUM 1/2" WIDTH VARIATION.
4. PRECISELY FOLLOW LAYOUT AS SHOWN ON PLAN.
5. RAISE THE LAWN GRADE 1" WHEN SEEDING.

CONCRETE MOWSTRIP
SEE CIVIL DRAWINGS

SOD

TIGHT BEVELED JOINTS

AMENDED SOIL

BARK MULCH

WEED BARRIER FABRIC

PREPARED SUB-GRADE

1"

CONIFER TREE PLANTING & STAKING
SCALE: NTS

DETAIL

NOTE:
DO NOT USE ROCK
MULCH IN LAWN AREAS.

TRUNK FLARE MUST
BE VISIBLE ABOVE

MULCH
SET TOP OF ROOT BALL
2" ABOVE FINISH GRADE

AMENDED BACKFILL
FINISHED GRADE

REMOVE TOP 13 OF
WIRE BASKET
AND BURLAP

ROUGHEN SIDES AND
BOTTOM OF HOLE

ROOT BALL
AUGER HOLE IF

REQUIRED AS PER
PERCOLATION TEST

RESULTS

3" MULCH TAPER TO TRUNK.

PLANT PIT WITH ANGLED
SIDES AND SLOPED BOTTOM

TREE STAKES
(2) TREE

FLEXIBLE STRAP
TREE TIE - 1 (ONE)

CONTINUOUS PIECE

ROOFING NAIL (2)

2x ROOTBALL

12" MIN.

6"

2/3
 HE

IGH
T O

F T
RE

E

4'-0"

SET TREE STAKE 12" MIN
INTO UNDISTURBED SOIL

TREE PLANTING & STAKING
SCALE: NTS

DETAIL

NOTE:
DO NOT USE ROCK
MULCH IN LAWN AREAS.

TRUNK FLARE MUST
BE VISIBLE ABOVE

MULCH
SET TOP OF ROOT BALL
2" ABOVE FINISH GRADE

AMENDED BACKFILL
FINISHED GRADE

REMOVE TOP 13 OF
WIRE BASKET
AND BURLAP

ROUGHEN SIDES AND
BOTTOM OF HOLE

ROOT BALL
AUGER HOLE IF

REQUIRED AS PER
PERCOLATION TEST

RESULTS

3" BARK MULCH TAPER TO TRUNK.
HOLD BACK 3" FROM BASE
OF TRUNK

PLANT PIT WITH ANGLED
SIDES AND SLOPED BOTTOM

TREE STAKES
(2) TREE

FLEXIBLE STRAP
TREE TIE - 1 (ONE)

CONTINUOUS PIECE

ROOFING NAIL (2)

2x ROOTBALL

12" MIN.

6"
6"

SHRUB PLANTING DETAIL
SCALE: NTS

BEGIN BARK MULCH
3" FROM STEM.

TAPER TO 3" DEPTH

FINISHED GRADE

AMENDED BACKFILL

UNDISTURBED SOIL

SET TOP OF ROOT BALL
2" ABOVE FINISHED GRADE

PLANT PIT WITH
ANGLED SIDES

ROOT BALL

2x ROOTBALL
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VALVE ID TAG

VALVE SIZE

VALVE NUMBER

GALLONS PER MINUTE

CONTROLLER NUMBER,

1)  LANDSCAPE CONTRACTOR (L.C.) SHALL PROVIDE AND INSTALL SLEEVES FOR ALL PIPES AND

    WIRES UNDER PAVEMENT AND SIDEWALKS.  SLEEVES SHALL BE 2 SIZES LARGER THAN PIPE

    INSIDE. ALL WIRING UNDER HARDSCAPING SHALL BE IN SEPERATE SLEEVES (NOT SHOWN).

    SEE SPECS FOR ADDITIONAL NOTES ON SLEEVING.

2)  MAIN LINES SHALL BE 18" DEEP MIN. AND LATERAL LINES 12" DEEP MIN. NO ROCK SHALL

    BE ALLOWED IN TRENCHES.

3)  ALL MAIN LINES AND LATERALS SHALL BE SCH. 40 PVC.

4)  PROVIDE AN AS-BUILT, REPRODUCIBLE DRAWING TO OWNER SHOWING ALL DRAINS, HEADS,

    VALVES, AND PIPES. PROVIDE INSTRUCTIONS TO MAINTENANCE PERSONNEL FOR

    WINTERIZATION.  SYSTEM SHALL BE BLOWN OUT WITH AN AIR COMPRESSOR EACH FALL

    THROUGH QUICK COUPLER VALVES.

5)  PLACE PIPES, VALVE BOXES, AND ALL OTHER SPRINKLER CONSTRUCTION IN LANDSCAPE

    AREAS. ALL PIPES SHALL BE ON PROPERTY OF OWNER.  VALVE BOXES IN PLANTER AREAS

    SHALL BE TAN OR BROWN IN COLOR.  VALVE BOXES IN LAWN AREAS SHALL BE GREEN IN

    COLOR.  VALVE BOXES SHALLBE CAPABLE OF BEING BOLTED CLOSED AFTER INSTALLATION.

6)  L.C. SHALL HAVE ALL UTILITIES STAKED BEFORE DIGGING, ANY DAMAGE TO THE UTILITIES

    SHALL BE REPAIRED AT THE EXPENSE OF THE L.C. WITH NO EXTRA COST TO THE OWNER.

7)  MAIN LINE SHALL BE 2" (UNLESS OTHERWISE NOTED). LATERAL LINES SHALL BE NO

    SMALLER THAN 3/4".  MAINLINE AND LATERAL LINE LAYOUT IS SCHEMATIC.  ADJUST

    LOCATION OF MAINLINE AND LATERAL LINES AS NECESSARY IN ORDER TO AVOID PLANTING

    TREES, SHRUBS AND/OR PLACING BOULDERS DIRECTLY OVER PIPES.  PIPES SHALL CARRY

    NO MORE THAN THE FOLLOWING:

         3/4" PIPE MAX. 8 GPM

         1" PIPE MAX. 12 GPM

         1-1/4" PIPE MAX. 22 GPM

         1-1/2" PIPE MAX. 30 GPM

         2" PIPE MAX. 50 GPM

8)  INSTALL ALL HEADS 2" AWAY FROM ALL WALKS AND 12" AWAY FROM ALL WALLS.  INSTALL

    VALVE BOXES 12" MIN. FROM WALKS AND WALLS SQUARED WITH THE WALK.

9)  L.C. SHALL ONLY USE COMMERCIAL GRADE RAINBIRD PRODUCTS OR EQUAL.

    L.C. IS RESPONSIBLE FOR ENSURING ACCURATE COUNTS AND QUANTITIES OF ALL IRRIGATION

    MATERIALS FOR BIDDING AND INSTALLATION PURPOSES.

10) L.C. SHALL BUILD IRRIGATION SYSTEM WITH HEAD TO HEAD COVERAGE FOR ALL LAWN

    AREAS.  VAN AND/OR U-SERIES NOZZLES SHALL BE USED WHERE NECESSARY TO

    PROVIDED HEAD TO HEAD COVERAGE AND/OR TO MINIMIZE OVERSPRAY ONTO STREETS,

    SIDEWALKS AND/OR BUILDINGS.

11) L.C. SHALL PRESSURE TEST MAIN AND VALVES AT 100 PSI BEFORE BURIAL.

12) ALL WORK SHALL BE IN ACCORDANCE WITH APPLICABLE CITY AND/OR COUNTY CODES.

    THE L.C. SHALL APPLY FOR ALL PERMITS AND PAY FOR THE SAME.

13) ALL SPRINKLERS TO BE ADJUSTED ON SITE AS NECESSARY TO AVOID ANY WATER SPRAYING

    ONTO STREETS, SIDEWALKS AND BUILDINGS.

14) ACTUAL INSTALLATION OF IRRIGATION SYSTEM MAY VARY SOMEWHAT FROM PLANS.

    CONTRACTOR IS RESPONSIBLE TO MAKE NECESSARY ADJUSTMENTS AS NEEDED TO ENSURE

    PROPER COVERAGE OF ALL LANDSCAPED AREAS.

15) POWER TO CONTROLLER TO BE PROVIDED BY OTHERS.  OWNER TO SPECIFY EXACT LOCATION

    OF CONTROLLER.

16) CONTRACTOR IS RESPONSIBLE TO ENSURE SYSTEM DRAINS PROPERLY.  INSTALL MANUAL

    DRAINS AS NECESSARY.  SEE DETAILS AND SPECS FOR SPECIFICS.

17) INSTALL RAINBIRD QUICK COUPLERS PER PLAN.

18) POWER AND DRAINLINE TO STORM SEWER FOR AUTOMATIC FLUSH FILTER TO BE PROVIDED BY OTHERS.

19) STATIC PRESSURE AT POINT OF CONNECTION IS APPROXIMATELY 65 PSI.  CONTRACTOR

    SHALL FIELD VERIFY EXACT STATIC PRESSURE PRIOR TO INSTALLING IRRIGATION SYSTEM.

    CONTRACTOR SHALL MAKE NECESSARY ADJUSTMENTS TO IRRIGATION SYSTEM IF

    PRESSURE FLUCTUATES FROM STATED PRESSURE.  PRESSURE REDUCER TO BE INSTALLED

    IF STATIC PRESSURE EXCEEDS 100 PSI AT POINT OF CONNECTION.

20) 2" IRRIGATION STUB  SHALL BE INSTALLED BY GENERAL CONTRACTOR.  SUBSEQUENT COMPONENTS

(METER, FILTER, ETC.) TO BE INSTALLED BY  LANDSCAPE CONTRACTOR.

21) NO BLUE GLUE ALLOWED FOR ANY PVC WELD CONNECTIONS. CONNECTIONS TO BE GLUED

    WITH GRAY CEMENT AND PURPLE PRIMER PER MANUFACTURES SPECS.

22) IRRIGATION CONTROL WIRE SHALL BE AS FOLLOWS: WHITE WIRE FOR COMMON, RED WIRE

    FOR HOT AND BLUE WIRE FOR SPARE WIRE.  PROVIDE A MINIMUM OF (1) SPARE WIRE FOR

    EVERY (5) REMOTE CONTROL VALVES IN THE IRRIGATION SYSTEM.  SPARE WIRE SHALL BE

    AVAILABLE AND LABELED AT ALL VALVE MANIFOLDS OR CLUSTERS.  ALL SPARE WIRES SHALL

    BE "HOME RUN" TO THE IRRIGATION CONTROLLER.  ALL CONTROL WIRE SHALL BE SOLID COPPER 14

    GAUGE, SINGLE STRAND WIRE.

A1

1" 

25.5

REMARKSSYMBOL DESCRIPTION

REFERENCE IRRIGATION DETAILS

INSTALL IN 10" ROUND VALVE BOX

COORDINATE W/CONCRETE & ASPHALT

REFERENCE IRRIGATION DETAILS

REFERENCE IRRIGATION DETAILS

2" SCHEDULE 40 MAIN LINE  (UNLESS OTHERWISE NOTED)

SCHEDULE 40 PVC LATERAL LINE (SIZE AS NOTED ON PLAN)

1" RAINBIRD QUICK COUPLER VALVE, MODEL #44LRC  

CLASS 200 SLEEVE (SIZE TO BE A MIN. OF TWICE THE DIAMETER OF THE LATERAL.)

RAINBIRD PEB-PRS-D AUTOMATIC CONTROL VALVE (SIZE AS NOTED ON PLAN)  

RAINBIRD 1804-PRS-SAM POP-UP SPRAY WITH 10Q, 10H, 10T, 10F AND 10' VAN NOZZLES @ 30 PSI

RAINBIRD 1804-PRS-SAM POP-UP SPRAY WITH 15Q, 15H, 15T, 15F, 15TQ AND 15' VAN NOZZLES @ 30 PSI

KEEP 2" AWAY FROM HARDSCAPE

RAINBIRD 1804-PRS-SAM POP-UP SPRAY WITH 12Q, 12H, 12T, 12F 12TQ AND 12' VAN NOZZLES @ 30 PSI

INSTALL IN STANDARD VALVE BOX

KEEP 2" AWAY FROM HARDSCAPE

RAINBIRD  XCZ-100-PRB-COM OR XCZ-075-PRF CONTROL ZONE KITS FOR TREES 

ROUTE WITH MAINLINE

NOT SHOWN
14 GAUGE CONTROL WIRE (SOLID COPPER, SINGLE STRAND)

REFERENCE IRRIGATION DETAILS

SCHEDULE 40 PVC LATERAL LINE FOR TREES (SIZE AS NOTED ON PLAN)

INSTALL IN JUMBO VALVE BOX

RAINBIRD XCZ-100-PRB-COM OR XCZ-075-PRF CONTROL ZONE KITS FOR SHRUBS

SCHEDULE 40 PVC LATERAL LINE FOR SHRUBS (SIZE AS NOTED ON PLAN)

REFERENCE IRRIGATION DETAILS

POINT OF CONNECTION - 2" IRRIGATION STUB BY GENERAL CONTRACTOR

ISOLATION VALVE

INSTALL IN 10" ROUND VALVE BOX

KEEP 2" AWAY FROM HARDSCAPE

V

V

V

WEATHERTRAK WT-WTPRO3-C-36-CWM

RAINBIRD DRIP EMITTER (SHRUBS) OR DRIPLINE LOOP (TREES)

SEE DETAILS 

2" NETAFIM LHM 2TG1-MEL HYDROMETER (W/ PAIGE ELECTRIC PE-393 CABLE)

CONNECT TO CONTROLLER

MANUAL DRAIN VALVE

RAINBIRD 1804-PRS-SAM POP-UP SPRAY WITH 8Q, 8H, 8T, 8F AND 8' VAN NOZZLES @ 30 PSI KEEP 2" AWAY FROM HARDSCAPE

RAINBIRD 5004-PRS-SAM ROTOR WITH 25-MPR (25Q, 25H, 25T AND 25F) NOZZLES @ 45 PSI
KEEP 2" AWAY FROM HARDSCAPE

RAINBIRD 5004-PRS-SAM ROTOR WITH 30-MPR (30Q, 30H, 30T AND 30F) NOZZLES @ 45 PSI KEEP 2" AWAY FROM HARDSCAPE

2" TAF-750E AMIAD AUTOMATIC FLUSH FILTER WITH 300 MICRON SCREEN AND SBBC-60ALHP STRONG BOX

REFERENCE IRRIGATION DETAILS

RAINBIRD 5000-PLUS-PRS-SAM ROTOR (ADJUST ARC AS NECESSARY) WITH 3.0 NOZZLE @ 45 PSI

ADJUST TO 30 FT. RADIUS

IRRIGATION LEGEND IRRIGATION NOTES:

INSTALL IN JUMBO VALVE BOX

REFERENCE IRRIGATION DETAILS

REFERENCE IRRIGATION DETAILS

SR L

RAINBIRD 1804-PRS-SAM POP-UP SPRAY WITH 15RCS, 15LCS AND 15SST NOZZLES @ 30 PSI
KEEP 2" AWAY FROM HARDSCAPE
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IRRIGATION CONTROLLER
SCALE: NTS

INTERIOR MOUNT
SMART IRRIGATION

CONTROLLER
THREADED CONNECTER

TO BOTTOM OF CONTROLLER
METAL ELECTRICAL JUNCTION

BOX BY ELECTRICAL CONTRACTOR

SURGE SUPPRESSOR
WHEN SPECIFIED

GALVANIZED IMC CONDUIT
LOCATED NEXT TO WALL

FLOOR
FINISHED GRADE

GALVANIZED IMC CONDUIT
SWEEP ELBOW, 12"

RADIUS MIN.

12"18"

5'-6"

SMART CONTROLLER
SCALE: NTS

POWER JUNCTION BOX

LOW PROFILE ANTENNA

3

WeatherTRAK ET PRO

COMPUTERIZED IRRIGATION
CONTROLLER

#6 COPPER GROUND WIRE
IN GALVANIZED IMC CONDUIT.

CONNECT TO EXTERIOR
MOUNTED EARTH GROUND

2 12" GALVANIZED IMC CONDUIT
AND FITTINGS

LOW VOLTAGE CONTROL WIRING
FROM AUTOMATIC CONTROLLER

TO ELECTRIC CONTROL VALVE

1
2" GALVANIZED IMC ELECTRICAL
CONDUIT AND FITTING TO
POWER SUPPLY
3
4" PVC GALVANIZED IMC
CONDUIT FOR HYDROMETER
HYDROMETER WIRES

MOUNTING HOLES
(INSIDE COVER)

5'-6' TO FINISH GRADE

LIGHTNING GROUNDING ROD
SCALE: NTS

10" ROUND VALVE
BOX WITH COVER

#6 BARE COPPER WIRE
FROM CONTROLLER

IN CONDUIT

GRAVEL

8' COPPER CLAD GROUND
ROD 10 OHMS OR LESS

ELECTRIC GROUNDING
CONNECTION

LANDSCAPE SURFACE

FINISHED GRADE

POC SCHEMATIC LAYOUT
SCALE: NTS

STOP & WASTE. SEE
CIVIL DRAWINGS

BACKFLOW OR FILTER
AND ENCLOSURE

HYDROMETER

DRAIN VALVES ON BOTH
SIDES OF HYDROMETER

QUICK COUPLER
FOR BLOW OUT

ISOLATION VALVE

NOTES:
1. INSTALL ISOLATION VALVE AFTER THE HYDROMETER AND

BEFORE THE QUICK COUPLER.  THE HYDROMETER IS TO
BE DRAINED MANUALLY.

2. COMBINE COMPONENTS INTO AS FEW BOXES AS
POSSIBLE WHILE MAINTAINING EASE OF ACCESS AND
MAINTENANCE.

MAIN LINE MANUAL DRAIN
SCALE: NTS

SIDE VIEW TOP VIEW

FINISHED GRADE

10" DIA. ROUND VALVE
BOX IN SHRUB AND
LAWN AREAS

2" CLASS 200 PVC SLEEVE

MAIN LINE

FILTER FABRIC TO SURROUND
GRAVEL BUT STILL ALLOW ACCESS
TO MANUAL DRAIN

VALVE

2" LENGTH 34" SCH. 80
THREADED NIPPLE

3
4" PVC ELL (ST)

3'-0" x 3'-0" x 3'-0"
GRAVEL SUMP MIN.
UPSIZE AS REQUIRED

LANDSCAPE SURFACE

SCH. 80 TEE IN
MAIN LINE

3
4" MARLEX STREET ELL

4" LENGTH 34" SCH. 80
THREADED NIPPLE

18"

1"

MAIN LINE

SCH. 80 TEE IN MAIN LINE

4" LENGTH  34" SHC. 80
THREADED NIPPLE

2" CLASS 200 PVC SLEEVE
VALVE
2" LENGTH 34" SCH. 80
THREADED NIPPLE
3
4" PVC ELL (ST)

NOTE:
DRAIN INTO CENTER
OF GRAVEL SUMP

HYDROMETER
SCALE: NTS

JUMBO VALVE BOX WITH
EXTENSIONS ON TOP

2" MIN. CLEARANCE

FINISHED GRADE

FLOW SENSOR CABLE
FROM CONTROLLER

HYDROMETER

ACTION UNION
(BOTH SIDES)

PVC MAIN LINE PIPE

BRICK SUPPORT

CONCRETE PAVER
3" GRAVEL COMPACTED

WATER PROOF
CONNECTIONS, TYP.

LANDSCAPE
SURFACE

30" OF COILED
WIRE FROM

CONTROLLER

SYSTEM WIRES
IN CONDUIT

ELECTRIC FILTER ASSEMBLY-AUTOMATIC
SCALE: NTS

TOP VIEWSIDE VIEW

SELF CLEANING FILTER

PLASTIC WATERPROOF BOX
WITH COVER AND GFCI

MOUNTED TO METAL POST
ANCHORED IN CONCRETE

LANDSCAPE SURFACE

FINISHED GRADE

COMPACTED AGGREGATE
BASE 4" THICK

1" CONDUIT TO CONTROLLER
POWER SUPPLY

WATER SERVICE INLET PIPING
GALVANIZED TO STOP & WASTE

VALVE.  18" DEPTH

STRONGBOX ALUMINUM ENCLOSURE
SIZED TO FIT. USE COLOR #RAL 1015
FOR BED INSTALL, OR #RAL 6010 FOR
LAWN INSTALL.

6" MIN. GRAVEL

WEED BARRIER, LAP EDGES

POURED CONCRETE BASE

COMPACTED OR UNDISTURBED
SUB-GRADE.

AUTO FLUSH PIPING (PVC SCH. 40).
COORDINATE WITH CIVIL. DRAIN TO SITE
STORM SYSTEM UNLESS OTHERWISE
DIRECTED.  UPSIZE 2X PIP SIZE FROM
ELBOW TO STORM SYSTEM.

GALVANIZED UNION

SELF CLEANING FILTER GALVANIZED WATER SERVICE
OUTLET PIPING. 18" DEPTH

ENCLOSURE

GALVANIZED WATER
SERVICE INLET PIPING

AUTO FLUSH PIPING
(PVC SCH. 40)

INNER CONCRETE EDGE
PLACED WITHIN BOX.

POURED CONCRETE BASE
6" MIN. THICKNESS. EXTEND
4" BEYOND OUTSIDE
DIMENSIONS OF ENCLOSURE.

NOTES:
1.  ALL PIPE AND FITTINGS TO BE GALVANIZED STEEL FROM
STOP & WASTE VALVE TO FIRST MANUAL DRAIN VALVE.
2.  COORDINATE ELECTRICAL CONNECTION WITH
ELECTRICAL CONTRACTOR.
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CMU PLACEMENT
SCALE: NTS

STANDARD VALVE BOX

6" CMU
(6" X 8" X 16")

NOTES:
1. VALVE BOX TO REST ON (4) CMU

BLOCKS (ONCE FOR EACH SIDE)
2. CLUSTERED VALVE BOXES MAY

SHARE A CMU BLOCK

SPRAY AND ROTARY HEAD ASSEMBLY
SCALE: NTS

FINSIHED GRADE

COMPACTED SOIL AROUND
HEAD AND FLEX PIPE

POP-UP SPRAY HEAD

1
2" MARLEX STREET ELL
1
2" BARBED ELL

PVC LATERAL LINE

LINEAR LOW DENSITY
POLYETHYLENE PIPE
14" LONG MINIMUM
24" LONG MAXIMUM

12"

SPRAY AND ROTARY HEAD ASSEMBLY NEXT TO CURB OR WALK
SCALE: NTS

TOP OF SEED
BED OR SOD

POP UP SPRAY
HEAD

TOP OF SEED
BED OR SOD

1"
1" MIN.

ROTOR POP-UP HEAD
SCALE: NTS

TOP VIEW

SIDE VIEW

FINISHED GRADE
ROTOR POP-UP SPRINKLER

3
4" MARLEX STREET ELL
3
4" PVC STREET ELL

3
4" MARLEX STREET ELL

PVC SCH. 80 NIPPLE, 8"
LONG MIN. NOT TO EXCEED
45 DEG ANGLE

COMPACTED SOIL

3
4" MARLEX STREET ELL

PVC LATERAL LINE

3
4" PVC STREET ELL

12"

DRIP EMITTER
SCALE: NTS

TOP VIEW

          EMITTER LEGEND

PLANT TYPE # OF EMITTERS TYPE OF EMITTER
1-GAL. GRASS 1 Rainbird XBT-10 (1 GPH EMITTER)
1-GAL. PERENNIAL 1 Rainbird XBT-10 (1 GPH EMITTER)
2-GAL. SHRUB 1 Rainbird XBT-10 (2 GPH EMITTER)
5-GAL. SHRUB 1 Rainbird XBT-10 (2 GPH EMITTER)

DRIP EMITTER WITH FPT BASE 6" MAX.
FROM PLANT TRUNK. BOTTOM OF EMITTER
TO BE FLUSH WITH TOP OF MULCH.
1
2" MARLEX STREET EL
1
2" 90 EL BARBED FITTING
MULCH LAYER

FINISHED GRADE

TOP SOIL
ROOTBALL
LINEAR LOW DENSITY
POLYETHYLENE PIPE
-14" LONG MINIMUM
-48" LONG MAXIMUM
PVC TEE

PLANT

SHRUB/PERENNIAL/GRASS, TYP.

PVC LATERAL, TYP.

PVC LATERAL, TYP.
(LENGTH AS REQ.)

FLEX TUBING, 24"
MINIMUM AND 48" LONG
MAXIMUM, TYP.
(LENGTH AS REQ.)

PVC LATERAL LINE90 DEG ELL BARBED
INSERT FITTING

NOTE:  LOCATED EMITTER ON
BLDG OR FENCE SIDE OF PLANT.

3"

12"

AUTOMATIC VALVE WITH CONVENTIONAL WIRE SYSTEM
SCALE: NTS

VALVE ID TAG
WATER PROOF WIRE

CONNECTORS
24-INCH LINEAR LENGTH

OR WIRE, COLORED

LANDSCAPE SURFACE

FINISHED GRADE

PLASTIC VALVE BOX
12" DEEP STANDARD

LATERAL PIPE

CMUK

FILTER FABRIC

5" MIN. DEPTH OF 34"
WASHED GRAVEL

24" COILED EXTRA WIRE
(DIFFERENT COLOR) INSTALL

COIL IN EACH VALVE BOX

AUTOMATIC VALVE

NOTES:
1. LIMIT 1 VALVE PER BOX
2. 10" MIN. LATERAL LINE DEPTH AT VALVE BOX, 12" MIN. LATERAL LINE DEPTH EVERYWHERE ELSE.
3. PROVIDE MIN. 2" CLEARANCE BETWEEN WIRE AND CMU BLOCK

PVC SCH. 80 'ACTION' UNION
(BOTH SIDES) INSIDE
VALVE BOX
PVC SCH. 80 SS COUPLER
(BOTH SIDES)
PVC SCH. 80 SS ELBOW
(OR SSS TEE)
(PVC MANIFOLD LINE FOR
VALVE CLUSTERS)
SCH. 80 PVC CUT TO FIT

PVC SCH. 40 MAIN

PVC SCH. SSS TEE

3" MIN

3" MIN.

CLEARANCE BETWEEN
 GRAVEL AND VALVE

DRIP VALVE ASSEMBLY (SECTION) CONVENTIONAL WIRE SYSTEM
SCALE: NTS

LANDSCAPE SURFACE

FINISHED GRADE

PLASTIC VALVE BOX
12" DEEP STANDARD

LATERAL PIPE

CMUK

FILTER FABRIC

5" MIN. DEPTH OF 34"
WASHED GRAVEL 24" COILED EXTRA WIRE

(DIFFERENT COLOR) INSTALL
COIL IN EACH VALVE BOX

BASKET FILTER

PVC SCH. 80 'ACTION' UNION
(BOTH SIDES)  INSIDE OF
VALVE BOX

PVC SCH. 80 SS COUPLER
(BOTH SIDES)

PVC BALL VALVE TT

CLEARANCE BETWEEN
GRAVEL AND VALVE

NOTES:
1. LIMIT 1 VALVE PER BOX.
2. 10" MIN. LATERAL LINE DEPTH AT VALVE BOX, 12" MIN LATERAL LINE DEPTH EVERYWHERE ELSE.
3. PROVIDE MIN. 2" CLEARANCE BETWEEN WIRE AND CMU BLOCK.

3" MIN.

3" MIN.

VALVE ID TAG

WATER PROOF WIRE
CONNECTORS

AUTOMATIC VALVE

PVC SCH. 80 MALE
ADAPTER (BOTH SIDES)

DRIP VALVE ASSEMBLY
SCALE: NTS

PVC MAIN SUPPLY LINE

PVC SCH. 80 MALE ADAPTER

PVC BALL VALVE TT

PVC SCH. 80 TT NIPPLE

PVC SCH. 80 SLIP TEE OR ELL

PVC SCH. 80 TT90 W/ SCH. 80
TOE NIPPLE TO MAIN LINE

SEE DRIP VALVE
ASSEMBLY DETAILI

NOTE:
1. PROVIDE BALL VALVE PER THIS DETAIL FOR SINGLE

DRIP VALVE ASSEMBLY.
2. WING NOT SHOWN. INSTALL AS PER CONVENTIONAL

AUTOMATIC VALVE SECTIONS.

PA
VE

D 
SU

RF
AC

E,
CU

RB
IN

G,
 O

R
FE

NC
E 

LIN
E

24" MAX.JUMBO IRRIGATION
VALVE BOX

H I J

MLK

N O

R. August

Bateman

# 7922519-5301

L
IC

EN
S E

D
   LANDSCAPE   ARC

H
I TEC

T

S TAT E  OF  UTAH

AutoCAD SHX Text
754 W. 700 So. PLEASANT GROVE, UTAH  84062

AutoCAD SHX Text
(801) 785-8011  www.strattonandbratt.com

AutoCAD SHX Text
Phone:  801.571.0010

AutoCAD SHX Text
A R C H I T E C T S

AutoCAD SHX Text
d

AutoCAD SHX Text
h

AutoCAD SHX Text
b

AutoCAD SHX Text
65 E Wadsworth Park Dr, Ste 205

AutoCAD SHX Text
Draper, Utah   84020

AutoCAD SHX Text
bhdarchitects.com

AutoCAD SHX Text
Fax:  801.571.0303

AutoCAD SHX Text
Toll Free:  888.571.0010

AutoCAD SHX Text
OFF

AutoCAD SHX Text
ON



STRATTON

BRÄTT

Landscapes, LLC

&

IRRIGATION

DETAILS

L54x

SHEET TITLE:

SHEET:

P
R

O
J
E

C
T

 
F

O
R

:
P

R
O

J
E

C
T

 
N

A
M

E
:

D
A

T
E

:
 

PLOTTED:

D
R

A
W

I
N

G
 
I
S

S
U

E
 
S

C
H

E
D

U
L

E

D
A

T
E

:
#

D
E

S
C

R
I
P

T
I
O

N

S
T

A
M

P
:

B
H

D
A

 
P

R
O

J
E

C
T

 
#

:
 

P
L

A
N

 
S

E
R

I
E

S
:
 

P
R

O
P

E
R

T
Y

 
#

:
 

H
i
g

h
l
a

n
d

s
 
2

,
 
3

E
a

g
l
e

 
M

o
u

n
t
a

i
n

 
U

T
 
N

o
r
t
h

 
S

t
a

k
e

1
6
0
3

H
E

T
-
M

A
S

-
0
9
-
0
6

5
0
0
-
8
4
7
3

6/30/2016 12:25 PM

8
7
3
2
 
N

o
r
t
h
 
D

e
s
e
r
t
 
C

a
n
y
o
n
 
R

o
a
d

E
a
g
l
e
 
M

o
u
n
t
a
i
n
,
 
U

t
a
h
 
 
 
8
4
0
0
5

2
9
 
J
u
n
e
 
2
0
1
6

TREE DRIP-PLAN VIEW (PLANTER AREAS)
SCALE: NTSP

PVC TO PE PIPE
CONNECTION

(1) 1 GPH INDICATOR
EMITTER INTO

DISTRIBUTION TUBING AT
BASE OF TREE

(INDICATOR ONLY)

INSTALL DRIPLINE
WITH EMITTERS INLINE

TO BE LOCATED
EVENLY ON TOP OF

ROOT BALL

NOTE: ALL FITTINGS TO INLINE DRIP TUBING TO BE COMPRESSION FITTINGS.
IF MALE INSERTS ARE NEEDED, INSTALL WITH OETICKER CLAMPS

TREE

ROOT BALL

ADDITIONAL DRIP LINE(S) IF
REQUIRED FOR LARGE NEW TREES

OR EXISTING TREES. PLACE DRIP
LINES AT 2'-0" INTERVALS TO EDGE

OF DRIP LINE OF TREE

PVC LATERAL LINE
(12" DEEP)

R

Q

DRIP LINE STAPLED ON TOP OF
FINISH GRADE. INSTALL DRIP LINE
UNDER WEED BARRIER FABRIC WITH
MULCH PLACED ON TOP.
NO KINKS IN LINE.

NOTE: FOR EVERGREEN TREES,
LOCATE INDICATOR EMITTER ON
OUTSIDE OF OUTER DRIP RING.

12" 24" 24"

INDICATOR EMITTER
SCALE: NTSQ

1
4" SINGLE OUTLET BARBED EMITTER-1 GPH
1
4" VINYL DISTRIBUTION TUBING
1
4" TUBING STAKE

TOP OF MULCH

1
4" SELF-PIERCING BARBED CONNECTOR

PE PIPE: INLINE DRIP TUBING
(UNDER WEED FABRIC)

FINISH GRADE

NOTE:
1. CONNECT EMITTER DIRECTLY INTO IN-LINE DRIP TUBING.
2. THIS IS AN INDICATOR ONLY EMITTER TO BE USED AT EACH TREE

RING AND AREA WHERE IN-LINE TUBING IS INSTALLED.
3. 1

4" TUBING LENGTH: MINIMUM 14", MAXIMUM 24".

REFER TO DETAIL P

PVC TO PE PIPE CONNECTOR
SCALE: NTSR

FINISHED GRADE

TOP OF MULCH

BARB TEE FEMAILE ADAPTER
17MM X 34" FPT X 17MM

INLINE DRIP TUBING/DRIP
DISTRIBUTION TUBING
UNDER WEED FABRIC

3
4" MALE NPT X
1
2" BARB ADAPTER

FLEXIBLE POLYETHYLENE PIPE

SCH 40 TEE OR ELBOW

1
2" MALE IPS INSERT ELL

PVC LATERAL LINENOTE:
1. USE AT TREE RINGS ONLY

QUICK COUPLING VALVE
SCALE: NTSS

SIDE VIEW

VALVE COUPLER KEY

BRASS SWIVEL HOSE ELL

LANDSCAPE SURFACING

FINISHED GRADE

TWO-PIECE BODY DESIGN
QUICK COUPLING VALVE

GALVANIZED 34" ELL

GALVANIZED 34" STREET ELL
GRAVEL (EXTEND

UNDER BRICKS)

SCH. 40 PVC MAIN

SCH. 80  PVC FITTING

GALVANIZED 34" STREET ELL

VALVE COVER

10" ROUND VALVE
BOX WITH EXTENSIONS

18"

1"

45

SHC.  80 PVC FITTING

SHC.  40 PVC MAIN

GALVANIZED 34" STREET ELL

GALVANIZED 34" ELL

(2)  34" GALVANIZED STEEL
NIPPLES. LENGTH AS NEEDED

TOP VIEW

TRENCH SECTION
SCALE: NTST

CONVENTIONAL WIRE SYSTEM

TOPSOIL

FINISHED GRADE

SAND OR ROCK
FREE SOIL

LATERAL PVC LINE

PVC MAINLINE
TAPE CONTROL, COMMON
AND SPARE WIRES TO SIDE
OR MAIN LINE AT 10'-0" O.C.

2" HORIZONTAL
SEPARATION

6"

12"

MISC. PIPE TRENCH DETAIL- NEW PAVEMENT AREAS
SCALE: NTSU

NEW PAVEMENT SECTION

AGGREGATE BASE

BACKFILL
TRENCH WIDTH 21"
MINIMUM TO ALLOW FOR
COMPACTION TO 95%
SLEEVE

IRRIGATION MAIN/LATERAL
LINE
CONDUIT

6" MIN.

21" MIN.
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Project: Alpine Credit Union Site Plan 

Applicant:  Ryan Mackowiak 

Request: Site Plan 

Type of Action: Action Item, Recommendation to City Council 

 

 
Preface 
This application is for a Site Plan located in the Porter’s Crossing Town Center site Lot 2 – approximately 
.53 ac in size.  The Porter’s Crossing development was approved by the City Council on May 3, 2011, 
along with a master site plan and preliminary plat (approved April 2011). This proposed project is for the 
Alpine Credit Union.     

   
Buildings & Commercial Design 
Standards 
The building square footage is 
approximately 3000 sq. ft. Building 
elevations and renderings have been 
submitted for the Alpine Credit Union. 
The building design complies with 
nearly all of the City’s Commercial 
Design Standards. Staff recommends, 
however, that the applicant reduce 
the amount of stucco on the structure 
by adding additional rock or other 
exterior-2r materials. EMMC 
17.72.040–F2 states:  

2. All commercial buildings 
shall avoid large panelized 
products or featureless 
surfaces. Commercial 
buildings shall utilize an appropriate mixture of building materials on all sides, including brick, 
rock, fiber/cement siding, wood, glass, stucco, and colored architectural CMU (concrete masonry 
unit). Stucco may not be used on more than 50 percent of a building. Metal, plain CMU, or other 
materials deemed appropriate by the planning commission and city council may be used as 
accents only. 

 
Minor deviations from these elevations, still in compliance with the Design Standards, require approval by 
the Planning Director.   
 
Parking 
Required parking based on approximate building square footage is 10 total stalls.  The project provides 
11.  There are 2 ADA required stalls.  To the west of the proposed site is more proposed parking stalls 
associated with Ridley’s grocery store.  The developer is going to pave and stripe this large area with the 
construction of the credit union. 
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Landscaping 
The applicants have designed the site according to City standards.  The landscape plan exceeds the 
number of required trees and turf.   The Credit Union will be responsible for the landscaping on the Credit 
Union site.  All plants and trees are drought tolerant.  The applicant has been asked to not have a 
dumpster but, instead regular sized garbage cans.  The reason for this the Credit Union does not have 
enough refuse to require a full sized dumpster.  
 
Lighting 
A lighting plan has been submitted and complies with the City’s dark sky ordinance.  Lights must be 
shielded downward and the light source may not be visible from surrounding properties.  
 
Signs 
Any proposed signs will require a sign permit(s) prior to any construction.    
 
Recommendation 
Staff recommends that the Planning Commission recommend to the City Council that the Alpine Credit 
Union site plan be approved with any conditions that the Commission feels are appropriate.  
 

Recommended Motions 
 

The recommended motions are provided for the benefit of the Planning Commission and may be read or 
referenced when making a motion. The Planning Commission has the option to recommend approval, 
recommend approving with conditions, table, or recommend denial of the application, and should make 
one of the following motions: 

 
I move that the Planning Commission recommend approval of the Alpine Credit Union site plan to the 
City Council with the following conditions: 

 

Attachments 
Overall Site Plan 
Building Elevation 
 

 
 
 

 



EXTERIOR FINISH CALCULATIONS
NORTH ELEVATION = 635 SF
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Project: Valley View Foothills Preliminary Plat 

Applicant:  Ken Olsen & Gary McDougal 

Type of Action: Action Item; Recommendation to the City Council

 

PROPOSAL 
The Valley View Foothills preliminary plat is 
the final undeveloped area in the Valley 
View Ranch development.  The proposed 
preliminary plat consists of 46.42 acres with 
71 total lots for a density of 1.53 lots per 
acre. The project’s tabulations table is 
shown here. 
 
 

Noteworthy Items 
 

 Number of Lots – The  
 

 Parcel A (access road & trails) – This 
parcel is to be dedicated to the City. 
Parcel A   is to be an undeveloped road that provides 
access to Camp Williams, the City’s water tower and 
acts as a proposed trail buffer between homes on the 
northern portion of the plat and Camp Williams.  The 
proposal is as follows: 

o 30-foot wide Camp Williams access, with 3-
rail tan vinyl fencing on each side with 5-foot 
non-climbable mesh on lot side of fence. To 
be installed by developer with the 
infrastructure for the final plat.  

o NW Corner Trail – a 20-foot “trail” corridor, 
adding 4” of compacted road base to the 
existing dirt road to create an 8-foot wide 
trail, and a 3-rail tan vinyl fence along the 
south side.  

o North Middle Trail – a 20-foot wide “trail” corridor, cutting a new 8-foot wide trail and adding 
4” of compacted road base, with a 3-rail tan vinyl fence along the south side.  

o Northeast Trail/Road – the existing access road to the water tank will remain and be 
dedicated to the City, and a 3-rail tan vinyl fence along the south side. 

 

 Lot Sizes (less than ½ acre) – There are sixteen lots within this proposal that are less than ½ acre.  
According to the MDA of Valley View Ranch section 2.3 it states: 

“No lot shall be platted on the Subject Property less than one-half acre in size; provided however, 

that if Valley View can demonstrate to the satisfaction of the City that topographical features or road 
alignment technical issues prevent a particular lot from achieving full one-half acre lot size, the lot or 
lots identified to have topographical features or present other technical compliance issues may be 
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reduced from one-half acre in size by no more than 2,100 square feet to accommodate the 
topographical or alignment requirements.  Not more than five (5%) percent of the total number of lots 
in the Subject Property shall be approved by the City for less than one-half acre size based on 
topographic features or alignment technical challenges.” 

o The agreement allows for up to 20 lots (5% of total) in the overall Valley View development 
to be less than ½ acre using the criteria stated above. Here is the breakdown of the sixteen 
lots that are smaller than ½ acre: 

 Lot 106 = 19,627 
 Lot 107 = 19,856 
 Lot 114 = 19,533 
 Lot 115 = 19,816 
 Lot 116 = 19,673 
 Lot 117 = 19,636 
 Lot 118 = 20,949 
 Lot 122 = 20,208 
 Lot 123 = 20,623 
 Lot 124 = 20,956 
 Lot 136 = 19,931 
 Lot 137 = 19,780 
 Lot 144 = 19,580 
 Lot 145 = 19,763 
 Lot 146 = 20,411 
 Lot 152 = 21,165 

o Recommendations: 
 No lot should be less than 19,680, so Lots 106, 116, 117, and 144 must all be 

increased. 
 Lots 106 and 107 should be allowed, based on the location of the sewer 

line/easement, although Lot 106 should be modified slightly to be greater than 
19,680 square feet.  

 The Patriot Drive cul-de-sac can be pulled back to give additional square feet to lots 
143-146. Lots 145 and 146 should be increased to account for the lack of a Camp 
Williams road to act as an additional wild-fire buffer.  

 One lot should be removed between lots 114 and lots 118, or lot lines can be 
adjusted so that none of these lots are less than ½-acre. These lots do not have 
topographical or alignment issues.  

 Lots 123 and 136 can be replaced with a lot facing to the west, which, with some lot 
line shifting, resolves some of the lot-size issues to the north and northwest.  

 The Lot line between Lot 124 and Lot 132 can be shifted to increase the size of Lot 
124.  

o Summary: Unless the applicant can provide sufficient justification in the mind of the Planning 
Commission, we recommend that the only lots that should be approved at less than ½ acre 
should be Lots 106 and 107.  

 

 Lot Sizes (Camp Williams border) – Section 2.2 of the Valley View Ranch MDA states the following:  
“To assure compatibility with the adjoining North Ranch and Meadow Ranch communities, Valley 
View shall be required to plat lots of no less than 1-acre in sized for each and every Valley View lot 
adjoining the North Ranch, Camp Williams, and Meadow Ranch areas.” 

o EMMC 17.60.150-D states the following: 
“Proposed lots adjacent to Camp Williams, or BLM land, shall be a minimum of one acre in 
size. The Planning Commission may recommend and the City Council may approve lots 
smaller than one acre in size when these bodies find that there have been adequate 
improvements to mitigate concerns with storm water runoff and wild land fires. All 
development within 1,000 feet of Camp Williams shall have a maximum density of 1.6 
dwelling units per acre, and the minimum lot size shall be one-half acre.”  

o The applicant is proposing an amendment to the MDA that will be reviewed by the City 
Council, asking to allow a minimum ½ acre lots. Their justification is that the addition of the 
20-foot wide trail corridor, along with the Camp Williams access road, mitigates concerns 
with storm water runoff and wild land fires. Your feedback on this issue is requested.  

 

1/2 Acre = 21,780 sq ft 

2,100-sq ft reduction = 19,680 sq ft 
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 Open Space/Parks/Trails – The park required for the Valley View Ranch project has already begun 
construction. No additional improved open space is required for this preliminary plat. An asphalt trail 
is being provided by the developer (along with the infrastructure) between Lots 105 and 106, and 
Lots 110 and 111, along the sewer line easement, an asphalt trail between lots 117 and 118. Staff 
recommends that the applicant install 4” of compacted road base for an 8-foot wide trail to the 
existing trail corridor west of Lots 101 and 102. 

 

 Water Rights – The developer must submit a letter indicating either the banked water rights that he 
plans to use for this plat, or a commitment to purchase water from the City.   

 

 Utilities – Lot 107 is proposed to be serviced by a septic tank. City Code now restricts septic tanks to 
a minimum 1-acre lot size, along with several other requirements. This lot, however, cannot be 
serviced by sewer, as the lots to the south are serviced by septic tanks. This is the only lot in the 
proposed plat that cannot connect to a sewer line. The Commission and Council will have to decide 
whether to allow a septic tank for this lot.   
 

 Grading/Drainage – There is a natural drainage path that leads directly to Lot 152. The applicant 
must add cut-off ditches behind the hillside lots, and must provide for that drainage to get to the 
storm drain system through an easement along property lines to the satisfaction of the City Engineer.    
 

 Lots – A soils report is required for every lot.  The setbacks for all lots are 25’ front yard, 25’ rear 
yard, and 30 total side yard with a minimum of 12’.  Minimum side yard along a street is 20’.  Lots 
with a slope greater than 2:1 will require engineered retaining walls. In order to avoid an awkward 
corner behind Lot 935 (Valley View A-9) and to the side of Lot 160, the rear lot line of Lot 160, and 
those to the west, should be shifted to be in line with Lot 935. This may require the elimination of one 
lot along this row, or, at a minimum, the widening of the lots..  
 

 Camp Williams – We have requested and are awaiting feedback from Colonel Smith with the Utah 
Army National Guard.  

 

Optional Motions 
 
If the Planning Commission chooses to table/continue the proposed plat in order to make changes to the 
plans to resolve concerns in the staff report or expressed at the meeting, the following is a recommended 
motion provided for the benefit of the Planning Commission and may be read or referenced when making 
a motion.  
 
I move that the Planning Commission continue the Valley View Foothills preliminary plat to the (July 26?) 
Planning Commission meeting in order to resolve the concerns expressed in the staff report and in the 
meeting.  
 
or 
 
I move that the Planning Commission table the Valley View Foothills preliminary plat in order to resolve 
the concerns expressed in the staff report and in the meeting.  
 
If the Planning Commission chooses to recommend approval of the proposed plat, the following is a 
recommended motion provided for the benefit of the Planning Commission and may be read or 
referenced when making a motion.  
  
I move that the Planning Commission recommend to the City Council approval of the Valley View 
Foothills preliminary plat with the following conditions or any other conditions deemed appropriate: 

 
1. Master Plan Compliance. That this subdivision complies with all conditions of the Valley View 

Master Plan and Agreement. 
2. Approval of this proposed preliminary plat is contingent on an MDA amendment approval from 

City Council allowing ½-acre lots along the Camp Williams border. 
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3. The applicant shall install 4” of compacted road base for an 8-foot wide trail in the existing trail 
corridor west of Lots 101 and 102, connecting Country Drive to the trail north of Lot 102.  

4. The plat shall be amended so that no lot is less than 19,680 square feet. 
5. The lot line of Lot 160 shall be amended to be in line with that of the adjacent Lot 935 to the 

east.  
6. 3-rail fencing and trail improvements shall be installed along with the infrastructure of the 

adjoining plat. 
7. The Camp Williams access corridor shall be graded and improved with road base to avoid 

nuisance issues with dust. 
8. Applicant shall install a cut-off ditch above the hillside lots to capture storm water runoff, and 

direct it to the storm drain system to the satisfaction of the City Engineer.    
9. Lots 145 and 146 shall be increased in size to account for the lack of a Camp Williams road as a 

wild-fire buffer.  
 

 
ATTACHMENTS:   

 Proposed preliminary plat and associated plans 
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OWNER/DEVELOPER
MUSKETEER LC
11576 SOUTH STATE SUITE 102B
DRAPER, UTAH 84020
(801) 860-5785
CONTACT: KEN OLSON

ENGINEER & SURVEYOR
FOCUS ENGINEERING & SURVEYING
502 WEST 8360 SOUTH
SANDY, UTAH 84070
(801) 352-0075
CONTACT: TRAVIS BENSON

CONTACTS

BEFORE PROCEEDING WITH THIS WORK, THE CONTRACTOR SHALL CAREFULLY
CHECK AND VERIFY ALL CONDITIONS, QUANTITIES, DIMENSIONS, AND GRADE
ELEVATIONS, AND SHALL REPORT ALL DISCREPANCIES TO THE ENGINEER.

1. THE EXISTENCE AND LOCATION OF ANY UNDERGROUND UTILITY PIPES, CONDUITS OR STRUCTURES
SHOWN ON THESE PLANS WERE OBTAINED BY A SEARCH OF THE AVAILABLE RECORDS, TO THE BEST OF
OUR KNOWLEDGE, THERE ARE NO EXISTING UTILITIES EXCEPT AS SHOWN ON THESE PLANS.  THE
CONTRACTOR IS REQUIRED TO TAKE DUE PRECAUTIONARY MEASURES TO PROTECT THE UTILITY LINES
SHOWN ON THESE DRAWINGS.  THE CONTRACTOR FURTHER ASSUMES ALL LIABILITY AND RESPONSIBILITY
FOR THE UTILITY PIPES, CONDUITS OR STRUCTURES SHOWN OR NOT SHOWN ON THESE DRAWINGS. IF
UTILITY LINES ARE ENCOUNTERED DURING CONSTRUCTION THAT ARE NOT IDENTIFIED BY THESE PLANS,
CONTRACTOR SHALL NOTIFY ENGINEER IMMEDIATELY.

2. 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
CITY, 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.

3. UNAUTHORIZED CHANGES & USES:  THE ENGINEER PREPARING THESE PLANS WILL NOT BE
RESPONSIBLE FOR, OR LIABLE FOR, UNAUTHORIZED CHANGES TO OR USES OF THESE PLANS.  ALL CHANGES
TO THE PLANS MUST BE IN WRITING AND MUST BE APPROVED BY THE PREPARER OF THESE PLANS.

4. ALL CONTOUR LINES SHOWN ON THE PLANS ARE AN INTERPRETATION BY CAD SOFTWARE OF FIELD
SURVEY WORK PERFORMED BY A LICENSED SURVEYOR. DUE TO THE POTENTIAL DIFFERENCES IN
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
THIS REASON, FOCUS WILL NOT PROVIDE ANY GRADING CONTOURS IN CAD FOR ANY TYPE OF USE BY THE
CONTRACTOR. SPOT ELEVATIONS AND PROFILE ELEVATIONS SHOWN IN THE DESIGN DRAWINGS GOVERN
ALL DESIGN INFORMATION ILLUSTRATED ON THE APPROVED CONSTRUCTION SET. CONSTRUCTION
EXPERTISE AND JUDGMENT BY THE CONTRACTOR IS ANTICIPATED BY THE ENGINEER TO COMPLETE
BUILD-OUT OF THE INTENDED IMPROVEMENTS.

1. CONTRACTOR TO FIELD VERIFY HORIZONTAL AND VERTICAL
LOCATIONS OF ALL EXISTING UTILITIES PRIOR TO COMMENCEMENT OF
CONSTRUCTION, AND REPORT ANY DISCREPANCIES TO THE ENGINEER.

2. ANY AND ALL DISCREPANCIES IN THESE PLANS ARE TO BE BROUGHT TO
THE ENGINEER'S ATTENTION PRIOR TO COMMENCEMENT OF CONSTRUCTION.

3. ALL CONSTRUCTION SHALL ADHERE TO EAGLE MOUNTAIN CITY
STANDARD PLANS STANDARDS AND SPECIFICATIONS.

4. ALL UTILITIES AND ROAD IMPROVEMENTS SHOWN ON THE PLANS
HEREIN SHALL BE CONSTRUCTED USING REFERENCE TO SURVEY
CONSTRUCTION STAKES PLACED UNDER THE SUPERVISION OF A
PROFESSIONAL LICENSED SURVEYOR WITH A CURRENT LICENSE ISSUED BY
THE STATE OF UTAH.  ANY IMPROVEMENTS INSTALLED BY ANY OTHER
VERTICAL OR HORIZONTAL REFERENCE WILL NOT BE ACCEPTED OR
CERTIFIED BY THE ENGINEER OF RECORD.

ENGINEER'S NOTES TO CONTRACTORGENERAL NOTES

NOTICE
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22.39

247.55

14.95

12.24

104.30

52.75

14.76

175.80

14.76

CHORD DIRECTION

S08°44'35"W

S11°53'37"E

S75°09'26"W

N77°55'57"E

N48°34'38"W

S30°01'50"E

S44°28'53"E

S56°38'48"E

S86°45'34"W

S07°59'31"W

S08°15'56"W

N48°23'22"E

N74°00'04"W

S39°16'24"W

N12°27'46"W

S13°31'15"E

S08°50'12"E

N28°11'04"W

S44°21'31"W

S63°05'53"E

CHORD LENGTH

252.17

82.44

134.01

154.73

278.59

63.36

160.88

66.86

34.52

195.66

194.95

20.37

61.79

14.34

11.90

103.34

52.54

14.17

98.25

14.17

Curve Table
CURVE

C21

C22

C23

C24

C25

C26

C27

C28

C29

C30

C31

C32

C33

C34

C35

C36

C37

C38

C39

C40

RADIUS

15.00

15.00

50.00

15.00

15.00

15.00

15.00

279.00

229.00

15.00

15.00

321.00

371.00

15.00

15.00

375.00

325.00

15.00

50.00

15.00

DELTA

88°43'03"

56°22'07"

195°54'51"

47°33'36"

91°59'08"

90°00'00"

90°00'00"

31°05'30"

31°05'30"

90°00'00"

90°00'00"

25°32'27"

25°32'27"

90°00'00"

88°33'56"

40°00'41"

38°00'01"

43°46'27"

283°00'05"

61°14'18"

LENGTH

23.23

14.76

170.97

12.45

24.08

23.56

23.56

151.40

124.27

23.56

23.56

143.09

165.38

23.56

23.19

261.87

215.55

11.46

246.97

16.03

CHORD DIRECTION

S44°21'31"W

N60°31'59"E

N49°41'39"W

S24°28'59"W

N45°17'23"W

N45°42'11"E

S44°17'49"E

S75°09'26"W

S75°09'26"W

N44°17'49"W

S45°42'11"W

N77°55'57"E

N77°55'57"E

N20°09'44"E

N70°33'18"W

N44°50'37"W

N43°50'16"W

S42°57'43"E

S17°25'28"W

S86°32'34"W

CHORD LENGTH

20.97

14.17

99.04

12.10

21.58

21.21

21.21

149.55

122.75

21.21

21.21

141.91

164.01

21.21

20.95

256.59

211.62

11.18

62.25

15.28

Curve Table
CURVE

C41

C42

C43

C44

C45

C46

C47

C48

C49

C50

C51

C52

C53

C54

C55

C56

C57

C58

C59

C60

RADIUS

321.00

371.00

471.00

521.00

630.00

680.00

2111.66

50.00

2111.66

2061.66

2061.66

50.00

50.00

1479.00

1479.00

221.00

220.86

325.00

50.00

50.00

DELTA

10°23'09"

8°57'05"

18°30'56"

18°30'56"

5°48'55"

5°48'55"

0°21'31"

92°40'26"

4°55'58"

3°35'44"

1°50'39"

80°20'54"

110°38'59"

3°49'55"

2°27'45"

22°50'46"

4°11'53"

12°03'56"

83°55'07"

58°12'16"

LENGTH

58.19

57.96

152.21

168.36

63.94

69.02

13.21

80.87

181.80

129.38

66.36

70.12

96.56

98.92

63.57

88.12

16.18

68.44

73.23

50.79

CHORD DIRECTION

S30°01'50"E

S30°44'52"E

S44°28'53"E

S44°28'53"E

S56°38'48"E

S56°38'48"E

N10°43'55"E

S58°51'02"E

N08°05'11"E

S07°04'12"W

S09°47'23"W

S27°39'38"W

N19°29'16"E

S03°21'22"W

S00°12'32"W

N15°37'07"W

S02°05'52"E

N56°48'19"W

N14°24'34"W

N56°39'08"E

CHORD LENGTH

58.11

57.90

151.55

167.63

63.91

68.99

13.21

72.34

181.75

129.36

66.35

64.51

82.24

98.90

63.56

87.54

16.18

68.31

66.86

48.64

Curve Table
CURVE

C61

C62

C63

C64

C65

C66

C68

C69

C71

C72

C73

C74

C75

C76

C77

C78

C79

C80

C81

C82

RADIUS

50.00

50.00

50.00

50.00

50.00

50.00

279.00

279.00

375.00

371.00

321.00

321.00

371.00

50.00

471.00

521.00

471.00

521.00

375.00

680.00

DELTA

59°19'55"

87°56'17"

28°13'07"

80°43'48"

76°02'25"

10°55'31"

18°46'07"

12°19'23"

9°17'00"

15°01'07"

17°42'46"

7°49'40"

10°31'19"

35°53'24"

6°51'57"

7°36'09"

11°38'59"

10°54'47"

15°16'44"

3°50'42"

LENGTH

51.78

76.74

24.63

70.45

66.36

9.53

91.39

60.01

60.76

97.25

99.24

43.86

68.13

31.32

56.44

69.13

95.77

99.23

100.00

45.63

CHORD DIRECTION

S64°34'47"E

N80°06'26"W

N46°27'29"E

S79°04'03"E

S00°40'57"E

S42°48'02"W

N68°59'44"E

N84°32'29"E

S60°12'27"E

S83°11'37"W

N81°50'48"E

N69°04'34"E

S70°25'24"W

S39°01'12"E

S38°39'23"E

N39°01'29"W

S47°54'51"E

N48°16'57"W

S47°55'35"E

N55°39'41"W

CHORD LENGTH

49.49

69.43

24.38

64.77

61.59

9.52

90.99

59.89

60.69

96.97

98.84

43.82

68.04

30.81

56.41

69.08

95.60

99.08

99.70

45.62

Curve Table
CURVE

C83

C84

C85

C86

C87

RADIUS

680.00

375.00

325.00

375.00

325.00

DELTA

1°58'13"

0°10'14"

7°24'52"

15°16'44"

18°31'13"

LENGTH

23.38

1.12

42.06

100.00

105.05

CHORD DIRECTION

N58°34'09"W

S24°55'23"E

N28°32'42"W

S32°38'51"E

N41°30'44"W

CHORD LENGTH

23.38

1.12

42.03

99.70

104.60

Line Table
LINE

L1

L2

L3

L4

L5

L6

L7

L8

L9

L10

L11

DIRECTION

N59°36'40"E

N59°36'40"E

N59°36'40"E

N65°09'44"E

N65°09'44"E

N59°33'15"W

N59°33'15"W

N59°33'15"W

N05°16'20"E

S05°16'20"W

N88°50'28"W

LENGTH

31.92

18.70

9.00

74.10

74.10

99.69

132.89

113.63

10.00

10.72

49.09
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BASIS OF BEARING: S89°19'12"E  MEASURED: 2,673.41
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SECTION 13, T5S, R2W, SLB&M

2005 UTAH COUNTY MONUMENT

SOUTHEAST CORNER OF

SECTION 13, T5S, R2W, SLB&M

2009 UTAH COUNTY MONUMENT
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POINT OF
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NORTHWEST CORNER OF

SECTION 18, T5S, R1W, SLB&M

1986 UTAH COUNTY MONUMENT

PLAT CALCULATIONS

TOTAL ACREAGE: 46.42 ACRES
BUILDABLE ACREAGE: 44.68 ACRES
TOTAL ACREAGE IN LOTS: 40.66 ACRES
TOTAL OPEN SPACE: 0 ACRES
TOTAL IMPROVED OPEN SPACE: 0 ACRES
AVERAGE LOT SIZE: 24945 SF/0.57 ACRES
LARGEST LOT SIZE: 46776 SF/1.07 ACRES
SMALLEST LOT SIZE: 19627 SF/0.45 ACRES
OVERALL DENSITY: 1.53 LOTS/ACRE
TOTAL # OF LOTS: 71 LOTS
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BASIN A
A: 5.18 AC

Q10: 0.12 CFS
Q100: 0.17 CFS

BASIN B
A: 9.82 AC

Q10: 0.23 CFS
Q100: 0.32 CFS

BASIN C
A: 10.02 AC

Q10: 0.23 CFS
Q100: 0.33 CFS

BASIN D
A: 2.89 AC

Q10: 0.07 CFS
Q100: 0.09 CFS

BASIN E
A: 3.59 AC

Q10: 0.08 CFS
Q100: 0.12 CFS

BASIN F
A: 2.14 AC

Q10: 0.05 CFS
Q100: 0.07 CFS

BASIN G
A: 5.54 AC

Q10: 0.13 CFS
Q100: 0.18 CFS

BASIN H
A: 4.16 AC

Q10: 0.10 CFS
Q100: 0.14 CFS

BASIN I
A: 1.76 AC

Q10: 0.04 CFS
Q100: 0.06 CFS

BASIN J
A: 1.32 AC

Q10: 0.03 CFS
Q100: 0.04 CFS
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MAJOR BASIN CHARACTERISTICS:
THE PROPERTY FALLS WITHIN "ZONE X" OF THE CURRENT FEMA FLOOD-PLAIN MAP
(PANEL No. 4955170115B).  "ZONE X" CONTAINS AREAS DETERMINED TO BE OUTSIDE THE
500-YEAR FLOOD-PLAIN

SUB-BASIN DESCRIPTIONS:
THE PROPERTY CURRENTLY RESIDES ON UNDEVELOPED LAND ON THE NORTH
SIDE OF SR-73. HISTORICALLY THE PROPERTY DRAINS FROM NORTHEAST TO
SOUTHWEST. THE HOMES WILL BE GRADED IN SUCH A FASHION AS TO
PROMOTE POSITIVE DRAINAGE AWAY FROM ANY STRUCTURE IN
ACCORDANCE WITH ALL APPLICABLE CODES AND REGULATIONS.

PROPOSED SYSTEM NARATIVE:
THE PROPOSED STORM DRAIN CONVEYANCE SYSTEM WILL BE DESIGN TO
ACCOMMODATE THE 10-YEAR AND 100-YEAR STORM EVENTS AND IN
ACCORDANCE WITH EAGLE MOUNTAIN STANDARDS AND SPECIFICATIONS.
NO MAJOR EARTHWORK IS EXPECTED ON THE SITE WHICH WOULD ALTER THE
HISTORICAL DRAINAGE PATTERNS.  BASIN FLOW CALCULATIONS ARE BASED
ON A 10-YEAR STORM EVENT OF 0.067 IN/HR AND A 100-YEAR  STORM EVENT
OF 0.093 IN/HR, AND A RUNOFF COEFFICIENT OF 0.35 FOR THE SITE.  THE NEW
15" PIPES TO BE INSTALLED IN BASINS F, G, H, AND I WILL BE ABLE TO CARRY
THE 100-YEAR STORM RUNOFF FOR THESE BASINS AT A SLOPE OF 0.5%. THE
STORM DRAIN SYSTEM WILL CONVEY STORM WATER TO THE EXISTING
RETENTION POND IN VALLEY VIEW PHASE 7 SUBDIVISION WHERE THE WATER
WILL BE RETAINED OFF-SITE.

EROSION CONTROL NARRATIVE:
EROSION CONTROL BEST MANAGEMENT PRACTICES SHALL BE IMPLEMENTED
IN ACCORDANCE WITH AN APPROVED STORM WATER POLLUTION
PREVENTION PLAN.  THESE BEST MANAGEMENT PRACTICES (BMP'S) SHALL
CONTROL BOTH ONSITE WATER AND OFFSITE WATER ENTERING THE
PROPOSED DEVELOPMENT AND SHALL PREVENT ANY SILTS AND/OR DEBRIS
FROM ENTERING INTO THE PUBLIC STORM WATER SYSTEM.
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Project: Overland Phase A – Preliminary Plat 

Applicant:  Ivory Development (Agent – Bryon Prince) 

Type of Action: Action Item; Public Hearing; Recommendation to the City Council

 

PROPOSAL 
 

Project Location: West of Pony Express Parkway and north of Mid-Valley Road (north and east of 
Frontier Middle School); Parcel 
58:054:0026..  
 
Zoning: Town Core Residential 
 
The proposed Overland project is the 
first residential plat within the SITLA 
(State of Utah School and Institutional 
Trust Lands) Master Development Plan 
(Mid-Valley Parcel). The plat 
tabulations are shown here. 
 
We are working with the applicant to 
draft a new or revised master 
development agreement for this project, along with a 
new master development plan. However, since the 
drafting of a revised development agreement will 
take quite a bit of time, and the applicant has 
existing vested rights under the SITLA master 
development agreement (MDA) for this project, they 
wish to proceed with the first phase of development 
prior to finalizing a new MDP and MDA. Ivory 
Development and SITLA have an agreement 
between the two parties that requires timely 
performance and development. Ivory wishes to 
comply with that agreement and proceed with this 
first preliminary plat in a timely manner.   
 
The existing MDA requires the following: 

 Minimum acres for a preliminary plat in this 
area: 40 acres 

 Minimum lot size in this area: 5,000 square 
feet  

 Minimum lot width/frontage: 60 feet 
 
A preliminary plat review includes the layout of lots, proper street circulation, utility demands, park and 
recreation sites, etc.  
 
 
 

EAGLE MOUNTAIN CITY 

Planning Commission Staff Report 

JULY 12, 2016 
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Lots 
The lots in this development average 0.35 acres (15,246 sq ft), with the smallest lot being just under a ¼ 
acre (10,169 sq ft). Lot frontages/widths are all well over the required 60 feet. The setbacks are consistent 
with those in the City Code.  
 
Street Circulation 
This development provides two access points to Pony Express Parkway, located at existing breaks in the 
medians. There is also only one cul-de-sac, which seems to be necessary based upon the triangle property 
that exists as a result of the middle school and the Pony Express Trail property. Street connections (stubs) 
are shown in all directions to future phases.  
 
Utilities 
The utilities for this project are fairly straightforward, although the proposal is to place temporary retention 
ponds within the Pony Express Trail property, between the trail and the development. In the future this storm 
water will be piped and directed down to the detention pond to be located in a future phase of the Cory Wride 
Memorial Park.  
 
Parks & Trails   
This development will include some trails which consist of either widened sidewalks or asphalt trails, along 
with some trail connections to the Pony Express Trail and one connecting the neighborhood to the Middle 
School through the back fence. We have reached out to the School District for their feedback concerning this 
connection, and although the initial feedback has been positive, it will require approval by the School Board. 
A trails plan will be submitted prior to Tuesday’s meeting indicating trail locations, sizes, and materials, as 
well as landscaping improvements within those corridors.   
 
Required Improved Open Space: 3.145 Acres (137 lots x 1,000 sq ft = 137,000 sq ft / 43,560 = 3.145 acres) 
 
Section 16.35.105A2 states: 

Developers are encouraged, whenever possible, to consolidate improved open space into larger 
parks that may be used by more than one neighborhood, or improve existing nearby parks. 
Collocation with schools or other institutions is also encouraged. If the neighborhood is within 1,320 
feet of an existing park, the developer may be required to improve the existing park rather than 
create additional park space within the development, at the discretion of the planning commission 
and city council. 

 
While the furthest north lots in this development are approximately ½ mile away from the park, a majority of 
the neighborhood is within walking distance of the park, and it is also adjacent to the middle school soccer 
field, track, basketball court, and tennis courts. The applicant has also committed to improving a park in a 
future phase of this development, to the north or west, within walking distance of this development. We will 
have to watch for that with a future application. The City and Ivory Development currently disagree about 
how to interpret the Master Development Agreement between SITLA and the City in relation to parks and 
open space requirements, and the City and the applicant are currently in ongoing discussions concerning a 
park plan and improvement schedule for their entire master plan properties. Rather than requiring improved 
open space within this proposed development, the City and the applicant have agreed to resolve and detail 
all open space and park requirements in a revised master development agreement. In the meantime, the 
applicant has agreed to an escrowed deposit that can be released to the City to be spent on nearby parks 
and open space if ordered in a legal proceeding or if the matter does not become resolved with a revised 
master development agreement. Any future agreements relative to open space requirements or an in-lieu fee 
will be applicable to this project.   
 
 
Fencing 
As required by EMMC 16.35.090, lots 135-137 must have a six-foot tall privacy fence or a decorative wall 
along the back of the lots, since they are adjacent to the property that has been dedicated to the City for a 
future arterial road.  The applicant will provide examples of the planned fencing style at Tuesday’s meeting. 
This fencing will be required to be installed during construction of the project infrastructure, prior to building 
permits. While the applicant is not technically required to install privacy fencing along the lots abutting the 
Pony Express Trail property, the applicant is planning to install fencing or a decorative wall, and will be 
determining the fencing style in the near future.  
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Residential Bonus Density 
The City and Ivory Homes currently disagree on the applicability of the residential bonus density standards to 
this development, since it is part of the SITLA Mid-Valley Master Development Plan. If applicable, the 
applicant would have to comply with the following Tier II bonus density improvements: 

 Entryways and monuments. In accordance with EMMC 17.30.070C, a landscaped entryway with a 
monument sign shall be located at each entry to the subdivision. There shall be a prominent 
monument at the principal entry to the development that may consist of a water feature, sculpture, or 
monument sign. The entryway signs require approval by the City Council.  

o Entryway signs have not been included in this project.  

 Improved Open Space.  
o The applicant is proposing to make improvements to Wride Memorial Park, and is paying a 

deposit of $150,000 until a determination can be made (through mediation, if necessary) 
concerning the required fee-in-lieu.  

 Professional land planning. 
o They are in compliance with this requirement. 

 
The applicant would have to choose from the following Tier II improvements for an additional 1.26 units/acre. 
We recommend “Masonry Materials” and “Residential Lot Landscaping.” There is no word from the applicant 
as to whether they will comply with these requirements.  

 
 
Dark Sky: All exterior lights must comply with the City’s Dark Sky Ordinance. 
 
Unified Fire Authority: The applicant has met the requirements of the Fire Marshal after making some 
amendments to the road and lot layout. A fire flow report will be required prior to the release of building 
permits.  
 
Summary 
The City and the applicant are in ongoing discussions concerning a major MDP and MDA amendment, which 
will have impacts on the land uses, zoning, densities, parks requirements, etc. In the meantime, Ivory has 
proposed this Overland preliminary plat under their vested rights from the existing agreement, along with an 
understanding that open space requirements will be determined with the revised master development 
agreement. The same criteria and MDA provisions that are applicable to this current plat may not apply to 
future plats, depending on the changes to the MDA.   
 
Recommended Conditions of Approval 
 
If the Planning Commission chooses to recommend approval of the Preliminary Plat to the City Council, the 
following are the recommended conditions and may be read or referenced when making a motion. 
 
I move that the Planning Commission recommend approval of the Overland Phase A Preliminary Plat with 
the following conditions: 
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1. The applicant must deposit $150,000 with the recording of the first final plat as a fee-in-lieu deposit. 
If the amended MDA requires additional fee-in-lieu dollars, these will be required according to the 
timeline specified in the MDA in the future.  

2. Six-foot tall privacy fencing or decorative wall shall be installed along the backs of lots 135-137 along 
with the infrastructure for the subdivision, similar to the examples provided by the applicant at the 
meeting.   

3. A landscaped entryway monument plan shall be submitted for review and approval of the Planning 
Commission and City Council, and be installed prior to the first certificate of occupancy in the 
development.  

4. A landscaping plan must be submitted for staff approval that includes landscaping treatments of the 
trail corridors, street trees, and temporary retention ponds. The trails and landscaping within the trail 
corridors must be completed prior to 40% of the building permits being issued in the final plat that 
includes the corridor.  

5. The name of the project must be changed to Overland Phase A, with final plats being named 
Overland Phase A Plat 1, or Overland Plat A-1.  

6. Street names are not approved as proposed, and must be amended and approved prior to final plat 
approval by the City Council. 

 

Attachments 

 Overland Preliminary Plat and Plans 

 SITLA Master Development Plan 
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Project:  Spring Run MDP Amendment  

Applicant:  Jim Allred/Ralph Johnson – 12 Horse Ranch LLC 

Request: Master Development Plan Amendment 

Type of Action:  Action Item - Recommendation to City Council, Public Hearing

 

Preface 
This application is for an amendment to the Spring Run Master Development Plan.  The original Master 
Development Plan was approved on July 19, 2011.  The Spring Run Master Development Plan is located north 
of SR73 and east of Meadow Ranch, and surrounds a 160-acre Industrial property that includes a gravel pit.  
The current approved plan includes 
approximately 480 acres and provides 
a mix of residential densities, a town 
center area, commercial/mixed-use 
areas, a business park, an industrial 
area, and parks and trails.  A total of 
945 residential units were approved 
with various densities..   
 

Spring Run Master Development 
Plan Amendment. 
When the original Master 
Development Plan was designed and 
approved, the City’s Transportation 
plan showed a major road running 
through a large portion of this project 
to the north and west.  The Plan was 
approved with some commercial 
development pods around the road.  
Since that time UDOT determined that 
Wride Memorial Highway will be the 
future freeway for the valley, 
necessitating the removal of this major 
road and the associated commercial 
pods. The applicant is proposing to 
replace the commercial pods with 
residential pods.  The proposed plan 
will increase the number of residential 
units by 427 for a total of 1,372.  The 
proposed residential includes a variety 
of lot sizes.   
 

Noteworthy Land Use Changes 
 With the removal of the 

freeway the viability of 
commercial property in this 
area is greatly diminished, so 
approximately 38 acres of 
commercial property has been removed and replaced with residential. Additional commercial property 

Approved Plan 

Proposed Plan 
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(now totaling over 13 acres) has 
been placed along Wride Memorial 
Highway in the southeast corner of 
the project.   

 The Commercial Town Center pod 
has been removed and replaced 
with multi-family residential. 

 At the request of the Unified Fire 
Authority, the fire station property 
has been removed.  

 The project now contains an area 
of 8,000 square foot lots, 6,000 
square foot lots, and several areas 
of 10,000 square foot lots. The 
12,000 square foot lot area has 
been removed.  

 

Transportation 
The other major change is to Spring Run 
Parkway (formerly known as Ranches 
Parkway). Rather than continuing north, 
the proposal now includes a roundabout, 
with the road splitting off east and west. A 
traffic study memo has been submitted, 
which indicates that the amended roadway 
pattern can handle the additional traffic in 
the 160-acre residential square, and the addition of the roundabout will dissuade industrial traffic from using 
Spring Run Parkway. The City Engineer has requested a more robust traffic study that includes all of the land 
uses in the project and the neighboring subdivision to assure the City that this new road pattern will still be 
effective at moving traffic in a safe and functional manner. 

 
Lot Size Transitioning 

 Meadow Ranch. This project abuts the Meadow Ranch subdivision to the west. The Spring Run MDA 
allows for an alternative transitioning to the requirement in the code. This alternative includes a 100-ft 
open space area with an 8-ft asphalt trail meandering throughout the buffer. The current proposal 
contains the buffer area, then a row of 10,000 sq ft lots, then smaller lots.  

 
 Camp Williams. The proposal also includes the 100-ft buffer and a row of 10,000 sq ft lots along the 

border of Camp Williams, as well as a hillside park.  

 The following is the excerpt from the Spring Run MDA in reference to the Trail System Buffer: 
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Parks, Open Space, and Trails 
This project requires 31.5 acres of improved open space (1,372 units x 1,000 sq ft). The project includes 41.45 
acres of open space; however, only 25 acres will be improved as park space, and the remaining area is included 
in the open space buffer (natural landscaping) and the community trails. The regional park area contains steep 
slopes, and will likely be improved with trails, lookout areas, and with some improved areas. The Commission 
and the Council will have to decide if this combination of open space is sufficient for the project.  
 
We recommend that the size of the regional park area be increased to provide flatter areas suitable for play 
fields, and that the master plan map indicate improved open space within each multi-family residential area. It 
should be noted that the MDA requires a monument sign for the overall project that needs to be installed by the 
applicant.  
 
Fencing 
Privacy fencing along collector and arterial roads (where lots back up to the roads) will need to be improved by 
the developer along with the infrastructure of each plat. These fences will need to be included in the 
improvement bond as well.  
 
Concerns 
We have the following concerns with this project: 

 The Extractive Industries Overlay Zone is shown on a majority of the project. We recommend that this 
overlay either be removed completely, or that it be downsized to only the areas that are currently being 
mined or that will require mining operations in the future.  

 Areas 12 and 13 contain a total of 467 high-density multi-family units. This is too many 
apartments/condominiums in one location and should be substantially reduced. 

 Area 4 contains 209 multi-family units. This is too many multi-family units in one location and should 
either be reduced or required to contain at least two or three housing types.  

 The project contains a variety of lot sizes, which allows for movement within the same 
neighborhood/community. We recommend increases in the lot sizes, however, to provide more housing 
in the ¼-acre and 1/3-acre range. These lot sizes are a very small percentage of the overall housing 
product in Eagle Mountain. 

 The road system has been modified on the Gateway Park property (the 160-acre white property in the 
middle). This project should indicate the revised road system.  

 A more complete traffic study is still required. This study may indicate a necessary increase in road size 
or change to the road network.  

 Some of the roads in this project are on steep slopes, and may not be possible, depending on future 
engineering.  

 The City’s Transportation Master Plan and General Plan Map must be revised to match this project’s 
road system. 

 We still need signatures from all property owners for this application. 

 A water model still needs to be provided. 
 
Optional Motions 
If the Planning Commission chooses to table/continue the master development plan amendment in order to 
make changes to the plans to resolve concerns in the staff report or expressed at the meeting, the following is a 
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recommended motion provided for the benefit of the Planning Commission and may be read or referenced when 
making a motion.  

 
I move that the Planning Commission continue the Spring Run Master Development Plan Amendment to the 

(July 26?) Planning Commission meeting in order to resolve the concerns expressed in the staff report and in 
the meeting.  

 
or 
 
I move that the Planning Commission table the Spring Run Master Development Plan Amendment in order 

to resolve the concerns expressed in the staff report and in the meeting.  
 

If the Planning Commission chooses to recommend approval of the proposed plat, the following is a 
recommended motion provided for the benefit of the Planning Commission and may be read or referenced when 
making a motion.  

  
I move that the Planning Commission recommend to the City Council approval of the Spring Run Master 

Development Plan Amendment with the following conditions or any other conditions deemed appropriate: 
 

1. A more complete traffic study must be submitted, and the road layout modified to match the City 
Engineer’s recommendations.  

2. The Extractive Industries Overlay Zone must be removed from the plan or modified to only include 
areas that will be actively mined. 

3. Areas 4, 12, & 13 must be reduced in density. 
4. The road layout must be modified to match the planned layout on the Gateway Park property. 
5. A water model must be submitted for the City Engineer’s consideration prior to City Council 

approval. 
6. This project is contingent on a general plan amendment being approved by the City Council.  
7. This approval is contingent upon the master development agreement being amended by the City 

Council.  
 

ATTACHMENTS:   

 Proposed Spring Run Master Development Plan 

 Current Spring Run Master Development Plan 



Spring Run, Eagle Mountain City

Approved 7.19.2011

Revised 07.08.15
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Eagle Mountain City 

Planning Commission Staff Report 

July 12th 2016 
 

Project:   Evans Ranch  

Applicant:   Nate Shipp/DAI 

Request:   MDP/MDA Amendment, Preliminary Plat, and Master Site Plan 

Type of Action:  Action Item, Recommendation to City Council 

 

Preface 

This Staff Report covers three separate applications for the Evans Ranch Development. The applications 

are interrelated, as are the issues and items for consideration. This application is to: approve a 

preliminary plat for the townhome and cottage lot portion of the development, adopt a master site plan 

for the townhome area of the project, and to amend the approved Evans Ranch Master Development 

Plan and Master Development Agreement (MDP/MDA), the proposed changes include:  

 Changing the layout of the Master Development Plan for the area to the north of the school and 

townhome site, east of the church, abandoning the curvilinear concept and replacing it with a 

more traditional road layout.  

 Reducing the overall number of units in the development from 421 to 408 by: 

o Reducing the number of townhomes from 149 units to 111 units 

o Increasing the number of single family lots from 272 units to 297 units  

 Adding 15 cottage lots and 10 standard single family lots 

 An amendment to Exhibit 4 of the development agreement (Parks Map) showing the new park 

plans. Proposed park plans include details for townhome portion of the development. 

 An amendment to Exhibit 7 of the development agreement changing the elevations of the 

townhome units. 

History 

The Evans Ranch Master Development Plan is located south of Pony Express Parkway and east of 

Porter’s Crossing Parkway. The original Master Development Plan was approved on June 18, 2002, when 

the property was annexed into the city. The Master Development Agreement was signed on October 

16th 2013, and was last amended on March 1st, 2016. In total, the plan includes approximately 120.45 

acres and provides a mix of single family residential, townhomes, a church site, and elementary school 

site, parks, trails, and the Tickville Wash. 

Master Development Plan Amendment 
The new proposal changes the layout of the Evans Ranch Master Development Plan, abandoning the 

curvilinear concept for future phases of development, in the areas to the north of the school and 

townhome sites, and to the east of the Church site in favor of a more traditional road layout. This 



 

proposal will result in a total of 10 additional single family lots. The applicant is also proposing to reduce 

the number of townhomes by 38 units, replacing 15 of the units with Single Family Cottage Lots. The 

applicant is able to reduce the number of townhome lots and increase the number of Cottage Lots 

under the existing MDA/MDP, however, the alteration to the road alignment and the additional single 

family homes does require approval of an Amendment to the Master Development Plan. 

Current MDP 

 

Proposed Amended MDP 

  

The images above show the proposed change to the Master Development Plan, in addition to realigning 

the street the proposal adds additional single family lots abutting the Church, and proposes smaller, 

more standard shaped lots on the east boundary of the Evans Ranch Development. 

 



 

 

Items for Consideration 

Townhome Pod Changes: As mentioned above the applicant is proposing to reduce the number of 

townhomes from 149 units to the 111 units (above), while also increasing the number of single family 

dwellings to the west of the townhome units from 30 to 45 units. The applicant is able to accomplish 

this through the platting process as a reduction in density is allowed in the existing Master Development 

Agreement, without any changes to the Master Development Plan. 

Walkability: One of the hallmarks and selling points of the Evans Ranch Development was the 

walkability of the project. The proposal does maintain a large pedestrian easement on the front of 

properties providing for walkability. 

Cul-de-Sacs: Cul-de-Sacs are discouraged in the city, and where they are present they should provide 

pedestrian connections. For this reason staff feels that the two cul-de-sacs should be connected via 

walking path. 

  16.35.070 Streets and street systems 

“B. Cul-de-Sacs. Cul-de-sacs are discouraged as a design element in subdivisions and are 

best used where topographic conditions, existing streets, clustering or property 

ownership make them necessary. In no case shall a cul-de-sac street have a length that 

exceeds 500 feet measured to the center of the circle or serve more than 15 homes or 

generate greater than 150 average daily vehicle trips, unless a waiver is granted by the 

planning commission. Permanent cul-de-sacs shall have a minimum right-of-way radius 

of 50 feet. All cul-de-sacs shall provide pedestrian connectivity to open spaces, public 

facilities, sidewalks or trails. No cul-de-sacs will be permitted when the topography has 



 

a downward slope without storm water protection plans approved by the city 

engineer.” 

Road Layout: Residents have complained that the curvilinear road concept has caused problems 

particularly for large vehicles (school buses, and sod trucks) the proposed road layout is more typical 

and seemingly addresses concerns from elsewhere in the development. 

Master Development Agreement Amendment 
In addition to the changes to the Master Development Plan the applicant is also proposing to amend 

two exhibits to the Master Development Agreement, specifically regarding Exhibits 4 and 7 regarding 

townhome elevations, and the park plan. The existing exhibits and the proposed amendments are 

provided below, along with staff comments, and concerns. 

Exhibit 4 Parks Map 

Existing Parks Map 

 

Proposed Parks Map 

 



 

Items for Consideration 

Walking Path Connection:  Staff recommends that if the proposed Exhibit 4 is adopted, that it is 

amended to provide a walking path connection between the two cul-de-sacs, maintaining connectivity 

and walkability of the overall project.  

Exhibit 7 Multifamily Design 

The applicant is proposing fairly significant changes to the approved multifamily design.  

Current Exhibits 

  

 

 



 

Proposed Exhibits 

 

 

Items for Consideration 

Elevations:  Chapter 17.72.030 Site Design C. Multifamily Parking/Garages states: 

“Garages and parking areas should be placed to the rear of buildings, accessed by a service 

drive. If garages are placed on the front façade, they shall be staggered and setback so as to 

minimize their appearance from the street. Garages shall never dominate the street-facing 

façade of a building.” 

Garages are a major feature of the proposed elevations for the townhomes; however, the applicant has 

included upgraded carriage style garage doors, and included windows in the garage doors to minimize 

the visual impact of the garages.  



 

Preliminary Plat 
A preliminary plat review includes the layout of lots, and proper street circulation, utility demands, park 

and recreation sites, etc. 

Evans Ranch Cottage and Townhomes is a 

phase of the approved Evans Ranch Master 

Development Plan. Fewer units are 

proposed than what was approved in the 

Evans Ranch Master Development Plan, 

and it is consistent with the approved 

Master Development Plan. The proposed 

Plat Calculations are shown below.  Note: 

The Plat Calculations should show 9.76 acres in the Townhomes, rather than the 9.38 which are 

currently shown. 

 

 

Items for Consideration 

Open Space: The Evans Ranch MDA requires the entire Evans Ranch Project to provide 9.67 acres of 

improved open space and at least 967 Amenity Points. The Single Family portion of the project improved 

12.5 acres of open space and provided 651.88 Amenity Points, thus requiring the Townhome portion of 

the project to provide 315.12 amenity points.  The applicant has proposed to provide 391.36 amenity 

points in townhome portion of the development on .54 acres of additional improved open space for a 

total of 1,043.24 amenity points and 13.04 acres of improved open space, exceeding the minimum open 

space requirements for the project.  Proposed amenities for the Townhome portion of the development 

include: 

 173 Trees 

 A 325 SF Pavilion  

Evans Ranch Cottage 

& Townhomes 



 

 A Tot Lot/Playground 

 A swimming pool 

 175 SF Restroom 

 

Other Open Space Considerations:  Pavilions must provide tables/seating and garbage receptacles in 

order to earn amenity points. The applicant shall also provide model numbers and details about the 

playground to staff.  Irrigation plans should be provided. 

 The Evans Ranch HOA will be responsible for maintaining the entirety of the Parks and Open Space in 

this phase of development.   

Open Space Safety Considerations: The playground should not be behind the same fence as the 

swimming pool as this presents a safety concern.   

Staff is also concerned about the triangle portion of improved open space kiddy corner to the pool, 

being hard to see from the street, particularly if private backyards are fenced off. Staff proposes that no 

back yard fencing be permitted on lots 15-20, 36-40, and 46-51 thereby keeping the open space visible, 

both from the road, and from all the units that back onto it.  

Clubhouse & Pool: This phase of development is a Tier III Residential Development which requires 

construction of a clubhouse, however, a swimming pool is not required unless there are more than 150 

Tier III Units. The applicant believes that a swimming pool is a more desirable amenity than a clubhouse, 

and has proposed to provide a swimming pool, pavilion, and restroom instead of providing a clubhouse. 



 

Staff agrees with the applicant that a pool provides a bigger benefit to residents and supports the 

development of a pool instead of a club house. 

Construction of the pool shall have commenced construction prior to the issuing of 10% of Tier III 

building permits (16th building permit for the phase). The pool shall be completed by the time 50% of the 

units in the phase have been sold (78). The Swimming Pool should be bonded for with the subdivision 

improvements. 

Setbacks: Tier III setbacks require a 20’ between 

multifamily units; the applicant has proposed units 

which do not meet these setback requirements, 

however, the Planning Commission may recommend, 

and the City Council may approve setbacks that differs 

from this standard if they so choose. 

Setbacks for Cottage Lots were established in the 

Master Development Agreement, and can be seen in 

the setback diagram here: 

 These setbacks should be shown on the plat.  

Fire Access: Private roads propose widths of 26’; these 

roads will require parking restrictions to be enforced 

on the hydrant side of the roadway. Alleys/Driveways 

will also need to be signed “no parking” these signs 

shall be installed at 150’ intervals. A signage and 

striping plan must be approved by the fire marshal 

that addresses these requirements. 

Fencing:  All fencing shall meet the standards of the 

approved exhibit in the Evans Ranch Master 

Development Plan, and constructed in accordance with Paragraph 3 of the MDA: 

“The fencing required along Porter’s Crossing Road, together with the fencing required for the 

Open Space (that is, the fencing required for Open Space pursuant to the attached fencing 

exhibit, which fencing includes split or 3 rail fencing around such Open Space, but specifically 

excludes any fencing in the rear of residential lots, which shall not be required) shall be installed 

at the time that the Public Infrastructure and Improvements are constructed with respect to 

portions of such Project that are contiguous to the location of the fencing.”   

The 6’ estate fence between the cottage units and the future extension to Porter’s Crossing Parkway 

should be improved in this phase of development. 



 

 

Streetlights: Streetlights are required at a minimum of every 250’ along a public road and at a maximum 

of 350’. The applicant shall provide street light locations which conform to this standard. Streetlight 

estimates must be paid prior to recording a plat. Streetlights must be installed prior to the issuing of the 

first Certificate of Occupancy. 

Parking: The Parking requirement for townhome units is 2 Stalls per dwelling unit (not in tandem 

configuration) and 1 guest parking space per 3 dwelling units. 1 space per unit to be within a fully 

enclosed garage, the requirements for this development are therefore: 

 222 Stalls 

o 111 of which must be Garage Stalls 

 37 Guest Parking Stalls 

The applicant has proposed 222 Garage Parking Stalls, and 40 surface parking stalls. The 40 surface 

parking stalls shall be posted as Guest Parking only.  

While the applicants parking plans do meet city requirements staff feels it is accomplished as a result of 

heavy amounts of paving. Staff feels the project would be more attractive if a larger parking lot could be 

constructed in one location and green space (grass, trees, and other plants)be provided between the 

units and the road, this could be accomplished by removing units (either cottage lots, or townhome lots) 

and realigning the development.  

Traffic Impact Study:  The applicant has completed an update to the Evans Ranch Traffic Impact, study, 

recommended mitigation measures by this study include: 

 Signalizing the intersection of Porter’s Crossing Parkway and Pony Express Parkway as soon as it 

is warranted 

 Dual left turns be constructed for the westbound left-turn movement at the intersection of Pony 

Express Parkway / Porters Crossing Parkway 



 

 



 

 



 

 

 



 

 

Dark Sky:  All lights shall meet the City’s Dark Sky Ordinance 

Master Site Plan 

Purpose: Master Site Plans address the following issues for the entire site: Land Use, Open Space and 

landscaped areas, architectural guidelines, buildable square footage, parking requirements, access and 

circulation, phasing and time of improvements, project monument sign locations, storm drainage, and 

all preliminary calculations for infrastructure improvements and traffic impact mitigation.  

 

The applicant has made a full Master Site Plan application, addressing these concerns. As we are taking 

the Master Site Plan forward at the same time as the Master Development Plan, and the Preliminary 

Plat most of the items have already been addressed in this staff report. Staff has had a chance to review 

the submitted items and is confident recommending approval of the Master Site Plan. 

Items for Consideration 

Architectural Guidelines:  In addition to the townhome elevations which have been provided to staff, 

the applicant has provided staff a materials list showing the materials that will be used in the project, 



 

and architectural theming is consistent throughout the project, and includes theming for the mail box 

enclosure.  This meets the multifamily design standard that mailboxes not simply be plain CMU’s and 

that they be under a sheltering element and fit the development. 

 

Monument Signs: Monument signs locations are shown on the Master Site Plan, and the applicant has 

provided staff with the rendering of the monument/pylon signs to be used in the Evans Ranch 

Development. It is the opinion of staff that these signs are attractive and unique to the development. 

 

Recommendation 

Staff recommends the Planning Commission Recommend approval of the Evans Ranch MDP/MDA 

Amendment, Townhome and Cottages Preliminary Plat, and Master Site Plan to the City Council with the 

following conditions: 

1. A walking path connection is provided between the two cul-de-sacs  

2. Townhomes require upgraded “Carriage” look garage doors with windows. 

3. Construction of Pool shall be commenced prior to the issuing of the 16th building permit, and be 

completed prior to the issuing of the 78th building permit 



 

4. Swimming Pool must be bonded for with subdivision improvements 

5. No parking on fire hydrant side of 26’ private roads 

6. Alleys/Driveways must be signed “no parking” at 150’ intervals, and the fire marshal must 

approve a signage and striping plan prior building permits being issued. 

7. 6’ Estate fence between Cottage Lots and the future extension to Porter’s Crossing Parkway 

should be installed with infrastructure improvements 

8. The 40’ surface parking stalls shall be signed as guest parking 

9. The applicant shall provide street light plans that comply with EMMC 

Attachments 

▫ Executive Summary of Traffic Impact Study 

▫ Proposed Exhibit 4 

▫ Proposed Exhibit 7 

▫ Proposed Map (Master Development Plan) 

▫ Preliminary Plat 

▫ Master Site Plan 

▫ Landscaping Plans  

▫ Cottage Lots Setback Diagram 

▫ Evans Ranch Fencing Exhibit 

▫ Proposed Amendments to the Evans Ranch MDA 

▫ Monument Signs 
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EXECUTIVE SUMMARY 

This study addresses the traffic impacts associated with the proposed Evans Ranch development 
located in Eagle Mountain, Utah. The proposed residential project is located south of Pony 
Express Parkway and east of Porters Crossing Parkway. 

Included within the analyses for this study are the traffic operations and recommended mitigation 
measures for existing conditions and plus project conditions (conditions after development of the 
proposed project) at key intersections and roadways in the vicinity of the site. Future (2020) 
conditions are also analyzed. 

TRAFFIC ANALYSIS 

The following is an outline of the traffic analysis performed by Hales Engineering for the traffic 
conditions of this project. 

Existing (2016) Background Conditions Analysis 

Hales Engineering performed weekday morning (7:00 to 9:00 a.m.) and afternoon (4:00 to 
6:00 p.m.) peak period traffic counts at the following intersections: 

 Porters Crossing Parkway / Pony Express Parkway 
 Smith Ranch Road / Porters Crossing Parkway 
 Park Place / Porters Crossing Parkway 
 Clark Street / Porters Crossing Parkway 
 Golden Eagle Road / Porters Crossing Parkway 

These counts were performed on Tuesday, December 1, 2015. The morning peak hour was 
determined to be between the hours of 7:15 and 8:15 a.m.; detailed count data are included 
in Appendix A. The weekday morning counts were found to be approximately the same as the 
evening counts, however, the morning peak hour was used in the analysis because the trip 
generation rate for the morning peak hour was greater than the evening peak hour by 
approximately 100 trips. With the added traffic volume from the proposed development, the 
morning peak hour was determined to be the worst case scenario. 

As shown in Table ES-1, all study intersections have acceptable levels of service during the 
weekday morning peak period. Some queuing is anticipated in the north- and southbound 
direction at Porters Crossing Parkway / Pony Express Parkway of approximately 290 and 260 
feet respectively. No other significant queuing was observed within the study area.  
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Project Conditions Analysis 

The proposed land use for the development has been identified as follows: 
 Single Family Dwelling Units:  252 Houses 
 Townhouses:    107 Units 
 Cottages:     45 Units 
 Elementary School:   600 Students 

The projected gross trip generation for the development is as follows: 
 Daily Trips:   4,420 
 Morning peak Hour Trips:  558 
 Evening Peak Hour Trips: 448  

Existing (2016) plus Project Conditions Analysis 

As shown in Table ES-1, all study intersections are anticipated to have acceptable levels of 
service except the Pony Express Parkway / Porters Crossing Parkway intersection. Some 
Queueing is anticipated for the northbound through/right-turn movement at the Porters 
Crossing Parkway / Pony Express Parkway intersection and is anticipated to be greater than 
1,000 feet in length. This queue will block the left-turn pocket at this intersection causing 
queue starvation. This queue will also block upstream intersections. No other significant 
queueing is anticipated. 

Future (2020) Background Conditions Analysis 

As shown in Table ES-1, all study intersections are anticipated to have acceptable levels of 
service in year 2020. Some queueing is anticipated to occur at the intersection of Porters 
Crossing Parkway / Pony Express Parkway in the north- and eastbound through/right-turn 
directions of approximately 175 feet and 270 feet respectively. No other significant queueing 
is anticipated.  

Future (2020) Plus Project Conditions Analysis 

As shown in Table ES-1, all intersections are anticipated to operate at acceptable levels of 
service. Some queueing is anticipated to occur at the intersection of Porters Crossing Parkway 
/ Pony Express Parkway in the north- and eastbound through/right-turn directions of greater 
than 470 feet and 280 feet respectively. There is also some queueing anticipated at Smith 
Ranch Road in the north bound direction of approximately 410 feet. No other significant 
queueing is anticipated. 



 
 
 

 Eagle Mountain – Evans Ranch Traffic Impact Study iii  

 

RECOMMENDATIONS 

The following mitigation measures are recommended: 

Existing (2016) Background Conditions Analysis 

No mitigation measures are recommended. 

Existing (2016) Plus Project Conditions Analysis 

The intersection of Porters Crossing Parkway / Pony Express Parkway is anticipated to 
perform at a poor LOS. It is recommended that a signal be constructed at this location when 
traffic signal warrants are met.  

According to a traffic study done by Hales Engineering for an adjacent development to the 
north, a signal is recommended at this location by year 2020, or as soon as it is warranted in 
accordance with Utah Manual on Uniform Traffic Control Devices (UMUTCD). 

Intersection

Existing 2016 
Background

Existing 2016 
Plus Project

Future 2020 
Background

Future 2020 
Plus Project

Description LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1) LOS (Sec/Veh1)

Porters Crossing Pkwy / 
Pony Express Pkwy

C (18.8) F (> 50) C (22.1) C (26.1)

Smith Ranch Rd / Porters 
Crossing Pkwy

A (5.5) B (12.4) A (6.7) C (15.7)

Park Place / Porters 
Crossing Parkway

A (5.7) / EB A (9.1) / EB A (6.3) / EB C (15.4) / EB

Clark Street / Porters 
Crossing Parkway

A (5.6) A (6.6) A (6.1) A (8.0)

Golden Eagle Road / Porters 
Crossing Parkway

A (4.7) / EB A (7.3) / EB A (5.2) / EB B (12.3) / EB

2. This intersection is a project access and w as only analyzed in "plus project" scenarios.
3. This intersection w as eliminated as part of the proposed project and w as only analyzed in "background" scenarios.

Source: Hales Engineering, June 2016

1. Intersection LOS and delay (seconds/vehicle) values represent the overall intersection average for roundabout, 
signalized, all-w ay stop controlled intersections and the w orst approach for all other unsignalized intersections. 

TABLE ES-1
Morning Peak Hour

Eagle Mountain - Evans Ranch TIS
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Future (2020) Background Conditions Analysis 

Although not apparent in this morning study, it is anticipated that there will be a large amount 
of traffic that wants to make a westbound left-turn from Pony Express Parkway to southbound 
Porters Crossing Parkway during the evening peak hour. The volumes are anticipated to be 
the reverse of morning peak hour northbound right-turning movement. It was also 
recommended in a previous study completed by Hales Engineering for the adjacent project, 
that dual left-turns be constructed for the westbound left-turn movement at the intersection of 
Pony Express Parkway / Porters Crossing Parkway.  

Future (2020) Plus Project Conditions Analysis 

During the morning peak hour, there many northbound right-turning vehicles at the 
intersection of Porters Crossing Parkway / Pony Express Parkway. Although there is no 
significant queueing or poor LOS at this intersection, a right-turn over lap should be 
considered for the northbound right-turn movement when the traffic signal is installed. 

Previously it was recommended that the north- and southbound stop signs be removed at the 
intersection of Smith Ranch Road / Porters Crossing Parkway. This was based on significant 
queueing that was anticipated. In the updated analysis, queueing is still present, however, it 
is only approximately 380 feet in the northbound direction. The LOS at this intersection is 
acceptable, although some drivers may have to wait in a queue to travel through Smith Ranch 
Road. This queue is anticipated to last only a short amount of time due to the nature of school 
traffic. 

If the northbound queue at the intersection of Porters Crossing Parkway / Smiths Ranch Road 
is unacceptable the following measures could be taken: 

 Remove the north- and southbound stop signs 
 Construct a roundabout 
 Widen Porters Crossing Parkway to two lanes in the northbound direction 

SUMMARY OF KEY FINDINGS/RECOMMENDATIONS 

The following is a summary of key findings and recommendations: 
 All study intersections currently experience acceptable levels of service during the 

weekday morning peak hour 
 It is anticipated that the school traffic from the Silver Lake development will have to 

use Pony Express Parkway and that the existing westbound left-turns that are difficult 
with current conditions, will only get worse with added traffic in the future 

 With project traffic added, all study intersections are anticipated to operate at 
acceptable LOS except Porters Crossing Parkway / Pony Express Parkway 
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 At Porters Crossing Parkway / Pony Express Parkway, it is recommended that a signal 
be constructed at this location when traffic signal warrants are met 

 In the 2020 background condition, all intersections are anticipated to operate at 
acceptable LOS 

o Although not apparent in this morning study, it is anticipated that there will be 
a large amount of traffic that wants to make a westbound left-turn from Pony 
Express Parkway to southbound Porters Crossing Parkway during the evening 
peak hour. The volumes are anticipated to be the reverse of morning peak hour 
northbound right-turning movement. It was also recommended in a previous 
study completed by Hales Engineering for the adjacent project, that dual left-
turns be constructed for the westbound left-turn movement at the intersection 
of Pony Express Parkway / Porters Crossing Parkway. 

 With project traffic added in year 2020, all intersections are anticipated to operate at 
acceptable LOS, provided that the Pony Express Parkway / Porters Crossing Parkway 
intersection is signalized 

 Traffic on Porters Crossing Parkway is anticipated to continue growing beyond year 
2020. As the area develops, making turning movements from Golden Eagle Road onto 
Porters Crossing Parkway may become more difficult. With an elementary school in 
close proximity to this intersection, a westbound left-turn pocket should be considered. 
Currently, there is approximately 38 feet of pavement allowing for two egress lanes 
and a single ingress lane 

 For the future 2020 plus project conditions, Porters Crossing Parkway is anticipated to 
have enough capacity to handle the demand
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COLORS ARE REPRESENTATION ONLY. FINAL COLORS MAY VARY FROM ABOVE REPRESENTATION
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SEWER: 1. PIPE BEDDING:  " GRAVEL REQUIRED 6" BELOW, ON THE SIDES & 12" ABOVE THE PIPE (MINIMUM). PIPE BEDDING:  " GRAVEL REQUIRED 6" BELOW, ON THE SIDES & 12" ABOVE THE PIPE (MINIMUM). 34" GRAVEL REQUIRED 6" BELOW, ON THE SIDES & 12" ABOVE THE PIPE (MINIMUM). 2. DEPTH: SEWER MAIN/LATERALS TO MAINTAIN 4' OF COVER (MINIMUM) FROM FINISHED GRADE, 3' MINIMUM FROM TOP OF PIPE AT TIME OF INSTALLATION. DEPTH: SEWER MAIN/LATERALS TO MAINTAIN 4' OF COVER (MINIMUM) FROM FINISHED GRADE, 3' MINIMUM FROM TOP OF PIPE AT TIME OF INSTALLATION. 3. SEPARATION: SEWER MAINS & LATERALS TO MAINTAIN 10' SEPARATION (MINIMUM) FROM CULINARY WATER MAINS & LATERALS. SEPARATION: SEWER MAINS & LATERALS TO MAINTAIN 10' SEPARATION (MINIMUM) FROM CULINARY WATER MAINS & LATERALS. 4. SEWER Y'S: 3' MINIMUM SEPARATION BETWEEN SEWER Y'S. SEWER Y'S: 3' MINIMUM SEPARATION BETWEEN SEWER Y'S. 5. LATERAL STUBS:  A) STUBS MUST EXTEND 15' INTO PROPERTY AND BE MARKED WITH 2X4 PAINTED GREEN.  B) ALL LATERALS MUST BE GIS (SHOT IN) AT THE Y'S AND STUBS. ALSO LATERAL STUBS:  A) STUBS MUST EXTEND 15' INTO PROPERTY AND BE MARKED WITH 2X4 PAINTED GREEN.  B) ALL LATERALS MUST BE GIS (SHOT IN) AT THE Y'S AND STUBS. ALSO SLOPES (2% MIN. ON 4" PIPE) TO BE CHECKED BEFORE BACKFILL. 6. MANHOLES: MANHOLES TO BE WITHIN 1' OF FINISHED GRADE. 12" OF GRADE RINGS (MAX) AND NO FLAT RINGS ALLOWED. 12" OF  " GRAVEL REQUIRED UNDER MANHOLES/BOXES. MANHOLES: MANHOLES TO BE WITHIN 1' OF FINISHED GRADE. 12" OF GRADE RINGS (MAX) AND NO FLAT RINGS ALLOWED. 12" OF  " GRAVEL REQUIRED UNDER MANHOLES/BOXES. 34" GRAVEL REQUIRED UNDER MANHOLES/BOXES. WATER: 1. VALVES:  1. VALVES MUST BE FLANGED TO TEE'S (FITTINGS).  2. VALVES 12" AND LARGER TO BE BUTTERFLY VALVES. VALVES:  1. VALVES MUST BE FLANGED TO TEE'S (FITTINGS).  2. VALVES 12" AND LARGER TO BE BUTTERFLY VALVES. 2. BEDDING: SAND MUST MEET AASHTO (A-3) GRADATION WITH 100% PASSING THE #4 SIEVE. 6" BELOW PIPE ON THE SIDES & 12" ABOVE PIPE (MINIMUM). BEDDING: SAND MUST MEET AASHTO (A-3) GRADATION WITH 100% PASSING THE #4 SIEVE. 6" BELOW PIPE ON THE SIDES & 12" ABOVE PIPE (MINIMUM). 3. DEPTH: WATER MAIN & LATERALS MUST MAINTAIN 4' COVER FROM FINISHED GRADE (MINIMUM), 3' MINIMUM FROM TOP OF PIPE AT TIME OF INSTALLATION. DEPTH: WATER MAIN & LATERALS MUST MAINTAIN 4' COVER FROM FINISHED GRADE (MINIMUM), 3' MINIMUM FROM TOP OF PIPE AT TIME OF INSTALLATION. 4. SERVICE & FITTINGS: SERVICES & FITTINGS TO MAINTAIN 3' MINIMUM SEPARATION FROM PIPE JOINTS AND OTHER FITTINGS. SERVICE & FITTINGS: SERVICES & FITTINGS TO MAINTAIN 3' MINIMUM SEPARATION FROM PIPE JOINTS AND OTHER FITTINGS. 5. SETTERS: ALL SETTERS TO BE 21" TALL (MINIMUM), HAVE UNIONS AT THE BASE AND BE DUAL CHECK MODEL, ALSO  " SETTERS TO HAVE DOUBLE BRACES. SETTERS TO BE SET AT: 18" TO SETTERS: ALL SETTERS TO BE 21" TALL (MINIMUM), HAVE UNIONS AT THE BASE AND BE DUAL CHECK MODEL, ALSO  " SETTERS TO HAVE DOUBLE BRACES. SETTERS TO BE SET AT: 18" TO 34" SETTERS TO HAVE DOUBLE BRACES. SETTERS TO BE SET AT: 18" TO 22" FROM THE TOP OF SETTER TO TOP OF LID. 6. WATER CAN LID: ALL LIDS TO SAY "EAGLE MOUNTAIN" ON THEM RECESSED WITH A HOLE FOR THE ERT AND TO BE SET AT LEVEL TO 1" ABOVE THE PLANE OF THE CURB & SIDEWALK. WATER CAN LID: ALL LIDS TO SAY "EAGLE MOUNTAIN" ON THEM RECESSED WITH A HOLE FOR THE ERT AND TO BE SET AT LEVEL TO 1" ABOVE THE PLANE OF THE CURB & SIDEWALK. 7. HYDRANTS: HYDRANTS TO BE 5' BURY (MINIMUM). HYDRANTS: HYDRANTS TO BE 5' BURY (MINIMUM). 8. LATERALS: ALL LATERALS NEED TO BE GIS (SHOT IN) AT THE CORP. STOP & SETTER, AND ALSO VISUAL INSPECTION ON POLY INSERTS BEFORE BACKFILL. WATER LATERALS TO EXTEND 15' LATERALS: ALL LATERALS NEED TO BE GIS (SHOT IN) AT THE CORP. STOP & SETTER, AND ALSO VISUAL INSPECTION ON POLY INSERTS BEFORE BACKFILL. WATER LATERALS TO EXTEND 15' INTO PROPERTY AND BE MARKED WITH A 2X4 PAINTED BLUE. ALL POLY LINES TO HAVE VISUAL POLY INSERT INSPECTION. 9. TRACER WIRE: RUN TRACER WIRE ALONG MAIN & EXTEND UP SETTERS AND HYDRANTS, DO NOT RUN UP VALVE BOXES. TRACER WIRE: RUN TRACER WIRE ALONG MAIN & EXTEND UP SETTERS AND HYDRANTS, DO NOT RUN UP VALVE BOXES. 10. WATER FITTINGS: ALL WATER FITTINGS TO BE CHECKED FOR THRUST BLOCKS (PRE & POST) AND GIS (SHOT IN) BEFORE BACKFILL. WATER FITTINGS: ALL WATER FITTINGS TO BE CHECKED FOR THRUST BLOCKS (PRE & POST) AND GIS (SHOT IN) BEFORE BACKFILL. 11. VERTICAL SEPARATION: WATER MAIN TO MAINTAIN 12" MINIMUM SEPARATION FROM STORM DRAIN OR OTHER OBSTACLES/UTILITIES. VERTICAL SEPARATION: WATER MAIN TO MAINTAIN 12" MINIMUM SEPARATION FROM STORM DRAIN OR OTHER OBSTACLES/UTILITIES. 12. WATER LINE FITTINGS: ALL FITTINGS TO HAVE MEGA LUG FOLLOWERS. WATER LINE FITTINGS: ALL FITTINGS TO HAVE MEGA LUG FOLLOWERS. STORM DRAIN: 1. BEDDING:  " GRAVEL 6" BELOW AND ON SIDES OF PIPE & 12" ABOVE PIPE (MINIMUM). BEDDING:  " GRAVEL 6" BELOW AND ON SIDES OF PIPE & 12" ABOVE PIPE (MINIMUM). 34" GRAVEL 6" BELOW AND ON SIDES OF PIPE & 12" ABOVE PIPE (MINIMUM). 2. ADS: ALL ADS PIPE TO BE "HP" BRAND. ADS: ALL ADS PIPE TO BE "HP" BRAND. 3. COLLARS: COLLARS TO BE 1'X1' AROUND PIPE, 4000 psi CONCRETE, INSPECTION IS NEEDED PRE & POST COLLAR POUR. COLLARS: COLLARS TO BE 1'X1' AROUND PIPE, 4000 psi CONCRETE, INSPECTION IS NEEDED PRE & POST COLLAR POUR. 4. MANHOLES: MANHOLES TO BE WITHIN 1' OF FINISHED GRADE. 12" OF GRADE RINGS (MAX) AND NO FLAT RINGS ALLOWED. 12" OF  " GRAVEL REQUIRED UNDER MANHOLES/BOXES. MANHOLES: MANHOLES TO BE WITHIN 1' OF FINISHED GRADE. 12" OF GRADE RINGS (MAX) AND NO FLAT RINGS ALLOWED. 12" OF  " GRAVEL REQUIRED UNDER MANHOLES/BOXES. 34" GRAVEL REQUIRED UNDER MANHOLES/BOXES. ROAD SECTION: 1. PROOF ROLLS: PROOF ROLL REQUIRED ON ALL SECTION OF ROAD: i.e. SUB-GRADE, SUB-BASE, AND CURB BASE AND ROAD BASE. CURB STAKES REQUIRED FOR SUB-GRADE INSPECTION AND PROOF ROLLS: PROOF ROLL REQUIRED ON ALL SECTION OF ROAD: i.e. SUB-GRADE, SUB-BASE, AND CURB BASE AND ROAD BASE. CURB STAKES REQUIRED FOR SUB-GRADE INSPECTION AND STRING LINE REQUIRED FOR SUB-BASE AND ROAD BASE INSPECTION. 2. UTBC: STATE SPEC. ROAD BASE REQUIRED FOR ALL ROAD, COMMERCIAL BASE ACCEPTABLE FOR THE SIDEWALKS & TRAILS. UTBC: STATE SPEC. ROAD BASE REQUIRED FOR ALL ROAD, COMMERCIAL BASE ACCEPTABLE FOR THE SIDEWALKS & TRAILS. 3. COLLARS: ALL COLLARS TO BE 1' WIDE BY 1' DEEP WITH A 6000 psi CONCRETE WITH 1.5# FIBER MESH PER CUBIC YARD ( " MONOFILAMENT) REQUIRED FOR ALL STREET COLLARS. MANHOLE COLLARS: ALL COLLARS TO BE 1' WIDE BY 1' DEEP WITH A 6000 psi CONCRETE WITH 1.5# FIBER MESH PER CUBIC YARD ( " MONOFILAMENT) REQUIRED FOR ALL STREET COLLARS. MANHOLE 34" MONOFILAMENT) REQUIRED FOR ALL STREET COLLARS. MANHOLE COVERS AND WATER VALVE TOWERS TO BE  " DOWN FROM ASPHALT EDGE AND CONCRETE TO BE  " TO  " DOWN FROM ASPHALT EDGE.12" DOWN FROM ASPHALT EDGE AND CONCRETE TO BE  " TO  " DOWN FROM ASPHALT EDGE.14" TO  " DOWN FROM ASPHALT EDGE.38" DOWN FROM ASPHALT EDGE.
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1. The purpose of  this survey is to provide a Boundary/Topographic Survey of  the area shown hereon for the
clients own intents and purposes.

2. The Basis of  Bearing for this survey is N0°37'03"E along the Section Line from the Southwest Corner to the
West 1/4 Corner of  Section 28, Township 5 South, Range 1 West, Salt Lake Base and Meridian.  Deeds and
plats of record have been rotated to the above mentioned basis of bearing.

3. This survey does not guarantee, grant, transfer or imply fee title ownership of  any portion of  this property in
whole or part to any party or persons.  This survey makes reference to owners names, documents and deed
lines which are depicted hereon to the best of  the surveyor's ability, however all information shown hereon
should be verified by county records, title companies and other qualified professionals to meet the  specific
purposes and intents of  the client.  Furthermore, the filing of  this survey with the respective county in which
the property is situated does not serve as an instrument to subdivide, transfer, sell, or trade any portion of  the
property shown hereon.  It is recommended that a qualified title company and/or other qualified professionals
be contacted to address any and all questions regarding property ownership, title and the transfer of  real
property.

4. A title report prepared by First American Title, File No. 126191UT, Effective Date: February 22, 2013 was
used in the preparation of  this survey and LEI Consulting Engineers and Surveyors, Inc. is entitled to rely on
the accuracy of  those reports, and is not liable for errors and omissions based on the reliance of  said title
reports. All easements and title exceptions shown hereon are referenced from said report.

5. The benchmark for the topographic information provided hereon is the found 1959 Utah County Monument
at the West 1/4 Corner of  Section 28, T5S, R1W, SLB&M, with an  Elevation of  4,795.00 feet (This
elevation is based on a local project elevation, Utah County has a published elevation of  4,794.71 feet).
Contours are shown hereon at two (2) foot intervals.

6. #5 rebar and cap have been set at all lot corners unless noted otherwise.

NOTES
7. This drawing, its design, and invention thereof, is the property of LEI Consulting Engineers and Surveyors,

Inc. and is submitted to, and is for the exclusive use of, the client referenced on the Survey.  Only copies
authorized in writing and individually signed and sealed by the Surveyor may be used as the official work of
the Surveyor.  This drawing and any copy thereof may not be relied upon for any purpose, by any party, except
as stated in the agreement between LEI Consulting Engineers and Surveyors, Inc., and its client.

8. This drawing and any copy thereof, may also not be relied upon for any purpose under any of the following
conditions:

A.Original and any copies not individually signed and sealed by Surveyor.
B.Dependent monuments and data set, or published, by others and used by the Surveyor    are

subsequently found to be in error.
C. Improvements shown have been altered, changed, or added to, subsequent to the Survey.

9. Except as specifically stated or shown on this plan, this survey does not purport to reflect any of the following
which may be applicable to the properties shown hereon: easements, encumbrances, building setback lines,
restrictive covenants, subdivision restrictions, zoning or other land use restrictions and any other facts that an
accurate and current title search may disclose.  Regarding any issues not specifically stated or shown on the
survey, client is advised to seek the services of a competent title company.

10. Underground utilities have been shown hereon based on observed evidence together with information provide
by the utility companies listed below. Additional underground utilities including but not limited to: power,
phone, cable TV, water, sewer and sprinkler lines may exist within the boundaries of this survey and blue
stakes should be contacted prior to digging or in order to add the locations of such utilities to this survey.
Engineers, contractors, and others that rely on this information should be cautioned that the locations,
elevations, and pipe sizes of the existing utilities may not to be relied on as being exact or complete.
Additional exploration, verification and relocation of existing utilities will be the sole responsibility of the
contractor prior to or during construction of any additional improvements.

SURVEY DESCRIPTION
Located in the Southwest Quarter of Section 28, Township 5 South, Range 1 West, Salt Lake Base and Meridian, described as follows:

Beginning at a point on the South Section Line of  said Section 28, said point being located S89°16'15"E 94.00 feet from the  Southwest Corner of  Section 28, Township 5 South, Range 1 West,
Salt Lake Base and Meridian; thence N0°37'03"E 858.15 feet; thence Northwesterly along the arc of  a 397.00 foot radius curve to the left 125.13 feet through a central angle of  18°03'34" (Chord:
N8°24'44"W 124.61 feet); thence N61°54'06"W 24.84 feet; thence Northwesterly along the arc of  a 26.50 foot radius curve to the left 12.79 feet through a central angle of  27°39'28" (Chord:
N5°48'14"W 12.67 feet); thence N78°10'16"E 69.18 feet; thence Northeasterly along the arc of  a 456.50 foot radius curve to the right 101.55 feet through a central angle of  12°44'45" (Chord:
N84°32'38"E 101.34 feet); thence Northeasterly along the arc of  a 977.00 foot radius curve to the right 254.57 feet through a central angle of  14°55'45" (Chord: S81°37'27"E 253.85 feet); thence
N11°08'02"E 270.76 feet; thence S48°45'50"E 74.47 feet; thence S5°54'55"E 187.56 feet; thence Southeasterly along the arc of  a 1047.00 foot radius curve to the right 134.21 feet through a central
angle of  7°20'59" (Chord: S64°12'07"E 134.21 feet); thence Southeasterly along the arc of  a 15.00 foot radius curve to the left 13.78 feet through a central angle of  52°38'14" (Chord: S86°53'08"E
13.30 feet); thence Northeasterly along the arc of  a 12.58 foot radius curve to the left 8.37 feet through a central angle of  38°06'46" (Chord: N34°07'16"E 8.22 feet); thence Northeasterly along the
arc of  a 460.50 foot radius curve to the left 10.17 feet through a central angle of  1°15'54" (Chord: N15°03'54"E 10.17 feet); thence S75°34'04"E 59.00 feet; thence Southwesterly along the arc of  a
519.50 foot radius curve to the right 35.35 feet through a central angle of  3°53'55" (Chord: S16°22'54"W 35.34 feet); thence Southwesterly along the arc of  a 13.00 foot radius curve to the left 6.83
feet through a central angle of  30°06'58" (Chord: S3°13'49"W 6.75 feet); thence Southeasterly along the arc of  a 15.00 foot radius curve to the right 7.09 feet through a central angle of  27°05'49"
(Chord: S42°15'40"E 7.03 feet); thence Southeasterly along the arc of  a 820.10 foot radius curve to the left 148.87 feet through a central angle of  10°24'03" (Chord: S60°45'07"E 148.67 feet);
thence S24°02'51"W 35.00 feet; thence Northwesterly along the arc of  a 855.10 foot radius curve to the right 40.43 feet through a central angle of  2°42'31" (Chord: N64°35'53"W 40.42 feet);
thence S26°45'22"W 72.22 feet;  thence Southwesterly along the arc of  a 326.50 foot radius curve to the left 209.79 feet through a central angle of  36°48'56" (Chord: S8°20'54"W 206.20 feet);
thence  Southeasterly along the arc of  a 573.50 foot radius curve to the right 100.69 feet through a central angle of  10°03'34" (Chord: S5°01'47"E 100.56 feet); thence South 469.47 feet; thence
N89°16'15"W 738.50 feet to the point of beginning.

Contains: ±17.63 Acres
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EVANS RANCH TOWNHOMES landscape PLAN

Flower, Grass
Grass, Foerster's Feather Reed 601 Calamagrostis x acutiflora

Flower, Perennial
Daylily, Stella 65 Hemerocallis hybrid

Shrub, Deciduous
Barberry, Crimson Pygmy 124 Berberis thunbergii 'Crimson Pygmy' ('Atropurpurea
Burning Bush Dwarf 25 Euonymus alatus
Butterfly Bush, Pink Delight 58 Buddleja davidii 'Pink Delight'
Dogwood, Baileys Red Twig 58 Cornus sericea 'Bailey's'
Dogwood, Variegated Red Twig 109 Cornus alba 'Elegantissima'
Potentilla, Spring Cinquefoil 86 Potentilla neumanniana
Spiraea, Goldflame 12 Spiraea bumalda 'Goldflame'

Shrub, Evergreen Conifer
Yew, Densiformis Pom Pom 28 Taxus media Densiformis
Yew, Densiformis 8 Taxus, Densiformis

Tree, Deciduous
Ash, Fall 19 Fraxinus americana
Ash, Littleleaf 12 Fraxinus greggii
Beech, Tricolor 7 Fagus sylvatica 'Tricolor'
Crab, Prairie Fire 36 Malus spp.'Prairie Fire'
Crabapple, Spring Snow 32 Malus x 'Spring Snow'
Linden, Greenspire 13 Tilia cordata 'Greenspire'
Locust, Skyline 13 Gleditsia triacanthos 'Skyline'
Pear Chanticleer 16 Pyrus calleryana 'Chanticleer'
Planetree, London, Liberty 5 Platanus x acerifolia 'Liberty'

Tree, Evergreen
Pine, Austrian Bonsai 20 Pinus nigra

Legend
Common Name Qty Botanical Name
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lawn

three rail fence

lawn
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bench

bench

bench

townhomes - 111 units

school site

single family - 45 lots

public open space 1.47 acres

single family - 252 lots
Private open space 11.03 acres

summary tabluations

Single family - 252 total lots
Townhomes - 111 units
Cottage Homes - 45 units
open space required - 9.37 acres
single family Public open space - 1.47 acres
single family Private open space - 11.03 acres
single family total open space provided = 12.5 acres
Townhomes open space provided = .54 acres

evans ranch park plan
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Tree, Deciduous
Crabapple, Prairie Fire 10 Malus ‘Prairiefire’
Crabapple, Royalty 3 Malus x 'Royalty'
Crabapple, Spring Snow 3 Malus x 'Spring Snow'
Linden, Greenspire 3 Tilia cordata 'Greenspire'
Locust, Shademaster 35 Gleditsia triacanthos 'Shademaster'
Pear, Callery, Chanticleer 33 Pyrus calleryana 'Chanticleer'
Planetree, London, Bloodgood 29 Platanus x acerifolia 'Bloodgood'
Washington Hawthorn 3 Crataegus phaenopyrum

Tree, Evergreen
Pine, Austrian 45 Pinus nigra

Legend
Common Name Qty Botanical Name

lawn

point table
feature                                                         points available             quantities            proposed points

bench / shade structure                                         2                                10                           20
shade structure                                                         4                                2                              8
1/2 concrete basketball court                            20                               2                            40
trees (5)                                                                 2                              195                          78
asphalt trails 8' wide  per 100'                          6                            5573                    334.38
playground equipment per $1,000.00                  2                          $80,000                  160
light bollards                                                        .5                               39                         19.5
                                                     total                                                                                                    659.88

three rail fence

see sheet #3 for detail and tree count in this area
estate fencing

lawn
lawn

lawn

lawn

lawn

pergola with 4 benches

open space point tabulation
408 units with townhomes = 9.37acres required open space
9.37 acres required at 100 points per acre = 937 points
single family site providing 651.88 points 
townhome site providing 390.46 points
total points 1042.34 points

bench

bench

bench

three rail fence

evans ranch park plan

sheet 2 of 3
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light bollards

trees

trail

pergola w/ 2
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evans ranch park plan
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Estate Fence

Split-rail Fence (3-rail)

6' Vinyl Fence (Tan)

Fencing Exhibit
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SECOND AMENDMENT TO 

EVANS RANCH MASTER  

DEVELOPMENT AGREEMENT 

 

 THIS SECOND AMENDMENT TO EVANS RANCH MASTER DEVELOPMENT 

AGREEMENT (“Amendment”) is made and entered into effective as of the ____ day of _________, 

2016, by and between EAGLE MOUNTAIN CITY, a Utah municipal corporation (“City”), and EVANS 

RANCH, LLC, a Utah limited liability company (“Developer”).  

 

RECITALS: 

 

A. The City and Developer (as successor in interest to and assignee of Eagle12, LLC) are 

parties to that certain Evans Ranch Master Development Agreement dated October 16, 2013, as amended 

by that certain First Amendment to Evans Ranch Master Development Agreement dated ______, 2016 

(collectively, the “Development Agreement”).   All capitalized terms not otherwise defined in this 

Amendment shall have the same meaning given to such terms in the Development Agreement.   

B. The City and Developer desire to amend the Development Agreement pursuant to this 

Amendment to, among other things, update the Evans Ranch Master Development Plan Map and the 

Parks Map.  

AMENDMENT: 

NOW THEREFORE, for good and valuable consideration, the receipt and sufficiency of which is 

hereby acknowledged, the City and Developer agree as follows: 

1. Amendments to Densities and Use Provisions.   

a. Exhibit 2 of the Development Agreement (as previously amended) is hereby 

deleted in its entirety, and Exhibit 2 attached to this Amendment is inserted in lieu thereof. The 

City and Developer acknowledge and agree that the Maximum Residential Units is by this 

Amendment and the attached Evans Ranch Master Development Plan Map is 408 dwelling units 

(including 297 single family and 111 townhome dwelling units).    

  b. The second sentence of Section 3.4.1 of the Agreement (as previously amended) 

is hereby deleted, and the following is inserted in lieu thereof:  

“Nevertheless, with each preliminary plat application, Developer shall designate 

the chosen bonus density improvements, as depicted in the following tables, to 

equal 3.02 du/ac for the single-family areas and 11.80 du/ac for the townhome 

area; provided, however that nothing herein shall alter the requirements for Open 

Space identified in Section 6.3 below.” 

2. Amendment to Parks Map.  Exhibit 4 of the Development Agreement (as has previously 

been amended) is hereby deleted in its entirety, and Exhibit 4 attached to this Amendment is inserted in 

lieu thereof.    



 2 

3. Amendment to Multi-Family Design.  Exhibit 7 of the Development Agreement is hereby 

deleted in its entirety, and Exhibit 7 attached to this Amendment is inserted in lieu thereof.   

4. Counterpart Signatures.  This Amendment may be executed in counterparts, which, when 

complied together shall constitute one and the same document. The exchange of electronic or facsimile 

copies of signatures to this Amendment shall for all purposes constitute original signatures. 

5. Full Force and Effect.  Except as expressly amended herein, the Development Agreement 

remains in full force and effect.   

[Signatures on Next Page.]
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IN WITNESS WHEREOF, the parties hereto have executed this Amendment effective as of the 

day and year first written above. 

CITY: 

 

EAGLE MOUNTAIN CITY, a Utah municipal 

corporation 

ATTEST:      

 

By:_____________________________  By:       

     Fionnuala B. Kofoed, City Recorder        Christopher Pengra, Mayor 

           

 

 

 

DEVELOPER: 
 

EVANS RANCH, LLC, a Utah limited liability 

company  

 

By:  DAI Managers, LLC, a Utah limited liability 

company, its Manager 

      

 

            By: _________________________________ 

             Nathan D. Shipp, Manager 

 
1377982 
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EXHIBIT 2 

 

MASTER DEVELOPMENT PLAN MAP 
 

See attached. 
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EXHIBIT 4 

 

PARKS MAP 
 

See attached. 
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EXHIBIT 7 

 

MULTI-FAMILY DESIGN 

 

See attached. 
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Project: Development Code Amendments: Chapter 17.54 (Extractive Industries Overlay 

Zone)  

Applicant: City Staff   

Type of Action: Action Item (Recommendation to the City Council); Public Hearing 

 

Background 
Recent concerns with the Extractive Industries Overlay Zone have been discussed in various City Council 
and Planning Commission meetings, resulting in the Staff desiring to mitigate future concerns by amending 
the code.   
 
Proposed Amendments 
The proposed Code amendment is provided below: 
 

Chapter 17.54 
EXTRACTIVE INDUSTRIES OVERLAY ZONE 

Sections: 

17.54.010    What this chapter does. 

17.54.020    Purpose and objective. 

17.54.030    Uses. 

17.54.040    Area requirements. 

17.54.050    Buffer and screening requirements. 

17.54.060    Permit application and reclamation plan. 

17.54.010 What this chapter does. 

This chapter contains land use provisions that regulate mining and earth products extraction asphalt or 

concrete production on properties appropriately zoned.  

17.54.020 Purpose and objective. 

The purpose of the extractive industries overlay zone is to provide locational control over extractive uses, 

to promote the reclamation of these sites, and to provide proper buffering and protection for neighboring 

development and uses.  

17.54.030 Conditional Uses. 

In addition to the uses allowed in the base zone, the following uses are permitted conditional as long as 

the applicable development standards have been met and the potential negative impacts have been 
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addressed to the satisfaction of the Planning Commission and City Council in a mitigation and reclamation 

plan: 

A. Earth products extraction; 

B. Asphalt and concrete production.  

17.54.040 Area requirements. 

The minimum lot area property required for this overlay zone is 10 acres.  

17.54.050 Buffer and screening requirements. 

No new extraction or mining activities are permitted within 1,000 feet of property containing existing 

residential development. Rock crushers, shredders, batch plants, and other equipment that produces 

substantial noise are only permitted more than one-quarter mile or 1,320 feet from property containing 

residential development. Berms and/or landscaping may be required to buffer the equipment from 

neighboring properties and/or public roads. Lights must be directed in a way that will limit light pollution onto 

adjoining properties. Flood lights or spot lights shining on the mountain are prohibited.  

17.54.060 Permit application and reclamation plan. 

An application for mining/extraction, a mitigation and a reclamation plan must be submitted for approval by 

the Planning Commission and City Council city engineer and planning director prior to any excavation or 

production work on the site, indicating how potential negative impacts or nuisances will be mitigated and how 

the site will be reclaimed upon completion of mining or production activities to allow for the productive and 

compatible reuse of the site. The mitigation and reclamation plan shall include the following items of 

information: 

A. Phasing Plan. A plan showing the phasing of the excavation. 

B. Grading Plan. A grading plan showing the final topography of the site upon completion of reclamation. 

C. Supplemental runoff management plan/storm water pollution prevention plan. 

D. Revegetation Plan. A revegetation plan, if applicable, indicating what planting will occur to reestablish 

vegetation on the site. 

E. Drainage Plan. A drainage plan indicating the hydrological characteristics of the site after reclamation, 

including the creation/modification of floodplains or natural drainage channels. 

F. Traffic Study. A traffic study detailing the impact of the traffic generated by the operation on city streets. 

G. Fugitive Dust Control Plan. A plan or report indicating the type and frequency of dust mitigation 

measures to keep dust levels down as much as possible.  



H. Noise Control Plan. A plan or report indicating planned hours of operation and measures to reduce or 

eliminate noise that affects public health, comfort, convenience, safety, or welfare of the residents of the city. 

Mining operations should never begin prior to 7 a.m. and never continue past 9:00 p.m., unless given 

temporary approval by the City Council.  

I. Lighting Plan. A plan indicating necessary lighting for the success of the business, and how the lights 

will be generally compliant with EMMC 17.56 Outdoor Lighting or dark sky best practices.  

G. Financial Analysis. A financial analysis detailing all the costs of the reclamation plan. 

H. Financial Security. Financial security, in a form and amount reasonably acceptable to the city, as 

determined by the city engineer, to assure the implementation of the reclamation plan. The security shall be 

released upon completion of reclamation or rehabilitation of the site. The security shall be forfeited to the city 

in the event of noncompliance. 

I. Reclamation shall take place on or before one year after the date of cessation of operations or one year 

after the last date that any earth product materials are extracted from the site. 

If the Utah Division of Oil, Gas, and Mining requires a reclamation plan and financial security or bond for 

the project/operation, this plan and evidence of a bond may be submitted to the city in lieu of some of the 

requirements listed above. [Ord. O-08-2012 § 2 (Exh. A)]. 
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